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PLANNING COMMISSION – REGULAR MEETING
AGENDA – FEBRUARY 10, 2020


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 January 13, 2020 Planning Commission meeting.

3.

PUBLIC HEARING:
A. 529 EAST VALLEY BOULEVARD UNIT #208A
PLANNING CASE NO. CUP19-007 (CONDITIONAL USE PERMIT)
APPLICANT: HANGZHENG LI
Project Summary: The proposed project is a request for a Conditional Use Permit
(CUP) to allow for a karaoke business at 529 East Valley Boulevard Unit #208A.
The project site is zoned Mixed-Use Transit Oriented Development (MU-T) within
the Valley Boulevard Specific Plan (VBSP) area and has a General Plan Land Use
Designation of Commercial Specific Plan. 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
CUP19-007 FOR A CONDITIONAL USE PERMIT TO ALLOW FOR A KARAOKE
BUSINESS AT 529 EAST VALLEY BOULEVARD UNIT #208A, SUBJECT TO
THE RECOMMENDED CONDITIONS OF APPROVAL.
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B. 316 EAST MISSION ROAD
PLANNING CASE NO. VAR19-001
APPLICANT: HAILONG BAI
Project Summary: The proposed project is a request for a Variance to allow
window signage for an existing home occupation. The project site is zoned R-2
and has a General Plan Land Use Designation of Medium Density Residential.
This project is exempt from the requirements if the California Environmental
Quality Act (CEQA) per 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
VAR19-001 FOR A VARIANCE TO ALLOW WINDOW SIGNAGE FOR AN
EXISTING HOME OCCUPATION AT 316 EAST MISSION ROAD, SUBJECT TO
THE RECOMMEDED CONDITIONS OF APPROVAL.
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,
MARCH 9, 2020 AT 6:30 PM AT CITY HALL, 425 SOUTH MISSION DRIVE, 2ND
FLOOR, COUNCIL CHAMBERS.
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CITY OF SAN GABRIEL PLANNING COMMISSION
MINUTES OF THE REGULAR PLANNING COMMISSION MEETING
JANUARY 13, 2020


CALL TO ORDER
Chairman Garden called the regular meeting of the Planning Commission meeting
to order at 6:33 p.m. on Monday, January 13, 2020 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 – PLANNING COMMISSION
Present: Chairman Garden, Commissioner Lou, Commissioner Mamdapurkar,
and Commissioner Schwartz
Excused: Vice-Chair Klawiter
Staff in attendance included Assistant City Manager/Community Development
Director Chaparyan, City Attorney Pilchen, Planning Manager Steinkruger, Senior
Planner Chang, and Secretary Wong.

1.

PUBLIC COMMENT
None.

2.

APPROVAL OF MINUTES
Commissioner Lou moved to approve the minutes from the December 16, 2019
Special Planning Commission meeting. Commissioner Mamdapurkar seconded
the motion. Motion passed with a vote of 4 ayes, 0 noes (Klawiter was not
present).

3.

WELCOME TO 2020 FROM COMMUNITY DEVELOPMENT DEPARTMENT
AND MEASURE SG PRESENTATION
Ms. Arminé Chaparyan, Assistant City Manager/Community Development
Director, gave a presentation regarding Measure SG, Census 2020, and latest
development projects in the City. This was a presentation and no action was
required.

4.

PUBLIC HEARING:
A. 220 SOUTH SAN GABRIEL BOULEVARD
PLANNING CASE NO. PL-16-162 (PLANNED DEVELOPMENT,
DEVELOPMENT AGREEMENT, REQUEST TO VACATE CITY STREETS;
TENTATIVE TRACT MAP NO. 80292, AND FINDING OF PUBLIC
CONVENIENCE OR NECESSITY; MITIGATED NEGATIVE DECLARATION
AND MITIGATION, MONITORING, AND REPORTING PROGRAM)
APPLICANT: SAN GABRIEL SQUARE LLC
Project Summary: This is a request for a Planned Development, Development
Agreement, Request to Vacate City Streets, Tentative Tract Map (TTM No. 80292),
and Finding of Public Convenience or Necessity to allow for the construction of a
mixed-use project consisting of 153 residential condominium units and 34,835
square feet of retail and restaurant uses at 220 South San Gabriel Boulevard. The
project site is zoned C-1 (Retail Commercial) and has a General Plan Land Use
Designation of General Commercial.
The Planning Case is approved or denied by the City Council; the Planning
Commission is a recommending body. The Planning Commission originally
considered the proposed project on March 11, 2019 and recommend City Council
approval by a vote of 4-0 (Commissioner Lou absent). The City Council
considered the proposed project at a public hearing on April 2, 2019 and provided
direction to the Applicant, which has resulted in changes to both the project
description and conditions of approval. The changes result in a return to the
Planning Commission for a new recommendation.
Staff Recommendation:
ADOPT A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF SAN
GABRIEL, CALIFORNIA, RECOMMENDING CITY COUNCIL ADOPT A
MITIGATED NEGATIVE DECLARATION (MND) AND MITIGATION,
MONITORING, AND REPORTING PROGRAM (MMRP) AND APPROVE
PLANNING CASE NO. PL-16-162 FOR A PLANNED DEVELOPMENT,
DEVELOPMENT AGREEMENT, REQUEST TO VACATE CITY STREETS,
TENTATIVE TRACT MAP, AND A FINDING OF PUBLIC CONVENIENCE OR
NECESSITY FOR ALCOHOL SALES FOR THE SAN GABRIEL PLAZA MIXEDUSE PROJECT AT 220 SOUTH SAN GABRIEL BOULEVARD.
This item was presented by Planning Manager Steinkruger.
Mr. David Gutierrez, 1128 Euclid Avenue, San Gabriel, Platinum Connections,
project representative, came forward and gave an overview of the revised project
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plans, acknowledging comments received from City Council, staff, and concerned
residents regarding its density. He added that they concur with all of the Conditions
of Approval and are excited to move forward with the project.
Chairman Garden opened the public hearing.
TESTIMONY:
1. Kimberly Winfield, 292 S. Charlotte Avenue, San Gabriel, came forward and
expressed her concern about traffic on Charlotte Avenue, the aging sewer system,
noise pollution, and increase water demands from the proposed project.
There being no additional speaker, Chairman Garden closed the public hearing.
COMMISSIONERS’ DISCUSSION
Commissioner Lou stated that he likes the revised plans. He expressed concerns
about many cars coming in and out of the driveway on Live Oak Street.
Commissioner Mamdapurkar praised the development team for understanding the
community’s needs and for revising the plans. He suggested that the developer
install electrical vehicle charging stations for future tenants and offer some type of
ride share program. He inquired about on-site backup generators. Brian Husting,
project architect, stated that the plans are not that fine tuned yet other than the
ones for servicing elevators and communication system.
Commissioner Schwartz commented that he was pleased that the developer
allocated more funding to affordable housing. He stated that while he didn’t
oppose the original plans, he likes the revised plans more.
Chairman Garden stated that he supports this project. He stated that while traffic
is a concern, this development is smart growth that the city needs. He stated that
the affordable housing contribution is impressive and that the bicycle plan will
reduce tenant vehicle usage. The project has now a generous setback allowing
for more space that the neighbors were concerned about.
Chairman Garden made the motion to approve adopting a resolution of the
Planning Commission of the City of San Gabriel, California, recommending City
Council adopt a Mitigated Negative Declaration (MND) and Mitigation, Monitoring,
and Reporting Program (MMRP) and approve Planning Case No. PL-16-162 for a
Planned Development, Development Agreement, Request to Vacate to City
Streets, and Tentative Tract Map for the San Gabriel Plaza Mixed-Use project at
220 South San Gabriel Boulevard. The motion was seconded by Commissioner
Schwartz. Motion passed with a vote of 4-ayes, 0-noes (Klawiter was not present).
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5.

COMMENTS FROM THE PLANNING MANAGER
Planning Manager Steinkruger gave an overview of what items will be taken up at
next month’s regular Planning Commission meeting. She also shared that the City
has applied for a SB2 grant in the amount of $160,000. If approved, this allows
funding for development and creation of a variety of Planning educational materials
including ADU and website development.

6.

COMMISSIONER COMMENTS AND CONFERENCE/MEETING REPORTS
Commissioner Mamdapurkar inquired about Speed Bump Ordinance. Planning
Manager Steinkruger stated that she will forward the inquiry to the Public Works
Department.
Chairman Garden inquired about massage CUPs. Planning Manager Steinkruger
stated that the Municipal Code update related to massage requirements are
complete. However, City’s Code Enforcement staff are continuing to monitor these
types of businesses.

7.

ADJOURN PLANNING COMMISSION MEETING
TO THE REGULAR MEETING OF THE PLANNING COMMISSION ON MONDAY,
FEBRUARY 10, 2020 AT 6:30 PM AT CITY HALL, 425 SOUTH MISSION DRIVE,
2ND FLOOR, COUNCIL CHAMBERS.

CITY OF SAN GABRIEL

___________________________
JACKIE WONG, SECRETARY
PLANNING COMMISSION

___________________________
NORMAN GARDEN, CHAIR
PLANNING COMMISSION
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City of San Gabriel

STAFF REPORT
DATE:

February 10, 2020

TO:

Chairman Garden and Planning Commissioners

FROM:

Tracy Steinkruger, Planning Manager
Anthony Alvarado, Assistant Planner

SUBJECT:

Planning Case No. CUP19-007 (Conditional Use Permit)
529 East Valley Boulevard, Unit 208A
Applicant: Hangzheng Li

SUMMARY
This is a request for a Conditional Use Permit (CUP) to allow a karaoke business with seven
karaoke rooms at 529 East Valley Boulevard, Unit 208A. This project site is in the Mixed-Use
Transit Oriented Development (MU/T) zone and is part of the Valley Boulevard Specific Plan
(VBSP). The San Gabriel Municipal Code (SGMC) requires that any proposed karaoke or live
entertainment business obtain a CUP. This CUP would not allow for alcohol sales or
consumption.
Staff recommends the Planning Commission ADOPT a resolution of the Planning Commission of
the City of San Gabriel California APPROVING Planning Case Number CUP19-007 for a CUP at
529 East Valley Boulevard, Unit 208A, subject to the recommended conditions of approval
(Attachment A).

INTRODUCTION
BACKGROUND
The project site is in the Sunny Plaza located on
the northeast corner of Valley Boulevard and
Lafayette Street.
The 41,514 square-foot
shopping plaza was constructed in 2000. The
proposed tenant space is located on the second
floor and was previously occupied by a law
office. SGMC Section 153.162 requires the
approval of a CUP for any karaoke or live
entertainment business. This is the second
karaoke business owned by the Applicant. The
other is located at 250 West Valley Boulevard,
Unit A1.

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

DESCRIPTION

APN

5369-028-019

LOCATION

On the northeast corner of Valley Boulevard and Lafayette Street

ZONING AND LAND
USE

The property is located in the MU/T zone within the VBSP with a
General Plan Land Use Designation of Commercial Specific Plan.
North: CC/T (Commercial Center) – Two-Story Single Family
Residence
SURROUNDING
South: CC/T and MU/T (Commercial Center) Valley Plaza
ZONING AND LAND
West: MU/C (Mixed-Use Corridor) – Retail Building
USE
East: MU/T (Mixed-Use Transit Oriented Development) – Multi-Family
Units
CURRENT
Sunny Plaza (41,514 square foot Commercial Plaza built in 2000)
DEVELOPMENT
The project was reviewed for compliance with the California
ENVIRONMENTAL
Environmental Quality Act (CEQA). This project is exempt from the
REVIEW
requirements of the California Environmental Quality Act, Guidelines §
15301, Class 1 (Existing Facilities).
ANALYSIS
SECOND KARAOKE LOCATION
On June 11, 2018, the Planning Commission approved a CUP to allow for a karaoke business at
250 West Valley Boulevard Unit A1. A copy of the staff report for this item has been provided as
Attachment B. On August 6, 2018, Q Dynasty was issued a business license and began
operation. This is the same applicant that is planning to open a second karaoke business at the
proposed project site. The Applicant has stated that the first business is doing well and as a result
has experienced nights where he has had to turn down customers due to room availability. He
plans to open this second location to add more karaoke rooms for his customers in the City and
provide an entertainment component to a different plaza.
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The San Gabriel Police Department has confirmed that there have not been any calls for service
at the 250 West Valley Boulevard location since the business opened on August 6, 2018.
BUSINESS OPERATIONS
Similar to the existing karaoke location, this proposed project is aimed towards a young adult
aged crowd. A business plan has been submitted and is provided as Attachment C. The plans,
provided as Attachment D, show that there are seven proposed karaoke rooms. Staff has added
a condition of approval requiring visibility into each karaoke room through the existing glass doors,
(shown in the image below to the right), as well as installing a glass windows for the karaoke
rooms (as shown in the proposed floor plan below to the left).

The proposed project would be operated on a walk-in basis. Staff is recommending that at least
two staff members remain on site during all business hours. The proposed project is proposing
to operate from hours of 2:00 p.m. to 2:00 a.m. Monday through Sunday. Staff is recommending
that the allowed hours of operation for the business be 12:00 p.m.-12:00 a.m. Monday through
Sunday; similar to the operating hours at the first location. A condition of approval has also been
added to ensure that no new customers are allowed in after 11p.m.

Subject Unit
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The sale of pre-packaged food and non-alcoholic drinks such as chips, soda, and water would be
allowed. The applicant is also proposing to provide hot tea drinks as well as an assortment of cut
fruit to their customers. At the other karaoke location, the Applicant was penalized by the Health
Department for serving hot tea without having a three compartment sink. In order to avoid any
potential issues with the Health Department, the Applicant is proposing to install a small kitchen
preparation area with a three compartment sink at the proposed project site. However, a condition
of approval has been added that would prohibit cooking of food or meals; aside from the cut fruit
preparation.
Alcohol is prohibited on-site. The Applicant originally proposed to add the sale of beer and wine
to the project proposal but due to the change of land use and the potential parking problem, the
Applicant was advised to remove it from the plan. Staff has added a condition of approval to
memorialize this and to require signs prohibiting alcohol use be posted in each of the karaoke
rooms.
SITE AND PARKING ACCESS
The unit is located on the second floor of the Sunny Plaza. The plaza can be accessed from
Valley Boulevard and from a western driveway coming off of Lafayette Street. The plaza provides
both on surface and subterranean parking. According to the VBSP, an entertainment (or karaoke)
use falls under the same category as retail/commercial permitted use. The former use was a law
office. The former and proposed use have the same parking requirement so would not require
additional spaces.
COMPATIBILITY OF USES
The project site is located along an active area of Valley Boulevard. This shopping plaza is
currently occupied by other retail, restaurant, and office businesses. There are also other
shopping plazas similar to this one in the vicinity. Staff is concerned about the proximity that the
project site has with the nearby schools. Gabrielino High School is within a 0.4 mile walking
distance while Dewey Elementary School is within 0.1 mile walking distance. In order to address
this concern, conditions of approval have been added to prevent loitering, prohibit the sale and
consumption of alcohol, restrict late night operating hours, and require that at least two employees
remain on-site at all times.
SECURITY
The CUP application, plans, and related materials were reviewed by the San Gabriel Police
Department. To ensure the safety of the proposed karaoke, its patrons, the neighborhood, and
the general public, the Police Department is requiring that the business 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
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Police Department will continuously monitor for criminal activity, loitering, noise/other
nuisance complaints, and violation of any conditions of approval.
GENERAL PLAN AND VALLEY BOULEVARD SPECIFIC PLAN CONSISTENCY
The General Plan Land Use Designation for the subject site is Commercial Specific Plan. All uses
permitted by the General Commercial designation, including retail and entertainment, are allowed
in the specific plans.
The karaoke business supports the following Goals of the General Plan:


Economic Goal 4.1 – Create a vibrant business community.
o



There are a couple of businesses within the City that have been approved for
karaoke use, including the other karaoke location operated by the applicant. This
use is unique to the City and provides an opportunity for an entertainment
destination along a vibrant area of Valley Boulevard.

Valley Boulevard Specific Plan
o

The proposed use would enhance the commercial center that would provide for
the needs of the local residents and people that visit Valley Blvd.

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. Notices were also posted at City Hall, the San Gabriel Post Office, the San Gabriel
Public Library, at the project site, and on the City’s website. This hearing was also advertised in
the San Gabriel Sun on January 30, 2020.
To date, staff has received one email in opposition to the proposed project due to noise concerns.
The email has been provided as Attachment E.
CONDITIONAL USE PERMIT FINDINGS
In order to grant a Conditional Use Permit, 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:
A karaoke use is permitted in the Mixed-Use Transit Oriented Development (MU/T) zone,
subject to the approval of a Conditional Use Permit (CUP). The use is consistent with the
Land Use Designation of Commercial Specific Plan which encourages retail and
entertainment use. The proposed use is also consistent with Economic Goal 4.1 to create
a more vibrant business community.
B. That the site is adequate in size, shape, topography, and location to accommodate
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the proposed use:
The proposed project would occupy an existing tenant space in the 41,514 square-foot
shopping plaza. There would not be any addition of square footage to the existing plaza
thus there would not be a change in the size, shape, topography, or location of the 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 use is located in the existing Sunny Plaza shopping center that is accessed
by the main driveway off Valley Boulevard. The proposed project was reviewed by the
Public Works Department and it was determined that it would not require additional
parking and would not create any additional traffic conditions.
D. That the proposed use is compatible with surrounding properties and uses:
The proposed karaoke use is located along a vibrant Valley Boulevard community that is
well suited for the business. Gabrielino High School is within a 0.4 mile walking distance
while Dewey Elementary School is within 0.1 mile walking distance. Due to the close
proximity to the schools, staff added conditions of approval similar to other karaoke
business location operated by the applicant. The conditions of approval would prevent
loitering, prohibit alcohol use/sale, restrict late night operation, and require that at least
two employees remain on-site at all times.
E. That the proposed use is not detrimental to the public health, safety, or general
welfare:
With conditions of approval regulating hours of operation and the business operation, the
proposed use would not be detrimental to the public health, safety, or general welfare.
RECOMMENDATION
Staff recommends that the Planning Commission:
ADOPT A RESOLUTION OF THE CITY OF SAN GABRIEL PLANNING COMMISSION,
CALIFORNIA, APPROVING CUP19-007 FOR A CONDITIONAL USE PERMIT TO ALLOW FOR
KARAOKE USE AT 529 EAST VALLEY BOULEVARD, UNIT 208A.
ATTACHMENTS
A.
B.
C.
D.
E.

Resolution
250 W. Valley Boulevard PC Staff Report
Business Plan
Project Plans
Public Correspondence
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ATTACHMENT A
RESOLUTION NO.
A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF SAN GABRIEL, CALIFORNIA, APPROVING
PLANNING CASE NUMBER CUP19-007 FOR A CONDITIONAL
USE PERMIT TO ALLOW A KARAOKE BUSINESS AT 529 EAST
VALLEY BOULEVARD UNIT 208A, SUBJECT TO THE
CONDITIONS OF APPROVAL.
WHEREAS, On July 11, 2019, the Applicant, Hangzheng Li, submitted an application for
a Conditional Use Permit (CUP) to all for a karaoke business at 529 East Valley Boulevard Unit
208A; and
WHEREAS, the application was deemed complete by staff on January 23, 2020; and
WHEREAS, the project site is in the MU/T (Mixed-Use Transit Oriented Development)
zone within the Valley Boulevard Specific Plan (VBSP) and has a General Plan Land Use
Designation of Commercial Specific Plan; and
WHEREAS, the subject property is boarded by commercial uses to the south, east, and
west; and
WHEREAS, the subject property is boarded by an existing two-story single-family
residence to the north; and
WHEREAS, on February 10, 2020, 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 a karaoke business at 529 East Valley Boulevard Unit 208A based on the following
findings:
A. That the proposed use is consistent with the General Plan:
A karaoke use is permitted in the Mixed-Use Transit Oriented Development (MU/T) zone,
subject to the approval of a Conditional Use Permit (CUP). The use is consistent with the
Land Use Designation of Commercial Specific Plan which encourages retail and
entertainment use. The proposed use is also consistent with Economic Goal 4.1 to create
a more vibrant business community.
B. That the site is adequate in size, shape, topography, and location to accommodate
the proposed use:
The proposed project would occupy an existing tenant space in the 41,514 square-foot
shopping plaza. There would not be any addition of square footage to the existing plaza
thus there would not be a change in the size, shape, topography, or location of the site.
1
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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:
The proposed use is located in the existing Sunny Plaza shopping center that is accessed
by the main driveway off Valley Boulevard. The proposed project was reviewed by the
Public Works Department and it was determined that it would not require additional
parking and would not create any additional traffic conditions.
D. That the proposed use is compatible with surrounding properties and uses:
The proposed karaoke use is located along a vibrant Valley Boulevard community that is
well suited for the business. Gabrielino High School is within a 0.4 mile walking distance
while Dewey Elementary School is within 0.1 mile walking distance. Due to the close
proximity to the schools, staff added conditions of approval similar to other karaoke
business location operated by the applicant. The conditions of approval would prevent
loitering, prohibit alcohol use/sale, restrict late night operation, and require that at least
two employees remain on-site at all times.
E.

That the proposed use is not detrimental to the public health, safety, or general
welfare:
With conditions of approval regulating hours of operation and the business operation, the
proposed use will not be detrimental to the public health, safety, or general welfare.

SECTION 2. CEQA. This project is exempt from the California Environmental Quality Act (CEQA)
pursuant to CEQA Guidelines § 15301, Class 1.
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.
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ATTACHMENT A
PASSED, APPROVED, AND ADOPTED THIS 10th DAY OF FEBRUARY 2020 BY THE
PLANNING COMMISSION OF THE CITY OF SAN GABRIEL, CALIFORNIA.

___________________________________
Norman Garden
Planning Commission Chair
City of San Gabriel

Attest:

___________________________
Jackie Wong
Planning Commission Secretary
City of San Gabriel
Exhibit 1: Conditions of Approval
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EXHIBIT 1
PROPOSED CONDITIONS OF APPROVAL
PROJECT ADDRESS:

529 EAST VALLEY BOULEVARD UNIT 208A

PROJECT NO.:

PLANNING CASE NO. CUP19-007

PROJECT DESCRIPTION:

CONDITIONAL USE PERMIT FOR KARAOKE USE

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
February 25, 2020 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 Permit shall be valid for one year from the approval
date. Construction must be commenced within one year from the approval date. The
effective date of approval occurs 10 business days after your application has been acted
on, assuming no appeals are filed.
Planning Division Conditions
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.

EXHIBIT 1
8. Hours of Operation: The business shall remain open from 12:00p.m.-12:00a.m., Monday
through Sunday. Should the applicant wish to expand upon the hours of operation at a
later date, approval by the Planning Commission will be required.
9.

Number of Employees: A minimum of two employees shall be on site during all hours of
operation. At least one employee must remain on site for a minimum of 30 minutes after
the business has closed to prevent loitering.

10.

Alcohol Prohibited: Sale, consumption, or bringing alcohol on-site is prohibited. The
applicant shall put up signs prohibiting the use of alcohol in each of the seven karaoke
rooms. Should the applicant wish to apply for alcohol use, a new CUP would be required
per approval by the Planning Commission.
a. Any alcohol related citation by either the City or the Department of Alcoholic
Beverage Control shall result in revocation of the business license and review of
the approved CUP by the Planning Commission.

11.

Food and Drinks: Food service shall be limited to non-alcoholic drinks and pre-packaged
food sold by the business. The business would also be allowed to serve hot tea and cut
fruit assortments. No cooking of food on-site. Outside food and drink will not be allowed.

12.

Karaoke Room Visibility: The existing glass doors shall remain for all of the karaoke
rooms. The Applicant must also install a window viewing into each of the karaoke rooms
(where possible) from the hallway. This condition will be verified by the Planning and
Building department during the Building Plan Check phase.

13.

Sound Proofed Rooms: Each KTV room shall be properly sound proofed. This will be
verified during the Building Plan Check process.

14.

Entertainment Games: The use of arcade games and billiards is prohibited. Inclusion of
these games would require a new CUP per approval by the Planning Commission.

15.

Special Events: Any advertised or special events, including contests on site, shall be
prohibited.

16.

Advertising: No advertising of services besides those approved with this CUP.

17.

Signage: “No smoking” and “No loitering” signs shall be posted inside and on the front
door of the tenant space.

18.

Adult-Oriented Activities: Specified sexual activities, such as those defined in the San
Gabriel Municipal Code - Chapter 121: Adult-Oriented Businesses, is prohibited. Any
citation by the City shall result in revocation of the business license and review of the
approved CUP by Planning Commission.

19.

Review of Approval: The Community Development Department reserves the right to
review and modify the approval of the project based on complaints regarding traffic, noise,
loitering, or finding noncompliance with any Condition of Approval.
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20.

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

Police Department Conditions
21.

Alarm System: An alarm system is required for all retail businesses and restaurants.
The alarm system shall meet the following requirements:
a. All alarm systems must be UL approved and must be properly maintained in good
working order at all times.
b. The Police Department recommends that the system be monitored by a central
monitoring facility.
c. If the system includes a local “exterior” warning device, the system must have an
automatic reset feature.
d. The Applicant should be aware that the City has a “false alarm” ordinance by which
repeated false alarms may subject the owner or tenant to a fine.

22. Video Surveillance: A video surveillance system shall be installed and meet the following
requirements:
a. All video surveillance systems shall be properly maintained in good working order
at all times.
b. The system shall have the ability to record all cameras for later playback in the
event of an incident at the location.
c. 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.
d. Recording media shall be periodically replaced so that image deterioration does
not occur due to excessively worn media.
e. The system used shall be capable of providing an image sufficient to identify faces
under all lighting conditions at the location.
f.

Minimum coverage and placement shall be reviewed by the police department
upon submission of a video surveillance plan required in section A, subsection 2.

23. Lighting: Lighting shall be provided on all exterior aisles and passageways with vandalresistant covers, minimum .25 f.c. at ground level.
24. Security Ordinance: Applicant shall comply with the City of San Gabriel’s security
ordinance (SGMC Sec. 150.210 – 150.223).
25. Business Alert Network Program: The Applicant shall enroll in the Police Department’s
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Business Alert Network program.
26. 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.
27. 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:
a. Criminal activity occurring inside or as a result of the location.
b. Loitering occurring as a result of the location.
c. Noise and/or other nuisance complaints occurring as a result of the location.
d. Violation of any condition of approval in the conditional use permit.
28.

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.

29.

Interior Doors: All interior doors that enclose rooms opened to the public shall not have
locking devices.

30.

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

Fire Department Conditions
31.

Sprinklers: Provide a set of TI plans for the existing fire sprinkler system showing proper
coverage as defined in the latest version of NFPA 13.

32.

Fire Extinguishers: Fire extinguishers shall be required throughout the building every
seventy-five feet and within seventy-five feet of each exit. Fire extinguishers shall meet
the San Gabriel Municipal Code rating of 3A40BC and shall be in ADA compliant recessed
or semi-recessed cabinets. Extinguishers shall not be higher than 48 inches off the floor.

33.

Alarm System: Provide a set of TI plans for the existing fire alarm system showing proper
coverage as defined in the latest version of NFPA 72 for a fully monitored alarm system.

34.

Exit Signs: All exits shall be marked by an approved exit sign readily visible from any
direction of egress travel. CFC 1011.1. Exit signs shall be internally or externally
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illuminated at all times. CFC.1011.3 Externally illuminated signs shall have a backup
power supply capable of supplying a minimum of 90 minutes of illumination CFC 1011.6.
35.

36.

Egress Illumination: Each exit shall have emergency illumination capable of providing
power for a duration of not less than 90 minutes and shall consist of storage batteries
CFC 1006.3.
Occupant Load: An approved sign displaying the occupant load will be displayed above
the main exit of any assembly room and shall be of a durable sign having a contrasting
color background that will be maintained in legible manner CFC 1004.3. The occupant
load will be set at 79.

37.

Reference Standards: Utilize latest editions available.
a. 2019 California Fire Code
b. 2019 California Building Code

c. 2019 California Mechanical Code
Finance Department Conditions
38.

Licenses: The Applicants shall comply with the City’s business license ordinance, and
shall cooperate with the City to obtain compliance from contractors and subcontractors.

EXHIBIT 1
Property Owner and Applicant Affidavit
I have received, read, accept and understand the conditions of approval contained on the
Standard List of Conditions for 529 East Valley Boulevard Unit 208A, Planning Case No. CUP19007 (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 __________________________________________

ATTACHMENT B

City of San Gabriel

STAFF REPORT
DATE:

June 11, 2018

TO:

Chairman Garden and Planning Commissioners

FROM:

Anthony Alvarado, Assistant Planner

SUBJECT:

Planning Case CUP18-001 (Conditional Use Permit)
250 Valley Boulevard. Unit A1
Applicant: Hangzheng Li

SUMMARY
This is a request for a Conditional Use Permit (CUP) to allow a karaoke business with seven
karaoke rooms. This property is zoned Commercial Center (CC/T) and is part of the Valley
Boulevard Specific Plan. The San Gabriel Municipal Code (SGMC) requires that any proposed
karaoke business obtain a CUP. The CUP would not allow for alcohol sales or consumption at
the location.
Staff recommends the Planning Commission ADOPT a resolution of the Planning Commission of
the City of San Gabriel California APPROVING Planning Case Number CUP18-001 for a CUP at
250 Valley Blvd. Unit A1 (Attachment A).

INTRODUCTION
BACKGROUND
The subject property is located on the south
side of Valley Boulevard, just west of Abbot
Avenue. The unit is a part of the Life Plaza on
Valley Boulevard. A karaoke use
is
consistent with the retail and entertainment
uses allowed in the CC/T (Commercial
Center) zone in the Valley Boulevard Specific
Plan. The proposed karaoke use requires a
CUP.
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GENERAL INFORMATION
Table 1 summarizes the general information concerning this project.
ITEM

DESCRIPTION

APN

5360-023-002

LOCATION

South side of Valley Boulevard to the west of Abbot Avenue

ZONING AND LAND
USE

The property is located in the CC/T (Commercial Center) zone in the
Valley Boulevard Specific Plan with a General Plan land use
designation of Commercial Specific Plan.

North: CC/T (Commercial Center) – Mega Bank Office Building
SURROUNDING
South: R-2 (Low Density Multiple Family Residential)
ZONING AND LAND
West: MU/C (Mixed-Use Corridor) – Office Building
USE
East: CC/T (Commercial Center) – Swiss Shopping Plaza
CURRENT
DEVELOPMENT

Life Plaza 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
The proposed karaoke business is aimed at a younger crowd. A proposed business plan has
been submitted and is shown as Attachment B. The plans, shown as Attachment C, illustrate that
there are seven proposed Karaoke Television (KTV) rooms. Staff has also added a condition of
approval stating that all public areas of the facility must allow visibility into each KTV room from
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other areas of the interior of the facility. The business would be operated on a walk-in basis. Staff
is recommending that at least two staff members remain on site during all business hours. The
business is proposing to operate from hours of 11:00 a.m. to 1:00 a.m. Monday through Sunday.
Staff is recommending that the allowed hours of operation for the business be 12:00 p.m.-12:00
a.m. Monday through Sunday. A condition of approval has been added to ensure that no new
customers are taken in after 11pm.
Sale of pre-packaged food and non-alcoholic drinks such as chips, soda, and water would be
allowed. No alcohol or preparation of food would be allowed at the location. Alcohol may not be
served, consumed, or allowed to be brought on site. Staff has added a condition of approval to
memorialize this and to require signs prohibiting alcohol use posted in each of the KTV rooms.
COMPATIBILITY OF USES
The project site is located along an active area of Valley Boulevard. This shopping plaza is
currently occupied by other businesses such as retail, restaurant, and office uses. There are also
other shopping plazas similar to this one that are in the same vicinity. Staff is concerned about
the proximity of the nearby schools to the site. Marshall Elementary School is located .4 miles
south of the project and McKinley Elementary School is .4 miles north. Many conditions of
approval have been added that would prevent situations with the children in the area such as
alcohol use and truancy.
PARKING AND SITE ACCESS
The unit is located on the second floor of the Life Plaza. The plaza can be accessed from Valley
Boulevard and provides both on surface and subterranean parking. According to the Valley
Boulevard Specific Plan, an entertainment use falls under the same category as retail permitted
use. The previous use in this unit was a retail business. Since both uses fall under the same
category, they are subject to the same parking requirement. This would not require the karaoke
business to require additional parking spaces for the proposed use.
SECURITY
The CUP application, plans, and related materials were reviewed by the San Gabriel Police
Department. To ensure the safety of the proposed karaoke, its patrons, the neighborhood, and
the general public, the Police Department is requiring that the business 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.
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GENERAL PLAN AND VALLEY BOULEVARD SPECIFIC PLAN CONSISTENCY
The General Plan land use designation for the subject lot is Commercial Specific Plan. All uses
permitted by the General Commercial designation, including retail and entertainment, are allowed
in the specific plans.
The karaoke business supports the following Goals of the General Plan:


Economic Goal 4.1 – Create a vibrant business community.
o Currently there are no other businesses within the City that have karaoke rooms.
This use is unique to the City and provides an opportunity for an entertainment
destination along a vibrant area along Valley Boulevard. The plaza is also in close
proximity to the new hotel developments along Valley that could add more
customer appeal.



Valley Boulevard Specific Plan
o The proposed use would enhance the commercial center that would provide for
the needs of the local residents and people that visit Valley Blvd. Historically in
the City, karaoke use has been available but not for the sole function of the
business.

ENVIRONMENTAL REVIEW
This project is exempt from the requirements of the California Environmental Quality Act, per
Guidelines § 15301, Class 1 (Existing Facilities). There are no exceptions to this exemption that
would apply.
PUBLIC NOTICE
A notice regarding the CUP was sent to all property owners within 500 feet of this property, which
is greater than the legal requirement of noticing all property owners within a 300-foot radius. This
extended noticing has been standard in San Gabriel for a variety of projects. Notices were also
posted at City Hall, the San Gabriel Post Office, the San Gabriel Public Library, at the project site,
and on the City’s website. This hearing was also advertised in the San Gabriel Sun on May 31,
2018.
CONDITIONAL USE PERMIT FINDINGS
In order to grant a Conditional Use Permit, 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:
A karaoke use is permitted in the CC/T zone, subject to the approval of a CUP. Further,
an entertainment use is permitted within the CC/T. Therefore, both uses are consistent
with the Specific Commercial Plan use designation in the City’s General Plan.
B. That the site is adequate in size, shape, topography, and location to accommodate
the proposed use:
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The whole project site is used by the Life Plaza shopping center. This business is being
proposed in a location that was previously occupied by a retail use. According to the
VBSP, entertainment use is considered a retail use and would not require anything to
accommodate the change.
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 use is located in the already existing Life Plaza shopping center that is accessed by
the main driveway off of Valley Blvd. The use would not require additional parking and
would not create any additional traffic conditions.
D. That the proposed use is compatible with surrounding properties and uses:
The proposed karaoke use is located along a vibrant Valley Blvd. community that is well
suited for the businesses around it. There are two schools within .4 miles of the site. Staff
is concerned with the close proximity to the schools and have added conditions of approval
to address it. Conditions have also been added to regulate the hours of operation and
security of the property to ensure that the proposed use will be compatible with the
surrounding properties and uses.
E. That the proposed use is not detrimental to the public health, safety, or general
welfare:
With conditions of approval regulating hours of operation and security of the property the,
proposed use will not be detrimental to the public health, safety, or general welfare.
RECOMMENDATION
Staff recommends that the Planning Commission:
ADOPT A RESOLUTION OF THE CITY OF SAN GABRIEL PLANNING COMMISSION,
CALIFORNIA APPROVING CUP18-001 FOR A CONDITIONAL USE PERMIT TO ALLOW FOR
KARAOKE USE AT 250 WEST VALLEY BOULEVARD UNIT A1.
ATTACHMENTS
A. Resolution
B. Business Plan
C. Project Plans

ATTACHMENT C

ATTACHMENT C

ATTACHMENT C

ATTACHMENT E
Anthony Alvarado
From:
Sent:
To:
Subject:

Henry Tang <huaxing99@yahoo.com>
Wednesday, February 05, 2020 10:28 AM
Anthony Alvarado
PROPOSED PROJECT- 529 E VALLEY Blvd. UNIT#208A

Hello, Anthony
This is Hao Tang, I am the property owner at 608 Kenmore Dr. San Gabriel CA 91776. I am strongly against the
Karaoke rooms project due to the possible noise issue. Thank you!
Hao Tang
Email: huaxing99@yahoo.com
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City of San Gabriel

STAFF REPORT
DATE:

February 10, 2020

TO:

Chairman Garden and Planning Commissioners

FROM:

Tracy Steinkruger, Planning Manager
Matt Chang, Senior Planner

SUBJECT:

316 East Mission Road
Planning Case No. VAR19-001 (Variance)
Applicant: Hailong Bian

SUMMARY
This is a request for a Variance (VAR) to allow window signage for an existing home occupation
at 316 East Mission Road. The subject site is zoned R-2 (Low Density Multiple Family Residence)
and has a General Plan Land Use Designation of Medium Density Residential.
Staff recommends that the Planning Commission ADOPT a Resolution APPROVING Planning
Case No. VAR19-001 at 316 East Mission Road, subject to the recommended conditions of
approval (Attachment A).
INTRODUCTION
BACKGROUND
The project site is located on the south side of
East Mission Road between South Euclid
Avenue (to the west) and South Lafayette Street
(to the east). There are three buildings currently
on the site. The front building located adjacent
to East Mission Road is 1,500 square feet (SF) in
size and built in 1951. According to staff’s
research, the front building was approved as a
commercial building used for food manufacturing
and store purposes. The two buildings toward
the rear of the site were built in 1964 as a singlefamily residence and a detached garage.

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

DESCRIPTION

APN

5368-019-25

LOCATION

South side of East Mission Road between South Euclid Avenue (to the
west) and South Lafayette Street (to the east).

ZONING AND LAND
USE

The property is zoned R-2 and has a General Plan Land Use
Designation of Medium Density Residential.

North: C-3 (Commercial and Limited Manufacturing) – Religious facility
and commercial building
SURROUNDING
R-1 (Single-Family Residence) – Single-family residences
ZONING AND LAND
South: R-2 – Multiple-family residences
USE
East: R-2 – Multiple-family residences
West: R-2 – Multiple-family residences
CURRENT
DEVELOPMENT

Front building of 1,500 SF (1951). The rear building of 1,375 SF
(1964).

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.

There are different land uses as well as zoning
designations in the vicinity of the subject site.
There are single-family residences, multiplefamily residences, religious facilities, and a
commercial building to the north of East Mission
Road.
There are single-family residences,
multiple-family residences, and a small market on
the south side of East Mission Road. La Paloma
Market, located approximately 780 feet to the east
of the subject site, is also zoned R-2.
ANALYSIS
Subject Site

VARIANCE REQUESTED
The Applicant purchased the subject site in 2018
with intentions to occupy the single-family building
as a residence and use the front building as a home
office for an HVAC (Heating, Ventilation, and Air
Conditioning) contractor business. The Applicant
2
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obtained a home occupation license from the Finance Department in October 2018 under the name
of “Alliance Professional HVAC, Inc.”
In April 2019, City staff observed an un-permitted window signage advertising the types of HVAC
services on the front window of the home office building. San Gabriel Municipal Code (SGMC)
Section 153.328 lists “Sign pertaining to a home business occupation” as being prohibited. Staff
provided options to the Applicant to either remove the window signage or submit a Variance
application to allow for the sign.
On April 25, 2019, the Applicant filed a Variance application seeking to retain the un-permitted
window signage.
The project site and elevation plans of the proposed window signage are provided as Attachment
B. The Applicant has provided a statement explaining the reasons for the signage (Attachment
C).
PROPOSED WINDOW SIGN
The window signage would be located on the front building of the project site with English and
Chinese characters advertising types of services associated with the HVAC contractor business.
A total of five windows would have the signage and the total sign area is approximately 22.18 SF
with a total window glass area of 161.97 SF. The window signage would cover approximately
13.6 percent (22.18 SF /161.97 SF) of the total window area.

Staff is recommending several conditions of approval, including, but not limited to, prohibiting any
change to the window signage and limiting the window signage to this particular home occupation
license. The Variance, if granted, would run concurrently with the life of this business. The
window signage shall be removed upon the termination of this home occupation license. Any
3

future business, even operated by the same Applicant, shall not be allowed to have a window
signage.
GENERAL PLAN CONSISTENCY
The General Plan Land Use Designation for the subject site is Low Density Multiple Family
Residence. The home occupation use is consistent with the General Plan for the subject site.
ENVIRONMENTAL REVIEW
The proposed project is exempt from the requirements of the California Environmental Quality Act
(CEQA), per Guidelines § 15301, Class 1. The project is considered as a minor alteration of
existing facilities.
PUBLIC NOTICE
A notice regarding the VAR application was sent to all property owners and occupants within 500
feet of this property. A notice was posted at the project site. This hearing was also advertised in
the San Gabriel Sun on January 30, 2020. The meeting agenda was posted at City Hall, the San
Gabriel Post Office, the San Gabriel Public Library, and on the City’s website.
VARIANCE FINDINGS
In order to grant a Variance, the Planning Commission must make all of the following findings
related to the property:
A. That because of special circumstances applicable to the property, including size,
shape, topography, location or surroundings, the strict application of the zoning
ordinance would deprive such property of privileges enjoyed by other property in
the vicinity and under an identical zoning classification:
The front building on the project site was approved as a commercial building when it was
built in 1951. The Applicant has been using this building as a home office with an approved
home business license. La Paloma Market, located approximately 780 feet to the east of the
subject site, is a commercial establishment with an identical R-2 zoning designation. The
granting of this Variance would allow the Applicant to have the same privilege as the La
Paloma Market.
B. That any variance granted shall be subject to such conditions as will assure that
the adjustment thereby authorized shall not constitute a grant of special privileges
inconsistent with the limitations upon other properties in the vicinity and zone in
which such property is situated:
With the imposed conditions prohibiting any changes to the approved window signage and
the approval be limited with this business license, the granting of a Variance would not
constitute a special privilege. Any future home occupation business operating from this
location would need to apply for a separate Variance application.
C. That the granting of a variance will not result in material damage or prejudice to
other property nor be detrimental to the public welfare or injurious to persons in the
vicinity thereof:
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With the imposed conditions limiting the size and term of the window signage, the granting
of a Variance would not result in material damage or prejudice to other property nor be
detrimental to the public welfare or injurious to persons in the vicinity.
D. That the granting of such a variance is consistent with the General Plan of the City:
The granting of a Variance associated with an approved home business license is
consistent with General Plan Land Use Designation of Medium Density Residential.
E. That the variance will not authorize a use or activity which is not otherwise
expressly authorized by the zoning for the property for which the variance is
sought:
The subject site has an approved home business license. With the imposed conditions,
the granting of a Variance would not authorize a use which is not otherwise expressly
authorized by the zoning for the property.
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 VAR19-001 FOR A VARIANCE TO
ALLOW WINDOW SIGNAGE FOR AN EXISTING HOME BUSINESS AT 316 EAST MISSION
ROAD, SUBJECT TO THE CONDITIONS OF APPROVAL.
ATTACHMENTS
A. Resolution with Conditions of Approval
B. Site and Elevation Plans
C. Business Description
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ATTACHMENT A

RESOLUTION NO.
A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF SAN GABRIEL, CALIFORNIA, APPROVING
PLANNING CASE NUMBER VAR19-001 FOR A VARIANCE TO
ALLOW WINDOW SIGNAGE FOR AN EXISTING HOME
OCCUPATION AT 316 EAST MISSION ROAD, SUBJECT TO
THE CONDITIONS OF APPROVAL.
WHEREAS, On April 25, 2019, the Applicant, Hailong Bian, submitted an application for
a Variance (VAR) to request the window signage for an existing home occupation at 316 East
Mission Road; and
WHEREAS, the application was deemed complete by staff on January 23, 2020; and
WHEREAS, the project site is zone R-2 (Low Density Multiple Family Residence) and has
a General Plan Land Use Designation of Medium Density Residential; and
WHEREAS, the subject property is bounded by single-family residential, religious facility,
and commercial uses to the north; and
WHEREAS, the subject property is bounded by single-family and multiple-family
residential uses to the south, east, and west; and
WHEREAS, on February 10, 2020, 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. VARIANCE. The Planning Commission hereby approves the VAR for window
signage for an existing home occupation at 316 East Mission Road based on the following
findings:
A. That because of special circumstances applicable to the property, including size,
shape, topography, location or surroundings, the strict application of the zoning
ordinance would deprive such property of privileges enjoyed by other property in
the vicinity and under an identical zoning classification:
The front building on the project site was approved as a commercial building when it was
built in 1951. The Applicant has been using this building as a home office with an approved
home occupation license. La Paloma Market, located approximately 780 feet to the east of
the subject site, is a commercial establishment with an identical R-2 zoning designation. The
granting of this Variance will allow the Applicant to have the same privilege as the La Paloma
Market.
B. That any variance granted shall be subject to such conditions as will assure that
the adjustment thereby authorized shall not constitute a grant of special privileges
inconsistent with the limitations upon other properties in the vicinity and zone in
which such property is situated:
1

With the imposed conditions prohibiting any changes to the approved window signage and
the approval be limited with this business license, the granting of a Variance will not
constitute a special privilege. Any future home occupation business operating from this
location will need to apply for a separate Variance application.
C. That the granting of a variance will not result in material damage or prejudice to
other property nor be detrimental to the public welfare or injurious to persons in the
vicinity thereof:
With the imposed conditions limiting the size and term of the window signage, the granting
of a Variance will not result in material damage or prejudice to other property nor be
detrimental to the public welfare or injurious to persons in the vicinity.
D. That the granting of such a variance is consistent with the General Plan of the City:
The granting of a Variance associated with an approved home business license is
consistent with General Plan Land Use Designation of Medium Density Residential.
E.

That the variance will not authorize a use or activity which is not otherwise
expressly authorized by the zoning for the property for which the variance is
sought:
The subject site has an approved home business license. With the imposed conditions,
the granting of a Variance will not authorize a use which is not otherwise expressly
authorized by the zoning for the property.

SECTION 2. CEQA. This project is exempt from the California Environmental Quality Act (CEQA)
pursuant to CEQA Guidelines § 15301, Class 1. The project is considered as a minor alteration
of existing facilities.
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.
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PASSED, APPROVED, AND ADOPTED THIS 10th DAY OF FEBRUARY 2020 BY THE
PLANNING COMMISSION OF THE CITY OF SAN GABRIEL, CALIFORNIA.

___________________________________
Norman Garden
Planning Commission Chair
City of San Gabriel

Attest:

___________________________
Jackie Wong
Planning Commission Secretary
City of San Gabriel
Exhibit 1: Conditions of Approval
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CONDITIONS OF APPROVAL
PROJECT ADDRESS:

316 EAST MISSION ROAD

PROJECT NO:

PLANNING CASE NO. VAR19-001

PROJECT DESCRIPTION:

VARIANCE (VAR) FOR WINDOW SIGNAGE FOR AN
EXISTING HOME OCCUPATION

APPLICANT:

Hailong Bian

The following conditions shall be made a part of the approval of the project, and shall be
complied with in their entirety:
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 Monday,
February 25, 2020 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 Variance 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.

Planning Division Conditions (626) 308-2806
5.

Window Signage: The window signage shall not be modified. The applicant has the
option to remove window signage but no expansion in sign area nor change in window
signage description shall be allowed.

6.

Expiration: The window signage is associated with the approved home occupation
license, Alliance Professional HVAC, Inc., only. The window signage shall be removed
upon the termination of the subject home occupation license. The Variance for window
signage is non-transferable. No window signage is allowed for any new business at this
location
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Property Owner and Applicant Affidavit
I have received, read, accept and understand the conditions of approval contained on the
Standard List of Conditions for 316 East Mission Road, Planning Case No. VAR19-001
(Variance).
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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ATTACHMENT B

ATTACHMENT C

