
     A G E N D A 
 

 GARDEN GROVE PLANNING COMMISSION 
 

JUNE 19, 2025 - 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, RAMIREZ 
 

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

 
A. ORAL COMMUNICATIONS - PUBLIC  
 

B.  APPROVAL OF MINUTES – June 5, 2025 
 

C. PUBLIC HEARING(S) (Authorization for the Chair to execute Resolution shall 

be included in the motion.) 
 

  C.1. SITE PLAN NO. SP-111-2022(TE2) 
   TENTATIVE PARCEL MAP NO. PM-2021-190(TE2) 
              

   APPLICANT:  DR. MICHAEL DAO 

 

mailto:planning@ggcity.org
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   LOCATION: NORTHEAST CORNER OF GARDEN GROVE BOULEVARD 

AND BROOKHURST STREET AT 10201 AND 10231 
GARDEN GROVE BOULEVARD 
 

REQUEST:  A request to approve a one-year time extension for the 
approved entitlements under Site Plan No. 

SP-111-2022 and Tentative Parcel Map No. 
PM-2021-190, as modified by Minor Modification No. 1, 

which allowed the consolidation of two (2) existing 
parcels into a single 1.86 acre parcel, and the 
construction of a five-story mixed-use development on 

the 1.86-acre site consisting of 5,312 square feet of 
retail space, 3,548 square feet for an art gallery use, 

and 10,745 square feet of medical space, and 52 
apartment units. Pursuant to the State Density Bonus 
Law, in exchange for reserving three (3) units for very-

low income, the project qualifies for a density bonus, 
concessions, waivers, and reduced parking. A California 

Environmental Quality Act (CEQA) determination is not 
required as the project was previously exempted. 

  

STAFF RECOMMENDATION:  Approval of a one-year time extension 
for Site Plan No. SP-111-2022(TE2) and Tentative Parcel Map No. 

PM-2021-190(TE2). 
 

 C.2. CONDITIONAL USE PERMIT NO. CUP-259-2024(TE1) 
              

   APPLICANT:  FREEDOMHOUSE OC CHURCH 

 
   LOCATION: SOUTHWEST CORNER OF KATELLA AVENUE AND 

EUCLID STREET AT 10912 KATELLA AVENUE 
 

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

entitlements under Conditional Use Permit No. 
CUP-259-2024 to operate a new religious facility, 
including, church services, an accredited bible college, 

and a child day care within an existing 46,287 square-
foot tenant space. A California Environmental Quality 

Act (CEQA) determination is not required as the project 
was previously exempted. 

  

STAFF RECOMMENDATION: Approval of a one-year time extension 
for Conditional Use Permit No. CUP-259-2024(TE1). 

 
 C.3. SITE PLAN NO. SP-160-2025 
              

   APPLICANT:  DAVID SIMPSON 
 

   LOCATION: SOUTHEAST CORNER OF TRASK AVENUE AND 
BROOKHURST STREET AT 10150 TRASK AVENUE 
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REQUEST:  A request for Site Plan approval to construct a one-story 
3,625 square foot freestanding steel structure for vehicle 

maintenance on an existing car dealership lot. 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:  Approval of Site Plan No. SP-160-2025, 

pursuant to the recommended Conditions of Approval. 
 
E. MATTERS FROM COMMISSIONERS 
 

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, June 5, 2025 

 

CALL TO ORDER:  7:00 p.m. 
 

ROLL CALL: 
 

Commissioner Ashland 
Commissioner Beard 
Commissioner Cueva 

Commissioner Flanders 
Commissioner Laricchia 

Commissioner Lindsay  
Commissioner Ramirez 

 

PLEDGE OF ALLEGIANCE: Led by Commissioner Lindsay. 
 

ORAL COMMUNICATIONS – PUBLIC  
 
Speaker: Tom Raber 

 
May 15, 2025 MINUTES:   

 

Action: Received and filed. 

 
Motion: Lindsay    Second:  Beard  
 

 Ayes:  (4) Ashland, Beard, Laricchia, Lindsay     
Noes:  (1) Cueva 

Absent: (0) None 
Abstain: (2) Flanders, Ramirez 

 
PUBLIC HEARING – NEGATIVE DECLARATION, GENERAL PLAN AMENDMENT NO. 
GPA-002-2025 AND SITE PLAN NO. SP-159-2025 FOR PROPERTY LOCATED ON THE 

NORTHWEST CORNER OF KNOTT STREET AND ACACIA AVENUE, AT 12821 KNOTT 
STREET 

 
Applicant: HARBINGER MOTORS, INC. 
Date:    June 5, 2025 

 
Request: A request that the Planning Commission recommend City Council 

approval of a General Plan Amendment, and Site Plan for the 
construction of a mezzanine office space for an existing industrial 
building on an approximately 7.97-acre site. The specific land use 
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entitlement approvals requested include the following: (i) General Plan 
Amendment to establish subareas A and B within the IC (Industrial 

Commercial Mixed Use) land use designation, and establish a 0.55 FAR 
for industrial uses within Subarea B; and (ii) Site Plan approval to allow 

for an approximately 10,368 square-foot interior mezzanine addition for 
an existing industrial building. 
 

  The Planning Commission will also consider a recommendation that the 
City Council adopt a Negative Declaration for the project.  

 

At the request of Staff, Chairman Ramirez moved this item up on the 
Agenda. 

 
Action: The Planning Commission continued the item to a date 

uncertain for staff to update and recirculate the 
environmental document and address noticing errors.  The 
item will be re-advertised.    

 
 The Planning Commission did not receive an oral staff 

report, take public testimony, or discuss the item. 
 

Motion: Ashland  Second:       Lindsay 

 
 Ayes:  (7) Ashland, Beard, Cueva, Flanders, Laricchia, Lindsay, 

   Ramirez 
Noes:  (0) None 
Absent: (0) None 

 
 

CONTINUED PUBLIC HEARING – SITE PLAN NO. SP-157-2025 AND LOT LINE 
ADJUSTMENT NO. LLA-036-2025 FOR PROPERTY LOCATED ON THE SOUTHEAST 
CORNER OF TRASK AVENUE AND MAGNOLIA STREET AT 9032 AND 9062 TRASK 

AVENUE 
 

Applicant: IN-N-OUT BURGERS, INC. 
Date:   June 5, 2025 
 

Request: A request for Site Plan approval to construct 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. The project includes the demolition of an existing vacant 
restaurant building, formerly occupied by Mae’s Café, to accommodate 

additional drive-thru vehicle queuing and parking spaces. Also, a 
request for Lot Line Adjustment approval to remove an existing lot line 

for the purpose of consolidating two (2) adjoining parcels into one (1) 
parcel to accommodate the proposed improvements. In conjunction with 

the request, the Planning Commission will also consider a determination 
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that the project is categorically exempt from the California 
Environmental Quality Act (CEQA). 

 

Commissioner Ramirez announced he has a financial conflict of interest 
because his spouse is an employee of the applicant, recused himself, 

and left the meeting before hearing or consideration of the item by the 
Commission. 

 

Action: Resolution No. 6112-25 was approved with one 

amendment to the Conditions of Approval as follows: 
 
 Delete Condition 74: There shall be no deliveries from or 

to the premises before 7:00 a.m. and after 10:00 p.m., 
seven days a week. , and renumber the conditions of 

approval. 
 

Motion: Lindsay  Second:       Cueva 

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

Noes:  (0) None 
Absent: (1) Ramirez  

 
 Commissioner Ramirez rejoined the meeting. 

 
PUBLIC HEARING – SITE PLAN NO. SP-158-2025 FOR PROPERTY LOCATED ON THE 
NORTHWEST CORNER OF LINCOLN WAY AND WESTERN AVENUE, AT 7441 LINCOLN 

WAY 
 

Applicant: JYJ LOGISTICS LLC 
Date:   June 5, 2025 
 

Request: A request for Site Plan approval to construct a new 50,300 square foot 
shell industrial building along with other associated site improvements 

following the demolition of the existing 22,108 square foot building.  In 
conjunction with the request, the Planning Commission will consider a 
determination that the project is categorically exempt from the 

California Environment Quality Act (CEQA). 
 

Action: Resolution No. 6115-25 was approved with Condition of 

Approval No. 83, 84, and 85 added, and revisions to 
Conditions of Approval Nos. 16, 37, and 67 as follows: 

 
83. The entry gates into the loading truck court shall be positioned after a 

minimum of fifty feet (50’-0”) of total available stacking depth inside the 
property line. 
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84. Anti-idling signs indicating a three-minute heavy-duty truck engine 
idling restriction shall be posted along entrances to the site and at the 

truck loading bays. Signs shall be installed at all heavy-duty truck exit 
driveways directing truck drivers to the truck route as indicated in the 

truck routing plan, as described in condition No. 85 below, and in the 
state highway system. 

 

85. Prior to the issuance of a certificate of occupancy, the facility operator 
shall submit a truck routing plan to and from the state highway system 

based on the latest truck route map of the city to the Community 
Development Director for review and approval. The truck routing plan 
shall describe the operational characteristics of the use of the facility 

operator, including, but not limited to, hours of operation, types of items 
to be stored within the building, and proposed truck routing to and from 

the facility to designated truck routes that, to the greatest extent 
possible, avoid passing sensitive receptors.  

 

The truck routing plan shall include measures, such as signage and 
pavement markings, queuing analysis, and enforcement, for preventing 

truck queuing, circling, stopping, and parking on public streets. The 
facility operator shall be responsible for enforcement of the truck routing 

plan. A revised truck routing plan shall be submitted to the planning 
director or equivalent position prior to a business license being issued 
by the city, county, or city and county for any new tenant of the 

property. The Community Development Director shall have discretion to 
determine if changes to the truck routing plan are necessary, including, 

but not limited to, any additional measures to alleviate truck routing and 
parking issues that may arise during the life of the facility. 

 

16.  The applicant shall remove any existing substandard driveway 
approaches, curbs, sidewalks, ADA ramps, pavement sections, tree well 

and landscaping, and construct Newport Street Lincoln Way and 
Western Avenue frontage improvements as identified below. 
[…] 

 
g.  The new landscaping in the public right of way on Lincoln Way 

and Western Avenue shall be consistent with existing landscape 
with the resort are north of the project site along street 
frontage and approved by Planning Services Division. 

 
37.  

 
f.  Identify responsible contractor and individuals for maintaining the 

new landscape and irrigation improvements in the public right of 

way for a period of three (5) (3) years following the acceptance 
of the improvements by the City. 

 
67.  
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a. Monday through Saturday Friday - not before 7:00 a.m. and not 

after 5:00 p.m. (of the same day). 
 

One letter of opposition submitted by Chase Preciado and Rebecca Davis 
with Lozeau Drury LLP. 
 

Motion: Laricchia  Second:       Ashland 
 

 Ayes:  (7) Ashland, Beard, Cueva, Flanders, Laricchia, Lindsay, 
   Ramirez 
Noes:  (0) None 

Absent: (0) None 
 

PUBLIC HEARING – SITE PLAN NO. SP-156-2025 FOR PROPERTY LOCATED ON THE 
SOUTH SIDE OF CHAPMAN AVENUE, BETWEEN GILBERT STREET AND BROOKHURST 
STREET, AT 9562 CHAPMAN AVENUE. 

 
Applicant: WILLIAM D. JAGER 

Date:   June 5, 2025 
 

Request: A request for Site Plan approval to construct a four-story, thirty-six (36) 
unit residential apartment building and associated site improvements on 
an approximately 0.82-acre lot. The proposal includes four (4) 

affordable housing units for "very low-income" households. Inclusion of 
the four (4) very low-income units qualifies the project for a density 

bonus, concessions, waivers, and reduced parking pursuant to the State 
Density Bonus Law and Garden Grove Municipal Code (GGMC) Section 
9.60.040 (collectively, the “Density Bonus Law” or “DBL”). The project 

has been designed to incorporate certain incentives/concessions and 
waivers/reductions of development standards pursuant to the DBL. 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). 

 

Action: Resolution No. 6116-25 was approved with Condition of 

Approval No. 74 revised as follows: 
 

74. All new block walls, and/or retaining wall(s), including existing 

block walls to remain, if any, shall be shown on the grading plans.  
Block walls shall be developed to City Standards or designed by 

a Registered Engineer and shall be measured from on-site 
finished grade.  The applicant shall provide the following: 

 

a. Decorative masonry walls are required along the perimeter 
property lines, and shall be constructed to a minimum 

height of six feet (6’-0”), up to a maximum of seven feet 
(7’-0”) eight feet (8’-0”), as measured from highest point 
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of finished grade.  Whether new or existing, the block walls 
shall be decorative and utilize stucco finish, slump stone, 

decorative CMU, or split face block.  Street-facing 
perimeter walls shall include trailing vines, hedges planted 

along the base of the exterior face, or other landscaping 
treatments that deter graffiti. 

 

Three letters of support submitted by Devin Valdez, Elizabeth Hansburg, 
and Matthew Gelfand. 

 
Motion: Lindsay  Second:       Laricchia 
 

 Ayes:  (7) Ashland, Beard, Cueva, Flanders, Laricchia, Lindsay, 
   Ramirez 

Noes:  (0) None 
Absent: (0) None 

 

CONTINUED PUBLIC HEARING – AMENDMENT NO. A-042-2025 
 

Applicant: CITY OF GARDEN GROVE 
Date:   June 5, 2025 

 
Request: A request for a City-initiated Zoning Text Amendment to various 

provisions of Title 9 (Land Use) of the Garden Grove Municipal Code.  

The proposed Amendment would update portions of Chapters  9.04 
(General Provisions), 9.08 (Single-Family Residential Development 

Standards), 9.12 (Multifamily Residential Development Standards), 
9.16 (Commercial, Office Professional, Industrial, and Open Space 
Development Standards), 9.18 (Mixed Use Regulations and 

Development Standards), 9.32 (Procedures and Hearings), 9.54 
(Accessory Dwelling Units and Junior Accessory Dwelling Units), and 

9.60 (Special Housing Regulations) to conform to changes in State Law 
and City Policies, and to make clarifications and typographical 
corrections. In conjunction with the request, the Planning Commission 

will also consider a recommendation that the City Council determine that 
the proposed amendment is categorically and statutorily exempt from 

review under the California Environmental Quality Act (CEQA). 
 

At the request of Staff, Chairman Ramirez moved this item to the end 

of the Agenda. 
 

Commissioner Lindsay announced that he had a potential conflict of 
interest because he owned a general contracting business that could 
potentially be affected by some of the proposed amendments, recused 

himself, and left the meeting room prior to the start of the item. 
 

Action: Resolution No. 6113-25 was approved. 
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Motion: Ramirez  Second:       Cueva 
 

 Ayes:  (5) Ashland, Beard, Cueva, Laricchia, Ramirez 
Noes:  (1) Flanders 

Absent: (1) Lindsay 
 
 Commissioner Lindsay did not rejoin the meeting. 

 
MATTERS FROM COMMISSIONERS:  

 
Commissioner Ramirez thanked staff and requested status updates on the 
self-storage facility on Western Avenue and the car wash on Katella Avenue at the 

next meeting. 
 

MATTERS FROM STAFF: Staff gave a brief description of the upcoming items for the 
June 19, 2025 Planning Commission Meeting. 
 

ADJOURNMENT:  At 8:38 p.m. 
 

 
______________________________ 

Carol Sebbo 
Recording Secretary 



 

 

COMMUNITY DEVELOPMENT DEPARTMENT  

PLANNING STAFF REPORT 
 

AGENDA ITEM NO.:  
C.1. 

                               

SITE LOCATION:  Northeast corner of 
Garden Grove Boulevard and Brookhurst 

Street at 10201 and 10231 Garden Grove 

Boulevard 

HEARING DATE: June 19, 2025 GENERAL PLAN: Residential/Commercial 

Mixed Use 2 

CASE NOS.:  Site Plan No. SP-111-2022(TE 

2) and Tentative Parcel Map No. 

PM-2021-190(TE2) 

ZONE:  GGMU-2 (Garden Grove Boulevard 

Mixed Use 2) 

APPLICANT:  Dr. Michael Dao APN:  089-072-53, 089-072-66  

 

PROPERTY OWNER: Same as applicant CEQA DETERMINATION: Previously 

Exempt- Section 15332 “In-Fill 

Development Projects” 
 

 

REQUEST:  

 

The applicant is requesting approval of a one-year time extension for the approved 
entitlements under Site Plan No. SP-111-2022 and Tentative Parcel Map No. 

PM-2021-190, as modified by Minor Modification No. 1, which allowed the consolidation 

of two (2) existing parcels into a single 1.86 acre parcel, and the construction of a 

five-story mixed-use development on the 1.86-acre site consisting of 5,312 square feet 

of retail space, 3,548 square feet for an art gallery use, 10,745 square feet of medical 
space, and 52 apartment units.  

 

BACKGROUND: 

 

The project site is comprised of two (2) parcels with a combined land area of 1.86-acres 
located on the northeast corner of Garden Grove Boulevard and Brookhurst Street. The 

subject site has a General Plan Land Use designation of Residential/Commercial Mixed 

Use 2, and is zoned GGMU-2 (Garden Grove Boulevard Mixed Use 2).   

 

The project site is located in an area developed with commercial and residential 

developments.  The project site abuts a GGMU-2 zoned property to the north developed 
with a four-story office professional building and a one-story restaurant building; a 

Planned Unit Development (PUD-101-95) zoned residential development to the east 

developed with 104 detached, three-story, residential homes; GGMU-3 zoned properties 

to the south, across Garden Grove Boulevard, developed with a Wienerschnitzel 

restaurant and an auto body shop; and PUD-123-09 zoned parcels to the west, across 
Brookhurst Street, entitled for the Brookhurst Triangle Project.   

 

On May 19, 2022, the Planning Commission approved Site Plan No. SP-111-2022 and 

Tentative Parcel Map No. PM-2021-190.  The approval allowed the consolidation two (2) 
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CASE NO. SP-111-2022(TE2) AND PM-2021-190(TE2) 

 
existing parcels into a single 1.86 acre parcel and the construction of a five-story 
mixed-use development on the 1.86-acre site consisting of 9,786 square feet of retail 

space, 9,270 square feet of medical office space, and 52 apartment units. Pursuant to 

the State Density Bonus law, in exchange for reserving three (3) of the apartment units 

for very low-income households, the applicant qualified for density bonus, concessions, 

and waivers and reduced parking.   
 

On March 10, 2023, the Community and Economic Development Director approved 

Minor Modification No. 1 to Site Plan No. SP-111-2022 to authorize (1) a redesign to 

the elevator lobbies and enclosed stairwells to comply with the Building Code 

requirements for egress; (2) shifting the third floor commercial tenant space to align 

with the exterior building plane, along the south and west building elevations, and 
shifting and redesigning the exterior corridor used to access the commercial tenant 

space into an interior, enclosed corridor;  (3) increasing the size of a roof garden located 

on the fourth floor, along the west building elevation, from two smaller passive roof 

gardens with a combined area of 918 square feet to one passive roof garden with an 

area of 2,765 square feet; and (4) a modification to Condition of Approval No. 84 to 
change the allowable square footages of the retail and medical uses while continuing to 

provide the required number of parking spaces.  

 

Under the State Subdivision Map Act, tentative maps expire two-years from the date 

the land use approval becomes effective.  Condition of Approval No. 110 of SP-111-2022 
and PM-2021-190 allowed the Site Plan to expire two years from the date the approval 

became effective to be consistent with the two-year expiration date of the Tentative 

Parcel Map.  The land use entitlements became effective on June 9, 2022, with a 

two-year expiration date of June 9, 2024. 

 
On June 20, 2024, the Planning Commission approved a one-year extension (Time 

Extension No. 1) to Site Plan No. SP-111-2022 and Tentative Parcel Map No. 

PM-2021-190, as modified by Minor Modification No. 1.  This time extension allowed the 

applicant additional time to finalize the permit approvals due to delays created by the 

project’s redesign to address building code requirements.  The one-year time extension 

extended the land use entitlements expiration date to June 9, 2025.  
 

On May 19, 2025, prior to the expiration of the subject entitlements, the applicant filed 

a land use application with the City requesting a second one-year time extension (Time 

Extension No. 2) of Site Plan No. SP-111-2022 and Tentative Parcel Map No. PM-2021-

190, as modified by Minor Modification No. 1.  The time extension would allow the 
applicant additional time to finalize the grading and building plans, and to record the 

parcel map.   

 

In accordance with the Municipal Code, and because the approved entitlements were 

not yet exercised, the applicant is now requesting a second one-year time extension 
(Time Extension No. 2) to the previously approved entitlements.  No changes are 

proposed to the previously approved project.  
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CASE NO. SP-111-2022(TE2) AND PM-2021-190(TE2) 

 
 
DISCUSSION: 

 

TIME EXTENSION 

 

Site Plan No. SP-111-2022 and Tentative Parcel Map No. PM-2021-190 became effective 
on June 9, 2022, with a two-year expiration date of June 9, 2024.  A one-year time 

extension (Time Extension No. 1) was approved for said entitlements on June 20, 2024, 

which extended the expiration date of the entitlements to June 9, 2025. 

 

The applicant filed an application with the City of Garden Grove requesting a second 

time extension (Time Extension No. 2) on May 19, 2025, prior to the entitlements 
expiring.  

 

The project is currently undergoing grading and building plan review by City staff, and 

the applicant is working to address the final remaining corrections.  In addition, the 

parcel map is being reviewed by the County Surveyor’s Office.  The applicant has 
indicated that a delay to recording the parcel map has occurred due to an existing 

property easement.  The applicant is working to clear the existing easement, which will 

allow the parcel map to be recorded.  The applicant anticipates that permits for the 

project will be issued, and project construction will commence, within the timeframe of 

this time extension. 
 

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 nonconforming.   

 

The applicant submitted the second time extension application on May 19, 2025, prior 

to the expiration of the entitlements.  In addition, the General Plan Land Use Designation 

of Residential/Commercial Mixed Use 2 and the GGMU-2 (Garden Grove Boulevard Mixed 
Use 2) 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 nonconforming.  As such, the proposed project is conforming to the 

General Plan and zoning designations of the property.  The subject request is in 

compliance with Municipal Code standards for time extensions. 
 

Approval of the second time extension will extend the expiration date of the land use 

entitlement by one-year to June 9, 2026.  
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CASE NO. SP-111-2022(TE2) AND PM-2021-190(TE2) 

 
RECOMMENDATION: 
 

Staff recommends that the Planning Commission take the following action: 

 

1. Adopt Resolution No. 6121-25 approving a one year time extension for Site Plan 

No. SP-111-2022 and Tentative Parcel Map No. PM-2021-190 [referred to as Site 
Plan No. SP-111-2022(TE2) and Tentative Parcel Map No. PM-2021-190(TE2)].   

 

 

 

Maria Parra  

Planning Services Manager 
 

 

Attachment 1:  Vicinity Map 

Attachment 2: Revised Plans Approved Under Minor Modification No. 1 

Attachment 3: Resolution No. 6121-25 for SP-111-2022(TE2) and 
PM-2021-190(TE2) 

Attachment 4: Planning Staff Report dated May 19, 2022 with Resolution No. 

6041-22 and Conditions of Approval for SP-111-2022 and 

PM-2021-190 

Attachment 5:  Minor Modification No. 1 for SP-111-2022 Approval 
Attachment 6: Planning Staff Report dated June 20, 2024 with Resolution No. 

6092-24 for SP-111-2022(TE1) and PM-2021-190(TE1) 
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 RESOLUTION NO. 6121-25 
 
A RESOLUTION BY THE PLANNING COMMISSION OF THE CITY OF GARDEN GROVE 
APPROVING A ONE-YEAR TIME EXTENSION FOR SITE PLAN NO. SP-111-2022 AND 
TENTATIVE PARCEL MAP NO. PM-2021-190 [REFERRED TO AS SP-111-2022(TE2) 
AND PM-2021-190 (TE2)]. 
 
BE IT RESOLVED that the Planning Commission of the City of Garden Grove, in 
regular session assembled on June 19, 2025, does hereby approve a one (1) year 
time extension for the entitlements approved under Site Plan No. SP-111-2022 and 
Tentative Parcel Map No.  PM-2021-190, as modified by Minor Modification No. 1, 
for a property located on the northeast corner of Garden Grove Boulevard and 
Brookhurst Street, at 10201 and 10231 Garden Grove Boulevard, Assessor’s Parcel 
Nos. 089-072-53 and 089-072-66.  
 
BE IT FURTHER RESOLVED in the matter of the time extension for Site Plan 
No. SP-111-2022 and Tentative Parcel Map No. PM-2021-190, the Planning 
Commission of the City of Garden Grove does hereby report as follows: 
 
1. The subject case was initiated by Dr. Michael Dao. 
 
2. The applicant is requesting approval of a one-year time extension for the 

approved entitlements under Site Plan No. SP-111-2022 and Tentative Parcel 
Map No. PM-2021-190, as modified by Minor Modification No. 1, which allow 
the consolidation of two (2) existing parcels into a single 1.86 acre parcel and 
the construction of a five-story mixed-use development on the 1.86-acre site 
consisting of 5,312 square feet of retail space, 3,548 square feet for an art 
gallery use, 10,745 square feet of medical space, and 52 apartment units.   
 

3. On May 19, 2022, the Planning Commission adopted Resolution No. 6041-22 
approving Site Plan No. SP-111-2022 and Tentative Parcel Map No. 
PM-2021-190 to allow the consolidation of two (2) existing parcels into a 
single 1.86 acre parcel, and the construction of a five-story mixed-use 
development on the 1.86-acre site consisting of 9,786 square feet of retail 
space, 9,270 square feet of medical space, and 52 apartment units. Pursuant 
to the state density bonus law, in exchange for reserving three (3) units for 
very-low income, the project qualifies for a density bonus, concessions, 
waivers, and reduced parking. On March 10, 2023, the Community and 
Economic Development Director approved Minor Modification No. 1 to Site 
Plan No. SP-111-2022 to authorize (1) a redesign to the elevator lobbies and 
enclosed stairwells to comply with the Building Code requirements for egress; 
(2) shifting the third floor commercial tenant space to align with the exterior 
building plane, along the south and west building elevations, and shifting and 
redesigning the exterior corridor used to access the commercial tenant space 
into an interior, enclosed corridor;  (3) increasing the size of a roof garden 
located on the fourth floor, along the west building elevation, from two 
smaller passive roof gardens with a combined area of 918 square feet to one 
passive roof garden with an area of 2,765 square feet; and (4) a modification 
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to Condition of Approval No. 84 to change the allowable square footages of 
the retail and medical uses while continuing to provide the required number 
of parking spaces. On June 20, 2024, the Planning Commission approved a 
one-year time extension (Time Extension No. 1) to Site Plan No. SP-111-2022 
and Tentative Parcel Map No. PM-2021-190, as modified by Minor Modification 
No. 1.   

 
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 15332 (In-Fill 
Development Projects) of the CEQA Guidelines (14 Cal. Code Regs., Section 
15303).  As set forth in the Class 32 exemption, the proposed project is: (1) 
consistent with the applicable general plan designation and all applicable 
general plan policies as well as with applicable zoning designation and 
regulations; (2) the proposed development occurs within City limits on a 
project site of no more than five acres substantially surrounded by urban 
uses; (3) the project site has no value as habitat for endangered, rare or 
threatened species; (4) approval of the project would not result in any 
significant effects relating to traffic, noise, air quality or water quality; and 
(5) the site can be adequately served by all required utilities and public 
services.    
 

5. The property has a General Plan Land Use designation of 
Residential/Commercial Mixed Use 2 and is zoned GGMU-2 (Garden Grove 
Boulevard Mixed Use 2).  The site is currently vacant.  The property was 
previously occupied by a furniture store and a used car dealership business.  
The building structures associated with these uses were demolished in 2019.  
 

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.  
 
8. Pursuant to a legal notice, a public hearing was held on June 19, 2025, 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 June 19, 2025; 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: 
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The project site is comprised of two (2) parcels, with a combined land area of 1.86 
acres, located on the northeast corner of Garden Grove Boulevard and Brookhurst 
Street. The subject site has a General Plan Land Use designation of 
Residential/Commercial Mixed Use 2, and is zoned GGMU-2 (Garden Grove 
Boulevard Mixed Use 2).  The Residential/Commercial Mixed Use 2 land use 
designation is intended to allow a mix of residential and commercial uses around 
older and underutilized commercial development, while the GGMU-2 zone allows for 
mixed-use developments.  
 
The project site is located in an area developed with commercial and residential 
developments.  The project site abuts a GGMU-2 zoned property to the north 
developed with a four-story office professional building and a one-story restaurant 
building; a Planned Unit Development (PUD-101-95) zoned residential development 
to the east, developed with 104 detached, three-story, residential homes; GGMU-3 
zoned properties to the south, across Garden Grove Boulevard, developed with a 
Wienerschnitzel restaurant and an auto body shop; and PUD-123-09 zoned parcels 
to the west, across Brookhurst Street, entitled for the Brookhurst Triangle Project.  
The project site is also located in close proximity to two mixed-use projects: the 
Brookhurst Triangle Project and the Garden Brook Senior Village Project (10032 
Garden Grove Boulevard).    
 
On May 19, 2022, the Planning Commission approved Site Plan No. SP-111-2022 
and Tentative Parcel Map No. PM-2021-190.  The approval allowed the consolidation 
two (2) existing parcels into a single 1.86 acre parcel and the construction of a five-
story mixed-use development on the 1.86-acre site consisting of 9,786 square feet 
of retail space, 9,270 square feet of medical office space, and 52 apartment units. 
Pursuant to the State Density Bonus law, in exchange for reserving three (3) of the 
apartment units for very low-income households, the applicant qualified for density 
bonus, concessions, and waivers and reduced parking.   
  
On March 10, 2023, the Community and Economic Development Director approved 
Minor Modification No. 1 to Site Plan No. SP-111-2022 to redesign elevator lobbies 
and enclosed stairwells to comply with the Building Code requirements for egress; 
to shift the third floor commercial tenant space to align with the exterior building 
plane, along the south and west building elevations, and to shift and redesign the 
exterior corridor used to access the commercial tenant space into an interior, 
enclosed corridor;  increasing the size of a roof garden located on the fourth floor, 
along the west building elevation, from two (2) smaller passive roof gardens; and to 
modify Condition of Approval No. 84 to change the allowable square footages of the 
retail and medical uses while continuing to comply with the required parking. 
 
 
On June 20, 2024, the Planning Commission approved a one-year time extension 
(Time Extension No. 1) for the approved entitlements under Site Plan No. 
SP-111-2022 and Tentative Parcel Map No. PM-2021-190, as modified by Minor 
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Modification No. 1, which extended the land use entitlement expiration date to June 
9, 2025.  
 
On May 19, 2025, prior to the expiration of the subject entitlements, the applicant 
filed a land use application with the City requesting a second one-year time 
extension (Time Extension No. 2) of Site Plan No. SP-111-2022 and Tentative Parcel 
Map No. PM-2021-190, as modified by Minor Modification No. 1. 
   
In accordance with the Municipal Code, and because the approved entitlements 
were not yet exercised, the applicant is now requesting a second one-year year 
time extension (Time Extension No. 2) to the previously approved entitlements.  No 
changes are proposed to the previously approved project.  
 
Approval of the time extension would extend the approval of SP-111-2022 and 
Tentative Parcel Map No. PM-2021-190, as modified by Mionr Modification No. 1, to 
June 9, 2026. 
 
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 to extend the Site Plan and 
Tentative Parcel Map approvals of the subject project for one (1) year, prior 
to the entitlement expiration date of June 9, 2025.  The project is currently in 
the City undergoing grading and building plan review, and the applicant is 
working to address the final remaining corrections.  In addition, the parcel 
map is being reviewed by the County Surveyor’s Office.  Delays to the 
recordation of the parcel map have occurred due to an existing property 
easement that the applicant is working to resolve. The applicant anticipates 
that permits for the project will be obtained, and the project construction will 
commence, within the timeframe of this time extension. 

 
The applicant is requesting the time extension to finalize the parcel map, and 
the grading and building construction plans to receive permits to commence 
with the project construction.  The time extension would extend the land use 
entitlement expiration date by one-year to June 9, 2026.   

 
2. There has been no change in the General Plan designation or Zoning of the 

site that would render the development or use nonconforming. 
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 The subject site’s General Plan Land Use Designation of 

Residential/Commercial Mixed Use 2 and zoning of GGMU-2 (Garden Grove 
Boulevard Mixed Use 2) have not changed since the original approval May 19, 
2022.  Therefore, the development 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. 
 
 There are no known studies or actions that would affect the site or proposed 

development that would possibly render the development 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 Site Plan and Tentative Parcel Map do 

possess 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 Site Plan No. SP-111-2022 and Tentative Parcel 
Map No. PM-2021-190, as modified pursuant to Minor Modification No. 1, 
shall remain in effect. 

 
 



 

 

COMMUNITY AND ECONOMIC  

DEVELOPMENT DEPARTMENT  

PLANNING STAFF REPORT 
 

AGENDA ITEM NO.: C.4. 
                               

SITE LOCATION:  Northeast corner of 
Garden Grove Boulevard and Brookhurst 

Street at 10201 and 10231 Garden Grove 
Boulevard 

HEARING DATE: May 19, 2022 GENERAL PLAN: Residential/Commercial 
Mixed Use 2 

CASE NOS.:  Site Plan No. SP-111-2022 
and Tentative Parcel Map No. PM-2021-190 

ZONE:  GGMU-2 (Garden Grove Boulevard 
Mixed Use 2) 

APPLICANT:  Dr. Michael Dao APN:  089-072-53, 089-072-66  
 

PROPERTY OWNER: Same as applicant CEQA DETERMINATION: Exempt- Section 
15332 “In-Fill Development Projects” 

 

 
REQUEST:  

 
The applicant is requesting Tentative Parcel Map approval to consolidate two (2) existing 

parcels into a single 1.86 acre parcel and Site Plan approval to construct a five-story 
mixed-use development on the 1.86-acre site with 9,786 square feet of retail space, 
9,270 square feet of medical space, and 52 apartment units.  Pursuant to the State 

Density Bonus law, in exchange for reserving three (3) of the apartment units for very 
low-income households, the applicant is requesting a density bonus of seven residential 

units (7) and the following  concession/incentive and waivers from the GGMU-2 (Garden 
Grove Boulevard Mixed Use 2) zone development standards: (1) a concession to allow 
each unit to deviate from the minimum private balcony area and dimensions for each 

unit, (2) a waiver to deviate from the minimum active recreation dimensions and to 
allow the indoor and roof deck recreation areas to contribute to more than 50% of the 

required open space; (3) a waiver to allow the building to exceed the maximum building 
height of 50 feet or 4-stories; and (4) a waiver to deviate from the minimum 300 cubic 
feet of private storage per unit.  

 
BACKGROUND: 

 
The project site is comprised of two (2) parcels with a combined land area of 1.86-acres 

located on the northeast corner of Garden Grove Boulevard and Brookhurst Street. The 
subject site has a General Plan Land Use designation of Residential/Commercial Mixed 
Use 2, and is zoned GGMU-2 (Garden Grove Boulevard Mixed Use 2).   

 
The project site is located in an area developed with commercial and residential 

developments.  The project site abuts a GGMU-2 zoned property to the north developed 
with a four-story office professional building and a one-story restaurant building; a 
Planned Unit Development (PUD-101-95) zoned residential development to the east 

Attachment AAttachment 4
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developed with 104 detached, three-story, residential homes; GGMU-3 zoned properties 
to the south, across Garden Grove Boulevard, developed with a Wienerschnitzel 

restaurant and an auto body shop; and PUD-123-09 zoned parcels to the west, across 
Brookhurst Street, entitled for the Brookhurst Triangle Project.   
 

The project site is located in the vicinity of two (2) new mixed-use projects: the 
Brookhurst Triangle Project and the Garden Brook Senior Village Project.  The 

Brookhurst Triangle Project is scheduled to be developed in phases and allows up to 
600 residential units and up to 200,000 square feet of commercial/retail uses.  Phase 1 
of the Brookhurst Triangle Project, 180 apartment units, was completed in 2018.  The 

project is also located in close proximity to a second mixed-use project, the Garden 
Brook Senior Village (10032 Garden Grove Boulevard), which is an eight-story mixed-

use project, with 11,041 square feet of commercial space and 394 senior units, which 
is currently under construction.   
 

The Residential/Commercial Mixed Use 2 land use designation is intended to allow a 
mix of residential and commercial uses around older and underutilized commercial 

developments, while the GGMU-2 zone allows for mixed-use developments.   
 

The applicant purchased the project site in 2019.  The project site is currently vacant 
and secured with a perimeter chain-link fence.  The project site was previously 
developed and occupied by a furniture store (10201 Garden Grove Boulevard) and a 

used car dealership (10231 Garden Grove Boulevard) since the late 1950s.  In 2019, 
building permits were issued to demolish all on-site building structures. 

 
The applicant proposes to develop the project site with a five-story, mixed-use 
development consisting of both commercial lease space and residential units.  The 

project will consist of 19,056 square feet of commercial spaces (9,786 square feet for 
retail use and 9,270 square feet for medical use), and 52 apartment units, which 

includes a density bonus of approximately 15.55%.  The Project will reserve three (3) 
units for “very low-income” households.  A Density Bonus Housing Agreement will be 
recorded to restrict the affordability of the units for 55-years.   

 
The applicant has requested State Density Bonus allowances for density, parking, and 

concession and waivers to deviate from the GGMU-2 development standards.  The 
applicant is requesting one (1) concession and three (3) waivers from the GGMU-2 zone 
development standards: (1) a concession to deviate from Section 9.18.110.030.F.1 of 

the Municipal Code that requires each unit to provide a private balcony with minimum 
dimensions of 9 feet and a minimum area of 90 square feet; (2) a waiver to deviate 

from Section 9.18.110.030.F.2 of the Municipal Code, which requires active recreation 
areas to maintain minimum dimensions of 20 feet, and limits indoor or roof deck 
recreation areas from contributing no more than 50% to the required recreation area; 

(3) a waiver to deviate from Section 9.18.090.020 of the Municipal Code that requires 
a maximum building height of 50 feet or 4 stories; and (4) a waiver to deviate from 

Section 9.18.110.030.H.2 of the Municipal Code, which requires each unit to provide a 
minimum of 300 cubic feet of storage per unit.  
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PROJECT STATISTICS: 
 

                                       Provided 
Code 

Requirement 

 
Meets Code 

Requires a 
Concession or 

Waiver 

Total Lot Size 1.86-acres (Net) 15,000 S.F. 
 

Yes  

Maximum  
Commercial  
 (FAR)1 

0.235 0.50 Yes  

Commercial 
Component 

19,056 S.F. 
 

Retail: 9,786 S.F. 

Medical: 9,270 S.F. 

40,550 S.F. (Max) Yes  

Residential  
Density 

27.95 units per 
acre2 

24 units per acre 

 

State Density 

Bonus Law 

 

Residential Units 
52 units2 45 units 

State Density 
Bonus Law 

 

Total Parking     

Residential 
Parking 

65 653 
State Density 

Bonus Law 
 

Commercial 
Parking 

117 104 
Yes  

Total  182 169 Yes  

Recreation Area 
Total 

16,961 S.F. 15,600 S.F. 
Yes  

Recreation Area  14,249  S.F.  State Density 
Bonus Law 

Yes 

Private Balcony  2,712 S.F.  

Building 
Setbacks 

  
  

North (Rear) 10’-3” None Yes   

South (Front)  15’-0”  15’-0” Yes  

East (Side) 60’-3” 
10’-0” plus 

encroachment plan 
Yes  

West (Corner 
Street) 

11’-5” 10’-0” 
Yes  

Building Height 
54’-8”  

(overall to elevator 
shaft: 67’-8”) 

50’-0 or 4-stories 
State Density 

Bonus Law 
Yes 

Building Height 
Stepbacks5 

  
  

Garden Grove 
Boulevard 

34’-8” high 
50’-0” height  
within 45 feet 

  

Brookhurst 
Street 

34’-8” high 
50’-0” height  
within 25 feet 

  

1. Floor Area Ratio (F.A.R.): means the ratio of total net building area to the total lot area.  
2. The applicant requests a State Density Bonus to increase the project’s density by 22.5%, which entitles 

the project to eleven (11) additional units above the base density.  However, the project will only provide 
seven (7) additional units above the base density.  

3. The State Density Bonus law requires parking at 1 space per 1 bedroom unit, and 1.5 spaces per 2-3 
bedroom unit. 

4. While the project complies with the total required recreation area, a concession and waivers are 
requested to facilitate the development of the project, as discussed in the concession and waiver section 
of the report     

5. The code requires building heights within 45 feet of the Garden Grove Boulevard property line not to 
exceed 50 feet in height, and building heights within 25 feet of the Brookhurst Street property line not 

to exceed 50 feet in height.  
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Residential Units 

 

Number of 

Bedrooms/Baths 

Total Living Area Total Number of 

Units 

1 Bedroom, 1 Bath 756 S.F. 26 

2 Bedrooms, 2 Bath 1,006 S.F. 26 

 Total  52 

 

DISCUSSION: 
 
State Density Bonus Law: 

 
The State Density Bonus Law (Section 65915 et seq. of the California Government Code) 

entitles applicants to a density bonus, concessions, waivers, and reduced parking to 
encourage the construction of affordable housing units.  The applicant has developed 
its proposal based on the State Density Bonus law allowances.  In exchange for 

providing three (3) “very low-income” units, the applicant has requested a density 
bonus, one (1) concession and three (3) waivers to deviate from the development 

standards of the GGMU-2 zone, and to apply parking ratios established by the State 
Density Bonus law.   
 

Under the GGMU-2 zone, the base density for the site, which is the maximum number 
of units allowed by the zone, is 45 dwelling units.  The applicant has offered to reserve 

three (3) of the apartment units, or slightly more than 6% of the base density, for very 
low-income households. Under the State Density Bonus Law, this entitles the applicant 
to a density bonus of up to 22.5%.  A density bonus of 22.5% allows eleven (11) 

additional units above the base density, for a total of 56 units.  However, the applicant 
only proposes to construct seven (7) additional units above the base density, for a total 

of 52 units.   
 
The Project has been designed to comply with the parking requirements of the State 

Density Bonus, which requires one (1) parking space for each one (1) bedroom unit, 
and one and one-half (1.5) parking spaces for each two (2) to three (3) bedroom unit.  

The project provides 26 one-bedroom units, and 26 two-bedroom units, which requires 
a total of 65 parking spaces.   

 
Concession and Waivers 
 

The applicant has requested one (1) concession and three (3) waivers pursuant to the 
State Density Bonus Law to facilitate the development of the Project.  

 
The State Density Bonus Law provides that, in addition to a density bonus, an applicant 
is entitled to one (1) “concession or incentive” if it offers to restrict 5% of the housing 

units (excluding the density bonus units) for very low-income households.  A 
“concession or incentive” includes a reduction in site development standards or a 

modification of zoning code requirements or architectural design requirements.  The 
State Density Bonus Law provides that a city must grant a requested concession or 
incentive unless it makes a written finding, based upon substantial evidence, that the 
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concession or incentive (1) does not result in identifiable and actual cost reductions to 
provide for affordable housing costs or rents for the targeted units; (2) would have a 

specific, adverse impact upon public health and safety or on any real property that is 
listed in the California Register of Historical Resources and for which there is no feasible 
method to satisfactorily mitigate or avoid the specific, adverse impact without rendering 

the development unaffordable to low-income and moderate-income households; or (3) 
would be contrary to state or federal law. 

 
The following concession is requested for the Project: 
 

Concession 1: The applicant requests a concession to deviate from Section 
9.18.110.030.F.1 of the Municipal Code that requires each unit to provide a private 

balcony with minimum dimensions of 9 feet and a minimum area of 90 square feet.  The 
project is designed to provide a private balcony for each unit that is less than the 
minimum dimension and minimum area required by the Municipal Code.  Each 

1-bedroom unit (total of 26 units) is designed with a private balcony with a dimension 
of 5’-8” in one direction and an area of 59.97 square feet.  Each 2-bedroom unit (total 

of 26 units) is designed with a private balcony with a dimension of 5’-10” in one direction 
and an area of 44.71 square feet.  While the private balconies deviate from the minimum 

dimension and area required by the code, the balconies are of adequate size to render 
the space usable by tenants.  Furthermore, the total recreation area proposed by the 
development of 16,961 square feet exceeds the minimum code requirement of 15,600 

square feet.   
 

The State Density Bonus Law provides that, in addition to a density bonus and 
concessions or incentives required to be provided, an applicant may also request the 
waiver or reduction of development standards that will have the effect of physically 

precluding the construction of the proposed development, with the required density 
bonus and concessions or incentives.  Similar to a concession or incentive, a city must 

waive or reduce a development standard that would physically preclude construction of 
the proposed development unless the waiver or reduction (1) would have a specific, 
adverse impact upon health or safety, and for which there is no feasible method to 

satisfactorily mitigate or avoid the specific adverse impact; (2) would have an adverse 
impact on any real property that is listed in the California Register of Historical 

Resources; or (3) would be contrary to state or federal law. 
 
The following waivers are requested for the Project: 

 
Waiver 1: The applicant requests a waiver to deviate from Section 9.18.110.030.F.2 of 

the Municipal Code, which requires active recreation areas to maintain minimum 
dimensions of 20 feet, and limits indoor or roof deck recreation areas from contributing 
no more than 50% to the required recreation area.   

 
The project will provide recreation areas to serve the residential component designed 

as indoor space and roof decks.  The recreation areas are located on the fourth and fifth 
floors of the project.  The active recreation areas are designed as two (2) large roof 
gardens (Roof Garden No. 1 and No. 2) located on the fourth floor roof deck, and an 

indoor gym and indoor lounge, each located on the fourth and fifth floors.  Roof Garden 
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No. 1 and No. 2 and the two (2) indoor lounges have dimensions of less than 20 feet in 
one direction.  The two (2) roof gardens have walkways within the recreation area, 

including several with adjoining landscape planters, that are less than 20-feet wide.  
The width vary in size from approximately 5 feet to 15 feet.   These walkways and 
landscape planters are an integral part of the recreation area.  Nevertheless, while the 

walkways that serve the roof garden are less than 20-feet wide, each roof garden 
provides a usable recreation space to accommodate appropriate outdoor activities.  Roof 

Garden No. 1 provides a total area of 5,365 square feet, while Roof Garden No. 2 
provides a total area of 3,975 square feet.   
 

Furthermore, the two (2) indoor lounges are smaller recreation areas with an area of 
336 square feet and 428 square feet, and with dimensions of less than 20 feet, with 

approximately 6 feet at the narrowest portion and approximately 14 feet at the widest 
portion of the room. The indoor lounges are intended to be used as community rooms 
that will be appropriately furnished to encourage residents to socialize or to serve as a 

quiet area for reading.   
 

Also, the applicant proposes to count 100% of the total area of the indoor gym, indoor 
lounge, and roof gardens toward the total recreation area requirement.  Currently, the 

Municipal Code allows up to 50% of the area of an indoor recreation space and roof 
decks to count toward the required recreation area.  The purpose of this provision is to 
require projects to design the majority of the recreation area on the ground-level.  The 

proposed project is designed as a five-story, urban, mixed-use project.  The ground-
level is designed to accommodate the project’s vehicular circulation, drive-aisles, 

parking, and turn-around areas.  Based on the design of the project, locating a major 
portion of the recreation area on the ground-level is not feasible.  The recreation area 
for the project is proposed on the fourth and the fifth floors, which includes a 

combination of usable roof decks and indoor recreation areas.  The project includes four 
(4) indoor recreation areas (two (2) gyms and two (2) lounge areas), and roof gardens 

that are secured and conveniently located to the residential units.  Allowing 100% of 
the indoor recreation areas and the roof gardens to count toward the required recreation 
area allows the project to comply with its recreation requirement in a configuration that 

is more conducive to an urban, mixed-use project.  
 

Waiver 2:  The applicant requests a waiver to deviate from Section 9.18.090.020 of the 
Municipal Code that requires a maximum building height of 50 feet or 4 stories.  The 
project is designed as a five-story building with an overall building height of 54’-8” to 

the roof line, which exceeds the maximum stories and building height of the GGMU-2 
zone.  The project also includes roof structures that will house the elevator shaft and 

stairwells, and parapet walls to screen roof equipment that extends 13’-0” and 5’-6”, 
respectively, above the roof line.  Section 9.18.100.020.F of the Municipal Code allows 
roof structures for elevator shafts and stairways, and parapet walls to extend 15’-0” 

above the building roof height.  The proposed building height of the roof extension 
complies with the code once the wavier for the building height deviation is granted.   

 
The waiver will allow the building to exceed the 50’-0” building height and the 4-story 
requirement in order to accommodate a 3-level parking structure.  The commercial 

component will be located on the first and third floors of the building, the parking 
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structure will be located on the first, second, and third floors, while the residential units 
will be located on the fourth and fifth floors.  The building height increase from 50’-0” 

to 54’-8” to the roof line will not create impacts to the adjacent residential use located 
to the east since the project is designed to comply with the encroachment plane 
requirement of the mixed-use zone.  The encroachment plane requires the building to 

maintain a 45-degree angle that commences 15 feet above the grade of the property 
line located adjacent to the residential use to buffer the residential use from taller and 

denser developments.  The project maintains the required encroachment plane distance 
as measured from the easterly property line.  The proposed building will maintain a 
60’-3” setback from the eastern property line to screen, buffer, and to minimize impacts 

to the adjacent residential use from the first three floors, and a 68’-3” setback from the 
fourth and fifth floors.  Furthermore, while the building height to the roof line will be 

54’-8,” the overall building height as measured to the top of the parapet wall and to the 
top of the elevator shaft and stairwell will be 60’-2” and 67’-8,” respectively. 
 

Waiver 3:  The applicant requests a waiver to deviate from Section 9.18.110.030.H.2 
of the Municipal Code, which requires each unit to provide a minimum of 300 cubic feet 

of storage per unit.  This storage area is not part of the normal closet space that is 
provided in bedrooms or in cupboards, but is additional storage space that is required 

by the code for each unit.  The applicant proposes to provide 70.83 cubic feet of storage 
for each 2-bedroom unit, and 58.5 cubic feet for each 1-bedroom unit.  The storage is 
designed as a storage closet located within each unit’s private balcony.  The reduction 

to the storage area allows the developer to earmark building area to each unit for 
purposes of meeting the minimum unit living area.  The code requires a living area of 

750 square feet for 1-bedroom units, and a living area of 900 square feet for 2-bedroom 
units.  Each 1-bedroom unit is designed with approximately 756 square feet of living 
area, and each 2-bedroom unit is designed with approximately 1,006 square feet of 

living area.   
 

A copy of the density bonus application for the project is attached as Exhibit A, and 
includes the applicant’s justification for granting the concession and waivers to facilitate 
the development of the project. 

 
Site Design and Circulation: 

 
The applicant proposes to construct a five-story, mixed-use development consisting of 
19,056 square feet of commercial space and 52 residential apartment units with a State 

Density Bonus.  The project incorporates a three (3) level parking structure that will 
serve the commercial and residential uses.   

 
The building footprint occupies the westerly two-thirds portion of the site.  The building’s 
commercial storefront is oriented toward Garden Grove Boulevard and Brookhurst 

Street with a garden plaza located at the southeast corner of the lot.  The site design 
includes an uncovered drive-aisle located along the easterly portion of the site, and a 

secondary drive-aisle located on the northwest corner of the site.   
 
The site design incorporates several pedestrian walkways that connect the site from the 

Garden Grove Boulevard and Brookhurst Street sidewalks to promote pedestrian 
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activity.  These walkways connect directly to each storefront and to the garden plaza.   
On-site walkways are also provided that run parallel to the building’s storefront to 

connect the ground-level tenants and the garden plaza.  Additional walkways are 
provided to access the parking structure and the interior sides of the project.  
 

The vehicular access to the site will be provided from a new drive approach on Garden 
Grove Boulevard, and a new drive approach from Brookhurst Street. The drive approach 

located on Garden Grove Boulevard leads directly to a drive-aisle that circulates along 
the east side of the project site.  The drive-aisle incorporates seven (7) parking spaces 
located along the easterly property line, a designated vehicle lane with a residential call 

box, and an emergency vehicle turn-around area.  The drive-aisle also connects to the 
parking structure.   

 
The parking structure is designed with three (3) vehicular entry points that are served 
by the easterly drive-aisle.  Two (2) entry points are located in the center of the drive-

aisle, and the third entry point is located at the most northerly portion of the drive-aisle, 
adjacent to the emergency turn-around area.  The parking structure also includes one 

(1) entry point on the west side of the structure that is accessed directly from 
Brookhurst Street.   

 
The parking structure will include roll-up gates to secure the structure during 
non-business hours.  A sliding gate is also proposed at the center most portion of the 

easterly drive-aisle that will be closed during non-business hours.  The parking 
structure’s gates, and the drive-aisle sliding gate, will remain open during the day when 

the commercial tenants are in operation, typically from 8:00 a.m. to 8:00 p.m.  During 
non-business hours, the gates will be closed, and residents will use a gate remote to 
access the parking structure from the northerly entrance from the easterly drive-aisle.  

The project is designed to provide adequate turn-around area in front of the parking 
structure gates to allow guests to safely maneuver vehicles off of the site if access to 

the parking structure is unavailable.   
 
The project will also provide the appropriate red curbs and “No Parking” signs to allow 

maneuvering of trash trucks and emergency vehicles within the turn-around area. 
 

The project is required to maintain a six-foot high, decorative masonry block wall along 
the north and east property lines. 
 

Building Floor Plan Design 
 

The proposed Project is a mixed-used development with approximately 19,056 square 
feet of commercial space, and 52 residential apartment units.  
 

The GGMU-2 zone allows a maximum commercial floor area ratio (FAR) of 0.5, and a 
maximum residential density of 24 units per acre.  The proposed Project will provide a 

commercial FAR of 0.235, and through a State Density Bonus, the project will provide 
a residential density of 27.5 units per acre.  The base density of the project is 45 units, 
and the project will provide seven (7) additional “density bonus” units above the base 

density, for 52 units.  The project will reserve three (3) units for “very low income” 
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households as required by the State Density Bonus.  It should be noted that a density 
bonus of 22.5% entitles the project to eleven (11) additional units above the base 

density for total of 56 units; however, the applicant only proposes to construct seven 
(7) units above the base density.   
 

The proposed building is five-stories with an integrated three-level parking structure.  
The distribution of uses within the building include commercial tenants and parking on 

the first floor, parking on the second floor, commercial tenants and parking on the third 
floor, and residential units on the fourth and fifth floors.   
 

The first floor includes two (2) commercial tenant areas that are intended for retail use, 
while the third floor includes two (2) commercial tenant areas that are intended for 

medical use.  The plan calls for a commercial shell that will be divided as tenants are 
identified.  The building includes separate lobby areas with elevators to serve the 
commercial and residential uses.  The residential use includes three (3) separate lobby 

areas with elevator access, while the commercial use is designed with one centralized 
lobby area.  The commercial elevators can access the first, second, and third floors, 

while the residential elevators can access all five floors.  The residential lobbies will be 
equipped with a key code pad to restrict access to residents only. 

 
The project includes separate trash areas to serve the commercial and residential uses.  
A trash enclosure is provided along the east side of the property to serve the commercial 

uses, while a trash room with trash shoots is located within the building that can be 
accessed by residents on the fourth and fifth floors.   

 
Residential Units 
 

The project will provide 52 apartment units configured as 26 one (1) bedroom units and 
26 two (2) bedroom units, each with a private balcony.  The residential units are located 

on the fourth and fifth floors of the building. 
 
The 1-bedroom units are designed with the same floor plan layout.   The units will 

consist of a 756 square foot living area, and include a living room, a kitchen, a washer 
and dryer closet, a bedroom with a walk-in closet, and one (1) bathroom.  The unit 

includes a private balcony with a storage closet. 
 
The 2-bedroom units are also designed with the same floor plan layout.  The units will 

consist of a 1,006 square feet living area, and include a living room, a kitchen, a washer 
and dryer closet, a master bedroom with a walk-in closet and a private bathroom, a 

standard bedroom, and one (1) bathroom.   Each of the unit includes a private balcony 
with a storage closet. 
 

Parking 
 

The project provides 182 parking spaces to serve the commercial and residential uses.  
The parking distribution includes 175 parking spaces located within the three (3) level 
parking structure, and seven (7) parking spaces located outside of the parking 

structure, on the ground-level, along the easterly property line.  The parking spaces will 
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include the required number of accessible, electric vehicle (EV), and charging stations 
for both the commercial and residential uses as required by the California Building Code 

and the Green Building Code.  
 
The commercial parking spaces will be located on the ground-level, and on the first and 

second levels of the parking structure, while the parking for the residential units will be 
located on the second and third levels of the parking structure.  Table 1 below identifies 

the distribution of the commercial and residential parking spaces.  The residential 
parking spaces will be clearly labeled, and residents will be issued a parking permit.  
During non-business hours, the residents will be allowed to use the commercial parking 

spaces for overflow parking.   
 

Table 1: On-Site Parking Distribution 
 

Parking Commercial 

Parking 

Residential 

Parking 

Total  

Ground-Level 7 0 7 

1st Level Structure 52 0 52 

2nd Level Structure 58 10 68 

3rd Level Structure 0 55 55 

Total  117 65 182 

 
Based on the proposed uses, a total of 169 parking spaces are required for the project, 
including 104 parking spaces for the commercial component and 65 parking spaces for 

the residential component.  The project provides 182 parking spaces, which includes 13 
additional parking spaces to serve the commercial use.   

 
The commercial component will include retail and medical uses that are parked with 
different parking ratios.  Retail uses are parked at 1 space per 200 square feet of Gross 

Floor Area (GFA), while medical uses are parked at 1 space per 170 square feet of GFA.  
The commercial tenant square footages include approximately 9,786 square feet of 

retail space, which requires 49 parking spaces, and approximately 9,270 square feet of 
medical space, which requires 55 parking spaces.  The commercial component is 
required to provide 104 parking spaces, and the project provides 117 parking spaces to 

serve the commercial use. 
 

The parking for the residential use complies with the State Density Bonus parking 
requirement.  The State Density Bonus law requires 1 space for each 1-bedroom unit, 
and 1.5 spaces for each 2 and 3 bedroom unit.  The project provides 26 one-bedroom 

units and 26, two-bedroom units.  As such, based on the unit design, the residential 
use is required to provide 65 parking spaces.   

 
Residential Recreation Area: 

 
The project is designed to provide approximately 16,961 square feet of recreation area 
for the residential use designed as indoor recreation areas, roof deck gardens, private 

balconies, and passive recreation areas.  The Municipal Code requires the project to 
provide a minimum of 15,600 square feet of recreation area, and the project exceeds 
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the minimum recreation area requirement. The Municipal Code allows 50% of passive 
recreation areas and 25% of the garden plaza to count toward the project’s required 

total recreation area.    
 
The recreation areas are located on the fourth and fifth floors of the building, as well as 

on the ground-level within the garden plaza area.  Table 1 below identifies the location, 
type, use, and area (square footage) of each recreation area.   

 
Table 2: Residential Recreation Areas 

 
Location Type Use  Area1 

Ground-level Garden Plaza Garden Plaza  
(3,367 S.F. at 25%) 

842 S.F. 

4th Floor Active Roof Garden No. 1  5,365 S.F. 

Active Roof Garden No. 2 3,976 S.F. 

Passive Roof Garden No. 3  

(528.82 S.F. @ 50%) 

195 S.F. 

Passive Roof Garden No. 4 
(528.82 S.F. @ 50%) 

264 S.F. 

Indoor Gym 1,345 S.F. 

Indoor Lounge 336 S.F. 

5th Floor Indoor Gym 1,497 S.F. 

Indoor Lounge 429 S.F. 

Units Private 
Balconies 

Balconies 2,712 S.F. 

Total  16,961 S.F. 

                    1. Fractions have been rounded to nearest whole number.  

 
The indoor recreation areas are located on the fourth and fifth floors of the building, 
and each floor will provide a gym and a lounge.  The lounge area will function as a 

community room to encourage residents to socialize, such as a children’s play area or 
quiet reading room, and will be furnished based on the needs of the residents, such as 

with chairs, sofas, and coffee tables.   
 
The roof gardens are located on the fourth floor of the building.  The roof gardens 

include two (2) roof gardens, and two (2) passive roof gardens.  Roof Garden No. 1 will 
feature a raised wood deck with a fire pit, synthetic grass, benches with connecting 

walkways and landscaping.  Roof Garden No. 2 will include outdoor tables and lounge 
furniture, barbeque grills, benches, synthetic turf, fiberglass planters, and landscaping.  
Roof Garden No. 3 and No. 4 are smaller gardens that will serve as passive recreation 

space enhanced with landscaping and amenities required by the code.   
 

As previously mentioned, 25% of the garden plaza area will be counted toward the 
residential recreation area requirement.   
 
Garden Plaza and Landscaping: 

 
The mixed-use zone requires mixed-use projects to incorporate a garden plaza adjacent 

to the public right-of-way to liven the streetscape, and to promote a multi-purpose 
space that can be used for pedestrian activity, public gatherings, art, and passive 
recreation.   
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The garden plaza is located at the southeast corner of the lot, and is oriented toward 
the Garden Grove Boulevard and Brookhurst Street intersection.  The garden plaza will 

features a central lawn area, a seating area designed as a single, continuous step that 
meanders through the garden plaza, landscape planters, decorative concrete paving, 
and several freestanding, circular, LED light fixtures.  The LED light fixtures will be a 

unique art feature that will enhance the garden plaza environment.   
 

Landscaping is also an important component to visually enhance, activate, and promote 
pedestrian friendly streets.  The project will feature canopy trees along the Garden 
Grove Boulevard and Brookhurst Street rights-of-ways, as well as on-site landscape 

planters within the street setback areas to create a lively streetscape that is urban in 
design; that creates an attractive environment for pedestrians; and that is visually 

appealing to passing motorists.   
 
Furthermore, the applicant is required to submit a detailed landscape and irrigation plan 

to the City that complies with the landscaping requirements of Title 9 of the Municipal 
Code, including the City’s Landscape Water Efficiency Guidelines. Planning staff will 

review the type and location of all proposed plant materials.   
 

Building Design/Architecture: 
 
The proposed architectural design of the building will feature an attractive contemporary 

style that includes enhanced articulation, detailing, and varied building massing 
appropriate for an urban, mixed-use development.    

 
The building design features commercial storefronts that are oriented toward Garden 
Grove Boulevard and Brookhurst Street.  The façade incorporates a curved building 

element with a glass storefront system at the center of the building that extends 
vertically along each floor of the elevation to create a focal point.  The commercial 

façade also incorporates the use of columns that are evenly placed along the elevation 
to provide articulation and to frame the storefront of each ground level commercial 
tenant.    

 
The commercial ground floor features a double-height storefront of 20’-6.”  The upper 

level commercial tenants incorporate storefront systems that are visible, and oriented, 
to the street.  The upper level commercial tenants are served by an open walkway with 
a railing.   

 
The commercial component street façade incorporates the use of complimentary 

architecture detailing that is well-designed and integrated into the overall building 
design.  The architecture detailing includes the use of terracotta color, chiseled 
limestone stone veneer along the columns, mounted horizontal metal louvers, and steel 

canopies over the entrance to several of the ground-level tenants. 
 

The building design includes a building step-back of 45’-0” from Garden Grove 
Boulevard, and a building step-back of 25’-0” from Brookhurst Street to the residential 
units to further vary the building massing.  The building area within the step-backs will 

be activated with the residential roof gardens. 
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The building façade for the residential component is located on the upper two (2) levels 
of the building elevation and include the residential unit windows and balconies.  The 

architectural detailing compliments the commercial component and includes a beige 
color, chiseled limestone veneer, horizontal metal louvers on portions of the parapet 
wall, and a white smooth stucco finish. 

 
The interior side (east) and rear (north) building elevations include the parking structure 

openings with railing, and window systems and balconies for the residential units.  These 
elevations will feature a white smooth stucco finish.  
 

TENTATIVE PARCEL MAP: 
 

In accordance with the State Subdivision Map Act, the applicant is requesting approval 
of Tentative Parcel Map No. PM-2021-190 to consolidate two (2) existing parcels into 
one (1) parcel to accommodate the proposed development.  The parcel at 10201 Garden 

Grove Boulevard has a lot size of 31,560 square feet, while the parcel at 10231 Garden 
Grove Boulevard has a lot size of 49,272 square feet.  The consolidated project site will 

have a combined lot area of 1.86-acres.  The Tentative Parcel Map is the most 
appropriate instrument to consolidate the project site due to existing utilities 

easements, such as power poles, that have to be relocated and realigned to facilitate 
the development.  The proposed Tentative Parcel Map is in conformance with the City’s 
General Plan, the City’s Subdivision Ordinance, the GGMU-2 zone requirements, and the 

State’s Subdivision Map Act.   
 

California Environmental Quality Act: 
 
The proposed development has been determined to be exempt from the California 

Environmental Quality Act (“CEQA”), pursuant to Section 15332 (In-Fill Development 
Projects) of the CEQA Guidelines (14 Cal. Code Regs., Section 15303).  As set forth in 

the Class 32 exemption, the proposed project is: (1) consistent with the applicable 
general plan designation and all applicable general plan policies as well as with 
applicable zoning designation and regulations; (2) the proposed development occurs 

within City limits on a project site of no more than five acres substantially surrounded 
by urban uses; (3) the project site has no value as habitat for endangered, rare or 

threatened species; (4) approval of the project would not result in any significant effects 
relating to traffic, noise, air quality or water quality; and (5) the site can be adequately 
served by all required utilities and public services.    

 
No Net Loss 

 
Government Code Section 65863 requires jurisdictions to maintain adequate sites to 
accommodate their remaining unmet Regional Housing Needs Allocation (RHNA) by 

each income category at all times throughout the Housing Element planning period.  A 
jurisdiction may not take any action to reduce a parcel’s residential density unless it 

makes findings that the reduction is consistent with the General Plan, including the 
Housing Element, and that the remaining sites identified in its Housing Element sites 
inventory can accommodate its remaining unmet RHNA by each income category or it 

identifies additional sites so that there is no net loss of residential unit capacity. 
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In addition, if a jurisdiction approves a development on a parcel identified in its Housing 
Element sites inventory with fewer units than shown in the Housing Element, the 

jurisdiction must either make findings that the Housing Element’s remaining sites have 
sufficient capacity to accommodate the remaining unmet RHNA by each income level, 
or identify and make available additional adequate sites to accommodate the remaining 

unmet RHNA for each income category.   However, a jurisdiction may not disapprove a 
housing development project on the basis that approval of the development would 

trigger the identification or zoning of additional adequate sites to accommodate the 
remaining RHNA. 
 

The City’s 6th Cycle RHNA requires the City to plan for 19,168 housing units for all 
income levels. A component of preparing the City’s Housing Element is the identification 

of vacant and underutilized sites suitable for residential development, and an evaluation 
of the housing development potential of these sites in fulfilling the City’s RHNA.  The 
combined project site is identified in the City’s Housing Element sites inventory as 

having a realistic capacity to accommodate a total of 54 “above moderate income” units, 
consisting of 25 units on 10201 Garden Grove Boulevard and 29 units on 10231 Garden 

Grove Boulevard.  The project proposes a total of 52 units, consisting of 49 “above 
moderate income” units and three (3) “very low-income” units.  Because the proposed 

project includes fewer units than shown in the Housing Element sites inventory, the City 
must determine whether the remaining Housing Element inventory sites have sufficient 
capacity to accommodate the City’s remaining unmet RHNA by income level if the 

project is approved as proposed.  Staff has evaluated the housing projects that have 
been permitted or approved during the current planning period, or which are otherwise 

not accounted for in the Housing Element site analysis, and has determined that the 
remaining sites identified in the sites inventory have sufficient capacity to accommodate 
the City’s remaining unmet RHNA need for each income level.   

 
At the time the Housing Element was prepared and adopted, the City’s unmet RHNA 

was calculated to be 18,208 units, broken down as follows: 6,567 low and very 
low-income units, 3,087 moderate-income units, and 8,554 above moderate-income 
units.  The sites identified in the adopted Housing Element were determined adequate 

to accommodate a total of 18,291 units, including 401 more units than the City’s unmet 
RHNA in the low and very low-income categories and 240 more units than the City’s 

unmet RHNA for the moderate-income category.  Sites deemed adequate to 
accommodate the lower and moderate-income categories are also adequate to 
accommodate above-moderate income units.  Overall, the sites inventory in the adopted 

Housing Element reflected a total capacity surplus of 83 units.   Due to this surplus, the 
proposed project will not create a reduction to the City’s total required RHNA allocation. 

 
Excluding ADUs, Staff has identified 17 recently permitted or approved new housing 
units not accounted for in the Housing Element site capacity analysis.  These include 

two (2) deed restricted units in the lower income categories (one very low-income unit 
and one low-income unit).  The other 15 units have been tentatively classified as “above 

moderate-income” units pending further evaluation.  Some of these units were 
developed on sites not included in the Housing Element sites inventory.  After 
accounting for these permitted and entitled units, and the 52 units in the proposed 

project, the City’s total remaining unmet RHNA would be 18,139 units, broken down as 
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follows: 6,562 low and very low-income units, 3,087 moderate-income units, and 8,490 
above-moderate income units. The remaining capacity of the sites identified in the 

Housing Element would be 18,226 units, resulting in a total capacity surplus of 87 units.  
The remaining sites are also adequate to accommodate a surplus of low and very 
low-income units (403) and moderate-income units (240), and such sites are also 

adequate to accommodate the City’s remaining unmet above moderate-income RHNA. 
Due to this surplus, the overall residential capacity on sites identified in the Housing 

Element will still be sufficient to accommodate the City’s total remaining unmet RHNA 
if the proposed project is approved.  The required No Net Loss findings can be made 
and are included in Resolution No. 6041-22. 

 
RECOMMENDATION: 

 
Staff recommends that the Planning Commission take the following action: 
 

1. Adopt Resolution No. 6041-22 approving Site Plan No. SP-111-2022 and 
Tentative Parcel Map No. PM-2021-190, subject to the recommended Conditions 

of Approval.  
 

 
 
 

Lee Marino - Planning Services Manager 
 

 
 
 

By: Maria Parra - Senior Planner 
 

Attachment: Exhibit “A” – Density Bonus Application 
  Exhibit “B” – Technical Studies  



   
RESOLUTION NO. 6041-22 

 
RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF GARDEN GROVE 

APPROVING SITE PLAN NO. SP-111-2022 AND TENTATIVE PARCEL MAP NO. 
PM-2021-190, FOR PROPERTY LOCATED ON THE NORTHEAST CORNER OF GARDEN 
GROVE BOULEVARD AND BROOKHURST STREET, AT 10201 AND 10231 GARDEN 

GROVE BOULEVARD, ASSESSOR’S PARCEL NOS. 089-072-53 AND 089-072-66. 
 

BE IT RESOLVED that the Planning Commission of the City of Garden Grove, in a 
regular session assembled on May 19, 2022, hereby approves Site Plan 
No.  SP-111-2022 and Tentative Parcel Map No.  PM-2021-190, for a property located 

on the northeast corner Garden Grove Boulevard and Brookhurst Street, at 10201 
and 10231 Garden Grove Boulevard, Assessor’s Parcel Nos. 089-072-53 and 

089-072-66.  
 
BE IT FURTHER RESOLVED in the matter of Site Plan No. SP-111-2022 and Tentative 

Parcel Map No. PM-2021-190, the Planning Commission of the City of Garden Grove 
does hereby report as follows: 

 
1. The subject case was initiated by Dr. Michael Dao. 

 
2. The applicant is requesting Tentative Parcel Map approval to consolidate two 

(2) existing parcels into a single 1.86 acre parcel and Site Plan approval to 

construct a five-story mixed-use development on the 1.86-acre site consisting 
of 9,786 square feet of retail space, 9,270 square feet of medical office space, 

and 52 apartment units. Pursuant to the State Density Bonus law, in exchange 
for reserving three (3) of the apartment units for very low-income households, 
the applicant is requesting a density bonus of seven residential units (7) and 

the following concession/incentive and  waivers from the GGMU-2 (Garden 
Grove Boulevard Mixed Use 2) zone development standards: (1) a concession 

to allow each unit to deviate from the minimum private balcony area and 
dimensions, (2) a waiver to deviate from the minimum active recreation 
dimensions and to allow the indoor and roof deck recreation areas to contribute 

to more than 50% of the required open space; (3) a waiver to allow the 
building to exceed the maximum building height of 50 feet or 4-stories; and 

(4) a waiver to deviate from the minimum 300 cubic feet of private storage 
per unit.  

 

3. The City of Garden Grove Planning Commission hereby determines that the 
proposed project is categorically exempt from review under the California 

Environmental Quality Act (“CEQA”) pursuant to Section 15332 (In-Fill 
Development Projects) of the State CEQA Guidelines (14 Cal. Code Regs., 
Section 15303).  As set forth in the Class 32 exemption, the proposed project 

is: (1) consistent with the applicable general plan designation and all applicable 
general plan policies as well as with applicable zoning designation and 

regulations; (2) the proposed development occurs within City limits on a 
project site of no more than five acres substantially surrounded by urban uses; 
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(3) the project site has no value as habitat for endangered, rare or threatened 
species; (4) approval of the project would not result in any significant effects 

relating to traffic, noise, air quality or water quality; and (5) the site can be 
adequately served by all required utilities and public services.   The project is 
therefore exempt from CEQA review. 

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

Residential/Commercial Mixed Use 2 and is zoned GGMU-2 (Garden Grove 
Boulevard Mixed Use 2).  The site is currently vacant.  The property was 
previously occupied by a furniture store and a used car dealership business.  

The building structures associated with these uses were demolished in 2019.  
 

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

 

6. Report submitted by the City staff was reviewed. 
 

7. Pursuant to a legal notice, a public hearing was held on May 19, 2022, 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 May 19, 2022; 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 9.04.030 are as follows: 
 

FACTS: 
 

The project site is comprised of two (2) parcels with a combined land area of 
1.86-acres located on the northeast corner of Garden Grove Boulevard and 
Brookhurst Street. The subject site has a General Plan Land Use designation of 

Residential/Commercial Mixed Use 2, and is zoned GGMU-2 (Garden Grove Boulevard 
Mixed Use 2).  The Residential/Commercial Mixed Use 2 land use designation is 

intended to allow a mix of residential and commercial uses around older and 
underutilized commercial development, while the GGMU-2 zone allows for mixed-use 
developments.  

 
The project site is located in an area developed with commercial and residential 

developments.  The project site abuts a GGMU-2 zoned property to the north 
developed with a four-story office professional building and a one-story restaurant 
building; a Planned Unit Development (PUD-101-95) zoned residential development 

to the east, developed with 104 detached, three-story, residential homes; GGMU-3 
zoned properties to the south, across Garden Grove Boulevard, developed with a 

Wienerschnitzel restaurant and an auto body shop; and PUD-123-09 zoned parcels 
to the west, across Brookhurst Street, entitled for the Brookhurst Triangle Project.  
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The project site is also located in close proximity to two mixed-use projects: the 
Brookhurst Triangle Project and the Garden Brook Senior Village Project (10032 

Garden Grove Boulevard).    
 
The project site is currently vacant and secured with a perimeter chain-link fence.  

The project site was previously developed and occupied by a furniture store (10201 
Garden Grove Boulevard) and a used car dealership (10231 Garden Grove Boulevard) 

since the late 1950s.  In 2019, building permits were issued to demolish all on-site 
building structures. 
 

The applicant proposes to develop the project site with a five-story, mixed-use 
development consisting of both commercial lease space and residential units.  The 

project will consist of 19,056 square feet of commercial spaces (9,786 square feet 
for retail and 9,270 square feet for medical office), and 52 apartment units.  The 
Project will reserve three (3) of the apartment units for “very low-income” 

households.  A Density Bonus Housing Agreement will be recorded to restrict the 
affordability of the units for 55-years.   

 
The applicant has requested State Density Bonus allowances for density, parking, 

and concessions and waivers to deviate from the GGMU-2 development standards.   
 
The applicant is requesting one (1) concession and three (3) waivers to deviate from 

the GGMU-2 (Garden Grove Boulevard Mixed Use 2) zone development standards: 
(1) a concession to allow each unit to deviate from the minimum private balcony area 

and dimensions (Municipal Code Section 9.18.110.030.F.1), (2) a waiver to deviate 
from the minimum active recreation dimensions and to allow the indoor and roof deck 
recreation areas to contribute to more than 50% of the required open space 

(Municipal Code Section 9.18.110.030.F.2); (3) a waiver to allow the building to 
exceed the maximum building height of 50 feet or 4-stories (Municipal Code Section 

9.18.090.020); and (4) a waiver to deviate from the minimum 300 cubic feet of 
private storage per unit (Municipal Code Section 9.18.110.030.H.2).  
 

FINDINGS AND REASONS: 
 

SITE PLAN 
 
1. The Site Plan complies with the spirit and intent of the provisions, conditions, 

and requirements of the Municipal Code and other applicable ordinances and 

is consistent with the General Plan.  

 

  The General Plan Land Use Designation of the subject site is 
Residential/Commercial Mixed Use 2 (RC 2), and the site is zoned Garden 

Grove Boulevard Mixed Use 2 (GGMU-2).  The RC 2 land use designation is 
intended to provide a mix of residential and commercial uses mostly around 

older underutilized developments, with the residential serving as a catalyst to 
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encourage revitalization of these sites.  In addition, the GGMU-2 zone 
implements the RC 2 land use designation and allows for commercial and 

residential uses to be developed as integrated developments with lower 
residential densities that provide landscaping and enhanced pedestrian areas 
along Garden Grove Boulevard. 

   
The proposed Project is a mixed-use development consisting of approximately 

19,056 square feet of commercial space and 52 residential apartment units. 
The GGMU-2 zone allows a maximum commercial floor area ratio (FAR) of 0.5, 
and a maximum residential density of 24 units per acre.  However, the Project 

qualifies for a “density bonus” of 22.5% pursuant to the State Density Bonus 
because the applicant has offered to reserve three (3) of the apartment units 

for very low-income households.  The proposed Project will provide a 
commercial FAR of 0.235, and a residential density of 27.5 units per acre.  The 
base density of the project is 45 units, and through the State Density Bonus 

Law, the project will provide seven (7) additional units above the base density.  
The project will reserve three (3) units for “very low-income” households as 

required by the State Law.   It should be noted that a 22.5% density bonus 
entitles the project to eleven (11) additional units above the base density; 

however, the applicant only proposes to construct seven (7) units above the 
base density.   

 

The proposed Project has been designed to comply with all applicable 
development standards of the GGMU-2 zone, with exception of parking, 

density, and the concession and waivers requested pursuant to the State 
Density Bonus Law.  The project applicant has requested a concession to allow 
each unit to deviate from the minimum private balcony area and dimensions, 

and has requested three (3) waivers to (1) deviate from the minimum active 
recreation dimensions and to allow the indoor and roof deck recreation areas 

to contribute to more than 50% of the required open space; (2) to allow the 
building to exceed the maximum building height of 50 feet or 4-stories; and 
(3) to deviate from the minimum 300 cubic feet of private storage per unit.   

 
  In addition, the proposed Project is consistent with the goals and policies of 

the General Plan, including: 
 

(a) Policy LU-1.2 to encourage modern residences in areas designated as 

Mixed Use. 
 

The proposed Project is a mixed-use development with approximately 
19,056 square feet of commercial space and 52 residential apartment 
units.  The residential units are well integrated into the design of the 

project that features an urban and modern building concept that will 
offer commercial services conveniently located to the residential units. 

Each unit is designed as either a 1-bedroom or 2-bedroom unit, and will 
include amenities, such as a washer/dryer and a private balcony, and 
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communal recreation areas that are secured and conveniently located 
to the residential units.   

 
(b) Policy LU-1.3 to support the production of housing citywide that is 

affordable to lower and moderate-income households consistent with 

the policies and targets set by the Housing Element AND Goal H-2 and 
Policy H-2.1 to encourage housing supply to accommodate housing 

needs at all affordability level and to preserve and expand the City’s 
supply of affordable rental housing for lower-income households. 

 

The proposed Project will provide 52 residential apartment units 
integrated as part of a mixed-use development.  The project includes a 

density bonus and will provide seven (7) additional units above the base 
density of 45 units.  Based on the State Density Bonus provisions, the 
project is required to reserve three (3) units for “very low-income” 

households, which will increase the supply of affordable housing units in 
the City.  Furthermore, the Project will contribute to meeting the City’s 

Regional Housing Needs Allocation (RHNA), as well as the Housing 
Element policies related to affordability.   

 
(c) Policy LU-1.4 to encourage a wide variety of retail and commercial uses, 

such as restaurant and cultural arts/entertainment, in appropriate 

locations AND Policy LU-6.2 to encourage a mixed of retail and 
commercial services along major corridors and in centers to meet the 

community needs. 
 

The project is located in a mixed-use zone that is bounded by two major 

streets, Garden Grove Boulevard and Brookhurst Street.  The proposed 
project includes a commercial component of approximately 19,056 

square feet; specifically, the commercial component will devote 9,786 
square feet for retail use and 9,270 square feet for medical office use. 
The project will introduce new commercial uses to the area that will 

serve the needs of the community.  The new permitted uses will be 
those allowed by the GGMU-2 zone, which are intended to be uses that 

provide goods and services to adjacent residential uses, including the 
development’s residential uses. 

 

(d) Policy LU-1.5 to encourage active and inviting pedestrian friendly street 
environments that include a variety of uses within commercial and 

mixed-use areas. 
 

The GGMU-2 zone includes specific design requirements to encourage 

active and pedestrian friendly streets.  The project includes decorative 
walkways that connect directly to each commercial tenant storefront 

from the public rights-of-ways along Garden Grove Boulevard and 
Brookhurst Street, as well as on-site walkways to encourage pedestrian 
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activity.  The project includes a garden plaza as required by the GGMU-2 
zone that will serve as a gathering place to promote pedestrian activity, 

as well as a passive recreation area for the residential component.  The 
garden plaza will be enhanced with seating, lighting, and landscaping.  
Landscaping is also an important element to visually enhance, activate, 

and promote pedestrian friendly streets.  The proposed Project will 
provide canopy trees along the Garden Grove Boulevard and Brookhurst 

Street rights-of-ways, as well as on-site trees and landscaping to create 
shade and a comfortable and appealing environment for pedestrians.  
 

(e) Policy LU-1.6 that encourages mixed use projects that: 
 

(i) Create a pleasant walking environment to encourage pedestrian 
activity; 

(ii) Create lively streetscape, interesting urban spaces and attractive 

landscaping; 
(iii) Provide convenient shopping opportunities for residents close to 

their residents 
 

The project is designed to comply with the GGMU-2 zoning requirements 
to encourage pedestrian activity.  Specifically, the project includes 
walkways that connect the site from the public rights-of-way along 

Garden Grove Boulevard and Brookhurst Street, as well as providing on-
site walkways that connect each tenant and the garden plaza to 

encourage pedestrian activity.  The project includes landscaping that will 
create a visually and aesthetically pleasing environment.  The project 
will feature canopy trees along the Garden Grove Boulevard and 

Brookhurst Street rights-of-ways, as well as landscape planters with a 
variety of trees, shrubs, and ground cover within the street setback 

areas to create a lively streetscape that is urban in design; that creates 
an attractive environment for pedestrians; and that is visually appealing 
to passing motorists.  In addition, the commercial component will 

provide retail and medical uses that will provide new shopping and job 
opportunities to local residents. 

 
(f) Policy LU 2.2 to strive to provide a diverse mix of housing types AND 

Goal H-3 to encourage a range of available housing types, densities and 

affordability levels to meet diverse community needs. 
 

The proposed project will provide 52 residential apartment units as part 
of a mixed-use development that will introduce new rental housing units 
to the local housing market, and will reserve three (3) units for very 

low-income households to expand the number of affordable housing 
units in the City to meet the community needs.  Furthermore, the 

proposed project will contribute to the City’s meeting its RHNA 
obligation.    
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(g) Policy LU-3.1 to encourage new residential development and allowing 

mixed use in older or underutilized commercial centers.  Residential 
housing provides convenient access to jobs and activities and supplies 
a resident clientele to support commercial sales and services in 

mixed-use areas.  
 

The project site is currently vacant and secured with a chain-link fence. 
The project site was previously developed and occupied by furniture 
store and a used car dealership that were in operation since the late 

1950s.  Building permits were issued in 2019 to demolish all on-site 
structures.  The proposed project will revitalize and redevelop the 

project site with a mixed-use development that includes approximately 
19,056 square feet of commercial space and 52 residential apartment 
units.  As a mixed-use project, the Project will provide housing that can 

support the commercial component.  In addition, the residential use is 
conveniently located to potential employment centers and other 

commercial services in the area.   
 

(h) Goal LU-4 that seeks to develop uses that are compatible with one 
another AND Policy LU 4.5 that requires that commercial developments 
adjoining residential uses be adequately screened and buffered from 

residential areas.   
 

The project site is located in an area that is developed with commercial 
and residential uses, including two (2) new mixed-use projects.  The 
two (2) new mixed-use projects are located in close proximity to the 

project site: the Brookhurst Triangle Project and the Garden Brook 
Senior Village.  The Brookhurst Triangle project is a horizontal 

mixed-use project located to the west of the project site, across 
Brookhurst Street, and will include up to 600 residential units and up to 
200,000 square feet of commercial/retail space, while the Garden Brook 

Senior Village (10032 Garden Grove Boulevard) is an eight-story 
mixed-use project with 11,041 square feet of commercial space and 394 

senior units.  The proposed mixed-use project will be compatible with 
the existing commercial developments in the area and with the two (2) 
mixed-use projects that are under construction. 

 
Furthermore, the project is designed to comply with the encroachment 

plane requirement of the mixed-use zone to minimize impacts to the 
residential development located to the east of the project site.  The 
encroachment plane requires the building to maintain a 45-degree angle 

that commences 15 feet above the grade of the property line located 
adjacent to the residential use to buffer the residential use from taller 

and denser developments.  The project maintains the required 
encroachment plane distance as measured from the easterly property 



Resolution No. 6041-22 Page 8 
 

line.  The proposed building will maintain a 60’-3” setback from the 
eastern property line to screen, buffer, and to minimize impacts to the 

adjacent residential use from the first three floors, and a 68’-3” setback 
from the fourth and fifth floors. 

 

2. The proposed development does not adversely affect essential on-site facilities 
such as off-street parking, loading and unloading areas, traffic circulation, and 

points of vehicular and pedestrian access. 
 
 The project site will be accessed from a new drive approach located on Garden 

Grove Boulevard, and a new drive approach located on Brookhurst Street.  The 
project is designed with a three (3) level parking structure.  The on-site 

circulation is designed with two-way drive aisles that provide access to the 
parking structure and parking spaces.  The site is also designed with the 
required turn-around area that allows for trash truck and emergency vehicle 

access.  The appropriate red curbs and “No Parking” signs will be installed to 
allow maneuvering of trash trucks and emergency vehicles within the 

turn-around area. 
 

The parking structure will be secured with vehicular gates, and during normal 
business hours, the gates will remain open.  During non-business hours, the 
parking structure gates will be closed, and residents will access the parking 

structure with a gate remote from the northerly entrance located on the east 
side of the property.  The project will also include a designated vehicle lane 

with an intercom box where guests can call a unit directly to gain access to the 
parking structure after-hours.  The project includes appropriate turn-around 
areas in front of the parking structure gates to allow guests to safely maneuver 

off of the site if access to the parking structure is unavailable. 
 

The project provides pedestrian walkways to access the site from the public 
right-of-way, including walkways from Garden Grove Boulevard and 
Brookhurst Street.  The project also provides on-site walkways that access the 

commercial tenants, the garden plaza, and the residential units. 
 

The project has been designed to provide the required number of parking 
spaces to serve the commercial and residential uses.  A total of 169 parking 
spaces are required for the project, including 104 parking spaces for the 

commercial component and 65 parking spaces for the residential component. 
The project provides 182 parking spaces, which includes 13 additional parking 

spaces to serve the commercial use.  The parking distribution includes 175 
parking spaces within the parking structure, and seven (7) parking spaces 
located on the ground-level outside of the parking structure.  The commercial 

parking will accommodate 9,786 square feet of retail, which requires 49 
parking spaces, and 9,270 square feet of medical office, which requires 55 

parking spaces. 
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Sixty-five (65) residential parking spaces are provided, which complies with 
the maximum parking requirement that may be imposed under the State 

Density Bonus Law.    The parking for the development will be located primarily 
within the parking structure, with the commercial parking spaces located on 
the ground-level and inside the parking structure on the first and second levels, 

while the residential parking spaces will be located on the second and third 
levels of the parking structure.  The residential parking spaces will be clearly 

labeled, and during non-business hours, the residents can use the commercial 
parking spaces for overflow parking.    
 

A Traffic Study was prepared for the project that reviewed the Project’s traffic 
impact, including impacts to the Level of Service (LOS) of existing 

intersections, and Vehicles Miles Traveled (VMT) analysis.  The study concluded 
that the project will not have any significant impacts to the LOS, and the 
project meets the Low VMT Area screening criteria.  The Traffic Engineering 

Division reviewed and confirmed the conclusions of the study.   
 

 The City’s Traffic Engineering Division has reviewed the proposed project, and 
all appropriate conditions of approval have been incorporated to minimize any 

adverse impacts to surrounding streets. 
 
3. The development, as proposed, will not adversely affect essential public 

facilities such as streets and alleys, utilities, and drainage channels. 

 
The streets in the area will be adequate to accommodate the development 

once the developer provides the necessary improvements for the project. 
Utilities and drainage channels in the area are existing and are adequate to 
accommodate the development. The proposed development will provide 

landscaping and proper grading of the site, thereby, improving drainage in the 
area.  

 
 The City’s Public Works Department has reviewed the proposed project, and 

all appropriate conditions of approval have been incorporated to minimize any 
adverse impacts to surrounding streets. 

 
4. The project will not adversely impact the Public Works Department's ability to 

perform its required function. 
 
The proposed Project will not adversely impact the Public Works Department 

ability to perform its required function. The City’s Public Works Department 
has reviewed the project, and has incorporated all the appropriate conditions 

of approval to minimize any adverse impacts. 
 
5. The project is compatible with the physical, functional, and visual quality of 

the neighboring uses and desirable neighborhood characteristics. 
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The project is located in a mixed-use area that is developed with commercial 
and residential developments, including two (2) mixed-use projects that are 

currently under construction, the Brookhurst Triangle Project and the Garden 
Brook Senior Village (10032 Garden Grove Boulevard).  The Brookhurst 
Triangle includes up to 600 residential units and up to 200,000 square feet of 

commercial/retail space on 13.9-acres, and the Garden Brook Senior Village 
includes 11,041 square feet of commercial space and 394 senior units on 

3.1-acres.   
 
The proposed project is a five-story mixed-use development with 

approximately 19,056 square feet of commercial space, and 52 residential 
apartment units with a State Density Bonus on 1.86-acres.  The proposed 

project will revitalize a site that is currently vacant with new commercial and 
residential uses to serve the community. 
 

The proposed architectural design of the building will feature an attractive 
contemporary style that includes enhanced articulation, detailing, and varied 

building massing, including storefronts that are oriented toward Garden Grove 
Boulevard and Brookhurst Street.  The project also includes pedestrian-friendly 

features and landscaping to enhance and activate the streetscape along 
Garden Grove Boulevard and Brookhurst Street.  The project includes 
decorative walkways that connect directly to each commercial tenant 

storefront and the garden plaza from Garden Grove Boulevard and Brookhurst 
Street, as well as on-site walkways that connect each tenant and the garden 

plaza to encourage pedestrian activity.  The garden plaza will serve both as a 
gathering place to encourage pedestrian activity, and a passive recreation area 
for the project’s residential use.  The garden plaza will be enhanced with 

seating, lighting, and landscaping.   
 

The project will feature canopy trees along the Garden Grove Boulevard and 
Brookhurst Street rights-of-ways, and on-site landscape planters to create a 
lively streetscape that is urban in design; that creates an attractive 

environment for pedestrians; and that is visually appealing to passing 
motorists.   

 
The proposed project, including the building architecture and landscaping, will 
be compatible and compliment other projects in the immediate vicinity; will 

continue to promote mixed-use developments in the GGMU-2 zone; and will 
assist with implementation of the General Plan that encourages the 

revitalization of underutilized parcels and mixed-use developments.   
 
6. Through the planning and design of buildings and building replacement, the 

provision of open space landscaping and other site amenities will attain an 
attractive environment for the occupants of the property. 

 



Resolution No. 6041-22 Page 11 
 

The proposed Project will revitalize two (2) older and underutilized commercial 
properties with a vibrant and attractive mixed-use development. The proposed 

architectural design of the building will feature an attractive contemporary 
style that includes enhanced articulation, detailing, and varied building 
massing.  The mixed-use zone includes specific design requirements for garden 

plazas to encourage the activation of pedestrian-friendly streets. The project 
includes decorative walkways that connect directly to each commercial tenant 

storefront and the garden plaza from Garden Grove Boulevard and Brookhurst 
Street, and on-site walkways to encourage pedestrian activity.  The garden 
plaza will serve as a gathering place to encourage pedestrian activity, and as 

a passive recreation area for the residential use.  The garden plaza will be 
enhanced with seating, lighting, and landscaping.  The proposed landscaping 

will visually enhance, activate, and promote pedestrian friendly streets.  The 
project will feature new canopy trees along the Garden Grove Boulevard and 
Brookhurst Street sidewalks, and will also include landscape areas within the 

street setbacks to create a lively streetscape that is urban in design; that 
creates an attractive environment for pedestrians; and that is visually 

appealing to passing motorists.   
 

In addition, the project will provide recreation areas that will serve the 
residential use.  The project includes indoor and outdoor recreation areas 
located on the fourth and fifth floors of the development.  The project includes 

indoor recreation areas for a gym and lounge, and roof gardens that will 
incorporate seating, artificial turf, and landscaping. 

 
TENTATIVE PARCEL MAP 
 

1. The proposed map is consistent with the General Plan. 
 

The proposed map is consistent with the provisions of the General Plan Land 
Use Designation of the Residential/Commercial Mixed Use 2 (RC 2).  The RC 2 
land use designation is intended to provide a mix of residential and commercial 

uses mostly around older underutilized developments, with residential serving 
as a catalyst to encourage revitalization of these sites.   

 
The proposed project is a mixed-use development with approximately 19,056 
square feet of commercial space, and 52 residential apartment units with a 

State Density Bonus.  The RC 2 land use designation allows for residential 
densities up to 24 units per acre.  With the proposed State Density Bonus, the 

residential density for the project will be 27.95 units per acre.  The project will 
provide seven (7) additional units above the base density of 45 units, and will 
reserve three (3) units for “very low-income” households.   

 
The project site currently consists of two (2) parcels each with a lot size of 

31,560 square feet (10201 Garden Grove Boulevard) and 49,272 square feet 
(10231 Garden Grove Boulevard).  A Tentative Parcel Map is being processed 
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to consolidate the project site into one single-lot with an area of 1.86-acres.  
The City has determined that a parcel map is the most appropriate instrument 

to consolidate the parcels due to existing utility easements that must to be 
relocated and realigned to accommodate the proposed project.   

 

  In addition, the proposed Project is consistent with the goals and policies of 
the General Plan, including: 

 
(a) Policy LU-1.2 to encourage modern residences in areas designated as 

Mixed Use. 

 
The proposed Project is a mixed-use development with approximately 

19,056 square feet of commercial space and 52 residential apartment 
units.  The residential units are well integrated into the design of the 
project that features an urban and modern building concept that will 

offer commercial services conveniently located to the residential units. 
Each unit is designed as either a 1-bedroom or 2-bedroom unit, and will 

include amenities, such as a washer/dryer and a private balcony, and 
communal recreation areas that are secured and conveniently located 

to the residential units.   
 

(b) Policy LU-1.3 to support the production of housing citywide that is 

affordable to lower and moderate-income households consistent with 
the policies and targets set by the Housing Element AND Goal H-2 and 

Policy H-2.1 to encourage housing supply to accommodate housing 
needs at all affordability level and to preserve and expand the City’s 
supply of affordable rental housing for lower-income households. 

 
The proposed Project will provide 52 residential apartment units 

integrated as part of a mixed-use development.  The project includes a 
density bonus and will provide seven (7) additional units above the base 
density of 45 units.  Based on the State Density Bonus provisions, the 

project is required to reserve three (3) units for “very low-income” 
households, which will increase the supply of affordable housing units in 

the City.  Furthermore, the Project will contribute to meeting the City’s 
Regional Housing Needs Allocation (RHNA), as well as the Housing 
Element policies related to affordability.   

 
(c) Policy LU-1.4 to encourage a wide variety of retail and commercial uses, 

such as restaurant and cultural arts/entertainment, in appropriate 
locations AND Policy LU-6.2 to encourage a mixed of retail and 
commercial services along major corridors and in centers to meet the 

community needs. 
 

The project is located in a mixed-use zone that is bounded by two major 
streets, Garden Grove Boulevard and Brookhurst Street.  The proposed 
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project includes a commercial component of approximately 19,056 
square feet; specifically, the commercial component will devote 9,786 

square feet for retail use and 9,270 square feet for medical office use. 
The project will introduce new commercial uses to the area that will 
serve the needs of the community.  The new permitted uses will be 

those allowed by the GGMU-2 zone, which are intended to be uses that 
provide goods and services to adjacent residential uses, including the 

development’s residential uses. 
 

(d) Policy LU-1.5 to encourage active and inviting pedestrian-friendly street 

environments that include a variety of uses within commercial and 
mixed-use areas. 

 
The GGMU-2 zone includes specific design requirements to encourage 
active and pedestrian friendly streets.  The project includes decorative 

walkways that connect directly to each commercial tenant storefront 
from the public rights-of-ways along Garden Grove Boulevard and 

Brookhurst Street, as well as on-site walkways to encourage pedestrian 
activity.  The project includes a garden plaza as required by the GGMU-2 
zone that will serve as a gathering place to promote pedestrian activity, 

as well as a passive recreation area for the residential component.  The 
garden plaza will be enhanced with seating, lighting, and landscaping.  

Landscaping is also an important element to visually enhance, activate, 
and promote pedestrian friendly streets.  The proposed Project will 
provide canopy trees along the Garden Grove Boulevard and Brookhurst 

Street rights-of-ways, as well as on-site trees and landscaping to create 
shade and a comfortable and appealing environment for pedestrians.  

 
(e) Policy LU-1.6 that encourages mixed use projects that: 

 

(i) Create a pleasant walking environment to encourage pedestrian 
activity; 

(ii) Create lively streetscape, interesting urban spaces and attractive 
landscaping; 

(iii) Provide convenient shopping opportunities for residents close to 

their residents 
 

The project is designed to comply with the GGMU-2 zoning requirements 
to encourage pedestrian activity.  Specifically, the project includes 
walkways that connect the site from the public rights-of-way along 

Garden Grove Boulevard and Brookhurst Street, as well as providing 
on-site walkways that connect each tenant and the garden plaza to 

encourage pedestrian activity.  The project includes landscaping that will 
create a visually and aesthetically pleasing environment.  The project 

will feature canopy trees along the Garden Grove Boulevard and 
Brookhurst Street rights-of-ways, as well as landscape planters with a 
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variety of trees, shrubs, and ground cover within the street setback 
areas to create a lively streetscape that is urban in design; that creates 

an attractive environment for pedestrians; and that is visually appealing 
to passing motorists.  In addition, the commercial component will 
provide retail and medical uses that will provide new shopping and job 

opportunities to local residents. 
 

(f) Policy LU 2.2 to strive to provide a diverse mix of housing types AND 
Goal H-3 to encourage a range of available housing types, densities and 
affordability levels to meet diverse community needs. 

 
The proposed project will provide 52 residential apartment units as part 

of a mixed-use development that will introduce new rental housing units 
to the local housing market, and will reserve three (3) units for very 
low-income households to expand the number of affordable housing 

units in the City to meet the community needs.  Furthermore, the 
proposed project will contribute to the City’s meeting its RHNA 

obligation.    
 

(g) Policy LU-3.1 to encourage new residential development and allowing 
mixed use in older or underutilized commercial center.  Residential 
housing provides convenient access to jobs and activities and supplies 

a resident clientele to support commercial sales and services in 
mixed-use areas.  

 
The project site is currently vacant and secured with a chain-link fence. 
The project site was previously developed and occupied by furniture 

store and a used car dealership that were in operation since the late 
1950s.  Building permits were issued in 2019 to demolish all on-site 

structures.  The proposed project will revitalize and redevelop the 
project site with a mixed-use development that includes approximately 
19,056 square feet of commercial space and 52 residential apartment 

units.  As a mixed-use project, the Project will provide housing that can 
support the commercial component.  In addition, the residential use is 

conveniently located to potential employment centers and other 
commercial services in the area.   

 

(h) Goal LU-4 that seeks to develop uses that are compatible with one 
another AND Policy LU 4.5 that requires that commercial developments 

adjoining residential uses be adequately screened and buffered from 
residential areas.   

 

The project site is located in an area that is developed with commercial 
and residential uses, including two (2) new mixed-use projects.  The 

two (2) new mixed-use projects are located in close proximity to the 
project site: the Brookhurst Triangle Project and the Garden Brook 
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Senior Village.  The Brookhurst Triangle project is a horizontal 
mixed-use project located to the west of the project site, across 

Brookhurst Street, and will include up to 600 residential units and up to 
200,000 square feet of commercial/retail space, while the Garden Brook 
Senior Village (10032 Garden Grove Boulevard) is an eight-story 

mixed-use project with 11,041 square feet of commercial space and 394 
senior units.  The proposed mixed-use project will be compatible with 

the existing commercial developments in the area and with the two (2) 
mixed-use projects that are under construction. 
 

Furthermore, the project is designed to comply with the encroachment 
plane requirement of the mixed-use zone to minimize impacts to the 

residential development located to the east of the project site.  The 
encroachment plane requires the building to maintain a 45-degree angle 
that commences 15 feet above the grade of the property line located 

adjacent to the residential use to buffer the residential use from taller 
and denser developments.  The project maintains the required 

encroachment plane distance as measured from the easterly property 
line.  The proposed building will maintain a 60’-3” setback from the 

eastern property line to screen, buffer, and to minimize impacts to the 
adjacent residential use from the first three floors, and a 68’-3” setback 
from the fourth and fifth floors. 

 
2. The design and improvement of the proposed subdivision are consistent with 

the General Plan. 
 

The design and improvement of the proposed map is consistent with the 

General Plan land use designation of Residential/Commercial Mixed Use 2 (RC 
2).  The RC 2 land use designation is intended to provide a mix of residential 

and commercial uses mostly around older underutilized developments, with 
residential serving as the catalyst to encourage revitalization of these sites. 

 

The project site currently consists of two (2) parcels each with a lot size of 
31,560 square feet (10201 Garden Grove Boulevard) and 49,272 square feet 

(10231 Garden Grove Boulevard).  A Tentative Parcel Map is being processed 
to consolidate the project site into one single-lot with a lot size of 1.86-acres. 
The City has determined that a parcel map is the most appropriate instrument 

to consolidate the parcels due to existing utility easements that must to be 
relocated and realigned to accommodate the proposed project.   

 
The proposed subdivision will allow the project site to be developed with a 
mixed-use project with approximately 19,056 square feet of commercial space, 

and 52 residential apartment units with a State Density Bonus.  The RC 2 land 
use designation allows for residential densities up to 24 units per acre.  With 

the State Density Bonus, the project will have a residential density of 27.5 
units per acre.  The project will include seven (7) additional units above the 
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base density of 45 units.  It should be noted that while the project applicant 
has requested a density bonus of 22.5%, which entitles the project to eleven 

(11) additional units above the base density for total of 56 units, the applicant 
only proposes to construct seven (7) units above the base density.   
 

The proposed parcel configuration and design of the project is compatible with 
existing commercial and residential developments in the area, including two 

(2) mixed-use projects that are currently being developed, the Brookhurst 
Triangle Project and Garden Brook Senior Villages.   
 

In addition, the proposed project will further the goals and policies of the 
General Plan Land Use Element and Housing Element by redeveloping a vacant 

and underutilized site with a mixed-use development that will introduce new 
commercial uses to serve the needs of the community, that will encourage a 
pedestrian-friendly environment, and that will introduce new housing stock to 

the community, including affordable units, to meet the City’s regional housing 
needs.  The proposed project is also consistent with several goals and policies 

of the General Plan, as described in Finding No. 1, above. 
 

3. The site is physically suitable for the type of development and complies with 
the spirit and intent of the Municipal Code. 
 

The site is physically suitable for the proposed development.  The Tentative 
Parcel Map will consolidate the project site, which currently consists of two (2) 

parcels, into one lot with a combined lot area of 1.86 acres.  The site will have 
sufficient land area to accommodate the proposed mixed-use project with 
approximately 19,056 square feet of commercial space, and 52 residential 

apartment units with a State Density Bonus.  The site design will accommodate 
the required drive approaches and drive-aisles to access the site designed to 

the City’s standard, and will also provide adequate access and a turn-around 
areas for trash trucks and emergency vehicles.   

 

Furthermore, the project has been designed to comply with all applicable 
development standards of the GGMU-2 zone, with exception of parking, 

density, and the concession and waivers requested pursuant to the State 
Density Bonus.  The project applicant has requested a State Density Bonus 
concession to allow each unit to deviate from the minimum private balcony 

area and dimensions, and three (3) waivers to (1) deviate from the minimum 
active recreation dimensions and to allow the indoor and roof deck recreation 

areas to contribute to more than 50% of the required open space; (2) to allow 
the building to exceed the maximum building height of 50 feet or 4-stories; 
and (3) to deviate from the minimum 300 cubic feet of private storage per 

unit.  
 

Therefore, the proposed project complies with the spirit and intent of the 
Municipal Code.   
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4. The design of the subdivision and the proposed improvements are not likely to 

cause substantial environmental damage or substantially and avoidably injure 
fish or wildlife or their habitat, and the requirements of the California 
Environmental Quality Act have been satisfied. 

 
The proposed project site is located in an urbanized area that is not habitat for 

fish or wildlife, and the project is categorically exempt from CEQA pursuant to 
Section 15332 (In-Fill Development Projects) of the CEQA Guidelines (14 Cal. 
Code Regs., Section 15332). The proposed project is characterized as in-fill 

development meeting conditions described in Section 15332. 
 

5. The site is physically suitable for the proposed density of the development. 
 
The site is physically suitable for the density proposed by the developer.  The 

Residential/Commercial Mixed Use 2 land use designation allows for mixed-use 
projects.  The maximum floor area ratio (FAR) allowed for the commercial 

component is 0.5, and the maximum residential density allowed is 24 units per 
acre.  The project will provide a commercial FAR of 0.235, and through a State 

Density Bonus, the project will provide a residential density of 27.5 units per 
acre.  The proposed project will consist of approximately 19,056 square feet 
of commercial space and 52 residential apartment units.  The project will 

provide seven (7) additional units above the base density.  
 

It should be noted that while the project applicant has requested a density 
bonus of 22.5%, which entitles the project to eleven (11) additional units 
above the base density for total of 56 units, the applicant only proposes to 

construct seven (7) units above the base density.   
 

The proposed Tentative Parcel Map will consolidate two (2) existing parcels, 
each with a lot size of 31,560 square feet (10201 Garden Grove Boulevard) 
and 49,272 square feet (10231 Garden Grove Boulevard), into one single-lot 

with a combined land area of 1.86-acres to facilitate the development of the 
proposed project.  The Tentative Parcel Map is the best instrument to 

consolidate the parcels due to existing utilities easements that have to be 
relocated and realigned to facilitate the development.  
 

Therefore, the subject site is sufficient in size to accommodate the proposed 
development, and complies with all applicable provisions of the City of Garden 

Grove Municipal Code, with exception of the parking, density and concession 
and waivers requested pursuant to the State Density Bonus Law.   

6. The design of the subdivision and the proposed improvements are not likely to 

cause serious public health problems. 
  

The design of the subdivision and the proposed improvements are not likely to 
cause serious public health problems since the conditions of approval will be 



Resolution No. 6041-22 Page 18 
 

in place to safeguard the public health.  The proposed subdivision has been 
designed to comply with the development standards of the GGMU-2 zone, with 

exception of the parking, density, and concession and waivers requested 
pursuant to the State Density Bonus Law.  City Departments, including Traffic 
Division, Water Division, Engineering Division, Planning Division, and the 

Orange County Fire Authority (OCFA) have reviewed the proposed 
development and have applied conditions of approval to minimize potential 

negative impacts that the project may have on the community.  The conditions 
of approval for on and off-site improvements will safeguard the public health. 
 

7. The design of the project and the proposed improvements will not conflict with 
easements of record or easements established by court judgment acquired by 

the public at large for access through or use of property within the subdivision; 
or, if such easements exist, alternate easements for access or for use will be 
provided and these will be substantially equivalent to the ones previously 

acquired by the public. 
 

The design of the subdivision and the proposed improvements will not conflict 
with easements of record or easements established by court judgment 

acquired by the public at large for access through or use of property within the 
proposed subdivision. The project has been designed to avoid development 
over existing easements. 

 
8. The design and improvement of the proposed subdivision are suitable for the 

uses proposed and the subdivision can be developed in compliance with the 
applicable zoning regulations. 

 

The design of the subdivision is suitable for the proposed mixed-use project.  
The proposed Tentative Parcel Map will consolidate two (2) existing parcels, 

each with a lot size of 31,560 square feet (10201 Garden Grove Boulevard) 
and 49,272 square feet (10231 Garden Grove Boulevard), into one-parcel with 
a combined lot area of 1.86-acres.  The proposed project is a mixed-use project 

with approximately 19,056 square feet of commercial space and 52 residential 
apartment units with a State Density Bonus. 

 
The subdivision complies with the spirit and intent of the General Plan, and the 
Subdivision Map Act.  The project has also been designed to comply with the 

GGMU-2 development standards, with exception of the parking, density, and 
concession and waivers requested pursuant to the State Density Bonus Law.   

 
9. The design of the subdivision provides, to the extent feasible, for future passive 

or natural heating and cooling opportunities in the subdivision.   

 
To the extent feasible, the project has been designed in accordance with 

Government Code Section 66473.1, such as to allow for passive or natural 
heating opportunities in the subdivision design, to encourage the orientation 
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of structures to take advantage of shade and prevailing breezes, to allow solar 
access for passive heating and opportunities for placement of shade trees and 

other vegetation for cooling. 
 
10. The design, density, and configuration of the subdivision strike a balance 

between the affect of the subdivision on the housing needs of the region and 
public service needs.  The character of the subdivision is compatible with the 

design of existing structures, and the lot sizes of the subdivision are 
substantially compatible with the lot sizes within the general area.  

 

The project has been reviewed in relation to the housing needs and goals of 
the City and is compatible with other projects in the vicinity.  The project is 

located in a mixed-use area that is developed with commercial and residential 
uses, including two (2) mixed-use projects that are currently under 
construction, the Brookhurst Triangle Project and the Garden Brook Senior 

Village (10032 Garden Grove Boulevard).  The Brookhurst Triangle Project, 
which is a horizontal mixed-use project located to the west of the project site, 

across Brookhurst Street, includes up to 600 residential units and up to 
200,000 square feet of commercial/retail space on 13.9-acres, while the 

Garden Brook Senior Village is an eight-story mixed-use project with 11,041 
square feet of commercial space and 394 senior living units on 3.1-acres.   
 

The proposed project is a mixed-used development with approximately 19,056 
square feet of commercial space and 52 residential apartment units with a 

State Density Bonus on 1.86-acres.  Through the proposed Tentative Parcel 
Map, the project will combined two (2) existing lots into one-single lot. The 
proposed project is compatible with the design of existing structures and 

developments in the area, and the subdivision is also compatible with the lot 
sizes in the general area.  

 
The proposed project will introduce new commercial uses to serve the needs 
of the community, and will introduce new housing stock to the community, 

including affordable units, to meet the City’s regional housing needs.  The 
project will further the goals and policies of the City’s Land Use Element and 

Housing Element.   
 
11. The subject property is not located within a state responsibility area or a very 

high fire hazard severity zone, the proposed subdivision is served by local fire 
suppression services, and the proposed subdivision meets applicable design, 

location, and ingress-egress requirements.   
 
12. The discharge of waste from the proposed subdivision into the existing sewer 

system will not result in violation of existing requirements prescribed by the 
California Regional Water Quality Control Board. The conditions of approval for 

on and off-site improvements will ensure permitted capacity of the public 
sewer system is not exceeded.   
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NO NET LOSS (GOVERNMENT CODE SECTION 65863) FINDINGS 
 

1. If approval of the proposed Project will result in development of the Site at a 
lower residential density, the reduction in residential density is consistent with 
the adopted general plan, including the housing element. 

 
The project site is comprised of two (2) parcels with a combined land area of 

1.86-acres.  The parcel located at 10201 Garden Grove Boulevard (APN # 
089-072-53) is 0.72 acres in size.  The parcel located at 10231 Garden Grove 
Boulevard (APN #089-072-66) is 1.13 acres in size. Both parcels have a 

General Plan Land Use designation of Residential/Commercial Mixed Use 2 and 
are zoned GGMU-2 (Garden Grove Boulevard Mixed Use 2).  The combined 

project site is identified in the City’s Housing Element sites inventory as having 
a realistic capacity to accommodate a total of 54 “above moderate income” 
units, consisting of 25 units on 10201 Garden Grove Boulevard and 29 units 

on 10231 Garden Grove Boulevard.  The project proposes a total of 52 units, 
consisting of 49 “above moderate income” units and three (3) “very 

low-income” units.  The maximum allowable residential density for the site 
under the General Plan Land Use Element and Municipal Code is 24 units per 
acre, or 45 units.  The applicant is proposing to develop the site at the 

maximum permitted density. In addition, the project includes a request for a 
density bonus of seven (7) additional units, for a total of 52 units.  This equates 

to a density of 27.5 units per acre.  The City cannot require the applicant to 
seek a larger density bonus.  Therefore, even though the proposed project 
results in two fewer units than identified in the Housing Element site inventory, 

the 52 units proposed is consistent with the density limits of the General Plan.  
The proposed project is also consistent with several goals and policies of the 

General Plan Land Use Element, as noted in the findings above.   
 

2. The remaining sites identified in the housing element are adequate to meet 

the requirements of Government Code Section 65583.2 and to accommodate 
the City’s share of the regional housing need pursuant to Government Code 

Section 65584; or, if not, the City has, or will within 180 days, identify and 
make available additional adequate sites to accommodate the City’s share of 
the regional housing need by income level. 

 
The City’s 6th Cycle RHNA requires the City to plan for 19,168 housing units for 

all income levels. A component of preparing the City’s Housing Element is the 
identification of vacant and underutilized sites suitable for residential 

development, and an evaluation of the housing development potential of these 
sites in fulfilling the City’s RHNA.  The combined project site is identified in the 
City’s Housing Element sites inventory as having a realistic capacity to 

accommodate a total of 54 “above moderate income” units, consisting of 25 
units on 10201 Garden Grove Boulevard and 29 units on 10231 Garden Grove 
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Boulevard.  The project proposes a total of 52 units, consisting of 49 “above 
moderate income” units and three (3) “very low-income” units.  Although the 

proposed project includes fewer units than shown in the Housing Element sites 
inventory, the remaining Housing Element inventory sites have sufficient 
capacity to accommodate the City’s remaining unmet RHNA by income level if 

the project is approved as proposed.   
 

At the time the Housing Element was prepared and adopted, the City’s unmet 
RHNA was calculated to be 18,208 units, broken down as follows: 6,567 low 
and very low-income units, 3,087 moderate-income units, and 8,554 above 

moderate-income units. The sites identified in the adopted Housing Element 
were determined adequate to accommodate a total of 18,291 units, including 

401 more units than the City’s unmet RHNA in the low and very low-income 
categories and 240 more units than the City’s unmet RHNA for the 
moderate-income category.  Sites deemed adequate to accommodate the 

lower and moderate-income categories are also adequate to accommodate 
above-moderate income units.  Overall, the sites inventory in the adopted 

Housing Element reflected a total capacity surplus of 83 units.    
 

Excluding ADUs, 17 new housing units new housing units not accounted for in 
the Housing Element site capacity analysis have recently been permitted or 
approved.  These include two (2) deed restricted units in the lower income 

categories (one very low-income unit and one low-income unit) and 15 above 
moderate-income units.  After accounting for these permitted and entitled 

units, and the 52 units in the proposed project, the City’s total remaining 
unmet RHNA would be 18,139 units, including 6,562 low and very low-income 
units, 3,087 moderate-income units, and 8,490 above-moderate income units. 

The remaining capacity of the sites identified in the Housing Element would be 
18,226 units, resulting in a total capacity surplus of 87 units.  The remaining 

sites are also adequate to accommodate a surplus of low and very low-income 
units (403) and moderate-income units (240), and such sites are also 
adequate to accommodate the City’s remaining unmet above moderate-

income RHNA. Due to this surplus, the overall residential capacity on sites 
identified in the Housing Element will still be sufficient to accommodate the 

City’s total remaining unmet RHNA if the proposed project is approved.   
 
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 Site Plan and Tentative Parcel Map possess characteristics that would 

justify the request in accordance with Municipal Code Section No. 9.32.030.3 
(Site Plan) and Section 9.40.060 (Tentative Maps). 
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2. In order to fulfill the purpose and intent of the Municipal Code and thereby 

promote the health, safety, and general welfare, the attached Conditions of 
Approval (Exhibit “A”) shall apply to Site Plan No. SP-111-2022 and Tentative 
Parcel Map No. PM-2021-190. 

 

Adopted this 19th day of May 2022 
 

 
ATTEST:      /s/    JOSH LINDSAY      __________ 
            VICE CHAIR 

/s/   JUDITH MOORE_____________ 
       RECORDING SECRETARY 

 
STATE OF CALIFORNIA ) 
COUNTY OF ORANGE ) SS: 

CITY OF GARDEN GROVE  ) 
 

 I, JUDITH MOORE, 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 May 19, 
2022, by the following vote: 
 

AYES:  COMMISSIONERS: (4) ARESTEGUI, CUNNINGHAM, LINDSAY, 
SOEFFNER 

NOES:  COMMISSIONERS: (0) NONE 
ABSENT:  COMMISSIONERS:    (3) LEHMAN, PEREZ, RAMIREZ 
 

 
 

   /s/   JUDITH MOORE ___________ 
          RECORDING SECRETARY 
 

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 June 9, 2022. 

 



FINAL 

EXHIBIT “A” 
 

Site Plan No. SP-111-2022 
 

Tentative Parcel Map No. PM-2021-190 
 

10201 and 10231 Garden Grove 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, on the 
property.  Proof of such recordation is required prior to issuance of building 
permits.   

 
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, Dr. Michael 

Dao, the developer of the project, the 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.   
 

3. Approval of this Site Plan and Tentative Parcel Map 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. Minor modifications to the Site Plan, Tentative Parcel Map, and/or these 
Conditions of Approval may be approved by the Community and Economic 
Development Director, in his or her discretion.  Proposed modifications to the 

project and/or these Conditions of Approval determined by the Community and 
Economic 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 
 

Project Design 
 

6.      A geotechnical study prepared by a registered geotechnical engineer is 
required.  The report shall analyze the liquefaction potential of the site and 
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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 run-off, including potential infiltration alternatives, soil 

compaction, saturation, permeability, and groundwater levels.  
 

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 that:  

 
a. Addresses required mitigation Site Design Best Management Practices 

(BMPs) based upon the latest Santa Ana Regional Water Quality Control 
Board (SARWQCB) approved 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). 

 
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. 
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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’ 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 multi-residential projects 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 & 
Specifications.    

 
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 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 applicant shall complete the following for the parcel map:  

 
a. Prior to recordation of a final parcel or tract map, the surveyor/engineer 

preparing the map shall tie the boundary of the map into the Horizontal 

Control System established by the County Surveyor in a manner described 
in Sections 7-9-330 and 7-9-337 of the Orange County Subdivision Code 

and Orange County Subdivision Manual, Subarticle 18.  The 
surveyor/engineer shall submit record information to the City on Auto Cad 
DWG format. 

 
b. Prior to recordation of a final parcel or tract map, the surveyor/engineer 

preparing the map shall submit to the County Surveyor a digital graphics 
file of said map in a manner described in Sections 7-9-330 and 7-9-337 
of the Orange County Subdivision Code and Orange County Subdivision 

Manual, Subarticle 18.  The surveyor/engineer shall submit record 
information to the City on Auto Cad DWG format.  
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c. 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 for review and approval of the parcel 

map. 
 

d. All subdivision mapping shall be concurrently reviewed by the City 

Engineering Division and the County of Orange Survey Department. The 
applicant shall forward all plan check comments received from the County 

of Orange Survey Department to the City of Garden Grove’s Engineering 
Division upon receipt from the county. 

 

13. Prior to the issuance of the street improvement encroachment permit and 
grading permit, provide subdivision completion bonds for all work constructed 

under the street improvements and grading permit for review and approval by 
the City Engineer, City Attorney, and City Finance Department (Risk 

Management).  Alternate forms of security may be considered, solely at the 
discretion of the City Engineer and with the concurrence of the City Attorney 
and City Finance Department (Risk Management)  

 
14. Any new drive approaches to the site shall be constructed in accordance with 

Garden Grove Standard B-120 (option #2) as they conform to land use and 
roadway designation. 
 

15. Prior to issuance of a grading permit, the applicant shall design overhead street 
lighting within the frontage of the development in conformance with City 

specifications and the approval of the City’s Lighting Administrator.  Location 
of lighting poles shall be shown on all the improvement plans and grading plan. 
 

16. The grading plan shall depict an accessibility route 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. 
 

17. 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, including any other applicable State recycling laws 

related to refuse, recyclables, and/or organics: 
 

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. 
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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. 

 
e. The trash enclosure and containers shall be located to allow pick-up and 

maneuvering, including turn-arounds, in the area of enclosures, and 

concrete aprons for roll-out areas. 
 

f. Pursuant to state mandated commercial organic recycling law-AB 1826, 
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). 

 

18. 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 
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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 & B-508 or 
designed by a professional registered engineer.  In addition, the following shall 

apply: 
 
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. 

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

curbs, sidewalks, ADA ramps, pavement sections, tree well and landscaping, 
and construct Garden Grove Boulevard frontage improvements as identified 

below.  All landscape, irrigation, sidewalk, and lighting improvements installed 
within the public rights-of-way shall require the approval of the City Engineer, 
Street Division, and Planning Services Division and shall be maintained by the 

applicant for the life of the Project. 
 

a. A separate street improvement plan shall be prepared and submitted to 
the Engineering Division for the proposed improvements within the 
public right-of-way Garden Grove Boulevard/Brookhurst Street, which 

shall include any proposed landscaping and irrigation plans. All work 
shall be per City standards and specifications. 

 
b. Existing substandard driveways (3 total) on Garden Grove Boulevard 

shall be removed and replaced with new curb, gutter, landscape, and 

sidewalk per City standards and specifications. 
 

c. The new driveway approach to the site on Garden Grove Boulevard shall 
be constructed in accordance with Garden Grove Standard B-120 
(option #2).     

 
d. The applicant shall remove the existing damaged sidewalk panels 

fronting the project on Garden Grove Boulevard and replace it with new 
sidewalk panels in accordance with 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. 

 
e. The new tree wells fronting the project on Garden Grove Boulevard shall 

be constructed in accordance with Garden Grove Standard B-123 and 

B-127. 
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f. The applicant shall plant total of six Columbia Sycamore tree (36-inch 
box).  The applicant shall coordinate with City’s public works division 
prior to order and placement of trees on Garden Grove Boulevard. 

 
g. Construct curb and gutter when replacing any existing driveway 

approaches along the property frontage on Garden Grove Boulevard in 
accordance with City Standard Plan B-113.    

 

h. 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. 
 
i. The applicant shall coordinate with the Planning Services Division and 

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

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

Traffic Engineer. 
 

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

curbs, sidewalks, ADA ramps, pavement sections, tree well and landscaping, 
and construct Brookhurst Street frontage improvements as identified below.  

All landscape, irrigation, sidewalk, and lighting improvements installed within 
the public rights-of-way shall require the approval of the City Engineer, Street 
Division, and Planning Division and shall be maintained by the applicant for 

the life of the Project. 
 

a. A separate street improvement plan shall be prepared and submitted to 
the Engineering Division for the proposed improvements within the 
public right-of-way Garden Grove Boulevard/Brookhurst Street, which 

shall include any proposed landscaping and irrigation plans. All work 
shall be per City standards and specifications. 

 
b. Existing substandard driveway on Brookhurst Street shall be removed 

and replaced with new curb, gutter, landscape, and sidewalk per City 

standards and specifications. 
 

c. The new driveway approach to the site on Brookhurst Street shall be 
constructed in accordance with Garden Grove Standard B-120 (option 
#2).     

 
d. The applicant shall remove the existing damaged sidewalk panels 

fronting the project on Brookhurst Street and replace it with new 
sidewalk panels in accordance with 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. 



Exhibit “A”                                                                                              Page 8 
Site Plan No. SP-111-2022 and Tentative Parcel Map No. PM-2021-190  

Conditions of Approval 
 

FINAL 

 
e. The applicant shall install delineator and striping to prevent southbound 

left turns into Brookhurst Street Driveway approach and also to prevent 

exiting left-turns onto southbound Brookhurst Street per approved site 
plan SP-111-2022. 

 
f. The new tree wells fronting the project on Brookhurst Street shall be 

constructed in accordance with Garden Grove Standard B-123 and 

B-127. 
 

g. The applicant shall plant total of seven Columbia Sycamore tree (36-inch 
box).  The applicant shall coordinate with City’s public works division 
prior to order and placement of trees on Brookhurst Street. 

 
h. Construct curb and gutter when replacing any existing driveway 

approach along the property frontage on Brookhurst Street in 
accordance with City Standard Plan B-113.    

 
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 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. 
 
21. Any proposed new landscaping in public right-of-way shall be approved by 

Planning Services and maintained by the owner for the life of the Project.  
 

22. Driveway widths shall be in accordance with City’s Traffic Engineering Policy 
TE-8 (Driveway Opening Policy). 
 

23. 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.   

 
24. The Site Plan and Tentative Map shall comply with the completed Development 

Review and Comment Sheet prepared pursuant to City’s Traffic Engineering 
Policy TE-17 and provided to the applicant. 

 

25. Private Property Tow Away Sign Design shall be in accordance with City’s 
Traffic Policy & Procedures TE-19. 
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26. No Parking Fire Lane Sign Design shall be in accordance with City’s Traffic 

Policy & Procedures TE-20. 

 
27. Traffic Impact Mitigation Fees / Transportation Facilities Fees shall be in 

accordance with Garden Grove City Council Resolution 9401-16 and Chapter 
10.110 of the Garden Grove Municipal Code. 

  

28. Parking lot layout shall be in accordance with City Standard B-311 & B-312. 
 

29. The design, placement, and construction of off-street parking areas and 
spaces, driveways, maneuvering areas, and garages and carports shall 
conform to the standards set forth in Section 7-9-70.3 of the Orange County 

Code of Ordinances (Off-street parking requirements for residential uses A 
minimum three-foot-by-three-foot-wide maneuvering area shall be provided 

at the end of a dead-end parking aisle and shall consists of a 
ten-foot-by-nineteen-foot-wide turn-around space.  

 
30. For any security gate that restricts vehicular access onto any multi-family 

residential development, the following requirements shall apply: 

 
a. All vehicular security gates shall be constructed of material that is not 

view-obscuring. 
 
b. All vehicular security gates shall be automatically operated by remote 

control devices. Furthermore, such vehicular gates shall not be 
permitted to swing-in or out. 

 
c. Pedestrian Access. A separate pedestrian walkway leading from the 

public sidewalk into a development shall be provided for any 

development with a security gate across a vehicular access driveway. 
Furthermore, any security gate that restricts pedestrian access to 

dwelling units of any multi-family residential development, an intercom 
or telephone system shall be provided at the gate for each dwelling unit 
with restricted access as a condition of approval of the security gate.  

 
d. Gate Width. Vehicular entry gates shall open a minimum 20 feet to 

completely clear the minimum driveway width. Additional width may be 
required by the City for access or circulation purposes.  

 

e. Vehicular Turn-around. A turn-around area outside of the gate shall 
be required for any development. 

 
f. Trash Pickup. A means of entry, to be approved by the City-franchised 

trash disposal service, shall be provided which automatically opens the 

vehicular gate(s) for trash pickup. 
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Permit Issuance 
 
31. The applicant shall be subject to Traffic Mitigation Fees, In-Lieu Park 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.  

 
32. A separate street permit is required for work performed within the public right-

of-way.  
 
33. Grading fees shall be calculated based on the current fee schedule at the time 

of permit issuance.  
 

34. 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 

plans. 
 

35.     Prior to issuance of a grading permit, the applicant shall submit and obtain 
approval of a work-site 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. 
 

36. In accordance to City of Garden Grove Municipal Code (Chapter 9.48.030), the 
applicant is required to underground all existing and proposed on-site and off-
site utility facilities fronting the project, which the developer is developing or 

redeveloping.  All existing improvements and utilities shall be shown as part 
of the grading submittal package in the topography section.   

 
Project Construction/Operation 
 

37. The applicant shall coordinate with City’s Public Works Department 
(engineering, water services and streets division) and setup appointments for 

pre-construction inspections for all the on-site and off-site improvements prior 
to commencement of grading operation and mobilization. 
 

38. 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. 
 

39. The applicant and his contractor shall be responsible for protecting all existing 
horizontal and vertical survey controls, monuments, ties (centerline and 
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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 re-set 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). 

 
40. 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 a.m. to 9 a.m. and 4 p.m. to 6 p.m. 

 
41. 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. 

 
d. Submit for review and approval by the City an Operations and 

Maintenance (O&M) Plan for all structural BMPs. 
 
Public Works Water Services Division 

 
42. New water connections may be taken off the 8” water main on the east side of 

Brookhurst Street, or off the 10” water main on Garden Grove Boulevard. 
 

43. 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 applicant’s contractor 
per City Standards. 
 

44. Water meters shall be located within the City right-of-way.  Fire services and 
large water services 3” and larger shall be installed by applicant’s contractor 
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possessing a Class A or C-34 license, per City water standards and inspected 
by approved Public Works inspection. 
 

45. 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.  
Property owner shall have RPPD device tested once a year thereafter by a 

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

 
46. 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. 
 

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

 
48. There shall be a minimum 15-foot clearance of building footings from the water 

main.  Clearances less than 15 feet shall be reviewed and approved by Water 
Engineering. 
 

49. The project site has an existing water main easement located on the east side 
of the property.  There shall be no structures or utilities built on, or crossing, 

the water or sewer main easements. 
 

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

vertical clearance from water main and appurtenances.    
 

51. There shall be a minimum clearance from sewer main and water main of 10 
feet from outside-of-pipe to outside-of-pipe.  
 

52. Any new or existing water valve located within new concrete driveway or 
sidewalk construction shall be reconstructed per City Standard B-753. 

 
53. 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 applicant’s expense. 
 

54. Fire service and private fire hydrant connections shall have above-ground 
backflow device with a double-check valve assembly per City standard plan 
B-773.  Device(s) 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 



Exhibit “A”                                                                                              Page 13 
Site Plan No. SP-111-2022 and Tentative Parcel Map No. PM-2021-190  

Conditions of Approval 
 

FINAL 

and is the responsibility of the property owner.  The above-ground assembly 
shall be screened from public view as required by the Planning Division.  
 

55. No permanent structures, trees or deep-rooted plants shall be placed over 
sewer main or water main. 

 
56. Location and number of fire hydrants shall be as required by Water Services 

Division and OCFA. 

 
57. 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. 
 

58. 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. 
 

59. 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. 

 
60. Applicant shall install new private sewer lateral with clean out at right-of-way 

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

61. Should the water main be exposed during installation of the new sewer lateral, 
section of water main will be required to be removed and replaced with 20-foot 

section of PVC C-900 DR14 Class 305, centered at the crossing and size in 
kind. 
 

62. Should the new sewer lateral be proposed to cross over the water main, a 
variance from the State Water Resources Control Board (SWRCB) is required.  

 
63. Applicant shall abandon all existing sewer laterals. The 8” sewer main on 

Garden Grove Blvd directly in front of the property shall also be abandoned in 

its entirety up to the manhole aligning with the easterly property line. 
 

Building and Safety Division 
 
64. The project shall comply with the requirements of the 2019 California Building 

Code (CBC), the California Green Building Code, and all California Model Codes, 
including, that the buildings shall be solar ready. 
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65. All works shall comply with the latest California (CA) Building Standards Code 

(CBC) at time of permit application. 

 
66. The project shall comply with the allowable building areas/heights/number of 

stories per CBC Chapter 5.  The project shall provide a complete analysis on 
the title sheet and clearly indicate any area/height/number of story increase 
proposed, and shall reference the Code Section(s) being used. 

 
67. The project shall demonstrate that the allowable number of stories for group 

R-2 in Type V-A construction complies with per Table 504.4 of the CBC with 
the exception of Section 510.4. 
 

68. The project shall, on the title sheet, clearly identify type of automatic fire 
sprinkler system that will be used for the project. 

 
69. The building shall comply with the latest CA Green Building Standards.  The 

project shall provide a complete cross reference of each item from the Green 
Code checklist to the plans and sheets where compliance can be found. 
 

70. Markings and identifications of future Electric Vehicle (EV) spaces shall be as 
required by the Green Building Code and shall comply with CBC Section 11B-

228.3. 
 

71. All residential areas and common use areas shall comply with CBC Chapter 

11A.  
 

72. Multi-story dwelling units in a building with one or more elevators shall comply 
with CBC Section 1102A.3.2. 
 

73. All public use areas shall comply with CBC Chapter 11B. 
 

74. The project shall demonstrate that the occupied roof complies with CBC Section 
503.1.4, and the occupancy of the roof is an occupancy that is permitted by 
Table 504.4 for the story immediately below the roof.  

 
75. All roof decks shall meet all requirements of CBC Section 2304.11.4.  The 

project shall provide complete construction details for the roof deck 
construction, including third party approval number. 
 

76. Cross ventilations of roof deck shall be provided per CBC Section 2304.12.2.6 
 

77. All egress and exiting shall meet all requirements of CBC Chapter 10. 
 

78. Fire-rated constructions and opening and penetration protections shall comply 

with CBC Chapter 7. 
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79. A soil investigation report per CBC Chapter 18 shall be provided at time of 
permit application for building plan reviews. 
 

80. Solar zone shall be provided per CA Building Energy Efficiency Standards. 
 

81. Building Commissioning is required for non-residential buildings over 10,000 
square feet per Energy Standard Section 120.8.  
 

82. Building Commissioning when required, shall comply with all requirements of 
Section 120.8(a) through 120.8(i).  At time of permit application, all required 

commissioning items shall be submit for review or on the plans, if not provided, 
the plans will be deemed incomplete and no further plan review will be 
provided until all commissioning items are submitted. 

 
Fire Department 

 
83. The applicant shall comply with all applicable Orange County Fire Authority 

requirements, including, but not limited to the Fire Master Plan. 
 

Planning Services Division  

 
84. This approval is for the construction of five-story, mixed-use development with 

19,056 square feet of commercial lease space designated for 9,786 square feet 
of retail use and 9,270 square feet of medical use, and fifty-two (52) residential 
apartment units.   

 
85. Only uses listed as permitted or conditionally permitted within the Land Use 

Chart, Table 9.18-1 of Section 9.18.020.030 of Title 9 of the City’s Municipal 
Code for the GGMU-2 zone shall be permitted, and subject to the parking 
requirements of the Municipal Code.   

 
86. Written notification shall be provided to all occupants and users that the 

surrounding area may be subject to levels of noise, dust, fumes, or other 
effects associated with commercial uses at higher levels than would be 
expected in strictly residential areas. State and federal health regulations 

notwithstanding, noise and other standards shall be those applicable to 
commercial properties in the applicable zone. 

 
87. The applicant shall submit detailed plans, showing the proposed location of 

utilities and mechanical equipment to the Community and Economic 

Development Department, Planning Services Division for review and approval 
prior to submitting plans into the Building and Safety Division Plan Check 

process. The project shall also be subject to the following: 
 
a. All on-site and off-site utilities (off-site refers to the areas within public 

right-of-way to the center line of the streets adjacent to the subject 
property), within the perimeter of the site and to the centerline of the 
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adjacent streets, shall be installed or relocated underground. All on-site 
and off-site utilities pertaining to the improvements proposed under this 
Site Plan and Tentative Parcel Map shall be installed or relocated 

underground. 
 

b. All above-ground utility equipment (e.g. electrical, gas, telephone, cable 
TV) shall not be located in any street setback, within the common areas, 
or any parking areas, and shall be screened to the satisfaction of the 

Community and Economic Development Director. 
 

c. No roof-mounted mechanical equipment including, but not limited to 
dish antennas, shall be permitted unless a method of screening 
complementary to the architecture of the building is approved by the 

Community and Economic Development Department prior to the 
issuance of building permits.  Screening shall block visibility of any roof-

mounted mechanical equipment from view of public streets and 
surrounding properties.  

 
d. All ground or wall-mounted mechanical equipment shall be screened 

from view from any place on or off the site. 

 
e. No exterior piping, plumbing, or mechanical ductwork shall be permitted 

on any exterior façade and/or be visible from any public right-of-way or 
adjoining property.  Roof rain gutters are permitted.  The rain gutters 
shall follow the natural architectural lines of the building.  

 
88. The applicant shall submit a complete and detailed landscaping plan with 

irrigation systems included for review and approval by the Community and 
Economic Development Department prior to the issuance of a building permit. 
Drought tolerant plantings are encouraged. The landscape plan shall include 

the type (both common and botanical names), size, location, and quantity of 
all proposed plant material.  All proposed landscaping shall be planted prior to 

the finalization of the building permit. The plan shall be consistent with the 
landscape requirements set forth and/or incorporated in the Garden Grove 
Municipal Code.  All landscape irrigation shall comply with the City’s Landscape 

Ordinance, associated Water Efficiency Guidelines and all recent applicable 
revisions from the State of California on water conservation measures shall be 

to the landscape plans. The landscape plan is also subject to the following: 
 

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

shall be provided for all landscaping areas shown on the plan.  
Subsurface systems are encouraged. The irrigation plan for any new 

trees shall have a deep-water irrigation system that shall be specified 
on the landscape plan. A detail of the deep-water irrigation system shall 
be provided for review. If sprinklers are used, they shall be low 

flow/precipitation sprinkler heads for water conservation.  
 



Exhibit “A”                                                                                              Page 17 
Site Plan No. SP-111-2022 and Tentative Parcel Map No. PM-2021-190  

Conditions of Approval 
 

FINAL 

b. The plan 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, and within the outdoor recreation areas.  Where 
clinging vines are considered for covering walls, Boston Ivy shall be 
used. 

 
c. Clinging vines shall be installed within the landscape planters along the 

perimeter block walls to deter graffiti.  
 
d. Trees planted within 10-feet of any public right-of-way shall be planted 

in a root barrier shield.  All landscaping along street frontages adjacent 
to driveways shall be of the low height variety to ensure safe sight 

clearance.   
 

e. Landscaping along Garden Grove Boulevard and Brookhurst Street shall 
comply with the landscape requirements of the Garden Grove Mixed Use 
Zones. Off-site landscaping shall include planters with canopy trees 

spaced 30’-0” apart on center with an under planting of shrubs and 
flowering ground cover.  Plant materials within the public rights-of-ways 

shall be determined by the City’s Public Work’s Department.  On-site 
landscaping shall include both columnar and canopy trees. Columnar 
trees (minimum height at maturity of 45”-0”) shall be planted within 

10’-0 of the public right-of-way and shall be placed at regular intervals 
and no more than 40’-0” on center. On-site canopy trees shall be 

planted at a ratio of at least one tree for every 50’-0” of the Garden 
Grove Boulevard street frontage.  The on-site front yard landscape area 
shall also include shrubs and flowering ground covers. All on and off-site 

canopy trees shall be a minimum size of 24-inch box. Columnar trees 
shall be a minimum of 25’-0” tall. Should palm trees be proposed, the 

brown trunk height of the palm trees shall be 25’-0”.   
 

f. All landscape areas, including the areas located within the public 

rights-of-ways along Garden Grove Boulevard and Brookhurst Street 
that abuts the subject property, are the responsibility of the 

applicant/property owner(s). 
 
g. Landscaping within the roof deck gardens shall incorporate artificial turf, 

and planters with canopy trees, shrubs, and flowering plans.   
 

h. The landscape plan shall incorporate and maintain for the life of the 
project those means and methods to address water run-off also 
identified as Low Impact Development provisions, which address water 

run-off.  This is to also to be inclusive of any application of Water Quality 
Management Plans (WQMP), Drainage Area Management Plans (DAMP) 
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and any other water conservation measures applicable to this type of 
development. 

 

i. At the time of irrigation installation, the irrigation system shall comply 
with all applicable provisions of the City’s Water Conservation 

Ordinance, the City’s Municipal Code landscape provisions, and all 
applicable state regulations. 

 

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

plan in order to ensure proper landscape screening will be provided.  
 
89. The common recreation area improvements shall be reviewed and approved 

by the Community and Economic Development Department, Planning Services 
Division prior to issuance of building permits.  The improvements to the 

outdoor roof gardens shall include at a minimum, a raised wood deck with a 
fire pit, synthetic grass, benches, and landscaping in Roof Garden No. 1; 

outdoor furniture, including tables, chairs, patio and lounge furniture, 
barbeque grills, benches, synthetic turf, fiberglass planters, and landscaping 
in Roof Garden No. 2; and landscaping and benches in Roof Gardens No. 3 and 

No. 4. All interior recreation areas shall incorporate the appropriate indoor 
furniture and amenities for the proposed use of the room. The indoor gyms 

shall incorporate exercise equipment or similar equipment, and the lounge 
areas shall be furnished with chairs, sofas, and coffee tables or other similar 
furniture.  Lighting in the common recreation areas shall be provided at a 

maximum one-foot light candle during the hours of darkness, and shall be 
restricted to low decorative type wall-mounted lights or ground lighting 

systems.   
 

90. The garden plaza shall incorporate amenities to encourage the pedestrian use, 

and shall incorporate landscaping, seating, public art and other amenities as 
required by the Mixed Use code for Boulevard Garden Plazas, including the 

amenities proposed on the approved plans, such as step seating and 
freestanding LED lighting.   

 

91. Enhanced concrete treatment shall be provided within the front 20-feet for 
each of the driveways along Garden Grove Boulevard and Brookhurst Street, 

subject to the Community and Economic Development Department, Planning 
Services Division’s approval. Such enhanced concrete treatment may include 
decorative stamped concrete or interlocking pavers, or other enhanced 

treatment, excluding scored and/or colored concrete. The final design and 
configuration shall be shown on the final site plan, grading plan, and landscape 

plans. 
 
92. 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 City's 
Planning Division.  Lighting adjacent to residential properties shall be restricted 
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to low decorative type wall-mounted lights, or a ground lighting system.  
Lighting shall be provided throughout all drive aisles, the parking structure, 
and entrances to the development per City standards for on-site lighting.  

Lighting in the common areas shall be directed, positioned, or shielded in such 
manner so as not to unreasonably illuminate the window area of nearby 

residences.  The applicant shall submit a light plan (photometric plan) to 
Planning Services Division for review.   

 

93. Hours and days of construction and grading shall be as set forth in Chapter 
8.47 of the City of Garden Grove Municipal Code, except as follows: 

 
a. Monday through Saturday - not before 7 a.m. and not after 8 p.m. (of 

the same day). 

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

noise restrictions as established in Chapter 8.47 of the Municipal Code. 
 

Construction activities shall adhere to SCAQMD Rule 403 (Fugitive Dust), which 
includes dust minimization measures, the use of electricity from power poles 
rather than diesel or gasoline powered generators, the use of methanol, 

natural gas, propane, or butane vehicles instead of gasoline or diesel powered 
equipment, where feasible, the use of solar or low-emission water heaters, and 

the use of low-sodium parking lot lights, to ensure compliance with Title 24.  
 

94. 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 compliance with applicable law.  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 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 its own cost. 

 
95. The applicant shall comply with the Migratory Bird Treaty Act (MBTA), and 

Sections 3503, 3503.5 and 3515 of the California Fish and Game Code, which 

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. 

 
96. All signage comply with Chapter 20 of Title 9 of the City’s Municipal Code.  A 

sign program shall be established for the development prior to Certificate of 

Occupancy. 
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97. Prior to the finalization of working drawings for Planning Services Division, 
Engineering Division, and Building and Safety Division Plan Check, the 
applicant shall submit to the Community and Economic Development 

Department detailed and dimensioned plot plans, floor plans, exterior 
elevations, and landscape plans which reflect the Conditions of Approval.  The 

plans shall indicate cross-sections of all streets within the development, 
landscape materials, wall materials, and building materials proposed for the 
project.  

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

Division for review and approval prior to issuance of building permits.  The 
building shall incorporate all the architectural detailing identified on the 
approval plans.  Specifically, the south and west building elevations shall 

incorporate a storefront system, chiseled limestone stone veneer, mounted 
horizontal metal louvers, and steel canopies over the entrance to several of 

the ground-level tenants of the commercial component, and chiseled limestone 
veneer, horizontal metal louvers, and a white smooth stucco finish on the 

upper elevation for the residential component.   
 

99. The project shall provide a separate trash enclosure to serve the commercial 

component, and shall comply with the following: 
 

a. 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.   

 
b. The trash enclosure shall have unifying color and exterior finish that 

matches, and are integrated, with the proposed development.  The 
proposed roof design of the trash enclosure shall be architecturally 
compatible with the design of the development.  The Planning Services 

Division shall review and approve the design of the proposed roof and 
the material(s).  The proposed roof and materials shall also comply with 

the building code requirements. 
 
c. The trash bins shall be kept inside the trash enclosures, 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. 

 
100. The project shall provide a separate trash room for the residential use with a 

trash shoot that serves each of the residential floors.  The trash bins shall be 

kept inside the trash room at all times, except during disposal and pick-up.  
The property owner shall provide sufficient trash bins and pick-up to 

accommodate the site. 
 

101. Prior to the issuance of grading permits, a temporary project identification sign 

shall be erected on the site in a secure and visible manner.  The sign shall be 
conspicuously posted at the site and remain in place until occupancy of the 
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project.  The sign shall include the name and address of the development, and 
the developer’s name, address, and a 24-hour emergency telephone number. 
 

102. Litter shall be removed daily from the project site, including adjacent public 
sidewalks and all parking areas under the control of the applicant.  The areas 

shall be swept or cleaned, either mechanically or manually, on a weekly basis, 
to control debris. 
 

103. The applicant shall abate all graffiti vandalism within the premises.  The 
applicant 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 

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

 
104. There shall be no deliveries from or to the premises before 7:00 a.m. and after 

10:00 p.m., seven days a week.  

 
105. All new block walls, and/or retaining wall(s), including existing block walls to 

remain, shall be shown on the grading plans.  Cross sections shall show vertical 
and horizontal relations of improvements and property line.  Block walls shall 
be designed in accordance to City standards or designed by a professional 

registered engineer, and shall be measured from on-site finished grade.  The 
project shall also comply with the following:  

 
a. The project shall maintain perimeter block walls with a minimum height 

6 feet to a maximum height of 7 feet, as measured from highest point 

of the on-site finished grade along the east and north property lines.   
 

b. If new block walls are proposed, the new block walls shall be constructed 
of decorative split-face masonry with decorative caps, subject to the 
Community and Economic Development Department’s approval.   

 
c. All existing block walls that will remain shall be modified, as necessary, 

to comply with the minimum block wall height requirement.  The type, 
texture, and color of the block wall shall match any existing block wall 
that will remain. 

 
d. All block walls shall comply with the requirements of the Chapter 9.18 

of the Municipal Code.  Where allowed, no walls greater than 36-inches 
in height shall be construction with the driveway vision clearance area 
of the project’s entrance.   
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e. The applicant shall work with the existing adjacent property owners 
along the project perimeter in designing and constructing the required 
perimeter block walls.  This requirement is to avoid having double walls 

and to minimize any impact that it might cause to the existing 
landscaping on the neighbor’s side as much as possible.  The perimeter 

block wall shall be constructed and situated entirely within the subject 
property.  In the event that the applicant cannot obtain approval from 
the adjacent property owners, the applicant shall construct the new wall 

with a decorative cap to be placed between the new and existing walls.  
In the event the location of a new wall adjacent to an existing wall or 

fence has the potential to affect the landscape planter, then the 
applicant shall work with City Staff to address this situation.  The 
Community and Economic Development Director shall be authorized to 

approve minor alterations to the size and/or location of the landscape 
planter to accommodate the placement of such wall.  

 
106. The applicant shall ensure that the project complies with the following 

requirements and stipulations for the life of the project: 
 

a. The proposed development will consist of the construction of 52 

apartment units, and three (3) units shall be reserved for very 
low-income households.   

 
b. The project shall designate, and clearly identify, the commercial and 

residential parking spaces.  A total of 65 parking spaces shall be 

designated, clearly labeled, and made available to the residential units 
at all times.  The designated residential parking spaces shall be located 

within the secured parking structure.  During non-business hours, the 
commercial parking spaces may be utilized by the residents of the 
development. 

 
c. The parking structure gates shall remain open during normal business 

hours when the commercial tenants are in operation.  The parking 
structure gates shall close during non-business hours, and residents 
shall access the parking structure with a gate remote from a designated 

vehicular entrance.  
 

d. All parking structure vehicular gates and the drive-aisle sliding gate shall 
be of automatic type.    

 

e. There shall be no parking allowed along any drive-aisle, except within 
the designated parking areas.  All curbs not designated as parking areas 

shall be painted red.  The applicant shall post “No Parking” signs along 
the drive aisles. 
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f. Residents shall not park or store vehicles anywhere on the site except 
within the designated parking spaces; however, the commercial parking 
spaces may be used for overflow parking during non-business hours. 

 
g. Best Management Practices shall be implemented to deter and/or abate 

any graffiti vandalism that occurs on the project site, 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, the installation of signage, lighting, and/or 
security cameras, as necessary, and the installation and maintenance of 

clinging vines within the landscape planters along the perimeter block 
walls.  Graffiti shall be removed/eliminated by the applicant as soon as 
reasonably possible after it is discovered, but not later than 72 hours 

after discovery. 
 

h. Each residence shall be utilized as one (1) dwelling unit.  No portion of 
any residence shall be utilized or rented as a separate dwelling unit. 

 
i. All balconies shall remain open and shall not be enclosed at any time.  

There shall be no storage allowed in the balconies at any time. 

 
j. Parking and storage of boats, recreational vehicles, or commercial 

vehicles on the property is prohibited. 
 

k. The maintenance of the drive aisles, storm drains, sewer system, and 

open space areas is the responsibility of the applicant and property 
owner, including the common recreation area, and the common 

landscape areas. 
 
l. Each unit shall be provided with an air conditioning condensing unit 

and/or system so that there are no wall-mounted, or window mounted 
units.  If units are located on the roof, an architectural design of the roof 

areas shall be done to effectively screen such units from adjacent 
properties and the public right-of-way. 

 

m. Mailboxes shall be provided and installed by the applicant.  The local 
postmaster shall approve the design and location. 

 
n. Each unit shall have phone jacks and cable-TV outlets in all rooms, 

except in the hallways and bathrooms.  

 
o. Each unit shall be provided with washer and dryer hook-ups.   

 
p. Each unit shall provide a separate storage area of 70.83 cubic feet for 

each 2-bedroom unit, and 58.5 cubic feet for each 1-bedroom unit.   
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107. Final Tentative Parcel Map No. PM-2021-190 shall be approved by the City and 
recorded by the applicant prior to issuance of building permits for the proposed 
mixed-use development.  

 
108. The applicant/property owner shall submit signed letters acknowledging 

receipt of the decision approving Site Plan No. SP-111-2022 and Tentative 
Parcel Map No. PM-2021-190, and his/her/its agreement with all conditions of 
approval.  

 
109. 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-111-2022 and Tentative Parcel Map No. 
PM-2021-190.  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. 
 

110. In accordance with Garden Grove Municipal Code Sections 9.32.160 and 
9.40.070.A, respectively, the rights granted pursuant to Site Plan No. 

SP-111-2022 and Tentative Parcel Map No. PM-2021-190 shall be valid for a 
period of two 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-111-2022 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-111-2022 and 

Tentative Parcel Map No. PM-2021-190 shall expire if the building permits for 
the project expire. 

 

111. The Conditions of Approval set forth herein include certain development impact 

fees and other exactions. Pursuant to Government Code §66020(d), these 
Conditions of Approval constitute written notice of the amount of such fees. 

The applicant is hereby notified that the 90-day protest period, commencing 
from the effective date of approval of Site Plan No. SP-111-2022 and Tentative 
Parcel Map No. PM-2021-190, has begun. 
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112. At applicant’s request, applicant has been granted a density bonus of seven 
(7) units, one (1) incentive, and three (3) waivers in exchange for the 
applicant’s agreement to reserve three (3) dwelling units in the project for 

occupancy by very low-income households for a period of 55 years 
commencing with the issuance of the certificate of occupancy for the project. 

The applicant shall at all times during the term of the affordability period 
comply with the requirement to rent the three (3) target units to very 
low-income households at an affordable rent as required by the Garden Grove 

Municipal Code and State Law.  Landlords receive fair market rent from tenants 
who are recipients of subsidies under Section 8 of the U.S. Housing Act of 

1937, which do not qualify as affordable rent for purposes of the three (3) 
target units set aside for low-income households.  Pursuant to State law, the 
Garden Grove Municipal Code, and the City’s Density Bonus Agreement 

Guidelines, the record owner or owners of the subject property shall enter into 
a Density Bonus Housing Agreement with the City in a form approved by the 

City Attorney.   The Density Bonus Housing Agreement shall be prepared by 
the City at the applicant/owner’s expense. The Density Bonus Housing 

Agreement shall be approved by the City and recorded prior to issuance of a 
building permit for any structure in the housing development.  The Density 
Bonus Housing Agreement shall run with the land and bind on all future owners 

and successors in interest.   
 

113. The applicant shall enhance the east building elevation by incorporating 
vertical wall landscaping to soften the building façade, and shall also 
incorporate privacy features, that are integrated with the design of the 

building, to the parking structure openings located on levels 2 and 3. 
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COMMUNITY DEVELOPMENT DEPARTMENT  

PLANNING STAFF REPORT 
 

AGENDA ITEM NO.:  
                              C.3 

SITE LOCATION:  Northeast corner of 
Garden Grove Boulevard and Brookhurst 

Street at 10201 and 10231 Garden Grove 

Boulevard 

HEARING DATE: June 20, 2024 GENERAL PLAN: Residential/Commercial 

Mixed Use 2 

CASE NOS.:  Site Plan No. SP-111-2022(TE 

1) and Tentative Parcel Map No. 

PM-2021-190(TE1) 

ZONE:  GGMU-2 (Garden Grove Boulevard 

Mixed Use 2) 

APPLICANT:  Dr. Michael Dao APN:  089-072-53, 089-072-66  

 

PROPERTY OWNER: Same as applicant CEQA DETERMINATION: Previously 

Exempt- Section 15332 “In-Fill 

Development Projects” 
 

 

REQUEST:  

 

The applicant is requesting approval of a one-year time extension for the approved 
entitlements under Site Plan No. SP-111-2022 and Tentative Parcel Map No. PM-2021-

190, as modified by Minor Modification No. 1, which allow the consolidation of two (2) 

existing parcels into a single 1.86 acre parcel, and the construction of a five-story 

mixed-use development on the 1.86-acre site consisting of 5,312 square feet of retail 

space, 3,548 square feet for an art gallery use, 10,745 square feet of medical space, 
and 52 apartment units.  

 

BACKGROUND: 

 

The project site is comprised of two (2) parcels with a combined land area of 1.86-acres 
located on the northeast corner of Garden Grove Boulevard and Brookhurst Street. The 

subject site has a General Plan Land Use designation of Residential/Commercial Mixed 

Use 2, and is zoned GGMU-2 (Garden Grove Boulevard Mixed Use 2).   

 

The project site is located in an area developed with commercial and residential 

developments.  The project site abuts a GGMU-2 zoned property to the north developed 
with a four-story office professional building and a one-story restaurant building; a 

Planned Unit Development (PUD-101-95) zoned residential development to the east 

developed with 104 detached, three-story, residential homes; GGMU-3 zoned properties 

to the south, across Garden Grove Boulevard, developed with a Wienerschnitzel 

restaurant and an auto body shop; and PUD-123-09 zoned parcels to the west, across 
Brookhurst Street, entitled for the Brookhurst Triangle Project.   

 

On May 19, 2022, the Planning Commission approved Site Plan No. SP-111-2022 and 

Tentative Parcel Map No. PM-2021-190.  The approval allowed the consolidation two (2) 

Attachment 6



STAFF REPORT FOR PUBLIC HEARING                                                PAGE 2 

CASE NO. SP-111-2022(TE1) AND PM-2021-190(TE1) 

 
existing parcels into a single 1.86 acre parcel and the construction of a five-story mixed-
use development on the 1.86-acre site consisting of 9,786 square feet of retail space, 

9,270 square feet of medical office space, and 52 apartment units. Pursuant to the State 

Density Bonus law, in exchange for reserving three (3) of the apartment units for very 

low-income households, the applicant qualified for density bonus, concessions, and 

waivers and reduced parking.   
 

On March 10, 2023, the Community and Economic Development Director approved 

Minor Modification No. 1 to Site Plan No. SP-111-2022 to authorize (1) a redesign to 

the elevator lobbies and enclosed stairwells to comply with the Building Code 

requirements for egress; (2) shifting the third floor commercial tenant space to align 

with the exterior building plane, along the south and west building elevations, and 
shifting and redesigning the exterior corridor used to access the commercial tenant 

space into an interior, enclosed corridor;  (3) increasing the size of a roof garden located 

on the fourth floor, along the west building elevation, from two smaller passive roof 

gardens with a combined area of 918 square feet to one passive roof garden with an 

area of 2,765 square feet; and (4) a modification to Condition of Approval No. 84 to 
change the allowable square footages of the retail and medical uses while continuing to 

provide the required number of parking spaces.  

 

Under the State Subdivision Map Act, tentative maps expire two-years from the date 

the land use approval becomes effective.  Condition of Approval No. 110 of SP-111-2022 
and PM-2021-190 allowed the Site Plan to expire two years from the date the approval 

became effective to be consistent with the two-year expiration date of the Tentative 

Parcel Map.  For this approval, the land use entitlements became effective on June 9, 

2022, with a two-year expiration date of June 9, 2024. 

 
On May 14, 2024, prior to the expiration of the subject entitlements, the applicant filed 

a land use application with the City requesting a one-year time extension of Site Plan 

No. SP-111-2022 and Tentative Parcel Map No. PM-2021-190. 

 

In accordance with the Municipal Code, and because the approved entitlements were 

not yet exercised, the applicant is now requesting a one-year time extension for the 
previously approved entitlements.  No changes are proposed to the previously approved 

project.  

 

DISCUSSION: 

 
TIME EXTENSION 

 

Site Plan No. SP-111-2022 and Tentative Parcel Map No. PM-2021-190 went into effect 

on June 9, 2022, with a two-year expiration date of June 9, 2024.  The applicant filed 

an application with the City of Garden Grove requesting a time extension (Time 
Extension #1) on May 14, 2024, prior to the entitlements expiring.  

 

Project plans have been submitted to the City’s Engineering Division and the Building 

and Safety Division for grading and building plan check review, and to the County 

Surveyor’s Office for parcel map review.  The applicant submitted the project for plan 
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check review in December 2022, with revised plans resubmitted in February 2024.     
The applicant has indicated that delays to the project construction have occurred due 

to the redesign of the project to address the building code requirements, in addition to 

residual impacts from the COVID pandemic.  The applicant anticipates that permits for 

the project will be obtained within the next six (6) months. The applicant is requesting 

the time extension to finalize all plans and receive permits to commence with the project 
construction.  

 

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 nonconforming.   

 

The applicant submitted the time extension application on May 14, 2024, prior to the 

expiration of the entitlements.  In addition, the General Plan Land Use Designation of 
Residential/Commercial Mixed Use 2 and the GGMU-2 (Garden Grove Boulevard Mixed 

Use 2) 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 nonconforming.  As such, the proposed project is conforming to the 

General Plan and zoning designations of the property.  The subject request is in 
compliance with Municipal Code standards for time extensions. 

 

RECOMMENDATION: 

 

Staff recommends that the Planning Commission take the following action: 
 

1. Adopt Resolution No. 6092-24 approving Site Plan No. SP-111-2022(TE1) and 

Tentative Parcel Map No. PM-2021-190(TE1), subject to the original Conditions 

of Approval for Site Plan No. SP-111-2022 and Tentative Parcel Map No. 

PM-2021-190.   

 
 

 

Maria Parra  

Planning Services Manager 

 
 

Attachment 1:  Vicinity Map 

Attachment 2: Revised Plans Approved Under Minor Modification No. 1 

Attachment 3: Resolution No. 6092-24 

Attachment 4: Planning Staff Report dated May 19, 2022 with Resolution No. 
6041-22 and Conditions of Approval for SP-111-2022 and 

PM-2021-190 

Attachment 5:  Minor Modification No. 1 for SP-111-2022 Approval 

 

 



 RESOLUTION NO. 6092-24 

 

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

APPROVING A ONE-YEAR TIME EXTENSION FOR SITE PLAN NO. SP-111-2022 AND 

TENTATIVE PARCEL MAP NO. PM-2021-190 [REFERRED TO AS SP-111-2022(TE1) 

AND PM-2021-190 (TE1)]. 

 

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

regular session assembled on June 20, 2024, does hereby approve a one (1) year 

time extension for the entitlements approved under Site Plan No. SP-111-2022 and 

Tentative Parcel Map No.  PM-2021-190, as modified by Minor Modification No. 1, 

for a property located on the northeast corner of Garden Grove Boulevard and 

Brookhurst Street, at 10201 and 10231 Garden Grove Boulevard, Assessor’s Parcel 

Nos. 089-072-53 and 089-072-66.  

 

BE IT FURTHER RESOLVED in the matter of the time extension for Site Plan 

No. SP-111-2022 and Tentative Parcel Map No. PM-2021-190, the Planning 

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

 

1. The subject case was initiated by Dr. Michael Dao. 

 

2. The applicant is requesting approval of a one-year time extension for the 

approved entitlements under Site Plan No. SP-111-2022 and Tentative Parcel 

Map No. PM-2021-190, as modified by Minor Modification No. 1, which allow 

the consolidation of two (2) existing parcels into a single 1.86 acre parcel and 

the construction of a five-story mixed-use development on the 1.86-acre site 

consisting of 5,312 square feet of retail space, 3,548 square feet for an art 

gallery use, 10,745 square feet of medical space, and 52 apartment units.   

 

3. On May 19, 2022, the Planning Commission adopted Resolution No. 6041-22 

approving Site Plan No. SP-111-2022 and Tentative Parcel Map No. 

PM-2021-190 to allow the consolidation of two (2) existing parcels into a 

single 1.86 acre parcel, and the construction of a five-story mixed-use 

development on the 1.86-acre site consisting of 9,786 square feet of retail 

space, 9,270 square feet of medical space, and 52 apartment units. Pursuant 

to the state density bonus law, in exchange for reserving three (3) units for 

very-low income, the project qualifies for a density bonus, concessions, 

waivers, and reduced parking. On March 10, 2023, the Community and 

Economic Development Director approved Minor Modification No. 1 to Site 

Plan No. SP-111-2022 to authorize (1) a redesign to the elevator lobbies and 

enclosed stairwells to comply with the Building Code requirements for egress; 

(2) shifting the third floor commercial tenant space to align with the exterior 

building plane, along the south and west building elevations, and shifting and 

redesigning the exterior corridor used to access the commercial tenant space 

into an interior, enclosed corridor;  (3) increasing the size of a roof garden 

located on the fourth floor, along the west building elevation, from two 

smaller passive roof gardens with a combined area of 918 square feet to one 
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passive roof garden with an area of 2,765 square feet; and (4) a modification 

to Condition of Approval No. 84 to change the allowable square footages of 

the retail and medical uses while continuing to provide the required number 

of parking spaces. 

 

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 15332 (In-Fill 

Development Projects) of the CEQA Guidelines (14 Cal. Code Regs., Section 

15303).  As set forth in the Class 32 exemption, the proposed project is: (1) 

consistent with the applicable general plan designation and all applicable 

general plan policies as well as with applicable zoning designation and 

regulations; (2) the proposed development occurs within City limits on a 

project site of no more than five acres substantially surrounded by urban 

uses; (3) the project site has no value as habitat for endangered, rare or 

threatened species; (4) approval of the project would not result in any 

significant effects relating to traffic, noise, air quality or water quality; and 

(5) the site can be adequately served by all required utilities and public 

services.    

 

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

Residential/Commercial Mixed Use 2 and is zoned GGMU-2 (Garden Grove 

Boulevard Mixed Use 2).  The site is currently vacant.  The property was 

previously occupied by a furniture store and a used car dealership business.  

The building structures associated with these uses were demolished in 2019.  

 

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.  

 

8. Pursuant to a legal notice, a public hearing was held on June 20, 2024, 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 June 20, 2024; 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 project site is comprised of two (2) parcels, with a combined land area of 1.86 

acres, located on the northeast corner of Garden Grove Boulevard and Brookhurst 
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Street. The subject site has a General Plan Land Use designation of 

Residential/Commercial Mixed Use 2, and is zoned GGMU-2 (Garden Grove 

Boulevard Mixed Use 2).  The Residential/Commercial Mixed Use 2 land use 

designation is intended to allow a mix of residential and commercial uses around 

older and underutilized commercial development, while the GGMU-2 zone allows for 

mixed-use developments.  

 

The project site is located in an area developed with commercial and residential 

developments.  The project site abuts a GGMU-2 zoned property to the north 

developed with a four-story office professional building and a one-story restaurant 

building; a Planned Unit Development (PUD-101-95) zoned residential development 

to the east, developed with 104 detached, three-story, residential homes; GGMU-3 

zoned properties to the south, across Garden Grove Boulevard, developed with a 

Wienerschnitzel restaurant and an auto body shop; and PUD-123-09 zoned parcels 

to the west, across Brookhurst Street, entitled for the Brookhurst Triangle Project.  

The project site is also located in close proximity to two mixed-use projects: the 

Brookhurst Triangle Project and the Garden Brook Senior Village Project (10032 

Garden Grove Boulevard).    

 

On May 19, 2022, the Planning Commission approved Site Plan No. SP-111-2022 

and Tentative Parcel Map No. PM-2021-190.  The approval allowed the consolidation 

two (2) existing parcels into a single 1.86 acre parcel and the construction of a five-

story mixed-use development on the 1.86-acre site consisting of 9,786 square feet 

of retail space, 9,270 square feet of medical office space, and 52 apartment units. 

Pursuant to the State Density Bonus law, in exchange for reserving three (3) of the 

apartment units for very low-income households, the applicant qualified for density 

bonus, concessions, and waivers and reduced parking.   

  

On March 10, 2023, the Community and Economic Development Director approved 

Minor Modification No. 1 to Site Plan No. SP-111-2022 to redesign elevator lobbies 

and enclosed stairwells to comply with the Building Code requirements for egress; 

to shift the third floor commercial tenant space to align with the exterior building 

plane, along the south and west building elevations, and to shift and redesign the 

exterior corridor used to access the commercial tenant space into an interior, 

enclosed corridor;  increasing the size of a roof garden located on the fourth floor, 

along the west building elevation, from two (2) smaller passive roof gardens; and to 

modify Condition of Approval No. 84 to change the allowable square footages of the 

retail and medical uses while continuing to comply with the required parking.  

 

Under the State Subdivision Map Act, tentative maps expire two-years from the 

date the land use approval becomes effective.  Condition of Approval No. 110 of 

SP-111-2022 and PM-2021-190 allowed the Site Plan to expire two years from the 

date the approval became effective to be consistent with the two-year expiration 

date of the Tentative Parcel Map.  For this approval, the land use entitlements 

became effective on June 9, 2022 with a two-year expiration date of June 9, 2024. 
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On May 14, 2024, prior to the expiration of the subject entitlements, the applicant 

filed a land use application with the City requesting a one-year time extension of 

Site Plan No. SP-111-2022 and Tentative Parcel Map No. PM-2021-190. 

 

In accordance with the Municipal Code, and because the approved entitlements 

were not yet exercised, the applicant is now requesting a one-year time extension 

for the previously approved entitlements.   

 

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 to extend the Site Plan and 

Tentative Parcel Map approvals of the subject project for one (1) year, prior 

to the entitlement expiration date of June 9, 2024.  Project plans have been 

submitted to the City’s Engineering Division and Building and Safety Division 

for review.  The applicant has indicated that delays to the project 

construction have occurred due to the redesign of the project to address the 

building code requirements, in addition to residual impacts from the COVID 

pandemic.  The applicant is requesting the time extension to finalize all plans 

and receive permits to commence with the project construction. 

 

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 of 

Residential/Commercial Mixed Use 2 and zoning of GGMU-2 (Garden Grove 

Boulevard Mixed Use 2) have not changed since the original approval May 19, 

2022.  Therefore, the development 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. 

 

 There are no known studies or actions that would affect the site or proposed 

development that would possibly render the development 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. 
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BE IT FURTHER RESOLVED that the Planning Commission does conclude: 

 

1. The Time Extensions for the approved Site Plan and Tentative Parcel Map do 

possess 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 Site Plan No. SP-111-2022 and Tentative Parcel 

Map No. PM-2021-190, as modified pursuant to Minor Modification No. 1, 

shall remain in effect. 

 

Adopted this 20th day of June 2024 

 

 

ATTEST:   /s/   JOSH LINDSAY     ___    

           CHAIR 

/s/   JUDY MOORE _____ 

       RECORDING SECRETARY 

 

STATE OF CALIFORNIA ) 

COUNTY OF ORANGE ) SS: 

CITY OF GARDEN GROVE  ) 

 

 I, JUDY MOORE, 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 June 20, 

2024, by the following vote: 

 

AYES:  COMMISSIONERS: (5) CUEVA, CUNNINGHAM, LARICCHIA, 

LINDSAY, RAMIREZ 

NOES:  COMMISSIONERS: (0) NONE 

ABSENT:  COMMISSIONERS: (1) PAREDES 

 

 

 

   /s/   JUDY MOORE   

          RECORDING SECRETARY 

 

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 July 11, 2024. 



 

COMMUNITY DEVELOPMENT DEPARTMENT 
PLANNING STAFF REPORT 

 

AGENDA ITEM NO.: C.2. SITE LOCATION:  Southwest corner of 

Katella Avenue and Euclid Street, at 

10912 Katella Avenue 

HEARING DATE: June 19, 2025 GENERAL PLAN: Residential / 

Commercial Mixed Use 2 (RC2) 

CASE NO.:  Conditional Use Permit No. 

CUP-259-2024 (TE1) (Time Extension 

No. 1) 

ZONE: Neighborhood Mixed Use (NMU) 

APPLICANT:  Freedomhouse OC APN:  089-010-34 

PROPERTY OWNER(S):   

Same as applicant 

CEQA DETERMINATION:  N/A 

 

REQUEST: 

 

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

Conditional Use Permit No. CUP-259-2024, to operate a new religious facility, 

including, church services, an accredited Bible college, and a child day care within 

an existing 46,287 square-foot tenant space.  

 

BACKGROUND: 

 

The subject property is located within a commercial shopping center on the 

southwest corner of Katella Avenue and Euclid Street, at 10912 Katella Avenue.  

The shopping center is comprised of multiple properties, totaling approximately 16 

acres, with reciprocal access across the properties.  The property under 

consideration is approximately 4.99 acres at the southeast corner of the shopping 

center, and is currently improved with an approximately 46,287 square-foot 

building, 344 parking spaces, trash enclosures, landscaping, and other site features.  

The subject tenant space occupies the entirety of the 46,287 square-foot building.  

 

The site has a General Plan Land Use Designation of RC2 (Residential/Commercial 

Mixed-Use 2) and is zoned NMU (Neighborhood Mixed Use).  The subject site abuts 

R-3 (Multiple-Family Residential) zoned properties to the south, and NMU zoned 

properties to the west.  To the north, across Katella Avenue, and to the east, across 

Euclid Street, the subject site is adjacent to commercial and residential properties 

located in the City of Anaheim. 

 

On April 18, 2024, the Planning Commission approved Conditional Use Permit No. 

CUP-159-2024.  The approval allowed the religious facility with church services, an 

accredited Bible college, a child day care, a café, and a bookstore, and also revoked 

Conditional Use Permit Nos. CUP-120-83, CUP-422-98, and CUP-367-13, which 

previously governed the use of the property.   
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In accordance with the Municipal Code, and Condition of Approval No. 62, 

Conditional Use Permit No. CUP-259-2024 was to expire one (1) year from the date 

the land use approval became effective.  The land use entitlements became 

effective on May 10, 2024, with a one-year expiration date of May 10, 2025.  

 

On April 24, 2025, prior to the expiration of the subject Conditional Use Permit 

entitlement on May 10, 2025, the applicant filed a land use permit application with 

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

CUP-159-2024. 

 

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

Permit land use entitlement was not yet exercised, the applicant is now 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-259-2024 went into effect on May 10, 2024 with an 

expiration date of May 10, 2025.  The applicant filed an application with the City for 

a time extension request (Time Extension No. 1) on April 24, 2025, prior to the 

entitlements expiring.   

 

The applicant has made a concerted effort to obtain building permits for the 

proposed tenant improvements.  Building plans have been submitted to the City for 

plan check review, and are currently progressing through the plan check process.  

Permits have yet to be issued, and construction has not commenced.  Therefore, 

the Conditional Use Permit approval has not yet been exercised.  The requested 

time extension would give the applicant adequate time to work through their design 

and construction delays.  It is anticipated that the plans would be approved, and 

the permits would be issued within the next year.   

 

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 nonconforming.   

 

The applicant submitted the time extension application prior to the expiration of the 

Conditional Use Permit entitlement.  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 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 is 

in compliance with Municipal Code standards for time extensions. 

 

Approval of the subject one-year time extension would establish a new expiration 

date of May 10, 2026. 
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CEQA: 

 

As a part of their approval in 2024, the Planning Commission determined that the 

project was categorically exempt from the California Environmental Quality Act, 

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. 6122-25 approving a one-year time extension for 

Conditional Use Permit No. CUP-259-2024 (referred to as                       

CUP-259-2025 (TE1)). 

 

 

 

Maria Parra 

Planning Services Manager 

 

 

 

By: Priit Kaskla, AICP 

Associate Planner 

 

 

Attachment 1:  Vicinity Map 

Attachment 2: Planning Commission Staff Report dated April 18, 2024 

Attachment 3: Planning Commission Resolution of Approval dated April 18, 

2024 with Exhibit “A” Final Conditions of Approval 

Attachment 4: Planning Commission Resolution No. 6122-25 
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COMMUNITY DEVELOPMENT DEPARTMENT 

PLANNING STAFF REPORT 

 

AGENDA ITEM NO.: C.1 
 

SITE LOCATION: Southwest corner of 
Katella Avenue and Euclid Street, at 

10912 Katella Avenue 

HEARING DATE: April 18, 2024 GENERAL PLAN: Residential / 

Commercial Mixed Use 2 (RC2)  

CASE NOS.:  Conditional Use Permit 

No. CUP-259-2024 

ZONE: Neighborhood Mixed Use (NMU) 

APPLICANT:  Freedomhouse OC  APN: 089-010-34 

PROPERTY OWNER: GL Katella, LLC CEQA DETERMINATION: Exempt – 
Existing Facilities – 15301  

 

REQUEST:  

 

A request for Conditional Use Permit Approval to operate a new religious facility, 

including, church services, an accredited bible college, and a child day care within an 

existing 46,287 square-foot tenant space, located at 10912 Katella Avenue.  In 

conjunction with this request, City staff recommends the Planning Commission 

revoke all previous Conditional Use Permits governing the site. 

 

BACKGROUND: 

 

The subject property is located within a commercial shopping center on the southwest 

corner of Katella Avenue and Euclid Street, at 10912 Katella Avenue.  The shopping 

center is comprised of multiple properties, totaling approximately 16 acres, with 

reciprocal access across the properties.  The shopping center currently includes Gold’s 

Gym, Auto Zone, McDonald’s, Carl’s Junior, Dollar Tree, and a variety of smaller, 

inline tenants.  The property under consideration is approximately 4.99 acres at the 

southeast corner of the shopping center, and is currently improved with an 

approximately 46,287 square-foot building, 344 parking spaces, trash enclosures, 

landscaping, and other site features.  The subject tenant space occupies the entirety 

of the 46,287 square-foot building.  

 

The site has a General Plan Land Use Designation of RC2 (Residential/Commercial 

Mixed-Use 2) and is zoned NMU (Neighborhood Mixed Use).  The subject site abuts 

R-3 (Multiple-Family Residential) zoned properties to the south, and NMU zoned 

properties to the west.  To the north, across Katella Avenue, and to the east, across 

Euclid Street, the subject site is adjacent to commercial and residential properties 

located in the City of Anaheim. 
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The subject building was originally constructed in 1957, as a Food Giant supermarket.  

The building was subsequently occupied by a variety of grocery stores until 1979.  In 

1980, the building was remodeled to accommodate a Pep Boys auto service business 

on the eastern half of the building (Unit A).  The western half of the building was 

subdivided into two (2) additional tenant spaces.  Initially, one space was occupied 

by Leo’s Stereo retail store (Unit C), and Peter Piper Pizza restaurant (Unit B).  

 

In 1983, Conditional Use Permit No. CUP-120-83 was approved to allow for Peter 

Piper Pizza to operate as a restaurant/arcade.   

 

In 1992, the City approved Conditional Use Permit No. CUP-128-92, to allow the 

operation of a new restaurant/arcade, PizzaCade, and to operate with an Alcoholic 

Beverage Control Type “41” (On-Sale, Beer and Wine) License in Unit B.  Later, in 

1993, the City approved Conditional Use Permit No. CUP-128-92, Revised 93 to 

expand the maximum allowable of video arcade games within the restaurant. 

 

PizzaCade operated until 1997.  In 1998, the City revoked Conditional Use Permit No. 

CUP-128-92, Revised 93.   

 

Later in 1998, Conditional Use Permit No. CUP-422-98 was approved to allow the 

operation of a new family entertainment center, Nickel Nickel 5 Cent Games, in Unit 

B.  Following a six-month trial period, the conditions of approval for CUP-422-98 were 

modified to allow for expanded operating hours.   

 

In 2012, tenant improvement permits were issued to convert the entirety of the 

building into a Walmart Neighborhood Market grocery store.  In 2013, Conditional 

Use Permit No. CUP-367-13 was approved to allow the existing grocery store to 

operate with a new original ABC Type “21” (Off-Sale, General) License.  The grocery 

store operated until 2022.  The building has since remained vacant. 

 

The applicant is now requesting a new Conditional Use Permit to operate a religious 

facility with church services, within the subject building. In addition to church 

services, incidental activities and functions of the facility will include an accredited 

bible college, a child day care, a café, and a bookstore.  Section 9.18.020.030 of the 

Municipal Code requires newly established religious facilities, daycares, and 

educational institutions to operate with a Conditional Use Permit in the NMU zone.  

Additionally, Conditional Use Permit Nos. CUP-120-83, CUP-422-98, and                

CUP-367-13, which previously governed the site, will be revoked, and become null 

and void. 

 

CONDITIONAL USE PERMIT 
 

“Church and Other Religious Centers,” daycares, and educational institutions are 
conditionally permitted in the NMU zone. Additionally, “Church and Other Religious 
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Centers” are subject to Special Operating Conditions and Development Standards 
listed within Section 9.18.030.120 of the Municipal Code, which include: required 

setbacks, lighting, and lot frontage requirements.  The existing building and subject 
site meet these requirements of the Municipal Code.  A summary of these standards 

is provided in the table below. 
 

Municipal Code Section 9.18.030.120 (Churches and Other Religious Centers) 

Standard Required Provided Meets Code? 
Front Yard Setback - 
Building 

15’-0” 123’-6” 
 

Yes 

Front Yard Setback - 
Parking 

15’-0” 15’-4” 
 

Yes 

Proximity to “R” Zoned 

Property  

25’-0” 70’-0” Yes 

Site Frontage 120’-0” App. 608’-6” Yes 

Lighting Shield lighting from 
adjoining premises 

All lighting shielded Yes 

 
There are no modifications to the overall footprint of the existing building as a part 

of this request.  The project scope includes tenant improvements to convert the 
interior of the existing building from a retail use to the requested religious facility, 
and the conversion of existing outdoor storage space into an outdoor playground 

area.  Included in the proposed floor plan is a lobby, a main auditorium, classrooms, 
daycare rooms, a kitchen, a dining hall, restrooms, and ancillary storage and office 

spaces. 
 
The religious facility will feature a variety of activities, all operating as Freedomhouse 

OC.  Freedomhouse OC currently operates two other religious facilities, one in 
Fullerton, and one in Irvine.  The proposed facility will operate as a third location.  A 

traditional church service function will occur at multiple times on Sundays, at 8:30 
a.m. and 10:00 a.m.  Services will be held in the main auditorium, which seats 1,032 
attendees, toward the west side of the building.  A bible study will occur on 

Wednesday nights from 7:00 p.m. to 9:00 p.m. 
 

Also included in the operation of the facility, is the Freedomhouse Bible College.  The 
bible college is an accredited three-year in-person and online program, offering 
Associates Degrees in Biblical Studies.  The bible college will operate from Tuesday 

to Friday, between the hours of 6:30 p.m. and 9:00 p.m.  Classes will be held in four 
(4) classrooms, toward the center of the building.  Concurrent with the operating 

hours of the bible college is the café and bookstore in the main lobby, closest to the 
main entrance of the building.  This space will operate from 5:00 p.m. to 9:30 p.m., 
Tuesday to Friday. 

 
Freedomhouse OC will also operate a State-licensed daycare facility for children 

between the ages of 9 months and 5 years old.  The daycare will operate between 
7:00 a.m. to 5:30 p.m. Monday to Friday.  The daycare features a lobby area for 
drop-off/pick-up, five (5) daycare rooms, restrooms, and associated storage areas, 
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all on the eastern side of the building.  An outdoor playground area is adjacent to the 
daycare and features shade areas and play areas for children. 

 
State laws applicable to child care centers, administered and regulated by the 

California Department of Social Services (CDSS), require a minimum amount of 
indoor and outdoor activity space.  For indoor activity space, a minimum of 35 square 
foot per child is required.  For outdoor activity space, a minimum of 75 square feet 

per child is required.   
 

The applicant has proposed to operate the daycare with a maximum capacity of 75 
children at any one time. Therefore, the minimum amount of indoor activity space is 

2,625 square feet (35 square feet per child). The daycare will provide a total of 2,625 
square feet of indoor activity space, meeting the minimum required by CDSS.   
 

The minimum outdoor activity space required is 5,625 square feet (75 square feet 
per child). The daycare will provide a total of 2,364 square feet of outdoor activity 

space in an existing outdoor space that was previously used for storage, on the east 
side of the building. The outdoor space provided is less than the minimum required 
by CDSS.  The applicant has coordinated with CDSS to obtain a waiver of the 

minimum outdoor activity space requirement.  To allow the waiver, no more than 
thirty-one (31) children occupy the outdoor playground at any one time.  The daycare 

will establish a staggered schedule of outdoor play times for all classrooms to comply 
with this requirement.  
 

As part of the approval of Conditional Use Permit No. CUP-259-2024, a Condition of 
Approval (Condition No. 35) has been included to specify that the maximum 

enrollment capacity of 75 children, contemplated and approved under CUP-259-2024, 
is contingent upon the applicant obtaining final approval and acknowledgement in 
writing of a waiver from the California Department of Social Services (CDSS) for any 

indoor or outdoor activity space(s), including any other applicable requirements by 
CDSS, prior to commencement of operation of the daycare.  Provided the applicant 

has successfully obtained the necessary waiver for indoor and/or outdoor activity 
space, along with the State license for the daycare facility, the facility is permitted a 
maximum enrollment capacity of 75 children, as proposed.   

 
In the event that the applicant is unable to obtain approval of a waiver from CDSS 

from any applicable State law requirements, including those related to minimum 
indoor and/or outdoor activity spaces, that would preclude the proposed maximum 
enrollment capacity of 75 children, the applicant shall limit the maximum number of 

children for the daycare, as required and stipulated by the approved State license for 
the facility.  At no time, nor under any circumstance, shall the facility exceed a 

maximum capacity of 75 children, unless the applicant has obtained necessary 
approval to modify the existing Conditional Use Permit or obtain approval of a new 
Conditional Use Permit, as determined by the Community Development Department 

and approved by the appropriate hearing body.  
 

ATTACHMENT 2



 

STAFF REPORT FOR PUBLIC HEARING                              Page 5 

Conditional Use Permit No. CUP-259-2024 
 

All of the proposed activities on-site will be incidental to the use of the property for 
“Church and Other Religious Centers,” as classified by the Municipal Code.  Should 

Freedomhouse OC ever cease church services, the associated activities, including the 
bible college, daycare, and bookstore/café shall also cease operations.  The project 

has been conditioned as such.  A weekly schedule of all Freedomhouse OC activities 
is provided below. 
 

Freedomhouse OC Proposed Daily Operation 

Day Time Activity 
Monday 7:00 a.m. to 5:30 p.m. Daycare 

Tuesday 7:00 a.m. to 5:30 p.m. 
6:30 p.m. to 9:00 p.m. 

5:00 p.m. to 9:30 p.m. 

Daycare 
Bible College 

Café/Bookstore 

Wednesday 7:00 a.m. to 5:30 p.m. 
6:30 p.m. to 9:00 p.m. 
7:00 p.m. to 9:00 p.m. 
5:00 p.m. to 9:30 p.m. 

Daycare 
Bible College 
Bible Study 
Café/Bookstore 

Thursday 7:00 a.m. to 5:30 p.m. 
6:30 p.m. to 9:00 p.m. 
5:00 p.m. to 9:30 p.m. 

Daycare 
Bible College 
Café/Bookstore 

Friday 7:00 a.m. to 5:30 p.m. 
6:30 p.m. to 9:00 p.m. 

5:00 p.m. to 9:30 p.m. 

Daycare 
Bible College 

Café/Bookstore 

Saturday N/A N/A 

Sunday 8:30 a.m. 
10:00 a.m. 

Church Service 
Church Service 

 
California State Assembly Bill 2097 (AB 2097) became effective on January 1, 2023, 
and prohibits cities from imposing minimum parking requirements for commercial 

uses that are located within one-half (½) mile of a major transit stop.  The subject 
project site is located within one-half (½) mile of the major transit stop at the 

intersection of Katella Avenue and Euclid Street.  While the project proposes to 
maintain and utilize the existing 344 parking spaces for use by its patrons and to 
support its operation, the applicant is invoking the provisions of AB 2097, exempting 

the proposed facility from the minimum parking requirements of the City’s Municipal 
Code.  Therefore, the parking requirements of the State law are met.   

 
Per Garden Grove Municipal Code Section 9.18.140.030, minimum parking 

requirements for religious facilities are based on a standard of one (1) parking space 
per three (3) fixed seats in sanctuary/assembly areas, plus one (1) space per 250 
square feet of ancillary use areas.  Based on these standards, the fixed seating area 

requires 344 parking spaces, and the ancillary use areas require 145 parking spaces, 
for a total of 489 parking spaces.  The property currently provides 344 parking 

spaces, a 145 parking space (29.6%) deficiency.   
 
As a goodwill gesture, the applicant hired KOA, a licensed traffic engineering firm, to 

conduct a parking demand study for the shopping center that includes the subject 
property.  The subject property does feature reciprocal access to the parking lots on 

the adjacent properties to the west and the north.  Based on the findings of the study, 
there is an anticipated surplus of 186 spaces on Sunday mornings, during church 
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service times.  During weekdays, there is an anticipated 485-space surplus during 
the morning and afternoon hours, and 196-space surplus in the evening.  While 

ineligible for a parking management plan by Municipal Code standards, and the 
project being exempt from the City’s minimum parking requirements pursuant to AB 

2097, the site is expected to have surplus parking available during all operating 
hours. 
 

Based on City standards, a Transportation Study was also prepared by KOA.  Based 
on the results of their findings, the project is not expected to have any significant 

impacts on traffic and/or adjacent roadways.  The City’s Engineering Division has also 
reviewed the report, and concurred with its findings. 

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 the religious facility does not involve any physical expansion of the existing 

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

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

building, and the creation of an exterior playground.  Therefore, the proposed project 

is exempt from CEQA. 

 
RECOMMENDATION: 

Staff recommends that the Planning Commission take the following action: 

1. Adopt Resolution No. 6085-24 approving Conditional Use Permit No.            

CUP-259-2024, subject to the recommended Conditions of Approval, and 
revoking all previous Conditional Use Permits Governing use of the subject site. 

 

 
Maria Parra  

Planning Services Manager  

 

 

By:  Priit Kaskla, AICP 
Associate Planner 

 
Attachment 1: Vicinity Map 
Attachment 2: Plans 

Attachment 3: Traffic and Parking Memo 
Attachment 4: Transportation Study 

Attachment 5: Resolution No. 6085-24 with Exhibit “A” – Conditions of Approval 
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RESOLUTION NO. 6085-24 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF GARDEN GROVE 
APPROVING CONDITIONAL USE PERMIT NO. CUP-259-2024, FOR A PROPERTY 

LOCATED ON THE SOUTHWEST CORNER OF KATELLA AVENUE AND EUCLID STREET, 
AT 10912 KATELLA AVENUE, ASSESSOR’S PARCEL NO. 089-010-34, AND REVOKING 
ALL PREVIOUS CONDITIONAL USE PERMITS GOVERNING USE OF THE SITE. 

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

regular session assembled on April 18, 2024, hereby approves Conditional Use Permit 
No. CUP-259-2024, and revokes Conditional Use Permit Nos. CUP-120-83,             
CUP-422-98 and CUP-367-13, for a property located on the southwest corner of 

Katella Avenue and Euclid Street, at 10912 Katella Avenue, Assessor’s Parcel No. 
089-010-34, subject to the conditions of approval attached hereto as Exhibit “A”.    

BE IT FURTHER RESOLVED in the matter Conditional Use Permit No. CUP-259-2024, 
the Planning Commission of the City of Garden Grove does hereby report as follows: 

1. The subject case was initiated by Freedomhouse OC with authorization from 

the property owner, GL Katella, LLC. 

2. The applicant requests Conditional Use Permit approval to operate a new 

religious facility, including, church services, an accredited bible college, and a 

child day care, all within an existing 46,287 square-foot tenant space.  In 

conjunction with this request, the City recommends that the Planning 

Commission revoke Conditional Use Permit Nos. CUP-120-83, CUP-422-98 and 

CUP-367-13, which previously governed the use of the property. 

 

3. The City of Garden Grove Planning Commission hereby determines that the 
proposed project is categorically exempt from review under the California 

Environmental Quality Act (“CEQA”) pursuant to Section 15301 (Existing 
Facilities) of the State CEQA Guidelines (14 Cal. Code Regs., Section 15301). 

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

Residential/Commercial Mixed Use 2 (RC2) and is zoned Neighborhood Mixed 
Use (NMU).  The site is currently improved with a 46,287 square-foot 

commercial building, parking lot, landscaping, and associated site 
improvements.  

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

6. Report submitted by the City staff was reviewed. 

7. Pursuant to a legal notice, a public hearing was held on April 18, 2024, and all 
interested persons were given an opportunity to be heard.  
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8. The Planning Commission gave due and careful consideration to the matter 
during its meeting on April 18, 2024. 

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 9.04.030 are as follows: 

FACTS: 
 

The subject property is located within a commercial shopping center on the southwest 
corner of Katella Avenue and Euclid Street, at 10912 Katella Avenue.  The shopping 
center is comprised of multiple properties, each with reciprocal access.  The property 

under consideration is an approximately 4.99-acre site, at the southeast corner of 
the shopping center.  The property is currently improved with an approximately 

46,287 square-foot building, a parking lot, trash enclosures, landscaping, and other 
site features. 
 

The site has a General Plan Land Use Designation of RC2 (Residential/Commercial 
Mixed-Use 2) and is zoned NMU (Neighborhood Mixed Use).  The subject site abuts 

R-3 (Multiple-Family Residential) zoned properties to the south, and NMU zoned 
properties to the west.  To the north, across Katella Avenue, and to the east, across 

Euclid Street, the subject site is adjacent to commercial and residential uses in the 
City of Anaheim. 
 

The subject building was originally constructed in 1957, and has been used by a 
variety of retail and restaurant uses in the subsequent years.  Most recently, the 

building was occupied by the Walmart Neighborhood Market, which ceased operations 
in 2022. 
 

“Church and Other Religious Centers” are conditionally permitted in the NMU zone, 
and are subject to Special Operating Conditions and Development Standards listed 

within Section 9.18.030.120 of the Municipal Code, which include: required setbacks, 
lighting, and lot frontage requirements.  The existing building and subject site meet 
these requirements of the Municipal Code.  Child day care centers and educational 

institutions are also conditionally permitted uses in the NMU zone. 
 

There are no modifications to the overall footprint of the existing building as a part 
of this request.  The project scope includes tenant improvements to convert the 
existing building to the requested religious facility, and the conversion of outdoor 

storage space into an outdoor playground area.  Included in the proposed floor plan 
is a lobby, a main auditorium, classrooms, daycare rooms, a kitchen, a dining hall, 

restrooms, and ancillary storage and office spaces. 
 
The religious facility will feature a variety of activities, all operating as Freedomhouse 

OC.  A traditional church service will occur on Sundays, at 8:30 a.m. and 10:00 a.m.  
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Services will be held in the main auditorium, which seats 1,032 attendees.  A bible 
study will occur on Wednesday nights from 7:00 p.m. to 9:00 p.m. 

 
Also included in the operation of the facility is an accredited bible college, which will 
operate from Tuesday to Friday, between the hours of 6:30 p.m. and 9:00 p.m.  

Classes will be held in four (4) classrooms.  Concurrent with the operating hours of 
the bible college is the café and bookstore in the main lobby.  This space will operate 

from 5:00 p.m. to 9:30 p.m., Tuesday to Friday. 
 
Freedomhouse OC will also operate a State-licensed daycare facility for children 

between the ages of 9 months and 5 years old.  The daycare will operate between 
7:00 a.m. to 5:30 p.m. Monday to Friday.  The daycare will limited to a maximum 

enrollment of 75 children at any one time.  The daycare features a lobby area for 
pick-up/drop-off, five (5) daycare rooms, restrooms, and associated storage areas.  
Adjacent to the daycare area is an approximately 2,364 square-foot outdoor 

playground area, featuring shade and play areas. 
 

Per Garden Grove Municipal Code Section 9.18.140.030, minimum parking 
requirements for religious facilities are based on a standard of one (1) parking space 

per three (3) fixed seats in sanctuary/assembly areas, plus one (1) space per 250 
square feet of ancillary use areas.  Based on these standards, the fixed seating area 
requires 344 parking spaces, and ancillary use areas require 145 parking spaces, for 

a total of 489 parking spaces.  The property currently provides 344 parking spaces, 
a 145 parking space (29.6%) deficiency. 

 
California State Assembly Bill 2097 (AB 2097) became effective on January 1, 2023, 
and prohibits cities from imposing minimum parking requirements for commercial 

uses that are located within one-half (½) mile of a major transit stop.  The subject 
project site is located within one-half (½) mile of the major transit stop at the 

intersection of Katella Avenue and Euclid Street.  While the project proposes to 
maintain and utilize the existing 344 parking spaces for use by its patrons and to 
support its operation, the applicant is invoking the provisions of AB 2097, exempting 

the proposed facility from the minimum parking requirements of the City’s Municipal 
Code. 

 
A parking demand study for the shopping center was prepared for the project.  Based 
on the findings of the study, there is an anticipated surplus of 186 spaces on Sunday 

mornings, during church service times.  During weekdays, there is an anticipated 
485-space surplus during the morning and afternoon hours, and 196-space surplus 

in the evening.  While the project is exempt from the City’s minimum parking 
requirements pursuant to AB 2097, the site is expected to have surplus parking 
available during all operating hours. 

 
FINDINGS AND REASONS: 

 
1. The proposed use will be consistent with the City’s adopted General Plan.  
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The property has a General Plan Land Use designation of RC2 
(Residential/Commercial Mixed Use 2), and is zoned NMU (Neighborhood 

Mixed Use).  The RC2 designation is intended to provide for a mix of residential 
and commercial uses mostly around older underutilized, multi-tenant 
commercial developments.  The purpose of the NMU zone is to enhance, 

revitalize, and provide opportunities for new development in neighborhood 
commercial centers.  Church and Other Religious Center, Daycare, and 

Educational Institution uses are conditionally permitted uses in the NMU zone.  
As a religious use with ancillary activities, the proposed use serves both a local 
and regional need.  Further, the proposed Project is consistent with several 

General Plan goals, policies, and implementation programs, including 
specifically: 

 
Goal LU-1 The City of Garden Grove is a well-planned community with 
sufficient land uses and intensities to meet the needs of anticipated growth 

and achieve the community’s vision.  The subject site was originally developed 
in 1957, and has been used by a variety of commercial retail uses since.  As 

of 2022, the building has sat vacant.  The proposed use will fill a vacancy at a 
prominent location, and help serve the anticipated growth of the community. 

The project complies with the Special Operating Conditions and Development 
Standards of the Municipal Code for Churches and Other Religious Centers.  
Additionally, the project will meet all applicable Municipal Code and state 

regulations pertaining to daycares and educational institutions.  Therefore, the 
proposed use contributes to its surroundings, and can help the City meet the 

needs of the growing community. 
 

Policy LU-2.1 Protect residential areas from the effects of potentially 

incompatible uses. Where new commercial or industrial development is allowed 
adjacent to residentially zoned districts, maintain standards for circulation, 

noise, setbacks, buffer areas, landscaping, and architecture which ensure 
compatibility between the uses.  The existing development shares a property 
line with R-3 (Multiple-Family Residential) zoned properties to the south.  The 

building is separated from the residential properties by a 70’-0” setback.  From 
the southerly property line of the subject site, there is an additional 

approximately 25’-0” setback to the nearest residential housing units to the 
south. The existing site designs will provide an adequate buffering area, of 
approximately ninety-five feet (95’-0”), between the religious facility and any 

existing residential units.  Landscaped setback areas, drive aisles, trash 
enclosures, and other equipment provide separation from the proposed 

religious facility use to the residential units.  These separations help maintain 
compatibility between the two uses. 

 

Policy LU-2.4 Assure that the type and intensity of land use shall be consistent 
with that of the immediate neighborhood.  The site is located within a 

neighborhood that has a mix of different uses and development patterns, 
including residential, retail, restaurant, service station, and personal service 

ATTACHMENT 3



Resolution No. 6085-24 Page 5 
 

businesses.  The proposed new use will not change the existing character of 
the subject site, or the larger commercial center of which it is a part of.   

Religious center, daycare, and educational institution uses are compatible with 
these adjacent uses.  Furthermore, provided the conditions of approval are 
adhered to for the life of the project, the use will be compatible with other 

adjacent uses. 
 

Goal LU-4 Uses compatible with one another.  The proposed use is a new 
religious center, which allows for church services, a bible college, a child 
daycare, and a café/bookstore.  Adjacent to the property are a variety of 

residential, retail, restaurant, service station, and personal service businesses.  
Religious facility, daycare, and educational institution uses are compatible with 

these other uses.  Furthermore, provided the conditions of approval are 
adhered to for the life of the project, the use will be compatible with other 
adjacent uses. 

 
Goal LU-5 Economically viable, vital, and attractive commercial centers 

throughout the City that serve the needs of the community.  Church and Other 
Religious facility, daycare, and educational institution uses can enhance the 

vitality of the City’s commercial centers.  The proposed Conditional Use Permit 
would allow for the establishment of a new religious facility in an otherwise 
vacant tenant space.  The proposed use can enrich the community by providing 

a new service for residents in a currently vacant building. 
 

Goal 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 on the southwest corner of Katella Avenue and Euclid Street. Both 

streets are classified as primary arterials.  The subject request for a Conditional 
Use Permit would allow for the establishment of a new religious facility, with 

an associated daycare and educational institution.  With the subject request, 
the proposed use will further enhance the variety of commercial and personal 
services already in the area.  By approving the subject request, the commercial 

facilities centered at the intersection of Katella Avenue and Euclid Street, would 
provide a variety of commercial services to meet the community’s needs. 

 
Goal ED-2 The City must attract new businesses, while supporting and 
assisting those already located with Garden Grove.  The proposed Conditional 

Use Permit will allow for a new religious center, which allows for church 
services, a bible college, a child daycare, and a café/bookstore.  The 

Conditional Use Permit would allow for the establishment of a new religious 
facility, with an associated daycare and educational institution, in Garden 
Grove, providing additional capacity and services to residents.  Should the 

Conditional Use Permit be approved, the City is providing a business the 
opportunities they need to be successful. 
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2. 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 religious facility, with the associated daycare and educational 

institution, use will not adversely affect the health, peace, comfort or welfare 

of persons residing or working in the surrounding area.  Nor will the project 

interfere with the use, enjoyment, or valuation of the nearby properties, or 

constitute a menace to public health, safety, or general welfare. The proposed 

use will establish a new religious center, which will include church services, an 

accredited bible college, a child day care, and a café/bookstore.  The proposed 

Conditions of Approval will help ensure the use does not adversely affect the 

adjacent neighborhood.  In the event problems arise concerning the operation 

of this facility, the hours of operation may be reduced by order of the Police 

Department. 

 

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. 

 

There are no proposed alterations to the overall function of the site, with 

changes only proposed to the interior of the buildings, and the conversion of 

an existing outdoor storage space into a playground.  The existing building has 

previously been developed as a part of an integrated shopping center, which 

integrated well into the surrounding community.  There have not been any 

issues regarding the site’s landscaping, walls, parking, or other development 

features.   

 

Furthermore, a parking demand study and a transportation study, prepared by 

a licensed traffic engineering firm, evaluated the existing parking demand of 

the shopping center and project’s potential impacts to traffic and adjacent 

roadways. The studies concluded that the site is expected to have a surplus of 

186 spaces on Sunday mornings, during church service times, a 485-space 

surplus during weekday morning and afternoon hours, and a 196-space surplus 

during weekday evenings.  Provided the proposed use operates per the 

conditions of approval, then the site, with the existing site improvements, is 

adequate to accommodate the proposed use within the surrounding area. 
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4. 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 subject site is located on the southwest corner of Katella Avenue and Euclid 

Street.  The site is adequately served by Euclid Street with three (3) driveway 
approaches.  The site also features reciprocal access to the adjacent shopping 

center properties, also connecting to Katella Avenue.  The site is also 
adequately served by the public service facilities required, such as: gas, 
electric, water, and sewer facilities.  As a part of this request, only conversions 

of existing building and outdoor storage space are proposed.  Therefore, the 
site will continue to be adequately served by all existing highways, streets, and 

other public and private service facilities. 
 

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 Conditional Use Permit possesses characteristics that would justify the 

request in accordance with Municipal Code Section No. 9.32.030 (Conditional 
Use Permit).  

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

promote the health, safety, and general welfare, the attached Conditions of 
Approval (Exhibit “A”) shall apply to Conditional Use Permit No. CUP-259-2024.  

Adopted this 18th day of April 2024 
 
 

 
ATTEST:      /s/   JOSH LINDSAY      __________ 

                   CHAIR 
/s/   JUDITH MOORE_____________ 
       RECORDING SECRETARY 

 
STATE OF CALIFORNIA ) 

COUNTY OF ORANGE ) SS: 
CITY OF GARDEN GROVE  ) 
 

 I, JUDITH MOORE, 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 April 18, 2024, by the following vote: 
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AYES:  COMMISSIONERS: (5) CUNNINGHAM, LARICCHIA, LINDSAY, 
PAREDES, RAMIREZ 

NOES:  COMMISSIONERS: (0) NONE 
ABSENT:  COMMISSIONERS:    (2) ARBGAST, CUEVA 
 

 
 

   /s/   JUDITH MOORE ___________ 
          RECORDING SECRETARY 
 

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 May 9, 2024. 
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EXHIBIT “A” 
 

Conditional Use Permit No. CUP-259-2024 

 
10912 Katella Avenue 

 

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 the project applicant, the owner(s) and tenant(s) of 
the property, and each of their respective successors and assigns, including all 
subsequent purchasers and/or tenants.  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.  Any changes of 

the conditions of approval require approval by the applicable City hearing body, 
except as otherwise provided herein. 
      

3. Conditional Use Permit No. CUP-259-2024 only authorizes the operation of a 
“Church and Other Religious Center,” with an associated daycare and bible 

college, on a property located at 10912 Katella Ave, as depicted on the plans 
submitted by the applicant and made part of the record on the April 18, 2024, 

Planning Commission proceedings, and operation of the following incidental 
uses in conjunction with the Church and Other Religious Center: (i) a child day 
care center; (ii) an accredited bible college; and (iii) a café and bookstore.  

This Conditional Use Permit does not authorize the independent operation of 
any of the foregoing incidental uses on the property separate from the primary 

use of the property as a Church or Religious Center; in the event operation of 
the religious facility on the property ceases, operation of the approved 
incidental uses shall also cease.  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. Minor modifications to the approved site plan, floor plan, and/or these 

Conditions of Approval may be approved by the Community Development 
Department Director, in his or her discretion.  Proposed modifications to the 

approved site plan, floor 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 
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Development Department 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. 
 
Orange County Fire Authority  

 
6. The applicant shall comply with all applicable Orange County Fire Authority 

(OCFA) requirements, including, but not limited to, the Fire Master Plan.  
 
Engineering Division 

 
7. 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.  
The amount of said fees shall be calculated based on the City’s current fee 

schedule at the time of permit issuance. 
 
Building and Safety Division 

 
8. All work shall comply with the latest edition of the California (CA) Building 

Standards Code (CBC) at time of permit application. 
 
9. A fire sprinkler system shall be provided per the latest edition of CBC Chapter 

9. 
 

10. The applicant shall provide a Code Analysis to determine that the proposed 
Construction Type will accommodate the intended Occupancy Groups in the 
proposed area.  Also, the plans shall indicate occupant loads and show 

sufficient exits per CBC Chapter 10. 
 

11. The applicant shall provide sufficient documentation allowing for any new or 
existing door opening(s) along the west property line.  Alternatively, the 
applicant shall show compliance with exiting requirements of the CBC with the 

elimination of any new or existing door opening(s) along the west property 
line. 

 
12. The applicant shall indicate on the plans that the scope of work will include a 

seismic upgrade to Occupancy Category Code III per CBC 1604, or an analysis 

showing existing compliance with the increased requirements. 
 

13. The applicant shall comply with all applicable accessible vehicle parking and 
CALGreen EV parking stall requirements. 

 

ATTACHMENT 3



Exhibit “A”  Page 3 
Conditional Use Permit No. CUP-259-2024 

Conditions of Approval 

 

 

FINAL 

Police Department  
 

14. 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 GGMC 
1.22.010 (a). 

 
Environmental Services 

 

15. If applicable, commercial food use of any type shall require the installation of 
an approved grease interceptor prior to obtaining a business tax certificate or 

permit.  A plumbing plan for the grease interceptor shall be routed to the 
Environmental Services Division for review.  Any existing units shall be 
evaluated for adequate capacity. 

 
16. If necessary, 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.  The grease interceptor shall be located outside of the building, 
and accessible for routine maintenance.  The applicant shall maintain 

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

 
Water Services Division 
 

17. The existing building is tied to a private sewer system on-site through a sewer 
lift station.  The applicant shall hire a design engineer to determine whether 

the existing lift station and private sewer system on-site has sufficient capacity 
for the proposed use.  All on-site connections are under permitted under the 
City’s Building and Safety Division jurisdiction. 

 
18. 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 (0’-3”) and larger, shall be 

installed by developer/owner’s contractor per City Standards. 
 

19. 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 a contractor with a Class A or C-34 license, 

per City water standards, and inspected by approved Public Works inspection. 
 

20. 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 
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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, 

Water Services Division.  Property owner must open a water account upon 
installation of RPPD device. 

 
21. It shall be the responsibility of applicant 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. 

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

 

23. There is an existing six-inch (0’-6”) City water main located on the subject 
property, for which the City of Garden Grove possesses either a recorded or 

prescriptive easement right to maintain, repair, install, and/or reinstall water 
lines and appurtenant facilities.  Applicant shall provide evidence to the City of 

a recorded easement in favor of the City of Garden Grove covering the existing 
water main.  If no recorded easement is found, prior to commencing use of 
the property pursuant to this Conditional Use Permit, the property owner(s) 

shall execute and record an easement deed in favor of the City of Garden 
Grove, in a form approved by the City, granting the City of Garden Grove a 

nonexclusive easement over, under, and in the subject property to maintain, 
repair, install, and reinstall a water main and related appurtenances, 
consistent with City’s existing prescriptive easement rights.  Unless otherwise 

approved by the City, consistent with the City’s existing prescriptive easement 
rights, the width of said easement shall be sufficient to permit the safe 

excavation of a trench sufficient to access and repair or replace the water main, 
using modern mechanized excavation equipment, as reasonably determined 
by the City.  There shall be a minimum fifteen-foot (15’-0”) clearance of 

building footings from the water main, unless otherwise expressly approved 
by the City’s Water Services Division.  In addition, the easement shall prohibit 

the planting of trees and deep-rooted plants within the easement area, and 
the erection or installation of new permanent structures or utilities within or 
crossing the easement.  The applicant is required to pothole and confirm the 

location of the existing water main in the proximity of the existing building 
pylon sign structure.  Should the main be found to cross under the planter, 

between the pylon and columns, the applicant maybe required to off-set the 
existing water main around the structure. 

 

24. New utilities shall have a minimum five-foot (5’-0”) horizontal, and a minimum 
one-foot (1’-0”) vertical clearance from water main and appurtenances.    

 
25. There shall be a minimum clearance from sewer main and water main of ten 

feet (10’-0”) from outside of pipe to outside of pipe.  
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26. Any new or existing water valve located within new concrete driveway or 
sidewalk construction shall be reconstructed per City Standard B-753. 
 

27. The City shall determine if existing water services(s) is/are usable, and meets 
current City Standards.  Any existing meter and service located within any new 

driveway(s) shall be relocated at owner’s expense. 
 

28. Fire service 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.  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 the 

Planning Services Division. 
 

29. The location and number of fire hydrants shall be as required by Water Services 
Division and the Orange County Fire Authority (OCFA). 

 
30. If needed, owner shall install a new sewer lateral with clean out connecting to 

existing private sewer system on-site. It is the responsibility of the owner to 

install an appropriately sized sewer lateral. 
 

31. The contractor shall abandon any existing unused sewer lateral(s) on the 
property owner’s side in accordance with California Plumbing Code. 
 

32. All perpendicular crossings of the sewer, including laterals, shall maintain a 
minimum vertical separation of one-foot (1’-0”) below the water main, outer 

diameter to outer diameter.  All exceptions to the above require a variance 
from the State Water Resources Control Board. 
 

33. If water main is exposed during installation of sewer lateral, a twenty-foot 
(20’-0”) section of the water main shall be replaced with twenty feet (20’-0”) 

PVC C-900 DR-14 Class 305 water pipe, size in kind and centered at the 
crossing. 

 

Community Development Department 
 

34. The hours of operation for the daycare use shall be permitted from 7:00 a.m. 
to 5:30 p.m., Monday to Friday.  The hours of operation for the bible college 
use shall be permitted from 6:30 p.m. to 9:00 p.m., Tuesday to Friday. 

 
35. The maximum enrollment capacity of the child daycare of seventy-five (75) 

children, contemplated and approved under CUP-259-2024, is contingent upon 
the applicant obtaining final approval and acknowledgement in writing of a 
waiver from the California Department of Social Services (CDSS) for any indoor 

or outdoor activity space(s), including any other applicable requirements by 
CDSS, prior to commencement of operation of the preschool.  Provided the 
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applicant has successfully obtained the necessary waiver for indoor and/or 
outdoor activity space, along with the State license for the preschool facility, 
the facility is permitted a maximum enrollment capacity of seventy-five (75) 

children, as proposed.  In the event that the applicant is unable to obtain 
approval of a waiver from CDSS from any applicable State law requirements, 

including those related to minimum indoor and/or outdoor activity spaces, that 
would preclude the proposed maximum enrollment capacity of seventy-five 
(75) children, the applicant shall limit the maximum number of children for the 

preschool, as required and stipulated by the approved State license for the 
facility.  At no time, nor under any circumstance, shall the facility exceed a 

maximum capacity of seventy-five (75) children, unless the applicant has 
obtained necessary approval to modify the existing Conditional Use Permit or 
obtain approval of a new Conditional Use Permit, as determined by the 

Community Development Department and approved by the appropriate 
hearing body. 

 
36. All of the proposed activities shall fall under the singular umbrella of “Church 

and Other Religious Centers,” as classified by the Municipal Code.  Should 
Freedomhouse OC ever cease church services, the associated activities, 
including the bible college, daycare, and bookstore/café shall also cease 

operations. 
 

37. The site is intended to be used as a religious facility, as indicated by the 
applicant.  The facility is to be used for religious activities open to the public, 
which would include prayer or worship services, bible study, bible college, café, 

bookstore, and/or child daycare.  This facility shall not be used as a boarding 
house or serve as temporary housing/living quarters.  Should any change in 

the approved uses occur, the filing of a new Conditional Use Permit and/or 
other proper entitlement(s) shall be required. 
 

38. Activities occurring on the site such as special events, carnivals, and similar 
activities, will require City approval of a special event permit.  Application for 

the event permit shall be made a minimum of 30 days prior to the event.  If 
the event creates a parking demand exceeding the number of spaces provided 
on-site, the representatives of the event/proposed assembly use, shall ensure, 

through written verification, that arrangements are made to address the 
overflow parking at least twenty-one (21) days prior to the event.  This 

includes providing evidence of other secured parking facilities as well as type 
(secured) shuttle service between the site and secured parking lot(s).  
 

39. In order to minimize any potential impacts to neighboring properties, the 
applicant shall implement best practices to manage on-site circulation during 

daycare drop-off and pick-up times, 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. 
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40. Except for the playground associated with the daycare, all activities associated 
with the proposed use shall be conducted within a fully enclosed building. 
 

41. No amplification systems shall be permitted outside of a fully enclosed building. 
 

42. The sound emitted from any loud speakers shall not extend beyond the walls 
of the building. Except for the playground associated with the daycare, all 
activities associated with the proposed uses shall take place within the building 

and such activities shall not create a nuisance to surrounding properties.  
 

43. No outside storage or displays shall be permitted at any time. 
 

44. The applicant/property owner shall maintain all existing landscaped areas in a 

neat and healthy condition. Landscaping maintenance shall include pruning or 
removal of overgrown weeds and vegetation.  

 
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 deliveries to, or from, the premises before 7:00 a.m. and 
after 10:00 p.m., seven (7) days a week. 
 

47. All rear doors shall be kept closed at all times, except to permit employee 
ingress and egress, and in emergencies. 

 
48. 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.  
 
49. There shall be no uses or activities of an adult-oriented nature permitted on 

the premises as outlined in City Code Section 9.18.050. 
 

50. 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. 
 

51. 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 

ATTACHMENT 3



Exhibit “A”  Page 8 
Conditional Use Permit No. CUP-259-2024 

Conditions of Approval 

 

 

FINAL 

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.   
 

52. 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.  

 
53. 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. 
 

54. 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.  
 

55. 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. 

 

56. Permits from the City of Garden Grove shall be obtained prior to displaying any 
temporary advertising (i.e., banners). 

 
57. 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.  
 

58. 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. 

 
59. The applicant/property owner shall submit signed letters acknowledging 

receipt of the decision approving Conditional Use Permit No. CUP-259-2024, 
and his/her agreement with all conditions of approval within 30-days from the 
date of this approval. 

 
60. A copy of the resolution approving Conditional Use Permit No. CUP-259-2024, 

including the conditions of approval, shall be kept on the premises at all times. 
 

61. Conditional Use Permit Nos. CUP-120-83, CUP-411-98, and CUP-367-13 

previously governing this tenant space shall become null and void, and 
superseded in its entirety, by approval of CUP-259-2024. 
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62. Unless a time extension is granted pursuant to Section 9.32.030.D.9 of Title 9 
of the Municipal Code, the uses authorized by this approval of Conditional Use 
Permit No. CUP-259-2024 shall become null and void if the subject use or 

construction necessary and incidental thereto is not commenced within one (1) 
years of the expiration of the appeal period and thereafter diligently advanced 

until completion of the project.   
 

63. 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-259-2024. 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. 
 

64. 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. 

 
65. 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. 
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 RESOLUTION NO. 6122-25 

 

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

APPROVING A ONE-YEAR TIME EXTENSION FOR CONDITIONAL USE PERMIT NO. 

CUP-259-2024, (REFERRED TO AS CUP-259-2024 (TE1)). 

 

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

regular session assembled on June 19, 2025, does hereby approve a one (1) year 

time extension for the entitlement approved under Conditional Use Permit No.    

CUP-259-2024, for land located on the southwest corner of Katella Avenue and 

Euclid Street, at 10912 Katella Avenue, Assessor’s Parcel No. 089-010-34. 

 

BE IT FURTHER RESOLVED in the matter of the time extension for Conditional Use 

Permit No. CUP-259-2024, the Planning Commission of the City of Garden Grove 

does hereby report as follows: 

 

1. The subject case was initiated by Freedomhouse OC Church. 

 

2. The applicant is requesting approval of a one (1) year time extension for the 

approved entitlement under Conditional Use Permit No. CUP-259-2024, which 

allowed the operation of a new religious facility, including, church services, an 

accredited Bible college, and a child day care, all within an existing 46,287 

square-foot tenant space, and revoked Conditional Use Permit Nos.         

CUP-120-83, CUP-422-98 and CUP-367-13, which previously governed the 

use of the property. 

 

3. On April 18, 2024, the Planning Commission adopted Resolution No. 6085-24 

approving Conditional Use Permit No. CUP-259-2024 to allow the operation of 

a new religious facility.  

 

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).  As 

set forth in the Class 1 exemption, the proposed project consists of the 

operation, repair, maintenance, permitting, leasing, licensing, or minor 

alteration of existing public or private structures, facilities, mechanical 

equipment, or topographical features, involving negligible or no expansion of 

existing or former use. 

 

5. The property currently has a General Plan Land Use Designation of 

Residential/Commercial Mixed Use 2 (RC2) and is zoned Neighborhood Mixed 

Use (NMU).  The site is currently improved with a 46,287 square-foot 

commercial building and associated site improvements.  

 

6. Existing land use, zoning, and General Plan designation of property in the 

vicinity of the subject property have been reviewed. 
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7. Report submitted by City staff was reviewed.  

 

8. Pursuant to a legal notice, a public hearing was held on June 19, 2025, 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 June 19, 2025; 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 (Time Extensions), are as follows: 

 

FACTS: 

 

The property is an approximately 4.99-acre property located on the southwest 

corner of Katella Avenue and Euclid Street, at 10912 Katella Avenue.  The site has a 

General Plan Land Use Designation of RC2 (Residential/Commercial Mixed-Use 2) 

and is zoned NMU (Neighborhood Mixed Use).  The subject site abuts R-3 (Multiple-

Family Residential) zoned properties to the south, and NMU zoned properties to the 

west.  To the north, across Katella Avenue, and to the east, across Euclid Street, 

the subject site is adjacent to commercial and residential properties located in the 

City of Anaheim. 

 

On April 18, 2024, the Planning Commission approved Conditional Use Permit No. 

CUP-159-2024.  The approval allowed the religious facility with church services, an 

accredited Bible college, a child day care, a café, and a bookstore, and also revoked 

Conditional Use Permit Nos. CUP-120-83, CUP-422-98, and CUP-367-13, which 

previously governed the use of the property. 

 

Conditional Use Permit No. CUP-259-2024 went into effect on May 10, 2024, with a 

one-year expiration date of May 10, 2025.  In accordance with the Municipal Code, 

and because the approved Conditional Use Permit entitlement has yet to be 

exercised, the applicant is now requesting a one-year time extension for the 

previously approved entitlement.  No changes are proposed to the previously 

approved project.  Approval of the subject one-year time extension would establish 

a new expiration date of May 10, 2026. 

 

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. 
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The applicant submitted a timely request to extend the Site Plan approvals of 

the subject project for one (1) year, prior to the entitlement expiration date 

of May 10, 2025.  The applicant has indicated that additional time will be 

necessary to finalize building plans, prior to permit issuance.  Approval of the 

subject one-year time extension would establish a new expiration date of 

May 10, 2026.  The applicant expects to have all permits obtained within the 

next year.   

 

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, RC2 (Residential / 

Commercial Mixed Use 2), and the zone, NMU (Neighborhood Mixed Use), 

have not changed since the effective date of the original approval on May 10, 

2024.  Therefore, the development 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. 

 

There are no known studies or actions that would affect the site or proposed 

development that would possibly render the development 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 Site Plan possesses characteristics that 

would indicate justification of the request in accordance with Municipal Code 

Sections 9.32.030.D.9 (Time Extensions). 

 

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-259-2024 shall 

remain in effect. 
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COMMUNITY DEVELOPMENT DEPARTMENT 
PLANNING STAFF REPORT 

 

AGENDA ITEM NO.: C.3. 
 

SITE LOCATION: Southeast corner of 

Trask Avenue and Brookhurst Street, at 

10150 Trask Avenue 

HEARING DATE:  June 19, 2025 GENERAL PLAN: Heavy Commercial 

(HC) 

CASE NO.: Site Plan No. SP-160-2025  ZONE: Planned Unit Development No. 

PUD-110-96 

APPLICANT: Ernest De Leon  CEQA DETERMINATION: Exempt – 

Section 15303 - New Construction or 

Conversion of Small Structures 

PROPERTY OWNER(S): David 

Simpson 

APN:  099-682-02 

 

REQUEST: 

 

A request for Site Plan approval to construct a one-story 3,625 square foot 

freestanding steel structure for vehicle maintenance on an existing car dealership 

lot. 

 

BACKGROUND: 

 

The subject site is five acres, and is currently improved with the Simpson Chevrolet 

automobile dealership for motor vehicle sales. The site is located at the southeast 

corner of Trask Avenue and Brookhurst Street, and is a part of the “Garden Grove 

Auto Center”. The property has a General Plan Land Use Designation of Heavy 

Commercial (HC) and is zoned Planned Unit Development No. PUD-110-96. The 

existing surrounding uses include single- and multi-family residential developments 

and a service (gas) station, across Trask Avenue, to the north; a Hyundai auto 

dealership, across Brookhurst Street, to the west; industrial buildings to the east; 

and the State Route 22 (SR 22) freeway to the south.   

 

The “Garden Grove Auto Center” comprises several long and narrow properties 

along the south side of Trask Avenue. In 1995, the City approved Planned Unit 

Development No. PUD-103-95, allowing the subject property to be improved with a 

new two-level automotive sales and service facility. In 1996, the City rezoned the 

subject site, along with another property within the Garden Grove Auto Center, to 

Planned Unit Development No. PUD-110-96. The purpose of the rezoning was to 

modify the development standards for the Garden Grove Auto Center related to 

signage and employee parking. 

 

In 2012, the City approved a revision to PUD-110-96, which amended the Sign and 

Graphic Standards section of the PUD. In 2019, the City approved Site Plan No. 

SP-066-2019 to allow the construction of a 3,567-square-foot, one-story auto 
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repair building/addition attached to an existing 846-square-foot, one-story car wash 

building on the Chevrolet site. 

 

In 2024, a 3,625-square-foot freestanding steel structure was erected on the 

property without a valid building permit. The structure was open on one side and 

was used to store auto parts and equipment. A Notice of Violation was issued by the 

City on July 30, 2024, requiring the dealership to remove the unpermitted structure 

from the site. 

 

The applicant is now requesting to convert the unpermitted structure into an auto 

maintenance area to support the expansion of their services. Section 

9.32.030.D.3.a.ii of Title 9 of the Municipal Code (“Code”) requires Site Plan 

approval for any new building or structure, or any addition to an existing structure, 

that exceeds ten percent (10%) of the existing floor area or 1,000 square feet, 

whichever is less. Therefore, Site Plan approval is required to construct the 

proposed 3,625-square-feet of building to the site. 

 

PROJECT STATISTICS: 

 
 Provided Required Meet Code 

Lot Area: 5 acres Min. 1 acre Yes 

Existing Building Area: 41,754 square feet  - 

Proposed Structure  3,625 square feet  - 

Total Building Area 45,379 square feet  - 

Lot coverage 20% 50% Yes 

Proposed Building Height: 20’-0” 60’-0” Yes 

Floor Area Ratio (F.A.R.) 0.20 0.55 Yes 

Proposed Building Setbacks1: 

Setback from the street  
(Trask Avenue) (south) 

141’-0” 10’-0” Yes 

Interior side (east) 985’-0” 0’-0” Yes 

Interior side (west) 305’-0” 0’-0” Yes 

Rear (north) 0’-0” 0’-0” Yes 

Parking   Yes 

Total 176 spaces 103 spaces Yes 

 

DISCUSSION: 

 

SITE PLAN: 

 

Site Design, Circulation, and Building Design 

 

The proposed 3,625 square foot building would be a freestanding structure located 

behind the existing vehicle maintenance building, along the southerly property line. 

The steel structure satisfies the development standards of the PUD-110-96 zone, 

including but not limited to lot coverage, F.A.R., and set back requirements. 

 

                     
1 Measured from the new building to the property lines, excluding existing structures. 
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The proposed structure is one-story, twenty feet (20’-0”) in height, which complies 

with the PUD’s maximum height requirement of sixty feet (60’-0”). The interior of the 

structure would include a total of ten (10) service bay areas. Each area would be 

provided with a vehicle lift and associated equipment that would be used for car 

repair and maintenance services. The structure would be enclosed on all sides. A total 

of ten (10) garage doors would be installed in front of each bay service station on the 

northerly façade of the building to ensure that the equipment would be properly 

stored and screened from the public’s view. The structure would consist of prefinished 

metal siding painted to match the existing buildings’ colors.  

 

Vehicular and pedestrian access throughout the site and from the public right-of-way 

would remain unchanged. Vehicles would continue to access the site using the three 

(3) existing driveway approaches off Trask Avenue. The site includes an existing trash 

enclosure that would remain unchanged. The proposed building would not interfere 

with the trash collection route. 

 

Vehicular and pedestrian access, and on-site circulation were reviewed by the Public 

Works Department, Engineering Division, and the Orange County Fire Authority 

(OCFA) and were deemed to meet applicable standards and requirements. 

 

To accommodate the structure, twenty-two (22) parking spaces located to the rear of 

the property would be removed. Since the proposed structure would be constructed 

on an existing paved parking lot area, existing landscaped areas within the site would 

not be impacted by the project. Since the structure would be situated adjacent to 

State Route 22 (SR-22), the design includes landscaping treatments along the chain-

link fence behind the structure to deter graffiti. Conditions of Approval would require 

that all landscaped areas continue to be properly maintained. 

 

Parking 

 

With the addition of the proposed freestanding steel structure, a total of 103 parking 

spaces would be required to accommodate the full operation of the dealership. Table 

1 below provides a breakdown of the parking calculations for the site. 

 

Table 1 - Parking calculation breakdown 

 
 Area Ratio Required 

Outside Display area 1,620 sf 1 space per 2,000 sf  0.81 

Inside display area  12,307 sf 1 space per 400 sf  30.77 

Existing Repair Area   25,547 sf 1 space per 500 sf  51.09 

Parts /Sales  3,900 sf 1 space per 300 sf  13 

Proposed Repair Area  3,625 sf 1 space per 500 sf  7.25 

Total 103 
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Currently, the site has a total of 463 parking spaces. With the construction of the 

proposed structure, twenty-two (22) spaces would be removed from the site, 

resulting in a remaining total of 441 spaces. Despite this reduction, the site would 

still have a parking surplus of 338 spaces. Thus, the project exceeds the minimum 

parking requirement set by the Code.  

 

California Environmental Quality Act (CEQA) 

 

CEQA’s Class 3 exemption applies to the construction of small facilities or 

structures. In urbanized areas, the exemption also applies to up to four such 

commercial buildings not exceeding 10,000 square feet in floor area on sites zoned 

for such use if not involving the use of significant amounts of hazardous substances 

where all necessary public services and facilities are available and the surrounding 

area is not environmentally sensitive. The subject site is currently improved with 

approximately 41,751 square foot auto dealership. The applicant is proposing to 

construct a detached 3,625 square feet of steel structure for vehicle maintenance, 

which is less than 10,000 square feet. The site is properly served by all public 

services and facilities to allow for maximum development, and the site is not in an 

environmentally sensitive area. Therefore, the proposed project is exempt from 

CEQA. 

 

RECOMMENDATION: 

 

Staff recommends that the Planning Commission take the following action: 

 

 Adopt Resolution No. 6120-25 approving Site Plan No. SP-160-2025, subject to 

the recommended Conditions of Approval. 
 

 

 

MARIA PARRA 

Planning Services Manager 

 

 

 

By:  Huong Ly, AICP 

       Associate Planner 

 

Attachment 1:  Vicinity Map 

Attachment 2: Plans 

Attachment 3: Resolution No. 6120-25 for Site Plan No. SP-160-2025 with 

Exhibit “A”- Conditions of Approval 
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RESOLUTION NO. 6120-25 

 

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

APPROVING SITE PLAN NO. SP-160-2025 FOR PROPERTY LOCATED AT 10150 

TRASK AVENUE, ASSESSOR’S PARCEL NO. 099-682-02. 

 

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

regular session assembled on June 19, 2025, hereby approves Site Plan 

No. SP-160-2025, subject to the attached Conditions of Approval for the property 

located at 10150 Trask Avenue, Assessor’s Parcel No. 099-682-02.  

 

BE IT FURTHER RESOLVED in the matter of Site Plan No. SP-160-2025, the 

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

 

1. The subject case was initiated by Ernest De Leon, with the authorization of 

the property owner David Simpson. 

 

2. The applicant is requesting Site Plan approval to construct a one-story 3,625 

square foot freestanding steel structure for vehicle maintenance on an 

existing car dealership lot. 

 

3. Pursuant to the California Environmental Quality Act (“CEQA”), the City of 

Garden Grove Planning Commission hereby determines that this project is 

categorically exempt from CEQA pursuant to Section 15303 (New 

Construction or Conversion of Small Structures) of the CEQA Guidelines. (14 

Cal. Code Regs., Section 15303.) 

 

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

(HC) and is zoned Planned Unit Development No. PUD 110-96.  The site is 

improved with the Simpson Chevrolet automobile dealership. 

 

5. Existing land use, zoning, and General Plan designation of property in the 

vicinity of the subject property have been reviewed. 

 

6. Report submitted by the City staff was reviewed. 

 

7. Pursuant to a legal notice, a public hearing was held on June 19, 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 on June 19, 2025; 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 Sections 9.32.030 are as follows: 

 

ATTACHMENT 3
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FACTS: 

 

The subject site is five acres, and is currently improved with the Simpson Chevrolet 

automobile dealership for motor vehicle sales. The site is located at the southeast 

corner of Trask Avenue and Brookhurst Street, and is a part of the “Garden Grove 

Auto Center”. The property has a General Plan Land Use Designation of Heavy 

Commercial (HC) and is zoned Planned Unit Development No. PUD 110-96. The 

existing surrounding uses include single- and multi-family residential developments 

and a service (gas) station, across Trask Avenue, to the north; a Hyundai auto 

dealership, across Brookhurst Street, to the west; industrial buildings to the east; 

and the State Route 22 (SR 22) freeway to the south.   

 

The “Garden Grove Auto Center” comprises several long and narrow properties 

along the south side of Trask Avenue. In 1995, the City approved Planned Unit 

Development No. PUD-103-95, allowing the subject property to be improved with a 

new two-level automotive sales and service facility. In 1996, the City rezoned the 

subject site, along with another property within the Garden Grove Auto Center, to 

Planned Unit Development No. PUD-110-96. The purpose of the rezoning was to 

modify the development standards for the Garden Grove Auto Center related to 

signage and employee parking. 

 

In 2012, the City approved a revision to PUD-110-96, which amended the Sign and 

Graphic Standards section of the PUD. In 2019, the City approved Site Plan No. 

SP-066-2019 to allow the construction of a 3,567-square-foot, one-story auto 

repair building/addition attached to an existing 846-square-foot, one-story car wash 

building on the Chevrolet site. 

 

In 2024, a 3,625-square-foot freestanding steel structure was erected on the 

property without a valid building permit. The structure was open on one side and 

was used to store auto parts and equipment. The applicant is now requesting to 

convert the unpermitted structure into an auto maintenance area to support the 

expansion of their services. Section 9.32.030.D.3.a.ii of Title 9 of the Municipal 

Code (“Code”) requires Site Plan approval for any new building or structure, or any 

addition to an existing structure, that exceeds ten percent (10%) of the existing 

floor area or 1,000 square feet, whichever is less. Therefore, Site Plan approval is 

required to construct the proposed 3,625 square feet of building to the site. 

FINDINGS AND REASONS: 

 

1. The Site Plan is consistent with the General Plan and complies with the spirit 

and intent of the provisions, conditions, and requirements of the Municipal 

Code and other applicable ordinances. 

 

  The subject site is currently improved with an auto dealership consisting of 

multiple buildings with the total square footage of 41,754. The property has a 

General Plan Land Use Designation of Heavy Commercial (HC) and is zoned 
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Planned Unit Development No. PUD-110-96. The Heavy Commercial (HC) 

designation is intended to provide for a variety of more intensive commercial 

uses, including but not limited to automotive repair, sales, and services. The 

HC Land Use designation is implemented, in part, by the PUD-110-96 zone, 

and allows a floor area ratio (F.A.R.) of up to 0.55. The applicant is proposing 

to construct a new 3,625 square foot freestanding steel structure for vehicle 

maintenance on an existing car dealership lot. The resulting F.A.R. with the 

proposed expansion will be 0.20, which is within the limit established in the 

HC Land Use designation. The project is designed to comply with the 

development standards of the PUD zone, including setbacks and building 

height.  In addition, the proposed Project is consistent with the goals, 

policies, and implementation programs of the General Plan, including the 

following: 

 

a. Implementation Program LU-IMP-4A: Monitor existing and review all 

requests to expand intensive commercial or industrial uses. 

 

The proposed project consists of construction of a steel structure at a 

site currently improved with an existing car dealership. The proposed 

structure would be used to provide additional vehicle maintenance 

services to customers of the subject dealership, as intended by the 

City’s General Plan, which encourages the expansion of commercial 

uses.   

 

b. Goal LU-4: The City seeks to develop uses that are compatible with 

one another. 

 

The proposed structure is to support the expansion of an existing 

dealership’s operation. No change in use on the subject site. 

Therefore, the proposed structure continues to be compatible with the 

uses of the immediate area. 

 

c. Goal LU-7: Economically viable, vital, and attractive commercial 

centers throughout the City that serve the needs of the community. 

 

The City’s General Plan identifies The Garden Grove Auto Center, which 

includes the subject properties as an economic benefit to the City. It is 

vital to the City’s economic well-being that the Auto Center is 

maintained, and enhanced.  The proposed steel structure is to 

accommodate the expansion of an existing car dealership that would 

continue to contribute to maintaining the jobs and creating positive 

economic impacts to the community. The proposed project will ensure 

that the City maintains healthy and competitive automotive center 

areas contributing to a well-planned and well-maintained community.  
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2. The proposed development does not adversely affect essential on-site 

facilities such as off-street parking, loading and unloading areas, traffic 

circulation, and points of vehicular and pedestrian access. 

Vehicular and pedestrian access throughout the site and from the public 

right-of-way would remain unchanged. Vehicles would continue to access the 

site using the three (3) existing driveway approaches off Trask Avenue.  

The Municipal Code requires a minimum of 103 parking spaces to 

accommodate the operation of the dealership including the proposed 

structure. Although twenty-two (22) parking stalls would be removed to 

leave space for the new structure, the 441 spaces remaining on-site still 

exceeds the minimum requirement set by the Code.  

The proposed project has been reviewed by the Engineering and Traffic 

Divisions. All appropriate conditions of approval have been incorporated to 

minimize any impacts. 

3. The development, as proposed, will not adversely affect essential public 

facilities such as streets and alleys, utilities and drainage channels. 

 

The streets in the area are adequate to accommodate the proposed 

development.  Existing utilities and drainage channels in the area are 

adequate to accommodate the existing development and the proposed 

expansion.  The proposed expansion will not affect the drainage of storm 

water.  Existing landscaping areas will remain unaffected by the proposal. 

The Public Works Department has reviewed the project and has incorporated 

all the appropriate conditions of approval to minimize any adverse impacts. 

 

4.  The proposed project will not adversely impact the Public Works Department 

ability to perform its required function. 

 

The proposed project has been reviewed by the Public Works Department. All 

appropriate conditions of approval included by the Public Works Department 

will eliminate any adverse impacts to the streets and alleys, utilities and 

drainage channels, and will ensure that the project will not adversely impact 

the City’s ability to perform its required public works functions. 

 

5. The development does have a reasonable degree of physical, functional, and 

visual compatibility with neighboring uses and desirable neighborhood 

characteristics. 

The subject site is currently developed with an existing car dealership. The 

proposed building would occur in a paved parking lot area located to the rear 

of the property. The structure is one-story, twenty feet (20’-0”) in height, 

which complies with the Code’s maximum height requirement of 35 feet. The 
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expansion will feature prefinished metal siding, painted to match the existing 

building's color. 

The proposed steel structure would be used as a new vehicle maintenance 

area. As such, the proposed project would maintain a high degree of 

physical, functional, and visual compatibility within the site. 

The City’s Community Development Department has reviewed the proposed 

project, and all appropriate conditions of approval have been incorporated to 

ensure physical, functional, and visual compatibility with the project’s 

surroundings.  

 

6. Through the planning and design of buildings and building placement, the 

provision of open space landscaping and other site amenities will attain an 

attractive environment for the occupants of the property. 

 

 The proposed structure would be located to the rear of the property and not 

visible from the public right-of-way. The building would consist of prefinished 

metal siding painted to match the existing building’s color. The proposed 

expansion will be located in area that is currently paved. Therefore, existing 

landscaped areas will not be disturbed by the proposed building. All existing 

landscaping areas will be retained, including landscaped setback areas, 

parking lot landscaping planters, and site trees. Furthermore, conditions of 

approval will require that all existing landscaping continue to be maintained 

for the life of the project, keeping an attractive environment for the 

occupants of the industrial buildings.   

 

 The City’s Community Development Department has reviewed the proposed 

project, and all appropriate conditions of approval have been incorporated to 

ensure the attractiveness of the site.  

 

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 Site Plan possesses characteristics that would indicate justification of the 

request 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 attached Conditions of 
Approval (Exhibit “A”) shall apply to Site Plan No. SP-160-2025. 

 



EXHIBIT “A” 
 

Site Plan No. SP-160-2025 
 

10150 Trask Avenue 
 

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, 
within 30 days of approval.   

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

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

refer to each of the following: the project applicant, Ernest De Leon, with the 
authorization of the property owner, David Simpson, the developer of the 

project, the future owner(s) and tenant(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 to these 

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

 
3. Site Plan No. SP-160-2025 only authorizes approval to construct a one-story 

3,625 square foot freestanding steel structure for vehicle maintenance on an 

existing car dealership lot, located at 10150 Trask Avenue, (APN: 099-682-
02), as depicted on the plans submitted by the applicant and made part of 

the record of the June 19, 2025 Planning Commission proceedings.  Approval 
of this Site Plan 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. Minor modifications to the Site Plan or these Conditions of Approval may be 

approved by the Community Development Director, in his or her discretion. 

Proposed modifications to the project or these Conditions of Approval 
determined by the Community Development Director not considered minor 

shall be subject to approval of new or amended land use entitlements by the 
applicable City hearing body. 

 

5. The approved site plan and floor plan are an integral part of the decision 
approving this Site Plan. There shall be no additional changes in the design 

of the site plan and floor plan without the approval of the Community 
Development Department, Planning Services Division. Any additional 
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changes in the approved site plan and floor plan, that expanding or 
intensifying the present use, shall require the applicant to obtain the proper 
entitlement(s). 

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

except where specified in the individual condition.   
 
Orange County Fire Authority 

 
7. 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 

 
8. All work shall comply with the latest California Building Standards Code, 

applicable City Ordinances, and Federal Regulations in effect at time of 
building permit application. 

 
Planning Services Division 
 

9. 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. 
 

10. No outside display of merchandise shall be permitted at any time. 
 

11. 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. 

 
12. The applicant/property owner shall maintain all existing landscaped areas in 

a neat and healthy condition. Landscaping maintenance shall include pruning 

or removal of overgrown weeds and vegetation. 
 

13. 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, 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. 
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14. The applicant is advised that the establishment is subject to the provisions of 
State Labor Code Section 6404.5 ((per State Law AB 13)), which prohibits 
smoking inside the establishment as of January 1, 1995. 

 
15. Any satellite dish antennas installed on the premises shall be screened, 

subject to approval by the Community Development Department, Planning 
Services Division. No advertising material shall be placed thereon. 

 

16. Hours and days of construction and grading shall be as established in Chapter 
8.47 of the City of Garden Grove Municipal Code, except that: 

 
a. Monday through Friday – not before 7:00 a.m. and not after 5:00 p.m. 

(of the same day). 

 
b. Saturday – not before 8:00 a.m. and not after 5:00 p.m. All 

construction activity on Saturday shall be limited to interior 
construction only. 

 
c. Sunday and Federal Holidays – no construction shall occur. 

 

17. Construction activities must adhere to SCAQMD Rule 403 (Fugitive Dust), 
which includes dust minimization measures, using electricity from power 

poles rather than diesel or gasoline powered generators, and using methanol, 
natural gas, propane or butane vehicles instead of gasoline or diesel powered 
equipment, where feasible, using solar or low-emission water heaters, and 

using low-sodium parking lot lights, to ensure compliance with Title 24. 
 

18. The applicant/property owner shall comply with the adopted City Noise 
Ordinance.   

 

19. As a part of the finalized working drawings for the Planning Services Division, 
Engineering Division and Building and Safety Division, the developer shall 

submit a detailed and dimensioned plot plan, floor plans, and exterior 
elevations that reflect the conditions of approval.   

 

20. 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 in the common and parking areas shall be directed, 
positioned or shielded in such manner so as not to unreasonably illuminate 
the window area of nearby residences.  Parking area lighting shall be provided 

during the hours of darkness the establishment is open at a minimum of two-
foot candles of light, and one foot candle of light during all other hours of 

darkness.   
 

21. The applicant shall submit detailed plans showing the proposed location of 

utilities and mechanical equipment to the Community Development 
Department, Planning Services Division, for review and approval prior to 
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submittal of plans for Building and Safety Division plan check process.  The 
project shall also be subject to the following: 

 

a. All above-ground utility equipment (e.g., electrical, gas, telephone) shall 
not be located in the street setbacks and shall be screened to the 

satisfaction of the Community Development Department, Planning 
Services Division.  
 

b. No roof or wall mounted mechanical equipment shall be permitted 
unless the Planning Services Division approves a method of screening 

complementary to the architecture of the building, prior to the issuance 
of building permits. Said screening shall block visibility of any roof-
mounted mechanical equipment from view of public streets, including 

the surrounding properties.  
 

22. No exterior piping, plumbing, roof top access ladders, or mechanical ductwork 
shall be permitted on any exterior facade or be visible from any public right-

of-way or adjoining property. 
 

23. Any and all correction notice(s) generated through the plan check 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. 
 

24. The applicant shall work with the Planning Services Division to ensure that 

the proposed building colors are appropriate and compatible.  All exterior 
finishes of the proposed expansion shall match the existing building in terms 

of color, including, but not limited to, exterior finish, roofing material, etc.  
The applicant shall submit the actual chip samples of the proposed paint 
colors to the Planning Services Division for review and approval. 

 
25. The trash bins shall be kept inside the trash enclosures, 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. 

 

26. It shall be the applicant’s responsibility to verify that any building or site 
improvements do not impermissibly interfere with any recorded easements 

on the subject property or the adjacent properties. 
 

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

all attempts shall be made to preserve in place or leave in an undisturbed 
state in compliance with applicable law.  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 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 
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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 its own 

cost. 
 

28. A copy of the resolution approving Site Plan No. SP-160-2025, including these 

Conditions of Approval, shall be kept on the premises at all times. 
 

29. The applicant shall submit a signed letter acknowledging receipt of the 
decision approving Site Plan No. SP-160-2025 and his/her agreement with all 
conditions of the approval. 

 
30. 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 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-160-2025. 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 such project 
approval. The City shall retain the right to select its counsel of choice in any 

action referred to herein. 
 

31. Unless a time extension is granted pursuant to Section 9.32.030.D.9 of Title 

9 of the Municipal Code, the approval of Site Plan No. SP-160-2025, and the 
development authorized pursuant thereto, shall expire and become null and 

void if the subject use or construction necessary and incidental thereto is not 
commenced within two (2) years of the expiration of the appeal period for 
this approval 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-160-2025 shall expire if the building permits for the project expires. 
 

32. All on-site parking areas shall be free and clear of any debris, materials, or 

any other obstructing objects, to ensure that all parking spaces are striped 
and available for the parking of vehicles, as depicted on the plans approved 

under Site Plan No. SP-160-2025.  
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