
 
 

AGENDA  

GARDEN GROVE PLANNING COMMISSION 

APRIL 16, 2026 – 7:00 pm 

COMMUNITY MEETING CENTER 

11300 STANFORD AVENUE 

 

Meeting Assistance:  Any person requiring auxiliary aids and services, due to a disability, to address the 

Planning Commission, should contact the Community Development Department at (714) 741-5312 or email 

planning@ggcity.org 72 hours prior to the meeting to arrange for special accommodations.  (Government 

Code §5494.3.2).  

Agenda Item Descriptions: Agenda item descriptions are intended to give a brief and general description 

of the item.  The Planning Commission may take legislative action deemed appropriate with respect to the 

item and is not limited to the recommended action indicated in staff reports or the agenda.  

Documents/Writings:  Any revised or additional documents/writings related to an item on the agenda 

distributed to all or a majority of the Planning Commission within 72 hours of a meeting, are made available 

for public inspection at the same time (1) in the Planning Services Division Office at 11222 Acacia Parkway, 

Garden Grove, CA  92840, during normal business hours; and (2) at the Community Meeting Center at the 

time of the meeting.  

Public Comments:  Members of the public who attend the meeting in-person and would like to address 

the Planning Commission are requested to complete a yellow speaker card indicating their name and 

address, and identifying the subject matter they wish to address. This card should be given to the Recording 

Secretary before the meeting begins. General comments are made during "Oral Communications" and are 

limited to three (3) minutes and to matters the Planning Commission has jurisdiction over. Persons wishing 

to address the Planning Commission regarding a Public Hearing matter will be called to the podium at the 

time the matter is being considered.  Members of the public who wish to comment on matters before the 

Commission, in lieu of doing so in person, may submit comments by emailing public-comment@ggcity.org 

no later than 3:00 p.m. the day of the meeting. The comments will be provided to the Commission as part 

of the meeting record.  

PLEASE SILENCE YOUR CELL PHONES DURING THE MEETING. 

REGULAR MEETING AGENDA 

ROLL CALL:  COMMISSIONERS ASHLAND, BEARD, CUEVA, FLANDERS, LARICCHIA, LINDSAY, 
RAMIRIZ 

PLEDGE OF ALLEGIANCE TO THE FLAG OF THE UNITED STATES OF AMERICA 

A. SELECTION OF CHAIR AND VICE CHAIR 

B. ORAL COMMUNICATIONS - PUBLIC 

C. APPROVAL OF MINUTES – March 19, 2026 

D. PUBLIC HEARING(S) (Authorization for the Chair to execute Resolution shall be included in 

the motion.) 

D.1. SITE PLAN NO. SP-157-2025 (REV. 2026)        

 APPLICANT: IN-N-OUT BURGERS, INC.  

 LOCATION:  9032 AND 9062 TRASK AVENUE 

mailto:planning@ggcity.org


Planning Commission Agenda 2 April 16, 2026 

REQUEST:  A request to modify the approved plans and conditions of approval under 
Site Plan No. SP-157-2025 to maintain the existing vehicular access to 

a driveway approach, which was previously approved to be modified for 
egress-only, on a site improved with an existing restaurant, In-N-Out 

Burger. Site Plan No. SP-157-2025 approved the construction of a 
freestanding outdoor dining patio structure and included demolition of 
an adjacent vacant restaurant to accommodate additional drive-thru 

vehicle queuing and parking spaces, along with approval of Lot Line 
Adjustment No. LLA-036-2025 to remove an existing lot line to 

consolidate the lots. In conjunction with the request, the Planning 
Commission will also consider a determination that the project is 
categorically exempt from the California Environmental Quality Act 

(CEQA). 
  

STAFF RECOMMENDATION:  Adopt a Resolution approving Site Plan No. SP-157-2025 
(REV. 2026) pursuant to the recommended Conditions of Approval. 

 

D.2. CONDITIONAL USE PERMIT NO. CUP-275-2025 (TE1) 
            

 APPLICANT: MR. CARE INC. 
 LOCATION:  11074 AND 11076 MAGNOLIA STREET 

 
REQUEST:  A request for a one-year time extension for the entitlement approved 

under Conditional Use Permit No. CUP-275-2025, to operate a new 

18,183 square foot adult daycare facility for 463 adults. A CEQA 
determination is not required as the project was previously exempted. 

  
STAFF RECOMMENDATION: Adopt a Resolution approving Conditional Use Permit No. 
CUP-275-2025 (TE1) pursuant to the recommended Conditions of Approval. 

 
D.3. CONDITIONAL USE PERMIT NO. CUP-281-2026 

 
APPLICANT: THOMSON DANG 

 LOCATION:  13018 HARBOR BOULEVARD 

 
REQUEST:  A request for Conditional Use Permit approval to allow banquets with 

live entertainment and dancing as an incidental use to an existing full-
service restaurant, and to operate the restaurant with a new original 
Alcoholic Beverage Control (ABC) Type "47" (On-Sale General) License.  

Also, a recommendation that the Planning Commission revoke 
Conditional Use Permit No. CUP-329-11, which previously governed the 

tenant space. In conjunction with the request, the Planning Commission 
will consider a determination that the project is categorically exempt 
from the California Environmental Quality Act (CEQA). 

  
STAFF RECOMMENDATION: Adopt a Resolution approving Conditional Use Permit No. 

CUP-281-2026 pursuant to the recommended Conditions of Approval. 
 

E. MATTERS FOR CONSIDERATION 

F. MATTERS FROM STAFF 

G. ADJOURNMENT 
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GARDEN GROVE PLANNING COMMISSION 
Community Meeting Center 

11300 Stanford Avenue, Garden Grove, CA  92840 
 

Meeting Minutes 
Thursday, March 19, 2026 

 

CALL TO ORDER:  7:00 p.m. 
 

ROLL CALL: 
 

Commissioner Ashland 
Commissioner Beard 
Commissioner Cueva 

Commissioner Flanders 
Commissioner Laricchia 

Commissioner Lindsay  
Commissioner Ramirez  
 

Absent: Lindsay, Ramirez 
 

Commissioner Lindsay joined the meeting at 7:06 p.m. 
 
PLEDGE OF ALLEGIANCE: Led by Commissioner Flanders. 

 
SELECTION OF CHAIR AND VICE CHAIR: 

 

Action: Commissioner Flanders motioned to continue the Selection of 

Chair and Vice to the next meeting due to commissioner(s) 
absence. Motion received a second from Commissioner Cueva.   

   

Action: Motion approved with a 5-2 vote as follows:  

  

Ayes:  (5) Ashland, Beard, Cueva, Flanders, Laricchia 
Noes: (0) None 

Absent: (2) Lindsey, Ramirez 
 

ORAL COMMUNICATIONS – PUBLIC – None 
 
February 19, 2026 MINUTES:   

 

Action: Received and filed. 

 
Commissioner Beard mentioned correction to year on the agenda date.   

 
Motion: Beard    Second:  Laricchia 
 

 Ayes:  (5) Ashland, Beard Cueva, Flanders, Laricchia  
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Noes:  (0)  
Absent: (0)  

Abstain: (2) Lindsay, Ramirez 
 

PUBLIC HEARING – SITE PLAN NO. SP-129-2023 (TE1) 
 
Applicant: BIXBY AVENUE APARTMENTS, LLC.   

Date:    March 19, 2026 
 

Request: A request for a one-year Time Extension for the approved entitlement 
under Site Plan No. SP-129-2023, which allowed the construction of a 
three-story, 27-unit residential apartment complex that includes three 

(3) affordable housing units for "very low-income" households, and 
associated site improvements on a 0.83-acre lot. A CEQA determination 

is not required as the project was previously exempted. 
 

Action: Resolution No. 6129-26 was approved. 

 
One letter of opposition submitted by Annie Trinh. 

 
Motion: Lindsay  Second:       Ashland 

 
 Ayes:  (6) Ashland, Beard, Cueva, Flanders, Laricchia, Lindsay  

Noes:  (0)  

Absent: (1) Ramirez 
 

ITEMS FOR CONSIDERATION: The Assistant City Attorney reviewed the Code of Ethics 
and gave a legislative update on new land use laws.  Staff gave a presentation on 
land use entitlements. 

 
MATTERS FROM COMMISSIONERS: Commissioner Lindsay mentioned electrical 

service drops to ADUs and JADUs, and that other cities are allowing one drop per 
address, and recommended to research other cities that allow one drop per address.  
Staff mentioned that the City has been working with Southern California Edison to 

address electrical service to ADUs, and offered to give an update.  Staff mentioned 
that allowing multiple drops is a policy discussion as the municipal code requires the 

undergrounding of utilities.  
 
MATTERS FROM STAFF: Staff stated that the April 2nd Planning Commission Meeting 

would be cancelled, and gave a brief description of the April 16th meeting agenda.  
 

ADJOURNMENT:  At 8:55 p.m. 
 
 

______________________________ 
Carol Sebbo 

Recording Secretary 



                                                       

 
 

AGENDA ITEM NO.: D.1. SITE LOCATION: Southeast corner of 
Trask Avenue and Magnolia Street, at 9032 

and 9062 Trask Avenue 

HEARING DATE:  April 16, 2026 GENERAL PLAN:  Heavy Commercial (HC) 

CASE NOS.: Site Plan No. SP-157-2025 

(REV. 2026) 

ZONE:  PUD-107-96 (Planned Unit 

Development) 

APPLICANT: In-N-Out Burgers, Inc. APN(S): 098-641-01 and 098-641-02 

PROPERTY OWNER: Same as 
applicant 

CEQA DETERMINATION: Exempt - 
Section 15301 “Existing Facilities”  

 
REQUEST: 

 
A request to modify the approved plans and conditions of approval under Site Plan 

No. SP-157-2025 to maintain the existing two-way vehicular access to a driveway 
approach, which was previously approved to be modified for egress-only, on a site 
improved with an existing restaurant, In-N-Out Burger. Site Plan No. SP-157-2025 

approved the construction of a freestanding outdoor dining patio structure and 
included demolition of an adjacent vacant restaurant to accommodate additional 

drive-thru vehicle queuing and parking spaces, along with approval of Lot Line 
Adjustment No. LLA-036-2025 to remove an existing lot line to consolidate the lots. 
 

BACKGROUND: 
 

The subject project site consists of two (2) parcels, approximately 52,082 square feet 
(1.196 acres) in combined area, located on the southeast corner of Trask Avenue and 
Magnolia Street, at 9032 (Parcel 1) and 9062 (Parcel 2) Trask Avenue, currently 

improved with a restaurant on each parcel. The subject project site is zoned Planned 
Unit Development No. PUD-107-96, and has a General Plan Land Use designation of 

Heavy Commercial (HC). The project site abuts C-1 (Neighborhood Commercial) and 
R-3 (Multiple-Family Residential) zoned properties to the north, across Trask Avenue, 
currently improved with a commercial center and a multiple family development, 

respectively, a C-1 zoned property to the west, across Magnolia Street, currently 
improved with a fuel station, the Garden Grove Freeway (SR-22) to the south, and 

PUD-107-96 zoned properties to the east improved with a restaurant.  
 

PUD-107-96 is approximately 2.7 acres and is comprised of four (4) parcels that are 
currently improved with the following: an In-N-Out Burger restaurant on Parcel 1 
(project site), a vacant restaurant, Mae’s Café on Parcel 2 (project site), a restaurant, 

Brodard Chateau, on Parcel 3, and a two-story office building on Parcel 4. Parcels 3 
and 4 are located east of the project site. Each parcel is also currently improved with 

surface parking spaces, landscaping, trash enclosures, and maintain access off of 
Trask Avenue. While there are reciprocal vehicular access agreements in place across 
the four (4) parcels, each parcel provides the required parking to support its 

development. Therefore, parking is not shared among the parcels.    
 

COMMUNITY DEVELOPMENT DEPARTMENT  

STAFF REPORT 
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The parcels were originally one parcel and zoned PUD-102-77 in 1977. PUD-102-77 
contemplated the construction of four (4) restaurants. As a result, the In-N-Out 

Burger restaurant (Parcel 1) and the restaurant most presently occupied by Mae’s 
Café (Parcel 2), were constructed in 1978 on the two parcels located on the western 
half of the PUD. In 1979, a parcel map (PM-79-513) was approved to subdivide the 

site into four (4) parcels. A third restaurant, currently operated by Brodard Chateau 
(Parcel 3), was constructed in 1980. In 1981, the City approved the construction of 

a two-story office building in place of the originally approved restaurant on the 
easternmost parcel (Parcel 4). In 1985, the City approved a second revision to 
PUD-102-77 to modify the placement of the two-story office building on the site. In 

1996, the City approved a rezone to PUD-107-96, the property’s current zoning 
designation, along with a revision to the permitted uses as approved under 

PUD-102-77 to allow dental laboratories within the existing two-story office building. 
In 2008, an amendment was approved to allow a children’s learning center in the 
two-story office building. The PUD currently in effect, PUD-107-96, allows for the 

following types of uses subject to the parking requirements of the Municipal Code:  
 

 Parcels 1, 2, and 3:  

o Restaurants, such as fast food restaurants, dinner houses, and coffee 

shops; 

 Parcel 4:  

o Professional office and related uses, such as administrative and business, 

banks and financial institutions, medical and dental offices, dental 

laboratories, prescription pharmacies, and professional and clerical 

offices; 

o Professional studios, such as art, music and dance studios, arts and crafts, 

photography, and portrait studios; 

o Personal service, such as barber and beauty salons, dry cleaning 

agencies, physical therapy, tailor and dressmaking, shoe repair, and 

travel agencies; and 

 Parcel 4, subject to Conditional Use Permit approval:  

o Children’s learning center. 

The In-N-Out Burger restaurant, located on Parcel 1, is approximately 1,355 square 
feet and is primarily oriented for drive-thru and walk-up service with minimal 

customer dining area located within the interior of the restaurant. The restaurant 
provides an outdoor dining patio consisting of twelve (12) fixed tables with umbrellas. 
The parcel is improved with two driveway approaches located along Trask Avenue. 

The easternmost driveway approach is the entry to the site to access the drive-thru 
and surface parking spaces, while the westernmost driveway approach is the exit of 

the drive-thru. The drive-thru consists of a dual-lane design for the full length 
allowing for double the capacity of vehicle queuing with order and pick-up windows 
for each lane.  

 
The vacant Mae’s Café, located on Parcel 2, is approximately 4,127 square feet, and 

recently closed in January 2025 after being in operation since 1994. The restaurant 
was a sit-down American diner operating 24 hours of the day. A portion of a shared 
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driveway approach is located along Trask Avenue at the northeast corner of the 
parcel, providing access to the surface parking spaces, as well as access to the 

adjacent parcel to the east.  
 
On June 5, 2025, the Garden Grove Planning Commission approved Site Plan No. 

SP-157-2025 and Lot Line Adjustment No. LLA-036-2025. This approval allows for 
the consolidation of Parcels 1 and 2 into one parcel to improve on-site vehicle 

circulation and the drive-thru design for In-N-Out Burger. Additionally, the project 
includes the construction of a 778 square-foot freestanding patio structure to provide 
shade over the existing outdoor dining area.  The vacant Mae’s Café restaurant will 

be demolished to accommodate the proposed project.   
 

The project approval included conditions to modify two existing driveway approaches 
located along Trask Avenue on Parcel 1. The westerly approach on Parcel 1, which 
currently serves as an exit-only, was approved with modified flared aprons to 

encourage vehicles to turn right. The easterly approach on Parcel 1 was approved to 
be converted from a two-way access to a right-turn-only exit (see Exhibit 1). 

Furthermore, the conditions required signage at the driveway approaches and 
throughout the site to direct vehicles toward the redesigned drive-thru lanes and site 

exits. Primary access to the site and the modified drive-thru lanes were approved via 
the existing easterly approach located along Trask Avenue on the adjacent parcel, 
Parcel 2, that would be widened to 38’-0”.  

 

 
 

Exhibit 1 
Previously Approved Access 

 
Since the project's approval, the applicant has encountered challenges in updating 

the existing reciprocal access agreement with the owners of the adjacent parcels 
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within the PUD. To avoid these complications, the applicant proposes modifying the 
approved plans and the conditions of approval to maintain the existing two-way 

vehicular access at the easterly driveway on Parcel 1, which was previously approved 
for egress-only. 
 

DISCUSSION: 
 

The applicant is proposing to modify the plans and conditions of approval for Site 
Plan No. SP-157-2025 to maintain the existing two-way vehicular access at the 
easterly driveway on Parcel 1 (see Exhibit 2), which was previously approved to be 

restricted for egress-only. To meet current City standards, conditions of approval will 
require this approach to be widened to 30'-0". The westerly approach will continue 

to serve as an exit-only approach, as originally approved, and will continue to feature 
modified flared aprons to encourage vehicles to turn right when exiting the site. 
Primary access to the site and the redesigned drive-thru lanes will continue via the 

easterly approach on Parcel 2, as previously approved. 
 

 
 

Exhibit 2 

Proposed Access Modification 
 
Per the revised plans and conditions of approval, signage is required within the public 

right-of-way to identify the Parcel 1 approaches as right-turn and exit-only, directing 
drivers toward the shared access point on the adjacent parcel to the east, Parcel 2. 

The City’s Traffic Engineering Division has reviewed the request and supports the 
proposed modifications.  
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No other changes are proposed to the project approved by Site Plan No. SP-157-2025 
and Lot Line Adjustment No. LLA-036-2025, and all conditions of approval will 

continue to apply, except as modified per this revision. Moreover, approval of this 
revision does not affect the overall design of the site plan, which continues to include 
a modified drive-thru and a freestanding outdoor dining patio structure, as originally 

approved. Additionally, the proposed revision does not affect Lot Line Adjustment No. 
LLA-036-2025, as the two parcels will continue to be consolidated into one as 

originally approved.  
   

CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA):  
 

CEQA’s Class 1 exemption applies to the operation, repair, maintenance, permitting, 
leasing, licensing, and minor alterations of existing facilities, with negligible or no 

expansion of use. (CEQA Guidelines §15301.)  The subject request to maintain the 
existing two-way vehicular access at a driveway approach previously approved for 
egress-only does not involve any physical expansion of the existing facilities. The 

subject request does not involve any new square footage, and the proposed 
construction only involves widening a drive approach and installing wayfinding 

signage. Therefore, the proposed project is exempt from CEQA. (See CEQA Guidelines 
§15301(c) (exemption for “[e]xisting highways and streets, sidewalks, gutters, 
bicycle and pedestrian trails, and similar facilities . . . and other alterations . . . that 

do not create additional automobile lanes”).) 
 

RECOMMENDATION:  
 

Staff recommends that the Planning Commission take the following action: 
 

 Adopt Resolution No. 6130-26 approving Site Plan No. SP-157-2025 

(REV. 2026), subject to the recommended revised Conditions of Approval. 
 

 
 
Maria Parra 

Planning Services Manager 
 

 
 
By:  Mary Martinez 

Senior Planner 
 

Attachment 1: Vicinity Map 
Attachment 2: Plans 
Attachment 3: Resolution No. 6130-26 for Site Plan No. SP-157-2025 

(REV. 2026) with Exhibit “A” – Conditions of Approval (Revised) 
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RESOLUTION NO. 6130-26 

 
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF GARDEN GROVE 

APPROVING SITE PLAN NO. SP-157-2025 (REV. 2026) FOR PROPERTIES LOCATED 
ON THE SOUTHEAST CORNER OF TRASK AVENUE AND MAGNOLIA STREET, AT 9032 

AND 9062 TRASK AVENUE, ASSESSOR'S PARCEL NOS. 098-641-01 AND 098-641-02. 
 

BE IT RESOLVED that the Planning Commission of the City of Garden Grove, in regular 
session assembled on April 16, 2026, does hereby approve Site Plan No. SP-157-2025 
(REV. 2026) for a property located on the southeast corner of Trask Avenue and 

Magnolia Street, at 9032 and 9062 Trask Avenue, Assessor's Parcel Nos. 098-641-01 
and 098-641-02, subject to the revised Conditions of Approval attached hereto as 

“Exhibit A.” 
 
BE IT FURTHER RESOLVED in the matter of Site Plan No. SP-157-2025 (REV. 2026), 

the Planning Commission of the City of Garden Grove does hereby report as follows: 
 

1. The subject case was initiated by the applicant and property owner, In-N-Out 
Burgers, Inc. 
 

2. The applicant is requesting to modify the approved plans and conditions of 
approval under Site Plan No. SP-157-2025 to maintain the existing two-way 

vehicular access to a driveway approach, which was previously approved to be 
modified for egress-only, on a site improved with an existing restaurant, In-N-Out 
Burger. Site Plan No. SP-157-2025 approved the construction of a freestanding 

outdoor dining patio structure and included demolition of an adjacent vacant 
restaurant to accommodate additional drive-thru vehicle queuing and parking 

spaces, along with approval of Lot Line Adjustment No. LLA-036-2025 to remove 
an existing lot line to consolidate the lots. 
 

3. The Planning Commission hereby determines that this Project is categorically 
exempt from review under the California Environmental Quality Act (“CEQA”) 

pursuant to Section 15301 (Existing Facilities) of the CEQA Guidelines (14 Cal. 
Code Regs., Section 15301). 

 

4. The properties have a General Plan Land Use designation of Heavy Commercial 
(HC), and are zoned Planned Unit Development No. PUD-107-96. The project site 

is currently improved with an existing 1,355 square-foot restaurant, In-N-Out 
Burger, and a vacant 4,127 square-foot restaurant building formerly occupied by 
Mae’s Cafe, on two separate parcels comprising approximately 52,082 square feet 

(1.196 acres).     
 

5. Existing land use, zoning, and General Plan designation of property within the 
vicinity of the subject property have been reviewed. 

 
6. Report submitted by City Staff was reviewed. 

 

ATTACHMENT 3 - Resolution No. 6130-26
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7. Pursuant to legal notice, a public hearing was held on April 16, 2026, and all 
interested persons were given an opportunity to be heard. 

 
8. The Planning Commission gave due and careful consideration to the matter during 

its meeting of April 16, 2026, and considered all oral and written testimony 

presented regarding the project. 
 

BE IT FURTHER RESOLVED, FOUND AND DETERMINED that the facts and reasons 
supporting the conclusion of the Planning Commission, as required under Municipal 
Code Sections 9.04.030 and 9.32.030 are as follows: 

 
FACTS: 

 
The subject project site consists of two (2) parcels, approximately 52,082 square feet 
(1.196 acres) in combined area, located on the southeast corner of Trask Avenue and 

Magnolia Street, at 9032 (Parcel 1) and 9062 (Parcel 2) Trask Avenue, currently 
improved with a restaurant on each parcel. The subject project site is zoned Planned 

Unit Development No. PUD-107-96, and has a General Plan Land Use designation of 
Heavy Commercial (HC). The project site abuts C-1 (Neighborhood Commercial) and 

R-3 (Multiple-Family Residential) zoned properties to the north, across Trask Avenue, 
currently improved with a commercial center and a multiple family development, 
respectively, a C-1 zoned property to the west, across Magnolia Street, currently 

improved with a fuel station, the Garden Grove Freeway (SR-22) to the south, and 
PUD-107-96 zoned properties to the east improved with a restaurant.  

 
PUD-107-96 is approximately 2.7 acres and is comprised of four (4) parcels that are 
currently improved with the following: an In-N-Out Burger restaurant on Parcel 1 

(project site), a vacant restaurant, Mae’s Café on Parcel 2 (project site), a restaurant, 
Brodard Chateau, on Parcel 3, and a two-story office building on Parcel 4. Parcels 3 

and 4 are located east of the project site. Each parcel is also currently improved with 
surface parking spaces, landscaping, trash enclosures, and maintain access off of 
Trask Avenue. 

 
The parcels were originally one parcel and zoned PUD-102-77 in 1977. PUD-102-77 

contemplated the construction of four (4) restaurants. As a result, the In-N-Out 
Burger restaurant (Parcel 1) and the restaurant most presently occupied by Mae’s 
Café (Parcel 2), were constructed in 1978 on the two parcels located on the western 

half of the PUD. In 1979, a parcel map (PM-79-513) was approved to subdivide the 
site into four (4) parcels. A third restaurant, currently operated by Brodard Chateau 

(Parcel 3), was constructed in 1980. In 1981, the City approved the construction of 
a two-story office building in place of the originally approved restaurant on the 
easternmost parcel (Parcel 4). In 1985, the City approved a second revision to 

PUD-102-77 to modify the placement of the two-story office building on the site. In 
1996, the City approved a rezone to PUD-107-96, the property’s current zoning 

designation, along with a revision to the permitted uses as approved under 
PUD-102-77 to allow dental laboratories within the existing two-story office building. 
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In 2008, an amendment was approved to allow a children’s learning center in the 
two-story office building. 

 
The In-N-Out Burger restaurant, located on Parcel 1, is approximately 1,355 square 
feet and is primarily oriented for drive-thru and walk-up service with minimal 

customer dining area located within the interior of the restaurant. The restaurant 
provides an outdoor dining patio consisting of twelve (12) fixed tables with umbrellas. 

The parcel is improved with two driveway approaches located along Trask Avenue. 
The easternmost driveway approach is the entry to the site to access the drive-thru 
and surface parking spaces, while the westernmost driveway approach is the exit of 

the drive-thru. The drive-thru consists of a dual-lane design for the full length 
allowing for double the capacity of vehicle queuing with order and pick-up windows 

for each lane.  
 
The vacant Mae’s Café, located on Parcel 2, is approximately 4,127 square feet, and 

recently closed in January 2025 after being in operation since 1994. The restaurant 
was a sit-down American diner operating 24 hours of the day. A portion of a shared 

driveway approach is located along Trask Avenue at the northeast corner of the 
parcel, providing access to the surface parking spaces, as well as access to the 

adjacent parcel to the east.  
  
On June 5, 2025, the Garden Grove Planning Commission approved Site Plan No. 

SP-157-2025 and Lot Line Adjustment No. LLA-036-2025. This approval allows for 
the consolidation of Parcels 1 and 2 into one parcel to improve on-site vehicle 

circulation and the drive-thru design for In-N-Out Burger. Additionally, the project 
includes the construction of a 778 square-foot freestanding patio structure to provide 
shade over the existing outdoor dining area. The vacant Mae’s Café restaurant will 

be demolished to accommodate the proposed project.   
 

The project approval included conditions to modify two existing driveway approaches 
located along Trask Avenue on Parcel 1. The westerly approach on Parcel 1, which 
currently serves as an exit-only, was approved with modified flared aprons to 

encourage vehicles to turn right. The easterly approach on Parcel 1 was approved to 
be converted from a two-way access to a right-turn-only exit. Furthermore, the 

conditions required signage at the driveway approaches and throughout the site to 
direct vehicles toward the redesigned drive-thru lanes and site exits. Primary access 
to the site and the modified drive-thru lanes were approved via the existing easterly 

approach located along Trask Avenue on the adjacent parcel, Parcel 2, that would be 
widened to 38’-0”.  

 
Since the project's approval, the applicant has encountered challenges in updating 
the existing reciprocal access agreement with the owners of the adjacent parcels 

within the PUD. To avoid these complications, the applicant proposes modifying the 
approved plans and the conditions of approval to maintain the existing two-way 

vehicular access at the easterly driveway on Parcel 1, which was previously approved 
for egress-only. 
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FINDINGS AND REASONS: 
 

Modification to Approved Plans: 
 
1. That the change would not require the filing of an application for waiver or 

variance to the zoning code. 
 

The proposed modification to maintain the existing two-way access at the 
easterly driveway on Parcel 1 complies with all applicable development 
standards of the Garden Grove Municipal Code and the PUD regulations. While 

the previous approval restricted the driveway to egress-only, the subject 
request to maintain its two-way access, subject to widening the approach to 

30'-0" to meet City standards, satisfies all requirements for vehicle access and 
circulation. The addition of signage within the public right-of-way to identify 
the Parcel 1 approaches as right-turn and exit-only, directing drivers toward 

the shared access point on the adjacent parcel to the east, Parcel 2, does not 
result in a request for a waiver or variance. No deviations from the zoning code 

are necessary to accommodate the revision, as the site continues to comply 
with the applicable development standards in accordance with the original Site 

Plan approval for the project. In addition, the City’s Traffic Engineering Division 
has reviewed the request and supports the proposed modifications. 

 

2. That the change would not adversely affect the quality or design of the original 
plan. 

 
The proposed modification does not alter the site plan layout or the design 
elements approved under Site Plan No. SP-157-2025. The overall design of the 

project, including the demolition of the vacant restaurant, the consolidation of 
parcels, the redesigned In-N-Out Burger drive-thru, and the construction of 

the 778 square-foot freestanding patio structure, remain as originally 
approved. By maintaining the existing two-way access at the easterly driveway 
on Parcel 1, the applicant is retaining functional vehicular circulation, while 

widening the approach to meet current City standards. The overall site plan 
design will not be compromised as a result of the proposed modification and 

the project continues to represent an improvement to the project site. 
 

3. That the change would not adversely affect the use or enjoyment of adjacent 

properties. 
 

The proposed modification to the driveway access on Parcel 1 will not 
negatively impact the surrounding properties or the adjacent parcels within 
the PUD. The revision ensures that site operations remain compatible with the 

current reciprocal access agreement with the neighboring lots within the PUD. 
To minimize any potential traffic impacts, the City’s Traffic Engineering Division 

has reviewed the proposal and supports the revision, provided that new 
signage is installed to clearly direct vehicles and that the driveway is widened 
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to meet current City standards. These measures will ensure that project does 
not interfere with the use or enjoyment of adjacent properties. 

 
INCORPORATION OF FACTS AND REASONS SET FORTH IN STAFF REPORT 
 

In addition to the foregoing, the Planning Commission incorporates herein by this 
reference, the facts and reasons set forth in the staff report. 

 
BE IT FURTHER RESOLVED that the Planning Commission does conclude: 
 

1. The Site Plan No. SP-157-2025 (REV. 2026) possesses characteristics that 
would indicate justification of the requests in accordance with Municipal Code 

Section 9.32.030.  
 

2. In order to fulfill the purpose and intent of the Municipal Code, and thereby 

promote the health, safety, and general welfare, the following revised 
conditions of approval, attached as Exhibit “A”, shall apply to Site Plan No. 

SP-157-2025 (REV. 2026). 



 

 

EXHIBIT “A” 
 

Site Plan No. SP-157-2025 (REV. 2026) 
Lot Line Adjustment No. LLA-036-2025 

 
9032 and 9062 Trask Avenue 

 
CONDITIONS OF APPROVAL (Revised) 

 

General Conditions 
 

1. The applicant and each owner of the property shall execute, and the applicant 
shall record a “Notice of Agreement with Conditions of Approval and 
Discretionary Permit of Approval,” as prepared by the City Attorney’s Office, 

on the property.  Proof of such recordation is required within thirty (30) days 
of the approval. 

 
2. All Conditions of Approval set forth herein shall be binding on and enforceable 

against each of the following, and whenever used herein, the term “applicant” 

shall mean and refer to each of the following: the project applicant and current 
property owner, In-N-Out Burgers, Inc., the developer of the project, the 

future owner(s) and tenants(s) of the Property, and each of their respective 
successors and assigns. All Conditions of Approval are required to be adhered 
to for the life of the project, regardless of property ownership.  Except for 

minor modifications authorized to be approved by the Community 
Development Director pursuant to Condition No. 4, any changes of the 

Conditions of Approval require approval by the appropriate City hearing body. 
 

3. Site Plan No. SP-157-2025 (REV. 2026) and Lot Line Adjustment No. 

LLA-036-2025 authorize the demolition of an existing vacant restaurant 
building, formerly occupied by Mae’s Café, and the construction of a 778 

square foot freestanding outdoor dining patio structure at an existing 
restaurant, In-N-Out Burger, and to reconfigure the existing drive-thru lane 
and parking area on a 1.196-acre project site located on the southeast corner 

of Trask Avenue and Magnolia Street, at 9032 and 9062 Trask Avenue (APNs: 
098-641-01 and 098-641-02), as depicted on the plans submitted by the 

applicant and made a part of the record of the May 1, 2025, and April 16, 2026, 
Planning Commission proceedings, subject to these Conditions of Approval.  
Approval of this Site Plan and Lot Line Adjustment shall not be construed to 

mean any waiver of applicable and appropriate zoning and other regulations, 
and wherein not otherwise specified, all requirements of the City of Garden 

Grove Municipal Code shall apply. 
 

4. The approved site plan, lot line adjustment application, and floor plan are an 
integral part of the decision approving this Site Plan and Lot Line Adjustment. 
Minor modifications to the approved Site Plan, Lot Line Adjustment, and/or 
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these Conditions of Approval may be approved by the Community 

Development Director, in his or her discretion.  Proposed modifications to the 
approved project and/or these Conditions of Approval that would result in the 
intensification of the project, or create impacts that have not been previously 

addressed and which are determined by the Community Development Director 
not to be minor in nature shall be subject to approval of new and/or amended 

land use entitlements by the applicable City hearing body. 
 

5. All conditions of approval shall be implemented at the applicant’s expense, 

except where specified in the individual condition. 
 

Public Works Engineering Division 

6. A geotechnical study prepared by a registered geotechnical engineer is 
required and must be submitted to the City, and approved by the City Engineer 

prior to the issuance of any grading or building permits. The report shall 
analyze the liquefaction potential of the site and make recommendations.  The 
report shall analyze sub-surface issues related to the past uses of the site, 

including sub-surface tanks and basement and septic facilities.  Any soil or 
groundwater contamination shall be remediated prior to the issuance of a 

building permit per the requirements of the Orange County Health Department 
and the mitigation requirements of governing regulatory requirements.  The 
report shall make recommendations for foundations and pavement structural 

section design of interior streets and parking spaces.  The report shall also test 
and analyze soil conditions for LID (Low Impact Development) principles and 

the implementation of water quality for storm water runoff, including potential 
infiltration alternatives, soil compaction, saturation, permeability and 
groundwater levels. The applicant shall implement the recommendations 

identified in the geotechnical study / report. 

7. Prior to the issuance of any grading or building permits, the applicant shall 
submit to the City for review and approval a final design Water Quality 

Management Plan (WQMP) that:  
 

a. Addresses required mitigation Site Design Best Management Practices 
(BMPs) based upon the latest Santa Ana Regional Water Quality Control 
Board (SARWQCB) Drainage Area Management Plan (DAMP) as 

identified in the geotechnical report recommendations and findings, 
including, but not limited to, infiltration minimizing impervious areas, 

maximizing permeability, minimizing directly connected impervious 
areas, creating reduced or “zero discharge” areas, and conserving 
natural areas as required by the latest adopted County of Orange 

Technical Guidance Document (TGD). 
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b. BMP’s shall be sized per the requirements of the latest Technical 

Guidance Documents. 
 
c. Incorporates the applicable Routine Source Control BMPs as defined in 

the DAMP. 
 

d. Incorporates structural and Treatment Control BMPs as defined in the 
DAMP. 

 

e. Generally describes the long-term operation and maintenance 
requirements for the Treatment Control BMPs. 

 
f. Identifies the entity that will be responsible for long-term operation and 

maintenance of the Treatment Control BMPs. 

 
g. Describes the mechanism for funding the long-term operation and 

maintenance of the Treatment Control BMPs. 
 

h. Provides a hydrological analysis with scaled map as well as hydrologic 
and hydraulic calculations to size storm drains per the Orange County 
RDMD standards. 

 
8. Parkway culverts shall be designed per City of Garden Grove Standard Plan 

B-209. Storm drain lateral pipe connections to city maintained storm drains 
within City right-of-way shall be RCP with a minimum diameter of 18-inches.  
 

9. Grading and street improvement plans prepared by a registered Civil Engineer 
are required. As required under Section 107 of the California Building Code 

(CBC), the grading plan shall be based on a current survey of the site, including 
a boundary survey, topography on adjacent properties up to 30’-0” outside the 
boundary, and designed to preclude cross-lot drainage.  Minimum grades shall 

be 0.50% for concrete flow lines and 1.25% for asphalt.  The grading plan shall 
also include water and sewer improvements.  The grading plan shall include a 

coordinated utility plan showing all existing utility facilities, easements and 
proposed utility facilities. All on-site improvements shall be tied by horizontal 
dimensional control to the property boundary as established by survey.   A 

minimum uninterrupted 20-foot wide throat access to the site is required from 
the street for the project and shall meet the requirements of the California Fire 

Code throughout the site.  Vehicle maneuvering, as demonstrated by Auto Turn 
along private streets and access ways, shall be demonstrated on the grading 
plan. Street improvement plans shall conform to all format and design 

requirements of the City Standard Drawings and Specifications. The approved 
Site Plan shall be included as part of the grading improvements plan package, 
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and the grading improvement plan shall be consistent with layouts, drawings 

and details depicted in the approved Site Plan.     
 

10. All vehicular access drives to the site shall be provided in locations approved 

by the City Traffic Engineer (Policies and Procedures – TE-17). 
 

11. The applicant shall coordinate with Planning Services Division and Orange 
County Fire Authority to identify proper emergency vehicle access to the site 
and shall provide the Engineering Division a copy of the approval letters upon 

first submittal of the grading and street improvement plans.  
 

12. The grading plan shall depict an accessibility route from the exterior of all 
buildings and structures to the public street for the ADA pathway in 
conformance with the requirements of the Department of Justice standards, 

latest edition and Section 1110A of the California Building Code. 
 

13. All trash container areas shall meet the following requirements per City of 
Garden Grove Standard B-502 and State mandated commercial organic 

recycling Law-AB 1826, SB 1383 and its implementing regulations, and any 
other applicable State recycling laws related to refuse, recyclables, and/or 
organics, shall be subject to the following, as applicable: 

 
a. Paved with an impervious surface, designed not to allow run-on mixing 

of drainage from adjoining areas, designed to divert drainage from 
adjoining roofs and pavements to be directed around the area for trash 
roll out, and screened or walled to prevent off-site transport of trash by 

water or wind. 
 

b. Provide solid roof or awning to prevent direct precipitation into the 
enclosure. 

 

c. Connection of trash area drains to the municipal storm drain system is 
prohibited. Drainage from the enclosure may be directed to a 

conforming grease or contaminant interceptor. 
 
d. Potential conflicts with fire code access requirements and garbage 

pickup routing for access activities shall be considered in 
implementation of design and source control. See CASQA Storm Water 

Handbook Section 3.2.9 and BMP Fact Sheet SD-32 for additional 
information. 
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e. The trash enclosure and containers shall be located to allow pick-up and 

maneuvering, including turnarounds, in the area of enclosures, and 
concrete aprons for roll-out areas. 

 

f. Pursuant to state mandated commercial organic recycling Law, including 
AB 1826 and SB 1383 and its implementing regulations, the applicant is 

required to coordinate storage and removal of the organics waste with 
local recycling/trash company. 

 

g. Pursuant to applicable state mandated laws, the applicant is required to 
contact and coordinate with the operations manager of the local 

recycling/trash company (Republic Services, 800-700-8610) to ensure 
the trash enclosure includes the appropriate size and number of 
containers for the disposal of items such as, but may not limited to, 

municipal solid waste (MSW), recyclables, and organic green waste.  
 

h. Based on the amount of waste disposed, per week, the applicant shall 
coordinate with the local recycling/trash company to ensure the 

adequate frequency of trash pick-up is serviced to the site for municipal 
solid waste (MSW), recyclables, and organic green waste, including any 
other type of waste. 

 
i. The applicant shall ensure large bulk items, intended for coordinated 

and scheduled pick-up by the local recycling/trash company, are not 
placed in areas that encroach into drive aisles, parking spaces, 
pedestrian pathways, or areas in the front of the property including 

areas public right-of-way (e.g., street, sidewalk), during and after 
construction.  Any large bulk items shall be out of public vantage points. 

 
j. The requirements for the trash enclosure and design criteria are bound 

and coordinated with the Water Quality Management Plan (WQMP), 

when required, as depicted on the project grading plan, which shall be 
incorporated into the WQMP by narrative description, exhibits and an 

Operation and Maintenance Plan (O&M). 
 
14. Any new or required block walls and/or retaining walls shall be shown on the 

grading plans, both in plan-view and cross sections.  Cross sections shall show 
vertical and horizontal relations of improvements (existing and proposed) on 

both sides of property lines. Required wall heights shall be measured vertically 
from the highest adjacent finished grade.  Block walls shall be designed in 
accordance to City of Garden Grove Standard B-504, B-505, B-506 and B-508 

or designed by a professional registered engineer.  In addition, the following 
shall apply: 
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a. The color and material of all proposed block walls, columns, and wrought 

iron fencing shall be approved by the Planning Services Division prior to 
installation. 
 

b. Openings for drainage through walls shall be shown in section details 
and approved by the City Engineer. Cross-lot drainage is not allowed. 

 
15. The applicant shall remove any existing substandard driveway approaches, 

curbs, sidewalks, ADA ramps, pavement sections, tree well and landscaping, 

and construct Trask Avenue frontage improvements as identified below.  All 
landscape, irrigation, sidewalk, signal modifications and lighting improvements 

installed within the public rights-of-way shall require the approval of the City 
Engineer, Streets Division, and Planning Services Division and shall be 
maintained by the applicant for the life of the project. 

 
a. All off-site street/right-of-way improvements must be included in the 

grading plans and submitted to the Engineering Division for review.  
These improvements, located within public right-of-way on Trask 

Avenue, shall comply with all applicable City standards and 
specifications. 
 

b. Remove and replace existing two westerly driveway approach on Trask 
Avenue and reconstruct two modified right turn out only driveway 

approach per approved site plan and per City standard B-120 and 
applicable specifications. Prior to commencing work, the applicant shall 
coordinate with Public Works Inspector to determine precise limits of 

removal and replacement for curb/gutter. 
 

c. Remove the existing center driveway approach on Trask Avenue and 
replace it with a widened driveway in accordance with City standard 
B-120 and applicable specifications.  Prior to commencing work, the 

applicant shall coordinate with Public Works Inspector to determine 
precise limits of removal and replacement for curb/gutter. 

 
d. The applicant shall remove and replace the easterly driveway approach 

between In-N-Out Burgers and Brodard Chateau per City Standard 

B-120 (Option #2).  Prior to commencing work, the applicant shall 
coordinate with Public Works Inspector to determine precise limits of 

removal and replacement for curb/gutter. 
 
e. The applicant shall coordinate with Southern California Edison (SCE) and 

City staff to relocate the existing street light, vault, and fire hydrant 
westward along Trask Avenue per Public Works standards and 
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specifications, to accommodate for proper widening of the shared 

driveway approach.  Prior to commencing work, the applicant must 
confirm the final utility relocation of the utilities with Public Works and 
SCE inspectors. 

 
f. The applicant shall install R3-2 (no left turn) and R3-5R (right turn only) 

signs per direction of City Traffic Engineer near the westerly and the 
middle driveway approach both exits on Trask Avenue. 

 

g. Prior to the issuance of a Certificate of Occupancy, the applicant shall 
submit the locations of on-site wayfinding signage designed to direct 

drivers to enter the drive-thru and exit the site via the easterly driveway 
approach on Trask Avenue. The applicant is permitted to install standard 
In-N-Out wayfinding signage, and no City standard signage is required.  

 
h. The applicant shall remove and replace the lifted and damaged sidewalk 

panels in accordance to City of Garden Grove Standard B-106.  The 
owner/contractor shall verify the removal and replacement sections of 

the sidewalk concrete panels with public works inspector prior to start 
of construction.   

 

i. The applicant shall locate all existing public utilities across the property 
frontage and within the property boundary of the project prior to 

commencement of grading operation and mobilization. 
 
j. The applicant shall coordinate with the Planning Services Division and 

Public Works Street Division before removing or placing any type of tree 
within public right-of-way and proposed landscape area.  

 
k. Street signs shall be installed as required and approved by the City 

Traffic Engineer. 

 
16. Provide adequate drive aisle and lane widths per City of Garden Grove 

Standard B-311. 
 

17. The grading/horizontal control plan shall provide an approximately 80 feet or 

four vehicles length between the service window and order board and 
additional 80 feet or four vehicles length of queuing distance behind the order 

board in conformance with the queuing requirements of City of Garden Grove 
Standard Plan B-312. 
 

18. Turning Template shall be in accordance with City’s Traffic Policy & Procedures 
TE-14. 
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19. Driveway Opening Policy shall be in accordance with City’s Traffic Policy & 

Procedures TE-8. 
 

20. Sight Distance standards shall be in accordance with City’s Traffic Engineering 

Policy TE-13. All structures and walls shall be designed to ensure proper vision 
clearance for cars entering or leaving the driveway and parking areas.  No 

structure, wall or fence shall cause an exceedance of the applicable site 
distance standards set forth in City Traffic Engineering Policy TE-13. 
 

21. Development Review and Comment Sheet shall be in accordance with City’s 
Traffic Policy & Procedures TE-17. 

 
22. Private Property Tow Away Sign Design shall be in accordance with City’s 

Traffic Policy & Procedures TE-19. 

 
23. “No Parking Fire Lane Sign Design” shall be in accordance with City’s Traffic 

Policy & Procedures TE-20. 
 

24. Traffic Impact Mitigation Fees shall be in accordance with Garden Grove City 
Council Resolution 9401-16. 
 

25. Parking lot layout shall be in accordance with City Standard B-311 and B-312. 
 

26. The applicant shall be subject to Traffic Mitigation Fees, Drainage Facilities 
Fees, Water Assessment Fees, and other applicable mitigation fees identified 
in Chapter 9.44 of the Garden Grove Municipal Code, along with all other 

applicable fees duly adopted by the City.  The amount of said fees shall be 
calculated based on the City’s current fee schedule at the time of permit 

issuance. 
 

27. Prior to issuance of grading permit, the applicant shall provide the City with 

documentation on existing reciprocal access agreement on the east side of the 
property.  Should no agreement exist, the applicant shall enter into an 

agreement with the adjacent property owners and record said agreement in a 
manner meeting the approval of the City Engineer prior to the issuance of a 
grading permit. 

 
28. A separate street permit is required for work performed within the public 

right-of-way.  
 

29. Grading fees shall be calculated based on the current fee schedule at the time 

of permit issuance.  
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30. The applicant shall identify a temporary parking site(s) for construction crew 

and construction trailers office staff prior to issuance of a grading permit.  No 
construction parking is allowed on local streets.  Construction vehicles should 
be parked off traveled roadways in a designated parking area. Parking areas, 

whether on-site or off-site, shall be included and covered by the erosion control 
plan. 

 
31. Prior to issuance of a grading permit, the applicant shall submit and obtain 

approval of a worksite traffic control plan for all the proposed improvements 

within public right-of-way, and shall be subject to the review and approval of 
the City Traffic Engineer.  

 
32. For Lot Line Adjustment (LLA) projects, the applicant shall complete the 

following:  

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

Planning Services Division an updated title report along with copies of 
the recorded instruments listed in the title report, reference maps used 

to prepare legal description and the plat per County of Orange Lot Line 
Adjustment Manual. 
 

b. Preparation, formatting and packaging of the Lot Line Adjustment 
application and exhibits must follow the requirements of the County of 

Orange Lot Line Adjustment Manual, and shall be reviewed and 
approved by the City Engineer. 

 

c. The order of recording documentation of the Lot Line Adjustment 
application with the County of Orange Recorder’s Office shall be as 

prescribed by the City Engineer. The instrument numbers assigned by 
the County Recorder for the Lot Line Adjustment shall be written into 
the new property description of the succeeding Grant Deed or Quit Claim 

conveyances as prescribed by the City Engineer. 
 

d. If a lender or beneficiary is involved in the property, whether noted in 
the Title Report or not indicated in the Title Report, a Modification of 
Deed of Trust must be prepared for each lender or beneficiary involved. 

The Modification of Deed of Trust must be signed by a person authorized 
to represent the beneficiary and notarized. Exhibits for the Modification 

of Deed of Trust shall be the exhibits as prepared for the Lot Line 
Adjustment prior to recordation. A blank line must be left in the 
acknowledgement description to write in the Lot Line Adjustment 

instrument number as recorded by the County Clerk. 
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33. The applicant shall coordinate with City’s Public Works Department 

(Engineering, Water Services and Streets Division) and setup appointments for 
preconstruction inspections for all the on-site and off-site improvements prior 
to commencement of grading operation and mobilization. 

 
34. In accordance with the Orange County Storm Water Program manual, the 

applicant and/or its contractors shall provide dumpsters on-site during 
construction unless an Encroachment Permit is obtained for placement in 
street. 

 
35. The applicant and his contractor shall be responsible for protecting all existing 

horizontal and vertical survey controls, monuments, ties (centerline and 
corner) and benchmarks located within the limits of the project.  If any of the 
above require removal, relocation or resetting, the Contractor shall, prior to 

any construction work, and under the supervision of a California licensed Land 
Surveyor, establish sufficient temporary ties and benchmarks to enable the 

points to be reset after completion of construction.  Any ties, monuments and 
bench marks disturbed during construction shall be reset per Orange County 

Surveyor standards after construction.  Applicant and his contractor shall also 
re-set the tie monuments where curb or curb ramps are removed and replaced 
or new ramps are installed.  The Applicant and his contractor shall be liable 

for, at his expense, any resurvey required due to his negligence in protecting 
existing ties, monuments, benchmarks or any such horizontal and vertical 

controls.  Temporary Benchmarks shall not be used for Vertical control.  
Benchmarks shall be to the National Geodetic Vertical Datum (NGVD). 
 

36. Heavy construction truck traffic and hauling trips, and any required lane 
closures shall occur outside peak travel periods.  Peak travel periods are 

considered to be from 7:00 a.m. to 9:00 a.m. and 4:00 p.m. to 6:00 p.m. 
 

37. Prior to grading or building permit closeout and/or the issuance of a certificate 

of use or a certificate of occupancy, the applicant shall: 
  

a. Demonstrate that all structural best management practices (BMPs) 
described in the Project WQMP have been constructed and installed in 
conformance with approved plans and specifications. 

 
b. Demonstrate that the applicant is prepared to implement and maintain 

all non-structural BMPs described in the Project WQMP. 
 
c. Demonstrate that an adequate number of copies of the approved Project 

WQMP are available on-site. 
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d. Submit for review and approval by the City an Operations and 

Maintenance (O&M) Plan for all structural BMPs. 
 

e. Execute and record against the subject property a covenant and 

agreement or similar document, in a form approved by the City 
Attorney, regarding funding and maintenance of the O&M Plan, consent 

to inspections, and indemnification.  This covenant and agreement shall 
be executed by the then current owner(s) of the subject property and 
shall be recorded against the property and run with the land. The 

provisions of the covenant and agreement shall include, without 
limitation, the following: 

 
(i) The covenant and agreement shall require the property owner(s) 

and each successive owner of an interest in all or any part of the 

property to, throughout the period of their respective ownership, 
implement, and fund implementation of, the O&M Plan and to 

operate, inspect, maintain, repair, and replace the BMPs 
described in the O&M Plan. 

 
(ii) The covenant and agreement shall require the property owners 

to use and maintain the property in full compliance with the 

provisions of the O&M Plan and Chapter 6.40 of the Garden Grove 
Municipal Code (Stormwater Quality), as it may be amended from 

time to time, and shall provide for the owners’ consent to 
inspection of the property by an inspector authorized by the City 
Manager, or his or her designee, for the purpose for verifying 

compliance with the provisions of the covenant and agreement. 
 

(iii) The covenant and agreement shall require the owners to 
indemnify, defend, and hold harmless the City, its elected 
officers, employees, agents, and contractors from and against 

any and all liability, expense, including costs and legal fees, and 
claims of damage of any nature whatsoever including, but not 

limited to, death, bodily injury, personal injury, or property 
damage arising from or connected with the City inspection of the 
Property except where such liability, expense, or claim for 

damage results from the sole negligence or willful misconduct of 
the City its elected officers, employees, agents, or contractors. 

 
(iv) The covenant and agreement shall provide that the City may, but 

shall not be obligated to, enforce the covenant and agreement by 

a proceeding at law or in equity against any person or persons 
violating or attempting to violate any condition, covenant, 
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equitable servitude, or restriction provided for therein, either to 

restrain such violation or to recover damages. 
 

f. Identify responsible contractor and individuals for maintaining the new 

landscape and irrigation improvements for a period of three (5) years 
following the acceptance of the improvements by the City.  The name 

and contact information of the landscape contractor shall be indicated 
on the grading improvement plans.  

 

Orange County Fire Authority 
 

38. The applicant shall comply with all applicable Orange County Fire Authority 
requirements, including, but not limited to the Fire Master Plan. 

 

Building and Safety Division 
 

39. All proposed work shall comply with the latest California Building Code (CBC) 
at the time of building permit application, be subject to building plan review, 

and demonstrate compliance with all applicable codes, regulations, statutes, 
and ordinances. 

 

Water Services Division  
 

40. New water service installations 2” and smaller, may be installed by the City of 
Garden Grove at owner’s/developer’s expense. Installation shall be scheduled 
upon payment of applicable fees, unless otherwise noted.  Fire services and 

larger water services 3” and larger, shall be installed by developer/owner’s 
contractor per City Standards. 

 
41. Water meters shall be located within the City right-of-way.  Fire services and 

large water services 3” and larger, shall be installed by contractor with class A 

or C-34 license, per City water standards and inspected by approved Public 
Works inspection. 
 

42. A Reduced Pressure Principle Device (RPPD) backflow prevention device shall 
be installed for meter protection.  The landscape system shall also have RPPD 

device.  Any carbonation dispensing equipment shall have a RPPD device.  
Installation shall be per City Standards and shall be tested by a certified 

backflow device tester immediately after installation.  Cross connection 
inspector shall be notified for inspection after the installation is completed.  
Owner shall have RPPD device tested once a year thereafter by a certified 

backflow device tester and the test results to be submitted to Public Works, 
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Water Services Division.  Property owner must open a water account upon 

installation of RPPD device. 
 

43. It shall be the responsibility of owner/developer to abandon any existing 

private water well(s) per Orange County Health Department requirements.   
Abandonment(s) shall be inspected by Orange County Health Department 

inspector after permits have been obtained. 
 

44. A composite utility site plan shall be part of the water plan approval. 
 

45. New utilities shall have a minimum 5 foot horizontal and a minimum 1 foot 

vertical clearance from water main and appurtenances.    
 

46. Any new or existing water valve located within new concrete driveway or 

sidewalk construction shall be reconstructed per City Standard B-753. 
 

47. City shall determine if existing water services(s) is/are usable and meets 
current City Standards.  Any existing meter and service located within new 
driveway(s) shall be relocated at owner’s expense. 
 

48. Existing water service for the restaurant to be demolished is to be abandoned 

at the main with a stainless steel repair coupling, and water meter is to be 
returned to the City. 
 

49. Existing public fire hydrant impacted by the driveway widening is to be 
relocated per applicable City of Garden Grove Public Works Department Water 

Services Division Standard Plans and Specifications. New public hydrant is to 
be installed and fully operational prior to the abandonment of the existing 

hydrant.  
 

50. If required, fire service or private fire hydrant lateral shall have above ground 

backflow device with a double check valve assembly.  Device shall be tested 
immediately after installation and once a year thereafter by a certified backflow 

device tester and the results to be submitted to Public Works, Water Services 
Division.  Device shall be on private property and is the responsibility of the 
property owner.  The above ground assembly shall be screened from public 

view as required by the Planning Division. 
 

51. Commercial food use of any type shall require the installation of an approved 
grease interceptor prior to obtaining a business license. Plumbing plan for 
grease interceptor with capacity calculations in accordance with the Plumbing 

Code shall be routed to Building & Safety and Environmental Services for 
review. A grease interceptor upgrade may be required as per condition below. 
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52. If required, a properly sized grease interceptor shall be installed on the sewer 

lateral and maintained by the property owner.  There shall be a separate 
sanitary waste line that will connect to the sewer lateral downstream of the 
grease interceptor.  All other waste lines shall be drained through the grease 

interceptor.  Grease interceptor shall be located outside of the building and 
accessible for routine maintenance.  Owner shall maintain comprehensive 

grease interceptor maintenance records and shall make them available to the 
City of Garden Grove upon demand. 
 

53. Food grinders (garbage disposal devices) are prohibited per Ordinance 6 of the 
Garden Grove Sanitary District Code of Regulations.  Existing units are to be 

removed. 
 

54. If needed, owner shall install new sewer lateral with clean out at right-of-way 

line.  Lateral in public right-of-way shall be 6” min. dia., extra strength VCP 
with wedgelock joints. 

 
55. Contractor shall abandon any existing unused sewer lateral(s) at street right-

of-way on the property owner’s side. The sewer pipe shall be capped with an 

expansion sewer plug and encased in concrete. Only one sewer connection per 
lot is allowed. 

 
Planning Services Division 

 
56. It shall be the applicant’s responsibility to verify that any building or site 

improvements do not impermissibly interfere with any recorded (or 

non-recorded) easements or required utility clearances on the subject property 
or the adjacent properties. 

 
57. The outdoor patio structure, and the trash enclosure and equipment enclosure, 

shall have unifying color and exterior finish that match, and are integrated, 

with the existing restaurant building. The Planning Services Division shall 
review and approve the design of the proposed design and the material(s).  

The proposed design and materials shall also comply with the building code 
requirements. 
 

58. In the event the development cannot accommodate the parking demand, due 
to impacts generated by the development, at any given time, which causes a 

nuisance, hindrance, and/or problem with either on-site and off-site parking 
and circulation, as determined by the City’s Community Development Director 
in his/her reasonable discretion, the applicant shall devise and implement a 

plan approved by the City to relieve the situation. Upon written request by the 
City, the applicant shall submit a plan to manage parking issues for review and 
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approval by the Community Development Department.  The plan may include, 

but is not be limited to: reducing the hours of operation, instituting an off-site 
parking arrangement; having on-site parking control personnel; and/or others 
actions that may be deemed applicable to the situation. If the City’s 

Community Development Director deems such action is necessary to address 
parking and circulation problems, such action shall be implemented within 30 

days of written notice. Failure to take appropriate action shall be deemed a 
violation of these Conditions of Approval and may result in the City restricting 
the overall use of the facility. 

 
59. Hours and days of construction and grading shall be as follows as set forth in 

the City of Garden Grove's Municipal Code Chapter 8.47 as adopted, except 
that: 
 

a. Monday through Saturday - not before 7:00 a.m. and not after 8:00 
p.m. (of the same day). 

 
b. Sunday and Federal Holidays may work same hours, but subject to noise 

restrictions as stipulated in Chapter 8.47 of the Municipal Code. 
 

60. Construction activities shall adhere to SCAQMD Rule 403 (Fugitive Dust) that 

includes dust minimization measures, the use of electricity from power poles 
rather than diesel or gasoline powered generators, and the use methanol, 

natural gas, propane or butane vehicles instead of gasoline or diesel powered 
equipment.  Where feasible, the project shall use solar or low-emission water 
heaters, and low-sodium parking lot lights, to ensure compliance with Title 24. 

 
61. During construction, if paleontological or archaeological resources are found, 

all attempts will be made to preserve in-place, or leave in an undisturbed state.  
In the event that fossil specimens or cultural resources are encountered on the 
site during construction, and cannot be preserved in-place, the applicant shall 

contact and retain, at the applicant’s expense, a qualified paleontologist or 
archaeologist, as applicable, acceptable to the City, to evaluate and determine 

appropriate treatment for the specimen or resource, and work in the vicinity 
of the discovery shall halt until appropriate assessment and treatment of the 
specimen or resource is determined by the paleontologist or archeologist (work 

can continue elsewhere on the project site).  Any mitigation, monitoring, 
collection, and specimen/resource treatment measures recommended by the 

paleontologist/archaeologist shall be implemented by the applicant at their 
own cost. 
 

62. The applicant shall comply with the Migratory Bird Treaty Act (MBTA), and 
Sections 3503, 3503.5, and 3513 of the California Fish and Game Code, which 
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require the protection of active nests of all bird species, prior to the removal 

of any on-site landscaping, including the removal of existing trees. 
 

63. No exterior piping, plumbing, roof top access ladders, or mechanical ductwork 

shall be permitted on any exterior facade and/or be visible from any public 
right-of-way or adjoining property. 

 
64. No roof-mounted mechanical equipment shall be permitted unless a method of 

screening complementary to the architecture of the building is approved by 

the Community Development Department, Planning Services Division.  Said 
screening shall block visibility of any roof-mounted mechanical equipment from 

view of public streets and surrounding properties. 
 

65. Building color and material samples shall be submitted to the Planning Services 

Division for review and approval prior to issuance of building permits.  
 

66. The proposed trash enclosure shall be designed to comply with the City’s B-502 
trash enclosure standard, or with an alternative design approved by the Public 

Works Engineering Division.    
 

67. The applicant shall construct a 4’-6” tall block wall within the planter located 

along the east property line. Clinging vines, low shrubs, and/or other 
landscaping treatments shall be planted along both sides of the base of the 

wall to deter graffiti. The block wall shall not impede with any drive aisles, 
parking spaces, or obscure vision clearance.  
 

68. As part of the finalized working drawings for Planning Services Division, 
Engineering Division, and Building Plan Check, the applicant shall submit a 

detailed and dimensioned plot plan, floor plans, exterior elevations and 
landscape plans that reflect the above conditions of approval.  The plans shall 
indicate landscape materials, wall materials, and building materials proposed 

for the project.   
 

69. Any and all correction notice(s) generated through the plan check and/or 
inspection process is/are hereby incorporated by reference as conditions of 
approval and shall be fully complied with by the owner, applicant, and all 

agents thereof. 
 

70. All lighting structures shall be placed so as to confine direct rays to the subject 
property.  All exterior lights shall be reviewed and approved by the Planning 
Services Division.  Lighting adjacent to residential properties shall be restricted 

to low decorative type wall-mounted lights, or a ground lighting system.  
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Lighting shall be provided throughout all private drive aisles and entrances to 

the development per City standards for street lighting. 
 

71. All landscaping shall be consistent with the landscape requirements of the 

Landscape Water Efficiency Guidelines (Appendix A), per Title 9 of the 
Municipal Code.  The applicant shall submit a separate and complete Water 

Efficient Landscape Plan.  The water efficient landscape submittal shall include 
landscape plans, irrigation plans, soils report, grading plans, and all other 
applicable documentation.  The landscape plans shall include type, size, 

location, and quantity of all plant material.  The landscape plans are also 
subject to the following: 

 
a. A complete, permanent, automatic remote control irrigation system 

shall be provided for all landscaping areas shown on the plans.  The 

sprinklers shall be of low flow/precipitation sprinkler heads for water 
conservation. 

 
b. The plans shall provide a mixture of a minimum of ten percent (10%) 

of the trees at 48-inch box, ten percent (10%) of the trees at 36-inch 
box, fifteen percent (15%) of the trees at 24-inch box and sixty percent 
(60%) of the trees at 15-gallon, the remaining five percent (5%) may 

be of any size.  These trees shall be incorporated into the landscaped 
frontages of all streets. All proposed trees shall be non-fruit bearing, 

evergreen trees that require minimal maintenance. Where clinging vines 
are considered for covering walls, drought tolerant vines shall be used. 

 

c. Landscape treatments and irrigation shall be installed within the front, 
side, and rear setback areas of the property.  The landscaping shall 

incorporate a mixture of ground cover, flowerbeds, shrubs, and trees.  
The Community Development Department shall review the type and 
location of all proposed trees.  

 
d. Dense landscape treatment shall be provided at the southeast corner of 

the site, south of the existing enclosure housing the wireless facility, to 
deter patrons from walking across from the adjacent parcel.   

 

e. Clinging vines, low shrubs, and/or other landscaping treatments shall 
be planted along the base of the exterior face of any proposed or 

existing street-facing perimeter block walls, and/or trash enclosure 
walls, to deter graffiti. 

 

f. The applicant shall be responsible for all installation, and permanent 
maintenance of all landscaping on the property.  Said responsibility shall 
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extend to the parkway landscaping, sidewalk, curb, and pavement of 

the site.  All planting areas are to be kept free of weeds, debris, and 
graffiti. 

 

g. All above-ground utilities (e.g., water backflow devices, electrical 
transformers, irrigation equipment, etc.) shall be shown on the 

landscaping plans in order to ensure proper screening. 
 
h. The landscape plans shall incorporate and maintain, for the life of the 

project, means and methods to address water run-off, including Low 
Impact Development (LID) provisions which address water run-off.  This 

includes, without limitation, all applicable requirements of the Water 
Quality Management Plan (WQMP), Drainage Area Management Plan 
(DAMP), or Local Implementation Plan (LIP), and any other water 

conservation measures applicable to this type of development required 
by applicable ordinance or regulation. 

 
72. All on-site curbs, not associated with a parking space, shall be painted red. 

 
73. The applicant is advised that the establishment is subject to the provisions of 

State Labor Code Section 6404.5 (ref: State Law AB 13), which prohibits 

smoking inside the establishment as of January 1, 1995. 
 

74. The property owner(s) and all tenants shall comply with the adopted City Noise 
Ordinance. 
 

75. The trash bins shall be kept inside the trash enclosure, and gates closed at all 
times, except during disposal and pick-up.  The property owner shall provide 

sufficient trash bins and pick-up to accommodate the site. 
 
76. Litter shall be removed daily from the premises, including adjacent public 

sidewalks, and from all parking areas under the control of the applicant.   These 
areas shall be swept or cleaned, either mechanically or manually, on a weekly 

basis, to control debris.  
 

77. A prominent, permanent sign, stating “NO LOITERING IS ALLOWED ON OR IN 

FRONT OF THE PREMISES,” shall be posted in a place that is clearly visible to 
patrons of the applicant.  The sign lettering shall be four (0’-4”) to six inches 

(0’-6”) tall, with black letters on a white background.  The sign shall be 
displayed near or at the entrance, and shall also be visible to the public. 

 

78. The applicant/property owner shall abate all graffiti vandalism within the 
premises. The applicant/property owner shall implement best management 
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practices to prevent and abate graffiti vandalism within the premises 

throughout the life of the project, including, but not limited to, timely removal 
of all graffiti, the use of graffiti resistant coatings and surfaces, the installation 
of vegetation screening of frequent graffiti sites, and the installation of 

signage, lighting, and/or security cameras, as necessary. Graffiti shall be 
removed/eliminated by the applicant/property owner as soon as reasonably 

possible after it is discovered, but not later than 72 hours after discovery. 
 

79. Permits from the City of Garden Grove shall be obtained prior to displaying any 

temporary advertising (i.e., banners). 
 

80. Signs shall comply with the City of Garden Grove sign requirements.  No more 
than 15% of the total window area and clear doors shall bear advertising or 
signs of any sort.  No signs advertising alcoholic beverages shall be placed on 

the windows.  Any opaque material applied to the store front, such as window 
tint, shall count toward the maximum window coverage area. 

 
81. Exterior advertisements displays or exterior wall advertisements shall not be 

allowed.  
 

82. Any modifications to existing signs or the installation of new signs shall require 

approval by the Community Development Department, Planning Services 
Division prior to issuance of a building permit. 

 
83. A copy of the resolution, including the conditions approving Site Plan 

No. SP-157-2025 (REV. 2026) and Lot Line Adjustment No. LLA-036-2025 

shall be kept on the premises at all times.  
 

84. The applicant/property owner shall submit signed letters acknowledging 
receipt of the decision approving Site Plan No. SP-157-2025 (REV. 2026) and 
Lot Line Adjustment No. LLA-036-2025, and their agreement with all conditions 

of approval.  
 

85. The applicant shall, as a condition of project approval, at its sole expense, 
defend, indemnify and hold harmless the City, its officers, employees, agents 
and consultants from any claim, action, or proceeding against the City, its 

officers, agents, employees and/or consultants, which action seeks to set 
aside, void, annul or otherwise challenge any approval by the City Council, 

Planning Commission, or other City decision-making body, or City staff action 
concerning Site Plan No. SP-157-2025 (REV. 2026) and Lot Line Adjustment 
No. LLA-036-2025. The applicant shall pay the City’s defense costs, including 

attorney fees and all other litigation related expenses, and shall reimburse the 
City for court costs, which the City may be required to pay as a result of such 
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defense.  The applicant shall further pay any adverse financial award, which 

may issue against the City including, but not limited, to any award of attorney 
fees to a party challenging such project approval.  The City shall retain the 
right to select its counsel of choice in any action referred to herein. 

 
86. In accordance with Garden Grove Municipal Code Sections 9.32.160, the rights 

granted pursuant to Site Plan No. SP-157-2025 (REV. 2026) and Lot Line 
Adjustment No. LLA-036-2025 shall be valid for a period of two (2) years from 
the effective date of this approval.  Unless a time extension is granted pursuant 

to Section 9.32.030.D.9 of the Municipal Code, the rights conferred by Site 
Plan No. SP-157-2025 (REV. 2026) and Lot Line Adjustment No. LLA-036-2025 

shall become null and void if the subject development and construction 
necessary and incidental thereto is not commenced within two (2) years of the 
expiration of the appeal period, and thereafter diligently advanced until 

completion of the project.  In the event construction of the project is 
commenced but not diligently advanced until completion, the rights granted 

pursuant to Site Plan No. SP-157-2025 (REV. 2026) and Lot Line Adjustment 
No. LLA-036-2025 shall expire if the building permits for the project expire. 

 
  



 

COMMUNITY DEVELOPMENT DEPARTMENT 
PLANNING STAFF REPORT 

 

AGENDA ITEM NO.: D.2. SITE LOCATION:  East side of Magnolia 

Street, south of Katella Avenue, at 

11074-11076 Magnolia Street 

HEARING DATE: April 16, 2026 GENERAL PLAN: Residential/Commercial 

Mixed Use 2 (RC2) 

CASE NOS.:  Conditional Use Permit No.  

CUP-275-2025 (TE1) (Time 

Extension No. 1) 

ZONE: NMU (Neighborhood Mixed Use) 

APPLICANT:  Thanh Mai Tran for Mr. 

Care Inc. 

APN:  132-061-31 

PROPERTY OWNER(S):   

KMJ Investment Group 

CEQA DETERMINATION:  N/A 

 

REQUEST: 

 

A request for a one-year time extension for the entitlement approved under 

Conditional Use Permit No. CUP-275-2025, to operate a new 18,183 square-foot 

adult daycare facility for 463 adults. 

 

BACKGROUND: 

 

The subject property is located on the east side of Magnolia Street, south of Katella 

Avenue. The subject 2.5-acre parcel is located within an existing shopping center 

comprised of four (4) parcels totaling approximately 5.2 acres, currently developed 

with one-story commercial buildings. The parcels are under separate ownership with 

reciprocal parking and vehicular access agreements in place to share parking and 

vehicular access across the parcels. Vehicular access is provided via two existing 

driveways located along Magnolia Street, and a single driveway on Katella Avenue.  

 

The subject site is zoned NMU (Neighborhood Mixed Use) and has a General Plan 

Land Use Designation of Residential/Commercial Mixed Use 2 (RC2). The subject 

shopping center abuts R-1 (Single-Family Residential) zoned properties to the east 

and south, improved with single-family dwellings, C-1 (Neighborhood Commercial) 

and PUD-109-96 (Planned Unit Development) zoned properties to the west, across 

Magnolia Street, improved with residential uses, and properties improved with 

commercial and residential uses to the north, across Katella Avenue, located in the 

City of Anaheim.  

 

On February 20, 2025, the Planning Commission approved Conditional Use Permit 

No. CUP-275-2025. The approval allowed the operation of a new 18,183 

square-foot adult daycare facility for 463 adults. The approval included the 

necessary improvements to the tenant space to accommodate the adult dacare 

facility.  
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Condition of Approval No. 62 of CUP-275-2025 provides for the Conditional Use 

Permit to expire one (1) year from the approval’s effective date, unless a time 

extension is granted under Section 9.32.030.D.9 of Title 9 of the Municipal Code.  

The land use entitlement became effective on March 14, 2025, with a one-year 

expiration date of March 14, 2026.  

 

On March 28, 2025, a set of construction plans was submitted via the City’s plan 

check portal (Application No. A-316989). The City completed review of the first 

cycle of plan check and provided corrections on June 16, 2025. According to the 

applicant’s representative, significant progress has been made, as approval from 

the Orange County Health Care Agency was recently acquired. Additionally, the 

applicant’s team is currently addressing the Cycle 1 plan check comments for 

resubmittal.  

 

On March 11, 2026, prior to the expiration of the subject Conditional Use Permit 

entitlement, on March 14, 2026, the applicant filed a land use permit application to 

the City, requesting a one-year time extension of Conditional Use Permit No. 

CUP-275-2025. 

 

In accordance with the Municipal Code, and because the approved Conditional Use 

Permit land use entitlement has not been exercised, the applicant is requesting a 

one-year time extension for the previously approved Conditional Use Permit 

entitlement. No changes are proposed to the previously approved project.  

 

TIME EXTENSION: 

 

Conditional Use Permit No. CUP-275-2025 went into effect on March 14, 2025, with 

an expiration date of March 14, 2026.  The applicant filed an application to the City 

for a time-extension request (Time Extension No. 1) on March 11, 2026, prior to 

the entitlement expiring. 

 

Following submittal of construction plans for plan check on March 28, 2025 

(Application No. A-316989), the City completed review of the first cycle and 

provided comments on June 16, 2025. In addition, approval from the Orange 

County Health Care Agency was recently acquired, and the applicant’s team is 

currently addressing the Cycle 1 plan check comments for resubmittal. Once the 

plan check review process is complete, the City will be able to issue permits for 

construction. When construction begins, the Conditional Use Permit entitlements will 

be deemed exercised. The requested one-year time extension will give the applicant 

adequate time to work through the plan check process and begin construction.  It is 

anticipated that plans will be approved, permits will be issued, and construction will 

begin within the next year, which will be within the one-year time extension period.  

 

Section 9.32.030.D.9 of Title 9 of the Municipal Code allows for a one (1) year time 

extension for approved entitlements, provided that the Planning Commission finds 

that: (a) the request for the time extension was submitted prior to the permit 

expiration date, (b) there has been no change in the general plan designation or 

zoning of the site, and (c) there is no land use action or study currently underway 

that would have the potential to render the development or use nonconforming.   
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The applicant submitted the time extension application prior to the expiration of the 

Conditional Use Permit entitlement and explained the reasons for the request. In 

addition, the General Plan Land Use Designation and the zoning of the property 

have remained the same, and there are no pending land use actions or studies that 

would have the potential to render the approved development or use 

nonconforming. As such, the proposed project use still conforms to the General Plan 

and zoning designations of the property. No changes are proposed to the previously 

approved project. Therefore, the subject request complies with the Municipal Code 

standards for time extensions under Section 9.32.030.D.9 of Title 9 of the Municipal 

Code. 

 

CEQA: 

 

As a part of the approval in 2025, the Planning Commission determined that the 

project was categorically exempt from the California Environmental Quality Act 

(“CEQA”), pursuant to CEQA Guidelines Section 15301 (Existing Facilities). No 

changes are proposed to the project that was previously approved, and no further 

environmental review is required. 

 

RECOMMENDATION: 

 

Staff recommends that the Planning Commission take the following action: 

 

1. Adopt Resolution No. 6131-26 approving a one-year time extension for 

Conditional Use Permit No. CUP-275-2025 (TE1), subject to the original 

Conditions of Approval for Conditional Use Permit No. CUP-275-2025. 

 

 

 

Maria Parra 

Planning Services Manager 

 

 

 

By: Mary Martinez 

Senior Planner 

 

 

Attachment 1:  Vicinity Map 

Attachment 2: Planning Commission Staff Report dated February 20, 2025 with 

Resolution No. 6107-25 and Conditions of Approval for 

CUP-275-2025 

Attachment 3: Planning Commission Resolution No. 6131-26 



CONDITIONAL USE PERMIT NO. CUP-275-2025 (TE1) 
TIME EXTENSION NO. 1 

LEGEND 

SUBJECT SITE(S) 

300 FOOT RADIUS  

NOTES 

1. SITE ADDRESSES – 11074 - 11076 MAGNOLIA STREET 

2. ZONING: NMU (NEIGHBORHOOD MIXED USE) 

CITY OF GARDEN GROVE 

MARCH 2026 

PLANNING DIVISION 

COMMUNITY DEVELOPMENT DEPARTMENT 

 

  

 

 

 

  

PROJECT SITE 

ATTACHMENT 1 - Vicinity Map



COMMUNITY AND ECONOMIC 
DEVELOPMENT DEPARTMENT 

PLANNING STAFF REPORT 
 

AGENDA ITEM NO.:   
                                 D.1. 

SITE LOCATION: East side of Magnolia 

Street, south of Katella Avenue, at 

11074-11076 Magnolia Street 

HEARING DATE:  February 20, 2025 GENERAL PLAN: Residential/Commercial 

Mixed Use 2 (RC2) 

CASE NO.:  Conditional Use Permit No. 

CUP-275-2025 

ZONE:  NMU (Neighborhood Mixed Use)  

APPLICANT:  Thanh Mai Tran for Mr. 

Care Inc. 

CEQA DETERMINATION:  Exempt – 

Section 15301 - Existing Facilities 

PROPERTY OWNER: KMJ Investment 

Group 

APN: 132-061-31 

 

REQUEST: 

 

The applicant is requesting approval of a Conditional Use Permit to operate a new 

18,183 square foot Adult Daycare Facility for 463 adults at 11074-11076 Magnolia 

Street. 

 

BACKGROUND: 

 

The subject property is located on the east side of Magnolia Street, south of Katella 

Avenue. The subject 2.5-acre parcel is located within an existing shopping center 

comprised of four (4) parcels totaling approximately 5.2 acres, currently developed 

with one-story commercial buildings. The parcels are under separate ownership with 

reciprocal parking and vehicular access agreements in place to share parking and 

vehicular access across the parcels. Vehicular access is provided via two existing 

driveways located along Magnolia Street, and a single driveway on Katella Avenue.  

 

The subject site is zoned NMU (Neighborhood Mixed Use) and has a General Plan 

Land Use Designation of Residential/Commercial Mixed Use 2 (RC2). The subject 

shopping center abuts R-1 (Single-Family Residential) zoned properties to the east 

and south, improved with single-family dwellings, C-1 (Neighborhood Commercial) 

and PUD-109-96 (Planned Unit Development) zoned properties to the west, across 

Magnolia Street, improved with residential uses, and properties improved with 

commercial and residential uses to the north, across Katella Avenue, located in the 

City of Anaheim.  

 

The shopping center consists of an in-line multi-tenant building located along the 

eastern portion of the site, and a detached multi-tenant building located on the 

southwest corner of the shopping center. The building located at the northernmost 

portion of the in-line multi-tenant building is comprised of a restaurant, a bakery, a 

ATTACHMENT 2
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beauty salon, a mini mart, and a martial arts studio. Directly to the south is a 

Goodwill Industries Store and a vacant tenant space formerly occupied by 99 Cents 

Only Store. The subject adult daycare facility will operate in a second vacant tenant 

space located at the southernmost portion of the building, south of the former 99 

Cents Only Store. The building located at the southwest corner of the shopping 

center consists of two restaurants, a smoke shop, a barber shop, and a nail salon. 

The shopping center also provides an existing drive aisle route along the rear of the 

buildings, on the east and south sides of the site, used for truck deliveries. 

Additional existing site improvements include surface parking and landscaping 

improvements. 

 

The subject 18,183 square foot vacant tenant space provides 16,469 square feet on 

the ground floor and 1,714 square feet on a mezzanine. The subject tenant space, 

along with the 99 Cents Only Store, were previously occupied by Jons Fresh 

Marketplace. In 2014, the 99 Cents Only Store reduced the square footage of the 

store, resulting in the subject vacant tenant space in the unoccupied area. The 

subject tenant space has been vacant since the reduction to the 99 Cents Only 

Store floor area.  

 

A “Day Care Facility, Adult” use is a conditionally permitted use in the NMU zone. 

The applicant is proposing to operate a new adult daycare facility for 463 adults. 

Therefore, the applicant is requesting a Conditional Use Permit to operate the 

facility at the subject site.  

 

DISCUSSION: 

 

Conditional Use Permit: 

 

According to the business plan provided by the applicant, the adult daycare facility, 

although requesting 463 patrons, is not anticipating more than 400 patrons daily 

and, if at full capacity, fifteen (15) staff members will be on-site. The facility will 

operate as a Community-Based Adult Services (CBAS) program model, as classified 

by the California Department of Public Health and the California Department of 

Aging. A CBAS is a community-based day health program that provides services to 

older adults and adults with chronic medical, cognitive, or behavioral health 

conditions and/or disabilities that make them at risk of needing institutional care. 

The CBAS Program is an alternative to institutional care for patrons who can live at 

home with the aid of appropriate health, rehabilitative, personal care, and social 

services. The Program stresses partnership with the patron, the family and/or 

caregiver, the primary care physician, and the community in working toward 

maintaining personal independence. Services provided at the center will include 

professional nursing services, physical, occupational and speech therapies, mental 

health services, therapeutic activities, social services, personal care, hot meals and 

nutritional counseling, and transportation to and from the patron’s residence. The 

proposed hours of operation are from 8:00 a.m. to 4:30 p.m., Monday through 

Friday. Pick-up and drop-off shuttle services will be provided.  

 

The interior of the proposed adult daycare facility will consist of a reception area, a 

therapy/relaxing room, a nurse’s room, consultation rooms, two (2) multi-purpose 
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rooms, a kitchen area, offices, and multiple restroom areas. The multi-purpose 

rooms will provide non-fixed tables and chairs, as well as two (2) pool tables and 

four (4) foosball tables for the patrons. The mezzanine will provide offices, a lunch 

room for staff members, and a sitting area. Three (3) pick-up and drop-off shuttle 

areas will be provided along the southern portion of the building, clear of the 

existing truck route. The shuttles will utilize the same route currently used by 

delivery trucks, entering the site on the easternmost driveway along Katella 

Avenue, and exiting on the westernmost driveway also along Katella Avenue, to 

minimize impacts to the existing surface parking areas. Keys will be provided to the 

shuttle drivers to open and close the existing vehicular gates currently securing the 

truck route drive aisle.  

 

For daycare uses, the Garden Grove Municipal Code (GGMC) requires a minimum of 

one (1) parking space per provider and staff member plus one (1) additional 

parking space for every six (6) adults. A parking study, prepared by LSA Associates 

Inc., has been submitted in order to determine if there is adequate parking to support 

the subject adult daycare facility and all other on-site uses within the shopping 

center. Based on the proposed capacity of 463 adults and fifteen (15) staff 

members, which is based on maximum building occupancy calculations per the 

Building Code, the proposed daycare facility requires a minimum of 92 parking 

spaces. Inclusive of all existing uses within the shopping center sharing the existing 

parking supply, and the proposed daycare facility, the required parking is 348 

spaces. The shopping center provides 263 parking spaces, resulting in a deficiency 

of 85 parking spaces, or 24.4%. Per Section 9.18.140.060 (Joint Use and Parking 

Management) of Title 9 of the Municipal Code, a parking management plan is required 

when the number of required parking spaces is reduced by no more than twenty-five 

percent (25%). A peak-demand calculation must also be included and must 

demonstrate a ten percent (10%) increase in the minimum number of spaces above 

the peak demand calculation to allow for future changes in the types of uses 

proposed in the original development plan. A parking management plan prepared by 

LSA was provided to Staff analyzing the existing and projected parking demands, 

which has been reviewed and approved by the City’s Traffic Engineering Division. 

 

The parking management plan submitted (Attachment 3), which includes the parking 

demand of the proposed adult daycare facility, shows a peak demand of 205 parking 

spaces, including a 10% increase for future changes in the types of uses in the 

shopping center. The analysis indicates a surplus of 58 parking spaces (based on 263 

available parking spaces). Therefore, the analysis concludes there is sufficient parking 

in the shopping center to facilitate the establishment of the proposed adult daycare 

facility, with no negative impacts anticipated to current or future parking operations 

of the shopping center, during peak times and including a 10% increase for future 

use changes. 

 

At no time, nor under any circumstance, shall the facility exceed a maximum 

capacity of 463 adults and 15 staff members (based on the parking analysis 

conducted), unless the applicant has obtained the necessary approval to modify the 

existing Conditional Use Permit, or obtained approval of a new Conditional Use 

Permit, as determined by the Community Development Department, and approved 

by the appropriate hearing body.   
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The Community Development Department has reviewed the request and is 

supporting the proposal.  All appropriate Conditions of Approval have been 

incorporated.  

 

California Environmental Quality Act (CEQA) 

 

CEQA’s Class 1 exemption applies to the operation, repair, maintenance, permitting, 

leasing, licensing, and minor alterations of existing facilities, with negligible or no 

expansion of use (CEQA Guidelines §15301.).  The subject request for the operation 

of an adult daycare center does not involve any physical expansion of the existing 

facilities.  The subject request does not involve any new square footage, and the 

proposed construction involves only minor alterations to the interior of the existing 

buildings.  Therefore, the proposed project is exempt from CEQA. 

 

RECOMMENDATION: 

 

Staff recommends that the Planning Commission take the following action: 

 

1. Adopt Resolution No. 6107-25, approving Conditional Use Permit No.         

CUP-275-2025, subject to the recommended conditions of approval. 

 

 

 

Maria Parra 

Planning Services Manager 

 

 

 

By: Mary Martinez              

Urban Planner 

 

Attachment 1:  Vicinity Map 

Attachment 2: Plans 

Attachment 3: Parking Management Plan 

Attachment 4: Resolution No. 6107-25 with Exhibit “A”- Conditions of Approval 
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MEMORA NDUM 

DATE: October 22, 2024 

TO: Thahn Tran, Mr. Care Inc. 

FROM: Arthur Black, Principal Transportation Planner, LSA 

SUBJECT: Parking Management Plan for Adult Daycare Center at 11074–11076 Magnolia 
Street, Garden Grove, California 

This document builds on the Parking Justification Letter and Transportation Analysis for Adult 
Daycare Center at 11074–11076 Magnolia Street to provide a parking management plan consistent 
with Garden Grove Municipal Code Section 9.16.040.180. As detailed later in this document, straight 
application of the Garden Grove Municipal Code parking requirements would result in a total of 
348 required parking spaces. The project site provides 263 parking spaces. The 24.4 percent 
reduction in parking required is consistent with Section 9.16.040.180.B.3. The reduction is parking 
required is justified by the use of shared parking and supported by empirical parking data. 

This document shows that shared parking within the existing commercial retail center would be 
sufficient to ensure that adequate off-site parking is provided for existing uses and the proposed 
adult daycare center. 

Project Description 

The proposed project will reoccupy a vacant 18,183-square-foot (sf) building within a commercial 
retail center at the southeast corner of Magnolia Street and Katella Avenue in Garden Grove. The 
shopping center consists of four single-story commercial buildings. A separate building located at 
the northwest corner of the parking lot has an independent and separate parking lot and is not 
considered part of the shopping center for this analysis. The previous tenant of the vacant suite was 
a grocery store. 

The proposed project is an adult daycare facility. According to the operational information from the 
applicant, a maximum of 15 staff at any one time and 463 occupants are expected for the proposed 
adult daycare facility. This operation would occur within the 18,183 sf of functional area within the 
suite. 

Breakdown and Description of the Proposed Uses 

Table A provides a breakdown and description of the proposed uses within the commercial retail 
center. Without the proposed project, the 71,684 sf commercial retail center would require 
337 parking spaces based on individual uses. The proposed adult daycare facility would require 
92 parking spaces, which is 11 more than the previous retail tenant. With the proposed project with 
a functional area of 18,183 sf, the commercial retail center would require 348 parking spaces.  
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Table A: Municipal Parking Requirement 

Business Name and 
Address/Suite # Land Use 

Business Square 
Footage (sf) 

Minimum Parking 
per Land Use1 

Minimum Parking 
Provided 

Tacos La Lagunilla Restaurant 
11012 Magnolia St 

Take-out eating 
establishments 

2,384 
1 space per 100 
square feet GFA 

24 

GG’s Bakery & Kitchen 
11026 Magnolia St 

Take-out eating 
establishments 

1,192 
1 space per 200 
square feet GFA 

6 

Cinderela Nails & Lashes 
11032 Magnolia St 

Beauty/Barber/Spa  1,192 1 space per 200 
square feet GFA 

6 

Green Land Mini Mart 
11036 Magnolia St 

Retail 953 
1 space per 225 
square feet GFA 

4 

Silverback Wrestling Club 
11042 Magnolia St 

Health Club 1,431 
1 space per 200 
square feet GFA 

7 

Goodwill Store 
11052 Magnolia St 

Retail 21,316 1 space per 225 
square feet GFA 

95 

99 Cents Store 
11072 Magnolia St Retail 20,000 

1 space per 225 
square feet GFA 89 

Previous Grocery Store 
11074–11076 Magnolia St 

Retail 18,183 
1 space per 225 
square feet GFA 

81 

Cali Cajun Seafood 
11080 Magnolia St 

Take-out eating 
establishments 

961 
1 space per 200 
square feet GFA 

5 

Smoke Shop 
11084 Magnolia St 

Retail 961 1 space per 225 
square feet GFA 

4 

Sunny Barber 
11088 Magnolia St Beauty/Barber/Spa  961 

1 space per 200 
square feet GFA 5 

Tracy’s Nails & Spa 
11092-A Magnolia St 

Beauty/Barber/Spa  950 
1 space per 200 
square feet GFA 

5 

Hongkong Express Restaurant 
11092-B Magnolia St 

Take-out eating 
establishments 

1,200 
1 space per 200 
square feet GFA 

6 

Total Parking Required for Individual Uses Without Project 337 
Total Parking Provided 263 
Parking Surplus (Shortfall) of Required Spaces Without Project (74) 
Proposed Adult Daycare 
Center 
11074–11076 Magnolia St 

Adult Daycare Center 
(proposed) 

18,183 

1 space per staff 
member plus 1 
space for each 6 
occupants2 

Staff: 15 
Occupants: 77 

Total Parking Required for Individual Uses With Project – During Drop-Off/Pick-Up 348 
Parking Surplus (Shortfall) of Required Spaces With Project – During Drop-Off/Pick-Up (85) 
Total Parking Required for Individual Uses With Project – Midday 271 
Parking Surplus (Shortfall) of Required Spaces With Project – Midday (8) 
Source: Compiled by LSA (2024). 
1 Per City of Garden Grove Municipal Code 9.18.140.030 Parking Spaces Required standards and the information provided by the City 

Community & Economic Development Department (on August 13, 2024). 
2 The parking demand is based on a maximum of 15 staff at any one time and 463 occupants. 
GFA = gross floor area 
sf = square feet 

 

A total of 263 parking spaces are provided, which would require a 24.4 percent reduction of the 
parking required. 
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Parking Demands by Uses for Morning, Midday, and Evening Periods 

Surveyed Parking Demand 

The required parking identified in Table A overstates the parking demand for the commercial retail 
center. By applying parking ratios for each individual use, Table A does not account for the 
economies of scale of a commercial retail center. The calculations in Table A also overstate the 
parking demand for the two largest retail suites. LSA contracted with an independent data collection 
company to collect parking accumulation data at the shopping center. Survey data were collected on 
May 23, 2024. Parking survey data are provided in Attachment A. Table B summarizes the maximum 
surveyed parking demand for each period of the day. 

Table B: Existing Parking Demand  

 
Morning 

8 AM to 11 AM 
Midday 

11 AM to 2 PM 
Afternoon 

2 PM to 5 PM 
Evening 

5 PM to 8 PM 

Existing Surveyed Demand 
60  

(at 10 AM) 
82  

(at 12 PM) 
89  

(at 3 PM) 
91  

(at 5 PM) 
Source: Counts Unlimited (2024). 

 

Parking Generation Rates 

The Institute of Transportation Engineers’ (ITE) Parking Generation, 6th Edition,1 provides 
information based on 3 decades of research. This resource identifies average parking rates for a 
variety of surveyed land uses. Table C displays the average parking rates for three types of land use 
that account for most of the commercial retail center. Table C also calculates the anticipated parking 
demand for the commercial retail center without the proposed project. The 123 parking space 
demand calculated in Table C is still higher than the surveyed parking demand summarized in 
Table B, but is much closer to the surveyed parking demand than the Municipal Code parking rates. 

Table C: Institute of Transportation Engineers Parking Rates  

Land Use (Land Use Code) Average Rate 
Total Business 

Square Footage (TSF) 
Anticipated Parking 

Demand 
Discount Store (815) 1.46 spaces per TSF 41.316 60 
Shopping Plaza 40-150 TSF (821) 3.11 spaces per TSF 6.448 20 
Fast Food Restaurant (no drive-thru) (933) 7.54 spaces per TSF 5.737 43 

Total Anticipated Parking Demand Without Project 123 
Source: Parking Generation, 6th Edition (Institute of Transportation Engineers 2023). 
TSF = thousand square feet 

 

 
1  Institute of Transportation Engineers. 2023. Parking Generation, 6th edition. 
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Employee Parking Demands 

Urban Land Institute’ (ULI) Shared Parking, Third Edition (2020) compiles survey data showing the 
variation in parking demand by time of day for a variety of land uses. This resource also identifies 
how much parking demand is generated by employees versus customers/visitors for a variety of 
land uses. According to ULI data, approximately 19 percent of parking demand for retail space less 
than 400,000 sf is generated by employees. Fast casual/fast food restaurant parking demand is 
approximately 14 percent employee. For health clubs, employee parking makes up approximately 
6 percent of total demand. Table D calculates employee parking demand for each of the commercial 
retail center uses based on the ITE calculated parking demand. Based on ULI employee parking 
rates, it is anticipated that a total of 38 employee parking spaces would be used if peak demand 
occurs simultaneously. 

Table D: Employee Parking Demands 

Business Name and Address/ 
Suite # Land Use 

Total Parking 
Demand1 

Employee 
Parking2 

Customer/ 
Visitor Parking 

Tacos La Lagunilla Restaurant 
11012 Magnolia St 

Take-out eating 
establishments 

18 2 16 

GG’s Bakery & Kitchen 
11026 Magnolia St 

Take-out eating 
establishments 

9 1 8 

Cinderela Nails & Lashes 
11032 Magnolia St 

Beauty/Barber/Spa  4 1 3 

Green Land Mini Mart 
11036 Magnolia St Retail 3 1 2 

Silverback Wrestling Club 
11042 Magnolia St 

Health Club 4 1 3 

Goodwill Store 
11052 Magnolia St 

Retail 31 6 25 

99 Cents Store 
11072 Magnolia St 

Retail 29 6 23 

Proposed Adult Daycare Center 
11074–11076 Magnolia St 

Adult Daycare Center 
(proposed) 923 153 77 

Cali Cajun Seafood 
11080 Magnolia St 

Take-out eating 
establishments 

7 1 6 

Smoke Shop 
11084 Magnolia St 

Retail 3 1 2 

Sunny Barber 
11088 Magnolia St Beauty/Barber/Spa  3 1 2 

Tracy’s Nails & Spa 
11092-A Magnolia St 

Beauty/Barber/Spa  3 1 2 

Hongkong Express Restaurant 
11092-B Magnolia St 

Take-out eating 
establishments 

9 1 8 

Total Parking Required for Individual Uses With Project 215 38 177 
Source: Compiled by LSA (2024). 
1 Per ITE Parking Generation, 6th Edition 
2 Per ULI Shared Parking, Third Edition (retail 19.4% employee, fast casual/fast food 13.9% employee, health club 5.7% employee). 
3 The parking demand is based on a maximum of 15 staff at any one time and 463 occupants. 
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Shared Parking 

ULI’s Shared Parking also provides time-of-day factors for various land uses to identify when parking 
demand overlaps and when parking demand is off-setting. A table detailing the shared parking 
analysis is provided in Attachment B. Table E summarizes the results of the shared parking analysis 
for different segments of the day. Where project and non-project parking demand have different 
peak parking demand within the same segment of the day, both hours are included in the summary 
table. Table E compares the anticipated without project parking demand to the surveyed parking 
demand of the commercial retail center without the project to show that the calculations in Table E 
are conservative in that the calculations overestimate the without project parking demand.  

Table E: Time of Day Parking Demand  

 
Morning 

8 AM to 11 AM 
Midday 

11 AM to 2 PM 
Afternoon 

2 PM to 5 PM 
Evening 

5 PM to 8 PM 
Anticipated Parking 
Demand Without Project 

    

Customers/Visitors 34 57 99 91 73 76 
Employees 10 18 23 23 21 22 

Total 
44 

(at 9 AM) 
75 

(at 10 AM) 
122 

(at 12 PM) 
114 

(at 2 PM) 
94  

(at 4 PM) 
98  

(at 5 PM) 

Existing Surveyed Demand 
20 

(at 9 AM) 
60 

(at 10 AM) 
82  

(at 12 PM) 
72  

(at 2 PM) 
86  

(at 4 PM) 
91  

(at 5 PM) 
Project Parking Demand       

Customers/Visitors 58 15 15 15 77 39 
Employees 14 14 14 14 15 15 

Total 72 
(at 9 AM) 

29 
(at 10 AM) 

29 
(at 12 PM) 

29  
(at 2 PM) 

92  
(at 4 PM) 

54  
(at 5 PM) 

Anticipated Parking 
Demand With Project 

116 
(at 9 AM) 

104 
(at 10 AM) 

151 
(at 12 PM) 

143  
(at 2 PM) 

186  
(at 4 PM) 

152  
(at 5 PM) 

Anticipated Parking 
Demand With Project and 
10% Buffer 

128 114 166 157 205 167 

Parking Supply 263 263 263 263 263 263 
Parking Surplus 135 149 97 106 58 96 
Source: Counts Unlimited (2024). 

 

As Table E shows, peak parking demand is anticipated to occur during the 4:00 p.m. hour. At the 
time of peak parking demand, including a 10 percent parking buffer over the minimum number of 
spaces to allow for future changes in the types and uses, 205 parking spaces are anticipated to be 
occupied. Of these 205 parking spaces, approximately 40 parking spaces (including the 10 percent 
buffer) would be occupied by employee vehicles. The commercial retail center provides 263 parking 
spaces. At the time of peak parking demand (including the 10 percent buffer), 58 parking spaces 
would remain available. 

Cross-Check for Functional and Operational Aspects 

As stated previously, surveys of the actual parking demand were conducted on May 23, 2024. The 
survey data provides a cross-check of functional and operational aspects of the existing commercial 
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retail center. These data reveal lower parking demand than predicted by the ITE parking generation 
rates presented in Table C and used to predict the parking demands by uses for morning, midday, 
and evening periods in Table E.  

The parking demand for the adult daycare center for morning, midday, and evening periods 
predicted by application of ULI time-of-day factors to the Municipal Code parking requirement were 
cross-checked against functional and operational aspects of the proposed project. The proposed 
operator of the facility has experience with similar facilities in the cities of Westminster and Irvine in 
Orange County, California, and a former facility in Garden Grove. The Parking Justification Letter and 
Transportation Analysis for Adult Daycare Center at 11074–11076 Magnolia Street applied the 
operators’ experience of operational details to calculate trip generation during the morning and 
evening periods. The adult daycare center’s demand for 58 customer parking spaces in the morning 
period and 77 customer parking spaces in the evening period identified in Table E is higher than 
anticipated for the proposed project given their use of shuttles.  

Cross-checking the predicted parking demand during morning, midday, and evening periods shows 
that Table E provides a conservative analysis. 

Proposed Easements, Conditions, Covenants, or Restrictions 

Existing Covenants, Conditions, and Restrictions (CC&Rs) and Grants of Easements entered into on 
October 21, 1971, and running with the property are provided in Attachment C. The existing CC&Rs 
establish rights of all tenants to use of all surface parking spaces under Article 3, which defines the 
parking area,  

“That portion of the Entire Property not including within the Building Area… hereto 
shall be used for Common Parking Area…”  

The Common Parking Area allows for:  

 The parking of passenger vehicles and ingress, egress, and regress of any persons and vehicles of 
any tenants or subtenants “and the officers, directors, concessionaires, agents, employees, 
customers, visitors and other licensees and invitees of any of them.”  

 The temporary parking or standing of any delivery vehicle (e.g., customer shuttles) used in 
conjunction with the businesses in the commercial retail center. 

 The parking of vehicles of employees of the businesses. 

Article 3.5 identifies that the grant of easements over the Common Parking Area is non-exclusive. As 
these existing CC&Rs define the rights of all tenants, their employees, customers, and delivery 
vehicles to use the Common Parking Area, no additional easements, conditions, covenants, or 
restrictions are recommended. 
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Summary 

This parking management plan has been prepared consistent with Garden Grove Municipal Code 
Section 9.16.040.180. Straight application of the Garden Grove Municipal Code parking 
requirements would result in a total of 348 required parking spaces. The project site provides 
263 parking spaces. The findings of this document support a 24.4 percent reduction in parking 
required consistent with Section 9.16.040.180.B.3. 

The proposed use is an adult daycare facility that would occupy an 18,183 sf suite within an existing 
commercial retail center. Table E provides a statement of parking demands by uses for morning, 
midday, and evening periods. With the addition of a 10 percent buffer to the anticipated peak 
parking demand, a total of 205 parking spaces are anticipated to be needed. Of these 205 parking 
spaces, approximately 40 parking spaces (including the 10 percent buffer) would be occupied by 
employee vehicles. The commercial retail center provides 263 parking spaces. At the time of peak 
parking demand (including the 10 percent buffer), 58 parking spaces would remain available. 

The analysis that peak demand for 205 parking spaces (including a 10 percent buffer) are needed 
was cross-checked for functional and operational aspects. Surveys of the parking demand for 
existing uses within the commercial retail center show lower parking demand than calculated using 
ITE and ULI data and used in this document’s parking calculations. Therefore, the document’s 
analysis would be conservative but still shows that excess parking spaces would be provided. 

No new easements, conditions, covenants, or restrictions are proposed beyond the existing CC&Rs. 
The existing CC&Rs specify that rights to the Common Parking Area are extended to all tenants, their 
employees, customers, and delivery vehicles. The existing CC&Rs are sufficient to ensure the 
workability of the shared parking plan.  

Shared parking within the existing commercial retail center as supported by the existing CC&Rs for 
the commercial retail center would be sufficient to ensure that adequate off-site parking is provided 
for existing uses and the proposed adult daycare center. 

Attachments: A: Parking Survey Data 
B: Shared Parking Table 
C: CC&Rs 
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ATTACHMENT A 
 

PARKING SURVEY DATA 

  



Zone 4

Zone 5

Zone 1

Zone 2

Zone 3



Garden Grove
Shopping Center
Southeast Corner of Katella Avenue and Magnolia Street
Thursday, May 23rd, 2024

Inventory 8:00 AM 9:00 AM 10:00 AM 11:00 AM 12:00 PM 1:00 PM 2:00 PM 3:00 PM 4:00 PM 5:00 PM 6:00 PM 7:00 PM 8:00 PM
Regular 24 7 11 13 13 12 11 10 9 10 17 11 11 7

Handicap 2 0 2 1 2 1 1 0 0 2 2 0 0 0
Illegal - 0 0 0 0 0 0 0 0 0 1 0 0 0

Subtotal 26 7 13 14 15 13 12 10 9 12 20 11 11 7

Total Occupancy 26 7 13 14 15 13 12 10 9 12 20 11 11 7
Total Percent 27% 50% 54% 58% 50% 46% 38% 35% 46% 77% 42% 42% 27%

Inventory 8:00 AM 9:00 AM 10:00 AM 11:00 AM 12:00 PM 1:00 PM 2:00 PM 3:00 PM 4:00 PM 5:00 PM 6:00 PM 7:00 PM 8:00 PM
Regular 175 3 9 35 47 49 44 42 54 50 58 40 42 31

Handicap 1 0 0 0 0 1 1 1 0 0 0 0 0 0
Subtotal 176 3 9 35 47 50 45 43 54 50 58 40 42 31

Total Occupancy 176 3 9 35 47 50 45 43 54 50 58 40 42 31
Total Percent 2% 5% 20% 27% 28% 26% 24% 31% 28% 33% 23% 24% 18%

Inventory 8:00 AM 9:00 AM 10:00 AM 11:00 AM 12:00 PM 1:00 PM 2:00 PM 3:00 PM 4:00 PM 5:00 PM 6:00 PM 7:00 PM 8:00 PM
Regular 32 2 2 4 6 4 6 7 7 7 6 3 5 5

Handicap 1 0 0 1 1 0 0 1 0 0 0 0 0 0
Ally - 0 0 0 1 1 0 1 0 0 0 0 0 0

Subtotal 33 2 2 5 8 5 6 9 7 7 6 3 5 5

Total Occupancy 33 2 2 5 8 5 6 9 7 7 6 3 5 5
Total Percent 6% 6% 15% 24% 15% 18% 27% 21% 21% 18% 9% 15% 15%

Inventory 8:00 AM 9:00 AM 10:00 AM 11:00 AM 12:00 PM 1:00 PM 2:00 PM 3:00 PM 4:00 PM 5:00 PM 6:00 PM 7:00 PM 8:00 PM
Regular 28 3 6 16 19 22 18 15 21 22 21 17 20 15

Handicap 7 0 1 1 2 2 1 2 2 0 0 1 2 0
Illegal - 0 0 0 0 0 1 1 0 0 0 0 1 0

Subtotal 35 3 7 17 21 24 20 18 23 22 21 18 23 15

Total Occupancy 35 3 7 17 21 24 20 18 23 22 21 18 23 15
Total Percent 9% 20% 49% 60% 69% 57% 51% 66% 63% 60% 51% 66% 43%

Inventory 8:00 AM 9:00 AM 10:00 AM 11:00 AM 12:00 PM 1:00 PM 2:00 PM 3:00 PM 4:00 PM 5:00 PM 6:00 PM 7:00 PM 8:00 PM
Regular 18 0 1 1 1 1 1 1 2 3 2 3 2 2
Illegal - 0 0 1 1 2 2 1 2 4 4 4 4 4

Loading 1 0 1 1 0 0 0 0 1 0 0 0 0 0
Subtotal 19 0 2 3 2 3 3 2 5 7 6 7 6 6

Total Occupancy 19 0 2 3 2 3 3 2 5 7 6 7 6 6
Total Percent 0% 11% 16% 11% 16% 16% 11% 26% 37% 32% 37% 32% 32%

Zone 1

Zone 2

Zone 3

Zone 4

Zone 5

Counts Unlimited, Inc.
PO Box 1178

Corona, CA 92878
951-268-6268



P A R K I N G  M A N A G E M E N T  P L A N  
O C T O B E R  2 0 2 4  

A D U L T  D A Y C A R E  C E N T E R  A T  1 1 0 7 4 – 1 1 0 7 6  M A G N O L I A  S T R E E T

G A R D E N  G R O V E ,  C A L I F O R N I A

 

 

P:\20241756\Parking Management Plan.docx (10/22/24) 

ATTACHMENT B 
 

SHARED PARKING TABLE 



B-1

P A R K I N G  M A N A G E M E N T  P L A N  
O C T O B E R  2 0 2 4  

A D U L T  D A Y C A R E  C E N T E R  A T  1 1 0 7 4 – 1 1 0 7 6  M A G N O L I A  S T R E E T

G A R D E N  G R O V E ,  C A L I F O R N I A

 

P:\20241756\Parking Management Plan.docx (10/22/24) 

Table B-1: Weekday Time-of-Day Parking Demand 

Time-of-Day Factors1 
6:00 
AM 

7:00 
AM 

8:00 
AM 

9:00 
AM 

10:00 
AM 

11:00 
AM 

12:00 
PM 

1:00 
PM 

2:00 
PM 

3:00 
PM 

4:00 
PM 

5:00 
PM 

6:00 
PM 

7:00  
PM 

8:00 
PM 

9:00 
PM 

10:00 
PM 

11:00 
PM 

Shopping Center Customer 1% 5% 15% 35% 60% 75% 100% 100% 95% 85% 85% 85% 90% 80% 65% 45% 15% 5% 
Employee 10% 15% 25% 45% 75% 95% 100% 100% 100% 100% 100% 100% 100% 100% 90% 60% 40% 20% 

Fast Food Customer 5% 10% 20% 30% 55% 85% 100% 100% 90% 60% 55% 60% 85% 80% 50% 30% 20% 10% 
Employee 20% 20% 30% 40% 75% 100% 100% 100% 95% 70% 60% 70% 90% 90% 60% 40% 30% 20% 

Health Club Visitor 80% 45% 35% 50% 35% 50% 50% 30% 25% 30% 55% 100% 95% 60% 30% 10% 1% 1% 
Employee 50% 50% 50% 50% 50% 50% 50% 50% 50% 50% 75% 100% 100% 75% 50% 20% 20% 20% 

Daycare Center Visitor  0% 2% 25% 75% 20% 20% 20% 20% 20% 20% 100% 50% 20% 5% 0% 0% 0% 0% 
Employee  0% 50% 75% 90% 90% 90% 90% 90% 90% 100% 100% 100% 60% 40% 10% 0% 0% 0% 

Time-of-Day 
Parking Demand 

Peak 
Parking 

Required 

 

Retail – 
Customer 59 1 3 9 21 35 44 59 59 56 50 50 50 53 47 38 27 9 3 

Retail – 
Employee 17 2 3 4 8 13 16 17 17 17 17 17 17 17 17 15 10 7 3 

Fast Food – 
Customer 

38 2 4 8 11 21 32 38 38 34 23 21 23 32 30 19 11 8 4 

Fast Food – 
Employee 

5 1 1 2 2 4 5 5 5 5 4 3 4 5 5 3 2 2 1 

Health Club – 
Visitor 

3 2 1 1 2 1 2 2 1 1 1 2 3 3 2 1 0 0 0 

Health Club – 
Employee 

1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 0 0 0 

Adult Daycare – 
Visitor 

77 0 2 19 58 15 15 15 15 15 15 77 39 15 4 0 0 0 0 

Adult Daycare - 
Employee 

15 0 8 11 14 14 14 14 14 14 15 15 15 9 6 2 0 0 0 

Total Demand 
Without Project 

Customer 5 8 18 34 57 78 99 98 91 74 73 76 88 79 58 38 17 7 
Employee 4 5 7 11 18 22 23 23 23 22 21 22 23 23 19 12 9 4 

Total 9 13 25 45 75 100 122 121 114 96 94 98 111 102 77 50 26 11 
Actual Parking Demand - - 8 20 60 78 82 74 72 89 86 91 68 76 57 - - - 

Plus Project Total 9 22 56 116 104 129 151 150 143 126 186 152 135 112 79 50 26 11 
Plus Project Plus 10% Buffer 10 24 61 128 114 142 166 165 157 139 205 167 149 123 86 55 29 12 

Parking Supply 263 263 263 263 263 263 263 263 263 263 263 263 263 263 263 263 263 263 
Parking Surplus 253 239 202 135 149 121 97 98 106 124 58 96 114 140 177 208 234 251 

Source: Compiled by LSA (2024). 
1 The time-of-day factors are referenced from the Urban Land Institute’s Shared Parking, 3rd Edition (2020). 
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COVENANTS, CONDITIONS, AND RESTRICTIONS (CC&Rs) 

































































 

 

RESOLUTION NO. 6107-25 

 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF GARDEN GROVE 

APPROVING CONDITIONAL USE PERMIT NO. CUP-275-2025, FOR A PROPERTY 

LOCATED ON THE EAST SIDE OF MAGNOLIA STREET, SOUTH OF KATELLA AVENUE, 

AT 11074-11076 MAGNOLIA STREET, ASSESSOR’S PARCEL NO. 132-061-31.  

 

BE IT RESOLVED that the Planning Commission of the City of Garden Grove, in a 

regular session assembled on February 20, 2025, hereby approves Conditional Use 

Permit No. CUP-275-2025, for a property located on the east side of Magnolia 

Street, south of Katella Avenue, at 11074-11076 Magnolia Street, Assessor’s Parcel 

No. 132-061-31, subject to the conditions of approval attached hereto as Exhibit “A”.  

BE IT FURTHER RESOLVED in the matter of Conditional Use Permit 

No. CUP-275-2025, the Planning Commission of the City of Garden Grove does 

hereby report as follows: 

 

1. The subject case was initiated by Thanh Mai Tran, the applicant, for Mr. Care 

Inc., with authorization of the property owner, KMJ Investment Group. 

 

2. The applicant is requesting approval of a Conditional Use Permit to operate a 

new 18,183 square foot adult daycare facility for 463 adults on a property 

located at 11074-11076 Magnolia Street. 

 

3. Pursuant to the California Environmental Quality Act ("CEQA"), the Planning 

Commission hereby determines that the proposed project is categorically 

exempt from the CEQA pursuant to Section 15301, Existing Facilities, of the 

CEQA Guidelines (14 Cal. Code Regs., Section §15301). 

 

4. The property has a General Plan Land Use designation of 

Residential/Commercial Mixed Use 2, and is zoned Neighborhood Mixed Use 

(NMU).  The subject 2.5-acre parcel is located within an existing shopping center 

comprised of four (4) parcels totaling approximately 5.2 acres currently 

developed with one-story commercial buildings. 

 

5. Existing land use, zoning, and General Plan designation of property within the 

vicinity of the subject property have been reviewed. 

 

6. Report submitted by City Staff was reviewed. 

 

7. Pursuant to a legal notice, a public hearing was held on February 20, 2025, 

and all interested persons were given an opportunity to be heard. 

 

8. The Planning Commission gave due and careful consideration to the matter 

during its meeting of February 20, 2025. 
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BE IT FURTHER RESOLVED, FOUND AND DETERMINED that the facts and reasons 

supporting the conclusion of the Planning Commission, as required under Municipal 

Code Section 9.32.030 (Conditional Use Permits), are as follows: 

 

FACTS: 

 

The subject property is located on the east side of Magnolia Street, south of Katella 

Avenue. The subject 2.5-acre parcel is located within an existing shopping center 

comprised of four (4) parcels totaling approximately 5.2 acres, currently developed 

with one-story commercial buildings. The parcels are under separate ownership with 

reciprocal parking and vehicular access agreements in place to share parking and 

vehicular access across the parcels. Vehicular access is provided via two existing 

driveways located along Magnolia Street, and a single driveway on Katella Avenue.  

 

The subject site is zoned NMU (Neighborhood Mixed Use) and has a General Plan 

Land Use Designation of Residential/Commercial Mixed Use 2 (RC2). The subject 

shopping center abuts R-1 (Single-Family Residential) zoned properties to the east 

and south, improved with single-family dwellings, C-1 (Neighborhood Commercial) 

and PUD-109-96 (Planned Unit Development) zoned properties to the west, across 

Magnolia Street, improved with residential uses, and properties improved with 

commercial and residential uses to the north, across Katella Avenue, located in the 

City of Anaheim.  

 

The subject 18,183 square foot vacant tenant space provides 16,469 square feet on 

the ground floor and 1,714 square feet on a mezzanine. 

 

A “Day Care Facility, Adult” use is a conditionally permitted use in the NMU zone. 

The applicant is proposing to operate a new adult daycare facility for 463 adults. 

Therefore, the applicant is requesting a Conditional Use Permit to operate the 

facility at the subject site.  

 

According to the business plan provided by the applicant, the adult daycare facility, 

although requesting 463 patrons, is not anticipating more than 400 patrons daily 

and, if at full capacity, fifteen (15) staff members will be on-site. The facility will 

operate as a Community-Based Adult Services (CBAS) program model, as classified 

by the California Department of Public Health and the California Department of 

Aging. A CBAS is a community-based day health program that provides services to 

older adults and adults with chronic medical, cognitive, or behavioral health 

conditions and/or disabilities that make them at risk of needing institutional care. 

The CBAS Program is an alternative to institutional care for patrons who can live at 

home with the aid of appropriate health, rehabilitative, personal care, and social 

services. The Program stresses partnership with the patron, the family and/or 

caregiver, the primary care physician, and the community in working toward 

maintaining personal independence. Services provided at the center will include 
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professional nursing services, physical, occupational and speech therapies, mental 

health services, therapeutic activities, social services, personal care, hot meals and 

nutritional counseling, and transportation to and from the patron’s residence. The 

proposed hours of operation are from 8:00 a.m. to 4:30 p.m., Monday through 

Friday. Pick-up and drop-off shuttle services will be provided.  

 

The interior of the proposed adult daycare facility will consist of a reception area, a 

therapy/relaxing room, a nurse’s room, consultation rooms, two (2) multi-purpose 

rooms, a kitchen area, offices, and multiple restroom areas. The multi-purpose 

rooms will provide non-fixed tables and chairs, as well as two (2) pool tables and 

four (4) foosball tables for the patrons. The mezzanine will provide offices, a lunch 

room for staff members, and a sitting area. Three (3) pick-up and drop-off shuttle 

areas will be provided along the southern portion of the building, clear of the 

existing truck route. 

 

A parking study and parking management plan has been submitted in order to 

determine if there is adequate parking to support the subject adult daycare facility 

and all other on-site uses within the shopping center. The parking study and parking 

management plan determined that there is sufficient parking available for the 

proposed use. The study has been reviewed and approved by the City’s Traffic 

Engineering Division. 

 

The Community Development Department has reviewed the request and is 

supporting the proposal. All appropriate Conditions of Approval have been 

incorporated.  

 

FINDINGS AND REASONS: 

 

1. That the proposed use will be consistent with the City’s adopted General Plan 

and redevelopment plan.  

 

The subject site is zoned NMU (Neighborhood Mixed Use) and has a General 

Plan Land Use Designation of Residential/Commercial Mixed Use 2 (RC2). The 

RC2 General Plan Land Use Designation is intended to provide a mix of 

residential and commercial uses mostly around older underutilized, multi-

tenant commercial developments.   

 

The proposed adult daycare facility is a commercial type use. A “Day Care 

Facility, Adult” use is a conditionally permitted use in the NMU zone. The 

establishment of the proposed adult daycare use is consistent with the goals 

and policies of the General Plan, which include:  

 

a. Policy LU-2.4: Assure that the type and intensity of land use are 

consistent with those of the immediate neighborhood.   
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The proposed Conditional Use Permit would allow for a new adult daycare 

facility within an existing shopping center that provides a variety of uses, 

including restaurants, beauty/barber shops, a martial arts studio, and 

other retail uses. Other uses in the immediate neighborhood include 

commercial and residential uses. Adult daycare uses are compatible with 

these existing uses and are of similar land use intensity. Furthermore, 

provided the conditions of approval are adhered to for the life of the 

project, the use will be compatible with other uses in the immediate 

neighborhood. 

 

b. Goal LU-4: Uses compatible with one another.   

 

The proposed Conditional Use Permit would allow for a new adult daycare 

facility within an existing shopping center that provides a variety of uses, 

including restaurants, beauty/barber shops, a martial arts studio, and 

other retail uses. Adult daycare uses are compatible with these existing 

uses already established in the shopping center.  Furthermore, provided 

the conditions of approval are adhered to for the life of the project, the 

use will be compatible with other adjacent uses. 

 

c. Goal LU-5: Economically viable, vital, and attractive commercial centers 

throughout the City that serve the needs of the community.   

 

Adult daycare uses can enhance the vitality of the City’s commercial 

centers while serving the needs of the community. The proposed 

Conditional Use Permit would allow for a new adult daycare facility within 

an existing shopping center that provides a variety of uses, including 

restaurants, beauty/barber shops, a martial arts studio, and other retail 

uses.  A new adult daycare use can enrich the community by providing 

additional services for the elderly, and those in need of such adult 

daycare, in a tenant space that has been underutilized and vacant since 

2014. 

 

d. Policy LU-6.2: Encourage a mix of retail and commercial services along 

major corridors and in centers to meet the community’s needs.   

 

The subject site is located within a shopping center with frontages along 

Magnolia Street and Katella Avenue, both major corridors. The subject 

request for a Conditional Use Permit would allow for a new adult daycare 

facility within the existing shopping center. With the subject request, the 

proposed use will further enhance the variety of commercial services 

already in the area. By approving the subject request, the commercial 

corridors along Magnolia Street and Katella Avenue, would provide a 

variety of commercial services to meet the community’s needs. 

 



Resolution No. 6107-25                               

Page 5 

 
e. Goal ED-2: The City must attract new businesses, while supporting and 

assisting those already located within Garden Grove.   

 

The proposed Conditional Use Permit will allow a new adult daycare facility 

within an existing vacant tenant space in a shopping center currently 

improved with a variety of commercial uses. Establishing an adult daycare 

facility will further support and assist the residents of Garden Grove by 

providing additional services for those in need of such care in a tenant 

space that has been underutilized and vacant since 2014. 

 

2. That the requested use at the location proposed will not: adversely affect the 

health, peace, comfort, or welfare of the persons residing or working in the 

surrounding area, or unreasonably interfere with the use, enjoyment, or 

valuation of the property of other persons located in the vicinity of the site, 

or jeopardize, endanger, or otherwise constitute a menace to public health, 

safety, or general welfare. 

 

The proposed adult daycare use will not adversely affect the health, peace, 

comfort or welfare of persons residing or working in the surrounding area.  

The proposed use is located in a commercial zone, on a commercially 

developed property with similar type uses that are permitted in the NMU 

zone.  The day-to-day business operations of the adult daycare use will be 

conducted within an enclosed building and is low impact in nature to the 

surrounding area.  A parking management plan has been submitted in order to 

determine if there is adequate parking to support the subject adult daycare 

facility during peak hours and all other on-site uses within the shopping center. 

The parking management plan has been reviewed and approved by the City’s 

Traffic Engineering Division, which demonstrates that there is sufficient parking 

for the proposed use during peaks hours. The Conditions of Approval will 

minimize potential impacts to the adjoining area.  Provided the Conditions of 

Approval are adhered to for the life of the project, the use will be harmonious 

with the persons who work and live in the area. 

 

Additionally, the proposed adult daycare use will not unreasonably interfere 

with the use, enjoyment or valuation of the property of other persons located 

within the vicinity of the site.  The proposed adult daycare use operation is 

conditionally permitted in the NMU zone. The business activities will be 

compatible with the surrounding uses provided the business complies with all 

appropriate codes and regulations set forth in the City’s Municipal Code as 

well as requirements of the Orange County Fire Authority (OCFA), applicable 

California Building Codes, and requirements of State law administered and 

regulated by the California Department of Public Health and the California 

Department of Aging. 
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Finally, the proposed adult daycare use will not jeopardize, endanger, or 

otherwise constitute a menace to public health, safety, or general welfare.  

The Conditions of Approval will ensure the public health, safety, and welfare. 

Also, the applicant is required to obtain all necessary building permits to 

ensure maintenance of public health, safety, and welfare.  Therefore, the 

project will not create a menace to the public health, safety, or welfare 

provided the Conditions of Approval are adhered to for the life of the project, 

and all necessary permits are obtained with accompanying inspections.   

 

3. That the proposed site is adequate in size and shape to accommodate the 

yards, walls, fences, parking and loading facilities, landscaping and other 

development features prescribed in this title or as is otherwise required in 

order to integrate such use with the uses in the surrounding area. 

 

The subject 2.5-acre parcel is located within an existing shopping center 

comprised of four (4) parcels totaling approximately 5.2 acres currently 

developed with one-story commercial buildings. The parcels are under 

separate ownership with reciprocal parking and vehicular access agreements 

in place to share parking and vehicular access across the parcels. The 

applicant for the adult daycare facility is not proposing any site 

improvements, with the exception of establishing three pick-up and drop-off 

shuttle areas along the southern portion of the building clear of the existing 

truck route. The shuttles will utilize the same route currently used by delivery 

trucks, entering the site on the easternmost driveway along Katella Avenue, 

and exiting on the westernmost driveway also along Katella Avenue, to 

minimize impacts to the existing surface parking areas. The City has reviewed 

the proposed plans to ensure that adequate site circulation, parking, and 

loading area access are maintained. A parking management plan has been 

submitted in order to determine if there is adequate parking to support the 

subject adult daycare facility during peak hours and all other on-site uses 

within the shopping center. The parking management plan has been reviewed 

and approved by the City’s Traffic Engineering Division, which demonstrates 

that there is sufficient parking for the proposed use during peaks hours. No site 

walls, yards, or landscaping will be affected by the proposed adult daycare 

facility. 

 

4. That the proposed site is adequately served: by highways or streets or 

sufficient width and improved as necessary to carry the kind and quantity of 

traffic such as to be generated, and by other public or private service 

facilities as required. 

 

The site is adequately served by two driveways on Magnolia Street, and a 

single driveway on Katella Avenue.  The site is also adequately served by the 

public service facilities required such as public utilities: gas, electric, water, 

and sewer facilities. Therefore, the site will continue to be adequately served 
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by all existing highways, streets, and other public and private service 

facilities. 

 

INCORPORATION OF FACTS AND REASONS SET FORTH IN THE STAFF REPORT 

 

In addition to the foregoing, the Planning Commission incorporates herein by this 

reference, the facts and reasons set forth in the staff report. 

  

BE IT FURTHER RESOLVED that the Planning Commission does conclude: 

 

1. The Conditional Use Permit does possess characteristics that would indicate 

justification of the request in accordance with Municipal Code Section 9.32.030 

(Conditional Use Permits). 

 

2. In order to fulfill the purpose and intent of the Municipal Code and thereby 

promote the health, safety, and general welfare, the following Conditions of 

Approval, attached as Exhibit “A”, shall apply to Conditional Use Permit 

No. CUP-275-2025. 

 

Adopted this 20th day of February 2025 

 

 

 

ATTEST:   /s/   JOHN RAMIREZ      __________ 

                     CHAIR 

/s/   SURGEIRY REYNOSO_____________ 

       RECORDING SECRETARY 

 

STATE OF CALIFORNIA ) 

COUNTY OF ORANGE ) SS: 

CITY OF GARDEN GROVE  ) 

 

 I, SURGEIRY REYNOSO, Secretary of the City of Garden Grove Planning 

Commission, do hereby certify that the foregoing Resolution was duly adopted 

by the Planning Commission of the City of Garden Grove, California, at a 

meeting held on February 20, 2025, by the following vote: 

 

AYES:  COMMISSIONERS: (7) ASHLAND, BEARD, CUEVA, FLANDERS, 

LARICCHIA, LINDSAY, RAMIREZ 

NOES:  COMMISSIONERS: (0) NONE 

ABSENT:  COMMISSIONERS:    (0) NONE 

 

 

   /s/   SURGEIRY REYNOSO _________ 

          RECORDING SECRETARY 
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PLEASE NOTE:  Any request for court review of this decision must be filed within 90 

days of the date this decision was final (See Code of Civil Procedure Section 

1094.6). 

 

A decision becomes final if it is not timely appealed to the City Council.  Appeal 

deadline is March 13, 2025. 

 
 



FINAL 

EXHIBIT “A” 

 

Conditional Use Permit No. CUP-275-2025 

 

11074-11076 Magnolia Street 

 

CONDITIONS OF APPROVAL 

 

General Conditions 

 

1. The applicant and each owner of the property shall execute, and the 

applicant shall record a “Notice of Agreement with Conditions of Approval and 

Discretionary Permit of Approval,” as prepared by the City Attorney’s Office, 

on the property. Proof of such recordation is required within 30 days of the 

approval. 

 

2. All Conditions of Approval set forth herein shall be binding on and enforceable 

against each of the following, and whenever used herein, the term “applicant” 

shall mean and refer to each of the following: the project applicant, Thanh Mai 

Tran for Mr. Care Inc., the current property owner, KMJ Investment Group, the 

future owner(s) and tenants(s) of the property, and each of their respective 

successors and assigns.  All conditions of approval are required to be adhered 

to for the life of the project, regardless of property ownership.  Any changes 

of the Conditions of Approval require approval by the Planning Commission. 

3. Approval of this Conditional Use Permit shall not be construed to mean any 

waiver of applicable and appropriate zoning and other regulations; and 

wherein not otherwise specified, all requirements of the City of Garden Grove 

Municipal Code shall apply. 

4. Conditional Use Permit No. CUP-275-2025 only authorizes a new 18,183 

square foot adult daycare facility for 463 adults on property located at 

11074-11076 Magnolia Street, as depicted, on the plans submitted by the 

applicant and made part of the record of the February 20, 2025 Planning 

Commission proceedings. Approval of this Conditional Use Permit shall not be 

construed to mean any waiver of applicable and appropriate zoning and other 

regulations; and wherein not otherwise specified, all requirements of the City 

of Garden Grove Municipal Code shall apply.   

5. Minor modifications to the approved site plan, floor plan, and/or these 

Conditions of Approval may be approved by the Community Development 

Director, in his or her discretion. Proposed modifications to the approved floor 

plan, site plan, or Conditions of Approval that would result in the 

intensification of the project or create impacts that have not been previously 

addressed, and which are determined by the Community Development 

Director not to be minor in nature shall be subject to approval of new and/or 

amended land use entitlements by the applicable City hearing body. 
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6. All conditions of approval shall be implemented at the applicant’s expense, 

except where specified in the individual condition. 

Water Services Division 

 

7. New water service installations two inches (0’-2”) and smaller, may be 

installed by the City of Garden Grove at owner’s/developer’s expense. 

Installation shall be scheduled upon payment of applicable fees, unless 

otherwise noted.  Fire services and larger water services three inches (3”) 

and larger, shall be installed by developer/owner’s contractor per City 

Standards. 

 

8. Water meters shall be located within the City right-of-way.  Fire services and 

large water services three inches (3”) and larger, shall be installed by 

contractor with Class A or C-34 license, per City water standards and 

inspected by approved Public Works inspection. 

 

9. A Reduced Pressure Principle Device (RPPD) backflow prevention device shall 

be installed for meter protection.  The landscape system shall also have RPPD 

device.  Any carbonation dispensing equipment shall have a RPPD device.  

Installation shall be per City Standards and shall be tested by a certified 

backflow device tester immediately after installation. Cross-connection 

inspector shall be notified for inspection after the installation is completed.  

Owner shall have RPPD device tested once a year thereafter by a certified 

backflow device tester and the test results are to be submitted to Public 

Works, Water Services Division.  Property owner must open a water account 

upon installation of RPPD device. 

 

10. A composite utility site plan shall be part of the water plan approval. 

 

11. New utilities shall have a minimum 5-foot horizontal and a minimum 1-foot 

vertical clearance from water main and appurtenances.    

 

12. Any new or existing water valve located within a new concrete driveway or 

sidewalk construction shall be reconstructed per City Standard B-753. 

 

13. City shall determine if existing water services(s) is/are usable and meets 

current City Standards.  Any existing meter and service located within new 

driveway(s) shall be relocated at owner’s expense. 

 

14. Any fire service or private fire hydrant lateral shall have above-ground 

backflow device with a double-check valve assembly.  Device shall be tested 
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immediately after installation and once a year thereafter by a certified 

backflow device tester and the results to be submitted to Public Works, Water 

Services Division. Device shall be on private property and is the responsibility 

of the property owner.  The above-ground assembly shall be screened from 

public view as required by the Planning Services Division. 

 

15. The capacity of the public sewer main in Magnolia Street is sufficient. 

However, the proposed adult daycare building is tied to an existing private 

sewer lateral on-site that is shared between 11012 thru 11072 Magnolia 

Street and 11080 thru 11092 Magnolia Street. It is the owner’s responsibility 

to ensure that the existing sewer lateral on-site is adequate to support the 

added load from the proposed use. On-site sewer is under the Building and 

Safety Division’s jurisdiction. Per Garden Grove Sanitary District records, the 

sewer lateral on-site just north of the grease interceptor for 11092 Magnolia 

Street has sags and a history of blockages, and multiple sewage overflows 

have taken place in the parking lot at this location. A CCTV inspection of the 

sewer on-site shall be submitted to the Building and Safety Division for their 

review and comments. Any sewer spills that run off into the public right-of-

way are NPDES violations and will be fined as such. If not in place already, a 

private sewer easement between the different lots that the lateral passes 

through should also be obtained.  

 

16. Commercial food use of any type shall require the installation of an approved 

grease interceptor prior to obtaining a business license. Plumbing plan for 

grease interceptor shall be routed to Environmental Services for review. 

 

17. A properly sized grease interceptor shall be installed on the waste line and 

maintained by the property owner. There shall be a separate sanitary waste 

line that will connect to the sewer lateral downstream of the grease 

interceptor. All other waste lines shall be drained through the grease 

interceptor. Grease interceptor may be located inside of the building per 

County Health Department requirements. Prior to City permit issuance, 

interceptor location must be approved by the Orange County Health 

Department as evidenced by their stamp on the plans.  Owner shall maintain 

comprehensive grease interceptor maintenance records and shall make them 

available to the City of Garden Grove upon demand. 

 

18. Food grinders (garbage disposal devices) are prohibited per Ordinance 6 of 

the Garden Grove Sanitary District Code of Regulations.  Existing units are to 

be removed. 
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19. If needed, owner shall install new sewer lateral with clean out connecting to 

existing private sewer system on-site. It is the responsibility of the owner to 

install appropriate size sewer lateral. 

 

20. If proposing to connect into the existing sewer lateral on-site, applicant is 

required to submit a CCTV (closed circuit television) video and report of the 

lateral in the public right-of-way (from connection at the sewer main in 

Magnolia Street to the property line) for the District’s review and approval. 

Should the lateral be less than six inches (6”) in size, the lateral will be 

required to be upsized. 

 

21. If required, owner shall install new sewer lateral with clean out at right-of-

way line.  Lateral in public right-of-way shall be six inches (6”) min. dia., 

extra strength VCP with wedgelock joints. Only one sewer connection per lot 

is allowed. 

 

22. Contractor shall abandon any existing unused sewer lateral(s) on the 

property owner’s side in accordance with California Plumbing Code. 

 

23. All perpendicular crossings of the sewer, including laterals, shall maintain a 

vertical separation of min. twelve inches (12”) below the water main, outer 

diameter to outer diameter. All exceptions to the above require a variance 

from the State Water Resources Control Board. 

 

Building and Safety Division 

 

24. The project shall be subject to building plan review to demonstrate 

compliance with all applicable locally adopted codes and ordinances. 

 

25. The project plans shall demonstrate compliance with Occupancy Category 

Code III per Section 1604 of the latest edition of the C.B.C. (California 

Building Code). Compliance must be addressed by a licensed engineer. The 

plans shall demonstrate compliance, or provide the necessary seismic 

retrofitting design and details to comply. 

 

26. The allowable area shall be justified and construction Type III-A or B must be 

shown. Building 2 must be considered in its entirety unless the demising wall 

is a firewall per Section 706 of the latest edition of the C.B.C. (California 

Building Code). 
 

27. The applicant shall conduct a CCTV inspection of the existing private sewer 

line to identify any failure points and propose appropriate solutions. 
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28. The applicant shall provide a recorded easement for the existing private 

sewer line. 

 

29. The applicant shall provide a notarized letter designating the individual(s) 

responsible for the existing private sewer line maintenance and repair. 

 

Engineering Division 

 

30. To the extent applicable, the applicant shall be subject to Traffic Mitigation 

Fees, identified in Chapter 9.44 of the Garden Grove Municipal Code, if any, 

along with all other applicable fees duly adopted by the City.  The amount of 

said fees shall be calculated based on the City’s current fee schedule at the 

time of permit issuance. 

 

Orange County Fire Authority 

 

31. The applicant shall comply with all applicable Orange County Fire Authority 

requirements, including, but not limited to the Fire Master Plan. 

 

Police Department 

 

32. There shall be no gaming tables or gaming machines, as outlined in City Code 

Sections 8.20.010 and 8.20.050, on the premises at any time. 

 

33. There shall be no customers or patrons in or about the premises when the 

establishment is closed. 

 

34. Any violations or noncompliance with the conditions of approval may result in 

the issuance of an Administrative Citation up to $1,000 pursuant to GGMC 

1.22.010(a). 

 

Community Development Department  

 

35. The hours of operation for the adult daycare shall be permitted from 8:00 

a.m. to 4:30 p.m., Monday through Friday. 

 

36. The adult daycare shall maintain a maximum occupancy of 463 clients, and a 

maximum of fifteen (15) employees at any one time as allowed by the State 

license for the program. 

 

37. The applicant shall devise and implement a plan in the event the site cannot 

accommodate the parking demand for the on-site uses, at any given time, 
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which causes a nuisance, hindrance, and/or problem with both on-site and/or 

off-site parking and circulation.  The applicant shall submit a plan to manage 

parking issues for review and approval by the Community Development 

Department.  The plan may include, but not be limited to: reducing the hours 

of operation; staggering operating times; instituting an off-site parking 

arrangement; having on-site parking control personnel; and/or other 

alternatives that may be deemed applicable to the situation.  If the City 

deems such action is necessary to address parking and circulation problems, 

such action shall be required within thirty (30) days of written notice. Failure 

to take appropriate action may result in the City restricting the overall use of 

the facility or revoking Conditional Use Permit No. CUP-275-2025. 

 

38. No outside storage or displays shall be permitted at any time. 

 

39. A prominent, permanent sign stating “NO LOITERING IS ALLOWED ON OR IN 

FRONT OF THE PREMISES” shall be posted in a place that is clearly visible to 

patrons of the licensee.  The sign lettering shall be four (4) to six (6) inches 

high with black letters on a white background.  The sign shall be displayed 

near or at the entrance, and shall also be visible to the public. 

 

40. There shall be no deliveries to, or from, the premises before 7:00 a.m. and 

after 10:00 p.m., seven (7) days a week. 

 

41. All rear doors shall be kept closed at all times, except to permit employee 

ingress and egress, and in emergencies. 

 

42. All trash bins shall be kept inside the trash enclosure, and gates closed at all 

times, except during disposal and pick-up.  Trash pick-up shall be at least 

once per week, however, if additional pick-ups are needed to accommodate 

the uses on the site, the property owner shall increase the number of 

pick-ups as required.  

 

43. The appropriate building permits shall be obtained for any proposed 

construction. 

 

44. There shall be no uses or activities of an adult-oriented nature permitted on 

the premises as outlined in City Code Section 9.04.060. 

 

45. Litter shall be removed daily from the premises, including adjacent public 

sidewalks and from all parking areas under the control of the licensee.   

These areas shall be swept or cleaned, either mechanically or manually, on a 

weekly basis, to control debris. 
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46. The applicant/property owner shall abate all graffiti vandalism within the 

premises. The applicant/property owner shall implement best management 

practices to prevent and abate graffiti vandalism within the premises 

throughout the life of the project, including, but not limited to, timely 

removal of all graffiti, the use of graffiti resistant coatings and surfaces, the 

installation of vegetation screening of frequent graffiti sites, and the 

installation of signage, lighting, and/or security cameras, as necessary. 

Graffiti shall be removed/eliminated by the applicant/property owner as soon 

as reasonably possible after it is discovered, but not later than 72 hours after 

discovery.   

 

47. All activities associated with the daycare shall be conducted within a fully 

enclosed building. 

 

48. The property owner shall comply the adopted City Noise Ordinance.  

 

49. There shall be no outdoor activities conducted on the premises without 

approval of a Special Event Permit or Community Event Permit. 

 

50. The applicant is advised that the establishment is subject to the provisions of 

State Labor Code Section 6404.5 (ref: State Law AB 13), which prohibits 

smoking inside the establishment as of January 1, 1995.  

 

51. No roof-mounted mechanical equipment shall be permitted unless a method 

of screening complementary to the architecture of the building is approved by 

the Community Development Department, Planning Services Division.  Said 

screening shall block visibility of any roof-mounted mechanical equipment 

from view of public streets and surrounding properties. 

 

52. The applicant shall be responsible for providing adequate parking area 

lighting in compliance with City regulations.  Lighting in the parking area shall 

be directed, positioned, or shielded in such a manner so as not to 

unreasonably illuminate adjacent properties.  

 

53. No satellite dish antennas shall be installed on said premises unless, and 

until, plans have been submitted to and approved by the Community 

Development Department, Planning Services Division.  No advertising 

material shall be placed thereon. 

 

54. Permits from the City of Garden Grove shall be obtained prior to displaying 

any temporary advertising (i.e., banners). 
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55. Signs shall comply with the City of Garden Grove sign requirements.  No 

more than 15% of the total window area and clear doors shall bear 

advertising or signs of any sort. Any opaque material applied to the store 

front, such as window tint, shall count toward the maximum window 

coverage area. 

 

56. In order to minimize any potential impacts to neighboring properties, the 

applicant shall implement best practices to manage on-site circulation during 

times for drop-off and pick-up of patrons including, but not limited to, 

delineated areas for drop-off and pick-up, established times for drop-off and 

pick-up windows, and dissemination of drop-off and pick-up instructions to 

patrons.  

 

57. Any modifications to existing signs or the installation of new signs shall 

require approval by the Community Development Department, Planning 

Services Division prior to issuance of a building permit. 

 

58. A copy of the decision and the conditions of approval for Conditional Use 

Permit No. CUP-275-2025 shall be kept on the premises at all times.  

 

59. The permittee shall submit a signed letter acknowledging receipt of the 

decision approving Conditional Use Permit No. CUP-275-2025 and his/her 

agreement with all conditions of the approval. 

 

60. If deemed necessary by the Community Development Director, the 

Conditional Use Permit may be reviewed within one year from the date of this 

approval, and every three (3) years thereafter, in order to determine if the 

business is operating in compliance. 

 

61. The applicant shall, as a condition of project approval, at its sole expense, 

defend, indemnify and hold harmless the City, its officers, employees, agents 

and consultants from any claim, action, or proceeding against the City, its 

officers, agents, employees and/or consultants, which action seeks to set 

aside, void, annul or otherwise challenge any approval by the City Council, 

Planning Commission, or other City decision-making body, or City staff action 

concerning Conditional Use Permit No. CUP-275-2025.  The applicant shall 

pay the City’s defense costs, including attorney fees and all other litigation 

related expenses, and shall reimburse the City for court costs, which the City 

may be required to pay as a result of such defense.  The applicant shall 

further pay any adverse financial award, which may issue against the City 

including but not limited to any award of attorney fees to a party challenging 
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such project approval.  The City shall retain the right to select its counsel of 

choice in any action referred to herein. 

 

62. Unless a time extension is granted pursuant to Section 9.32.030.D.9 of 

Title 9 of the Municipal Code, the use authorized by this approval of 

Conditional Use Permit No. CUP-275-2025 shall become null and void if the 

subject use or construction necessary and incidental thereto is not 

commenced within one (1) year of the expiration of the appeal period and 

thereafter diligently advanced until completion of the project. 

 

63. The Conditional Use Permit may be called for review by City staff, the City 

Council, or Planning Commission, if noise or other complaints are filed and 

verified as valid by the Code Enforcement office or other City department 

concerning the violation of approved conditions, the Garden Grove Municipal 

Code, or any other applicable provisions of law. 

 

64. The applicant shall direct all drop-off and pick-up traffic from the northeast 

corner driveway approach located along Katella Avenue. The vehicular gates 

shall remain open during operational hours.  

 



 RESOLUTION NO. 6131-26 

 

A RESOLUTION BY THE PLANNING COMMISSION OF THE CITY OF GARDEN GROVE 

APPROVING A ONE-YEAR TIME EXTENSION FOR CONDITIONAL USE PERMIT NO. 

CUP-275-2025, (REFERRED TO AS CUP-275-2025 (TE1)). 

 

BE IT RESOLVED that the Planning Commission of the City of Garden Grove, in 

regular session assembled on April 16, 2026, does hereby approve a one (1) year 

time extension for the entitlement approved under Conditional Use Permit 

No. CUP-275-2025 (TE1) for land located on the east side of Magnolia Street, south 

of Katella Avenue, at 11074-11076 Magnolia Street, Assessor’s Parcel 

No. 132-061-31. 

 

BE IT FURTHER RESOLVED in the matter of the time extension for Conditional Use 

Permit No. CUP-275-2025, the Planning Commission of the City of Garden Grove 

does hereby report as follows: 

 

1. The subject case was initiated by Thanh Mai Tran, the applicant, for Mr. Care Inc., 

with authorization of the property owner, KMJ Investment Group. 

 

2. The applicant is requesting approval of a one (1) year time extension for the 

approved entitlement under Conditional Use Permit No. CUP-275-2025, which 

allowed the operation of a new 18,183 square-foot adult daycare facility for 463 

adults. 

 

3. On February 20, 2025, the Planning Commission adopted Resolution No.     

6107-25 approving Conditional Use Permit No. CUP-275-2025 to operate a new 

18,183 square-foot adult daycare facility for 463 adults on a property located at 

11074-11076 Magnolia Street. 

 

4. Pursuant to the California Environmental Quality Act ("CEQA"), the City of 

Garden Grove previously determined that the proposed project was categorically 

exempt from the CEQA pursuant to Section 15301 (Existing Facilities) of the 

CEQA Guidelines (14 Cal. Code Regs., Section §15301).  

 

5. The property has a General Plan Land Use designation of Residential/Commercial 

Mixed Use 2, and is zoned Neighborhood Mixed Use (NMU).  The subject 2.5-acre 

parcel is located within an existing shopping center comprised of four (4) parcels 

totaling approximately 5.2 acres currently developed with one-story commercial 

buildings. 

 

6. Existing land use, zoning, and General Plan designation of property in the vicinity 

of the subject property have been reviewed. 

 

7. Report submitted by City staff was reviewed.  

 

ATTACHMENT 3 - Resolution No. 6131-26
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8. Pursuant to a legal notice, a public hearing was held on April 16, 2026, and all 

interested persons were given an opportunity to be heard. 

 

9. The Planning Commission gave due and careful consideration to the matter 

during its meeting of April 16, 2026; and 

 

BE IT FURTHER RESOLVED, FOUND AND DETERMINED that the facts and reasons 

supporting the conclusion of the Planning Commission, as required under Municipal 

Code Section 9.32.030.D.9, are as follows: 

 

FACTS: 

 

The subject property is located on the east side of Magnolia Street, south of Katella 

Avenue. The subject 2.5-acre parcel is located within an existing shopping center 

comprised of four (4) parcels totaling approximately 5.2 acres, currently developed 

with one-story commercial buildings. The parcels are under separate ownership with 

reciprocal parking and vehicular access agreements in place to share parking and 

vehicular access across the parcels. Vehicular access is provided via two existing 

driveways located along Magnolia Street, and a single driveway on Katella Avenue.  

 

The subject site is zoned NMU (Neighborhood Mixed Use) and has a General Plan 

Land Use Designation of Residential/Commercial Mixed Use 2 (RC2). The subject 

shopping center abuts R-1 (Single-Family Residential) zoned properties to the east 

and south, improved with single-family dwellings, C-1 (Neighborhood Commercial) 

and PUD-109-96 (Planned Unit Development) zoned properties to the west, across 

Magnolia Street, improved with residential uses, and properties improved with 

commercial and residential uses to the north, across Katella Avenue, located in the 

City of Anaheim.  

 

On February 20, 2025, the Planning Commission approved Conditional Use Permit 

No. CUP-275-2025. The approval allowed the operation of a new 18,183 

square-foot adult daycare facility for 463 adults. The approval included the 

necessary improvements to the tenant space to accommodate the adult dacare 

facility.  

 

Condition of Approval No. 62 of CUP-275-2025 provides for the Conditional Use 

Permit to expire one (1) year from the approval’s effective date, unless a time 

extension is granted under Section 9.32.030.D.9 of Title 9 of the Municipal Code.  

The land use entitlements became effective on March 14, 2025, with a one-year 

expiration date of March 14, 2026.  

 

On March 28, 2025, a set of construction plans was submitted via the City’s plan 

check portal (Application No. A-316989). The City completed review of the first 

cycle of plan check and provided corrections on June 16, 2025. According to the 

applicant’s representative, significant progress has been made, as approval from 
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the Orange County Health Care Agency was recently acquired. Additionally, the 

applicant’s team is currently addressing the Cycle 1 plan check comments for 

resubmittal.  

 

On March 11, 2026, prior to the expiration of the subject Conditional Use Permit 

entitlement on March 14, 2026, the applicant filed a land use permit application to 

the City, requesting a one-year time extension of Conditional Use Permit No. 

CUP-275-2025. 

 

In accordance with the Municipal Code, and because the approved Conditional Use 

Permit land use entitlement has not been exercised, the applicant is requesting a 

one-year time extension for the previously approved Conditional Use Permit 

entitlement. No changes are proposed to the previously approved project.  

 

FINDINGS AND REASONS: 

 

Time Extension: 

 

1. A request for a time extension, including the reasons therefore, has been 

submitted prior to the permit expiration date, or the hearing body finds that due 

to special circumstances demonstrated by the property owner or the applicant, a 

late-filed request should be considered. 

 

The applicant submitted a timely request on March 11, 2026, to extend the 

Conditional Use Permit approval of the subject adult daycare facility for one (1) 

year, prior to the entitlement expiration date of March 14, 2026.  The applicant’s 

request for a time extension indicated that the requested one-year time 

extension will provide adequate time to work through the plan check process 

and begin construction. The applicant indicated that additional time will be 

necessary to finalize the plan check process and begin construction. The 

applicant expects to secure all permits within the next year, which is within the 

time-extension period.   

 

2. There has been no change in the General Plan designation or Zoning of the site 

that would render the development or use nonconforming. 

 

The subject site’s General Plan Land Use Designation, Residential/Commercial 

Mixed Use 2 (RC2), and the zone, NMU (Neighborhood Mixed Use), have not 

changed since the effective date of the original approval on March 14, 2025.  

Therefore, the development and use will not be rendered nonconforming. 

 

3. There are no land use actions or studies currently underway that would have the 

potential to render the development or use nonconforming. 
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There are no known studies or actions that would affect the site or proposed 

development or use that would possibly render the development or use 

nonconforming.  

 

INCORPORATION OF FACTS AND FINDINGS SET FORTH IN STAFF REPORT 

 

In addition to the foregoing, the Planning Commission incorporates herein by this 

reference, the facts and findings set forth in the staff report. 

 

BE IT FURTHER RESOLVED that the Planning Commission does conclude: 

 

1. The Time Extensions for the approved Conditional Use Permit possesses 

characteristics that would indicate justification of the request in accordance 

with Municipal Code Sections 9.32.030.D.9 (Time Extension). 

 

2. In order to fulfill the purpose and intent of the Municipal Code, and, thereby, 

promote the health, safety, and general welfare, the originally approved 

conditions of approval for Conditional Use Permit No. CUP-275-2025 shall 

remain in effect. 

 

 

 



 

 

COMMUNITY DEVELOPMENT DEPARTMENT 

PLANNING STAFF REPORT 
 

AGENDA ITEM NO.: D.3. 

 
 

 

HEARING DATE: April 16, 2026 

CASE NO.:  Conditional Use Permit No. 

CUP-281-2026 

APPLICANT:  Thomson Dang 

PROPERTY OWNER: Pelican Investments 

#888, Inc.  

SITE LOCATION:  Southeast corner of 

Garden Grove Boulevard and Harbor 
Boulevard, at 13018 Harbor Boulevard 

GENERAL PLAN: International West 

Mixed Use (IW) 

ZONE:  Harbor Corridor Specific Plan – 

District Commercial (HCSP-DC) 

APN: 101-621-13, -15, -16, & -21 

CEQA DETERMINATION: Exempt – 

Section 15301 – “Existing Facilities” 

 

REQUEST: 
 

A request for Conditional Use Permit approval to allow banquets with live entertainment 
and dancing as an incidental use to an existing full-service restaurant, and to operate 

the restaurant with a new original Alcoholic Beverage Control (ABC) Type "47" (On-Sale 
General – Eating Place) License.  Also, a recommendation that the Planning Commission 
revoke Conditional Use Permit No. CUP-329-11, which previously governed the tenant 

space.  In conjunction with the request, the Planning Commission will consider a 
determination that the project is categorically exempt from the California Environmental 

Quality Act (CEQA). 
 
BACKGROUND: 

 
The project site is comprised of an approximately 8.2-acre integrated shopping center 

spanning four (4) parcels on the southeast corner of Harbor Boulevard and Garden 
Grove Boulevard.  The center is at the southern end of the Grove District resort area.  
The subject site has a General Plan Land Use designation of International West Mixed 

Use (IW) and is zoned Harbor Corridor Specific Plan - District Commercial (HCSP-DC).  
The property abuts Single-Family Residential (R-1) and Harbor Corridor Specific Plan – 

Office Professional (HCSP-OP) zoned properties to the east.   To the north, across 
Garden Grove Boulevard, and west, across Harbor Boulevard, the subject site is 
adjacent to additional properties in the HCSP-DC zone.  The property abuts Harbor 

Corridor Specific Plan – Transition Zone South (HCSP-TS) zoned properties to the south.  
 

The specific tenant space under application is an approximately 5,845 square-foot 
tenant space with frontage toward Garden Grove Boulevard to the north.  The 
commercial center, including the subject tenant space, was approved in 1981 under 

Site Plan No. SP-114-81.  The subject space has a history of being used as a restaurant, 
dating to the completion of construction in 1982. 

 
Later in 1982, Conditional Use Permit No. CUP-114-82 and Unclassified Use Permit No. 
UUP-102-82 were approved for a Lamppost Pizza restaurant.  The Conditional Use 
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Permit allowed the operation of the restaurant with an ABC Type "41" (On-Sale Beer & 
Wine – Eating Place) License.  The Unclassified Use Permit allowed the operation of the 

restaurant with amusement arcade games as an incidental activity to the restaurant. 
 
In 1993, a new restaurant, Capone’s Pizza was approved under Conditional Use Permit 

No. CUP-150-93 to also operate with an ABC Type "41" (On-Sale Beer & Wine – Eating 
Place) License.  Concurrently, the previous Conditional Use Permit No. CUP-114-82 and 

Unclassified Use Permit No. UUP-102-82 were revoked. 
 
By 1997, a new restaurant, Ha Long began their operation within the subject tenant 

space.  On October 1, 1997, the Planning Commission approved Conditional Use Permit 
No. CUP-355-97 to allow for the operation of the restaurant with a new ABC Type "41" 

(On-Sale Beer & Wine – Eating Place) License.  Concurrently, Conditional Use Permit 
No. CUP-150-93 was revoked. 
 

In 2000, a new restaurant, King Harbor Seafood began operating in the subject tenant 
space.  On August 25, 2011, Conditional Use Permit No. CUP-329-11 was approved by 

the Zoning Administrator to allow the King Harbor Seafood Restaurant to operate as a 
restaurant with incidental banquet uses, and an ABC Type "41" (On-Sale Beer & Wine 

– Eating Place) License.  Concurrently, Conditional Use Permit No. CUP-355-97 was 
revoked. 
 

According to Business License records, a new restaurant, Blazin Shabu Shabu, took over 
the subject tenant space in 2021.  They did not operate under an ABC license, and they 

proposed tenant improvements that no longer included banquet capabilities.  As such, 
the business no longer complied with the previous Conditional Use Permit No. 
CUP-329-11.  Blazin Shabu Shabu ceased operations in 2024. 

 
On July 1, 2025, building permits were issued for tenant improvements to remodel the 

subject tenant space.  The permit was finaled on December 15, 2025, and a Certificate 
of Occupancy was issued on December 22, 2025.  On February 11, 2026, the subject 
restaurant, QD Venue 2, received business license approval to operate as a full-service 

restaurant.  The restaurant is currently in the process of hiring and training staff, prior 
to officially opening the restaurant.  

 
Now the applicant is requesting a Conditional Use Permit to operate the restaurant with 
a new original ABC Type "47" (On-Sale General – Eating Place) License, and with 

incidental banquets including live entertainment and dancing.  The HCSP-DC zone 
requires a Conditional Use Permit for banquet facilities with live entertainment and 

dancing as an incidental use to a full-service restaurant of at least 4,000 square feet in 
area. Garden Grove Municipal Code Section 9.16.020.080.B requires the approval of a 
Conditional Use Permit for a new original ABC license.  Additionally, Conditional Use 

Permit No. CUP-329-11, which previously governed the space, is recommended to be 
revoked as part of this request. 

 



STAFF REPORT FOR PUBLIC HEARING  PAGE 3  
CONDITIONAL USE PERMIT. CUP-281-2026 

 
DISCUSSION: 
 

CONDITIONAL USE PERMIT: 
 
In 1993, the City approved Amendment No. A-121-93 to allow for “Restaurants with 

entertainment” in the HCSP-DC zone, subject to the following standards: “(a) 
Conditional Use Permit required; (b) Restaurant shall be at least 4,000 square feet in 

area; (c) No dancing is permitted; and (d) Entertainment shall be incidental to 
restaurant use (such as background music).” 
 

In 2008, the City approved Amendment No. A-140-08 to allow for restaurants with 
incidental banquet facilities in the HCSP-DC zone.  This Amendment modified the 

development standards for “Restaurants with entertainment” uses to read as follows: 
“(a) Conditional Use Permit required; (b) Restaurant shall be at least 4,000 square feet 
in area; (c) Banquet facility with or without dancing shall be incidental to restaurant 

use; and (d) Entertainment shall be incidental to restaurant use (such as background 
music).”  The requested CUP is intended to authorize the operation of an existing 

restaurant with incidental banquets in compliance with Amendment No. A-140-08.  The 
applicant’s proposed business description is provided in Attachment 3. 

 
There would be no modifications to the overall footprint of the existing, approximately 
5,845 square-foot tenant space as a part of this request (Attachment 2).  Included in 

the proposed floor plan is a lobby/reception, an open dining room, a kitchen, restrooms, 
a rental/management office, and ancillary storage.  Dependent on the type of event 

within the space, there would be an option of installing a temporary dance floor and a 
temporary stage.  The floor plan with the dance floor and stage would accommodate a 
maximum of approximately 230 seats.  Without the dance floor, the maximum seating 

capacity would increase to approximately 260 seats. 
 

The proposed use would primarily operate as a bona-fide eating establishment. The 
restaurant would operate between the hours of 10:00 a.m. to 10:00 p.m. seven (7) 
days a week.  These hours are consistent with the City’s standard hours of operation 

for ABC Type “47” establishments.  Any sales of alcohol would need to be incidental to 
the sale of food.  The restaurant would be required to remain open with regular business 

hours during weekends when there are no banquet events scheduled.  The restaurant 
would be required to serve meals during all hours of operation.  The service of alcohol 
would conclude thirty (30) minutes prior to restaurant closing, or the scheduled 

conclusion of the banquet event.  The proposed Conditions of Approval for the project 
include a condition as such.  

 
The banquet use would be rented to individuals or groups in need of event space.  The 
applicant intends to host events, such as: weddings, quinceañeras, anniversaries, 

charity, and community events.  Events would be held on weekends (Friday, Saturday, 
and/or Sunday), between 5:00 p.m. and 12:00 a.m. (midnight).  If there are events 

scheduled for a particular weekend date, the restaurant would remain closed to the 
public, to allow for the set-up of the event.  Any entertainment associated with a 
banquet event would conclude fifteen (15) minutes prior to the scheduled conclusion of 
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the banquet event.  The proposed Conditions of Approval for the project include a 
condition as such.  

 
The applicant has stated that the restaurant would not operate as a nightclub, or any 
other form of club or concert venue.  The restaurant shall provide managerial staff 

during all banquet events.  The reliance upon vendors or other contractors for staffing 
would not be permissible.  The venue would include at least one (1) security officer on 

the premises for any event.  One (1) additional security officer per one-hundred (100) 
patrons would be provided for every event in excess of one hundred (100) patrons.  
Valet and parking attendant staff would be optional for events, as requested by the 

event client(s). 
 

Parking 
 
The Harbor Corridor Specific Plan (HCSP) does not establish parking standards for 

restaurants with incidental banquet uses.  Therefore, the most applicable established 
parking ratio would be the “Eating/Drinking Establishments — Restaurants, Cafés, 

Cafeterias, Lounges, Bars with Entertainment” use category of Title 9 of the Municipal 
Code.  For said use, Municipal Code Section 9.16.040.150 requires a minimum of one 

(1) parking space per 100 square feet of gross floor area (seating and service), plus 1 
space per 35 square feet of entertainment area, and plus 1 space per 7 square feet of 
dance floor area.  At its most parking-intensive floor plan with the dance floor and stage, 

the restaurant would require seventy-eight (78) parking spaces.  Including the proposed 
use, the existing shopping center would require 654 parking spaces.  

 
The property currently provides 578 parking spaces, a seventy-six (76) parking space 
(11.6%) deficiency.  The HCSP allows for a maximum 20% parking deficiency in on-site 

parking, and the Municipal Code establishes standards for parking management plans 
if on-site parking is to be reduced.  The applicant hired K2 Traffic Engineering, a licensed 

traffic engineering firm, to conduct a parking demand study and parking management 
plan for the shopping center (Attachment 4). 
 

The study calculated the existing parking demand between 5:00 p.m. (when banquets 
would be hosted) and 10:00 p.m. (when a majority of other uses on-site would be 

closed).  Based on the current observed parking demand, the proposed use, and a 10% 
contingency, the peak demand for the center would be on weekdays at 5:00 p.m., when 
approximately 269 spaces or 47% of the parking spaces would be occupied.  At this 

peak demand, a surplus of 309 unoccupied spaces would remain.  On weekends, the 
anticipated peak parking demand would be at 5:00 p.m. when 226 spaces or 39.0% of 

the site would be occupied, leaving a surplus of 352 unoccupied spaces.  A summary is 
provided below: 
 

PARKING DEMAND 
 Observed 

Demand 
Project 
Demand 

Demand +10% Capacity Surplus 

Weekday Peak 166 78 269 578 +309 

Weekend Peak 127 78 226 578 +352 
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Public Convenience or Necessity (PCN): 
 

The subject property is located in a high-crime district, and in an area with an under- 
concentration of “On-Sale” ABC licenses.  Therefore, a finding of public convenience or 
necessity is required. A summary of the district can be found in Resolution No. 6132-26.  

 
The request has been reviewed by the Community Development Department and the 

Police Department. All standard conditions of approval for an ABC Type “47” License, and 
for banquet facilities, would apply. 
 

California Environmental Quality Act (CEQA): 
 

CEQA’s Class 1 exemption applies to the operation, repair, maintenance, permitting, 
leasing, licensing, and minor alterations of existing facilities, with negligible or no 
expansion of use (CEQA Guidelines §15301).  The subject site is an existing tenant 

space.  A restaurant with alcohol sales, and incidental banquet uses, is conditionally 
permitted in the HCSP-DC zone. The subject request for the ABC License and incidental 

banquet use does not physically expand the use of the existing restaurant.  The 
restaurant is a permitted use, and the addition of the ABC license and banquet use 

would apply to the operation of the restaurant, and not involve the intensification or 
expansion of said use.  Therefore, the proposed project is exempt from CEQA. 
 

RECOMMENDATION: 
 

Staff recommends that the Planning Commission take the following action: 
 

1. Adopt the attached Resolution No. 6132-26 revoking Conditional Use Permit No. 

CUP-329-11 and approving Conditional Use Permit No. CUP-281-2026, subject to 
the recommended Conditions of Approval.  

 
 
 

Maria Parra 
Planning Services Manager 

 
 
 

By: Priit Kaskla, AICP  
Senior Planner 

 
 
Attachment 1: Vicinity Map 

Attachment 2: Plans 
Attachment 3: Business Description 

Attachment 4: Parking Study and Parking Management Plan 
Attachment 5: Resolution No. 6132-26 with “Exhibit A” – Conditions of Approval 
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__NOTES____________ 
 
1. SITE ADDRESS: 13018 HARBOR BOULEVARD 

2. ZONING: HARBOR CORRIDOR SPECIFIC PLAN – DISTRICT COMMERCIAL (HCSP-DC) 

PROJECT SITE – 13018 HARBOR BLVD 

GROVE BLVD. 
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QD Venue 2 – Business Plan and Menu  
 

QD Venue 2 – Business Plan 

Restaurant With Incidental Banquet Use 

13018 Harbor Blvd, Garden Grove, CA 

 

1. Executive Summary 

QD Venue 2 is a full-service dining establishment designed to offer quality cuisine, 
exceptional service, and a welcoming environment to the Garden Grove community. 
While the primary operation is a restaurant, the venue is also equipped to support 
incidental banquet events during weekends, allowing families, organizations, and 
community groups to host celebrations and private gatherings. 

The restaurant operates daily, consistently serving guests from morning through 
evening. On Fridays, Saturdays, and Sundays, when an advance banquet reservation is 
secured, the facility transitions into a full-day banquet venue. This includes early access 
for clients to set up and decorate, followed by evening receptions ending no later than 
midnight. 

QD Venue 2 is also pursuing a California Type 47 liquor license, which will enable the 
sale of beer, wine, and distilled spirits to enhance both dining and event experiences. 

 

2. Business Description 

QD Venue 2 is built around two complementary operational components: daily 
restaurant service and incidental weekend banquet events. 

2.1 Primary Use — Restaurant Operations 

 Open seven days per week 

 Standard operating hours: 10:00 AM – 10:00 PM 

 Full restaurant menu offered throughout service hours 

 Community-oriented dining environment 

 Alcohol service provided with Type 47 license approval 

ATTACHMENT 3



2.2 Secondary Use — Incidental Banquet Operations 

Banquet operations are permitted Friday, Saturday, and Sunday. 

If an advance banquet booking is secured for one of these days, the restaurant will 
close to the public and operate as a full-day banquet facility. 

Banquet Event Schedule 

 Client access for decorating/setup: begins at 10:00 AM 

 Reception/celebration: held in the evening, based on the event booking 

 Event conclusion: no later than 12:00 AM (midnight) 

If no banquet event is scheduled on Friday, Saturday, or Sunday, the venue continues 
operating as a normal restaurant. 

Banquet events include birthdays, corporate functions, weddings, anniversaries, cultural 
gatherings, and community celebrations. 

 

3. Operational Plan 

3.1 Hours of Operation 

Restaurant (Daily) 

 10:00 AM – 10:00 PM 

 Operates normally unless a weekend banquet event is scheduled 

Banquet Events (Fri/Sat/Sun — As Reserved) 

 Setup and decorating: 10:00 AM 

 Reception event: Evening 

 Event end time: 12:00 AM (midnight) 

 When booked, the restaurant remains closed to the public for the entire day 

3.2 Staffing Plan 

 Daily kitchen and service team 

 Event staff added for banquet days 

 Security provided for large gatherings as required by CUP conditions 

 All alcohol-serving staff will be ABC RBS-certified upon Type 47 approval 

3.3 Parking & Traffic Management 

 Adequate parking consistent with restaurant use 

 Banquet events will comply with allowed capacity limits 

 Valet or attendants may be used during peak demand 



 

4. Facility Layout & Use of Space 
 Standard restaurant seating arrangement during daily operations 

 Flexible seating configuration for banquet-style events 

 Continuous kitchen operations supporting both restaurant and event service 

 Bar/service area activated based on liquor license approval 

 

5. Noise, Security & Regulatory Compliance 

5.1 Noise Management 

 All music and audio levels will comply with Garden Grove noise standards 

 Doors remain closed during events to control sound levels 

5.2 Security Measures 

 Security personnel present for large or high-occupancy events 

 Surveillance cameras installed in key public areas 

5.3 Compliance Practices 

 Adherence to CUP requirements for restaurant and incidental banquet use 

 Compliance with ABC regulations once the Type 47 license is issued 

 Strict enforcement of age verification and responsible beverage service 

 

6. Community Benefits 

QD Venue 2 aims to contribute positively to the Garden Grove community by: - 
Providing a high-quality neighborhood dining destination - Offering a flexible space for 
cultural and family events - Supporting local employment and workforce development - 
Operating responsibly to minimize impacts on surrounding businesses and residents 

 

7. Menu 

SOUPS 

Chicken Gnocchi Soup – Tender chicken, potato gnocchi, and spinach in a creamy 
roasted garlic broth. 



Tuscan Sausage & Kale Soup – Italian sausage, potatoes, and kale simmered in a 
lightly creamy garlic broth. 

Italian Wedding Soup – Mini beef and pork meatballs with pasta and spinach in savory 
chicken broth. 

 

SALADS 

Italian Garden House Salad – Romaine, tomatoes, red onion, olives, pepperoncini, 
house Italian vinaigrette. 

Strawberry Balsamico – Mixed greens, strawberries, toasted almonds, blue cheese, 
aged balsamic glaze. 

Classic Antipasto Salad – Romaine, radicchio, salami, mozzarella, roasted red 
peppers, olives. 

 

ENTRÉES 

Shrimp Scampi – Jumbo shrimp sautéed in garlic, white wine, and lemon butter over 
linguine. 

Chicken Marsala with Garlic Linguine – Pan-seared chicken with mushrooms in 
Marsala wine reduction over garlic linguine. 

Chicken Parmigiana – Hand-breaded chicken topped with marinara and melted 
mozzarella. 

Chicken Florentine – Chicken with sautéed spinach in parmesan cream sauce, 
roasted potatoes, and asparagus. 

Baked Rigatoni with Italian Sausage – Rigatoni baked with sausage, marinara, 
ricotta, and mozzarella. 

Grilled Ribeye with Garlic Mashed Potatoes – Char-grilled ribeye with herb butter, 
garlic mashed potatoes, and seasonal vegetables. 

 

8. Conclusion 

QD Venue 2 will serve as both a premier dining destination and a responsible, flexible 
event venue for the community. With a strong operational plan, adherence to City 
guidelines, and a commitment to high-quality service, the establishment will effectively 
balance daily restaurant functions with incidental banquet use. 



K2 Traffic Engineering, Inc. 

1442 Irvine Blvd, Suite 210, Tustin, CA 92780   T.714-832-2116   Email: kay@k2traffic.com 

July 22, 2025 

Tran Ha 
QD Venue 
13018 Harbor Blvd 
Garden Grove, CA 92843 

Re:  Shared Parking Study – “QD Venue 2” Banquet Facility 
13018 Harbor Blvd, Garden Grove 

Dear Tran, 

Per your request, we have conducted a parking study for the proposed banquet 

facility. This letter presents our methodology, finding, and recommendation in 

regards to the sufficiency of parking. 

PROJECT INFORMATION 

QD2 Banquet is a proposed banquet facility of 5,845 square feet situated at 13018 

Harbor Boulevard in the City of Garden Grove. The subject unit is located within 

the Garden Grove Center, replacing the former use of a restaurant named “Blazin 

Shabu Shabu”. The proposed office hours are Monday through Friday from 10 AM 

to 5 PM. Banquet activities are by reservation only from 5 PM to 2 AM on any day 

of the week.  

Parking in Garden Grove Center is shared by all tenants and patrons. The site 

provides 578 parking spaces. Site plan is shown in Exhibit 1. 

The project provides two floor layout plans: Floor Plan “A” consists of a portable 

stage of 120 square feet, a dance floor of 225 square feet, and 4,195 square feet of 

seating and service area, including reception area, seating lounge, and hallway as 

shown in Exhibit 2; Floor Plan “B” consists of 4,540 square feet of seating and 

service area, including reception area, seating lounges, and hallway with no stage 

and dance floor, as shown in Exhibit 3. 

ATTACHMENT 4
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PARKING CALCULATION 

Parking calculation for the proposed multi-purpose banquet facilities is based on the 

parking requirement for “Restaurant, Eating, Drinking Establishments, Cafes, 

Coffeehouses, Bars- With Entertainment” according to the Municipal Code of the 

City of Garden Grove. The proposed banquet facility is required to provide 78 

spaces based on the more intensive use of Floor Plan “A”. Parking calculations for 

both floor plans are shown in Table 1. 

Table 1. Parking Calculation 

Proposed Use GFA Parking Ratio 
Required 
Parking 

Banquet Facility – 
Floor Plan “A” 

4,195 SF 
1 per 100 SF of gross floor area 

(seating and service)  41.9 

120 SF Plus 1 per 35 SF of entertainment area 3.4 

225 SF Plus 1 per 7 SF of dance floor 32.1 

Total 78 

Banquet Facility – 
Floor Plan “B” 

4,540 SF 
1 per 100 SF of gross floor area 

(seating and service)  45.4 

N/A Plus 1 per 35 SF of entertainment area - 

N/A Plus 1 per 7 SF of dance floor - 

Total 46

EXISTING TENANTS 

Garden Grove Center is located at the southeast corner of Garden Grove Boulevard 

and Harbor Boulevard. A total of 578 parking spaces are provided and shared by all 

tenants and patrons. Existing tenants include Burlington Coat Factory, Davita 

Garden Grove Harbor Dialysis, Schools First Federal Credit Union, restaurants, 

dental office, and retail stores. The complete tenant list is shown in Exhibit 2. 

Other than the subject unit, there is only one unit (Restaurant Thai Princess at 13036 

Harbor Boulevard, 1,915 square feet) that is currently under renovation and not 

open for business at the time of this study. The vacancy reserve is 20 spaces based 
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on one space per 100 square feet for Restaurant Thai Princess. The overall parking 

demand is 654 spaces based on the city’s code requirement for all existing and 

perspective uses. There is a parking deficit of 76 spaces, equivalent to 11.6% of the 

parking capacity (578 spaces). This is within the maximum 25% reduction allowed 

by the zoning code (§ 9.16.040.180.B.3). 

PARKING SURVEY 

The study conducted field observations of actual parking conditions at the subject 

shopping center in order to verify existing parking usages. Parked vehicles were 

counted hourly from 5 PM to 10 PM on Thursday, June 5, 2025 and Saturday, June 

7, 2025. Complete survey data can be found in Appendix A.  

EMPIRICAL PARKING SURPLUS 

Parking surplus based on the existing tenant parking, project demand, and vacancy 

reserve are shown in Table 2. 

Table 2. Parking Surplus 

Time 
Project 

Demand 

Observed 
Parking 

(Existing 
Tenants) 

Princess 
Thai 

Restaurant 
(Vacancy) 

Total 
Demand 

Total 
Demand 
plus 10% 

Contingency 
Parking 
Capacity 

Parking 
Surplus 

Thursday, June 5, 2025 
5:00 PM 78 146 20 244 2691 578 309 
6:00 PM 78 98 20 196 216 578 362 
7:00 PM 78 98 20 196 216 578 362 
8:00 PM 78 95 20 193 213 578 365 
9:00 PM 78 84 20 182 201 578 377 

10:00 PM 78 58 20 156 172 578 406 
Saturday, June 7, 2025 

5:00 PM 78 107 20 205 226 578 352 
6:00 PM 78 93 20 191 211 578 367 
7:00 PM 78 97 20 195 215 578 363 
8:00 PM 78 97 20 195 215 578 363 
9:00 PM 78 60 20 158 174 578 404 

10:00 PM 78 59 20 157 173 578 405 

1 The peak parking demand occurred at 5 PM on Thursday with a projected total demand of 269 
spaces and parking surplus of 309 spaces. Parking demand includes 10% contingency per city 
requirements. 
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Observed parking demand generally decreases quickly after 8 PM and the 

observation concluded at 10 PM as eight out of twelve businesses are closing at 10 

PM or earlier. Our observations found that peak parking demand took place at 5 PM 

Thursday when 146 parking spaces were used in the shopping center. 

With consideration of project demand, vacancy reserve, and additional 10% 

contingency, the combined peak parking demand is 269 spaces, equivalent to 47% 

occupancy of the parking capacity (578 spaces). The subject shopping center is 

expected to have a parking surplus of 309 spaces.  

SUMMARY 

This study recommends a parking management plan requiring that all banquet 

events to be held only after 5 PM to align with the business description and the 

observed parking counts. With the implementation of this parking management plan, 

parking demand of the proposed banquet facility can be sufficiently accommodated 

in the shopping center. No parking overflow onto adjacent streets or neighborhood 

is anticipated. 

Regards, 

K2 Traffic Engineering, Inc. 

Jende “Kay” Hsu, T.E. 
California Licensed TR2285 
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RESOLUTION NO. 6132-26 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF GARDEN GROVE 
APPROVING CONDITIONAL USE PERMIT NO. CUP-281-2026 TO ALLOW BANQUETS 

WITH LIVE ENTERTAINMENT AS AN INCIDENTAL USE FOR AN EXISTING 
RESTAURANT, AND TO OPERATE THE RESTAURANT WITH A NEW ORIGINAL 
ALCOHOLIC BEVERAGE CONTROL (ABC) TYPE "47" (ON-SALE GENERAL – EATING 

PLACE) LICENSE, AND REVOKING CONDITIONAL USE PERMIT NO. CUP-329-11, FOR 
A PROPERTY LOCATED ON THE SOUTHEAST CORNER OF GARDEN GROVE 

BOULEVARD AND HARBOR BOULEVARD, AT 13018 HARBOR BOULEVARD, 
ASSESSOR’S PARCEL NOS.  101-621-13, 101-621-15, 101-621-16, AND 101-621-21. 
 

BE IT RESOLVED that the Planning Commission of the City of Garden Grove, in a 
regular session assembled on April 16, 2026, hereby approves Conditional Use Permit 

No. CUP-281-2026 and revokes Conditional Use Permit No. CUP-329-11 for a 
property located on the southeast corner of Garden Grove Boulevard and Harbor 
Boulevard, at 13018 Harbor Boulevard, Assessor’s Parcel Nos. 133-091-03, 101-621-

15, 101-621-16, and 101-621-21, and hereby determines that public convenience or 
necessity would be served by issuance of an Alcoholic Beverage Control (ABC) Type 

“47” (On-Sale General – Eating Place) License at this location. 
 

BE IT FURTHER RESOLVED in the matter of Conditional Use Permit No.                     
CUP-281-2026, the Planning Commission of the City of Garden Grove does hereby 
report as follows: 

 
1. The subject case was initiated by Thomson Dang, with authorization from 

the property owner, Pelican Investments #888, Inc. 
 

2. The applicant is requesting approval of a Conditional Use Permit to allow 

banquets with live entertainment and dancing as an incidental use to an 
existing full-service restaurant, and to operate the restaurant with a new 

original Alcoholic Beverage Control (ABC) Type "47" (On-Sale General – 
Eating Place) License.  Also, a recommendation that the Planning 
Commission revoke Conditional Use Permit No. CUP-329-11, which 

previously governed the tenant space.   
 

3. The Planning Commission hereby determines that the proposed project is 
categorically exempt from the California Environmental Quality Act 
("CEQA") pursuant to Section 15301 (Existing Facilities) of the CEQA 

Guidelines (14 Cal. Code Regs., Section 15301). 
 

4. The property has a General Plan Land Use designation of IW (International 
West Mixed Use), and is zoned HCSP-DC (Harbor Corridor Specific Plan - 
District Commercial).  The site is currently improved with an approximately 

8.2-acre integrated shopping center spanning four (4) parcels. 
 

5. Existing land use, zoning, and General Plan designation of property in the 
vicinity of the subject property have been reviewed.  

ATTACHMENT 5
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6. Report submitted by the City staff was reviewed. 
 

7. Pursuant to a legal notice, a public hearing was held on April 16, 2026, and 
all interested persons were given an opportunity to be heard.  

 
8. The Planning Commission gave due and careful consideration to the matter 

during its meeting on April 16, 2026. 

 
BE IT FURTHER RESOLVED, FOUND AND DETERMINED that the facts and reasons 

supporting the conclusion of the Planning Commission, as required under Municipal 
Code Section 9.32.030 are as follows: 
 

FACTS: 
 

The project site is comprised of an approximately 8.2-acre integrated shopping center 
spanning four (4) parcels on the southeast corner of Harbor Boulevard and Garden 
Grove Boulevard, just south of the Grove District.  The subject site has a General 

Plan Land Use designation of International West Mixed Use (IW) and is zoned Harbor 
Corridor Specific Plan - District Commercial (HCSP-DC).  The property abuts Single-

Family Residential (R-1) and Harbor Corridor Specific Plan – Office Professional 
(HCSP-OP) zoned properties to the east, Harbor Corridor Specific Plan – Transition 

Zone South (HCSP-TS) zoned properties to the south, and HCSP-DC zoned properties 
to the north, across Garden Grove Boulevard, and west, across Harbor Boulevard. 
 

The specific tenant space under application is an approximately 5,845 square-foot 
tenant space with frontage toward Garden Grove Boulevard to the north, and the 

parking lot to the west.  The commercial center was approved in 1981 under Site 
Plan No. SP-114-81.  The subject space has a history of being used as a restaurant, 
dating to 1982, when the building was first constructed.  

 
In 2025, building permits were issued and finalized for tenant improvements to 

remodel the subject tenant space. On February 11, 2026, the subject restaurant, QD 
Venue 2, received business license approval to operate as a full-service restaurant. 
 

The applicant is requesting a Conditional Use Permit to operate an existing restaurant 
with a new original ABC Type "47" (On-Sale General – Eating Place) License, and with 

incidental banquets including live entertainment and dancing at the subject site.  The 
HCSP-DC zone, as authorized by Amendment No. A-140-08, requires a Conditional 
Use Permit for banquet facilities with live entertainment and dancing as an incidental 

use to a full-service restaurant.  Conditional Use Permit No. CUP-329-11 would also 
be revoked.  This Conditional Use Permit was previously approved on August 25, 

2011, and allowed a prior restaurant to operate with incidental banquet uses and an 
ABC Type “41” (On-Sale Bear & Wine – Eating Place) License. 
 

There would be no modifications to the overall footprint of the existing, approximately 
5,845 square-foot tenant space as a part of this request.  Included in the proposed 

floor plan is a lobby/reception, an open dining room, a kitchen, restrooms, a 
rental/management office, and ancillary storage.  Dependent on the type of event 
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within the space, there would be an option of installing a temporary dance floor and 
a temporary stage.  The floor plan with the dance floor and stage would accommodate 

a maximum of approximately 230 seats, and approximately 260 seats wwithout the 
dance floor. 

 
The proposed use would primarily operate as a bona-fide eating establishment, with 
incidental sales of alcohol. The restaurant would operate between the hours of 10:00 

a.m. to 10:00 p.m. seven (7) days a week.  The restaurant is required to remain 
open with regular business hours during weekends when there are no banquet events 

scheduled.  Banquet events would be held on weekends (Friday, Saturday, and/or 
Sunday), between 5:00 p.m. and 12:00 a.m. (midnight).  The restaurant would 
remain closed on weekend dates when banquet events are scheduled. 

 
The applicant has stated that the restaurant would not operate as a nightclub, or any 

other form of club or concert venue.  Managerial would be provided for every banquet 
event.  The restaurant would include at least one (1) security officer on the premises 
for any event.  For larger events that have over one hundred (100) patrons, additional 

security officers would be provided per every one-hundred (100) patrons.  Valet and 
parking attendant staff would be optional for events, as requested by the event 

client(s).   
 

Including the proposed use, the existing shopping center would require 654 parking 
spaces.  The property currently provides 578 parking spaces, a seventy-six (76) 
parking space (11.6%) deficiency.  The applicant hired a licensed traffic engineering 

firm, to conduct a parking demand study and parking management plan for the 
shopping center. 

 
Based on the current observed parking demand, the proposed use, and a 10% 
contingency, the peak demand for the center would be on weekdays at 5:00 p.m., 

when approximately 269 spaces or 47% of the parking spaces would be occupied.  At 
this peak demand, a surplus of 309 unoccupied spaces would remain.  On weekends, 

the anticipated peak parking demand would be 226 spaces or 39.0% of the site, 
leaving a surplus of 352 unoccupied spaces. 
 

The subject property is located in a high-crime district, and in an area with an 
under-concentration of “On-Sale” ABC Licenses.  A summary of the district is as 

follows: 
 

 The subject site is located in Crime Reporting District No. 145. 

 The crime count for the District is 151. 
 Average crime count per district in the City is 69. 

 A District is considered high when it exceeds the citywide average by 20%. 
 The subject District has a crime count of 118% above the citywide average; 

therefore, it is considered a low-crime area. 

 The subject site is located in Alcoholic Beverage Control Census Report District 
No. 891.016. 

 ABC Census Reporting District No. 891.016 allows for nine (9) on-sale licenses 
within the District.  Currently, there are three (3) on-sale licenses in the 
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District. The approval of this CUP would add a new ABC Type "47" (On-Sale 
General – Eating Place) License. The approval of this Conditional Use Permit 

would increase the number of on-sale ABC Licenses in District 891.016 by one 
(1), and the total number of on-sale licenses in the District would be four (4). 

 
A finding for public convenience or necessity is required for this request because the 
restaurant is located in a district with a high-crime rate. 

 
PUBLIC CONVENIENCE OR NECESSITY:  

 
A finding for public convenience or necessity would have to be made in order to 
approve an establishment that is requesting a new original Alcoholic Beverage Control 

license that is located within a district with a high crime rate and/or in an area with 
an over-concentration of ABC licenses. California Business and Professions Code 

Section 23817.5 prohibits the ABC from issuing new alcoholic licenses in areas of 
over-concentration. Business and Professions Code Section 23958 states:  
 

The department further shall deny an application for a license if issuance 
of that license would tend to create a law enforcement problem, or if 

issuance would result in or add to an undue concentration of licenses, 
except as provided in Section 23958.4. 

 
Business and Professions Code Section 23958.4 provides the following exception: 
 

(b) Notwithstanding Section 23958, the department may issue a license 
as follows: 

 
(2) With respect to any other license, if the local governing 
body of the area in which the applicant premises are 

located, or its designated subordinate officer or body, 
determines within ninety (90) days of notification of a 

completed application that public convenience or necessity 
would be served by the issuance. The 90-day period shall 
commence upon receipt by the local governing body of (A) 

notification by the department of an application for 
licensure, or (B) a completed application according to local 

requirements, if any, whichever is later. 
 
Although the subject site is located in an area considered to be in a high-crime district, 

a finding for public convenience or necessity is warranted given the potential 
community benefit through the operation of the restaurant with an ABC Type “47” (On-

Sale General – Eating Place) License.  The addition of the new ABC Type “47” License 
would provide and maintain an amenity that enhances the customer dining experience 
and maintains the intent of being a business serving the local community.  The use 

would not adversely affect the health, peace, comfort or welfare of persons residing or 
working in the surrounding area.  Provided the Conditions of Approval are adhered to 

for the life of the project, the use would be harmonious with the persons who work and 
live in the area.  
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Furthermore, the establishment would provide an assortment of foods normally 
offered in restaurants, and the kitchen would be open and preparing food during all 

hours that the establishment is open.  At all times the establishment is open, the sale 
of alcohol would be incidental to the sale of food; and the quarterly gross sales of 

alcoholic beverages shall not exceed 35% of the total gross sale of food during the 
same period. 
 

The Community Development Department and the Police Department have reviewed 
the request and are supporting the proposal.  All standard conditions of approval for 

a restaurant that operates with an ABC Type “47” License, and that also operates 
with an incidental banquet facility with live entertainment, will apply. 
 

FINDINGS AND REASONS: 
 

Conditional Use Permit 
 
1. The proposed use will be consistent with the City's adopted General Plan. 

 
The subject site has a General Plan Land Use Designation of IW (International 

West Mixed Use), and is zoned HCSP-DC (Harbor Corridor Specific Plan – 
District Commercial). The IW designation is intended to provide for a mix of 

uses, including resort, entertainment, retail, hotel, and some higher density 
residential that are appropriate for a major entertainment and tourism 
destination. The HCSP-DC zone is intended as an area of Citywide significance 

for the retail commercial sales of a selected variety of products and provision 
of consumer services.  The proposed use would meet the intent of the IW 

General Plan Land Use Designation and HCSP-DC zone.  Further, the proposed 
Project is consistent with several General Plan Goals, Policies, and 
Implementation Programs, including specifically: 

 
Policy LU-1.4 Encourage a wide variety of retail and commercial services, such 

as restaurants and cultural arts/entertainment, in appropriate locations. 
 
The subject restaurant is located on the southeast corner of Garden Grove 

Boulevard and Harbor Boulevard, within a commercial plaza that consists of 
retail, restaurant, and other commercial services.  The subject request would 

allow for incidental banquet events with live entertainment on weekends, and 
an ABC license to serve alcohol at the restaurant. The banquet events and the 
ABC License would be an additional amenity to the restaurant that would 

enhance the customer dining experience, and maintain the intent of being a 
business serving the local community. 

 
Goal LU-4 Uses compatible with one another.  
 

The location of the restaurant is within an existing multi-tenant shopping 
center.  The subject request would allow for incidental banquet events with 

live entertainment on weekends, and an ABC license to serve alcohol at an 
existing restaurant.  Sales of alcohol and weekend banquet events would be 
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compatible with the existing restaurant, and other commercial uses in the 
shopping center.  Provided the Conditions of Approval are adhered to for the 

life of the project, the use would be compatible with other commercial uses, 
and would be harmonious with the persons who work and live in the area. 

 
Goal LU-5 Economically viable, vital, and attractive commercial centers 
throughout the City that serve the needs of the community.  

 
Restaurant uses, who offer a variety of different cuisines and services, can 

enhance the vitality of the City’s commercial centers.  The proposed 
Conditional Use Permit would allow for incidental weekend banquet events, 
and the service of alcohol at an existing restaurant.  Family-friendly banquet 

events, such as weddings, birthdays are to be held on weekends only, and are 
intended to serve the community’s need for event space.  The service of alcohol 

is intended to enhance the customer experience at the restaurant.  
Collectively, the restaurant could enhance the community by providing another 
unique dining opportunity.  

 
Policy LU-6.2 Encourage a mix of retail and commercial services along the 

major corridors and in centers to meet the community’s needs.  
 

The subject request would allow for incidental banquet events with live 
entertainment on weekends, and an ABC license to sell alcohol at an existing 
restaurant.  The proposed incidental banquets, and alcohol service would add 

additional amenities to an existing restaurant that enhances the customer 
experience.  The subject request maintains the intent of being a business 

serving the local community, while also contributing to the mix of retail and 
commercial services along a major commercial corridor. In addition to the 
existing restaurant, the surrounding area features a wide variety of existing 

commercial uses, including, but not limited to: banks, a supermarket, 
restaurants, retail, and medical, and professional offices.  With the subject 

request, the proposed use would further enhance the variety of uses in the 
area. By providing a vast variety of commercial uses, the commercial 
destination at the intersection of Harbor Boulevard and Garden Grove 

Boulevard could become more resilient to any future demands.  
 

Goal ED-2 The City must attract new businesses, while supporting and 
assisting those already located within Garden Grove.   
 

The existing restaurant received a business license earlier in 2026.  The subject 
request for incidental weekend banquet events with live entertainment, and 

the ABC License to serve alcohol, which would provide additional amenities to 
the existing restaurant.  Should the Conditional Use Permit be approved, the 
City would be providing the business resources needed to be successful. 

 
SAF-IMP-2C - Involve law enforcement agencies in the design and planning 

phases of ABC licensed establishments to reduce design elements that conceal 
or encourage criminal activity. 
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The Garden Grove Police Department has reviewed all relevant data pertaining 
to the proposed Conditional Use Permit.  The intent of their review is to reduce 

the number of alcohol-related crimes, and promote the safe operation of the 
restaurant, including during banquet events with live entertainment.  The 

Police Department has proposed conditions of approval to help ensure the safe 
operation of the proposed use.  So long as the Conditions of Approval are 
adhered to, the Police Department is supportive of the Conditional Use Permit 

request. 
 

2. That the requested use at the location proposed will not adversely affect the 
health, peace, comfort or welfare of persons residing or working in the 
surrounding area, or unreasonably interfere with the use, enjoyment or 

valuation of property of other persons located in the vicinity of the site, or 
jeopardize, endanger or otherwise constitute a menace to public health, safety 

or general welfare. 
 
The use would not adversely affect the health, peace, comfort or welfare of 

persons residing or working in the surrounding area, as the banquet events, 
and the sale of alcohol would be ancillary to the restaurant use.  The banquet 

events and the sale of alcohol would be subject to the recommended conditions 
of approval.   

 
The restaurant would operate from 10:00 a.m. to 10:00 p.m., seven (7) days 
a week, which are standard hours for restaurants.  Banquets would occur on 

Fridays, Saturdays, and Sundays from 5:00 p.m. to 12:00 a.m., and the live 
entertainment would only be in conjunction with the banquet event.  Food 

would be required to be served during all restaurant and banquet hours, and 
the sale of alcohol would be required to remain incidental to the sale of food.  
The conditions of approval would also require all members of the business staff 

to have completed the LEAD training (Licensee Education on Alcohol and 
Drugs) through Alcoholic Beverage Control (ABC), or an ABC-approved 

“Responsible Beverage Service (RBS) Training” program. 
 
Given that the request is an ancillary service provided at an existing 

restaurant, and the primary use would not change, there would not be any 
interference with the use, enjoyment or valuation of the property of other 

persons located within the vicinity of the site.  The conditions of approval would 
minimize potential impacts to the surrounding area.  So long as the Conditions 
of Approval are adhered to, the use would not adversely affect the health, 

peace, comfort or welfare of persons residing or working nearby.  
 

3. The proposed site is adequate in size and shape to accommodate the yards, 
walls, fences, parking and loading facilities, landscaping and other 
development features prescribed in this title, or as is otherwise required, in 

order to integrate such use with the uses in the surrounding area. 
 

All site improvements are existing. No interior or exterior changes are 
proposed to the restaurant.  Similarly, there are no proposed changes to the 
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existing commercial center parking lot, landscaping, or other site 
improvements. The site, with the existing site improvements, would be of 

adequate size to accommodate the proposed use within the surrounding area. 
 

4. The proposed site is adequately served by highways or streets of sufficient 
width and improved as necessary to carry the kind and quantity of traffic such 
as to be generated, and by other public or private service facilities as required. 

 
The subject site is located on the southeast corner of Garden Grove Boulevard 

and Garden Grove Boulevard, which are fully developed streets that provide 
adequate traffic circulation and driveway access to parking areas. The site is 
sufficiently served by the public service facilities required, such as public 

utilities: gas, electric, water, and sewer facilities. The request involves the 
incidental banquet use and approval of a new ABC license for a restaurant.  No 

changes are proposed to the design of the restaurant.  Therefore, the site 
would continue to be adequately served by all existing public utilities, 
highways, and streets. 

 
INCORPORATION OF FACTS AND FINDINGS SET FORTH IN STAFF REPORT 

 
In addition to the foregoing, the Planning Commission incorporates herein by this 

reference the facts and findings set forth in the staff report and in Resolution No. 
6132-26. 
 

BE IT FURTHER RESOLVED that the Planning Commission does conclude: 
 

1.  The Conditional Use Permit No. CUP-281-2026 does possess characteristics 
that would indicate justification of the request in accordance with Municipal 
Code Section 9.32.030.D.4 (Conditional Use Permit). 

 
2. Conditional Use Permit No. CUP-281-2026 is approved. In order to fulfill the 

purpose and intent of the Municipal Code and thereby promote the health, 
safety, and general welfare, the following Conditions of Approval, attached as 
Exhibit “A,” shall apply to Conditional Use Permit No. CUP-281-2026. 

 
3. Conditional Use Permit No. CUP-329-11 is revoked. 



 

EXHIBIT “A” 
 

Conditional Use Permit No. CUP-281-2026 
 

13018 Harbor Boulevard 
 

CONDITIONS OF APPROVAL 

 
General Conditions 

 
1. Each owner of the property shall execute, and the applicant shall record against 

the property, a “Notice of Discretionary Permit Approval and Agreement with 

Conditions of Approval,” as prepared by the City Attorney’s Office, within thirty 
(30) days of approval. This Conditional Use Permit runs with the land and is 

binding upon the property owner, his/her/its heirs, assigns, and successors in 
interest.     

 

2. All Conditions of Approval set forth herein shall be binding on and enforceable 
against each of the following, and whenever used herein, the term “applicant” 

shall mean and refer to each of the following: the project applicant, Thomson 
Dang, the current property owner, Pelican Investments #888, Inc., the future 

owner(s) and tenants(s) of the property, and each of their respective successors 
and assigns. The applicant and subsequent owner/operators of such business 
shall adhere to the conditions of approval for the life of the project, regardless 

of property ownership. Except for minor modifications authorized to be 
approved by the Community Development Director pursuant to Condition No. 

4, any changes of the Conditions of Approval require approval by the 
appropriate City hearing body. 

 

3. Conditional Use Permit No. CUP-281-2026 only authorizes the operation of a 
5,845 square-foot restaurant with an Alcoholic Beverage Control Type “47” 

(On-Sale General – Eating Place) License, and incidental banquet uses, as 
identified on the plans submitted by the applicant and made part of the record 
of the April 16, 2026, Planning Commission proceedings, subject to these 

Conditions of Approval.  Approval of this Conditional Use Permit shall not be 
construed to mean any waiver of applicable and appropriate zoning and other 

regulations, and wherein not otherwise specified, all requirements of the City 
of Garden Grove Municipal Code shall apply.   
 

4. The approved plans are an integral part of the decision approving this 
Conditional Use Permit.  Minor modifications to the approved site plan, floor 

plan, and/or these Conditions of Approval may be approved by the Community 
Development Director, in his or her discretion. Proposed modifications to the 
approved floor plan, site plan, or Conditions of Approval that would result in 

the intensification of the project or create impacts that have not been 
previously addressed, and which are determined by the Community 

Development Director not to be minor in nature shall be subject to approval of 
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new and/or amended land use entitlements by the applicable City hearing 

body. 
 

5. All conditions of approval shall be implemented at the applicant’s expense, 

except where specified in the individual condition. 
 

Police Department 
 
6. There shall be no gaming tables or gaming machines, as outlined in City Code 

Sections 8.20.010 and 8.20.050, on the premises at any time. 
 

7. Restaurant hours of operation shall be permitted from 10:00 a.m. to 10:00 
p.m., seven (7) days a week.  Banquet events, including live entertainment, 
shall be permitted only on Fridays, Saturdays, and Sundays from 5:00 p.m. to 

12:00 a.m.  During weekend dates with banquet events, the restaurant may 
remain closed in anticipation of the banquet event to be held later that day.  

Prior to banquet events, restaurant staff may begin decoration and general 
preparation at 10:00 a.m.  The restaurant shall remain open with regular 

business hours during weekends when there are no banquet events scheduled. 
The City of Garden Grove reserves the right to reduce hours of operation, by 
order of the Chief of the Police Department, in the event problems arise 

concerning the operation of this business. 
 

8. There shall be no customers or patrons in or about the premises when the 
establishment is closed. 
 

9. The applicant, at their own expense, shall provide no less than one (1) 
California-licensed, uniformed security guard for every banquet event.  For 

every banquet event in excess of 100 patrons, the applicant shall provide one 
(1) additional uniformed security guard per every one hundred (100) patrons. 
In the event security problems occur, and at the request of the Police 

Department, the applicant shall provide additional uniformed security guard(s) 
on the premises during such hours as requested by the Police Department.  

 
10. The restaurant shall provide security cameras within key public areas.  The 

City of Garden Grove reserves the right to request surveillance video, by order 

of the Chief of the Police Department, in the event problems arise concerning 
the operation of this business. 

 
11. The sale of alcoholic beverages for consumption off the premises is prohibited. 

Consumption of alcoholic beverages shall not occur anywhere outside of the 

establishment at any time.  
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12. The sale and/or service of alcohol shall cease thirty (30) minutes prior to the 

required closing time.  
 

13. There shall be no enclosed booths on the premises at any time. Walls and/or 

partitions exceeding thirty-six (36) inches in height, which partially enclose or 
separate booths, shall be of a clear and transparent material. No item shall be 

placed in the area of the booths that would limit or decrease the visibility of 
the interior of the business from any location within the business.  
 

14. The applicant shall maintain a level of lighting in the establishment sufficient 
to ensure that individuals inside the restaurant can be clearly seen and 

identified by an observer at all times. Low-level lighting that does not enable 
an observer to clearly see and identify individuals inside the restaurant is 
prohibited. 

 
15. No payment (entrance fee/cover charge) shall be charged to gain access to 

the business at any time.  
 

16. No “B-girl” or “hostess” activity (as defined in Penal Code Section 303) shall 
occur within the establishment at any time.  
 

17. There shall be no special entertainers (i.e., Go-Go dancers) permitted to 
dance/perform in the business.  There shall be no “flier parties” or special 

promotion events (promoter parties).  “Under 18” or “Under 21” promotion 
parties are prohibited. 

 

18. The business operator shall not permit “Taxi Dancing” or similar type of 
activity, to occur at the business wherein partners are provided for dancing or 

social purposes.  Social purposes include, but are not limited to, the soliciting 
or accepting of any alcoholic beverages, money, or other forms of 
compensation, from any customers within the business. 

 
19. No employee or agent shall be permitted to accept money or any other thing 

of value from a customer for the purpose of sitting or otherwise spending time 
with customers while in the establishment, nor shall the business provide or 
permit, or make available either gratuitous or for compensation, male or 

female persons who act as escorts, companions, or guests of and for the 
customers. 

 
20. No employee or agent shall solicit or accept any alcoholic or nonalcoholic 

beverage from any customer while in the business. 
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21. The business shall show proof to the Police Department that all members of 

the business staff have completed the LEAD training (Licensee Education on 
Alcohol and Drugs) through Alcoholic Beverage Control (ABC) or an ABC-
approved “Responsible Beverage Service (RBS) Training” program. 

 
22. Any violations or noncompliance with the conditions of approval may result in 

the issuance of an Administrative Citation of up to $1,000 pursuant to Garden 
Grove Municipal Code Section 1.22.010 (a).  

 

Water Services Division 
 

23. If needed, any new water service installations two inches (0’-2”) and smaller 
may be installed by the City of Garden Grove at the property 
owner’s/developer’s expense or by developer/owner’s contractor per City 

Standards. Installations shall be scheduled upon payment of applicable fees, 
unless otherwise noted. Fire services and larger water series three inches 

(0’-3”) and larger, shall be installed by developer/owner’s contract per City 
Standards.  

 
24. Water meters shall be located within the City right-of-way or within dedicated 

waterline easement. Fire services and large water services three inches (0’-3”) 

and larger, shall be installed by contractor with a Class A or C-34 License, per 
City water standards and inspected by approved Public Works inspection. 

 
25. If needed, a Reduced Pressure Principle Device (RPPD) backflow prevention 

device shall be installed for meter protection. The landscape system shall also 

have RPPD device. Any carbonation dispensing equipment shall have a RPPD 
device. Installation shall be per City Standards and shall be tested by a certified 

backflow device tester immediately after installation. Cross-connection 
inspector shall be notified for inspection after the installation is completed. The 
owner shall have RPPD device tested once a year thereafter by a certified 

backflow device tester, and the test results to be submitted to the Public Works 
Department, Water Services Division. The property owner must open a water 

account upon installation of RPPD device.  
 

26. It shall be the responsibility of the owner/developer to abandon any existing 

private water well(s) per Orange County Health Department requirements.   
Abandonment(s) shall be inspected by Orange County Health Department 

inspector after permits have been obtained. 
 
27. If required, fire service shall have an above ground backflow device with a 

double-check valve assembly. The device shall be tested immediately after 
installation and once a year thereafter by a certified backflow device tester and 
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the results to be submitted to the Public Works Department, Water Services 

Division. The device shall be on private property, and is the responsibility of 
the property owner.  The above-ground assembly shall be screened from public 
view as required by Garden Grove Municipal Code Section 9.12.040.10.G. 

 
28. If applicable, commercial food use of any type shall require the installation of 

an approved grease interceptor prior to obtaining a business license. Plumbing 
Plan for grease interceptor shall be routed to Environmental Services for 
review.  

 
29. If needed, a properly-sized grease interceptor shall be installed on the sewer 

lateral and maintained by the property owner. There shall be a separate 
sanitary waste line that will connect to the sewer lateral downstream of the 
grease interceptor.  All other waste lines shall be drained through the grease 

interceptor.  Grease interceptor shall be located outside of the building and 
accessible for routine maintenance.  Owner shall maintain comprehensive 

grease interceptor maintenance records and shall make them available to the 
City of Garden Grove upon demand. 

 
30. Commercial food grinders (garbage disposal devices) are prohibited per 

Ordinance 6 of the Garden Grove Sanitary District Code of Regulations. Any 

existing units are to be removed.  
 

Orange County Fire Authority 
 

31. The applicant shall comply with all applicable Orange County Fire Authority 

(OCFA) requirements, including, but not limited to, the Fire Master Plan.  
 

Community Development Department  
 
32. Approval of this Conditional Use Permit will allow the restaurant to operate 

with an incidental banquet facility with live entertainment.  Banquet events 
shall only be held on weekends (Friday, Saturday, and Sunday), between 5:00 

p.m. and 12:00 a.m. (midnight).  The restaurant shall remain open with 
regular business hours during weekdays, and weekends when there are no 
banquets scheduled.  There shall be no additional changes in the design of the 

floor plan without the approval of the Community Development Department, 
Planning Services Division.  Any additional changes in the approved floor plan, 

which has the effect of expanding or intensifying the present use, shall require 
of the appropriate entitlements. 

 

33. The Conditional Use Permit shall be presented to the Planning Commission for 
revocation, review, or further consideration in the event any of the following 
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occur: the Alcoholic Beverage Control (ABC) License is suspended for any 

period of time and/or fined for any ABC violation as a result of disciplinary 
action, a Code Enforcement Notice of Violation is issued to the restaurant, 
and/or by order of the Chief of the Police Department due to an undue burden 

of police calls-for-service to the restaurant. 
 

34. Food service shall be provided during all hours the restaurant is open, including 
banquets, and shall also be available at all times when alcoholic beverages are 
being served. 

 
35. Banquet events with or without the live entertainment shall be an incidental 

use to the restaurant.  Any live entertainment shall be limited to only during 
banquet events.  All amplified music shall not be audible outside the 
boundaries of the interior of the restaurant.  All entertainment shall stop fifteen 

(15) minutes prior to the designated closing time.  
 

36. All banquets events with or without live entertainment are the sole 
responsibility of the applicant. The applicant shall be solely responsible for all 

bookings and contractual arrangements for any type of banquet events 
including live entertainment.  Any advertisement (e.g., written, email, web 
page, etc.) shall promote the restaurant first with the indication that the live 

entertainment may be permitted in conjunction with a banquet event.  Any 
such advertisement that is printed (e.g., handbill, flier, printed promotion, 

etc.) shall be limited to distribution within the City of Garden Grove. 
 

37. The establishment shall be operated as a "Bona Fide Public Eating Place" as 

defined by Alcoholic Beverage Control (ABC).  The restaurant shall contain 
sufficient space and equipment to accommodate a full restaurant kitchen, and 

the kitchen shall be open and preparing food during all hours the establishment 
is open. The establishment shall provide an assortment of foods normally 
offered in restaurants.  The service of only appetizers, sandwiches and/or 

salads shall not be deemed in compliance with this requirement.  The service 
of pre-event “tastings” during the scheduling of banquets shall not be deemed 

in compliance with this requirement 
 
38. At all time when the restaurant is open for business, including banquet events, 

the sale of alcoholic beverages shall be incidental to the sale of food. The 
quarterly gross sales of alcoholic beverages shall not exceed thirty-five percent 

(35%) of the quarterly gross sales of food.  
 
39. The applicant shall, upon request, provide the City of Garden Grove with an 

audited report of sales ratio of food to alcoholic beverages.  
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40. During all banquet events, the restaurant shall provide staff onsite for the 

management and general coordination of the event.  The restaurant shall not 
solely rely on vendors, contractors, or third-party staff during banquet events. 

 

41. No outdoor storage or display shall be permitted outside of the building, 
including, but not limited to, storage and display of merchandise, cardboard, 

pallets, or boxes. 
 

42. There shall be no outdoor activities conducted on the premises without 

approval of a Special Event Permit or Community Event Permit.  
 

43. All meals provided at banquet events shall be prepared by the restaurant.  
There shall be no outside food catering service allowed, including, but not 
limited to, food trucks, and other mobile food vendors. 

 
44. There shall be no pool tables, arcade games, or other incidental amusement 

devices, as defined in Municipal Code Section 9.04.060, on the premises at 
any time. 

 
45. A prominent, permanent sign stating “NO LOITERING IS ALLOWED ON OR IN 

FRONT OF THE PREMISES” shall be posted in a place that is clearly visible to 

patrons of the licensee.  The sign lettering shall be four (4) to six (6) inches 
high with black letters on a white background.  The sign shall be displayed 

near or at the entrance, and shall also be visible to the public. 
 
46. There shall be no uses or activities permitted of an adult oriented nature as 

outlined in Municipal Code Section 9.04.060. 
 

47. There shall be no deliveries to or from the premises before 7:00 a.m. and after 
10:00 p.m., seven (7) days a week. 

 

48. All exterior doors shall be kept closed at all times, except to permit ingress and 
egress, and in emergencies. 

 
49. Litter shall be removed daily from the premises, including adjacent public 

sidewalks, and from all parking areas under the control of the licensee.   These 

areas shall be swept or cleaned, either mechanically or manually, on a weekly 
basis, to control debris.  

 
50. All trash bins shall be kept inside the trash enclosure, and gates closed at all 

times, except during disposal and pick-up.  Trash pick-up shall be at least three 

(3) times a week.  
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51. The applicant/property owner shall maintain all existing landscaped areas on 

a neat and health condition. Landscaping maintenance shall include pruning or 
removal of overgrown weeds and vegetation.  

 

52. The applicant/property owner shall abate all graffiti vandalism within the 
premises. The applicant/property owner shall implement best management 

practices to prevent and abate graffiti vandalism within the premises 
throughout the life of the project, including, but not limited to, timely removal 
of all graffiti, the use of graffiti resistant coatings and surfaces, the installation 

of vegetation screening of frequent graffiti sites, and the installation of 
signage, lighting, and/or security cameras, as necessary. Graffiti shall be 

removed/eliminated by the applicant/property owner as soon as reasonable 
possible after it is discovered, but not later than 72 hours after discovery.  

 

53. The applicant is advised that the establishment is subject to the provisions of 
State Labor Code Section 6404.5 (ref: State Law AB 13), which prohibits 

smoking inside the establishments as of January 1, 1995. 
 

54. No-roof mounted mechanical equipment shall be permitted unless a method of 
screening complementary to the architecture of the building is approved by 
the Community Development Department, Planning Services Division. Said 

screening shall block visibility of any roof-mounted mechanical equipment from 
view of public streets and surrounding properties.  

 
55. The applicant shall be responsible for providing adequate parking area lighting 

in compliance with City regulations. Lighting in the parking area shall be 

directed, positioned, or shielded in such a manner so as not to unreasonably 
illuminate adjacent areas.  

 
56. No satellite dish antennas shall be installed on said premises unless, and until, 

plans have been submitted to and approved by the Community Development 

Department, Planning Services Division. No advertising material shall be 
placed thereon.  

 
57. Permits from the City of Garden Grove shall be obtained prior to displaying any 

temporary advertising (i.e., banners). 

 
58. Signs shall comply with the City of Garden Grove sign requirements. No more 

than fifteen percent (15%) of the total window area and clear doors shall bear 
advertising or signs of any sort. No signs advertising alcoholic beverages shall 
be placed on the windows. Any opaque material applied to the store front, such 

as window tint, shall count toward the maximum window coverage area.  
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59. Any modifications to the existing signs or the installation of new signs shall 

require approval by the Community Development Department, Planning 
Services Division prior to issuance of a building permit.  
 

60. The project shall comply with all recommendations of the parking management 
plan.  This shall include limitations on the hours of banquet events to only 

occur after 5:00 p.m., and for the reduction of operating hours for businesses 
within the shopping center in the event that parking problems occur.   
 

61. In the event the development cannot accommodate the parking demand due 
to impacts generated by the development, at any given time, which causes a 

nuisance, hindrance, and/or problem with either on-site and off-site parking 
and circulation, as determined by the City’s Community Development Director 
in his/her reasonable discretion, the applicant shall devise and implement a 

plan approved by the City to relieve the situation.  Upon written request by 
the City, the applicant shall submit a plan to manage parking issues for review 

and approval by the Community Development Department. The plan may 
include, but is not be limited to: reducing the hours of operation, instituting an 

off-site parking arrangement; having on-site parking control personnel; and/or 
others actions that may be deemed applicable to the situation.  If the City’s 
Community Development Director deems such action is necessary to address 

parking and circulation problems, such action shall be implemented within 
thirty (30) days of written notice. Failure to take appropriate action shall be 

deemed a violation of these Conditions of Approval and may result in the City 
restricting the overall use of the facility. 

 

62. A copy of the decision and the conditions of approval for Conditional Use Permit 
No. CUP-281-2026 shall be kept on the premises at all times.  

 
63. The permittee shall submit a signed letter acknowledging receipt of the 

decision approving Conditional Use Permit No. CUP-281-2026 and his/her 

agreement with all conditions of approval within thirty (30) days from the date 
of this approval.  

 
64. The Conditional Use Permit may be called for review by City staff, the City 

Council, or Planning Commission, if noise or other complaints are filed and 

verified as valid by the Code Enforcement office or other City department 
concerning the violation of approved conditions, the Garden Grove Municipal 

Code, or any other applicable provisions of law.  
 
65. If deemed necessary by the Community Development Director, the Conditional 

Use Permit may be reviewed at any time, in order to determine if the business 
is operating in compliance. 
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66. The applicant, shall as a condition of project approval, at its sole expense, 

defend, indemnify and hold harmless the City, its officers, employees, agents 
and consultants from any claim, action, or proceeding against the City, its 
officers, agents, employees and/or consultants, which action seeks to set 

aside, void, annul or otherwise challenge any approval by the City Council, 
Planning Commission, or other City decision-making body, or City staff action 

concerning Conditional Use Permit No. CUP-281-2026. The applicant shall pay 
the City’s defense costs, including attorney fees and all other litigation related 
expenses, and shall reimburse the City for court costs, which the City may be 

required to pay as a result of such defense.  The applicant shall further pay 
any adverse financial award, which may issue against the City including but 

not limited to any award of attorney fees to a party challenging such project 
approval.  The City shall retain the right to select its counsel of choice in any 
action referred to herein.  

 
67. In accordance with Garden Grove Municipal Code Sections 9.32.160, the rights 

granted pursuant to Conditional Use Permit No. CUP-281-2026 shall be valid 
for a period of two (2) years.  Unless a time extension is granted pursuant to 

Garden Grove Municipal Code Section 9.32.030.D.9, the rights conferred by 
Conditional Use Permit No. CUP-281-2026 shall become null and void if the 
subject development and construction necessary and incidental thereto is not 

commenced within two (2) years of the expiration of the appeal period, and 
thereafter diligently advanced until completion of the project.  In the event 

construction of the project is commenced, but not diligently advanced until 
completion, the rights granted pursuant to Conditional Use Permit No.         
CUP-281-2026 shall expire if the building permits for the project expire. 

 
68. The applicant is advised that if the use of the establishment ceases to operate 

for more than ninety (90) days, then the existing Conditional Use Permit will 
become null and void and the new applicant shall be required to apply for a 
new Conditional Use Permit subject to the approval by the Community 

Development Department, Planning Services Division. In the event the use(s) 
authorized by the CUP cease and the property owner no longer desires to 

continue such use(s) on the property, property owner may voluntarily 
terminate the CUP and all rights and obligations thereunder by executing and 
recording a request for voluntary revocation and termination of the CUP in a 

form acceptable to the City.  
 

69. No alcoholic beverages shall be sold until all conditions of approval have been 
met, as determined by the Planning Services Division, and the State Alcoholic 
Beverage Control Board (ABC) has approved the release of the ABC License. 
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