


Prepared:  DC 2/5/19 Reviewed:  CM 2/7/19 Decision: 

DECISION NO.: ZA19-### 

FILE NO.: PCUP18-037 

DESCRIPTION: A Conditional Use Permit to establish alcoholic beverage sales (Type 
21 ABC License, Off-Sale General) in conjunction with a proposed grocery store (Grocery 
Outlet) on 2.6 acres of land located at 4420 East Ontario Mills Parkway, within the 
Commercial/Office land use district of the California Commerce Center North, Ontario 
Gateway Plaza & Wagner Properties (Ontario Mills) Specific Plan (APN: 0238-014-03); 
submitted by Grocery Outlet. 

PART I: BACKGROUND & ANALYSIS 

GROCERY OUTLET, (herein after referred to as “Applicant”) has filed an 
application requesting Conditional Use Permit approval for File No. PCUP18-037, as 
described in the subject of this Decision (herein after referred to as "Application" or 
"Project"). 

(1) Project Setting: The project site is located at 4420 East Ontario Mills
Parkway, within a 23,992 square-foot retail building on approximately 2.6 acres of land 
and is depicted in Exhibit A: Aerial Photograph, attached. The site is part of a larger 
242,430 square foot commercial shopping center, comprised of a multi-tenant building 
and 9 stores, including Big Lots, Ross and JoAnn’s Fabric. Existing land uses, General 
Plan and zoning designations, and specific plan land uses on and surrounding the project 
site are as follows: 

Existing Land Use General Plan 
Designation Zoning Designation Specific Plan Land Use 

Site Commercial/Retail Mixed Use Ontario Mills Specific 
Plan Commercial/ Office 

North Commercial/Retail Mixed Use Ontario Mills Specific 
Plan Commercial/ Office 

South Interstate 10 Freeway Interstate 10 Freeway Ontario Mills Specific 
Plan Interstate 10 Freeway 

East Commercial/Retail Mixed Use Ontario Mills Specific 
Plan Commercial/ Office 

West Commercial/Retail Mixed Use Ontario Mills Specific 
Plan Commercial/ Office 
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(2) Project Analysis:

(a) Background — The Applicant is a retail grocery store chain with
locations throughout California, Oregon, Washington, Idaho, Nevada, and Pennsylvania, 
which sells name brand discounted, overstocked, and closeout grocery products. The 
store also carries fresh food staples such as meat, dairy and bread. All products sold by 
the Applicant are purchased directly from manufacturers and not from other retail stores. 

(b) Proposed Use — On November 5, 2018, the Applicant filed a
Conditional Use Permit application requesting approval to sell beer and wine (Type 21 
ABC License, Off-Sale General) in conjunction with their new grocery store at the subject 
location. All alcoholic beverages will be located along the store’s northwest corner. The 
proposed hours of operation are 7:00 A.M. to 10:00 P.M., daily. The grocery store will 
operate with 30 employees (15-20 Full Time and 5-10 Part Time). The grocery store’s 
floor plan features (see Exhibit D: Proposed Floor Plan, attached):  

 Sales Area (15,234 SF)
 Stock Area (5,181 SF)
 Cooler/Freezer Boxes (1,254 SF)
 Truck Delivery Area (63’X21’)

The grocery store’s main entrance will be located on the north side of the building, facing 
the main parking area. The required site improvements include a new trash enclosure 
that will be constructed at the rear of the building, along the store’s south elevation, which 
will be constructed and finished to match the existing building. In addition, a new shopping 
cart corral will be constructed along the north elevations of the building. 

(c) Parking – According to the Ontario Development Code, the store is
required to provide a minimum of 96 parking spaces, at a ratio of 4 spaces for each 1,000 
square feet of gross floor area. When the existing shopping center was approved in 1998, 
the project was required to provide a minimum of 1,217 parking spaces. There are a total 
of 1,228 parking spaces provided, which are shared with by businesses within the 
shopping center pursuant to a City-approved shared parking and access agreement. The 
application does not include the elimination of any existing parking spaces; therefore, staff 
believes that the proposed use will not adversely affect the parking demand for the 
existing shopping center and no parking issues are anticipated. 

(d) ABC License Concentration – The California Department of Alcoholic
Beverage Control (ABC) is the State entity responsible for granting, renewing, and 
revoking all ABC licenses. ABC determines how many On-Sale and Off-Sale alcoholic 
beverage license types should be issued per census tract, based upon their population. 
The project site is located within Census Tract 21.09, located entirely within the City of 
Ontario; and according to ABC, the Census Tract is over concentrated (see Exhibit G: 
Census Tract Map, attached). ABC currently allows 3 Off-Sale licenses; however, there 
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are currently 10 active Off-Sale licenses within this census tract. Census Tract 21.09 
encompasses the City’s core Entertainment District, which includes the Ontario Mills Mall, 
Citizen’s Business Bank Arena, numerous commercial retailers and restaurants, and two 
multiplex movie theaters. The proposed use will operate as a grocery store, with the sale 
of alcoholic beverages provided as a convenience to store patrons. In addition, the project 
site is not located in a high crime area and the property has no outstanding building or 
health code violations. For these reasons, the Police Department does not object to the 
proposed Type 21 ABC License (Off-Sale General).  

 
(e) Land Use Compatibility – A Conditional Use Permit review is required 

to ensure the compatibility of a specific land use with its adjacent land uses by identifying 
potential nuisance activities and establishing appropriate measures to mitigation those 
nuisance activities to an acceptable level. The project site is located within the Ontario 
Mills Mall sphere area, and consists of a 242,430 square foot shopping center with several 
surrounding multi-tenant commercial buildings. Several entertainment and retail tenants 
in the area currently hold a Type 21 ABC (Off-Sale General) license, including: Sam’s 
Club, Milliken Mobil, AM/PM, and Target (see Exhibit H: Active Off-Sale Retail Licenses). 
Therefore, staff believe that the proposed use is compatible with other existing uses. In 
addition, staff believes that the recommended conditions of approval will sufficiently 
mitigate any potential impacts that may be associated with the proposed use. 

 
(3) Airport Land Use Compatibility Plan: The project is located within the 

Airport Influence Area of Ontario International Airport and was evaluated and found to be 
consistent with the policies and criteria of the Ontario International Airport Land Use 
Compatibility Plan. Any special conditions of approval associated with uses in close 
proximity to the airport are attached to this report. 

 
(4) Departmental Review: Each City department has been provided the 

opportunity to review and comment on the subject application and recommend conditions 
of approval to be imposed upon the application. At the time of the Decision preparation, 
recommended conditions of approval were provided and are attached to this report. 

 
(5) Public Notification: The subject application was advertised as a public 

hearing in at least one newspaper of general circulation in the City of Ontario (the Inland 
Valley Daily Bulletin newspaper). In addition, notices were mailed to all owners of real 
property located within 300 feet of the exterior boundaries of the property that is the 
subject of the hearing, as shown on the records of the County Assessor. 

 
(6) Correspondence: As of the preparation of this Decision, Planning 

Department staff has not received any written or verbal communications from the owners 
of properties surrounding the project site or from the public in general, regarding the 
subject application. 
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PART II: RECITALS 
 

WHEREAS, the City of Ontario has received a request for Conditional Use Permit 
approval as described in Part I, above; and 
 

WHEREAS, Ontario Development Code Table 2.01-1 (Review Matrix) establishes 
that the Zoning Administrator has the responsibility and authority to review and act upon 
Conditional Use Permits for existing structures; and 
 

WHEREAS, all members of the Development Advisory Board of the City of Ontario 
were provided the opportunity to review and comment on the requested Conditional Use 
Permit, and no comments were received opposing the proposed use; and 
 

WHEREAS, the proposed project is located within the Airport Influence Area of 
Ontario International Airport and was evaluated and found to be consistent with the 
policies and criteria of the Ontario International Airport Land Use Compatibility Plan; and 

 
WHEREAS, on February 20, 2019, the Zoning Administrator of the City of Ontario 

conducted a duly noticed public hearing on the application, as follows: 
 

(1) Denny Chen, Associate Planner, presented the staff report on the proposed 
use, indicating the staff recommendation of approval subject to conditions. Following 
staff’s presentation, the Zoning Administrator opened the public hearing. 
 

(2) ____________, representing the Applicant, explained the business 
operations and spoke in favor of the project. 

 
(3) ____________ 

 
(4) There being no one else to offer testimony regarding the application, the 

Zoning Administrator closed the public hearing. 
 

WHEREAS, all legal prerequisites to the adoption of this Decision have occurred. 
 
 

PART III: THE DECISION 
 

NOW, THEREFORE, it is hereby found, determined and resolved by the Zoning 
Administrator of the City of Ontario as follows: 
 

(1) All facts set forth in this Zoning Administrator Report and Decision are true 
and correct. 
 

(2) Based upon the evidence presented to the Zoning Administrator during the 
above-referenced public hearing, the Zoning Administrator hereby finds as follows: 
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(1) The scale and intensity of the proposed land use would be consistent 
with the scale and intensity of land uses intended for the particular zoning or land use 
district. The proposed location of the Conditional Use Permit is in accord with the 
objectives and purposes of the Development Code and Specific Plan within which the site 
is located. The proposed Type 21 ABC License (Off Sale – General), in conjunction with 
a 23,992 square-foot grocery store (Grocery Outlet), is designated Commercial/Office by 
the Ontario Mills Specific Plan. The designation allows for the proposed use, subject to 
the approval of a Conditional Use Permit. The proposed use will be established consistent 
with the City of Ontario Development Code and the Ontario Mills Specific Plan, and their 
objectives, purposes, development standards and guidelines. 
 

(2) The proposed use at the proposed location, and the manner in which 
it will be operated and maintained, is consistent with the goals, policies, plans and exhibits 
of the Vision, Policy Plan (General Plan), and City Council Priorities components of The 
Ontario Plan. The proposed Type 21 ABC License (Off Sale – General), in conjunction 
with a 23,992 square-foot grocery store (Grocery Outlet), is designated as Mixed Use by 
the Policy Plan component of The Ontario Plan. The proposed land use is consistent with 
the goals, policies, plans, and exhibits of the Vision, Policy Plan (General Plan), and City 
Council Priorities components of The Ontario Plan, which identifies the Ontario Mills Area 
as a Growth Area. The Growth Area is envisioned to be developed in a manner that has 
an intensification of uses, such as entertainment, restaurants, and other retail uses to 
provide our residents and visitors with the opportunity to live, work and play within our 
City. The proposed project will provide an additional convenience for people shopping at 
the existing shopping center, and will, overall, help to implement the Growth Vision. 

 
(3) The proposed use at the proposed location, and the manner in which 

it will be operated and maintained, is consistent with the objectives and requirements of 
the Development Code, and any applicable specific plan or planned unit development. 
With the attached conditions of approval, the proposed use will be consistent with the 
uses allowed within the Commercial/Office land use designation of the Ontario Mills 
Specific Plan, which allows for commercial, retail (grocery store), restaurant, and 
entertainment uses to serve alcohol subject to an approved Conditional Use Permit. The 
proposed use will provide an additional convenience for people visiting the shopping 
center. 
 

(4) The proposed use at the proposed location would be consistent with 
the provisions of the Airport Land Use Compatibility Plan. The project site is located within 
Airport Influence Area of the Ontario International Airport Land Use Compatibly Plan 
(ALUCP) and the proposed use is consistent with the policies and criteria of the ALUCP. 

 
(5) The establishment, maintenance, and operation of the proposed use 

at the proposed location would not be detrimental or injurious to property and 
improvements within the vicinity, nor would it be detrimental to the health, safety, or 
general welfare of persons residing or working in the surrounding neighborhood. The 
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project has been conditioned so that the grocery store use will operate in a manner that 
will not be detrimental to the health and safety of the surrounding community. In addition, 
the Police Department has reviewed the application and they are in support of the 
application subject to the attached conditions of approval. 
 

(3) For Off-Sale alcoholic beverage license types located within 
overconcentrated census tracts (high density of alcoholic beverage sales locations as 
defined by the Alcoholic Beverage Control Act (commencing with Business and 
Professions Code Section 23000 et Seq.), the Zoning Administrator hereby makes the 
following Public Convenience and Necessity (“PCN”) findings: 
 

(a) The proposed retail alcohol license is not located within a high crime 
area, defined as an area characterized by a high ratio of Police Department calls for 
service to alcohol-related incidences, not to exceed 20 percent greater than the average 
number of alcohol-related incidences reported for the City as a whole. In addition, the 
Police Department has reviewed the application and is recommending approval subject 
to the attached conditions of approval. The proposed use is consistent with the Ontario 
Mills Specific Plan allowed uses and other existing uses in the area. The proposed use 
will be providing a convenience for customers while shopping at the grocery store. 
 

(b) The project site has no outstanding Building or Health Code 
violations or Code Enforcement activity. The shopping center is in good operating 
condition and has no outstanding enforcement violations.  
 

(c) The project site is properly maintained, including building 
improvements, landscaping, and lighting. Adjacent tenants at the shopping center, such 
as Big Lots, Ross, and JoAnn’s Fabric, are also properly maintained and serviced on a 
regular basis.  
 

(4) The project identified in this Decision is categorically exempt from the 
requirements of the California Environmental Quality Act of 1970, as amended, and the 
Guidelines promulgated thereunder, pursuant to Section 15301 (Class 1 - Existing 
Facilities) of the State CEQA Guidelines. Existing facilities consist of the operation, repair, 
maintenance, permitting, leasing, licensing, or minor alteration of existing public or private 
structures, facilities, mechanical equipment, or topographical features, involving 
negligible or no expansion of use beyond that existing at the time of the lead agency’s 
determination. The proposed use is located within an existing building and does not 
include any negligible building additions or operational changes and, therefore, is 
categorically exempt.  

 
(5) Based upon the findings and conclusions set forth in Parts I and II, above, 

and the findings established by this Part, the Zoning Administrator hereby approves File 
No. PCUP18-037, subject to the conditions of approval attached hereto and incorporated 
herein by this reference. 
 

- - - - - - - - - - - - - 
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APPROVED AND ADOPTED this ____ day of February 2019. 
 
 
 
 

Cathy Wahlstrom 
Zoning Administrator 
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Exhibit A: Aerial Photograph 
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Exhibit B: Overall Site Plan 
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Exhibit C: Enlarged Site Plan 
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Exhibit D: Proposed Floor Plan 
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Exhibit E: Existing Building Elevations 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

North Elevation-Front 

South Elevation-Rear 
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Exhibit E: Existing Building Elevations 
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Exhibit F: Site Photographs 
 

 
                  Grocery Outlet’s Main Entrance (North Elevation) 
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Exhibit F: Site Photographs 
 
 

 
West View of the Existing Loading Dock Area 
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Exhibit G: Census Tract Map Area 
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EXHIBIT H: Active Off-Sale Retail Licenses for Census Tract 21.09 
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