CITY OF SAN GABRIEL
PLANNING COMMISSION
MONDAY, MARCH 12, 2018 – 6:30 P.M.
City Hall Council Chamber
425 South Mission Drive, San Gabriel, 91776
Norman F. Garden
Chairman

Tom Klawiter
Vice Chair

Jingbo Lou
Commissioner

Anagh Mamdapurkar
Commissioner

Jerry Schwartz
Commissioner

Arminé Chaparyan
Community Development
Director
Tracy Steinkruger
Planning Manager
Keith Lemieux
City Attorney
Lloyd Pilchen
City Attorney (Planning
Commission)

Materials Available for Inspection. The Community Development Department has on file copies
of written documentation relating to each item of business on this Agenda available for public
inspection. You may also view agenda items online at www.sangabrielcity.com. Materials related to
an item on this agenda, submitted to the Planning Commission after distribution of the Agenda
packet, are available for public inspection at the meeting or in the Community Development
Department, located at City Hall, 425 South Mission Drive, San Gabriel, California, during regular
office hours, Monday through Friday 8:00 a.m. to 5:00 p.m. except for Tuesdays until 6:30 p.m.
Persons with Disabilities. Upon request, this agenda will be made available in appropriate
alternative formats to persons with disabilities, as required by Section 202 of the Americans with
Disabilities Act of 1990. Any person with a disability who requires a modification or accommodation
in order to participate in a meeting should direct such request to the Community Development
Department at (626) 308-2806 at least 48 hours before the meeting, if possible.
Questions About This Agenda? Should any person have a question concerning any of the above
agenda items prior to the meeting, please contact the Community Development Department in
person or by telephone at (626) 308-2806 during regular office hours.
NOTE: CITY HALL IS AN ACCESSIBLE FACILITY PER THE AMERICANS WITH DISABILITIES ACT.
Any person with a disability who requires a modification or accommodation in order to participate in
a meeting should direct such a request to the Community Development Department at (626) 3082806 at least 48 hours before the meeting, if possible.

PLANNING COMMISSION AGENDA
March 12, 2018


CALL TO ORDER



PLEDGE OF ALLEGIANCE



ROLL CALL – PLANNING COMMISSION
1. PUBLIC COMMENT
This is the time set aside for members of the public to address the Planning
Commission and/or Community Services Commission on items of interest that are
not on the agenda, but are within the subject matter jurisdiction of the Planning
Commission and/or Community Services Commission. Pursuant to the Brown Act,
the Planning Commission and/or Community Services 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 8, 2018, January 29, 2018, and February 12, 2018
Planning Commission meetings.

3.

NEW BUSINESS:
A. 608-610 RAMONA STREET
PLANNING CASE NO. TMAP18-002 (TENTATIVE TRACT MAP)
APPLICANT: Nam Tran – Calland Engineering
Project Summary: In May 2015, a Tentative Tract Map (TTM) was approved by
the Planning Commission consolidating two parcels and subdividing airspace to
allow for the development of a six-unit residential condominium project. In May
2017, the TTM expired and must be reconsidered by the Planning Commission.
The proposed TTM has not changed from what was originally approved. This
project is exempt from the requirements of the California Environmental Quality
Act, Guidelines Section 15061(b) (3) where it can be seen with certainty that there
is no possibility that the activity in question may have a significant effect on the
environment and Section 15315, Class 15 (Minor Land Divisions).
Staff Recommendation:
ADOPT A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
SAN GABRIEL, CALIFORNIA, APPROVING PLANNING CASE NUMBER
TMAP18-002 FOR TENTATIVE TRACT MAP NO. 72990 AT 608-610 RAMONA
STREET, SUBJECT TO THE CONDITIONS OF APPROVAL
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B. ACCESSORY DWELLING UNIT ORDINANCE
PLANNING CASE NO. ZTA17-002 (ZONE TEXT AMENDMENT)
APPLICANT: CITY OF SAN GABRIEL
Project Summary: The presentation is for the purpose of introducing Planning
Commission to the draft ordinance, requesting input and soliciting feedback. The
proposed project is an amendment to the City’s existing regulations in Chapter
153.047 (Zoning Code) of the San Gabriel Municipal Code (SGMC). The proposed
amendment consists of changes to the existing development standards applicable
to new accessory dwelling units. The purpose of the proposed amendment is to
further implement recently adopted State regulations and facilitate the production
of accessory dwelling units while maintaining the established character of San
Gabriel’s single-family neighborhoods, as mandated by the City’s General Plan
Housing Element. The Planning Commission will make a recommendation to the
City Council on the proposed amendment. This project is exempt from the
requirements of the California Environmental Quality Act, Guidelines Section
15282(h), which provides a statutory exemption for the adoption of an ordinance
regarding accessory dwelling units to implement the provisions of Section 65852.1
and 65852.2 of the Government Code.
Staff Recommendation:
Provide FEEDBACK to staff on the proposed Zone Text Amendment (ZTA17-002)
amending Chapter 153.047 (Zoning Code) of the SGMC relating to Accessory
Dwelling Units and direct staff to prepare a draft ZTA for the next Planning
Commission meeting.
4.

STAFF ITEMS: PLANNING COMMISSION TRAINING
The purpose of this training is to provide Planning Commission members with
information on the Brown Act, meeting procedure, public comment, and other
issues related to the Planning Commission’s roles and responsibilities.

5.

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

6.

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

7.

ADJOURN PLANNING COMMISSION MEETING
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TO A SPECIAL JOINT MEETING WITH THE DESIGN REVIEW COMMISSION
ON MONDAY, APRIL 9, 2018 AT 6:30 PM AT CITY HALL, 425 S. MISSION
DRIVE, 2ND FLOOR, COUNCIL CHAMBERS.
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CITY OF SAN GABRIEL PLANNING COMMISSION
MINUTES OF THE REGULAR PLANNING COMMISSION MEETING
January 8, 2018


CALL TO ORDER
Chairman Garden called the regular meeting of the Planning Commission meeting
to order at 6:30 p.m. on Monday, January 8, 2018, 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
Commissioner Mamdapurkar, and Commissioner Schwartz.

Lou,

Absent: None
Staff in attendance included City Attorney Pilchen, Planning Manager Steinkruger,
Senior Planner Whipple, Assistant Planner Garibay, Assistant Planner Alvarado,
and Planning Commission Secretary Wong.
1.

PUBLIC COMMENT
a. Debbie Kilgore, 245 S. Arroyo Dr., San Gabriel, came forward and inquired a
status update on the project located at 250-252 S. Arroyo Drive. She added
that there are various surveys being done for this site. Planning Manager
Steinkruger stated that she was not aware of such surveys and will research
the information.

2.

APPROVAL OF MINUTES
Vice-Chair Klawiter moved to approve the minutes of the regular meeting of
November 13, 2017. Seconded by Commissioner Mamdapurkar. Motion passed
with a vote of 4 ayes, 0 noes. Commissioner Lou came late to the meeting;
therefore, he was not able to vote on this item.

3.

INTRODUCTION OF NEW PLANNING STAFF
Planning Manager Steinkruger introduced two new staff to the Commissioners:
Mr. Darby Whipple, Senior Planner, and Mr. Anthony Alvarado, Assistant
Planner.
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ITEM OUT OF ORDER
5.

NEW BUSINESS
C. 227 W VALLEY BLVD., #218A
PLANNING CASE NO. PL-16-152 (CONDITIONAL USE PERMIT)
APPLICANT: CHINA TIBETAN HERBAL FEET SPA
Project Summary: The applicant is requesting a Conditional Use Permit (CUP) to
allow an existing massage establishment to continue its operation at 227 West
Valley Boulevard #218A, within the CC/T (Commercial Center) 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-16152 FOR A CONDITIONAL USE PERMIT TO ALLOW AN EXISTING MASSAGE
ESTABLISHMENT (CHINA TIBETAN FEET SPA) TO CONTINUE
OPERATIONS AT 227 WEST VALLEY BOULEVARD #218A.
Assistant Planner Garibay presented the staff report.
Mr. Jaime Cuevas, applicant’s representative (did not state address), came
forward to address their application. Ms. Lily Chen, business owner and applicant,
227 W. Valley Blvd., #218A, came forward and shared background information
about her business. She also stated reasons why the City should not deny her a
Conditional Use Permit.
Chairman Garden opened the public hearing.
TESTIMONY
1. Sabino Cici, 1029 E Broadway, San Gabriel, spoke in favor of the applicant.
At this time, no other speakers came forward. Chairman Garden closed the public
hearing.
Ms. Steinkruger asked Ms. Garibay to confirm how many similar establishments
are located in the same plaza. Ms. Garibay stated that there are two other
establishments offering massage services in the same plaza. Ms. Steinkruger
stated that there is no differentiation for foot or full-body massage when
determining distance requirements. That is why the applicant received a letter in
2015 about CUP requirement.
City Attorney Pilchen explained that the hotel and the adjacent plaza are two
separate parcels. When the hotel and the adjacent shopping plaza were
constructed, the property owner signed a Covenant with the City agreeing that the
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parcels would never be sold separately. In the case of this business, the location
is not within the confines of the hotel.
COMMISSIONER DISCUSSION
Commissioner Schwartz stated that he agrees with the staff recommendation.
Commissioner Lou apologized for being late to the meeting. He stated that he
does not agree with staff’s recommendation.
Commissioner Mamdapurkar inquired access from the plaza to the hotel. Ms.
Garibay stated that guests must have access cards or keys to enter the hotel from
the plaza.
Chairman Garden reopened the public hearing and asked Ms. Chen to come
forward to explain access points within the two properties. She stated that her
shop is on the top floor and can access the hotel from the shared parking lot, the
mezzanine level, the main entrance, and the first and second floors without
needing any access cards or keys. She stated that they share the same parking
lot and roof with the hotel.
At this point, Chairman Garden closed the public hearing.
Commissioner Mamdapurkar inquired about boundaries. Ms. Steinkruger stated
that this massage business is not in the confines of the hotel.
Commissioner Lou stated that he does not have issues regulating new
businesses but asked how would the City address those businesses that have
been around for a long time without any serious violations that are being denied a
CUP. He argued that the ‘First Come, First Serve’ procedure is unfair to those
businesses.
Vice-Chair Klawiter stated that he understands Commissioner Lou’s concern and
also understands the Ordinance. He suggested that the Ordinance on distance
requirements should be revisited. Ms. Steinkruger stated that the City Council was
very clear about the distance requirements they want to establish.
Chairman Garden stated that he recognizes the Ordinance is not fair and
expressed disappointment about the situation. However, he also recognized that
the Commissioners need to uphold the law and suggested that the Applicant has
the right to appeal the Commissioners’ decision to the City Council.
Chairman Garden made the motion to adopt a Resolution of the Planning
Commission of the City of San Gabriel, California denying Planning Case Number
PL-16-152 for a Conditional Use Permit to allow an existing massage
establishment (China Tibetan Feet Spa) to continue operations at 227 W. Valley
Blvd., #218A. Seconded by Vice-Chair Klawiter. Motioned passed with a vote of 4
Ayes and 1 No (Lou).
Ms. Steinkruger explained the appeal process.
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4.

CONTINUED BUSINESS
A. 937 EAST LAS TUNAS DRIVE #B
PLANNING CASE NO. CUP17-006 (CONDITIONAL USE PERMIT)
APPLICANT: MICHELLE ZHANG/SZECHUAN CHEF RESTAURANT
Project Summary: The applicant is requesting a Conditional Use Permit to allow for
the on-site sale and consumption of beer and wine at 937 East Las Tunas Drive #B
(Szechuan Chef Restaurant). The subject property is located within the C-1 (Retail
Commercial) zone. This project is exempt from the requirements of the California
Environmental Quality Act, Guidelines Section 15301, Class 1 (Existing Facilities).
This item was originally scheduled for December 11, 2017; however, the Planning
Commission continued this item to a date certain (January 8, 2018) at the request of
the applicant.
Staff Recommendation:
ADOPT A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
SAN GABRIEL, CALIFORNIA, APPROVING PLANNING CASE NUMBER
CUP17-006 FOR A CONDITIONAL USE PERMIT TO ALLOW THE SALE OF
BEER AND WINE (TYPE 41 ABC LICENSE) IN CONJUNCTION WITH FOOD
WITHIN AN EXISTING RESTAURANT AT 937 EAST LAS TUNAS DRIVE #B
(SZECHUAN CHEF RESTAURANT), SUBJECT TO THE CONDITIONS OF
APPROVAL.
Planning Manager Steinkruger presented the staff report.
Ms. Michelle Zhang, 937 E. Las Tunas Dr., #B, applicant, came forward and stated
the reasons why thee business is applying for a CUP.
Chairman Garden opened the public hearing. There being no speakers, he closed
the public hearing.
COMMISSIONERS’ DISCUSSION
Commissioner Lou stated that stated that he supports the staff recommendation.
He also added that beer and wine pair well with the hot and spicy dishes and would
help enhance the customer experience.
Commissioner Mamdapurkar, Commissioner Schwartz, Vice-Chair Klawiter, and
Chairman Garden stated that they also support the staff recommendation.
Chairman Garden made the motion to approve a Resolution of the Planning
Commission of the City of San Gabriel, California approving Planning Case Number
CUP-17-006 for a Conditional Use Permit to allow the sale of beer and wine (Type
41 ABC License) in conjunction with food within an existing restaurant at 937 E. Las
Tunas Dr., #B (Szechuan Chef Restaurant), subject to the Conditions of Approval.
Seconded by Commissioner Schwartz. Motion unanimously passed by a 5-0 vote.
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5.

NEW BUSINESS
A. 600 E. VALLEY BLVD., #B-C
PLANNING CASE NO. 17-007 (CONDITIONAL USE PERMIT)
APPLICANT: QING LANG/LH FOOT CARE
Project Summary: The applicant is requesting a Conditional Use Permit to allow
an existing massage establishment to continue its operation at 600 East Valley
Boulevard B-C, 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-17-007 FOR A CONDITIONAL USE PERMIT TO ALLOW AN EXISTING
MASSAGE ESTABLISHMENT TO CONTINUE OPERATIONS AT 600 EAST
VALLEY BOULEVARD B-C.
Planning Manager Steinkruger presented the staff report.
Mr. Binh Bui, applicant’s representative (did not state address), came forward
to address their application and stated reasons why the City should not deny
Ms. Qing Lang’s application for a Conditional Use Permit.
Ms. Steinkruger explained the appeal process for the termination of nonconforming uses before the Community Development Director and stated that
there is no appeal fee. She also explained that the City sent two types of
letters to massage business and property owners. These letters were for those
who have already applied for a CUP but were denied, and the other letters
were for those who have not yet applied for a CUP.
Chairman Garden opened the public hearing. There being no speakers, he
closed the public hearing.
COMMISSIONERS’ DISCUSSION
Commissioner Lou stated that he visited the site. He added that he does not
support the staff recommendation.
Commissioner Mamdapurkar stated that he supports the staff recommendation.
Chairman Garden reopened the public hearing.
TESTIMONY
1. Ms. Qing Lang, applicant, 600 E. Valley Blvd., #B-C, came forward and
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pleaded to have a two-year extension. She added that this business is her
livelihood.
Chairman Garden closed the public hearing.
Commissioner Schwartz stated that he supports staff’s recommendation.
Vice-Chair Klawiter stated that this was a difficult, challenging item to decide on.
He suggested that the applicant should work with staff to consider transitioning
to a different type of business and staying in the city.
Chairman Garden stated that he, too, felt frustrated deciding on this item and
echoed Vice-Chair Klawiter’s suggestion for staff to work with the applicant to
consider working out a different type of business so that they can retain their
business in the city.
Chairman Garden made the motion to adopt a Resolution of the Planning
Commission of the City of San Gabriel, California denying Planning Case
Number PL-17-007 for a Conditional Use Permit to allow an existing massage
establishment to continue operations at 600 E. Valley Blvd., #B-C. Seconded
by Commissioner Mamdapurkar. Motion passed with 4 Ayes, 1 No (Lou).
B. 1315 PALM AVENUE
PLANNING CASE NO. PL-16-111 (TENTATIVE TRACT MAP)
APPLICANT: PATRICK CHIU
Project Summary: The applicant is requesting a Tentative Parcel Map (TPM) to
allow for a four-unit condominium development at 1315 Palm Avenue, within the
R-2 (Low Density Multi-Family Residence) zone. This project is exempt from the
requirements of the California Environmental Quality Act, Guidelines Section
15315, Class 15 (Minor Land Divisions).
Staff Recommendation:
ADOPT A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY
OF SAN GABRIEL, CALIFORNIA, APPROVING PLANNING CASE NUMBER
PL-16-111 FOR TENTATIVE PARCEL MAP NO. 74474 AT 1315 PALM
AVENUE, SUBJECT TO THE CONDITIONS OF APPROVAL.
Assistant Planner Garibay presented the staff report.
Mr. Patrick Chiu, applicant/architect, 320 Clary Avenue, San Gabriel, came
forward and stated that he agrees with all of the Conditions of Approval.
Commissioner Lou inquired about traffic circulation since the area appears to
have such a narrow driveway. Ms. Steinkruger stated that the applicant meets
all requirements. She added that the applicant could come back for a variance
or a CUP; however, at this time, the Commissioners are only being asked to
approve the Tentative Parcel Map so that this project can move forward to the
Design Review Commission.
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Commissioner Lou stated that homeowners and guests would have a hard
time managing traffic in that area and might raise safety issues.
Chairman Garden opened the public hearing.
TESTIMONY
1. Debbie Kilgore, 245 S. Arroyo Dr., San Gabriel, came forward and stated
that her friend who lives near the proposed project site have concerns about
excessive street parking. She stated that construction workers park their cars
on their street as well as tenants from nearby apartments.
There being no additional speakers, Chairman Garden closed the public
hearing.
Commissioner Schwartz stated he likes the project and support’s the staff
recommendation.
Vice-Chair Klawiter stated that he understands the traffic circulation concern
but also stated that this project conforms to the development codes and sees
no reason to deny it.
Commissioner Lou stated that the project fits the neighborhood. He
recommended that staff provide conditions for safety measures due to the
narrow driveways. Ms. Steinkruger stated that the Public Works Department
has provided their conditions of approval; however, she will confirm with the
Fire and Police Departments if they have safety concerns when the
applicant’s Precise Plan of Design is submitted.
Commissioner Mamdapurkar
recommendation.

stated

that

he

supports

the

staff

Chairman Garden stated that Commissioner Lou had good comments and that
the Design Review Commission would follow up concerning the traffic
circulation design. He stated that the architecture of the project could use
some help as well.
Chairman Garden made the motion to adopt a Resolution of the Planning
Commission of the City of San Gabriel, California, approving Planning Case
Number PL-16-111 for the Tentative Parcel Map No. 74474 at 1315 Palm
Avenue, subject to the Conditions of Approval. Seconded by Commissioner
Schwartz. Motion passed unanimously with a 5-0 vote.
C. 227 W. VALLEY BLVD., #218A
PLANNING CASE NO. PL-16-152 (CONDITIONAL USE PERMIT)
APPLICANT: CHINA TIBETAN HERBAL FEEL SPA
This item was taken out of order and was moved up after Item 3: Introduction
of New Planning Staff.
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D. 704-712 WEST LAS TUNAS DRIVE
PLANNING CASE NO. PL-13-090 (AMENDMENT - TENTATIVE TRACT
MAP)
APPLICANT: GEORGE LIN
Project Summary: The applicant is requesting an amendment to a previously
approved Tentative Tract Map (TTM) for a mixed-use project at 704-715 West
Las Tunas Drive. In November 2014, the Planning Commission approved a
Conditional Use Permit and TTM for this address. The proposed amendment
would change a two-lot subdivision into a three-lot subdivision. This project is
exempt from the requirements of the California Environmental Quality Act,
Guidelines Section 15061(b) (3) where it can be seen with certainty that there
is no possibility that the activity in question may have a significant effect on the
environment and Section 15315, Class 15 (Minor Land Divisions).
Staff Recommendation:
ADOPT A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY
OF SAN GABRIEL, CALIFORNIA, APPROVING PLANNING CASE
NUMBER PL-13-090 AMENDING TENTATIVE TRACT MAP NO. 72531 AT
704-712 WEST LAS TUNAS DRIVE TO CHANGE FROM TWO LOTS TO
THREE LOTS, SUBJECT TO THE CONDITIONS OF APPROVAL
This item will be continued to the January 29, 2018 Special Planning
Commission Meeting.
6.

COMMENTS FROM THE PLANNING MANAGER
Ms. Steinkruger announced that the January 29, 2018 Special Planning
Commission Meeting would comprise of a training for the Planning Commission by
the City Attorney and four to five other items on the agenda. She added that there
will be a Joint Planning Commission Meeting with the Community Services
Commission in February or March to discuss the draft Parks Master Plan as well
as a CEQA training for the Planning Commissions at a future date.

7.

COMMISSIONER COMMENTS AND CONFERENCE/MEETING REPORTS
None.

8.

ADJOURN PLANNING COMMISSION MEETING
TO A SPECIAL MEETING ON MONDAY, JANUARY 29, 2018 AT 6:30 PM AT CITY
HALL, 425 S. MISSION DRIVE, 2ND FLOOR, COUNCIL CHAMBERS.
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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 SPECIAL PLANNING COMMISSION MEETING
January 29, 2018


CALL TO ORDER
Vice-Chair Klawiter called the regular meeting of the Planning Commission
meeting to order at 6:30 p.m. on Monday, January 8, 2018, 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 Vice-Chair Klawiter.



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

1.

PUBLIC COMMENT
None.

2.

APPROVAL OF MINUTES
Vice-Chair Klawiter moved to approve the minutes of the regular meeting of
December 11, 2017 Seconded by Commissioner Lou. Motion passed with a vote
of 4 ayes, 0 noes.
At this point, Commissioner Mamdapurkar recused himself for this item due to
the project’s proximity to his residence.

3.

NEW BUSINESS
A. 1320 E LAS TUNAS DRVE
PLANNING CASE NO. CUP17-007 (CONDITIONAL USE PERMIT)
APPLICANT: YULIS AYTON
Project Summary: The applicant is requesting a Conditional Use Permit to operate
an education facility (Options for Youth) at 1320 East Las Tunas Drive #103. The
subject site is located in the C-1 (Retail Commercial) zone and has a General Plan
designation of General Commercial. This project is exempt from the requirements
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of the California Environmental Quality Act, Guidelines Section 15301, Class 1
(Existing Facilities).
Staff Recommendation: Approval
Assistant Planner Garibay presented the staff report.
Ms. Cesiley, representative of business owner Yulis Ayton, came forward and
stated that they accept all of the conditions of approval.
Vice-Chair Klawiter opened the public hearing.
Testimony:
1. Ms. Jia-Ling Lung, 777 E. Valley Blvd., #114, Alhambra, CA came forward but
spoke for the wrong item. She intended to speak for the next item on the
agenda.
Hearing no other speaker, Vice-Chair Klawiter closed the public hearing.
Commissioners’ Discussion
Commissioner Lou suggested adding conditions regarding the drop off /pick
up area at the site. He stated that Las Tunas Drive is a busy street. He
suggested implementing safety measures for children getting to and from the
property.
Commissioner Schwartz stated that he supports this project and echoed
Commissioner Lou’s suggestion regarding the drop off area for the children.
Vice-Chair Klawiter suggested that Public Works should review the plans and
agreed to have a condition added about the pick up and drop off points on site.
Vice-Chair Klawiter made the motion to adopt a resolution of the Planning
Commission of the City of San Gabriel, California approving Planning Case No.
CUP17-007 for a Conditional Use Permit to allow for the operation of an
educational facility (Options for Youth) at 1320 East Las Tunas Drive, Suite 103
with an added condition stating, “A pick up/drop off plan will be required prior to
Certificate of Occupancy. This plan requires a designated on-site drop-off/pick-up
area and details on queuing and unloading/loading of students within the project
site. The plan will be subject to the approval of the Public Works Department.”
Seconded by Commissioner Lou. Motion passed unanimously by a vote of 3
ayes and 0 noes (Chairman Garden absent; Commissioner Mamdapurkar
recused).
At this point, Commissioner Mamdapurkar rejoined the meeting.
B. 1788 SOUTH SAN GABRIEL BLVD #101-102
PLANNING CASE NO. PL-17-057 (CONDITIONAL USE PERMIT)
APPLICANT: CHUNG HWA SPA
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Project Summary: The applicant is requesting a Conditional Use Permit (CUP) to
allow an existing massage establishment to continue operations at 1788 South
San Gabriel Boulevard #101-102. The property is zoned MU-C/R (Mixed-Use
Corridor Residential) within the Valley Boulevard Specific Plan, and has a
General Plan land use designation of Commercial Specific Plan. This project is
exempt from the requirements of the California Environmental Quality Act,
Guidelines Section 15301, Class 1 (Existing Facilities).
Staff Recommendation: Denial
Senior Planner Whipple presented the report.
Mr. Hwa, son of Chung Hwa, stated that he represents his parents. He asked the
Planning Commission to reconsider approving their CUP application and stated
reasons why their application should not be denied.
Vice-Chair opened the public hearing.
Testimony:
1. Ms. Jia-Ling Lung, 777 E. Valley Blvd., #114, Alhambra, CA, came forward in
support for the business.
There being no additional speakers, Vice-Chair Klawiter closed the public
hearing.
Commissioners’ Discussion
Vice-Chair Klawiter acknowledged that this item was difficult since the distance
was so close to 1,000 ft requirement. However, he stated that staff findings are
based on the City Council Ordinance and suggested that the applicant take this
matter to the City Council since they were the ones who established these
guidelines.
Commissioner Schwartz and Commissioner Mamdapurkar echoed Vice-Chair
Klawiter’s sentiments.
Commissioner Lou stated that the physical location of the business if measured
from the property corner is far from the next business. He added that the first
come, first serve process is unfair to existing businesses and that he does not
support staff’s recommendation.
Vice-Chair Klawiter made the motion to adopt a resolution of the Planning
Commission of the City of San Gabriel, California denying Planning Case No.
PL-17-057 for a ConditionalUse Permit to allow a massage establishment
(Chung Hwa Spa) to continue operations at 1788 S. San Gabriel Boulevard,
#101- 102. Seconded by Commissioner Schwartz. Motion passed by a vote of 3
ayes and 1 no (Commissioner Lou).
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4. STAFF ITEMS
a. Ms. Steinkruger announced that there will be a Planning Commissioners
training lead by City Attorney Pilchen to a future date.
b. Ms. Steinkruger stated that there will be a special joint meeting on February
12, 2018 with the Community Services Commission to discuss the draft Parks
Master Plan.
5.

COMMISSIONER COMMENTS AND CONFERENCE/MEETING REPORTS
a. Vice-Chair Klawiter and Commissioner Lou commented on the recent retirement
party of former City Manager Steve Preston. They both stated that it was a great
celebration honoring him.
b. Commissioner Mamdapurkar commented on the success of the recent grand
opening of Marshall Park.

6.

ADJOURN PLANNING COMMISSION MEETING
TO A SPECIAL PLANNING COMMISION AND COMMUNITY SERVICES
COMMISSION JOINT MEETING ON MONDAY, FEBRUARY 12, 2018 AT 6:30 PM
AT CITY HALL, 425 S. MISSION DRIVE, 2ND FLOOR, COUNCIL CHAMBERS.

CITY OF SAN GABRIEL

JACKIE WONG, SECRETARY
PLANNING COMMISSION

TOM KLAWITER, VICE-CHAIR
PLANNING COMMISSION
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CITY OF SAN GABRIEL PLANNING COMMISSION
MINUTES OF THE SPECIAL JOINT PLANNING COMMISSION AND
COMMUNITY SERVICES COMMISSION MEETING
February 12, 2018


CALL TO ORDER
Chairman Garden called the special joint Planning Commission and Community
Services Commission meeting to order at 6:30 p.m. on Monday, February 12,
2018, 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 Planning Commission Chairman Garden.



ROLL CALL
Planning Commission
Present:

Chairman Garden, Vice-Chair Klawiter, Commissioner
Mamdapurkar, and Commissioner Schwartz.

Absent:

Commissioner Lou

Community Services Commission
Present:

Chair Velazquez, Vice-Chair Lubisich, and Commission Cheung
von Haam

Absent:

Commissioner Cardenas

Staff in attendance included City Attorney Pilchen, Community Services Director
Perez, Senior Planner Whipple, Assistant Planner Alvarado, and Planning
Commission Secretary Wong.
1.

PUBLIC COMMENT
Chairman Garden opened the public hearing on items that are not on tonight’s
agenda.
Testimonies:
a. Mr. Chuck Myers, San Gabriel resident, came forward to express his concern
about density and commercial development in the city. He suggested having
the City conduct specific surveys on how development projects impact density.
b. Mr. James Cazares, 8363 Doris Avenue, San Gabriel, came forward and
suggested to have the City convert the San Gabriel Country Club into a public
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park, and compete with neighboring cities that have an abundance of public
parks for its constituents.

2.

JOINT STUDY SESSION: PLANNING COMMISSION AND COMMUNITY
SERVICES COMMISSION
A. PARKS AND OPEN SPACE MASTER PLAN – DRAFT REVIEW
COMMUNITY SERVICES DEPARTMENT
Community Services Director Perez gave an overview of the project and
introduced the project consultant team.
Mr. Art Thatcher of GreenPlay, LLC and Ms. Diana Henderson of KTU+A
presented the staff report.
Staff Recommendation:
STAFF RECOMMENDS THAT THE COMMUNITY SERVICES COMMISSION
AND PLANNING COMMISSION REVIEW THE DRAFT PLAN AND PROVIDE
FEEDBACK TO STAFF AND THE CONSULTANT TEAM.
Commissioners’ Feedback:
I. Community Services Commission
Commissioner Cheung von Haam
 Inquired if the consultants captured data on how many San Gabriel
residents use other services from surrounding cities. Ms. Henderson
stated that they could do a separate data analysis on it; however, it will not
be equal to the current services that the City of San Gabriel provide;
 Suggested bringing bike lanes back to the city, adding pop-up culture and
arts in each quadrant of the city, and promoting artwork throughout;
 Commented that she was intrigued about geocaching; and
 Suggested that she would like to see the city as a destination for
everyone.
Commissioner Lubisich
 Suggested making the ADA signs more readable by using dark
background colors or dark colored fonts (pages 56-58);
 Inquired if there are hard numbers for increased staffing; Mr. Thatcher
stated that there isn’t any but if the city decides to build a community
center, then there would be a need to increase staff and would likely be a
part of a feasibility study. She feels that the city do so much with very little
staff. She recommended having full staffing capacity in order to attain level
of service expected or required (page 17);
 Recommended listing Crime Reduction as a benefit (page 38);
 Recommended adding definitions of existing bike classifications (page
47);
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Inquired if bike markings will be removed from roadways. Ms. Henderson
stated that it will only be on low traffic volume streets and that signage will
be installed;
Inquired why chart numbers are so high. Ms. Henderson stated that the
amenities measured were for cities with over 50,000 in population; San
Gabriel’s population is less than that, and the figures were augmented to
other matters. Ms. Henderson stated that she can scale the numbers to be
comparable to other jurisdictions (page 52);
Suggested reducing residential impact fees and inquired what other types
of impact fees that are available. Ms. Perez stated the new city attorney
firm has experience on this matter and will work closely with them about
residential and, potentially, commercial impact fees. She added that there
are developments happening in the city but are not necessarily residential
developments as stated on page 20. Planning Commission Chairman
Garden stated that there are new hotels being built in the city, which are
revenue generators. He suggested perhaps establishing an excise tax
from those developments. Ms. Perez stated that Transient Occupancy Tax
was a favorable option on the survey but it is not enough, along with
impact fees and grants, to fund all of the projects; and
Sought clarification about the walkway being a 5-minute walk as stated on
the report but the data presented was a 15 minute-walk. Ms. Henderson
stated that it is 5 minutes.

Chair Velazquez echoed everyone’s input. She added that the report is a good
snapshot of what the community wants.
II. Planning Commission
Commissioner Schwartz
 Recognized that funding issues are difficult;
 Commented that the report was well thought out;
 Stated that using impact fees or TOT seem a possibility to help fund
projects;
 Stated that he is an advocate of walkways in public parks. They go well
with bike paths and at dog parks;
 Concerned about the action plan cost prioritization. What might take three
short years could end up finishing in 10 years. Time frames should be
realistic and what staff is able to do based on staffing level; and
 Commented that overall, it is a good plan.
Commissioner Mamdapurkar
 Inquired what staff consider prioritizing (pages 66-75); and
 Suggested if staff could indicate sources of funds so City Council could
see what dollar value to come up with.
Vice-Chair Klawiter echoed everyone’s input. He added that he is excited the city
is having this discussion.
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Chairman Garden
 Commented that this was a good report;
 Suggested that trail ways or walkways should be able to connect to
surrounding cities so that they do not just end in the city;
 Suggested having signage at parks like in the City of Long Beach;
 Commented about Mr. Cazares’ suggestion about converting the Country
Club into a public park. Mr. Garden stated that there is a soft edge along
the property that could be converted into trails but it could be private
property. However, he suggested that the Country Club could be a funding
source;
 Stated that he is a big fan of dog parks;
 Suggested having curb extensions at certain locations in the city and
should be considered in transportation planning. Ms. Lubisich stated that it
would be helpful to identify sites and do overlays where there is a potential
site to incorporate curb extensions or pocket park. It will help address the
needs of the community and would benefit everyone; and
 Hoped that the Plan will not take decades to implement.
Chairman Garden opened the public hearing.
Testimony:
1. Ms. Cheyl Cabbot, San Gabriel resident, stated that few cities have a Parks
Plan. It is becoming more important for people. Commented that she likes the
idea of pocket parks that give people a place to sit down and contemplate
outdoors. She suggested looking into creating handicap playgrounds for
children. They are very expensive but stated that there may be grants
available. Children with severe handicap do not have anywhere to go.
There being no additional speaker, Chairman Garden closed the public hearing.
The Commissioners had no further discussion.
At 7:50 p.m., Community Services Commission Chair Velazquez adjourned to
the regular Community Services Commission meeting to March 5, 2018 at
7:00 p.m. in the Council Chambers, located at 425 S. Mission Drive, San Gabriel,
CA 91776.
At 7:53 p.m., the Planning Commission resumed its regular meeting.
City Attorney Pilchen stated that Item 4 will be continued to a future date to be
announced.
Chairman Garden recused himself for the next item due to the project’s proximity
to his residence. Vice-Chair Klawiter lead the meeting.
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3.

OLD BUSINESS
A. 704-712 W. LAS TUNAS DRIVE
PLANNING CASE NO. PL-13-090 (AMENDMENT – TENTATIVE TRACT
MAP)
Assistant Planner Alvarado presented the staff report. The proposed
amendment would change a two-lot subdivision into a three-lot division.
Staff Recommendation:
ADOPT A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY
OF SAN GABRIEL, CALIFORNIA, APPROVING PLANNING CASE
NUMBER PL-13-090 AMENDING TENTATIVE TRACT MAP NO. 72531 AT
704-712 WEST LAS TUNAS DRIVE TO CHANGE FROM TWO LOTS TO
THREE LOTS, SUBJECT TO THE CONDITIONS OF APPROVAL
Vice-Chair opened the public hearing.
Testimony:
1. Mr. Chuck Myers, San Gabriel resident, came forward to express his
concern about potential retail store parking problems. He suggested
including parking in the CC&Rs so that residential guests will not park on
retail parking spaces.
There being no additional speakers, Vice-Chair Klawiter closed the public
hearing.
Commissioner Discussion
The Planning Commissioners discussed and visualized the project. They
unanimously agreed to approve the project.
Vice-Chair Klawiter made the motion to approve Planning Case Number PL13-090 amending Tentative Tract Map No. 72531, subject to the conditions of
approval. Seconded by Commissioner Mamdapurkar. Motion passed
unanimously by a vote of 3 ayes, 0 noes (Chairman Garden recused;
Commissioner Lou absent).

4.

STAFF ITEMS: PLANNING COMMISSION TRAINING
Item moved to a later date to be determined.

5.

COMMENTS FROM THE PLANNING MANAGER
None.

6.

COMMISSIONER COMMENTS AND CONFERENCE/MEETING REPORTS
None.
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7.

ADJOURN PLANNING COMMISSION MEETING
TO THE REGULAR PLANNING COMMISSION MEETING ON MONDAY, MARCH
12, 2018 AT 6:30 PM AT CITY HALL, 425 S. MISSION DRIVE, 2ND FLOOR,
COUNCIL CHAMBERS.

CITY OF SAN GABRIEL

JACKIE WONG, SECRETARY
PLANNING COMMISSION

TOM KLAWITER, VICE-CHAIR
COMMUNITY SERVICES COMMISSION
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City of San Gabriel

STAFF REPORT
DATE:

Monday, March 12, 2018

TO:

Chairman Garden and Planning Commissioners

FROM:

Tracy Steinkruger, Planning Manager

SUBJECT:

608-610 South Ramona Street
Planning Case No. TMAP18-002
(Tentative Tract Map No. 72990)
Applicant/Architect: Nam Tran, Calland Engineering, Inc.

SUMMARY
In May 2015, the Planning Commission approved PL-14-004, a Variance and Tentative Tract Map
(TTM) for a six-unit condominium development at 608-610 Ramona Street. The approved project
included six-units, ranging from 1,419 to 1,844 square feet in size, each with attached two-car
garages. The TTM consolidates the parcels and subdivided the airspace. In May 2017, the TTM
expired. The proposed TTM has not changed from what was originally approved. The
recommended conditions of approval have not changed. The project is currently under
construction. The property is located in R-2G (Grapevine Residential) zone within the boundaries
of the Mission District Specific Plan.
Staff recommends that the Planning Commission ADOPT a Resolution APPROVING Planning
Case Number TMAP18-002 for TTM No. 72990 at 608-610 Ramona Street (Attachment A).
INTRODUCTION
BACKGROUND
The properties at 608-610 S. Ramona St. are
located on the east side of Ramona St. between W.
Main St. and W. Grand Ave. The property is zoned
R-2G (Grapevine Residential) and is within the
boundaries of the Mission District Specific Plan.
In May 2015, The Planning Commission approved
PL-14-004, a Variance and TTM for a six-unit
condominium development. The staff report from
for this item is provided as Attachment B. The
adopted conditions of approval are provided as
Attachment C. The project is designed with six (6)
two-story units that are arranged in four groups of
attached units along a central driveway off of Ramona
St. Five of the units have four bedrooms and the sixth

Subject
Property

N

Vicinity Map
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unit has three bedrooms. Each unit has an attached two-car garage at-grade. The project includes
common and private open space spread out throughout the site. A variance was required to
deviate from the minimum rear setback requirement and the requirement for minimum distance
between dwelling units in the R-2G zone. A TTM was also required to consolidate the parcels and
subdivide the airspace.
A TTM is valid for a period of two years from the date of approval. During this time, construction
occurs and a Final TM is prepared in accordance with the policies and procedures of the City
of San Gabriel. The Community Development Director can approve a one-year extension of
the TTM (without having to go back to the Planning Commission) IF the request for an extension
is made BEFORE the TTM expires. In this case, the TTM expired and an extension cannot be
granted administratively; the TTM must be reconsidered by the Planning Commission.
General Information
Table 1 summarizes the general information concerning this project.
ITEM

DESCRIPTION

APN

5361-022-005, 006

LOCATION

The properties are located on the east side of Ramona St. between
W. Main St. and W. Grand Ave.

ZONING AND LAND R-2G (Grapevine Residential) in the Mission District Specific Plan
USE
General Plan land use designation of Medium Density Residential.
SURROUNDING
LAND USE

North: Single Family Residence; R-2G zone
South: Single Family Residence; R-2G zone
West: San Gabriel High School (City of Alhambra)
East: Single Family Residence; R-1 (Single Family) zone

CURRENT
DEVELOPMENT

The property is currently under construction.

ENVIRONMENTAL
REVIEW

This project is exempt from the requirements of the California
Environmental Quality Act, per Guidelines Section 15061(b)(3)
where it can be seen with certainty that there is no possibility that
the activity in question may have a significant effect on the
environment and Section 15315 (Minor Land Divisions).

ANALYSIS
Public Works Department staff have reviewed the resubmitted TTM (Attachment D). The
approved project has not changed. The recommended conditions of approval have not
changed. The project is currently under construction.
The developer will prepare Conditions, Covenants, & Restrictions (CC&R’s) that will govern the
new units. The CC&R’s will address the establishment of a homeowner’s association with a
mechanism for collecting fees. The City would not process the final map until the City Attorney,
City Engineer, and the project planner have approved the CC&R’s and they are recorded by the
developer.
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ENVIRONMENTAL REVIEW
This project (the TTM) is exempt from the requirements of the California Environmental Quality
Act, per Guidelines Section 15061(b)(3) where it can be seen with certainty that there is no
possibility that the activity in question may have a significant effect on the environment and
Section 15315 (Minor Land Divisions).
PUBLIC NOTICE PROCESS
A notice regarding this project was sent to all property owners within 500 feet of this property.
This notice was also published the San Gabriel Sun on March 1, 2018. A notice was also posted
at the project site. The Planning Commission meeting agenda was posted at City Hall, the San
Gabriel Post Office, the San Gabriel Library, and on the City’s website. To date, staff has not
received any comment from the public regarding this application.
TENTATIVE PARCEL MAP FINDINGS
Subdivision Map Act Findings: Section 66473 of the Subdivision Map Act requires the City
of San Gabriel to deny approval of a tentative map, if it makes any of the required findings for
denial. Based on the application, staff did not make any of the findings for denial;
therefore, staff recommends that the Planning Commission adopt a resolution to
APPROVE Planning Case TMAP18-002 (Amendment to Tentative Parcel Map No. 72531).
1.
That the proposed Tentative Tract Map, design or improvement of the proposed
subdivision are not consistent with applicable general and specific plans.
The Land Use Element in the City’s General Plan, Ingredients for Success, along with the
Mission District Specific Plan, allows multifamily residential development at this location. The
approved project involves the development of six (6) residential condominium units on a
property located in the R-2G (Grapevine Residential) zone within the boundaries of the Mission
District Specific Plan with a General Plan land use designation of Medium Density Residential.
2.

That the site is not physically suitable for the type of development.

The proposed improvements to the site comply with the provisions of City and State requirements.
The site is large enough to accommodate adequate parking, on-site circulation, ample open space,
and good site design to complement its neighboring properties.
3.

That the site is not physically suitable for the proposed density of development.

The density of this application and overall site development fall within the range of what is
permitted by the Mission District Specific Plan for R-2G (Grapevine Residential) zoned parcels
in the city. The Specific Plan allows a maximum density of one unit per 3,960 square feet of net
lot area, which comes to six units on this property. The applicant is constructing six units, which
is what is allowed. The TTM would not cause the site suitability to change.
4.
That the design of the subdivision or proposed improvements is likely to cause
substantial environmental damage or substantially and avoidably injure fish or wildlife
or their habitat.
Issuance of the TTM to consolidate parcels and subdivide airspace would not cause substantial
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environmental damage. No fish and wildlife exist on the site. Therefore, the proposed project
will not cause any environmental damage or injury to fish or wildlife.
5.
That the design of the subdivision or type of improvements is likely to cause
serious health problems.
With the recommended conditions of approval and mitigation measures (from the originally
approved project), the proposed subdivision is not anticipated to cause health problems.
6.
That the design of the subdivision or type of improvements will conflict with
easements, acquired by the public at large, for access through or use of, property within
the proposed subdivision.
No easements are known to exist on the subject property.
7.
That the design of the subdivision for which a tentative map is required pursuant
to Section 66426 shall provide, to the extent feasible, for future passive or natural
heating, or cooling opportunities in the subdivision.
The project will include new landscaping throughout the site, including the preservation of an
existing Oak tree, which will provide passive shading and cooling for the residential buildings.
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 TMAP18-002 FOR A
TENTATIVE TRACT MAP (NO. 72990) FOR THE CONSOLIDATION OF PARCELS AND
SUBDIVISION OF AIRSPACE AT 608-610 RAMONA STREET.
ATTACHMENTS
A.
B.
C.
D.

Resolution
Planning Commission Staff Report for PL-14-004 (May 2015)
Adopted Conditions of Approval for PL14-004
TTM No. 72990

ATTACHMENT A
RESOLUTION NO.
A RESOLUTION OF THE PLANNING COMMISSION OF
THE CITY OF SAN GABRIEL, CALIFORNIA,
APPROVING PLANNING CASE NUMBER TMAP18-002
FOR A TENTATIVE TRACT MAP, NO. 72990 TO
CONSOLIDAT PARCELS AND SUBDIVIDE AIRSPACE
AT 608-610 RAMONA STREET
WHEREAS, On February 8, 2018, the applicant Nam Tran of Calland Engineering Inc.
submitted an application for a Tentative Tract Map for the creation of a six lot subdivision for a
previously approved residential condominium project at 608-610 Ramona Street; and
WHEREAS, the application was determined by staff to be complete on February 13, 2018;
and
WHEREAS, the project site General Plan designation is Medium Density Residential and
the zoning is R-2G (Residential Grapevine) within the boundaries of the Mission District Specific
Plan; and
WHEREAS, the subject property is bounded by residential uses to the north, south, and
east, and the San Gabriel High School to the west and
WHEREAS, on March 12, 2018, the Planning Commission held a duly noticed public
hearing, at which time it considered all material and evidence, whether written or oral, after which
it voted to approve the project; and
NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City of San
Gabriel as follows:
SECTION 1. TENTATIVE TRACT MAP. The Planning Commission hereby approves the TTM
for a six lot subdivision for a residential condominium project at 608-610 Ramona Street.
1.
That the proposed Tentative Tract Map, design or improvement of the proposed
subdivision are not consistent with applicable general and specific plans.
The Land Use Element in the City’s General Plan, Ingredients for Success, along with the Mission
District Specific Plan, allows multifamily residential development at this location. The approved
project involves the development of six (6) residential condominium units on a property located in
the R-2G (Grapevine Residential) zone within the boundaries of the Mission District Specific Plan
with a General Plan land use designation of Medium Density Residential.
2.

That the site is not physically suitable for the type of development.

The proposed improvements to the site comply with the provisions of City and State requirements.
The site is large enough to accommodate adequate parking, on-site circulation, ample open space,
and good site design to complement its neighboring properties.
3.

That the site is not physically suitable for the proposed density of development.

The density of this application and overall site development fall within the range of what is
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permitted by the Mission District Specific Plan for R-2G (Grapevine Residential) zoned parcels in
the city. The Specific Plan allows a maximum density of one unit per 3,960 square feet of net lot
area, which comes to six units on this property. The applicant is constructing six units, which is
what is allowed. The TTM would not cause the site suitability to change.
4.
That the design of the subdivision or proposed improvements is likely to cause
substantial environmental damage or substantially and avoidably injure fish or wildlife or
their habitat.
Issuance of the TTM to consolidate parcels and subdivide airspace would not cause substantial
environmental damage. No fish and wildlife exist on the site. Therefore, the proposed project will
not cause any environmental damage or injury to fish or wildlife.
5.
That the design of the subdivision or type of improvements is likely to cause serious
health problems.
With the recommended conditions of approval and mitigation measures (from the originally approved
project), the proposed subdivision is not anticipated to cause health problems.
6.
That the design of the subdivision or type of improvements will conflict with
easements, acquired by the public at large, for access through or use of, property within
the proposed subdivision.
No easements are known to exist on the subject property.
7.
That the design of the subdivision for which a tentative map is required pursuant to
Section 66426 shall provide, to the extent feasible, for future passive or natural heating, or
cooling opportunities in the subdivision.
The project will include new landscaping throughout the site, including the preservation of an
existing Oak tree, which will provide passive shading and cooling for the residential buildings.
SECTION 2. CEQA. This project (the TTM) is exempt from the requirements of the California
Environmental Quality Act, per Guidelines Section 15061(b)(3) where it can be seen with certainty
that there is no possibility that the activity in question may have a significant effect on the
environment and Section 15315 (Minor Land Divisions).
SECTION 3. EFFECTIVE DATE. This Resolution shall become effective at the end of the tenday appeal period, unless appealed.
SECTION 4. MAILING OF RESOLUTION. The Planning Commission Secretary is hereby
directed to mail, with a proof of service, a signed copy of this Resolution to the Applicant.
PASSED, APPROVED, ADOPTED THIS 12th DAY OF MARCH 2018 BY THE
PLANNING COMMISSION OF THE CITY OF SAN GABRIEL, CALIFORNIA.

_________________________________
Norman Garden
Chairman, Planning Commission
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City of San Gabriel
Attest:
_________________________________
Jackie Wong
Planning Commission Secretary
City of San Gabriel
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RECOMMENDED CONDITIONS OF APPROVAL
PROJECT ADDRESS:
PROJECT NO.:
PROJECT DESCRIPTION:

608-610 RAMONA STREET
PLANNING CASE NO. TMAP18-002
TENTATIVE TRACT MAP (TTM #72990) FOR A SIXUNIT RESIDENTIAL CONDOMINIUM PROJECT

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:
No.
CONDITION
General Notices Required by Law
1. Right to Appeal: You have the right to appeal this decision within 10
business days by filing a letter of appeal with the City Clerk and paying
the appeal fee of $790. This appeal period expires on May 26, 2015,
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.
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. Conditions of Approval: All conditions of approval for the Tentative
Tract Map shall be included on the construction plans.
6. Changes Must Be Approved: Any revisions to an approved
application shall be resubmitted to the Community Development
Department for review and approval. Design Review under the Precise
Plan of Design process may allow for changes to the plans proposed
under this Planning Commission action as long as they are in
substantial conformance with the plans reviewed and approved by the
Planning Commission on April 15, 2015.
7. Construction Must Follow the Plans: All construction and
development shall conform to the approved plans on file in the
Community Development Department.
8. Compliance with City and State Requirements: The Tentative Tract
Map shall be in compliance with all of the provisions of Title 6, Chapter
2 of the San Gabriel Municipal Code and the Subdivision Map Act.
9. Follow City Procedures: The Final Tract Map shall be prepared in
accordance with the policies and procedures of the City of San Gabriel.
Such map shall be submitted to the Community Development
Department and shall be approved for recording by the City Council and
be recorded with the County Recorder. The Tentative Tract Map shall
be valid for a period of two (2) years from the date of approval.
Planning Division Conditions (please call 626-308-2806)

VERIFIED BY
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10. Demolition of Existing Structure: The applicant is responsible for the

demolition of all existing structures on the property. The demolition shall
be completed to the satisfaction of the Building Inspector.
11. Check Transformer Locations: Prior to the issuance of building
permits, the Community Development Department shall review and
approve all Southern California Edison underground utility transformer
locations for compatibility with the site design. All portions of the
transformers that are above ground shall be adequately screened with
landscaping and/or screen walls to the satisfaction of the Community
Development Department.
12. Screen Mechanical Equipment: All ground level utility/mechanical
equipment shall be screened by screen walls and/or landscaping to the
satisfaction of the Community Development Department.
13. Conceal Rooftop Equipment: All roof top appurtenances shall be fully
screened from view to the satisfaction of the Community Development
Director or designee.
14. Obtain a Permit for Walls, Fences: A fence/wall plan indicating
placement, height, and materials for proposed fencing and walls shall
be subject to the approval of the Community Development Department.
Design and placement of the block walls shall be reviewed and
approved by the Design Review Commission during the Precise Plan of
Design review. No fences or walls may be built without first securing a
permit from the Community Development Department.
15. Obtain Permit for Group Mailboxes: When grouped mailboxes are
approved in conjunction with an apartment building, condominium,
planned unit development or subdivision, the mailboxes shall be fully
treated with architecture and landscape screening to the satisfaction of
the Community Development Department. The U.S. Postal Service
shall also approve the placement and structure of the mailboxes
themselves.
16. Supply Trash Enclosure Plan: Prior to issuance of permits, applicant
shall submit a design for trash enclosures approved by the City waste
hauler and the Community Development Department. For information
concerning minimum standards, call Athens Disposal at (626) 3366100.
17. Light Fixtures: Design and placement of exterior light fixtures shall be
reviewed and approved by the Design Review Commission.
18. Architectural Details: Architectural details of doors and window
muntins and mullions shall be approved by the Design Review
Commission.
19. Finishes & Roofing: Exterior architectural finishes, colors, and roofing
materials shall be approved by the Design Review Commission.
20. Additional Conditions: The Planning Division reserves the right to add
additional conditions of approval based on subsequent submittals.
Building Division Conditions (please call 626-308-2806)
21. Applicable Codes: Applicable codes shall be listed as the 2013
California Building Code series (including the 2013 California Energy
Code and Green Building Standards Code) on plans.
22. Attic Ventilation: Attic ventilation shall be shown and tabulated on
plans to be approved for plan check.

23. Soils Report: A soils report shall be submitted and all soils report
recommendations shall be met on plans.

ATTACHMENT A
24. Fire Sprinklers: Fire sprinklers are required.
25.
26.
27.
28.
29.
30.
31.
32.
33.
34.
35.

36.
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Contact the Fire
Department for further information.
Construction Waste: Construction waste shall be completed by the city
franchise hauler. Alternatively a deposit shall be provided for selfhauling.
Drainage Plans: Drainage plans shall provide drainage around building
structures and away from property line. Drainage plans shall be
approved prior to permit issuance.
Safety Glazing: Safety glazing is required in hazardous locations.
Structural Plan Review: A complete structural plan review will be made
at plan submittal and comments will follow.
Title 24: Title 24 energy notes shall be provided on plans including
update for all current 2013 California Energy Code lighting
requirements.
Block Walls: Block walls shall be permitted under a separate permit.
Wall Ratings: A one-hour and sound rated wall is required between
dwelling units. The sound rating shall be at least STC of 50. Walls shall
be continuous from foundation to roof structure.
Dryer Vents: Dryer vents shall be a maximum of 14’ with 2 elbows.
Occupancy Separation: An occupancy separation shall be provided
between the garage and dwelling unit.
Circuits: All bathroom outlets shall be ground-fault circuit type. Arcfault circuit interrupters are required in all habitable areas.
Preliminary Review: This is a preliminary review for any concerns from
the Building Division and is not a detailed plan review. The plan checker
will review after all of these conditions of approval been added to the
plans and 3 completed sets are submitted to the Building Division. More
comments may follow pending information on revised plan submittal.
The following standard submittal requirements may or may not
apply depending on the scope of work:
a. All construction projects, regardless of the scope of work, must
be routed through the Planning Division first, prior to submitting
plans to the Building Division for the Plan Check or Permit
process.
b. Upon the Planning Division’s approval, three complete
dimensioned and scaled drawings no smaller than 18’’ x 24’’ &
no larger than 2’ x 3’ shall be submitted to the Building Division
for either Plan Check or Permit issuance (as applicable – a few
minor projects may be handled over the counter, such as block
walls, channel letter signs, minor structure additions, etc.) An
“electronic” version will be required at permit issuance time.
c. New construction may be subject to impact fees
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37. The following shall be included on plans submitted for Plan Check:

a. Foundation Plan – include shear schedule (Note:
Any
construction that utilizes existing foundations shall indicate such
use of existing conditions on the foundation plan and shall be
accompanied by 2 sets of wet stamped and signed structural
calculations showing compliance with 2010, CBC for such use)
b. General Structural Plan – include reinforcing, structural notes,
masonry size, etc.
c. Structural Calculations (2 sets of wet stamped and signed) or
statement of compliance with Conventional Light Frame
Construction (Ch. 23 CBC)
d. Energy Calculations including required insulation, window
energy efficiency, mechanical system efficiency, and HERS rater
requirements.
e. Geotechnical Report with all recommendations implemented
onto plan.
38. Additional Structures: ALL ADDITIONAL STRUCTURES (Block
Walls, Patios Covers, Decks, etc.), shall be identified as part of the
submittal on the title sheet. Lineal footage and height of block walls
and dimensions of additional structures shall be shown on the plans.
Construction details for such additional structures, such as footings and
materials used shall also be shown.
Public Works Department Conditions (please call 626-308-2825)
39. Permits Required: Applicant shall obtain a public works permit for all
work in or adjacent to a public right of way, prior to construction.
40. Curb Numbers: Applicant shall be required to provide painted curb
numbers to the specifications of the Public Works Department, prior to
occupancy.
41. Underground Utilities: Prepare a composite utility plan for this project.
All utilities shall be placed underground including both facilities and
wires for the supply and distribution of electrical energy, telephone,
data, and cable. The existing and proposed underground utilities
must be shown on the Building Plans and/or Engineering Plans
prior to building permit issuance.
42. Bench Mark: Los Angeles County Bench Mark is to be used for vertical
control.
43. Set Bench Mark: Set a 3” brass disk on curb or catch basin.
a. The City Engineer shall determine the location of new bench
mark
b. The brass disk shall be provided by the surveyor of record.
Survey level notes must be provided to the City for review and
acceptance.
44. Performance and Materials Bond for the Setting of Survey
Monuments: A surety or cash deposit to the City of San Gabriel in the
amount of $5,000 per monument shall be submitted to the City
Engineering Division. The number of monuments shall be determined
by the City Engineer using the pertinent tentative map as a reference.
No permits shall be issued without the bond or surety.
45. Plan/Study Preparation and Review: All required plans and studies
shall be prepared by a Registered Professional Engineer and submitted
to the City Engineer for review and approval.
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46. Sewers: Sanitary sewer facilities shall be installed to the satisfaction of

47.
48.

49.

50.

51.

52.

53.

54.

the Engineering Division and the Public Works Department prior to
occupancy and must be installed per the alignment shown on the
approved plans with sewer cleanouts at the property line.
All required plans and studies shall be prepared by a Registered
Professional Engineer and submitted to the City Engineer for review and
approval. All drawings must be submitted on 24” X 36” sheets.
Tract Map: Prepare and record Tract Map or accomplish applicable
requirements of the Subdivision Map Act (Government Code Section
66452) as may pertain to the project. Map must be accepted by City
Council for recordation prior Final Building Permit approval. Final maps
are reviewed and processed by the Los Angeles County Department of
Public Works on behalf of the City.
Title Report: Provide: Recent Title Report, Record Maps to support
proposed map, and any Official Records that are mentioned in the title
reports that are shown on the proposed Final Map. The Tentative Map
references shall be submitted, reviewed, and accepted by the City
Engineer prior to DRC or Planning Commission review.
Covenants Conditions and Restrictions are required and must be
submitted with the Tentative Map. CC&R’s must be approved by the
City Attorney, Project Planner, and City Engineer and recorded at the
County Recorder prior to Building Permit issuance.
Backflow:
a. Devices: Screened backflow prevention devices shall be
installed in the side yard to the satisfaction of the Planning and
Engineering Divisions. Check Valve, and appurtenances must
be placed in an underground vault. Show on the Building Plan
Set prior to building permit issuance.
b. Valves: Backwater valves on sewer connections shall be
installed to the satisfaction of the Engineering Division. Show on
the Building Plan Set prior to building permit issuance.
c. Test: The applicant shall supply the City with a Backflow Device
Test Form, completed by a licensed tester, before any final
permits are released.
Diversion of Construction and Demolition Waste: The developer
shall comply with Sections 54.01-54.15 of the San Gabriel Municipal
Code requiring that at least 50% of the construction and demolition
wastes generated be diverted from landfilling by using recycling, reuse
or other diversion programs. Suggested that developer use the City’s
franchised trash hauler.
Erosion: Prior to grading, applicant shall install all erosion control and
site stabilization measures as necessary to prevent silt and other debris
from being carried offsite, in gutters and swales, and eventually entering
the storm drain system. Comply with City of San Gabriel Municipal
Code and LA Regional Water Quality Control Board MS4 Permit
Requirements. “Best Management Practices” (BMP’s) devices will be
required. Erosion Control Plans and any required Storm Water
Pollution Prevention Plans must be submitted prior to or
concurrent with the grading plans.
Dust Mitigation: During construction all dust and debris shall be
removed from sidewalks, parkways and streets on a daily basis. If this
condition is not met, the City of San Gabriel will maintain the area and
the cost will be charged to the property owner.
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55. Drainage Studies: Prepare and submit a detailed drainage study,

including supporting hydraulic and hydrological data to the City for
review and acceptance. The study shall confirm or recommend changes
to the City’s existing drainage system by identifying off-site and on-site
storm water runoff impacts resulting from the project. In addition, the
study shall identify the project’s contribution and shall provide locations
and sizes of catchments and system connection points and all
downstream drainage mitigation measures. Comply with the new MS4
permit and the Green Building Code. Must be submitted with the
grading plan. A preliminary study must be submitted in the preapplication phase.
56. Demolition Plans: Submit plan showing existing locations of all on site
hardscape and underground utilities; indicate whether facilities are to be
reused, removed, or abandoned in place. The Demolition Plans must
be submitted prior to or concurrent with the grading plans.
57. Grading: Prepare and submit a final grading plan showing building
footprints, pad elevations, finished grades, drainage routes, retaining
walls, erosion control, slope easements, and other pertinent information
in accordance with the current California Building Code and
amendments. The Grading Plans, including shoring plans (if required)
and all appurtenant reports must be reviewed and approved by the City
Engineering Division prior to issuance of building permits.
a. General Requirements:
i.
Show elevations a minimum of 15 feet from property line on
adjacent property.
ii.
Show all street dimensions from centerline.
iii.
Show all existing and proposed utilities.
iv.
Property to drain to the street
v.
No walls, fences, or shrubs greater than 42“in height within
9 feet of the driveway at the public right of way line.
b. Rough Grading Certification: Prior to the issuance of building
permits the applicant must provide to the City Engineer or
designee a completed City of San Gabriel Rough Grading
Certification. The form must bear the Signature and stamp of a
Registered Civil Engineer and Registered Geotechnical
Engineer.
c. Precise Grading Certification: Prior to Engineering final for the
project, the applicant must provide to the City Engineer or
designee a completed City of San Gabriel Precise Grading
Certification. The form must bear the Signature and stamp of a
Registered Civil Engineer and Registered Geotechnical
Engineer.
Public
Improvement Plans: Applicant shall design, install and
58.
complete all necessary public improvements, including but not limited
to pavement, curbs, gutters, sidewalks, street lights, driveway
approaches, ADA ramps, sewers, storm drains, and domestic water and
fire water construction in the public Right-of-Way along the entire street
frontage of the development site. This includes facilities that will remain
on private property but maintained by City forces. Provide an engineer’s
estimate for all proposed public improvements.
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59. Right-Of- Way Improvements: Design and construction of all public

improvements shall be in accordance with APWA Standards and City
Codes. Such public improvements shall include, but not be limited to the
following: (Please coordinate and verify all requirements with the City
Engineer.)
a. Curb and Gutter: Construct, replace / repair damaged curb &
gutter as directed
b. Sidewalk (Width): Construct, replace / repair damaged
sidewalk as directed
c. Driveway Size: W=20 ft. with 4 ft. sidewalk.
d. Asphalt Concrete Overlay: Grind and overlay full street width
across project frontage
e. Relocate / Install Water Meters in sidewalk: Place all meters
in a mechanical room or on site hidden from view in sidewalk but
not in the grass parkway
f. Street Lights: Install 3 ornamental street lights (Prepare and
submit an electrical plan signed by licensed engineer.
g. Parkway Landscaping: Plant 3 street trees per the City’s Street
Tree Master Plan and as directed by the City’s Landscape
Architect. To be completed prior to final occupancy.
h. Sewer Connection:
i.
Show location of existing and proposed sewer on
building plans at time of permit.
ii.
Show how all units will be sewered.
iii.
Provide new sewer location card if new sewer is
proposed.
iv.
Install new clean out at property line
v.
Use a sewer back flow device (case by case basis)
vi.
Use threaded sewer cap for all clean outs in hardscape
area.
i. Fees:
i.
Pay all Impact Fees as shown on attached.
ii.
Pay $310 NPDES Construction Inspection Permit fee at
time of grading permit
iii.
Pay $150 for new standard City street name sign at time
of building permit.
j. Improvements must be installed prior to Building Permit Final.

60. SUSMP: Comply with ordinance 511 City of San Gabriel Municipal

Code. (SUSMP). Site will be gravel bagged to prevent run-off onto
public right of way. Use two (2) bags high. Additional “Best
Management Practices” (BMP’s) devices may be required.
Police Department Conditions (please call 626-308-2846)
61. Security Ordinance: Applicant shall comply with the City of San
Gabriel’s security ordinance (SGMC Sec. 150.210 – 150.223). For more
information, see SGMC Sec. 150.210 – 150.219.
The management shall
62. Cooperation with Law Enforcement:
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.

ATTACHMENT A

608-610 Ramona Street
March 12, 2018
Page 11

63. Permit Review: The Police Department shall seek a review of any, 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.
64. Property Maintenance Program: A property maintenance program
shall include removal of graffiti within one working day (24 hours);
maintenance of all landscape areas; maintenance, repair and security of
all trash enclosures; maintenance of parking lot area, free from litter at
all times and all inoperative lights repaired immediately.
That
landscaping shall not obscure any security lighting or any windows or
view of the building.
65. Vehicle Code Enforcement Signage: Applicant shall post the property
with proper signage for vehicle code enforcement.

66. Lighting Plan: Applicant shall provide a lighting plan for review by the

Police Department.
Fire Department Conditions (please call 626-308-2883)
Sprinklers
67.
a. Fire Sprinklers shall be required for the following per the San
Gabriel Municipal Code: New 2 story 6 unit condo project with
attached parking. Provide a complete automatic sprinkler system
as defined in the latest edition of NFPA 13D. NOTE: Prior to
preparing drawings and hydraulic calculations, the design
engineer is required to verify the adequacy of water
pressure/volume and other pertinent water supply data.
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b. AUTOMATIC FIRE SPRINKLER PLAN SUBMITTALS
REQUIREMENTS:
i.
PLAN SIZE SHALL BE NO SMALLER THAN 24”X36
ii.
SCALE SHALL BE NO SMALLER THAN 1/8”= 1 FOOT
iii.
A MINIMUM OF THREE (3) SETS OF PLANS IS
REQUIRED
iv.
A MINIMUM OF TWO (2) SETS OF HYDRAULIC
CALCULATIONS IS REQUIRED
v.
PROOF CALCULATIONS SHALL BE REQUIRED.
vi.
FULL HEIGHT SECTION OF THE STRUCTURE IS
REQUIRED SHOWING SLOPES, BEAMS AND OTHER
ARCHITECTURAL FEATURES THAT MAY AFFECT
DISCHARGE PATTERNS.
vii.
CURRENT WATER AVAILABILITY DOCUMENTATION
SHALL ACCOMPANY ALL SUBMITTALS OF NEW
SYSTEMS AND T.I. ADDITIONS.
viii.
INSTALLATION MUST BE BY CURRENTLY LICENSED
C16 CONTRACTORS.
ix.
A FULL SET OF SPRINKLER PLANS MUST BE
MAINTAINED ON THE JOB SITE FOR ROUGH AND
FINAL INSPECTIONS.
x.
UNDERGROUND PIPING INSTALLATIONS BY OTHER
THAN SPRINKLER CONTRACTOR MUST BE
APPROVED PRIOR TO THE APPROVAL OF FIRE
SPRINKLER PLANS.
xi.
SMOKE DETECTORS ARE REQUIRED AND MUST BE
HARDWIRED AND INTER-CONNECTED.
xii.
CARBON MONOXIDE DETECTORS ARE REQUIRED
BY JANUARY, 2013 IN ALL BUILDINGS. CARBON
MONOXIDE DETECTORS MUST BE HARDWIRED.
xiii.
ONE (1) INCH WATER METER IS REQUIRED IF THE
EXISTING WATER METER DOES NOT MEET
REQUIRED FLOW REQUIREMENTS FOR THE
DESIGNED SPRINKLER SYSTEM.
c. Manufacturer’s data sheets shall be provided for all materials and
equipment for approval before
purchase or installation.
Data sheets shall describe the type of material, capacities,
manufacturer, part numbers of equipment, and give information
necessary for verifying equipment approval.
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d. The C-16 licensed contractors shall submit detailed and accurate
shop drawings prepared in accordance with NFPA 13D for
approval of all fire safety equipment to be constructed and
installed. Shop drawings shall identify all materials and list all
equipment to be used. Shop drawings shall include ceiling grid
or reflected ceiling layout and shall be coordinated with other
trades prior to submittal.
e. Hydraulic calculations for sprinkler systems shall comply with
NFPA 13 and shall include comprehensive hydraulic data sheets.
f. Sprinklers shall be UL listed or CSFM approved. Any sprinklers
that incur damage, is painted, or is sprayed with any obstructive
material during construction shall be replaced. Installation of
sprinklers shall be coordinated with other work, including duct,
and electric fixture installation, to prevent sprinkler obstructions.
g. Sprinklers located less than eight feet above the finished floor or
that may be subject to mechanical damage shall be provided with
guards listed for use with the model of sprinkler used
h. Any enclosed trash receptacle/utility building shall be equipped
with fire sprinklers.
i. Quick response sprinkler are required throughout all light hazard
occupancies.
j. Contractors shall be charged an additional $125.00 for each
additional inspection if required.
Alarms: Smoke and carbon monoxide detectors are required and must
70.
be hardwired and interconnected.
Knox Box: Should a security gate for vehicles be installed, an approved
71.
Knox Box with a key switch will be required.
Reference Standards (Utilize latest editions available)
72.
a. NFPA 13D Installation of Sprinkler Systems.
b. 2013 California Fire Code
c. 2013 California Building Code
d. 2013 California Electrical Code
City Landscape Architect Conditions (please call 213-384-3844 ext. 207)
Plan approval required: Final landscape and irrigation plans shall be
73.
reviewed by the City’s contract landscape architect prior to issuance of
grading permits.
Install erosion control: Applicant shall install all erosion control and
74.
slope stabilization measures as necessary to prevent silt and other debris
from being carried offsite and entering the storm drain system prior to
grading.
Newly planted trees: Newly planted trees shall be supported with stakes
75.
or guy wires.
Installation and completion: Installation and completion shall occur in
76.
compliance with Section 153.538 of the San Gabriel Municipal Code.
Maintenance:
A permanent maintenance program shall be
77.
implemented ensuring regular irrigation, fertilization, and weed removal.
All landscaping shall be maintained in a healthy, neat and orderly
condition, free of weeds and debris and with operating irrigation at all
times. Landscaping and planting shall be maintained in accordance with
153.539.
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78.

Inspection: The City Landscape Architect, prior to final release of
utilities, shall inspect landscape materials and irrigation systems. The
applicant shall install the landscape as indicated on the approved
landscape plans. The applicant may not receive permission to occupy
the facility until the landscape and irrigation have been installed per the
approved plans.
Pruning: The applicant shall prune all trees, including street trees with
79.
proper thinning; the City prohibits topping of street trees. Trees shall be
pruned under the direct supervision of a Certified Arborist.
Automatic irrigation system: The applicant shall install automatic
80.
irrigation system with irrigation spray nozzle per the approved landscape
plans. Irrigation specifications shall comply with Section 153.537 of the
San Gabriel Municipal Code.
Maintenance guarantee: Prior to permit issuance, the applicant shall
81.
provide a 5-year maintenance guarantee in the amount of $750 cash
deposit per street tree. If any amount of the maintenance guarantee has
not been utilized after five (5) years from the date the project is approved
for occupancy, any remaining fund shall be returned to the applicant.
Finance Department (please call 626-308-2800, ext. 4612)
Licenses: The applicant shall comply with the City’s business license
82.
ordinance, and shall cooperate with the City to obtain compliance from
contractors and subcontractors.

Applicant Affidavit
I have received, read, accept and understand the conditions of approval contained on
the Standard List of Conditions for Planning Case No. TMAP18-002 (Tentative Tract
Map # 72990).
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
Community Development Department

STAFF REPORT
Date:

May 11, 2015

To:

Chairman Garden and Planning Commissioners

From:

Larissa De La Cruz, Associate Planner

Subject:

608-610 S. Ramona St.
Planning Case No. PL-14-004(Tentative Tract Map No. 72990)
Applicant: Leo Wu (Architect)
SUMMARY

The project includes demolition of three (3) existing residential structures to construct a six
(6) unit residential condominium development on two lots totaling 23,924 sq. ft. The project
will have units ranging from 1,419 to 1,844 square feet of dwelling space, each with attached
two-car garages. This project includes a Tentative Tract Map request to consolidate the
parcels and subdivide the airspace, a Variance request to reduce the rear yard setback and
the distance between two units, and a Precise Plan of Design review by the Design Review
Commission. The proposed project is located in the R-2 (Grapevine Residential) zone
within the boundaries of the Mission District Specific Plan.
Staff recommends that the Planning Commission APPROVE Planning Case PL-14-004,
subject to the recommended conditions of approval.
I.

INTRODUCTION

A.

BACKGROUND

The properties at 608-610 S. Ramona St. are located on the
east side of Ramona St. between W. Main St. and W. Grand
Ave. The property is zoned R-2 (Grapevine Residential) and
is within the boundaries of the Mission District Specific Plan.
The site is currently comprised of two lots, one developed
with three residential structures and the other is vacant, but
has a mature oak tree. The applicant has applied for a
Tentative Tract Map to allow the subdivision of airspace to
allow six (6) new residential condominium units.

Subject
Property

N
Vicinity
Map
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GENERAL INFORMATION

The table below summarizes general information concerning this project.
ITEM

DESCRIPTION

APN

5361-022-005, 006

LOCATION
ZONING AND LAND
USE

SURROUNDING
LAND USE

The properties are located on the east side of Ramona St. between W.
Main St. and W. Grand Ave.
The property is located in the R-2 (Grapevine Residential) and is within
the boundaries of the Mission District Specific Plan and has a General
Plan land use designation of Medium Density Residential.
North: Single Family Residence in an R-2 (Grapevine Residential)zone
South: Single Family Residence in an R-2 (Grapevine Residential)zone
West: San Gabriel High School (City of Alhambra)
East: Single Family Residence in an R-1 (Single Family Residence
District)zone

CURRENT
DEVELOPMENT

The property is currently developed with three residential structures and
has an oak tree.

ENVIRONMENTAL
REVIEW

An environmental analysis was conducted and a Proposed Mitigated
Negative Declaration of Environmental Impact was prepared. Staff filed
a Notice of Proposed Mitigated Declaration on March 23, 2015 with the
Los Angeles County Clerk. This is included as an attachment to the staff
report.

II.

ANALYSIS

A.

Site Layout/Design

This project is a condominium subdivision. The project is designed with six (6) two-story units that are
arranged in four groups of attached units along a central driveway off of Ramona St. Five of the units
will each have four bedrooms and another will have three. Each unit will have an attached two-car
garage at-grade. The project will consist of common and private open space spread out throughout the
site. Common areas will be owned in equal shares by each of the six owners and will be maintained by
a homeowners association.
B.

Planning Issues
The applicant has met the requirements for open space,
height and parking requirements. The units require 9,200
square feet of open space – the project provides a total of
11,099 square feet of common and private open space on
the ground level. In addition to the open space, the project
will preserve the existing oak tree located at the northeast
portion of the site.

Existing structures and tree on the subject site
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Variance

The applicant is requesting two variances: rear yard setback and minimum
building separation.

Existing Oak Tree

Rear Yard Setback: The required rear yard setback in the R-2 (Grapevine
Residential) zone is 20% of the net lot depth. The site is irregular in shape
and therefore, the depth of this property, as measured from the center of the
site is 182.’ The required rear yard setback of 36’.5 and the applicant is
proposing 12’2”to the property line at the closest point at the southerly
portion of the site. The northerly rear yard setback increases to 17 feet, as
the property shape is irregular.
Minimum Building Separation: The required distance between two dwelling
units in the R-2 (Grapevine Residential) zone is 20 feet. The applicant is requesting to reduce this
requirement to 12 feet.
Both variance requests are being sought to accommodate the existing oak tree on-site. The units in the
rear (units 3 and 4) are designed to be closer to each other and further towards the easterly property
line, so as to avoid the root system of the oak tree. These distances were also reviewed and accepted by
the City Arborist and confirmed that these were adequate distances to ensure that the tree isn’t damages
by the foundation of the proposed units. Staff believes that the findings can be made in support of
this variance request, subject to recommended conditions of approval.
D.

Context and Compatibility

The project is located in the R-2 (Grapevine Residential) zone.
The development regulations for this zone allow one unit per
3,960 square feet of net lot area, which amounts to a maximum
of six units for this property. The applicant proposes to develop
to this allowable density. Staff has no concerns with regard to
Multi-family development at 712 S. Ramona St.
the compatibility of the density. This area of San Gabriel has
seen similar multi-family residential developments in recent years, which is the General Plan’s intent.
This development is on two parcels and the applicant has taken advantage of this condition by
providing generous open space and preserving an existing oak tree, which will serve as an amenity for
the future residents of this project. The project is bordered by single-family homes to the north, south,
and east. The project is designed to be sensitive to those surrounding uses.
E.

Parking

The project meets the City’s parking requirements, providing all required parking on-site. As required
by code, resident parking is provided with two-car attached garages on the ground floor of each unit.
Three guest parking spaces are also provided at the rear end of the central driveway.
F.

Conditions, Covenants, & Restrictions
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The developer will prepare Conditions, Covenants, & Restrictions (CC&R’s) that will govern the six
new units. The CC&R’s will address the establishment of a homeowner’s association with a
mechanism for collecting fees. The City will not process the final map until the City Attorney, City
Engineer, and the project planner have approved the CC&R’s and they are recorded by the
developer.
G.

Environmental Review

An environmental analysis was conducted and a Mitigated Negative Declaration of Environmental
Impact was prepared. Staff filed a Notice of Proposed Mitigated Negative Declaration with the Los
Angeles County Clerk on March 23, 2015, which is included as an attachment to this report.
H.

Public Notice

As required by law, a notice regarding the Tentative Map was sent to all property owners within 500
feet of this property. This notice was also published the San Gabriel Sun on April 30, 2015. Notices
were also posted on the property and at City Hall, the San Gabriel Post Office, the San Gabriel Fire
Department, and on the City’s website. Staff has not received any comment from the public
regarding this application.
III.

FINDINGS

A.

TENTATIVE TRACT MAP FINDINGS

Subdivision Map Act Findings: Section 66473 of the Subdivision Map Act requires the City of
San Gabriel to deny approval of a tentative map, if it makes any of the required findings for denial.
Based on the application, staff did not make any of the findings for denial; therefore, staff
recommends that the Planning Commission approve Planning Case PL-14-004 (Tentative
Map No. 72990), subject to the recommended conditions of approval.
1.
That the proposed Tentative Tract Map, design or improvement of the proposed
subdivision are not consistent with applicable general and specific plans.
The Land Use Element in the City’s General Plan, Ingredients for Success, along with the Mission District Specific
Plan, permits multifamily residential development at this location. The project will involve the development of six (6)
residential condominium units on a property located in the R-2 (Grapevine Residential) zone within the boundaries of
the Mission District Specific Plan with a General Plan land use designation of Medium Density Residential.
2.

That the site is not physically suitable for the type of development.

The proposed improvements to the site comply with the provisions of City and State requirements. The site meets all
applicable development standards and contains adequate parking, on-site circulation, and landscaping to complement
the proposed development and the neighboring properties.
3.

That the site is not physically suitable for the proposed density of development.

The density of this application and overall site development fall within the range of what is permitted by the Mission
District Specific Plan for R-2 (Grapevine Residential) zoned parcels in the City. The Specific Plan allows a
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maximum density of one unit per 3,960 square feet of net lot area, which comes to six units on this property. The
applicant is proposing to build six units, which is what is allowed.
4.
That the design of the subdivision or proposed improvements is likely to cause substantial
environmental damage or substantially and avoidably injure fish or wildlife or their habitat.
The subdivision will result in the creation of six (6) new residential condominium units. This project was reviewed for
compliance with the California Environmental Quality Act (CEQA) and a Mitigated Negative Declaration is
proposed. A Mitigation Monitoring Program has been prepared which includes mitigation measures that will mitigate
any potentially significant environmental impacts to a less than significant level. No fish and wildlife exist on the site.
Therefore, the proposed project will not cause any environmental damage or injury to fish or wildlife.
5.
That the design of the subdivision or type of improvements is likely to cause serious health
problems.
With the recommended conditions of approval and mitigation measures, the proposed subdivision is not anticipated to
have a negative effect in the area or cause health problems.
6.
That the design of the subdivision or type of improvements will conflict with easements,
acquired by the public at large, for access through or use of, property within the proposed
subdivision.
No easements are known to exist on the subject property.
7.
That the design of the subdivision for which a tentative map is required pursuant to Section
66426 shall provide, to the extent feasible, for future passive or natural heating or cooling
opportunities in the subdivision.
The project will include new landscaping throughout the site, including the preservation of an existing Oak tree, which
will provide passive shading and cooling for the residential buildings.
III. VARIANCE FINDINGS
Based on the limitations set by State law, the City's Zoning Code (Section 153.261) requires that a
standards variance be granted if it can be shown that the five (5) findings of fact stated below are in
evidence. Staff believes that the findings for approval of the variances can be made in this instance
based on the aforementioned discussion, and as explained below:
1.
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;
Special circumstances related to shape and location are applicable to this property. The property is unusual in that it
consists of two parcels and when combined, is irregularly shaped. Furthermore, strict compliance with the rear setback
and required distance between two dwelling units would require that two units be placed further to the west, however
this area is impeded by the presence of a healthy and mature oak tree, the removal of which the City would not support.
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Without the relief provided by the variance, the applicant would be unable to fully develop the site, thus depriving the
property of privileges enjoyed by other property in the vicinity and under an identical zoning classification.
2.
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;
The two parcels will be combined into one through a tentative tract map, along with a condominium map to subdivide
the airspace for the proposed condominiums. Doing so will formally acknowledge the property for what it effectively has
been, a single development site under common ownership. As such, this condition allows the single property to be
developed with a modest the proposed development and comply with the development standards placed on other
properties in the vicinity and zone.
3.
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 granting of the requested variance, the property may be developed in a way that otherwise conforms to all
applicable zoning standards. It should therefore not be detrimental to the public welfare or injurious to persons in the
vicinity.
4.

That the granting of such variance is consistent with the General Plan of the City;

Goal 2 of the Housing Element of the general plan is to promote and encourage the provision of adequate housing to
meet the needs of the community. The granting of the variance, as conditioned, will allow the applicant to increase the
city’s housing stock and fulfill the vision of the Mission District Specific Plan.
5.
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 variance would allow the property to be developed with a multifamily development, as permitted in the R-2
(Grapevine Residential) zone.
IV.

RECOMMENDATION

The Community Development Department recommends that the Planning Commission:
Approve Planning Case No. PL-14-004, subject to the recommended conditions of approval.
Attachments:

1.
2.
3.

Recommended Conditions of Approval
Tentative Tract Map
Architectural Plans

ATTACHMENT C
RECOMMENDED CONDITIONS OF APPROVAL
As approved by the Planning Commission on 5.11.16
PROJECT ADDRESS:
PROJECT NO.:
APPLICANT:

608-610 S. RAMONA ST.
PLANNING CASE NO. PL-14-004 (TENTATIVE
TRACT MAP # 72990 AND VARIANCE)
LEO WU

The following conditions shall be made a part of the approval of the project, and shall be complied
with in their entirety:
No.
CONDITION
General Notices Required by Law
1. Right to Appeal: You have the right to appeal this decision within 10 business
days by filing a letter of appeal with the City Clerk and paying the appeal fee of
$790. This appeal period expires on May 26, 2015, 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.
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. Conditions of Approval: All conditions of approval for the Tentative Tract Map
shall be included on the construction plans.
6. Changes Must Be Approved: Any revisions to an approved application shall
be resubmitted to the Community Development Department for review and
approval. Design Review under the Precise Plan of Design process may allow
for changes to the plans proposed under this Planning Commission action as
long as they are in substantial conformance with the plans reviewed and
approved by the Planning Commission on April 15, 2015.
7. Construction Must Follow the Plans: All construction and development shall
conform to the approved plans on file in the Community Development
Department.
8. Compliance with City and State Requirements: The Tentative Tract Map
shall be in compliance with all of the provisions of Title 6, Chapter 2 of the San
Gabriel Municipal Code and the Subdivision Map Act.
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ATTACHMENT C
9.

Planning Case No. PL-14-004
608-610 S. Ramona St.
May 11, 2015
Page 2

Follow City Procedures: The Final Tract Map shall be prepared in accordance
with the policies and procedures of the City of San Gabriel. Such map shall be
submitted to the Community Development Department and shall be approved
for recording by the City Council and be recorded with the County Recorder.
The Tentative Tract Map shall be valid for a period of two (2) years from the date
of approval.
Planning Division Conditions (please call 626-308-2806)
10. Demolition of Existing Structure: The applicant is responsible for the
demolition of all existing structures on the property. The demolition shall be
completed to the satisfaction of the Building Inspector.
11. Check Transformer Locations: Prior to the issuance of building permits, the
Community Development Department shall review and approve all Southern
California Edison underground utility transformer locations for compatibility with
the site design. All portions of the transformers that are above ground shall be
adequately screened with landscaping and/or screen walls to the satisfaction of
the Community Development Department.
12. Screen Mechanical Equipment: All ground level utility/mechanical equipment
shall be screened by screen walls and/or landscaping to the satisfaction of the
Community Development Department.
13. Conceal Rooftop Equipment: All roof top appurtenances shall be fully
screened from view to the satisfaction of the Community Development Director
or designee.
14. Obtain a Permit for Walls, Fences: A fence/wall plan indicating placement,
height, and materials for proposed fencing and walls shall be subject to the
approval of the Community Development Department. Design and placement
of the block walls shall be reviewed and approved by the Design Review
Commission during the Precise Plan of Design review. No fences or walls may
be built without first securing a permit from the Community Development
Department.
15. Obtain Permit for Group Mailboxes: When grouped mailboxes are approved
in conjunction with an apartment building, condominium, planned unit
development or subdivision, the mailboxes shall be fully treated with architecture
and landscape screening to the satisfaction of the Community Development
Department. The U.S. Postal Service shall also approve the placement and
structure of the mailboxes themselves.
16. Supply Trash Enclosure Plan: Prior to issuance of permits, applicant shall
submit a design for trash enclosures approved by the City waste hauler and the
Community Development Department. For information concerning minimum
standards, call Athens Disposal at (626) 336-6100.
17. Light Fixtures: Design and placement of exterior light fixtures shall be reviewed
and approved by the Design Review Commission.
18. Architectural Details: Architectural details of doors and window muntins and
mullions shall be approved by the Design Review Commission.
19. Finishes & Roofing: Exterior architectural finishes, colors, and roofing
materials shall be approved by the Design Review Commission.
20. Additional Conditions: The Planning Division reserves the right to add
additional conditions of approval based on subsequent submittals.
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Building Division Conditions (please call 626-308-2806)
21. Applicable Codes: Applicable codes shall be listed as the 2013 California
Building Code series (including the 2013 California Energy Code and Green
Building Standards Code) on plans.
22. Attic Ventilation: Attic ventilation shall be shown and tabulated on plans to be
approved for plan check.
23. Soils Report: A soils report shall be submitted and all soils report
recommendations shall be met on plans.
24. Fire Sprinklers: Fire sprinklers are required. Contact the Fire Department for
further information.
25. Construction Waste: Construction waste shall be completed by the city
franchise hauler. Alternatively a deposit shall be provided for self-hauling.
26. Drainage Plans: Drainage plans shall provide drainage around building
structures and away from property line. Drainage plans shall be approved prior
to permit issuance.
27. Safety Glazing: Safety glazing is required in hazardous locations.
28. Structural Plan Review: A complete structural plan review will be made at plan
submittal and comments will follow.
29. Title 24: Title 24 energy notes shall be provided on plans including update for
all current 2013 California Energy Code lighting requirements.
30. Block Walls: Block walls shall be permitted under a separate permit.
31. Wall Ratings: A one-hour and sound rated wall is required between dwelling
units. The sound rating shall be at least STC of 50. Walls shall be continuous
from foundation to roof structure.
32. Dryer Vents: Dryer vents shall be a maximum of 14’ with 2 elbows.
33. Occupancy Separation: An occupancy separation shall be provided between
the garage and dwelling unit.
34. Circuits: All bathroom outlets shall be ground-fault circuit type. Arc-fault circuit
interrupters are required in all habitable areas.
35. Preliminary Review: This is a preliminary review for any concerns from the
Building Division and is not a detailed plan review. The plan checker will review
after all of these conditions of approval been added to the plans and 3 completed
sets are submitted to the Building Division. More comments may follow pending
information on revised plan submittal.
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36. The following standard submittal requirements may or may not apply
depending on the scope of work:
a. All construction projects, regardless of the scope of work, must be
routed through the Planning Division first, prior to submitting plans to the
Building Division for the Plan Check or Permit process.
b. Upon the Planning Division’s approval, three complete dimensioned and
scaled drawings no smaller than 18’’ x 24’’ & no larger than 2’ x 3’ shall
be submitted to the Building Division for either Plan Check or Permit
issuance (as applicable – a few minor projects may be handled over the
counter, such as block walls, channel letter signs, minor structure
additions, etc.) An “electronic” version will be required at permit
issuance time.
c. New construction may be subject to impact fees
37. The following shall be included on plans submitted for Plan Check:
a. Foundation Plan – include shear schedule (Note: Any construction that
utilizes existing foundations shall indicate such use of existing conditions
on the foundation plan and shall be accompanied by 2 sets of wet
stamped and signed structural calculations showing compliance with
2010, CBC for such use)
b. General Structural Plan – include reinforcing, structural notes, masonry
size, etc.
c. Structural Calculations (2 sets of wet stamped and signed) or statement
of compliance with Conventional Light Frame Construction (Ch. 23
CBC)
d. Energy Calculations including required insulation, window energy
efficiency, mechanical system efficiency, and HERS rater requirements.
e. Geotechnical Report with all recommendations implemented onto plan.
38. Additional Structures: ALL ADDITIONAL STRUCTURES (Block Walls, Patios
Covers, Decks, etc.), shall be identified as part of the submittal on the title sheet.
Lineal footage and height of block walls and dimensions of additional structures
shall be shown on the plans. Construction details for such additional structures,
such as footings and materials used shall also be shown.
Public Works Department Conditions (please call 626-308-2825)
39. Permits Required: Applicant shall obtain a public works permit for all work in or
adjacent to a public right of way, prior to construction.
40. Curb Numbers: Applicant shall be required to provide painted curb numbers to
the specifications of the Public Works Department, prior to occupancy.
41. Underground Utilities: Prepare a composite utility plan for this project. All
utilities shall be placed underground including both facilities and wires for the
supply and distribution of electrical energy, telephone, data, and cable. The
existing and proposed underground utilities must be shown on the
Building Plans and/or Engineering Plans prior to building permit issuance.
42. Bench Mark: Los Angeles County Bench Mark is to be used for vertical control.
43. Set Bench Mark: Set a 3” brass disk on curb or catch basin.
a. The City Engineer shall determine the location of new bench mark
b. The brass disk shall be provided by the surveyor of record.
Survey level notes must be provided to the City for review and acceptance.
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44. Performance and Materials Bond for the Setting of Survey Monuments: A
surety or cash deposit to the City of San Gabriel in the amount of $5,000 per
monument shall be submitted to the City Engineering Division. The number of
monuments shall be determined by the City Engineer using the pertinent
tentative map as a reference. No permits shall be issued without the bond or
surety.
45. Plan/Study Preparation and Review: All required plans and studies shall be
prepared by a Registered Professional Engineer and submitted to the City
Engineer for review and approval.
46. Sewers: Sanitary sewer facilities shall be installed to the satisfaction of the
Engineering Division and the Public Works Department prior to occupancy and
must be installed per the alignment shown on the approved plans with
sewer cleanouts at the property line.
47. All required plans and studies shall be prepared by a Registered Professional
Engineer and submitted to the City Engineer for review and approval. All
drawings must be submitted on 24” X 36” sheets.
48. Tract Map: Prepare and record Tract Map or accomplish applicable
requirements of the Subdivision Map Act (Government Code Section 66452)
as may pertain to the project. Map must be accepted by City Council for
recordation prior Final Building Permit approval. Final maps are reviewed and
processed by the Los Angeles County Department of Public Works on behalf of
the City.
49. Title Report: Provide: Recent Title Report, Record Maps to support proposed
map, and any Official Records that are mentioned in the title reports that are
shown on the proposed Final Map. The Tentative Map references shall be
submitted, reviewed, and accepted by the City Engineer prior to DRC or
Planning Commission review.
50. Covenants Conditions and Restrictions are required and must be submitted
with the Tentative Map. CC&R’s must be approved by the City Attorney, Project
Planner, and City Engineer and recorded at the County Recorder prior to
Building Permit issuance.
51. Backflow:
a. Devices: Screened backflow prevention devices shall be installed in the
side yard to the satisfaction of the Planning and Engineering Divisions.
Check Valve, and appurtenances must be placed in an underground
vault. Show on the Building Plan Set prior to building permit issuance.
b. Valves: Backwater valves on sewer connections shall be installed to the
satisfaction of the Engineering Division. Show on the Building Plan Set
prior to building permit issuance.
c. Test: The applicant shall supply the City with a Backflow Device Test
Form, completed by a licensed tester, before any final permits are
released.
52. Diversion of Construction and Demolition Waste: The developer shall
comply with Sections 54.01-54.15 of the San Gabriel Municipal Code requiring
that at least 50% of the construction and demolition wastes generated be
diverted from landfilling by using recycling, reuse or other diversion programs.
Suggested that developer use the City’s franchised trash hauler.
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53. Erosion: Prior to grading, applicant shall install all erosion control and site
stabilization measures as necessary to prevent silt and other debris from being
carried offsite, in gutters and swales, and eventually entering the storm drain
system. Comply with City of San Gabriel Municipal Code and LA Regional Water
Quality Control Board MS4 Permit Requirements. “Best Management Practices”
(BMP’s) devices will be required. Erosion Control Plans and any required
Storm Water Pollution Prevention Plans must be submitted prior to or
concurrent with the grading plans.
54. Dust Mitigation: During construction all dust and debris shall be removed from
sidewalks, parkways and streets on a daily basis. If this condition is not met, the
City of San Gabriel will maintain the area and the cost will be charged to the
property owner.
55. Drainage Studies: Prepare and submit a detailed drainage study, including
supporting hydraulic and hydrological data to the City for review and acceptance.
The study shall confirm or recommend changes to the City’s existing drainage
system by identifying off-site and on-site storm water runoff impacts resulting
from the project. In addition, the study shall identify the project’s contribution and
shall provide locations and sizes of catchments and system connection points
and all downstream drainage mitigation measures. Comply with the new MS4
permit and the Green Building Code. Must be submitted with the grading
plan. A preliminary study must be submitted in the pre-application phase.
56. Demolition Plans: Submit plan showing existing locations of all on site
hardscape and underground utilities; indicate whether facilities are to be reused,
removed, or abandoned in place. The Demolition Plans must be submitted
prior to or concurrent with the grading plans.
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57. Grading: Prepare and submit a final grading plan showing building footprints,
pad elevations, finished grades, drainage routes, retaining walls, erosion control,
slope easements, and other pertinent information in accordance with the current
California Building Code and amendments. The Grading Plans, including
shoring plans (if required) and all appurtenant reports must be reviewed and
approved by the City Engineering Division prior to issuance of building permits.
a. General Requirements:
i.
Show elevations a minimum of 15 feet from property line on
adjacent property.
ii.
Show all street dimensions from centerline.
iii.
Show all existing and proposed utilities.
iv.
Property to drain to the street
v.
No walls, fences, or shrubs greater than 42“in height within 9 feet of
the driveway at the public right of way line.
b. Rough Grading Certification: Prior to the issuance of building permits
the applicant must provide to the City Engineer or designee a completed
City of San Gabriel Rough Grading Certification. The form must bear the
Signature and stamp of a Registered Civil Engineer and Registered
Geotechnical Engineer.
c. Precise Grading Certification: Prior to Engineering final for the project,
the applicant must provide to the City Engineer or designee a completed
City of San Gabriel Precise Grading Certification. The form must bear
the Signature and stamp of a Registered Civil Engineer and Registered
Geotechnical Engineer.
58. Public Improvement Plans: Applicant shall design, install and complete all
necessary public improvements, including but not limited to pavement, curbs,
gutters, sidewalks, street lights, driveway approaches, ADA ramps, sewers,
storm drains, and domestic water and fire water construction in the public Rightof-Way along the entire street frontage of the development site. This includes
facilities that will remain on private property but maintained by City forces.
Provide an engineer’s estimate for all proposed public improvements.
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59. Right-Of- Way Improvements: Design and construction of all public
improvements shall be in accordance with APWA Standards and City Codes.
Such public improvements shall include, but not be limited to the following:
(Please coordinate and verify all requirements with the City Engineer.)
a. Curb and Gutter: Construct, replace / repair damaged curb & gutter as
directed
b. Sidewalk (Width): Construct, replace / repair damaged sidewalk as
directed
c. Driveway Size: W=20 ft. with 4 ft. sidewalk.
d. Asphalt Concrete Overlay: Grind and overlay full street width across
project frontage
e. Relocate / Install Water Meters in sidewalk: Place all meters in a
mechanical room or on site hidden from view in sidewalk but not in the
grass parkway
f. Street Lights: Install 3 ornamental street lights (Prepare and submit an
electrical plan signed by licensed engineer.
g. Parkway Landscaping: Plant 3 street trees per the City’s Street Tree
Master Plan and as directed by the City’s Landscape Architect. To be
completed prior to final occupancy.
h. Sewer Connection:
i.
Show location of existing and proposed sewer on building plans
at time of permit.
ii.
Show how all units will be sewered.
iii.
Provide new sewer location card if new sewer is proposed.
iv.
Install new clean out at property line
v.
Use a sewer back flow device (case by case basis)
vi.
Use threaded sewer cap for all clean outs in hardscape area.
i. Fees:
i.
Pay all Impact Fees as shown on attached.
ii.
Pay $310 NPDES Construction Inspection Permit fee at time of
grading permit
iii.
Pay $150 for new standard City street name sign at time of
building permit.
j. Improvements must be installed prior to Building Permit Final.
60. SUSMP: Comply with ordinance 511 City of San Gabriel Municipal Code.
(SUSMP). Site will be gravel bagged to prevent run-off onto public right of way.
Use two (2) bags high. Additional “Best Management Practices” (BMP’s)
devices may be required.
Police Department Conditions (please call 626-308-2846)
61. Security Ordinance: Applicant shall comply with the City of San Gabriel’s
security ordinance (SGMC Sec. 150.210 – 150.223). For more information, see
SGMC Sec. 150.210 – 150.219.
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62. 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.
63. Permit Review: The Police Department shall seek a review of any, 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.
64. Property Maintenance Program: A property maintenance program shall include
removal of graffiti within one working day (24 hours); maintenance of all
landscape areas; maintenance, repair and security of all trash enclosures;
maintenance of parking lot area, free from litter at all times and all inoperative
lights repaired immediately. That landscaping shall not obscure any security
lighting or any windows or view of the building.
65. Vehicle Code Enforcement Signage: Applicant shall post the property with
proper signage for vehicle code enforcement.
66. Lighting Plan: Applicant shall provide a lighting plan for review by the Police
Department.
Fire Department Conditions (please call 626-308-2883)
67. Sprinklers
a. Fire Sprinklers shall be required for the following per the San Gabriel
Municipal Code: New 2 story 6 unit condo project with attached parking.
Provide a complete automatic sprinkler system as defined in the latest
edition of NFPA 13D. NOTE: Prior to preparing drawings and
hydraulic calculations, the design engineer is required to verify the
adequacy of water pressure/volume and other pertinent water
supply data.
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b. AUTOMATIC
FIRE
SPRINKLER
PLAN
SUBMITTALS
REQUIREMENTS:
i.
PLAN SIZE SHALL BE NO SMALLER THAN 24”X36
ii.
SCALE SHALL BE NO SMALLER THAN 1/8”= 1 FOOT
iii.
A MINIMUM OF THREE (3) SETS OF PLANS IS REQUIRED
iv.
A MINIMUM OF TWO (2) SETS OF HYDRAULIC
CALCULATIONS IS REQUIRED
v.
PROOF CALCULATIONS SHALL BE REQUIRED.
vi.
FULL HEIGHT SECTION OF THE STRUCTURE IS REQUIRED
SHOWING SLOPES, BEAMS AND OTHER ARCHITECTURAL
FEATURES THAT MAY AFFECT DISCHARGE PATTERNS.
vii.
CURRENT WATER AVAILABILITY DOCUMENTATION SHALL
ACCOMPANY ALL SUBMITTALS OF NEW SYSTEMS AND T.I.
ADDITIONS.
viii.
INSTALLATION MUST BE BY CURRENTLY LICENSED C16
CONTRACTORS.
ix.
A FULL SET OF SPRINKLER PLANS MUST BE MAINTAINED
ON THE JOB SITE FOR ROUGH AND FINAL INSPECTIONS.
x.
UNDERGROUND PIPING INSTALLATIONS BY OTHER THAN
SPRINKLER CONTRACTOR MUST BE APPROVED PRIOR TO
THE APPROVAL OF FIRE SPRINKLER PLANS.
xi.
SMOKE DETECTORS ARE REQUIRED AND MUST BE
HARDWIRED AND INTER-CONNECTED.
xii.
CARBON MONOXIDE DETECTORS ARE REQUIRED BY
JANUARY, 2013 IN ALL BUILDINGS. CARBON MONOXIDE
DETECTORS MUST BE HARDWIRED.
xiii.
ONE (1) INCH WATER METER IS REQUIRED IF THE
EXISTING WATER METER DOES NOT MEET REQUIRED
FLOW REQUIREMENTS FOR THE DESIGNED SPRINKLER
SYSTEM.
c. Manufacturer’s data sheets shall be provided for all materials and
equipment for approval before purchase or installation. Data sheets
shall describe the type of material, capacities, manufacturer, part
numbers of equipment, and give information necessary for verifying
equipment approval.
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69.

d. The C-16 licensed contractors shall submit detailed and accurate shop
drawings prepared in accordance with NFPA 13D for approval of all fire
safety equipment to be constructed and installed. Shop drawings shall
identify all materials and list all equipment to be used. Shop drawings
shall include ceiling grid or reflected ceiling layout and shall be
coordinated with other trades prior to submittal.
e. Hydraulic calculations for sprinkler systems shall comply with NFPA 13
and shall include comprehensive hydraulic data sheets.
f. Sprinklers shall be UL listed or CSFM approved. Any sprinklers that incur
damage, is painted, or is sprayed with any obstructive material during
construction shall be replaced. Installation of sprinklers shall be
coordinated with other work, including duct, and electric fixture
installation, to prevent sprinkler obstructions.
g. Sprinklers located less than eight feet above the finished floor or that may
be subject to mechanical damage shall be provided with guards listed for
use with the model of sprinkler used
h. Any enclosed trash receptacle/utility building shall be equipped with fire
sprinklers.
i. Quick response sprinkler are required throughout all light hazard
occupancies.
j. Contractors shall be charged an additional $125.00 for each additional
inspection if required.
70. Alarms: Smoke and carbon monoxide detectors are required and must be
hardwired and interconnected.
71. Knox Box: Should a security gate for vehicles be installed, an approved Knox
Box with a key switch will be required.
72. Reference Standards (Utilize latest editions available)
a. NFPA 13D Installation of Sprinkler Systems.
b. 2013 California Fire Code
c. 2013 California Building Code
d. 2013 California Electrical Code
City Landscape Architect Conditions (please call 213-384-3844 ext. 207)
73. Plan approval required: Final landscape and irrigation plans shall be reviewed
by the City’s contract landscape architect prior to issuance of grading permits.
74.

Install erosion control: Applicant shall install all erosion control and slope
stabilization measures as necessary to prevent silt and other debris from being
carried offsite and entering the storm drain system prior to grading.

75.

Newly planted trees: Newly planted trees shall be supported with stakes or guy
wires.

76.

Installation and completion: Installation and completion shall occur in
compliance with Section 153.538 of the San Gabriel Municipal Code.
Maintenance: A permanent maintenance program shall be implemented
ensuring regular irrigation, fertilization, and weed removal. All landscaping shall
be maintained in a healthy, neat and orderly condition, free of weeds and debris
and with operating irrigation at all times. Landscaping and planting shall be
maintained in accordance with 153.539.

77.
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78.

Inspection: The City Landscape Architect, prior to final release of utilities, shall
inspect landscape materials and irrigation systems. The applicant shall install the
landscape as indicated on the approved landscape plans. The applicant may not
receive permission to occupy the facility until the landscape and irrigation have
been installed per the approved plans.
79. Pruning: The applicant shall prune all trees, including street trees with proper
thinning; the City prohibits topping of street trees. Trees shall be pruned under
the direct supervision of a Certified Arborist.
80. Automatic irrigation system: The applicant shall install automatic irrigation
system with irrigation spray nozzle per the approved landscape plans. Irrigation
specifications shall comply with Section 153.537 of the San Gabriel Municipal
Code.
81. Maintenance guarantee: Prior to permit issuance, the applicant shall provide a
5-year maintenance guarantee in the amount of $750 cash deposit per street tree.
If any amount of the maintenance guarantee has not been utilized after five (5)
years from the date the project is approved for occupancy, any remaining fund
shall be returned to the applicant.
Finance Department (please call 626-308-2800, ext. 4612)
82.
Licenses: The applicant shall comply with the City’s business license ordinance,
and shall cooperate with the City to obtain compliance from contractors and
subcontractors.

Applicant Affidavit
I have received, read, accept and understand the conditions of approval contained on
the Standard List of Conditions for Planning Case No. PL-14-004 (Tentative Tract Map#
72990).
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 __________________________

City of San Gabriel

STAFF REPORT
DATE:

March 12, 2018

TO:

Chairman Garden and Planning Commissioners

FROM:

Tracy Steinkruger, Planning Manager
Anthony Alvarado, Assistant Planner

SUBJECT:

Zone Text Amendment for the Development of Accessory Dwelling Units
(ZTA17-002)

SUMMARY
California’s state-wide housing crisis has been the cause of great concern for many years. On
September 27, 2016, Governor Brown signed Assembly Bill 2299 ("AB 2299") and Senate Bill
1069 ("SB 1069") into law, both of which became effective on January 1, 2017. These bills
amended several sections of the State Government Code related to second residential unit
regulations. As such, the Planning Division is proposing to amend the City's existing Second
Residential Unit Ordinance (Section 153.047 of the Zoning Code) and other applicable sections
in order to be consistent with the amended Accessory Dwelling Unit (ADU) state law.
Staff asks that the Planning Commission PROVIDE FEEDBACK on the proposed Zone Text
Amendment (ZTA17-002) amending Chapter 153.047 (Zoning Code) of the San Gabriel Municipal
Code relating to ADUs and direct staff to prepare a draft text amendment for the next Planning
Commission meeting.

BACKGROUND
EXISTING SECOND RESIDENTIAL DWELLING UNITS REQUIREMENTS (153.047)
San Gabriel Municipal Code (SGMC) Section 153.047 defines regulations for second residential
units in the R-1 single family zone (summarized below).






The minimum total square footage allowance shall be 400 square feet for an efficiency
unit.
The maximum total square footage for the second residential unit shall not exceed 30%
of the main dwelling unit.
A Conditional Use Permit is required for any two-story second residential unit.
Required parking spaces may be provided as either covered or uncovered, but tandem
spaces would not be allowed.
The property owner must provide written proof to the Community Development
Department that an unsubordinated covenant is recorded.

Full text of the City’s existing second residential unit language is provided as Attachment C.
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STATE LAW
In 2016, Governor Brown signed AB 2299 and SB1069 into effect in order to address the housing
crisis. The purpose of these bills is to remove regulatory barriers preventing ADU construction
and to streamline the development process. The new laws prevent cities from regulating type and
size of units, parking, review process, utility installations, and other applicable requirements in an
effort to facilitate the construction of ADUs.
Key provisions are listed below:






A City’s existing ADU (or second unit) ordinance is negated if it does not comply with the
new State Law.
Properties with an ADU must be owner occupied.
The ADU may not be sold separately, but may be rented (minimum of 30-day rental
period).
A City cannot require a setback for an existing garage that is converted into an ADU.
Converted and Constructed (attached or detached) ADU shall be allowed.
o Converted = Conversion of an existing space to an ADU
o Constructed = ADU developed by adding square footage

Parking Requirements for Converted ADUs



A City cannot require parking for a Converted ADU.
When the existing primary parking spaces are removed in conjunction with the conversion
to an ADU, the replacement spaces do not have to be covered.

Parking Requirements for Constructed ADUs


Parking for a Constructed ADU, attached or detached, CANNOT be required if one of the
following exemptions are met:
1) The ADU is located within one-half mile of public transit (measured by walking
distance).
2) The ADU is located within an architecturally and historically significant district.
3) The ADU is part of the existing primary residence or an existing accessory structure.
4) When on-street parking permits are required to park in the city, but not offered to the
occupant of the ADU.
5) When there is a car share vehicle service within one block of the ADU.




If an attached or detached ADU IS required to provide parking, the parking spaces do not
have to be covered spaces.
When the existing primary parking spaces are demolished in conjunction with the
construction of an ADU, the replacement spaces do not have to be covered.
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ANALYSIS
PROPOSED ACCESSORY DWELLING UNITS ORDINANCE
ADUs Created by Converting Existing Space (Converted ADUs)

Summarized below are key revisions that the City would make in regards to Converted ADUs:






Must be allowed in all single family residential zones regardless of lot size or location
(given the ADU has separate access and meets the fire safety requirements).
When an existing garage is converted into an ADU, as displayed in Example B, the
replacement spaces for the primary dwelling are not required to be covered.
The replacement parking spaces for the primary unit may be provided as covered,
uncovered, mechanical automobile parking lifts, or tandem spaces on the existing
driveway.
No additional parking spaces would be required for a converted ADU in existing space.
No setback requirement for an existing garage that is being converted into an ADU.
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ADUs Created by Adding New Square Footage (Constructed ADUs)

Summarized below are key revisions that the City would make in regards to constructed ADUs:
Location Requirements









Allowed in single-family and multi-family residential zoned properties with only one single
family residence.
Only one ADU shall be allowed on any one permissible single lot.
The minimum lot size requirement for detached ADU shall be 6,000 square feet.
The ADU shall be located to the rear of the primary unit.
The ADU is allowed in designated historic districts, as long as the units are not visible from
the public right-of-way (would not require a discretionary review).
ADUs must maintain a five-foot rear and side yard setback.
A six-foot minimum building separation shall be maintained to the ADU.
ADUs over a non-habitable accessory structure, including a garage, are not allowed.

Size Regulations





An ADU may be 800 square feet or 50% of the primary unit, whichever is less (If 50% of
the primary dwelling unit is less than 400 square feet, then a 400 square foot ADU unit
shall be allowed).
A 15-foot height limit must be maintained for a new constructed ADU.
A maximum of two bedrooms shall be allowed for the construction of a new ADU.
If none of the parking exemptions are met, one parking space (either covered,
uncovered, or tandem on an existing driveway) is required per bedroom.
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Architectural and Landscape Design





The ADU must be consistent with the architectural style of the primary structure and with
the neighborhood character.
The design, color, material, and texture of the roof and exterior building walls shall be
substantially the same as the main dwelling unit.
An open space requirement of 200 square feet shall be calculated with any new
detached ADU.
The ADU shall be screened from the neighboring properties via a combination of trees,
massed shrubbery, and ground plantings along the nearest side and rear property lines.

Guidelines for Unpermitted Units
An unpermitted second residential unit may be made a legal ADU if it complies with the City’s
applicable regulations. If an applicant wishes to legalize such a unit, the applicant is required to
submit plans for a plan check process. The plan check stage would allow all City departments
the opportunity to review and verify the unit is in compliance with the approved regulations. Once
approved and all required fees are paid, the applicant follows the building permit process; permit
issuance, request an inspection, and the granting of a Certificate of Occupancy.
GENERAL PLAN CONSISTENCY
Staff has reviewed the proposed Zone Text Amendment against the City’s General Plan and
found it meets the following goals:


Housing Goal 2.1 – Expand the supply of housing in accordance with the land use
designations and policies in the Land Use Element.
o The state adopted standards provide more flexibility for property owners when it
comes to the development of an ADU. This would result in an increase in the City’s
overall housing supply.



Housing Goal 2.2 – Promote and encourage the provision of adequate housing to meet
the needs of the community.
o The development of new ADUs would provide potential renters the opportunity to
pursue a more affordable housing option.



Housing Goal 2.3 – Promote and encourage the rehabilitation of deteriorated dwelling
units and the conservation of the currently sound housing stock.
o The allowances of attached ADUs and/or conversion of garages would allow for
an easy option of providing an affordable housing unit while keeping the existing
unit intact.

ENVIRONMENTAL REVIEW
The proposed amendments would be exempt from the California Environmental Quality Act
(CEQA) under Section 15282(h) of the CEQA Guidelines. The Sections exempts the adoption of
an ordinance regarding second units in a residential zone to implement the provisions of
Government Code Section 65852.1 and 65852.2 as set forth in Section 21080.11 of the Public
Resources Code.
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RECOMMENDATION
Staff asks that the Planning Commission PROVIDE FEEDBACK on the proposed Zone Text
Amendment (ZTA17-002) amending Chapter 153.047 (Zoning Code) of the San Gabriel Municipal
Code relating to ADUs and direct staff to prepare a draft text amendment for the next Planning
Commission meeting.
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ATTACHMENT C
§ 153.047 SECOND RESIDENTIAL UNITS.
For the purpose of this section, SECOND RESIDENTIAL UNIT shall mean a detached or
attached dwelling unit which provides complete independent living facilities for one or more
persons. It shall include permanent provisions for living, sleeping, eating, cooking and sanitation
on the same parcel or parcels upon which the primary single family residence is situated. Second
residential units shall be permitted by the Community Development Director or the Director's
desginee if the Director or his designee determines that the application meets all of the following
requirements.
(A) The second residential unit is to be built on a lot which conforms to current minimum lot
size dimensions on which no more than one single family residence already exists.
(B) Either the primary unit or the second residential unit must be owner-occupied.
(C) The second residential unit shall not be sold, but may be rented.
(D) Notwithstanding § 153.045, the size of the second residential unit shall comply with the
following requirements:
(1) The minimum total gross floor area shall be 400 square feet for an efficiency unit, and
550 square feet for a one-bedroom or two-bedroom unit. No more than two bedrooms shall be
allowed; and
(2) The maximum total gross floor area shall not exceed 30% of the main dwelling unit
gross floor area, provided that if 30% of the main dwelling unit gross floor area is less than or
equal to 400 square feet, then one 400 square foot efficiency unit shall be permitted.
(E) No other residential unit, senior housing unit, or other conditionally permitted use as set
forth in this chapter shall be located on the lot on which the second residential dwelling unit is to
be constructed.
(F) Setback requirements:
(1) The side yard setback shall be a minimum of six feet, except for situations in which the
second residential unit is at least 100 feet from the front property line, in which case the setback
may be reduced to five feet;
(2) The rear yard setback shall be a minimum of 15 feet from the rear property line for two
story second unit structures, except where a second residential unit is to be placed atop a garage
where the garage door faces the alley and the setback is at least five feet from the rear property
line; or a minimum setback of five feet from the rear property line for one-story second unit
structures.
(3) Front yard setback requirements shall not be applicable.
(G) Except as otherwise specified in this section, the second residential unit construction shall
be in compliance with the regulations and requirements set forth in this chapter, including, but
not limited
to side and rear yard setbacks, building height, floor area ratio, lot coverage and parking
requirements; front yard setback requirements shall not be applicable. The second residential
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unit shall be constructed in accordance with provisions of the latest edition of building and other
codes applicable to the city.
(H) The second unit may be metered separately from the main dwelling unit for gas,
electricity, communications, water, and sewer services.
(I) A second unit shall conform to the following design standards:
(1) Exterior stairs shall not be visible from any public right-of-way, excluding alleys;
(2) The design, color, material, and texture of the roof shall be substantially the same as the
main dwelling unit;
(3) The color, material, and texture of all building walls shall be similar to and compatible
with the main dwelling unit;
(4) The architectural style of the second unit shall be the same or similar to the main
dwelling unit, or, if no architectural style can be identified, the design of the second unit shall be
architecturally compatible with the main dwelling unit, and shall maintain the scale and
appearance of a single-family dwelling;
(5) The second residential unit shall be located to the rear of the main dwelling unit;
(6) The second residential unit shall have a separate entrance and shall contain kitchen and
bathroom facilities separate from those of the main dwelling unit. If the second residential unit
is attached to the garage, there shall be no direct access from the garage to the second residential
unit;
(7) The second residential unit shall utilize the same vehicular access which serves the
existing main dwelling unit, unless the second unit has access from an alley contiguous to the lot;
(8) The second residential unit shall be screened with a combination of trees, massed
shrubbery, and ground plantings sufficient in the opinion of the City Landscape Architect to
comply with the San Gabriel Municipal Code and city design guidelines;
(9) The second residential unit shall conform to all single-family residential design
guidelines adopted by the city;
(10) Any two-story second residential unit that is detached or attached to the main residence
shall not be permitted unless a conditional use permit is granted; and
(11) The distance between the main dwelling unit and the second unit shall be a minimum
of six feet.
(J) Parking for the second residential unit shall be provided as follows in addition to the
parking required for the main dwelling unit and in accordance with the off-street parking
requirements set forth in §§ 153.221, 153.223 and 153.224:
(1) One off-street space shall be provided for an efficiency unit or one-bedroom second
residential unit;
(2) Two off-street spaces shall be provided for a two-bedroom second residential unit; and
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(3) Required parking spaces may be either covered or uncovered; however, tandem parking
shall not be permissible for the purposes of determining the required parking spaces as the City
Council specifically finds that tandem parking is not permissible for determining the required
parking spaces for any single-family home or second residential unit in the city.
(K) The second residential unit shall be a legal unit, and may be used as habitable space, only
so long as either the main dwelling unit, or the second unit, is occupied by the owner of record of
the property and if the owner of record ceases to dwell in either one of the units, the second
residential unit shall be rendered uninhabitable by abandoning plumbing and sanitation facilities.
(L) Prior to the issuance of a building permit for a second residential unit, the property owner
shall provide written proof to the Community Development Department that an unsubordinated
covenant setting forth the following requirements, in a form satisfactory to the city, has been
recorded with the Los Angeles County Recorder:
(1) A reference to the deed under which the property was acquired by the owner;
(2) That the second residential unit shall not be sold or owned separately, and the parcel
upon which the unit is located shall not be subdivided in any manner which would authorize such
sale or ownership;
(3) That the second residential dwelling unit shall be a legal unit only so long as either the
main dwelling unit, or the second unit, is occupied by the owner of record of the property; and
(4) That the restrictions shall be binding upon any successor in ownership of the property.
(M) Second residential units which have been previously approved pursuant to a conditional
use permit shall be allowed to remain in existence as a legally established non-conforming
use. The owner of any permitted second residential unit may file an application to have such unit
approved pursuant to this section and eliminate the conditional use permit. The application shall
be granted if the second residential unit meets all of the requirements of this section.
(N) This section shall have no impact on senior housing units which have been previously
approved pursuant to a conditional use permit and in accordance with § 153.048. The owner of
any permitted senior housing unit may file an application to have such unit approved as a second
residential unit pursuant to this section and eliminate the conditional use permit. The application
shall be granted if the senior housing unit meets all of the requirements of this section.
(Ord. 466-C.S., passed 11-5-96; Am. Ord. 534-C.S., passed 6-17-03; Am. Ord. 544-C.S., passed
8-17-04; Am. Ord. 608-C.S., passed 5-10-14) Penalty, see § 153.999
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SUMMARY OF OTHER LOCAL MUNICIPALITIES’ ACCESSORY DWELLING UNIT REGULATIONS
Municipalities with New Regulations Established after State Law was Amended (September 27, 2016)

City /
County

Beverly
Hills

Location Requirement
Zoning District
Single- and Multifamily zoned
properties with
one unit

Cupertino

Single-family
zoning districts

Monterey

Single- and Multifamily zoned
properties with
one unit

Unit Size (square feet)
Height

Location of Entry
Door

Building
Separation

 Attached: lesser of 1,200
or 50% of existing primary
residence
 Detached: 650

 Attached: Same height
restriction as main
dwelling
 Detached: 14 ft. in
general

Cannot be located
on the front of the
primary structure
nor facing the
street

Not
addressed

None

 Lots <10,000 sq. ft.: 800
 Lots >10,000 sq. ft.: 1,200

 Conversion & attached:
1 story, except
converting existing 2nd
floor space and
complying with
landscape requirement
to adjoining dwelling
 Detached: 1 story only

 Entry to 2nd floor
ADU cannot be
provided by an
exterior staircase
 All access to ADU
must be screened
from a public
street

Not
addressed

None

 Attached: lesser of1,200
or 50% of the total floor
area (excluding garage)
of the primary dwelling
 Detached: 1,200 (FAR is
limited to 0.4)

Not addressed

Not
addressed

Minimum
Lot Size

Minimum

Maximum

6,000

Efficiency
unit size per
state law
(150 sq. ft.)

None

5000

Zoning Code Text Amendments:
Accessory Dwelling Unit Regulations
Attachment F: Summary of Other Cities’ Regulations
Planning Commission

12 ft.
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City /
County

San Jose

Santa Cruz

Location Requirement
Zoning District

Single-family and
Duplex zoned
properties with
one unit

Single-family and
Duplex zoned
properties with
one unit

Santa
Monica

Any property with
one unit

South
Pasadena

Single- and Multifamily zoned
properties with
one unit

Minimum
Lot Size

5,445

4,500

4,000

12,500

Zoning Code Text Amendments:
Accessory Dwelling Unit Regulations
Attachment F: Summary of Other Cities’ Regulations
Planning Commission

Unit Size (square feet)

Location of Entry
Door

Building
Separation

Cannot be located
on the same facade
as the front door of
the main dwelling

6 ft.

Lesser of 10% of the lot
area or 1,200, attached
ADU cannot exceed 50% of
the existing living area

 Attached: Same as the
base zoning district
standards
 Detached 1 story ADU:
15 ft.
 Detached 2 story ADU:
22 ft.

Not addressed

6 ft.

None

650

 Attached: same as the
base zoning district
standards
 Detached: 1 story, 14 ft.
unless it's located within
existing 2 story
accessory structure

Cannot be on the
front or street side
setback

Not
addressed

None

 Attached: lesser of 1,200
or 50% of the total living
are of the primary
dwelling
 Detached: 1,200

1-story, 15 ft.

Cannot be visible
from the public
right-of-way

Not
addressed

Height
Minimum

Maximum

None

 Attached: lesser of 600,
650, 800 (depending on
the lot size) or 50% of
the total living are of the
primary dwelling
 Detached: 600 to 800
depending on the lot size
(max 1 bed/bath)

None

 Attached: same as the
base zoning district
standards
 Detached: 1 story, 18 ft.
(average roof height of
14 ft.)
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Municipalities with New Regulations Currently Under Review

City /
County

Location Requirement
Zoning District

Arcadia
(pending
City Council
adoption)

Single- and Multifamily zoned
properties with
one unit

Burbank
(interim
ordinance is
in place)

Single- and Multifamily zoning
districts if the lot is
improved with one
unit

Los
Angeles –
city
(pending
City Council
adoption)

Single-family
zoned properties
with one unit,
Multi-family zoned
properties as long
as max. density is
not exceeded
(prohibited in
hillside area)

Los
Angeles –
county
(Interim
Policy is in
place)

Single- and Multifamily zoned
properties with
one unit where
SFR is permitted
by right

Minimum
Lot Size
None
(previous:
15,000 sq. ft.)

None
(previous:
6,000 sq. ft.)

Unit Size (square feet)

Zoning Code Text Amendments:
Accessory Dwelling Unit Regulations
Attachment F: Summary of Other Cities’ Regulations
Planning Commission

Building
Separation

Maximum

150

 Attached: lesser of 800 or
50% of existing primary
residence
 Detached: 800

Detached ADU is limited to
1 story, maximum height
of 16 ft. and cannot
exceed height of primary
residence

Not addressed

6 ft.

None

 Attached: lesser of 500 or
50% of existing primary
residence
 Detached: 500

 ADUs above detached
garage: 20 ft. in general
 All other ADUs: limited to
1 story, 13 ft.

Not addressed

Not
addressed

None

 Attached: 50% of the total
floor area of the primary
dwelling, up to 1,200
 Detached: 640 or 50% of
the total floor area
(excluding garage) of the
primary dwelling, up to
1,200

Same as the base zoning

150

 Attached: lesser of 1,200
or 50% of existing
primary residence
 Detached: 1,200

Same as the base zoning

None
(previous:
5,000 sq. ft.)

Location of Entry
Door

Minimum

None
(previous:
5,000 sq. ft.)

Height

Not addressed

Not addressed

Not
addressed

Not
addressed
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Municipalities without Updated Regulations

City /
County

Alhambra

Claremont

Location Requirement

Unit Size (square feet)

Zoning District

Minimum
Lot Size

Minimum

Maximum

Single- and Multifamily zoned
properties, under
certain conditions

Minimum
required lot
size for the
base zone

400

600

Single- and Multifamily zoned
properties with
one unit

Generally
1.5 times
the min. lot
size for each
zone, with
some
additional
standards

Long Beach

Single- and Multifamily zoned
properties

Monrovia

Single- and Multifamily zoned
properties with
one unit

4,800

None

Glendale

Zoning Code Text Amendments:
Accessory Dwelling Unit Regulations
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Planning Commission

400

700,
no more than
2 bedrooms

None

Lesser of 10% of the
primary unit or 640, no
more than 1 bedroom

150

Lesser of 640 or 30% of the
primary residence,
max. 1 bedroom

Height

Location of Entry
Door

Building
Separation

Same as base zoning
district

Not addressed

10 feet

Cannot be oriented
to the street

Not
addressed

Cannot be on the
front façade, and if
it's on the side
façade, it needs to
be minimum 40'
from the front
property line

Not
addressed
(Only
attached
ADUs are
permitted)

exterior staircase
leading to ADUs on
2nd floor is
prohibited

Not
addressed

 Attached: cannot
exceed height of the
primary structure
 Detached: 1 story with
maximum of 15 feet,
cannot be constructed
over a garage

Same as the base zoning

 Attached: same as the
base zoning district
standards
 Detached: 1 story

No local regulations
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