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NOTICES 

This Planning Commission Meeting will be held in person and will meet at City Hall – City Council Chambers, 1600 
West Beverly Boulevard, Montebello, California.  The meeting will be live streamed and can be watched on the City’s 
website and YouTube Channel via the following link: https://www.montebelloca.gov, and may also be viewed on 
Spectrum Public Access Channel 3 for all Spectrum cable subscribers. 
 
AMERICANS WITH DISABILITIES ACT: In compliance with the Americans with Disabilities Act (ADA) any person with 
a disability who requires special accommodations in order to participate in a meeting should contact Maria Celeste 
Alcantar at (323) 887-1486 Monday-Thursday from 7:30 a.m.-5:30 p.m. Please call 48 hours prior to the meeting to 
ensure that reasonable arrangements can be made to provide accessibility to this meeting (28 CFR 35.102-35.104 ADA 
Title II 1203).  If you require translation services, please contact us 24 hours before this meeting. 
 
PUBLIC COMMENTS: 
In-Person: For those interested in participating during the Public Comment period(s) or public testimony period for 
Public Hearings of the Planning Commission meetings, you may address the Planning Commission in person the day 
of the meeting. Speakers will be required to complete a speaker card provided at the door and submit it to the Maria 
Celeste Alcantar prior to each Public Comment announcement period. Staff will number and call each speaker card in 
the order received. 
 
Via Email: The public may also submit emailed comments via the following email address: 
pcpubliccomment@montebelloca.gov up until the day of the meeting, Tuesday, January 7, 2025 by 6:00 p.m. 
These comments will be submitted to all members of the Planning Commission and will not be read aloud, but will be 
entered into the record of the proceedings to the extent they relate to matters listed on the posted agenda or otherwise 
address matters/issues within the subject matter jurisdiction of the Planning Commission. Any requests to provide public 
comment which is submitted after the deadlines indicated above will not be submitted to the Planning Commission, with 
the exception of non-agenda written item comments which will be held over for the next regularly scheduled meeting. 
 
RULES OF DECORUM: 
Pursuant to Section 54957.95 of the Government Code, the presiding member of the legislative body conducting a 
meeting, or their designee, is authorized to remove, or cause the removal of, an individual for disrupting the meeting. 
Any such removal will be preceded by a warning to the disruptive individual by the presiding member of the legislative 
body or their designee that the individual’s behavior is disrupting the meeting and that the individual’s failure to promptly 
cease their disruptive behavior may result in their removal. 
 
AGENDA MATERIALS: The agenda and agenda packet related to items on this agenda are available for public 
inspection at City’s website at:  Agendas, Minutes, and Videos, 
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IN CONSIDERATION OF OTHERS, PLEASE TURN OFF, OR MUTE, ALL CELL PHONES AND PAGERS 
THANK YOU FOR YOUR COOPERATION 

CALL TO ORDER 
  
ROLL CALL 
  
PLEDGE OF ALLEGIANCE 
  
CORRECTIONS TO THE AGENDA 
  
PUBLIC COMMENTS (30 MINUTES) 
At this time, the general public may address the Commission/Committee on any items listed on the Agenda, including 
items not listed on the Agenda (Non-Agenda Items) that are within subject matter jurisdiction. Please be aware that the 
maximum time allotted for members of the public to speak shall not exceed three (3) minutes per person. State Law 
prohibits the Commission/ Committee from taking action or entertaining extended discussion on a topic not listed on the 
agenda. Please show courtesy to others and direct all of your comments to the Chairperson. 
  
STAFF COMMUNICATIONS 
  
MINUTES 
  
1. APPROVAL OF THE MINUTES FROM THE PLANNING COMMISSION HELD ON NOVEMBER 19, 2024. 

  
PUBLIC HEARING 
  
2. REVOCATION OF CONDITIONAL USE PERMIT NO. 04-19 RELATED TO COMMERCIAL CANNABIS 

OPERATIONS CONDUCTED AT 8019 SLAUSON AVENUE 
 
RECOMMENDATION: It is recommended that the Planning Commission conduct a public hearing and take the 
following action: 

1. Adopt Resolution No. 01-25 approving the revocation of Conditional Use Permit No. 04-19, which 
allows for commercial cannabis activity at 8019 Slauson Avenue, due to the failure by RZ Capital & 
Development, LLC to comply with the Conditions of Approval applicable to Conditional Use Permit 
No. 04-19 and for failure to fulfill their obligations and commitments pursuant to Development 
Agreement No. 04-19 and Montebello Municipal Code Section 5.90.090.A; and  

2. Make a determination regarding the revocation of Conditional Use Permit No. 04-19, finding it is 
exempt from environmental review pursuant to the guidelines of the California Environmental Quality 
Act (Pub. Res. Code, § 21080, subd. (b)(9); Cal. Code Regs., tit. 14, Ch. 3, § 15321 [Class 21, 
“Enforcement Actions by Regulatory Agencies”]). This section specifically applies to actions by 
regulatory agencies to enforce or revoke a lease, permit, license, certificate, or other entitlement for 
use issued, adopted, or prescribed by the regulatory agency or enforcement of a law, general rule, 
standard, or objective, administered or adopted by the regulatory agency.  In this case, the action is 
to revoke a Conditional Use Permit; and pursuant to said findings, direct staff to prepare and file 
corresponding Notice of Exemption.   

 
3. REVOCATION OF CONDITIONAL USE PERMIT NO. 26-19 RELATED TO COMMERCIAL CANNABIS 

OPERATIONS CONDUCTED AT 8127 SLAUSON AVENUE 
 
RECOMMENDATION: It is recommended that the Planning Commission conduct a public hearing and take the 
following action: 

Page 3 of 167



January 7, 2025: Planning Commission Meeting  Page 4 of 4 
 

1. Adopt Resolution No. 02-25 approving the revocation of Conditional Use Permit No. 26-19, which 
allows for commercial activity at 8127 Slauson Avenue, due to the failure by Centro, LLC to comply 
with the Conditions of Approval applicable to Conditional Use Permit No. 26-19 and for failure to fulfill 
their obligations and commitments pursuant to Development Agreement No. 26-19 and Montebello 
Municipal Code Section 5.90.090.A; and   

2. Make a determination regarding the revocation of Conditional Use Permit No. 26-19, finding it is 
exempt from environmental review pursuant to the guidelines of the California Environmental Quality 
Act (Pub. Res. Code, § 21080, subd. (b)(9); Cal. Code Regs., tit. 14, Ch. 3, § 15321 [Class 21, 
“Enforcement Actions by Regulatory Agencies”]). This section specifically applies to actions by 
regulatory agencies to enforce or revoke a lease, permit, license, certificate, or other entitlement for 
use issued, adopted, or prescribed by the regulatory agency or enforcement of a law, general rule, 
standard, or objective, administered or adopted by the regulatory agency.  In this case, the action is 
to revoke a Conditional Use Permit; and pursuant to said findings, direct staff to prepare and file 
corresponding Notice of Exemption.   

 
PLANNING COMMISSION ORALS 
Planning Commission member announcements; requests for future agenda items; conference/meetings reports. 
  
ADJOURNMENT 
The City of Montebello Planning Commission will adjourn to the next Regular Meeting on January 21, 2025 at 6:30 p.m. 
at City Hall Council Chambers located at 1600 W. Beverly Boulevard, Montebello, CA 90640. 
 
I, Maria Celeste Alcantar, Management Analyst for the City of Montebello hereby certify that a copy of this agenda has 
been posted on or before Monday, December 23, 2024 at 5:30 p.m. 

 

 

Maria Celeste Alcantar, Management Analyst  
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CITY OF MONTEBELLO 

PLANNING COMMISSION 
MEETING AGENDA

M I N U T E S 

TUESDAY, NOVEMBER 19, 2024 AT 6:30 PM

CITY HALL COUNCIL CHAMBERS 
1600 WEST BEVERLY BOULEVARD 

MONTEBELLO, CALIFORNIA

CALL TO ORDER – Chair Morales called the meeting to order at 6:30 p.m. 

ROLL CALL – Chair Morales, Vice-Chair Cuevas, Commissioner Lomeli, and Commissioner Cuevas. 

PLEDGE OF ALLEGIANCE – Chair Morales. 

CORRECTIONS TO THE AGENDA – None. 

PUBLIC COMMENTS (30 MINUTES)
At this time, the general public may address the Commission/Committee on any items listed on the Agenda, including 
items not listed on the Agenda (Non-Agenda Items) that are within subject matter jurisdiction. Please be aware that the 
maximum time allotted for members of the public to speak shall not exceed three (3) minutes per person. State Law 
prohibits the Commission/ Committee from taking action or entertaining extended discussion on a topic not listed on the 
agenda. Please show courtesy to others and direct all of your comments to the Chairperson. 

STAFF COMMUNICATIONS – None.

MINUTES

1. Approval of the Minutes from the Planning Commission meeting held on September 17, 2024.

Commissioner Lomeli motioned to approve the meeting minutes and was Seconded by Commissioner Cuevas. Planning 
Manager, Viviana Esparza took roll, and the item was approved 4-0. 

PUBLIC HEARING

2. LOT LINE ADJUSTMENT (“LLA”) (CASE NO. PC-2024-0014-LLA) TO ADJUST THE EXISTING SHARED 
PROPERTY LINE LOCATED BETWEEN 200 AND 204 N. MAPLE AVENUE (COLLECTIVELY “THE 
PROPERTY”).
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Director Palombi introduced the item. Assistant Planner, Ms. Emilie Fernandez provided a presentation regarding Lot 
Line Adjustment (“LLA”) (Case No. PC-2024-0014-LLA) to the Planning Commission. The Public Hearing was opened 
at 6:50 p.m. Upon the completion of Ms. Emilie Fernandez’s presentation, the applicant, Charles Chang spoke 
regarding the project. There were no requests for public comment. The Public Hearing was closed at 6:52 p.m. 
Commissioner Lomeli motioned to approve the Resolution recommending the approval of the regarding Lot Line 
Adjustment (“LLA”) (Case No. PC-2024-0014-LLA). Commissioner Lomeli’s motion was Seconded by Commissioner 
Cuevas. Planning Manager Viviana took roll and item was approved 4-0. 

MOTIONED: Commissioner Lomeli
SECONDED: Commissioner Cuevas
APPROVED: 4-0-0-1
AYES: Chair Morales, Vice-Chair Medina, Commissioner Cuevas, and Commissioner Lomeli 
NOES: None.  
ABSTAIN: None. 
ABSENT: Commissioner Valdez    

PLANNING COMMISSION ORALS – None. 

ADJOURNMENT

The meeting was adjourned at 6:54 p.m. to the next regularly scheduled meeting that will be held on December 3, 2024. 

_________________________________________
Joseph Palombi, Planning Commission Secretary 
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ITEM # 2 
  

 
CITY OF MONTEBELLO 

PLANNING COMMISSION AGENDA STAFF REPORT 
   

TO: 
  

Members of the Planning Commission 
  

FROM: 
  

Joseph Palombi, Planning & Community Development Director 
  

BY:  Viviana Esparza, Planning Manager 
  

SUBJECT: 
  

REVOCATION OF CONDITIONAL USE PERMIT NO. 04-19 RELATED 
TO COMMERCIAL CANNABIS OPERATIONS CONDUCTED AT 8019 
SLAUSON AVENUE 
  

DATE:  January 7, 2025 
  

 
 

 
RECOMMENDATION(S): 
 
It is recommended that the Planning Commission conduct a public hearing and take the 
following action: 

1. Adopt Resolution No. 01-25 approving the revocation of Conditional Use Permit 
No. 04-19, which allows for commercial cannabis activity at 8019 Slauson 
Avenue, due to the failure by RZ Capital & Development, LLC to comply with 
the Conditions of Approval applicable to Conditional Use Permit No. 04-19 and 
for failure to fulfill their obligations and commitments pursuant to Development 
Agreement No. 04-19 and Montebello Municipal Code Section 5.90.090.A; and  

2. Make a determination regarding the revocation of Conditional Use Permit No. 
04-19, finding it is exempt from environmental review pursuant to the guidelines 
of the California Environmental Quality Act (Pub. Res. Code, § 21080, subd. 
(b)(9); Cal. Code Regs., tit. 14, Ch. 3, § 15321 [Class 21, “Enforcement Actions 
by Regulatory Agencies”]). This section specifically applies to actions by 
regulatory agencies to enforce or revoke a lease, permit, license, certificate, or 
other entitlement for use issued, adopted, or prescribed by the regulatory 
agency or enforcement of a law, general rule, standard, or objective, 
administered or adopted by the regulatory agency.  In this case, the action is to 
revoke a Conditional Use Permit; and pursuant to said findings, direct staff to 
prepare and file corresponding Notice of Exemption.   
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BACKGROUND: 
 
On September 13, 2017, the City Council adopted Ordinance No. 2399 which amended 
the MMC to include Chapter 5.90 entitled Cannabis Cultivation, Manufacturing, 
Distribution, and Testing with a required Development Agreement and Conditional Use 
Permit.  
  
The purpose and intent of MMC Chapter 5.90 is to regulate the cultivation, manufacturing, 
testing, distribution, non-storefront retailer-delivery only, and microbusinesses of 
medicinal and adult-use cannabis and cannabis products, and the ancillary transportation 
and delivery of same, in a responsible manner to protect the health, safety, and welfare 
of the residents of the City of Montebello (the “City”) and to enforce rules and regulations 
consistent with the California Medicinal and Adult-Use Cannabis Regulation and Safety 
Act, and related laws, regulations, and policies issued by the State of California. 
  
On June 12, 2018, the City Council adopted Ordinance No. 2404 amending the MMC to 
include Non-Storefront Retail Delivery along with Cultivation, Manufacturing, and 
Distribution as conditionally approved activities/uses in the M-1 and M-2 zones with an 
approved Development Agreement (DA) and also adding a sensitive use buffer of 600-
feet from residential zones. 
  
On February 13, 2019, the City Council held a public hearing and recommended the 
selection of potential cannabis operators for Phase 3 consideration and adoption of fees. 
The City Council selected 24 potential operators and established a Conditional Use 
Permit filing due date of March 4, 2019, for said operators.    
  
To date, a total of 24 Conditional Use Permits have been approved by the Planning 
Commission as part of the City’s cannabis program, all of which have executed 
development agreements. Of the 24 conditionally approved cannabis operators, 12 are 
currently active and operating under at least one of their approved license types.  
  
 RZ Capital & Development, LLC is one of the 24 conditionally approved cannabis 
operators that is currently active within the City. However, RZ Capital & Development, 
LLC has significantly failed to fulfill its obligations pursuant to Development Agreement 
No. 04-19 (Please see Attachment E) and MMC Section 5.90.090.A. On June 4, 2019, 
RZ Capital & Development, LLC received approval for Conditional Use Permit No. 04-19 
from the City’s Planning Commission to allow for the operation of commercial cannabis 
activity at 8019 Slauson Avenue, followed by the execution of Development Agreement 
No. 04-19 on July 8, 2019, between the City of Montebello and RZ Capital.  
  
The City attempted to work with RZ Capital & Development, LLC providing them with 
numerous opportunities over an extended period to pay their required fees and correct 
their standing with the City.  After multiple notices, RZ Capital & Development, LLC, was 
issued a final Notice of Default on July 23, 2024, advising that the City would move 
forward with revocation proceedings if they failed to pay their outstanding fees by July 
29, 2024, pursuant to MMC 17.80.020. Additionally, in accordance with Condition of 
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Approval No. 39 of Conditional Use Permit No. 04-19, the City was unable to approve a 
request from RZ Capital to renew its business license in August 2024, resulting in their 
current inactive business license status. 
 
ENVIRONMENTAL: 
 
The request for revocation of Conditional Use Permit No. 04-19 has been determined to 
be exempt from environmental review pursuant to the guidelines of the California 
Environmental Quality Act (Public Resources Code, §21080, subd. (b)(9); California 
Code of Regulations, title. 14, Ch. 3, § 15321 [Class 21, “Enforcement Actions by 
Regulatory Agencies”]). This section specifically applies to actions by regulatory agencies 
to enforce or revoke a lease, permit, license, certificate, or other entitlement for use 
issued, adopted, or prescribed by the regulatory agency or enforcement of a law, general 
rule, standard, or objective, administered or adopted by the regulatory agency.  In this 
case, the action is to revoke a Conditional Use Permit for failure to comply with Chapter 
5.90 of the Montebello Municipal Code and the conditions of approval as outlined in 
Conditional Use Permit No. 04-19. 
 
ANALYSIS:  
 
Ordinance No. 2399 established a process by which Conditional Use Permits and 
Development Agreements could be considered, approved, revoked, and amended 
depending on the requested change. Cannabis operators with approved Conditional Use 
Permits and Development Agreements are obligated to comply with all provisions of the 
Montebello Municipal Code and all other state and local ordinances.  
  
The information provided in this analysis demonstrates RZ Capital & Development’s 
failure to comply with their legal and financial obligations to the City of Montebello, despite 
being provided with ample notices and opportunities to come into compliance.   
  
RZ Capital & Development, LLC 
Below is a timeline detailing official communication related to fees between the City and 
RZ Capital & Development, LLC from August 2023 to present.  

• On August 17, 2023, the City provided RZ Capital with a new point of contact 
via email. The City included a copy of RZ Capital’s Quarter 2 Gross Receipt 
Report and Cultivation Report in the email and advised that payment is due 
September 28, 2023. The City also mailed a physical copy of the report;  

• On September 6, 2023, the City provided a courtesy reminder via email that the 
Quarter 2 Gross Receipt Report and Cultivation fees are due September 28, 
2023. Copies of the reports were included;   

• On October 12, 2023, the City emailed and mailed a copy of the Quarter 3 
Receipt Report and Cultivation Invoice fees advising they are due December 
29, 2023. The City included the Quarter 2 Cultivation Invoice in the email and 
advised Mr. Brandt of RZ Capital that it was past due. The City further attached 
the 2022-2023 and the 2023-2024 Development Agreement/Operational Fee 
Invoices;   
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• On October 31, 2023, the City emailed RZ Capital past invoices for review. The 
invoices were as follows: the past-due Quarter 2 Cultivation Invoice, the 2022-
2023 Development Agreement/Operating fee Invoice, and the 2023-2024 
Development Agreement/Operational Fee Invoice;  

• On January 8, 2024, the City emailed and mailed a Quarter 4 Gross Receipt 
Report and Cultivation Invoice, both due March 31, 2024. The City further 
included the Quarter 3 Gross Receipt Report and Cultivation Invoice and 
advised that it was due on December 29, 2023. The City attached the 2022-
2023 and 2023-2024 Development Agreement/Operational Fee Invoices;   

• On January 29, 2024, Mr. Brandt of RZ Capital emailed the City and advised 
he was following to request a meeting to discuss payment plan options for the 
Community Development Fee for his business;  

• On January 30, 2024, the City replied to Mr. Brandt’s email to confirm the 
receipt of his request for a payment plan to fulfill RZ Capital’s obligations under 
his Development Agreement (Conditional Use Permit No. 04-19). The City 
advised they would follow up with Mr. Brandt to discuss options and next steps 
once the City confirmed the total amount past due; 

• On February 6, 2024, the City emailed Mr. Brandt and provided the total amount 
owed by RZ Capital for cannabis activities in the City of Montebello which was 
$89,000.00. The City further outlined RZ Capital’s proposed payment plan for 
fees, which was a follow-up to their meeting on January 25, 2024, and was as 
follows: March 1, 2024 ($10,000), April 1, 2024 ($10,000), May 1, 2024 
($10,000), June 1, 2024 ($10,000), July 1, 2024 ($10,000), August 1, 2024 
($12,000),September 1, 2024 ($14,000), and October 1, 2024 ($13,000). The 
City explained that the referenced fees represented amounts that were past 
due and that the fees did not include any fees that would be incurred moving 
forward. The City requested that Mr. Brandt confirm acceptance of the 
proposed payment plan; 

• On February 29, 2024, the City provided a courtesy reminder via email and 
attached the Quarter 4 Cultivation Invoice due March 30, 2024 as well as 
provided the Development Agreement/Operating Fee invoices for reference;   

• On April 1, 2024, the City emailed and mailed the Quarter 1 Gross Receipt 
Report and Cultivation Invoice, both due June 29, 2024. The City further 
included the Quarter 4 Gross Receipt Report and Cultivation Invoice and 
advised that it was due March 31, 2024. The City enclosed the 2022-2023 and 
2023-2024 Development Agreement/Operating Fee Invoices in the email;  

• On April 16, 2024, the City’s Code Enforcement Division issued a Notice of 
Violation to RZ Capital for violating the conditions associated with Conditional 
Use Permit No. 04-19 and for non-payment of required fees; 

• On April 23, 2024, Mr. Brandt of RZ Capital emailed the City and provided a 
proposed payment plan with an explanation of steps that he was taking to get 
back on track;  

• On May 7, 2024, the City Attorney’s office on behalf of the City issued a Notice 
of Default to RZ Capital to inform that they were in violation of Development 
Agreement No. 04-19 due to the non-payment of cannabis operating and 
community benefit fees in the amount of $89,000, and were asked to provide 
the outstanding payment no later than May 17, 2024;  
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• On May 7, 2024, the City replied to Mr. Brandt’s proposed plan via email and 
mail with a Response to the Payment Plan Request letter from the City’s 
Planning and Community Development Department. The letter informed Mr. 
Brandt of RZ Capital’s delinquent balance in the amount of $89,000 and 
proposed a non-negotiable payment plan consisting of four (4) separate 
payments to be made across four (4) months: June 1, 2024, July 1, 2024, 
August 1, 2024, and September 1, 2024 to resolve the matter;   

• On May 10, 2024, Mr. Brandt of RZ Capital replied via email stating he had 
entered into a payment agreement with Kinum, the debt collector handling his 
case, prior to the Notice of Violation and Response to a Payment Plan Request 
letters that the City had sent on May 7, 2024. Mr. Brandt further advised he had 
already made his first payment to Kinum;  

• On May 13, 2024, the City replied to Mr. Brandt via email that Kinum is not 
authorized to settle the debt on behalf of the City. The City referenced the 
Response to the Payment Plan Request letter that was sent on May 7, 2024 
and advised the City would need a response whether RZ Capital would be 
accepting or rejecting the payment plan outlined in the letter. The City iterated 
Mr. Brandt of RZ Capital would have until May 16, 2024, by or before 5:30 P.M., 
to advise of his decision;   

• On May 15, 2024, Mr. Brandt of RZ Capital replied via email accepting the terms 
in the City’s Response to a Payment Plan Request letter and stated he would 
make a payment prior to June 1, 2024;  

• On May 29, 2024, the City emailed a courtesy reminder and attached the 2024 
Quarter 1 Gross Receipt Report and Cultivation Invoice, both due June 29, 
2024. The City further attached a copy and provided a reminder of the 
2024/2025 Community Benefit fee invoice due July 1, 2024;   

• On July 1, 2024, the City emailed and mailed the 2024 Quarter 2 Gross Receipt 
Report and Cultivation Invoice both due September 28, 2024. The City 
reminded Mr. Brandt of RZ Capital that the enclosed 2024 Quarter 1 Gross 
Receipt and Cultivation Invoice were both due June 29, 2024. The City further 
included the 2024-2025 Development Agreement/Operating Fee Invoice;  

• On July 23, 2024, the City Attorney’s office on behalf of the City of Montebello 
issued a letter to RZ Capital following up on the letter sent to RZ Capital on May 
7, 2024 that outlined the delinquent fees payment schedule. The City 
acknowledged receipt of the first payment due on June 1, 2024, but had not yet 
received the payment due on July 1, 2024. The City provided RZ Capital a final 
opportunity to cure all non-payments no later than July 29, 2024. Failure to 
comply within the time permitted would result in the suspension of RZ Capital’s 
business license, initiation of revocation proceedings of their Conditional Use 
Permit, pursuant to Section 5.04.310 and 5.90.090 of the Montebello Municipal 
Code, and initiation of legal proceedings to terminate RZ Capital’s Development 
Agreement;  

• On August 6, 2024, the City sent an email with the past due 2024 Quarter 1 
Cultivation Invoice and Gross Receipt Report advising both were due June 29, 
2024. The City included the 2024 Community Benefit fee invoice which was 
due July 1, 2024;   
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• On December 10, 2024, Mr. Brandt emailed City staff requesting a meeting to 
discuss the payment plan; 

• On December 11, 2024, Mr. Brandt arrived at city hall without prior notice or 
scheduled meeting and requested to speak with the City Manager and/or 
Director of Planning & Community Development. As a result, the Director, along 
with other Planning staff, met with him. During the meeting, Mr. Brandt 
expressed concerns regarding the operating fees and community benefit fees 
agreed to in the Development Agreement and asked if staff could assist him by 
reducing those fees. Staff informed him that the decision-making ability 
regarding agreed upon fees pursuant to the Development Agreement is not 
within staff's purview. Additionally, it was reiterated that he had been given 
multiple opportunities to pay the required fees, and the City is now proceeding 
with revocation actions as previously communicated. 

 
Pursuant to Section 5.90.090 of the Montebello Municipal Code, failure of a permittee “to 
pay the requisite fees shall constitute a breach of the development agreement, and is 
grounds for revocation of the conditional use permit.”  In addition, under Section 
17.80.020(B) any zone variance or conditional use permit may be revoked and nullified 
if it is found that the conditional use permit or zone variance has been or is being used 
contrary to the terms or conditions of approval, or is in violation of any statute, ordinance, 
law or regulation. RZ Capital’s violations include, but are not limited to, the following:  
  
CUP Condition of Approval No.8 – The Applicant and operation shall continually remain 
in compliance with all Montebello codes, Regulations, Ordinances and applicable State 
and Federal laws.   
  
CUP Condition of Approval No. 35 – This approval shall not supersede the approval of 
any other responsible agencies. The applicant shall comply with all Federal, State and 
local laws.  
  
CUP Condition of Approval No. 39 – In the event of a violation of the conditions of 
approval, no further permits, licenses, approvals of certificates of occupancy shall be 
issued until such violation has been fully remedied.  
  
Montebello Municipal Code Section 5.90.090 – Failure of a permittee to pay the requisite 
fees shall constitute a breach of the development agreement, and is grounds for 
revocation of the conditional use permit. 
 
SUMMARY: 
 
After the Planning Commission’s independent review, consideration, analysis of Staff’s 
report and the information presented, oral and written testimony by all parties and 
persons of the public, and the record as a whole, Staff recommends that the Planning 
Commission adopt Resolution No. 01-25, authorizing the revocation of Conditional Use 
Permit No. 04-19 as specifically outlined in the Recommendation section of this report. 
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ATTACHMENT(S) 
 
1. Attachment A - Resolution (Revoke CUP 04-19) 
2. Attachment B - Resolution (Approve CUP No. 04-19) 
3. Attachment C -Correspondence - August 2023 - December 2024 
4. Attachment D - Public Hearing Notice 
5. Attachment E - Development Agreement No. 04-19 
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MONTEBELLO PLANNING COMMISSION 
RESOLUTION NO. 01-25 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
MONTEBELLO APPROVING THE REVOCATION OF CONDITIONAL 
USE PERMIT NO. 04-19 RELATED TO THE OPERATION OF 
COMMERCIAL CANNABIS ACTIVITY AT 8019 SLAUSON AVENUE 
(APN: 6354-030-055) AND FINDING THE REVOCATION EXEMPT 
UNDER A CLASS 21 CEQA CATEGORICAL EXEMPTION 

WHEREAS, On September 13, 2017, the City Council adopted Ordinance No. 
2399 which amended the Montebello Municipal Code (“MMC”) Chapter 5.90 entitled 
Cannabis Cultivation, Manufacturing, Distribution, and Testing with a required 
Development Agreement and Conditional Use Permit; and 

WHEREAS, the purpose and intent of MMC Chapter 5.90 is to regulate the 
cultivation, manufacturing, testing, distribution, non-storefront retailer-delivery only, and 
microbusinesses, of medicinal and adult-use cannabis and cannabis products, and the 
ancillary transportation and delivery of same, in a responsible manner to protect the 
health, safety, and welfare of the residents of City of Montebello (the “City”) and to enforce 
rules and regulations consistent with the California Medicinal and Adult-Use Cannabis 
Regulation and Safety Act, and related laws, regulations, and policies issued by the State 
of California; and 

WHEREAS, on June 12, 2018, the City Council adopted Ordinance No. 2404 
amending the MMC to include Non-Storefront Retail Delivery along with Cultivation, 
Manufacturing, and Distribution as conditionally approved activities/uses in the M-1 and 
M-2 zones with an approved Development Agreement (DA) and also adding a sensitive
use buffer of 600-feet from residential zones; and

WHEREAS, on February 13, 2019, the City Council held a public hearing and 
recommended the selection of potential cannabis operators for Phase 3 consideration 
and adoption of fees. The City Council selected 24 potential operators and established a 
Conditional Use Permit filing due date of March 4, 2019, for said operators; and  

WHEREAS, on June 4, 2019 the City of Montebello Planning Commission 
approved Conditional Use Permit No. 04-19 to allow RZ Capital & Development, LLC, to 
conduct commercial cannabis operations consisting of microbusiness, cultivation, 
manufacturing, and non-storefront retail delivery at 8019 Slauson Avenue (APN: 6354-
030-055); and

WHEREAS, on July 8, 2019, Commercial Cannabis Development Agreement No. 
04-19 was entered into between the City of Montebello and RZ Capital & Development,

ATTACHMENT A
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LLC to allow the operation of commercial cannabis activity at 8019 Slauson Avenue, 
consistent with Chapter 5.90 of the Montebello Municipal Code; and 

 

WHEREAS, in a series of communications, the City requested that RZ Capital & 
Development, LLC comply with their contractual obligations and pay the required 
operating fees and annual Community Benefit Fees as prescribed in the duly executed 
Development Agreement No. 04-19 and Chapter 5.90 of the MMC. However, RZ Capital 
& Development, LLC failed to meet these financial obligations, and pursuant to the MMC 
Section 17.80.020 “Revocation—Grounds”, a conditional use permit may be revoked if 
the permit has been or is being used contrary to the terms or conditions of approval, or is 
in violation of any statute, ordinance, law or regulation; and 

 
 WHEREAS, all procedures of the California Environmental Quality Act (“CEQA”), 
California Public Resources Code §21080 et seq., and the CEQA guidelines, title 14 of 
the California Code of Regulations, chapter 3, §15321 et seq. have been satisfied. 
Further, the City has found that the revocation of Conditional Use Permit No. 04-19 has 
been determined to be exempt from environmental review pursuant to the guidelines of 
the CEQA (Public Resources Code, §21080, subd. (b)(9); California Code of Regulations, 
title. 14, Ch. 3, § 15321 [Class 21, “Enforcement Actions by Regulatory Agencies”]). This 
section specifically applies to actions by regulatory agencies to enforce or revoke a lease, 
permit, license, certificate, or other entitlement for use issued, adopted, or prescribed by 
the regulatory agency or enforcement of a law, general rule, standard, or objective, 
administered or adopted by the regulatory agency.  In this case, the action is to revoke a 
Conditional Use Permit for failure by RZ Capital & Development, LLC to comply with the 
conditions of approval as outlined in Conditional Use Permit No. 04-19; and   
 
   WHEREAS, a duly noticed public hearing has been held, at which the Planning 
Commission received and considered staff presentations, recommendations, public 
testimony, and all other substantial evidence presented at the public hearing and included 
in the record for this matter, and  
 
 WHEREAS, all other legal prerequisites to the adoption of this Resolution have 
occurred. 
  
 NOW, THEREFORE, the Planning Commission (“the Planning Commission”) of 
the City of Montebello hereby finds, declares and resolves as follows:  
 

Section 1. The foregoing recitals are true and correct and are hereby incorporated 
as substantive findings in this Resolution. 
 

Section 2. The Planning Commission finds that the actions taken under this 
Resolution are exempt from CEQA pursuant to a Class 21 categorical exemption under  
CEQA Guidelines § 15321, (Public Resources Code, §21080, subd. (b)(9); California 
Code of Regulations, title. 14, Ch. 3, § 15321, Class 21, “Enforcement Actions by 
Regulatory Agencies”.  
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Section 3. Based upon the record before it, including the staff report, attachments, 
and all evidence and testimony heard at the public hearing for this item, and in light of all 
evidence and testimony provided in connection with this Project, the Planning 
Commission of the City of Montebello hereby finds that RZ Capital & Development, LLC’s 
failure to pay the required fees is in violation of their obligations under the following 
conditions of approval applicable to Conditional Use Permit No. 04-19 and Chapter 5.90 
of the Montebello Municipal Code: 

 
 

CUP Condition of Approval No.8 – The Applicant and operation shall continually 
remain in compliance with all Montebello codes, Regulations, Ordinances and 
applicable State and Federal laws.   
 
CUP Condition of Approval No. 35 – This approval shall not supersede the 
approval of any other responsible agencies. The applicant shall comply with all 
Federal, State and local laws.  
 
CUP Condition of Approval No. 39 – In the event of a violation of the conditions of 
approval, no further permits, licenses, approvals of certificates of occupancy shall 
be issued until such violation has been fully remedied.  
 
Montebello Municipal Code Section 5.90.090 – Failure of a permittee to pay the 
requisite fees shall constitute a breach of the development agreement, and is 
grounds for revocation of the conditional use permit. 

 
Therefore, pursuant to the authority provided under Montebello Municipal Code Chapter 
17.80, the Planning Commission hereby approves the revocation of Conditional Use 
Permit No. 04-19. 
 

Section 4. If any section, subsection, line, sentence, clause, phrase, word, part, 
provision, or portion of this Resolution, or its application to any individual, entity, or 
circumstance, for any reason, is held to be invalid or unconstitutional by the decision of 
any court of competent jurisdiction, such decision shall not affect the validity of the 
remaining portions of this Resolution, and shall continue in full force and effect. To this 
end, any section, subsection, line, sentence, clause, phrase, word, part, provision, or 
portion of this Resolution is severable. The Planning Commission of the City of 
Montebello declares that this Resolution would have been adopted by the Planning 
Commission regardless of the fact that any section, subsection, line, sentence, clause, 
phrase, word, part, provision, or portion thereof, might be declared to be invalid or 
unconstitutional. 

 
Section 5. The Planning Commission Secretary shall certify the adoption of this 

Resolution and it shall go into effect immediately upon its adoption. 
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APPROVED AND ADOPTED BY THE MONTEBELLO PLANNING 
COMMISSION on this 7th day of January 2025. 
 
 
 
 
 

______________________________ 
 ALICIA MORALES, CHAIR 

MONTEBELLO PLANNING COMMISSION 
 
ATTEST: 
 
 
I, _________________, Secretary of the City of Montebello Planning Commission, DO 
HEREBY CERTIFY that the foregoing Resolution, being Resolution No. 01-25 has been 
duly signed by the Chair, and attested by the Secretary, all at a meeting of the Montebello 
Planning Commission, held January 7, 2025, and that same was approved and adopted 
by the following vote to wit:  
 
 
AYES:  
NOES:  
ABSENT: 
 
 
  
_______________________________  
JOSEPH A. PALOMBI, SECRETARY  
MONTEBELLO PLANNING COMMISSION 
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CITY OF MONTEBELLO 
PLANNING COMMISSION 

RESOLUTION NO. 03-19 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
MONTEBELLO ADOPTING CEQA EXEMPTION AND APPROVING 
CONDITIONAL USE PERMIT NO. CUP 04-19 TO ALLOW A 
CANNABIS CULTIVATION, MANUFACTURING, DISTRIBUTION, AND 
NON-STORE FRONT RETAIL DELIVERY LOCATED AT 8019 
SLAUSON AVENUE (APN 6354-030-055) 

WHEREAS, a Conditional Use Permit No. CUP 04-19 application was 
submitted by Zach Brandt with RZ Capital + Development, LLC and has been received 
and accepted; 

WHEREAS, the Conditional Use Permit would allow a new cannabis 
Cultivation (2,570 sq. ft.), Manufacturing, and Non-Store Front retail delivery located at 
8019 Slauson Avenue (APN 6354-030-055); 

WHEREAS, pursuant to section 21067 of the Public Resources Code, and 
section 15367 of the State CEQA Guidelines (Cal. Code Regs., tit. 14, § 15000 et seq.), 
the City of Montebello is the lead agency for the proposed Project; 

WHEREAS, the Conditional Use Permit No. CUP 04-19 is considered a 
"project", per the California Environmental Quality Act definition of a "project"; 

WHEREAS, the project is Categorically Exempt per CEQA Section 
§15301 Class 1 (Existing Facilities) because;

1. The project consist of the operation repair, maintenance, permitting,
leasing, licensing, or minor alterations of existing private structure, facility,
mechanical equipment, or topographical features, involving negligible or
no expansion of existing of former use.

2. The project is consistent with the applicable general plan designation and
all applicable general plan policies as well as with applicable zoning
designation and regulations.

3. Approval of the project would not result in any reasonable possibility that
the activity will have a significant effect on the environment due to unusual
circumstances.

WHEREAS, after conducting a duly noticed public hearing, and
considering the evidence submitted by the applicant, public testimony, staff 
presentations, and such other matters properly presented during the hearing on this 
matter, the Planning Commission makes the following findings: 

1. The proposed use would conform with the City of Montebello

1 of 9 
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From: Zach Brandt <zach@rzcapital.la> 
Sent: Tuesday, December 10, 2024 12:58 PM
To: Palombi, Joseph <JPalombi@montebelloca.gov>
Cc: Salazar, Arlene <ASalazar@montebelloca.gov>; Saycocie, Kevin <KSaycocie@montebelloca.gov>;
Rodriguez, Brenda <BRodriguez@montebelloca.gov>; Solorza, Michael
<MSolorza@montebelloca.gov>
Subject: [External Email] CUP 04-19. RZ Capital & Development

To whom it may concern, It has been quite some time since I have gotten any correspondence from the city. My Business Account was closed on August 21, 2024, making it impossible for me to renew or pay any outstanding fees. Since 2020, I have
NkdkJdXPPEBannerStart

External Sender - From: (Zach Brandt <zach@rzcapital.la>)
This message came from outside your organization.

NkdkJdXPPEBannerEnd

To whom it may concern,

It has been quite some time since I have gotten any correspondence from the city.  My
Business Account was closed on August 21, 2024, making it impossible for me to renew or pay
any outstanding fees.  Since 2020, I have requested on numerous occasions through email and
in person to meet and discuss the state of the industry and in particular my situation to figure
out a mutually beneficial solution to the payment of the Community Benefits Fees
($50,000/year regardless of size or revenue) my business is expected to make.  The city has
often provided no response or a large “take it or leave it” response with a drop dead date. I am
once again asking for a meeting to find an equitable solution.   

I am aware that other operators have been given a “pick your own” payment plan solution, with
one operator who is literally 10x the size of my business only paying $4,500 per month when I
was demanded $22,500 per month.  I made the first payment, which was beyond a stretch,
then my business license was immediately cancelled after one missed payment when there
are large operators making zero payments on these fees.  It should be noted that I have already
paid more than $143,000 into Community Benefits.

As I have stated over and over, I am not looking for a free ride.  I want to pay my fair share and
have an opportunity to grow a successful business.  But, $50,000 for a business of my size in
this market is simple not reasonable or fair.  That said, I am and have been willing to provide a
payment plan that allows me to, at the very minimum, break even.  My taxes and cultivation
fees were up to date until my business license was cancelled.  

I am still hopeful that we can work together.

ATTACHMENT C
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Happy Holidays,

Zach Brandt
zach@rzcapital.la

---
***PLEASE DO NOT CLICK ON UNKNOWN LINKS. Contact Montebello IT Division if
you are unsure.***
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• Outlook

Re: [External Email] RZ Capital Community Benefits payment plan - Notice of Violation (Code 

Enforcement Case No. CE 24-1026} 

From: Zach Brandt <zach@rzca1::1ital.la> 

Sent: Wednesday, May 15, 2024 1:15 PM 

To: Palombi, Joseph <JPalombi@montebelloca.gov> 

Cc: Arnold Alvarez-Glasman (AG1asman@agclawfirm.com) <AG1asman@agclawfirm.com>; Melinda Arredondo 

<MArredondo@agclawfirm.com>; Solorza, Michael <MSolorza@montebelloca.gov>; Saycocie, Kevin 

<KSav.cocie@montebelloca.gov>; Ramos, Matthew <MRamos@montebelloca.gov>; Cota, Joseph 

<JCota@montebelloca.gov>; Huerta, Monica <MHuerta@montebelloca.gov>; Alcantar, Maria 

<MAlcantar@montebelloca.gov>; Panosian, Joann <JPanosian@montebelloca.gov>; anthony.@d1::1m1::1ractice.com; 

Allen Trempe <allen.tremR,g@.kinum.com>; Alvarez, Raul <RAlvarez@montebelloca.gov> 

Subject: Re: [External Email] RZ Capital Community Benefits payment plan - Notice of Violation (Code 

Enforcement Case No. CE 24-1026) 

External Sender - From: (Zach Brandt <zach@rzcapital.la>) 
This message came from outside your organization. 

I accept the terms and will make a payment before 6/1/24 

Thank you 

Zach Brandt 
RZ Capital & Development LLC 
Zach@rzcaQital.la 
31 0-993-1 059 

************************************************** 

PRIVILEGE AND CONFIDENTIALITY NOTICE 
The information contained in this e-mail and any attachments may be legally privileged and 
confidential. If you are not an intended recipient, you are hereby notified that any dissemination, 
distribution or copying and of this e-mail is strictly prohibited. If you have received this e-mail in 
error, please notify the sender and permanently delete the e-mail and any attachments 
immediately. You should not retain, copy or use this e-mail or any attachment for any purpose, 
nor disclose all or any part of the contents to any other person. Thank you. 
*************************************************** 
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NOTICE OF PUBLIC HEARING 
CITY OF MONTEBELLO PLANNING COMMISSION 

Revocation of Conditional Use Permit No. CUP 04-19 
8019 Slauson Avenue 

Project Description: The Planning Commission will consider the revocation of Conditional Use Permit No. 
04-19, which allows for the operation of commercial cannabis activity at 8019 Slauson Avenue, Montebello,
CA 90640 (APN: 6354-030-055). The consideration to revoke Conditional Use Permit No. 04-19 relates to
RZ Capital & Development’s failure to comply with the conditions of approval outlined in Conditional Use
Permit No. 04-19. Proposed revocation is pursuant to Montebello Municipal Code Sections 5.90.090 and
17.80.020(B) which state that failure to pay requisite fees for a cannabis business license constitutes
grounds for revocation of the conditional use permit and any zone variance or conditional use permit may
be revoked and nullified if it is found that the conditional use permit or zone variance has been or is being
used contrary to the terms or conditions of approval, or is in violation of any statute, ordinance, law or
regulation.

Environmental: The revocation of Conditional Use Permit No. 04-19 has been determined to be exempt 
from environmental review pursuant to the guidelines of the California Environmental Quality Act (Pub. Res. 
Code, § 21080, subd. (b)(9); Cal. Code Regs., tit. 14, Ch. 3, § 15321 [Class 21, “Enforcement Actions by 
Regulatory Agencies”]). This section specifically applies to actions by regulatory agencies to enforce or 
revoke a lease, permit, license, certificate, or other entitlement for use issued, adopted, or prescribed by 
the regulatory agency or enforcement of a law, general rule, standard, or objective, administered or adopted 
by the regulatory agency.  In this case, the action is to revoke a Conditional Use Permit for failure to comply 
with the conditions of approval.     

NOTICE IS HEREBY GIVEN that the City of Montebello Planning Commission will hold a public hearing to 
consider the revocation of Conditional Use Permit No. 04-19 for failure to comply with the conditions of 
approval and for failure to meet financial contractual obligations stipulated in approved Development 
Agreement No. 04-19.  The meeting is scheduled on: 

Date: Tuesday, January 7, 2025 
Time: 6:30 p.m. 
Place: City Hall Council Chambers 

1600 West Beverly Boulevard, Montebello, CA  90640 

For those interested in participating in-person during the Public Comment period(s) or public testimony 
period for Public Hearings of the Planning Commission, you may address the Planning Commission in 
person the day of the meeting. Speakers will be required to fill out a speaker card provided at the door and 
turn it into the Administrative Secretary prior to each Public Comment announcement period. Staff will 
number and call each speaker card in the order received.  

The public may also submit emailed comments via the City’s email address: 
pcpubliccomment@montebelloca.gov where the public can submit written public comments up until the day 
of the meeting, Tuesday, January 7, 2025 between 7:30 a.m. – 6:00 p.m. These comments will not be 
read out loud but will be entered into the record and submitted to all members of the Planning Commission. 
Additional Information related to the Planning Commission meetings can be located on the City’s webpage: 
https://www.montebelloca.gov/cms/One.aspx?portalId=58756&pageId=61848.  

Written comments may also be mailed or delivered to the Planning Commission at the Planning Division 
office address identified below on or before the meeting date.  If you challenge the matter in court, you may 
be limited to raising those issues you or someone else raised at the public hearing, or in written 
correspondence delivered to the City of Montebello at, or prior to, the public hearing.    

For more information about the project and the related environmental documentation please contact: 

ATTACHMENT D
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Contact Person:  Viviana Esparza, Planning Manager  
Phone:  323.887.1200 Ext. 1494 / Email:  VEsparza@montebelloca.gov  
Address: City of Montebello, City Hall, Planning Division, 1600 W. Beverly Blvd, Montebello, CA  90640 
City Website:  www.montebelloca.gov  
 
Date of Publication: December 20, 2024 
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ITEM # 3 
  

 
CITY OF MONTEBELLO 

PLANNING COMMISSION AGENDA STAFF REPORT 
   

TO: 
  

Members of the Planning Commission 
  

FROM: 
  

Joseph Palombi, Planning & Community Development Director 
  

BY:  Viviana Esparza, Planning Manager 
  

SUBJECT: 
  

REVOCATION OF CONDITIONAL USE PERMIT NO. 26-19 RELATED 
TO COMMERCIAL CANNABIS OPERATIONS CONDUCTED AT 8127 
SLAUSON AVENUE 
  

DATE:  January 7, 2025 
  

 
 

 
RECOMMENDATION(S): 
 
It is recommended that the Planning Commission conduct a public hearing and take the 
following action: 

1. Adopt Resolution No. 02-25 approving the revocation of Conditional Use Permit 
No. 26-19, which allows for commercial activity at 8127 Slauson Avenue, due 
to the failure by Centro, LLC to comply with the Conditions of Approval 
applicable to Conditional Use Permit No. 26-19 and for failure to fulfill their 
obligations and commitments pursuant to Development Agreement No. 26-19 
and Montebello Municipal Code Section 5.90.090.A; and   

2. Make a determination regarding the revocation of Conditional Use Permit No. 
26-19, finding it is exempt from environmental review pursuant to the guidelines 
of the California Environmental Quality Act (Pub. Res. Code, § 21080, subd. 
(b)(9); Cal. Code Regs., tit. 14, Ch. 3, § 15321 [Class 21, “Enforcement Actions 
by Regulatory Agencies”]). This section specifically applies to actions by 
regulatory agencies to enforce or revoke a lease, permit, license, certificate, or 
other entitlement for use issued, adopted, or prescribed by the regulatory 
agency or enforcement of a law, general rule, standard, or objective, 
administered or adopted by the regulatory agency.  In this case, the action is to 
revoke a Conditional Use Permit; and pursuant to said findings, direct staff to 
prepare and file corresponding Notice of Exemption.   
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BACKGROUND: 
 
On September 13, 2017, the City Council adopted Ordinance No. 2399 which amended 
the MMC to include Chapter 5.90 entitled Cannabis Cultivation, Manufacturing, 
Distribution, and Testing with a required Development Agreement and Conditional Use 
Permit.  
  
The purpose and intent of MMC Chapter 5.90 is to regulate the cultivation, manufacturing, 
testing, distribution, non-storefront retailer-delivery only, and microbusinesses, of 
medicinal and adult-use cannabis and cannabis products, and the ancillary transportation 
and delivery of same, in a responsible manner to protect the health, safety, and welfare 
of the residents of the City of Montebello (the “City”) and to enforce rules and regulations 
consistent with the California Medicinal and Adult-Use Cannabis Regulation and Safety 
Act, and related laws, regulations, and policies issued by the State of California. 
  
On June 12, 2018, the City Council adopted Ordinance No. 2404 amending the MMC to 
include Non-Storefront Retail Delivery along with Cultivation, Manufacturing, and 
Distribution as conditionally approved activities/uses in the M-1 and M-2 zones with an 
approved Development Agreement (DA) and also adding a sensitive use buffer of 600-
feet from residential zones. 
  
On February 13, 2019, the City Council held a public hearing and recommended the 
selection of potential cannabis operators for Phase 3 consideration and adoption of fees. 
The City Council selected 24 potential operators and established a Conditional Use 
Permit filing due date of March 4, 2019, for said operators.     
  
To date, 24 Conditional Use Permits have been approved by the Planning Commission 
as part of the City’s cannabis program, all of which have executed development 
agreements. Of the 24 conditionally approved cannabis operators, 12 are active and are 
currently active and operating under at least one of their approved license types.  
  
Centro, LLC is one of the 24 conditionally approved cannabis operators that is currently 
active within the City.  However, Centro, LLC has significantly failed to fulfill its obligations 
pursuant to Development Agreement No 26-19 (Please see Attachment E) and MMC 
Section 5.90.090.A. On November 5, 2019, Centro, LLC received approval for 
Conditional Use Permit No. 26-19 from the City’s Planning Commission to allow for the 
operation of commercial cannabis activity at 8127 Slauson Avenue, followed by the 
execution of Development Agreement No. 26-19, between the City of Montebello and 
Telem Enterprises, the original Applicant/DA Owner.  
  
On May 27, 2020, the City Council approved First Amendment to Development 
Agreement No. 26-19, authorizing the transfer and sale from Telem Enterprises to 
Centro, LLC, assuming all assignable interests, rights, duties, and obligations under the 
Development Agreement and Conditional Use Permit.  
  
The City attempted to work with Centro, LLC, providing them with numerous opportunities 
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over an extended period to pay their required fees and correct their standing with the 
City.  After multiple notices, Centro, LLC, was issued a final Notice of Default on July 23, 
2024 advising that the City would move forward with revocation proceedings if they failed 
to pay fees by July 29, 2024, pursuant to MMC 17.80.020.  Additionally, in accordance 
with Condition of Approval No. 41 of Conditional Use Permit 26-19, the City was unable 
to approve a request from Centro LLC to renew its business license in August 2024, 
resulting in their current inactive business license status. 
 
ENVIRONMENTAL: 
 
The request for revocation of Conditional Use Permit No. 26-19 has been determined to 
be exempt from environmental review pursuant to the guidelines of the California 
Environmental Quality Act (Pub. Res. Code, § 21080, subd. (b)(9); Cal. Code Regs., tit. 
14, Ch. 3, § 15321 [Class 21, “Enforcement Actions by Regulatory Agencies”]). This 
section specifically applies to actions by regulatory agencies to enforce or revoke a lease, 
permit, license, certificate, or other entitlement for use issued, adopted, or prescribed by 
the regulatory agency or enforcement of a law, general rule, standard, or objective, 
administered or adopted by the regulatory agency.  In this case, the action is to revoke a 
Conditional Use Permit for failure to comply with Chapter 5.90 of the Montebello 
Municipal Code and the conditions of approval outlined in Conditional Use Permit No. 26-
19. 
 
ANALYSIS:  
 
Ordinance No. 2399 established a process by which Conditional Use Permits and 
Development Agreements could be considered, approved, revoked, and amended 
depending on the requested change. Cannabis operators with approved Conditional Use 
Permits and Development Agreements are obligated to comply with all provisions of the 
Montebello Municipal Code and all other state and local ordinances.  
  
The information provided in this analysis demonstrates Centro LLC’s failure to comply 
with their legal and financial obligations to the City of Montebello, despite being provided 
with ample notices and opportunities to come into compliance.   
  
Centro, LLC 
Below is a timeline detailing official communication related to fees between the City and 
Centro, LLC from August 2023 to present.  

• On August 9, 2023, the City provided Centro, LLC with a new point of contact 
via email. The City included a copy of Centro, LLC’s Quarter 2 Gross Receipt 
Report in the email and advised that payment is due September 28, 2023. The 
City mailed a physical copy of the report;  

• On September 6, 2023, the City provided a courtesy reminder via email of the 
Quarter 2 Gross Receipt Report being due on September 28, 2023; 

• On October 10, 2023, the City emailed and mailed a Quarter 3 Gross Receipt 
Report to Centro, LLC and advised that payment is due December 29, 2023;  

• On January 3, 2024, the City emailed and mailed a Quarter 4 Gross Receipt 
Report to Centro, LLC and advised that payment is due March 30, 2024. The 
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City also emailed a copy of the Annual Montebello Community Benefit Program 
Fee (MCBPF) invoice from July 1, 2022 to June 30, 2023 (pro rated) as well as 
the Annual Montebello Community Benefit Program Fee from July 1, 2023 to 
June 30, 2024;   

• On February 29, 2024, the City emailed a courtesy reminder to Centro, LLC 
that the Quarter 4 Gross Receipt Report payment is due March 30, 2024. 
Included in the email were Operating Fee/Commercial Cannabis Activities 
(CCA) and Community Benefit Fee invoices;  

• On April 1, 2024, the City emailed and mailed Centro, LLC a copy of the Quarter 
1 Gross Receipt Report and advised that it is due June 29, 2024. The City also 
emailed and mailed a copy of the Quarter 4 Gross Receipt Report and advised 
that it was due March 31, 2024. The City attached a copy of the CCA-
Development Agreement/Operating Fee invoice via email and informed that 
payment is due;  

• On April 16, 2024, the City’s Code Enforcement Division issued a Notice of 
Violation to Centro, LLC for violating the conditions associated with Conditional 
Use Permit No. 26-19 and for non-payment of required fees;  

• On May 7, 2024, the City’s Planning and Community Development Department 
emailed and mailed a Notice of Violation that informed Centro, LLC of their 
delinquent balance totaling $85,007.78. Within the notice, the City outlined a 
non-negotiable payment plan consisting of four (4) separate payments to be 
made across four (4) months: June 1, 2024, July 1, 2024, August 1, 2024, and 
September 1, 2024 to resolve the matter;  

• On May 9, 2024, Director of Planning & Community Development notified staff 
through an internal email that Centro, LLC accepted the four-month payment 
plan. Mr. Cvetko of Centro, LLC visited the City and made a first payment in the 
amount of $21,251.94;  

• On May 29, 2024, the City emailed a courtesy reminder that the Quarter 1 
Gross Receipt Report payment is due June 29, 2024. The City provided an 
additional reminder that the 2024 Community Benefit Fee invoice is due July 1, 
2024 and attached the invoice;   

• On July 1, 2024, the City emailed and mailed the 2024 Quarter 2 Gross Receipt 
Report to inform Centro, LLC that payment is due September 28, 2024. 
Included in the email was the 2024 Quarter 1 Gross Receipt Report and the 
Community Benefit Fee invoice. The City advised that the 2024 Quarter 1 Gross 
Receipt Report was due on June 29, 2024;  

• On July 23, 2024, the City Attorney’s office on behalf of the City of Montebello 
issued a letter to Centro, LLC following up on the letter sent to Centro, LLC on 
May 7, 2024 that outlined the delinquent fees payment schedule. The City 
acknowledged receipt of the first payment due on June 1, 2024, but had not yet 
received the payment due on July 1, 2024. The City provided Centro, LLC a 
final opportunity to cure all non-payments no later than July 29, 2024. Failure 
to comply within the time permitted would result in the suspension of Centro, 
LLC’s business license, initiation of revocation proceedings of their Conditional 
Use Permit, pursuant to Section 5.04.310 and 5.90.090 of the Montebello 
Municipal Code, and initiation of legal proceedings to terminate Centro, LLC’s 
Development Agreement.  
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Pursuant to Section 5.90.090 of the Montebello Municipal Code, failure of a permittee “to 
pay the requisite fees shall constitute a breach of the development agreement, and is 
grounds for revocation of the conditional use permit.”  In addition, under Section 
17.80.020(B), any zone variance or conditional use permit may be revoked and nullified 
if it is found that the conditional use permit or zone variance has been or is being used 
contrary to the terms or conditions of approval, or is in violation of any statute, ordinance, 
law or regulation. Centro, LLC’s violations include, but are not limited to, the following: 
  
CUP Condition of Approval No.8 – The Applicant and operation shall continually remain 
in compliance with all Montebello codes, Regulations, Ordinances and applicable State 
and Federal laws.   
  
CUP Condition of Approval No. 37 – This approval shall not supersede the approval of 
any other responsible agencies. The applicant shall comply with all Federal, State and 
local laws.  
  
CUP Condition of Approval No. 41 – In the event of a violation of the conditions of 
approval, no further permits, licenses, approvals of certificates of occupancy shall be 
issued until such violation has been fully remedied.  
  
Montebello Municipal Code Section 5.90.090 – Failure of a permittee to pay the requisite 
fees shall constitute a breach of the development agreement, and is grounds for 
revocation of the conditional use permit. 
 
SUMMARY: 
 
After the Planning Commission’s independent review, consideration, analysis of Staff’s 
report and the information presented, oral and written testimony by all parties and 
persons of the public, and the record as a whole, Staff recommends that the Planning 
Commission adopt Resolution No. 02-25, authorizing the revocation of Conditional Use 
Permit No. 26-19 as specifically outlined in the Recommendation section of this report. 
 
ATTACHMENT(S) 
 
1. Attachment A - Resolution (Revocation of CUP 26-19) 
2. Attachment B - Resolution (Approval of CUP 26-19) 
3. Attachment C - Correspondence - August 2023 - July 2024 
4. Attachment D - Public Hearing Notice 
5. Attachment E - Development Agreement No. 26-19 and First Amendment to DA 
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MONTEBELLO PLANNING COMMISSION 
RESOLUTION NO. 02-25 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
MONTEBELLO APPROVING THE REVOCATION OF CONDITIONAL 
USE PERMIT NO. 26-19 RELATED TO THE OPERATION OF 
COMMERCIAL CANNABIS ACTIVITY AT 8127 SLAUSON AVENUE 
(APN: 6354-030-003) AND FINDING THE REVOCATION EXEMPT 
UNDER A CLASS 21 CEQA CATEGORICAL EXEMPTION  

WHEREAS, On September 13, 2017, the City Council adopted Ordinance No. 
2399 which amended the Montebello Municipal Code (“MMC”) to include Chapter 5.90 
entitled Cannabis Cultivation, Manufacturing, Distribution, and Testing with a required 
Development Agreement and Conditional Use Permit; and 

WHEREAS, the purpose and intent of MMC Chapter 5.90 is to regulate the 
cultivation, manufacturing, testing, distribution, non-storefront retailer-delivery only, and 
microbusinesses, of medicinal and adult-use cannabis and cannabis products, and the 
ancillary transportation and delivery of same, in a responsible manner to protect the 
health, safety, and welfare of the residents of City of Montebello (the “City”)   and to 
enforce rules and regulations consistent with the California Medicinal and Adult-Use 
Cannabis Regulation and Safety Act, and related laws, regulations, and policies issued 
by the State of California; and 

WHEREAS, on June 12, 2018, the City Council adopted Ordinance No. 2404 
amending the MMC to include Non-Storefront Retail Delivery along with Cultivation, 
Manufacturing, and Distribution as conditionally approved activities/uses in the M-1 and 
M-2 zones with an approved Development Agreement (DA) and also adding a sensitive
use buffer of 600-feet from residential zones; and

WHEREAS, on February 13, 2019, the City Council held a public hearing and 
recommended the selection of potential cannabis operators for Phase 3 consideration 
and adoption of fees. The City Council selected 24 potential operators and established a 
Conditional Use Permit filing due date of March 4, 2019, for said operators; and  

WHEREAS, on November 5, 2019 the City of Montebello Planning Commission 
approved Conditional Use Permit No. 26-19 to allow Telem Enterprises, LLC, the original 
Applicant/DA Owner, to conduct commercial cannabis operations consisting of non-
storefront retail delivery and distribution at 8127 Slauson Avenue (APN: 6354-030-003); 
and 

WHEREAS, on December 18, 2019, the City Council approved the execution of 
Commercial Cannabis Development Agreement No. 26-19 between the City of 
Montebello and Telem Enterprises, LLC, to allow the operation of commercial cannabis 

ATTACHMENT A 
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activity at 8127 Slauson Avenue, consistent with Chapter 5.90 of the Montebello 
Municipal Code; and 

 
WHEREAS, on May 27, 2020, the City Council approved First Amendment to 

Development Agreement No. 26-19, authorizing the transfer and sale to Centro, LLC, 
assuming all assignable interests, rights, duties, and obligations under the Development 
Agreement and Conditional Use Permit; and 

 
WHEREAS, in a series of communications, the City requested that Centro, LLC 

comply with their contractual obligations and pay the required operating fees and annual 
Community Benefit Fees as prescribed in the duly executed Development Agreement No. 
26-19 and Chapter 5.90 of the MMC. However, Centro, LLC failed to meet these financial 
obligations, and pursuant to MMC Section 17.80.020 “Revocation—Grounds”, a 
conditional use permit may be revoked if the permit has been or is being used contrary to 
the terms or conditions of approval, or is in violation of any statute, ordinance, law or 
regulation; and 

 
 WHEREAS, all procedures of the California Environmental Quality Act (“CEQA”), 
California Public Resources Code §21080 et seq., and the CEQA guidelines, title 14 of 
the California Code of Regulations, chapter 3, §15321 et seq. have been satisfied. 
Further, the City has found that the revocation of Conditional Use Permit No. 26-19 has 
been determined to be exempt from environmental review pursuant to the guidelines of 
the CEQA (Public Resources Code, §21080, subd. (b)(9); California Code of Regulations, 
title. 14, Ch. 3, § 15321 [Class 21, “Enforcement Actions by Regulatory Agencies”]). This 
section specifically applies to actions by regulatory agencies to enforce or revoke a lease, 
permit, license, certificate, or other entitlement for use issued, adopted, or prescribed by 
the regulatory agency or enforcement of a law, general rule, standard, or objective, 
administered or adopted by the regulatory agency.  In this case, the action is to revoke a 
Conditional Use Permit for failure by Centro, LLC to comply with the conditions of approval 
as outlined in Conditional Use Permit No. 26-19; and   
 
   WHEREAS, a duly noticed public hearing has been held, at which the Planning 
Commission received and considered staff presentations, recommendations, public 
testimony, and all other substantial evidence presented at the public hearing and included 
in the record for this matter, and  
 
 WHEREAS, all other legal prerequisites to the adoption of this Resolution have 
occurred. 
  
 NOW, THEREFORE, the Planning Commission (“the Planning Commission”) of 
the City of Montebello hereby finds, declares and resolves as follows:  
 

Section 1. The foregoing recitals are true and correct and are hereby incorporated 
as substantive findings in this Resolution. 
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Section 2. The Planning Commission finds that the actions taken under this 
Resolution are exempt from CEQA pursuant to a Class 21 categorical exemption under  
CEQA Guidelines § 15321, (Public Resources Code, §21080, subd. (b)(9); California 
Code of Regulations, title. 14, Ch. 3, § 15321, Class 21, “Enforcement Actions by 
Regulatory Agencies”.  

 
Section 3. Based upon the record before it, including the staff report, attachments, 

and all evidence and testimony heard at the public hearing for this item, and in light of all 
evidence and testimony provided in connection with this Project, the Planning 
Commission of the City of Montebello hereby finds that Centro, LLC’s failure to pay the 
required fees is in violation of their obligations under the following conditions of approval 
applicable to Conditional Use Permit No. 26-19 and Chapter 5.90 of the Montebello 
Municipal Code: 
 

CUP Condition of Approval No.8 – The Applicant and operation shall continually 
remain in compliance with all Montebello codes, Regulations, Ordinances and 
applicable State and Federal laws.   
 
CUP Condition of Approval No. 37 – This approval shall not supersede the 
approval of any other responsible agencies. The applicant shall comply with all 
Federal, State and local laws.  
 
CUP Condition of Approval No. 41 – In the event of a violation of the conditions of 
approval, no further permits, licenses, approvals of certificates of occupancy shall 
be issued until such violation has been fully remedied.  
 
Montebello Municipal Code Section 5.90.090 – Failure of a permittee to pay the 
requisite fees shall constitute a breach of the development agreement, and is 
grounds for revocation of the conditional use permit. 

 
Therefore, pursuant to the authority provided under Montebello Municipal Code Chapter 
17.80, the Planning Commission hereby approves the revocation of Conditional Use 
Permit No. 26-19. 
 

Section 4. If any section, subsection, line, sentence, clause, phrase, word, part, 
provision, or portion of this Resolution, or its application to any individual, entity, or 
circumstance, for any reason, is held to be invalid or unconstitutional by the decision of 
any court of competent jurisdiction, such decision shall not affect the validity of the 
remaining portions of this Resolution, and shall continue in full force and effect. To this 
end, any section, subsection, line, sentence, clause, phrase, word, part, provision, or 
portion of this Resolution is severable. The Planning Commission of the City of 
Montebello declares that this Resolution would have been adopted by the Planning 
Commission regardless of the fact that any section, subsection, line, sentence, clause, 
phrase, word, part, provision, or portion thereof, might be declared to be invalid or 
unconstitutional. 
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Section 5. The Planning Commission Secretary shall certify the adoption of this 
Resolution and it shall go into effect immediately upon its adoption. 
 
 

APPROVED AND ADOPTED BY THE MONTEBELLO PLANNING 
COMMISSION on this 7th day of January 2025. 
 
 
 
 
 

______________________________ 
 ALICIA MORALES, CHAIR 

MONTEBELLO PLANNING COMMISSION 
 
ATTEST: 
 
 
I, _________________, Secretary of the City of Montebello Planning Commission, DO 
HEREBY CERTIFY that the foregoing Resolution, being Resolution No. 02-25 has been 
duly signed by the Chair, and attested by the Secretary, all at a meeting of the Montebello 
Planning Commission, held January 7, 2025, and that same was approved and adopted 
by the following vote to wit:  
 
 
AYES:  
NOES:  
ABSENT: 
 
 
  
_______________________________  
JOSEPH A. PALOMBI, SECRETARY  
MONTEBELLO PLANNING COMMISSION 

Page 98 of 167



ATTACHMENT B

Page 99 of 167



Page 100 of 167



Page 101 of 167



Page 102 of 167



Page 103 of 167



Page 104 of 167



Page 105 of 167



Page 106 of 167



Page 107 of 167



ATTACHMENT C

Page 108 of 167



Page 109 of 167



Page 110 of 167



Page 111 of 167



Page 112 of 167



Page 113 of 167



Page 114 of 167



Page 115 of 167



Page 116 of 167



Page 117 of 167



Page 118 of 167



Page 119 of 167



Page 120 of 167



Page 121 of 167



NOTICE OF PUBLIC HEARING 
CITY OF MONTEBELLO PLANNING COMMISSION 

Revocation of Conditional Use Permit No. CUP 26-19 
8127 Slauson Avenue 

Project Description: The Planning Commission will consider the revocation of Conditional Use Permit No. 
26-19, which allows for the operation of commercial cannabis activity at 8127 Slauson Avenue, Montebello,
CA 90640 (APN: 6354-030-003). The consideration to revoke Conditional Use Permit No. 26-19 relates to
Centro LLC’s failure to comply with the conditions of approval outlined in Conditional Use Permit No. 26-
19. Proposed revocation is pursuant to Montebello Municipal Code Sections 5.90.090 and 17.80.020(B)
which state that failure to pay requisite fees for a cannabis business license constitutes grounds for
revocation of the conditional use permit and any zone variance or conditional use permit may be revoked
and nullified if it is found that the conditional use permit or zone variance has been or is being used contrary
to the terms or conditions of approval, or is in violation of any statute, ordinance, law or regulation.

Environmental: The revocation of Conditional Use Permit No. 26-19 has been determined to be exempt 
from environmental review pursuant to the guidelines of the California Environmental Quality Act (Pub. Res. 
Code, § 21080, subd. (b)(9); Cal. Code Regs., tit. 14, Ch. 3, § 15321 [Class 21, “Enforcement Actions by 
Regulatory Agencies”]). This section specifically applies to actions by regulatory agencies to enforce or 
revoke a lease, permit, license, certificate, or other entitlement for use issued, adopted, or prescribed by 
the regulatory agency or enforcement of a law, general rule, standard, or objective, administered or adopted 
by the regulatory agency.  In this case, the action is to revoke a Conditional Use Permit for failure to comply 
with the conditions of approval.     

NOTICE IS HEREBY GIVEN that the City of Montebello Planning Commission will hold a public hearing to 
consider the revocation of Conditional Use Permit No. 26-19 for failure to comply with the conditions of 
approval and for failure to meet financial contractual obligations stipulated in approved Development 
Agreement No. 26-19.  The meeting is scheduled on: 

Date: Tuesday, January 7, 2025 
Time: 6:30 p.m. 
Place: City Hall Council Chambers 

1600 West Beverly Boulevard, Montebello, CA  90640 

For those interested in participating in-person during the Public Comment period(s) or public testimony 
period for Public Hearings of the Planning Commission, you may address the Planning Commission in 
person the day of the meeting. Speakers will be required to fill out a speaker card provided at the door and 
turn it into the Administrative Secretary prior to each Public Comment announcement period. Staff will 
number and call each speaker card in the order received.  

The public may also submit emailed comments via the City’s email address: 
pcpubliccomment@montebelloca.gov where the public can submit written public comments up until the day 
of the meeting, Tuesday, January 7, 2025 between 7:30 a.m. – 6:00 p.m. These comments will not be 
read out loud but will be entered into the record and submitted to all members of the Planning Commission. 
Additional Information related to the Planning Commission meetings can be located on the City’s webpage: 
https://www.montebelloca.gov/cms/One.aspx?portalId=58756&pageId=61848.  

Written comments may also be mailed or delivered to the Planning Commission at the Planning Division 
office address identified below on or before the meeting date.  If you challenge the matter in court, you may 
be limited to raising those issues you or someone else raised at the public hearing, or in written 
correspondence delivered to the City of Montebello at, or prior to, the public hearing.    

For more information about the project and the related environmental documentation please contact: 
Contact Person:  Viviana Esparza, Planning Manager  

ATTACHMENT D 
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Phone:  323.887.1200 Ext. 1494 / Email:  VEsparza@montebelloca.gov  
Address: City of Montebello, City Hall, Planning Division, 1600 W. Beverly Blvd, Montebello, CA  90640 
City Website:  www.montebelloca.gov  
 
Date of Publication: December 20, 2024 
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