
 
CITY OF STANTON 

STANTON CITY HALL, 7800 KATELLA AVENUE, STANTON, CA 
 

PLANNING COMMISSION REGULAR MEETING  
 

WEDNESDAY, APRIL 20, 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) 890-4243. 
Notification 48 hours prior to the Commission meeting will enable the City to make the 
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, April 20, 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) 890-4243. 
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agenda will be made available for public inspection on the City’s website at StantonCA.gov  

 

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 
 
 
4. SPECIAL PRESENTATION 
  

None. 
 
 
5.  APPROVAL OF MINUTES 
 

• The Planning Commission approve minutes of Regular Meeting for January 19, 
2022, and 

• The Planning Commission approve minutes of Regular Meeting for February 16, 
2022. 

 
 
6. 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 

 
7. PUBLIC HEARINGS  
 
7A. PUBLIC HEARING TO CONSIDER SITE PLAN AND DESIGN REVIEW NO. SPDR-

809, MINOR VARIANCE NO. MV 21-01, TENTATIVE TRACT MAP NO. 19184 FOR 
THE DEVELOPMENT OF FOUR (4), DETACHED, SINGLE-FAMILY DWELLING 
UNITS LOCATED AT 8222 STARR STREET IN THE MEDIUM DENSITY 
RESIDENTIAL (RM) ZONE WITH A NORTH GATEWAY MIXED-USE (NGMX) 
OVERLAY. 
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RECOMMENDED ACTION 
That the Planning Commission: 

• Conduct a public hearing;  

• Find the proposed project exempt from the California Environmental Quality Act 
(CEQA) pursuant to CEQA Guidelines Section 15303 Class 3 (New Construction 
or Conversion of Small Structures); and   

• Adopt Resolution No. 2533 approving Site Plan and Design Review No. SPDR-
809, Minor Variance No.  MV 21-01 and Tentative Tract Map No. 19184. 

. 
7B. PUBLIC HEARING TO CONSIDER CONDITIONAL USE PERMIT NO. C22-02 TO 

ALLOW THE ON SITE SALE OF BEER, WINE AND DISTILLED SPIRITS (TYPE 47 
LICENSE – LIQUOR LICENSE) IN CONJUNCTION WITH A BONA FIDE 
RESTAURANT LOCATED AT 12140 BEACH BOULEVARD IN THE COMMERCIAL 
GENERAL (CG) ZONE WITH A GENERAL MIXED-USE OVERLAY (GLMX) AND TO 
REVOKE CONDITIONAL USE PERMIT NO. C79-34 PREVIOUSLY APPROVED FOR 
THIS SAME ADDRESS.  

 
RECOMMENDED ACTION 
That the Planning Commission:  

 
• Conduct a public hearing; 

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

• Adopt Resolution No. 2550 to approve Conditional Use Permit No. C22-02 and 
revoke Conditional Use Permit No. C79-34. 

 
 
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. DIRECTOR’S REPORT 
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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 family Resource Center and
City Hall, not less than 72 hours prior to the meeting.  Dated this 14P

th
P day of April 2022.

Jennifer A. Lilley, AICP 
Community & Economic Development Director 
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DRAFT 
MINUTES OF THE PLANNING COMMISSION OF THE CITY OF STANTON 

REGULAR MEETING 
WEDNESDAY, JANUARY 19, 2022, 6:30 P.M. 

1. CALL TO ORDER STANTON PLANNING COMMISSION REGULAR MEETING

The members of the Planning Commission of the City of Stanton met in regular session in
the City Council Chambers at 6:30 p.m., Chair Frazier presiding.

2. PLEDGE OF ALLEGIANCE

Led by Commissioner Norgaard

3. ROLL CALL

Present: Chair Frazier, Vice Chair Marques, Commissioner Ash, Commissioner Adams, 
Commissioner Norgaard.  

Absent: None. 

Excused:   None. 

4. PLANNING COMMISSION REORGANIZATION

Community & Economic Development Director Lilley accepted nominations for Planning
Commission Chair.

A motion was made to nominate Commissioner Ash.

Commission Ash accepted the nomination for Chair.

Motion/Second:  Frazier/Adams

Motion passed unanimously by the following vote:

AYES:  Frazier, Marques, Ash, Adams, Norgaard 
NOES: None 
ABSTAIN: None 
ABSENT: None 

A motion was made to nominate Commissioner Adams for Vice Chair. 

Commissioner Adams accepted the nomination for Vice Chair. 

Motion/Second:  Ash/Frazier 

Motion passed unanimously by the following vote:  
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AYES:   Frazier, Marques, Ash, Adams, Norgaard  
NOES:  None 
ABSTAIN:  None 
ABSENT:  None  
 
 

5. SPECIAL PRESENTATION  
  

None.    
 
6. APPROVAL OF MINUTES 
 

None.  
 
7. PUBLIC COMMENT 
 

None. 
 
8. PUBLIC HEARING 
 
8A. GENERAL PLAN AMENDMENT NO. GPA 22-01: 6TH CYCLE HOUSING ELEMENT 

UPDATE FOR THE 2021-2029 PLANNING PERIOD AND COMMUNITY HEALTH AND 
SAFETY ELEMENT UPDATE 

 
 Director Lilley introduced Perry Banner, Principal Planner at De Novo Planning Group to 

present the item.   
 
 Mr. Banner presented the Final 6th Cycle Housing Element and Community Health and 

Safety Element update.  provided an overview of what has happened with the project since 
the last presentation and the changes that were made to the housing element.  
 
Vice Chair Adams asked how the City will move forward with the remaining RHNA units of 
cycle six.   
 
Mr. Banner explained the potential sites have the potential to develop at least thirty units per 
acre so if even one of those sites was to go market rate or not develop residentially, there is 
capacity and staff will monitor progress over the planning period.  He also noted there are 
plenty of marketing opportunities because of good channels of communication between City 
staff and developers.  
 
Commissioner Marques asked what penalties are imposed if the City fails to meet one 
element but meets the others. 
 
Mr. Banner explained the City is in a very good place and is not in jeopardy of falling short of 
the requirements.   
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Chair Ash noted this is a roadmap for the City to meet goals.     
 
Commissioner Norgaard asked what years the numbers that are being compared relate to. 
 
Mr. Banner acknowledged that the numbers are current and represent a snapshot in time.   
 
Commissioner Norgaard asked how inflation and the increase in home values will affect this 
snapshot.  
 
Mr. Banner acknowledged that those factors should be considered because home values will 
likely continue to rise.   
 
A motion was made to adopt the Housing and Safety Element Update.  
              
Motion/Second:  Frazier/ Marques 
 
Motion passed unanimously with the following vote:   
 
AYES:   Frazier, Marques, Ash, Adams, Norgaard  
NOES:  None 
ABSTAIN:  None 
ABSENT:  None  

  
9. NEW BUSINESS 
 
 None.  
 
10. OLD BUSINESS 
 

None.  
 
11. PLANNING COMMISSION COMMENTS 
 

Commissioner Frazier thanked staff and the Commission for allowing him to serve as Chair 
for the last two years.  
 
Commissioner Norgaard thanked staff and Commissioners.  
 
Vice Chair Adams thanked staff.  
 
Commissioner Marques noted how hard staff works and thanked Director Lilley and staff.   

 
12. DIRECTOR’S REPORT 
 

Director Lilley introduced Planning Manager, Maribeth Tinio.    
 
Director Lilley thanked Chair Frazier for his leadership.        
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13. ADJOURNMENT 

  
Commission adjourned at 7:26 p.m. 

 
 
  
 Jennifer A. Lilley, AICP 
 Community & Economic Development Director  
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MINUTES OF THE PLANNING COMMISSION OF THE CITY OF STANTON 
SPECIAL MEETING – STUDY SESSION 

REGULAR MEETING 
WEDNESDAY, FEBRUARY 16, 2022 

 
 
1. CALL TO ORDER PLANNING COMMISSION SPECIAL STUDY SESSION   
 

The members of the Planning Commission of the City of Stanton met in Special Study 
Session in the City Council Chambers at 5:31 p.m., Chair Ash presiding. 

 
2. RROLL CALL 
 

Present:   Chair Ash, Vice Chair Adams, Commissioner Frazier, Commissioner Marques, 
Commissioner Norgaard.  

 
 Absent: None. 
 
 Excused:   None. 
 
3. PLANNING COMMISSION TRAINING TOPICS:  UNDERSTANDING DENSITY AND 

DEVELOPMENT INTENSITY 
 

Community & Economic Development Director Jennifer Lilley provided a recap of the training 
materials and presentations provided to the Planning Commission.  .  
 
Commissioner Frazier noted the Commission should play close attention to the architectural 
features of the projects that are presented to the Planning Commission.   
 
Director Lilley commended the Commission for paying attention to this type of detail.   
 
Commissioner Marques thanked Director Lilley for explaining everything thoroughly.  
 
Commissioner Norgaard asked for examples of tradeoffs that could push a project beyond 
affordability.     
 
Director Lilley noted the two major factors are parking and open space.  However, there are 
variations even with these two factors.   
 
Commissioner Norgaard asked why there is not a lot of multi-level and underground parking 
in the City of Stanton.   
 
Director Lilley explained multi-level and underground parking can be expensive for 
construction costs.    
 
Commissioner Marques pointed out some developments with good parking solutions.  
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Chair Ash asked where the impact on traffic and infrastructure is considered.   
 
Director Lilley explained studies provide information on these impacts and are presented to 
Commission.   

 
4. ADJOURNMENT OF STANTON PLANNING COMMISSION SPECIAL – STUDY SESSION 
 

The Study Session adjourned at 6:20 p.m.  
 
5. CALL TO ORDER STANTON PLANNING COMMISSION REGULAR MEETING 
 

The members of the Planning Commission of the City of Stanton met in regular session in 
the City Council Chambers at 6:30 p.m., Chair Ash presiding.   

 
6. PLEDGE OF ALLEGIANCE 
 

Led by Vice Chair Adams. 
  
7. ROLL CALL 
 

Present:   Chair Ash, Vice Chair Adams, Commissioner Frazier, Commissioner Marques, 
Commissioner Norgaard.  

 
 Absent: None. 
 
 Excused:   None. 
 
8. SPECIAL PRESENTATION AND AWARDS 
  

None.    
 
9. APPROVAL OF MINUTES 
 

The Planning Commission approved minutes of Planning Commission Meeting for November 
17, 2021.  
 
Motion/Second:  Frazier/Marques 
 
Motion passed unanimously by the following vote:   
 
AYES:   Frazier, Marques, Ash, Adams, Norgaard  
NOES:  None 
ABSTAIN:  None 
ABSENT:  None  
 
The Planning Commission approved minutes of Planning Commission Meeting for December 
15, 2021.  
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Motion/Second:  Norgaard/Adams 
 
Motion passed (4-0) by the following vote:   
 
AYES:   Marques, Ash, Adams, Norgaard  
NOES:  None 
ABSTAIN:  Frazier 
ABSENT:  None  

 
10. PUBLIC COMMENT 
 

None. 
 
11. PUBLIC HEARING 
 

None.  
  
12. NEW BUSINESS 
 
 None.  
 
13. OLD BUSINESS 
 

None.  
 
14. PLANNING COMMISSION COMMENTS 
 

Commissioner Marques thanked Director Lilley for the presentation.  He asked about the 
location for future developments.  Director Lilley stated staff would prepare project updates 
for the next meeting.  
 
Commissioner Norgaard thanked Director Lilley  
 
Chair Ash asked whether future meetings will be held in person and if masks will be required.  
 
Director Lilley anticipates the Commission to go back to in-person meetings in March and the 
meetings would follow whatever the health and safety protocols are in place at that time.  

 
15. DIRECTOR’S REPORT 
 

Director Lilley shared that the California League of Cities is taking place in the month of 
March. 

 
16. ADJOURNMENT 

  
Commission adjourned at 6:39 p.m. 

 
 
  
 Jennifer A. Lilley, AICP 
 Community & Economic Development Director  
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AGENDA ITEM 7A 

CITY OF STANTON 
REPORT TO THE 

PLANNING COMMISSION 

TO: Chair and Members of the Planning Commission 

DATE: April 20, 2022   

SUBJECT: PUBLIC HEARING TO CONSIDER SITE PLAN AND DESIGN REVIEW 
NO. SPDR-809, MINOR VARIANCE NO. MV 21-01, TENTATIVE TRACT 
MAP NO. 19184 FOR THE DEVELOPMENT OF FOUR (4), DETACHED, 
SINGLE-FAMILY DWELLING UNITS LOCATED AT 8222 STARR 
STREET IN THE MEDIUM DENSITY RESIDENTIAL (RM) ZONE WITH A 
NORTH GATEWAY MIXED-USE (NGMX) OVERLAY. 

RECOMMENDED ACTION 
That the Planning Commission: 

• Conduct a public hearing;

• Find the proposed project exempt from the California Environmental Quality Act
(CEQA) pursuant to CEQA Guidelines Section 15303 Class 3 (New Construction
or Conversion of Small Structures), and

• Adopt Resolution No. 2533 approving Site Plan and Design Review No. SPDR-
809, Minor Variance No.  MV 21-01 and Tentative Tract Map No. 19184.

BACKGROUND 
The applicant, James Le is requesting to develop four, two-story, single-family detached 
dwelling units on a 0.41-acre site located at 8222 Starr Street (APN 126-282-14), 
highlighted in Figure 1 below. The subject property currently includes a single-family 
dwelling and accessory structures that are proposed to be demolished as part of this 
project.  
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Figure 1. Aerial Map 

The project is located in the Medium Density Residential (RM) zone with a North Gateway 
Mixed-Use (GLMX) Overlay and has a General Plan Land Use designation of North 
Gateway Mixed Use. Surrounding zoning and land uses are as follows: 

Direction Zoning Existing Land Use 

North Medium Density Residential 
(RM) and Single-Family 

Residential (RL) 

Single-Family Dwellings 

South High Density Residential (RH) Faircrest Apartments-228 units 

East Single-Family Residential (RL) Single-Family Dwellings 

West Medium Density Residential 
(RM) 

Jacaranda Homeowners Association 
18-unit condominium development

ANALYSIS/JUSTIFICATION 

SITE PLAN AND DESIGN REVIEW - The Stanton Municipal Code (SMC) requires a Site Plan 
and Design Review permit for the construction of new dwellings. The project meets all the 
required development standards including the required front, side and rear yard setbacks, 
building height and as provided in the table below:  

Starr St. Fern A
ve. 
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Standard Required Proposed 

Setbacks: 
Front 
Side 
Rear (two-story) 

20 ft. 
10 ft. 
20 ft. 

20 ft. 
10 ft. 
77 ft. 

Building Height 2 stories not to 
exceed 32 ft.  

2 stories- 26 ft. 6 in. 

Lot Coverage Max. 50% 21.6% 

Impervious Surface 
Coverage  

Max. 60% 60% 

Separation Distance 10 ft. 12 ft. 

Parking 
• 3-4 bedrooms: 4

spaces (at least 2
enclosed) per unit

• Guest Parking: 1 space
for every 3 dwelling
units

17 parking spaces (4 
spaces per unit and one 
guest parking space) 

17 parking spaces 
(Each unit has a two-car 
garage and two open 
parking spaces. One 
guest parking space is 
provided.) 

The project is comprised of four, 1,539 square foot, two-story units with attached 408 
square foot, two-car garages. The first floor includes a living room, kitchen, half-bath, 
laundry closet and the two-car garage. The second floor includes three bedrooms, three 
full bathrooms and a library room. The proposed design is associated with Spanish style 
architecture. All four units are proposed to have similar paint colors, identical materials 
and architectural elements, including stucco walls, black iron balcony railing, windowsills 
with brick ledge details and wood garage doors.  
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Figure 2. Front Elevation 

 

 
 
Access to the site is provided from a 24-foot-wide driveway entrance on Starr Street.  A 
20-foot interior drive aisle serves the proposed development. The project will include 
7,610 square feet of landscape area consisting of groundcover, shrubs and trees. 
Additionally, a two-foot landscape buffer will be provided along the easterly property line. 
Common open space is provided at the rear of the property totaling 2,709 square feet. A 
minimum of 150 square feet of private open space is required for each unit and the project 
provides for 465 square feet per unit as indicated in Attachment D containing the 
Architectural and Landscape plans.  
 

Figure 3. Site Plan 

 

   
 
TENTATIVE TRACT MAP - The applicant is requesting approval of Tentative Tract Map No. 
19184 to subdivide for condominium purposes to allow for individual ownership of the 
proposed four detached dwellings. The proposed Tentative Tract Map as provided in 
Attachment C has been reviewed by the City Engineer and is technically correct and 
conforms to the requirements of the Subdivision Map Act (Government Code section 
66410 et. seq.) and the City’s Subdivision Ordinance (Title 19 of the Stanton Municipal 
Code).  
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MINOR VARIANCE - The Zoning Code allows consideration of a Minor Variance to allow a 
reduction in the minimum required parcel width up to a maximum of 10 percent. In the 
Medium Density Residential zone, the required minimum lot width is 65 feet. The lot is 60 
feet in width and this reduction of five feet, is within the allowed 10 percent allowance. 
The project meets all applicable development standards and provides for a development 
compatible with the surrounding neighborhood and the community as a whole.  A Minor 
Variance does not require a public hearing, however, multiple applications for the same 
project shall be reviewed by the highest review authority designated for any of the 
applications.   In this case, the Site Plan and Design Review and Tentative Tract Map 
require action from the Planning Commission providing the Minor Variance to be 
processed concurrently.   

The project meets the intent and purpose of the Site Plan and Design Review, Tentative 
Tract Map and Minor Variance.  The project provides for more housing opportunities and 
improves the character and condition of the neighborhood by redeveloping an 
underutilized property. The project offers increased private open space, quality 
landscaping and a development compatible with the neighborhood. Staff recommends 
the Planning Commission approve SPDR-809, MV 21-01 and TTM No. 19184 for the 
development of four, single-family dwelling units.  

ENVIRONMENTAL IMPACT 
The proposed project is Categorically Exempt from the requirements to prepare additional 
environmental documentation per California Environmental Quality Act (CEQA) 
Guidelines, Section 15303, Class 3 (New Construction or Conversion of Small 
Structures). In urbanized areas, the exemption applies to apartments, duplexes and 
similar structures designed for not more than six dwelling units. The project qualifies for 
this exemption since it consists of four detached dwellings in an urbanized area.  

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.  To 
date, Staff has not received any comments or inquiries regarding the project. 

Prepared by, Approved by,  

_______________________ _______________________ 
Estefany Franco   Jennifer A. Lilley, AICP  
Associate Planner   Community and Economic Development Director 
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ATTACHMENTS 

A. PC Resolution No. 2533 – Site Plan and Design Review No. SPDR-809, Minor
Variance No. MV 21-01 and Tentative Tract Map No. 19184

B. Vicinity Map
C. Tentative Tract Map No. 19184
D. Architectural and Landscape Plans
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ATTACHMENT A 

RESOLUTION NO. 2533 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
STANTON, CALIFORNIA, RECOMMENDING THE PLANNING 
COMMISSION APPROVE SITE PLAN AND DESIGN REVIEW NO. SPDR-
809, MINOR VARIANCE NO. MV 21-01 AND TENTATIVE TRACT MAP 
NO. 19184 FOR THE DEVELOPMENT OF FOUR (4), DETACHED, 
SINGLE-FAMILY DWELLING UNITS LOCATED AT 8222 STARR STREET 
IN THE MEDIUM DENSITY RESIDENTIAL (RM) ZONE WITH A NORTH 
GATEWAY MIXED-USE OVERLAY (NGMX).  

WHEREAS, on August 10, 2020, James Le, (“Applicant”) filed applications for a Site Plan 
and Design Review No. SPDR-809 and Tentative Tract Map No. 19184, for the 
development of a 0.41-acre site (“Project Site”), located at 8222 Starr Street (APN: 126-
282-14) for the development of four, detached, single-family dwelling units (“Project”); and

WHEREAS, on March 17, 2021, James Le, (“Applicant”) filed applications for a Minor 
Variance MV 21-01 for the development of a 0.41-acre site (“Project Site”), located at 
8222 Starr Street (APN: 126-282-14) for the development of four, detached, single-family 
dwelling units (“Project”); and  

WHEREAS, on April 7, 2022, the City gave public notice of the Planning Commission 
meeting to conduct a public hearing to consider SPDR-809, MV 21-01 and Tentative Tract 
Map No. 19184, for the Project, by posting the public notice at three public places 
including Stanton City Hall, the Post Office, and the Stanton Community Services Center, 
noticing property owners within a 500-foot radius of the subject property, posting the 
notice on the City’s webpage, and was made available through the agenda posting 
process; 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, staff recommends that the project be determined to be 
categorically exempt pursuant to the California Environmental Quality Act (CEQA), 
Section 15303, Class 3 (New Construction or Conversion of Small Structures); and 

WHEREAS, on April 20, 2022 the Planning Commission of the City of Stanton conducted 
a duly noticed public hearing concerning the request to approve SPDR-809, MV 21-01 
and Tentative Tract Map No. 19184 for the development of a 0.41-acre site located at 
8222 Starr Street (APN: 126-282-14) for the construction of four, detached, single-family 
dwelling units in the Medium Density Residential (RM) zone with a North Gateway Mixed-
Use (NGMX) Overlay; and 

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, all legal prerequisites have occurred prior to the adoption of this resolution. 

Pg. 18



Resolution No. 2533 
April 20, 2022 

Page 2 

NOW THEREFORE, THE PLANNING COMMISSION OF THE CITY OF STANTON 
DOES HEREBY FIND, RESOLVE, DETERMINE, AND ORDER AS FOLLOWS: 

 
SECTION 1:  The foregoing recitals are true and correct and are incorporated herein as 
substantive findings of this Resolution.  
 
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), Section 15303, Class 3 (New Construction or Conversion of Small Structures). 
Specifically, the project is four, single family, detached dwelling units on a 0.41-acre site 
and the exemptions apply to apartments, duplexes and similar structures designed for not 
more than six dwelling units. There are no unusual circumstances in respect to the 
proposed project for which staff would anticipate a significant effect on the environment 
and, therefore, the proposed project is categorically exempt from the provisions of CEQA. 
 
SECTION 3:  That in accordance with the requirements as set forth in Section 20.530.050 
of the Stanton Municipal Code (SMC) for Site Plan and Design Review application, the 
proposed Project is:  
 

A. Allowed within the subject zone.   
 
The Project Site is located in the Medium Density Residential (RM) zone. Single- 
family detached subdivision development is allowed in the RM zone (SMC Section 
20.210.020). 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. 
The Project includes the demolition of the existing, single-family dwelling on 
site. The new 4-unit residential development compliments residential uses in 
the vicinity and has been designed to meet the off-street parking requirements 
of the Stanton Municipal Code.  

2. Architectural design and functional plan of the structures and related 
improvements are of high aesthetic quality and compatible with adjacent 
developments. 
The Project is designed to complement and be consistent with the residential 
developments on Starr Street. The four units are proposed to have similar paint 
colors, identical materials and architectural elements, which include stucco 
walls, black iron balcony railing, windowsills with brick ledge details and wood 
garage doors. Landscaping will include a variety of trees, shrubs and 
groundcover including crepe myrtle trees, holly oak trees, bougainvillea vines, 
boxwood, and laurel fig.  
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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.    
The maximum allowed density within the Medium Density Residential zone is 
11 units per acre, the project is proposed at 9.68 dwelling units per acre. The 
proposed project meets all applicable development standards, and the site 
design ensures the improvements are consistent with the adjacent 
neighborhoods and complement development in this zone.   

4. The project’s site plan and design are consistent with the City’s Design 
Standards and Guidelines, if any.   
The City does not currently have adopted design guidelines.  However, for the 
reasons set forth above, the Project’s design is compatible with existing and 
recent residential development within the neighborhood.  

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.   
The Project, as conditioned, is compliant with all applicable City regulations. 
The Projects meets the required setbacks, height, density and applicable 
development standards. The applicant has filed for a Minor Variance for the 60-
feet lot width and qualifies for a 10 percent reduction in the required lot width 
of 65-feet. 

2. Efficient site layout and design;  
The Project will feature four, three-bedroom units with attached two car 
garages, nine open parking stalls, common open space in the rear of the 
property and private yards for each unit. All the buildings are within the height 
limitations for the zone. The property is rectangular shaped, and a 20-foot drive 
aisle is proposed for the development. As such, the Project will efficiently utilize 
the existing infill site.   

3. Adequate yards, spaces, walls, and fences, parking, loading, and landscaping 
that fit within neighboring properties and developments; 
The project will include 7,610 square feet of landscape area consisting of 
groundcover, shrubs and trees. Additionally, a two-foot landscape buffer will be 
provided along the easterly property line. Common open space is provided at 
the rear of the property totaling 2,709 square feet. Each unit has a 465 square 
foot private yard. The development provides for 17 off-street parking spaces in 
the form of four, two-car garages and nine, open parking stalls.  

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; 
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The proposal is for a residential development. The density and use of the 
property is consistent with the General Plan and Zoning and is not anticipated 
to exceed the design of the roadway network. The Project can be 
accommodated by the existing roadway network without any significant impact 
on the traffic on Starr Street and surrounding streets. 

 
5. Compatible and appropriate scale to neighboring properties and developments; 

The proposed project will be compatible with existing residential developments 
in the area by maintaining appropriate height, mass, density and scale of the 
residential development. Additionally, landscape areas, appropriate setback 
conditions and overall site design were incorporated to ensure the development 
is compatible with residential development on Starr Street.   

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

The project has been designed to ensure safe and adequate vehicle and 
pedestrian access. One twenty-foot driveway will provide access from Starr 
Street. A safe and efficient street pattern offers access to the residential units, 
all garages serving the units and the open stall parking provided. Walkways are 
incorporated throughout the project providing safe access to each unit.  

 
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 is solely for residential development. The adjacent properties 
consist of multi-family residential development to the south and west and 
single-family residential development to the north and east. The Project 
proposes landscape buffers along the property lines to enhance the 
appearance of the property. The architectural style of the residential units is 
compatible with residential development within the City. 

 
8. Appropriate relationship to land use and development of adjacent properties, 

including topographic and other physical characteristics of the land; 
The construction and improvements at the Project site are consistent with the 
surrounding uses and complement the existing neighborhood single-family and 
multi-family residential uses. The topography of the land and adjacent areas is 
generally flat and will not be altered by the new development.   

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

relationship to existing and proposed structures on the site; 
The Spanish architectural style and finishes complement existing development 
in the vicinity. The Project provides Spanish style architectural features  
including the use of Capistrano s tile roofing, rustic black iron, and brick details 
around the windows. Additionally, the east facing elevations provide balconies 
with black iron railing.  
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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 design features are architecturally compatible with developments within
the neighborhood. The project  utilizes stucco as the main façade material and
includes architectural accents such as brick, wood and rustic black iron.

11. Harmonious relationship with existing and proposed developments and the
avoidance of both excessive variety and monotonous repetition;
The project provides architectural features to avoid design repetition, including
the use of architectural offset on facades facing the east with balconies and
front entry porches.

12. Compatible in color, material, and composition of the exterior elevations to
neighboring visible structures;
The proposed units feature a Spanish Style architecture compatible with the
condominium development to the west.  The project is compatible in color,
material and composition of the exterior elevations to neighboring 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 development will incorporate exterior lighting, appropriate in scale for the
project and the neighborhood. The lighting will provide for public safety and is
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 incorporates a variety of landscaping species, enhanced
paving at driveway entrances, and landscaped and is compatible in scale to
adjacent residential development.

15. Appropriate open space and use of water-efficient landscaping; and
Common open space is provided at the rear of the property totaling 2,709
square feet. Each unit has a 465 square foot private yard. The project will
include 7,610 sq. ft. of landscape area consisting of groundcover, shrubs and
trees 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 site is not within a Specific Plan area. The proposed development
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.
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The property is located within the Medium Density Residential zone which 
allows for detached, single-family residential development. The Project 
provides for four, detached, single-family units, the subdivision allows for the 
units to be sold separately, providing a more stable resident population. The 
proposed project offers infill development to serve the residential needs of 
the community while maintaining access to existing public services and 
utilities. 

• Goal CD-1.1 Promote quality development and design that preserves 
and enhances a positive and unique image of Stanton, and fosters a 
sense of community pride. Strategy CD-1.1.2 Ensure that new 
development within the city contributes to the image of Stanton in a 
positive way and places a high standard of architecture and site 
design. 
The proposed project offers a Spanish style architecture that would continue 
to enhance the positive image of Stanton and compatible with surrounding 
residential units in the neighborhood.  

 
• Action RC-2.1.6(b) Encourage development of underutilized and vacant 

infill site where public services and infrastructure are available.  
The project will develop an underutilized lot  and will complement the 
surrounding neighborhood The infill development will redevelop this property 
while maintaining the appropriate use of public facilities, utilities land 
available infrastructure. 

 
SECTION 4:  That in accordance with the requirements as set forth in Section 20.555.050 
of the Stanton Municipal Code for a Minor Variance:  
 

1. There are special circumstances or conditions applicable to the subject property 
(e.g., location, shape, size, surroundings, topography, or other physical features, 
etc.) that do not apply generally to other properties in the vicinity under an identical 
zoning classification; 
The Stanton Municipal Code requires that interior lots in the RM zone have a 
minimum lot width of 65-feet. The existing property was subdivided legally with a 
width of 60-feet.   . The lot is the only RM zoned property in the neighborhood with 
a nonconforming lot width. Other RM zoned lots on Starr Street have a lot width of 
82-feet or greater.  
 

2. Strict compliance with Zoning Code requirements would deprive the subject 
property of privileges enjoyed by other property in the vicinity and under an 
identical zoning classification; 
The project proposal has met all development standards with the exception of the 
required lot width.  As the property width is smaller than the standard lots within 
the RM zone, the subject property has been deprived of the ability to construct 
dwelling units as allowed in the RM zone.  A minor variance allows for a 10% 
reduction in lot width which the current site only requires a 9% reduction 
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3. Approving the Variance or Minor Variance would not constitute a grant of special 
privilege inconsistent with the limitations on other properties in the same vicinity 
and zone in which the subject property is situated; and 
Approving the Minor Variance would not constitute a grant of special privilege 
instead it will allow the property owner to construct a development of similar density 
and size to those in the vicinity and zone.  
 

4. The requested Variance or Minor Variance would not allow a use or activity that is 
not otherwise expressly authorized by the regulations governing the subject parcel. 
SMC Section 20.210.020 allows for single-family detached dwellings within the RM 
zone.  

 
SECTION 5:  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 proposed single-family, four-unit project is allowed within the RM zone with 
the approval of a Site Plan and Design Review. The development meets all 
applicable development standards and is requesting relief from the minimum lot 
width requirement through a Minor Variance.  
 

B. The design and improvement of the proposed subdivision is consistent with the 
city’s general plan; 
 

The proposed development 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.  

• Goal CD-1.1 Promote quality development and design that preserves 
and enhances a positive and unique image of Stanton, and fosters a 
sense of community pride. Strategy CD-1.1.2 Ensure that new 
development within the city contributes to the image of Stanton in a 
positive way and places a high standard of architecture and site 
design. 

 
• Action RC-2.1.6(b) Encourage development of underutilized and vacant 

infill site where public services and infrastructure are available.  
C. The site is physically suitable for the proposed type of development; 

The 0.41-acre site is physically suitable to accommodate the proposed subdivision, 
residential units, street access, private and common open space areas.  
 

D. The requirements of the California Environmental Quality Act have been satisfied; 
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The project is categorically exempt from environmental review under the California 
Environmental Quality Act (CEQA), Section 15303, Class 3 (New Construction or 
Conversion of Small Structures). Specifically, the project is four single family 
detached dwelling units on a 0.41 acre site and the exemptions applies to 
apartments, duplexes and similar structures designed for not more than six 
dwelling units. There are no unusual circumstances in respect to the proposed 
project for which staff would anticipate a significant effect on the environment and, 
therefore, the proposed project is categorically exempt from the provisions of 
CEQA. 

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

The development proposes a density of 9.68 units to the acre, which is within the
allowed maximum of 11 units to the acre in the Medium Density Residential (RM)
zone.

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;

The proposed Project site is located in an urban area surrounded by residential
developments. There are no naturally occurring habitats or associated flora and
fauna located the project site that would be affected by the proposed project
implementation. As a result, the site is not a suitable habitat for any species of
concern by the United States Fish and Wildlife Service (USFWS) and no impacts
are anticipated. There are no wetland or migratory bird nesting areas located within
the project site.

G. The design of the subdivision and the proposed improvements are not likely to
cause serious public health problems;

The subdivision and development are designed to ensure that no public health
concerns affect the surrounding sites.

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 proposed 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.

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;
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The proposed project meets all development standards and creates a 
development 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 development and enhancing the 
image of the area and the City of Stanton.  

 
SECTION 6: Based on the findings set forth above and subject to the conditions of 
approval set forth in Exhibit “A,” attached hereto and incorporated herein, the Planning 
Commission hereby recommends that the City Council approve the following Project 
entitlements:  
 

1. Site Plan and Design Review No. SPDR-809;  
 
2. Minor Variance No. MV 21-01; and   
 
3. Tentative Tract Map No. 19184.  

 
ADOPTED, SIGNED, AND APPROVED by the Planning Commission of the City of 
Stanton at a meeting held on April 20, 2022, by the following vote, to wit: 
 
 
AYES:     COMMISSIONERS:         
             
NOES:     COMMISSIONERS:          
        
ABSENT:   COMMISSIONERS:          
 
ABSTAIN:  COMMISSIONERS:          
 
 

        
Elizabeth Ash, Chair 
Stanton Planning Commission 
 

 
        
Jennifer A. Lilley, AICP                                                                         
Planning Commission Secretary 
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EXHIBIT “A” 
SITE PLAN AND DESIGN REVIEW (SPDR)-809, 

MINOR VARIANCE 20-01 AND  
TENTATIVE TRACT MAP NO. 19184 

 8222 STARR STREET 

CONDITIONS OF APPROVAL 

1. The Applicant and property owner must sign and return a City-provided affidavit
accepting these Conditions of Approval. The project Applicant and property owner shall
have thirty (30) calendar days to return the signed affidavit to the Community and
Economic Development Department. In addition, the Applicant shall record the
Conditions of Approval in the Office of the County Recorder. Proof of recordation shall be
provided prior to certificate of occupancy.

2. 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 (collectively, the “Indemnified Parties”) 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 Indemnified Parties, 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.  Applicant’s obligation
under this condition of approval shall extend to indemnifying and holding harmless the
Indemnified Parties against any damages, fees, or costs awarded in connection with any
Action challenging the Project.  The City and the Applicant expressly agree that the City
shall have the right to choose the legal counsel providing the City’s defense, and that the
Applicant shall reimburse, on a monthly basis, the City for any costs, fees, and expenses
incurred by the City in the course of the defense.  City shall promptly notify the Applicant
of any Action brought, and the Applicant shall cooperate with the City in the defense of
the Action.  Applicant’s obligation to fully indemnify the City shall survive the suspension,
revocation, expiration or termination of any permit, entitlement, or approval issued by the
City for or relating to the Project.
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3. The proposed project will 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. Development shall occur in conformance with 
the plans, color and materials, attachments found in the staff report and the information 
presented to the Planning Commission, the conditions contained herein and all applicable 
City regulations. Any modifications shall require review and approval by the Community 
and Economic Development Director prior to the issuance of any building permit. Any 
significant modifications may require review and approval of the Planning Commission 
and/or City Council. All conditions must be completed prior to building final.  
 

4. The Applicant shall incorporate a copy of this Exhibit A - Conditions of Approval, into the 
approved set of building plans prior to building permit issuance. 
 

5. A final landscape plan consistent with the conceptual plan provided to the Planning 
Commission and as conditioned, shall be submitted for the review and approval of the 
Community and Economic Development Director prior to issuance of grading permit.     

a. The landscape plan shall include all plant materials, species and sizes, irrigation, 
open space improvements/furnishings and Water Efficient Ordinance 
requirements.  
 

b. All trees shall have a minimum trunk height of 10-feet at the time of installation. All 
shrubs shall be a minimum of 15 gallon.  

 
c. Upon final inspection, staff may require replacement and/or addition of 

landscaping material to ensure a high-quality planting and sufficient coverage and 
spread.  

 
d. The common ownership shall maintain common area landscaping on-site at all 

times in accordance with the approved landscaping plan.  Should any planting be 
damaged, diseased, or removed it shall be replaced in kind.  

 
e. All landscaping shall be installed prior to building final and shall be maintained as 

depicted in the final approved landscape plan. Any modifications or changes are 
subject to review and approval of the Community and Economic Development 
Director. 

 
6. All exterior lighting shall be kept at a reasonable level of intensity and directed away from 

adjacent properties and public streets to minimize glare to be confirmed by the 
Community and Economic Development Director upon final inspection. A final lighting 
and photometric plan certified by a lighting engineer shall be approved by the Community 
and Economic Development Director or his/her designee prior to building permit 
issuance.  
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7. The applicant shall submit utility and mechanical equipment plans prior to submitting for 
design with any utility company, that address, among other things, the location, size, 
height, and screening technique for all utilities and mechanical equipment.  All utilities 
and mechanical equipment related to the project whether located on site or in the public 
right-of-way shall be underground.  Should the utility or mechanical equipment (e.g., Back 
flow devices, transformers, A/C units etc.) be unable to be placed underground, as 
reviewed and determined to be valid by the Community and Economic Development 
Director and Public Works Director, such equipment shall be located in the least 
impacting (visual, pedestrian impediment, vehicular obstruction, etc). location as affirmed 
by the Community and Economic Development Director. Additionally, all utility and 
mechanical equipment shall be adequately screened to the Community and Economic 
Development Director’s satisfaction.  Screening materials, techniques and locations shall 
be submitted for the review and approval of the Community and Economic Development 
Director prior to submittal of plans to any utility company and prior to the issuance of 
grading permits.  
 

a. All screening shall be subject to Planning inspection and shall match or exceed the 
height of the equipment.  
 

b. Any modification to the approved screening shall obtain prior approval of the 
Community and Economic Development Director prior to modification and/or 
installation.    

 
8. A will-serve letter from CR&R shall be submitted to the Planning Division prior to building 

permit issuance.  
 

9. All colors, materials and finishes must match the approved plans and materials board. 
Any changes are subject to review and approval by the Community and Economic 
Development Director. The final architectural set of plans shall depict all materials and 
finishes prior to building permit issuance.  
 

10. Declaration of Covenants, Conditions and Restrictions (CC&Rs), Articles of Incorporation 
and By-Laws for the common ownership shall be reviewed and approved by City Staff, 
recorded before the Final Map, and include the following requirements: 
 

a. Require that all garage spaces shall be maintained for the parking of vehicles. 
 

b. A disclosure identifying the enclosed garage spaces and open parking stalls 
assigned to each unit.  This disclosure shall be signed by the owner prior to 
purchase of the unit indicating they understand there are no additional parking 
spaces available and that they are limited to parking vehicles within the garage 
and open parking stalls associated with the purchased unit.  Additionally, the 
disclosure shall include the number of guest parking available within the 
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development and the policies and procedures for use of guest parking spaces 
which shall be signed by the owner prior to purchase of the unit indicating they 
understand the limitation and proper use of guest parking.  This practice shall be 
upon original purchase and subsequent sale of each unit in the development.  
 

c. Dictate responsibilities between the common ownership and private property 
owners for the maintenance of structures, both interior and exterior of all buildings, 
plumbing, mechanical and electrical facilities.   

 
d. Dictate responsibilities between the common ownership and private property 

owners for the maintenance of the common and private open space areas. 
 

e. Prohibit the removal of the common and private open space areas and amenities 
as shown on the approved the Site Plan.  Replacement, repair or substitutions can 
only be allowed with the prior approval of the City with similar or equivalent 
materials, features and fixtures.  No reduction in the areas can be considered.  

 
f. Identify all exclusive use easement areas and dictate the responsibilities between 

the common ownership and private property owners.  
 

g. Include provisions addressing the use and maintenance of guest parking spaces, 
driveways, common open spaces, and restrictive open space. The parking 
provisions shall, among other things, establish all of the following:  

i. Guest parking spaces are to be used by guests only and are not for use by 
residents.  

ii. Long term parking of more than 72-hours is prohibited in guest parking 
spaces.  

iii. Movement of a vehicle directly from one guest parking space to another 
shall not constitute a break in the 72-hour restriction.  

iv. Prohibit parking and any type of obstruction of the required fire access 
lanes and drive aisle.   
 

h. Prohibit storage and overnight parking of recreational vehicles and/or oversized 
vehicles and/or trailers.  
 

i. Dictate responsibilities of maintenance for all BMPs installed on the site, as listed 
in the approved Water Quality Management Plan (WQMP), including requirements 
for vector control and include all WQMP conditions. 
 

j. Include the provision to restrict any amendment to provisions required by this 
entitlement package without first obtaining the review and approval of the City 
(Community and Economic Development Director, Planning Commission or City 
Council as appropriate).  
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k. Include a provision identifying the City as an intended third-party beneficiary with 
the right, but not the obligation, to enforce the CC&Rs to ensure compliance with 
City entitlements.  

 
11. Parking is to be maintained and provided as identified in the approved plans. Any minor 

changes to the approved parking must be submitted for review and approved by the 
Community and Economic Development Director. Any significant changes to the 
approved parking may require review and approval by the Planning Commission.  
 

12. Within forty-eight (48) hours of the approval of this project, the applicant/Applicant shall 
deliver to the Community and Economic Development Department a check payable to 
the County Clerk-Recorder to enable the City to pay the County administrative fee 
necessary to file the Notice of Exemption. 

13. 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. 
 

14. 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. 
 

15. 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 Orange County Public Works Standard Plans or the 
Standard Plans for Public Works Construction. 
 

16. 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. 
 

17. Prior to the issuance of a grading permit or an encroachment permit, a bond or surety 
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. 
 

18. Prior to the issuance of a certificate of occupancy permit, a tract map for condominium 
purposes shall be map checked and approved by the City Engineer. Separate map check 
and review fees apply. 
 

19. 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. 
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20. 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. 
 

21. 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. 
 

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

23. 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. 
 

24. 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. 
 

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

26. Prior to the issuance of any building permit, the applicant shall pay sewer connection fees 
to the City for connection to the sanitary sewer system, if applicable. 
 

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

28. 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. 
 

29. Prior to the issuance of a grading permit, a hydrology and hydraulic study (including off-
site areas affecting the development) shall be prepared by a California-licensed civil 
engineer and approved by the City Engineer.  The report shall include detailed drainage 
studies indicating how the grading, in conjunction with the drainage conveyance systems 
including applicable swales, channels, street flows, catch basins, storm drains, and flood 
water retarding, will allow building pad(s) to be safe from inundation from rainfall runoff 
which could be expected from all storms up to and including the theoretical 100-year 
flood. Methodology, criteria, and sizing of storm drain pipe and facilities shall adhere to 
the Orange County Hydrology Manual. 
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30. 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. 
 

31. No above ground utility structures, cabinets, pipes, or valves shall be constructed within 
the public right-of-way. 
 

32. 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. 
 

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

34. Water improvement plans shall be approved by Golden State Water Company and the 
City’s Building Department. All facilities shall be constructed in accordance with the 
appropriate agency's specifications, with all incidental fees paid by the applicant.  These 
facilities shall be dedicated to the water company by the applicant to the satisfaction of 
the City Engineer. 
 

35. Sewer improvement plans shall be approved by the City Engineer.  All facilities shall be 
constructed in accordance with the City’s specifications, with all incidental fees paid by 
the applicant.   
 

36. If any cuts are required in the pavement on Starr Street, 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 Starr Street from curb to curb. 
 

37. Prior to the issuance of a grading permit, the applicant shall submit 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 this 
document. 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. 

 
38. 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. 
 

39. 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. 
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40. Any newly constructed on-site or off-site storm drains shall be inspected by the County of 
Orange Underground Inspection Team if larger than 24” in diameter. The City will arrange 
for the inspection. There will be additional fees for this inspection. 
 

41. Prior to the issuance of a certificate of occupancy, all existing and proposed catch basin 
inlets on the site, if any, shall be fitted with trash capture devices on the State Water 
Resources Control Board’s “Track 1” approved device list. 
 

42. 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. 
 

43. 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. 
 

44. 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. 
 

45. 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.  
 

46. Prior to the issuance of a building permit, the applicant incorporate into the building plans 
a plan view showing three carts (solid waste, separated recycling, and organics carts) fit 
in each garage with two motor vehicles parked in each garage.  
 

47. The applicant or responsible party shall submit the plan(s) listed below to the Orange 
County Fire Authority (OCFA) 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: 

• Fire master plan (service code PR145),  

Prior to concealing interior construction, the applicant shall submit plans for the 
following: 
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• Underground piping for private hydrants and fire sprinkler systems (service 
code PR470-PR475) 

• Fire sprinkler system (service codes PR400-PR465) 
 

Specific submittal requirements may vary from those listed above depending on actual 
project conditions identified or present during design development, review, construction, 
inspection, or occupancy.  Portions of the project that are deferred shall be subject to the 
codes, standards, and other applicable requirements in force on the date that the 
deferred plan is submitted to OCFA. 

48. Lumber-drop Inspection: After installation of required fire access roadways and hydrants, 
the applicant shall receive clearance from the OCFA prior to bringing combustible 
building materials on-site. Call OCFA Inspection Scheduling at 714-573-6150 with the 
Service Request number of the approved fire master plan at least five days in advance to 
schedule the lumber drop inspection.  
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MATERIAL SCHEDULE
NO. ITEM

WALLS01

02

03

04

MATERIAL COLOR

STUCCO BY OMEGA COLOR TEK OMEGA WITH COLORS
UNIT 1: 432 MILY QUARTZ
UNIT 2: 35 CLOUD GRAY
UNIT 3: 15 BIRCH WHITE
UNIT 4: 432 MILY QUARTZ

ROOFING EAGLE LITE S TILES ROOFING 514 WALNUT BROWN / PROFILE : CAPISTRANO, LIGHTWEIGHT

RAILINGS IRON RAILINGS RUSTIC BLACK

EXT. DOORS WOOD/STEEL MAHOGANY / PAINT

05

06

07

ENTRY DOOR WOOD/ GLASS CHESTNUT BROWN / NATURAL

WINDOW SILL ENDICOTT BRICK DARK IRONSPOT

09

10

11

08

GARAGE DOOR STEEL BROWN

FLASHING COPPER NATURAL

BALCONY CURB COPPER NATURAL

WINDOW JELD WEN / VINYL NATURAL

2ND FLOOR WEST SIDE WINDOW TO INCLUDE A FROST TINT OR OTHER TREATMENT TO MEET THE 2019 TITLE 24 ENERGY CODE.

GENERAL DOOR & WINDOWS NOTES:

1.

2.

3.

4.

5.

DOORS SCHEDULE

WIDTH X HEIGHT
NO. SIZE FRAME

MAT.
DOOR
MAT.

REMARKSSOLID
CORE

HOLLOW
CORE

INTERIOR

A

B

C

D

E

F

2'-4"X6'-8"

EXTERIOR NEW /
EXISTING

NEW

QUANTITY

8

SAFETY
GLASS

WOOD WOOD

4'-06"X6'-8" NEW 2WOOD WOOD SLIDING CLOSET (2 PANELS)

2'-6"X6'-8" NEW 3WOOD WOOD

5'-0"X6'-8" GLASS VINYL NEW 1 DOUBLE DOOR

2'-6"X6'-8" NEW 1WOOD WOOD FIRE RATED DOOR

G

3'-0"X6'-8" NEW 1WOOD WOOD ENTRY DOOR

16'-0"X7'-0" METAL METAL NEW 1 GARAGE DOOR

7.

8.

9.

10.

WINDOWS SCHEDULE  (U-FACTORS = 0.25 & SHGC = 0.25)

WIDTH X HEIGHT
NO. SIZE FRAME

MAT.
WINDOW
MAT.

3'-0"X2'-0" GLASS1

2

3

4

5

6

NEW /
EXISTING

SLIDING
(SLD)

REMARKSQUANTITY

3

SINGLE
HUNG
(SH)

VINYL NEW

3'-0"X5'-0" GLASS 3VINYL NEW

5'-0"X5'-0" GLASS 5VINYL NEW

LOW-E4'-0"X5'-0" GLASS 1VINYL NEW

LOW-E

3'-0"X4'-0" GLASS 1VINYL NEW

6'-0"X8'-0" GLASS 1VINYL NEW

FIX

LOW-E OBSCURED
TEMP GLASS

SAFETY
GLASS

LOW-E

LOW-E

LOW-E

GENERAL DOOR & WINDOWS NOTES:

1. DOOR THRESHOLDS AND TRANSITIONS SHALL NOT
EXCEED 1/2" IN HEIGHT

2. ALL DOOR KNOBS SHALL BE LEVER TYPE AND ADA
ACCESSIBLE

3. DOOR CLOSERS SHALL BE ADJUSTABLE AND SET TO
COMPLY WITH ACCESSIBLE CRITERIA FOR OPENING
TENSION AND CLOSING SPEEDS

4. WINDOW AND DOOR:
    FENESTRATIONS MUST HAVE TEMPORARY AND
    PERMANENT LABELS.
5. FIRE RATE TYP. SELF-CLOSING, SELF-LATCHING,

TIGHT-FITTING, SOLID WOOD 1 3/8" THICK DOOR OR
A 20 MIN. RATE DOOR AT OPENINGS TO DWELLING/
CBC 406.1.4

6. ALL NEW WINDOWS (LOW E - VINYL TYPE):
U-FACTORS = 0.25 & SHGC = 0.25

7. FROM FINISHED FLOOR TO WINDOW SILL OF NOT
LESS THAN 24 INCHES.  EMERGENCY EGRESS
WINDOW SILL HEIGHT SHALL NOT EXCEED 44
INCHES.

8. ALL WOOD DOORS SHALL BE OF SOLID CORE
CONSTRUCTION WITH A MINIMUM THICKNESS OF 1
3/4 INCHES, OR WITH PANELS NOT LESS THAN 9/16
INCH THICK.

9. GLAZING IN EXTERIOR DOORS, OR WITHIN 40 INCHES
OF ANY LOCKING MECHANISM, SHALL BE OF FULLY
TEMPERED GLASS OR RATED BURGLARY RESISTANT
GLAZING.

10.THE NFRC TEMPORARY LABEL DISPLAYED ON
WINDOWS MUST REMAIN ON THE UNIT UNTIL FINAL
INSPECTION HAS BEEN COMPLETED
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CITY OF STANTON 
REPORT TO THE 

PLANNING COMMISSION 

TO: Chair and Members of the Planning Commission 

DATE: April 20, 2022  

SUBJECT: PUBLIC HEARING TO CONSIDER CONDITIONAL USE PERMIT NO. 
C22-02 TO ALLOW THE ON SITE SALE OF BEER, WINE AND 
DISTILLED SPIRITS (TYPE 47 LICENSE – LIQUOR LICENSE) IN 
CONJUNCTION WITH A BONA FIDE RESTAURANT LOCATED AT 
12140 BEACH BOULEVARD IN THE COMMERCIAL GENERAL (CG) 
ZONE WITH A GENERAL MIXED-USE OVERLAY (GLMX) AND TO 
REVOKE CONDITIONAL USE PERMIT NO. C79-34 PREVIOUSLY 
APPROVED FOR THIS SAME ADDRESS.  

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(a) (Existing Facilities); and

• Adopt Resolution No. 2550 to approve Conditional Use Permit No. C22-02 and
revoke Conditional Use Permit No. C79-34.

BACKGROUND 
The Applicant, Van Don, business owner of Raising Claw, submitted a Conditional Use 
Permit application requesting a Type 47 Alcohol License for the on-sale of beer, wine and 
distilled spirits in conjunction with a bona fide eating establishment. The subject property 
is 1.12 acres and is located east of Beach Boulevard and south of Park Plaza in the Park 
Plaza Shopping Center.  
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Figure 1. Location of site and surrounding land uses. 

 
The site is zoned Commercial General with a General Mixed-Use overlay and has a 
General Plan Land Use designation of General Mixed-Use. Table 1 Summarizes the 
surrounding uses: 

Table 1: Surrounding Land Use Designation 
 Existing Land Use Zoning 

North Commercial Center (banquet hall 
and health center)   

Commercial General (CG) 

South Share My Coach (future Bigsby 
Townhomes)   

Commercial General Zone 
(CG) with General Mixed-Use 
Overlay (GLMX) 

East Su Casa Apartments  High Density Residential 
(RH) 

West Beach Boulevard and Beach Creek 
Apartments   

Across Beach Boulevard R-3 
Multiple-Family Residential 
(City of Garden Grove) 

 
 

ANALYSIS/JUSTIFICATION 
Conditional Use Permit No. CUP 79-34 was approved on December 6, 1979 to allow the 
sale of beer and wine in conjunction with the restaurant use. The new restaurant Raising 
Claw proposes to upgrade the license to include distilled spirits. Various restaurants have 
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operated over the years with the most recent being Seol Ak San, a Korean BBQ 
restaurant. The business license for Seol Ak San expired on December 31, 2020. Raising 
Claw proposes to operate a new restaurant within the existing 4,250 square foot tenant 
space offering a variety of seafood served family style. Restaurant hours are proposed 
from 2:00 p.m. to 10:00 p.m. seven days a week. The dining area includes 15 tables and 
will accommodate approximately 88 patrons and a bar area that can accommodate 
approximately 9 patrons. 
 

 
Figure 2. Floor Plan  

 
The Zoning Code requires that a Conditional Use Permit be obtained for a bona fide public 
eating place whose predominant function is the service of food and where on-site sales 
of alcoholic beverages are incidental or secondary. Raising Claw will operate as a bona-
fide eating place and no entertainment is proposed as part of the use. The application is 
required to operate in compliance with all Alcohol Beverage Control (ABC) requirements.  
Condition 5 has been added to tie this approval to an active, compliant ABC license.  
Further, a Conditional Use Permit is required for any change in the type of existing Alcohol 
Beverage Control license such as in this case of an upgrade from sale of beer and wine 
to sale of spirits. 
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The subject site is within Census Tract No. 881.04 and has a population of 4,924 
residents. As a result of the population level, the Department of Alcohol Beverage Control 
determines six (6) on-sale licenses as the concentration limit for this Census Tract.   Table 
2 summarizes the existing on-sale license located within the census tract.  
 

 
Table 2: Existing Alcohol License Types within the Census Tract 

No. Business Name Address License Type 
1 Crystal Restaurant and 

Banquet 
12100 Beach Blvd Type 41 On-Sale Beer 

and Wine-Eating Place 
2 Fiesta Mexican Gril 12115 Beach Blvd Type 41 On-Sale Beer 

and Wine-Eating Place 
3 Mitsuyoshi Restaurant 12033 Beach Blvd Type 41 On-Sale Beer 

and Wine-Eating Place 
4  Lucky Johns 12435 Beach Blvd Type 48 On-Sale 

General Public 
Premise  

 
Raising Claw is requesting a Type 47 license for the on-sale of beer, wine and distilled 
spirits.  The approval of Conditional Use Permit No. C22-02 would result in a total of five 
(5) on-sale licenses within the limit allowed by ABC.   
 
Staff is recommending the Commission revoke CUP 79-34 to maintain the same number 
of licenses in the Census Tract and to provide a clear and consistent record for the 
approved uses at this location.  Condition 14 has been added to clarify further that CUP 
No. C22-02 supersedes CUP No. C79-34 in its entirety.    
 
Overall, the proposed restaurant use is anticipated to compliment the uses in the center, 
operate similarly to the previous restaurant and utilize the parking, circulation and access 
currently serving the commercial shopping center.  
 
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(a) (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. 
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Prepared by, Approved by,  

_______________________ _______________________ 
Estefany Franco   Jennifer A. Lilley, AICP   
Associate Planner   Community and Economic Development Director 

ATTACHMENTS 

A. PC Resolution No. 2550
B. Vicinity Map
C. CUP 79-34
D. Photos
E. Plans
F. Project Narrative
G. Restaurant Menu
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RESOLUTION NO. 2550 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
STANTON APPROVING CONDITIONAL USE PERMIT NO. C22-02 TO 
ALLOW THE ON SITE SALE OF BEER, WINE AND DISTILLED SPIRITS 
IN CONJUNCTION WITH A BONA FIDE RESTAURANT LOCATED AT 
12140 BEACH BOULEVARD IN THE COMMERCIAL GENERAL (CG) 
ZONE WITH A GENERAL MIXED-USE OVERLAY (GLMX) AND TO 
REVOKE CONDITIONAL USE PERMIT NO. C79-34 PREVIOUSLY 
APPROVED FOR THIS SAME ADDRESS. 

THE PLANNING COMMISSION OF THE CITY OF STANTON HEREBY RESOLVE AS 
FOLLOWS: 

WHEREAS, on February 14, 2022, the applicant Van Don submitted an application for a 
Conditional Use Permit No. C22-02 for the on-sale of beer, wine and distilled spirits in 
conjunction with a bona fide restaurant, Raising Claw, at 12140 Beach Boulevard; and 

WHEREAS, the Planning Commission has carefully considered all pertinent testimony 
and information contained in the Staff report prepared for this application and as 
presented at the public hearing; and 

WHEREAS, pursuant to the provisions of the California Environmental Quality Act 
(CEQA) the project is Categorically Exempt and meets the requirements of Section 
15301, Class 1(a) (Existing Facilities) of the CEQA Guidelines in that the proposed use 
would be located within an existing tenant space, with no physical expansion; and 

WHEREAS, on April 20, 2022, the Planning Commission of the City of Stanton conducted 
a duly noticed public hearing to consider a request to allow the on-site sale of beer, wine 
and distilled spirits in conjunction with a bona fide restaurant located at 12140 Beach 
Boulevard in the Commercial General (CG) zone with a General Mixed-Use overlay and 
to revoke Conditional Use Permit No. C79-34 previously approved for this same address; 
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 facts, findings and 
conclusions set forth above in this Resolution are true and correct. 

SECTION 2:  The Planning Commission of the City of Stanton determines that in 
accordance with the California Environmental Quality Act (CEQA), the project is 
Categorically Exempt from CEQA under Section 15301 Class 1(a) (Existing Facilities) 
This section pertains to existing facilities that involve negligible or no expansion beyond 
what currently exists at the time of environmental determination. The project proposed 
use would be located within an existing tenant space, with no physical expansion. 

ATTACHMENT APg. 47



Resolution No. 2550 
April 20, 2022 

Page No. 2 

SECTION 3: That in accordance with the findings as set forth in Section 20.400.030.G of 
the Stanton Municipal Code: 

 
 

1. The proposed use will not be detrimental to surrounding properties and neighborhoods 
including ensuring that the use does not contribute to loitering, public drunkenness, 
noise, obstructing pedestrian and vehicular traffic, parking, crime, interference with 
pedestrian corridors used by children, defacement and damage to structures.   
 
The consumption of alcohol is incidental to the primary use of a bona-fide restaurant. 
The proposed use consists of a bona-fide restaurant, including the incidental sale and 
consumption of beer, wine and distilled spirits.  The sales of food will be provided at 
all times when the business is operating. Live entertainment is not associated with the 
business and all operations will take place within the restaurant. The volume of traffic 
generated by this business is similar to that of the previous restaurant use and other 
commercial uses permitted and approved in this zone.  The addition of full alcohol 
sales does not have a significant effect on increasing daily trips to the site. The 
proposed business has the same parking requirement as the previous restaurant, 
other permitted uses in this zone and in this development.  The addition of beer, wine 
and distilled spirit sales is incidental to a restaurant use and does not require an 
increase in the number of parking spaces already provided on the site.  The use and 
circulation associated with the request will not interfere with any pedestrian corridors 
used by children as the site is located along a major thoroughfare and within an 
established commercial shopping center. As such, the use is not expected to be 
detrimental to surrounding properties.  

 
2. The proposed use will not adversely impact the suitability of adjacent commercially 

zoned properties for commercial uses.  
 
The property is zoned Commercial General and has a General Plan land use 
designation of General Mixed-Use.  The proposed use is consistent with existing 
commercial activities in the vicinity. The proposed business will operate in an existing 
multi-tenant commercial building located within the Park Plaza Shopping Center.  The 
proposed use is compatible with the other commercial uses within the shopping center 
and is consistent with the uses anticipated by the zoning for this property and the 
established development pattern for this neighborhood.  The use will compliment other 
uses in the center and is not anticipated to create a nuisance for the adjacent 
businesses or surrounding neighborhoods.    

 
3. The proposed use will not adversely affect the welfare of residents in the area or result 

in an undue concentration in the neighborhood of establishments dispensing alcoholic 
beverages, including beer, and wine. For purposes of this subparagraph, the “undue 
concentration” shall be defined in Business and Professions Code Section 23958.4.  
 
The proposed use will operate entirely within an existing commercial building and 
establish tenant space. No live entertainment or outdoor dining is proposed as part of 
the business. The project approved with the conditions contained herein is not 
anticipated to impact any adjacent residential neighborhoods. The approval of C22-
02 provides for a total of five (5) on-sale licenses within this census tract which is 
within the limit allowed by the Department of Alcohol Beverage Control (ABC). 
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4. Notwithstanding Subparagraph 3 above, the review authority may approve
Conditional Use Permit despite an undue concentration of establishment dispensing
alcoholic beverages, as defined in Business and Professions Code 23958.4, if the
review authority first finds that the public convenience and necessity would be severed
by the issuance of the Conditional Use Permit and the use otherwise meets the
findings of this Subsection.

The subject application does not need to make a finding of public convenience and
necessity since the number of licenses in the census tract is not increasing. The
California State Department of Alcohol Beverage Control (ABC) established the
number of on-sale and off-sale license within a given census tract and if the number
of licenses exceeds the amount set by ABC, the Planning Commission is required to
make a finding of public convenience and necessity. In this case, the applicant is
requesting to upgrade an existing Type 41 beer and wine license for a Type 47.  The
approval includes the revocation of the previous Conditional Use Permit.

SECTION 4:  That in accordance with the findings as set forth in Sections 20.550.060 

1. The proposed use is consistent with the General Plan and any applicable specific plan.

The land use is appropriate and consistent with the goals, policies and objectives set
forth in the General Plan and Commercial zoning designation.  Adding alcohol sales
to a restaurant use is permitted and encouraged by the Zoning Code and provisions
have been established to ensure this land use is compatible with adjacent businesses.
The project meets Economic Development Goal ED-2.2 of the General Plan by
promoting economic revitalization along major arterials such as Beach Boulevard.

2. The proposed use is allowed within the applicable zone and complies with all other
applicable provisions of the zoning code and the municipal code.

The proposal to allow for the on-site sale of beer, wine and distilled spirits in
conjunction with a bona fide restaurant is permitted within the Commercial General
Zone subject to the approval of a Conditional Use Permit.  Section 20.400.030 of the
Stanton Municipal Code provides specific findings related to alcohol sales and the use
as proposed is compliant with these provisions. The hours of operation, proposed
business plan, and location is appropriate and compliant with the provisions of the
zoning code for the uses proposed.

3. 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 and retail uses. Parking is provided in an
existing surface lot and shared by all tenants in the center and is determined to be
adequate for the size and business operation proposed with this use. The restaurant
will operate entirely within the existing building footprint and is expected to compliment
the characteristics of uses found in the center in hours of operation, service offerings
and options for patrons. The use as proposed and with the conditions provided is
expected to be compatible with adjacent uses and the neighboring properties and is
not anticipated to have any negative impacts.
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4. The site is physically suitable in terms of:  a. its design, location, shape, size and 
operating characteristics of the proposed use; b. the provision of public and 
emergency vehicle access; c. public protection services; d. the provision of utilities; 
and e. 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 will not be altered in any way.  The proposed use is located within an existing 
shopping center with access from two existing driveways, one on Beach Boulevard 
and one on Park Plaza. The proposed business will operate entirely within an 
established building, designed for the previous restaurant use.  Parking is provided on 
site and the operating characteristic of this use is similar in nature and complimentary 
to those in the center.  The shopping center and this specific tenant space are served 
by City services including public utilities, health, fire and police service. The use will 
be conducted within the existing tenant space and is not increasing the square footage 
of the building. As such, the site is physically suitable for the use as proposed.  
 

5. 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.  The site was previously used as a restaurant 
and the proposal does not include a request to increase square footage.  The business 
will operate within the existing tenant space and will serve patron starting at 2:00 p.m. 
until 10:00 p.m. seven days a week. The site and operations are suitable for the center 
and are not expected to adversely affect the public convenience, health, interest, 
safety, or welfare.  
 

6. 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. 

 
If the project is approved, the applicant agrees to comply with the conditions imposed 
by the Planning Commission in the approval of the Conditional Use Permit. 
Additionally, a condition has been added to require all conditions of approval to be 
posted on site and shared with staff and management to ensure continuity and 
consistency in carrying out all measures to operate in full compliance at all times.   

 
 
SECTION 5: That in accordance with the findings as set forth in Section 20.630.050 of 
the Stanton Municipal Code: 
 
1. Circumstances under which the permit or approval was granted have been changed 

by the applicant to an extent that one or more of the findings that justified the original 
approval can no longer be made, and the public health, safety, and welfare require 
the modification or revocation; 
 
Conditional Use Permit No. CUP 79-34 was approved on December 6, 1979 to allow 
the sale of beer and wine in conjunction with the restaurant use. The new restaurant 
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proposes to add distilled spirits and is requesting approval of a new Conditional Use 
Permit C22-02. CUP 79-34 is revoked to maintain the same number of licenses in 
the Census Tract and to provide a clear and consistent record for the approved uses 
at 12140 Beach Boulevard.  

SECTION 6:  That based upon the above findings, the Planning Commission hereby 
approves Conditional Use Permit C22-02 for the sale of beer, wine and distilled spirits in 
conjunction with a bona fide restaurant located at 12140 Beach Boulevard in the 
Commercial General zone with a General Mixed-Use overlay, subject to the following 
conditions: 

1. The proposed use will be constructed, developed, used, operated, and maintained
in accordance with the terms of the application, plans, drawing, and conditions
imposed in this Resolution of approval.

2. 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
the County Recorder.  Proof of recordation shall be provided to the Planning
Division prior to Certificate of Occupancy.

3. 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 (collectively, the “Indemnified Parties”)
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 Indemnified Parties, 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.  Applicant’s obligation under this condition of approval shall extend to
indemnifying and holding harmless the Indemnified Parties against any damages,
fees, or costs awarded in connection with any Action challenging the Project.  The
City and the Applicant expressly agree that the City shall have the right to choose
the legal counsel providing the City’s defense, and that the Applicant shall
reimburse, on a monthly basis, the City for any costs, fees, and expenses incurred
by the City in the course of the defense.  City shall promptly notify the Applicant of
any Action brought, and the Applicant shall cooperate with the City in the defense
of the Action.  Applicant’s obligation to fully indemnify the City shall survive the
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suspension, revocation, expiration or termination of any permit, entitlement, or 
approval issued by the City for or relating to the Project.   
 

4. The hours of operation shall be limited to 2:00 p.m.- 10:00 p.m., seven days a 
week.  

 
5. Beer, Wine and distilled spirits service and consumption is allowed only with the 

service of a full menu of food options and only upon approval by the California 
State Department of Alcoholic Beverage Control (ABC) and shall be subject to 
ABC requirements. The Applicant(s)/Owner(s) are responsible for supervising and 
controlling the activities of their customers. The Applicant(s)/Owner(s) shall ensure 
no disorderly behavior occurs in these areas and that drinks are not taken outside 
of the premises. The inability of the Applicant(s)/Owner(s) to perform in this 
manner shall be cause for review and revocation of this Conditional Use Permit. 
 

6. All conditions of approval shall be posted on site and shared with staff and 
management to ensure continuity and consistency in carrying out all measures to 
operate in full compliance at all times. 

 
7. No signs, banners, reader boards or other advertising or displays are allowed 

without the review and approval of the City.  
 

8. Applicant(s)/Owner(s) of premises where alcoholic beverages are sold or served 
shall post signs in compliance with Stanton Municipal Code Section 9.54.030 
(B)(C)(D) Duty to Post Signs below: 
 
Any person, firm or entity who owns, operates, manages, leases or rents a 
premises offering wine, beer, distilled spirits, malt liquors or other alcoholic 
beverages for sale, or who dispenses such beverages for consideration to the 
public, shall cause signs to be posted in compliance with the following: 
 

A. For alcoholic beverages intended for consumption off the premises where 
sold or distributed at least one notice or sign shall be placed in the retail 
establishment so as to assure that it is readable and likely to be read either 
at the retail point of sale or each point of display. Signs or notices placed at 
the point of display shall be placed no more than ten feet from any display of 
any alcoholic beverage container in a manner associating the sign or notice 
with the display. 
 

B. For alcoholic beverages provided for consumption on the premises at tables 
served by food or beverage persons at least one notice or sign shall be 
placed so as to assure that it is readable and likely to be read by the public 
being served on the premises, or a notice or sign shall be conspicuously 
displayed at each of the tables. 

 
C. For alcohol sold or distributed through over the counter service at least one 

notice or sign shall be placed in the retail establishment so that it is readable 
and likely to be read from all counter locations available to the public. 
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D. Any sign required to be posted or displayed pursuant to the section shall bear
the following warning message:
WARNING: Drinking Distilled Spirits, Beer, Coolers, Wine and Other
Alcoholic Beverages May Increase Cancer Risk, and, During Pregnancy Can
Cause Birth Defects.

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. Approval of this Conditional Use Permit does not include Live entertainment,
defined as public entertainment, including, but not limited to, any act, play,
burlesque, show, revue, scene, song, dance, instrumental music, karaoke, disc
jockey, or motion picture. Any proposal for live entertainment in the future shall
receive review and approval by the Planning Division.

12. Graffiti on the property shall be removed at the property owner’s expense within
24 hours Per Section 9.48.040(A) Removal of graffiti.

13. 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.

14. The approval of this request and the conditions herein supersede CUP 79-34 and
its conditions.

15. 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 the event specified. Prior to issuance of a building permit:

• architectural (service codes PR200-PR285)
• hood and duct extinguishing system (service code PR335)

Specific submittal requirements may vary from those listed above depending on 
actual project conditions identified or present during design development, review, 
construction, inspection, or occupancy. Portions of the project that are deferred 
shall be subject to the codes, standards, and other applicable requirements in force 
on the date that the deferred plan is submitted to OCFA. 

SECTION 7:  That based upon the above findings, the Planning Commission hereby 
APPROVES Conditional Use Permit No. C22-02. 

ADOPTED, SIGNED AND APPROVED by the Planning Commission of the City of 
Stanton at a regular meeting held on April 20, 2022, by the following vote, to wit: 
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AYES:    COMMISSIONERS:  

NOES:    COMMISSIONERS:  

ABSENT:  COMMISSIONERS:  

ABSTAIN: COMMISSIONERS:  

Elizabeth Ash, Chair 
Stanton Planning Commission 

Jennifer A. Lilley, AICP 
Planning Commission Secretary 
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6149 Bluffwood Drive • Riverside, CA 92506  • Cell 951-533-2934 

City of Stanton Planning Department 
Stanton City Hall 
7800 City Hall 
Stanton, CA 90680 

February 5, 2022 

Raising Claw Condition Use Permit Request and Project Narrative 

Ms. Van Don is proposing to open a new Raising Claw restaurant at 12140 Beach Boulevard, which is 
located at the southeast corner of Park Plaza and Beach Boulevard. 

This will be the third Raising Claw restaurant.  The other two existing restaurants are located at 1019 N. 
Magnolia St, Ste B in Anaheim, and 13265 Harbor Blvd in Garden Grove.  The company’s website is as 
follows:  https://www.raisingclaw.com 

The restaurant serves seafood in a variety of ways, and is intended to served “family style”, via a large 
serving for the table to be shared by the table. 

The conditional use permit request is for City approval for full alcohol service (ABC license type 47) for the 
enjoyment of the dining patrons.   

The restaurant will be open from 2pm to 10pm, 7 days a week. 

It should be noted that no exterior modifications to the existing structure are being proposed.  Signage 
will be proposed under a separate permit. 

Should you have any questions, please contact me at: 

Keith Gardner 
Keefer Consulting 
6149 Bluffwood Drive 
Riverside, CA 92506 
(951) 533 2934
keefergard@gmail.com
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