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DATE: February 26, 2026
SUBJECT: Part 1 - Public Hearing - Conditional Use Permit CU-2025-0006
Part 2 - Public Hearing - Design Review DR-2026-0001
FROM: Gregg McClain, Planning Director
BY: Kassandra Ferrer, Assistant Planner

PROJECT INFORMATION

SUMMARY: Conditional Use Permit Application No. CU-2025-0006 is a
request to permit a drive-thru at a new shell restaurant (tenant
unknown at the time) — the drive-thru restaurant currently
neighbors McDonald’s to the west, multi-family residential to
the north, and auto repair shops to the east and south.

Design Review Application No. DR-2026-0004 is a request for
design review of the new establishment. The scope of work
includes the construction of a new shell restaurant with drive-
thru, reconfigured parking lot, and landscaping.

LOCATION: APN No. 4052-029-089

Hawthorne, CA 90250
APPLICANT: Greg Borchardt, PM Design Group, Inc.
REPRESENTATIVE: Marlene Hamilton, PM Design Group, Inc.

PROPERTY OWNER: Fuad Radi, Radi Enterprises Corp.

PROJECT DESCRIPTION

The applications reviewed herein include a conditional use permit and design review for
the property located along West Rosecrans Avenue. The Conditional Use Permit (CUP)
Application No. CU-2025-0006 is a request to permit a drive-thru at a proposed new
building to house a currently, undetermined tenant. The Hawthorne Municipal Code (HMC)



Section 17.25.020 includes drive-thru restaurants as permitted land uses, subject to a
conditional use permit.

Design Review Application No. DR-2026-0001 is a request for review of the exterior
project design for the new building. Chapter 17.99 Design Review of the HMC requires the
review of architectural features, site design, and internal pedestrian and vehicular
circulation. The design review will also examine the proposed drive-thru lane, parking lot
and paving, and landscaping.

As shown on the vicinity map below, the subject site is located on the north side of West
Rosecrans Avenue, between Yukon Avenue and Cerise Avenue. The proposed use of the
project site is commercial and is appropriately located amongst other urban uses. The
property fronts West Rosecrans Avenue and is adjacent to commercial properties to the
west, east, and south. Immediately north of the property are multi-family residential
developments.

View looking north

The property is a single parcel totaling approximately 21,041 sq. ft. The scope of the CUP
is only for the approval of the drive-thru for the new 1,880 sq. ft. commercial building. If
approved, the shell restaurant will provide drive-thru services (see site plan below — drive-
thru outlined in red):
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GENERAL PLAN, ZONING, AND OTHER POLICY PLANS

The project site is located within the Mixed Use Overlay Zone (MU) and the underlying
zone is General Commercial (C-3). The MU zone encourages integration between
residential and commercial uses and are intended to allow greater flexibility of
development alternatives to attract mixed income higher density residential development.
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Per the HMC, the General Commercial Zone is intended to provide groupings of
enterprises whichinvolve on-premises retail service and outside display activities. The
project is a commercial development and is therefore appropriately located in the General
Commercial zone.



The General Plan Economic Development Strategic Plan (EDSP) is also applicable to
these applications as economic growth and success are a City priority. Policy 2.1 of the
EDSP lists business retention, growth, and attraction of new businesses as goals. The
project site is a large and not fully underdeveloped, with opportunity to be used for
economic benefit. Therefore, the project is found to be in compliance with the EDSP as
fast food restaurants have been thriving businesses in the City. If approved, the proposal
will generate additional tax revenue and job opportunities for the community.

Part 1 — Public Hearing — Conditional Use Permit CU-2025-0006

I. OVERVIEW AND ANALYSIS
A. Introduction

Conditional Use Permit Application CU-2025-0006 is a request to approve a new drive-
thru in conjunction with a proposed shell restaurant (tenant undetermined). The existing lot
is vacant with an existing parking lot. The proposal includes a slight reconfiguration of the
parking lot, access, and new trash enclosure, as shown in the Proposed Site Plan.

The Hawthorne Municipal Code (HMC) contains various minimum requirements applicable
to all properties within the General Commercial (C-3) zone as it relates to height, parking,
landscaping, and proposed drive-thru restaurants.

Under HMC Section 17.28.020, the permitted uses include any permitted use in the C-2
(Local Commercial) zone. If the use is established in the C-3 zone, all the provisions,
regulations, requirements and restrictions of the C-2 zone apply. Therefore, per HMC
Section 17.26.020 Permitted Uses, restaurants with drive-thru’s are subject to approval of
a Conditional Use Permit (CUP). The CUP requirement allows the City to address the
unique and specific circumstances of a drive-thru within the context of its proposed
location.

B. Required Findings:

Pursuant to HMC Chapter 17.40 — Prior to granting an approval of an application for
conditional use permit, the Planning Commission must make five specific findings, as
follows:

1. The proposed use is properly one for which a CUP is authorized by this code, as
follows:

As discussed above, the project site is located in the C-3 zone. HMC Section
17.28.020 permits drive-thru restaurants in the C-3 zone with approval of a
conditional use permit and as such, it is a proper use within the zone.

2. The proposed use will not adversely affect the adjoining land uses, or the growth and
development of the area in which it is proposed to be located, as follows:

The project location in the General Commercial zone is intended for commercial
activity and development, including restaurants. Through careful design and
subsequent design review, the development will be oriented in a way to minimize
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interference with the adjacent residential land uses by placing the building and entry
to the drive-thru closer to West Rosecrans Avenue.

3. That the size and shape of the site proposed for the use is adequate to allow the full
development of the proposed use, in a manner not detrimental to either the particular area
or health and safety.

The proposed new structure is approximately 1,880 sq. ft. and covers 8.9% of the
existing 21,041 square foot lot. The site can easily accommodate the new building
and proposed parking. The portion of the site dedicated to the new drive-thru is
adequate to accommodate the queue of vehicles.

4. That the traffic generated by the proposed use will not impose an undue burden upon
the streets and highways designed and improved to carry the traffic in the area.

The purpose of a drive-thru is to collect cars in an orderly queue to receive service.
The Public Works Department reviewed the site’s circulation and vehicle queuing
plan and determined that the proposed designdemonstrates ample space to
accommodate vehicles. The layout is expected to minimize the potential for
overflow into the establishment’s parking lot and adjacent streets. The drive-thru will
be accessible via the main entry off of West Rosecrans Avenue and also via the
existing entry off of Yukon Avenue — shared entry with the neighboring McDonald’s.
Since McDonald’s has an existing drive-thru, the site will provide signage and
directional arrows guiding patrons to this shell restaurant located on the neighboring
parcel.

5. That the granting of the conditional use permit under the conditions imposed will not be
detrimental to the health and safety of the citizens of the City of Hawthorne.

Provisions of the HMC permit drive-thru restaurants with the approval of a CUP.

The findings above demonstrate the project’s conformity to the surrounding land
uses and regulations of the Zoning Code. Additionally, the conditions of approval
enumerated in Exhibit A, subject the project to review by agencies such as Fire,

Police, and others regulating public safety.

B. Environmental Analysis

The proposed CUP is a project subject to the California Environmental Quality Act (CEQA)
and qualifies for an exemption from CEQA pursuant to Section 15332. Class 32 exempts
in-fill development projects such as these due to the following conditions. The proposed
establishment will be located within city limits on a lot of approximately 21,041 sq. ft. The
project does not conflict with the General Plan and zoning designation for the site. Nor
does the project site serve as a habitat for rare species as the site was previously
disturbed and filled with non-native plants and hardscape, and is surrounded by urban
uses. Further, the site is located in an area already served by utility service providers and
public services. Finally, there are no unusual circumstances or issues that would constitute
an exception to the categorical exemptions under CEQA Guidelines Section 15300.2.

C. Public Hearing Notice



Public Notice (Attachment 2) was given in accordance with Chapter 17.06 of the HMC.
The Planning Department published a public hearing notice in the Hawthorne Press
Tribune on February 19, 2026 and mailed notification to property owners within a 300-foot
radius of the site.

Il. CONCLUSION AND RECOMMENDATION

Based on the analysis of the issues and conditions of approval, the proposal complies with
the HMC. Accordingly, Staff recommends that the Planning Commission adopt PC
Resolution 2026-01 (Attachment 5) approving Conditional Use Permit CU-2025-0006.

Part 2 — Public Hearing — Design Review DR-2026-0001

. OVERVIEW AND ANALYSIS
A. Design Review and Zoning Ordinance Compliance:

The HMC contains various minimum requirements applicable to all properties within the
General Commercial (C-3) zone as it relates to height, parking, and landscaping.
Additionally, the subject site is adjacent to residentially zoned properties and requires the
applicability of Chapter 17.99.

1. Architectural Style — Materials and Colors:

The applicant is proposing the new construction of a shell restaurant with a modern
facade. HMC Section 17.99.110 — Design Guidelines — Architecture, specifies architectural
styles and materials proposed shall be consistent throughout the project site.

The new building is designed with a range of exterior materials and colors that evoke a
modern style. The primary material utilized will be stucco in various colors. The applicant
is proposing to utilize this type of material to produce a sleek and modern exterior facade.
The proposed facade colors include the following:

Proposed Colors — Benjamin Moor

Pale Moon Moonlight White  Mesa Verde Tan



The colors of the new building complement the design by not overusing one color and still
provide contrast with the accent colors. Additionally, the materials provide a change in
texture that adds architectural detail to the building, as shown in the building renderings

b & NORTH ELEVATION 1410 SOUTH ELEVATION 1410

These color and finish combinations serve as the required base, accent, and trim colors
and meet the minimum requirements of the design review regulations and Section
17.30.010 — Exterior colors for commercial buildings.

Height:

HMC Section 17.28.040 Height, specifies no maximum height is imposed except that for
structures having a height of five or more stories require an approval of a conditional use
permit. The proposed building will not exceed a height of 23.4 feet.
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Parking and Circulation:

HMC Section 17.99.100 (G) specifies parking areas shall be well landscaped and
screened to create a safe and attractive parking environment. The project site is located
on the southwest corner of Yukon Avenue and West Rosecrans Avenue and is adjacent to
residential uses to the north. The applicant is providing new landscaping within and along
the boundaries of the site.

Parking requirements for commercial uses are outlined in HMC Chapter 17.58.
Commercial uses must provide one parking space per 400 sq. ft. of gross floor area. Food
serving establishments, that have an approved drive-thru, may receive a parking credit
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reduction of up to 50%. Accordingly, the project’s proposed gross floor area of 1,880 sq. ft.
generates a requirement of 5 parking spaces. Applying the permitted 50% credit reduces
the obligation to a total of 3 required parking stalls. The applicant has chosen to provide a
total of 24 parking stalls (includes 1 ADA designated stall). Therefore, the proposed
design exceeds the parking

The design of on-site vehicular circulation has been optimized to minimize traffic conflict.
The parking lot has entry and egress points from Yukon Avenue and West Rosecrans
Avenue. Parking in this area is served by two-way drive aisles which move toward the
drive-thru entrances.

The site design is also in compliance with Code requirements for pedestrian circulation.
The sidewalk around the perimeter of the lot is connected to paths of travel to the parking
lot and restaurant. The handicap accessible parking stall abut paths of travel with striping
and tactile warning surfaces. These measures ensure pedestrian paths are well connected
and provide for safe circulation.

Landscaping:

The applicant provided Staff with landscaping plans as required per HMC Section
17.99.040 (D) — Applicability and Section 17.99.110 (A) Design guidelines — Public Realm
Engagement. The landscaping plans indicate the type, size, and location of all proposed
plantings and a full list of plants and locations can be found in the landscaping plans
(Attachment 1) - plants include:

The proposed landscaping will incorporate a variety of plantings differing in height, texture,
and color to enhance and beautify the parcel. A new irrigation system will be installed to
maintain the landscaping in good condition. The proposed landscaping will not interfere
with pedestrian circulation, on-site or off-site, nor impede the circulation and visibility of
vehicles.



W ROSECANS AVE.

Noise:

The site design reflects consideration for neighboring properties as the ordering station
has been placed over 50 ft. away from the adjacent multi-family residential structure. The
HMC contains standards to regulate ambient noise levels at commercial properties and
the development must abide by the regulations.

Signs:

Per HMC Section 17.35.110 Signs — Commercial and Industrial, the property is permitted
to include signage on the property and any proposed signage shall be evaluated by Staff
to ensure the signage is in harmony with the style of the building facade and does not
exceed the allocated signage permitted on the property.

B. Required Design Review Board Findings:

Pursuant to HMC Chapter 17.99 — Prior to granting an approval of an application for
design review, the Planning Commission, serving as the Design Review Board, must
make four specific findings, as follows:

1. The location, size, design, and characteristics of the project will be compatible with and

will not be detrimental to the public health, safety, or welfare of persons residing in or
working in or adjacent to the proposed project.
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This project is subject to review by agencies regulating the public health, safety,
and welfare of the residents in the City of Hawthorne. These agencies include the
Building Safety Department, Public Works Department, the County of Los Angeles
Fire Department, and the Hawthorne Police Department. Elements under review
include the provision of Americans with Disabilities Act (ADA) accessibility, traffic
control devices, and safe paths-of-travel. The project site is properly located in the
General Commercial zone which is intended to provide groupings of enterprises to
involve on-premises retail service and activities outside of buildings. Therefore, the
proposed commercial use is compatible with the project site, and will not be
detrimental to adjacent uses.

2. The proposed design is suitable for its purpose, is harmonious with and relates properly
to, the surrounding neighborhood, contiguous parcels, and the site itself.

The proposed design is characteristic of a modern fast food establishment. The
project site has been thoroughly planned to enable ideal operations such as safe
circulation of pedestrians and vehicles and ample space to accommodate queueing
of vehicles. These design choices are intended to mitigate periods of high-volume
and reduce congestion in the parking lot. The perimeter of the site is connected via
public right of ways for pedestrian and vehicle traffic. The surrounding
neighborhood has also been considered in the design. Security lighting shall be
pointed down so as to limit light spilling onto adjacent parcels. The project shall
meet Exterior Noise Standards of the HMC to eliminate cause for nuisance and to
be in harmony with contiguous parcels.

3. The overall design will be of a quality that will preserve the integrity of, and upgrade, the
existing neighborhood.

The current site is fairly unmaintained, so the proposed upgrades to the parking lot
and new landscape throughout the project site are huge improvements that benefit
the surrounding neighborhood and pedestrian experience along West Rosecrans
Avenue and Yukon Avenue.

4. The design of the proposed project is in accordance with the General Plan and all
applicable provisions of the zoning ordinance.

The Zoning Code permits fast food restaurants in the General Commercial zone
subject to the issuance of a Conditional Use Permit, which has been submitted in
conjunction with this Design Review application.

This project was reviewed for compliance with the General Plan Land Use Policy
designations and standards and the MU Overlay - The project conforms to the
General Plan’s land use designation for the site.

This project was also found to be in compliance with the City’s Economic
Development Strategic Plan (EDSP). Policy 2.1 of the EDSP lists business
retention, growth, and attraction of new business as goals of the City. Therefore,
the prospect of continuing a thriving business is an economic success for the City.
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PUBLIC HEARING NOTICE

Notice of the public hearing for this item was provided in accordance with Chapter 17.06 of the
HMC. The Planning Department published a public hearing notice in the local paper on
February 19, 2026, and mailed notification to property owners within a 300-foot radius of the
site.

ENVIRONMENTAL ANALYSIS

Conditional Use Permit CU-2025-0006 and Design Review DR-2026-0001 are categorically
exempt from the California Environmental Quality Act (CEQA), pursuant to Section 15332.
Class 32 exempts in-fill development projects such as these due to the following
conditions. The proposed establishment will be located within city limits on a lot of
approximately 21,041 sq. ft. The project does not conflict with the General Plan and zoning
designation for the site. Nor does the project site serve as a habitat for rare species as the
site was previously disturbed and filled with non-native plants and hardscape, and is
surrounded by urban uses. Further, the site is located in an area already served by utility
service providers and public services. Finally, there are no unusual circumstances or
issues that would constitute an exception to the categorical exemptions under CEQA
Guidelines Section 15300.2.

RECOMMENDATION

Based on the analysis of the issues and conditions of approval, the proposal complies with the
HMC and will not result in significant negative impacts to the surrounding neighborhood.
Accordingly, Staff recommends that the Planning Commission adopt PC Resolution 2026-02
(Attachment 5) approving Design Review Application DR-2026-0001.

ATTACHMENTS

Site Plans

Public Hearing Notice
Notice of Exemption (NOE)
PC Resolution 2026-01

PC Resolution 2026-02

abwb =
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Attachment 1
Site plans
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Attachment 2
Public Hearing Notice

This space is for the County Clerk’s Filing Stamp
Herald Publications

531 Main St., #1160.
Fl Segundo, CA 90245
{310) 322-1830 = Fax (310) 3222787

PROOF OF PUBLICATION

(20155 C.CP)

STATE OF CALIFORNIA,
County of Los Angeles,

I declare, that [ am a citizen ol the United States
and a resident of the County aforesaid; I am over
the age of eighteen years, and not a party to or
interested in the above-entitled matter. [ am the
principal clerk responsible for accepling, formatting
and publishing legal notices in the Hawthorne
Press Tribune, a newspaper of general circulation,
printed and published weekly in the City of
Hawthorne, County of Los Angeles, and which
newspaper has been adjudged a newspaper of
general circulation by the Superior Court of the
County of Los Angeles, State of California, under
the date of July 31, 1959, Case Number 187530;
that the notice, of which the annexed is a printed
copy (set in type not smaller than nonpareil), has
been published in each regular and entire issue of
said newspaper and not in any supplement thereof
on the following dates, to-wit:

2/19/2026

All in the vear 2026

I certify (or declare) under penalty of perjury that
the foregoing is true and correct.

Dated at Hawthorne, California,

this 19 dayof ebruary 2026

S[gnarure . ‘: S EEE AL N R N ST S

Code # HH-20126

Proof of Publication of:

HOTICE OF PUBLIC HEARING
CONDITIONAL USE APPLICATION
NO. CU-2025-0006 and
Desian Review Apelication Mo, DR:

PUBLIG NOTIGE is hereby given that
the Planning Commission of the City of
Hawihome will hold & public heading o
considar tha folowing matter
CONDITIONAL USE APPLICATION
NO. CU-2025-0006: Conditional Use
Permil  Application Mo, CU-2025-
0005 is & request for @ drive-thre at
a new building o house & currently,
undeferrined tenant.  This existing
vacant lot is adiscant to MeDonald's on
the weat, multi-family residential on the
rorth, and aulo repair shops on the east
and south, The Hawthorna Municipal
Code permits drive-thru restaurants as
an approved land use in the Genaral
Commercial (C-3) Zone with the
issuance of an approved Conditional
Use Permit (CUF] per HMC Sectian
17.26.020.

DESIGN REVIEW APPLICATION
NO., DR-2028.0001: Design Review
Application Mo, DR-20260001 is a
request for desgn appraval of 8 new
shell restaurant, The scape of the
wark includes tha construction of a new
ragtaurant with drive-thr, parking, and
langscaping.

PROJECT LOCATION: W Rosecrans
Avenue, Hawtharne, CA 90250 - APN
Mo, 405-207-8083

MEETING DETAILS:

Day: Wadnasday

Date: March 4, 2028

Tima: 8:00 PM

Placa; City Council Chambers

4455 West 126th Streat

Hawthome, CA 80250
Those interested In this em may
appear at the mesting and suomit oral or
written comments. Wriklen infonmation
perianing ko this (tem must be submitbed
o Be Paoning and  Community

Development Depariment prior fo 5:00
PM March 4, 2026, at 4455 West 126th
Stieat, Hawthorne, Califomia 90250 or
emaded io planningi@ciyohawihome
org For addiional information, you
may contact the Planning Deparirmant
at (310) 348-2970 or at the emad noted
above.

ENVIRONMENTAL REVIEW:
Conditional Use Permit CU-2025-0008
and Design Review DR-2025-0001
are categarically exempt from tha:
California Ervironmental Cuality
Act (CEQA), per CEQA Guidelines
Section 15352, Clags 32 exempts
in-fill deveiopment projects such as
these due bo the foliewing conditions.
The proposed establishment will be
located within ity Bmits on a lot of
approimately 21,041 sq. . The progect
doss not conflict with tha General Plan
and zoaing designation for the site
Mor does tha projact site serae as a
habitat for rare species as tha sie was
previously disturbad and filled wiih
nar-nativa plants and hardscape, and
% surrcunded by wban uses, Further,
this site is located in an area already
sarved by ulility service providers and
public sendoas. Finalfy, thers are no
unusual circumetancas of issues thal
would constilules an excaption o the
categorical exemptions undar CEQA
Guidelines Saction 15300.2.
PLEASE NOTE that pursuant fo
Govemrent Code Saection  85009;
In an action o procesding to abiack,
reviaw, sel aside, void, of annul &
finding, datermination o decision of the
Planning Commission or City Coungil,
the isswes rajaed shed be limited to
hoea raised at the public headng o
this notice or in written comespondence
deliverad to the Planning Cormmission
o City Council a1 or prior to the public
hearing,

Hawthorne Press Triubne Pu. 201926

HH-28127
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Attachment 3
Notice of Exemption (NOE)

Notice of Exemption

To: Office of Planning and Research From: (Public Agency): City of Hawthorne
P.O. Box 3044, Room 113 4455 W. 126th Street

S to, CA 95812-3044
i Pl 3 Hawthorne, CA 90250

County Clerk
County of: L0S Angeles {Address)
12<1-3Fl imperial Hry

Norwalk CA 90650

Project Title: Conditional Use Permit Application Mo, CU-2025-0006 AND Design Review Application No. DR-20:26-0001

Project Applicant: Greg Borehardt, PM Design Group, Inc.

Project Location - Specific:
West Rosecrans Avenue, Hawthorne, CA 90250 (APN No. 4052-029-089)

Project Location - City: _Hawthorne Praject Location - County: LOS Angeles

Description of Nature, Purpose and Beneficiaries of Project:

CU-2025-0006 is a reguest to permit a drive-thru at a new shell restaurant. DR-2026-0001 is a request
for design review of a new restaurant. The scope of work includes the construction of a new shell
restaurant with drive-thru, parking, and landscaping.

Name of Public Agency Approving Project: City of Hawthorne

Name of Person or Agency Carrying Out Project: PM Design Group, Inc.

Exempt Status: (check one):
O  Ministerial (Sec. 21080(b)(1): 15268);
0O Declared Emergency (Sec. 21080(b)(3); 15269(a));
O Emergency Project (Sec. 21080(b)(4); 15269(b)(c));
B Categorical Exemption. State type and section number: S€ction 15332, Class 32

O Statutory Exemptions. State code number:

xempt:
6 ) ard Des

These will b ra signif

Lead Agency
Conlact Person: Kassandra Ferrer Area Code/Telephone/Extension: 51 0-349-2970

If filed by applicant:
1. Attach certified document of exemption finding.

2. Has a Notice of Exemption been filed by the public agency approving the project? L Yes No
Signature: Date: 02/25/2026  Tiye: Assistant Planner

= Signed by Lead Agency Signed by Applicant

Authaority cited: Sections 21083 and 21110, Public Resources Code. Date Raeceived for filing at OPR:
Reference: Sections 21108, 21152, and 21152.1, Public Resources Code.
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Attachment 4
PC Resolution 2026-01
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Attachment 5
PC Resolution 2026-02

17



	HAWTHORNE PLANNINGCOMMISSION STAFF REPORT
	PROJECT INFORMATION
	SUMMARY:	Conditional Use Permit Application No. CU-2025-0006 is arequest to permit a drive-thru at a new shell restaurant (tenantunknown at the time) – the drive-thru restaurant currentlyneighbors McDonald’s to the west, multi-family residential tothe north, and auto repair shops to the east and south.
		Design Review Application No. DR-2026-0004 is a request fordesign review of the new establishment. The scope of workincludes the construction of a new shell restaurant with drive-thru, reconfigured parking lot, and landscaping.
	LOCATION: 	APN No. 4052-029-089
		Hawthorne, CA  90250
	APPLICANT:	Greg Borchardt, PM Design Group, Inc.
	REPRESENTATIVE:	Marlene Hamilton, PM Design Group, Inc.
	PROPERTY OWNER:	Fuad Radi, Radi Enterprises Corp.

	PROJECT DESCRIPTION
	GENERAL PLAN, ZONING, AND OTHER POLICY PLANS
	PUBLIC HEARING NOTICE
	ENVIRONMENTAL ANALYSIS
	RECOMMENDATION
	ATTACHMENTS


