
APPLICATION: CUP2016-11 AGENDA ITEM: PH-1

PREPARED BY: Teresa Santilena
Assistant Planner

MEETING DATE: May 11, 2016

SUBJECT: Conditional Use Permit CUP2016-11
402 – 406 South Myrtle Avenue

REQUEST: Allow live indoor entertainment in an existing restaurant (Sow House) in
the Historic Commercial Downtown (HCD) zone.

APPLICANT: Sow House Monrovia, Rick Ma
402 - 406 South Myrtle Avenue
Monrovia, CA 91016

ENVIRONMENTAL DETERMINATION: Categorical Exemption (Class 1)

BACKGROUND: The Applicant, Sow House Monrovia (Sow House), is requesting approval
of a Conditional Use Permit (CUP) for live indoor entertainment within an existing restaurant
in the Historic Commercial Downtown (HCD) zone. Sow House has operated their restaurant
at 402-406 South Myrtle Avenue since last year, and currently has approval for indoor and
outdoor service of alcohol. The restaurant is located in the commercial space most recently
occupied by Café Opera. Since the subject location was not closed for a period of 30 days or
more, Café Opera’s CUP2001-10 for alcohol service transferred to Sow House. Sow House
is currently complying with the conditions of approval set forth in CUP2001-10. The
restaurant would now like to augment their business by providing live indoor entertainment. A
CUP is required for live entertainment facilities, in order to mitigate any adverse impacts to
the surrounding neighborhood in accordance with Monrovia Municipal Code (MMC)
§17.44.055.

SUBJECT PROPERTY: The subject project is
located on the southeast corner of South Myrtle
and East Lime Avenues. The existing
restaurant is located on two lots. According to
Los Angeles County Accessor information, the
northern of the two lots measures
approximately 36 feet wide and 123 ½ feet
deep, for a total lot area of approximately 4,446
square feet, and is improved with a 4,284
square foot building (the historic Monrovia
Savings Bank building), which is divided into
two tenant spaces. The southern of the two lots
measures approximately 55 ½ feet wide and
123 ½ feet deep for a total lot area of approximately 6,852 square feet and is improved with
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an 8,275 square foot building, which is divided into three tenant spaces. The existing
restaurant occupies one tenant space in the Monrovia Savings Bank building and one tenant
space in the building to the south and has a combined restaurant floor area of approximately
3,819 square feet.

DISCUSSION/ANALYSIS: MMC Section 17.44.055 (Entertainment Facilities) was
established to provide an appropriate review process for entertainment facilities and to
mitigate adverse impacts associated with such establishments through the CUP process. The
definition of entertainment facilities includes nightclubs, restaurants, and coffee houses with
live entertainment and/or dancing.

Business Operation
Sow House offers indoor and outdoor dining of fresh, local and organic cuisine and a full bar
(Type 47 Department of Alcoholic Beverage Control license) in a casual atmosphere. The
hours of operation are 11:00 AM to 10:00 PM, Monday through Wednesday, and 11:00 AM to
2:00 AM Thursday through Sunday. As mentioned earlier in this report, in 2001 Café Opera
received approval of CUP2001-10 for indoor and outdoor service of alcohol at this location.
The Monrovia Municipal Code requires approval of a new CUP for service of alcohol if a
restaurant establishment ceases operation for a period of 30 days or longer (§17.44.025).
Since the restaurant was not closed for a period of 30 days or more, a new CUP was not
required for Sow House’s service of alcohol. Sow House is complying with the conditions of
approval set forth in CUP2001-10 related to alcohol service.

Floor Plan
The restaurant occupies two adjoining units, with three interconnecting doorways between
the two units. As shown on the indoor floor plan, seating is provided within two dining rooms
for up to a total of 95 patrons. The floor plan indicates that dining room #1 is located in the
Monrovia Savings Bank building and dining room #2 is located in the building to the south.
There are two bars, one in each dining room, but bar seating is only available in dining room
#2. The kitchen, storage and office are located in the rear and the restrooms are located in
the northeast section of the restaurant, off dining room #1.

Live Entertainment
The Applicant would like to provide occasional live indoor entertainment in the restaurant.
Sow House proposes to use a variety of entertainers, both acoustic and amplified, from solo
artists to groups. An approximately 140 square foot stage has been built along the northern
wall of the restaurant. The stage can accommodate up to a four person band. The restaurant
plans to feature local artists and up-and-coming performers, as well as an occasional “open
mike” night.

The location of the stage has been designed to have minimal impact on surrounding
businesses. It is situated along the northern wall of the Monrovia Savings Bank building,
which is not shared by adjacent businesses. Because Sow House occupies two units, there is
sufficient area and buffering between the restaurant and the closest business to the south
(Sprint). As conditions of approval, the live entertainment must be conducted within the
facility and all exterior doors shall be kept closed during live entertainment, no dance floor is
permitted, no cover charge is permitted, and the live entertainment shall not be audible
outside the boundaries of the establishment and shall comply with the City’s noise and
vibration performance standards outlined in MMC §17.32.030 (Performance Standard,
Noises) and MMC §17.32.040 (Performance Standard, Vibration).



Additionally, in December, 2015, the Applicant received approval from the Development
Review Committee (DRC) for a temporary live indoor entertainment permit for four events,
including a New Year’s Eve celebration. The City received no complaints related to noise or
conduct during the permitted temporary live entertainment dates.

Parking
The restaurant is located in the Old Town parking district, which is a shared parking
arrangement for all commercial uses in Old Town. Parking in the Old Town area can be found
on the street and in the public parking lots. There are two public parking lots in close
proximity to the existing restaurant, with entrances in the 100 block of East Lemon Avenue
and the 100 block of West Lemon Avenue. There are approximately 100 parking spaces in
each lot that service the businesses in Old Town.

Conclusion
The existing restaurant is a permitted use within the HCD Zone and is consistent with
surrounding uses. CUP2001-10 for indoor and outdoor service of alcohol remains in effect.
The proposed live indoor entertainment requires a CUP to mitigate any adverse impacts
related to that aspect of the restaurant’s operations. The proposed conditions of approval for
the live indoor entertainment will ensure that the restaurant’s operations will not negatively
impact surrounding properties.

RECOMMENDATION: Staff and the DRC recommend approval of CUP2016-11. If the
Planning Commission concurs with this recommendation then, following the public hearing,
the following actions would be:

1. Pursuant to the California Environmental Quality Act (“CEQA”) and the City’s local
CEQA Guidelines, the Planning Commission in the exercise of its independent
judgment finds that CUP2016-11 is categorically exempt from CEQA under Class 1.

2. The Planning Commission finds that the custodian of records for all other materials
that constitute the record of proceeding upon which this decision is based is the
Planning Division Manager. Those documents are available for public review in the
Planning Division located at 415 South Ivy Avenue, Monrovia, California, 91016.

3. The Planning Commission in the exercise of its independent judgment hereby makes
the findings listed on attached Data Sheet No. 3 for CUP2016-11, which are
incorporated herein by this reference.

4. The Planning Commission approves CUP2016-11, subject to the attached Planning
Conditions on Data Sheet No. 1, and recommendations in the Staff Report, all of which
are incorporated herein by this reference.

MOTION:

Approve CUP2016-11 pursuant to the recommendations in the Staff Report.
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DATA SHEET 1 Planning Conditions
CUP2016-11 402 - 406 South Myrtle Avenue

Development of the subject property and operations on the site must remain in
substantial conformance at all times with the request and application forms and plans
submitted by the Applicant for CUP2016-11, allowing live indoor entertainment in an
existing restaurant that serves alcoholic beverages, as approved by the Planning
Commission and placed on file in the office of the Planning Division, except as modified
by the conditions imposed by the Planning Commission and by subsequent
modifications determined by the Planning Division Manager to be in substantial
compliance with the conditions of approval. The term “Applicant” as used herein shall
include the applicant, the property developer and all successors in interest to this
conditional use permit.

1. The approved live entertainment shall be permitted indoors and shall be limited
to the restaurant’s hours of operation: 11:00 AM to 10:00 PM Monday through
Wednesday and 11:00 AM to 2:00 AM Thursday through Sunday. Entertainment
shall consist of up to four performers. No increase in the number of performers is
permitted until reviewed and approved by the Development Review Committee.

2. The business hours for live entertainment shall be reviewed by the Development
Review Committee for modification if compatibility problems with adjacent uses
develop or other nuisance problems develop, and based upon a finding that
those problems exist, the DRC may modify the hours of operation, reduce the
maximum number for performers below four, or eliminate amplified music. This
authorization is in addition to any other authority the DRC has pursuant to the
Monrovia Municipal Code. Alternatively, the DRC may refer the matter to the
Planning Commission for its review, in which case the Planning Commission may
modify the hours of operation if incompatibility with adjacent uses or the
existence of other nuisance problems justifies the change, or the Planning
Commission may take any other action permitted pursuant to the Monrovia
Municipal Code, including modification or revocation of the CUP.

3. All entertainment activities shall be conducted entirely within the building and all
exterior doors shall be kept closed.

4. No cover charge shall be permitted.

5. No dancing shall be permitted.

6. The live entertainment/amplified music shall not be audible outside the
boundaries of the establishment and shall comply with MMC §17.32.030
(Performance Standard, Noises) and MMC §17.32.040 (Vibration).
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7. The Applicant is prohibited from operating the entertainment activities in any way
that adversely affects the peace, health, safety and welfare of residents of the
community, and the entertainment activities must not contribute to peace, health,
safety and general welfare problems including but not limited to loitering, littering,
public drunkenness, defacement, and damaging of structures, pedestrian
obstructions as well as traffic circulation, parking and noise problems on public
streets and adjacent parking lots. The proposed use shall not at any time create
adverse impacts to the commercial district or to any business.

8. This conditional use permit may be called for review, including modification or
revocation, at any time by City Staff, the City Council, or Planning Commission if
a violation of the approved conditions or the Monrovia Municipal Code (MMC) is
alleged, or if it is alleged that the establishment, or its patrons, are creating a
public nuisance, and such violation or public nuisance is verified as valid by the
Police Department, Code Enforcement, or other City department. In the event
security/policing problems occur in connection with the entertainment activities,
the review may be conducted by the DRC and the DRC is empowered to modify
the CUP by requiring additional conditions as determined necessary by the DRC,
or the DRC may refer the matter to the Planning Commission for its review, in
which case the Planning Commission may take any action permitted pursuant to
the MMC, including modification or revocation of the CUP.

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

10. In addition to Planning (Data Sheet No. 1) conditions of approval, the Applicant
shall also comply with all requirements of the Monrovia Municipal Code, Building
Division and Fire Department that are directly applicable to the project.

11. Indemnification. As a condition of approval, Applicant agrees to defend,
indemnify, protect and hold harmless City, its officers, officials, employees,
agents and volunteers from and against any and all claims, actions, or
proceeding against the City, its officers, officials, employees, agents and/or
volunteers to attack, set aside, void or annul, an approval of the City, Planning
Commission or City Council concerning this permit and the project. Such
indemnification shall include damages, judgments, settlements, penalties, fines,
defensive costs or expenses, including, but not limited to, interest, attorneys’ fees
and expert witness fees, or liability of any kind related to or arising from such
claim, action, or proceeding. The city shall promptly notify the Applicant of any
claim, action, or proceeding. Nothing contained herein shall prohibit City from
participating in a defense of any claim, action or proceeding.  The City shall have
the option of coordinating the defense, including, but not limited to, choosing
counsel for the defense at Applicant’s expense.
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12. The Applicant shall, within 30 days after approval by the Planning Commission,
submit to the Community Development Department his/her written consent to all
of the conditions of approval contained in Data Sheet Number 1. The CUP shall
be void and of no force or effect unless such written consent is submitted to the
City within the 30 day period.

13. The term “Applicant” as used herein shall include the applicant, the property
developer and all successors in interest to this conditional use permit.

14. The Development Review Committee shall review the use permitted by the CUP
six months from the date the use commences and yearly after the six-month
review.

15. The use or development associated with this CUP shall begin within one (1) year
after its approval or it will expire without further action by the City.

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

17. The Applicant shall notify the Monrovia Police Department in writing at least
seven days in advance of any special events outside the hours when
entertainment is allowed including, but not limited to such events as weddings,
retirements, Super Bowl or other special parties that are in addition to the
normally scheduled events.

18. Maximum occupancy for special events shall be determined by the Building
Division.

19. Prior to the special event Applicant shall provide the Police Department with the
contact information for the person who will serve as the direct responsible
contact.
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DATA SHEET 3 Findings
CUP2016-11 402 - 406 South Myrtle Avenue

CONDITIONAL USE PERMIT 2016-11

As required by Section 17.52.290 of the Monrovia Municipal Code, the decision for
granting Conditional Use Permit No. 2016-11 to allow live indoor entertainment located
at 402 - 406 South Myrtle Avenue is based on the following findings:

A. The project site is adequate in size, shape and topography for live indoor
entertainment at the proposed restaurant. It is located in a commercial area that
is relatively flat, and the live entertainment will be limited to the restaurant’s hours
of operation, 11:00 AM to 10:00 PM Monday through Wednesday, and 11:00 AM
to 2:00 AM Thursday through Sunday within an enclosed building.

B. The project site has sufficient access to streets and highways, adequate in width
and pavement type to carry the quantity and quality of traffic generated by live
indoor entertainment. Sow House will primarily operate as a restaurant with
occasional live entertainment. The proposed use is located in a commercial area,
which is suited to support these types of uses and traffic loads.

C. The restaurant with live indoor entertainment is compatible with the General Plan
and will not adversely impact the objectives of the General Plan. The project site
is located the Historic Commercial Downtown (HCD) zone. The General Plan
HCD designation encourages well-designed, pedestrian-oriented commercial
uses, such as small shops, banks, and restaurants. As conditions of approval,
the live entertainment must be conducted within the facility and all exterior doors
shall be kept closed during live entertainment, no dance floor is permitted, and
the live entertainment shall not be audible outside the boundaries of the
establishment and shall comply with MMC §17.32.030 (Performance Standard,
Noises) and MMC §17.32.040 (Vibration).

D. The proposed live indoor entertainment associated with Sow House will comply
with the applicable provisions of the zoning ordinance. There are no variances
requested for this CUP. A project condition of approval will further require that the
live entertainment shall comply with MMC §17.32.030 (Performance Standard,
Noises) and MMC §17.32.040 (Vibration).

E. The proposed location of live indoor entertainment at Sow House and the
conditions under which it will be operated or maintained will not be detrimental to
the public health, safety or welfare, nor will it be materially injurious to properties
or improvements in the vicinity. The Applicant will comply with the conditions of
approval for providing live entertainment as part of the restaurant operation. The
stage area is set up at the northern wall within the restaurant, which is not shared
with any other tenant. The restaurant also occupies the northern unit in the
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building to the south, providing an additional buffer. A project condition of
approval will further require that the live entertainment shall comply with MMC
§17.32.030 (Performance Standard, Noises) and MMC §17.32.040 (Vibration).

Further, as required by Section 17.44.055 of the Monrovia Municipal Code, the decision
for granting Conditional Use Permit No. 2016-11 to allow live indoor entertainment at
Sow House located at 402 - 406 South Myrtle Avenue is based on the following
findings:

A. The proposed live indoor entertainment (the “proposed use”) will not adversely
and seriously affect the peace, health, safety and welfare of residents of the
community with the conditions of approval insuring that the live entertainment will
take place indoors only during limited hours.

B. The proposed use will not directly contribute to peace, health, safety and general
welfare problems including but not limited to loitering, littering, public
drunkenness, defacement and damaging of structures, pedestrian obstructions
as well as traffic circulation, parking, and noise problems on public streets and
adjacent parking lots. The live indoor entertainment will be required to adhere to
the conditions of approval that set forth regulations that are specific to live
entertainment and the overall business operation. No cover charge shall be
permitted, and no dance floor shall be permitted.

C. The proposed use will not create serious adverse impacts to the commercial
district. Sow House will primarily operate as a restaurant facility, with occasional
live indoor entertainment and will provide a business that is beneficial to the
surrounding businesses. A condition of approval requires that the hours of
operation for live entertainment activities shall be limited to the restaurant’s hours
of operation 11:00 AM to 10:00 PM Monday through Wednesday, and 11:00 AM
to 2:00 AM Thursday through Sunday.

D. The proposed use is adequately served by sufficient parking to serve the quantity
of traffic such use generates. The restaurant is located in the Historic
Commercial Downtown zone that is served by public parking lots. There are two
public parking lots in close proximity to the existing restaurant, with entrances in
the 100 block of East Lemon Avenue and the 100 block of West Lemon Avenue.
There are approximately 100 parking spaces in each lot that service the
businesses in Old Town.

E. The proposed use will not be incompatible with the adjoining uses as it relates to
noise, traffic, and hours of operation, as the restaurant will be located within a
commercial area of the City and is a compatible use to the surrounding
businesses. Conditions of approval require that the live entertainment shall
comply with MMC §17.32.030 (Performance Standard, Noises) and MMC
§17.32.040 (Vibration), and that all live entertainment activities shall be
conducted within the facility only during the restaurant’s hours of operation and
all exterior doors shall be kept closed during live entertainment.

F. The proposed use will not negatively impact nearby parks, schools, recreation
centers, religious assembly facilities, and hospitals. The nearby park, Library
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park (located kitty corner from the subject restaurant) will not be negatively
impacted because sufficient safeguards exist that will allow the City to exercise
control measures that will protect the peace, health, and safety of surrounding
properties. Conditions of approval will require that the live entertainment shall
comply with MMC §17.32.030 (Performance Standard, Noises) and MMC
§17.32.040 (Vibration), and that all live entertainment activities shall be
conducted within the facility and all exterior doors shall be kept closed during live
entertainment.



DATA SHEET 4 Surrounding Land Uses
CUP2016-11 402 – 406 South Myrtle Avenue

Property Description: The subject project is located on the southeast corner of
South Myrtle and East Lime Avenues. The existing
restaurant is located on two lots. The northern of the two lots
measures approximately 36 feet wide and 123 ½ feet deep,
for a total lot area of approximately 4,446 square feet, and is
improved with a 4,284 square foot building (the historic
Monrovia Savings Bank building). The southern of the two
lots measures approximately 55 ½ feet wide and 123 ½ feet
deep for a total lot area of approximately 6,854 square feet
and is improved with an 8,275 square foot building. The
existing restaurant occupies one tenant space in the
Monrovia Savings Bank building and one tenant space in the
building to the south and totals approximately 3,819 square
feet. CUP2001-10 was approved for indoor and outdoor
service of alcohol at this location.

Zoning
Subject site: HCD (Historic Commercial Downtown)

Surrounding pattern:

north: HCD (Historic Commercial Downtown)

south: HCD (Historic Commercial Downtown)

east: PD (Planned Development) Area – 5

west: HCD (Historic Commercial Downtown)

Land Use

Subject site: Two Commercial Buildings

Surrounding pattern:

north: Restaurant (Veranda Mediterranean Cuisine)

south: Movie Theater (Krikorian)

east: Movie Theater (Krikorian)

west: Commercial Building (Neville Building)

Environmental Determination: Categorical Exemption Class 1

Applicable Ordinance
Regulations:

MMC 17.52.020 Planning Commission Authority for
CUP
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