
     A G E N D A 
 
 GARDEN GROVE PLANNING COMMISSION 

 
AUGUST 15, 2024 - 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: Are intended to give a brief, 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 (1) 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: CHAIR LINDSAY, VICE CHAIR RAMIREZ 
  COMMISSIONERS BEARD, CUEVA, CUNNINGHAM, LARICCHIA, 

PAREDES 
 
PLEDGE OF ALLEGIANCE TO THE FLAG OF THE UNITED STATES OF AMERICA 
 
A. ORAL COMMUNICATIONS - PUBLIC  
 
B.  APPROVAL OF MINUTES – July 18, 2024 
 
C. PUBLIC HEARING(S) (Authorization for the Chair to execute Resolution shall 

be included in the motion.) 
 
 C.1. SITE PLAN NO. SP-070-2019 (REINSTATEMENT 2024) 
   VARIANCE NO. V-023-2019 (REINSTATEMENT 2024) 
          
    

 

mailto:planning@ggcity.org
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   APPLICANT:  DR. MICHAEL DAO 

   LOCATION: NORTHWEST CORNER OF WESTMINSTER AVENUE AND 
ATLANTIS WAY AT 9191 WESTMINSTER AVENUE 
 

REQUEST:  A request to reinstate the approval for Site Plan No. 
SP-070-2019 to construct a 7,140 square foot third floor 
addition to an existing two-story 29,000 square foot 
medical office building, and to reinstate the approval of 
Variance No. V-023-2019 to deviate from the maximum 
stories and height permitted in the O-P (Office 
Professional) zone to facilitate the construction of the 
new third floor addition. The site is in the O-P (Office 
Professional) zone. In conjunction with the requests, 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-070-2019 
(REINSTATEMENT 2024) and Variance No. V-023-2019 
(REINSTATEMENT 2024), pursuant to the recommended Conditions 
of Approval. 

 
 C.2. SITE PLAN NO. SP-141-2024 
   LOT LINE ADJUSTMENT NO. LLA-031-2024 
   CONDITIONAL USE PERMIT NO. CUP-493-00 (REV. 2024) 
          
   APPLICANT:  WINSTON LIU 

   LOCATION: NORTH OF ORANGEWOOD AVENUE, EAST OF MAC 
STREET, AT 8811 and 8791 ORANGEWOOD AVENUE 
 

REQUEST:  A request to expand an existing religious facility by 
incorporating an approximately 0.42-acre adjoining 
parcel into the development's site area, and constructing 
a new ancillary building.  The Planning Commission will 
consider approval of (i) a Site Plan to construct a new 
4,285 square foot two-story ancillary building to serve 
the existing religious facility site, along with associated 
site improvements; (ii) a Lot Line Adjustment to remove 
an existing lot line for the purpose of consolidating two 
(2) adjoining lots into one (1) lot to accommodate the 
religious facility expansion; and (iii) a modification to 
Conditional Use Permit No. CUP-493-00 to allow the 
expansion of the religious use.  Upon approval and 
exercise of the subject request, the Conditional Use 
Permit previously governing the subject religious facility, 
CUP-493-00, would be replaced by the modified 
Conditional Use Permit No. CUP-493-00 (REV. 2024). 
The site is in the R-1 (Single Family Residential) zone. In 
conjunction with the requests, the Planning Commission 
will consider a determination that the project is 
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categorically exempt from the California Environmental 
Quality Act (CEQA). 

  
STAFF RECOMMENDATION:  Approval of Site Plan No. SP-141-2024, 
Lot Line Adjustment No. LLA-031-2024, and Conditional Use Permit 
No. CUP-493-00 (REV. 2024), pursuant to the recommended 
Conditions of Approval. 

 
D. MATTERS FROM COMMISSIONERS 
 
E. MATTERS FROM STAFF   
 
F. ADJOURNMENT 
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GARDEN GROVE PLANNING COMMISSION 
Community Meeting Center 

11300 Stanford Avenue, Garden Grove, CA  92840 
 

Meeting Minutes 
Thursday, July 18, 2024 

 
CALL TO ORDER:  7:05 p.m. 
 
ROLL CALL: 
 

Commissioner Beard 
Commissioner Cueva 
Commissioner Cunningham 
Commissioner Laricchia 
Commissioner Lindsay 
Commissioner Paredes 
Commissioner Ramirez 

 
Absent:  Lindsay, Paredes, Ramirez 
 
PLEDGE OF ALLEGIANCE: Led by Commissioner Cunningham 
 
ORAL COMMUNICATIONS – PUBLIC – None 
 
June 20, 2024 MINUTES:   
 

Action: Received and filed. 
 
Motion: Laricchia   Second: Cueva 
 

 Ayes: (3) Cueva, Cunningham, Laricchia 
Noes:  (0) None 
Absent: (3) Lindsay, Paredes, Ramirez 
Abstain: (1) Beard 

 
PUBLIC HEARING – SITE PLAN NO. SP-138-2024 AND TENTATIVE TRACT MAP NO. 
TT-19314 FOR PROPERTY LOCATED ON THE WEST SIDE OF BUARO STREET, 
BETWEEN LAMPSON AVENUE AND HARBOR BOULEVARD, AT 12701 BUARO STREET. 
 
Applicant: ASHTON 3 
Date:   July 18, 2024 
 
Request: A request for Site Plan approval to construct thirty-five (35) three-story, 

“for-sale” residential condominium units and associated site 
improvements on an approximately 1.4-acre lot. The proposal includes 
two (2) affordable housing units for “very-low income” households. 
Inclusion of the two (2) “very low-income” units qualifies the project for 
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a density bonus, concessions, waivers, and reduced parking pursuant to 
the State Density Bonus Law. Also, a Tentative Tract Map to create a one-
lot subdivision for the purpose of selling each dwelling unit as a 
condominium. The site is in the R-2 (Limited Multiple-Family Residential) 
zone. In conjunction with the requests, the Planning Commission will 
consider a determination that the project is categorically exempt from the 
California Environmental Quality Act (CEQA). 

 
Action: Resolution No. 6093-24 was approved. One letter of 

opposition was submitted in regard to parking issues, 
increased traffic, and safety. Six people spoke in regard to 
current overcrowded parking conditions, child safety, 
vehicle speeds, and the need for proper street lighting in 
the neighborhood. The Developer stated they would work 
with staff to try and lessen the impact of the new 
development, while the City would look into different 
methods for improving traffic safety in the area. Two 
Conditions of Approval were amended to read: 

 
73a.  All one-bedroom units shall maintain the ability to 

park one car within the garages at all times.  All 
other units shall maintain the ability to park two cars 
within the garages at all times. Unless otherwise 
permitted by State Law, garages shall not be 
converted to any other use. 

 
76. All units shall be equipped with space for the 

collection and storage of refuse, organic material, 
and recyclable material.  The area for each container 
shall be a minimum of twenty-seven inches (2’-3”) 
by thirty-one inches (2’-7”) to accommodate 65-
gallon carts.  Trash containers shall be stored within 
designated storage areas only within the garage 
parking area.  Trash containers shall not encroach 
into the minimum required interior garage 
clearances, as depicted in the floor plan.  The 
placement of trash containers for pick-up, and the 
duration of time prior to and after trash collection of 
those trash containers, is subject to the 
requirements of Republic Services and the City of 
Garden Grove, Environmental Services. 

 
Motion: Cunningham         Second:       Laricchia 
 

 Ayes: (4) Beard, Cueva, Cunningham, Laricchia 
 Noes: (0) None 

  Absent: (3) Lindsay, Paredes, Ramirez 
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MATTERS FROM COMMISSIONERS: Commissioner Beard thanked staff for the 
opportunity to Chair the meeting. 
 
MATTERS FROM STAFF: Staff stated the August 1st meeting would be cancelled and 
gave a brief overview of the August 15th agenda items. 
 
ADJOURNMENT:  At 8:00 p.m.  
 
 
______________________________  
Judith Moore 
Recording Secretary 



COMMUNITY DEVELOPMENT DEPARTMENT 
PLANNING STAFF REPORT 

 

AGENDA ITEM NO.: C.1. SITE LOCATION:  Northwest corner of 

Westminster Avenue and Atlantis Way, at 

9191 Westminster Avenue 

HEARING DATE:  August 15, 2024 GENERAL PLAN:  Office Professional 

CASE NO.: Site Plan No. SP-070-2019 

(REINSTATEMENT) & Variance 

No. V-023-2019 (REINSTATEMENT) 

ZONE:  O-P (Office Professional) 

APPLICANT: Dr. Michael Dao CEQA DETERMINATION: Exempt – 

Section 15301 – Existing Facilities 

PROPERTY OWNER(S): Same as 

Applicant 

APN: 098-401-22 

 

REQUEST: 

 

The applicant is requesting to reinstate the approval of Site Plan No. SP-070-2019 to 

construct a 7,140 square-foot third floor addition to an existing two-story, 

approximately 29,000 square-foot, medical office building, and to reinstate the 

approval of Variance No. V-023-2019 to deviate from the maximum stories and height 

permitted in the O-P (Office Professional) zone to facilitate the construction of the new 

third floor addition.  

 

BACKGROUND: 

 

The subject property is a 1.97-acre lot improved with an existing two-story, 

approximately 29,000 square-foot, medical office building, AMD Medical Plaza.  The 

property has a General Plan Land Use Designation of Office Professional and is zoned 

O-P (Office Professional).  The property abuts PUD-101-73 (Planned Unit 

Development) zoned properties to the west, R-1 (Single-Family Residential) zoned 

properties to the north, and O-S (Open Space) zoned properties to the east.  

Surrounding uses include a multifamily residential townhome development to the 

west, single-family residences to the north, the Garden Grove Park to the east, and 

a mobile home park to the south, across Westminster Avenue, in the City of 

Westminster.  

 

In 1970, the County of Orange constructed an approximately 14,000 square-foot 

one-story social services office building on the subject property.  At the time of 

construction, the property had a General Plan Land Use Designation of 

“Public/Quasi-Public” and was zoned C-1 (Limited Commercial).  Due to this 

inconsistency between the General Plan Land Use Designation and zoning, in 1983, 

the City of Garden Grove approved General Plan Amendment No. GPA-2-83 and 

Amendment No. A-101-83, to change the Land Use Designation and zoning of the 
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property to Office Professional and O-P (Office Professional), respectively, thereby 

establishing consistency.  

 

In 2004, the City approved Site Plan No. SP-320-03 to allow an expansion of the 

existing one-story medical office building with a two-story, approximately 14,500 

square-foot addition, along with a 500 square-foot addition to the first floor – for a 

total floor area of approximately 29,000 square feet.  The City also approved 

Variance No. V-102-03 to allow reduced landscape setbacks along the front, side, 

and rear setbacks of the property, in order to facilitate a revision to the existing 

parking lot layout to add additional parking spaces to the site, accommodating the 

new addition. A 1,500 square-foot “mezzanine” above the second floor was also 

constructed, which was intended to serve as an architectural feature and access to 

the roof.  This 1,500 square-foot “mezzanine” was not permitted to be occupied as 

usable floor area.   

 

At the time of the approval of SP-320-03, the site provided 137 parking spaces.  The 

proposed development, including both the existing and proposed floor areas, 

required a total of 170 parking spaces.  In order to satisfy the number of required 

parking spaces for the development, the applicant entered into a parking license 

agreement with the City of Garden Grove, allowing the use of 33 parking spaces in 

the adjoining Garden Grove Park parking area.  With the 137 parking spaces on-site, 

and the 33 available parking spaces for use in the Garden Grove Park, the proposed 

development met the required total of 170 parking spaces.  

 

In 2019, the City approved Site Plan No. SP-070-2019 to allow the construction of a 

7,140 square-foot third floor addition to the existing two-story approximately 29,000 

square-foot medical office building. The City also approved Variance No. V-023-2019 

to deviate from the maximum stories and height permitted in the O-P (Office 

Professional) zone to facilitate the construction of the new third floor addition. After 

the land use entitlements were granted, the applicant submitted construction 

documents to the City for plan check, under Plan Check No. PC2020-202. However, 

due to various challenges, which included the abrupt retirement of the project 

architect and the COVID-19 pandemic, the project experienced significant delays 

resulting in the expiration of the land use entitlements and the building plan check. 

The applicant has expressed that, with its newly assembled team of architects and 

engineers, they are ready to move the project forward to completion. Therefore, the 

applicant is requesting to reinstate the original land use entitlements (SP-070-2019 

and V-023-2019), with the intent to also reinstate and complete the building plan 

check, obtain all necessary permits, and commence construction of the third floor 

addition project.     
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PROJECT STATISTICS: 

 
 Provided Code Requirement1 Meets Code 

Existing Building Area: 
1st Floor 
2nd Floor  

 
14,500 S.F. 
14,500 S.F. 

 
- 

 
- 

Proposed Addition Area: 
3rd Floor 

 
7,140 S.F. 

 
- 

 
- 

Building Height and Number of Stories: 
Building Height 
Number of Stories 

 

 
40’-11”  
3 stories 

 
35’-0” maximum 

2 stories maximum  

 
Variance 
Required 

Floor Area Ratio (FAR): 0.42 
 

0.50 maximum 
 

 
Yes 

Building Setbacks:  

Front (South) 126’-4” 15’-0” Yes 

Interior Side (West) 52’-9” 10’-0” Yes 

Street Side (East) 65’-3” 10’-0” Yes 

Rear (North) 77’-0” 10’-0” Yes 

Parking: 
On-Site 
Off-Site (Garden Grove Park)  
Total Parking  

 
142 spaces 
33 spaces 
175 spaces 

 

175 spaces Yes2 

 

DISCUSSION: 

 

SITE PLAN: 

 

Site Design, Circulation & Floor Plan: 

 

With exception to minor differences in the location of certain walls, rooms, and 

doors, the project plans of the proposed third floor addition area are virtually 

identical to the original plans approved in 2019 under Site Plan No. SP-070-2019.  

The size and location of the proposed third floor addition remain the same.  

 

The proposal consists of a 7,140 square-foot third floor addition to the existing 

approximately 29,000 square-foot two-story medical office building.  The new third 

floor addition areas are intended for additional medical office areas, as well as 

storage space (i.e., for medical records) to support existing tenants of the building.  

The third floor will be accessible via an elevator and two (2) stairwells – one each on 

the north and south ends of the building.  The third floor will consist of various office 

areas, storage rooms, and restrooms.  A primary communal corridor (hallway) down 

the center of the addition area provides access to each of the respective areas.  At 

                     
1 All Code Requirements are listed as minimums, unless otherwise specified. 
2 Pursuant to K2 Parking Study (February 2018) and Memo (August 2024). 
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the rear of the building (north side), the exit to the exterior will provide a covered 

walkway leading to the north stairwell.  The remaining uncovered and unenclosed 

areas of the building roof will remain as-is, which are currently improved with 

existing roof mechanical equipment (i.e., air conditioner condenser units).  

Additionally, all first and second floor existing office areas within the building will 

remain as-is with no proposed changes.  

 

The overall site plan design of the property will remain as-is with no proposed 

changes.  The site maintains two (2) driveways for vehicular access – one off of 

Westminster Avenue and the other off of Atlantis Way.   

 

Parking: 

 

Applying the parking requirements, per the Municipal Code, for “Medical, dental and 

related service support facilities” uses, which requires a parking ratio of one (1) 

parking spaces per 170 square feet of gross floor area, the existing approximately 

29,000 square-foot medical office building required a minimum of 170 parking 

spaces.  

 

As mentioned prior, when the second floor addition to the medical office was 

approved (under Site Plan No. SP-320-03), the minimum parking requirement of 170 

parking spaces was satisfied by providing 137 on-site parking spaces, and 33 usable 

off-site parking spaces within the adjoining Garden Grove Park through a parking 

license agreement executed with the City of Garden Grove.  It should be noted, the 

parking license agreement will continue to be in effect.  Through subsequent parking 

lot restriping, today, the subject site provides a total of 142 on-site parking spaces.  

By applying the same Code required parking ratio (for medical office uses) to the 

proposed 7,140 square-foot third floor addition, said addition would require 42 

additional parking spaces.  Therefore, Code would require a minimum total of 212 

parking spaces (170 + 42) to accommodate the existing two-story building and the 

proposed third floor addition.  However, based on the 175 parking spaces available 

(142 on-site and 33 off-site) to the property, this would equal a parking 

reduction/deficiency of 17.5%.   

 

As part of the project, a parking study, dated February 22, 2018, was conducted by 

K2 Traffic Engineering (“K2”), a licensed traffic engineering firm, to determine the 

actual parking demand generated by the existing two-story medical office building, 

and to provide a recommendation for the adequate number of parking spaces to 

accommodate the existing parking demand and the additional parking demand of the 

proposed third floor addition.   

 

K2 conducted a parking survey of the project site (9191 Westminster Ave), the 

parking areas of the adjoining Garden Grove Park, and the available public parking 

spaces on Atlantis Way.  The parking surveys took place on two (2) typical weekdays 

and a weekend day (Saturday), during typical business hours between 8:00 a.m. to 
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6:00 p.m., to capture parking data during all typical hours.  The survey found that 

peak parking on the project site occurred on a Tuesday at 11:00 a.m., when 133 

parking spaces were occupied, and nine (9) parking spaces available.  On the 

weekend, peak parking demand on the subject site, observed at 10:30 a.m, was 

observed to be less, at 108 parking spaces occupied, and thirty-four (34) parking 

spaces available.  The parking areas of the Garden Grove Park provide a total of 495 

parking spaces.  During the peak parking hour, sixteen (16) parking spaces at the 

Garden Grove Park were occupied, which equals a utilization of 3%.  The number of 

public on-street parking spaces available along Atlantis Way is approximately 100 

parking spaces (actual number may vary depending on how closely vehicles are 

parked between each other).  During the peak parking hour, 43 vehicles were 

parked on Atlantis Way, which equals a utilization of 43%.  K2 observed that the 

number of vehicles parked within the Garden Grove Park and on Atlantis Way 

comprised of a combination of nearby residents, park-goers, and patrons of the 

medical office building.   

 

As noted prior, the standard parking ratio for medical office uses (at 1 parking space 

per 170 square feet of gross floor area) was applied to the proposed third floor 

addition area, which equals 42 additional parking spaces required.  By adding the 

observed peak parking demand of the subject site with the existing two-story 

medical office building, of 133 parking spaces, to the Code-required parking 

requirement for the third floor addition area, of 42 parking spaces, K2 determined 

that the adequate number of parking spaces to accommodate both the existing and 

proposed building area would be 175 parking spaces.  The subject site provides a 

total of 142 on-site parking spaces, in addition to the 33 available parking spaces in 

the Garden Grove Park, via the existing parking license agreement with the City of 

Garden Grove.  Therefore, the project would comply with the number of required 

parking spaces, as determined by the Municipal Code, in concert with the peak 

parking demand, of the existing two-story medical office building, observed in the 

parking study prepared by K2 Traffic Engineering.   

 

The traffic engineering consultant for the project, K2, prepared a memo, dated 

August 6, 2024, and conducted an updated review of the 2018 parking study and 

trip generation analysis and concluded that the prior study’s findings, which 

concluded the project would provide adequate parking as described above, remain 

valid given that there are no changes to project conditions, Municipal Code parking 

requirements, and trip generation.   Staff, along with the City Traffic Engineer, have 

reviewed the original K2 parking study (dated February 22, 2018), including the 

recent memo (dated August 6, 2024), and concurred with the findings. 

 

In an effort to further reduce parking demand and minimize potential parking 

impacts on- and off-site, the K2 parking study also recommends, and Conditions of 

Approval will require as such, that the applicant/property owner of the existing 

medical building continue to implement its “Employee Carpool Program” and provide 

the free transportation program for patients, which has been a benefit and service 
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provided by AMD Medical Plaza since it opened in 2000.  The “Employee Carpool 

Program” is eligible for employees who rideshare, with at least two (2) occupants in 

a vehicle, and for at least 80% of the work week, while providing incentives (e.g., 

gift cards) to participants of the program.  The AMD Medical Plaza also provides free 

transportation for patients who require non-ambulatory transportation to and from 

the facility.  Currently, the AMD Medical Plaza provides this free transportation for 

thirty (30) patients a day, on average.   

 

Building Design: 

 

The existing front façade of the medical office building, which functions as an 

architectural interest feature, has a building height of forty feet and eleven inches 

(40’-11”) to the top of the roof and forty-one feet and six inches (41’-6”) to the 

topmost part of the roof parapet/cornice.  The proposed third floor addition will 

provide a building height that matches and aligns with the existing roof of the building, 

thereby maintaining the same forty feet and eleven inches (40’-11”) to the top of the 

roof and forty-one foot and six inches (41’-6”) height to the topmost part of the roof 

parapet/cornice.  All exterior features of the addition will also match the existing 

building. These matching features include a variety of wall colors and materials, 

windows with window trims, window mullions, roof parapets, and cornices.  This 

ensures architectural compatibility and seamless integration between the existing 

building architecture and the proposed addition.  

 

VARIANCE: 

 

The applicant is requesting consideration of a Variance from Section 

9.16.040.010.A.1 of Title 9 of the Municipal Code for a deviation to the maximum 

stories and maximum building height permitted in the O-P (Office Professional) zone, 

in order to facilitate the construction of the proposed third floor addition.  The 

maximum stories and maximum building height permitted in the O-P zone is two (2) 

stories or thirty-five feet (35’-0”), respectively.  The proposed addition would 

provide a third floor with a proposed building height of forty feet and eleven inches 

(40’-11”).  Findings supporting the requested Variance are included in the proposed 

Resolution No. 6094-24. 

 

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), provided that the addition will not 

result in an increase of more than: (1) 50 percent of the floor area of the structures 

before the addition, or 2,500 square feet, whichever is less; or (2) 10,000 square 

feet if: (A) the project is in an area where all public services and facilities are 

available to allow for maximum development permissible in the General Plan and (B) 

the area in which the project is located is not environmentally sensitive. The subject 
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property is improved with an existing two-story approximately 29,000 square-foot 

medical office building.  The applicant is proposing to construct a 7,140 square-foot 

third floor addition, 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 actions: 

 

1. Approve Site Plan No. SP-070-2019 (REINSTATEMENT) and 

Variance No. V-023-2019 (REINSTATEMENT), subject to the recommended 

Conditions of Approval. 

 

 

 

Maria Parra 

Planning Services Manager 

 

 

 

By:  Chris Chung, AICP 

       Senior Planner 
 

Attachment 1: Vicinity Map 

Attachment 2: Plans 

Attachment 3: Resolution No. 6094-24 with Exhibit “A”- Conditions of Approval 

Attachment 4: K2 Traffic Engineering Parking Study dated February 22, 2018 

Attachment 5: K2 Traffic Engineering Memo dated August 6, 2024 
 

FOR MP
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RESOLUTION NO. 6094-24 

 

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

APPROVING SITE PLAN NO. SP-070-2019 (REINSTATEMENT) AND VARIANCE 

NO. V-023-2019 (REINSTATEMENT), FOR A PROPERTY LOCATED ON THE 

NORTHWEST CORNER OF WESTMINSTER AVENUE AND ATLANTIS WAY, AT 9191 

WESTMINSTER AVENUE, ASSESSOR’S PARCEL NO. 098-401-22. 

 

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

regular session assembled on August 15, 2024, approves Site Plan 

No. SP-070-2019 (REINSTATEMENT) and Variance No. V-023-2019 

(REINSTATEMENT), for a property located on the northwest corner of Westminster 

Avenue and Atlantis Way, at 9191 Westminster Avenue, Assessor’s Parcel 

No. 098-401-22, subject to the Conditions of Approval attached hereto as 

Exhibit “A”.  

 

BE IT FURTHER RESOLVED in the matter of Site Plan No. SP-070-2019 

(REINSTATEMENT) and Variance No. V-023-2019 (REINSTATEMENT), the Planning 

Commission of the City of Garden Grove does hereby determine and report as 

follows: 

 

1. The subject case was initiated by Michael Dao, applicant and property owner. 

 

2. The applicant is requesting to reinstate the approval of Site Plan 

No. SP-070-2019 to construct a 7,140 square-foot third floor addition to an 

existing two-story approximately 29,000 square-foot medical office building, 

and to reinstate the approval of Variance No. V-023-2019 to deviate from the 

maximum stories and height permitted in the O-P (Office Professional) zone 

to facilitate the construction of the new third floor addition. 

 

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 15301 (Existing 

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

 

4. The property has a General Plan Land Use Designation of Office Professional 

and is zoned O-P (Office Professional). The subject property is improved with 

an existing two-story approximately 29,000 square foot medical office 

building.    

 

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 City staff was reviewed. 

 

7. Pursuant to a legal notice, a public hearing was held on August 15, 2024, and 

all interested persons were given an opportunity to be heard. 

 

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

during its meeting of August 15, 2024, and 

ATTACHMENT 3 - Resolution No. 6094-24 with Exhibit "A" - Conditions of Approval
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BE IT FURTHER RESOLVED, FOUND AND DETERMINED that the facts and reasons 

supporting the conclusion of the Planning Commission, as required under Municipal 

Code Section 9.32.030 are as follows: 

 

FACTS: 

The subject property is a 1.97-acre lot improved with an existing two-story, 

approximately 29,000 square-foot, medical office building, AMD Medical Plaza.  The 

property has a General Plan Land Use Designation of Office Professional and is 

zoned O-P (Office Professional).  The property abuts PUD-101-73 (Planned Unit 

Development) zoned properties to the west, R-1 (Single-Family Residential) zoned 

properties to the north, and O-S (Open Space) zoned properties to the east.  

Surrounding uses include a multifamily residential townhome development to the 

west, single-family residences to the north, the Garden Grove Park to the east, and 

a mobile home park to the south, across Westminster Avenue, in the City of 

Westminster. 

In 1970, the County of Orange constructed an approximately 14,000 square-foot 

one-story social services office building on the subject property.  At the time of 

construction, the property had a General Plan Land Use Designation of 

“Public/Quasi-Public” and was zoned C-1 (Limited Commercial).  Due to this 

inconsistency between the General Plan Land Use Designation and zoning, in 1983, 

the City of Garden Grove approved General Plan Amendment No. GPA-2-83 and 

Amendment No. A-101-83, to change the Land Use Designation and zoning of the 

property to Office Professional and O-P (Office Professional), respectively, thereby 

establishing consistency.  

In 2004, the City approved Site Plan No. SP-320-03 to allow an expansion of the 

existing one-story medical office building with a two-story, approximately 14,500 

square-foot addition, along with a 500 square-foot addition to the first floor – for a 

total floor area of approximately 29,000 square feet.  The City also approved 

Variance No. V-102-03 to allow reduced landscape setbacks along the front, side, 

and rear setbacks of the property, in order to facilitate a revision to the existing 

parking lot layout to add additional parking spaces to the site, accommodating the 

new addition. A 1,500 square-foot “mezzanine” above the second floor was also 

constructed, which was intended to serve as an architectural feature and access to 

the roof.  This 1,500 square-foot “mezzanine” was not permitted to be occupied as 

usable floor area.   

At the time of the approval of SP-320-03, the site provided 137 parking spaces.  

The proposed development, including both the existing and proposed floor areas, 

required a total of 170 parking spaces.  In order to satisfy the number of required 

parking spaces for the development, the applicant entered into a parking license 

agreement with the City of Garden Grove, allowing the use of 33 parking spaces in 

the adjoining Garden Grove Park parking area.  With the 137 parking spaces 

on-site, and the 33 available parking spaces for use in the Garden Grove Park, the 

proposed development met the required total of 170 parking spaces.  
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In 2019, the City approved Site Plan No. SP-070-2019 to allow the construction of a 

7,140 square-foot third floor addition to the existing two-story approximately 

29,000 square-foot medical office building. The City also approved Variance 

No. V-023-2019 to deviate from the maximum stories and height permitted in the 

O-P (Office Professional) zone to facilitate the construction of the new third floor 

addition. After the land use entitlements were granted, the applicant submitted 

construction documents to the City for plan check, under Plan Check 

No. PC2020-202. However, due to various challenges, which included the abrupt 

retirement of the project architect and the COVID-19 pandemic, the project 

experienced significant delays resulting in the expiration of the land use 

entitlements and the building plan check. The applicant has expressed that, with its 

newly assembled team of architects and engineers, they are ready to move the 

project forward to completion. Therefore, the applicant is requesting to reinstate 

the original land use entitlements (SP-070-2019 and V-023-2019), with the intent 

to also reinstate and complete the building plan check, obtain all necessary permits, 

and commence construction of the third floor addition project. 

The proposal consists of a 7,140 square-foot third floor addition to the existing 

approximately 29,000 square-foot two-story medical office building. The new third 

floor addition areas are intended for additional medical office areas, as well as 

storage space (i.e., for medical records) to support existing tenants of the building. 

The overall site plan design of the property will remain as-is with no proposed 

changes.  The site maintains two (2) driveways for vehicular access – one off of 

Westminster Avenue and the other off of Atlantis Way.  As part of the project, a 

parking study, dated February 22, 2018, was conducted by K2 Traffic Engineering 

(“K2”), a licensed traffic engineering firm, to determine the actual parking demand 

generated by the existing two-story medical office building, and to provide a 

recommendation for the adequate number of parking spaces to accommodate the 

existing parking demand and the additional parking demand of the proposed third 

floor addition. K2 determined that the adequate number of parking spaces to 

accommodate both the existing and proposed building area would be 175 parking 

spaces.  The subject site provides a total of 142 on-site parking spaces, in addition 

to the 33 available parking spaces in the Garden Grove Park, via the existing 

parking license agreement with the City of Garden Grove.  Therefore, the project 

would comply with the number of required parking spaces, as determined by the 

Municipal Code, in concert with the peak parking demand, of the existing two-story 

medical office building, observed in the parking study prepared by K2 Traffic 

Engineering. 

The traffic engineering consultant for the project, K2, prepared a memo, dated 

August 6, 2024, and conducted an updated review of the 2018 parking study and 

trip generation analysis and concluded that the prior study’s findings, which 

concluded the project would provide adequate parking as described above, remain 

valid given that there are no changes to project conditions, Municipal Code parking 

requirements, and trip generation.   Staff, along with the City Traffic Engineer, have 

reviewed the original K2 parking study (dated February 22, 2018), including the 

recent memo (dated August 6, 2024), and concurred with the findings 
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FINDINGS AND REASONS: 

 

SITE PLAN: 

 

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 has a General Plan Land Use Designation of Office Professional 

and is zoned O-P (Office Professional). The Project complies with the land use 

designation and the zoning requirements for the property, subject to the 

reinstatement of the associated Variance request (V-023-2019 

(REINSTATEMENT)).  The Office Professional (OP) designation is intended to 

provide for a variety of professional office and support commercial uses that 

serve the local community. The Project will not exceed the maximum Floor 

Area Ratio (“FAR”) permitted by Office Professional Land Use Designation. The 

General Plan allows a maximum FAR of 0.50 for OP, and the Project FAR is 

0.42.  

 

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

spirit and intent of the General Plan, through its goals, policies, and 

implementation programs, including specifically:  

 

 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 proposed project has been 

designed to ensure and maintain compatibility to the existing nearby 

sensitive uses (residences, park) and provides and maintains sufficient 

buffering (building setbacks).  

 

 Policy LU-2.4: Assure that the type and intensity of land use are consistent 

with those of the immediate neighborhood.  The Office Professional (OP) 

General Plan Land Use Designation is intended to provide for a variety of 

professional office and support commercial uses that serve the local 

community. The use and operational characteristics of the existing building, 

including the proposed third floor addition areas, will continue to consist of 

medical/office uses, which are permitted by and meet the intent of the Office 

Professional zone and General Plan Land Use Designation.  

 

 Policy LU-4.5: Require that commercial and industrial developments 

adjoining residential uses be adequately screened and buffered from 

residential areas.  The proposed project has been designed to ensure and 

maintain compatibility to the existing nearby sensitive uses (residences, 

park) and provides and maintains sufficient buffering (building setbacks).  Per 

Municipal Code requirements, the minimum building setbacks required by the 

O-P zone are fifteen feet (15’-0”) to the front (southerly) property line, ten 
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feet (10’-0”) to the side (westerly and easterly) property lines, and ten feet 

(10’-0”) to the rear (northerly) property lines.  The maximum stories and 

maximum building height allowed in the O-P zone are two (2) stories and 

thirty-five feet (35’-0”), respectively. Working in concert with one another, 

the intent, in part, of the minimum building setback requirements and the 

maximum stories and maximum building height requirements, aim to ensure 

that adequate distance and buffering are provided between office 

professional developed properties (typically improved with office buildings), 

and other surrounding uses such as residences, parks, and schools.   

 

 The existing two-story medical office building on the subject site far exceeds 

the minimum building setback requirements of the O-P zone.   

 

 The south (front) side of the existing building 

provides a one-hundred and twenty-six foot and 

four-inch (126’-4”) setback to the southerly 

property line (facing Westminster Avenue), where 

Code requires a minimum of fifteen feet (15’-0”). 

    

 The west side of the existing building provides a 

fifty-two foot and nine-inch (52’-9”) setback to the 

westerly property line (facing an existing 

multifamily residential development), where Code 

requires a minimum of ten feet (10’-0”).  

 

 The north (rear) side of the existing building 

provides a seventy-seven foot (77’-0”) setback to 

the northerly property line (facing existing 

single-family residences), where Code requires a 

minimum of ten feet (10’-0”).   

 

 The east side of the building provides a sixty-five 

foot and three-inch (65’-3”) setback to the easterly 

property line (facing Garden Grove Park), which is 

further separated by the 50-foot (50’-0”) wide 

Atlantis Way public street, where Code requires a 

minimum of ten feet (10’-0”). 

  

 The existing medical building is situated in the center of the property, with 

parking stalls surrounding the building.  The building far exceeds the 

minimum building setback requirements, providing more than adequate 

distance separation and buffering to nearby sensitive uses.  Furthermore, the 

structure of the proposed third floor addition is set within the existing 

building confines by approximately twenty-six feet (26’-0”) in all directions, 

providing additional distance separation and buffering to the aforementioned 

nearby uses.  Projects involving building additions typically expand building 

footprints.  The proposed third floor addition adds new building footprint only 

on top of the existing second floor, and does not increase the existing overall 
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building envelope at ground level.  The additional buffering provided by the 

proposed addition further minimizes any visual impacts to nearby uses. 

 

 Goal LU-5: Economically viable, vital, and attractive commercial centers 

throughout the City that serve the needs of the community.  The proposed 

project will maintain an attractive architectural appearance and continue to 

contribute as an economically viable, vital, and attractive commercial center 

serving the needs of the local community through its medical facilities.  

 

 LU-IMP-6C: Encourage façade renovation, enhanced parking area 

landscaping, improved lighting, development of pad buildings, and the use of 

pedestrian amenities, such as fountains, plazas, promenades, seating, and 

like features.  The proposed project will renovate its façade and architecture 

through the new third floor addition, which will also provide additional 

medical office and storage space to support existing tenants of the building. 

The existing front façade of the medical office building, which functions as an 

architectural interest feature, has a building height of forty feet and eleven 

inches (40’-11”) to the top of the roof and forty-one feet and six inches 

(41’-6”) to the topmost part of the roof parapet/cornice.  The proposed third 

floor addition will provide a building height that matches and aligns with the 

existing roof of the building, thereby maintaining the same forty feet and 

eleven inches (40’-11”) to the top of the roof and forty-one foot and six 

inches (41’-6”) height to the topmost part of the roof parapet/cornice.  All 

exterior features of the addition will also match the existing building. These 

matching features include a variety of wall colors and materials, windows 

with window trims, window mullions, roof parapets, and cornices.  This 

ensures architectural compatibility and seamless integration between the 

existing building architecture and the proposed addition. 

 

 The proposed project will be consistent with the spirit and intent of the 

General Plan furthering its goals, policies, and implementation programs, 

while also helping meet the community’s need for additional medical services 

and expanded facilities.  The granting of the requested Variance will not 

adversely affect the City’s General Plan.  

 

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 proposed project does not introduce any changes to on- and off-site 

vehicular and pedestrian circulation and access.  The site will continue to 

provide drive aisles and a parking layout that enable customers to maneuver 

effectively through the site.  Sufficient on- and off-site parking is provided to 

accommodate the proposed medical/office building. The existing parking 

license agreement will continue to be in effect.   
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 Furthermore, the City’s Traffic Engineering Division and the Orange County 

Fire Authority have reviewed the plans, and all appropriate conditions of 

approval will eliminate 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 Project utilizes access off of Westminster Avenue and Atlantis Way, 

which will continue to be adequate to accommodate the development. 

Utilities and drainage channels in the area, if and where necessary, will 

continue to be adequate to accommodate the development.  The property is 

not located in a sewer-deficiency area.  The Public Works Department has 

incorporated conditions of approval to mitigate potential impacts to the sewer 

system. 

 

 The Engineering Division and Water Services Division have reviewed the 

plans, and all appropriate conditions of approval will eliminate any adverse 

impacts to the streets and alleys, utilities and drainage channels.   

 

4. The project will not adversely impact the City's ability to perform its required 

public works functions. 

  

 The project has been reviewed by the Public Works Department.  The project 

site, which is improved with an existing two-story medical office building, 

maintains drive lanes and a parking layout that will continue to enable 

customers to maneuver effectively through the site.  Sufficient on- and 

off-site parking is provided to accommodate the medical office building, 

including the proposed addition.  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 has a reasonable degree of physical, functional, and visual 

compatibility with neighboring uses and desirable neighborhood characteristics.  

 

 The proposed project is consistent with the existing commercial, residential, 

and park uses and improvements in the surrounding area.  The property is 

currently improved with an existing medical office building.  The use and 

operational characteristics of the existing building, including the proposed 

third floor addition areas, will continue to consist of medical/office uses, 

which are permitted by and meet the intent of the Office Professional zone 

and General Plan Land Use Designation.  Additionally, the proposed project 

will improve the aesthetics of the property by redeveloping the property 

through the construction of the new addition which has been designed to be 

architecturally compatible and sensitive to the existing surrounding uses.  

The proposed project has been designed to maintain sufficient buffering 

(building setbacks) to nearby uses.  The existing medical building is situated 
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in the center of the property, with parking stalls surrounding the building.  

The building far exceeds the minimum building setback requirements, 

providing more than adequate distance separation and buffering to nearby 

sensitive uses.  Furthermore, the structure of the proposed third floor 

addition is set within the existing building confines by approximately 

twenty-six feet (26’-0”) in all directions, providing additional distance 

separation and buffering to the aforementioned nearby uses.  Projects 

involving building additions typically expand building footprints.  The 

proposed third floor addition adds new building footprint only on top of the 

existing second floor, and does not increase the existing overall building 

envelope at ground level.  The additional buffering provided by the proposed 

addition further minimizes any visual impacts to nearby uses.  The resulting 

development will be an improvement, visually, for the community while also 

maintaining a reasonable degree of physical, functional, and visual 

compatibility with neighboring uses and the desirable neighborhood 

characteristics.  Therefore, the proposed project is consistent with the 

surrounding area and compatible with the existing uses on the properties.   

 

6. The planning and design of buildings, building placement, and provision of 

landscaping will provide an attractive environment for the occupants of the 

property.  

 

 The project has been designed to consider building appearance, building 

placement, and other amenities in order to maintain an attractive 

environment.  The existing landscaping will continue to be maintained for the 

life of the project, keeping an attractive environment for the occupants of the 

medical office building.    

 

VARIANCE: 

 

The applicant is requesting consideration of a Variance from Section 

9.16.040.010.A.1 of Title 9 of the Municipal Code for a deviation to the maximum 

stories and maximum building height permitted in the O-P (Office Professional) 

zone, in order to facilitate the construction of the proposed third floor addition.  The 

maximum stories and maximum building height permitted in the O-P zone is two 

(2) stories or thirty-five feet (35’-0”), respectively.  The proposed addition would 

provide a third floor with a proposed building height of forty feet and eleven inches 

(40’-11”). 

 

Pursuant to State law and Garden Grove Municipal Code Section 9.32.030.D.6, in 

order to grant a property owner's request for a Variance, the Planning Commission 

must make each of the following five (5) findings: 

 

1. There are exceptional or extraordinary circumstances or conditions applicable 

to the property or to the intended use that do not apply generally to other 

property or classes of use in the same vicinity or zone. 
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 Approval of this Variance will allow the project to deviate from the maximum 

stories (two stories) and maximum building height (35 feet) of the O-P 

(Office Professional) zone, in order to facilitate the construction of the new 

third floor addition, for the purpose of providing additional medical office and 

storage space to support existing tenants of the building. With exception to 

the requested Variance, the project meets all other Municipal Code 

development standards such as, but not limited to, building setbacks, 

parking, and landscaping.  There are exceptional or extraordinary 

circumstances or conditions applicable to the property involved that do not 

apply generally to other similar properties in the immediate vicinity, within 

the same zone, or other similarly zoned properties throughout the City. 

 

 The subject property is unique in that it is the only O-P (Office Professional) 

zoned property in the area, as there are no other O-P zoned properties within 

at least a one (1) mile distance.  The surrounding properties in the immediate 

area are primarily zoned R-1 (Single-Family Residential), O-S (Open Space), 

and C-1 (Neighborhood Commercial).  The Office Professional zone is 

intended to provide for professional offices, services, and associated 

businesses, in an attractive environment compatible with residential areas.  

Commercial type zones, such as C-1, typically provide some general office 

and medical office type uses; however, the C-1 zone is primarily intended for, 

and occupied by, retail type uses (e.g., convenience shopping facilities) with 

typically limited availability of professional and medical office type uses.  

Properties zoned O-P (Office Professional) are typically dedicated to general 

and professional office type businesses (e.g., medical offices).  Additionally, 

other properties in the O-P zone, within immediate vicinity of the subject lot, 

or within other similarly zoned properties throughout the City, have existing 

similar type office buildings that exceed two (2) stories and/or thirty-five foot 

(35’-0”) building height, which include, but are not limited to, the following: 

Christ Cathedral Pastoral Center located at 13280 Chapman Ave 

(APN: 231-021-24); Christ Cathedral International Hospitality Center located 

at 13280 Chapman Ave (APN: 231-161-20); Garden Grove Regional Center 

at 12912 Brookhurst Street (APN: 089-072-68); and Garden Grove Medical 

Center located at 12601 Garden Grove Boulevard (APN: 231-561-14, 22, 24, 

and 25). The proposed additional floor area (on the third floor) is necessary 

to support the existing medical/office uses within the existing building, and to 

support the community need for additional medical service facilities, 

especially in an area where there are limited O-P (Office Professional) zoned 

properties.   

  

 Per Municipal Code requirements, the minimum building setbacks required by 

the O-P zone are fifteen feet (15’-0”) to the front (southerly) property line, 

ten feet (10’-0”) to the side (westerly and easterly) property lines, and ten 

feet (10’-0”) to the rear (northerly) property lines.  The maximum stories and 

maximum building height allowed in the O-P zone are two (2) stories and 

thirty-five feet (35’-0”), respectively. Working in concert with one another, 

the intent, in part, of the minimum building setback requirements and the 

maximum stories and maximum building height requirements, aim to ensure 
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that adequate distance and buffering are provided between office 

professional developed properties (typically improved with office buildings), 

and other surrounding uses such as residences, parks, and schools.   

 

 The existing two-story medical office building on the subject site far exceeds 

the minimum building setback requirements of the O-P zone.   

 

 The south (front) side of the existing building 

provides a one-hundred and twenty-six foot and 

four-inch (126’-4”) setback to the southerly 

property line (facing Westminster Avenue), where 

Code requires a minimum of fifteen feet (15’-0”). 

    

 The west side of the existing building provides a 

fifty-two foot and nine-inch (52’-9”) setback to the 

westerly property line (facing an existing 

multifamily residential development), where Code 

requires a minimum of ten feet (10’-0”).  

 

 The north (rear) side of the existing building 

provides a seventy-seven foot (77’-0”) setback to 

the northerly property line (facing existing 

single-family residences), where Code requires a 

minimum of ten feet (10’-0”).   

 

 The east side of the building provides a sixty-five 

foot and three-inch (65’-3”) setback to the easterly 

property line (facing Garden Grove Park), which is 

further separated by the 50-foot (50’-0”) wide 

Atlantis Way public street, where Code requires a 

minimum of ten feet (10’-0”). 

  

 The existing development is unique in physical characteristics in that the 

existing medical building is situated in the center of the property, with 

parking stalls surrounding the building.  Additionally, the building far exceeds 

the minimum building setback requirements, providing more than adequate 

distance separation and buffering to nearby sensitive uses.  Furthermore, the 

structure of the proposed third floor addition is set within the existing 

building confines by approximately twenty-six feet (26’-0”) in all directions, 

providing additional distance separation and buffering to the aforementioned 

nearby uses.  Projects involving building additions typically expand building 

footprints.  The proposed third floor addition adds new building footprint only 

on top of the existing second floor, and does not increase the existing overall 

building envelope at ground level.  The additional buffering provided by the 

proposed addition further minimizes any visual impacts to nearby uses.   

 

 The existing front façade of the medical office building, which functions as an 

architectural interest feature, has a building height of forty feet and eleven 
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inches (40’-11”) to the top of the roof and forty-one feet and six inches 

(41’-6”) to the topmost part of the roof parapet/cornice.  The proposed third 

floor addition will provide a building height that matches and aligns with the 

existing roof of the building, thereby maintaining the same forty feet and 

eleven inches (40’-11”) to the top of the roof and forty-one foot and six 

inches (41’-6”) height to the topmost part of the roof parapet/cornice.  All 

exterior features of the addition will also match the existing building to 

ensure architectural compatibility and seamless integration between the 

existing building architecture and the proposed addition. 

 

 There are exceptional or extraordinary circumstances or conditions applicable 

to the property involved that do not apply generally to other similar 

properties in the immediate vicinity, within the same zone, or other similarly 

zoned properties throughout the City, particularly relating to the limited 

presence of O-P zoned properties in the immediate vicinity, exceedingly 

larger building setbacks to property lines with a central building location and 

site plan layout, and minimized visual impacts to nearby uses.  

 

2. The Variance is necessary for the preservation and enjoyment of a 

substantial property right possessed by other property in the same vicinity 

and zone, but which is denied to the property in question.  

 

 To construct the proposed third floor addition, the Variance to deviate from 

the maximum stories and maximum building height allowed in the O-P (Office 

Professional) zone is necessary to facilitate the development and 

improvement of the property, which otherwise meets all other Municipal Code 

development standards such as, but not limited to, building setbacks, 

parking, and landscaping.  Additionally, other properties in the O-P zone, 

within immediate vicinity of the subject lot, or within other similarly zoned 

properties throughout the City, have existing similar type office buildings that 

exceed two (2) stories and/or thirty-five foot (35’-0”) building height, which 

include, but are not limited to, the following: Christ Cathedral Pastoral Center 

located at 13280 Chapman Ave (APN: 231-021-24); Christ Cathedral 

International Hospitality Center located at 13280 Chapman Ave 

(APN: 231-161-20); Garden Grove Regional Center at 12912 Brookhurst 

Street (APN: 089-072-68); and Garden Grove Medical Center located at 

12601 Garden Grove Boulevard (APN: 231-561-14, 22, 24, and 25).  

Accordingly, approval of the proposed Variance will not set a precedent and 

will allow the applicant to enjoy a substantial property right possessed by 

other property owners located in Office Professional or other similarly zoned 

properties in the City.  With exception to the requested Variance to deviate 

from the maximum stories and maximum height standard, the proposed 

project complies with all other development standards of the O-P zone. 

 

3. The Variance will not be materially detrimental to the public welfare or 

injurious to the property or improvements in such vicinity and zone in which 

the property is located. 
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 Approval of this Variance will allow the project to deviate from the maximum 

stories (two stories) and maximum building height (35 feet) of the O-P 

(Office Professional) zone, in order to facilitate the construction of the new 

third floor addition, for the purpose of providing additional medical office and 

storage space to support existing tenants of the building.   

 

 Per Municipal Code requirements, the minimum building setbacks required by 

the O-P zone are fifteen feet (15’-0”) to the front (southerly) property line, 

ten feet (10’-0”) to the side (westerly and easterly) property lines, and ten 

feet (10’-0”) to the rear (northerly) property lines.  The maximum stories and 

maximum building height allowed in the O-P zone are two (2) stories and 

thirty-five feet (35’-0”), respectively. Working in concert with one another, 

the intent, in part, of the minimum building setback requirements and the 

maximum stories and maximum building height requirements, aim to ensure 

that adequate distance and buffering are provided between office 

professional developed properties (typically improved with office buildings), 

and other surrounding uses such as residences, parks, and schools.   

 

 The existing two-story medical office building on the subject site far exceeds 

the minimum building setback requirements of the O-P zone.   

 

 The south (front) side of the existing building 

provides a one-hundred and twenty-six foot and 

four-inch (126’-4”) setback to the southerly 

property line (facing Westminster Avenue), where 

Code requires a minimum of fifteen feet (15’-0”). 

    

 The west side of the existing building provides a 

fifty-two foot and nine-inch (52’-9”) setback to the 

westerly property line (facing an existing 

multifamily residential development), where Code 

requires a minimum of ten feet (10’-0”).  

 

 The north (rear) side of the existing building 

provides a seventy-seven foot (77’-0”) setback to 

the northerly property line (facing existing 

single-family residences), where Code requires a 

minimum of ten feet (10’-0”).   

 

 The east side of the building provides a sixty-five 

foot and three-inch (65’-3”) setback to the easterly 

property line (facing Garden Grove Park), which is 

further separated by the 50-foot (50’-0”) wide 

Atlantis Way public street, where Code requires a 

minimum of ten feet (10’-0”). 

 

 The existing development is unique in physical characteristics in that the 

existing medical building is situated in the center of the property, with 
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parking stalls surrounding the building.  Additionally, the building far exceeds 

the minimum building setback requirements, providing more than adequate 

distance separation and buffering to nearby sensitive uses.  Furthermore, the 

structure of the proposed third floor addition is set within the existing 

building confines by approximately twenty-six feet (26’-0”) in all directions, 

providing additional distance separation and buffering to the aforementioned 

nearby uses.  Projects involving building additions typically expand building 

footprints.  The proposed third floor addition adds new building footprint only 

on top of the existing second floor, and does not increase the existing overall 

building envelope at ground level.  The additional buffering provided by the 

proposed addition further minimizes any visual impacts to nearby uses. 

 

 The existing front façade of the medical office building, which functions as an 

architectural interest feature, has a building height of forty feet and eleven 

inches (40’-11”) to the top of the roof and forty-one feet and six inches 

(41’-6”) to the topmost part of the roof parapet/cornice.  The proposed third 

floor addition will provide a building height that matches and aligns with the 

existing roof of the building, thereby maintaining the same forty feet and 

eleven inches (40’-11”) to the top of the roof and forty-one foot and six 

inches (41’-6”) height to the topmost part of the roof parapet/cornice.  All 

exterior features of the addition will also match the existing building to 

ensure architectural compatibility and seamless integration between the 

existing building architecture and the proposed addition. 

 

 As part of the project, a parking study was conducted by K2 Traffic 

Engineering (“K2”), a licensed traffic engineering firm, to determine the 

actual parking demand generated by the existing two-story medical office 

building, and to provide a recommendation for the adequate number of 

parking spaces to accommodate the existing parking demand and the 

additional parking demand of the proposed third floor addition.   

 

 K2 conducted a parking survey of the project site (9191 Westminster Ave), 

the parking areas of the adjoining Garden Grove Park, and the available 

public parking spaces on Atlantis Way.  By adding the observed peak parking 

demand of the subject site with the existing two-story medical office building, 

of 133 parking spaces, to the Code-required parking requirement for the third 

floor addition area, of 42 parking spaces, K2 determined that the adequate 

number of parking spaces to accommodate both the existing and proposed 

building area would be 175 parking spaces.  The subject site provides a total 

of 142 on-site parking spaces, in addition to the 33 available parking spaces 

in the Garden Grove Park, via the existing parking license agreement with the 

City of Garden Grove.  Therefore, the project would comply with the number 

of required parking spaces, as determined by the Municipal Code, in concert 

with the peak parking demand, of the existing two-story medical office 

building, observed in the parking study prepared by K2 Traffic Engineering.   

 

 The traffic engineering consultant for the project, K2, prepared a memo, 

dated August 6, 2024, and conducted an updated review of the 2018 parking 
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study and trip generation analysis and concluded that the prior study’s 

findings, which concluded the project would provide adequate parking as 

described above, remain valid given that there are no changes to project 

conditions, Municipal Code parking requirements, and trip generation.   Staff, 

along with the City Traffic Engineer, have reviewed the original K2 parking 

study (dated February 22, 2018), including the recent memo (dated August 

6, 2024), and concurred with the findings. 

 

 The project will be required to comply with all applicable building and life 

safety codes and regulations to ensure that there is not an adverse impact on 

public health, safety, or welfare.  Furthermore, the proposal has been 

reviewed by all City departments in order to ensure compliance with all 

applicable code provisions.  Provided the project complies with the Conditions 

of Approval, the approval of the Variance will not be materially detrimental to 

the public welfare or injurious to the property or improvements in such zone 

or neighborhood in which the property is located   

 

4. The granting of the Variance will not adversely affect the General Plan. 

 

 Approval of this Variance will allow the project to deviate from the maximum 

stories (two stories) and maximum building height (35 feet) of the O-P zone, 

in order to facilitate the construction of the proposed third floor addition, for 

the purpose of providing additional medical office and storage space to 

support existing tenants of the building.  The proposed Variance will not 

cause an adverse effect on the City’s General Plan since the Municipal Code is 

a tool used to implement the goals of the General Plan.  The proposed project 

furthers the desired character and use of the Office Professional General Plan 

Land Use Designation, which calls for development within the Office 

Professional designation to be of modern and attractive office buildings. The 

project achieves this by maintaining the modern and attractive architecture 

of the building.  The new addition area will be architecturally compatible with 

the existing building.  It should be noted, the General Plan does not provide 

building height limitations – ensuring that the requested Variance (a 

deviation to the maximum number of stories and maximum building height) 

does not conflict with or adversely affect the General Plan.  Additionally, the 

proposed project meets the spirit and intent of the General Plan and furthers 

the following goals, policies, and implementation programs:  

 

 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 proposed project has been 

designed to ensure and maintain compatibility to the existing nearby 

sensitive uses (residences, park) and provides and maintains sufficient 

buffering (building setbacks).  
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 Policy LU-2.4: Assure that the type and intensity of land use are consistent 

with those of the immediate neighborhood.  The Office Professional (OP) 

General Plan Land Use Designation is intended to provide for a variety of 

professional office and support commercial uses that serve the local 

community. The use and operational characteristics of the existing building, 

including the proposed third floor addition areas, will continue to consist of 

medical/office uses, which are permitted by and meet the intent of the Office 

Professional zone and General Plan Land Use Designation.  

 

 Policy LU-4.5: Require that commercial and industrial developments 

adjoining residential uses be adequately screened and buffered from 

residential areas.  The proposed project has been designed to ensure and 

maintain compatibility to the existing nearby sensitive uses (residences, 

park) and provides and maintains sufficient buffering (building setbacks).  Per 

Municipal Code requirements, the minimum building setbacks required by the 

O-P zone are fifteen feet (15’-0”) to the front (southerly) property line, ten 

feet (10’-0”) to the side (westerly and easterly) property lines, and ten feet 

(10’-0”) to the rear (northerly) property lines.  The maximum stories and 

maximum building height allowed in the O-P zone are two (2) stories and 

thirty-five feet (35’-0”), respectively. Working in concert with one another, 

the intent, in part, of the minimum building setback requirements and the 

maximum stories and maximum building height requirements, aim to ensure 

that adequate distance and buffering are provided between office 

professional developed properties (typically improved with office buildings), 

and other surrounding uses such as residences, parks, and schools.   

 

 The existing two-story medical office building on the subject site far exceeds 

the minimum building setback requirements of the O-P zone.   

 

 The south (front) side of the existing building 

provides a one-hundred and twenty-six foot and 

four-inch (126’-4”) setback to the southerly 

property line (facing Westminster Avenue), where 

Code requires a minimum of fifteen feet (15’-0”). 

    

 The west side of the existing building provides a 

fifty-two foot and nine-inch (52’-9”) setback to the 

westerly property line (facing an existing 

multifamily residential development), where Code 

requires a minimum of ten feet (10’-0”).  

 

 The north (rear) side of the existing building 

provides a seventy-seven foot (77’-0”) setback to 

the northerly property line (facing existing 

single-family residences), where Code requires a 

minimum of ten feet (10’-0”).   
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 The east side of the building provides a sixty-five 

foot and three-inch (65’-3”) setback to the easterly 

property line (facing Garden Grove Park), which is 

further separated by the 50-foot (50’-0”) wide 

Atlantis Way public street, where Code requires a 

minimum of ten feet (10’-0”). 

  

 The existing medical building is situated in the center of the property, with 

parking stalls surrounding the building.  The building far exceeds the 

minimum building setback requirements, providing more than adequate 

distance separation and buffering to nearby sensitive uses.  Furthermore, the 

structure of the proposed third floor addition is set within the existing 

building confines by approximately twenty-six feet (26’-0”) in all directions, 

providing additional distance separation and buffering to the aforementioned 

nearby uses.  Projects involving building additions typically expand building 

footprints.  The proposed third floor addition adds new building footprint only 

on top of the existing second floor, and does not increase the existing overall 

building envelope at ground level.  The additional buffering provided by the 

proposed addition further minimizes any visual impacts to nearby uses. 

 

 Goal LU-5: Economically viable, vital, and attractive commercial centers 

throughout the City that serve the needs of the community.  The proposed 

project will maintain an attractive architectural appearance and continue to 

contribute as an economically viable, vital, and attractive commercial center 

serving the needs of the local community through its medical facilities.  

 

 LU-IMP-6C: Encourage façade renovation, enhanced parking area 

landscaping, improved lighting, development of pad buildings, and the use of 

pedestrian amenities, such as fountains, plazas, promenades, seating, and 

like features.  The proposed project will renovate its façade and architecture 

through the new third floor addition, which will also provide additional 

medical office and storage space to support existing tenants of the building. 

The existing front façade of the medical office building, which functions as an 

architectural interest feature, has a building height of forty feet and eleven 

inches (40’-11”) to the top of the roof and forty-one feet and six inches 

(41’-6”) to the topmost part of the roof parapet/cornice.  The proposed third 

floor addition will provide a building height that matches and aligns with the 

existing roof of the building, thereby maintaining the same forty feet and 

eleven inches (40’-11”) to the top of the roof and forty-one foot and six 

inches (41’-6”) height to the topmost part of the roof parapet/cornice.  All 

exterior features of the addition will also match the existing building. These 

matching features include a variety of wall colors and materials, windows 

with window trims, window mullions, roof parapets, and cornices.  This 

ensures architectural compatibility and seamless integration between the 

existing building architecture and the proposed addition. 

 

 The proposed project will be consistent with the spirit and intent of the 

General Plan furthering its goals, policies, and implementation programs, 
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while also helping meet the community’s need for additional medical services 

and expanded facilities.  The granting of the requested Variance will not 

adversely affect the City’s General Plan. 

 

5. Approval of the Variance is subject to such conditions as will assure that it 

does not constitute a grant of special privileges inconsistent with the 

limitations upon other properties in the vicinity and zone in which the subject 

property is situated. 

 

 Provided the Conditions of Approval are adhered to for the life of the project, 

approval of the subject Variance will not grant a special privilege that is 

inconsistent with the limitations upon other properties located within the 

vicinity or zone in which the subject property is situated.  Additionally, other 

properties in the O-P zone, within immediate vicinity of the subject lot, or 

within other similarly zoned properties throughout the City, have existing 

similar type office buildings that exceed two (2) stories and/or thirty-five foot 

(35’-0”) building height, which include, but are not limited to, the following: 

Christ Cathedral Pastoral Center located at 13280 Chapman Ave 

(APN: 231-021-24); Christ Cathedral International Hospitality Center located 

at 13280 Chapman Ave (APN: 231-161-20); Garden Grove Regional Center 

at 12912 Brookhurst Street (APN: 089-072-68); and Garden Grove Medical 

Center located at 12601 Garden Grove Boulevard (APN: 231-561-14, 22, 24, 

and 25).  With exception to the requested Variance to deviate from the 

maximum stories and maximum building height standard, the proposed 

project complies with all other development standards of the O-P zone.  

Accordingly, approval of the proposed Variance will not set a precedent and 

will allow the applicant to enjoy a substantial property right possessed by 

other property owners located in the Office Professional or other similarly 

zoned properties throughout the City.  In addition, Condition of Approval 

No. 4 states, “The rights granted the applicant pursuant to Variance 

No. V-023-2019 (REINSTATEMENT) shall continue in effect for only so long as 

the improvements authorized and contemplated by Site Plan 

No. SP-070-2019 (REINSTATEMENT), and these Conditions of Approval (as 

they may be amended from time to time) continue to exist on the Site.  In 

the event the improvements authorized and contemplated by Site Plan 

No. SP-070-2019 (REINSTATEMENT) are not constructed within two (2) 

years of approval (or the length of any extension approved by the City) or 

are demolished and not re-established within one (1) year of demolition, 

Variance No. V-023-2019 (REINSTATEMENT) shall cease to be effective or 

grant the applicant any rights to construct other improvements inconsistent 

with the then-currently applicable development standards.”  Therefore, 

granting of the Variance will not give the property owner a special privilege 

inconsistent with the limitations upon other properties in the vicinity and zone 

in which the subject property is situated. 

 

INCORPORATION OF FACTS AND FINDINGS SET FORTH IN THE STAFF REPORT 
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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 Variance possess 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 following Conditions of 

Approval, attached as “Exhibit A,” shall apply to Site Plan No. SP-070-2019 

(REINSTATEMENT) and Variance No. V-023-2019 (REINSTATEMENT). 



 

EXHIBIT “A” 
 

Site Plan No. SP-070-2019 (REINSTATEMENT) 
Variance No. V-023-2019 (REINSTATEMENT) 

 
9191 Westminster 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. Site Plan No. SP-070-2019 (REINSTATEMENT) and Variance No. V-023-2019 

(REINSTATEMENT) only authorizes approval to construct a 7,140 square-foot 
third floor addition to an existing two-story approximately 29,000 
square-foot medical office building, as depicted on the plans submitted by 

the applicant and made a part of the record of the August 15, 2024, Planning 
Commission proceedings.  Approval of this Site Plan and Variance shall not 

be construed to mean any waiver of applicable and appropriate zoning and 
other regulations; and wherein not otherwise specified, all requirements of 

the City of Garden Grove Municipal Code shall apply.    
 

4. The rights granted the applicant pursuant to Variance No. V-023-2019 
(REINSTATEMENT) shall continue in effect for only so long as the 

improvements authorized and contemplated by Site Plan No. SP-070-2019 
(REINSTATEMENT), and these Conditions of Approval (as they may be 

amended from time to time) continue to exist on the Site.  In the event the 
improvements authorized and contemplated by Site Plan No. SP-070-2019 
(REINSTATEMENT) are not constructed within two (2) years of approval (or 

the length of any extension approved by the City) or are demolished and not 
re-established within one (1) year of demolition, Variance No. V-023-2019 

(REINSTATEMENT) shall cease to be effective or grant the applicant any 
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rights to construct other improvements inconsistent with the then-currently 

applicable development standards. 
 
5. Minor modifications to the approved Site 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 

project and/or these Conditions of Approval that would result in the 
intensification of the project, or create impacts that have not been previously 
addressed and which are determined by the Community Development 

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

except where specified in the individual condition. 
 

7. All applicable Conditions of Approval approved under Site Plan No. SP-320-03 
and Variance No. V-102-03 shall continue to be in full force and effect.  Any 

new conditions of approval contained herein and introduced by the approval 
of Site Plan No. SP-070-2019 (REINSTATEMENT) and Variance 
No. V-023-2019 (REINSTATEMENT), shall also be in effect.   

 
Building and Safety Division 
 

8. The applicant shall coordinate with the Building and Safety Division to 
reinstate Plan Check No. PC2020-202, and provide an updated project 
valuation based on current up-to-date construction materials and labor costs. 

Newly submitted plans shall address all previous comments issued by the 
City under Plan Check No. PC2020-202, including any additional comments 

provided through any subsequent plan check review. All plans shall comply 
with the California Building Standards Codes that were applicable and in 
effect at the time of submittal of Plan Check No. PC2020-202. Submittals for 

building permit(s) shall be submitted electronically. 
 

Public Works Engineering Division 
 

9. The applicant shall be subject to Traffic Mitigation Fees (Garden Grove City 

Council Resolution 9401-16), 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. 

   

Public Works Water Services Division 
 

10. If needed, 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, 
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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. 

 

11. Water meters shall be located within the City right-of-way.  Fire services and 
large water services three inches (0’-3”) and larger, shall be installed by 

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

12. A Reduced Pressure Principle Device (RPPD) backflow prevention device shall 

be installed for meter protection.  The landscape system shall also have RPPD 
device.  Any carbonation dispensing equipment shall have a RPPD device.  

Installation shall be per City Standards and shall be tested by a certified 
backflow device tester immediately after installation.  Cross-connection 
inspector shall be notified for inspection after the installation is completed.  

Owner shall have RPPD device tested once a year thereafter by a certified 
backflow device tester and the test results to be submitted to Public Works, 

Water Services Division.  Property owner must open a water account upon 
installation of RPPD device. 

 

13. Any new or existing water valve located within new concrete driveway or 
sidewalk construction shall be reconstructed per City Standard Plan B-753. 

 
14. City shall determine if existing water services(s) is/are usable and meets 

current City Standards.  Any existing meter and service located within new 
driveway(s) shall be relocated at owner’s expense. 
 

15. All fire service connections shall have above-ground backflow device with a 
double-check valve assembly per City Standard Plan B-773.  Device shall be 

tested immediately after installation and once a year thereafter by a certified 
backflow device tester and the results to be submitted to Public Works, Water 
Services Division.  Device shall be on private property and is the 

responsibility of the property owner.  The above-ground assembly shall be 
screened from public view as required by the Planning Division.  

 
16. No permanent structures, trees or deep-rooted plants shall be placed over 

sewer main or water main. 

 
17. Location and number of fire hydrants shall be as required by Water Services 

Division and the Orange County Fire Authority (OCFA). 
 
18. If needed, owner shall install new sewer lateral with clean out at right-of-way 

line.  Lateral in public right-of-way shall be six inches (0’-6”) minimum 
diameter, extra strength VCP with wedgelock joints. Only one (1) sewer 

connection per lot is allowed. 
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19. Contractor shall abandon any existing unused sewer lateral(s) at street 

right-of-way on the property owner’s side. The sewer pipe shall be capped 
with an expansion sewer plug and encased in concrete. 

 

20. All perpendicular crossings of the sewer, including laterals, shall maintain a 
vertical separation of minimum twelve inches (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. 

 

Orange County Fire Authority (OCFA) 
 

21. The applicant shall comply with all applicable Orange County Fire Authority 
(OCFA) requirements. The applicant shall submit the plan(s) listed below to 
the Orange County Fire Authority (OCFA). Approval shall be obtained on each 

plan prior to the event specified.  
 

a. Prior to OCFA clearance of a final map or issuance of a precise grading 
permit or a building permit, the applicant shall submit a Fire Master 

Plan (Service Code PR145).  
 

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

architectural plans (Service Codes PR200-PR285) and a completed 
“Plan Submittal Criteria Form”, as required by the OCFA.  

 

c. Prior to issuance of a building permit, the applicant shall submit plans 
for underground piping for private hydrants and fire sprinkler systems 
(Service Codes PR470-PR475).  

 

d. Prior to concealing interior construction, the applicant shall submit 
plans for the fire alarm system (Service Codes PR500-PR520) and the 

fire sprinkler system (Service Codes PR430-PR455).  
 

e. Prior to issuance of temporary or final certificate of occupancy, all 
OCFA inspections shall be completed to the satisfaction of the OCFA 

inspector and be in substantial compliance with codes and standards 
applicable to the project and commensurate with the type of 

occupancy (temporary or final) requested. Inspections shall be 
scheduled at least five (5) days in advance by contacting OCFA 
Inspection Scheduling.  

 
Community Development Department  

 
22. 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 or floor plan without the approval of the Community 
Development Department, Planning Division. Any additional changes in the 
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approved floor plan, which have the effect of expanding or intensifying the 

present use, shall require obtaining the proper entitlement(s). 
 

a. The third floor areas, which are intended to be used for additional 

medical office areas and storage space (i.e., storage for medical 
records), shall only be available to support, and be occupied/used by, 

existing tenants of the building that currently occupy space(s) and 
operate within first and/or second floors areas.  At no time shall any 
portion of the third floor office spaces be leased out to new or separate 

tenants.  Should the City receive a proposal to change the use(s) of a 
tenant space(s), including any areas on the third floor, the applicant 

shall demonstrate compliance with all Municipal Code requirements, 
including, but not limited to, parking standards, any applicable 
requirements set forth in the California Building Code, and/or other 

related local, state, or federal requirements.  Additionally, the 
applicant may be required to submit to the City for review and 

approval an updated parking study, prepared by a licensed traffic 
engineer, as determined by the Traffic Engineering Division.  

 
b. If, at any time, the subject site cannot accommodate the parking 

demand generated by the uses on the site, which causes a nuisance, 

hindrance, and/or problem with either on-site and off-site parking and 
circulation, the applicant shall devise and implement a plan, prepared 

by a licensed traffic engineer and approved by the City, to relieve the 
situation.  Upon written request by the City, the applicant shall to 
submit said plan to manage the parking issues for review and approval 

by the Community Development Department. The plan may include, 
but is not be limited to: reducing the hours of operation, instituting an 

off-site parking arrangement; having on-site parking control 
personnel; and/or other actions that may be deemed applicable to the 
situation.  If the Community Development Department Director deems 

such action is necessary to address parking and circulation problems, 
such action must be implemented within 30 days of written notice.  

Failure to take appropriate action will be deemed a violation of the 
Conditions of Approval and may result in the City restricting the overall 
use of the subject site. 

 
23. The applicant shall implement a carpool incentive program, “Employee 

Carpool Program”, eligible for employees who rideshare with at least two (2) 
occupants in a vehicle, and for at least eighty percent (80%) of a given work 
week, while providing incentives to participants of the program.  

 
24. The applicant shall provide free non-ambulatory transportation services to 

patients of the medical office facility.  
 
25. Exterior advertisements displays or exterior wall advertisements shall not be 

allowed.  
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26. Permitted hours and days of construction and grading shall be as follows, and 
all work shall be comply with the noise regulations set forth in Chapter 8.47 
of the City of Garden Grove Municipal Code:  
 

a. Monday through Friday – not before 7:00 a.m. and not after 5:00 p.m. 
 

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. 

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

includes dust minimization measures, the use of electricity from power poles 

rather than diesel or gasoline powered generators, and the use methanol, 
natural gas, propane or butane vehicles instead of gasoline or diesel powered 

equipment, where feasible.  Also, use of solar, low emission water heaters, 
and low sodium parking lot lights, shall be required to ensure compliance 
with Title 24. 

 
28. The applicant shall comply with the adopted City Noise Ordinance.   

 
29. The building plans, including grading and development plans and all 

construction activity shall comply with the current editions of the California 
Building Regulations as found in the California Code of Regulations (CCR), 
Title 24, Parts 2 through 12 as adopted by the City of Garden Grove. 

 
30. As part of the finalized working drawings for the Planning Division, Engineering 

Division, and Building and Safety Division, the developer shall submit a 
detailed and dimensioned plot plan, floor plans, exterior elevations, and 
landscape plans that reflect the above conditions of approval.  The plans shall 

indicate landscape materials, wall materials and building materials proposed 
for the project.   
 

31. All graffiti vandalism shall be abated within the premises. Best management 
practices shall be implemented 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, an necessary.  
Graffiti shall be removed/eliminated as soon as reasonably possible after it is 
discovered, but not later than 72 hours after discovery. 

 
32. All lighting structures shall be placed so as to confine direct rays to the 

subject property.  All exterior lights shall be reviewed and approved by the 
Planning Services Division.  Lighting adjacent to residential properties shall 
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be restricted to low decorative type wall-mounted lights, or a ground lighting 

system.  Lighting shall be provided throughout all private drive aisles and 
entrances to the development per City standards for street 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.   

 
33. 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 
submitting plans into the Building and Safety Division Plan Check process. 

The project shall also be subject to the following: 
 

a. Above-ground utility equipment (e.g. electrical, gas, telephone, cable 

TV) shall not be located in the street setback, within the common 
areas, or any parking areas, and such equipment shall be screened by 

densely planted and maintained landscaped hedges or a fence or wall. 
Ground-mounted equipment shall not exceed the maximum allowable 

height for a wall, fence, or hedge.  
 

b. Roof-mounted mechanical equipment shall be screened by parapet 

walls, rooftop architectural features such as a tower equal to the 
height of the equipment, or low walls surrounding the equipment and 

shall be painted to match the color of the building materials.  
 

c. 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 architecture lines of the 
building. 

 

34. Any and all correction notice(s) generated through the plan check and/or 
inspection process is/are hereby incorporated by reference as conditions of 

approval and shall be fully complied with by the owner, applicant and all 
agents thereof. 

 

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

36. The site improvements and subsequent operation of the site/business(es) 
shall adhere to the following: 
 

a. There shall be no business activities, or storage permitted outside of 
the building. All business related equipment and material shall be kept 

inside the building except for loading or unloading purposes. 
 

b. Property owners, tenants, employees, and business operators shall not 

store vehicles anywhere on the site. 
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c. All drive aisles on the site are considered to be fire lanes and shall 
remain clear and free of any materials, and/or vehicles. 

 

37. The applicant shall work with the Planning Division to ensure that the 
proposed building addition colors, exterior finishes, and materials are 

architecturally compatible and match the existing building.  The applicant 
shall submit the actual chip samples of the proposed paint colors to the 
Planning Division for review and approval. 

 
38. The existing parking license agreement between the applicant/licensee, 

Dr. Michael Dao and the licensor, City of Garden Grove, which was originally 
executed on February 24, 2004, shall continue to be in full force and effect, 
per the terms outlined in the license agreement.   

 
39. A copy of the resolution approving Site Plan No. SP-070-2019 

(REINSTATEMENT) and Variance No. V-023-2019 (REINSTATEMENT), 
including these Conditions of Approval, shall be kept on the premises at all 

times. 
  

40. The applicant shall submit a signed letter acknowledging receipt of the 

decision approving Site Plan No. SP-070-2019 (REINSTATEMENT) and 
Variance No. V-023-2019 (REINSTATEMENT), and his/her agreement with all 

conditions of the approval. 
 
41. 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-070-2019 (REINSTATEMENT) and Variance 
No. V-023-2019 (REINSTATEMENT). 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. 
 

42. 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. 
 

43. 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-070-2019 
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(REINSTATEMENT) and Variance No. V-023-2019 (REINSTATEMENT) 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-070-2019 (REINSTATEMENT) and Variance 
No. V-023-2019 (REINSTATEMENT) shall expire if the building permits for the 
project expire. 

 



 

 
K2 Traffic Engineering, Inc. 

1442 Irvine Blvd, Suite 210, Tustin, CA 92780   T.714-832-2116   Email: khsu@k2traffic.com 

 
February 22, 2018 
 
Michael Dao, MD 
c/o. Dong Nguyen 
9191 Westminster Ave 
Garden Grove, CA 92844 
 
Re:  Parking and Trip Generation Review 
 Medical Building at 9191 Westminster Ave, Garden Grove 
 
 
Dear Dr. Dao, 
 
Per your request, we have conducted a parking study for the subject building. This 

letter presents our methodology, finding, and recommendation in regards to the 

sufficiency of parking. 

PROJECT INFORMATION 

The subject medical building known as AMD Medical Plaza is situated at 9191 

Westminster Ave in the City of Garden Grove. The existing 3-story building of 

29,736 sq. ft. gross floor area (GFA) is approved for medical office use.  The 

project plans to construct a 7,140 square feet third floor addition intended for 

private use by existing tenants and staff.  

The subject site is situated at the northwest corner of Westminster Avenue and 

Atlantis Way in the City of Garden Grove. The medical office building is fully 

occupied with no vacant unit at the time of this study. The medical office are open 

weekdays 8 am to 6 pm, Saturdays 9 am to 1 pm, and by appointment only on 

Sundays. The site provides 142 parking spaces, as shown in Exhibit 1. 

There is an existing license agreement with the City of Garden Grove to use up to 

33 parking spaces at Garden Grove Park for employee parking. Garden Grove Park 

is within walking distances and well under-utilized on weekdays especially during 

daytime.  

  

ATTACHMENT 4 - K2 Traffic Engineering Parking Study dated February 22, 2018
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PARKING SURVEY 
The study has conducted a field survey to observe parking usages in project's 

vicinity, including the project site (142 spaces) city-owned Garden Grove Park (246 

spaces), and Atlantis Way adjacent to Garden Grove Park (street parking with no 

marking, estimated 48 stalls). Parked vehicles were counted every 30 minutes 

during business hours on two typical weekdays and a Saturday in March 2016. The 

survey map of the parks are shown in Exhibit 2 and complete survey data can be 

found in Appendix A.  

Our observation found that peak parking at the project site occurred at 11:00 am on 

Tuesday when 133 parking spaces were used and 9 spaces were available. At this 

peak hour, only 16 parking spaces at Garden Grove Park were used and 43 vehicles 

are parked along Atlantis Way. Only a small portion of parking was used in Garden 

Grove Park and on Atlantis Way and 231 parking spaces were still available. Those 

parking includes the subject building as well as nearby residents and park goers. 

Parking usages at the project site are illustrated in Exhibit 3. Parking usages on 

Tuesday at Garden Grove Park and Atlantis Way are illustrated in Exhibit 4. 

On Saturday, the project site is generally under-parked. The peak parking in the 

weekend was 108 spaces used at the project site at 10:30 am on Saturday.  

PARKING CALCULATION 

Zoning Codes of the City of Garden Grove require one parking space per 170 square 

feet of medical office use. For the proposed addition of 7,140 square feet GFA, 42 

additional parking spaces are required.  

Table 1. Parking Calculation 

Parking Demand Parking Capacity 

Existing Demand (Maximum) 133 On-Site Parking 142 

Proposed Addition 42 
Garden Grove Park  

(per existing agreement) 33 

Total Demand 175 Total Capacity 175 
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Based on actual parking usages, a total of 175 parking spaces is needed, including 

133 spaces for existing medical office uses and 42 spaces for the proposed addition. 

With 142 parking spaces provided on-site and 33 parking spaces provided at Garden 

Grove Park, a total of 175 parking spaces are sufficiently provided. 

PARKING DEMAND REDUCTION 

A number of programs are provided for the subject building as efforts to reduce 

parking demand. These programs have helped lowering parking demands and are 

expected to be continued and/or expanded. These programs include free patient 

transportation for AMD Medical Plaza and Excellent Therapy, prescription delivery 

by Procare Pharmacy, and employee carpools. A statement in regards to parking 

reduction is provided by the owner and shown as Exhibit 5. 

TRIP GENERATION 

The proposed addition is intended for private use by the existing tenants and staff.  

Such addition for private uses is not expected to generate new trips, and, therefore, 

would not result in any significant traffic impact to nearby streets and intersections. 

 
Regards, 
 
K2 Traffic Engineering, Inc.  
 
 
Jende “Kay” Hsu, T.E. 
California Licensed TR2285 
 



EXHIBIT 1. SITE PLAN



Exhibit 2 Parking at Nearby ParksExhibit 2. Parking at Nearby Parks

Not to Scale

K2 Traffic Engineering, Inc.



Parking Survey Map
Not to Scale

K2 Traffic Engineering, Inc.
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Appendix A. Parking Survey Date

P6191 - Garden Grove Medical Building Parking Study Day

9191 Westminster Ave, Garden Grove By

Area A1 A2 A3 A4

Capacity 58 16 36 31 141 242 48

8:00 AM 34 5 10 4 53 11 13 24

8:30 AM 49 4 13 7 73 23 16 39

9:00 AM 54 6 18 9 87 27 32 59

9:30 AM 49 13 27 13 102 25 38 63

10:00 AM 58 16 34 17 125 20 41 61

10:30 AM 57 16 34 22 129 17 43 60

11:00 AM 56 15 36 26 133 * 16 43 59

11:30 AM 55 15 33 21 124 19 40 59

12:00 PM 57 15 31 18 121 18 42 60

12:30 PM 48 15 28 24 115 18 40 58

1:00 PM 45 15 25 10 95 14 34 48

1:30 PM 41 9 26 11 87 15 30 45

2:00 PM 42 10 9 13 74 22 36 58

2:30 PM 42 11 27 14 94 24 38 62

3:00 PM 42 10 27 13 92 24 33 57

3:30 PM 44 11 32 15 102 21 34 55

4:00 PM 48 13 27 17 105 19 35 54

4:30 PM 49 14 35 15 113 30 33 63

5:00 PM 40 13 24 16 93 27 31 58

5:30 PM 29 12 15 13 69 35 30 65

6:00 PM 20 9 13 13 55 54 26 80 **

Peak Usage 58 16 36 26 133 54 43 80

Space Available 

at Peak Usage 0 0 0 5 8 188 5 210

* Peak parking occurred at 11:00 am when 133 spaces were used.

290

9191 Westminster Ave, Garden Grove
Garden 

Grove Park
Atlantis 

Way

3/22/2016

Tuesday

Chris L.

TotalTotal



Appendix A. Parking Survey Date

P6191 - Garden Grove Medical Building Parking Study Day

9191 Westminster Ave, Garden Grove By

Area A1 A2 A3 A4

Capacity 58 16 36 31 141 242 48

8:00 AM 22 1 8 2 33 15 14 29

8:30 AM 29 5 8 1 43 20 23 43

9:00 AM 39 6 16 4 65 25 45 70

9:30 AM 41 11 22 8 82 30 44 74

10:00 AM 43 12 32 10 97 21 45 66

10:30 AM 54 13 32 8 107 * 20 44 64

11:00 AM 51 15 35 6 107 * 20 44 64

11:30 AM 50 14 32 6 102 25 43 68

12:00 PM 45 12 30 8 95 26 42 68

12:30 PM 34 13 26 6 79 23 43 66

1:00 PM 40 12 26 6 84 19 35 54

1:30 PM 43 10 27 5 85 17 37 54

2:00 PM 38 10 26 6 80 16 40 56

2:30 PM 40 8 31 7 86 21 41 62

3:00 PM 42 14 28 6 90 42 40 82 **

3:30 PM 43 14 26 9 92 13 38 51

4:00 PM 44 13 26 9 92 12 39 51

4:30 PM 37 11 28 8 84 13 37 50

5:00 PM 30 12 25 8 75 16 33 49

5:30 PM 21 11 28 8 68 48 28 76

6:00 PM 13 2 14 9 38 62 17 79

Peak Usage 54 15 35 10 107 62 45 82

Space Available at 

Peak Usage 4 1 1 21 34 180 3 208

* Peak parking occurred at 10:30 and 11:00 am when 107 spaces were used.

** Peak parking occurred at 3:00 pm when 82 spaces were used.

3/24/2016

Thursday

Chris L.

Total
9191 Westminster Ave, Garden Grove Garden 

Grove Park
Atlantis 

Way Total

290



Appendix A. Parking Survey Date

P6191 - Garden Grove Medical Building Parking Study Day

9191 Westminster Ave, Garden Grove By

Area A1 A2 A3 A4

Capacity 58 16 36 31 141 242 48

8:00 AM 0 0 0 0 0 0 0 0

8:30 AM 0 0 0 0 0 0 0 0

9:00 AM 43 12 7 3 65 18 10 28

9:30 AM 49 14 11 11 85 38 10 48

10:00 AM 50 13 11 12 86 54 11 65

10:30 AM 54 15 27 12 108 * 74 13 87

11:00 AM 50 14 13 14 91 96 12 108

11:30 AM 49 13 12 12 86 106 13 119

12:00 PM 28 11 12 13 64 113 15 128

12:30 PM 31 8 10 12 61 118 15 133 **

1:00 PM 30 4 8 11 53 106 12 118

1:30 PM 0 0 0 0 0 0 0 0

2:00 PM 0 0 0 0 0 0 0 0

2:30 PM 0 0 0 0 0 0 0 0

3:00 PM 0 0 0 0 0 0 0 0

3:30 PM 0 0 0 0 0 0 0 0

4:00 PM 0 0 0 0 0 0 0 0

4:30 PM 0 0 0 0 0 0 0 0

5:00 PM 0 0 0 0 0 0 0 0

5:30 PM 0 0 0 0 0 0 0 0

6:00 PM 0 0 0 0 0 0 0 0

Peak Usage 54 15 27 14 108 118 15 133

Space Available at 

Peak Usage 4 1 9 17 33 124 33 157

* Peak parking occurred at 10:30 am when 108 spaces were used.

** Peak parking occurred at 12:30 pm when 133 spaces were used.

290

Total
9191 Westminster Ave, Garden Grove

3/26/2016

Saturday

Chris L.

Garden 
Grove Park

Atlantis 
Way Total



 

 
K2 Traffic Engineering, Inc. 

1442 Irvine Blvd, Suite 210, Tustin, CA 92780   T.714-832-2116   Email: khsu@k2traffic.com 

 
August 6, 2024 
 
Michael Dao, MD 
c/o. Paul Kim 
9191 Westminster Ave 
Garden Grove, CA 92844 
 
Re:  Parking and Trip Generation Update 
 Medical Building at 9191 Westminster Ave, Garden Grove 

 
 
Dear Paul, 
 
Per your request, we have conducted an updated review of the trip generation and 

parking study. This letter presents our findings and recommendations. 

PROJECT INFORMATION 

AMD Medical Plaza at 9191 Westminster Ave in the City of Garden Grove consists 

of an existing 3-story building of 29,736 sq. ft. gross floor area (GFA) approved for 

medical office uses. The project plans to construct an addition of 7,140 square feet 

on the third floor to provide supplemental spaces exclusively for existing tenants.  

The parking review letter dated February 22, 2018 prepared by K2 Traffic 

Engineering, Inc. has documented project background and demonstrated that 

parking is sufficiently provided. The project has eventually received city’s approval 

for conditional use permit in year 2019. As of August 2024, the project is required 

to provide an updated review for parking and trip generation. 

The development scope has remained identical as originally proposed, as shown in 

Exhibit 1. Medical office hours remain to be weekdays 8 am to 6 pm, Saturdays 9 

am to 1 pm, and by appointment only on Sundays.  

  

ATTACHMENT 5 - K2 Traffic Engineering Memo dated August 6, 2024
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PARKING CALCULATION 

As these project conditions remain unchanged, as well as the City’s parking 

requirements, the study summary remains valid that projected parking demand is 

175 spaces, including 133 spaces for existing medical office uses and 42 spaces for 

the proposed addition. The site provides a total of 175 parking spaces, including 142 

on-site parking spaces and 33 off-site parking spaces at Garden Grove Park through 

an agreement with the City of Garden Grove.  

PARKING SUMMARY 

The parking demand of the subject development is sufficiently provided. However, 

AMD Medical Plaza shall be required to continue providing various programs to 

help lowering parking demands according to the original study. These programs 

include free patient transportation, prescription delivery, and employee carpools.  

TRIP GENERATION 

Passenger vehicle trips were estimated using the rates and methodologies outlined in 

“Trip Generation, 11th Edition”, published by the Institute of Transportation 

Engineers (ITE). The applicable trip generation rates are shown in Table 1.  

Table 1. Trip Generation Rate (ITE) 

  
Land Use 

  

Unit      
  
Daily 

AM Peak Hour PM Peak Hour 

Total In Out Total In Out 

Medical-Dental Office 
Building (720) 

1000 Sq. 
Ft. GFA  36.0 3.10 79% 21% 3.93 30% 70% 

 

For the addition of 7,140 square feet medical offices, the project is expected to 

generate 22 trips in the AM peak hour, 28 trips in the PM peak hour and 257 daily 

trips. The projected trips associated with the project are provided in Table 2. 
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Table 2. Project Trip Generation 

Land Use Quantity 

AM Peak Hour PM Peak Hour 

Daily Total In Out Total In Out 
Proposed: 
Medical-Dental Office 
Building (720) 

7,140  
Sq. Ft.  22 17 5 28 8 20 257 

 

The project generates less than 50 trips in the AM and PM peak hours. Project trip 

generation can be expected to have less than significant impact to local traffic. 

 

 
Regards, 
 
K2 Traffic Engineering, Inc.  
 
 
Jende “Kay” Hsu, T.E. 
California Licensed TR2285 
 



EXHIBIT 1. SITE PLAN



 

COMMUNITY DEVELOPMENT DEPARTMENT 
PLANNING STAFF REPORT 

 

AGENDA ITEM NO.:  

                                  C.2. 

 

SITE LOCATION: North side of 
Orangewood Avenue, between Mac 

Street and Magnolia Street, at 8791-
8811 Orangewood Avenue 

HEARING DATE: August 15, 2024 GENERAL PLAN: Low Density 
Residential (LDR) 

CASE NOS.:  Site Plan No. 

SP-141-2024, Lot Line Adjustment No. 
LLA-031-2024, and Conditional Use 

Permit No. CUP-493-00 (REV. 2024) 

ZONE: Single-Family Residential (R-1) 

APPLICANT:  Winston Liu  APNs: 132-213-12 and 132-213-13 

PROPERTY OWNER: Dai Dao Tam Ky 

Pho Do – Toa Thanh Tay Ninh, a non-
profit corporation (Cao Dai Church)  

CEQA DETERMINATION: Exempt – 

Construction or Conversion of Small 
Structures – 15303; and Minor 

Alterations in Land Use Limitations – 
15305. 

 

REQUEST:  

A request to expand an existing religious facility by incorporating an approximately 

0.42-acre adjoining parcel into the development's site area, and constructing a new 

ancillary building. The Planning Commission would consider approval of (i) a Site Plan 

to construct a new 4,825 square foot two-story ancillary building to serve the existing 

religious facility site, along with associated site improvements; (ii) a Lot Line 

Adjustment to remove an existing lot line for the purpose of consolidating two (2) 

adjoining lots into one (1) lot to accommodate the religious facility expansion; and 

(iii) a modification to Conditional Use Permit No. CUP-493-00 to allow the expansion 

of the religious use. Upon approval and exercise of the subject request, the 

Conditional Use Permit previously governing the subject religious facility, 

CUP-493-00, would be revoked and replaced by Conditional Use Permit No. 

CUP-493-00 (REV. 2024). 

BACKGROUND: 

The project site is a 61,893 square foot (1.42 acres) irregularly shaped lot located on 

the north side of Orangewood Avenue, between Mac Street and Magnolia Street. The 

site has a General Plan Land Use Designation of Low Density Residential (LDR), and 

is zoned R-1 (Single-Family Residential). The site abuts R-1 zoned properties to the 

east, west, and across Orangewood Avenue, to the south, and an O-S zoned property 
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to the north. Surrounding uses include single-family residential dwellings to the east, 

west, and south; and an unimproved OCTA (Orange County Transportation Authority) 

right-of-way to the north.  

The site consists of two (2) adjoining parcels, under common ownership, which 

include Parcel A (APN: 132-213-12) located at 8791 Orangewood Avenue, and Parcel 

B (APN: 132-213-13) located at 8811 Orangewood Avenue. Parcel A occupies 

approximately two-thirds of the subject site to the west, while Parcel B occupies the 

remaining area to the east. Both parcels front, and are solely accessible from, 

Orangewood Avenue. Parcel A is improved with a religious facility operated by the 

Dai Dao Tam Ky Pho Do – Toa Thanh Tay Ninh Church (henceforth referred to as 

“Cao Dai Church”) that practices Caodaism, a religion originating in Vietnam.  

On December 9, 1999, the City approved Lot Line Adjustment No. LLA-6-99 to shift 

and adjust the shared property lines between Parcel A and Parcel B to its current 

location and configuration, which resulted in two new parcels: Parcel No. 132-213-12 

(Parcel A) of the size of 43,570 square feet (1.0 acre) and Parcel No. 132-213-13 

(Parcel B) of the size of 18,391 square feet (0.42 acre).  

On March 1, 2000, the City approved Site Plan No. SP-263-00, which allowed the 

construction of a 2,150 square-foot two-story religious building and a 2,100 square 

foot ancillary building, both centrally located on Parcel A, along with associated site 

improvements including a parking lot and landscaping. The City also concurrently 

approved Conditional Use Permit No. CUP-493-00, which allowed the operation of a 

religious facility on Parcel A. With the completion of improvements contemplated 

under the approvals of SP-263-00 and CUP-493-00, the Cao Dai Church was officially 

established in Garden Grove in 2000. The approvals did not encompass Parcel B.  

Parcel B is improved with an existing three (3) bedroom single-family dwelling located 

toward the front of the lot, and an existing detached accessory structure located at 

the rear of the lot. Both structures were built circa 1919. Per City’s records, the 

property has been owned by the Cao Dai Church since 2020.  

On October 18, 2020, a Notice of Code Violation was issued by the City citing that 

the existing single-family dwelling located on Parcel B had been altered without 

benefit of a valid building permit. The violations noted that the existing residential 

structure was converted into an administrative office for the church.   

On August 3, 2021, a building plan check application was submitted to the City for 

review to address all of the aforementioned building violations. However, due to 

inactivity, the plan check application expired on January 30, 2022. As of the writing 

of this staff report, the code violation case remains open and unresolved.   

After 24 years at the subject site, the church is now in need of additional space to 

expand its campus and accommodate other functions of its operation, as the original 

main building is primarily used for worship. Cao Dai Church now seeks to expand its 

campus to the adjoining property (Parcel B) and to construct a new ancillary building 
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to accommodate this growth. As part of the proposal, the existing single-family 

residence, along with the existing accessory structure, on-site would be demolished 

to make way for the proposed religious facility.  

The applicant also proposes to remove the shared property line between the two 

parcels (Parcel A and B) to consolidate the properties into a single lot. In conjunction 

with the Site Plan and Lot Line Adjustment requests, the Conditional Use Permit 

(CUP-493-00) currently governing the site would also be modified to reflect the 

proposed expansion of the subject religious facility as well as to update the Conditions 

of Approval to reflect current standard conditions imposed on similar religious 

facilities within the City. Upon approval and exercise of the subject requests, CUP-

493-00, would be replaced by Conditional Use Permit No. CUP-493-00 (REV. 2024). 

PROJECT STATISTICS:  

                                       Provided 
Code 

Requirement 

Meets 

Code 

Lot Size for religious 
facilities 

 

1.40 acres 
(combined Parcel A 

and B) 
Min. 1 acre Yes 

Building Setbacks (measured from the proposed building) 

South (front) 90’-0” Min. 40 feet Yes 

North (rear) 51’-0” Min. 25 feet Yes 

East (side) 50’-0” Min. 25 feet Yes 

West (side) 123’-7” Min. 25 feet Yes 

Lot frontage 214’-13” Min. 120 feet Yes 

Parking  93 spaces Min. 87 spaces Yes 

Building Height (max) 35’-0” Max. 35’-0” Yes 

Landscaping  9,300 square feet  
Min. 6,189 square 

feet (or 10% of the 

site)   
Yes 

 

DISCUSSION: 

SITE PLAN: 

The project design includes a new two-story ancillary building along with associated 

site improvements located generally on the east side of the project site. With the new 

construction, the church site would have a total of three (3) buildings, including one 

(1) existing 2,158 square-foot two-story assembly building, one (1) existing 2,000 

square-foot one-story ancillary building and one (1) proposed new 4,825 square-foot 

two-story ancillary building.  

Size and Location 

The Municipal Code stipulates Special Operating Conditions and Development 

Standards applicable to “Church and Other Religious Centers” uses that require 
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religious facilities in the R-1 zone to, in part, maintain a minimum lot size of one (1) 

acre, a minimum of lot frontage of one hundred and twenty feet (120’-0”), and for 

“Church, religious center, and other authorized assembly use sites” to abut at least 

one public street with a roadway having not less than two (2) parking lanes and two 

(2) traffic lanes. Provided the Lot Line Adjustment request is approved, the subject 

site would have a total lot size of 1.42 acres and a combined lot frontage of 214.13 

feet, both of which exceed the minimum lot size and lot frontage requirements of the 

zone for religious facilities. In addition, the site is located along Orangewood Avenue, 

which is a secondary arterial that can accommodate two (2) parking lanes and two 

(2) traffic lanes. Thus, the subject site would continue to possess physical 

characteristics that meet the current Code requirements for religious facilities. 

Site Design and Circulation 

All existing improvements on Parcel A would largely remain unchanged, except for 

existing site improvements along the shared property line between Parcel B. All 

existing improvements on Parcel B, including the existing single-family residence and 

the existing accessory structure, would be demolished. 

Currently, the religious facility site, on Parcel A, is accessible from Orangewood 

Avenue through two (2) existing driveway approaches. As part of the proposed site 

design, a new thirty foot (30’-0”) wide driveway approach located to the east would 

be constructed to provide an additional vehicular access point to the site from the 

public right-of-way. The on-site circulation would be improved with a new twenty-

five foot (25’-0”) U-shaped drive aisle that connects to the existing drive aisle to the 

north, and circulates throughout the site. A portion of the existing parking lot would 

be restriped to accommodate additional parking spaces while maintaining adequate 

twenty-five-foot (25'-0") wide drive aisles throughout.  

A new trash enclosure per City standards would be constructed on-site, along the 

northerly property line. The Engineering Division and Orange County Fire Authority 

(OCFA) have reviewed the proposed on-site circulation and have deemed it adequate 

to serve the use. 

Setbacks 

The Code requires religious buildings to maintain a minimum forty-foot (40’-0”) front 

setback if the main entrance of the building is oriented toward the street. The front 

plane of the proposed building would be virtually aligned with the existing church 

building at ninety-feet (90’-0”) from the southerly (front) property line, which 

exceeds the require forty-foot (40’-0”) front setback. The proposed building would 

be located twenty-seven feet (27’-0”) to the east of the existing main building. 

In addition, the building is also required to maintain a minimum twenty-five-foot (25’-

0”) setback from common property lines with “R” zoned properties. The intent of 

these setback requirements is to provide a buffer from assembly type uses, such as 

the subject religious facility, to single-family residential uses. The proposed building 
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would be setback fifty feet (50’-0”) from the easterly (side) property line, 123’-7” 

from the westerly (side) property line, and fifty-one feet (51’-0”) from the northerly 

(rear) property line, all of which exceed the minimum required setbacks of the Code.  

Floor Plan  

The new building would consists of two (2) stories that has a combined gross floor 

area of 4,825 square feet. The first floor would be 3,503 square feet in area and 
would consist of a foyer/stairway area at the front; a library/meeting room, opened 

to above and located in the middle; a storage/training room located at the rear, and 
three (3) restrooms.  

The second floor would be 1,322 square feet in area, and would consist of an office 
that has an open balcony oriented toward Orangewood Avenue, and a study room 
located at the rear of the building.  

Parking 

Section 9.12.040.180 of the Municipal Code requires the following minimum parking 

ratio for church uses: One (1) space for each 21 square feet of area designated for 
assembly purposes; and one (1) space for each 250 square feet of gross floor area 
for ancillary areas. In addition, the Code allows a maximum of twenty percent (20%) 

of the required parking spaces to be compact parking.  

Under the approval of the Conditional Use Permit No. CUP-493-00, a minimum of 67 

parking spaces were required to accommodate the existing assembly and ancillary 
buildings. A minimum of twenty (20) additional parking spaces are required to 
accommodate the new building. In total, a minimum of 87 spaces are required to 

accommodate the development, as shown in Table A below.  

Table A: Parking Calculation 

Building Area (Square 

footage) 

Parking ratio Parking spaces 

required 

Proposed  Ancillary Building 4,825 250 19.3 

Existing Main Assembly Building 

Assembly area 1,152 21 54.86 

Ancillary area 1,006 250 4.02 

Existing Ancillary Building 2,108 250 8.43 

 Total (minimum): 87 spaces 

The proposed project would provide a total of 93 parking spaces, resulting in a surplus 
of six (6) spaces. In addition, seventeen (17) out of 93 parking spaces would be 

compact, which make up to 19.5% of the total 87 required parking spaces. Thus, the 
project design demonstrates compliance with the parking requirements of the 
Municipal Code.  
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All parking areas on-site would be required to meet the latest requirements of the 

California Green Building Standards Code and the Americans with Disabilities Act 
(ADA), including provisions for handicap accessible parking, accessible paths-of-

travel, and electrical vehicle (EV) charging. 

Site Landscaping  

The Code requires the development to provide a minimum of 6,189 square feet of 

landscaping in all areas not covered by buildings, structures, patios or driveways. 
The proposed project would provide a total of approximately 9,300 square feet of 

landscaping throughout the site, along the property lines, within the parking lot 
areas, and areas surrounding the new building. The proposed landscaping area 
exceeds the minimum requirement of the Code by 3,111 square feet.  

Under the prior approval of Conditional Use Permit No. CUP-493-00, Condition of 
Approval No. G.3. required the installation of fifty-eight (58) trees throughout the 

site to screen the religious facility from the adjoining residential properties. As part 
of the proposed development, a row of trees along the shared property line between 
Parcels A and B would be removed to leave spaces for the proposed development. 

Thus, a new Condition of Approval would be included requiring the applicant to 
re-plant a similar row of trees along the newly established easterly property line that 

adjoins an existing single-family residential property for the same screening purpose. 
The required row of trees is required to be Italian Cypress or similar species, and the 

spacing between trees is required to be the distance as the existing row of trees along 
the easterly property line.  

The landscaping for the property would comply with all applicable requirements of 

the Municipal Code. On-site landscape planting would include a wide variety of plant 
material. All planting areas would be watered by means of an automatic irrigation 

system meeting the City’s requirements for water conservation. The applicant is 
required to submit a landscape and irrigation plan to the City that complies with the 
landscaping requirements of Title 9 of the Municipal Code, which includes the City’s 

Landscape Water Efficiency Guidelines. 

Building Architecture  

The new building design would continue to incorporate the same traditional Cao Dai 
architectural style that is already established on-site. The building would include 
unique features that are iconic to the Cao Dai style, such as a three-tier tower at the 

front entrance, curved rooflines, and ornate pillars.  

The building height of the new ancillary building would be twenty-eight feet (28'-0"), 

as measured from grade to the topmost portion of the roof, with the exception of the 
front tower element that would extend up to thirty-five feet (35’-0”) to the topmost 
portion of the roof, which is within the maximum building height as set forth by Code.  
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LOT LINE ADJUSTMENT: 

The site consists of two adjoining parcels, Parcel A (APN: 132-213-12), which is 
43,570 square feet (1.0 acre) in area and Parcel B (APN: 132-213-13), which is 

18,391 square feet (0.4 acres) in area. Based on the proposed design, the new 
building would be located on top of the existing shared property line. The applicant 
requests Lot Line Adjustment approval to remove the shared lot line and consolidate 

the two properties into one single lot to accommodate the proposed development. 
After the Lot Line Adjustment, the total lot size of the entire site would be 1.4 acres. 

The Lot Line Adjustment and all associated site improvements would conform to the 
development standards as set forth by the Municipal Code. 

CONDITIONAL USE PERMIT: 

“Church and Other Religious Centers” uses in the R-1 zone are conditionally 

permitted, and are subject to Special Operating Conditions and Development 

Standards as listed in Section 9.08.020.050.A of the Municipal Code. The project 

scope includes the expansion of the existing religious use on the property located at 

8791 Orangewood Avenue (APN: 132-213-12) to the adjacent property located at 

8811 Orangewood Avenue (APN: 132-213-13), and to construct a new two-story 

ancillary building. Currently, the church is operating under the governance of 

Conditional Use Permit No. CUP-493-00, which limits the religious activities to one 

property (8791 Orangewood Avenue or Parcel A). With the proposed expansion, 

modification of the current Conditional Use Permit is necessary to reflect the proposed 

changes. Upon approval and exercise of the subject request, the Conditional Use 

Permit previously governing the subject religious facility, CUP-493-00, would be 

replaced by Conditional Use Permit No. CUP-493-00 (REV. 2024). 

The Cao Dai Church’s operation would largely remain unchanged. The Church would 

operate from 9:00 a.m. to 5:00 p.m., Monday to Friday, and 8:00 a.m. to 8:00 p.m., 

Saturday and Sunday. Other church functions would operate within the hours of 

operation of the church, which include:  

  Library: 9:00 a.m. – 5:00 p.m., Tuesday to Friday 
8:00 a.m. – 8:00 p.m., Saturday and Sunday 

 
  Study room: 2:00 p.m. – 4:00 p.m., Friday 

9:00 a.m. – 11:00 a.m., Saturday and Sunday 

 
  Meeting room: By Appointment only. 

 
  Office: 9:00 a.m. – 5:00 p.m., Monday to Friday 

8:00 a.m. – 8:00 p.m., Saturday to Sunday 
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CASE NO. SP-141-2024, LLA-031-2024, AND CUP-493-00 (REV. 2024)  

 

NO NET LOSS: 

The subject site is zoned R-1, which allows for church uses, as well as residential 
uses such as, but not limited to, single-family dwellings, apartments, townhomes, 

and condominiums.  Although residential uses are allowed in the R-1 zone, the 
subject site is not identified in the Housing Element as a housing opportunity site.  
Therefore, the Planning Commission is not required to make “No Net Loss” findings 

pursuant to Government Code Section 65863 and Garden Grove Municipal Code 
Section 9.60.030.  

REPLACEMENT HOUSING: 

In order to prevent new development projects from displacing existing lower income 
rental households, Government Code §66300.6(b) also imposes several 

requirements that the City must require a developer to comply with when a proposed 
development project would require the demolition of occupied or vacant “protected 

units”. “Protected units” include residential dwelling units that are, or were, occupied 
by lower or very low-income rental households within the past five (5) years. In the 
instances where tenant information is not readily available, the units are presumed 

to be rented at income levels proportional to the Citywide rental income levels. Any 
lower income unit demolished shall be replaced by a unit of equal or lower income 

level.  

The scope of the project requires the demolition of the existing single-family dwelling 

on the subject property. According to City records, the existing single-family dwelling 
has been owner-occupied since 1994. Therefore, the dwelling is not deemed a 
“protected unit” and replacement housing requirements are not applicable for this 

project.  

CALIFORNIA ENVIRONMENTAL QUALITY ACT: 

CEQA’s Class 3 exemption (New Construction or Conversion of Small Structures) 
applies to the construction of small facilities and structures. In urbanized areas, the 
exemption also applies to up to four (4) 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. 

CEQA’s Class 5 exemption (Minor Alterations in Land Use Limitations) applies, in part, 
to minor lot line adjustments not resulting in the creation of any new parcel. The 

proposed project would construct a 4,825 square-foot building, which is less than the 
10,000 square foot threshold. The proposed project would also remove an existing 

lot line between the two (2) subject parcels, in order to consolidate the two (2) 
properties into a single lot. The proposed Lot Line Adjustment would not result in the 
creation of a new parcel. Thus, the project is exempt from CEQA. 
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CASE NO. SP-141-2024, LLA-031-2024, AND CUP-493-00 (REV. 2024)  

 

RECOMMENDATION: 

Staff recommends that the Planning Commission take the following action: 

1. Adopt Resolution No. 6095-24 approving Site Plan No. SP-141-2024, Lot Line 

Adjustment No. LLA-031-2024, and Conditional Use Permit No. CUP-493-00 
(REV. 2024) 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. 6095-24  with Exhibit “A” – Conditions of Approval 
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PROPOSED

1. NEW, 2- STORY BUILDING.   USE OF LIBRARY AND
STORAGE

2. NEW DRIVEWAY APPROACH.  TO BE REVIEWED
AND APPROVED BY CITY ENGINEERING DIVISION.
SEPARATE PERMIT REQUIRED,

3. 9' WIDE x 19' DEPTH EXISTING PARKING SPACES.

4. 9' WIDE x 19' DEPTH EXISTING PARKING SPACES.
(17' DEPTH TO WHEEL STOP CURB AND A 2'
VEHICLE OVERHANG).

5. 8' WIDE x 16' DEPTH EXISTING COMPACT
PARKING SPACES. (14' DEPTH TO WHEEL STOP
CURB AND A 2' VEHICLE OVERHANG).

6. NEW DRIVEWAY APPROACH TO BE
CONSTRUCTED AS REQUIRE FOR NEW PARKING
LOT.  APPROVAL AND SEPARATE PERMIT
REQUIRED FROM ENGINEERING DIVISION

7. A SOLID WALL NOT LESS THAN 6' IN HEIGHT
SHALL BE CONSTRUCTED AND MAINTAINED ON
ANY PROPERTY LINES ADJOINING RESIDENTIAL
PROPERTY,  PROVIDED SUCH WALL SHALL NOT
EXTEND INTO ANY REQUIRED FRONT YARD, AND
SUCH WALLS MAY BE BUILT PROGRESSIVELY.

8. TRASH AREA FOR FRONT LOAD DUMPSTERS.
INCLUDES BLOCK WALL ENCLOSURE AND IRON
GATES. PER STANDARD PLAN B-502

9. CONCRETE RAMP FOR HANDICAP ACCESS

10. INCREASE SIZE OF EXISTING PARKING SACES TO
19' DEPTH.  EXISTING CURB TO BE REMOVED
AND NEW CURB INSTALLED

11. ELECTRIC VEHICLE CHARGING SPACE.
11.1. RACEWAYS SHALL ORIGINATE AT A

SERVICE PANEL OR A SUBPANEL SERVING
THE AREA, AND SHALL TERMINATE IN
CLOSE PROXIMITY TO THE PROPOSED
LOCATION OF THE CHARGING EQUIPMENT
AND INTO LISTED SUITABLE CABINET, BOX
ENCLOSURE OR EQUIVALENT.

11.2. DESIG SHALL BE BASED UPON 40-APM
MINIMUM BRANCH CIRCUIT.

11.3. ELECTRICAL CALCULATIONS SHALL
SUBSTANTIATE THE ELEC. SYSTEM, TO
INCLUDE THE RATING OF EQUIPMENT AND
ANY ON-SITE DISTRIBUTION
TRANSFORMERS AND HAVE SUFFICIENT
CAPACITY TO SIMULTANEOUSLY CHARGE
ALL REQUIRED EV'S AT ITS FULL RATED
AMPERAGE.

11.4. THE SERVICE PANEL OR SUBPANEL SHALL
HAVE SUFFICIENT CAPACITY TO
ACCOMODATE THE REQUIRED NUMBER OF
DEDICATED BRANCH CIRCUITS FOR THE
FUTURE INSTALLATION OF THE EVSE.

12. SHORT-TERM BICYCLE PARKING. 5 SPACES
REQUIRED.  INSTALL  PERMANENTLY ANCHORED
BICYCLE RACKS WITHIN 200' OF THE VISITORS
ENTRANCE AND READILY VISIBLE TO
PASSERS-BY

13. 10' x 10' CONCRETE SLAB OUTSIDE OF EACH
GATE OF  TRASH ENCLOSURE.

KEY NOTESBUILDING AREA

3,503 Sq.Ft.TOTAL FIRST FLOOR:

447 Sq.Ft.SECOND FLOOR SOUTH:
875 Sq.Ft.SECOND FLOOR NORTH:

4,825 Sq.Ft.TOTAL BUILDING AREA:

43
17

PARKING SPACES

33
0

3360 93

HANDICAP

NEWEXISTING
STANDARD
COMPACT

76
17

4 3
TOTALNEWEXISTING

7

TOTALS

FIRST FLOOR
SCALE

1/16" = 1'-0"

 SECOND FLOOR
SCALE

1/16" = 1'-0"

PARKING ANALYSISLEGEND

173 Sq.Ft.RESTROOM-1 :
1,260 Sq.Ft.STORAGE / TRAINING ROOM:
1,440 Sq.Ft.LIBRARY / MEETING ROOM:

350 Sq.Ft.STAIRWAY:
FIRST FLOOR

78 Sq.Ft.RESTROOM-2 :
202 Sq.Ft.RESTROOM-3 :

SECOND FLOOR

1
SYMBOL

KEY NOTES CONT'D.1
SYMBOL

a

a

EV SPACE 0 5
TOTALNEWEXISTING
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c
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TRAVELPA
TH

 O
F

TR
AV

EL

PA
TH

 O
F 

TR
AV

EL
BE

TW
EE

N 
BL

DG
'S

RAMP

WALKWAY

RAMP

PARKING SPACE EMBLEMPARKING SPACE EMBLEM

PARKING SPACE SIGNAGE

PARKING SPACE SIGNAGE

EXISTING BUILDING

NEW BUILDING
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11

PROPOSED

THE WORDS "NO PARKING" WITHIN
THE ACCESS AISLE IN 12" HIGH MIN.
LETTERING.

11
2"

2" X 3" X 3
16" CALV. STEEL TUBE AND PAINTED,

CAP TUBE END
FINISH GRADE/PAVEMENT

CONCRETE FOOTING

12" x 24 REFLECTORIZED SIGN. WHEEL CHAIR
SHALL BE WHITE ON BLUE BACKGROUND

WITH MINIMUM FINE $250
TRUNCATED DOMES/

DETECTABLE WARNING SYSTEM

1'-0"

1'-0"

1'-0"

1.3"- 2.4"
NOMINAL

1.3
"- 

2.4
"

NO
MI

NA
L

AA

(a) TYPICAL PLAN

1'-0"

2'-
0"

1 1
/4"

2"
2"

3"
3"

8"

1 1
/4"

3/4
"

1/2
"

1/2
"

3/4
"

70 SQUARE INCHES
MINIMUM

60" A.F.F MIN. MEASURE TO THE BOTTOM OF THE
SIGN(S)  (80" A.F.F. MIN. IF LOCATED WITHIN A
CIRCULATION PATH). EQUAL FOR ALL STALL SIGNS

R7-8B(CA)

R99B(CA)

R99C (CA)

R99 (CA)

R7-8B(CA)

ALIGN

R7-8B(CA)

R7-8B(CA)

R7-8B(CA)

24
"

2'-
6"

1'-
8"

4"
2'-

0"

2'-
0"

2'-
0"

3"

2'-
0"

2"
2"

1"
2"

2"

9"
6"

1 1
/2"

60
" A

.F
.F

. M
IN

. M
EA

SU
RE

D 
TO

TH
E 

BO
TT

OM
 O

F 
TH

E 
SI

GN
(S

)
(8

0"
 A

.F
.F

 M
IN

.IF
 LO

CA
TE

D
W

IT
HI

N 
A 

CI
RC

UL
AT

IO
N

PA
TH

). 
EQ

UA
L F

OR
 A

LL
 S

TA
LL

SI
GN

S

1'-
5"

2'-
0"

7"

PARKING
ONLY

MINIMUM
FINE $250

NOTE: PROVIDE THE WORDS "VAN
ACCESSIBLE" BELOW THE ISA WHERE
OCCURS. ALTERNATIVELY AN
ADDITIONAL VAN ACCESSIBLE SIGN MAY
BE ADDED BELOW

CONCRETE WHEEL STOP AS NEEDED TO
PREVENT ENCROACHMENT OF CARS INTO
THE ACCESSIBLE PATH OF TRAVEL

5.0% MAX.

SLOPE OF ADJOINING

GUTTER OR ROADWAY

END OF STALL (CURB, STRIPPING, ETC.)

DETECTABLE WARNING TO
EXTEND THE FULL WIDTH OUF
CURB RAMP

11
2"

48" MIN.

TURNING SPACE

(a) PERPENDICULAR
CURB RAMP

TOP LANDING AT LEAST AS

WIDE AS RAMP WIDTH 48" MIN. TOP
LANDING

48" MIN. TOP WIDTH

ACCESS AISLE MARKED WITH A 4" WIDE
BORDERLINE PAINTED BLUE, AND
INTERIOR WITH 4" WIDE HATCH LINES
36" O.C. MAX. PAINTED A COLOR
CONTRASTING THAT OF THE AISLE
SURFACE (PREFERABLY BLUE OR
WHITE) CBC 2019 SEC. 11B-502.3318

'-0
" M

IN
.

AC
CE

SS
IB

LE
 S

TA
LL

NO PARKING

(b) TYPICAL SECTION A-A

DETECTABLE WARNING TO
EXTEND THE FULL WIDTH
OUT CURB RAMP UP TO
WITHIN 2" MAX ON EITHER
SIDE

48" MIN.
TURNING SPACE

36" MIN.

NOTES:
1. CURB RAMPS MAY BE PERPENDICULAR, PARALLEL,OR A COMBINATION OF
PERPENDICULAR AND PARALLEL
2. CURB RAMPS (AND FLARED SIDES) MAY NOT PROJECT INTO VEHICULAR TRAFFIC LANES,
PARKING SPACES, OR PARKING ACCESS AISLES. CURB RAMPS MARKED AT CROSSINGS
MUST BE WHOLLY CONTAINED WITHIN MARKINGS
(EXCLUDING FLARED SIDES)
3. CURB RAMPS MUST BE 48" MINIMUM EXCLUDING ANY FLARED SIDES.
4. GRADE BREAKS AT THE TOP AND BOTTOM OF CURB RAMPS MUST BE PERPENDICULAR TO
THE RAMPS AND FLUSH. SUCH GRADE BREAKS ARE PROHIBITED ON THE RAMP SURFACE.

TITLE 24 ACCESSIBILITY COMPLAINT
TRUNCATED DOME/ DETECTABLE WARNING
SYSTEM.
TACTICLE PANELS TO BE: DURABLE FOR
MEDIUM TRAFFIC AND HIGH IMPACT
RESISTANCE, TO BE FEDERAL APPROVED
COLOR STANDARD YELLOW, SLIP
RESISTANCE, AND DESIGNED FOR VISUALLY
IMPARED TO FEEL RAISE TRUNCATED
DOMES WITH THEIR FEET IN COMBINATION
WITH THE TAPPING CANE. TACTICLE PANELS
TO BE SURFACE APPLIED TO EXISTING
PARKING SURFACE AND CURB RAMP. CAULK
ALL AROUND ENTIRE INSTALLATION OF
BEVELED TACTILE PANEL EDGES. GENERAL
CONTRACTOR TO ENSURE THE CHANGE
LEVEL OF TACTILE PANEL EDGES TO
EXISTING SURFACE DO NOT EXCEED 14"
HEIGHT MAX. OR 12" HEIGHT MAX WITH
BEVEL.

OR

COLOR:
BORDER & LEGEND- WHITE (RETROREFLECTIVE)
BACKGROUND- BLUE (RETROREFLECTIVE)
FED-STD 595
COLOR FS 15090

ADDITIONAL NOTES:
1. THE SURFACE OF ALL ACCESSIBLE PARKING STALLS AND ACCESS AISLES
MUST BE STABLE, FIRM, AND SLIP RESISTANT, WITH NO MORE THAN 2.0%  MAX
SLOPE IN ANY DIRECTION.
2. EACH AISLES MUST CONNECT TO AN ACCESSIBLE ROUTE
 OF TRAVEL AND ACCESSIBLE PARKING MUST BE ARRANGED SO THAT PERSONS
USING THEM ARE NOT REQUIRED TO TRAVEL BEHIND PARKED VEHICLES OTHER
THAN THEIR OWN.

NOTE: PROVIDE THE WORDS "VAN
ACCESSIBLE" BELOW THE ISA WHERE
OCCURS. ALTERNATIVELY AN
ADDITIONAL VAN ACCESSIBLE SIGN
MAY BE ADDED BELOW.

REF. PLAN MIN
WIDTH PER
MUNICIPAL

CODE

9'-0" MIN.
ACCESSIBLE STALL

5'-0" MIN. STD.
LOCATED ON EITHER

SIDE OF
ACCESSIBLE STALL
(OR 8'-0" MIN. VAN

ACCESSIBLE,
LOCATED ON THE
PASSENGER SIDE)

RE
F.

 P
LA

N 
MI

N.
LE

NG
TH

 P
ER

MU
NI

CI
PA

L
CO

DE

19
-

16
-

12
-

8
-

0.45"
AT TOP

0.9"
AT BASE

2.0% MAX

2.0% MAX

2.0% MAX

2.0% MAX

8.3% MAX

GUTTER

10.0% MAX

10.0% MAX

48" MIN.

TOP LANDING

(b) PARALLEL CURB RAMP

48" MIN. WIDTH

2.0% MAX

2.0% MAX

2.0% MAX

2.0% MAX

8.3% MAX

5.0% MAX

6" MIN. TO 8" MAX,

GUTTER

TOP LANDING AT LEAST

AS WIDE AS RAMP WIDTH 1

2

3

4

5

6

6
A.2

3
A.2

3
A.2



#1 6'H x 6'W, TOTAL -3, POME GRANATE

#2 25'H x 15'W, TOTAL -3, OLIVE FRUITLESS

#3 4'H x 5'W, TOTAL -20, STAR JAGMINE

#4 10'H x 10'W, TOTAL -6, AFRICAN FERN PINE
#5

6'H x 4'W, TOTAL -3, WONDERFUL TREE POMEGRANTE

#6
6'H x 8'W, TOTAL -2, PYGNY DATE PALM

#7 8'H x 6'W, TOTAL -3, PANANA DWARE CAVENDISH

#8 8'H x 8'W-1, 6'Hx6'W-2, OLIVE KORONEIKI

#9 8' x 30"Ø, TOTAL-60, JUNIPER BLUE POINT

GROUND COVER#10
DRAGON FRUIT-2, 5' x 2'W#11

5'-
5"

20'-0"

23
'-2

"

303'-81
2"

24'-6"

5'-
3"

17
'-5

"

6'-3"
22'-0"

23'-5"

LANDSCAPE
AREA: 1

LANDSCAPE
AREA: 2

LANDSCAPE
AREA: 3

LANDSCAPE
AREA: 4

LANDSCAPE
AREA: 6

LANDSCAPE
AREA: 5

LANDSCAPE
AREA: 8

LANDSCAPE
AREA: 9

LANDSCAPE
AREA: 10

LANDSCAPE
AREA: 11

LANDSCAPE
AREA: 12

LANDSCAPE
AREA: 13

LANDSCAPE
AREA: 14

AREA 1:
AREA 2:
AREA 3:
AREA 4:
AREA 5:
AREA 6:
AREA 7:
AREA 8:
AREA 9:

AREA 10:
AREA 11:
AREA 12:
AREA 13:
AREA 14:

111  Sq.Ft.
216  Sq.Ft.

Sq.Ft.
191  Sq.Ft.
248  Sq.Ft.
428  Sq.Ft.

315  Sq.Ft.
472  Sq.Ft.

1,700  Sq.Ft.
934  Sq.Ft.

Sq.Ft.
1,391  Sq.Ft.
1,592  Sq.Ft.

386  Sq.Ft.
448  Sq.Ft.
686  Sq.Ft.

LANDSCAPE
AREA SUMMARY

19
'-6

1 2"

20'-3"

36'-11"

21'-0"

66'-0"

8'-6"

3'-
4" 11'-7"

4'-
2"

20'-5"

4'-3"

14
'-1

1"

5'-0"

27
'-1

0" 18
'-8

"

48'-4"

9'-
0"

53'-4"

27
'-1

0"

51'-8"

8'-0"

8'-
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"

19
'-0

"

59'-8"

3'-
0"

33
'-0

"

42'-0"

11
9'-
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"

1'-10"
14'-6"

17'-0"

5'-
6"

77
'-4

"

7'-
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24'-4"

1'-6"

2'-3"

24'-8"

6'-6"

19
'-0

"
2'-

4"

166'-0"

21'-0"

21
'-4

"

TOTAL LANDSCAPE: 8,574  Sq.Ft.
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'-6

"

11'-0"

21
'-0

"

LANDSCAPE
AREA: 7

16'-0"

6'-
4"

19'-6"

5'-
0"

CROWN OF PLANT TO BE 1"
ABOVE FINISH GRADE

2" HIGH IRRIGATION
BASIN

FINISH GRADE

ROOTBALL

NATIVE SOIL

TAMPED BACKFILL MIX
(CITY APPROVED)

FERTILIZER TABLETS
(CITY APPROVED)

2x ROOTBALL

4'-
6"

 M
AX

+/
- 7

'-0
"

2x ROOTBALL

CINCH OR EQUAL

2" X 10' TREATED LODGE
POLE PLACED ON WINDWARD

SIDE OF TREE STAKE SHALL
CLEAR ROOTBALL BY 2" SAW

OFF DAMAGE CAUSED BY
HAMMERING.

FINISH GRADE

ROOTBALL CROWN TO
BE 1" ABOVE FINISH

GRADE

FERTILIZER TABLETS TYP.

TAMPED BACKFILL MIX

NATIVE SOIL SCARIFY 6" TO 10"

4" WATER BASIN

LANDSCAPE

NOT TOSHRUB PLANTING DETAIL SCALE A NOT TOTREE PLANTING DETAIL SCALE B
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1" = 20'

LEGEND



7'-0"12'-0"12'-0"12'-0"12'-0"12'-0"12'-0"11'-0"20'-0"9'-6"

119'-6"

79'-0"40'-6"

1'-
6"

9'-
0"

1'-
6"

5'-
0"

9'-
0"

12
'-0

"
9'-

0"
5'-

0"

40
'-0

"

8'-
4"

9'-
0"

12
'-0

"

4'
-4

"

12
'-0

"

13
'-6

"

UP

4'-0"

12
"W

 x
 6

.5
"H

 x
 4

'L

20'-0"

6'-
0"

8'-
6"

23
'-0

"
5'-

0"

40
'-0

"

UP

LIBRARY / MEETING ROOMSTORAGE / TRAINING ROOM

COVERED WALKWAY

COVERED WALKWAY

RESTROOM 2

RESTROOM 1

STAIR WAY

Ø5'-0"Ø5'-0"

Ø5'-0"

Ø5'-0"

12

L

1

9

7

2

10

11
4

3

6

5

8

M N O P

KJI

E D C B A

G F

H

6" STEP

DN

DN RAMP
CONC

ST
OR

AG
E 

RA
CK

1,440 Sq.Ft.1,260 Sq.Ft.

7'-0"

4'-
6"

RESTROOM 3
202 Sq.Ft.

78 Sq.Ft.

173 Sq.Ft.

350 Sq.Ft.
12

"

60" MIN.

18
"

12
"

18
"

12
"

48" MIN.

60" MIN.
18

"

MAGAZINE RACK

BOOKSHELVES BOOKSHELVES

BOOKSHELVESBOOKSHELVES

BOOKSHELVES BOOKSHELVES
TABLE

TABLE

TABLE

TABLE

48" MIN.48
" M

IN
.

48
" M

IN
.

60
" M

IN
.

60
" M

IN
.

48" MIN. 60" MIN.

48" MIN. 60" MIN.

48
" M

IN
.

60
" M

IN
.

5'-
0"

12
"

18
"

18
"

18
"

5'-0"

1'-6"

60" MIN.

60" MIN.

18
"60" MIN.

RECEPTION

DN

RAMP
CONC

CO
UN

TE
R

SH
EL

VE
S

8'-0"5'-8"8'-0"

3'-4"

4'-0"8'-0"

3'-
6"

4'-
0"

4'-
0"

4'-0" 5'-8"

2'-0"

3'-0"

3'-6"

TABLE
3'-0"

3'-
6"

4'-
0"

4'-
0"

4'-
3"

3'-8"

3'-
9"

DESK

4'-0"

ST
OR

AG
E 

RA
CK

ST
OR

AG
E 

RA
CK

ST
OR

AG
E 

RA
CK

ST
OR

AG
E 

RA
CK

ST
OR

AG
E 

RA
CK

ST
OR

AG
E 

RA
CK

ST
OR

AG
E 

RA
CK

ST
OR

AG
E 

RA
CK

ST
OR

AG
E 

RA
CK

4'-0"

4'-0"

3'-9"

DESK

DESK

DESK

DESK

DESK DESKDESK

DESK

DESK

DESK

2'-8" 2'-8"

5'-
0"

ST
OR

AG
E 

RA
CK

4'-0"

4'-0"

4'-8"

1-HR FIRE RATED WALL

12
"

48" MIN.

5'-
0"

1

1

12"

A
A5

A
A5

Ø5'-0"

SHEET

SHEET TITLE

A5

FLOOR PLAN

JO
B 

AD
DR

ES
S

2166

LUIS L.

AS NOTED

2023.04.28

OR
AN

GE
W

OO
D 

AV
E.

GA
RD

EN
 G

RO
VE

 , C
A 

92
81

4

AS
SE

SS
OR

 N
O:

AP
N:

  1
32

 - 
21

3 -
 13

a 09.21.2023 L.L.

b 10.15.2023 L.L.

c 04.04.2024 L.L.

d 06.05.2024 L.L.

SR
 #2

99
61

7 
OC

FA
 

REVISIONS BY

e - -

f - -

g - -

DATE

SCALE

DRAWN

JOB 

SHEET

SHEET TITLE

88
11

NEW - FIRST FLOOR PLAN SCALE
3/16" = 1'-0"

WINDOW SCHEDULE

A
SYM SIZE

B

SYMBOL:

A

TYPE

C
D

NOTE

DOOR SCHEDULE

1
SYM SIZE

2

SYMBOL:

1

TYPE

3
4

5'-0" X 5'-0"
SLD'G

SLD'G
D1

5

6'-0" x 7'-0"

6

SLD'G
SLD'G

7
8
9

4'-0" X 5'-0"

10
11
12
13
14
15

E
F
G
H

SLD'G

3'-0" X 4'-0"

J
K
L
M
N
O
P
Q
R

4'-0" X 2'-0"
3'-0" X 2'-0"

S
T

I

U
V

D33'-0" x 7'-0"
D25'-0" x 7'-0"

5'-0" X 5'-0"
SLD'G5'-0" X 5'-0"
SLD'G5'-0" X 5'-0"
SLD'G

SLD'G

SLD'G
4'-0" X 2'-0"

5'-0" X 5'-0"
5'-0" X 5'-0"

SLD'G
SLD'G

5'-0" X 5'-0"
5'-0" X 5'-0"

SLD'G
SLD'G

5'-0" X 5'-0"
5'-0" X 5'-0"

4'-0" X 5'-0" SLD'G
SLD'G5'-0" X 5'-0"

D16'-0" x 7'-0"

3'-0" x 7'-0"
3'-0" x 7'-0"
3'-0" x 7'-0"
3'-0" x 7'-0"

3'-0" x 7'-0"

5'-0" x 7'-0"
D53'-0" x 7'-0"

5'-0" x 7'-0"

SLD'G
SLD'G
SLD'G
SLD'G

SLD'G
SLD'G

3'-0" X 4'-0"
5'-0" X 5'-0"
5'-0" X 5'-0"
5'-0" X 5'-0"
5'-0" X 5'-0"

6'-0" x 7'-0"
3'-0" x 7'-0"
3'-0" x 7'-0"

SHGC : 0.21 MAX 
NOTE

DOUBLE

D4

DOUBLE
DOUBLE

DOUBLE

DOUBLE

DOUBLE

D4
D4
D4
D2

D3
D2
D1
D4
D4

W
X SLD'G

SLD'G5'-0" X 5'-0"
5'-0" X 5'-0"

W5
W5
W1
W1
W1
W1
W1
W1

W2
W1
W1
W1
W1
W3
W3
W4
W3
W1

W1
W1
W1
W1

W2
W1

REQ'D.  U-Factor : 0.30 MAX
SHGC : 0.21 MAX 

REQ'D.  U-Factor : 0.30 MAX

NEW FIRST

A WINDOW SYMBOL

DOOR SYMBOL2

(N)

6

PAGE NUMBER

SECTION NUMBER
PAGE NUMBER

DETAIL NUMBER
1
A

A
1

(E)

NEW

KEY NOTES

EXISTING

NEW  WALL

LEGEND

1. 1-HR FIRE RATED WALL ASSEMBLY.
5/8" TYPE "X" DRYWALL AT BOTH
SIDES OF WALL

KEY NOTES#
1-HR FIRE RATED WALL

FIRE RATED - WALL ASSLY SCALE
NONE A

50 TO 54 FSTC
SOUND

1 HOUR
FIRE

PROPRIETARY *GA FILE NO. WP 3240

GYPSUM WALLBOARD, RESILIENT CHANNELS,
MINERAL FIBER INSULATION, WOOD STUDS

Resilient channels 24" o.c. attached at right angles to ONE SIDE of 2 x 4 wood studs 16" or 24" o.c. with 1-1/4 type S
drywall screws.  One layer 5/8" proprietary type X gypsum wallboard or gypsum veneer base applied parallel to
channels with 1" type S drywall screws 12" o.c.  End joints back-blocked with resilient channels.  3" mineral fiber
insulation,  2.0 or 2.3 pcf , in stud space.

OPPOSITE SIDE: One layer 5/8" proprietary type X gypsum wallboard or gypsum veneer
base applied at right angles to studs with 1-1/4" type W drywall screws at 12" o.c.

Vertical joints staggered 48" on opposite sides.  Sound tested with studs 16"o.c. and open face of mineral fiber
insulation blankets toward resilient channel-side of stud space.
(load bearing)

Proprietary Gypsum Board
United States Gypsum Company      -5/8" sheetrock brand Firecode Core Gypsum panels

Thickness: 5- 3/8"
Approx. Weight: 7 psf
Fire Test: UL R1319-93,94. 129;

8-10-66;
UL Design U311
ULC Design U311

Field Sound Test: BBN 760903, 9-17-76
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RECORDING REQUESTED BY: 
 
 
WHEN RECORDED MAIL TO: 
City of Garden Grove 
P.O. Box 3070 
Garden Grove, CA 92842 
Attn: Planning Services Division 
 

 

                                                    SPACE ABOVE THIS LINE FOR RECORDERS USE 
 

 LOT LINE ADJUSTMENT NO. LLA-___-___ 
 

RECORD OWNERS:    

     

PARCEL NO. _______________________________  PARCEL NO. _______________________________ 

     

NAME: _______________________________  NAME: _______________________________ 

     

ADDRESS: _______________________________  ADDRESS: _______________________________ 

     

 _______________________________   _______________________________ 

     

NAME: _______________________________  NAME: _______________________________ 

     

ADDRESS: _______________________________  ADDRESS: _______________________________ 

     

 _______________________________   _______________________________ 

     

(I/We) hereby certify that: 1) (I am/We are) the record owner(s) of all parcels proposed for adjustment by this 

application, 2) (I/We) have knowledge of and consent to the filing of this application, and 3) the information 

submitted in connection with this application is true and correct. 

     

APPLICANT/OWNER  APPLICANT/OWNER 

   

By:_______________________________________  By: ______________________________________ 

Title:  Title: 

   

By: _______________________________________  By: ______________________________________ 

Title:  Title: 

   

By: _______________________________________  By: ______________________________________ 

Title:  Title: 

   

Date:__________________  Date:__________________  

   

Contact Person:_____________________________  Address:__________________________________ 

                

Daytime Phone No.:_________________________               __________________________________ 

   

 

SPACE BELOW FOR OFFICIAL USE ONLY 
 

Date Received 

 

 

Land Use 

Designation 

 

 

CEQA Status Subdivision 

Committee Action 

APPROVED 

Date: 

Land Use 

APPROVED 

By: 

Date: 
 

Zoning 

 

 

 

AP Numbers Filing Fee Date Filed 

 

Receipt Number 

Recording Date 

 

 

City of Garden Grove 
Planning Services Division 

(714) 741-5312 
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The following notice is pursuant to California Government Code 

Section 12956.1(b)(1))  

Notice 

 

If this document contains any restriction based on age, race, color, religion, sex, 

gender, gender identity, gender expression, sexual orientation, familial status, 

marital status, disability, genetic information, national origin, source of income as 

defined in subdivision (p) of Section 12955, or ancestry, that restriction violates 

state and federal fair housing laws and is void, and may be removed pursuant to 

Section 12956.2 of the Government Code by submitting a “Restrictive Covenant 

Modification” form, together with a copy of the attached document with the 

unlawful provision redacted to the county recorder’s office.  The “Restrictive 

Covenant Modification” form can be obtained from the county recorder’s office 

and may be available on its internet website.  The form may also be available 

from the party that provided you with this document. Lawful restrictions under 

state and federal law on the age of occupants in senior housing or housing for 

older persons shall not be construed as restrictions based on familial status. 



Restrictive Covenant Modification 

Under current state law, including AB1466 effective January 1, 2022, homeowners 

can request to modify property documents that contain unlawful discriminatory 

covenants. Government Code Section 12956.2 allows a person who holds an 

ownership interest of record in property that the person believes is the subject of an 

unlawfully restrictive covenant to record a Restrictive Covenant Modification 

document to have the illegal language stricken. Unlawful restrictions include those 

restrictions based on race, color, religion, sex, gender, gender identity, gender 

expression, sexual orientation, familial status, marital status, disability, veteran or 

military status, national origin, source of income as defined in Government Code 

Section 12955subdivision (p), ancestry, or genetic information. 

To Record a Restrictive Covenant Modification, you must:  

• Complete a Restrictive Covenant Modification Form; this must be signed in 

front of a notary public. 

• Attach a copy of the original document containing the unlawful restrictive 

language with the unlawful language stricken. 

• Submit the completed document to the County Recorder.   

This document requires the following: 

 

1. Name(s) of current owner(s) 

2. Identification of document page number and language in violation 

3. Recording reference of document with unlawful restrictive covenant 

4. Copy of referenced document attached complete with unlawful restrictive 

language stricken out 

5. Signature(s) of owner(s) 

6. Signature(s) acknowledged 

7. Approval by County Counsel provided to County Recorder 

 

Upon receipt, the Recorder's office will submit the document to County Counsel who 

will determine whether the original document contains any unlawful restrictions, as 

defined in Government Code Section 12956.2 subdivision (b). Only those determined 

to be in violation of the law will be recorded and those that are not, will be returned 

to the submitter unrecorded.  

Please note that the County Recorder is not liable for modification not authorized by 

law. This is the sole responsibility of the holder of ownership interest who caused the 

modified recordation per Government Code Section 12956.2 subdivision (f). 

Pursuant to the requirements of AB1466, and no later than July 1, 2022, the Assessor-

County Clerk-Recorder will post an implementation plan outlining our strategy to 

identify records with discriminatory restrictions.  
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This map/plat is being furnished as an aid in locating the herein described Land in relation to adjoining streets, natural boundaries and other land, and is not a survey of the land 

depicted. Except to the extent a policy of title insurance is expressly modified by endorsement, if any, the Company does not insure dimensions, distances, location of easements, 

acreage or other matters shown thereon.
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RESOLUTION NO. 6095-24 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF GARDEN GROVE 
APPROVING SITE PLAN NO. SP-141-2024, LOT LINE ADJUSTMENT NO. 

LLA-031-2024, AND CONDITIONAL USE PERMIT NO. CUP-493-00 (REV. 2024), FOR 
PROPERTIES LOCATED ON THE NORTH SIDE OF ORANGEWOOD AVENUE, BETWEEN 
MAC STREET AND MAGNOLIA STREET, AT 8791-8811 ORANGEWOOD AVENUE, 

ASSESSOR’S PARCEL NOS. 132-213-12 AND 132-213-13.  

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

regular session assembled on August 15, 2024, hereby approves Site Plan No. 
SP-141-2024, Lot Line Adjustment No. LLA-031-2024, and Conditional Use Permit 
No. CUP-493-00 (REV. 2024), for properties located on the north side of Orangewood 

Avenue, between Mac Street and Magnolia Street, at 8791-8811 Orangewood 
Avenue, Assessor’s Parcel Nos. 132-213-12 and 132-213-13, subject to the 

conditions of approval attached hereto as Exhibit “A”.  

BE IT FURTHER RESOLVED in the matter of Site Plan No. SP-141-2024, Lot Line 
Adjustment No. LLA-031-2024, and Conditional Use Permit No. CUP-493-00 (REV. 

2024), the Planning Commission of the City of Garden Grove does hereby report as 
follows: 

1. The subject case was initiated by Winston Liu, with authorization from the 
property owner, Dai Dao Tam Ky Pho Do – Toa Thanh Tay Ninh, a non-profit 

corporation. 

2. The applicant requests approval of the following land use entitlements: (i) a 
Site Plan to construct a new 4,825 square-foot two-story ancillary building to 

serve the existing religious facility site, along with associated site 
improvements; (ii) a Lot Line Adjustment to remove an existing lot line for the 

purpose of consolidating two (2) adjoining lots into one (1) lot to accommodate 
the religious facility expansion; and (iii) a modification to Conditional Use 
Permit No. CUP-493-00 to allow the expansion of the religious use. Upon 

approval and exercise of the subject request, the Conditional Use Permit 
previously governing the subject religious facility, CUP-493-00, would be 

replaced by Conditional Use Permit No. CUP-493-00 (REV. 2024). 

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 15303 (New 
Construction or Conversion Of Small Structures) and Section 15305 (Minor 

Alterations in Land Use Limitations) of the State CEQA Guidelines (14 Cal. Code 
Regs., Sections 15303 and 15305). 

4. The site has a General Plan Land Use Designation of Low Density Residential 

(LDR), and is zoned R-1 (Single-Family Residential). The site consists of two 
(2) adjoining parcels: Parcel No. 132-213-12 (Parcel A) with a lot size of 
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43,570 square feet (1.0 acre) and Parcel No. 132-213-13 (Parcel B) with a lot 
size of 18,391 square feet (0.4 acres).  

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 August 15, 2024, 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 August 15, 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 project site is a 61,893 square foot (1.42 acres) irregularly shaped lot located on 
the north side of Orangewood Avenue, between Mac Street and Magnolia Street. The 

site has a General Plan Land Use Designation of Low Density Residential (LDR), and 
is zoned R-1 (Single-Family Residential). The site abuts R-1 zoned properties to the 

east, west, and across Orangewood Avenue, to the south, and an O-S zoned property 
to the north. Surrounding uses include single-family residential dwellings to the east, 

west, and south; and an unimproved OCTA (Orange County Transportation Authority) 
right-of-way to the north.  

The site consists of two (2) adjoining parcels, under common ownership, which 

include Parcel A (APN: 132-213-12) located at 8791 Orangewood Avenue, and Parcel 
B (APN: 132-213-13) located at 8811 Orangewood Avenue. Parcel A occupies 

approximately two-thirds of the subject site to the west, while Parcel B occupies the 
remaining area to the east. Both parcels front, and are solely accessible from, 
Orangewood Avenue. Parcel A is improved with a religious facility operated by the 

Dai Dao Tam Ky Pho Do – Toa Thanh Tay Ninh Church (henceforth referred to as 
“Cao Dai Church”) that practices Caodaism, a religion originating in Vietnam.  

On December 9, 1999, the City approved Lot Line Adjustment No. LLA-6-99 to shift 
and adjust the shared property lines between Parcel A and Parcel B to its current 
location and configuration, which resulted in two new parcels: Parcel No. 132-213-12 

(Parcel A) of the size of 43,570 square feet (1.0 acre) and Parcel No. 132-213-13 
(Parcel B) of the size of 18,391 square feet (0.42 acre).  

On March 1, 2000, the City approved Site Plan No. SP-263-00, which allowed the 
construction of a 2,150 square-foot two-story religious building and a 2,100 square 
foot ancillary building, both centrally located on Parcel A, along with associated site 
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improvements including a parking lot and landscaping. The City also concurrently 
approved Conditional Use Permit No. CUP-493-00, which allowed the operation of a 

religious facility on Parcel A. With the completion of improvements contemplated 
under the approvals of SP-263-00 and CUP-493-00, the Cao Dai Church was officially 
established in Garden Grove in 2000. The approvals did not encompass Parcel B.  

Parcel B is improved with an existing three (3) bedroom single-family dwelling located 
toward the front of the lot, and an existing detached accessory structure located at 

the rear of the lot. Both structures were built circa 1919. Per City’s records, the 
property has been owned by the Cao Dai Church since 2020.  

On October 18, 2020, a Notice of Code Violation was issued by the City citing that 

the existing single-family dwelling located on Parcel B had been altered without 
benefit of a valid building permit. The violations noted that the existing residential 

structure was converted into an administrative office for the church.   

On August 3, 2021, a building plan check application was submitted to the City for 
review to address all of the aforementioned building violations. However, due to 

inactivity, the plan check application expired on January 30, 2022. As of the writing 
of this staff report, the code violation case remains open and unresolved.  

After 24 years at the subject site, the church is now in need of additional space to 
expand its campus and accommodate other functions of its operation, as the original 

main building is primarily used for worship. Cao Dai Church now seeks to expand its 
campus to the adjoining property (Parcel B) and to construct a new ancillary building 
to accommodate this growth. As part of the proposal, the existing single-family 

residence, along with the existing accessory structure, on-site would be demolished 
to make way for the proposed religious facility. 

The applicant also proposes to remove the shared property line between the two 
parcels (Parcel A and B) to consolidate the properties into a single lot. In conjunction 
with the Site Plan and Lot Line Adjustment requests, the Conditional Use Permit (CUP-

493-00) currently governing the site would also be modified to reflect the proposed 
expansion of the subject religious facility as well as to update the Conditions of 

Approval to reflect current standard conditions imposed on similar religious facilities 
within the City. Upon approval and exercise of the subject requests, CUP-493-00, 
would be replaced by Conditional Use Permit No. CUP-493-00 (REV. 2024). 

FINDINGS AND REASONS: 

SITE PLAN 

1. The Site Plan complies with the spirit and intent of the provisions, conditions and 
requirements of Title 9 and is consistent with the General Plan. 

The site has a General Plan Land Use Designation of Low Density Residential 

(LDR), and is zoned R-1 (Single-Family Residential). The LDR Land Use 
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Designation is intended to preserve and enhance residential areas characterized 
by detached, single-unit structures and accessory dwelling units, with 

neighborhoods that: (i) provide an excellent neighborhood environment; (ii) 
preserve residential property values; (iii) provide access to schools, parks, and 
other community services; (iv) provide a high-quality architectural design. The 

LDR Land Use Designation is implemented by the R-1 (Single-Family Residential) 
zone, where churches and other religious facilities are conditionally permitted.   

The proposed Site Plan complies with all applicable development standards for the 
R-1 zone, including the Special Operating Conditions and Development Standards 
applicable to “Church and Other Religious Centers” uses. The design and 

improvement of the proposed project is also consistent with the spirit and intent 
of the General Plan, through its 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 – “Church and Other Religious Centers” uses are conditionally 
permitted in the R-1 zone. The project scope includes the expansion of the 

religious facility at 8791 Orangewood Avenue to the adjacent property at 8811 
Orangewood Avenue and the construction of a new two-story ancillary building. 

The proposed church expansion has been designed to meet all development 
standards and requirements for religious facilities in the R-1 zone, including 
exceeding minimum setback requirements, exceeding minimum parking 

requirements, and exceeding landscaping area requirements. The design also 
stays within the maximum height requirement and provides architectural 

consistency throughout the development. In addition, the site after the proposed 
expansion would continue to possess physical characteristics that meet the Code's 
requirements for churches and religious institutions, including the minimum lot 

size of one (1) acre, the minimum lot frontage of 120 feet, and adjacency to a 
public street with a roadway having not less than two (2) parking lanes and two 

(2) traffic lanes, and having a combined width of not less than thirty-six feet 
(36’-0”). Since zoning is an implementation tool for the General Plan, meeting the 
development standards and special operating conditions of the zone is intended 

to meet the goals and vision of the General Plan. Thus, the proposed site plan 
meets the needs of anticipated growth and achieves the community's vision.   

Policy LU-2.4: Assure that the type and intensity of land use shall be consistent 
with that of the immediate neighborhood – The site abuts R-1 zoned properties to 
the east, west, and across Orangewood Avenue, to the south, and an O-S zoned 

property to the north. Surrounding uses include single-family residential dwellings 
to the east, west and south, and an unimproved OCTA (Orange County 

Transportation Authority) right-of-way to the north. Although the site is located 
in a single-family neighborhood characterized by one- to two-story buildings, the 
original site has been used as a religious facility since 2000 and is improved with 

a thirty-five foot (35'-0") building. In addition, the site is fronted by and solely 
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accessible from Orangewood Avenue, a secondary arterial street that can 
accommodate four (4) lanes of traffic. The site has no direct access to local 

residential streets. No potential impacts to the immediate residential 
neighborhood are anticipated.    

Policy LU-4.5: Require that the commercial and industrial developments adjoining 

residential uses be adequately screened and buffered from residential areas – The 
proposed ancillary building is located ninety-feet (90'-0") from the south (front) 

property line; fifty-feet (50'-0") from the east (side) property line; 123'-7" from 
the west (side) property line; and fifty-one feet (51'-0") from the north (rear) 
property line, all of which exceed the minimum required front, side, and rear 

setbacks of the Code. In addition, a condition of approval is included requiring the 
applicant to plant trees along shared property lines with adjacent R-1 zoned 

properties to provide additional screening from the church.  

Goal ED-2: The City must attract new businesses, while supporting and assisting 
those already located within Garden Grove – The Cao Dai Church was officially 

established in Garden Grove in 2000. After 24 years at the subject site, the church 
is now in need of additional space to expand its campus and accommodate other 

functions of its operation, as the original main building is primarily used for 
worship. Approval of the Site Plan No. SP-141-2024, Lot Line Adjustment No. 

LLA-031-2024, and Conditional Use Permit No. CUP-493-00 (REV. 2024) would 

allow the church to continue its operation at the subject site with an additional 
facility that can support their current operation and anticipated growth. 

2. The proposed development would 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. 

Currently, the religious facility site, on Parcel A, is accessible from Orangewood 

Avenue through two (2) existing driveway approaches. As part of the proposed 

site design, a new thirty-foot (30’-0”) wide driveway approach located to the east 

would be constructed to provide an additional vehicular access point to the site 

from the public right-of-way.  

The existing parking lot would be restriped to accommodate additional parking 

spaces while maintaining adequate twenty-five-foot (25'-0") wide drive aisles 

throughout. The proposed project would provide a total of 93 parking spaces, 

resulting in a surplus of six (6) spaces. In addition, seventeen (17) out of 93 

parking spaces would be compact, which make up to 19.5% of the total 87 

required parking spaces. Thus, the project design demonstrates compliance with 

the parking requirements of the Municipal Code. All parking spaces on site would 

be required to meet the latest requirements of the California Green Building 

Standards Code and Americans with Disabilities Act (ADA), including handicap 

parking and EV charging. 
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The on-site circulation would be improved with a new twenty-five foot (25’-0”) 

U-shaped drive aisle that circulates through the site. The City’s Traffic Engineering 

Division and Orange County Fire Authority have reviewed the proposed on-site 

circulation, and all appropriate conditions of approval have been incorporated to 

minimize any adverse impacts to surrounding streets. The project would not 

adversely affect essential public facilities such as streets and alleys, utilities and 

drainage channels. 

3. The proposed development would not adversely affect essential public facilities 
such as streets and alleys, utilities and drainage channels. 

The streets in the area would be adequate to accommodate the development once 

the developer provides the necessary improvements for the project. Utilities and 
drainage channels in the area, if and where necessary, would be made adequate 

to accommodate the development. The property is not located in a sewer 
deficiency area. The Public Works Department has incorporated conditions of 
approval to minimize potential impacts to the sewer system. 

4. The proposed development would not adversely impact the Public Works 
Department's ability to perform its required function. 

Existing utilities and drainage channels in the area are adequate to accommodate 
the development. The proposed development would install and maintain 
landscaping, allowing adequate drainage of storm water. The project has been 

reviewed by the Public Works Department, which has required various on-site and 
off-site improvements, including sidewalks, and driveways.  The project has 

incorporated all the appropriate conditions of approval to minimize any adverse 
impacts. 

5. The proposed development is compatible with the physical, functional and visual 
quality of the neighboring uses and desirable neighborhood characteristics. 

The proposed project is consistent with the existing uses and improvements in the 

surrounding area. The proposed project would improve the aesthetics of site 
through the construction of the new ancillary church building. Associated site 

improvements include new parking, new driveway, and new landscaping. The 
resulting development would be an improvement, visually, for the community 
while also maintaining a reasonable degree of physical, functional, and visual 

compatibility with neighboring uses and the desirable neighborhood 
characteristics.  Therefore, the proposed project is consistent with the surrounding 

area and compatible with the existing uses on the properties. 

6. Through the planning and design of buildings and building placement, the 
provision of open space landscaping and other site amenities would attain an 

attractive environment for the occupants of the property.  
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The project has been designed for building appearance, building placement, 
landscaping, and other amenities to attain an attractive environment.  The new 

building design would continue to incorporate the same traditional Cao Dai 
architectural style that is already established on-site. The building would include 
unique features that are iconic to the Cao Dai style such as the three-tier tower 

at the front entrance, curved rooflines, and ornate pillars.  

The proposed project would provide a total of approximately 9,300 square feet of 

landscaping throughout the site, along the property lines, within the parking lot 
areas, and areas surrounding the new building. The landscaping for the property 
would comply with all applicable requirements of the Municipal Code. In addition, 

a condition of approval would be included requiring the applicant to plant trees 
and to maintain adequate screening along any shared property lines with 

adjoining R-1 zoned properties. On-site landscape planting would include a wide 
variety of plant material. All planting areas would be watered by means of an 
automatic irrigation system meeting the City’s requirements for water 

conservation. The applicant is required to submit a landscape and irrigation plan 
to the City that complies with the landscaping requirements of Title 9 of the 

Municipal Code, which includes the City’s Landscape Water Efficiency Guidelines.  

LOT LINE ADJUSTMENT 

1. The parcels, as a result of the Lot Line Adjustment, will conform to the zoning 
and building codes. 

The subject parcels comprising the project are both zoned R-1-7 (Single-family 

Residential). The R-1-7 zone requires a minimum lot area of 7,200 square feet, 
or 0.17 acres. The site consists of two adjoining parcels, Parcel A (APN: 132-

213-12), which is 43,570 square feet (1.0 acre) in area and Parcel B (APN: 
132-213-13), which is 18,391 square feet (0.4 acres) in area. The proposed 
Lot Line Adjustment is to remove the shared lot line between the two (2) 

parcels and consolidate into one (1) single lot. After the Lot Line Adjustment, 
the total lot size of the entire site would be 1.4 acres, which exceeds the 

minimum lot size requirements of the R-1-7 zone. The Lot Line Adjustment 
and all associated site improvements would conform to the development 
standards as set forth by the Municipal Code. 

CONDITIONAL USE PERMIT 

1. The proposed use would be consistent with the City’s adopted General Plan and 

redevelopment plan.  

The site has a General Plan Land Use Designation of Low Density Residential 
(LDR), and is zoned R-1 (Single-Family Residential). The LDR Land Use 

Designation is intended to preserve and enhance residential areas characterized 
by detached, single-unit structures and accessory dwelling units, with 

neighborhoods that: (i) provide an excellent neighborhood environment; (ii) 



Resolution No. 6095-24 Page 8 
 

preserve residential property values; (iii) provide access to schools, parks, and 
other community services; (iv) provide a high-quality architectural design. The 

LDR Land Use Designation is implemented by the R-1 (Multiple-Family 
Residential) zone, where churches and other religious facilities are conditionally 
permitted.   

The proposed Site Plan complies with all applicable development standards for 
the R-1 zone, including the Special Operating Conditions and Development 

Standards applicable to “Church and Other Religious Centers” uses. The design 
and improvement of the proposed project is also consistent with the spirit and 
intent of the General Plan, through its 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 – “Church and Other Religious Centers” uses are 
conditionally permitted in the R-1 zone. The project scope includes the 

expansion of the religious facility at 8791 Orangewood Avenue to the adjacent 
property at 8811 Orangewood Avenue and the construction of a new two-story 

ancillary building. The proposed church expansion has been designed to meet 
all development standards and requirements for religious facilities in the R-1 

zone, including exceeding minimum setback requirements, exceeding minimum 
parking requirements, and exceeding landscaping area requirements. The 
design also stays within the maximum height requirement and provides 

architectural consistency throughout the development. In addition, the site after 
the proposed expansion would continue to possess physical characteristics that 

meet the Code's requirements for churches and religious institutions, including 
the minimum lot size of one (1) acre, the minimum lot frontage of 120 feet, and 
adjacency to a public street with a roadway having not less than two (2) parking 

lanes and two (2) traffic lanes, and having a combined width of not less than 
thirty-six feet (36’-0”). Since zoning is an implementation tool for the General 

Plan, meeting the development standards and special operating conditions of 
the zone is intended to meet the goals and vision of the General Plan. Thus, the 
proposed site plan meets the needs of anticipated growth and achieves the 

community's vision.   

Policy LU-2.4: Assure that the type and intensity of land use shall be consistent 

with that of the immediate neighborhood – The site abuts R-1 zoned properties 
to the east, west, and across Orangewood Avenue, to the south, and an O-S 
zoned property to the north. Surrounding uses include single-family residential 

dwellings to the east, west, and south, and an unimproved OCTA (Orange 
County Transportation Authority) right-of-way to the north. Although the site is 

located in a single-family neighborhood characterized by one- to two-story 
buildings, the original site has been used as a religious facility and is improved 
with a thirty-five foot (35'-0") building. In addition, the site is fronted by, and 

solely accessible from, Orangewood Avenue, a secondary arterial street that can 



Resolution No. 6095-24 Page 9 
 

accommodate four (4) lanes of traffic. The site has no direct access to local 
residential streets. No potential impacts to the immediate residential 

neighborhood are anticipated.    

Policy LU-4.5: Require that the commercial and industrial developments 
adjoining residential uses be adequately screened and buffered from residential 

areas – The proposed ancillary building is located ninety-feet (90'-0") from the 
south (front) property line; fifty-feet (50'-0") from the east (side) property line; 

123'-7" from the west (side) property line; and fifty-one feet (51'-0") from the 
north (rear) property line, all of which exceed the minimum required front, side, 
and rear setbacks of the Code. In addition, a condition of approval is included 

requiring the applicant to plant trees along shared property lines with adjacent 
R-1 zoned properties to provide additional screening from the church.  

Goal ED-2: The City must attract new businesses, while supporting and assisting 
those already located within Garden Grove – The Cao Dai Church was officially 
established in Garden Grove in 2000. After 24 years at the subject site, the 

church is now in need of additional space to expand its campus and 
accommodate other functions of its operation, as the original main building is 

primarily used for worship. Approval of the Site Plan No. SP-141-2024, Lot Line 
Adjustment No. LLA-031-2024, and Conditional Use Permit No. CUP-493-00 

(REV. 2024) would allow the church to continue its operation at the subject site 
with an additional facility that can support their current operation and 
anticipated growth. 

2. The requested use at the location proposed would 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 use would not adversely affect the health, peace, comfort or welfare of 

persons residing or working in the surrounding area. The Cao Dai Church has 

been operating at the subject location since 2000 under the governance of 

Conditional Use Permit No. CUP-493-00. The proposed church expansion to the 

adjoining property is to accommodate their growing operation. Approval of the 

Conditional Use Permit would allow the Cao Dai Church to continue their 

operation at the subject location. Conditions of approval require the church to 

comply with the City’s Noise Ordinance. 

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. 
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The site is of adequate size to accommodate the church facility, inclusive of the 
proposed two-story ancillary building. The Cao Dai Church’s hours of operation 

would remain unchanged, which are from 9:00 a.m. to 5:00 p.m., Monday to 
Friday, and 8:00 a.m. to 8:00 p.m., Saturday and Sunday. Provided the 
conditions of approval are adhered to for the life of the project, the use would 

be harmonious with the persons who work and live in the area.  

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 site is located on the north side of Orangewood, between Mac Street and 

Magnolia Street. The site is sufficiently served by the public service facilities 
required, such as public utilities: gas, electric, water, and sewer facilities.  As a 

part of this request, no changes are proposed to the overall function of the 
building. Therefore, the site would 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 Site Plan, Lot Line Adjustment and Conditional Use Permit possess 
characteristics that would justify the request in accordance with Municipal Code 
Section No. 9.32.030 (Site Plan and Conditional Use Permit) and Section No. 

9.40.190 (Lot Line Adjustment).  

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-141-2024, Lot Line 
Adjustment No. LLA-031-2024, and Conditional Use Permit No. CUP-493-00 

(REV. 2024).  



EXHIBIT “A” 

Site Plan No. SP-141-2024, 

Lot Line Adjustment No. LLA-031-2024, and 

Conditional Use Permit No. CUP-493-00 (REV. 2024)  

8791 – 8811 Orangewood 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 each of the following: the project applicant, Elements 

Architecture, owner and developer of the project, The Dai Dao Tam Ky Pho Do 
- Toa Thanh Tay Ninh Church (henceforth referred to as ”Cao Dai Church”), 
and the future owner(s) and tenants(s) of the property, and each of their 

respective successors and assigns.  All conditions of approval are required to 
be adhered to for the life of the project, regardless of property ownership.  

Except for minor modifications authorized to be approved by the Community 
Development Director pursuant to Condition No. 4, any changes of the 
Conditions of Approval require approval by the appropriate City hearing body. 

3. Site Plan No. SP-141-2024, Lot Line Adjustment No. LLA-031-2024, and 
Conditional Use Permit No. CUP-493-00 (REV. 2024) only authorize the 

expansion of an existing religious facility by incorporating an approximately 
0.42-acre adjoining parcel into the subject’s site area, and the construction of 

an approximately 4,825 square foot, two-story ancillary building along with 
associated site improvements, at 8791-8811 Orangewood Avenue, as depicted 
on the plans submitted by the applicant and made part of the record of the 

August 15, 2024, Planning Commission proceedings. Approval of this Site Plan, 
Lot Line Adjustment and Conditional Use Permit shall not be construed to mean 

any waiver of applicable and appropriate zoning and other regulations; and 
wherein not otherwise specified, all requirements of the City of Garden Grove 
Municipal Code shall apply. 

4. The approved site plan and floor plan are an integral part of the decision 
approving this Site Plan, Lot Line Adjustment, and Conditional Use Permit. 

There shall be no additional changes in the design of the site plan and floor 
plan without the approval of the City. Minor modifications to the Site Plan 
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and/or these Conditions of Approval, which do not materially change the scope 
or intensity of the project and which will not result in impacts that have not 

previously been addressed, may be approved by the Community Development 
Director, in his or her discretion. Proposed modifications to the project and/or 
these Conditions of Approval determined by the Community Development 

Director not to be minor in nature shall be subject to approval of new and/or 
amended land use entitlements by the applicable City hearing body. 

5. All conditions of approval shall be implemented at the applicant’s expense, 
except where specified in the individual condition.  

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 
make recommendations.  The report shall analyze sub-surface issues related 
to the past uses of the site, including sub-surface tanks and basement and 

septic facilities. Any soil or groundwater contamination shall be remediated 
prior to the issuance of a building permit per the requirements of the Orange 

County Health Department and the mitigation requirements of governing 
regulatory requirements. The report shall make recommendations for 
foundations and pavement structural section design of interior streets and 

parking spaces.  The report shall also test and analyze soil conditions for LID 
(Low Impact Development) principles and the implementation of water quality 

for storm water runoff, including potential infiltration alternatives, soil 
compaction, saturation, permeability and groundwater levels.  

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) 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. 
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c. Incorporates the applicable Routine Source Control BMPs as defined in 
the DAMP. 

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

e. Generally describes the long-term operation and maintenance 

requirements for the Treatment Control BMPs. 

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

maintenance of the Treatment Control BMPs.  

g. Describes the mechanism for funding the long-term operation and 
maintenance of the Treatment Control BMPs. 

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

RDMD standards. 

8. Parkway culverts shall be designed per City of Garden Grove Standard Plan B-
209. Storm drain lateral pipe connections to City-maintained storm drains 

within City right-of-way shall be RCP with a minimum diameter of 18-inches.  

9. Grading and Street improvement plans prepared by a registered Civil Engineer 

are required. As required under Section 107 of the California Building Code 
(CBC), the grading plan shall be based on a current survey of the site, including 
a boundary survey, topography on adjacent properties up to thirty-feet 

(30’-0”) outside the boundary, and designed to preclude cross-lot drainage.  
Minimum grades shall be 0.50% for concrete flow lines and 1.25% for asphalt.  

The grading plan shall also include water and sewer improvements.  The 
grading plan shall include a coordinated utility plan showing all existing utility 

facilities, easements and proposed utility facilities. All on-site improvements 
shall be tied by horizontal dimensional control to the property boundary as 
established by survey.   A minimum uninterrupted 20-foot wide throat access 

to the site is required from the street for the commercial 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.  
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12. Any new drive approaches to the site shall be constructed in accordance with 
Garden Grove Standard B-121 as they conform to land use and roadway 

designation.  

13. 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 of the California Building Code.  

14. 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. 

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 turnarounds, 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.  
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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). 

15. Any new or required block walls and/or retaining walls shall be shown on the 

grading plans, both in plan-view and cross sections.  Cross sections shall show 
vertical and horizontal relations of improvements (existing and proposed) on 
both sides of property lines. Required wall heights shall be measured vertically 

from the highest adjacent finished grade.  Block walls shall be designed in 
accordance to City of Garden Grove Standard B-504, B-505, B-506 & 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. 

16. For Lot Line Adjustment (LLA) projects, the applicant shall complete the 
following:  

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

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

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

b. Preparation, formatting and packaging of the Lot Line Adjustment 

application and exhibits must follow the requirements of the County of 
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Orange Lot Line Adjustment Manual, and shall be reviewed and 
approved by the City Engineer. 

c. The order of recording documentation of the LLA application with the 
County of Orange Recorder’s Office shall be as prescribed by the City 
Engineer. The instrument numbers assigned by the County Recorder for 

the LLA shall be written into the new property description of the 
succeeding Grant Deed or Quit Claim conveyances as prescribed by the 

City Engineer. 

d. If a lender or beneficiary is involved in the property, whether noted in 
the Title Report or not indicated in the Title Report, a Modification of 

Deed of Trust must be prepared for each lender or beneficiary involved. 
The Modification of Deed of Trust must be signed by a person authorized 

to represent the beneficiary and notarized. Exhibits for the Modification 
of Deed of Trust shall be the exhibits as prepared for the Lot Line 
Adjustment prior to recordation. A blank line must be left in the 

acknowledgement description to write in the LLA instrument number as 
recorded by the County Clerk. 

17. The applicant shall remove any existing substandard driveway approaches, 
curbs, sidewalks, ADA ramps, pavement sections, tree well and landscaping, 
and construct Orangewood Avenue frontage improvements as identified below.  

All landscape, irrigation, sidewalk, signal modifications and lighting 
improvements installed within the public rights-of-way shall be maintained by 

the applicant and shall require the approval of the City Engineer, Street 
Division, and Planning Division. 

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 for Orangewood Avenue, which shall include any 

proposed landscaping and irrigation plans. All work shall be per City 
standards and specifications. 

b. Construct new driveway approach at northeast corner of the religious 
institution property on Orangewood Avenue per City Standard B-121, 
per the approved site plan. 

c. The applicant shall remove all existing vehicular access gates to the site 
on Orangewood Avenue.  

d. The applicant is expressly prohibited from installing any vehicle access 
gate at the any of the three entrances to the project on Orangewood 
Avenue. 

e. The applicant shall cold mill (grind) existing asphalt pavement 3-inch 
uniform depth and replace with 3-inches of fiber reinforced asphalt 
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surface course from the edge of the northerly gutter to the southerly 
gutter along Orangewood Avenue fronting the project per City 

specification and the direction of the City Engineer. 

f. Any further deviation from the approved site access points shall be 
approved by the City Traffic Engineer. 

g. 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. 

h. 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.  

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

Traffic Engineer. 

18. The applicant shall ensure adequate radius is provided for appropriate vehicles 
(fire trucks, buses, trash trucks, etc.) to navigate the project access in 

accordance with City’s Traffic Policy & Procedures TE-14. 

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

Standard B-311. 

20. Provide appropriate and adequate wayfinding and signage for drivers to easily 
navigate the entrance and exit. 

21. Parking lot layout shall be in accordance with City Standard B-311. 

22. Turning Template shall be in accordance with City’s Traffic Policy & Procedures 

TE-14. 

23. Driveway Opening Policy shall be in accordance with City’s Traffic Policy & 

Procedures TE-8. 

24. Sight Distance Standards shall be in accordance with City’s Traffic Policy & 
Procedures TE-13. 

25. Tow-Away Sign Design shall be in accordance with City’s Municipal Code. 

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

Policy & Procedures TE-20. 

Permit Issuance 

27. A separate street permit is required for work performed within the public right-

of-way.  
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28. 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 and nearby shopping centers.  
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 and the Storm Water Pollution Prevention plan 
(SWPPP). 

29. 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. 

Project Construction/Operation 

30. The applicant shall coordinate with City’s Public Works Department 
(engineering, traffic, water services and streets division) and setup 
appointments for preconstruction inspections for all the on-site and off-site 

improvements prior to commencement of grading operation and mobilization. 

31. 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. 

32. The applicant and his contractor shall be responsible for protecting all existing 
horizontal and vertical survey controls, monuments, ties (centerline and 

corner) and benchmarks located within the limits of the project.  If any of the 
above require removal; relocation or resetting, the Contractor shall, prior to 

any construction work, and under the supervision of a California licensed Land 
Surveyor, establish sufficient temporary ties and benchmarks to enable the 
points to be reset after completion of construction.  Any ties, monuments and 

bench marks disturbed during construction shall be reset per Orange County 
Surveyor Standards after construction.  Applicant and his contractor shall also 

re-set the tie monuments where curb or curb ramps are removed and replaced 
or new ramps are installed.  The Applicant and his contractor shall be liable 
for, at his expense, any resurvey required due to his negligence in protecting 

existing ties, monuments, benchmarks or any such horizontal and vertical 
controls.  Temporary Benchmarks shall not be used for Vertical control.  

Benchmarks shall be to the National Geodetic Vertical Datum (NGVD). 

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

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

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

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

e. Identify responsible contractor and individuals for maintaining the new 

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

Water Division (waiting for Carina) 

35. 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-inch (0’-3”) and larger, shall be 

installed by developer/owner’s contractor per City Standards. 

36. Water meters shall be located within the City right-of-way.  Fire services, and 
large water services three-inch (0’-3”) and larger, shall be installed by 

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

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

device.  Any carbonation dispensing equipment shall have a RPPD device.  
Installation shall be per City Standards and shall be tested by a certified 
backflow device tester immediately after installation. Cross-connection 

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

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

38. 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. 

39. A composite utility site plan shall be part of the water plan approval. 
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40. New utilities shall have a minimum of five-foot (5’-0”) horizontal and a 
minimum one-foot (1’-0”) vertical clearance from water main and 

appurtenances.    

41. Any new or existing water valve located within new concrete driveway or 
sidewalk construction shall be reconstructed per City Standard B-753. 

42. City shall determine if existing water services(s) is/are usable and meets 
current City Standards.  Any existing meter and service located within new 

driveway(s) shall be relocated at owner’s expense. 

43. If required, fire-service and any private fire-hydrant lateral shall have 
above-ground backflow device with a double-check valve assembly. Device 

shall be tested immediately after installation and once a year thereafter by a 
certified backflow device tester and the results to be submitted to Public Works, 

Water Services Division. Device shall be on private property and is the 
responsibility of the property owner. The above-ground assembly shall be 
screened from public view as required by the Planning Services Division. 

44. Location and number of fire hydrants shall be as required by Water Services 
Division and the Orange County Fire Authority (OCFA). 

Sewer Division 

45. 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. 

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

line. Lateral in public right-of-way shall be a minimum six-inch (6’-0”), extra 
strength VCP with wedgelock joints. 

47. Contractor shall abandon any existing unused sewer lateral(s) at street right-
of-way on the property owner’s side. The sewer pipe shall be capped with an 
expansion sewer plug and encased in concrete. Only one sewer connection per 

lot is allowed. 

48. All perpendicular crossings of the sewer, including laterals, shall maintain a 

vertical separation of minimum twelve-inch (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. 

Orange County Fire Authority  

49. The applicant shall comply with all applicable Orange County Fire Authority 

(OCFA) requirements, including, but not limited to, the Fire Master Plan.  
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Building and Safety Division 

50. All work shall comply with the latest edition of the California (CA) Building 

Standards Code (CBC) at time of permit application. 

51. A code analysis shall be required either separating new and existing structures 
assuming a property line or justifying as one building per Chapter 5 CBC.  

52. An on-site path-of-travel from public right-of-way without having to traverse 
an apron with more than 2% cross slope will be required.  

53. The project shall be subject to building plan review and will illustrate 
compliance with all applicable locally enforceable codes, ordinances and 
regulations. 

Planning Services Division 

54. 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 
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 
adjacent streets shall be installed or relocated underground. All on-site 

and off-site utilities pertaining to the improvements proposed under this 
Site Plan shall be installed or relocated underground.   

b. All above-ground utility equipment shall not be located within the 
common areas, or any parking areas, and shall be screened by densely 

planted and maintained landscaped hedges or a fence or wall. Ground-
mounted equipment shall not exceed the maximum allowable height for 
a wall, fence, or hedge. 

c. 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 architecture lines of the building.  

55. Hours and days of construction and grading shall be as set forth in the City of 

Garden Grove Municipal Code Chapter 8.47 as adopted, except that: 

a. Monday through Friday - not before 7:00 a.m. and not after 5:00 p.m. 

(of the same day). 
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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 – may work the same hours, but be subject 
to the restrictions as stipulated in Sections 8.47.040 to 8.47.060 of the 
Municipal Code. 

56. The property owner(s) shall comply with the adopted City Noise Ordinance. 

57. There shall be no deliveries to or from the premises before 8:00 a.m. and after 

8:00 p.m., seven days a week.  

58. All landscaping shall be consistent with the landscape requirements of Title 9 
of the Municipal Code.  The developer shall submit a complete landscape plan 

governing the entire development.  The landscape irrigation plans shall include 
type, size, location and quantity of all plant material.  The landscape plan shall 

include irrigation plans and staking and planting specifications.  All landscape 
irrigation shall comply with the City’s Landscape Ordinance and associated 
Water Efficiency Guidelines. The landscape plan is also subject to the following: 

a. A row of Italian Cypress (or similar species) shall be planted along the 
new easterly property line. The spacing between trees shall mirror the 

existing tree row along the westerly property line. 

b. A complete, permanent, automatic remote control irrigation system 
shall be provided for all landscaping areas shown on the plan.  The 

sprinklers shall be of drip or microspray system sprinkler heads for water 
conservation.  

c. 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.  Where clinging vines are considered for covering 
walls, drought tolerant vines shall be used. 

d. Clinging vines shall be installed within the landscape planters along 
perimeter block walls to deter graffiti.  

e. Trees planted within ten feet (10') 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.   

f. The landscaping treatment along Orangewood Avenue frontage, 
including the area designated as public right-of-way and parking areas, 

shall incorporate a mixture of groundcover, flowerbeds, shrubs, and 
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trees to enhance the appearance of the property. The Community 
Development Department shall review the type and location of all 

proposed trees and plant materials. Said landscape area shall be the 
responsibility of the applicant to maintain. 

g. 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) 
and any other water conservation measures applicable to this type of 

development. 

h. 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. 

59. 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. 

60. 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. 

61. All signs shall comply with the sign requirements of Title 9 of the Municipal 

Code.  All signs shall require a separate permit and shall be installed in 
accordance with the provisions of the sign ordinance. 

62. 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 Services Division.  Lighting adjacent to residential properties shall be 

restricted to low decorative type wall-mounted lights, or a ground lighting 
system.  Any new lighting that is provided within the parking lot area shall 
maintain a minimum of two foot-candles of light on the parking areas during 

business hours. Lighting in the parking areas shall be directed, positioned, or 
shielded in such manner so as not to unreasonably illuminate the windows of 

adjacent properties. 
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63. The applicant shall submit a light plan (photometric plan) to Planning Services 
Division for review.  All lighting shall be provided throughout the parking areas 

at a minimum of two-foot candle of light during the hours of darkness when 
the businesses are open, and a one foot candle of light during all other hours 
of darkness.   

64. View-obscuring treatment such as opaque and frosted glass and/or high 
parapet shall be used on the second floor of the easterly elevation of the 

proposed building to mitigate direct views from the second floor of the building 
into the private recreation areas of the abutting single-family developed 
property.  

65. Any new or required block walls and/or retaining walls shall be shown on the 
grading plans, both in plan-view and cross-sections. Cross-sections shall show 

vertical and horizontal relations of improvements (existing and proposed) on 
both sides of property lines. Required wall heights shall be measured vertically 
from the highest adjacent finished grade. Block walls shall be designed in 

accordance to City of Garden Grove Standard B-504, B-505, B-506, and B-
508, or designed by a professional registered engineer. In addition, the 

following shall apply: 

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. 
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. 

c. The property owner shall work with the adjoining property owners in 
designing and constructing the perimeter block walls to avoid the use of 

double walls. If the property owner cannot obtain approval from the 
adjoining property owners, the property owner shall construct the new 

wall with a decorative cap to be placed between the new and the existing 
wall. 

66. 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. 
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67. During construction, if paleontological or archeological resources are found, all 
attempts will be made to preserve in place or leave in an undisturbed state in 

compliance with applicable law.  

68. The applicant shall comply with the Migratory Bird Treaty Act (MBTA), and the 
Sections 3503, 3502.5, and 3513 of the California Fish and Game regulations, 

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. 

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

70. The trash enclosures shall have unifying colors and exterior finishes that 
match, and are integrated, with the proposed 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 

CBC requirements. 

71. 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. 

72. As part of the finalized working drawings for Planning Services Division, 

Engineering Division, and Building and Safety Division, the applicant shall 
submit a detailed and dimensioned plot plan, floor plans, exterior elevations 
and landscape plans that reflect the above conditions of approval.  The plans 

shall indicate landscape materials, wall materials, and building materials 
proposed for the project.   

73. Any and all corrections notice(s) generated through the plan check and/or 
inspection process is/are hereby incorporated by reference as conditions of 

approval and shall be fully complied with by the owner, applicant and all agents 
thereof. 

74. No amplification systems shall be permitted outside of a fully enclosed building. 

75. The sound emitted from any loud speakers shall not extend beyond the walls 
of the building. Religious and related activities shall also take place within the 

building and such activities shall not create a nuisance to surrounding 
properties.  

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

FRONT OF THESE PREMISES” shall be posted in a place that is clearly visible 
to patrons of the licensee. The size, format, form, placement, and languages 

of the sign shall be determined by the Community Development Department. 

77. In the event that parking for the religious facility operation becomes a problem 
due to demand for parking that exceeds the on-site parking provided, then the 

applicant shall submit to the City a parking management plan, prepared by a 
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licensed traffic engineer, acceptable to the City Manager of Garden Grove or 
his/her designee, and upon review and approval of such parking study, 

promptly initiate and implement appropriate modifications and/or actions 
necessary to ensure that the use of the property has adequate parking to 
accommodate the activities occurring thereon. 

78. 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 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).  

79. The site is being improved with a new two-story building and is intended be 

used as an ancillary building as indicated by the applicant. The facility is to be 
used for administrative activities serving the religion, which would include, but 

is not limited to, administrative meeting, office, meditation and library study. 
This facility shall not be used as a boarding house or serve as temporary 
housing/living quarters. Should any change in the religious activities occur, the 

filing of a modification to the existing Conditional Use Permit and/or other 
proper entitlement(s) shall be required. 

80. The applicant/property owner shall submit signed letters acknowledging 
receipt of the decision approving Site Plan No. SP-141-2024, Lot Line 

Adjustment No. LLA-031-2024, and Conditional Use Permit No. CUP-493-00 
(REV. 2024), and his/her agreement with all conditions of approval within 
30-days from the date of this approval. 

81. A copy of the resolution approving Site Plan No. SP-141-2024, Lot Line 
Adjustment No. LLA-031-2024, and Conditional Use Permit No. CUP-493-00 

(REV. 2024), including the conditions of approval, shall be kept on the 
premises at all times. 

82. Unless a time extension is granted pursuant to Section 9.32.030.D.9 of Title 9 

of the Municipal Code, the uses and development authorized by this approval 
of Site Plan No. SP-141-2024, Lot Line Adjustment No. LLA-031-2024, and 

Conditional Use Permit No. CUP-493-00 (REV. 2024) shall 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 and 

thereafter diligently advanced until completion of the project.   

83. 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 
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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-141-2024, Lot Line Adjustment No. 
LLA-031-2024, and Conditional Use Permit No. CUP-493-00 (REV. 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. 
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