
      

CITY OF POMONA 
PLANNING COMMISSION REPORT 

 
 
DATE: October 10, 2018 
 
TO: Chairperson and Members of the Planning Commission  
 
FROM: Development Services Department, Planning Division 
 
SUBJECT: CONDITIONAL USE PERMIT (CUP 9509-2018): Request for a Conditional 

Use Permit to permit the sale of beer and wine for off-site consumption (Type 20 
Off-Sale) at a proposed convenience market located at 888 West Mission 
Boulevard in the Midtown segment of the Pomona Corridors Specific Plan and 
Mixed-Use Arterial segment of the Downtown Pomona Specific Plan. (APN 
8342-013-020)  

 
STAFF RECOMMENDATION 
 

That the Planning Commission approve the attached Resolution approving Conditional Use 
Permit (CUP 9509-2018) to permit the sale of beer and wine for off-site consumption (Type 20 
Off-Sale) at a proposed convenience market located at 888 West Mission Boulevard.   
 
PROJECT/APPLICANT INFORMATION 
 

Project Location: 888 W. Mission Blvd.  
AIN Information: 8342-013-020 
Project Applicant: FiedlerGroup and 7-Eleven, Inc.   
Property Owner: Golcheh Development & Investments, LLC 
City Council District: District # 2 
Historic/CBD: Not Applicable 
Specific Plan: Pomona Corridors Specific Plan-Neighborhood Center Segment  

Downtown Pomona Specific Plan   
General Plan: Neighborhood Edge 

 
PROJECT DESCRIPTION AND BACKGROUND 
 

The applicant is seeking a Type 20-Off-Sale ABC license to permit the sale of beer and wine for 
off-site consumption at a proposed 7-Eleven convenience store to be located at the northwest 
corner of a shopping center pad at 888 West Mission Boulevard. The site is within the Midtown 
segment of the Pomona Corridors Specific Plan (northern half), Mixed Use Arterial segment of 
the Downtown Pomona Specific Plan (southern half), and Neighborhood Edge General Plan 
Land Use designation of the Pomona General Plan.  
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Applicable Code Sections 
 

Pursuant to the Pomona Corridors Specific Plan, off-sale alcohol establishments must seek a 
Conditional Use Permit per Pomona Zoning Ordinance (PZO) Section .580(J). Additionally, 
PZO Section .5809.4 establishes the following development standards for off-sale and on-sale 
alcoholic establishments: 

1. Off Street Parking: Provide one off street parking space per 100 square feet of gross 
floor area (of alcohol sales). 

2. Parking Lot: Parking lots, including landscaping and lighting, shall be installed and 
maintained per city standards. 

3. Area Compatibility: The proposed on-sale liquor establishment shall be compatible with 
existing development in the area.  

4. Proximity: The proposed location shall be sufficiently removed from any existing 
residential development or zoning and any church, school, park, or playground so as not 
to be detrimental to that use. 

 
Surrounding Land Use Information 
 

The proposed alcohol sales will be located within a proposed 7-Eleven convenience store that is 
part of a larger proposed commercial shopping center at the southeast intersection of White 
Avenue and Mission Boulevard. The site is bordered by commercial uses to the immediate north 
and west and residential uses to the immediate south and east (Table 1).  
 
Table 1. Surrounding Land Uses 

 Existing Land 
Use Zoning Designation General Plan 

Designation 

Project Site 
Proposed 

Commercial 
Shopping Center  

PCSP Midtown Segment (northern 
half including 7-Eleven) / DTPSP 

(southern half) 
Neighborhood Edge 

North Commercial PCSP Midtown Segment Urban 
Neighborhood 

South Residential R-3 Residential 
Neighborhood 

East Residential 
PCSP Midtown Segment 

(northern) / DTPSP MU-AR 
(southern) 

Residential 
Neighborhood 

West Commercial PCSP Midtown Segment 
(northern) / C-4 (southern) Neighborhood Edge 

 
  

 
City of Pomona Planning Division   

Planning Commission Hearing October 10, 2018 



888 W. Mission Blvd. 
CUP 9509-2018  
Page 3 of 8 
 
ANALYSIS 
Site Plan and Floor Plan 
The proposed 7-Eleven convenience store consists of a 3,500 square foot tenant improvement of 
an existing restaurant. Beer and Wine will be sold across five cooler doors totaling 135 square 
feet and an additional 27 square foot beer and wine display (see floor plan below). The 7-Eleven 
will operate 24 hours daily, with proposed beer and wine sales to occur per ABC standards from 
6:00 A.M. to 2:00 A.M. As illustrated in the project plan reductions (Attachment 4), the 7-Eleven 
tracks a similar floor plan to other 7-Eleven franchise locations, including space for merchandise, 
sales, a coffee/beverage bar, cooler vault, freezer, office, backroom, and restrooms. A special 
display window will be located along the northern and western face of the building. Additional 
details on the site operations and special community programs can be found in the 7-Eleven 
Operations Overview (Attachment 5).  

Floor Plan showing location of alcohol sales -  

 
 

Store entry 
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Undue Concentration 
The California Department of Alcoholic Beverage Control (ABC) identifies an undue 
concentration if either the threshold of licenses in a given census tract is exceeded or the crime 
reporting district is defined as “high crime.” Table 2 summarizes the concentration of active 
ABC licenses in Census Tract No. 4088 and adjacent census tracts.  
 
Table 2. Active ABC Licenses by Census Tract 

 Existing Licenses Undue Concentration Threshold 
 On-sale Off-sale On-sale Off-sale 

Subject 
Census Tract 4088 19 4 3 2 

4023.03 (North)   
0 5 4 2 

4026 (North) 
0 4 7 4 

4023.04 (West) 
3 3 3 2 

4025.01 (West) 
2 6 5 3 

4025.02 (South) 
0 4 7 4 

4028.03 (South) 
1 1 3 2 

4028.01 
5 7 5 3 

 
According to the guidelines established by ABC regarding the overconcentration of licenses in a 
census tract, a total of two off-sale licenses are allowed in Census Tract No. 4088 without the 
census tract being classified as overconcentrated. Based upon statistics provided by ABC, there 
are four active off-sale alcohol licenses within this census tract. Therefore, a new on-sale license 
for the proposed use will create an undue concentration of alcohol licenses in Census Tract No. 
4088.  
 
The proposed project is located in Police Reporting District No. 2. The reported number of Part I 
and Part II arrests in the district is 249. The threshold for designating a district “high crime” is 
156 arrests. Therefore, the Police Reporting District No. 2 is classified as a high crime district.  
 
Based upon both the high crime threshold and alcohol license threshold, there is undue 
concentration in the area, and a public convenience or necessity finding will be required to be 
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made by Pomona City Council prior to the applicant submitting for a license to ABC at this 
property.  
 
The applicant has indicated that it anticipates using an existing license within the City of Pomona 
to transfer over to this location, which would result in a net neutral change in the total number of 
off-sale licenses in the city.  
 
Sensitive Uses 
 

Pursuant to PZO Section .5809, the subject site should be “sufficiently removed” from sensitive 
uses so that the proposed alcohol sales will not be detrimental to surrounding uses. Sensitive uses 
include residential developments, houses of worship, schools, and parks. Table 3 summarizes the 
types of sensitive uses and their distance from the proposed use.  
 
Table 3. Proximity to Sensitive Uses 

Type Sensitive Use Distance 

Parcel to Parcel 

Residential Single Family 60 feet E 

70 feet S 

173 NE  

242 NW 

225 feet N 

School Lopez Elementary 380 feet SW 

Houses of 
Worship 

White Avenue Baptist 
Church 

110 feet SW 

 
The site is adequately buffered from surrounding sensitive uses and will not create a significant 
impact. Specifically, the 7-Eleven will be located within a commercial shopping center. 
Furthermore, alcohol will be sold in a controlled, regulated environment with conditions for 
sales, promotion, security, and operations. The applicant has proposed additional conditions to 
address proximity to Lopez Elementary School, including automatically locking beer and wine 
coolers during and one hour before and after regular school hours. This locking mechanism can 
be controlled remotely by an employee from the sales register.  
 
General Plan Conformity 
 

The proposed site is designated “Neighborhood Edge,” which is defined in the Pomona General 
Plan as major vehicular corridors that “connect employment and mixed-used activity centers with 
each other, freeway interchanges, transit stations, and Downtown.” The proposed use is 
consistent with the designation as the applicant proposes to sell alcohol at a commercial store in 
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a larger commercial shopping center that is more suitable to wider, more traveled corridors. The 
proposed use addresses Goal GD.61 of the General Plan, in that the use will “improve the 
physical character, economic vitality, and mobility function of the City’s most visible and well-
traveled corridors.”  
 
Zoning Ordinance Compliance  
The proposed off-sale alcohol (Type 20) in conjunction with a new 7-Eleven convenience store 
is a conditionally permitted use within the Midtown segment of the PCSP. The proposed project 
complies with applicable standards as noted below. As such, the proposed project is in 
conformance with zoning standards.  
 
Per PZO Section .5809-4, on-sale alcohol establishments must comply with the following 
development standards: 

1. Off Street Parking: Provide one off street parking space per 100 square feet of gross 
floor area (of alcohol sales). 

a. The proposed 7-Eleven requires a minimum of 14 parking spaces (ratio of 1 space 
per 250 square feet of gross floor area). The shopping center requires 49 spaces in 
total. As identified in the proposed project plans, the site will have 64 parking 
spaces and will be consistent with the parking requirement.   

2. Parking Lot: Parking lots, including landscaping and lighting, shall be installed and 
maintained per city standards. 

a. The proposed use will take place in a proposed 7-Eleven convenience store that is 
part of a larger proposed commercial development that will include a new parking 
lot, landscaping, and sidewalk improvements. 

3. Area Compatibility: The proposed off-sale liquor establishment shall be compatible 
with existing development in the area.  

a. The proposed use will occupy a tenant space in a proposed shopping center. The 
shopping center will include a variety of commercial uses. The shopping center 
will service other uses in the immediate area. The site was previously developed 
for commercial use. As such, the proposed off-sale alcohol in conjunction with a 
7-Eleven convenience store is compatible with the existing development in the 
area.  

4. Proximity: The proposed location shall be sufficiently removed from any existing 
residential development or zoning and any church, school, park, or playground so as not 
to be detrimental to that use. 

a. The impact of the proposed project on these uses will be minimal, because alcohol 
will be served in a controlled, regulated environment with conditions for security 
and operations. Furthermore, special operational conditions will be put in place to 
address proximity to Lopez Elementary School, including locking beer and wine 
coolers during regular school hours.  
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ENVIRONMENTAL ANALYSIS/DETERMINATION 
The project has been reviewed in conformance with the guidelines of the California 
Environmental Quality Act (CEQA). Staff has determined that the Project complies with the 
criteria for a Class 32-In-Fill Development (Section 15332) CEQA Exemption. The proposed 
Project is consistent with the categorical exemption and in result, no further environmental 
review is required.   
 
PUBLIC COMMUNICATIONS 
A copy of the public hearing notice was published in the Inland Valley Daily Bulletin on 
September 15, 2018 and was sent to the owners of properties within a 400-foot radius of the 
subject site on September 11, 2018 (Attachment 3). The applicant met with the Superintendent of 
Pomona Unified School District on Thursday, August 13, 2018 to discuss its operations and 
security measures, and again with school district representatives on Monday, August 24, 2018. 
The applicant has also reached out to other local sensitive uses and residential neighbors in the 
vicinity. On September 26 and October 4, 2018, multiple letters of support and opposition were 
received (Attachments 6-7). Letters of support reference a gas station, which is not proposed at 
this location. Letters of opposition reference “less than 200 feet there are three stores and a night 
club selling the same merchandise.” Staff field verified this statement and determined that within 
200 feet of the proposed development, there are no convenience markets or a night club. The 
uses within 200 feet include Angelo’s Burgers, Servifiesta Party Supplies, Brown Motor Works, 
and B&H Auto Repair. 

 
CONCLUSION 
The proposed project is consistent with the requirements of the Midtown segment of the Pomona 
Corridor Specific Plan and Pomona Zoning Ordinance. It will be part of a proposed commercial 
shopping center. The proposed alcohol sales would not affect sensitive uses as the operation will 
take place in a controlled, regulated environment with conditions of approval for sales, security, 
hours, and promotion. 
 
Respectfully Submitted By:    Prepared By: 
 
 
Mario Suarez, AICP     Ata Khan 
Development Services Director   Senior Planner 
 
 
 
ATTACHMENTS: 
1) Draft Resolution for Conditional  Use Permit (CUP 9509-2018) 
2) Location Map and Aerial Photograph 
3) Public Hearing Notice and Radius Map 
4) Project Plan Reductions 
5) 7-Eleven Operations Overview 
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6) Letters of Support 
7) Letters of Opposition 
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PC RESOLUTION NO.  
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
POMONA, CALIFORNIA DENYING CONDITIONAL USE PERMIT 
(CUP 9509-2018) TO ALLOW FOR A TYPE 20 OFF-SALE BEER AND 
WINE LICENSE IN CONJUNCTION WITH A CONVENIENCE STORE 
LOCATED AT 888 W. MISSION BOULEVARD IN THE 
NEIGHBORHOOD CENTER SEGMENT OF THE POMONA CORRIDOR 
SPECIFIC PLAN AND THE MIXED-USE ARTERIAL RETAIL ZONE IN 
THE DOWNTOWN POMONA SPECIFIC PLAN (APN 8342-013-020).  

 
WHEREAS, the applicant, Fielder Group and 7-Eleven, Inc, has filed an application for 

a Conditional Use Permit (CUP 9509-2018) to permit a Type 20 Off-Sale Beer and Wine license 
in conjunction with convenience store located at 888 West Mission Boulevard; Assessor’s Parcel 
Number 8342-013-020;  
 

WHEREAS, the subject site is currently located within the Midtown Segment of the 
Pomona Corridor Specific Plan and the Mixed-Use Arterial zone of the Downtown Pomona 
Specific Plan; 
 

WHEREAS, the subject site is currently designated “Neighborhood Edge” by the City’s 
General Plan;  

 
WHEREAS, pursuant to the Pomona Corridor Specific Plan (PCSP), the approval of a 

Conditional Use Permit is required for the sale of alcohol for off-site consumption;  
 
   WHEREAS, the approval of a conditional use permit by the Planning Commission is 
required for the on-sale of alcoholic beverages, pursuant to Section .580 of the Pomona Zoning 
Ordinance;  
 
   WHEREAS, the Planning Commission of the City of Pomona has, after giving notice 
thereof as required by law held a public hearing on October 10, 2018, concerning the requested 
Conditional Use Permit (CUP 9509-2018); and,  
 
  WHEREAS, the Planning Commission has carefully considered pertinent testimony, the 
recommendation of the Planning Division staff and the staff report offered in the case as presented 
at said noticed public hearing.  
 

NOW, THEREFORE, BE IT HEREBY RESOLVED by the Planning Commission of 
the City of Pomona, California: 

 
SECTION 1.  The Planning Commission exercising their independent judgement has 

determined that pursuant to the Guidelines for Implementation of the California Environmental 
Quality Act (CEQA), that the project is Categorically Exempt under Section 15332, Class 32 
(Existing Facilities) in that the action involves the licensing and minor alteration of an existing 
building for the proposed use.  
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 SECTION 2. If any part, provision, or section of this resolution is determined by a court or 
other legal authority with jurisdiction over the subject matter of this resolution to be unenforceable 
or invalid, the remainder of the entirety of this resolution shall not be affected and shall continue in 
full force and effect. To this end, the provisions of this resolution are severable.  
 

SECTION 3. In accordance with Section .580.B of the Pomona Zoning Ordinance (PZO) 
and the Pomona Corridor Specific Plan (PCSP), as the Planning Commission must make findings 
in order to approve Conditional Use Permit (CUP 9509-2018). Based on consideration of the whole 
record before it, including, but not limited to, the staff report, public testimony received at the 
public hearing on this matter, and evidence made part of the public record, the Planning 
Commission herby finds as follows:  
 

1. That the proposed use at the particular location will contribute to the general well being of 
the neighborhood or community.  
 
The proposed use will not contribute to the general well being of the neighborhood and 
community. The proposed use will not provide an improvement to a physical structure and 
larger site that has been unoccupied and vacant for multiple years. 

 
2. That such use will, under the circumstances of the particular use, not be detrimental to the 

health, safety, peace, or general welfare of persons residing or working in the vicinity or 
detrimental to the use, valuation or enjoyment of property or improvements in the vicinity.  

 
The proposed use will be detrimental to the health, safety, peace, or general welfare or 
persons residing or working in the immediate vicinity. The project will be detrimental to the 
use, valuation, and enjoyment of property and improvements in the vicinity since the 
subject site is located near sensitive uses that are incompatible with the proposed use. 

  
3. That the site for the proposed use is of adequate topography, size, and shape to 

accommodate said use, as well as all yards, spaces, walls, fences, parking, loading, 
landscaping, and any other features necessary to allow said use in the neighborhood. 

 
The proposed use will occupy a 3,500 square foot convenience market that is part of a 
larger commercial shopping center, which has been designed for adequate parking, grading, 
drainage, and site improvements, such as landscaping and lighting.  

 
4. The site abuts streets and highways adequate in width and improvements to carry traffic 

generations by the proposed use.  
 

The site is located at the intersection of White Avenue and Mission Boulevard, which are 
two major thoroughfares in the City of Pomona. A Traffic Impact Study conducted for the 
convenience market and shopping center found that the proposed uses can accommodate 
additional traffic generated by the proposed use. The proposed project will not generate 
significant amounts of traffic warranting further departmental review.  

 
5. That granting of such conditional use permit will not adversely affect the General Plan of 

the City and conforms to the provisions of the zoning ordinance.  
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Approval of the CUP to allow for alcohol will adversely affect the General Plan of the City 
and will not be consistent with the site place type designation (Neighborhood Edge). In 
addition, the project will not be consistent with General Plan Goal GD.61 which is to 
“improve the physical character, economic vitality, and mobility function of the City’s most 
visible and well-traveled corridors.” It is unclear how the proposed alcohol use in 
conjunction with a convenience market, as part of a larger commercial shopping center, will 
contribute towards strengthening economic vitality of the Mission and White corridor in the 
City of Pomona.   

 
SECTION 4.  Based upon the above findings, the Planning Commission hereby denies 

Conditional Use Permit (CUP 9509-2018). 
 

 
APPROVED AND PASSED THIS 10th DAY OF OCTOBER, 2018. 

 
   
 
                                                                                                                 
       KYLE BROWN 
                                      PLANNING COMMISSION CHAIRPERSON 
ATTEST: 
 
 
                                                          
MARIO SUAREZ, AICP 
PLANNING COMMISSION SECRETARY 
 
 
APPROVED AS TO FORM: 
 
 
 
                                                           
ANDREW JARED 
ASSISTANT CITY ATTORNEY 
 
 
STATE OF CALIFORNIA    ) 
COUNTY OF LOS ANGELES  ) ss. 
CITY OF POMONA         ) 
 
 AYES:      
 NOES:    
 ABSTAIN:   
 ABSENT:    
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"Pursuant to Resolution No. 76-258 of the City of Pomona the time in which judicial review of this 
action must be sought is governed by Sec. 1094.6 C.C.P." 
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888 W Mission  Blvd  
Pomona, CA  91766 

 



Fresh Food 



 

Fresh Food 



     New Interior Finishes 



Cleanliness 



     New Interior Finishes 



     New Interior Finishes 



• 7-Eleven’s Crime Deterrence Program trains employees on four primary crime 
deterrence components: Visibility into and out of the store, bright interior and 
exterior lighting, cash control with no more than $50 in the register during the 
day and $30 at night, and store-personnel training. 
 

• 7-Eleven’s Operation Alert Program trains employees on operation 
procedures that will discourage robbery and emphasizes a no-resistance policy 
toward robbery. The program was adopted by the National crime Prevention 
Institute at the University of Louisville and is taught to law enforcement officers 
throughout the country.  
 

• 7-Eleven’s Come to Age Program trains employees on policies, procedures, 
identifying characteristics of minors, and policies and regulations specific to 
state law to ensure all stores are prepared and committed to safe and legal 
sale of age-restricted products. POS System.  All employees are required to 
sign an affidavit stating they are aware of obligations and ramifications should 
they not comply with the law. 

Security 



Security 
• 7-Eleven will install a surveillance system  surrounding building, indoor and Out 

door closed circuit cameras with audio capabilities, silent alarm system, and 
colored monitor.  
 

• 7-Eleven will direct enforcement operations by Police Department upon 
receiving complaints. 
 

• Sufficient parking lot lighting for safety of customers and community. 
 

• Hours – 24 hours daily  
 

• Secret Shopper Program 
 

• POS System on all age restricted products  
 

• Lockable cooler doors for after hours   
 

• Purchasing Licenses within City not create additional concentration, but to 
overall reduce the number. 
 
 



 
 
 

Economic Development 
 Sales Tax - $15,600 to City of Pomona annually  

 
 Jobs – 8-15 New Jobs Created in the Community 

 
 Property Tax  

 Will assist in recruiting an additional business to 
surrounding area 
 

 
 



 
 Locking of cooler doors for alcohol hours 
Well-lit market for local residents to feel safe, enjoy 

and walk to. 
Operation Alcohol  hours 6am -2am Daily 
Manufactured 3packs & larger, no singles sales of  

beer  
 Two end caps of wine  -No Floor displays , No 

promoting alcohol on windows 
Working with programs 

 
 
 

Operation 



 

Our training programs, Come  
of Age and Operation Alert,  
ensure our franchisees and  
their store associates are  
prepared and committed to  
the safe and legal sale of age- 
restricted products and  
operate a safe store  
environment 

 

Guiding Principles | Responsible Retailing 



In the Community | Operation Chill 

Operation Chill is 7-Eleven’s 
award-winning youth crime 
prevention / reward program 
enabling local law enforcement 
to “ticket” kids caught doing 
good deeds with a free Slurpee 
coupon. 

Since the program’s inception, 
7-Eleven has donated more than 
10 million Slurpee coupons 
nationwide.  

 

 

 
 



In the Community | Slurpee Incentives 

7-Eleven donates Slurpee 
coupons to local schools for 
teachers to encourage/reward 
students for:  
  
•Attendance 
•Timeliness 
•Good grades 
•Academic improvements 
•Positive behavior 
•Reading goals 

  

 
 



 
7-Eleven® stores are part of the 
neighborhood and committed to 
serving the changing 
needs of our customers. Being a good 
neighbor and corporate citizen is part 
of doing 
business at 7-Eleven. 
 Our mission is simple: to serve the 
particular needs of the communities 
in which 7-Eleven® stores operate. 
 
 

Changing One Neighborhood at a Time 
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