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MINUTES 
PLANNING COMMISSION MEETING 

August 5, 202 5 
 

 
The meeting of the El Cajon Planning Commission was called to order at 7:03 p.m.   
 
PLEDGE OF ALLEGIANCE & MOMENT OF SILENCE.  
 
COMMISSIONERS PRESENT: Anthony SOTTILE (Chair) 
       Shannon EDISON (Vice Chair) 
       Paul CIRCO        
       Rebecca POLLACK-RUDE 
        
COMMISSIONERS ABSENT: Darrin MROZ 
 
STAFF PRESENT:   Noah ALVEY, Deputy Director of Community Development 
      Morgan FOLEY, City Attorney 

     Mike VIGLIONE, Senior Planner 
     Maisa MAZZINI, Junior Planner 
     Laura JUSZAK, Administrative Secretary 

 
Chair SOTTILE opened the Planning Commission meeting explaining the rules of conduct. 
 
PUBLIC COMMENT: 

There was no public comment. 
 
CONSENT CALENDAR: 
 
Agenda Item: 1 
 Planning Commission minutes of July 15, 2025 

 
Motion was made by CIRCO, seconded by EDISON, to approve the July 15, 2025 minutes; motion 
carried 3-0, with MROZ and POLLACK-RUDE absent. 
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PUBLIC HEARING ITEM: 

Agenda Item: 2 
Project Name: CFMOTO 
Request: Outdoor Automobile Display and Sales  
CEQA Recommendation: Exempt 
STAFF RECOMMENDATION: APPROVE 
Project Number(s): Conditional Use Permit (CUP) No. 2025-0011 
Location: 1062 North Second Street; APN 484-212-25-00 
Applicant:  Dan Mattar; danmattar@gmail.com; 619-247-2210 
Project Planner: Mike Viglione; mviglione@elcajon.gov; 619-441-1773 
City Council Hearing Required? No  
Recommended Actions: 1. Conduct the public hearing; and 

2. MOVE to adopt the next resolutions in order approving 
the proposed CEQA exemption and CUP No. 2025-0011, 
subject to conditions. 

 
VIGLIONE summarized the staff report through a PowerPoint presentation.  

POLLACK-RUDE arrived during the presentation. 

COMMISSIONERS asked questions with VIGLIONE providing answers. 

SOTTILE opened the public hearing.  

Project application Dan MATTAR spoke regarding the project. 

COMMISSIONERS asked questions with MATTAR providing answers. 

Motion was made by SOTTILE, seconded by EDISON, to close the public hearing; motion carried 
4-0, with MROZ absent. 

COMMISSIONERS discussed the item. 

Motion was made by CIRCO, seconded by EDISON, to adopt the next resolutions in order  
approving the CEQA exemption, and CUP-2025-0011, subject to conditions; motion carried 4-0, 
with MROZ absent. 
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OTHER ITEMS FOR CONSIDERATION: 

Agenda Item:  3 
Project Name: Administrative Determinations Report 
STAFF RECOMMENDATION: ACCEPT REPORT 
Recommended Actions: 1. Discuss the administrative determinations report; and, 

2. ACCEPT report. 

MAZZINI summarized the staff report through a PowerPoint presentation.  

COMMISSIONERS asked questions with MAZZINI and ALVEY providing answers. 

COMMISSIONERS discussed the item. 

STAFF COMMUNICATIONS: 

COMMISSIONER REPORTS/COMMENTS: 

ADJOURNMENT: 

Motion was made by SOTTILE, seconded by POLLACK-RUDE, to adjourn the meeting of the 
El Cajon Planning Commission at 7:22 p.m. this 5th day of August, 2025, until 7:00 p.m., Tuesday, 
August 19, 2025; motion carried 4-0, with MROZ absent. 
 
 
  
                   ___________________________________ 
         Anthony SOTTILE, Chair 
 
ATTEST: 
 
 
____________________________ 
Noah ALVEY, Secretary Dra
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Development Standard O-P Zone 
Lot Area  7,000 square feet  
Lot Width  70 feet of frontage on a dedicated public street  
Lot Depth   No requirement   
Lot Coverage  No lot coverage limitations  
Setbacks  10 feet exterior yard setback  

10 feet setback from residentially zoned property  
Height  Maximum 35 feet  
Landscaping All required exterior yards shall be landscaped, 

excluding the driveways  
For each parking space, 10 square feet of landscaping 
and one shade tree per five spaces are required 
A permanent underground irrigation system with an 
automatic controller shall be provided 
 

The subject properties satisfy the minimum O -P zone lot requirements for lot width, 
depth, and area. 628-630 Broadway, for instance, exceeds the RS-6 minimum lot size of 
6,000 square feet by more than nine times, leaving much of the site underutilized under 
current standards.  

FINDINGS 

Zone Reclassification No. 2025-0002 

A. The proposed zoning amendment, including any changes proposed in the various land uses to 
be authorized, is compatible with the objective, policies, general land uses, and programs 
specified in the general plan. 

The proposed Zone Reclassification is consistent with the General Plan Zoning 
Consistency Chart, and further provide s for office and other compatible non -retail 
businesses in close proximity to residential as anticipated in the General Plan. 

B. The proposed zoning amendment is consistent with any applicable specific plan governing 
development of the subject property  

The subject properties are not governed by any specific plan and, therefore, no 
inconsistency exists.   

C. It is in the public necessity and convenience and/or general welfare that the zoning regulations 
governing the property be changed. 

The proposed rezoning supports the creation of an integrated commercial area with 
land use permissions that better reflect current conditions and surrounding uses. The 
rezoning aligns with nearby commercial activities and is compatible with adjacent 
residential neighborhoods .  
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All property owners within this line
shall receive notification

Subject Site

� 

NOTICE OF PROPOSED ZONING RECLASSIFICATION FOR  
DR. RICHARD JOHNSON  

� 
�N�O�T�I�C�E� �I�S� �H�E�R�E�B�Y� �G�I�V�E�N� �t�h�a�t� �t�h�e� �E�l� �C�a�j�o�n� �P�l�a�n�n�i�n�g� �C�o�m�m�i�s�s�i�o�n� �w�i�l�l� �h�o�l�d� �a� �p�u�b�l�i�c� �h�e�a�r�i�n�g� �a�t� 7:00 p.m., Tuesday, August 19, 
2025,� �a�n�d� �t�h�e� �C�i�t�y� �C�o�u�n�c�i�l� �w�i�l�l� �h�o�l�d� �a� �p�u�b�l�i�c� �h�e�a�r�i�n�g� �a�t 3:00 p.m., Tuesday, September 9, 2025, �i�n� �t�h�e� �C�i�t�y� �C�o�u�n�c�i�l� �C�h�a�m�b�e�r�s�,� �2�0�0� 
�C�i�v�i�c� �C�e�n�t�e�r� �W�a�y�,� �E�l� �C�a�j�o�n�,� �C�A�,� �t�o� �c�o�n�s�i�d�e�r�:� 
� 
ZONING RECLASSIFICATION (ZR) NO. 2025-0002,� �a�s� �s�u�b�m�i�t�t�e�d� �b�y� �D�r�.� �R�i�c�h�a�r�d� �J�o�h�n�s�o�n�,� �r�e�q�u�e�s�t�i�n�g� �t�o� �r�e�z�o�n�e� �t�w�o� �p�r�o�p�e�r�t�i�e�s� 
�c�u�r�r�e�n�t�l�y� �z�o�n�e�d� �R�e�s�i�d�e�n�t�i�a�l�,� �s�i�n�g�l�e�-�f�a�m�i�l�y�,� �6�,�0�0�0�,� �s�q�.�f�t�.� �(�R�S�-�6�)�,� �a�n�d� �R�e�s�i�d�e�n�t�i�a�l�,� �m�u�l�t�i�-�f�a�m�i�l�y�,� �2�,�2�0�0� �s�q�.�f�t�.� �(�R�M�-�2�2�0�0�)�,� �t�o� �t�h�e� �O�f�f�i�c�e� 
�P�r�o�f�e�s�s�i�o�n�a�l� �(�O�-�P�)� �z�o�n�e�,� �t�o� �b�e� �c�o�n�s�i�s�t�e�n�t� �w�i�t�h� �t�h�e� �G�e�n�e�r�a�l� �P�l�a�n� �d�e�s�i�g�n�a�t�i�o�n� �o�f� �O�f�f�i�c�e�/�N�o�n�-�R�e�t�a�i�l� �(�O�/�N�R�)� �f�o�r� �t�h�e�s�e� �p�r�o�p�e�r�t�i�e�s�.� �T�h�e� 
�p�r�o�p�e�r�t�i�e�s� �a�r�e� �l�o�c�a�t�e�d� �o�n� �t�h�e� �n�o�r�t�h� �s�i�d�e� �o�f� �B�r�o�a�d�w�a�y�,� �b�e�t�w�e�e�n� �M�o�l�l�i�s�o�n� �A�v�e�n�u�e� �a�n�d� �B�a�l�l�a�n�t�y�n�e� �S�t�r�e�e�t�,� �a�n�d� �a�r�e� �a�d�d�r�e�s�s�e�d� �a�s� �6�2�8�-
�6�3�0� �B�r�o�a�d�w�a�y� �(�A�P�N� �4�8�3�-�1�3�0�-�2�1�-�0�0�)�,� �a�n�d� �7�0�2� �B�r�o�a�d�w�a�y� �(�A�P�N� �4�8�3�-�1�3�0�-�4�7�-�0�0�)�.� �T�h�i�s� �p�r�o�j�e�c�t� �i�s� �e�x�e�m�p�t� �f�r�o�m� �t�h�e� �C�a�l�i�f�o�r�n�i�a� 
�E�n�v�i�r�o�n�m�e�n�t�a�l� �Q�u�a�l�i�t�y� �A�c�t� �(�C�E�Q�A�)�.� 
� 
�T�h�e� �p�u�b�l�i�c� �i�s� �i�n�v�i�t�e�d� �t�o� �a�t�t�e�n�d� �a�n�d� �p�a�r�t�i�c�i�p�a�t�e� �i�n� �t�h�i�s� �p�u�b�l�i�c� �h�e�a�r�i�n�g�.� �T�h�e� �a�g�e�n�d�a� �r�e�p�o�r�t� �f�o�r� �t�h�i�s� �p�r�o�j�e�c�t� �w�i�l�l� �b�e� �a�v�a�i�l�a�b�l�e� �7�2� �h�o�u�r�s� �p�r�i�o�r� 
�t�o� �t�h�e� �P�l�a�n�n�i�n�g� �C�o�m�m�i�s�s�i�o�n� �m�e�e�t�i�n�g� �a�t� �h�t�t�p�s�:�/�/�w�w�w�.�e�l�c�a�j�o�n�.�g�o�v�/�y�o�u�r�-�g�o�v�e�r�n�m�e�n�t�/�c�i�t�y�-�m�e�e�t�i�n�g�s�-�w�i�t�h�-�a�g�e�n�d�a�s�-�a�n�d�-�m�i�n�u�t�e�s�-�a�l�l�.� �I�n� �a�n� 
�e�f�f�o�r�t� �t�o� �r�e�d�u�c�e� �t�h�e� �C�i�t�y ��s� �c�a�r�b�o�n� �f�o�o�t�p�r�i�n�t�,� �p�a�p�e�r� �c�o�p�i�e�s� �w�i�l�l� �n�o�t� �b�e� �p�r�o�v�i�d�e�d� �a�t� �t�h�e� �p�u�b�l�i�c� �h�e�a�r�i�n�g�,� �b�u�t� �w�i�l�l� �b�e� �a�v�a�i�l�a�b�l�e� �a�t� �C�i�t�y� �H�a�l�l� �i�n� 
�t�h�e� �P�r�o�j�e�c�t� �A�s�s�i�s�t�a�n�c�e� �C�e�n�t�e�r� �u�p�o�n� �r�e�q�u�e�s�t�.� 
� 
�I�f� �y�o�u� �c�h�a�l�l�e�n�g�e� �t�h�e� �m�a�t�t�e�r� �i�n� �c�o�u�r�t�,� �y�o�u� �m�a�y� �b�e� �l�i�m�i�t�e�d� �t�o� �r�a�i�s�i�n�g� �o�n�l�y� �t�h�o�s�e� �i�s�s�u�e�s� �y�o�u� �o�r� �s�o�m�e�o�n�e� �e�l�s�e� �r�a�i�s�e�d� �a�t� �t�h�e� �p�u�b�l�i�c� �h�e�a�r�i�n�g� 
�d�e�s�c�r�i�b�e�d� �i�n� �t�h�i�s� �n�o�t�i�c�e� �o�r� �i�n� �w�r�i�t�t�e�n� �c�o�r�r�e�s�p�o�n�d�e�n�c�e� �d�e�l�i�v�e�r�e�d� �t�o� �t�h�e� �C�o�m�m�i�s�s�i�o�n�,� �o�r� �p�r�i�o�r� �t�o�,� �t�h�e� �p�u�b�l�i�c� �h�e�a�r�i�n�g�.� �T�h�e� �C�i�t�y� �o�f� �E�l� �C�a�j�o�n� 
�e�n�c�o�u�r�a�g�e�s� �t�h�e� �p�a�r�t�i�c�i�p�a�t�i�o�n� �o�f� �d�i�s�a�b�l�e�d� �i�n�d�i�v�i�d�u�a�l�s� �i�n� �t�h�e� �s�e�r�v�i�c�e�s�,� �a�c�t�i�v�i�t�i�e�s�,� �a�n�d� �p�r�o�g�r�a�m�s� �p�r�o�v�i�d�e�d� �b�y� �t�h�e� �C�i�t�y�.� �I�n�d�i�v�i�d�u�a�l�s� �w�i�t�h� 
�d�i�s�a�b�i�l�i�t�i�e�s� �w�h�o� �r�e�q�u�i�r�e� �r�e�a�s�o�n�a�b�l�e� �a�c�c�o�m�m�o�d�a�t�i�o�n� �i�n� �o�r�d�e�r� �t�o� �p�a�r�t�i�c�i�p�a�t�e� �i�n� �t�h�e� �p�u�b�l�i�c� �h�e�a�r�i�n�g� �s�h�o�u�l�d� �c�o�n�t�a�c�t� �P�l�a�n�n�i�n�g� �a�t� �6�1�9�-�4�4�1�-
�1�7�4�2�.� �M�o�r�e� �i�n�f�o�r�m�a�t�i�o�n� �a�b�o�u�t� �p�l�a�n�n�i�n�g� �a�n�d� �z�o�n�i�n�g� �i�n� �E�l� �C�a�j�o�n� �i�s� �a�v�a�i�l�a�b�l�e� �a�t� �h�t�t�p�:�/�/�w�w�w�.�e�l�c�a�j�o�n�.�g�o�v�/�y�o�u�r�-
�g�o�v�e�r�n�m�e�n�t�/�d�e�p�a�r�t�m�e�n�t�s�/�c�o�m�m�u�n�i�t�y�-�d�e�v�e�l�o�p�m�e�n�t�/�p�l�a�n�n�i�n�g�-�d�i�v�i�s�i�o�n�.� 
� 
�I�f� �y�o�u� �h�a�v�e� �a�n�y� �q�u�e�s�t�i�o�n�s�,� �o�r� �w�i�s�h� �a�n�y� �a�d�d�i�t�i�o�n�a�l� �i�n�f�o�r�m�a�t�i�o�n�,� �p�l�e�a�s�e� �c�o�n�t�a�c�t� MAISA MAZZINI� �a�t� �6�1�9�-�4�4�1�-�1�7�9�7� �o�r� �v�i�a� �e�m�a�i�l� �a�t� 
�m�m�a�z�z�i�n�i�@�e�l�c�a�j�o�n�.�g�o�v� �a�n�d� �r�e�f�e�r�e�n�c�e�  ��Z�R�-�2�0�2�5�-�0�0�0�2 �� �i�n� �t�h�e� �s�u�b�j�e�c�t� �l�i�n�e�. 
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Proposed Planning Commission Resolution  

Page 3 of 3  

PASSED AND ADOPTED by the El Cajon Planning Commission at a regular meeting 
held August 19, 2025, by the following vote: 
 

  AYES:     
  NOES:     
  ABSENT:     
 

 
       ____________________________ 
       Anthony SOTTILE, Chairperson   
  
 
ATTEST: 
 
 
 
______________________________                                                 
Noah ALVEY, Secretary 
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City of El Cajon 

 
 
 
 

Community Development Department 
PLANNING COMMISSION AGENDA REPORT 

 
Agenda Item: 3 
Project Name: The Palms 
Request: Restaurant with alcohol sales, live entertainment, and 

private events or banquets 
CEQA Recommendation: Exempt 
STAFF RECOMMENDATION: APPROVE WITH CONDITIONS OR DENY  
Project Number: Conditional Use Permit (CUP) No. 2025-0014 
Location: 143 East Main St.  
Applicant:  Vincent Kattoula; 619.750.9650 
Project Planner: Noah Alvey; 619.441.1795; nalvey@elcajon.gov   
Recommended Actions: 1. Conduct the public hearing; 

2. Adopt the next resolution in order approving or denying 
the request. 

 
PROJECT SUMMARY 

This is a request to establish a restaurant with alcohol sales, live entertainment, and a 
private event center or banquet hall . The business proposes to operate from 11 a.m. to 
1 a.m., Monday through Sunday,  however the restaurant is not proposed to open until 6 
p.m. Live entertainment may occur during restaurant hours  or private events. A 
maximum of 10 private events each month are proposed. The project description 
indicates that renovations are proposed to improve the facility, but no plans or building 
elevations were provided with the application.  

BACKGROUND 
 

General Plan: General Commercial (GC) & Special Development Area (SDA) No. 9 
Specific Plan(s): Specific Plan No. 182 
Zone: General Commercial (C-G) and Mixed Use Overlay (M-U) 

Project Site & Constraints 

The subject site has 50 feet of frontage on the south side of East Main Street and a lot area 
of approximately 7,300 sq. ft. The site is developed with a 7,200 sq. ft. commercial building 
and does not have any on-site parking  or trash/recycling facilities , however, the 
proposed conditions of approval require  the restaurant operator maintain an existing 
agreement that allows patrons of the Palms to utilize the parking lot  and trash/recycling 
enclosure to the south of the building.  

mailto:nalvey@elcajon.gov
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Planning Commission may determine that  the four  existing private event centers in the 
downtown area  satisfies the public convenience and necessity. 

Staff have provided two draft resolutions for consideration by Planning Commission. The 
first draft resolution for approval includes operational conditions found in CUP No. 2115, 
and increasing the number of private events to 10 per month. The second resolution for 
denial finds that there are adequate private event facilities in the downtown area to serve 
the public convenience and necessity, because two private facilities have capacity for 
banquet and private events.  

If the Planning Comm ission makes all of the required findings , staff would recommend 
that the Planning Commission also consider any comments or testimony from the 
Downtown El Cajon Business Partners and determine if any of their recommendations 
should be included  with  conditions of approval for the CUP.  
 

Conditions of Approval  

The proposed conditions of approval found in CUP No. 2115 are listed below . Proposed 
modifications are shown with underlined text for additions and strike -out changes for 
removed text: 

a. The uses shall be operated in a manner that is compatible at all times with 
surrounding properties and uses.  

b. Any change in the uses, such as the elimination of the restaurant use or the 
conversion of the business into a private club, or expansion of the facility may 
require an amendment to this conditional use permit.  

c. All activities shall be conducted within the enclosed building.  

d. A general on-sale alcoholic beverage license (bar license) shall not be permitted at 
the subject site.  The restaurant shall be operated as a bona fide eating-place in 
accordance with Department of Alcoholic Beverage Control requirements.  

e. The operator of the business restaurant shall maintain a lease/rental agreement that 
allows patrons of the restaurant to utilize the parking lot south of the subject site at 
all times. 

f. The operator of the business restaurant shall have access to a trash/recycling 
enclosure in the immediate vicinity of the restaurant at all times.  

g. The use of the business restaurant as a private event or banquet facility shall only  
occur with as long as the restaurant is operating as the primary use.  If the restaurant 
ceases to operate as the primary use at the site, banquets and private meetings are 
prohibited  a maximum of 10 events per month. 

h. Entertainment shall consist of live musicians, singers and prerecorded music. The 
facility  business shall not be operated exclusively as a concert hall, dance club, or 
public dance hall.  
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i. All approved activities shall be conducted in accordance with the noise regulations 
contained in El Cajon Municipal Code.  

j. Live entertainment activities shall comply with all regulations for a cabaret 
contained in the El Cajon Municipal Code, including Chapter 5.24 regarding 
conduct of employees, patrons, and security requirements. 

 
Finding s 
 

The Commission shall approve issuance of the permit upon meeting the CUP findings 
listed in section 17.50.060 of the ECMC. If the Commission can make all findings, it must 
approve the issuance of the CUP. The findings for CUP approval are as follows: 

A. The proposed project is consistent with applicable goals, policies, and programs of the General 
Plan and with any applicable specific plan. 

The proposed uses attract patrons to the downtown area through the conduct of a 
restaurant with alcohol sales, live entertainment, and as a private event center 
conducting up to 10 private events per month . 

B. The proposed site plan and building design are consistent with all applicable use and 
development standards. 

The subject site is developed and no changes to the building are proposed. The site 
plan and building design are consistent with all applicable use and development 
standards if the applicant continues to maintain an agreement for parking and use of 
the trash/recycling enclosure on the adjacent property south of the alley, or an 
alternative trash/recycling arrangement approved by the City .  

C. The proposed project will be operated in a manner that is compatible with existing and planned 
land uses in the vicinity of the proposed use. 

The proposed conditions of approval for the CUP include  parking for customers in 
close proximity to the facility  to facilitate compatibility with surrounding uses . The 
hours of operation are acceptable because the proposed use is not located in close 
proximity to any residential uses. The conditions of approval for the CUP  require the 
operator follow all regulations pursuant to the El Cajon Municipal Code for live 
entertainment including the permitted behavior  and security requirements. 

D. The proposed project will not be detrimental to the public health, safety, and general welfare, 
including but not limited to matters of noise, smoke, dust, fumes, vibration, odors, and hazards 
or excessive concentrations of traffic. 

Historical use of the property  has not generated excessive noise, smoke, dust, fumes, 
vibration, odors, and hazards or concentrations of traffic . The proposed uses will not 
substantially change the business environment or create excessive amounts of traffic. 
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All property owners within this line
shall receive notification

Subject Site

NOTICE OF PROPOSED CONDITIONAL USE PERMIT  
FOR A RESTAURANT AND PRIVATE EVENT CENTER WITH ON-SALE ALCOHOL AND LIVE ENTERTAINMENT AT 

143 EAST MAIN ST. 
� 
�N�O�T�I�C�E� �I�S� �H�E�R�E�B�Y� �G�I�V�E�N� �t�h�a�t� �t�h�e� �E�l� �C�a�j�o�n� �P�l�a�n�n�i�n�g� �C�o�m�m�i�s�s�i�o�n� �w�i�l�l� �h�o�l�d� �a� �p�u�b�l�i�c� �h�e�a�r�i�n�g� �a�t� 7:00 p.m., Tuesday, 
August 19, 2025� �i�n� �t�h�e� �C�i�t�y� �C�o�u�n�c�i�l� �C�h�a�m�b�e�r�s�,� �2�0�0� �C�i�v�i�c� �C�e�n�t�e�r� �W�a�y�,� �E�l� �C�a�j�o�n�,� �C�A�,� �t�o� �c�o�n�s�i�d�e�r�:� 
 
CONDITIONAL USE PERMIT (CUP) NO. 2025-0014 �f�o�r� �a� �r�e�s�t�a�u�r�a�n�t� �a�n�d� �p�r�i�v�a�t�e� �e�v�e�n�t� �c�e�n�t�e�r� �w�i�t�h� �o�n�-�s�a�l�e� �a�l�c�o�h�o�l� �a�n�d� �l�i�v�e� 
�e�n�t�e�r�t�a�i�n�m�e�n�t�.� �T�h�e� �s�u�b�j�e�c�t� �p�r�o�p�e�r�t�y� �i�s� �l�o�c�a�t�e�d� �o�n� �t�h�e� �s�o�u�t�h� �s�i�d�e� �o�f� �E�a�s�t� �M�a�i�n� �S�t�r�e�e�t� �b�e�t�w�e�e�n� �S�o�u�t�h� �M�a�g�n�o�l�i�a� �a�n�d� �C�l�a�y�d�e�l�l�e� 
�A�v�e�n�u�e�s�,� �a�n�d� �i�s� �a�d�d�r�e�s�s�e�d� �a�s� �1�4�3� �E�a�s�t� �M�a�i�n� �S�t�r�e�e�t�,� �A�P�N� �4�8�8�-�1�9�1�-�0�5�-�0�0�.� �T�h�i�s� �p�r�o�j�e�c�t� �i�s� �e�x�e�m�p�t� �f�r�o�m� �t�h�e� �C�a�l�i�f�o�r�n�i�a� 
�E�n�v�i�r�o�n�m�e�n�t�a�l� �Q�u�a�l�i�t�y� �A�c�t� �(�C�E�Q�A�)�.� 
� 
�T�h�e� �p�u�b�l�i�c� �i�s� �i�n�v�i�t�e�d� �t�o� �a�t�t�e�n�d� �a�n�d� �p�a�r�t�i�c�i�p�a�t�e� �i�n� �t�h�i�s� �p�u�b�l�i�c� �h�e�a�r�i�n�g�.� �T�h�e� �a�g�e�n�d�a� �r�e�p�o�r�t� �f�o�r� �t�h�i�s� �p�r�o�j�e�c�t� �w�i�l�l� �b�e� �a�v�a�i�l�a�b�l�e� �7�2� 
�h�o�u�r�s� �p�r�i�o�r� �t�o� �t�h�e� �P�l�a�n�n�i�n�g� �C�o�m�m�i�s�s�i�o�n� �m�e�e�t�i�n�g� �a�t� �h�t�t�p�s�:�/�/�w�w�w�.�e�l�c�a�j�o�n�.�g�o�v�/�y�o�u�r�-�g�o�v�e�r�n�m�e�n�t�/�c�i�t�y�-�m�e�e�t�i�n�g�s�-�w�i�t�h�-�a�g�e�n�d�a�s�-
�a�n�d�-�m�i�n�u�t�e�s�-�a�l�l�.� �I�n� �a�n� �e�f�f�o�r�t� �t�o� �r�e�d�u�c�e� �t�h�e� �C�i�t�y ��s� �c�a�r�b�o�n� �f�o�o�t�p�r�i�n�t�,� �p�a�p�e�r� �c�o�p�i�e�s� �w�i�l�l� �n�o�t� �b�e� �p�r�o�v�i�d�e�d� �a�t� �t�h�e� �p�u�b�l�i�c� �h�e�a�r�i�n�g�,� �b�u�t� 
�w�i�l�l� �b�e� �a�v�a�i�l�a�b�l�e� �a�t� �C�i�t�y� �H�a�l�l� �i�n� �t�h�e� �P�r�o�j�e�c�t� �A�s�s�i�s�t�a�n�c�e� �C�e�n�t�e�r� �u�p�o�n� �r�e�q�u�e�s�t�.� 
� 
�I�f� �y�o�u� �c�h�a�l�l�e�n�g�e� �t�h�e� �m�a�t�t�e�r� �i�n� �c�o�u�r�t�,� �y�o�u� �m�a�y� �b�e� �l�i�m�i�t�e�d� �t�o� �r�a�i�s�i�n�g� �o�n�l�y� �t�h�o�s�e� �i�s�s�u�e�s� �y�o�u� �o�r� �s�o�m�e�o�n�e� �e�l�s�e� �r�a�i�s�e�d� �a�t� �t�h�e� �p�u�b�l�i�c� 
�h�e�a�r�i�n�g� �d�e�s�c�r�i�b�e�d� �i�n� �t�h�i�s� �n�o�t�i�c�e� �o�r� �i�n� �w�r�i�t�t�e�n� �c�o�r�r�e�s�p�o�n�d�e�n�c�e� �d�e�l�i�v�e�r�e�d� �t�o� �t�h�e� �C�o�m�m�i�s�s�i�o�n�,� �o�r� �p�r�i�o�r� �t�o�,� �t�h�e� �p�u�b�l�i�c� �h�e�a�r�i�n�g�.� �T�h�e� 
�C�i�t�y� �o�f� �E�l� �C�a�j�o�n� �e�n�c�o�u�r�a�g�e�s� �t�h�e� �p�a�r�t�i�c�i�p�a�t�i�o�n� �o�f� �d�i�s�a�b�l�e�d� �i�n�d�i�v�i�d�u�a�l�s� �i�n� �t�h�e� �s�e�r�v�i�c�e�s�,� �a�c�t�i�v�i�t�i�e�s�,� �a�n�d� �p�r�o�g�r�a�m�s� �p�r�o�v�i�d�e�d� �b�y� �t�h�e� 
�C�i�t�y�.� �I�n�d�i�v�i�d�u�a�l�s� �w�i�t�h� �d�i�s�a�b�i�l�i�t�i�e�s� �w�h�o� �r�e�q�u�i�r�e� �r�e�a�s�o�n�a�b�l�e� �a�c�c�o�m�m�o�d�a�t�i�o�n� �i�n� �o�r�d�e�r� �t�o� �p�a�r�t�i�c�i�p�a�t�e� �i�n� �t�h�e� �p�u�b�l�i�c� �h�e�a�r�i�n�g� �s�h�o�u�l�d� 
�c�o�n�t�a�c�t� �P�l�a�n�n�i�n�g� �a�t� �6�1�9�-�4�4�1�-�1�7�4�2�.� �M�o�r�e� �i�n�f�o�r�m�a�t�i�o�n� �a�b�o�u�t� �p�l�a�n�n�i�n�g� �a�n�d� �z�o�n�i�n�g� �i�n� �E�l� �C�a�j�o�n� �i�s� �a�v�a�i�l�a�b�l�e� �a�t� 
�h�t�t�p�:�/�/�w�w�w�.�e�l�c�a�j�o�n�.�g�o�v�/�y�o�u�r�-�g�o�v�e�r�n�m�e�n�t�/�d�e�p�a�r�t�m�e�n�t�s�/�c�o�m�m�u�n�i�t�y�-�d�e�v�e�l�o�p�m�e�n�t�/�p�l�a�n�n�i�n�g�-�d�i�v�i�s�i�o�n�.� 
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PROPOSED PLANNING COMMISSION RESOLUTION 
 

A RESOLUTION APPROVING CONDITIONAL USE PERMIT  NO. 2025-
0014 FOR A RESTAURANT WITH ON-SALE ALCOHOL, LIVE 
ENTERTAINMENT, AND PRIVATE EVENTS OR BANQUETS IN THE 
GENERAL COMMERCIAL ZONE, APN:  488-191-05, GENERAL PLAN: 
GENERAL COMMERCIAL/SPECIAL DEVELOPMENT AREA NO. 9  
  
WHEREAS, the El Cajon Planning Commission duly advertised public hearing on 

August 19, 2025, to consider Conditional Use Permit (the "CUP") No. 2025-0014 for a 
restaurant with on -sale alcohol, live entertainment, and private events or banquets in the 
General Commercial ("C-G") zone, on property located on the south side of East Main St., 
between South Magnolia and Claydelle Avenues, and addressed as 143 East Main St.; 
and 

WHEREAS, the El Cajon Planning Commission has determined that the proposed 
project is exempt from the provisions of the California Environmental Quality Act 
("CEQA") according to Section 15303 (Conversion of Small Structures) of the CEQA 
Guidelines; and 

 
WHEREAS, at the public hearing the Planning Commission received evidence 

through public testimony and comment in the form of verbal and written 
communications and reports prepared and presented to the Planning Commission, 
including (but not limited to) evidence such as the following:  

 

A. The proposed uses attract patrons to the downtown area through the conduct of a 
restaurant with alcohol sales, live entertainment, and as a private event center 
conducting up  to 10 private events per month; 
 

B. The subject site is developed and no changes to the building are proposed. The site 
plan and building design are consistent with all applicable use and development 
standards if the applicant continues to maintain an agreement for parking and use 
of the trash/recycling enclosure on the adjacent property south of the alley, or an 
alternative trash/recycling arrangement approved by the City ; 
 

C. The proposed conditions of approval for the CUP include parking for customers 
in close proximity to the facility to facilitate compatibility with surrounding uses. 
The hours of operation are acceptable because the proposed use is not located in 
close proximity to any residential uses. The conditions of approval for the CUP 
require the operator follow all regulations pursuant to the El Cajon Municipal 
Code for live entertainment including the permitted behavior and security 
requirements; 

 
D. Historical use of the property has not generated excessive noise, smoke, dust, 

fumes, vibration, odors, and hazards or concentrations of traffic. The proposed 
uses will not substantially change the business environment or create excessive 
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Proposed Planning Commission Resolution   

Page 2 of 4  

amounts of traffic. Any waste generated by the business will not create 
objectionable odors if it is properly stored within a trash/recycling enclosure ; and 
 

E. The proposed use will contribute to the vibrancy of downtown and attract more 
people to the area by providing a restaurant with alcohol sales, live entertainment, 
and a private event center or banquet hall for cultural activities . 

 
 NOW, THEREFORE, BE IT RESOLVED that based upon said findings of fact, the 
El Cajon Planning Commission hereby APPROVES Conditional Use Permit No. 2025-
0014 for a restaurant with on -sale alcohol, live entertainment, and private events or 
banquets at 143 E. Main St., subject to the following conditions:  
 
1. The business shall be operated in substantial conformance with conditions as 

presented in the Planning Commission staff report titled Conditional Use Permit No. 
2025-0014, dated August 19, 2025, except as modified by this resolution. Operation of 
the use in violation of the conditions of approval is grounds for revocation.  
 

2. The following shall be ongoing conditions of this CUP and shall be listed on the 
revised site plan: 
a. The use shall be operated in a manner that is compatible at all times with 

surrounding properties and uses.  
b. Any change in use, such as the elimination of the restaurant use or the conversion 

of the business into a private club, or expansion of the facility may require an 
amendment to this conditional use permit.  

c. All activities shall be conducted within the enclosed building.  
d. A general on-sale alcoholic beverage license (bar license) shall not be permitted at 

the subject site.  The restaurant shall be operated as a bona fide eating-place in 
accordance with Department of Alcoholic Beverage Control requirements.  

e. The operator of the business shall maintain a lease/rental agreement that allows 
patrons to utilize the parking lot south of the subject site at all times.  

f. The operator of the business shall have access to a trash/recycling enclosure in the 
immediate vicinity of the restaurant at all times.  

g. The use of the business restaurant as a private event or banquet facility shall occur 
a maximum of 10 events per month. 

h. Entertainment shall consist of live musicians, singers and prerecorded music. The 
business shall not be operated exclusively as a concert hall, dance club, or public 
dance hall. 

i. All approved activities shall be conducted in accordance with the noise regulations 
contained in El Cajon Municipal Code.  

j. Live entertainment activities shall comply with all regulations for a cabaret 
contained in the El Cajon Municipal Code, including Chapter 5.24 regarding 
conduct of employees, patrons, and security requirements. 
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3. The existence of this conditional use permit shall be recorded with the County 
Recorder. 
 

4. If this permit is not legally exercised within two years of project approval, and a 
written request for an extension of time has not been received and subsequently 
approved by the Planning Secretary within the same time period, this conditional use 
permit shall be considered null and void pursuant to ECMC section 17.35.010. 

 
5. The Planning Commission may at any time during the life of this use permit, after 

holding a properly noticed public hearing, and after considering testimony as to the 
operation of the approved use, revoke the permit, or modify the permit with any 
additional conditions as it deems necessary, to ensure that the approved use continues 
to be compatible with surrounding properties and continues to be operated in a 
manner that is in the best interest of public convenience and necessity and will not be 
contrary to the public health, safety or welfare. At such hearing the applicant may 
appear and object under applicable law to any potential revocation or modification of 
the conditions of approval.  
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 PASSED AND ADOPTED by the El Cajon Planning Commission at a regular 
meeting held August 19, 2025, by the following vote:  
 
       AYES:   
          NOES:   
 ABSENT:   
 
 
 
       ____________________________ 
       Anthony  SOTTILE, Chair   
ATTEST: 
 
 
______________________________                                                 
Noah ALVEY, Secretary 
 
 
 



PROPOSED PLANNING COMMISSION RESOLUTION 
 

A RESOLUTION DENYING  CONDITIONAL USE PERMIT  NO. 2025-0014 
FOR A RESTAURANT WITH ON -SALE ALCOHOL, LIVE 
ENTERTAINMENT, AND PRIVATE EVENTS OR BANQUETS IN THE 
GENERAL COMMERCIAL  ZONE, APN:  488-191-05, GENERAL PLAN: 
GENERAL COMMERCIAL/SPECIAL DEVELOPMENT AREA NO. 9  
  
WHEREAS, the El Cajon Planning Commission duly advertised public hearing on 

August 19, 2025, to consider Conditional Use Permit (the " CUP") No. 2025-0014 for a 
restaurant with on -sale alcohol, live entertainment, and private events or banquets in the 
General Commercial ("C-G") zone, on property located on the south side of East Main St., 
between South Magnolia and Claydelle Avenues, and addressed as 143 East Main St.;  

WHEREAS, the El Cajon Planning Commission has determined that the proposed 
project is categorically exempt from the provisions of the California Environmental 
Quality Act (CEQA) according to Section 15061(b)(4) of the CEQA Guidelines. Section 
15061(b)(4) states that projects which are disapproved by a public agency are exempt 
from CEQA; and  

WHEREAS, the following findings of fact have been made in regard to said 
conditional use permit:  
 
A. Currently the downtown area includes two private event facilities, Crystal 

Ballroom and Babylon Palace, which are not currently operating at full capacity, 
as well as the Magnolia and Ronald Reagan Community Center, which are able to 
host private events. The public convenience and necessity for access to private 
event centers is adequately served by the four existing downtown facilities.  

 
 NOW, THEREFORE, BE IT RESOLVED that based upon said findings of fact, the 
El Cajon Planning Commission hereby DENIES Conditional Use Permit No. 2025-0014 
for a restaurant with on -sale alcohol, live entertainment, and private events or banquets 
at 143 E. Main St. 
 

 

 

 
[The remainder of this page intentionally left blank.]   
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 PASSED AND ADOPTED by the El Cajon Planning Commission at a regular 
meeting held August 19, 2025, by the following vote:  
 
       AYES:   
          NOES:   
 ABSENT:   
 
 
 
        ____________________________ 
        Anthony  SOTTILE, Chair   
ATTEST: 
 
 
______________________________                                                 
Noah ALVEY, Secretary 
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