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PLANNING COMMISSION AGENDA
JULY 10, 2017


CALL TO ORDER



PLEDGE OF ALLEGIANCE



ROLL CALL: Chairman Garden, Vice Chair Klawiter,
Commissioner Mamdapurkar, and Commissioner Schwartz.

Commissioner

Lou,

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 regular meeting on June 12, 2017 and June 28, 2017.

3.

NEW BUSINESS
A. 140 W. VALLEY BOULEVARD #201B (CONDITIONAL USE PERMIT)
PLANNING CASE NO. PL-17-023
APPLICANT: LI JUAN WANG/ FIVE STAR FOOT SPA
Project Summary: The applicant is requesting a Conditional Use Permit to allow an
existing massage establishment to continue its operation at 140 W. Valley Boulevard
#201B, within the MU/T (Mixed-Use Transit Oriented Development) zone of the
Valley Boulevard Specific Plan. This project is exempt from the requirements of the
California Environmental Quality Act, Guidelines Section 15301, Class 1 (Existing
Facilities).
Staff Recommendation:
ADOPT A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
SAN GABRIEL, CALIFORNIA DENYING PLANNING CASE NUMBER PL-17-023
FOR A CONDITONAL USE PERMIT TO ALLOW AN EXISTING MASSAGE
ESTABLISHMENT TO CONTINUE OPERATIONS AT 140 W. VALLEY
BOULEVARD #201B.
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B. 425 W. VALLEY BOULEVARD #105 (CONDITIONAL USE PERMIT)
PLANNING CASE NO. PL-17-047
APPLICANT: TIE WEI LIU / MASSAGE QUEEN
Project Summary: The applicant is requesting a Conditional Use Permit to allow
an existing massage establishment to continue its operation at 425 W. Valley
Boulevard #105 in the MU-C/R (Mixed-Use Corridor/Residential) zone of the Valley
Boulevard Specific Plan. This project is exempt from the requirements of the

California Environmental Quality Act, Guidelines Section 15301, Class 1 (Existing
Facilities).
Staff Recommendation:
ADOPT A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
SAN GABRIEL, CALIFORNIA DENYING PLANNING CASE NUMBER PL-17-047
FOR A CONDITIONAL USE PERMIT TO ALLOW AN EXISTING MASSAGE
ESTABLISHMENT TO CONTINUE OPERATIONS AT 425 WEST VALLEY
BOULEVARD #105.
C. 1710 S. DEL MAR AVENUE #100B (CONDITIONAL USE PERMIT)
PLANNING CASE NO. PL-17-015
APPLICANT: JACK WU / PERFECT MASSAGE
Project Summary: The applicant is requesting a Conditional Use Permit to allow
an existing massage establishment to continue its operation at 1710 S. Del Mar
Avenue in the MU/T (Mixed- Use Transit Oriented) zone of the Valley Boulevard Specific
Plan (VBSP). This project is exempt from the requirements of the California
Environmental Quality Act, Guidelines Section 15301, Class 1 (Existing Facilities).
Staff Recommendation:
ADOPT A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF SAN
GABRIEL, CALIFORNIA DENYING PLANNING CASE NUMBER PL-17-015 FOR A
CONDITIONAL USE PERMIT TO ALLOW AN EXISTING MASSAGE
ESTABLISHMENT TO CONTINUE OPERATIONS AT 1710 S. DEL MAR AVENUE
#100B.
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4.

STAFF ITEMS
Update on 220 S. San Gabriel Boulevard - This is an update from the applicant team for
a proposed mixed-use project located within the C-1 (Retail Commercial District) zone.
This item was last reviewed by the Planning Commission on December 13, 2016. The
Planning Commission may ask questions and provide feedback on the proposed project.

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 AN ADJOURNED MEETING ON MONDAY, JULY 31, 2017 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
June 12, 2017


CALL TO ORDER
Chair Garden called the regular meeting of the Planning Commission Meeting to
order at 6:30 p.m. on Monday, June 12, 2017, in the Council Chamber at City
Hall, 425 South Mission Drive, San Gabriel, California, 91776.



PLEDGE OF ALLEGIANCE
The Pledge of Allegiance was led by Chairman Garden.



ROLL CALL
Present: Chairman Garden, Vice-Chair Klawiter, Commissioner Lou,
Commissioner Mamdapurkar, and Commissioner Schwartz. Staff in attendance
included City Attorney Kress, Planning Manager Steinkruger and Planning
Commission Secretary Wong.
Absent: None

1.

INTRODUCTION OF NEW PLANNING COMMISSIONERS
Chairman Garden welcomed Mr. Mamdapurkar and Mr. Schwartz as new
Planning Commissioners.

2.

PUBLIC COMMENT
None

3.

APPROVAL OF MINUTES
Minutes of the Planning Commission meetings of May 8, 2017 and May 22, 2017
are a record of the official actions taken at the last Planning Commission
meeting.
Recommended Action: Approval
Chairman Garden moved to approve the May 8, 2017 minutes. Vice-Chair
Klawiter seconded the motion. Without objections, it was so ordered.
Vice-Chair Klawiter moved to approve the May 22, 2017 minutes. Commissioner
Lou seconded the motion. Without objections, it was so ordered.
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4.

OLD BUSINESS
A. 1956 STRATHMORE AVE (TENTATIVE TRACT MAP)
PLANNING CASE NO. PL-15-024
APPLICANT: JOHN ZHENG
Recommended Action: Approval
Planning Manager Tracy Steinkruger presented the report.
Mr. John Zheng, architect, gave an overview of the project.
There were no public speakers.
Hearing no public comment, Chairman Garden closed the public hearing.
Chairman Garden moved to adopt Resolution No. 17-14 approving PL-15-024 for
a Tentative Tract Map for a six-unit multifamily development at 1956 Strathmore
Ave. Seconded by Vice-Chair Klawiter. Motion passed unanimously by a vote of
5 ayes, 0 noes.

5.

NEW BUSINESS
A. 1623 S. DEL MAR AVE. (CONDITIONAL USE PERMIT)
PLANNING CASE NO. PL-17-022
APPLICANT: FENG PING HU
Recommended Action: Denial
Planning Manager Tracy Steinkruger presented the report.
Mr. Feng Ping Hu, applicant, stated the reasons why his application should not
be denied by the Planning Commission.
Testimony:
1. Bill Chin, 1923 Lemon Ave., Temple City, spoke about concerns that did not
specifically pertain to this item. City Attorney Kress stated that Mr.
Chen should address his concerns after the current public hearing item
was addressed.
Hearing no further public comment, Chairman Garden closed the public hearing.
Chairman Garden moved to adopt a Resolution of the Planning Commission
denying PL-17-022 for a Conditional Use Permit to allow an existing massage
establishment to continue operations at 1623 S. Del Mar Ave. Seconded by ViceChair Klawiter. Motion passed by a vote of 4 ayes, 0 noes, 1 abstention (Lou).

B. 835 W. LAS TUNAS DR. (CONDITIONAL USE PERMIT)
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PLANNING CASE NO. PL-17-038
APPLICANT: AIMIN YU
Recommended Action: Denial
Planning Manager Tracy Steinkruger presented the report.
Ms. Aimin Yu, applicant, stated the reasons why her application should not
be denied by the Planning Commission.

.

Testimonies:
1. Gerry Flores, 711 Anderson Way, San Gabriel, opposed to the recommended
action
2. William Yee, 1060 Granada Ave., San Marino, opposed to the recommended
action
3. Sam Torres, 621 N. Hildalgo, Alhambra, CA, opposed to the recommended
action
4. Donald Localio, 201 Milton Dr., San Gabriel, opposed to the recommended
action
5. Michael R. Rose, 1754 Bedford Rd., San Marino, opposed to the
recommended action
6. Jennifer Rose, 1754 Bedford Rd., San Marino, opposed to the recommended
action
7. Donald Abbott, 61 S. Vinedo Ave., #6, Pasadena, opposed to the
recommended action
8. Isela Bowles, 1038 Kendal Dr., San Gabriel, in favor of the recommended
action
Hearing no further public comment, Chairman Garden closed the public hearing.
Chairman Garden moved to adopt a Resolution of the Planning Commission
denying PL-17-038 for a Conditional Use Permit to allow an existing massage
establishment to continue operations at 835 W. Las Tunas Dr. Seconded by
Vice-Chair Klawiter. Motion passed by a vote of 4 ayes, 0 noes, 1 abstention
(Lou).
C. 301 W. VALLEY BLVD., #201 (CONDITIONAL USE PERMIT)
PLANNING CASE NO. PL-17-016
APPLICANT: YAN DI/ FU SHENG FOOT SOAK
Recommended Action: Denial
Planning Manager Tracy Steinkruger presented the report.
Ms. Yan Di, applicant, stated the reasons why her application should not be
denied by the Planning Commission.
Testimonies:
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1. Lisa Quon, translator for Ms. Di and a patron of the said business, opposed to
the recommended action
2. Fred Cat, 13908 Ravenwood Dr., Chino, opposed to the recommended action
3. Danny Tad, 1009 S. Second St., Alhambra, opposed to the recommended
action
Hearing no further public comment, Chairman Garden closed the public hearing.
Chairman Garden moved to adopt a Resolution of the Planning Commission
denying PL-17-016 for a Conditional Use Permit to allow an existing massage
establishment to continue operations at 301 W. Valley Blvd., #201. Seconded by
Commissioner Mamdapurkar. Motion passed by a vote of 4 ayes, 0 noes, 1
abstention (Lou).
C. HISTORIC PRESERVATION AND CULTURAL RESOURCE ORDINANCE
(ZONE TEXT AMENDMENT)
PLANNING CASE NO. PL-15-018
APPLICANT: CITY OF SAN GABRIEL
Recommended Action: Approval
Senior Planner Larissa De La Cruz presented the report.
Testimonies:
1. Marcello Vavala, 523 W. 6th St., Ste. 826, Los Angeles Conservancy, in
favor of the recommended action
2. Marsha Aguirre, 411 Milton Dr., San Gabriel, in favor of the recommended
action
3. John Ramirez, 326 Gerona Ave., San Gabriel, in favor of the recommended
action
4. Chuck Meyers, 404 Gerona Ave., San Gabriel, in favor of the recommended
action
5. Andrzej Szpikowski, 401 Gerona Ave., San Gabriel, opposed to the
recommend action
6. Senya Lubisich, 116 N. Del Mar Ave., San Gabriel, in favor of the
recommended action
7. Cristina Alvarado, 1041 Manley Dr., San Gabriel, in favor of the recommended
action
8. Pam Gibson Bingham, 238 Gerona Ave., San Gabriel, in favor of the
recommended action
9. Mary Camarrano, 1218 Palm Ave., San Gabriel, in favor of the recommended
action
10. Suzanne Payne, 458 N. California St., San Gabriel, in favor of the
recommended action
11. Vito Angeli, 436 Gurdon Ave., San Gabriel, in favor of the recommended
action
12. Isela Bowles, 1038 Kendal Dr., San Gabriel, in favor of the recommended
action
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13. Camilla Lopez, 141 S. Lafayette St., San Gabriel, in favor of the
recommended action
14. Anna Battaglia, 1140 Bilton Way, San Gabriel, inquired how this new
Ordinance would work with the General Plan
Hearing no further public comment, Chairman Garden closed the public hearing.
Chairman Garden moved to adopt a Resolution of the Planning Commission
recommending approval to the City Council for a Zone Text Amendment to
Chapter 153 of the San Gabriel Municipal Code and updating the City’s Historic
Preservation Ordinance by deleting sections 153.410-413 “Historic Preservation
of buildings and structures and replacing with sections 153-600-153.631 “Historic
Preservation and Cultural Resource.” Seconded by Commissioner Schwartz.
Motion passed unanimously by a vote of 5 ayes, 0 noes.
6.

STAFF ITEM
A. 2017-2018 THROUGH 2022-2023 CAPITAL IMPROVEMENT PROGRAM
PLANNING CASE NO. PL-17-072
APPLICANT: CITY OF SAN GABRIEL
Recommended Action: Approval
Senior Planner Larissa De La Cruz presented the report.
There were no public speakers.
Hearing no public comment, Chairman Garden closed the public hearing.
Chairman Garden moved to adopt a Resolution of the Planning Commission
certifying that the 201-2017 through 2022-2023 Capital Improvement Program is
consistent with the City of San Gabriel’s adopted General Plan. Seconded by
Vice-Chair Klawiter. Motion passed unanimously by a vote of 5 ayes, 0 noes.

7.

COMMISSIONER COMMENTS AND CONFERENCE/MEETING REPORTS
None

8.

ADJOURN TO THE ADJOURNED PLANNING COMMISSION MEETING
June 28, 2017 at 6:30 p.m.
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CITY OF SAN GABRIEL

Jackie Wong, Secretary
Planning Commission

NORMAN GARDEN, CHAIRMAN
PLANNING COMMISSION
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CITY OF SAN GABRIEL PLANNING COMMISSION
MINUTES OF THE ADJOURNED PLANNING COMMISSION MEETING
June 28, 2017


CALL TO ORDER
Chair Garden called the adjourned meeting of the Planning Commission Meeting
to order at 6:30 p.m. on Wednesday, June 28, 2017, in the Council Chamber at
City Hall, 425 South Mission Drive, San Gabriel, California, 91776.



PLEDGE OF ALLEGIANCE
The Pledge of Allegiance was led by Chairman Garden.



ROLL CALL
Present: Chairman Garden, Vice-Chair Klawiter, Commissioner Lou,
Commissioner Mamdapurkar, and Commissioner Schwartz. Staff in attendance
included Deputy City Attorney Kranitz, Planning Manager Steinkruger and
Planning Commission Secretary Wong.
Absent: None

1.

INTRODUCTION OF PLANNING INTERN
Planning Manager Steinkruger introduced new Planning Intern Anthony
Alvarado. The Planning Commissioners welcomed Mr. Alvarado.

2.

PUBLIC COMMENT
None

3.

APPROVAL OF MINUTES
None

4.

NEW BUSINESS
A. 1135 E. LAS TUNAS DR. (CONDITIONAL USE PERMIT)
PLANNING CASE NO. PL-17-017
APPLICANT: HONG SHENG FOOT MASSAGE (YAN JIN)
Recommended Action: Approval
Planning Manager Steinkruger presented the report.
Ms. Yan “Annie “ Jin, applicant, came forward with her husband who acted as
her translator. Chairman Garden asked if she was satisfied with the conditions of
approval as stated on the report. Ms. Jin said she is satisfied and had no
questions for the Commissioners.
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There were no public speakers.
Hearing no public comment, Chairman Garden closed the public hearing.
Chairman Garden moved to adopt a Resolution of the Planning Commission of
the City of San Gabriel approving PL-17-017 for a Conditional Use Permit
allowing an existing massage establishment to continue operations at 1135 E.
Las Tunas Dr. Seconded by Vice-Chair Klawiter. Motion passed unanimously by
a vote of 5 ayes, 0 noes.
B. 325 E. VALLEY BLVD., UNIT L (CONDITIONAL USE PERMIT)
PLANNING CASE NO. PL-17-012
APPLICANT: NEW ENERGY FOOT SPA (JINGNING HONG)
Recommended Action: Denial
Planning Manager Steinkruger presented the report.
Mr. Jingning Hong, applicant, came forward with his son, Henry Hong who
acted as his translator. Mr. Hong stated the reasons why the Planning
Commission should not deny his father’s CUP application. He added that the
business has been around since 2006. Even when they received minor
violations in the past, they were corrected immediately. He argued that
denying their CUP application is unfair and affects their livelihood as well as
their employees’.
Mr. Hong questioned the notification process for the CUP since 2015.
Deputy City Attorney Kranitz and Planning Manager Steinkruger explained the
process.
There were no public speakers.
Hearing no public comment, Chairman Garden closed the public hearing.
Chairman Garden stated that cases like this are challenging but felt he
needed to uphold City Council’s decision that was enacted on April 18, 2017,
instituting distance requirements of such business.
Commissioner Lou stated that he feels it is unfair for applicants to be denied of
their applications due to the distance requirements, especially if they have been
around for a long time. He added that if a business changes owners and it is
nonconforming, then there would be grounds for denial; but in this case, it did
not.
Commissioner Mamdapurkar stated that regulations and the ordinance are clear,
and that he supports the staff recommendation.
Commissioner Schwartz stated that this is a difficult case. He added that
notifications were sent to all property and massage business owners as early as
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2015. He added that the City Council’s decision in April ties the Planning
Commissioners’ hands to abide by it and that he supports the staff
recommendation.
Chairman Garden moved to adopt a Resolution of the Planning Commission
denying PL-17-012 for a Conditional Use Permit to deny an existing massage
establishment to continue operations at 625 E. Valley Blvd., Unit L. Seconded by
Vice-Chair Klawiter. Motion passed by a vote of 4 ayes, 0 noes, 1 abstention
(Lou).
At this point, Deputy City Attorney announced that Commissioner Mamdapurkar
has to recuse himself for the next item due to the proximity of his residence to
this business.
C. 1317 E. LAS TUNAS DR. (CONDITIONAL USE PERMIT)
PLANNING CASE NO. PL-16-187
APPLICANT: COMFORT HEALTH THERAPY (KIN SHING TSAY)
Recommended Action: Denial
Assistant Planner Bezanson presented the report. He stated that he received a
correspondence via email yesterday in opposition of this item. He added that a
letter of support was delivered to him today by the applicant. These
correspondences were provided to the Planning Commissioners, Deputy City
Attorney Kranitz and Planning Manager Steinkruger at tonight’s meeting.
Deputy City Attorney addressed the public about the application process. She
stated that regardless when the applicant applied for a CUP, it gets processed
in order of when the application is complete. The previous item for 1135 E.
Las Tunas Dr., was deemed complete back in April 2017. This item’s
application was not deemed complete until May 2017. She also clarified that
this application has no impact to nearby schools or religious locations.
Mr. Kin Shing Tsay, applicant, came forward along with Ms. Peggy Shen,
property owner of 1317 E. Las Tunas Dr. Ms. Shen acted as Mr. Tsay’s
translator.
Ms. Shen stated that Mr. Tsay was only made aware tonight about the email
correspondence that was received yesterday, and was seeking additional time to
review and respond to it. Deputy City Attorney Kranitz explained that the email
correspondence specifically addressed a concern about distance between a
school and this business. She clarified that staff’s analysis and recommendation
does not include schools.
Ms. Shen read Mr. Tsay’s speech in English, which stated reasons why the
Planning Commission should not deny his CUP application.
There were no public speakers.
Hearing no public comment, Chairman Garden closed the public hearing.
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Chairman Garden felt that staff’s recommendation to deny this CUP application is
harsh due to the distance between the structure and the property line that falls
short of 10 feet. He stated that he understands the law but does not think it is fair.
Chairman Garden inquired about the distance between the business’ entryway
to the property line. Assistant Planner Bezanson stated that staff is only required
to measure distance from property line to property line, which in this case, there
is zero distance. However, staff provided additional information to the
Planning Commission of the distance between the structures to the property line,
which resulted to being 10 feet short of the 150 feet distance requirement.
Planning Manager Steinkruger stated that if the Planning Commission entertains
approving the CUP she recommended for them to continue the item to a later
date while the applicant could submit a Variance application to deviate from the
residential distance buffer requirement.
Chairman Garden stated that he does not think that the distance requirement is
fair because the business faces a commercial street. And, if the distance is
measured from the property line to the front door, not the back door, it will
be greater than 150 feet.
Deputy City Attorney Kranitz explained that staff is only required to measure
distance from property line to property line. City Council considered parking
impacts when they approved the ordinance in April (i.e. if parking lot is in the
back of the business). Among the impacts are: a) late night noise pollution such
as car alarms, and car doors slamming, and b) light pollution such as parking lot
is lit up, and car headlights shining over residential property.
She added that the order of items in tonight’s agenda was presented to the
Planning Commissioners how applications were deemed complete. She also
stated that if the Planning Commission believes that distance should be
measured from the front door to the property line, then they could make that
interpretation as when she and staff drafted the Code, they did not specify how
distance is measured.
Assistant Planner Bezanson restated that staff measures from property line to
property line, which was zero feet. While there is a rear door leading to the
parking lot, patrons are prohibited from using the rear door; however, it has
been an ongoing issue in the massage business in general that patrons exit
through the rear door. Planning Manager Steinkruger stated that employees
could use the rear door at the end of business day.
Chairman Garden stated that he is still struggling to decide on this item. He
stated that when you are within a shopping complex, it is hard to use this
boundary measurement versus if you are in your own lot.
Assistant Bezanson stated that it is nearly impossible for staff to physically
measure distances. Staff used information based on property line to property
line.
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Vice-Chair Klawiter asked if the measurement goes with the property or goes
with the suite. Deputy City Attorney stated that the 500 feet radius is based on
the edges of the property, which is a common measurement practice for
planning purposes.
Vice-Chair Klawiter stated that he is firm in supporting staff’s recommendation.
Commissioner Schwartz
recommendation.

stated

that

he

is

also

supporting

staff’s

Vice-Chair Klawiter moved to adopt a Resolution of the Planning Commission
denying PL-16-187 for a Conditional Use Permit to deny an existing massage
establishment to continue operations at 1317 E. Las Tunas Dr. Seconded by
Commissioner Schwartz. Motion did not pass by a vote of 2 ayes (Klawiter and
Schwartz), 1 no (Garden), 1 abstention (Lou).
Deputy City Attorney explained the appeal process to the City Council and
advised that the Planning Commissioners’ concerns will be included in the
minutes that will go forward to the City Council should the case be appealed.
5.

COMMISSIONER COMMENTS AND CONFERENCE/MEETING REPORTS
None

6.

ADJOURN TO THE REGULAR PLANNING COMMISSION MEETING
July 10, 2017 at 6:30 p.m.
CITY OF SAN GABRIEL

Jackie Wong, Secretary
Planning Commission

NORMAN GARDEN, CHAIRMAN
PLANNING COMMISSION

Minutes – June 28, 2017 – Page 5 of 5

City of San Gabriel

STAFF REPORT
DATE:

Monday, July 10, 2017

TO:

Chairman Garden and Planning Commissioners

FROM:

Nicholas Bezanson, Assistant Planner

SUBJECT:

140 W. Valley Boulevard #201B
Planning Case PL-17-023 (Conditional Use Permit)
Applicant: Li Juan Wang / Five Star Foot Spa

SUMMARY
This is a request for a Conditional Use Permit (CUP) to allow an existing massage establishment
to continue its operation at 140 W. Valley Boulevard #201B. The subject site has continuously
been occupied by a massage business since June 2008. The CUP application was filed in response
to Ordinance No. 619-C.S., which requires existing massage establishments to apply for a CUP by
January 20, 2018 in order to bring the massage use into compliance.
Staff recommends that the Planning Commission ADOPT A Resolution of the Planning
Commission of the City of San Gabriel, California DENYING Planning Case Number PL-17-023 for
a CUP at 140 W. Valley Boulevard #201B (Attachment A).

INTRODUCTION
BACKGROUND
The subject property is located on the south side of
W. Valley Boulevard, between S. Del Mar Avenue and
Abbot Avenue. According to the Los Angeles County
Assessor, the site is developed with approximately
220,000 square feet of commercial structures,
ranging between two and four stories in height. The
property is located in the MU/T (Mixed- Use Transit
Oriented Development) zone of the Valley Boulevard
Specific Plan (VBSP).
The request is to allow the massage establishment to
remain in a 1,070 square-foot tenant space within the

Vicinity Map
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commercial center. The subject property has continuously been occupied by a massage
establishment since June 2008 without a CUP because at the time it first opened, a CUP was not
required for foot massage. The business began offering full-body massage during the period in
which the City lost land use authority over massage uses.
The CUP application was submitted on February 10, 2017 and deemed complete on May 19, 2017,
in response to Ordinance No. 619 – C.S., which requires existing massage establishments to apply
for a CUP by January 20, 2018 in order to bring the massage use into compliance.
GENERAL INFORMATION
Table 1 summarizes the general information concerning this project.
ITEM

DESCRIPTION

APN

5360-021-002

LOCATION

South side of W. Valley Boulevard between S. Del Mar Avenue and
Abbot Avenue.

ZONING AND LAND
USE

The property is zoned MU/T (Mixed-Use Transit Oriented
Development) within the VBSP, and has a General Plan land use
designation of Commercial Specific Plan.

North: CC/T (Commercial Center) – Hotel and Commercial Center
South: RN/C (Residential Neighborhood Conservation)– Multi-Family
SURROUNDING LAND Residential
USES AND ZONING
West: CC/T (Commercial Center)– Commercial Center
East: MU/T (Mixed-Use Transit Oriented)– Gas Station, Recycling
Center, and Commercial Center
CURRENT
DEVELOPMENT

A commercial mall approximately 220,000 square feet in size, ranging
from two to four stories in height.

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
Section 15301, Class 1 (Existing Facilities).
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ANALYSIS
BUSINESS OPERATIONS
Five Star Foot Spa offers both foot and full-body
massage. The site plan, floor plan, and storefront
photo are provided as Attachment B to this report.
When entering the business, there is a cashier stand
adjacent to a communal foot massage room with nine
massage chairs. At the rear of the tenant space a
curtained area provides two private rooms, each with
one full body massage bed.
According to the information provided by the
applicant, the business’ hours of operation are from
10:30 a.m. to 10:00 p.m., Sunday through Saturday.
The business’ hours of operation are proposed to
remain the same. The proposed hours of operation
comply with San Gabriel Municipal Code (SGMC)
Storefront
Section 122.50, which prohibits the operation of
massage establishments during the hours of 10:00 p.m. to 8:00 a.m. According to business license
records, the business’ personnel includes one owner (also holds title of manager), and one
additional manager who is one of four massage technicians.
Section 122.50 of the SGMC also requires the manager to supervise the business at all times during
its operating hours. The massage treatment area is required to be off-limits to anyone other than
the manager, massage therapists or patrons undergoing treatment. Patrons are only allowed in
the massage treatment area if at least one massage therapist is present onsite.
Code Enforcement
During a regular inspection of the establishment by Neighborhood Improvement Services (NIS)
on December 29, 2016, no violations were observed.
Neighborhood Improvement Services conducted a follow-up inspection of the property on
January 20, 2017 and issued a notice of violation to Five Star Foot Spa for the following business
operational and facility related issues:


Unpermitted banner

During the most recent inspection of the establishment by NIS on March 17, 2017, no violations
were observed.
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DISTANCE BETWEEN ESTABLISHMENTS
On May 2, 2017, the City Council passed Ordinance No. 632-C.S. (Attachment C) amending the
SGMC Section 153.242. The amendments to the SGMC eliminated the overconcentration
language and provided a strict standard that unless a massage establishment has a valid CUP
prior to April 18, 2017, no massage establishment shall be located within 1,000 feet of another
establishment (with a CUP) or within 150 feet of a residential zone. The Ordinance specifies that
the restrictions shall be applicable to all applications, regardless of whether the application has
been deemed complete by staff.
The project site is located just south of Valley Boulevard, which is designated as a principal arterial.
The segment of Valley Boulevard is undergoing heavy redevelopment, including a new hotel and
new mixed-use development. The project site is bordered by commercial uses to the north, east,
and west. The project site is bordered by multi-family residential to the south and west.
There are two massage establishments with a CUP within 1,000 feet of the existing business,
located at 1617 S. Del Mar Avenue and 324 W. Valley Boulevard #A,B,&C (see map below).
Additionally, within 1,000 feet, there are four other massage establishments without a CUP and
four other establishments that applied for a CUP but their applications were denied. The closest
residentially zoned property is zoned RN/C (Residential Neighborhood Conservation), referring to
the R-2 (Low Density Multiple Family Residence) development standards, and is directly adjacent
to the west of the subject site.
Because the massage establishment is within 1,000 feet of another massage establishment with a
CUP, and within 150 feet of a residentially zoned property, the use cannot be approved without
violating the ordinance.
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GENERAL PLAN CONSISTENCY
The General Plan land use designation for the subject lot is Commercial Specific Plan and located
within the boundaries of the Valley Boulevard Specific Plan. The designation shall allow “all uses
permitted by the General Commercial designation” which is described as “all forms of retail,
service, office, recreation/amusement and other commercial businesses which provide goods and
services for the local population and those businesses which are targeted towards visitors and
commuters.” This land use designation is very inclusive and encourages business models, like the
subject massage establishment, that cater to both the local community and visitors/commuters.
While this land use designation is inclusive and encourages various business models the massage
establishment is inconsistent with the following Goals of the General Plan:


Land Use Goal 1.6 – Ensure that new development is appropriately and sensitively
buffered from its neighbors; and,



Economic Goal 4.1 – Create a vibrant business community; and,



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

In adopting the Ordinance imposing distance limitations, the City Council determined that the
public health, safety and welfare required that there be no more than one massage establishment
per 1,000 feet, nor shall there be any establishment within 150 feet of a residentially zoned
property. The City Council clearly expressed during the hearing that this type of business could
have detrimental impacts on other businesses and could discourage other types of businesses
from locating in the community.
SPECIFIC PLAN CONSISTENCY
The project site is located within the MU/T area of the VBSP. The Specific Plan designates these
parcels to be utilized for high density and pedestrian oriented uses. The overconcentration of
massage uses within this vicinity does not provide the opportunity to create a vibrant community
as it limits diversity of retail and service uses. Staff believes that the proposed use is inconsistent
with the following land use policy of the MU/T zone of the VBSP in which the property is located:


VBSP Policy 2.4 – Limit ground floor uses to those that are related to and support
pedestrian activity; and,



VBSP Policy 3.1 – Reuse and redevelop the subarea for higher intensity uses and establish
a pedestrian character to capitalize upon the presence of transit, complementing uses
developed in subarea 1-F.
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ENVIRONMENTAL REVIEW
This project is exempt from the requirements of the California Environmental Quality Act, per
Guidelines Section 15301, Class 1 (Existing Facilities). Further, CEQA is not required for projects
that are not approved.
PUBLIC NOTICE
A notice regarding the CUP was sent to all property owners within 500 feet of this property. 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 June 29,
2017.
CONDITIONAL USE PERMIT FINDINGS
In order to grant a Conditional Use Permit for a massage establishment, 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 property is zoned MU/T (Mixed-Use Transit Oriented) within the VBSP and has a
General Plan land use designation of Commercial Specific Plan. Massage services are
permitted in the MU/T zone subject to approval of a CUP. While the massage use is
consistent with the General Plan and Specific Plan designations for the area, having a
massage establishment within 1,000 feet of another massage establishment with a CUP
would not be compatible with the goals of the General Plan and Specific Plan, as it would
not lead to uses that create a vibrant business community or provide retail that address
the need of the neighborhood. Further, allowing a massage establishment immediately
next to residential uses would violated Land Use Goal 1.6 which requires a buffer between
land uses. This finding cannot be made.
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 massage
establishment. The massage business has been operating onsite since June 2008, without
presenting any issues related to its size, shape, topography, and location.
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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 business and parking lot are both accessible via Valley Boulevard. The commercial
center’s entrance and egress is adequate for the site. The massage business has been
operating onsite since June 2008 and the continuance of the massage business operation
will not create hazardous traffic conditions.
D. That the proposed use is compatible with surrounding properties and uses:
On May 2, 2017, the City Council adopted Ordinance No. 632-C.S., establishing distance
requirements between massage establishments. In order for a massage establishment to
obtain a CUP, it shall be located a minimum of 1,000 feet from any existing massage
establishment (with a CUP), and a minimum of 150 feet from any residentially zoned
property. There are six massage establishments within 1,000 feet of the existing business,
two of which currently have a CUP. Due to the proximity between the subject site and a
massage establishments with a CUP, and the site’s proximity to a residential zone, the
proposed use is not compatible with surrounding properties and uses as established by
Ordinance No. 632-C.S. This finding cannot be made.
E. That the proposed use is not detrimental to the public health, safety, or general
welfare:
In adopting the distance requirements in Ordinance No. 632-C.S., the City Council
determined that it would be detrimental to the public health, safety and general welfare
to have massage establishments located within 1,000 feet of each other or within 150 feet
of a residential area. Accordingly, this finding cannot be made.
RECOMMENDATION
Staff recommends that the Planning Commission:
ADOPT A RESOLUTION OF THE CITY OF SAN GABRIEL, CALIFORNIA DENYING PLANNING
CASE NUMBER PL-17-023 FOR A CONDITIONAL USE PERMIT TO ALLOW A MASSAGE
ESTABLISHMENT TO CONTINUE OPERATIONS AT 140 W. VALLEY BOULEVARD #201B.
ATTACHMENTS
A. Resolution
B. Site and Floor Plans
C. Ordinance No. 632-C.S.

RESOLUTION NO. ______
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY
OF SAN GABRIEL, CALIFORNIA DENYING PLANNING CASE
NUMBER PL-17-023 FOR A CONDITIONAL USE PERMIT TO
ALLOW A MASSAGE ESTABLISHMENT TO CONTINUE
OPERATIONS AT 140 W. VALLEY BOULEVARD #201B.
WHEREAS, On February 10, 2017 the Applicant, Five Star Foot Spa, submitted an
application for a Conditional Use Permit (CUP) to allow a massage establishment to continue
operations at 140 W. Valley Boulevard #201B in accordance with San Gabriel Municipal Code
§153.151 and 153.242.; and
WHEREAS, the application was determined to be complete on May 19, 2017; and
WHEREAS, the project site General Plan designation is Commercial Specific Plan and the
zoning is MU/T (Mixed-Use Transit Oriented) zone within the Valley Boulevard Specific Plan
(VBSP); and
WHEREAS, the subject property is bounded by commercial uses to the north, east, and
west, and by residential uses to the south and west; and
WHEREAS, on July 10, 2017, 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 deny 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 denies the CUP for the
massage establishment located at 140 W. Valley Boulevard #201B. In denying this CUP, the
Planning Commission makes the following findings:

A. That the proposed use is consistent with the General Plan:
The property is zoned MU/T (Mixed-Use Transit Oriented) within the VBSP and has a
General Plan land use designation of Commercial Specific Plan. Massage services are
permitted in the MU/T zone subject to approval of a CUP. While the massage use is
consistent with the General Plan and Specific Plan designations for the area, having a
massage establishment within 1,000 feet of another massage establishment with a CUP
would not be compatible with the goals of the General Plan and Specific Plan, as it would
not lead to uses that create a vibrant business community or provide retail that address
the need of the neighborhood. Further, allowing a massage establishment immediately
1

next to residential uses would violated Land Use Goal 1.6, which requires a buffer between
land uses. This finding cannot be made.

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 massage
establishment. The massage business has been operating onsite since June 2008, without
presenting any issues related to its size, shape, topography, and location.

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 business and parking lot are both accessible via Valley Boulevard. The commercial
center’s entrance and egress is adequate for the site. The massage business has been
operating onsite since June 2008 and the continuance of the massage business operation
will not create hazardous traffic conditions.

D. That the proposed use is compatible with surrounding properties and uses:
On May 2, 2017, the City Council adopted Ordinance No. 632-C.S., establishing distance
requirements between massage establishments. In order for a massage establishment to
obtain a CUP, it shall be located a minimum of 1,000 feet from any existing massage
establishment (with a CUP), and a minimum of 150 feet from any residentially zoned
property. There are six massage establishments within 1,000 feet of the existing business,
two of which currently have a CUP. Due to the proximity between the subject site and a
massage establishments with a CUP, and the site’s proximity to a residential zone, the
proposed use is not compatible with surrounding properties and uses as established by
Ordinance No. 632-C.S. This finding cannot be made.

E.

That the proposed use is not detrimental to the public health, safety, or general
welfare:
In adopting the distance requirements in Ordinance No. 632-C.S., the City Council
determined that it would be detrimental to the public health, safety and general welfare
to have massage establishments located within 1,000 feet of each other or within 150 feet
of a residential zone. Accordingly, this finding cannot be made.

SECTION 2. CEQA. This project is exempt from CEQA pursuant to CEQA Guidelines § 15301 as
this is an existing facility and the massage use is already in existence at this location. There are
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no exceptions to this exemption that would apply. Further, CEQA is not required for projects
that are not approved.
SECTION 3. EFFECTIVE DATE. This Resolution shall be effective immediately.
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 10th DAY OF JULY 2017 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
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City of San Gabriel

STAFF REPORT
DATE:

Monday, July 10, 2017

TO:

Chairman Garden and Planning Commissioners

FROM:

Tracy Steinkruger, Planning Manager

SUBJECT:

425 West Valley Boulevard #105
Planning Case PL-17-047 (Conditional Use Permit)
Applicant: Tiu Wei Liu / Massage Queen

SUMMARY
This is a request for a Conditional Use Permit (CUP) to allow an existing massage establishment
to continue its operation at 425 W. Valley Boulevard #105. The subject site has continuously been
occupied by a massage business since February 2012. The CUP application was filed in response
to Ordinance No. 619-C.S., which requires existing massage establishments to apply for a CUP by
January 20, 2018 in order to bring the massage use into compliance.
Staff recommends that the Planning Commission ADOPT A Resolution of the Planning
Commission of the City of San Gabriel, California DENYING Planning Case Number PL-17-047 for
a CUP at 425 W. Valley Boulevard #105 (Attachment A).

INTRODUCTION
BACKGROUND
The subject property is located on the north side of W.
Valley Boulevard, between Stevens Avenue and Prospect
Avenue. According to the Los Angeles County Assessor, the
project site is developed with a commercial center
comprised of five tenant spaces totaling approximately
7,284 square feet of commercial space. The property is
located in the MU-C/R (Mixed-Use Corridor/Residential)
zone of the Valley Boulevard Specific Plan (VBSP).
The request is to allow the massage establishment to
remain in an approximately 2,612 square-foot tenant
space within the commercial center. The subject

Vicinity Map
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property has continuously been occupied by a massage establishment since February 2012
without a CUP because at the time it first opened, a CUP was not required for massage.
The CUP application was submitted on March 30, 2017 and deemed complete on June 1, 2017, in
response to Ordinance No. 619 – C.S., which requires existing massage establishments to apply
for a CUP by January 20, 2018 in order to bring the massage use into compliance.
GENERAL INFORMATION
Table 1 summarizes the general information concerning this project.
ITEM

DESCRIPTION

APN

5360-015-001

LOCATION

North side of W. Valley Boulevard between Stevens Avenue and
Prospect Avenue.

ZONING AND LAND
USE

The property is zoned MU-C/R (Mixed-Use Corridor Residential) within
the VBSP, and has a General Plan land use designation of Commercial
Specific Plan.

North: R-3 (Multi-Family Residence) – Multi-Family Residential
South: MU/C (Mixed-Use Corridor) – Vacant Lot / Commercial
SURROUNDING LAND
West: MU-C/R (Mixed-Use Corridor/Residential) – Commercial Center
USES AND ZONING
East: MU-C/R (Mixed-Use Corridor/Residential) – Commercial Center,
Retail
CURRENT
DEVELOPMENT

A commercial mall with five tenant spaces totaling 7,284 square feet.

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
Section 15301, Class 1 (Existing Facilities).
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ANALYSIS
BUSINESS OPERATIONS
Massage Queen offers both foot and full-body massage. The site plan, floor plan, and business
photos are provided as Attachment B to this report. When entering the business, there is a cashier
stand adjacent to three massage beds (room dividers separate beds) and a communal foot
massage room with nine massage chairs. As you walk to toward the rear of the tenant space, there
are three massage rooms to the left and three massage rooms to the right. Two rooms on each
side have a single bed and the third room on each side has two beds. The total size of the tenant
space is approximately 2,612 square feet.
According to the information provided by the applicant, the business’ hours of operation are from
9:00 a.m. to 10:00 p.m., Sunday through Saturday. The business’ hours of operation are proposed
to remain the same. The proposed hours of operation comply with San Gabriel Municipal Code
(SGMC) Section 122.50, which prohibits the operation of massage establishments during the hours
of 10:00 p.m. to 8:00 a.m. According to business license records, the business’ personnel includes
11 massage technicians. Two technicians are also the owners; both also have Massage Operator
Permits.
Section 122.50 of the SGMC also requires the manager to supervise the business at all times during
its operating hours. The massage treatment area is required to be off-limits to anyone other than
the manager, massage therapists or patrons undergoing treatment. Patrons are only allowed in
the massage treatment area if at least one massage therapist is present onsite.
Code Enforcement
In August 2013, Neighborhood Improvement Services (NIS) conducted an inspection of the
business and identified a massage technician who did not have a massage permit. The business
owner immediately secured one for the massage technician and the case was closed.
On September 28, 2016, NIS staff conducted an inspection of the business and issued a Notice of
Violation (NOV) for the following items:
•
•
•

Window curtains obstructing visibility of front main windows and main entry door
Two technicians not wearing CAMTC badges
No manager on site

On October 1, 2016, NIS staff conducted a follow-up inspection. At the follow-up inspection the
manager was present and all technicians were wearing their badges. However, although the
curtains had been removed from the main door, there were curtains covering the two front
windows. Additionally, the business did not have a “subject to inspection by City officials” sign
posted. A citation for failure to comply was issued to the business (curtains).
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On November 2, 2016, NIS staff conducted a follow-up inspection. Curtains had been removed;
however, the displayed hours of operation were listed from 9 AM to 11 PM. The business owner
was informed that a massage business may not operation after 10 PM. NIS staff also noted that
window signs may not exceed 25 percent window coverage. An NOV was issued for the violations
occurring at the time of inspection; however, all issues had been addressed by the conclusion of
the inspection.
Follow-up inspections were completed by NIS staff on May 31, 2017 and June 28, 2017. No further
violations have been noted.
DISTANCE BETWEEN ESTABLISHMENTS
On May 2, 2017, the City Council passed Ordinance No. 632-C.S. amending the SGMC Section
153.242 (Attachment C). The amendments to the SGMC eliminated the overconcentration
language and provided a strict standard that unless a massage establishment has a valid CUP
prior to April 18, 2017, no massage establishment shall be located within 1,000 feet of another
massage establishment (with a CUP) or within 150 feet of a residential zone. The Ordinance
specifies that the restrictions shall be applicable to all applications, regardless of whether the
application has been deemed complete by staff.
The project site is located just north of Valley Boulevard, which is designated as a principal arterial.
The segment of Valley Boulevard is undergoing heavy redevelopment, including a new hotel and
new mixed-use development. The project site is bordered by a variety of commercial uses to the
east, west, and south. The project site also bordered by multi-family residential uses to the north.
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There is one massage establishment with a CUP within 1,000 feet of the existing business, located
at 324 W. Valley Boulevard #A,B,&C (see map). Additionally, there is one other massage
establishment without a CUP within 1000 feet, located at 301 W. Valley Blvd. #116. There have
also been three massage businesses within 1,000 feet of the project site (at 301 W. Valley
Boulevard #201, 301 W. Valley Boulevard #106, and 250 W. Valley Boulevard E&F) whose CUP
applications were denied. The closest residentially zoned property is zoned R-3 (Multi-Family
Residence), which is located directly north of the subject site.
Because the massage establishment is within 1,000 feet of another massage establishment with a
CUP, and within 150 feet of a residentially zoned property, the use cannot be approved without
violating the ordinance.
GENERAL PLAN CONSISTENCY
The General Plan land use designation for the subject lot is Commercial Specific Plan and located
within the boundaries of the Valley Boulevard Specific Plan. The designation shall allow “all uses
permitted by the General Commercial designation” which is described as “all forms of retail,
service, office, recreation/amusement and other commercial businesses which provide goods and
services for the local population and those businesses which are targeted towards visitors and
commuters.” This land use designation is very inclusive and encourages business models, like the
subject massage establishment, that cater to both the local community and visitors/commuters.
While this land use designation is inclusive and encourages various business models the massage
establishment is inconsistent with the following Goals of the General Plan:
•

Economic Goal 4.1 – Create a vibrant business community; and,

•

Economic Goal 4.3 – Develop retail that will address the needs of the community; and,

•

Land Use Goal 1.6 – Ensure that new development is appropriately and sensitively
buffered from its neighbors.

In adopting the Ordinance imposing distance limitations, the City Council determined that the
public health, safety and welfare required that there be no more than one massage establishment
per 1,000 feet, nor shall there be any establishment within 150 feet of a residentially zoned
property. The City Council clearly expressed during the hearing that this type of business could
have detrimental impacts on other businesses and could discourage other types of businesses
from locating in the community.
SPECIFIC PLAN CONSISTENCY
The project site is located within the MU-C/R area of the VBSP. The Specific Plan identifies the
area as containing underutilized commercial properties that should be redeveloped to
accommodate mixed-use structures that integrate housing with retail commercial, office, and
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other local-serving uses. The Plan also notes that many parcels in this area have insufficient depth
to physically accommodate mixed-use structures so land assembly may be required.
Redevelopment in these areas would increase the number of residents in close proximity to transit
and local commerce and services, promote greater pedestrian use of the streets, and enhance the
“sense of community” and quality of life for local residents. The overconcentration of massage
uses within this vicinity does not provide the opportunity to create a vibrant community as it limits
diversity of retail and service uses. Similarly, massage business in single-story shopping centers
prevent opportunities for mixed-use and/or residential development along Valley Boulevard. Staff
believes that the proposed use is inconsistent with the following land use policy of the MU-C/R
zone of the VBSP in which the property is located:
•

VBSP Policy 3.4 – Accommodate the development of retail and office uses, with a priority
for mixed-use structures that integrate housing with retail, office, or service uses.

•

VBSP Policy 4.4 – Accommodate the development of parcels exclusively for retail and
office uses, multifamily residential, or mixed-use structures that integrate housing with
retail, office, or service uses.

ENVIRONMENTAL REVIEW
This project is exempt from the requirements of the California Environmental Quality Act, per
Guidelines Section 15301, Class 1 (Existing Facilities). Further, CEQA is not required for projects
that are not approved.
PUBLIC NOTICE
A notice regarding the CUP was sent to all property owners within 500 feet of this property. 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 June 29,
2017.
ADDITIONAL MATERIALS
The applicant has submitted additional materials for Planning Commission consideration. A
business narrative is provided as Attachment D. A statement of facts regarding the CUP is
provided as Attachment E. A letter of support from a neighbor (who lives to the north of the
massage establishment) is provided as Attachment F. A petition, signed by patrons in support of
the business/CUP application, is provided as Attachment G. Finally, additional photos of the
exterior and interior of the business as provided as Attachment H.
Staff does not dispute the information contained in the applicant’s submittals. However, the basis
of the denial (as set forth below) has to do with the distance limitations imposed by the City
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Council through Ordinance No. 632-C.S. and the impacts of an overabundance of massage
establishments has on the community as well as impacts on residential neighbors. It should be
noted that the letter in support is from a neighbor in an apartment building where there are other
residences as well. Further, the City Council specifically amended the SGMC to add Section
153.427 which makes the nonconforming use provisions applicable to massage establishments.
CONDITIONAL USE PERMIT FINDINGS
In order to grant a Conditional Use Permit for a massage establishment, 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 property is zoned MU-C/R (Mixed-Use Corridor/Residential) within the VBSP and has
a General Plan land use designation of Commercial Specific Plan. Massage services are
permitted in the MU-C/R zone subject to approval of a CUP. While the massage use is
consistent with the General Plan and Specific Plan designations for the area, having a
massage establishment within 1,000 feet of another massage establishment with a CUP
would not be compatible with the goals of the General Plan and Specific Plan, as it would
not lead to uses that create a vibrant business community or provide retail that address
the need of the neighborhood. Further, allowing a massage establishment immediately
next to residential uses would violated Land Use Goal 1.6 which requires a buffer between
land uses. This finding cannot be made as there is another massage establishment with a
CUP within 1,000 feet and the location is directly adjacent to residential uses.
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 massage
establishment. The massage business has been operating onsite since February 2012,
without presenting any issues related to its size, shape, topography, and location.
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 business and parking lot are both accessible via Valley Boulevard. The commercial
center’s entrance and egress is adequate for the site. The massage business has been
operating onsite since February 2012 and the continuance of the massage business
operation will not create hazardous traffic conditions.
D. That the proposed use is compatible with surrounding properties and uses:
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On May 2, 2017, the City Council adopted Ordinance No. 632-C.S., establishing distance
requirements between massage establishments. In order for a massage establishment to
obtain a CUP, it shall be located a minimum of 1,000 feet from any existing massage
establishment (with a CUP), and a minimum of 150 feet from any residentially zoned
property. There is one massage establishment within 1,000 feet of the existing business
with a CUP and the property is directly adjacent to residentially zoned property. Due to
the proximity between the subject site and a massage establishment with a CUP, and the
site’s proximity to a residential zone, the proposed use is not compatible with surrounding
properties and uses as established by Ordinance No. 632-C.S. This finding cannot be
made.
E. That the proposed use is not detrimental to the public health, safety, or general
welfare:
In adopting the distance requirements in Ordinance No. 632-C.S., the City Council
determined that it would be detrimental to the public health, safety and general welfare
to have massage establishments located within 1,000 feet of each other or within 150 feet
of a residential area. Accordingly, this finding cannot be made.
RECOMMENDATION
Staff recommends that the Planning Commission:
ADOPT A RESOLUTION OF THE CITY OF SAN GABRIEL, CALIFORNIA DENYING PLANNING
CASE NUMBER PL-17-047 FOR A CONDITIONAL USE PERMIT TO ALLOW A MASSAGE
ESTABLISHMENT TO CONTINUE OPERATIONS AT 425 WEST VALLEY BOULEVARD #105.
ATTACHMENTS
A.
B.
C.
D.
E.
F.
G.
H.

Resolution
Site and Floor Plans
Ordinance No. 632-C.S.
Business Narrative (submitted by applicant)
Statement of Facts (submitted by applicant)
Letter of Support from Neighbor (submitted by applicant)
Petition in Support of Business (submitted by applicant)
Additional Photos of Business

RESOLUTION NO. ______
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY
OF SAN GABRIEL, CALIFORNIA DENYING PLANNING CASE
NUMBER PL-17-047 FOR A CONDITIONAL USE PERMIT TO
ALLOW A MASSAGE ESTABLISHMENT TO CONTINUE
OPERATIONS AT 425 WEST VALLEY BOULEVARD #105.
WHEREAS, On March 30, 2017 the Applicant, Massage Queen, submitted an application
for a Conditional Use Permit (CUP) to allow a massage establishment to continue operations at
425 W. Valley Boulevard #105 in accordance with San Gabriel Municipal Code §153.151 and
153.242.; and
WHEREAS, the application was determined to be complete on June 1, 2017,
WHEREAS, the project site General Plan designation is Commercial Specific Plan and the
zoning is MU-C/R (Mixed-Use Corridor/Residential) zone within the Valley Boulevard Specific Plan
(VBSP); and
WHEREAS, the subject property is bounded by commercial uses to the north, east, and
west, and by residential uses to the south and west; and
WHEREAS, on July 10, 2017, 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 deny 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 denies the CUP for the
massage establishment located at 425 W. Valley Boulevard #105. In denying this CUP, the Planning
Commission makes the following findings:

A. That the proposed use is consistent with the General Plan:
The property is zoned MU-C/R (Mixed-Use Corridor/Residential) within the VBSP and has
a General Plan land use designation of Commercial Specific Plan. Massage services are
permitted in the MU-C/R zone subject to approval of a CUP. While the massage use is
consistent with the General Plan and Specific Plan designations for the area, having a
massage establishment within 1,000 feet of another massage establishment with a CUP
would not be compatible with the goals of the General Plan and Specific Plan, as it would
not lead to uses that create a vibrant business community or provide retail that address
the need of the neighborhood. Further, allowing a massage establishment immediately
1

next to residential uses would violated Land Use Goal 1.6 which requires a buffer between
land uses. This finding cannot be made as there is another massage establishment with a
CUP within 1,000 feet and the location is directly adjacent to residential uses.

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 massage
establishment. The massage business has been operating onsite since February 2012,
without presenting any issues related to its size, shape, topography, and location.

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 business and parking lot are both accessible via Valley Boulevard. The commercial
center’s entrance and egress is adequate for the site. The massage business has been
operating onsite since February 2012 and the continuance of the massage business
operation will not create hazardous traffic conditions.

D. That the proposed use is compatible with surrounding properties and uses:
On May 2, 2017, the City Council adopted Ordinance No. 632-C.S., establishing distance
requirements between massage establishments. In order for a massage establishment to
obtain a CUP, it shall be located a minimum of 1,000 feet from any existing massage
establishment (with a CUP), and a minimum of 150 feet from any residentially zoned
property. There is one massage establishment within 1,000 feet of the existing business
with a CUP and the property is directly adjacent to residentially zoned property. Due to
the proximity between the subject site and a massage establishment with a CUP, and the
site’s proximity to a residential zone, the proposed use is not compatible with surrounding
properties and uses as established by Ordinance No. 632-C.S. This finding cannot be
made.

E.

That the proposed use is not detrimental to the public health, safety, or general
welfare:
In adopting the distance requirements in Ordinance No. 632-C.S., the City Council
determined that it would be detrimental to the public health, safety and general welfare
to have massage establishments located within 1,000 feet of each other or within 150 feet
of a residential area. Accordingly, this finding cannot be made.

SECTION 2. CEQA. This project is exempt from CEQA pursuant to CEQA Guidelines § 15301 as
this is an existing facility and the massage use is already in existence at this location. There are
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no exceptions to this exemption that would apply. Further, CEQA is not required for projects
that are not approved.
SECTION 3. EFFECTIVE DATE. This Resolution shall be effective immediately.
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 10th DAY OF JULY 2017 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
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City of San Gabriel

STAFF REPORT
DATE:

Monday, July 10, 2017

TO:

Chairman Garden and Planning Commissioners

FROM:

Nicholas Bezanson, Assistant Planner

SUBJECT:

1710 S. Del Mar Avenue #100B
Planning Case PL-17-015 (Conditional Use Permit)
Applicant: Jack Wu / Perfect Massage

SUMMARY
This is a request for a Conditional Use Permit (CUP) to allow an existing massage establishment
to continue its operation at 1710 S. Del Mar Avenue #100B. The subject site has continuously been
occupied by a massage business since July 2006, and by the business Perfect Massage since July
2007. The CUP application was filed in response to Ordinance No. 619-C.S., which requires existing
massage establishments to apply for a CUP by January 20, 2018 in order to bring the massage use
into compliance.
Staff recommends that the Planning Commission ADOPT A Resolution of the Planning
Commission of the City of San Gabriel, California DENYING Planning Case Number PL-17-015 for
a CUP at 1710 S. Del Mar Avenue #100B (Attachment A).

INTRODUCTION
BACKGROUND
The subject property is located on the east side of S.
Del Mar Avenue, between E. Valley Boulevard and
Dewey Avenue. According to the Los Angeles
County Assessor, the site is developed with a twostory 23,600 square-foot commercial structure. The
property is located in the MU/T (Mixed- Use Transit
Oriented) zone of the Valley Boulevard Specific Plan
(VBSP).
The request is to allow the massage establishment
to remain in a 1,500 square-foot tenant space on the

Vicinity Map
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first floor of the commercial structure, fronting S. Del Mar Avenue. The subject property has
continuously been occupied by a massage establishment since July 2007 without a CUP because
at the time it first opened, the business operated as a foot massage establishment and was not
required to obtain a CUP.
The CUP application was submitted on January 30, 2017 and deemed complete on May 24, 2017,
in response to Ordinance No. 619 – C.S., which requires existing massage establishments to apply
for a CUP by January 20, 2018 in order to bring the massage use into compliance.
GENERAL INFORMATION
Table 1 summarizes the general information concerning this project.
ITEM

DESCRIPTION

APN

5370-014-003

LOCATION

East side of S. Del Mar Avenue between E. Valley Boulevard and Dewey
Avenue.

ZONING AND LAND
USE

The property is zoned MU/T (Mixed-Use Transit Oriented) within the
VBSP, and has a General Plan land use designation of Commercial
Specific Plan.

North: MU/T (Mixed-Use Transit Oriented Development) – Commercial
Warehousing
SURROUNDING LAND South: CC/T (Commercial Center) – Small-Scale Commercial
West: MU/T (Mixed-Use Transit Oriented Development) – Jewelers
USES AND ZONING
Retail
East: R-1 (Single Family Residence) – Single Family Residential
CURRENT
DEVELOPMENT

A two-story, multi-tenant, commercial structure approximately 23,600
square feet in size.

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
Section 15301, Class 1 (Existing Facilities).
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ANALYSIS
BUSINESS OPERATIONS
Perfect Massage offers both full body massage and
foot massage. The site plan, floor plan, and storefront
photo are provided as Attachment B to this report.
The business enters into a waiting area with the
cashier’s counter. An adjacent hallway leads to seven
private massage rooms, four of which contain one bed
each, two containing two beds each, and on room
containing four massage beds.
According to the information provided by the
applicant, the business’ hours of operation are from
9:30 a.m. to 10:00 p.m., Sunday through Saturday. The
business’ hours of operation are proposed to remain
the same. The proposed hours of operation comply
with San Gabriel Municipal Code (SGMC) Section
Storefront
122.50, which prohibits the operation of massage
establishments during the hours of 10:00 p.m. to 8:00
a.m. The applicant has informed staff that there is one manager and three massage technicians.
Section 122.50 of the SGMC (Attachment C) also requires the manager to supervise the business
at all times during its operating hours. The massage treatment area is required to be off-limits to
anyone other than the manager, massage therapists or patrons undergoing treatment. Patrons
are only allowed in the massage treatment area if at least one massage therapist is present onsite.
Code Enforcement
No code violations have been reported by Neighborhood Improvement Services.
DISTANCE BETWEEN ESTABLISHMENTS
On May 2, 2017, the City Council passed Ordinance No. 632-C.S. amending the SGMC Section
153.242. The amendments to the SGMC eliminated the overconcentration language and provided
a strict standard that unless a massage establishment has a valid CUP prior to April 18, 2017, no
massage establishment shall be located within 1,000 feet of another establishment (with a CUP)
or within 150 feet of a residential zone. The Ordinance specifies that the restrictions shall be
applicable to all applications, regardless of whether the application has been deemed complete
by staff.

1710 S. Del Mar Avenue #100B
July 10, 2017
Page 4

The project site is located on the east side of S. Del Mar Avenue, which is designated as a minor
arterial. The area around the intersection of Del Mar Avenue and Valley Boulevard is undergoing
heavy redevelopment, including a new hotel and new mixed-use development. The project site is
bordered by a variety of commercial uses to the north, south, and west. The project site also
bordered by single-family residential uses to the east.
There are three massage establishments with a CUP within 1,000 feet of the existing business
located at:




327 E. Valley Boulevard #103 & 104
311 E. Valley Boulevard #108 & 109
1617 S. Del Mar Avenue

Additionally, there are two other massage establishments without a CUP within 1000 feet. The
closest residentially zoned property is zoned RN/C (Residential Neighborhood Conservation),
referring to the R-1 (Single Family Residence) development standards, and is directly adjacent to
the east of the subject site.
Because the massage establishment is within 1,000 feet of another massage establishment with a
CUP, and within 150 feet of a residentially zoned property, the use cannot be approved without
violating the ordinance.
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GENERAL PLAN CONSISTENCY
The General Plan land use designation for the subject lot is Commercial Specific Plan and located
within the boundaries of the Valley Boulevard Specific Plan. The designation shall allow “all uses
permitted by the General Commercial designation” which is described as “all forms of retail,
service, office, recreation/amusement and other commercial businesses which provide goods and
services for the local population and those businesses which are targeted towards visitors and
commuters.” This land use designation is very inclusive and encourages business models, like the
subject massage establishment, that cater to both the local community and visitors/commuters.
While this land use designation is inclusive and encourages various business models the massage
establishment is inconsistent with the following Goals of the General Plan:


Economic Goal 4.1 – Create a vibrant business community; and,



Economic Goal 4.3 – Develop retail that will address the needs of the community; and,



Land Use Goal 1.6 – Ensure that new development is appropriately and sensitively
buffered from its neighbors.

In adopting the Ordinance imposing distance limitations, the City Council determined that the
public health, safety and welfare required that there be no more than one massage establishment
per 1,000 feet, nor shall there be any establishment within 150 feet of a residentially zoned
property. The City Council clearly expressed during the hearing that this type of business could
have detrimental impacts on other businesses and could discourage other types of businesses
from locating in the community.
SPECIFIC PLAN CONSISTENCY
The project site is located within the MU/T area of the VBSP. The Specific Plan designates these
parcels to be utilized for high density and pedestrian oriented uses. The overconcentration of
massage uses within this vicinity does not provide the opportunity to create a vibrant community
as it limits diversity of retail and service uses. Staff believes that the proposed use is inconsistent
with the following land use policy of the MU/T zone of the VBSP in which the property is located:


VBSP Policy 3.1 – Reuse and redevelop the subarea for higher intensity uses and establish
a pedestrian character to capitalize upon the presence of transit, complementing uses
developed in subarea 1-F; and,



VBSP Policy 2.4 – Limit ground floor uses to those that are related to and support
pedestrian activity.
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ENVIRONMENTAL REVIEW
This project is exempt from the requirements of the California Environmental Quality Act, per
Guidelines Section 15301, Class 1 (Existing Facilities). Further, CEQA is not required for projects
that are not approved.
PUBLIC NOTICE
A notice regarding the CUP was sent to all property owners within 500 feet of this property. 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 June 29,
2017.
CONDITIONAL USE PERMIT FINDINGS
In order to grant a Conditional Use Permit for a massage establishment, 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 property is zoned MU/T (Mixed-Use Transit Oriented) within the VBSP and has a
General Plan land use designation of Commercial Specific Plan. Massage services are
permitted in the MU/T zone subject to approval of a CUP. While the massage use is
consistent with the General Plan and Specific Plan designations for the area, having a
massage establishment within 1,000 feet of another massage establishment with a CUP
would not be compatible with the goals of the General Plan and Specific Plan, as it would
not lead to uses that create a vibrant business community or provide retail that address
the need of the neighborhood. Further, allowing a massage establishment immediately
next to residential uses would violated Land Use Goal 1.6 which requires a buffer between
land uses. This finding cannot be made.
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 massage
establishment. The massage business has been operating onsite since July 2007, without
presenting any issues related to its size, shape, topography, and location.
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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 business and parking lot are both accessible via S. Del Mar Avenue. The commercial
center’s entrance and egress is adequate for the site. The massage business has been
operating onsite since July 2007 and the continuance of the massage business operation
will not create hazardous traffic conditions.
D. That the proposed use is compatible with surrounding properties and uses:
On May 2, 2017, the City Council adopted Ordinance No. 632-C.S., establishing distance
requirements between massage establishments. In order for a massage establishment to
obtain a CUP, it shall be located a minimum of 1,000 feet from any existing massage
establishment (with a CUP), and a minimum of 150 feet from any residentially zoned
property. There are five massage establishments within 1,000 feet of the existing business,
three of which currently have a CUP. Due to the proximity between the subject site and a
massage establishments with a CUP, and the site’s proximity to a residential zone, the
proposed use is not compatible with surrounding properties and uses as established by
Ordinance No. 632-C.S. This finding cannot be made.
E. That the proposed use is not detrimental to the public health, safety, or general
welfare:
In adopting the distance requirements in Ordinance No. 632-C.S., the City Council
determined that it would be detrimental to the public health, safety and general welfare
to have massage establishments located within 1,000 feet of each other. Accordingly, this
finding cannot be made.
RECOMMENDATION
Staff recommends that the Planning Commission:
ADOPT A RESOLUTION OF THE CITY OF SAN GABRIEL, CALIFORNIA DENYING PLANNING
CASE NUMBER PL-17-015 FOR A CONDITIONAL USE PERMIT TO ALLOW A MASSAGE
ESTABLISHMENT TO CONTINUE OPERATIONS AT 1710 S. DEL MAR AVENUE #100B
ATTACHMENTS
A.
B.
C.
D.

Resolution
Site and Floor Plans
SGMC Section 122
Ordinance No. 632-C.S.

RESOLUTION NO. ______
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY
OF SAN GABRIEL, CALIFORNIA DENYING PLANNING CASE
NUMBER PL-17-015 FOR A CONDITIONAL USE PERMIT TO
ALLOW A MASSAGE ESTABLISHMENT TO CONTINUE
OPERATIONS AT 1710 S. DEL MAR AVENUE #100B.
WHEREAS, On January 30, 2017 the Applicant, Perfect Massage, submitted an application
for a Conditional Use Permit (CUP) to allow a massage establishment to continue operations at
1710 S. Del Mar Avenue #100B in accordance with San Gabriel Municipal Code §153.151 and
153.242.; and
WHEREAS, the application was determined to be complete on May 24, 2017; and
WHEREAS, the project site General Plan designation is Commercial Specific Plan and the
zoning is MU/T (Mixed-Use Transit Oriented) zone within the Valley Boulevard Specific Plan
(VBSP); and
WHEREAS, the subject property is bounded by commercial uses to the north, south, and
west, and by residential uses to the east; and
WHEREAS, on July 10, 2017, 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 deny 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 denies the CUP for the
massage establishment located at 1710 S. Del Mar Avenue #100B. In denying this CUP, the
Planning Commission makes the following findings:

A. That the proposed use is consistent with the General Plan:
The property is zoned MU/T (Mixed-Use Transit Oriented) within the VBSP and has a
General Plan land use designation of Commercial Specific Plan. Massage services are
permitted in the MU/T zone subject to approval of a CUP. While the massage use is
consistent with the General Plan and Specific Plan designations for the area, having a
massage establishment within 1,000 feet of another massage establishment with a CUP
would not be compatible with the goals of the General Plan and Specific Plan, as it would
not lead to uses that create a vibrant business community or provide retail that address
the need of the neighborhood. Further, allowing a massage establishment immediately
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next to residential uses would violated Land Use Goal 1.6 which requires a buffer between
land uses. This finding cannot be made.

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 massage
establishment. The massage business has been operating onsite since July 2007, without
presenting any issues related to its size, shape, topography, and location.

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 business and parking lot are both accessible via S. Del Mar Avenue. The commercial
center’s entrance and egress is adequate for the site. The massage business has been
operating onsite since July 2007 and the continuance of the massage business operation
will not create hazardous traffic conditions.

D. That the proposed use is compatible with surrounding properties and uses:
On May 2, 2017, the City Council adopted Ordinance No. 632-C.S., establishing distance
requirements between massage establishments. In order for a massage establishment to
obtain a CUP, it shall be located a minimum of 1,000 feet from any existing massage
establishment (with a CUP), and a minimum of 150 feet from any residentially zoned
property. There are five massage establishments within 1,000 feet of the existing business,
three of which currently have a CUP. Due to the proximity between the subject site and a
massage establishments with a CUP, and the site’s proximity to a residential zone, the
proposed use is not compatible with surrounding properties and uses as established by
Ordinance No. 632-C.S. This finding cannot be made.

E.

That the proposed use is not detrimental to the public health, safety, or general
welfare:
In adopting the distance requirements in Ordinance No. 632-C.S., the City Council
determined that it would be detrimental to the public health, safety and general welfare
to have massage establishments located within 1,000 feet of each other or within 150 feet
of a residential zone. Accordingly, this finding cannot be made.

SECTION 2. CEQA. This project is exempt from CEQA pursuant to CEQA Guidelines § 15301 as
this is an existing facility and the massage use is already in existence at this location. There are
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no exceptions to this exemption that would apply. Further, CEQA is not required for projects
that are not approved.
SECTION 3. EFFECTIVE DATE. This Resolution shall be effective immediately.
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 10th DAY OF JULY 2017 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
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