
 
CITY OF STANTON 

STANTON CITY HALL, 7800 KATELLA AVENUE, STANTON, CA 
 

PLANNING COMMISSION REGULAR MEETING  
 

WEDNESDAY, OCTOBER 19, 2022 - 6:30 P.M. 
AGENDA  

 
SAFETY ALERT – NOTICE REGARDING COVID-19 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
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) 890-4237. 
Notification 48 hours prior to the Commission meeting will enable the City to make reasonable 
arrangements to assure accessibility to this meeting. 
 
 
 

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 given the health risks associated with 
COVID-19. The Planning Commission Meeting will be held in-person in the City Council 
Chambers located at 7800 Katella Avenue, Stanton, CA 90680. 
 
ANY MEMBER OF THE PUBLIC WISHING TO PROVIDE PUBLIC COMMENT FOR ANY 
ITEM ON THE AGENDA MAY DO SO AS FOLLOWS:  

• Attend in person and complete and submit a request to speak card to the Planning 
Commission Chair. 

• E-mail your comments to CommunityDevelopment@StantonCA.gov with the subject line 
“PUBLIC COMMENT ITEM #” (insert the item number relevant to your comment) or 
“PUBLIC COMMENT NON-AGENDA ITEM” no later than 5:00 p.m. before the meeting 
(Wednesday, October 19, 2022).  Comments received no later than 5:00 p.m. before the 
scheduled meeting will be compiled, provided to the Planning Commission, and made 
available to the public before the start of the meeting.  Staff will not read e-mailed 
comments out loud during the meeting; however, the official record will include all e-
mailed comments received until the close of the meeting. 

 
Should you have any questions related to participation in the Planning Commission Meeting, 
please contact the Community Development Department at (714) 890-4237. 
 

mailto:CommunityDevelopment@StantonCA.gov
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1. CALL TO ORDER STANTON PLANNING COMMISSION REGULAR MEETING  
 
 
2. PLEDGE OF ALLEGIANCE 
 
 
3. ROLL CALL 
 

Chair Ash, Vice Chair Adams, Commissioner Marques, Commissioner Frazier, Vacant 
 
 
4. SWEARING IN/SEATING OF NEW PLANNING COMMISSIONER 
  
 The City Clerk will administer the Oath of Office to Ms. Helen Sanchez 
 
5. SPECIAL PRESENTATION 
  

None. 
 
 
6.  APPROVAL OF MINUTES 
 

None. 
 
 
7. PUBLIC COMMENTS 
 

This is the time for members of the public to address the Planning Commission on any 
non-agendized matters within the subject matter jurisdiction of the Planning 
Commission.   
 

• Each speaker will have a maximum of three (3) minutes,  

• The Commission cannot discuss or take action on these items. 

• All speakers must fill out a REQUEST TO SPEAK card and submit it to the 
Secretary of the Commission.  

• The Chair will call speakers to the microphone.  Please state your name, slowly 
and clearly, for the record.  

• When three (3) minutes has expired, please return to your seat as you will not be 
permitted to have additional time for comments 

 
 
8. PUBLIC HEARINGS  
 
8A. PUBLIC HEARING TO CONSIDER AMENDING CONDITIONAL USE PERMIT NO. 

C21-01 TO ALLOW KARAOKE AND LIVE BAND ENTERTAINMENT IN 
CONJUNCTION WITH A BONA FIDE RESTAURANT WITH ALCOHOL SERVICE 
LOCATED AT 12033 BEACH BLVD IN THE CG COMMERCIAL GENERAL ZONE 

 

http://www.ci.stanton.ca.us/
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RECOMMENDED ACTION 
Planning Commission of the City of Stanton hereby resolve as follows: 

 
• Conduct a public hearing;  

 
• Declare the project is Categorically Exempt per California Environmental Quality Act, 

Public Resource Code Section 15301, Class 1 (Existing Facilities); and 
 

• Adopt Resolution No. 2555 approving Amendment to Conditional Use Permit No. C21-
01 

 
8B. PUBLIC HEARING TO CONSIDER AN AMENDMENT TO CONDITIONAL USE 

PERMIT NO. C19-07 FOR A MAJOR UTILITY SERVICE FACILITY LOCATED AT 
8230 PACIFIC STREET, CONDITIONAL USE PERMIT NO. C22-04 TO ALLOW 
EXPANSION OF THE USE TO A PORTION OF THE ADJACENT PROPERTY 
LOCATED AT 10680 FERN AVENUE AND SITE PLAN AND DESIGN REVIEW NO. 
SPDR-819 TO ALLOW THE CONSTRUCTION AND EXPANSION FOR THE 
FACILITY IN THE IG INDUSTRIAL GENERAL ZONE. 

 
RECOMMENDED ACTION 
Planning Commission of the City of Stanton hereby resolve as follows: 

 
• Conduct a public hearing;  

 
• Declare the project is Categorically Exempt per California Environmental Quality Act, 

Public Resource Code Section 15332, Class 32 (In-fill Development) and Section 
15303, Class 3 (New Construction or Conversion of Small Structures); and 

• Adopt Resolution No. 2556 approving Amendment to Conditional Use Permit No. C19-
07, Conditional Use Permit No. C22-04, and Site Plan and Design Review No. SPDR-
819 

 
 
9.  NEW BUSINESS 
 

None. 
  
 
10. OLD BUSINESS 
 

None. 
 
 
 
 
 

http://www.ci.stanton.ca.us/


 

PC Agenda – Regular Meeting – October 19, 2022 – Page 4 
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 StantonCA.gov  

 

11. 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. 
 
 

12. DIRECTOR’S REPORT 
 
 
13. 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 Family Resource Center and 
City Hall, not less than 72 hours prior to the meeting.  Dated this 13th

P day of October 
2022. 

  
 
  
 Jennifer A. Lilley, AICP 
 Community & Economic Development Director 

http://www.ci.stanton.ca.us/
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CITY OF STANTON 
REPORT TO THE 

PLANNING COMMISSION 
  
 
TO:  Chair and Members of the Planning Commission 
 
DATE: October 19, 2022 
 
SUBJECT: PUBLIC HEARING TO CONSIDER AMENDING CONDITIONAL USE 

PERMIT NO. C21-01 TO ALLOW KARAOKE AND LIVE BAND 
ENTERTAINMENT IN CONJUNCTION WITH A BONA FIDE 
RESTAURANT WITH ALCOHOL SERVICE LOCATED AT 12033 BEACH 
BLVD IN THE CG COMMERCIAL GENERAL ZONE  

 
RECOMMENDED ACTION 
Planning Commission of the City of Stanton hereby resolve as follows: 
 

• Conduct a public hearing;  
 

• Declare the project is Categorically Exempt per California Environmental Quality 
Act, Public Resource Code Section 15301, Class 1 (Existing Facilities); and 
 

• Adopt Resolution No. 2555 approving Amendment to Conditional Use Permit No. 
C21-01 

 
BACKGROUND 
The project site is located on the southwest corner of Chapman Avenue and Beach 
Boulevard within the Playa Galleria Shopping Center. The site is zoned CG (Commercial 
General), General Mixed Use Overlay District (Exhibit 1). The surrounding uses and 
existing land uses are mainly commercial with residential single-family housing located 
northwest of the subject property (Table 1). The property is separated by a 100-foot 
arterial roadway, Chapman Avenue from the referenced residential development.  
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Exhibit 1. Aerial of site and surrounding uses 
 

 
 
 

Table 1. Surrounding Land Use Designation 
 

 Zoning Existing Land Use 
North Single-Family Residential (RL) and 

Commercial General (GC) 
Single-Family Residential 

(Northwest) and Commercial 
Center (Northeast)  

East Commercial General (GC) Commercial Uses, including food 
establishments and liquor 

South Commercial General (GC) Commercial Uses, The Home 
Depot anchoring the center 

West Commercial General (GC) Commercial Use, including food 
establishments and retail store 

 
 
PROJECT DESCRIPTION  
The project site is located at 12033 Beach Boulevard, formerly Mitsuyoshi Japanese 
Restaurant. The Mitsuyoshi Japanese Restaurant was granted Conditional Use Permit 
No.C86-17, allowing the restaurant to serve beer and wine and operated with an active 
business license for 34 years, from 1987 to 2021. On October 6, 2021, the Planning 
Commission approved Conditional Use Permit No. C21-01, for Lucky John’s Kitchen to 
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operate as a bona fide restaurant including on-site sales of beer, wine, and distilled spirits.  
This action also revoked Conditional Use Permit No. C86-17.   
 
ANALYSIS/JUSTIFICATION 

Lucky John’s Kitchen is proposing to amend Conditional Use Permit No. C21-01 to allow 
karaoke and live entertainment incidental to the primary restaurant use. These incidental 
uses are proposed to be from 9:00 pm to 2:00 am, Monday through Sunday. The applicant 
does not intend to have karaoke or live entertainment every day, however, would like the 
flexibility to offer live entertainment, as available, on various days.  
 
 

Exhibit 2. Modified Floor Plan 
 

  
 
The City of Stanton’s Municipal Zoning Code allows for incidental uses, such as a bar, 
cocktail lounge, or any other use to operate in conjunction to a bona fide restaurant, so 
long as the incidental use does not exceed 35% of the total net floor area of the dining 
area. As indicated in Figure 2, the total tenant space is 2,870 square feet with the total 
area dedicated for dining is 955 square feet. The incidental uses include 228 square feet 
for the bar/lounge area, approximately 37 square feet for a pool table, and 64 square feet 
for live entertainment (karaoke or bands). The total area dedicated to incidental uses is 
approximately 329 square feet, 34.45% of dining area and thus within the allowance 
established by the Code.  
 
All operations of the existing restaurant will remain the same. The floor plan is slightly 
modified to allow for the live entertainment set up as outlined above and shown in Exhibit 
2.  All conditions under Resolution No. 2555 remain and will continue to be required and 
adhered to by the operator.      
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ENVIRONMENTAL IMPACT 
In accordance with the requirements of the California Environmental Quality Act (CEQA) 
this project has been determined to be Categorically Exempt under Section 15301, Class 
1 (Existing Facilities). 
 
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,  
 
 
_______________________     
Patricia Garcia        
Assistant Planner 
 
 
Approved by,  
 
 
_______________________     
Maribeth Tinio        
Planning Manager 
 
 
 
_______________________     
Jennifer A. Lilley, AICP        
Community and Economic Development Director 
 
 
 
ATTACHMENTS 
 
A. PC Resolution No. 2555 
B. Vicinity Map 
C. Site Plan 
D. Floor Plan 
E. Projective Narrative  

 



RESOLUTION NO. 2555 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
STANTON TO AMEND CONDITIONAL USE PERMIT NO. C21-01 TO 
INCLUDE KARAOKE AND LIVE ENTERTAINMENT AS INCIDENTAL 
USES IN CONJUNCTION WITH AN ALCOHOL SERVING BONA FIDE 
RESTAURANT AT 12033 BEACH BOULEVARD 
 

THE PLANNING COMMISSION OF THE CITY OF STANTON DOES HEREBY 
RESOLVE AS FOLLOWS: 
 
WHEREAS, on October 1, 1986, the Planning Commission of the City of Stanton 
approved Conditional Use Permit C86-17 for the operation of a bona fide restaurant with 
on-premises consumption of beer and wine at 12033 Beach Boulevard.  
 
WHEREAS, on October 9, 2021, the Planning Commission of the City of Stanton 
conducted a duly noticed public hearing and revoked Conditional Use Permit C86-17 for 
the operation of a bona fide restaurant with on-premises consumption of beer and wine 
located at 12033 Beach Boulevard (CG) Commercial General zone.   
 
WHEREAS, on October 9, 2021, the Planning Commission of the City of Stanton 
conducted a duly noticed public hearing concerning the request to allow the on-site sales 
and consumption of beer, wine and distilled spirits in conjunction with a bona fide 
restaurant located at 12033 Beach Boulevard in the CG (Commercial General) zone; and 
 
WHERAS, on October 11, 2022, the Planning Commission of the City of Stanton 
conducted a duly noticed public hearing concerning the request to allow for live 
entertainment as an incidental use with a bona fide restaurant located at 12033 Beach 
Boulevard.  
 
WHEREAS, the Commission has carefully considered all pertinent testimony and 
information contained in the Staff report prepared for this application as presented at the 
public hearing; and 
 
WHEREAS, Staff has reviewed the environmental form submitted by the Applicant in 
accordance with the City’s procedures.  Based upon the information received and Staff’s 
assessment of the information, the Project has been determined to be categorically 
exempt pursuant to the California Environmental Quality Act (CEQA), Section 15301, 
Class 1(a) (Existing Facilities) and; 
 
WHEREAS, all legal prerequisites have occurred prior to adoption of this resolution. 
 
NOW, THEREFORE, THE PLANNING COMMISSION OF THE CITY OF STANTON 
DOES HEREBY FIND: 
 

 SECTION 1:  The Planning Commission hereby finds that all of the facts, findings and 
conclusions set forth above in this resolution are true and correct. 
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SECTION 2:  Based upon the Initial Study, the Planning Commission exercises its 
independent judgment and finds that the project, as conditioned hereby, is categorically 
exempt from environmental review under the California Environmental Quality Act, 
Section 15301, Class 1(a) (Existing Facilities).  
  
SECTION 3:  That in accordance with the findings as set forth in Sections 20.550.060 of 
the Stanton Municipal Code: 
 
A. The proposed use is consistent with the General Plan and any applicable specific plan. 

 
The project meets Economic Development Goal ED-2.2 by promoting economic 
revitalization along major arterials Beach Boulevard and Katella Avenue. The project 
also meets Strategy ED-4.1 of the General Plan to assist existing business by 
facilitating the permitting process for those looking to expand their facilities.  The 
approval of this amendment would allow an existing Stanton small business, Lucky 
Johns, to expand their offerings as a bona fide restaurant to include karaoke and live 
entertainment.   

 
B. The proposed use is allowed within the applicable zone and complies with all other 

applicable provisions of the zoning code and the municipal code.   
 
A bona fide restaurant with the primary use being food sales and service and 
secondary and incidental use of on-site sales of beer, wine and alcoholic beverage as 
allowed within the Commercial General Zone with the approval of the Conditional Use 
Permit, and in compliance with Section 20.400.030 of the Stanton Municipal Code. 
The proposal to amend Conditional Use Permit No. C21-01 to allow karaoke and live 
entertainment is also permitted with the review and approval of a Conditional Use 
Permit.  The proposed use and live entertainment comply with all applicable provisions 
of the Municipal Code.  

 
C. The design, location, size and operating characteristics of the proposed activity will be 

compatible with the existing and future land uses in the vicinity.  
 

The restaurant is surrounded by commercial uses to the north, east, and south, and 
residential uses located northwest of the subject property. The property is separated 
by a 100-foot arterial roadway, Chapman Avenue, from the residential development. 
Additionally, the business would operate entirely within existing commercial retail 
building footprint compatible with the other commercial uses within the shopping 
center.  The business will be conditioned to keep all doors closed during operation of 
live entertainment. The proposed use is commercial in nature, in compliance with the 
Zoning Code and General Plan designation.  As such, the proposed use would be 
consistent with existing and future commercial activities in the vicinity.  

 
D. The site is physically suitable in terms of its design, location, shape, size and operating 

characteristics of the proposed use; the provision of public and emergency vehicle 
access; public protection services; the provision of utilities; and served by highways 
and streets adequate in width and improvement to carry the kind and quantity of traffic 
the proposed use would likely generate.   
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The proposed use is located within an existing shopping center with access from three 
driveways along Chapman Avenue and Beach Boulevard. The proposed business 
would operate in an existing tenant space currently serviced by all public protection 
services, and utilities, and maintains existing access to two major arterial roadways, 
Chapman Avenue to the north and Beach Boulevard to the east of the property. The 
use would be conducted within the existing building and is not increasing the square 
footage or previous use of the building. As such, the site is physically suitable for the 
business operations.  

 
E. The site’s suitability ensures that the type, density, and intensity of use being proposed 

will not adversely affect the public convenience, health, interest, safety or general 
welfare, constitute a nuisance, or be materially detrimental to the improvements, 
persons, property, or uses in the vicinity and zone in which the property is located.   

 
The site is suitable for the proposed use as it was previously operated as a restaurant.  
There is no increase of square footage and the business will operate within the existing 
tenant space. The proposed modification intends to add karaoke and live 
entertainment to the permitted incidental use. The project has been conditioned to 
keep doors closed during entertainment and will need to comply with the City’s Noise 
Ordinance.  

 
 

SECTION 4:  That based upon the above findings, the Planning Commission hereby 
approves amending Conditional Use Permit No. C21-01 to allow karaoke and live 
entertainment in conjunction with a bona fide restaurant business located at 12033 Beach 
Boulevard in the CG (Commercial General) zone, subject to the following conditions: 
 
A. That all conditions of the Planning Division be met, including but not limited 

to the following:  
 

1. This approval amends Conditional Use Permit No. C21-01 to add live 
entertainment (karaoke and live entertainment, ie bands) as an approved 
incidental use subject to the conditions contained herein, in addition to all 
conditions contained in Planning Commission Resolution No 2355, which shall be 
upheld with this approval. 

 
2. The proposed project will be constructed, developed, used, operated, and 

permanently maintained in accordance with the terms of the application, plans, 
drawings, and conditions imposed in the resolution of approval. 

 
3. Incidental uses shall be consistent with the floor plan submitted as part of this 

application.  Any modifications to the incidental uses shall require review and 
approval by the Planning Division. Any significant modifications shall require 
review and approval by the Planning Commission.  
 

4. The Applicant(s)/Owner(s) shall agree and consent in writing within 30 days 
acceptance of the conditions of approval as adopted by the Planning Commission.  
In addition, the Applicant shall record the Conditions of Approval in the Office of 
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the County Recorder.  Proof of recordation shall be provided to the Planning 
Division prior to commencement of live entertainment. 
 
 

5. Karaoke and live entertainment (live band) shall be limited to Monday through 
Friday, 9:00 pm to 2:00 am. Any significant modifications to entertainment 
operating hours and/or type of live entertainment shall require review and approval 
by the Planning Commission.  
 

6. All entertainment shall be limited to within the confines of the existing tenant space.  
No outdoor entertainment is permitted. 
 

7. All exterior doors shall remain closed at all times during entertainment activities.  
Entertainment shall not be conducted at any time during which any applicable law 
or code requires an exterior door to be open. 
 

8. All operations of the restaurant and entertainment uses shall be subject to the 
provisions of Chapter 9.28 of the Stanton Municipal Code (Noise Control).  No 
noise emanations from the business shall exceed the noise standards specific to 
Section 9.28.050.  If these standards are exceeded, as determined by a competent 
authority, the applicant shall be required, at its own expense, to modify operating 
hours, modify types of live entertainment and/or implement any other noise 
mitigation measures as may be recommended by a competent independent 
authority.   

 
9. The Planning Commission may set this permit for a public hearing at any time to 

consider modifications of any conditions or revocation of the permit if non-
compliance and/or nuisances occurs. 
 

10. At no time shall the number of persons within the subject unit be greater than the 
occupancy allowed by the Building Division and Orange County Fire Authority. 

 
11. In accordance with policies adopted by the City, the Applicant(s)/Owner(s) shall be 

responsible for any cost incurred as a result of local law enforcement or code 
enforcement investigation/inspections that result in a finding of violation of any 
applicable laws and/or conditions of approval. 
 

12. As a condition of issuance of this approval, 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 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, 
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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 Procedures 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. 

 
C. That all conditions of the Orange County Fire Authority be met. 

 
1. The applicant or responsible party shall submit the plan(s) listed below to the 

Orange County Fire Authority for review. Approval shall be obtained on each plan 
prior to commencement of any live entertainment.  
 
Prior to issuance of permit: 

• Architectural (service codes PR204 or PR208) 
 Prior to concealing interior construction:  

• Fire Alarm System (service code PR500-PR520) 
• Fire Sprinkler System (service codes PR430-PR455), if the building is 

currently sprinklered and the system requires modification 
• Hood and Duct extinguishing system (service code PR335) 

 
SECTION 5:  That based upon the above findings, the Planning Commission hereby 
APPROVES Amendment to Conditional Use Permit No. C21-01. 
 
ADOPTED, SIGNED AND APPROVED by the Planning Commission of the City of 
Stanton at a regular meeting held on October 19, 2022, by the following vote, to wit: 
 
 
AYES:     COMMISSIONERS:  
 
NOES:     COMMISSIONERS:      
          
ABSENT:   COMMISSIONERS:   
 
ABSTAIN:  COMMISSIONERS:   
 

 
 
 

[SIGNATURES FOR RESOLUTION NO. 2555 ON NEXT PAGE] 
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[ SIGNATURE PAGE FOR RESOLUTION NO.2555 ] 
 
 
 
 
 
 

Elizabeth Ash, Chairman 
Stanton Planning Commission 
 
 
 
 
 
Jennifer A. Lilley, AICP 
Planning Commission Secretary  
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CITY OF STANTON 
REPORT TO THE 

PLANNING COMMISSION 
  
 
TO:  Chair and Members of the Planning Commission 
 
DATE: October 19, 2022 
 
SUBJECT: PUBLIC HEARING TO CONSIDER AN AMENDMENT TO CONDITIONAL 

USE PERMIT NO. C19-07 FOR A MAJOR UTILITY SERVICE FACILITY 
LOCATED AT 8230 PACIFIC STREET, CONDITIONAL USE PERMIT NO. 
C22-04 TO ALLOW EXPANSION OF THE USE TO A PORTION OF THE 
ADJACENT PROPERTY LOCATED AT 10680 FERN AVENUE AND SITE 
PLAN AND DESIGN REVIEW NO. SPDR-819 TO ALLOW THE 
CONSTRUCTION AND EXPANSION FOR THE FACILITY IN THE IG 
INDUSTRIAL GENERAL ZONE.  

 
RECOMMENDED ACTION 
Planning Commission of the City of Stanton hereby resolve as follows: 
 

• Conduct a public hearing;  
 

• Declare the project is Categorically Exempt per California Environmental Quality 
Act, Public Resource Code Section 15332, Class 32 (In-fill Development) and 
Section 15303, Class 3 (New Construction or Conversion of Small Structures); 
and 

• Adopt Resolution No. 2556 approving Amendment to Conditional Use Permit No. 
C19-07, Conditional Use Permit No. C22-04, and Site Plan and Design Review 
No. SPDR-819 

 
BACKGROUND 
On January 15, 2020, the Planning Commission reviewed and approved the request, by 
Kara Miles, representing Stanton Energy Holdco LLC, for the construction and operation 
of the Stanton Battery Energy Storage (SBES), a major utility service facility at 8230 
Pacific Street. At the time, the property consisted of a paved yard used for temporary 



October 19, 2022 
Page 2 

staging and storage for the construction of the adjacent Stanton Energy Reliability Center 
(SERC).  

Due to changes in requirements for battery storage systems, the applicant represents 
that the project could not be constructed within a fully enclosed building as previously 
designed and approved. To address these changes, the applicant is requesting to amend 
Conditional Use Permit No. C19-07 to modify the layout of the storage and design of the 
facility.  Additionally, the applicant proposes to expand the use into a portion of the 
northerly adjacent property, see Exhibit 1 below.  

 
Exhibit 1. Aerial of site and surrounding uses 

 

 
 
PROJECT LOCATIONS 
The project currently exists at the 8230 Pacific Street property and the expansion would 
occur on the 10680 Fern Avenue property. The 8230 Pacific Street property is 
approximately 26,572 square feet and is primarily vacant with some battery storage 
operations reviewed and approved by the Commission. The 10680 Fern Avenue property 
is approximately 20,037 square feet and is currently used by an industrial use, a detergent 
manufacturer.  The proposed utility use will only occupy the south westerly portion of the 
site and the detergent manufacturer will continue to utilize the majority of the property. 
Both sites are zoned as Industrial General (IG) and have an Industrial, General Plan 
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designation. The surrounding uses and existing land uses are mainly industrial with 
nonconforming residential, single-family housing located northwest of the subject 
properties, Table 1. Directly east of the project location is the existing Stanton Energy 
Reliability Center (SERC).  
 

Table 1. Surrounding Land Use Designation 

 
USE DESCRIPTION  
As previously approved by Conditional Use Permit No. C19-07, the proposed project 
consists of the construction of a major utility facility for energy storage systems. The 
proposed facility would provide local and regional ancillary services to the electric grid to 
benefit the residents of the City of Stanton (City) and adjacent cities. The proposed 
equipment includes energy storage batteries located in purpose-built equipment 
enclosures, inverters to convert alternating current electric energy into direct current 
electrical energy, transformers to change voltage of the electricity, and 
switchgear/breaker assemblies and other protective electrical equipment. The facility will 
connect to SCE’s substation located on the adjacent facility via underground electrical 
cables.  
 
ANALYSIS/JUSTIFICATION 
 
Amendment to Conditional Use Permit No. C19-07 – 8230 Pacific Street   
The project site located on 8320 Pacific Street was granted a Conditional Use Permit that 
allowed for the construction of an unmanned major utility service facility. The facility was 
originally designed to be within a fully enclosed building however, due to updates in 
battery safety, the applicant represents the building can no longer be a fully enclosed 
structure with a roof.  The applicant proposes to modify the design and layout of the facility 
and construct a fully screened and enclosed structure without a roof covering, Attachment 
D – Project Plans.   The proposed “building” will be constructed with 25-foot corrugated 
metal walls, painted in beige tones with blue trim and includes painted false windows on 
the elevations visible from the public right-of-way.  The layout of the facility has also been 
modified but maintains a 20-foot, front yard setback and no setbacks along the side 
property lines as permitted by the Zoning Code for the IG Zone.    
 
Conditional Use Permit No. C22-04 – 10680 Fern Avenue  
The project proposes to expand the energy storage facility to the adjacent property at 
10680 Fern Avenue. The proposal is to demolish two existing shed structures and 
construct the new utility facility in the southeastern portion of the site. The existing 

 Zoning Existing Land Use 
North Industrial General (IG) Warehouse and Distribution 
East Industrial General (IG) Industrial Tenant Units 

South Industrial General (IG) Self-Storage Facility 
West Industrial General (IG) City Corporate Yard, 

Nonconforming Single-Family 
Residential 
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detergent manufacturing use will continue to operate on the remaining portion of the lot.  
Design of the facility will be the same as the enclosures at 8230 Pacific Avenue which 
includes 25-foot corrugated metal walls painted to match all adjacent facilities.  
 
 
Site Plan and Design Review No. SPDR-819  
The Stanton Battery Energy Storage (SBES) 
project proposes the construction of two, 25-foot-
high, metal structures on the above referenced 
sites. The structures will be constructed of a 
corrugated metal material and painted to match the 
color and design of the existing utility facility, 
Stanton Energy Reliability Center (SERC), located 
at 10711 Dale Avenue – See Exhibit 3, which is 
also constructed without a fully covered roof but 
appears as a warehouse building.   
 
The current proposal intends to mimic this design 
to give the appearance of a warehouse building, 
including false windows on the elevations. In doing 
so the buildings are aesthetically consistent and compatible with surrounding 
development and the energy battery systems are fully screened from public view. The 
facility is proposed to be constructed up to the interior side and rear property lines. The 
zoning code does not require interior and rear yard setbacks in the Industrial General 
Zone. The site at 8230 Pacific Avenue will provide a 20-foot, front yard setback and 
includes water-efficient landscaping. The proposed landscaping creates a buffer between 
the proposed industrial use and single-family residential developments northwest of the 
sites, thus softening and minimize the potential visual impact of the proposed structure.  
As currently designed, the project meets all required development standards, as 
applicable to a major utility facility.  

 
Exhibit 3. Proposed Buildings - Top: North Elevation (original proposal).  

Below: North Elevation (current request)  

Exhibit 2 – Stanton Energy 
Reliability Center at 10711 Dale 
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The project is an unmanned major utility facility and designed for remote operation, with 
periodic on-site inspections and maintenance. The applicant anticipates semi-annual to 
annual fire system testing and inspections, periodic system performance testing, annual 
electrical equipment inspections and testing, quarterly HVAC system inspections and 
testing, among other routine maintenance. Since vehicles are not regularly on-site, an 
access agreement has been established to allow facility staff access and temporary 
parking of any maintenance vehicles on the adjacent property, 10711 Dale Avenue 
currently occupied by Stanton Energy Reliability Center (SERC). Due to the unmanned 
nature of the use, no parking impacts are anticipated.  
 
 
ENVIRONMENTAL IMPACT 
In accordance with the requirements of the California Environmental Quality Act (CEQA) 
this project has been determined to be Categorically Exempt under Section 15332, Class 
32 (In-fill Development) and Section 15303, Class 3 (New Construction or Conversion of 
Small Structures).  
 
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,  
 
 
_______________________     
Patricia Garcia        
Assistant Planner 
 
Approved by,  
 
 
_______________________     
Maribeth Tinio        
Planning Manager 
 
 
_______________________     
Jennifer A. Lilley, AICP        
Community and Economic Development Director 
 
 
 
ATTACHMENTS 
 
A. PC Resolution No. 2556 
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B. Vicinity Map 
C. Applicant Narrative  
D. Project Plans 
E. Color and Materials 



8230 Pacific Street and 10680 Fern Avenue  

Vicinity Map 
 

 































































 
 

RESOLUTION NO. 2556 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
STANTON CALIFORNIA, APPROVING AN AMENDMENT TO 
CONDITIONAL USE PERMIT NO. C19-07 FOR A MAJOR UTILITY SERVICE 
FACILITY AT 8230 PACIFIC STREET (APN 126-531-40 and 126-553-18), 
CONDITIONAL USE PERMIT NO. C22-04 TO ALLOW AN EXPANSION OF 
THE USE TO A PORTION OF THE ADJACENT PROPERTY AT 10680 FERN 
AVENUE (APN 126-591-10 and 126-591-11) AND SITE PLAN AND DESIGN 
REVIEW NO. SPDR 22-819 TO ALLOW CONSTRUCTION OF THE MAJOR 
UTILITY SERVICE AND EXPANSION IN THE IG (INDUSTRIAL GENERAL) 
ZONE  
 

 
THE PLANNING COMMISSION OF THE CITY OF STANTON HEREBY RESOLVE AS 
FOLLOWS: 
 
WHEREAS, Section 20.220.020 of the Stanton Municipal Code (SMC) requires a 
conditional use permit and Section 20.530.050 of the Stanton Municipal Code (SMC) 
requires a Site Plan and Design Review for a major utility service facility; 
 
WHEREAS, on January 15, 2020, the Planning Commission of the City of Stanton conducted 
a duly noticed public hearing concerning the request to approve Conditional Use Permit No. 
C19-07 to allow a major utility service facility at property located at 8230 Pacific Street in the 
IG (Industrial General) zone; and  

 
WHEREAS, on October 19, 2022, the Planning Commission of the City of Stanton 
conducted a duly noticed public hearing concerning the request to approve an 
amendment to Conditional Use Permit No. C19-07, Conditional Use Permit No. 22-04 
and Site Plan and Design Review No. SPDR 22-819 to allow for the construction and 
operation of a major utility service facility at 8230 Pacific Street and a portion of 10680 
Fern Avenue within the IG (Industrial General) Zone; 
 
WHEREAS, the Commission has carefully considered all pertinent testimony and information 
contained in the staff report prepared for this application as presented at the public hearing; 
and 
 
WHEREAS, adoption of this resolution approving an amendment to Conditional Use Permit 
C19-07 will have the effect of superseding and replace conditions set forth in Planning 
Commission Resolution No. 2556; and 

 
WHEREAS, staff has reviewed the environmental form submitted by the applicant in 
accordance with the City’s procedures.  Based upon the information received and staff’s 
assessment of the information, the project has been determined to be categorically exempt 
pursuant to the California Environmental Quality Act (CEQA), Section 15303 (New 
Construction or Conversion of Small Structures) and Section 15332, Class 32 (In-Fill 
Development); and 
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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 FIND: 

 
SECTION 1:  The Planning Commission hereby finds that all of the facts, findings and 
conclusions set forth above in this resolution are true and correct. 
 
SECTION 2:  Based upon the Initial Study, the Planning Commission exercises its 
independent judgment and finds that the project, as conditioned hereby, is categorically 
exempt from environmental review under the California Environmental Quality Act (CEQA), 
15303, Class 3 (New Construction and Conversion of Small Structures) and Section 15332, 
Class 32 (In-Fill Development). The Project is within that class of projects (i.e., Class 32 - 
In-fill Development projects) which consists of in-fill development meeting the conditions 
described in Section 15332 of the CEQA Guidelines; that is, (a) the project is consistent 
with the applicable general plan designation and all applicable general plan policies as 
well as with applicable zoning designation and regulations, (the proposed development 
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. The Planning Commission 
finds and determines that 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; 
 
SECTION 3:  That in accordance with the findings as set forth in Chapter 20.550.060 of the 
Stanton Municipal Code:  
 
A. The proposed use is consistent with the General Plan, including Community 

Development Goal LU-1.1, to create an economic and fiscal balance of residential, 
commercial, and industrial uses.  

The proposed project will allow for a major utility service facility which would provide 
local and regional ancillary services to the electric grid to benefit the residents of the 
City of Stanton (City) and adjacent cities.   The project is located within the industrial 
zone and has been designed to be consistent with the existing adjacent use, the 
Stanton Energy Reliability Center (SERC).  The use is consistent and compatible with 
the industrial surrounding uses and would be compatible with the abutting 
nonconforming residential as the facility will be completely adequately screened and 
buffered. 

B. The proposed use is allowed within the applicable zone and complies with all other 
provisions of this Zoning Code and the Municipal Code.  
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A major utility facility is permitted in the IG (Industrial General) zone subject to a 
Conditional Use Permit approval. As proposed, the project meets all applicable 
requirements of the Stanton Municipal Code.  

C. The design, location, size, and operating characteristics of the proposed activity will 
be compatible with the existing and future land uses in the vicinity.  

The property is located in the IG (Industrial General) zone and is surrounded by 
industrial uses and existing nonconforming residential uses on the northwest side of 
the entrance at the corner of Pacific Street and Fern Avenue.  The facility was 
designed to appear as a warehouse building to fully screen the battery storage 
equipment and is consistent with the design of the surrounding buildings.  Thus, the 
proposed use will be compatible to the atmosphere for the industrial zone and 
surrounding uses.     

D. The site is physically suitable in terms of: its design, location, shape, size, and 
operating characteristics of the proposed use; the provision of public and emergency 
vehicle access; public protection services; the provision of utilities; and served by 
highways and streets adequate in width and improvement to carry the kind and 
quantity of traffic the proposed use would likely generate.   

The site is located in the IG (Industrial General) Zone and is accessed by Pacific Street 
and Fern Avenue. The facility is unmanned and designed for remote operations, with 
occasional routine maintenance visits. The site will have very limited activity and will 
generate little to no impact on traffic. Adequate access for emergency vehicles is 
along the corner of Pacific Street and Fern Avenue, via a 20-foot-wide access road 
which continues inside the project and through to the adjacent SERC facility. All 
entrances will be secured with gates and have a Stanton and Orange County Fire 
Authority (OCFA) required lock box.  The unmanned facility, which is low intensity in 
nature, with minimal activity is not anticipated to adversely affect the public 
convenience, health, interest, safety or general welfare.  

E. The site’s suitability ensures that the type, density, and intensity of use being 
proposed will not adversely affect the public convenience, health, interest, safety, or 
general welfare, constitute a nuisance, or be materially detrimental to the 
improvements, persons, property, or uses in the vicinity and zone in which the 
property is located. 
 
All operations will be conducted within a fully screened enclosure. The project is 
required all to obtain all necessary permits from the City’s Building Division who 
enforces local, State and Federal laws to protect the public safety and general welfare 
of Stanton and the Orange County Fire Authority. The Building Division administers 
and enforces compliance with the provisions of the Stanton Municipal Code (SMC) to 
protect life and property from fire hazards. The unmanned facility, which is low 
intensity in nature with minimal activity is not anticipated to adversely affect the public 
convenience, health, interest, safety or general welfare. 
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F. The applicant agrees in writing to comply with any and all of the conditions imposed 
by the review authority in the approval of the Conditional Use Permit or Minor Use 
Permit. 

 
SECTION 4: That in accordance with the findings as set forth in Chapter 20.530.050 of the 
Stanton Municipal Code, the proposed development is: 

A. Allowed within the subject zone. 

The project sites, 8230 Pacific Street and 10680 Fern Avenue, are located in the 
Industrial General (IG) Zone. Major Utility Facilities are a permitted use, subject to a 
Conditional Use Permit, in the IG Zone (SMC Section 20. 20.220.010). Therefore, the 
project is allowed within the subject zone.  

B. Designed so that: 

1. The project will not be detrimental to the public health, safety, or general 
welfare, and not detrimental to adjacent property. 

All operations will be conducted with the walls of the proposed enclosure. The 
project has been conditioned to obtain all required permits from the City’s 
Building Division who enforces local, State and Federal laws to protect the 
public safety and general welfare of Stanton. The Building Division administers 
and enforces compliance with the provisions of the Stanton Municipal Code 
(SMC) to protect life and property. Furthermore, staff has added conditions that 
the applicant must obtain the any approval required by Orange County Fire 
Authority (OCFA).  

2. Architectural design and functional plan of the structure(s) and related 
improvements are of reasonable aesthetic quality and compatible with adjacent 
developments.  

The proposed structure is designed and will be constructed with corrugated 
metal panels painted beige tones with blue trim and false windows to resemble 
a warehouse building. This design and materials match the adjacent SERC 
facility and are similar to and compatible with the surrounding industrial uses. 
Therefore, the project is consistent and compatible with adjacent 
developments. 

3. Structure(s) 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.  

The proposed structure will be constructed of corrugated metal panels to 
resemble a warehouse. These materials match the adjacent utility facility. 
Elevations visible the public right-of-way will be compatible with the 
surrounding industrial uses. Therefore, the project is consistent and compatible 
with adjacent developments. 
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4. The project’s site plan and design is consistent with the City’s Design 
Standards and Guidelines, if any. 

The project is not subject to City’s Design Guidelines, however, the project was 
designed to be architecturally integrated with surrounding uses and meets all 
site development standards.  

C. Designed to address the following criteria, as applicable: 

1. Compliant with this Chapter, this Zoning Code, Municipal Code Title 16 
(Buildings and Construction), and all other applicable City regulations and 
policies. 

The project is compliant with the SMC Zoning Code, Municipal Code Title 16 
and all other applicable City regulations in that it meets all site development 
standards. Additionally, the project is designed to be architecturally compatible 
and consistent to adjacent properties. Security measures including new 
perimeter walls and gates designed to secure the site. Therefore, the project 
meets applicable land use and development standards. 

2. Efficient site layout and designs. 

The site is designed with adequate access, to comply with zone setback 
requirements, and meets all applicable site development standards. Therefore, 
the project is designed efficiently and adequately.  

3. Adequate yards, spaces, walls, and fences, parking, loading and landscaping 
that fit in with neighboring properties and developments.  

The proposed project intends to use provide new landscaping along the 
frontage of the 8230 Pacific Steet, softening the proposed industrial metal 
warehouse-like exterior. 

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 operations of this facility will be completely unmanned and would not 
require any additional parking. Adequate access for emergency vehicles is 
along the corner of Pacific Street and Fern Avenue. The applicant has also 
secured an access agreement with the adjacent major utility service facility, 
allowing for staff access the facility and temporary park any maintenance 
vehicle.  

5. Compatible and appropriate scale to neighboring properties and 
developments.  
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The new building has a proposed height of 25 feet, which is below the 
maximum allowed height in the Industrial General zone. The construction and 
improvements proposed at the project site are consistent with the existing 
industrial uses. In addition, the project is set back 20 feet from the front property 
line, that area will also be landscaped in order to soften the visual impact of the 
development. Therefore, the proposed project would not have a substantial 
adverse effect on the visual character of the area. 

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

Adequate access for emergency vehicles is along the corner of Pacific Street 
and Fern Avenue, via a 20-foot-wide access road which continues inside the 
project and through to the adjacent SERC facility. All entrances will be secured 
with gates and have a Stanton and Orange County Fire Authority (OCFA) -
required lock box. 

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 construction and improvements proposed at the project site are consistent 
with the existing industrial uses.  The project is consistent with the required 20-
foot setback for the designated zone and the other development in the vicinity. 
Therefore, the proposed project would not have a substantial adverse effect on 
the visual character of the area. 

8. Appropriate relationship to land use and development of adjacent properties, 
including topographic and other physical characteristics of the land.  

The construction and improvements proposed at the project site are consistent 
with the existing industrial uses. The sites’ topography is generally flat thus 
appropriate for the proposed use.   

9. Proper site utilization and the establishment of a physical and architectural 
relationship to existing and proposed structures on the site. 

The project has been designed to give the appearance of a warehouse from 
the public right-of-way. The project creates a compatible facility to the existing 
industrial uses. Additionally, the project uses similar design style as an adjacent 
facility project, establishing architectural ties to the existing surroundings.  
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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.  

The project has been designed to give the appearance of a corrugate meal 
warehouse. The architecture consistent with and compatible to surrounding 
industrial uses.  

11. Harmonious relationship with existing and proposed developments and the 
avoidance of both excessive variety and monotonous repetition. 

The building will be designed to be consistent with the adjacent utility facility, 
SERC building. Additionally, site improvements are proposed to the Pacific 
Street frontage thus improving the appearance of the neighborhood and 
softening the industrial visual impact.  

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

The proposed building will be constructed with 25-foot corrugated metal walls, 
painted in beige tones with blue trim and includes painted false windows on the 
elevations visible from the public right-of-way.  This is the similar color palate 
as the adjacent SERC building and compatible with adjacent industrial 
buildings.   

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 building is an unmanned facility which will be enclosed with gate Lighting 
has been conditioned and shall consist of one small down light at each external 
door of the building. 

14. Compatible in scale and aesthetic treatment of proposed structures with public 
areas. 

The project site incorporates structures that are compatible in scale and of 
similar material to the adjacent utility facility and surrounding development.  

15. Appropriate open space and use of water-efficient landscaping. 

The proposed project will install water efficient landscaping along the Pacific 
Street frontage. The unmanned facility operations would occur solely within the 
walls of roofless structure are not anticipated to need or generate water use. 

16. Consistent with the General Plan and any applicable Specific Plan. (Ord. 1017, 
2013) 
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The project is consistent with the General Plan and IG (Industrial General) zone 
which permits a major utility facility subject to approval of a Site Plan and 
Design Review. The project meets all site development standards and will not 
have a significant impact on the environment. 

 
 
SECTION 5:  That based upon the above findings, the Planning Commission hereby 
approves an Amendment to Conditional Use Permit No. C19-07 for a major utility service 
facility at 8230 Pacific Street, Conditional Use Permit No. C22-04 to allow an expansion of 
the use to a portion of the adjacent property at 10680 Fern Avenue and Site Plan and Design 
Review No. SPDR22-819 to allow construction of the major utility service and expansion in 
the IG (industrial general) zone, subject to the following Conditions: 
 
A. That all conditions of the Planning Division be met, including, but not limited to,  
the following:  
 
1. The approval of this request and conditions herein supersede the conditions set forth 

in Resolution No. 2513. 
 

2. The cooperative agreement between the City of Stanton and Stanton Energy Holdco 
LLC signed and dated February 12, 2020 shall be upheld with this approval.  

 
3. The proposed project shall be constructed, developed, used, operated and 

permanently maintained in accordance with the terms of the application, plans, 
drawings submitted, and conditions imposed in this Resolution of Approval.   Any 
significant modifications to the project shall require Planning Commission approval. 

 
4. All battery energy storage systems shall be completely screened from the public right-

of-way. 
 

5. All operations and equipment shall be consistent with the Environmental 
Documentation prepared by Ramboll, dated December 2019.  
 

6. Construction-related trucks shall not park, idle, or stage along Fern Avenue and 
Pacific Street. 
 

7. The project shall comply with the noise findings set forth in the modeling conducted 
by Ramboll, dated December 2019. 
 

8. All project construction shall only occur between the hours of 7am and 8pm weekdays 
and Saturdays.  

 
9. Construction equipment shall be required by regulation to use low sulfur content fuel 

to minimize potential odors.   
 

10. All new fences, gates, and/or walls shall not exceed the allowed maximum height of 
8 feet.  
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11. The total height of the proposed structure/walls shall not exceed 25 feet.   The total 
structure/wall height shall be inclusive of any combination of fire walls and metal 
corrugated walls (e.g. 15-foot corrugated metal wall atop a 10-foot firewall).  In any 
instance the design of the walls cannot be achieved as shown in the depicted 
elevations, the applicant shall redesign the structure and shall require a modification 
for review and approval by the Planning Commission.  
 

12. A final landscape plan consistent with the conceptual landscape plan provided to the 
Planning Commission shall be submitted for the review and approval of the 
Community Development Director prior to the issuance of any building permit. 
 

A. The landscaping plan shall include all plan materials, species, sizes, irrigation, 
Water Efficient Ordinance requirements.  

B. All trees shall have a minimum trunk height of 10-feet at the time of installation. 
C. All landscaping shall be installed prior to building permit final.  Upon final 

inspection, staff may require replacement and/or addition of landscaping 
materials to ensure high quality planting and spread.  

 
13. Graffiti on the property shall be removed at the property owner’s expense within 24 

hours. 
 

14. The applicant(s)/owner(s) shall agree and consent in writing within 30 days to the 
conditions of approval as adopted by the Planning Commission.  In addition, the 
applicant(s)/owner(s) shall record the conditions of approval in the Office of the 
County Recorders.  Proof of recordation shall be provided to the Planning Division 
prior to final of the building permit. 

 
15. In accordance with policies adopted by the City, the applicant(s)/owner(s) shall be 

responsible for any cost incurred as a result of local law enforcement or code 
enforcement investigations/inspections, which result in a finding of violation of any 
applicable laws and/or conditions of approval.  The applicant/owner shall have 30 
days from the date of receipt of invoices to make payment to the City of Stanton. 

 
16. As a condition of issuance of this approval, the applicant shall agree, at its sole cost 

and expense, to defend, indemnify, and hold harmless the City, its officers, 
employees, agents, and consultants, from any claim, action, or proceeding brought by 
a third-party against the City, its officers, agents, and employees, which seeks to 
attack, set aside, challenge, void, or annul an approval of the City Council, Planning 
Agency, or other decision-making body, or staff action concerning this project.  The 
City agrees to promptly notify the applicant of any such claim filed against the City 
and fully co-operate in the defense of any such action. The City may, at its sole cost 
and expense, elect to participate in the defense of any such action under this 
condition. 

 
 
C. That all requirements of the Engineering Division be met, including, but not 

limited to, the following: 
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General Requirements 
1. That prior to the start of any work, a grading plan for on-site improvements prepared 

by a California-licensed civil engineer shall be submitted to the Public Works 
Department and approved by the City Engineer. Plan check and inspection fees shall 
be paid in advance according to the City’s fee schedule. 
 

2. That prior to the start of any off-site work, if any, an improvement plan for off-site 
improvements prepared by a California-licensed civil engineer shall be submitted to 
the Public Works Department and approved by the City Engineer. Plan check and 
inspection fees shall be paid in advance according to the City’s fee schedule. Off-site 
improvement plans may be incorporated in the grading plan. 
 

3. That prior to the start of any work in the City’s public right-of-way, if any, a separate 
encroachment permit shall be obtained from the Public Works Department. All work 
shall be done in accordance with City of Stanton Standard Plans, Orange County 
Public Works Standard Plans, the Standard Plans for Public Works Construction, or 
Orange County Sanitation District standard plans. 
 

4. That all required geotechnical testing services required for improvements in the public 
right-of-way, if any, will be based on time and materials, to be invoiced at the 
completion of the project.  These fees are in addition to any other fees paid to the City.  
These fees must be paid in full prior to release of any bonds. 
 

5. That prior to the issuance of a grading permit or an encroachment permit, a grading 
bond (surety), letter of credit, or cash deposit (collectively known as “work guarantee 
device”) shall be posted with the City in an amount and type sufficient to cover the 
cost of off-site and on-site work in an amount specified by the City Engineer. The work 
guarantee device shall not be released until all on-site and off-site improvement work 
is completed to the satisfaction of the City Engineer and as-built drawings are 
reviewed and approved by the City Engineer. 
 

6. That perimeter fencing shall be installed during construction that has green screen 
material or approved equal. The fence/screen material shall be properly maintained 
and be free of rips, tears, fraying, graffiti, and any other damage or vandalism. 
 

7. That prior to the demolition of any existing on-site improvements, a demolition plan 
shall be submitted and approved by the City Engineer, and a grading permit shall be 
obtained in addition to any building permits required prior to demolition of any existing 
structures. The demolition plan shall include an erosion control plan. 

 
8. That grading and improvements shall be in accordance with the City’s grading manual 

and grading code and to the satisfaction of the City Engineer. Any work outside of the 
project boundaries will require easements or right-of-way entry letters from adjacent 
property owners. 
 

9. That the applicant and his/her contractor shall comply with all requirements of the 
Orange County Stormwater Program “Construction Runoff Guidance Manual” during 
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the construction of the project. This document is available for downloading from 
www.h2oc.org. 
 

10.  That the applicant shall install new sidewalk fronting Pacific Street in accordance with 
current American Disabilities Act (ADA) standards, City of Stanton Standard Plans, 
Orange County Public Works Standard Plans and the Standard Plans for Public 
Works Construction. 
 

11. That all structural pavement sections, including all new and reconstructed parking lots 
and drive aisles, shall be submitted to and approved by the City Engineer.  The soils 
engineer shall submit pavement section recommendations based on "R" Value 
analysis of the subgrade soils, and approved City traffic indices. 
 

12. That handicap access ramps must be installed and/or retrofitted in accordance with 
current American Disabilities Act (ADA) standards throughout the project.  Access 
ramps shall be provided at all intersections and driveways. 
 

13. All existing improvements (sidewalk, curb & gutter, driveways, and street paving) on 
Pacific Street and Fern Avenue along the project frontage which are in a damaged 
condition or demolished due to the proposed work shall be reconstructed to the 
satisfaction of the City Engineer and/or Senior Public Works Inspector. When 
reconstructing sidewalk, curb & gutter, and driveways, restoration shall at a minimum 
be joint-to-joint. 
 

14. That no construction related trucks, materials or equipment shall be stored on public 
streets. 
 

15. That hours of work in the public right-of-way including demolition and construction 
shall be Monday through Thursday, 7:30 am to 4:30 pm, with no work performed on 
Fridays, weekends or holidays unless otherwise approved by the City Engineer/Senior 
Public Works Inspector and additional inspection fees paid. 
 

16. That grading and improvement plans shall be prepared and submitted to the City 
Engineer for approval.  Plans shall be 24” X 36”, ink on mylar, with elevations to 
nearest 0.01 foot, and scaled at 1” = 10’. Public works improvements may be shown 
on this plan.  Grading plan check fees must be paid in advance. 
 
 

17. That prior to the issuance of a building permit, pad certification by the project civil 
engineer and project geotechnical engineer is required and a building pad compaction 
report must be submitted to and approved by the City Engineer. Separate review fees 
may apply. 
 

18. That the maintenance of any landscaping between the curb and the right-of-way line 
of any street abutting the parcel shall be the responsibility of the owner of that parcel 
unless a recognized association or district has assumed responsibility for said 
maintenance. 
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19. That no above ground utility structures, cabinets, pipes, or valves shall be constructed 
within the public right-of-way. 
 

20. That prior to the issuance of a final certificate of occupancy, no aerial utilities shall 
exist within the property boundaries. All connections shall be undergrounded, which 
will require coordination with the applicable utility companies. 
 

21. That any above ground valve assemblies or back-flow devices shall be placed on 
private property and an easement dedicated to the water district. 
 

22. That if any cuts are required in the pavement on Pacific Street or Fern Avenue, the 
applicant shall restore the street per the City’s standard trench detail except that the 
“T” cap shall consist of the full width paving of Court Avenue from curb to curb for the 
length of the project frontage. 

 
Environmental Program Requirements 

23. That prior to the issuance of a grading permit, the applicant shall submit a Non-Priority 
or Preliminary and a Final water quality management plan (WQMP) incorporating best 
management practices (BMPs) in conformance with the requirements of the MS4 
Permit issued to the City by the Santa Ana Regional Water Quality Control Board. 
This Permit requires the project to be classified as a priority development project 
which requires source control BMPs to be proposed, installed, and implemented prior 
to the issuance of a certificate of occupancy. The applicant is advised there are 
additional plan check fees for the review of these documents. Treatment control 
devices will not be permitted in the public right-of-way.  The applicant/owner will be 
responsible for the costs of the construction or installation and maintenance of any 
BMPs. Construction of these BMPs shall be permitted under a grading plan and 
grading permit. The review of the conceptual grading plan and the tentative tract map 
do not constitute approval of the design of these BMPs, if applicable. 
 

24. That all roof drains shall be routed to a landscaped area or an on-site structural 
treatment BMP prior to draining into the City storm drain system. 
 

25. That prior to the issuance of a grading permit, the applicant shall identify in the WQMP 
the 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. 
 

26. That prior to the issuance of a certificate of occupancy permit, the applicant/owner 
shall furnish a recorded copy of the City’s Water Quality Best Management Practices 
Implementation Agreement. The Agreement outlines post-construction maintenance 
requirements for on-site water quality related best management practices that will be 
required to be implemented by the owner, and all subsequent owners. The text of this 
Agreement shall not be modified except as determined by the City Manager, City 
Attorney, or City Engineer. 
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27. That prior to the issuance of any precise grading permit, the applicant shall provide 

plans and supporting documentation for the review and approval of the City Engineer 
showing that areas requiring regular washing/cleaning (including dumpster areas) are 
isolated from the storm drain system.  No discharge from such areas shall be allowed 
into the storm drains. 
 

28. That prior to the issuance of a grading permit, the applicant shall submit a Storm Water 
Pollution Prevention Plan (SWPPP) to the State of California incorporating Best 
Management Practices (BMP) in conformance with the requirements of NPDES, and 
shall obtain a Waste Discharge Identification Number (WDID) and provide the WDID 
to the City, if applicable. 
 

29. That prior to the issuance of a grading permit, the applicant shall provide for review 
and approval by the City Engineer a trash and recycling plan detailing the expected 
trash, recyclable materials, and organic waste from the project. The applicant shall 
comply with the requirements of AB1826 and SB1383, mandatory commercial 
organics recycling (food waste), and AB341, mandatory commercial recycling. City 
staff notes the conceptual plans submitted to Planning shows three carts being stored 
outside of each condominium, on the side of each condo. The plan can confirm this 
will be the arrangement for complying with SB 1383, AB 1826, and AB 341. 
 

 
D.   That all requirements of the Orange County Fire Authority be met, including but 

not limited, the following: 
 

1. Plans shall be submitted to the Orange County Fire Authority and shall including the 
following: 
 

a. Each battery storage area will need separate plans due to the separate 
addresses. 

 
b. A description of how this project will interface with existing power plant and 

SCE 
 

c. Separate Fire Master plans PR 145 
 

d. Separate Battery Systems plans PR 375 
 

e. Separate Hazard Mitigation Analyses w/ Heat Flux Calculations PR 928 
 

f. Separate Special Extinguishing PR 365 
 

g. Thermal or sound walls may be required 
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ADOPTED, SIGNED AND APPROVED by the Planning Commission of the City of Stanton 
at a regular meeting held on October 19, 2022 by the following vote, to wit: 
 
 
 
 
AYES:     COMMISSIONERS:   
      
NOES:     COMMISSIONERS:   
 
ABSENT:   COMMISSIONERS:   
 
ABSTAIN:  COMMISSIONERS:   
 
 
 

____________________________________ 
Elizabeth Ash, Chairman 
Stanton Planning Commission 

 
 

____________________________________ 
Jennifer Lilley, AICP 
Community & Economic Development Director 
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