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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.
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PLANNING COMMISSION – REGULAR MEETING
AGENDA – MAY 13, 2019


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 April 8, 2019 Planning Commission meeting.

3.

PUBLIC HEARING:
A. 127 SOUTH SAN GABRIEL BOULEVARD
PLANNING CASE NO. CUP19-002 (CONDITIONAL USE PERMIT)
APPLICANT: STANLEY SZETO
Project Summary: The proposed project is a request for a Conditional Use Permit
(CUP) to allow for the on-site sale and consumption of beer and wine (Type 41
License) in conjunction with food service at an existing restaurant space
(Shenyang Tasty Restaurant) at 127 South San Gabriel Boulevard. The project
site is zoned C-1 (Retail Commercial). This project is categorically exempt under
California Environmental Quality Act (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
CUP19-002 FOR A CONDITIONAL USE PERMT TO ALLOW FOR THE ON-SITE
SALE AND CONSUMPTION OF BEER AND WINE AT AN EXISTING
RESTAURANT SPACE (SHENYANG TASTY RESTAURANT) AT 127 SOUTH
SAN GABRIEL BOULEVARD, SUBJECT TO THE RECOMMENDED
CONDITIONS OF APPROVAL.
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4.

STAFF ITEMS:
A. 1975 SOUTH DEL MAR AVENUE – PROJECT PREVIEW
PLANNING CASE NO. PPD18-006 (TENTATIVE TRACT MAP AND
PRECISE PLAN OF DESIGN)
APPLICANT: ALEX CHANG
Project Summary: This item is intended to provide information to the Planning
Commission about the proposed mixed-use project.
Staff Recommendation:
RECOMMEND THAT THE PLANNING COMMISSION NOTE AND FILE THE
STAFF REPORT.
B. 700-800 SOUTH SAN GABRIEL BOULEVARD – PROJECT PREVIEW
PLANNING CASE NO. PD18-001 (PLANNED DEVELOPMENT,
DEVELOPMENT AGREEMENT, TENTATIVE TRACT MAP AND PRECISE
PLAN OF DESIGN)
APPLICANT: KEN LEE
Project Summary: This item is intended to provide information to the Planning
Commission about the proposed mixed-use project.
Staff Recommendation:
RECOMMEND THAT THE PLANNING COMMISSION NOTE AND FILE THE
STAFF REPORT.
C. PUBLIC WORKS “ASK THE ENGINEER”
Planning Commission requested information regarding City’s underground utilities
requirements and Alhambra Wash Bridge construction update. The staff from the
Public Works Department will respond to requests for information about those
items.

5.

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

6.

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.
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7.

ADJOURN PLANNING COMMISSION MEETING
TO THE REGULAR MEETING OF THE PLANNING COMMISSION ON MONDAY,
JUNE 10, 2019 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
April 8, 2019
•

CALL TO ORDER
Chairman Garden called the regular meeting of the Planning Commission meeting
to order at 6:30 p.m. on Monday, April 8, 2019 in the Council Chamber at City
Hall, 425 South Mission Drive, San Gabriel, California, 91776.

•

PLEDGE OF ALLEGIANCE
Chairman Garden led the Pledge of Allegiance.

•

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

1.

PUBLIC COMMENT
1. Andrew (he did not state his last name), 1000 block of S. Gladys, San Gabriel,
inquired about development processes as well as on how the Planning
Commission and City Council make their decision on development projects.
Andrew was particularly concerned about the proposed 220 S. San Gabriel
project’s density. He stated that the city may compromise public safety when
dealing with potential incidents at such large-size projects.
Chairman Garden explained that the Planning Commission uses the General
Plan and staff recommendations as guidelines to make decisions on every
development project in the City. City Attorney Pilchen stated that the 220 S.
San Gabriel project will be taken up again at a future Planning Commission
meeting. He suggested that Andrew could attend that meeting and voice his
concerns when this item is up for discussion.

2.

APPROVAL OF MINUTES
Chairman Garden pointed out that the minutes did not mention about his concern
regarding the matrix and the tentative tract map’s inconsistency on the eastern
side setback. Planning Manager Steinkruger stated that she and Planning
Assistant Alvarado met with the project architect. They made corrections prior to
the item being taken up at the Design Review Commission meeting.
Vice-Chair Klawiter moved to approve the minutes from the March 11, 2019
regular Planning Commission meeting. Commissioner Schwartz seconded the
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motion. Motion passed with 4 - ayes and 0 – noes (Commissioner Mamdapurkar
was not present to vote).
3.

PUBLIC HEARINGS
A. 238 SOUTH SAN MARINO AVENUE
PLANNING CASE NO. TMAP18-021 (TENTATIVE PARCEL MAP NO.
82471)
APPLICANT: JOHN WU
This item was presented by Assistant Planner Garibay.
Project Summary: The proposed project is a request for a Tentative Parcel
Map (TPM No. 82471) to allow for a three-unit residential condominium
subdivision at 238 South San Marino Avenue. The project site is zoned R-3
(Multiple Family Residence) and has a General Plan Land Use Designation of
High Density Residential. This project is exempt from the requirements of the
California Environmental Quality Act, Guidelines Section 15303, Class 15
(Minor Land Divisions).
Staff Recommendation:
ADOPT A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY
OF SAN GABRIEL, CALIFORNIA, APPROVING PLANNING CASE
NUMBER TMAP18-021 FOR A TENTATIVE PARCEL MAP (NO. 82471)
FOR THE SUBDIVISION OF THREE RESIDENTIAL CONDOMINIUM UNITS
AT 238 SOUTH SAN MARINO AVENUE, SUBJECT TO THE
RECOMMENDED CONDITIONS OF APPROVAL.
Mr. Wu, applicant and project architect, 412 S. Stoneman Avenue, Alhambra,
stated that he reviewed and concurred with the Conditions of Approval.
Chairman Garden opened the public hearing.
TESTIMONIES:
1. Manny Gonzalez, 200 Wedgewood St., San Gabriel, voiced his concern
about increased noise and density. He stated that he prefers to have more
mainstream markets over development projects in the City.
2. Peter Phuong, 250 S. San Marino Ave., San Gabriel, voiced his support for
the project. He stated that the developer was conscientious to build only
three units instead of the maximum of six allowable units. He also added that
the developer is doing a good job in making the neighborhood look
beautiful and getting rid of the dilapidated buildings onsite.
There being no additional speakers, Chairman Garden closed the public
hearing.
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COMMISSIONERS’ DISCUSSION
The Planning Commissioners discussed and conceptualized the proposed
project.
Commissioner Lou stated that while he liked the original structure, it was not
maintained well. He stated that he liked the proposed three units in order to get
more air circulation and sunlight in the area. He stated that he supports the
project.
Commissioner Schwartz stated that this project is far from the maximum
density allowance and liked its overall design. He stated that he supports the
project.
Vice-Chair Klawiter stated that not all old buildings have historical significance.
He added that the property has not been maintained well and sees the new
development as a huge improvement to the neighborhood and that he supports
the project.
Chairman Garden stated that the project fits appropriately in the neighborhood.
He also stated that he appreciated the developer’s plan to retain the existing
trees in the property.
Chairman Garden made the motion to adopt a resolution of the Planning
Commissioner of the City of San Gabriel, California, approving Planning Case
Number TMAP18-021 for a Tentative Tract Map (No. 82471) for the subdivision
of three residential condominium units at 238 South San Marino Avenue,
subject to the recommended Conditions of Approval. Seconded by Vice-Chair
Klawiter. Motion passed with 4 – ayes, 0 – noes (Commissioner Mamdapurkar
was not present to vote)
B. GENERAL PLAN HOUSING ELEMENT ANNUAL PROGRESS REPORT
FOR THE 2018 CALENDAR YEAR
This item was presented by Assistant Planner Garibay.
Project Summary: As required by Government Code Section 65400(b), the
City is required to provide an annual report to the California Department of
Housing and Community Development (HCD) regarding the implementation of
the Housing Element and how the City is meeting the regional housing needs
for the community. The Annual Progress Report (APR) is an important tool to
track and monitor the City’s progress in addressing the regional housing needs
allocation, including the number of housing units permitted by income level,
the status of programs in the Housing Element, and efforts to remove
governmental constraints.
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Staff Recommendation:
ADOPT A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
SAN GABRIEL, CALIFORNIA, RECOMMENDING THE CITY COUNCIL TO
DIRECT STAFF TO SUBMIT THE HOUSING REPORT TO THE STATE
DEPARTMENT OF HOUSING AND COMMUNITY DEVELOPMENT (HCD).
Chairman Garden opened the public hearing. There being no speakers, Chairman
Garden closed the public hearing.
COMMISSIONERS’ DISCUSSION
The Planning Commissioners discussed the item. They inquired about low-income
housing requirements and Accessory Dwelling Units, which staff explained and
answered.
Chairman Garden made the motion to adopt a resolution of the Planning
Commission of the City of San Gabriel, California, recommending the City Council
to direct staff to submit the Housing Report to the State Department of Housing
and Community Development (HCD). Seconded by Commissioner Schwartz.
Motion passed with 4 – ayes, 0 – noes (Commissioner Mamdapurkar was not
present to vote)
4. COMMENTS FROM THE PLANNING MANAGER
Planning Manager Steinkruger gave an update about the April 2, 2019 City
Council meeting outcome regarding the proposed project located at 220 S. San
Gabriel Boulevard. The item is being continued where the developer would have
to take another look at massing scenarios and determine what the next steps will
be. A revised version of the project will come back to the Planning Commission for
consideration at a future date yet to be determined.
Planning Manager Steinkruger announced that there will be a “Ask An Engineer
Night” at regular Planning Commission meeting on May 13, 2019. This will give
the Planning Commission a chance to ask specific questions to engineering staff
regarding Public Works-related items such as potholes, sewers, etc.
5. COMMISSIONER COMMENTS AND CONFERENCE/MEETING REPORTS
None.
6. ADJOURN PLANNING COMMISSION MEETING
TO THE REGULAR MEETING OF THE PLANNING COMMISSION ON MONDAY,
MAY 13, 2019 AT 6:30 PM AT CITY HALL, 425 S. MISSION DRIVE, 2ND FLOOR,
COUNCIL CHAMBERS.
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City of San Gabriel

STAFF REPORT
DATE:

Monday, May 13, 2019

TO:

Chairman Garden and Planning Commissioners

FROM:

Tracy Steinkruger, Planning Manager

SUBJECT:

127-129 South San Gabriel Boulevard
Planning Case No. CUP19-002 (Conditional Use Permit)
Applicant: Stanley Szeto for Shenyang Tasty Restaurant

SUMMARY
This is a request for a Conditional Use Permit (CUP) to allow the sale of beer and wine (Type 41
ABC License) for on-site consumption in conjunction with food service within an existing
restaurant (Shenyang Tasty Restaurant) at 127-129 South San Gabriel Boulevard. The subject
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 Resolution APPROVING Planning
Case No. CUP19-002 at 127-129 South San Gabriel Boulevard, subject to the recommended
conditions of approval (Attachment A).

INTRODUCTION
BACKGROUND
The property is located on the west side of South San Gabriel
Boulevard between East Live Oak Street (to the south) and
East Las Tunas Drive (to the north). The 24,450 square foot
(SF) property is currently developed with an existing 11,720 SF
multi-tenant shopping center. The Shenyang Tasty Restaurant
has occupied the 2,574 SF tenant space at 127-129 S. San
Gabriel Boulevard since July 2018. The business was
previously located to the south of the project site at 137 S. San
Gabriel Boulevard; however, it is unclear if the new location is
under the same ownership. The proposed project would allow
the existing restaurant to sell beer and wine in conjunction with
the sale of food, which requires a CUP per San Gabriel
Municipal Code (SGMC) Section 153.151.

GENERAL INFORMATION
Table 1 summarizes the general information concerning this project.
ITEM

DESCRIPTION

APN

5367-018-022

LOCATION

West side of South San Gabriel Boulevard between East Live Oak
Street (to the south) and East Las Tunas Drive (to the north).

ZONING AND LAND
USE

The property is zoned C-1 (Retail Commercial) and has a General Plan
Land Use Designation of General Commercial.

North: C-1 - Shopping Center tenants; fueling station
SURROUNDING
South: C-1 - Multi-tenant retail and restaurant; supermarket
ZONING AND LAND
East: C-1 - Automotive uses; retail and office
USE
West: C-1 - Parking lot
CURRENT
DEVELOPMENT

An existing 2,574 SF restaurant in an approximately 11,720 SF
shopping center.

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
Shenyang Tasty Restaurant has
been operating in their current
location since July 2018.
The
business was previously located to
the south of the project site at 137
South San Gabriel Boulevard;
however, it is unclear if the new
location is under the same
ownership.
Shenyang Tasty
Restaurant offers a variety of
authentic Chinese foods in a casual
sit-down environment. The applicant
believes that the addition of beer and
wine would complement the food
options and add to the customer
appeal for the restaurant. Planning
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staff noted that some reviews on the Yelp website noted the absence of alcohol from the
restaurant menu.
The restaurant is currently operating from 11:30 am to 10:00 pm, seven days a week (according
to the Yelp website, the restaurant opens at 11:00 AM). No changes to the hours of operation are
proposed. The site plan, floor plan, and menu are provided as Attachment B.
COMPATIBILITY OF USES
The project site is located on the west side of South San Gabriel Boulevard, just to the south of
the intersection at East Las Tunas Drive and South San Gabriel Boulevard. This area contains a
variety of commercial retail, automotive, office, and restaurant uses. Photographs of neighboring
land uses were taken by the Applicant and provided as Attachment C. The business was formerly
located just to the south of the project site at 137 South San Gabriel Boulevard next to the Good
Fortune Supermarket (formerly Hong Kong Supermarket); the business relocated to the project
site in July 2018.
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. The location of similar nearby uses, residences, parks,
schools, and churches shall be identified.
Options for Youth School at 405 South San Gabriel Boulevard is located approximately 1,500 feet
from the project site. Roosevelt Elementary School at 401 Walnut Grove Avenue is located
approximately 2,600 feet (0.49 mile) from the project site. Del Mar High School at 312 South Del
Mar Avenue is located approximately 2,800 feet (0.53 mile) from the project site. The First United
Methodist Church of San Gabriel at 201 North San Gabriel Boulevard is located approximately
1,000 feet away from the project site. Staff found no parks within close proximity of the proposed
project.
Shenyang Tasty Restaurant has occupied the project site since July 2018 without incident. The
proposed addition of beer and wine sales is incidental and would only be served with food. Based
on analysis of the surrounding uses, staff believes that the proposed sale of beer and wine is
compatible with neighboring businesses and uses. Staff has included conditions related to
security and hours of operation to ensure compatibility with neighboring land uses.
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 Shenyang Tasty Restaurant to comply with
the following conditions of approval:
•

The Police Department will require the installation of a video surveillance system and
centrally monitored alarm system. (Condition of Approval #11 & 12)

•

The business shall immediately notify the 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. (Condition of Approval #15)
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•

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. (Condition of Approval
#16)

GENERAL PLAN CONSISTENCY
The General Plan land use designation for the subject site is General Commercial. The proposed
addition of beer and wine to an existing restaurant use supports the following goals of the General
Plan:
•

Economic Goal 4.1 – Create a vibrant business community.
o Shenyang Tasty Restaurant adds a unique experience of authentic Chinese
dining to an active area along South San Gabriel Boulevard. The addition of beer
and wine would be complementary to this.

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 was sent to all property owners and occupants within 500 feet of this
property. The meeting agenda was also posted at City Hall, the San Gabriel Post Office, the San
Gabriel Public Library, and on the City’s website. A notice was posted at the project site. This
hearing was also advertised in the San Gabriel Sun on May 2, 2019. To date, the City has
received one call from a resident who lives on California Street (west of the project site) who
stated their opposition to the proposed CUP for beer and wine because the resident believes it
would create additional traffic and noise issues for residents in the area.
Shenyang Tasty Restaurant was previously located to the south-southwest of the project site at
137 South San Gabriel Boulevard. The new location is positioned closer to South San Gabriel
Boulevard, a Principal Arterial street and further away from residential areas. Additionally, the
hours of operation are not proposed to change. Police Department staff confirmed that there
have been no calls for service at their new location; they also added a condition of approval stating
that there shall be no sale of beer, wine, or other beverages for consumption unless said items
are served in conjunction with food. Staff believes that any traffic and/or noise concerns are
negligible and would be addressed through the implementation of conditions of approval.
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 proposed addition of beer and wine to an existing restaurant is permitted in the C-1 zone,
subject to approval of a Conditional Use Permit. It is also consistent with the General
Commercial land use designation, where all forms of retail and service, including restaurants,
4

are allowed. The sale of beer and wine would be incidental to the primary use, which is
restaurant.
B. That the site is adequate in size, shape, topography, and location to accommodate
the proposed use:
The size, shape, and topography of the site are adequate to accommodate the service of
the existing restaurant with the addition of beer and wine. The proposed use would not
affect the floor area of the existing building. Furthermore, the addition of beer and wine
sales would not have an impact on the parking and circulation at this 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:
The proposed addition of beer and wine to Shenyang Tasty Restaurant would not impede
street access to and from the site. Since the restaurant is already existing, the proposed
project would not result in the creation of hazardous traffic conditions.
D. That the proposed use is compatible with surrounding properties and uses:
Staff has determined that there are not any schools, parks, or churches within 500 feet of
the proposed project. As conditioned, the proposed addition of beer and wine would be
compatible with the commercial uses and residential uses occurring near the existing
restaurant. The addition of beer and wine to a restaurant can be determined as a public
convenience, not a nuisance.
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 to
an existing restaurant use would not be detrimental to the public health, safety, or general
welfare. Staff has added conditions of approval to ensure the proposed project would not
be detrimental to the surrounding area.
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 CUP19-002 FOR A CONDITIONAL
USE PERMIT TO ALLOW THE SALE OF BEER AND WINE (TYPE 41 ABC LICENSE) IN
CONJUNCTION WITH FOOD WITHIN AN EXISTING RESTAURANT AT 127-129 SOUTH SAN
GABRIEL BOULEVARD, SUBJECT TO THE CONDITIONS OF APPROVAL.
ATTACHMENTS
A. Resolution with Conditions of Approval
B. Site and Floor Plans
C. Photographs of Neighboring Land Uses
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ATTACHMENT A1
RESOLUTION NO.
A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF SAN GABRIEL, CALIFORNIA APPROVING PLANNING
CASE NUMBER CUP19-002 FOR A CONDITIONAL USE
PERMIT TO ALLOW THE SALE OF BEER AND WINE (TYPE 41
ABC LICENSE) IN CONJUNCTION WITH FOOD, WITHIN AN
EXISTING RESTAURANT AT 127-129 SOUTH SAN GABRIEL
BOULEVARD, SUBJECT TO THE CONDITIONS OF APPROVAL.
WHEREAS, On February 5, 2019 the Applicant, Stanley Szeto on behalf of Shenyang
Tasty Restaurant, submitted an application for a Conditional Use Permit (CUP) to allow a new
restaurant to serve beer and wine in conjunction with food at 127-129 South San Gabriel
Boulevard. In accordance with San Gabriel Municipal Code §153.151; and
WHEREAS, the application was determined by staff to be complete on March 5, 2019;
and
WHEREAS, the project site General Plan designation is General Commercial and the
zoning is C-1 (Retail Commercial); and
WHEREAS, the subject property is bounded by commercial uses to the north, south, east,
and west; and
WHEREAS, on May 13, 2019, 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 alcohol at 127-129 South San Gabriel Boulevard based on the following
findings:
A. That the proposed use is consistent with the General Plan:
The proposed addition of beer and wine to an existing restaurant is permitted in the C-1 zone,
subject to approval of a Conditional Use Permit. It is also consistent with the General
Commercial land use designation, where all forms of retail and service, including restaurants,
are allowed. The sale of beer and wine will be incidental to the primary use, which is
restaurant.
B. That the site is adequate in size, shape, topography, and location to accommodate
the proposed use:
The size, shape, and topography of the site are adequate to accommodate the service of
the existing restaurant with the addition of beer and wine. The proposed use will not affect
the floor area of the existing building. Furthermore, the addition of beer and wine sales
will not have an impact on the parking and circulation at this site.

ATTACHMENT A2
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:
The proposed addition of beer and wine to Shenyang Tasty Restaurant will not impede
street access to and from the site. Since the restaurant is already existing, the proposed
project will not result in the creation of hazardous traffic conditions.
D. That the proposed use is compatible with surrounding properties and uses:
Staff has determined that there are not any schools, parks, or churches within 500 feet of
the proposed project. As conditioned, the proposed addition of beer and wine will be
compatible with the commercial uses and residential uses occurring near the existing
restaurant. The addition of beer and wine to a restaurant can be determined as a public
convenience, not a nuisance.
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 to
an existing restaurant use will not be detrimental to the public health, safety, or general
welfare. Staff has added conditions of approval to ensure the proposed project will not be
detrimental to the surrounding area.

SECTION 2. CEQA. This project is exempt from CEQA pursuant to CEQA Guidelines § 15301
as this is an existing facility. There are no exceptions to this exemption that would apply.
SECTION 3. EFFECTIVE DATE. This Resolution shall become effective at the end of the tenbusiness day 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, AND ADOPTED THIS 13th DAY OF MAY 2019 BY THE
PLANNING COMMISSION OF THE CITY OF SAN GABRIEL, CALIFORNIA.

___________________________________
Norman Garden
Chairman, Planning Commission
City of San Gabriel
Attest:
_________________________________
Jackie Wong
Planning Commission Secretary
City of San Gabriel
Exhibit 1: Conditions of Approval

ATTACHMENT A3
CONDITIONS OF APPROVAL
PROJECT ADDRESS:

127-129 SOUTH SAN GABRIEL BOULEVARD

PROJECT NO.:

PLANNING CASE NO. CUP19-002

PROJECT DESCRIPTION:

CONDITIONAL USE PERMIT FOR BEER AND WINE IN
CONJUNCTION WITH AN EXISTING RESTAURANT
(SHENYANG TASTY RESTAURANT)

APPLICANT:

STANLEY SZETO ON BEHALF OF SHENYANG TASTY
RESTAURANT

The following conditions shall be made a part of the approval of the project, and shall be
complied with in their entirety and copied on the revised sets of plans for construction
plan check:
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, as well as
the advertising fee ($400) and posting fee ($150). This appeal period expires on Tuesday
May 30, 2019 at 5:00 PM 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. All Improvements Must Be Finished to Occupy: No occupancy permit can be granted,
nor any building permit “finaled,” until all improvements required by this approval have
been properly constructed, inspected, and approved.
5. Changes Must Be Approved: Any revisions to an approved application shall be
resubmitted to the Community Development Department for review and approval.
6. Expiration: The Conditional Use shall terminate when discontinued for 180 consecutive
days as documented by the Community Development Department.
Planning Division Conditions (626) 308-2806
7. 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.

ATTACHMENT A4
8. Hours of Operation: The business shall remain open from 11:00 am - 11:00 pm, Sunday
through Saturday. Should the applicant wish to expand upon these hours of operation at
a later date, approval by the Planning Commission will be required.
9.

Additional Conditions: The Planning Division reserves the right to add additional
conditions of approval based on subsequent submittals

Police Department Conditions (626) 308-2846
10.

Complementary to Food: There shall be no sale of beer, wine, or other beverages for
consumption unless said items are served in conjunction with food.

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 used 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.

Buzzer Alarm: There shall be no buzzer alarm or intercom system.

14. Security Ordinance: Applicant shall comply with the City of San Gabriel’s security
ordinance (SGMC Sec. 150.210 – 150.223).
15. 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.
16. Permit Review: The Police Department shall seek a review of any conditional use permit,
and may request additional security measures, at any time that it appears to be in the best
interest of the public safety. The following circumstances will be specifically monitored:

ATTACHMENT A5
f.
g.
h.
i.

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.

17.

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.

18.

Interior Doors: No interior doors shall be capable of being locked with the exclusion of
the restroom facilities, is no locking stalls are provided.

19.

Inspections: Businesses shall be available for inspection by the San Gabriel Police
Department at any times.

20.

Property Maintenance Program: A property maintenance program shall include removal
of graffiti within one working day (24 hours); maintenance of all landscape areas;
maintenance, repair and security of all trash enclosures; maintenance of parking lot area,
free from litter at all times and all inoperative lights repaired immediately. That landscaping
shall not obscure any security lighting or any windows or view of the building.

21.

Posting: The applicant shall post the property for Vehicle Code enforcement and “No
Trespassing”.

22.

Shield of Luminaries: All luminaries shall be shielded and deflected away from
residential areas.

23.

Neighborly Conduct: Management shall take appropriate measures to ensure that
patrons and employees do not disturb neighbors, including noise levels, trash and debris,
etc.

Finance Department (626) 308-2800
24.

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.

ATTACHMENT A6

Property Owner and Applicant Affidavit
I have received, read, accept and understand the conditions of approval contained on the
Standard List of Conditions for 127-129 South San Gabriel Boulevard, Planning Case No. CUP19002 (Conditional Use Permit).
PROPERTY OWNER NAME (PLEASE PRINT)

_______________________________________________
PROPERTY OWNER SIGNATURE

_______________________________________________
DATE _______________________
PHONE NO. ____________________________
E-MAIL ADDRESS

_______________________________________________
APPLICANT NAME (PLEASE PRINT)

_______________________________________________
APPLICANT SIGNATURE

_______________________________________________
DATE _______________________
PHONE NO. ____________________________
E-MAIL ADDRESS

______________________________________
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City of San Gabriel

STAFF REPORT
DATE:

Monday, May 13, 2019

TO:

Chairman Garden and Planning Commissioners

FROM:

Tracy Steinkruger, Planning Manager
Matt Chang, Senior Planner

SUBJECT:

Project Preview: 1975 South Del Mar Avenue
Planning Case No. PPD18-006
Applicant: Alex Chang

SUMMARY
This report is intended to provide information to the Planning Commission about the proposed
mixed-use project at 1975 South Del Mar Avenue. No action is required.
Staff recommends that the Planning Commission NOTE AND FILE the staff report.

PROJECT DESCRIPTION
The subject site is located at the southwest corner of
South Del Mar Avenue and West Glendon Way. The
site is approximately 24,776 square feet in size and
is approximately 50 feet away from express lane
entrance of the San Bernardino Freeway (10
Freeway). There is an existing automotive repair
facility at this location.
The site is zoned MU-C/R (Mixed-Use Corridor /
Residential) within the Valley Boulevard Specific
Plan (VBSP). The proposed project would demolish
the existing automotive repair building and construct
a 64’ high mixed-use building. The proposed project
would consisting of 35 residential condominium units
of 33,754 square feet and a commercial space of
9,791 square feet.

Project Site

Additional information about the project site is summarized in the table below:
ITEM

DESCRIPTION

APN

5360-045-060 (approximately 0.56 acres lot)

Location

West side of South Del Mar Avenue between 10 Freeway (to the south)
and West Glendon Way (to the north)

Zoning and Land use

The property is zoned MU-C/R within VBSP. The General Plan Land
Use Designation is Commercial Specific Plan.

North: MU-C/R; Gas station and multi-family residence
Surrounding Zoning South: MU-C/R; Automotive repair facility and multi-family residence
West: MU-C/R; Multi-family residence
and Land Use
East: MU-C/R; Apartment complexes

Current Development

A 3,000 square feet building for automotive repair facility.

Environmental
Review

Staff is preparing Request for Proposals (RFP) to solicit qualified
environmental consulting firms to perform environmental review for the
proposed project pursuant to the California Environmental Quality Act
(CEQA).

Access to the site would be via two driveway entrances, one on West Glendon Way and a second
on South Del Mar Avenue. The project would require 91 parking spaces and a total of 111 (91
individually accessible parking spaces and 20 tandem parking spaces) are provided on-site, 13
spaces on the ground level and the rest are located in the two basement levels. The 20 tandem
spaces are located in the basement levels to be used for commercial valet parking or additional
spaces for the condominium residents.
ENTITLEMENTS REQUIRED
The proposed project requires the issuance of a Tentative Tract Map (TTM) for condominium
purposes, a Precise Plan of Design (PPD) for architectural design of the building and a Master
Sign Plan (MSP) for exterior signs. The Planning Commission would review the TTM entitlement
and if the TTM is approved, then the project would go to the Design Review Commission for the
review of PPD and MSP entitlements.
ENVIRONMENTAL REVIEW
Staff is preparing Request for Proposals (RFP) to solicit qualified environmental consulting firms
to perform environmental review for the proposed project pursuant to the California Environmental
Quality Act (CEQA).

PROJECT REVIEW
The project is in the early stage of the entitlement process and staff has identified the following
components of the project that would need thorough review during the process:







Overall building height/mass
Building architecture
Compatibility with adjacent land uses
Traffic circulation
Del Mar Avenue ingress/egress shared with property to the south (a separate automotive
repair facility)
Street parking

The project site is located at the southern end of San Gabriel and the proposed project is
perceived as a gateway project by motorists as they enter the city. In addition, the site is only 50’
away from the 10 Freeway and the proposed project will be visible from various vantage points
on the freeway. Therefore, staff believed that, considering the unique location of this project, the
proposed project should be presented to the Planning Commission for a preview so the
Commission could provide comment.
RECOMMENDATION
Staff and the Applicant are available to answer questions and/or receive comments from the
Planning Commission about the proposed project.
Staff recommends that the Planning Commission provide NOTE AND FILE the staff report.
ATTACHMENT
Attachment A: Project Plans (Consolidated Version)
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City of San Gabriel

STAFF REPORT
DATE:

Monday, May 13, 2019

TO:

Chairman Garden and Planning Commissioners

FROM:

Tracy Steinkruger, Planning Manager

SUBJECT:

Project Preview: Pacific Square Mixed-Use Project (Planned Development
(PD), Development Agreement (DA), Tentative Tract Map (TTM), and Precise
Plan of Design (PPD)) at 700-800 South San Gabriel Boulevard
Planning Case No. PD18-001
Applicant: Ken Lee

SUMMARY
This report is intended to provide information to the Planning Commission about the proposed
Pacific Square Mixed-Use Project at 700-800 South San Gabriel Boulevard. No action is required.
Staff recommends that the Planning Commission NOTE AND FILE the staff report.

BACKGROUND
The subject property is located on the east side of South San
Gabriel Boulevard between East Grand Avenue (to the south)
and East El Monte Street (to the north). The San Gabriel
Nursery and Florist occupied the site from the mid-1920’s until
2016. San Gabriel Nursery and Florist continues to operate just
north of the project site on an approximately two-acre parcel. In
2018, following an act of arson where many of the greenhouses
and related structures were damaged or destroyed, the project
site was largely demolished; however, some building
foundations, trees, and landscaping remain.
Additional
information about the project site and neighboring land uses is
found on the next page.

ITEM
APN
Location

Zoning and Land use

DESCRIPTION
5373-029-001 to 023 and 5373-030-001 to 028; approximately
5.85 acres
East side of South San Gabriel Boulevard between East Grand
Avenue (to the south) and East El Monte Street (to the north)
The property is located in the C-1 (Retail Commercial) zone with
a General Plan land use designation of General Commercial.

North: C-1; San Gabriel Nursery and Florist
South: C-3; Office and Multi-family residences
Surrounding Zoning West: C-1 and C-3; Medical Office, General Office; Retail;
Bar/Restaurant
and Land Use
East: PD; Symphony at San Gabriel Assisted Living Project and
Mission Walk Housing Project
Current Development

Not applicable. The site was largely demolished in 2018. Some
building foundations, trees, and landscaping remain.

Environmental
Review

The project is being reviewed for compliance with the California
Environmental Quality Act (CEQA).
Preparation of an
Environmental Impact Report (EIR) is underway.

PROJECT DESCRIPTION
The proposed mixed-use project would develop the project site with 243 residential
condominium units (approximately 413,238 square feet (SF)) and approximately 79,987 SF
of grocery market, fitness center, retail, and restaurant space (totaling approximately
493,225 SF) on a 5.85-acre lot.
The project building mass is concentrated in two plazas: the 700 Plaza (northern plaza) and
the 800 Plaza (southern plaza). The 700 Plaza would contain 102 residential units and
38,383 SF of commercial uses. The 800 Plaza would contain 141 residential units and
41,604 SF of commercial uses. A central park would connect the two building masses, with
extensive landscaping and outdoor seating areas. A combination of subterranean, groundlevel, and mezzanine parking is provided to accommodate the residential and commercial
uses. The project site encompasses 49 parcels that would be consolidated to accommodate
the proposed project.
Residential Uses
Residential uses would be located on floors two through five of both buildings. In the 700
Plaza, there would be 20 one-bedroom units, 54 two-bedroom units, and 28 three-bedroom
units (102 reisdential units total). In the 800 Plaza, there would be 16 one-bedroom units,
109 two-bedroom units, 12 three-bedroom units, and four three-bedroom units (141
residential units total). Residential-only amentities would be provided on the second floor
terraces of both the 700 and 800 Plaza. The second floor courtyard of the 700 Plaza includes

lounge seating, patio with fireplaces, a group barbeque area, and various deocrative
planters, totaling approximately 21,800 SF. The second floor courtyard of the 800 Plaza
inlcudes central patios with fire rings, a group barbeque area, and a small fountain with
casual seating arrangements, totaling approximately 30,500 SF.
Commercial Uses
The 700 Plaza would include approximately 38,383 SF of commercial space inlcuding 5,200
SF of restaurant space, 7,950 SF of retail space, and a 25,233 SF fitness center. The 800
Plaza would include approximately 41,604 SF of commercial space inlcuding 7,277 SF of
restaurant space, 13,997 SF of retail space, and a 20,330 SF grocery market. The proposed
neighborhood-serving commercial uses would anchor the northwest and southwest corners
of the project site, and front the South San Gabriel Bouelvard thoroughfare. Proposed
restaurant uses would include patios that face the interior central park and South San Gabriel
Boulevard.
Staff Review to Date
A summary version of the project plans is provided as Attachment A. Continued refinements
to the project are needed to address areas of concern expressed by City staff, the City
Architect, and the City Landscape Architect to date, which are summarized below:
•

Refinement is needed to reduce the number of points of ingress and egress serving
the project site.

•

Refinement is needed to improve the grocery market truck loading and unloading
area.

•

Refinement is needed to improve and/or add to the central park area.

•

Refinement is needed to improve the pedestrian experience throughout the project
site.

The Applicant has demonstrated a willingness to collaborate with City staff to reconcile these
issues early in the planning review process. As such, these plans are likely to be modified
between what the Planning Commission sees now vs. the version presented to the Planning
Commission for final consideration.
ENTITLEMENTS REQUIRED
A PD is intended as an alternate process for sites where it is desirable to accommodate
unique developments and apply development standards that are customized to the proposed
project and/or more flexible than the underlying zoning. To be eligible for a PD, the parcel(s)
comprising the project site must be greater than one-acre in size.
A PD has three parts: a zone map amendment (zone change) changing the zoning of the
project site from C-1 to PD overlay zone, a project description (which includes the project
plans), and conditions of approval. Additionally, the approval of the PD is subject to the
applicant entertaining into a DA with the City for the provision of the guarantee of the terms
conditions and regulations of the PD as approved by the City Council.
It is anticipated that either a TTM or Tentative Parcel Map (TPM) would be required in order
to consolidate the parcels. Should the Developer proceed with residential condominium

units, a TTM would be required; however, if the Developer opted to development the site with
residential apartment units, a TPM may be required instead.
The PD, DA, and TTM/TPM is approved or denied by the City Council. Should the proposed
project be approved by the City Council, the development would be subject to Design Review
(PPD) by the Design Review Commission before proceeding to Building Plan Check.
COMMUNITY OUTREACH
The Applicant has already started their community engagement push in an effort to solicit
early feedback on the proposed project. On Thursday, May 4, 2017, a community workshop
was held so that members of the public could meet the development team; learn about the
development planning process, project site, planning approach, and retail strategy for the
site; and provide feedback on the proposed project and desired retail tenants. On
Wednesday, July 5, 2017, a second community workshop was held where new information
was provided on the architectural and retail components of the project. Meeting
announcements, agendas, presentations, and summary notes can be found on the project
website: www.pacificsquaresg.com. Additionally, the applicant has already conducted over
a dozen stakeholder interviews and met with neighboring residents and businesses in an
effort to solicit feedback on the proposed project.
Additional dialogue between City staff the community is anticipated as the proposed project
moves forward through the planning and environmental review and public hearing process.
The Applicant has provided City staff with an expanded noticing radius (500 feet plus) in an
effort to ensure that all potentially affected businesses and residents are provided notice
when certain project milestones are reached.
ENVIRONMENTAL REVIEW
Environmental Science Associates (ESA) and Fehr & Peers Traffic Consultants have been
retained by the City to prepare an Environmental Impact Report (EIR) for the proposed
project. A Notice of Preparation (NOP) was circulated for 30 days, beginning on August 29,
2018. Four comments were received during the NOP circulation period; three letters were
submitted by regulatory agencies and one letter was submitted by a resident. Additionally,
an EIR Scoping Meeting was held on September 19, 2018 at San Gabriel City Hall Council
Chambers. Nineteen people attended the scoping meeting.
Staff is currently preparing an administrative draft of the EIR and anticipate a public review
draft being circulated for review this summer.
FISCAL IMPACT
This report is for information only and would not result in any fiscal impact.
CONCLUSION
Public hearings before the Planning Commission, City Council, and Design Review
Commission are required of the propsod project. Additionally, an environmental review will
occur consistent with the requirements of CEQA. Next steps in the review process are
sumamrized below:
•

Cotinued internal departmental, architectural, and landscape architectural review;

•

Environmental review pursuant to CEQA;

•

Planning Commission recommendation to the City Council regarding adoption fo the
relevant CEQA documents and approval of the PD/DA/TTM;

•

City Council hearing to consider adoption of the relevant CEQA documents and
approval of the PD/DA/TTM; and

•

Design Review Commission approval of the PPD.

RECOMMENDATION
Staff and the Applicant are available to answer questions and/or receive comments from the
Planning Commission about the proposed project.
Staff recommends that the Planning Commission NOTE AND FILE the staff report.
ATTACHMENTS
Attachment A: Project Plans (Consolidated Version)
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