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PLANNING COMMISSION – REGULAR MEETING
AGENDA – JANUARY 14, 2019


CALL TO ORDER



PLEDGE OF ALLEGIANCE



ROLL CALL – PLANNING COMMISSION

1.

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

2.

APPROVAL OF MINUTES
Minutes from the December 10, 2018 Planning Commission meeting.

3.

WELCOME TO 2019 FROM COMMUNITY DEVELOPMENT DEPARTMENT
Arminé Chaparyan, Assistant City Manager / Community Development Director

4.

PUBLIC HEARING:
A. 117 WEST NORWOOD PLACE
PLANNING CASE NO. TMAP18-007 (TENTATIVE PARCEL MAP NO.
82176)
APPLICANT: JOHN CHEN
Project Summary: The proposed project is a request for a Tentative Parcel Map
(TPM No. 82176) to allow for a four-unit residential condominium subdivision at
117 West Norwood Place. The project site is zoned R-NC (Residential
Neighborhood Conservation) within the boundaries of the Valley Boulevard
Specific Plan and is subject to the R-2 (Low Density Multiple Family Residence)
development standards. 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
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TMAP18-007 FOR A TENTATIVE PARCEL MAP (NO. 82176) FOR THE
SUBDIVISION OF FOUR RESIDENTIAL CONDOMINIUM UNITS AT 117 WEST
NORWOOD PLACE, SUBJECT TO THE RECOMMENDED CONDITIONS OF
APPROVAL.
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
TO THE REGULAR MEETING OF THE PLANNING COMMISSION ON MONDAY,
FEBRUARY 11, 2019 AT 6:30 PM AT CITY HALL, 425 S. MISSION DRIVE, 2ND
FLOOR, COUNCIL CHAMBERS.
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CITY OF SAN GABRIEL PLANNING COMMISSION
MINUTES OF THE REGULAR PLANNING COMMISSION MEETING
December 10, 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, December 10, 2018, in the Council
Chamber at City Hall, 425 South Mission Drive, San Gabriel, California, 91776.



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



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

1.

PUBLIC COMMENT
None.

2.

APPROVAL OF MINUTES
Commissioner Lou moved to approve the minutes from the September 10, 2018
regular Planning Commission meeting. Seconded by Commissioner Schwartz.
Motion passed with 3 ayes and 1 abstention (Vice-Chair Klawiter was not present
at the meeting).

3.

INTRODUCTION OF NEW PLANNING STAFF
Senior Planner Matt Chang was introduced to the Planning Commissioners by
Planning Manager Steinkruger. The Commissioners welcomed Mr. Chang.

4.

PUBLIC HEARINGS
A. 1958 SOUTH CALIFORNIA STREET
PLANNING CASE NO. TMAP18-019 (TENTATIVE TRACT MAP NO. 73127)
APPLICANT: BRIAN LEUNG
Project Summary: The proposed project is a request to renew an expired
Tentative Tract Map No. 73127 (TTM) to subdivide the airspace of a 21,834
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square-foot lot for the construction of a five-unit residential condominium
development at 1958 South California Street. The project site is zoned R-NC
(Residential Neighborhood Conservation) within the boundaries of the Valley
Boulevard Specific Plan and is subject to the R-2 (Low Density Multiple Family
Residence) development standards. 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 June 22, 2015. Mitigation measures were added for
impacts related to Geology/Soils, Utilities/Service Systems, and Public Services.
The Notice of Determination was recorded by the Los Angeles Recorder office on
August 31, 2015.
Staff Recommendation:
ADOPT A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
SAN GABRIEL, CALIFORNIA, APPROVING PLANNING CASE NUMBER
TMAP18-019 FOR A TENTATIVE TRACT MAP (NO. 73127) FOR THE
SUBDIVISION OF AIRSPACE FOR FIVE RESIDENTIAL CONDOMINIUM
UNITS AT 1958 SOUTH CALIFORNIA STREET, SUBJECT TO THE
RECOMMENDED CONDITIONS OF APPROVAL.
This item was presented by Assistant Planner Alvarado.
Vice-Chair Klawiter opened the public hearing. There being no speakers, he
closed the public hearing.
COMMISSIONERS’ DISCUSSION
The Planning Commissioners discussed and conceptualized the proposed project.
They all agreed that all requirements are met for the project.
Vice-Chair Klawiter made the motion to adopt a resolution of the Planning
Commissioner of the City of San Gabriel, California, approving Planning Case
Number TMAP18-019 for a Tentative Tract Map (No. 73127) for the subdivision of
airspace for five residential condominium units at 158 South California Street,
subject to the recommended Conditions of Approval. Seconded by Commissioner
Schwartz. Motion passed unanimously by a 4-0 vote.
B. 608 EAST VALLEY BOULEVARD, SUITES A & B
PLANNING CASE NO. CUP18-014 (CONDITIONAL USE PERMIT)
APPLICANT: KENNY LIM
Project Summary: The proposed project is a request for a Conditional Use
Permit (CUP) to allow for the onsite sale of beer and wine (Type 41 ABC License)
in conjunction with food service within an existing bona-fide restaurant (Mama’s
Dumpling House) at 608 East Valley Boulevard, Suites A & B. The project site is
zoned MU/T (Mixed-Use Transit Oriented Development) in the Valley Boulevard
Specific Plan area. The project is categorically exempt under CEQA Guidelines
Section 15301, Class 1 (Existing Facilities).
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Staff Recommendation:
ADOPT A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
SAN GABRIEL, CALIFORNIA, APPROVING PLANNING CASE NUMBER
CUP18-014 TO ALLOW FOR THE ON-SITE SALE OF BEER AND WINE AS
PART OF AN EXISTING RESTAURANT LOCATED AT 608 EAST VALLEY
BOULEVARD, SUITES A & B (MAMA’S DUMPLING HOUSE), SUBJECT TO
THE RECOMMENDED CONDITIONS OF APPROVAL.
This item was presented by Planning Intern Neumann.
Vice-Chair Klawiter opened the public hearing. There being no speakers, he
closed the public hearing.
COMMISSIONERS’ DISCUSSION
The Planning Commissioners discussed and conceptualized the proposed project.
They all agreed that adding beer and wine complement the menu and give
customers wider beverage choices.
Vice-Chair Klawiter made the motion to adopt a resolution of the Planning
Commission of the City of San Gabriel, California, approving Planning Case
Number CUP-18-014 for a Conditional Use Permit to allow for the on-site sale of
beer and wine as part of an existing restaurant located at 608 East Valley
Boulevard, Suites A & B, subject to the recommended Conditions of Approval.
Seconded by Commissioner Mamdapurkar. Motion passed unanimously by a 4-0
vote.

C. 264-278 SOUTH MISSION DRIVE (BLOSSOM MARKET)
PLANNING CASE NO. CUP18-013 (CONDITIONAL USE PERMIT)
APPLICANT: CHRISTOPHER AND NELLIE TRAN
Project Summary: The proposed project is a request for a Conditional Use
Permit (CUP), Planning Case Number CUP18-013 to allow for a shared parking
reduction, on-site beer and wine sales, and live entertainment in conjunction with
a proposed food hall use at 264-278 South Mission Drive. The project site is
zoned MD (Mission District Village), within the Mission District Specific Plan area.
The project is categorically exempt under CEQA Guidelines Section 15301, Class
1 (Existing Facilities).
Staff Recommendation:
ADOPT A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
SAN GABRIEL, CALIFORNIA, APPROVING PLANNING CASE NUMBER
CUP18-013 FOR A CONDITIONAL USE PERMIT TO ALLOW FOR A SHARED
PARKING REDUCTION, ON-SITE BEER AND WINE SALES, AND LIVE
ENTERTAINMENT IN CONJUNCTION WITH A PROPOSED FOOD HALL USE
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AT 264-278 SOUTH MISSION DRIVE, SUBJECT TO THE RECOMMENDED
CONDITIONS OF APPROVAL.
This item was presented by Assistant Planner Garibay.
Ms. Angelica Frausto-Lupo, City of San Gabriel Economic Development Manager,
shared information about the City’s plan to conduct a Mission District Economic
Analysis Study in the near future. She also added that the proposed project will
help revitalize the Mission District and attract desirable businesses to the area.
Ms. Nellie Tran, 264-278 South Mission Drive, San Gabriel, applicant, and Ms.
Nao Miyamoto, project architect, both gave a slide presentation and answered
questions from the Commissioners.
Vice-Chair Klawiter opened the public hearing.
TESTIMONIES:
1. Sandy Rosco, 620 W. Santa Anita St., San Gabriel – in favor
2. Senya Lubisich, 116 N. Del Mar Ave., San Gabriel – in favor
3. Chris Stratten, 5508 Karker Ave., Temple City – in favor
4. Amy Wong, 3310 Sastre Ave., El Monte – in favor
5. Andrew Yip, 1102 Jarrow Ave., Hacienda Heights – in favor
6. Bin Lee, Pasadena resident (did not state address) – in favor
7. Camelia Vera, San Gabriel resident (did not state address) – in favor
8. Blair Miller, 2395 E. Woodlyn Rd., Pasadena – in favor
9. Yen Ma, P.O. Box 70453, Riverside – in favor
10. Alexandra Poer, 413 S. Mission Dr., San Gabriel – in favor
11. Geoff Jennings, 301 N. Chapel, Alhambra – in favor
12. Wes Reutimann,(did not state address) – in favor
At this point, there was no additional speaker. Vice-Chair Klawiter closed the
public hearing.
COMMISSIONERS’ DISCUSSION
The Planning Commissioners discussed and conceptualized the proposed project.
They all agreed that this is a good use for the business and for the Mission
District.
Vice-Chair Klawiter made the motion to adopt a resolution of the Planning
Commission of the City of San Gabriel, California, approving Planning Case
Number CUP18-013 for a Conditional Use Permit to allow for a shared parking
reduction, on-site beer and wine sales, and live entertainment in conjunction with
a proposed food hall use at 264-278 South Mission Drive, subject to the
recommended Conditions of Approval with an added condition that live
entertainment shall remain completely indoors and may be concurrent with any
publicized City events. Any form of live entertainment shall be concluded by
10 p.m. Thursdays through Sundays. Commissioner Mamdapurkar seconded the
motion. Motion passed unanimously by a 4-0 vote.
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5.

COMMENTS FROM THE PLANNING MANAGER
None.

6.

COMMISSIONER COMMENTS AND CONFERENCE/MEETING REPORTS
None.

7.

ADJOURN PLANNING COMMISSION MEETING
TO THE REGULAR PLANNING COMMISSION MEETING ON MONDAY,
JANUARY 14, 2019 AT 6:30 PM AT CITY HALL, 425 S. MISSION DRIVE,
2ND FLOOR, COUNCIL CHAMBERS.

CITY OF SAN GABRIEL

JACKIE WONG, SECRETARY
PLANNING COMMISSION

VICE-CHAIR KLAWITER, VICE-CHAIR
PLANNING COMMISSION

Minutes – December 10, 2018 – Page 5 of 5

City of San Gabriel

STAFF REPORT
DATE:

Monday, January 14, 2019

TO:

Chairman Garden and Planning Commissioners

FROM:

Tracy Steinkruger, Planning Manager
Monique Garibay, Assistant Planner

SUBJECT:

117 West Norwood Place
Planning Case No. TMAP18-007
(Tentative Parcel Map No. 82176)
Applicant: John Chen

SUMMARY
The proposed Tentative Parcel Map (TPM) would allow for the development of a four-unit
condominium subdivision. The property is zoned R-NC (Residential Neighborhood Conservation)
within the boundaries of the Valley Boulevard Specific Plan (VBSP) and is subject to the R-2 (Low
Density Multiple Family Residence) development standards. The proposed project includes the
demolition of all existing residential structures on-site. The project would also require a Precise
Plan of Design review by Staff and the City Architect.
Staff recommends that the Planning Commission ADOPT A Resolution of the Planning
Commission of the City of San Gabriel, California APPROVING Planning Case No. TMAP18-007
for a Tentative Parcel Map at 117 West Norwood Place (Attachment A).
INTRODUCTION
BACKGROUND
The property is located on the north side of
Norwood Place between Jackson Avenue and Del
Mar Avenue. There are currently four residential
structures on the property, which range from 800
square feet to 1,600 square feet. One of the
structures was built in 1928 and the other three
were built in 1963. The existing structures would be
demolished in order to accommodate the proposed
new structures, which would be larger and more
uniform in size. The current units do not meet the
San Gabriel Municipal Code (SGMC) development
standards.

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

DESCRIPTION

APN

5360-029-020

LOCATION

North side of Norwood Place between Del Mar Avenue (east) and
Jackson Avenue (west)

ZONING AND LAND
USE

The property is zoned R-NC within the boundaries of the VBSP
and is subject to the R-2 development standards. The property
has a General Plan designation of Medium Density Residential.

North: VBSP: MU/T (Mixed-Use Transit Oriented Development) –
Commercial Shopping Center (San Gabriel Square)
SURROUNDING
South: VBSP: R-NC– Multi-Family Residential
ZONING AND LAND
West: VBSP: R-NC– Multi-Family Residential
USES
East: VBSP: MU-C/R (Mixed-Use Corridor/ Residential) –
Del Mar Park and Ride Lot
CURRENT
DEVELOPMENT

The property is currently developed with four residential
structures

ENVIRONMENTAL
REVIEW

This project is exempt from the requirements of the California
Environmental Quality Act, Guidelines Section 15315, Class 15
(Minor Land Divisions).

ANALYSIS
The existing development includes four
structures that vary in size and style. The
proposed plan demonstrates a uniform design of
the units. Each of the new, two-story units would
provide three bedrooms, three and a half
bathrooms, and an attached two-car garage. The
proposed development meets the SGMC
requirements for density, floor area, parking,
setbacks, height, and open space. In addition to
providing a two-car garage for each unit, there
would be two guest parking spaces. The
proposed design would be required to be
reviewed and approved by Staff as well as the
City Architect. Per SGMC Section 153.354, since
the proposed residential development would be

Existing Development
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less than five units, it does not have to go in front of the Design Review Commission. The latest
rendering of the units is shown in the illustration below. The TPM and the proposed plans have been
provided as Attachments B and C.
Proposed Condominiums

CONTEXT AND COMPATIBILITY
The proposed subdivision is bordered by mostly multi-family residential to the south and west.
Directly north of the property is a large commercial center (San Gabriel Square) and a Del Mar Park
and Ride lot to the east. The proposed subdivision is designed to be similar in scale to the
surrounding developments, while meeting the development standards. Per the General Plan, the
dwelling unit density range for medium density residential areas is between 7 to 11 units per acre.
The lot size is 16,000 square feet, which would accommodate the proposed four condominiums.
The density and overall site development is well within the range of what is permitted by the SGMC
for multi-family zoned parcels in the City.
GENERAL PLAN CONSISTENCY
The General Plan land use designation is Medium Density Residential. This designation encourages
“low scale, multi-family dwellings predominately on sites less than an acre in area.” The subject site
is consistent with this requirement. This area of San Gabriel has seen similar multi-family residential
developments in recent years, which is the intent of the City’s General Plan.
The proposed residential development meets the following policy of the 2004 General Plan:


Goal 1.4- Encourage the sensible transition of properties in multi-family neighborhoods in
realizing their potential to provide quality housing opportunities.

SPECIFIC PLAN CONSISTENCY
The proposed residential development meets the following objective of the VBSP:
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Conserve existing and develop new housing in the residential neighborhoods consistent
with the prescribed densities of their respective zones (“R-1,” “R-2,” and “R-3”) to achieve
consistent patterns of development, improve neighborhood quality and identity, and
promote social interaction among residents.
o



The proposed condominium development would meet density requirements as well
as provide newer, more accommodating units for residents.

VBSP Sustainable Land Use Policy 1.4- Accommodate the development of retail, office,
and housing that capitalize upon the presence of transit at the highest densities permitted in
the planning area.
o

Since the proposed units would be located within a short walking distance of Metro
bus stops, residents can utilize the available transit service.

COVENANTS, CONDITIONS, AND RESTRICTIONS
The developer would prepare Covenants, Conditions, & Restrictions (CC&R’s) that would govern
the new units. The CC&R’s would 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.
ENVIRONMENTAL REVIEW
The project was reviewed for compliance with the California Environmental Quality Act (CEQA).
This project is exempt from the requirements of the California Environmental Quality Act,
Guidelines Section 15315, Class 15 (Minor Land Divisions).
PUBLIC NOTICE PROCESS
A notice regarding this project was sent to all property owners and occupants within 500 feet of
this property. This notice was also published in the San Gabriel Sun on January 3, 2019 and
posted at the project site. Meeting agendas were also posted at City Hall, the San Gabriel Post
Office, the San Gabriel Library, and on the City’s website.
TENTATIVE PARCEL MAP FINDINGS
Subdivision Map Act § 66473 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 is UNABLE to
make any of the findings for denial.
1. That the proposed Tentative Parcel Map, design or improvement of the proposed
subdivision are not consistent with applicable general and specific plans.
The property site has a General Plan land use designation of Medium Density Residential.
It is zoned R-NC and is subject to the R-2 development standards. Both the land use and
zoning allow for condominium development as long as the density requirement is met. The
development is consistent with all of the development standards in the Zoning Code and
goals set forth in the San Gabriel General Plan.
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2. That the site is not physically suitable for the type of development.
The proposed subdivision complies with the provisions of City and State requirements.
The development occurring on-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.
Per the General Plan, the dwelling unit density range for medium density residential areas is
from 7 to 11 units per acre. The lot size is 16,000 square feet, which would accommodate
the proposed four condominiums. The density and overall site development is well within
the range of what is permitted by the SGMC for multi-family zoned parcels in the City.
Therefore, the density of the development is suitable for the proposed site.
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 would result in the creation of four new residential condominium units.
This project was reviewed for compliance and is exempt from the requirements of the
California Environmental Quality Act, Guidelines Section 15315, Class 15 (Minor Land
Divisions). The surrounding properties are developed with residential units and neither fish
or wildlife exist on site; therefore, the subdivision would 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.
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
§ 66426 shall provide, to the extent feasible, for future passive or natural heating or
cooling opportunities in the subdivision.
The proposed project would include new landscaping throughout the site, which would
provide passive shading and cooling for the residential buildings.
RECOMMENDATION
Staff recommends that the Planning Commission:
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ADOPT A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF SAN GABRIEL,
CALIFORNIA APPROVING PLANNING CASE NUMBER TMAP18-007 FOR TENTATIVE
PARCEL MAP NO. 82176 AT 117 WEST NORWOOD PLACE.
ATTACHMENTS
A. Resolution
B. Tentative Parcel Map No. 82176
C. Proposed Plans
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ATTACHMENT A
RESOLUTION NO.
A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF SAN GABRIEL, CALIFORNIA, APPROVING
PLANNING CASE NUMBER TMAP18-007 FOR TENTATIVE
PARCEL MAP NO. 82176 AT 117 WEST NORWOOD PLACE,
SUBJECT TO THE CONDITIONS OF APPROVAL.
WHEREAS, On May 2, 2018, the Applicant submitted an application for a Tentative Parcel
Map (TPM) to allow the subdivision of one parcel into four condominium units at 117 West
Norwood Place; and
WHEREAS, the application was determined by staff to be complete on December 10,
2018; and
WHEREAS, the project site General Plan designation is Medium Density Residential. The
property is zoned R-NC (Residential Neighborhood Conservation) within the boundaries if the
Valley Boulevard Specific Plan (VBSP), subject to the R-2 (Low Density Multiple Family
Residential) development standards; and
WHEREAS, the subject property is adjacent to multiple family residential uses to the south
and west, a Del Mar Park and Ride lot to the east, and a commercial center to the north; and
WHEREAS, on January 14, 2019, the Planning Commission held a duly noticed public
hearing, at which time it considered all material and evidence, whether written or oral, after which
it voted to approve the project; and
WHEREAS, the Planning Commission finds the design of the subdivision, together with
the provisions for its design and improvements consistent with the General Plan; and
NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City of San
Gabriel as follows:
SECTION 1. TENTATIVE PARCEL MAP. The Planning Commission hereby approves the TPM
for the proposed condominium subdivision at 117 West Norwood Place based on the following
findings:
A. That the proposed Tentative Parcel Map, design or improvement of the proposed
subdivision are not consistent with applicable general and specific plans.
The property site has a General Plan land use designation of Medium Density Residential.
It is zoned R-NC and is subject to the R-2 development standards. Both the land use and
zoning allow for condominium development as long as the density requirement is met. The
development is consistent with all of the development standards in the Zoning Code and
goals set forth in the San Gabriel General Plan.
B. That the site is not physically suitable for the type of development.
The proposed subdivision complies with the provisions of City and State requirements.
The development occurring on-site meets all applicable development standards and
contains adequate parking, on-site circulation, and landscaping to complement the
1

proposed development and the neighboring properties.
C. That the site is not physically suitable for the proposed density of development.
Per the General Plan, the dwelling unit density range for medium density residential areas is
from 7 to 11 units per acre. The lot size is 16,000 square feet, which would accommodate
the proposed four condominiums. The density and overall site development is well within the
range of what is permitted by the SGMC for multi-family zoned parcels in the City. Therefore,
the density of the development is suitable for the proposed site.
D. 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 would result in the creation of four new residential condominium units.
This project was reviewed for compliance and is exempt from the requirements of the
California Environmental Quality Act, Guidelines Section 15315, Class 15 (Minor Land
Divisions). The surrounding properties are developed with residential units and neither fish
or wildlife exist on site; therefore, the subdivision would not cause any environmental
damage or injury to fish or wildlife.
E. That the design of the subdivision or type of improvements is likely to cause serious
health problems.
The proposed subdivision is not anticipated to have a negative effect in the area or cause
health problems.
F. 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.
G. That the design of the subdivision for which a tentative map is required pursuant to
§ 66426 shall provide, to the extent feasible, for future passive or natural heating or
cooling opportunities in the subdivision.
The proposed project would include new landscaping throughout the site, which would
provide passive shading and cooling for the residential buildings.
SECTION 2. CEQA. This project is exempt from CEQA pursuant to CEQA Guidelines §
15315, Class 15 – (Minor Land Divisions).
SECTION 3. EFFECTIVE DATE. This Resolution shall become effective at the end of the tenbusiness day appeal period, unless appealed.
SECTION 4. MAILING OF RESOLUTION. The Planning Commission Secretary is hereby
directed to mail, with a proof of service, a signed copy of this Resolution to the Applicant.
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PASSED, APPROVED, ADOPTED THIS 14th DAY OF JANUARY 2019 BY THE
PLANNING COMMISSION OF THE CITY OF SAN GABRIEL, CALIFORNIA.

___________________________________
Norman Garden
Chairman, Planning Commission
City of San Gabriel
Attest:
_________________________________
Jackie Wong
Planning Commission Secretary
City of San Gabriel
Exhibit 1: Conditions of Approval
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Exhibit 1
RECOMMENDED CONDITIONS OF APPROVAL
PROJECT ADDRESS:
PROJECT NO.:
PROJECT DESCRIPTION:
APPLICANT:

117 WEST NORWOOD PLACE
PLANNING CASE NO. TMAP18-007
TENTATIVE
PARCEL
MAP
NO.
82176
SUBDIVISION OF FOUR CONDOMINIUM UNITS
JOHN CHEN

FOR

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:
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 $565, as well as
the advertising fee ($400) and posting fee ($150). This appeal period expires on January
29, 2019 after which an appeal may not be filed.
2. Conditions are Binding: Once the appeal period has expired, all conditions of approval
are final. No approval shall be valid until the applicant has signed the affidavit at the
bottom of this document stating that (he/she) has received, read, understands, and
accepts the conditions of approval. All conditions are binding, and the City retains
continuing jurisdiction to ensure that all requirements of an approved permit are met.
3. Follow the Law: The City’s approval of your application does not relieve you from
compliance with other Federal, State, or City requirements. Failure to comply with any of
the above conditions shall result in the review and possible revocation of the TPM by the
Planning Commission.
4. All Improvements Must Be Finished to Occupy: No occupancy permit can be granted,
nor any building permit “finaled,” until all improvements required by this approval have
been properly constructed, inspected, and approved.
5. Changes Must Be Approved: Any revisions to an approved application shall be
resubmitted to the Community Development Department for review and approval.
6. Compliance with City and State Requirements: The Tentative Parcel Map shall be in
compliance with all of the provisions of Chapter 152 of the San Gabriel Municipal Code
and the Subdivision Map Act.
7. Revocation: The Planning Commission retains jurisdiction to revoke, suspend, or modify
a planning approval if it finds a violation of the conditions of approval, or if circumstances
under which the permit or entitlement was granted have changed as a result of actions by
the permit holder to the degree that one or more of the findings contained in the original
permit can no longer be made in the affirmative, and the public health, safety, or general
welfare require the revocation or modification.
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8. Expiration: The Tentative Parcel Map shall expire after two years from date of approval,
as documented by the Community Development Department. The effective date of
approval occurs 10 business days after your application has been acted on, assuming no
appeals are filed.
Planning Division Conditions (please call 626-308-2806)
9. Demolition of Existing Structures: 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 prior to the issuance of building permits for the new residential
structures.
10. Conditions of Approval: All conditions of approval for the tentative parcel map shall be
included on the construction plans.
11. Construction Must Follow the Plans: All construction and development shall conform
to the approved plans on file in the Community Development Department.
12. 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.
13. 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.
14. Conceal Rooftop Equipment: All roof top appurtenances shall be fully screened from
view to the satisfaction of the Community Development Director or designee.
15. 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 Community Development Department during the Precise
Plan of Design review. No fences or walls may be built without first securing a permit from
the Community Development Department.
16. 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.
17. Additional Conditions: The Planning Division reserves the right to add additional
conditions of approval based on subsequent submittals.
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Public Works Conditions (please call 626-308-2825)
18. Permits Required: Applicant shall obtain Public Works Encroachment Permits for all
work in or adjacent to a public right of way, prior to construction.
19. Curb Numbers: Applicant shall be required to provide painted curb numbers to the
specifications of the Public Works Department, prior to occupancy.
20. Underground Utilities: All utilities shall be placed underground including both facilities
and wires for the supply and distribution of electrical energy, telephone and cable. The
existing and proposed underground utilities must be shown on the building plan set prior
to building permit issuance.
21. “As Built” / Record Drawings: No finals approvals or acceptances will be given until
as-built improvement plans have been furnished to the Engineering Division. As-built
plans shall be submitted electronically in JPG and PDF file formats.
22. Impact Fees: Pay impact fees for this project as indicated prior to or at the time of
building permit issuance. Credits for the existing buildings on the project site have been
included in the calculation of these impact fees.
23. Green Building Code: Comply with Green Building Code and the new MS4 permit.
24. LID: Low Impact Development (LID) requirements apply to this project. Comply with the
City’s LID Ordinance.
i.
Include infiltration calculations
ii.
Use porous concrete or pavers with properly designed substructure
iii.
Use rain barrel to direct the runoff to the landscape at down sprout
iv.
Use perforated pipe for infiltration to landscape areas/or retain water
v.
First flush needs to be treated – can’t drain directly to street
vi.
Exploring the alternatives of green roof
25. Maintenance Agreements and Covenants: Maintenance Agreements and Covenants
required for drainage, storm drain and LID improvements must be prepared and recorded
prior to final occupancy of the building.
26. Current Codes: Comply with the currently-adopted edition of the California Codes.
27. ADA: Comply with the Americans’ with Disabilities Act.
28. Final Subdivision Map: Prepare a final parcel map for the project to be submitted to
the Los Angeles County Department of Public Works for review. The map must be
submitted to the City Engineering Division for final review and approval by the City
Council before the project is completed/final occupancy. If the map is to be filed before
substantial completion of engineering improvements, the pertinent subdivision
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agreements, bond or cash deposit, and security must be provided to the City. Provide
current title report and a subdivision guarantee to the City when submitting for approval.
29. Covenants, Conditions, and Restrictions are required and must be submitted
after approval o f the Tentative Parcel Map. CC&R’s must be approved by the City
Attorney, City Planner, and City Engineer and recorded at the County Recorder prior
to Final Map Filing.
30. Performance and Materials Bond for the Setting of Survey Monuments: Provide
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 Public Works Department. The number of monuments shall
be determined by the City Engineer using the pertinent tentative map/final map as a
reference. No permits shall be issued without the bond or surety.
31. 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.
32. Sewer Connection: Show location of existing and proposed sewer, show on the plans at
the time of building permit. Provide new sewer location card if new sewer is proposed.
Install new clean out at property line and bring it to grade. Use a sewer back flow device
(case by case basis). Use threaded cap for all clean outs in hardscape area.
Improvements must be installed prior to building permit final.
33. All required drawings, 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 City-standard 24” X 36” sheets. All submittals require
fees and must be submitted at the Public Counter, Community Development
Department, San Gabriel City Hall, 425 South Mission Drive, San Gabriel 91776.
For engineering submittals, coordinate with Laura Castillo of the Public Works
Department at 626-308-2825 or at lcastillo@sgch.org.
34. 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.
35. 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 Grading plans.
36. Easements: Draft easement documents required by this section must be submitted to the
city engineer prior to issuance of building permits. Final documents need to be recorded
prior to occupancy. Easements for the underground utilities shall be provided prior to
issuance of permits. Dedication of right of way for street and highway purposes will not be
required for this project.
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37. 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.
38. Water Quality/Storm Water: Comply with the MS4 Permit issued by the Los Angeles
Regional Water Quality Control Board. State Water Resource Control Board (SWRCB)
has adopted a National Pollutant Discharge Elimination System (NPDES) general Permit
for storm water discharges associated with construction activity. Prepare and submit
for review to the Engineering Division a Storm Water Quality Plan/Erosion Control
Plan.
39. Center Line Ties: The street centerline intersections shall be tied out prior to
permit issuance and corner records shall be filed with the Los Angeles County
Surveyor.
i.
The City Engineer or Public Works Inspector must observe the tying out of
all centerline monuments.
ii.
The City Engineer shall determine if additional ties or resetting of monuments is
necessary on a case-by-case basis.
iii.
The Engineering Division will not accept the project until the County has filed all corner
records.
40. Drainage: The Final Drainage Study and LID Study shall be submitted based on the
Grading Plan and Building Plan to verify sizing and specific equipment/materials that
will be constructed for the project. 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.
41. Grading and Drainage: 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 2016
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 (PAD CERTIFICATION). The form must bear the
Signature and stamp of a Registered Civil Engineer and Registered Geotechnical
Engineer.
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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 (FINAL GRADING CERTIFICATION). The form must
bear the Signature and stamp of a Registered Civil Engineer and Registered
Geotechnical Engineer.
42. 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 items. All improvements shall be installed
prior to final occupancy of the building.
a. Right of Way Dedication / Easements: No right of way dedication appears to be
required at this time.
b. Street and Streetscape Improvements: Show any proposed street improvements
on the Grading and Drainage Plan. Incorporate parkway landscaping and streetscape
improvements into the project landscape and irrigation plans.
c. Curb and Gutter: Remove and replace any damaged or cracked curb and gutter
along the project frontage as directed by the Public Works Inspector.
d. Sidewalk and Parkway Improvements: Construct new concrete sidewalk and
parkway improvements, landscaping, street trees, and irrigation along the project
frontage. Provide three new parkway street trees as directed by City Public Works
Inspector and Tree Manager.
e. Driveway Approach: Width shall be 12 feet maximum. Construct new 12-foot-wide
driveway approach with 3-foot X transitions.
f. Asphalt Concrete Overlay: Grind 2.0 inches of existing asphalt pavement on
Norwood Place, and construct a new 2-inch thick asphalt overlay across project
frontage. Show proposed paving on the Grading and Drainage Plan. Full width
repaving will be required beyond the centerline of street where utility cuts and trench
extend past the centerline;
g. Signage/Striping/Curb Painting: Show on the Grading and Drainage Plan any new
and replacement traffic control devices, signs, pavement markings, and crosswalks in
the area of the project; paint curb address numbers on curb face adjacent to the
driveway approach.;
h. Street Lighting: Prepare a street lighting plan for the installation of one (1) new Citystandard street lights on Ralph Street. Use City- standard Title Block on 24” x 36”
sheets;
i. Sewer Facilities:
i. Show locations of existing and proposed sewers, show on architectural and civil
engineering plans.
ii. Show inverts of building pipe connections to on-site sewer laterals.
iii. Provide new sewer location card(s).
iv. Install new clean outs at property lines.
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v. Use a sewer back flow device (case by case basis).
vi. Use threaded sewer cap for all clean outs in hardscape area.
j. Storm Drain Facilities:
i. Identify all existing drain facilities and connections.
ii. Connections to storm drain facilities will require plans and permits.
iii. All storm drain catch basins shall be protected during construction.
iv. Pay the NPDES Construction Inspection Permit fee at time of grading permit
issuance.
k. Miscellaneous Items
i. Provide Vicinity Maps with North Arrow on all plan set title sheets.
ii. Show all dimensions from street centerlines.
iii. Provide quality control and spelling check on all plans. Incomplete or erroneous
plans will not be accepted for review.
iv. All engineering and architectural plans shall be consistent with each other.
v. Include all conditions of approval on the staging plan and the building plan title sheet.
43. 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)
44. 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.
45. 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.
46. Permit Review: The Police Department shall seek a review of any permit and may
request additional security measures, at any time that it appears to be in the best
interest of the public safety. The following circumstances will be specifically monitored:
a. Criminal activity occurring inside or as a result of the location.
b. Loitering occurring as a result of the location.
c. Noise and/or other nuisance complaints occurring as a result of the location.
d. Violation of any condition of approval.
47. 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.
48. Vehicle Code Enforcement Signs: Applicant shall post the property with proper
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signage for vehicle code enforcement.
49. Lighting Plan: Applicant shall provide a lighting plan for review by the Police
Department.
Fire Department Conditions (please call 626-308-2883)
50. Sprinklers: Fire Sprinklers shall be required for the following per the San Gabriel
Municipal Code: New 2 story 4 unit project. Provide a complete automatic sprinkler system
as defined in the latest edition of NFPA 13R. 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.
AUTOMATIC FIRE SPRINKLER PLAN SUBMITTALS REQUIREMENTS:
i.
ii.
iii.
iv.
v.
vi.

vii.

viii.
ix.
x.

xi.
xii.
xiii.

PLAN SIZE SHALL BE NO SMALLER THAN 24”X36
SCALE SHALL BE NO SMALLER THAN 1/8”= 1 FOOT
A MINIMUM OF THREE (3) SETS OF PLANS IS REQUIRED
A MINIMUM OF TWO (2) SETS OF HYDRAULIC CALCULATIONS IS
REQUIRED
PROOF CALCULATIONS SHALL BE REQUIRED.
FULL HEIGHT SECTION OF THE STRUCTURE IS REQUIRED
SHOWING SLOPES, BEAMS AND OTHER ARCHITECTURAL
FEATURES THAT MAY AFFECT DISCHARGE PATTERNS.
CURRENT WATER AVAILABILITY DOCUMENTATION SHALL
ACCOMPANY ALL SUBMITTALS OF NEW SYSTEMS AND T.I.
ADDITIONS.
INSTALLATION MUST BE BY CURRENTLY LICENSED C16
CONTRACTORS.
A FULL SET OF SPRINKLER PLANS MUST BE MAINTAINED ON THE
JOB SITE FOR ROUGH AND FINAL INSPECTIONS.
UNDERGROUND PIPING INSTALLATIONS BY OTHER THAN
SPRINKLER CONTRACTOR MUST BE APPROVED PRIOR TO THE
APPROVAL OF FIRE SPRINKLER PLANS.
SMOKE DETECTORS ARE REQUIRED AND MUST BE HARDWIRED
AND INTER-CONNECTED.
CARBON MONOXIDE DETECTORS ARE REQUIRED BY JANUARY,
2013 IN ALL BUILDINGS. CARBON MONOXIDE DETECTORS MUST BE
HARDWIRED.
ONE (1) INCH WATER METER IS REQUIRED IF THE EXISTING WATER
METER DOES NOT MEET REQUIRED FLOW REQUIREMENTS FOR
THE DESIGNED SPRINKLER SYSTEM.

51. 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.
i.
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
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ii.

iii.
iv.

v.

vi.
vii.
viii.

material, capacities, manufacturer, part numbers of equipment, and give
information necessary for verifying equipment approval.
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.
Hydraulic calculations for sprinkler systems shall comply with NFPA 13 and shall
include comprehensive hydraulic data sheets.
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.
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
Any enclosed trash receptacle/utility building shall be equipped with fire sprinklers.
Quick response sprinklers are required throughout all light hazard occupancies.
Contractors shall be charged an additional $125.00 for each additional inspection
if required.

52. Alarms: Smoke and carbon monoxide detectors are required and must be hardwired and
interconnected.
53. Fire Lane: Should the building height exceed 30’, a 26’ wide fire lane shall be provided.
The fire lane shall be clearly defined with red striping labeled “FIRE LANE” on the driveway
and signs posted throughout the complex.
54. Knox Box: Should a security gate for vehicles be installed, an approved Knox Box with a
key switch will be required.
55. Knox Locking: Provide Knox Locking FDC sprinkler caps.
56. Reference Standards (Utilize latest editions available)
NFPA 13R Installation of Sprinkler Systems.
i.
2016 California Fire Code
ii.
2016 California Building Code
iii.
2016 California Electrical Code
Finance Department Conditions (please call 626-308-2800, ext. 4612)
57. 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.
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Property Owner and Applicant Affidavit
I have received, read, accept and understand the conditions of approval contained on the
Standard List of Conditions for 117 West Norwood Place, Planning Case No. TMAP18-007
(Tentative Parcel Map).
PROPERTY OWNER NAME (PLEASE PRINT) ________________________________________
PROPERTY OWNER SIGNATURE __________________________________________________
DATE _______________________

PHONE NO. ____________________________

E-MAIL ADDRESS _________________________________________________________________
APPLICANT NAME (PLEASE PRINT)_______________________________________________
APPLICANT SIGNATURE ___________________________________________________________
DATE _______________________

PHONE NO. ____________________________

E-MAIL ADDRESS __________________________________________
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ATTACHMENT B

ATTACHMENT C

