
CITY OF STANTON 
STANTON CITY HALL, 7800 KATELLA AVENUE, STANTON, CA 

PLANNING COMMISSION REGULAR MEETING 
WEDNESDAY, JULY 15, 2020, 6:30 P.M. 

AGENDA 

SAFETY ALERT – NOTICE REGARDING COVID-19 

 
 
 
 

 
 
 
 
 
 
 
 
 

 
 
 

Governor Newsom proclaimed a State of Emergency in California as a result of COVID-19. The 
Governor issued Executive Order N-25-20, which allows Planning Commissioners to attend Planning 
Commission meetings telephonically. Please be advised that some, or all, of the City of Stanton 
Planning Commissioners and staff may attend this meeting telephonically. 

Given the health risks associated with COVID-19: 

The health and well-being of our residents is the top priority for the City of Stanton and you are urged to 
take all appropriate health safety precautions.  If you wish to attend the Planning Commission meeting in 
person, the City Council Chamber located at 7800 Katella Avenue, California 90680, will be open for this 
meeting and the public shall have the right to observe at this location.  While you may attend this 
meeting in person, given the health risks associated with COVID-19, please consider carefully before 
attending this meeting in person and keep a six foot distance from others. 

ANY MEMBER OF THE PUBLIC WISHING TO PROVIDE PUBLIC COMMENT FOR ANY ITEM ON 
THE AGENDA MAY DO SO AS FOLLOWS:  
E-Mail your comments to communitydevelopment@ci.stanton.ca.us with the subject line “PUBLIC
COMMENT ITEM #” (insert the item number relevant to your comment) or “PUBLIC COMMENT NON-
AGENDA ITEM.”  Comments received by 5:00 p.m. before the meeting (Wednesday, July 15, 2020) will
be compiled, provided to the Planning Commission, and made available to the public via the City’s
website (www.ci.stanton.ca.us) before the start of the meeting. Staff will not read e-mail comments at
the meeting but the official record will include all e-mail comments received until the close of the
meeting.

The Stanton Planning Commission and staff thank you for your continued patience and cooperation 
during these unprecedented times. Should you have any questions related to participation in the 
Planning Commission Meeting, please contact the Community Development Department at (714) 890-
4243. 
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In compliance with the American Disabilities Act, if you need special assistance to participate in 
this meeting, you should contact the Community Development Department at (714) 379-9222. 
Notification by noon on the Monday prior to the Commission meeting will enable the City to 
make the reasonable arrangements to assure accessibility to this meeting. 
 
 
1. CALL TO ORDER 
 
 
2. PLEDGE OF ALLEGIANCE 
 
 
3. ROLL CALL 
 
 Chair Frazier 

Vice Chair Grand 
Commissioner Marques 
Commissioner Moua 
Commissioner Ash 
 
 

4. SPECIAL PRESENTATION 
  

Introduction of new Community & Economic Development Director, Jennifer A. Lilley. 
 
 
5.  APPROVAL OF MINUTES 
 

None. 
 
 
6. PUBLIC COMMENTS 
 

At this time members of the public may address the Planning Commission regarding any 
items within the subject matter jurisdiction of the Planning Commission, for a maximum 
of three (3) minutes, provided that NO action may be taken on non-agenda items. 
 
• Members of the public wishing to address the Planning Commission during Public 

Comments or on a particular item may do so by submitting their comments via e-
mail to CommunityDevelopment@ci.stanton.ca.us with the subject line “PUBLIC 
COMMENT ITEM #” (insert the item number relevant to your comment) or 
“PUBLIC COMMENT NON-AGENDA ITEM”.  Comments received by 5:00 p.m. 
before the meeting (Wednesday, July 15, 2020) will be compiled, provided to the 
Planning Commission, and made available to the public via the City’s website 
(www.ci.statnon.ca.us) before the start of the meeting. Staff will not read e-mail 
comments at the meeting but the official record will include all e-mail comments 
received until the close of the meeting. 

 
 
 

Pg. 2

http://www.ci.stanton.ca.us/
mailto:CommunityDevelopment@ci.stanton.ca.us
http://www.ci.statnon.ca.us/


 

PC Agenda – Regular Meeting – July 15, 2020 – Page 3 
Any writings or documents provided to a majority of the Planning Commission regarding any item on this 

agenda will be made available for public inspection on the City’s website at www.ci.stanton.ca.us  

 

 
7. PUBLIC HEARINGS  
  
7A. PUBLIC HEARING TO CONSIDER SITE PLAN AND DESIGN REVIEW SPDR-805, 

TENTATIVE TRACT MAP TM20-02 AND PLANNED DEVELOPMENT PERMIT PDP20-
02 TO ALLOW FOR THE DEVELOPMENT OF SIX (6) CONDOMINIUMS LOCATED 
AT 7922 CERRITOS AVENUE IN THE MEDIUM DENSITY RESIDENTIAL (RM) ZONE. 

 
RECOMMENDED ACTION 

 
That the Planning Commission: 

• Conduct a public hearing;  

• Find that the effects of the proposed project are Categorically Exempt from the 
requirements to prepare additional environmental documentation per California 
Environmental Quality Act (CEQA) Guidelines, Section 15332, Class 32 (In-fill 
Development Projects); and 

• Adopt Resolution No. 2516 approving Site Plan and Design Review SPDR-805, 
Tentative Tract Map TM20-02, Planned Development Permit PDP20-02. 

 
 
8.  NEW BUSINESS 
  

None. 
 
 
9. OLD BUSINESS 
 

None. 
 
 
10. PLANNING COMMISSION COMMENTS 
 

At this time Commissioners may report on items not specifically described in the agenda 
which are of interest to the Commission provided no discussion or action may be taken 
except to provide staff direction to report back or to place the item on a future agenda. 

 
 
11. PLANNER’S REPORT 
 
 
12. ADJOURNMENT 

  
I hereby certify under penalty of perjury under the laws of the State of California, the 
foregoing agenda was posted at the Post Office, Stanton Community Services Center 
and City Hall, not less than 72 hours prior to the meeting.  Dated this 9th day of July, 
2020. 

  
  
  
 Jarad L. Hildenbrand 
 City Manager 
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CITY OF STANTON 
REPORT TO THE 

PLANNING COMMISSION 

TO: Chairperson and Members of the Planning Commission 

DATE: July 15, 2020 

SUBJECT: PUBLIC HEARING TO CONSIDER SITE PLAN AND DESIGN REVIEW 
SPDR-805, TENTATIVE TRACT MAP TM20-02 AND PLANNED 
DEVELOPMENT PERMIT PDP20-02 TO ALLOW FOR THE 
DEVELOPMENT OF SIX (6) CONDOMINIUMS LOCATED AT 7922 
CERRITOS AVENUE IN THE MEDIUM DENSITY RESIDENTIAL (RM) 
ZONE 

RECOMMENDED ACTION 

That the Planning Commission: 

• Conduct a public hearing;

• Find that the effects of the proposed project are Categorically Exempt from the
requirements to prepare additional environmental documentation per California
Environmental Quality Act (CEQA) Guidelines, Section 15332, Class 32 (In-fill
Development Projects); and

• Adopt Resolution No. 2516 approving Site Plan and Design Review SPDR-805,
Tentative Tract Map TM20-02, Planned Development Permit PDP20-02.

BACKGROUND 

The applicant, Ryan Waufle representing Habitat for Humanity of Orange County, Inc. 
(“Applicant”), is proposing to develop six (6) moderate-income condominiums and 
associated site improvements. To accommodate this proposed project, the Applicant 
has requested the following Planning entitlements: 

• Site Plan and Design Review  SPDR-805 - 20.530.030 of the Stanton Municipal
Code (SMC) requires a site permit for the construction of two or more new
dwelling units on a lot or in conjunction with the submittal of a subdivision;

• Tentative Tract Map TM20-02 - The California Subdivision Map Act requires a
Tentative Tract Map for condominium purposes to develop five (5) or more
condominiums for individual ownership;  and
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• Planned Development Permit PDP20-02 – 20.520.020 of the SMC requires a 
Planned Development Permit to allow modifications to applicable development 
standards; and 

• Density Bonus – California Government Code Section 65915 allows developers 
who apply for a density bonus to also request incentives and concessions if the 
Project is eligible.  
 

ANALYSIS/JUSTIFICATION  

PROJECT LOCATION - The project site is located on the corner of Cerritos Avenue and 
Flower Avenue. The subject site is a .394 acre parcel that is currently a vacant lot 
utilized as an overflow parking lot for neighboring properties. The project site is in the 
Medium Density Residential (RM) zone and carries a General Plan designation of 
Medium Density Residential. Surrounding zoning and uses are as follows: 
 

Surrounding Land Use Designation 

North Alida Gardens 
Condominiums 

Medium Density Residential 
(RM) Zone 

South Single Family Residence Medium Density Residential 
(RM) Zone 

East Del Taco Restaurant  Commercial Neighborhood 
(CN) Zone 

West Single Family Residence Medium Density Residential 
(RM) Zone 

 
PROJECT DESCRIPTION - The Applicant is proposing to construct a new residential 
subdivision on an existing .394 acre site (Assessor’s Parcel Numbers: 079-331-12 & 
079-331-13). The project consists of six (6) moderate-income condominium units, a 
private common drive aisle, and common and private open space.  
 
The Project is utilizing Density Bonus Law to allow for an increase in density. This 
allows for up to an 80 percent increase in the allowed density if the project is 100 
percent affordable. The City’s General Plan designation of Medium Residential allows 
for a density of six (6) to 11 units per acre. The Project site is a .394 acre lot and 
therefore has a maximum density of four (4) dwelling units. The Applicant is requesting 
a 35 percent increase in density which would allow for up to 14.9 units per acre or six 
dwelling units on a .394 acre site.  
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PPLLAANNNNEEDD  DDEEVVEELLOOPPMMEENNTT  PPEERRMMIITT//SSIITTEE  PPLLAANN  AANNDD  DDEESSIIGGNN  RREEVVIIEEWW  ––  The applicant is 
requesting a Planned Development Permit (PDP) which allows greater flexibility from 
the strict application of the SMC.  The intent of the PDP is to encourage a high quality 
development which incorporates enhanced amenities while still meeting the goals and 
intent of the General Plan. The proposed project conforms to the municipal code 
requirements in terms of height, structure coverage and impervious surface coverage. 
Where the site does not meet code requirements, the PDP is used to ensure that high 
standards of design are met and that the project is consistent with the intent of the 
Code. In order to accommodate the enhanced development experience, the applicant is 
requesting approval of a PDP to allow modifications to development standards which 
include: 

• Setbacks (Front, Rear, and Side) 

• Separation Between Habitable Structures 

In addition, a Density Bonus is used to address the increase in density and reduction in 
parking. 

Setbacks/Separation Between Habitable Structures. In terms of setbacks and 
separation between habitable structures as indicated in the table below, the setbacks 
and separation between habitable structures do not meet what is required as specified 
in Table 2-12 of SMC Section 20.230.030. In order to in modify development standards, 
a Planned Development Permit is required. 
 
 

Figure 1. Conceptual Rendering 

STREET ELEVATION VIEW FROM CERRITOS AVENUE 

Pg. 6



 

 
 

July 15, 2020 
Page 4 

 Development Standards and Modifications 
 

Development Standard Required Provided 

Front Setback  
(Fronting Flower Avenue) 

20 feet (Minimum) 8 feet 

Rear Setback 20 feet (Minimum) 12 feet 

Side Setback  
(South) 

10 feet (Minimum) 7 feet, 6 inches 

Side Setback  
(Fronting Cerritos Avenue) 

10 feet (Minimum) 7 feet, 6 inches 

Distance Between Habitable 
Structures for Multi-Family 2-

Story Dwelling Units 
25 feet (Minimum) 12 feet 

 

The Project utilizes the most efficient layout and design, dispersing six (6) condominium 
units in an otherwise small and rectangular lot. The building is setback eight (8) feet 
from the front of the property (Fronting Flower Avenue) to allow for massing breaks and 
building articulations. In addition, open parking stalls and planting areas on the north of 
the property provide separation from the front of the property for Unit 1 and Unit 2. The 
Project provides landscaping and open space areas throughout the site to break up 
living areas. Amenities such as tot lot and a picnic area are buffered by landscaping and 
open space areas between the adjacent developments.  The rear yard is setback eight 
(8) feet less than the required 20 feet. The rear of the property is adjacent to an 
alleyway which acts as an additional buffer between the proposed Project and the 
commercial uses.  
 

The distance between habitable structures for multi-family two-story dwelling units is 25 
feet. The Project provides for 12 feet in separation between Units 3 & 4 and Units 5 & 6. 
These condominium units are linked by a common walkway that create a place of 
interaction between residents and provides an enhanced pedestrian experience.  Units 
1 & 2 are separated from the other condominium units by a 25-foot common drive aisle.  
 

DDEENNSSIITTYY  BBOONNUUSS  ––  As part of the 2019 housing package, Governor Gavin Newsom 
signed a number of bills modifying Housing Laws. In particular, Assembly Bill 1763 
amended California’s Density Bonus Law (Government Code § 65915) allowing for 
greater flexibility in development standards for projects that are affordable. Government 
Code Section 65915(a)(1) states that a “City… shall adopt an ordinance that specifies 
how compliance with this section will be implemented. Failure to adopt an ordinance 
shall not relieve a City… from complying with this section”. The City of Stanton last 
updated the Density Bonus Law in 2013 during the City’s overhaul of the Stanton 
Municipal Code. As of the time this application for six (6) moderate income 
condominium units was submitted, the City did not have an updated Density Bonus 
Law. Therefore, if the City’s Density Bonus Ordinance conflicts with State Law, the City 
should apply State Law.  
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The State’s Density Bonus Law allows developers to request incentives and 
concessions if the Project is eligible. Projects that consist of at least 30% moderate 
income units are entitled to up to three incentives or concessions. (Gov. Code 
65915(d)(2)(C).)   
 
An incentive or concession is defined as any of the following (Gov. Code 65915(k).): 
 
1. A reduction in site development standards or a modification of zoning code 

requirements or architectural design requirements that exceed the minimum building 
standards approved by the California Building Standards Commission as provided in 
Part 2.5 (commencing with Section 18901) of Division 13 of the Health and Safety 
Code, including, but not limited to, a reduction in setback and square footage 
requirements and in the ratio of vehicular parking spaces that would otherwise be 
required that results in identifiable and actual cost reductions, to provide for 
affordable housing costs, as defined in Section 50052.5 of the Health and Safety 
Code, or for rents for the targeted units to be set as specified in Gov. Code § 
65915(c). 

2. Approval of mixed-use zoning, or 

3. Other regulatory incentives or concessions proposed by the developer or the city, 
county, or city and county that result in identifiable and actual cost reductions to 
provide for affordable housing costs, or for rents for the targeted units to be set as 
specified in subdivision (c).  
 

This Project includes 100 percent moderate income units and is eligible for three 
concessions in addition to the requested density bonus, discussed below. The Project is 
utilizing one incentive/concession from the Density Bonus Law: a reduction in parking.  
 
Because the Project consists of over 40 percent moderate income units, it qualifies for a 
density bonus of up to 35 percent. (Gov. Code § 65915(f)(4).) Stanton Municipal Code 
Section 20.210.030 states that the maximum density in the RM zone is 11 dwelling units 
per acre. The project site is a .394 acre lot and therefore has a maximum density of four 
(4) dwelling units. The Project incorporates a 35 percent increase in density that 
equates to six (6) dwelling units per acre.  
 
Stanton Municipal Code Section 20.320.030 states that the minimum parking 
requirements for a three-bedroom multi-family dwelling unit is 3.5 spaces. In addition to 
the required parking spaces per bedroom, one (1) additional parking space is required 
for guest parking purposes. The Project is required to have 23 parking spaces. The 
Project provides for a total of 17 parking spaces (12 enclosed and 5 open spaces). A list 
of the applicable incentives and concessions obtained from the Density Bonus Law can 
be found on Exhibit “B” of the attached resolution. 
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Density Bonus Modifications 
 

SMC Requirement 
 

Provided 

Parking Requirement 23 (Minimum)  17 (12 enclosed, 5 
open) 

Density 4 – 11 units per acre 
(Maximum) 

14.9 units per acre (6 
units on a .394 acre lot) 

  
CCIIRRCCUULLAATTIIOONN  ––  Project Site would have access to Flower Avenue from the 25-foot wide 
common drive aisle which provides access to five (5) open parking spaces along the 
drive aisle (four standard and one accessible van stall).  The drive aisle meets the 
minimum drive width as specified by Orange County Fire Authority (OCFA) and would 
be improved with decorative stamped concrete in order to enhance the entry point to the 
Project.  The Project is located along Cerritos Avenue, approximately 150 feet from 
Beach Boulevard. Cerritos Avenue is designated as a secondary arterial and Beach 
Boulevard designated as a principal arterial in the General Plan. Due to the proximity of 
the Project to both Cerritos Avenue and Beach Boulevard, the redevelopment of the site 
is adequately served by the surrounding streets. A trip generation analysis was 
prepared by Stantec Engineering Firm and found that the project would have no 
significant impact on the surrounding roadway network and should be exempt from 
preparation of a traffic study. 

FFLLOOOORR  PPLLAANN,,  DDEESSIIGGNN  AANNDD  AARRCCHHIITTEECCTTUURREE  ––  The Applicant is proposing one (1) floor plan 
which consists of two-story homes approximately 1,450 square feet in size and would 
each have three bedrooms and two-and-a-half bathrooms. The Project utilizes a 
craftsman style finish with full-wrap siding and uses earth tone colors throughout the 
building, and incorporates extensive landscaping, enhanced paving, and common and 
private open space. Each unit will be provided with a private outdoor fenced yard. 
 
OOPPEENN  SSPPAACCEE//LLAANNDDSSCCAAPPIINNGG  --  Per Table 2-12 of SMC Section 20.230.050, a minimum of 
five percent of the total site is required to be dedicated to common open space. The 
Project provides approximately 1,000 square feet of common open space, exceeding 
the SMC requirement. The Project provides landscaping and open space areas 
throughout the site to break up living areas, amenities such as a tot lot and a picnic area 
are provided. The Project also provides between 156 to 185 square-feet of private open 
space for each condominium unit. 
 

 

 

 

 

 

Pg. 9



 

 
 

July 15, 2020 
Page 7 

Figure 2. Site Plan 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
TENTATIVE TRACT MAP - The California Subdivision Map Act requires a Tentative Tract 
Map for a condominium subdivision.  Tentative Parcel Map 19105 proposes to 
subdivide the existing parcel in order to allow for the construction of the six (6) 
condominium units for individual ownership.  The design of Tentative Tract Map 19105, 
as conditioned, conforms to the design guidelines and standards of the Stanton General 
Plan and Municipal Code. Staff has conditioned the proposal to submit Conditions, 
Covenants and Restrictions (CC&R’s) to the city for review of the proposed 
maintenance provisions for the homeowner’s association. 
 
ENVIRONMENTAL IMPACT 

Staff recommends that the Planning Commission find that the effects of the proposed 
project are Categorically Exempt from the requirements to prepare additional 
environmental documentation per California Environmental Quality Act (CEQA) 
Guidelines, Section 15332, Class 32 (In-fill Development). Class 32 consists of projects 
characterized as infill development meeting the conditions described in Section 15332. 
These conditions include that the proposed project is (a) consistent with the applicable 
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general plan designation and all applicable general plan policies as well as with 
applicable zoning designation and regulations, (b) occurs within city limits on a project 
site of no more than five acres substantially surrounded by urban uses, (c) the project 
site has no value as habitat for endangered, rare or threatened species, (d) approval of 
the project would not result in any significant effects relating to traffic, noise, air quality, 
or water quality, and (e) the site can be adequately served by all required utilities and 
public services.  
 
Here, the project meets all the criteria for a Class 32 exemption.  First, the project is 
consistent with the general plan including Strategy LU 3.1.2, and Community 
Development Goal CD 1.2, and with approval of the Planned Development Permit, the 
project is consistent with the Zoning Code.  Second, the project site is .394 acres in size 
and located in an urbanized area, surrounded by fully developed parcels, including a 
single family residential, commercial uses, and an apartment complex.  Third, there are 
no known endangered, rare or threatened species in the City, and the project site in its 
current condition has not been identified as a designated site for any endangered, 
threatened or rare species.  Fourth, approval of the project will not result in any 
significant effects relating to traffic, noise, air quality, or water quality.  The proposed 
project has been studied and reviewed in the Initial Study and Traffic Analysis 
(Attachment E), which identify that the number of trips added as a result of this project 
are significantly less than what was planned for as part of the general plan, and can be 
accommodated on the street without creating any significant impact on the traffic or 
level of service of the surrounding roadway network. The noise and air quality will have 
no significant impact as a result of this project beyond the temporary standard 
construction operations, and with the completion of a Water Quality Management Plan, 
the project will not create any significant impact to the water quality on the site and in 
the vicinity.  Finally, the project site is also able to be adequately served by all required 
utilities and public services.  As the site is located within an urbanized area, water, 
electrical, cable and phone, and sewer services are all established within the area, and 
the site will be able to connect to all services.  All emergency public services are also 
available and able to service the site.  Orange County Fire Authority (OCFA) has 
reviewed the plans and deemed that there is appropriate access to the site to 
accommodate their equipment. 
 

Furthermore, none of the exceptions to the use of the Class 32 categorical exemption 
identified in State CEQA Guidelines section 15300.2 apply because: (1) the project will 
not result in a cumulative impact from successive projects of the same type in the same 
place, over time; (2) there are no unusual circumstances surrounding the project that 
result in a reasonably possibility of a significant effect on the environment; (3) the 
project will not damage scenic resources, including trees, historic buildings, rock 
outcroppings, or similar resources; (4) the project does not include any hazardous 
waste sites; (5) and the project will not cause a substantial adverse change in the 
significance of a historical resource.   

Therefore, the proposed project is categorically exempt from the provisions of CEQA. 
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PUBLIC NOTIFICATION 

Notice of Public Hearing was mailed to all property owners within a five hundred-foot 
radius of the subject property and made public through the agenda-posting process. 
 
 
Prepared by,       Approved by, 
 
         
_________________________    _______________________ 
Izzak Mireles       Rose Rivera 
Assistant Planner       Senior Planner 
   
    
ATTACHMENTS 
 
A. PC Resolution No. 2516 
B. Applicant’s Narrative 
C. Vicinity Map 
D. Site Plan/Landscape Plan/Floor Plans/Elevations/Tentative Tract Map   
E. Environmental Documents  
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RESOLUTION NO. 2516 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
STANTON CALIFORNIA APPROVING SITE PLAN AND DESIGN REVIEW 
SPDR-805, TENTATIVE TRACT MAP TM20-02 AND PLANNED 
DEVELOPMENT PERMIT PDP20-02 TO ALLOW FOR THE 
DEVELOPMENT OF SIX (6) CONDOMINIUMS LOCATED AT 7922 
CERRITOS AVENUE IN THE MEDIUM DENSITY RESIDENTIAL (RM) 
ZONE AND FIND THAT THE PROJECT IS CATEGORICALLY EXEMPT 
PER CALIFORNIA ENVIRONMENTAL QUALITY ACT, STATE CEQA 
GUIDELINES CODE SECTION 15332 (IN-FILL DEVELOPMENT) 

THE PLANNING COMMISSION DOES HEREBY RESOLVE AS FOLLOWS: 

WHEREAS, on January 27, 2020, Ryan Waufle representing Habitat for Humanity of 
Orange County, Inc. (“Applicant”) filed applications for approval of a Site Plan and Design 
Review SPDR-805, Tentative Map TM 20-02, and Planned Development Permit PDP 20-
02 for the development of a .394 acre site, located at 7922 Cerritos Avenue (“Project Site”) 
which will include the development of six (6) moderate-income condominiums and 
associated site improvements; and 

WHEREAS, Section 20.530.030 of the Stanton Municipal Code (SMC) requires a Site Plan 
and Design Review (“Precise Plan of Development”) for the construction of two (2) or more 
new dwelling units on a lot and for the subdivision of land; and 

WHEREAS, the Subdivision Map Act (Government Codes Section 66410 et. seq.) and 
SMC Section 19.06.010 require a tentative tract map for the creation of five (5) or more 
condominiums as defined in Civil Code Section 783; and  

WHEREAS, Applicant has filed for a 35% Density Bonus, per SMC Section 20.330.030, 
(increasing the allowable density from four dwelling units on a .394 acre site to allowing six 
dwelling units) to allow for a 100 percent moderate income, covenant restricted, 
condominium project, and has requested one concession/incentive: modification to the 
applicable development standard regarding parking (reducing the required parking spaces 
from 23 to 17 spaces); and  

WHEREAS, Applicant has filed for a Planned Development Permit (PDP), per SMC 
Section 20.520.020, to allow modifications to applicable development standards regarding 
setbacks between buildings (reducing the required setback between buildings from 25 feet 
to 10 feet), front yard setback (reducing the required setback from 20 feet to 8 feet), and 
side yard setback (reducing the required setback from 10 feet to 7’6’’), and rear yard 
setback (reducing the required setback from 20 feet to 12 feet); and  

WHEREAS, the subject property is zoned Medium Density Residential (RM) and the 
General Plan Land Use designation is Medium Density Residential. The Project is 
considered a multi-family residential use and is an allowable use under the RM zone and 
Medium Density Residential land use designation; and 

ATTACHMENT A
Pg. 13



Resolution No. 2516  
July 15, 2020 

Page 2 

WHEREAS, on July 15, 2020, the Planning Commission of the City of Stanton, after giving 
notice thereof as required by law, conducted a duly-noticed public hearing to consider 
approval of a Site Plan and Design Review SPDR-805, Tentative Tract Map TM 20-02 and 
Planned Development Permit (PDP) 20-02, for the development of a .394 acre site, located 
at 7922 Cerritos Avenue in the Medium Density Residential (RM) zone; and 
 
WHEREAS, the Planning Commission has carefully considered all testimony and 
information contained in the staff report prepared for this application as presented at the 
public hearing; and 
 
WHEREAS, pursuant to the California Environmental Quality Act (Public Resources Code, 
§ 21000 et seq.) (“CEQA”) and the State CEQA Guidelines (California Code of 
Regulations, title 14, § 15000 et seq.), the City is the lead agency for the proposed Project; 
and 
 
WHEREAS, the State CEQA Guidelines state that there exist categories of projects that 
are exempt from CEQA; and 
 
WHEREAS, in accordance with CEQA and the State CEQA Guidelines, the City has 
determined approval of the Project is exempt from the requirements of CEQA and the State 
CEQA Guidelines pursuant to State CEQA Guidelines section 15332, Class 32 (In-fill 
Development Projects); and 
 
WHEREAS, all legal prerequisites have occurred prior to the adoption of this resolution. 
 
NOW THEREFORE, THE PLANNING COMMISSION OF THE CITY OF STANTON DOES 
HEREBY FINDS AND DETERMINES THAT: 

 
SECTION 1:  All of the facts, findings and conclusions set forth in this resolution are true 
and correct, and are incorporated herein by this reference. 
 
SECTION 2:  Based upon its review of the entire record before it, including the Initial Study 
and Traffic Analysis, the Planning Commission finds that that the Project, as conditioned 
herein, is categorically exempt from environmental review under the CEQA pursuant to 
State CEQA Guidelines Section 15332, Class 32 (In-fill Development Projects).  The Class 
32 exemption specifically exempts from further CEQA review projects characterized as in-
fill development meeting each of the following conditions.  First, the Project must be 
consistent with the applicable general plan designation and all applicable general plan 
policies as well as with applicable zoning designation and regulations.  The project is 
consistent with the general plan including Strategy LU 3.1.2, and Community Development 
Goal CD 1.2, and with approval of the Planned Development Permit, the project is 
consistent with the Zoning Code.  Second, the proposed development must occur within 
City limits, on a project site of no more than five acres, and be substantially surrounded by 
urban uses.  The site is .394 acres in size and located in an urbanized area, surrounded by 
fully developed parcels, including a single family residential, commercial uses, and an 
apartment complex.  Third, the Project site must have no value has habitat for endangered, 
rare, or threatened species.  There are no known endangered, rare or threatened species 
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in the City, and the site in its current condition has not been identified as a designated site 
for any endangered, threatened or rare species.  Fourth, approval of the Project must not 
result in any significant effects relating to traffic, noise, air quality, or water quality.  The 
traffic analysis provided by the applicant identifies that the number of trips added as a 
result of this project are significantly less than what was planned for as part of the general 
plan, and can be accommodated on the street without creating any significant impact on 
the traffic or level of service of the surrounding roadway network. The noise and air quality 
will have no significant impact as a result of this project beyond the temporary standard 
construction operations, and with the completion of a Water Quality Management Plan, the 
project will not create any significant impact to the water quality on the site and in the 
vicinity.  Finally, the Project site must be adequately served by all required utilities and 
public services.  The site is also able to be adequately served by all required utilities and 
public services.  As the site is located within an urbanized area, water, electrical, cable and 
phone, and sewer services are all established within the area, and the site will be able to 
connect to all services.  All emergency public services are also available and able to 
service the site.  Orange County Fire Authority (OCFA) has reviewed the plans and 
deemed that there is appropriate access to the site to accommodate their equipment.  All 
required documentation has been completed for the project in compliance with CEQA and 
the Project qualifies for the Class 32 exemption. 

 
Furthermore, none of the exceptions to the use of the Class 32 categorical exemption 
identified in State CEQA Guidelines section 15300.2 apply.  The Project will not result in a 
cumulative impact from successive projects of the same type in the same place, over time.  
There are no unusual circumstances surrounding the Project that result in a reasonably 
possibility of a significant effect on the environment.  The Project will not damage scenic 
resources, including trees, historic buildings, rock outcroppings, or similar resources.  The 
Project does not include any hazardous waste sites, and the project will not cause a 
substantial adverse change in the significance of a historical resource.  Thus, the Class 32 
exemption applies, and no further environmental review is required.  
 
SECTION 3:  That in accordance with the requirements as set forth in Section 20.530.050 
of the Stanton Municipal Code for Site Plan and Design Review application:  
 
A. The project is allowed within the subject zone.   

The Project is for six (6) detached condominium units within the Medium Density 
Residential (RM) zone.  Section 20.210.020 of the Stanton Municipal Code states 
that multi-family dwellings in the RM zone are permitted, subject to approval of a site 
plan and design review. The applicant is also requesting approval of a Planned 
Development Permit to modify development standards which include distance 
between habitable structures, and front, rear, and side yard setbacks. In addition, 
the Applicant is also requesting a Density Bonus to modify parking requirements and 
maximum allowable density. With approval of the associated applications, the 
Project would be in full conformance with the zoning code.  

 
 
 
 

Pg. 15



Resolution No. 2516  
July 15, 2020 

Page 4 

B. The project is designed so that:  
1. The project will not be detrimental to the public health, safety, or general welfare, 

and not detrimental to adjacent property; 
The Project will not be detrimental to the public health, safety, or general welfare, 
and not detrimental to adjacent property. Conditions of approval have been 
included (Exhibit “A”) to ensure that during the construction phase, appropriate 
measures are taken to minimize the impacts of the construction activities in the 
residential neighborhood.  Therefore, potential impacts would be less than 
significant and will not constitute adverse effects. 

 
2. Architectural design and functional plan of the structures and related 

improvements are of high aesthetic quality and compatible with adjacent 
developments; 
The Project features buildings constructed in craftsman style with full-wrap 
siding. High quality architectural designs and materials are used including; 
concrete roof tile, manufactured wood siding, concrete paving surfaces, 
adequate security lighting and enhanced landscaping. The Project provides 
private outdoor living areas for each unit, and common open space areas that 
provide a playground and picnic area. The Project Site as a whole incorporates 
extensive landscaping on the perimeter of the site, along with enhanced paving 
throughout. The adjacent developments are single family homes, and 
apartments, therefore, the Project is consistent and compatible with adjacent 
developments. 

 
3. Structures and related improvements are suitable for the proposed use of the 

property and provide adequate consideration of the existing and contemplated 
uses of land and orderly development in the general area of the subject site; and   
The structures are six (6) for sale condominium units. The exterior of the 
structures are designed to be compatible with the existing neighborhood, and the 
residential use of the property is consistent with the existing and future use of the 
neighborhood. Therefore, the Project is designed with adequate consideration of 
the existing and contemplated land and development.  
 

4. The project’s site plan and design is consistent with the City’s Design Standards 
and Guidelines, if any.   
The City does not currently have any adopted design guidelines.  However, the 
Project is designed to be compatible with the existing and recent residential 
developments within the neighborhood and the city.  

C. Designed to address the following criteria, as applicable: 
1. Compliant with the Zoning Code, Municipal Code Title 16 (Buildings and 

Construction), and all other applicable City regulations and policies;   
A planned development permit allows for modifications of some of the 
development standards.  With approval of the Site Plan and Design Review, 
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Planned Development Permit, Tentative Map, and Density Bonus, the Project 
would be in full compliance with the Municipal Code and all other City regulations 
and policies.  Therefore, the Project meets applicable land use and development 
standards. 
 

2. Efficient site layout and design;  
The Project will consists of six (6) condominiums which feature three (3) 
bedrooms and 2.5 bathroom units. All structures will be two (2) stories in height 
to provide a uniform design. The property is rectangular in shape and is 
accessed from Flower Avenue. The condominium units are dispersed on the site 
and have a designated common open space area, utilizing the most efficient 
layout and design. Two of the three condominium units are linked by a common 
walkway, creating a place for interaction between residents. Therefore, the 
Project is designed efficiently and adequately.  

 
3. Adequate yards, spaces, walls, and fences, parking, loading, and landscaping 

that fit within neighboring properties and developments; 
The Project provides landscaping and open space areas throughout the site to 
break up living areas, amenities such as a tot lot and a picnic area, and buffered 
by landscaping and open space areas between the adjacent development. In 
regards to parking, the Project includes 17 parking spaces which is a deficiency 
of 6 spaces as required by Stanton Municipal Code. Density Bonus Law allows 
projects with dwelling units that are 100 percent affordable to be exempt from   
minimum parking requirements (Government Code § 65915). The Project also 
provides between 156 to 185 square-feet of private open space for each 
condominium unit; and has approximately 1,000 square-feet of common open 
space (picnic area and playground are included). Fencing is provided on the 
perimeter of the property. Therefore, the Project is adequately designed to fit 
within the neighboring properties and developments. 
 

4. Relationship to streets and highways that are adequate in width and pavement 
type to carry the quantity and kind of traffic generated by the proposed 
development; 
The Project is located along Cerritos Avenue, approximately 150 feet from Beach 
Boulevard. Cerritos Avenue is designated as a secondary arterial and Beach 
Boulevard designated as a principal arterial in the General Plan. Due to the 
proximity of the Project to both Cerritos Avenue and Beach Boulevard, the 
redevelopment of the site is adequately served by the surrounding streets. A trip 
generation analysis which was outlined in the July 15, 2020 staff report found that 
the project would have no significant impact on the surrounding roadway 
network. 
  

5. Compatible and appropriate scale to neighboring properties and developments; 
The Project would be compatible with existing single and multi-family 
developments in the area. The height of the Project will not exceed two-stories 
which is allowable in the Medium Density Residential (RM) Zone. The Project’s 
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design provides a transition between the different densities and development 
types in the area.  The Project will also include landscaping features throughout, 
which creates aesthetically pleasing spaces for residents and pedestrians and 
acts as a functional buffer for neighboring properties.  

 
6. Efficient and safe public access (both pedestrian and vehicular) and parking; 

The Project Site would have access to Flower Avenue from the 25-foot wide 
common drive aisle which provides access to five (5) open parking spaces along 
the drive aisle (four standard and one accessible van stall). A planting area is 
provided on the Project to act as a buffer between the six (6) open parking 
spaces and Unit 1. In addition, the Project Site also provides a connection to six 
single driveways which serve as access points to the garages for each unit. 
Common spaces and paths for residents are incorporated into the design to 
ensure effective pedestrian circulation and safety. 

 
7. Appropriate and harmonious arrangement and relationship of proposed 

structures and signs to one another and to other development in the vicinity, 
based on good standards of design; 
The Project will feature three-bedroom condominium units, providing consistency 
throughout the Property. All structures will be two (2) stories in height to provide 
a uniform design. The Property is rectangular in shape and therefore the 
individual structures face east-west to most efficiently utilize the space.  

8. Appropriate relationship to land use and development of adjacent properties, 
including topographic and other physical characteristics of the land; 
The Project Site is currently a vacant lot which was utilized for parking for the 
surrounding residential areas. The construction and improvements at the Project 
Site are consistent with the existing residential uses.  Further, the front setback 
(Flower Avenue) would be improved with accent pavers and extensive 
landscaping treatments to improve the entrance view from the street. Therefore, 
the Project would not have a substantial adverse effect on the visual character of 
the area. 

 
9. Proper site utilization and the establishment of a physical and architectural 

relationship to existing and proposed structures on the site; 
The Project utilizes and establishes physical and architectural features through 
the utilization of modern site planning. This Project provides additional 
homeownership opportunities for moderate-income families in a site that is 
currently underutilized. The Project incorporates high quality architectural 
designs and materials with varying architectural treatments.  
 

10. Compatible architectural style with the character of the surrounding area, both to 
avoid repetition of identical design where not desired, and to ensure compatibility 
in design where desired; 
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The design features of the Project are architecturally compatible with the newer 
developments within the neighborhood and City. The Project would be 
constructed in craftsman style with full-wrap siding and include concrete roof 
tiles, manufactured wood siding, concrete paving surfaces, and enhanced 
landscaping. Massing breaks and building articulation are provided as façade 
improvements throughout the building.  

 
11. Harmonious relationship with existing and proposed developments and the 

avoidance of both excessive variety and monotonous repetition; 
The project is consistent in design features as the existing and proposed 
developments within the neighborhood and city.  The project would utilize siding 
as the main façade material and include architectural accents such as accent 
brackets, trellises and window trims.  The project also provides architectural 
features to avoid design repetition, including the use of façade pop-outs to create 
articulation along the longer elevation and differing elevation heights to provide 
an expressive rooflines.  

 
12. Compatible in color, material, and composition of the exterior elevations to 

neighboring visible structures; 
The units would be earth toned colors and constructed in craftsman style with 
full-wrap siding and include concrete roof tiles, manufactured wood siding, 
concrete paving surfaces, and enhanced landscaping. Therefore, the Project is 
compatible in color, material and composition of the exterior elevations to 
neighboring visible structures. 

 
13. Appropriate exterior lighting that provides for public safety and is not of a nature 

that will constitute a hazard or nuisance to adjacent properties; 
The Project will incorporate exterior lighting that will be appropriate in scale and 
will provide for public safety.  All exterior lighting will be kept at a reasonable 
level of intensity and directed away from adjacent properties and public streets to 
minimize glare.   

14. Compatible in scale and aesthetic treatment of proposed structures with public 
areas; 
The Project Site as a whole incorporates extensive landscaping enhanced 
paving, and landscaped edges that provide a sense of place within the Project.  
With the incorporation of these features, the Project provides an aesthetically 
pleasing housing development that is compatible with the overall neighborhood. 
The Project is conditioned and required to comply with all outside agency 
permitting requirements to ensure the use does not adversely affect the 
surrounding air quality or water quality. Therefore, the Project is compatible with 
existing and future land uses. 

 
15. Appropriate open space and use of water-efficient landscaping; and 
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Each unit will be provided with a private outdoor fenced yard in addition to 
common open space areas throughout the Project.  The Project provides for 
extensive landscaping which would meet the adopted Water Efficient Ordinance 
Guidelines as required by Stanton Municipal Code. 
 

16. Consistent with the General Plan and any applicable Specific Plan; 
 The Project is consistent with the City’s General Plan, specifically: 

• Goal LU-3.1: A range and balance of residential densities which are supported 
by adequate city services. Strategy LU-3.1.2: Encourage infill and mixed-use 
development within feasible development sites. The residentially zoned lot has 
been underutilized for numerous years. The site is a vacant lot which is 
currently utilized as an overflow parking lot.  The Project will create a 
homeownership opportunities for six (6) moderate-income families. The 
Project is an infill development in an urbanized area and therefore will have 
access to existing public services and utilities. 

• Goal H-4.1: Access to decent and suitable housing opportunities for all 
Stanton residents. The City shall encourage and support the development of 
housing for all income segments of the population. This 100 percent 
moderate-income, project will create an opportunity for six (6) low-income 
families to become homeowners. The project uses the State of California’s 
Density Bonus Law that limits these units for homeownership only and 
requires these units to be recorded with an affordability restriction for at least 
55 years (Government Code § 65915). 

• Goal CD-1.2: Promote an attractive streetscape and public right-of-way, 
especially along major primary and secondary corridors, that is consistent with 
the desired vision and image of Stanton.  The Project would provide extensive 
landscaping for an enhanced pedestrian atmosphere along Flower Avenue 
and Cerritos Avenue.  In addition, the elevations are designed to provide an 
enhanced streetscape inclusive of high quality elevations, with architectural 
features on the second floors of the buildings to ensure the improvements are 
visible from Flower Avenue and Cerritos Avenue. 

 
SECTION 4:  That in accordance with the requirements as set forth in Section 19.10.100 
and 19.10.110 of the Stanton Municipal Code for subdivisions:  
 
A. The proposed map is consistent with the city’s general plan; 

The Project is utilizing the State of California’s Density Bonus Law to allow for an 
increase in density. This law allows for up to an 80 percent increase in the allowed 
density if the project is 100 percent affordable. The City’s General Plan designation of 
Medium Residential allows for a density of six (6) to 11 units per acre. The Project 
site is a .394 acre lot and therefore has a maximum density of four (4) dwelling units. 
Six dwelling units are proposed on the site. The Tentative Map reflects the allowable 
density under Density Bonus Law.  
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B. The design and improvement of the proposed subdivision is consistent with the city’s 
general plan; 
The Tentative Map is consistent with the City’s General Plan, specifically: 

• Goal LU-3.1: A range and balance of residential densities which are supported 
by adequate city services. Strategy LU-3.1.2: Encourage infill and mixed-use 
development within feasible development sites. The residentially zoned lot has 
been underutilized for numerous years.  The Project would provide for six (6) 
moderate income homes to be built. The Tentative Map would allow for the 
units to be sold separately, providing a more stable resident population and 
allow for the Density Bonus Law to be used. The Project is an infill 
development in an already established area and therefore will have access to 
existing public services and utilities. 

• Goal H-4.1: Access to decent and suitable housing opportunities for all 
Stanton residents. The City shall encourage and support the development of 
housing for all income segments of the population. This 100 percent 
moderate-income, project will create an opportunity for six (6) low-income 
families to become homeowners. The project uses the State of California’s 
Density Bonus Law that limits these units for homeownership only and 
requires these units to be recorded with an affordability restriction for at least 
55 years (Government Code § 65915). 

• Goal CD-1.2: Promote an attractive streetscape and public right-of-way, 
especially along major primary and secondary corridors, that is consistent with 
the desired vision and image of Stanton.  The Project would provide extensive 
landscaping for an enhanced pedestrian atmosphere along Flower Avenue 
and Cerritos Avenue.  In addition, the elevations are designed to provide an 
enhanced streetscape inclusive of high quality elevations, with architectural 
features on the second floors of the buildings to ensure the improvements are 
visible from Flower Avenue and Cerritos Avenue. 
 

C.  The site is physically suitable for the proposed type of development; 
The Project Site is physically suitable to accommodate the condominium subdivision 
of residential units, street access, turnaround radius, private and common open 
space areas, and emergency vehicle access. OCFA has signed off on the project 
and has provided Conditions of Approval.  

 
D.  The requirements of the California Environmental Quality Act have been satisfied; 

As discussed above in Section 2 of this Resolution entitled CEQA, the Class 32 
Categorical Exemption is applicable to this Project and none of the exceptions to the 
Categorical Exemption are applicable.  As such, the requirements of CEQA have 
been satisfied.   

 
E.  The site is physically suitable for the proposed density of development; 

The Project is utilizing Density Bonus Law to allow for an increase in density.  
Because the Project consists of over 40% moderate income units, it qualifies for a 
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density bonus of up to 35%. (Gov. Code § 65915(f)(4).) The City’s General Plan 
designation of Medium Residential allows for a density of six (6) to 11 units per acre. 
The Project site is a .394 acre lot and therefore has a maximum density of four (4) 
dwelling units. Six dwelling units are proposed on the site.  

 
F. The design of the subdivision and the proposed improvements are not likely to cause 

substantial environmental damage or substantial and avoidable injury to fish or 
wildlife or their habitat; 
Design and improvement of the subdivision will not cause substantial environmental 
damage or substantial and avoidable injury to fish and game.  Based on the 
environmental review completed for this Project, the Project would not cause 
substantial damage or substantial unavoidable injury to fish and wildlife. There is no 
recorded habitat or endangered species in the City, there are no waterways, canals, 
or streams in or within the surrounding area of the Project that would affect fish and 
wildlife, there are no known hazardous materials located within the Project Site, and 
the site is not registered as a Superfund Site with the EPA.  

 
G. The design of the subdivision and the proposed improvements are not likely to cause 

serious public health problems; 
The Project was found to not have a significant impact to air and water quality.  
Specifically, the Property is located within an "urbanized area", as that term is defined 
in Section 15387 of the CEQA Guidelines, and meets the aforementioned conditions 
and will not cause a significant effect on the environment and is, therefore, 
categorically exempt from the provisions of CEQA. Therefore, the design and 
improvement of the proposed subdivision will not cause serious health problems.   

H. The design of the subdivision and the proposed improvements will not conflict with 
easements of record or established by court judgment, acquired by the public at 
large, for access through or use of, property within the proposed subdivision; or, if 
such easements exist, that alternate easements for access or for use will be 
provided, and that these will be substantially equivalent to ones previously acquired 
by the public; 
The design of the subdivision will not conflict with easements of record or established 
by court judgment, acquired by the public at-large, for access through or use of the 
property.  Upon review of the Project by the Engineering Department, there is no 
known conflict with any easements, or rights-of-way as there are no known 
easements on the property. 

I. The design and improvement of the proposed subdivision are suitable for the uses 
proposed and the subdivision can be developed in compliance with the applicable 
zoning regulations pursuant to Section 19.10.090; 
The Project will utilize the Planned Development Permit (PDP) to allow for flexibility in 
development standards and create a high quality product that aligns with the Goals, 
Strategies and Actions of the City of Stanton’s General Plan. These include, but are 
not limited to, adding to the range of housing types in the area, supporting infill 
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development and enhancing the image of the area and the City of Stanton. In 
addition, the Project will utilize Density Bonus Law that allows for incentives and 
concessions for projects that are affordable. This Project is 100 percent affordable 
and is covenant restricted to moderate-income families. 

SECTION 5:  That in accordance with the requirements as set forth in Section 20.520.060 
of the Stanton Municipal Code for a Planned Development Permit:  
 
A. The Planned Development Permit will: 

 

1. Be allowed within the subject base zone; 

The subject property is zoned Medium Density Residential (RM). The Project is 
for six (six) condominiums, which is considered a multi-family residential use and 
is an allowable use under the RM zone. 

2. Be consistent with the purpose, intent, goals, policies, actions, and land use 
designations of the General Plan and any applicable specific plan;   

The Project is consistent with the City’s General Plan, specifically: 
 
• Goal LU-3.1: A range and balance of residential densities which are supported 

by adequate city services. Strategy LU-3.1.2: Encourage infill and mixed-use 
development within feasible development sites. The residentially zoned lot has 
been underutilized for numerous years.  The Project would provide for six (6) 
moderate income homes to be built. The Tentative Map would allow for the 
units to be sold separately, providing a more stable resident population and 
allow for the Density Bonus Law to be used. The Project is an infill 
development in an already established area and therefore will have access to 
existing public services and utilities. 

• Goal H-4.1: Access to decent and suitable housing opportunities for all 
Stanton residents. The City shall encourage and support the development of 
housing for all income segments of the population. This 100 percent 
moderate-income, project will create an opportunity for six (6) low-income 
families to become homeowners. The project uses the State of California’s 
Density Bonus Law that limits these units for homeownership only and 
requires these units to be recorded with an affordability restriction for at least 
55 years (Government Code § 65915). 

• Goal CD-1.2: Promote an attractive streetscape and public right-of-way, 
especially along major primary and secondary corridors, that is consistent with 
the desired vision and image of Stanton.  The Project would provide extensive 
landscaping for an enhanced pedestrian atmosphere along Flower Avenue 
and Cerritos Avenue.  In addition, the elevations are designed to provide an 
enhanced streetscape inclusive of high quality elevations, with architectural 
features on the second floors of the buildings to ensure the improvements are 
visible from Flower Avenue and Cerritos Avenue. 
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3. Be generally in compliance with all of the applicable provisions of this Zoning 
Code relating to both on-site and off-site improvements that are necessary to 
accommodate flexibility in site planning and property development and to carry 
out the purpose, intent, and requirements of this Chapter and the subject base 
zone, including prescribed development standards and applicable design 
guidelines, except for those provisions modified in compliance with this Chapter; 
The Project conforms to the current Municipal Code requirements in terms of 
use, height, structure coverage and certain setbacks. Where the Project Site 
does not meet Municipal Code requirements, the Planned Development Permit 
(PDP) and Density Bonus Law is used to ensure that high standards of design 
are met and that the Project is consistent with the intent of the Municipal Code.  
The Planned Development Permit would allow additional flexibility in the design 
to provide a development that exceeds site and design standards of normal 
developments that are created using strict application of the development 
standards found in the SMC.  A full summary of the applicable incentives and 
concessions obtained from the Density Bonus Law and waivers obtained by the 
Planned Development Permit can be found in Exhibit “B”. 

4.  Ensure compatibility of property uses within the zone and general neighborhood 
of the proposed development; 
The Project is allowed by right in the Medium Density Residential (RM) zone. 
There are a variety of uses in the immediate vicinity of the property, including 
single family and multi-family residential and commercial uses. The Project 
incorporates design features that respond to and are sensitive of these existing 
adjacent land uses. Due to the proximity of Beach Boulevard, and the 
compatibility of existing land use in the area, the density of the project aligns with 
the development patterns in the area and throughout the City of Stanton. 

 
B. The Project will produce a comprehensive development of superior quality and 

excellence of design (e.g., appropriate variety of structure placement and orientation 
opportunities, appropriate mix of structure sizes, high quality architectural design, 
significantly increased amounts of landscaping and improved open space, improved 
solutions to the design and placement of parking and loading facilities, incorporation 
of a program of highly enhanced amenities (e.g., additional public art), LEED or 
other “green” related standards, etc.) than might otherwise occur from more typical 
development applications; 
The Project will feature three bedroom condominium units that are affordable to 
moderate income families. All structures will be two-stories in height to provide a 
uniform design. The Property is rectangular in shape and therefore the individual 
structures face north-south to most efficiently utilize the shape of the property. 
Landscaping is provided throughout the project, enhancing the experience for 
residence, and providing buffers to the adjacent properties. The condominium units 
are linked by a common walkway, creating a place for interaction between residents. 
Landscaping and trees are proposed throughout the site to break up living areas, 
amenity areas, and buffer between adjacent developments. All parking for the 
project is located on site for the use of residents and their guests. The parking will 
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adequately address the needs of the future residents and will help to lessen the 
overflow into surrounding neighborhoods. The project will provide for two-car 
garages per unit in addition to six uncovered guest parking stalls. 

 
C. Proper standards and conditions have been imposed to ensure the protection of the 

public health, safety, and welfare; 

The Project has been designed in conformance with the California Building Code, 
the City of Stanton Municipal Code, the Planned Development Permit, and the intent 
of the General Plan.  The Project is sensitive to the existing surrounding uses and is 
designed to a high standard that will contribute to the character of the surrounding 
community.  The Project will not cause any adverse effects in terms of noise or 
pollutants to the surrounding communities or the general public. The Project is 
subject to all Conditions of Approval to ensure that any potential impacts are 
mitigated. 
 

D. Proper on-site traffic circulation (e.g.; pedestrian and vehicular) and control is 
designed into the development to ensure protection for fire suppression and police 
surveillance equal to or better than what would normally be created by compliance 
with the minimum setback and parcel width standards identified in Article 2 (Zone-
Specific Standards); 
 
The Project Site would have access to Flower Avenue from the 25-foot wide 
common drive aisle which provides access to five (5) open parking spaces along the 
drive aisle (four standard and one accessible van stall).  The drive aisle meets the 
minimum drive width as specified by Orange County Fire Authority (OCFA) and 
would be improved with decorative stamped concrete in order to enhance the entry 
point to the Project.  The Project is located along Cerritos Avenue, approximately 
150 feet from Beach Boulevard. Cerritos Avenue is designated as a secondary 
arterial and Beach Boulevard designated as a principal arterial in the General Plan. 
Due to the proximity of the Project to both Cerritos Avenue and Beach Boulevard, 
the redevelopment of the site is adequately served by the surrounding streets. A trip 
generation analysis was prepared by Stantec Engineering Firm and found that the 
project would have no significant impact on the surrounding roadway network and 
should be exempt from preparation of a traffic study. 
 

E. The subject parcel is adequate in terms of size, shape, topography, and 
circumstances to accommodate the proposed development; 
The Project is an infill development and has access to existing utilities, roads and 
infrastructure. The Property is rectangular in shape and is accessed from Flower 
Avenue. The Project complements the size and shape of the parcel and effectively 
makes use of the space available. The Project meets, utilizes, and establishes 
physical and architectural features through the utilization of modern site planning. 
The condominium units are dispersed on the site and have a designated common 
open space area, utilizing the most efficient layout and design. Two of the three 
condominium units are linked by a common walkway, creating a place for interaction 
between residents. The property is very flat and will remain relatively flat upon 
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completion of the Project. There are no major grade changes which will lessen the 
impact on the surrounding properties. 

 
F. Adequate public services and facilities exist, or will be provided, in compliance with 

the Conditions of Approval, to serve the proposed development and the approval of 
the proposed development will not result in a reduction of public services to 
properties in the vicinity to be a detriment to public health, safety, and general 
welfare; 
The Project is an infill development in an already established area and, therefore, 
will have access to existing public services and utilities. The Project intends to 
connect to the existing utilities located along Flower Avenue.  
 

G. The proposed development, as conditioned, will not have a substantial adverse 
effect on surrounding properties or their allowed use; 
The Project is an allowable use under the current zoning and General Plan Land 
Use designation. The site will conform to the maximum height standards under the 
Medium Density Residential zone and will have adequate on-site circulation, 
parking, and drainage. There will not be any adverse effects on the surrounding 
properties and their allowed uses.    
 

H. If the development proposes to mix residential and commercial uses whether done 
in a vertical or horizontal manner, the residential use is designed in a manner that it 
is appropriately buffered from the commercial use and is provided sufficiently 
enhanced amenities to create a comfortable and healthy residential environment 
and to provide a positive quality of life for the residents. The enhanced amenities 
may include additional landscaping, additional private open space, private or 
separated entrances, etc; 
The Project will not provide for a mix of residential and commercial as it is 
exclusively residential uses. 
 

I. The design, location, operating characteristics, and size of the proposed 
development will be compatible with the existing and future land uses in the vicinity, 
in terms of aesthetic values, character, scale, and view protection;  

The Project would be compatible with existing single and multi-family developments 
in the area. The Project will feature three (3) bedroom condominium units that are 
two (2) stories in height to provide a uniform design. The property is rectangular in 
shape and is accessed from Flower Avenue. The condominium units are dispersed 
on the site and have a designated common open space area, utilizing the most 
efficient layout and design. Two of the three condominium units are linked by a 
common walkway, creating a place for interaction between residents.  
 

J. The applicant agrees in writing to comply with any and all conditions imposed by the 
review authority in the approval of the Planned Development Permit; 
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Upon approval of the Project, the Applicant has advised staff that the Applicant 
would agree, in writing, to comply with any and all conditions imposed by the review 
authority in the approval of the Planned Development Permit.  

 
SECTION 6: That in accordance with the State of California Government Code Section 
65915 for Density Bonuses and other incentives: 
 

A. Waivers and Concessions: In addition to the waivers requested by the Applicant 
under the City’s Planned Development Permit (PDP), the State’s Density Bonus Law 
allows developers to request incentives and concessions if the Project is eligible.    
Projects that consist of at least 30% moderate income units are entitled to up to 
three incentives or concessions. (Gov. Code 65915(d)(2)(C).)     

 
An incentive or concession is defined as any of the following (Gov. Code 65915(k).): 

 
1. A reduction in site development standards or a modification of zoning code 

requirements or architectural design requirements that exceed the minimum 
building standards approved by the California Building Standards Commission 
as provided in Part 2.5 (commencing with Section 18901) of Division 13 of the 
Health and Safety Code, including, but not limited to, a reduction in setback 
and square footage requirements and in the ratio of vehicular parking spaces 
that would otherwise be required that results in identifiable and actual cost 
reductions, to provide for affordable housing costs, as defined in Section 
50052.5 of the Health and Safety Code, or for rents for the targeted units to be 
set as specified in Gov. Code § 65915(c). 

2. Approval of mixed-use zoning, or 
3. Other regulatory incentives or concessions proposed by the developer or the 

city, county, or city and county that result in identifiable and actual cost 
reductions to provide for affordable housing costs, or for rents for the targeted 
units to be set as specified in subdivision (c).  

 
This Project includes 100 percent moderate income units and is eligible for three 
concessions in addition to the requested density bonus. The Project is utilizing one 
incentive/concession from the Density Bonus Law: a reduction in parking.   
 
Because the Project consists of over 40% moderate income units, it qualifies for a density 
bonus of up to 35%. (Gov. Code § 65915(f)(4).) Stanton Municipal Code Section 
20.210.030 states that the maximum density in the RM zone is 11 dwelling units per acre. 
The project site is a .394 acre lot and therefore has a maximum density of four (4) dwelling 
units. The Project incorporates a 35 percent increase in density that equates to six (6) 
dwelling units per acre.  
 
Stanton Municipal Code Section 20.320.030 states that the minimum parking requirements 
for a three-bedroom multi-family dwelling unit is 3.5 spaces. In addition to the required 
parking spaces per bedroom, one (1) additional parking space is required for guest parking 
purposes. The Project is required to have 23 parking spaces. The Project provides for a 
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total of 17 parking spaces (12 enclosed and 5 open spaces). A list of the applicable 
incentives and concessions obtained from the Density Bonus Law can be found on Exhibit 
“B”. 

SECTION 7: The Planning Commission hereby finds that all of the facts, findings and 
conclusions set forth above in this Resolution are true and correct. 

SECTION 8: That based upon the above findings, the Planning Commission recommends 
that the City Council approve Site Plan and Design Review SPDR-805, Tentative Map 
TM20-02, and Planned Development Permit PDP 20-02 for the development of six (6) 
moderate-income, covenant restricted condominiums located at 7922 Cerritos Avenue in 
the Medium Density Residential (RM) zone and find that the project is statutorily exempt 
per California Environmental Quality Act, Public Resource Code Section 15332 (in-fill 
development and subject to the Conditions provided in the attached Exhibit “A,” which is 
incorporated herein by reference. 

ADOPTED, SIGNED AND APPROVED by the Planning Commission of the City of Stanton 
at a regular meeting held on July 15, 2020 by the following vote, to wit: 

AYES:    COMMISSIONERS: 

NOES: COMMISSIONERS: 

ABSENT:  COMMISSIONERS: 

ABSTAIN: COMMISSIONERS: 

____________________________________ 
Thomas Frazier, Chair
Stanton Planning Commission 

____________________________________ 
Jennifer A. Lilley, AICP 
Community and Economic Development Director 
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EXHIBIT “A” 
SITE PLAN AND DESIGN REVIEW SPDR-805, TENTATIVE TRACT MAP TM20-02 

AND PLANNED DEVELOPMENT PERMIT PDP20-02  
7922 Cerritos Avenue  

 
CONDITIONS OF APPROVAL  

 
A. Planning Department  
1. The applicant shall indemnify, protect, defend, and  hold the City, and/or any of its 

officials, officers, employees, agents, departments, agencies, authorized volunteers, 
and instrumentalities thereof, harmless from any and all claims, demands, lawsuits, 
writs of mandamus, and other actions and proceedings (whether legal, equitable, 
declaratory, administrative or adjudicatory in nature), and alternative dispute 
resolution procedures (including, but not limited to arbitrations, mediations, and 
other such procedures), judgments, orders, and decisions (collectively “Actions”), 
brought against the City, and/or any of its officials, officers, employees, agents, 
departments, agencies, authorized volunteers, and instrumentalities thereof, that 
challenge, attack, or seek to modify, set aside, void, or annul, any action of, or any 
permit or approval issued by the City and/or any of its officials, officers, employees, 
agents, departments, agencies, and instrumentalities thereof (including actions 
approved by the voters of the City) for or concerning the Project, whether such 
Actions are brought under the Ralph M. Brown Act, California Environmental Quality 
Act, the Planning and Zoning Law, the Subdivision Map Act, Community 
Redevelopment Law, Code of Civil Procedure Sections 1085 or 1094.5, or any other 
federal, state, or local constitution, statute, law, ordinance, charter, rule, regulation, 
or any decision of a court of competent jurisdiction.  It is expressly agreed that the 
City shall have the right to approve, which approval will not be unreasonably 
withheld, the legal counsel providing the City’s defense, and that applicant shall 
reimburse City for any costs and expenses directly and necessarily incurred by the 
City in the course of the defense.  City shall promptly notify the applicant of any 
Action brought and City shall cooperate with applicant in the defense of the Action. 

2. Each entitlement described herein (SPDR-805, PDP 20-02, and TM20-02) shall not 
be effective unless and until the other entitlement become effective.   

3. Site Plan and Design Review SPDR-805 shall terminate if Planned Development 
Permit PDP20-02 and Tentative Tract Map 19105 TM20-02 is allowed to expire or 
the Final Tract Map is not filed within 24 months.   

4. The Project/use will be constructed, developed, used, operated and permanently 
maintained in accordance with the terms of the application, plan drawings submitted, 
and conditions imposed in this Resolution of Approval, the Resolution of Approval 
for Tentative Tract Map 19105 (TM20-02), and the Resolution of Approval for 
Planned Development Permit PDP20-02. 

5. The Project and/or use shall be in conformity with all applicable provisions of the 
Stanton Municipal Code and Planned Development Permit PDP 20-02 and shall 
conform to the requirements of the Subdivision Map Act, as applicable. 
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6. All common area and HOA maintained landscaping areas as depicted in the 
approved Landscape Plan and shall be installed and planted prior to the issuance of 
a certificate of occupancy.  A final landscape, irrigation and lighting plan indicating 
the common area improvements, and to include the furniture and light standards in 
the common areas. The landscape plan shall include all calculations and 
certifications as required by the Section 20.315.050 of the Stanton Municipal Code 
and the adopted Water Efficient Ordinance Guidelines. 

7. A total of six (6) open parking spaces shall be continually maintained on site. This 
shall be regulated by the homeowner’s association and incorporated into the 
CC&Rs. 

8. Garages shall remain clear and available for the parking of vehicles. This shall be 
regulated by the homeowner’s association and incorporated into the CC&Rs. 

9. All exterior lighting shall be kept at a reasonable level of intensity and directed away 
from adjacent properties and public streets to minimize glare.  A certified lighting and 
photometric plan shall be approved by the Community Development Director or 
his/her designee prior to installation.  The lighting shall be maintained by the 
homeowner’s association and incorporated into the CC&Rs. 

10. The south facing upper story windows of each residence shall be frosted or textured 
to obscure views of adjacent residential development while permitting natural light to 
enter the interior of the units.  

11. Solid fencing within the front setback area shall be a maximum of 42 inches in 
height, unless within a traffic visibility area, at which point the maximum height shall 
be 30 inches. 

12. Walls or fences shall comply with Chapter 20.310 of the SMC and material shall be 
approved by the Planning Division.   

13. If any perimeter wall that is proposed to remain that is damaged by the 
Applicant(s)/Owners(s) during any portion of the demolition and construction 
process, the damaged property shall be repaired at the cost of the 
Applicant(s)/Owner(s).  

14. All utilities located on the site that are unable to be placed underground shall be 
screened with decorative paneling, fencing, and landscaping to the satisfaction of 
the Community Development Director.  

15. A will-serve letter from CR&R shall be submitted to the Planning Division prior to 
issuance of building permits. 

16. CC&R’s, Articles of Incorporation and By-Laws for the homeowner’s association 
shall be reviewed and approved by City Staff, the City Attorney and the Department 
of Real Estate (DRE) prior to recordation and issuance of Certificate of Occupancy 
and shall include the following requirements: 
a. The Applicant shall provide the Planning Division proof of review and approval of 

the CC&R’s by the DRE prior to recordation.  A copy of the recorded CC&R’s 
shall be submitted to the Planning Division prior to the release of utilities. 
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b. The CC&R’s shall specifically dictate responsibilities between the homeowners 
association and private property owners for the maintenance, both interior and 
exterior, of all buildings, plumbing and electrical facilities.   

c. The CC&R’s shall specifically dictate responsibilities between the homeowners 
association and private property owners for the maintenance of the common and 
private open space areas. 

d. The CC&R’s shall prohibit the removal of the common open space areas, as 
approved on the Site Plan.  

e. The CC&R’s shall specifically identify any and all exclusive use easement areas 
and dictate the responsibilities between private property owners and the 
homeowners association.  

f. CC&R’s shall include a provision as to the use and maintenance of open parking 
spaces, driveways, common and private open space. Long term parking of more 
than 72 hours is also prohibited in open parking spaces.  Movement of a vehicle 
directly from one open parking space to another shall not constitute a break in 
the 72 hour regulation.      

g. The CC&R’s shall contain provisions prohibiting over night vehicular parking 
and/or storage of recreational vehicles on the site. 

h. CC&R’s shall prohibit parking and any type of obstruction of the required fire 
access lanes.   

i. CC&R’s shall prohibit the construction of additional entries/exists into individuals 
residences.    

j. CC&R’s cannot be amended in the future without City written approval. 
17. No person on vehicle machinery related to the construction of the Project shall be on 

the property prior to 7:30 a.m. No construction shall occur until 8:00 a.m.  The Public 
Works Director or the Community Development Director or his/her designee may 
further restrict the hours and days of construction based on substantiated complaints 
received from surrounding neighbors and/or require an onsite inspector to be paid 
for by the Applicant/Developer (1-4 hour minimum charge per day).  

18. The Applicant/Owner shall acknowledge and agree to the conditions of approval as 
adopted by the City Council.  Such acknowledgment and agreement shall be in 
writing and received by the City within 30 days of approval by the City Council.  In 
addition, the Applicant shall record the Conditions of Approval in the Office of the 
County Recorder. Proof of recordation shall be provided to the Planning Division 
within 60 days of City Council Approval. 

19. All utilities within the Project including electrical and/or cable TV service, shall be 
placed in an underground facility to the satisfaction of the City Engineer.  

20. All required school impact fees shall be paid prior to issuance of building permits. 
21. All required park In-lieu fees shall be paid prior to the issuance of building permits. 

The required fees for single family dwelling units (attached and detached) are 
$11,173.00 per unit. 
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22. All required residential impact fees shall be paid prior to issuance of building 
permits. The required fee for medium density dwelling units is $1,120.00.   

23. All required sewer connection fees shall be paid prior to the issuance of building 
permits.  

24. There shall be no release of utilities in connection with this permit until all standard 
and/or special conditions have been completed to the satisfaction of the City of 
Stanton Community Development, Engineering, Building & Safety Departments and 
Orange County Fire Authority (OCFA). 

25. The Applicant shall submit in writing how the affordability of units will be maintained 
and shall record a signed restrictive covenant with the County prior to Building Final. 

26. Any changes to the approved plans which occur through the Building plan check 
must also be approved by authorized Planning Division Staff. 

27. Any deviations to the approved Tract Map, Planned Development Permit, Site Plan, 
Floor Plans, Elevations and Landscape Plan must also be approved by the Planning 
Division.  Any approval by the Building Division does not constitute approval by the 
Planning Division.   

28. A Sign Application for entry monument signage must be submitted to and approved 
by the Community Development Department prior to issuance of building permits.   

B. Building Department 
1. Applicant shall furnish, three (3) complete sets of plans (Structural, Mechanical, 

Electrical, and Plumbing) designed and signed in ink by the required licensed 
professionals.  Said plans submitted shall contain structural calculations. Mechanical 
plans shall include duct and equipment data.  Plumbing plans shall include isometric 
drawing of drain vents and water system. 

2. All plans shall meet the 2019 Title 24 Energy Code. 
3. All plans shall be designed in conformance with the 2019 California Building Code, 

2019 California Plumbing Code, 2019 California Mechanical Code, the 2019 
California Electrical, the 2019 Green Building Standards, 2019 Title 24 Energy Code 
and Code as amended by City Ordinance. 

4. Electrical plans shall include service, panel schedules and feeder size.  Panel 
schedules and motors shall comply with requirements of the 2019 edition of the 
California Electrical Codes. 

5. Provide approval by the Orange County Fire Authority. 
6. The conditions of approval will be required to be copied on the approved set of plans 

prior to issuance of building permits.  All the conditions must be completed prior to 
final approval and issuance of the last Certificate of Occupancy. 

7.   Applicant will be required to have all the contractors and sub-contractors recycle 
construction materials to the maximum extent possible.  All recyclable construction 
materials are to be taken to an approved Transfer Station.  
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8.   Applicant will be required to submit a Waste Management plan (WMP) for the 
demolition and new construction phases of the Project.  All recyclable construction 
materials are to be taken to an approved Transfer Station. 

9.  A stamped soils investigation report shall be submitted with the plans for plans 
check. Report shall include soil bearing capacity, seismic study, in compliance with 
the Seismic Hazard Mapping Act of the State of California, grading, paving, sulfate 
test and other pertinent information under good engineering practice. 

10.  Compliance with mandatory California Green code requirements including but not 
limited to, recycling by occupants, solar ready for building, electric vehicle (EV) 
charging for new construction, and commissioning reports. 

11.     Compliance with mandatory requirements for low-rise residential buildings shall have 
photovoltaic system meeting minimum qualification of the 2019 California Building 
code 150.1(C) 14. 

C. Public Works – Engineering  
General 

1. Applicant shall submit Improvement Plans prepared by a Registered Civil 
Engineering for public works (off-site) improvements.  Plan check fees shall be paid 
in advance. 

2. City public works encroachment permit shall be taken out for all work in the public 
right-of-way prior to start of work.  All work shall be done in accordance with Orange 
County RDMD or APWA and City standards and to the satisfaction of the City 
Inspector and completed before issuance of Certificate of Occupancy.  

3. All existing off-site improvements (sidewalk, curb & gutter, driveways, and street 
paving) at the Project Site which are in a damaged condition or demolished due to 
the proposed work shall be reconstructed to the satisfaction of the City Engineer.  
When reconstructing full width sidewalk, curb & gutter, and driveways shall be fully 
improved.  Structural Sections of the street pavement shall be reconstructed per the 
requirements of an approved pavement rehabilitation report prepared by a 
Registered Civil Engineer. 

4. No construction materials or construction equipment shall be stored on public 
streets. 

5. All trucks hauling materials in and out of the Project Site shall be subject to restricted 
time and days of operation and truck route as determined by the City Engineer. 

6. Applicant shall pay sewer connection fees to the City for connection to the 
City/County sewer system, if applicable. 

7. Hours of work, including demolition and construction, shall be Monday through 
Friday 7:30 am to 4:30 pm with no work performed on weekends or holidays unless 
otherwise approved by the City Engineer. 
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Specific 
1.       An on-site grading and drainage plan shall be prepared and submitted to the City 

Engineer for approval.  Plan shall be 24” X 36”, ink on Mylar, with elevations to 
nearest 0.01 foot, scale 1”=10’.  Plan shall be prepared by Registered Civil 
Engineer.  Public works improvements may be shown on this plan.  Grading plan 
check fees must be paid in advance. 

2.       Pad certification by the Design Civil Engineer and Soil Engineer is required prior to 
the issuance of building permit. 

3.       Applicant shall properly maintain all BMPs installed on the site, as listed in the 
approved Water Quality Management Plan (WQMP), including requirements for 
vector control.  The BMPs shall be maintained by the homeowner’s association and 
incorporated into the CC&Rs. 

4.       Applicants shall identify parties responsible for the long-term maintenance and 
operation of the structural treatment control BMPs for the life of the Project and a 
funding mechanism for operation and maintenance. This shall be identified prior to 
approval of the WQMP.  

5.       Applicant shall submit a Water Quality Management Plan incorporating Best 
Management Practices (BMP) in conformance with the requirements of NPDES.  
Requirements of the WQMP will include construction of onsite water treatment, and 
maximization of infiltration. 

Tract Subdivision Improvements 
6.       All survey monuments destroyed shall be replaced and tied out in conformance with 

the County of Orange Surveyor’s requirements. 
7.       The private drive entrance, private drives, and end of private drive turn-around 

areas of the Property shall be approved by the Orange County Fire Authority. 
8.       All grading, drainage, storm drain construction, private street or drive improvements, 

utility installation, landscaping, irrigation, and all other Subdivision improvements 
shall meet the City of Stanton standards. 

9.       The Final Map, when submitted to the City for approval, shall be prepared by, or 
under the direction of, a California registered civil engineer licensed to survey or a 
licensed land surveyor. 

10.       At the time of filing of the Final Map with the City for approval the Subdivider shall 
provide a Preliminary Title Report dated not more than 30 days prior to the filing 
date.  In addition to other items the Preliminary Title Report shall show in what name 
the ownership of the property is held, show all trust deeds including the name of the 
trustees, show all easements and names of easement holders, show all fee interest 
holders, and show all interest holders whose interest could result in a fee ownership. 
The title company account for this title report shall remain open until the Final Map is 
recorder. 

11.       All right-of-way, easements, abandonments, and vacations shall be shown on the 
Final Map.  Public right-of-way shall be dedicated to the City in fee simple absolute.  
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The purpose, use, and holder of the easement rights for all easements shall clearly 
be stated on the final map. 

12.       At the time of filing the Final Map to the City for approval the Subdivider shall also 
submit for approval of the City a Subdivision Agreement between the Subdivider and 
the City properly executed by the Subdivider, including appropriate bonds and 
insurance, which sets forth the requirements and responsibilities of both the City and 
the Subdivider relative the subdivision being created. 

13.       Pursuant to the regulations of the Subdivision Map Act all required off-site and 
public improvements shall be completed prior to the recordation of the final map, or 
in lieu thereof, be financially secured by surety bonds, to be held by the City, issued 
to ensure that all the improvements will be completed in a timely manner.  Bond 
amounts shall be determined by the City.  Subdivider shall provide a 100% 
Performance Bond, a 50% Labor and Materials Bond, a 50% Warranty Bond, and 
insurance coverage per City requirements. 

14.       At the time of filing of the Final Map with the City for approval the Subdivider shall 
submit to the City plans and specifications and cost estimates for all improvements 
including, but not limited to, public and private street rights-of-way, drainage 
easements, culverts, drainage structures and drainage channels, water lines, sewer 
lines, utility lines, and other required and necessary improvements.  All improvement 
plans, specifications, and cost estimates shall be approved by the City Engineer 
prior to submitting the Final Map to the City for approval. 

15.       Improvement plans shall include plans for all improvements related to the 
Subdivision including landscape plans, irrigation plans, and street lighting plans for 
all public right-of-way areas and all private areas. 

16.      Subdivider shall provide easements for public and private utilities as needed and as 
approved by the City. 

17.       Prior to the filing of the Final Map with the City for approval the Subdivider shall also 
provide to the City the proposed Covenants, Conditions, and Restrictions (CC&Rs) 
for the subdivision. 

18.       Prior to final acceptance of the Subdivision improvements all subdivision survey 
monuments shall be set, and Corner Records and center line ties shall be filed with 
the Orange County Surveyor, and if required by law, the filing and recording of 
Record of Survey with the Orange County Recorder. 

19.       Prior to final acceptance of the Subdivision improvements the Subdivider shall 
provide the City with As-Built Mylar and electronic copies of the all subdivision plans 
and improvements, in a format acceptable to the City. 

20.      Subdivider shall place a County Surveyor Statement certificate on the final map for 
the signature of the Orange County Surveyor stating that “ I have examined this map 
and have found that all mapping provisions of the Subdivision Map Act have been 
complied with and I am satisfied said map is technically correct.” 

21.       At the time of filing of the Final Map with the City for approval the Subdivider shall 
also provide to the Orange County Surveyor for boundary and technical plan check 
all Final Map documents required by the Orange County Surveyor.  Subdivider shall 
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notify the City in writing that the required Final Map documents have been submitted 
to the Orange County Surveyor for boundary and technical plan check.   

22.      All streets or drives shown on the Final Map shall show proposed street names 
which will be subject to approval of the City. 

23.       At the time of filing of the Final Map with the City for approval the Subdivider shall 
provide to the City evidence that all utility providers with recorded title interest in the 
property have been informed of the of the pending filing of the Final Map with the 
City for approval, and also provide all utility provider’s responses received. 

24.      At the time of filing of the Final Map with the City for approval the Subdivider shall 
provide to the City with a preliminary soils report covering the Subdivision related 
area. 

25.       All improvements shall meet the City Flood Management requirements. 
26.       At the time of filing of the Final Map with the City for approval the Subdivider shall 

provide to the City with a Hydrology Report, and a Hydraulics Report, including all 
necessary and required calculation, maps, exhibits, and reference material. 

27.       The subdivider and subdivision construction shall meet all of the City’s 
Stormwater/NPDES Requirements, City Local Implementation Plan (LIP), 
California’s General Permit for Stormwater Discharges Associated with Construction 
Activity, Notice of Intent (NOI) requirements of the State Water Resources Control 
Board and notification of the issuance of a Waste Discharge Identification (WDID) 
Number for Projects subject to this requirement, and shall provide a Water Quality 
Management Plan (WQMP), and a Stormwater Pollution Prevention Plan (SWPPP), 
and shall use Best Management Practices (BMP). 

28.       The applicant must provide the City with access rights to the property at least once 
per year to perform State mandated environmental inspections. 

 
D. Orange County Fire Authority  
1. The applicant or responsible party shall submit the plans listed below to the Orange 

County Fire Authority for review.  Approval shall be obtained on each plan prior to 
the event specified. 

• Prior to OCFA clearance of a final map or issuance of a precise grading 
permit or a building permit, if a grading permit is not required:  
- fire master plan (service code PR145)  

• Prior to issuance of a building permit:  
- fire sprinkler system (service codes PR400)NFPA 13d 
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Exhibit “B” 
 

Density Bonus and Planned Development Permit PDP20-02 
7922 Cerritos Avenue 

 
1. Complete project approval is contingent upon City Council approval of: Site Plan and 

Design Review SPDR-805, Tentative Tract Map TM20-02, and Planned 
Development Permit PDP20-02.  Any associated conditions, related to the approval 
of the aforementioned entitlements, shall be integrated into the project plans or 
development.  
 

2. Development standards for this Planned Development shall comply with all 
regulations of Title 20 of the Stanton Municipal Code (SMC) and all other relevant 
regulations in the SMC unless otherwise stipulated herein and/or in an applicable 
development agreement, or identified on the approved development plan. 

 
Planned Development Permit 
 

3. Setbacks:  
• Front (Flower Avenue): Minimum 8-foot, 1-inch building setback 
• Side Setback along northern property line: Minimum 7-foot, 6-inch building 

setback 
• Side Setback along southern property line: Minimum 7-foot, 6-inch building 

setback  
• Rear Setback: Minimum 12-foot building setback 

  
4. Separation Between Habitable Structures 

• The minimum separation distance between 2-story habitable structures in the 
RM zone shall be 10 feet 
 

Density Bonus 
 

5. Parking 
• The development shall maintain a total of 17 parking spaces.  The five open 

parking spaces shall be continually maintained on site. 
  

6. Density 
• The site shall allow for a density of 14.9 dwelling units per acre.  
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April 7, 2020 

City of Stanton 
Planning Department 
Attn: Rose Rivera 
7800 Katella Avenue 
Stanton, Ca 90680 

RE:  NARRATIVE IN SUPORT OF PLANNED DEVELOPMENT PERMIT FOR THE 
PROPERTY LOCATED AT 10522 FLOWER AVE, STANTON, CA (TR 19105) 

Dear Ms. Rivera, 

The following narrative is submitted as part of the overall submittal package for the development 
of the properties located at 7922 Cerritos Ave and 10522 Flower Ave. The narrative addresses 
how the proposed project will meet the findings of the Planned Development Permit, and how the 
proposed project minimizes impacts to the surrounding area. 

A. Planned Development Permit – Applicability (section 20.520.020)

The Planned Development Permit may adjust or modify, where necessary and justifiable, all 
applicable development standards (building envelope coverage, FAR, height, setbacks, fence and 
wall heights, landscaping, parking, open space, street layout, etc.) identified in the Zoning Code, 
with the exception of an increase in the applicable density or intensity above the allowable 
maximums identified in Article 2 (zone specific standards). 

B. Project Description

The project includes the development of three (3) duplex buildings for a total of six (6) additional 
affordable units in the City of Stanton. The units will be for sale condominiums available to 
qualified purchasers. The two (2) existing lots (7922 Cerritos Ave. and 10522 Flower Ave.) shall 
be consolidated into a single parcel for condominium use. The assumed floor plans would consist 
of three (3) bedroom, two-and-a-half (2 ½) bath with square footages of approximately 1,450 sq. 
ft. Construction will comply with all City of Stanton building standards. The buildings will be 
constructed in craftsman style with full-wrap siding. The construction of all required public 
improvements associated with the development will also be the responsibility of Habitat for 
Humanity. Materials will include concrete roof tile, manufactured wood siding, concrete paving 
surfaces, adequate security lighting, and professionally designed landscape. The design will also 
incorporate features that will enhance the livability and promote a pedestrian-friendly 
neighborhood atmosphere (i.e. exclusive-use outdoor living area).   

Habitat for Humanity of Orange County 
2200 Ritchey Street 

Santa Ana, CA  92705 

(714) 434-6200 Fax: (714) 434-1222
Website:  www.habitatoc.org 
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The subject property is surrounded by a mixture of residential and commercial uses with a range 
of densities. Sites to the north of the subject property include commercial shopping center and a 
higher density multi-family development. Sites to the east and south of the subject property are a 
range of commercial uses. The sites to the west are consist of less dense single-family 
developments. 
 
The subject property is zoned Medium Density Residential (RM), which aligns with the Medium 
Density Residential Land Use Designation for the property in the City of Stanton’s General Plan. 
Medium Density Residential is appropriate for the area, as reflected by the single and multi-
family developments around the subject property. 
 
The proposed project will utilize the Planned Development Permit (PDP) to allow for flexibility 
in development standards and create a high-quality product that aligns with the goals, strategies 
and actions of the City of Stanton’s General Plan. Those include, but are not limited to, adding to 
the range of housing types in the area, supporting in-fill development and enhancing the image of 
the area and the City of Stanton. The deign features discussed in this project description and 
throughout this narrative, respond to the site and the adjacent land uses, providing transitions 
between the different densities and development types in the area while also creating a unique 
low income housing option for the residents of the City of Stanton. Findings related to the 
Planned Development Permit are discussed below. 
 

C. Planned Development Permit – Required Findings (section 20.520.060) 
 

1. The Planned Development Permit will: 
 

a. Be allowed within the subject base zone. 
 
The subject property is zoned Medium Density residential (RM). The proposed project is for 3 
duplexes with a total of 6 units, which is considered a multi-family residential use and is an 
allowable use under the RM zone. 
 

b. Be consistent with the purpose, intent, goals, policies, actions, and land 
use designations of the General Plan and any applicable Specific Plan. 

 
The City of Stanton General Plan Land Use Designation for the subject property is Medium 
Density Residential. Per the General Plan the Medium Density Residential designation is 
intended to be applied to areas appropriate for neighborhoods with a variety of housing types 
including attached and detached single-family residential  dwelling units, duplexes, triplexes, 
fourplexes, cluster housing subdivisions, condominiums, townhomes, mobile home parks, as well 
as accessory structures and uses. The RM zone may also allow nonresidential uses that 
complement and serve the immediate neighborhood, including schools, parks, libraries, and 
public facilities. Quasi-residential uses (e.g., convalescent hospitals, group residential homes, 
etc.) are also allowed. 
 
The proposed project is consistent with the intent of the General Plan and the goals listed above. 
Specifically, the proposed project adds to the range of housing types in the area and provides 
opportunities for low income families to enjoy home ownership.  
 
The General Plan also promotes redevelopment of existing residential structures and site 
improvements along its primary and secondary corridors. The subject property is located along 
Cerritos Avenue, approximately 150 feet from Beach Boulevard. Cerritos Avenue is designated 
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as a secondary arterial and Beach Boulevard is a designated as a principal arterial in the General 
Plan. Due to the proximity of the subject property to both Cerritos and Beach, the redevelopment 
of the property aligns with and is supported by the General Plan (CD-1.3, CD-1.3.2). The project 
will provide housing for people close to commercial nodes, which will benefit existing 
commercial uses in the area, and contribute to the City’s economic base (LU-1.1). Furthermore, 
because the project constitutes as an infill development, all public facilities and utilities, located 
along Cerritos Avenue, are easily accessible and available to serve the site. (LU-3.1; RC-2.1.6(a), 
(b)). 
 
The General Plan promotes quality development and design that aligns with and enhances the 
unique image of Stanton. The proposed project will create an opportunity for low income families 
to become home owners in an area that is in close range of amenities (CD-1.1) while enhancing 
the area while maintaining high design standard with creative elements through the adjustment of 
certain development standards (CD-1.1.2) (See sections C.1.c and C.2) 

 
c. Be generally in compliance with all of the applicable provisions of this 

Zoning Code relating to both on-site and off-site improvements that are 
necessary to accommodate flexibility in site planning and property 
development and to carry out the purpose, intent, and requirements of 
this chapter and the subject baes zone, including prescribed 
development standards and applicable design guidelines, except for 
those provisions modified in compliance with this chapter 

 
The proposed project conforms to the current Development Code requirements in terms of 
building height, structure coverage, and parking. Where the project does not meet Development 
Code requirements, the PDP along with Density Bonus Law is used to ensure that high standards 
of design are met and that the project is consistent with the intent of the code. The front, rear, and 
side yard setback lines were adjusted, per the PDP, to allow additional flexibility in the design. 
 
The adjustments allowed by the PDP to the development standards mentioned above will allow 
the property to be developed effectively and thoughtfully and will encourage infill developments 
in the City of Stanton. 
 

d. Ensure compatibility of property uses within the zone and general 
neighborhood of the proposed development 

 
The proposed project is allowed by right in the Medium Density Residential Zone. As stated in 
the project description above, there are a variety of uses in the immediate vicinity of the property, 
ranging from single-family residential and multi-family residential to commercial uses. The 
proposed project incorporates design features that respond to and are sensitive of these existing 
adjacent land uses. Due to the proximity of Beach Boulevard, and the compatibility of existing 
land uses in the area, the density of the project aligns with the development patterns in the area 
and throughout the City of Stanton. 
 

2. The proposed project will produce a comprehensive development of superior 
quality and excellence of design (e.g., appropriate variety of structure placement 
and orientation opportunities, appropriate mix of structure sizes, high quality 
architectural design, significantly increased amounts of landscaping and 
improved open space, improved solutions to the design and placement of 
parking and loading facilities, incorporation of a program of highly enhanced 
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amenities (e.g., additional public art), LEED or other “green” related standards, 
that might otherwise occur from more typical development applications. 

 
The proposed project will feature 3-bedroom condominium units. All structures will be 2 stories 
in height to provide a uniform design. The property is rectangular in shape and therefore the 
individual structures face north-south to most efficiently utilize the shape of the property. 
 
Landscaping is provided throughout the project, enhancing the experience for residents, and 
providing buffers to the adjacent properties. 2 of the 3 condominium units are linked by a 
common walkway, creating a place for interaction between residents. Landscaping and trees are 
proposed throughout the site to break up living areas, amenity areas, and buffer between adjacent 
developments. 
 
All parking for the project is located on site for the use of residents and their guests. The parking 
will adequately address the needs of the future residents and will help to lessen the overflow into 
surrounding neighborhoods. The project will provide 12 covered parking stalls and 6 un-covered 
guest parking stalls.   
 

3. Proper standards and conditions have been imposed to ensure the protection of 
the public health, safety, and welfare. 

 
The proposed project has been designed in accordance with the California Building Code, the 
City of Stanton Development Code, the PDP, and the intent of the General Plan as described 
above. The project is sensitive to the existing surrounding uses and is designed to a high standard 
that will contribute to the character of the surrounding communities. It is not anticipated that the 
project will cause any adverse effects in terms of noise or pollutants to the surrounding 
communities or general public. The project will be conditioned, as necessary, through the review 
process, and subject to all conditions of approval to ensure that any potential impacts are 
mitigated. 
 

4. Proper on-site traffic circulation (e.g., pedestrian and vehicular) and control is 
designed into the development to ensure protection for fire suppression and 
police surveillance equal to or better than what would normally be created by 
compliance with the minimum setback and parcel width standards identified in 
Article 2 (Zone-Specific Standards). 

 
The proposed project provides a straight through drive aisle with resident and emergency vehicles 
being able to access the westerly entrance. Due to the short drive aisle length an additional 
emergency vehicle access point is not required.  
 

5. The subject parcel is adequate in terms of size, shape, topography, and 
circumstances to accommodate the proposed development.  

 
The proposed project is an infill development and has access to existing utilities, roads and 
infrastructure. The property is rectangular in shape and is accessed from Flowers Avenue. The 
project complements the size and shape of the parcel and effectively makes use of the space 
available. 
 
The property is very flat and will remain relatively flat upon completion of the development. 
There are no drastic grade changes proposed, which will less the impact on the surrounding 
developments.  
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6. Adequate public services and facilities exist, or will be provided, in compliance 
with the conditions of approval, to serve the proposed development and the 
approval of the proposed development will not result in a reduction of public 
services to properties in the vicinity to be a detriment to public health, safety, 
and general welfare. 

 
The proposed project is an infill development in an already established area and therefore will 
have access to existing public services and utilities. The proposed project intends to connect to 
the existing utilities located within Cerritos Avenue and an adjacent alley. The applicant has 
contacted the carious utility companies to obtain will serve letters and will continue to work with 
the utility purveyors throughout the development process.  
 

7. The proposed development, as conditioned, will not have a substantial adverse 
effect on surrounding properties or their allowed use. 

 
The proposed project is an allowable use under the current zoning and City of Stanton General 
Plan Land Use designation. The site will conform to the maximum height standards under the 
Medium Density Residential Zone and will have adequate on-site circulation, parking, and 
drainage. It is not anticipated that there will be any adverse effects on the surrounding properties 
and their allowed use. 
 

8. If the development proposes to mix residential and commercial uses whether 
done in a vertical or horizontal manner, the residential use is designed in a 
manner that it is appropriately buffered from the commercial use and is 
provided sufficiently enhanced amenities to create a comfortable and healthy 
residential environment and to provide a positive quality of life for the residents. 
The enhanced amenities may include additional landscaping, additional private 
open space, private or separated entrances, etc. 

 
This is not applicable. The proposed project is exclusively residential.  
 

9. The design, location, operating characteristics, and size of the proposed 
development will be compatible with the existing and future land uses in the 
vicinity, in terms of aesthetic values, character, scale, and view protection. 

 
The projects thoughtful design provides a transition between different densities and development 
types in the area while also creating an opportunity for low income families to become 
homeowners. Common spaces and paths for residents are incorporated into the design to ensure 
effective pedestrian circulation and safety. The proposed project will also include landscape 
features such as a tot lot and community picnic area. 
 

10. The applicant agrees in writing to comply with any and all conditions imposed 
by the review authority in the approval of the Planned Development Permit. 
(Ord. 1017, 2013) 

 
The applicant will agree, in writing, to comply with any and all conditions of approval imposed 
by the review authority in the approval of the Planned Development Permit, once issued. 
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DEVELOPMENT STANDARD REDUCTIONS 

 

DENSITY BONUS WAIVERS PER GOVERNMENT CODE 65915 AND SMC 20.330.050 

1. SETBACK REDUCTIONS TO SMC 20.210.030 
a. FRONT – 20’ TO 8’ 
b. REAR – 20’ TO 12’ 
c. SIDE – 10’ TO 7’-6”  
d. TWO STORY SEPERATION - 25’ TO 10’-1” 

 
2. PARKING REDUCTION TO SMC 20.320.030 

a. 23 SPACES TO 17 SPACES 
 

3. LANDSCAPE REDUCTION TO SMC 20.315.030 AND SMC 20.315.040 
a. 40% TO 33% 
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ATTACHMENT C 
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Memo 

lc v:\2042\active\2042569300\traffic_trans\reports\memos\mem_habitat_for_humanity_stanton-trip_gen_summary-20200115.docx 

To: Troy Hendrickson From: Cathy Lawrence 

Habitat for Humanity – Orange County 
2200 Ritchey Street 
Santa Ana, CA 92705 

Stantec 
38 Technology Drive 
Irvine CA 92618 

File: 2042569300 Date: January 15, 2020 

Reference:  Stanton Townhomes Trip Generation Evaluation 

Habitat for Humanity Orange County proposes to develop a six-unit affordable townhouse project in the City 
of Stanton. The project is located at 7922 W. Cerritos Avenue. This memo summarizes the expected trip 
generation for the proposed affordable townhouse development. 

Trip Generation Analysis 

The proposed project consists of six townhouse units located on an undeveloped lot on the southeast corner 
of W. Cerritos Avenue and Flower Avenue, west of Beach Boulevard.  

Table 1 (attached) summarizes the trip rates and trip generation for the proposed residential project. Based 
on the Institute of Transportation Engineers (ITE) trip generation rates for Multi-Family Housing (Low Rise) 
(Category 220), the project would generate 44 daily trips, of which 3 (1 inbound, 2 outbound) would be 
generated during the AM peak hour and 3 (2 inbound, 1 outbound) would be generated during the PM peak 
hour. These trip rates are based on market value housing developments.  

The City of Los Angeles has affordable housing projects trip rates specified in their Transportation Impact 
Study Guidelines. Based on the City of Los Angeles affordable housing trip rates, the trip generation could be 
as low as 24 trips per day with 3 trips during the AM peak hour and 2 trips during the PM peak hour. 

Conclusions 

The proposed Habitat for Humanity townhomes project would generate approximately 2 to 3 peak hour trips 
and approximately 24 to 44 daily trips. These amounts of peak hour and daily trips are far below the level of 
significance for traffic impacts. Therefore, the proposed project would have no significant impact on the 
surrounding roadway network and should be exempt from preparation of a traffic study. 

Stantec Consulting Services Inc. 

Cathy Lawrence, PE   
Transportation Engineer 

Phone: 949 923 6064 

Cathy.Lawrence@stantec.com 

Attachment: Table 1 Trip Generation Summary 

c. Keith Rutherfurd, Stantec
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January 15, 2020 

Troy Hendrickson 

Page 2 of 2  

Reference:   Stanton Townhomes Trip Generation Evaluation 

lc v:\2042\active\2042569300\traffic_trans\reports\memos\mem_habitat_for_humanity_stanton-trip_gen_summary-20200115.docx 

Table 1  Trip Generation Summary 

AM Peak Hour PM Peak Hour 
Land Use Units In Out Total In Out Total ADT 
ITE Multi-Family Low-Rise (Category 220) 1 

Trip Rate  DU 0.11 0.35 0.46 0.35 0.21 0.56 7.32 
Trip Generation 6 DU 1 2 3 2 1 3 44 

City of Los Angeles Affordable Housing – Family 2 
Trip Rate  DU 0.20 0.30 0.50 0.19 0.15 0.34 4.08 

Trip Generation 6 DU 1 2 3 1 1 2 24 
Source: 
1 ITE Trip Generation Manual, 10th Edition 
2 City of Los Angeles Transportation Impact Study Guidelines, Table 5 
ADT = average daily trips 
DU = dwelling units 
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