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Materials Available for Inspection. The Community Development Department has on file copies
of written documentation relating to each item of business on this Agenda available for public
inspection. You may also view agenda items online at www.sangabrielcity.com. Materials related to
an item on this agenda, submitted to the Planning Commission after distribution of the Agenda
packet, are available for public inspection at the meeting or in the Community Development
Department, located at City Hall, 425 South Mission Drive, San Gabriel, California, during regular
office hours, Monday through Friday 8:00 a.m. to 5:00 p.m. except for Tuesdays until 6:30 p.m.
Persons with Disabilities. Upon request, this agenda will be made available in appropriate
alternative formats to persons with disabilities, as required by Section 202 of the Americans with
Disabilities Act of 1990. Any person with a disability who requires a modification or accommodation
in order to participate in a meeting should direct such request to the Community Development
Department at (626) 308-2806 at least 48 hours before the meeting, if possible.
Questions About This Agenda? Should any person have a question concerning any of the above
agenda items prior to the meeting, please contact the Community Development Department in
person or by telephone at (626) 308-2806 during regular office hours.
NOTE: CITY HALL IS AN ACCESSIBLE FACILITY PER THE AMERICANS WITH DISABILITIES
ACT. Any person with a disability who requires a modification or accommodation in order to
participate in a meeting should direct such a request to the Community Development Department
at (626) 308-2806 at least 48 hours before the meeting, if possible.

PLANNING COMMISSION – REGULAR MEETING
AGENDA – SEPTEMBER 10, 2018
•

CALL TO ORDER

•

PLEDGE OF ALLEGIANCE

•

ROLL CALL – PLANNING COMMISSION

1.

PUBLIC COMMENT
This is the time set aside for members of the public to address the Planning
Commission on items of interest that are not on the agenda, but are within the
subject matter jurisdiction of the Planning Commission. Pursuant to the Brown
Act, the Planning Commission cannot answer any questions or take any action
until such time as the matter may appear as an item on a future agenda.

2.

APPROVAL OF MINUTES
Minutes from the August 13, 2018 Planning Commission meeting.

3.

PUBLIC HEARINGS:
A. 545 WEST LAS TUNAS DRIVE
PLANNING CASE NO. CUP18-002 (CONDITIONAL USE PERMIT)
APPLICANT: NEW YUNNAN GARDEN INC.
Project Summary: The proposed project is a request for a Conditional Use Permit
(CUP) to allow for the onsite sale of beer and wine (Type 41 ABC License) in
conjunction with food service within an existing bona-fide restaurant (New Yunnan
Garden Restaurant) at 545 West Las Tunas Drive. The project site is zoned C-1
(Retail Commercial). The project is categorically exempt under CEQA Guidelines
Section 15301, Class 1 (Existing Facilities).
Staff Recommendation:
ADOPT A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
SAN GABRIEL, CALIFORNIA, APPROVING PLANNING CASE NUMBER
CUP18-002 TO ALLOW FOR THE ON-SITE SALE OF BEER AND WINE AS
PART OF AN EXISTING RESTAURANT LOCATED AT 545 WEST LAS TUNAS
DRIVE (NEW YUNNAN GARDEN RESTAURANT), SUBJECT TO THE
RECOMMENDED CONDITIONS OF APPROVAL.
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4.

COMMENTS FROM THE PLANNING MANAGER
The Planning Manager may address the Commission and public on matters of
general information and/or concern.

5.

COMMISSIONER COMMENTS AND CONFERENCE/MEETING REPORTS
Each Commissioner may address the Commission and public on matters of
general information and/or concern. This is also the time for Commissioners to
report on conferences and/or meetings they have attended.

6.

ADJOURN PLANNING COMMISSION MEETING
TO THE REGULAR MEETING OF THE PLANNING COMMISSION ON
MONDAY, OCTOBER 8, 2018 AT 6:30 PM AT CITY HALL, 425 S. MISSION
DRIVE, 2ND FLOOR, COUNCIL CHAMBERS.
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CITY OF SAN GABRIEL PLANNING COMMISSION
MINUTES OF THE REGULAR PLANNING COMMISSION MEETING
August 13, 2018


CALL TO ORDER
Vice-Chair Klawiter called the regular meeting of the Planning Commission
meeting to order at 6:30 p.m. on Monday, July 9, 2018, in the Council Chamber at
City Hall, 425 South Mission Drive, San Gabriel, California, 91776.



PLEDGE OF ALLEGIANCE
Vice-Chair Klawiter led the Pledge of Allegiance.



ROLL CALL
Present: Vice-Chair Klawiter, Commissioner Lou, Commissioner Mamdapurkar,
and Commissioner Schwartz.
Absent: Chairman Garden
Staff in attendance included City Attorney Pilchen, Planning Manager Steinkruger,
Assistant Planner Alvarado and Planning Commission Secretary Wong.

1.

PUBLIC COMMENT
None.

2.

APPROVAL OF MINUTES
Commissioner Schwartz moved to approve the minutes from the July 9, 2018
regular Planning Commission meeting. Seconded by Commissioner Lou. Motion
passed unanimously by a 3-0 vote.
At 6:13 p.m., Commissioner Mamdapurkar joined the meeting.

3.

PUBLIC HEARINGS
A. 251 SOUTH SAN GABRIEL BOULEVARD
PLANNING CASE NO. CUP18-010 (CONDITIONAL USE PERMIT)
APPLICANT: STEPHANIE WANG, DATA FOR CHILDREN
Project Summary: In 2009, the Planning Commission approved Conditional Use
Permit (CUP) PL-09-006 for an afterschool tutoring center at 253-255 South San
Gabriel Boulevard (Data for Children). Later in 2009, an amendment to the CUP
was approved, allowing them to expand their space. In 2016, the Planning
Commission approved an amendment to CUP PL-09-006 allowing the center to
expand into an adjacent existing building located at 251 South San Gabriel
Boulevard, in the C-1 (Retail Commercial) zone. The conditions of approval
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required that the use permit be exercised within six months, which did not occur.
The proposed project seeks to re-establish the amendment to the CUP from 2016.
The project is categorically exempt under CEQA Guidelines Section 15301, Class
1 (Existing Facilities).
Staff Recommendation:
ADOPT A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
SAN GABRIEL, CALIFORNIA, APPROVING PLANNING CASE NUMBER
CUP18-010 (AMENDING CUP PL-09-006) TO ALLOW FOR THE EXPANSION
OF AN AFTERSCHOOL TUTORING CENTER (DATA FOR CHILDREN) INTO
AN EXISTING TENANT SPACE AT 251 SOUTH SAN GABRIEL BOUELVARD,
SUBJECT TO THE RECOMMENDED CONDITIONS OF APPROVAL.
This item was presented by Planning Manager Steinkruger.
Ms. Stephanie Wang, applicant, 251 S. San Gabriel Blvd., San Gabriel, explained
her reasons for applying for a CUP and stated that she agrees with all conditions
of approval.
Vice-Chair Klawiter opened the public hearing. There being no speakers, he
closed the public hearing.
COMMISSIONERS’ DISCUSSION
The Planning Commissioners discussed and conceptualized the proposed project.
They all agreed that it is a good use for the business and its location.
Vice-Chair Klawiter made the motion to adopt a resolution of the Planning
Commissioner of the City of San Gabriel, California, approving Planning Case
Number CUP-18-010 (Amending CUP PL-09-006) to allow for the expansion of an
afterschool tutoring center (Data for Children) into an existing tenant space at 251
South San Gabriel Boulevard, subject to the recommended Conditions of
Approval. Seconded by Commissioner Lou. Motion passed unanimously by a 4-0
vote.
B. 552 WEST LAS TUNAS
PLANNING CASE NO. CUP18-009 (CONDITIONAL USE PERMIT)
APPLICANT: KWEE C. GAN (MAGGIE)
Project Summary: The applicant is requesting a Conditional Use Permit (CUP) to
allow an educational facility for children that teaches Mandarin through the use of
theater at 552 West Las Tunas Drive. The property is zoned C-1M (The Market
Place) and is in the Mission District Specific Plan. This project is exempt from the
requirements of the California Environmental Quality Act, Guidelines Section
15301, Class 1 (Existing Facilities).
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Staff Recommendation:
ADOPT A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
SAN GABRIEL, CALIFORNIA, APPROVING PLANNING CASE NUMBER
CUP18-009 FOR A CONDITIONAL USE PERMIT TO ALLOW FOR AN
EDUCATIONAL FACILITY TEACHING MANDARIN THROUGH THE PRACTICE
OF THEATRE TO CHILDREN AT 552 WEST LAS TUNAS DRIVE, SUBJECT
TO THE RECOMMENDED CONDITIONS OF APPROVAL.
This item was presented by Assistant Planner Alvarado.
Ms. Kwee C. Gan (Maggie), applicant, 552 W. Las Tunas Drive, San Gabriel,
explained her reasons for applying for a CUP and stated that she agrees with all
conditions of approval.
Vice-Chair Klawiter opened the public hearing.
TESTIMONIES:
1. Sandy Rosco, 620 W. Santa Anita St., San Gabriel – in favor
2. Betty St. Peter, 1208 Armada Dr., Pasadena – in favor
3. Patricia Hall, 552 W. Ls Tunas Dr., San Gabriel – in favor
4. Robert Voss, 205 N. Primrose Ave., Alhambra – in favor
5. Jonathan Davis, 134 Woodruff Pl., Alhambra – in favor
6. David Gong, 504 Milton Dr., San Gabriel – in favor
7. Melissa Tsai, 821 Orange Grove Blvd., South Pasadena – in favor
8. Max Yang, 514 W. Norma Ave., Arcadia – in favor
At this point, no other speakers came forward. Vice-Chair Klawiter closed the
public hearing.
COMMISSIONERS’ DISCUSSION
The Planning Commissioners discussed and conceptualized the proposed project.
They all agreed that this is a good use for the business and its location.
Vice-Chair Klawiter made the motion to adopt a resolution of the Planning
Commission of the City of San Gabriel, California, approving Planning Case
Number CUP-18-009 for a Conditional Use Permit to allow for an educational
facility teaching Mandarin through the practice of theater to children at 552 West
Las Tunas Drive, subject to the recommended Conditions of Approval. Seconded
by Commissioner Schwartz. Motion passed unanimously by a 4-0 vote.

C. 321 WEST GLENDON WAY
PLANNING CASE NO. TMAP17-013 (TENTATIVE PARCEL MAP)
APPLICANT: GARY CHIN
PROJECT SUMMARY: The applicant is requesting a Tentative Parcel Map No.
74404 (TPM) to allow the subdivision of one parcel into two parcels at 321 West
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Glendon Way. The property is zoned R-2 (Low Density Multiple Family
Residence). This project is exempt from the requirements of the California
Environmental Quality Act, Guidelines Section 15315, Class 15 (Subdivision of
Properties into Four or Fewer Parcels).
Staff Recommendation:
ADOPT A RESOLUTION OF THE CITY OF SAN GABRIEL PLANNING
COMMISISON, CALIFORNIA APPROVING PLANNING CASE NUMBER
TMAP17-013 FOR A TENTATIVE PARCEL MAP TO ALLOW THE
SUBDIVISION OF ONE PARCEL INTO TWO AT 321 WEST GLENDON WAY,
SUBJECT TO THE RECOMMENDED CONDITIONS OF APPROVAL.
This item was presented by Assistant Planner Alvarado.
Mr. Gary Chin, applicant, 321 W. Glendon Way, San Gabriel, stated that he
agrees with all of the conditions of approval.
Vice-Chair Klawiter opened the public hearing. There being no speakers, he
closed the public hearing.
COMMISSIONERS’ DISCUSSION
The Planning Commissioners discussed and conceptualized the proposed project.
They all agreed that this is a good use for the business and its location.
Vice-Chair Klawiter made the motion to adopt a resolution of the Planning
Commission of the City of San Gabriel, California, approving Planning Case
Number TMAP17-013 for a Tentative Parcel Map to allow a subdivision of one
parcel into two at 321 West Glendon Way, subject to the recommended conditions
of approval. Commissioner Schwartz seconded the motion. Motion passed
unanimously by a 4-0 vote.
4.

COMMENTS FROM THE PLANNING MANAGER

Planning Manager Steinkruger advised that the Planning Commission on
upcoming public hearing items in the next two months including a study session
on the Housing Element. She also shared with the Commission about recruitment
progress for the Associate Planner position and plans for an intern recruitment in
the immediate future.
5.

COMMISSIONER COMMENTS AND CONFERENCE/MEETING REPORTS

Commissioner Mamdapurkar stated that he will not be in attendance at the
November 13, 2018 regular Planning Commission meeting.
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6.

ADJOURN PLANNING COMMISSION MEETING
TO THE REGULAR PLANNING COMMISSION MEETING ON MONDAY,
SEPTEMBER 10, 2018 AT 6:30 PM AT CITY HALL, 425 S. MISSION DRIVE, 2ND
FLOOR, COUNCIL CHAMBERS.

CITY OF SAN GABRIEL

JACKIE WONG, SECRETARY
PLANNING COMMISSION

NORMAN GARDEN, CHAIRMAN
PLANNING COMMISSION
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City of San Gabriel

STAFF REPORT
DATE:

Monday, September 10, 2018

TO:

Chairman Garden and Planning Commissioners

FROM:

Tracy Steinkruger, Planning Manager

SUBJECT:

545 West Las Tunas Drive
Planning Case CUP18-002 (Conditional Use Permit)
Applicant: New Yunnan Garden Restaurant (Stanley Szeto)

SUMMARY
This is a request for a Conditional Use Permit (CUP) to allow the sale of beer and wine (Type 41
License) for on-site consumption in conjunction with an existing bona-fide restaurant (New
Yunnan Garden Restaurant) at 545 West Las Tunas Drive. The project site is zoned C-1 (Retail
Commercial) and has a General Plan Land Use Designation of General Commercial.
Staff recommends that the Planning Commission ADOPT a Resolution APPROVING Planning
Case Number CUP18-002 for a CUP at 545 West Las Tunas Drive, subject to the recommended
conditions of approval (Attachment A).

INTRODUCTION
BACKGROUND
The project site is located on the north side of West Las
Tunas Drive between North Sycamore Drive (to the west) and
North Bradbury Drive (to the east). The project site is zoned
C-1 (Retail Commercial) and has a General Plan land use
designation of General Commercial. The project site is
developed with a 2,719 square-foot building (per the Los
Angeles County Assessor website) constructed in 1959. New
Yunnan Garden Restaurant has occupied the restaurant
under its current ownership since January 2016. The request
is to allow the restaurant to sell beer and wine in conjunction
with the sale of food, which requires a CUP per the San
Gabriel Municipal Code (SGMC) Section 153.151.
GENERAL INFORMATION
Table 1 summarizes the general information concerning this project.

ITEM

DESCRIPTION

APN

5363-019-025

LOCATION

North side of west Las Tunas Drive between North Sycamore Drive and
North Bradbury Drive.

ZONING AND LAND
USE

The property is zoned C-1 and has a General Plan designation of
General Commercial.

North: R-1 (Single Family Residence); residential uses
SURROUNDING
South: C-1 (Retail Commercial); multi-tenant commercial (shoe repair,
ZONING AND LAND pharmacy, salon)
USE
East: C-1 (Retail Commercial); multi-tenant medical and general office
West: C-1 (Retail Commercial); multi-tenant medical office
CURRENT
DEVELOPMENT

Standalone 2,719 square-foot building constructed in 1959.

ENVIRONMENTAL
REVIEW

The project was reviewed for compliance with the California
Environmental Quality Act (CEQA). This project is exempt from the
requirements of the California Environmental Quality Act, Guidelines §
15301, Class 1 (Existing Facilities).

ANALYSIS
BUSINESS OPERATIONS
New Yunnan Garden Restaurant is an
existing full service restaurant that has been
in operation under the current ownership
since 2016.
The restaurant hours are
Monday to Saturday 10:30 a.m. to 9:30 p.m.
and Sunday 10:30 to 9:00 p.m. These hours
of operation comply with City regulations for
alcohol service. The site and floor plans are
provided as Attachment B.
Exterior
photographs of the business (and
neighboring tenants) are provided as
Attachment C.
A condition of approval has been added that specifies should the business wish to modify and/or
extend their hours of operation, the request must first be submitted to the Community
Development Director who may, at his/her discretion, forward the request to the Planning
Commission for additional consideration.
CONDITION OF BUILDING AND PARKING LOT
Prior to the public hearing, Planning Division staff inspected the project site. Staff believes that
the exterior photographs of the business submitted as Attachment C do not reflect the current

condition of the property. In an effort to improve the
building proportionate to the request, conditions of
approval have been added to require that the
portions of the roof façade panel that are chipped
and/or of peeling be removed and repainted to
match (red). Additionally, a condition of approval
has been added to require that the business owner
coordinate with the property owner to remove
vacated pay phone stand at the corner of the
property.
SECURITY
The CUP application, plans, and related materials were reviewed by the San Gabriel Police
Department. To ensure the safety of the restaurant business, its patrons, the neighborhood, and
the general public, the Police Department is requiring New Yunnan Garden Restaurant to comply
with the following conditions of approval:
•

The Police Department is requiring the
installation of a video surveillance system and
centrally monitored alarm system.

•

The management shall immediately notify the
San Gabriel Police Department of any crimes
that occur inside the location, or in any areas
under the control of the management, or to any
patrons of the location, or at the request of any
patrons of the location.

•

The Police Department shall seek a review of
any CUP, and request reevaluation by the
Planning Commission to add security measures
for the best interest of public safety. The Police Department will continuously monitor for
criminal activity, loitering, noise/other nuisance complaints, and violation of any conditions of
approval.

Staff believes that the proposed project, subject to the recommended conditions of approval
imposed by the Planning Division and Police Department, would not have an adverse impact on
neighboring businesses or residential neighborhoods.
COMPATIBILITY OF USES
The project site is located on a corner lot visible to both eastbound and westbound traffic along
West Las Tunas Drive. To the north of the project site, there are single-family residential uses.
To the west, east, and south, there are commercial medical office, general office, and retail uses.
San Gabriel Municipal Code (SGMC) Section 153.162(A)(3)(a) states that in determining whether
to approve a CUP application for alcoholic beverage sales, the Planning Commission shall
consider the nature and use of real property within 500 feet of the use, and in particular, the
location of similar nearby uses and the location of residences, parks, schools and churches.

There are no schools within 500 feet of the project site. The closest schools are San Gabriel
Mission High School at 254 South Santa Anita Street (0.4 miles away) and Washington
Elementary School at 300 North San Marino Avenue (0.4 miles away). There are no churches
within 500 feet of the project site. The closest church, the San Gabriel Presbyterian Church, is
located approximately 0.45 miles away at 200 West Las Tunas Drive. There are no parks within
500 feet of the project site. The closest park, Smith Park, is located approximately 0.70 miles
away at 232 West Broadway. There are single-family residences located immediately to the north
of the project site.
ACTIVE ON-SALE RETAIL LICENSES
The New Yunnan Garden Restaurant is located in Census Tract
4802.01. Per the California Department of Alcoholic Beverage
Control, there are only three active on-sale retail licenses in
addition to the proposed business. Sharky’s Sports Bar is
located at 409 West Las Tunas Drive and maintains a Type 42
License (on-sale beer and wine, public premises). Thai Paradise
is located at 909 West Las Tunas Drive and maintains a Type 41
License (on-sale beer and wine, eating place). Al’s Cocktails is
located at 413 ½ West Las Tunas Drive and maintains a Type 48
License (on-sale general, public premises). Given that the
proposed CUP would allow for the sale of beer and wine in
conjunction with a bona fide eating place, staff believes a Type
41 license would be an appropriate addition to this Census Tract.
GENERAL PLAN CONSISTENCY
The General Plan land use designation for the subject lot is General Commercial.
The sale of beer and wine supports the following Goals of the 2004 General Plan Land Use
Element:
•

Economic Goal 4.1 – Create a vibrant business community.

•

Economic Goal 4.3 – Develop retail that will address the needs of the community.

ENVIRONMENTAL REVIEW
This project is exempt from the requirements of the California Environmental Quality Act, per
Guidelines § 15301, Class 1 (Existing Facilities).
PUBLIC NOTICE
A notice regarding the CUP public hearing was mailed to all property owners within 500 feet of
this property, advertised in the San Gabriel Sun on August 30, 2018, and posted at the project
site. The meeting agenda was posted at City Hall, the San Gabriel Post Office, and the San
Gabriel Public Library.
CONDITIONAL USE PERMIT FINDINGS
In order to grant a Conditional Use Permit for beer and wine sales within an existing restaurant,

the Planning Commission must make all of the following findings related to the property:
A. That the proposed use is consistent with the General Plan:
The sale of beer and wine within an existing restaurant is permitted in the C-1 zone, subject
to approval of a Conditional Use Permit, and is consistent with the General Commercial
designation in the General Plan Land Use Element.
B. That the site is adequate in size, shape, topography, and location to accommodate
the proposed use:
The size, shape, and topography of the project site are adequate to accommodate the
sale of beer and wine in the existing restaurant. The incidental sale of beer and wine would
not increase the floor area of the existing tenant space or building. Furthermore, the
addition of beer and wine sales would not adversely affect the parking and circulation at
the project site.
C. That there will be adequate street access to and from the site for the proposed use,
and the proposed use will not create hazardous traffic conditions:
There is adequate ingress and egress for the restaurant with ample parking available to
guests at all times of day. The addition of beer and wine sales within the existing
restaurant would not create any hazards due to design features or incompatible uses.
Additionally, the existing restaurant use is located in close proximity to single-family
residences to the north that could easily patron the business without having to operate a
motor vehicle.
D. That the proposed use is compatible with surrounding properties and uses:
The project site is surrounded by commercial and residential uses. The closest school,
park, or church is located in excess of 500 feet from the restaurant use. However, there
are single-family residences located adjacent to the project site. Many of these residences
are within walking distance of the existing restaurant use. With the recommended
conditions of approval, the proposed addition of beer and wine would be compatible with
the adjacent commercial and residential uses.
E. That the proposed use is not detrimental to the public health, safety, or general
welfare:
With the recommended conditions of approval, the proposed addition of beer and wine
sales would not be detrimental to the public health, safety, or general welfare.
RECOMMENDATION
Staff recommends that the Planning Commission:
ADOPT A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF SAN GABRIEL,
CALIFORNIA, APPROVING PLANNING CASE NUMBER CUP18-002 FOR A CONDITIONAL
USE PERMIT TO ALLOW THE SALE OF BEER AND WINE (TYPE 41 ABC LICENSE) IN
CONJUNCTION WITH AN EXISTING RESTAURANT USE AT 545 WEST LAS TUNAS DRIVE,
SUBJECT TO THE CONDITIONS OF APPROVAL (NEW YUNNAN GARDEN RESTAURANT).

ATTACHMENTS
A. Resolution
B. Site and Floor Plans
C. Photographs of Exterior

RESOLUTION NO.
A RESOLUTION OF THE PLANNING COMMISSION OF
THE CITY OF SAN GABRIEL, CALIFORNIA,
APPROVING PLANNING CASE NUMBER CUP18-002
FOR A CONDITIONAL USE PERMIT TO ALLOW FOR
THE SALE OF BEER AND WINE (TYPE 41 ABC
LICENSE) IN CONJUNCTION WITH AN EXISTING
RESTAURANT USE AT 545 WEST LAS TUNAS DRIVE
SUBJECT TO THE CONDITIONS OF APPROVAL (NEW
YUNNAN GARDEN RESTAURANT)
WHEREAS, On February 2, 2018, the applicant New Yunnan Garden/Stanley Szeto,
submitted an application for a Conditional Use Permit (CUP) to allow an existing restaurant to
serve beer and wine in conjunction with food at 545 West Las Tunas Drive. In accordance with
San Gabriel Municipal Code §153.151; and
WHEREAS, the application was determined by staff to be complete on July 23, 2018; and
WHEREAS, the project site General Plan designation is General Commercial and the
zoning is C-1 (Retail Commercial)
WHEREAS, the subject property is bounded by commercial uses to the east and west and
south (across West Las Tunas Drive), and single-family residential uses to the north; and
WHEREAS, on September 10, 2018, the Planning Commission held a duly noticed public
hearing, at which time it considered all material and evidence, whether written or oral, after which
it voted to approve the project; and
NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City of San
Gabriel as follows:
SECTION 1. CONDITIONAL USE PERMIT. The Planning Commission hereby approves the
CUP for the sale of beer and wine incidental to a bona fide eating-place, comprising approximately
2,719 square feet of floor area (per the LA County Assessor website), at 545 West Las Tunas
Drive based on the following findings:
A. That the proposed use is consistent with the General Plan:
The sale of beer and wine within an existing restaurant is permitted in the C-1 zone, subject
to approval of a Conditional Use Permit, and is consistent with the General Commercial
designation in the General Plan Land Use Element.
B. That the site is adequate in size, shape, topography, and location to accommodate
the proposed use:
The size, shape, and topography of the project site are adequate to accommodate the
sale of beer and wine in the existing restaurant. The incidental sale of beer and wine would
not increase the floor area of the existing tenant space or building. Furthermore, the
addition of beer and wine sales would not adversely affect the parking and circulation at
the project site.
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C. That there will be adequate street access to and from the site for the proposed use,
and the proposed use will not create hazardous traffic conditions:
There is adequate ingress and egress for the restaurant with ample parking available to
guests at all times of day. The addition of beer and wine sales within the existing restaurant
would not create any hazards due to design features or incompatible uses. Additionally,
the existing restaurant use is located in close proximity to single-family residences to the
north that could easily patron the business without having to operate a motor vehicle.
D. That the proposed use is compatible with surrounding properties and uses:
The project site is surrounded by commercial and residential uses. The closest school,
park, or church is located in excess of 500 feet from the restaurant use. However, there
are single-family residences located adjacent to the project site. Many of these residences
are within walking distance of the existing restaurant use. With the recommended
conditions of approval, the proposed addition of beer and wine would be compatible with
the adjacent commercial and residential uses.
E.

That the proposed use is not detrimental to the public health, safety, or general
welfare:
With the recommended conditions of approval, the proposed use will not be detrimental
to the public health, safety, or general welfare.

SECTION 2. CEQA. This project is exempt from CEQA pursuant to CEQA Guidelines § 15301
as this is an existing building. There are no exceptions to this exemption that would apply.
SECTION 3. EFFECTIVE DATE. This Resolution shall become effective at the end of the tenday appeal period, unless appealed.
SECTION 4. MAILING OF RESOLUTION. The Planning Commission Secretary is hereby
directed to mail, with a proof of service, a signed copy of this Resolution to the Applicant.
PASSED, APPROVED, ADOPTED THIS 10th DAY OF SEPTEMBER 2018 BY THE PLANNING
COMMISSION OF THE CITY OF SAN GABRIEL, CALIFORNIA.

___________________________________
Norman Garden
Chairman, Planning Commission
City of San Gabriel
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Attest:

______________________________
Jackie Wong
Planning Commission Secretary
City of San Gabriel
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Exhibit 1
CONDITIONS OF APPROVAL
PROJECT ADDRESS:
545 WEST LAS TUNAS DRIVE
PROJECT NO.:
PLANNING CASE NO. CUP18-002 (CONDITIONAL USE PERMIT)
APPLICANT:
NEW YUNNAN GARDEN RESTAURANT / STANLEY SZETO
The following conditions shall be made a part of the approval of the project, and shall be complied
with in their entirety:
GENERAL NOTICE REQUIRED BY LAW
1. Right to Appeal: You have the right to appeal this decision within 10 business days by
filing a letter of appeal with the City Clerk and paying the appeal fee of $565 plus the public
hearing advertising fee of $400 and sign posting fee of $150. This appeal period ends
September
24,
2018
after
which
an
appeal
may
not
be
filed.
2. Conditions are Binding: Once the appeal period has expired, all conditions of approval
are final. No approval shall be valid until the applicant has signed the affidavit at the
bottom of this document stating that (he/she) has received, read, understands, and
accepts the conditions of approval. All conditions are binding, and the City retains
continuing jurisdiction to ensure that all requirements of an approved permit are met.
3. Follow the Law: The City’s approval of your application does not relieve you from
compliance with other Federal, State, or City requirements. Failure to comply with any of
the above conditions shall result in the review and possible revocation of the CUP by the
Planning Commission.
4. Changes Must Be Approved: Any revisions to an approved application shall be
resubmitted to the Community Development Department for review and approval.
PLANNING DIVISION CONDITIONS
5. Use Permit Within 6 Months: Approval of a conditional use permit shall be used within
six months from the effective date of approval. The effective date of approval occurs 10
business days after your application has been acted on, assuming no appeals are filed.
6. Trash and Debris: All properties shall be kept in a neat, clean and orderly condition, free
of weeds and debris. No merchandise, equipment, used furniture or other items may be
stored in a setback or yard area except to the extent expressly permitted by the San
Gabriel Municipal Code.
7. Hours of Operation: The business shall only sell beer and wine in conjunction with food
and during the approved business hours. Hours of operation are from 10:30 a.m. – 10:00
p.m. Sunday through Saturday. Any extension of these hours shall be reviewed by the
Community Development Director and may be forwarded to the Planning Commission for
modification of the CUP.
8. Additional Conditions: The Planning Division reserves the right to add additional
conditions of approval based on subsequent submittals.
9. Building Roof Facade: The business shall remove all chipped and/or flaking roof paint

and re-paint the roof façade to match the existing color (red).
10. Removal of the Pay Phone: The business shall coordinate with the property owner to
facilitate the removal of the pay phone currently located at the corner of the property at
West Las Tunas Drive and Bradbury Drive.
POLICE DEPARTMENT CONDITIONS
11. Alarm System: An alarm system shall be installed.
12. Video Surveillance: A video surveillance system shall be installed and meet the following
requirements:
a. The system shall have the ability to record all cameras for later playback in the
event of an incident at the location.
b. The recording media shall be stored a minimum of 10 days before destruction or
reuse and must be made available to law enforcement agencies for law
enforcement purposes upon request.
c. Recording media shall be periodically replaced so that image deterioration does
not occur due to excessively worn media.
d. The system use shall be capable of providing an image sufficient to identify faces
under all lighting conditions at the location.
e. Minimum coverage/camera locations shall cover the following:
i. Clear view of the cash register.
ii. Interior entrance and exit.
13. Security Ordinance: Applicant shall comply with the City of San Gabriel’s security
ordinance (SGMC Sec. 150.210 – 150.223).
14. Cooperation with Law Enforcement: The management shall immediately notify the San
Gabriel Police Department of any crimes that occur inside the location, or in any areas
under the control of the management, or to any patrons of the location, or at the request
of any patrons of the location. The managers or employees of the location shall fully
cooperate with any law enforcement agency that is conducting any lawful investigation in
regard to that location.
15. Visibility: Visibility into the interior of the premises shall not be blocked by window tinting
or opaque coverings of any kind that do not allow a clear and unobstructed view into the
interior of the business by passing vehicles and pedestrians during the hours of operation.
Painted/window signs shall not cover more than 25 percent of any window pane.
16. Inspections: Businesses shall be available for inspection by the San Gabriel Police
Department at any times.
17. Neighborly Conduct: Management shall take appropriate measures to ensure that
patrons and employees do not disturb neighbors, including noise levels, trash and debris,
etc.
18. Permit Review: In the interest of public safety, the Police Department is authorized to
review this conditional use permit on a continuing basis, and may impose additional
conditions, including, without limitation, security measures. The following circumstances
will be specifically monitored:

a.
b.
c.
d.

Criminal activity occurring inside or as a result of the location.
Loitering occurring as a result of the location.
Noise and/or other nuisance complaints occurring as a result of the location
Violation of any condition of approval in the conditional use permit.

FINANCE DEPARTMENT CONDITIONS
19. Licenses: The applicant shall comply with the City’s business license ordinance, and
shall cooperate with the City to obtain compliance from contractors and subcontractors.
Applicant Affidavit
I have received, read, accept and understand the conditions of approval for Planning Case No.
CUP18-002 (Conditional Use Permit) for New Yunnan Garden Restaurant.
PROPERTY OWNER NAME (PLEASE PRINT)
_________________________________________________
PROPERTY OWNER SIGNATURE
___________________________________________________________
DATE _______________________

PHONE NO. _____________________________________

EMAIL ADDRESS
___________________________________________________________________________
APPLICANT NAME (PLEASEPRINT)
_________________________________________________________
APPLICANT SIGNATURE
____________________________________________________________________

DATE _______________________

PHONE NO. _____________________________________

E-MAIL ADDRESS
________________________________________

ATTACHMENT B

ATTACHMENT B

ATTACHMENT C

ATTACHMENT C

ATTACHMENT C

