
     A G E N D A 
 
 GARDEN GROVE PLANNING COMMISSION 

 
July 6, 2023 - 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 Department of Community & Economic 
Development 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 CUNNINGHAM 
  COMMISSIONERS ARBGAST, CUEVA, LARICCHIA, PAREDES, 

RAMIREZ 
 
PLEDGE OF ALLEGIANCE TO THE FLAG OF THE UNITED STATES OF AMERICA 
 
A. ORAL COMMUNICATIONS - PUBLIC  
 
B.  APPROVAL OF MINUTES – April 20, 2023 
 
C. PUBLIC HEARING(S) (Authorization for the Chair to execute Resolution shall 

be included in the motion.) 
 
 
 
 
 

 

mailto:planning@ggcity.org
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 C.1. SITE PLAN NO. SP-081-2020(TE2) 
   TENTATIVE TRACT MAP NO. TT-18181(TE2) 
      
   APPLICANT:  NHAN VUONG 
 

   LOCATION: SOUTH SIDE OF LAMPSON AVENUE, BETWEEN 9TH 
STREET AND WEST STREET AT 11712 LAMPSON 
AVENUE 
 

REQUEST:  A request for a one-year time extension for the 
approved entitlements under Site Plan No. SP-081-
2020 and Tentative Tract Map No. TT-18181 to 
subdivide an existing 47,284 square foot lot, improved 
with a single-family home, into four (4) residential lots 
that will be served by a private street designed as a cul-
de-sac (Lot 5). The approval allowed each parcel with a 
lot size of 10,031 square feet (Lot 1), 8,312 square feet 
(Lot 2), 10,520 square feet (Lot 3), and 7,783 square 
feet (Lot 4). The existing single-family home will be 
reconfigured to fit within the developable lot area of Lot 
1, and Lots 2, 3, and 4, will each be developed with a 
new two-story, single-family home. Also, a minor land 
deviation was approved to allow the front yard fence for 
Lot 1, located along Lampson Avenue to be constructed 
at a height of 6 feet. A CEQA determination is not 
required as the project was previously exempted. 

 
STAFF RECOMMENDATION:  Approval of one-year Time Extensions 
for Site Plan No. SP-081-2020(TE2) and Tentative Tract Map No. 
TT-18181(TE2). 

 
 C.2. SITE PLAN NO. SP-125-2023 
   CONDITIONAL USE PERMIT NO. CUP-241-2023 
          
   APPLICANT:  SABROSO! MEXICAN GRILL 

   LOCATION: SOUTHWEST CORNER OF HARBOR BOULEVARD AND 
GARDEN GROVE BOULEVARD AT 13091 HARBOR 
BOULEVARD 
 

REQUEST:  A request to operate a new restaurant, Sabroso! 
Mexican Grill, in an existing 2,780 square foot tenant 
space within a pad building located at 13091 Harbor 
Boulevard. The requested site plan approval includes 
exterior tenant improvements and the addition of a 927 
square foot patio dining area. Also, a request for 
Conditional Use Permit approval for a new original State 
Alcoholic Beverage Control (ABC) Type “47” (On-Sale, 
General) License. The site is in the HCSP-DC (Harbor 
Corridor Specific Plan-District Commercial) zone. In 
conjunction with the request, the Planning Commission 
will also consider a determination that the project is 
categorically exempt from the California Environmental 
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Quality Act (CEQA) pursuant to Section 15303 – New 
Construction or Conversion of Small Structures – of the 
State CEQA Guidelines. 

 
STAFF RECOMMENDATION:  Approval of Site Plan No. SP-125-2023 
and Conditional Use Permit No. CUP-241-2023, subject to the 
recommended conditions of approval. 

 
D. MATTERS FROM COMMISSIONERS 
 
E. MATTERS FROM STAFF   
 
F. ADJOURNMENT 
  



 
 
Planning Commission -1-  April 20, 2023 

GARDEN GROVE PLANNING COMMISSION 
Community Meeting Center 

11300 Stanford Avenue, Garden Grove, CA  92840 
 

Meeting Minutes 
Thursday, April 20, 2023 

 
CALL TO ORDER:  7:02 p.m. 
 
ROLL CALL: 
 

Commissioner Arbgast 
Commissioner Cunningham 
Commissioner Lindsay 
Commissioner Montano 
Commissioner Paredes 
Commissioner Perez 
Commissioner Ramirez 

 
Absent:  Montano, Perez 
 
PLEDGE OF ALLEGIANCE: Led by Commissioner Paredes 
 
ORAL COMMUNICATIONS – PUBLIC – None 
 
April 6, 2023 MINUTES:   
 

Action: Received and filed. 
 
Motion: Ramirez   Second: Arbgast 
 

 Ayes: (5) Arbgast, Cunningham, Lindsay, Paredes, Ramirez 
Noes:  (0) None 
Absent: (2) Montano, Perez 

 
PUBLIC HEARING – CONDITIONAL USE PERMIT NO. CUP-233-2023 FOR PROPERTY 
LOCATED ON THE NORTHEAST CORNER OF LAMPSON AVENUE AND 9TH STREET AT 
12432 9TH STREET. 
 
Applicant: SMARTLINK C/O AT&T MOBILITY 
Date:   April 20, 2023 
 
Request: A request for Conditional Use Permit approval to allow the construction 

and operation of a 60’-0” tall, unmanned, wireless telecommunication 
facility disguised as a eucalyptus tree (mono-eucalyptus), along with a 
375 square foot (25 feet x 15 feet) equipment enclosure, to be located 
on a site currently improved with a church, St. Olaf Church. The site is 
in the R-1 (Single-Family Residential) zone. In conjunction with the 
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request, the Planning Commission will also consider a determination that 
the project is categorically exempt from the California Environmental 
Quality Act (CEQA) pursuant to Section 15303(c) – New Construction or 
Conversion of Small Structures – of the State CEQA Guidelines. 
 
Action: On April 19, 2023, staff received a letter from the property 

owner withdrawing their authorization for Conditional Use 
Permit No. CUP-233-2023, and on April 20, 2023, the 
applicant submitted a request to officially withdraw the 
application from the Planning Commission agenda. Staff 
withdrew the item.  

 
PUBLIC HEARING – CONDITIONAL USE PERMIT NO. CUP-238-2023 FOR PROPERTY 
LOCATED ON THE SOUTHEAST CORNER OF WESTMINSTER AVENUE AND EUCLID 
STREET AT 10882-B WESTMINSTER AVENUE. 
 
Applicant: PAUL PHAM 
Date:   April 20, 2023 
 
Request: A request for Conditional Use Permit approval to operate a new 

billiards/pool hall at an existing 3,038 square foot tenant space. The 
billiard/pool hall formerly operated at 10902 Westminster Avenue, 
however, the business owner proposes to relocate the business to a 
new, smaller tenant space within the same shopping center. The site is 
in the C-2 (Community Commercial) zone. In conjunction with the 
request, the Planning Commission will also consider a determination that 
the project is categorically exempt from the California Environmental 
Quality Act (CEQA) pursuant to Section 15301 – Existing Facilities – of 
the State CEQA Guidelines. 
 
Action: Resolution No. 6061-23 was approved.  
  
Motion: Cunningham Second:        Arbgast 
 

 Ayes: (5) Arbgast, Cunningham, Lindsay, Paredes, Ramirez 
  Noes:  (0) None 
  Absent: (2) Montano, Perez 
 
MATTERS FROM COMMISSIONERS: None. 
 
MATTERS FROM STAFF: Staff stated the May 4th and 18th meetings would be 
cancelled. 
 
ADJOURNMENT:  At 7:20 p.m. to the next Meeting of the Garden Grove Planning 
Commission on Thursday, June 1, 2023, at 7:00 p.m. in the Community Meeting 
Center, 11300 Stanford Avenue, Garden Grove. 
 
______________________________ Judith Moore, Recording Secretary 



   

COMMUNITY AND ECONOMIC 
DEVELOPMENT DEPARTMENT 

PLANNING STAFF REPORT 
 

AGENDA ITEM NO.:  

 C.1. 

SITE LOCATION:  South side of 

Lampson Avenue, between 9th Street and 

West Street, at 11712 Lampson Avenue  

HEARING DATE:  July 6, 2023 GENERAL PLAN: Low Density 

Residential  

CASE NO.:  Site Plan No. 

SP-081-2020TE2 and Tentative Tract Map 

No. TT-18181TE2 

ZONE:  R-1 (Single-Family Residential) 

 

APN:  090-302-40 

APPLICANT & PROPERTY OWNER:  

Nhan Vuong 

CEQA DETERMINATION:  Previously 

adopted Exemption- Section 15332 “In-

Fill Development Projects” 

 

REQUEST: 

 

The applicant is requesting approval of a one-year time extension for the approved 

entitlements under Site Plan No. SP-081-2020 and Tentative Tract Map No. 18181 

to subdivide an existing 47,284 square foot lot, improved with a single-family home, 

into four (4) residential lots that will be served by a private street designed as a 

cul-de-sac (Lot 5).  The approval allowed each parcel to be developed with a lot size 

of 10,031 square feet (Lot 1), 8,312 square feet (Lot 2), 10,520 square feet (Lot 

3), and 7,783 square feet (Lot 4).  The existing single-family home will be 

reconfigured to fit within the developable lot area of Lot 1, and Lots 2, 3, and 4 will 

each be developed with a new two-story, single-family home.  Also, a minor land 

deviation was approved to allow the front yard fence for Lot 1, located along 

Lampson Avenue, to be constructed at a height of 6 feet. 

 

BACKGROUND: 

 

The project site is a 47,284 square foot lot located on the south side of Lampson 

Avenue, between 9th Street and West Street.  The property has a General Plan Land 

Use Designation of Low Density Residential and is zoned R-1 (Single-Family 

Residential).   

 

The project site is located in a residential area improved with single-family 

residences.  The project site abuts R-1 zoned properties developed with 

single-family homes to the north, across Lampson Avenue, to the east, south, and 

to the west.  The properties that directly abut the project site to the west are part 

of a single-family residential subdivision developed with seven (7) parcels located 

on Persimmons Circle.   
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CASE NO. SP-081-2020TE2 AND TT-18181TE2 

 
On April 7, 2020, the Planning Commission approved Site Plan No. SP-081-2020, 

and Tentative Tract Map No. TT-18181 with seven (7) yes votes.  The approval 

allowed the subdivision of an existing 47,284 square foot lot, improved with a 

single-family home and a detached guest house, into four (4) residential lots that 

will be served by a private street designed as cul-de-sac (Lot 5).  Each lot was 

approved with a lot size of 10,031 square feet (Lot 1), 8,312 square feet (Lot 2), 

10,520 square feet (Lot 3), and 7,783 square feet (Lot 4).  The existing single-

family home will be reconfigured to fit within the developable lot area of Lot 1, and 

Lots 2, 3 and 4 will each be developed with a new two-story, single-family home.  

Each lot will also include an Accessory Dwelling Unit (ADU) as permitted by State 

Law. Also, the approval included a minor land deviation to allow the front yard fence 

for Lot 1, located along Lampson Avenue, to be constructed at a height of 6 feet. 

 

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

date the land use approval becomes effective.  Condition of Approval No. 69 of 

SP-081-2020 and TT-18181 allowed the Site Plan to expire two years from the date 

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

the Tentative Tract Map. For this approval, the land use entitlements became 

effective on May 8, 2020, with a two-year expiration date of May 8, 2022. 

 

On July 22, 2022, the Planning Commission approved a one-year time extention to  

Site Plan No. SP-081-2020 and Tentative Tact Map No. TT-18181 (Time Extension 

#1) with a seven (7) yes votes.  This approval extended the subject entitlement 

expiration date to May 8, 2023. 

 

On April 17, 2023, the Interim Community and Economic Development Director 

approved a Minor Modification to modify Conditional of Approval No. 62.b. to permit 

the construction of a new retaining/perimeter block wall within the subject site 

without replacing existing perimeter walls between the subject property and nine 

(9) of the adjacent properties or constructing a decorative cap between the new 

and existing perimeter walls. 

 

On May 4, 2023, prior to the expiration of the subject entitlements, the applicant 

filed a land use application with the City requesting a second one-year time 

extension to Site Plan No. SP-081-2020 and Tentative Tact Map No. TT-18181 

(Time Extension #2). 

 

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

were not yet exercised, the applicant is now requesting a second one-year time 

extension for the previously approved entitlements.  No changes are proposed to 

the previously approved project.  
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CASE NO. SP-081-2020TE2 AND TT-18181TE2 

 
 

DISCUSSION: 

 

TIME EXTENSION 

 

Site Plan No. SP-081-2020 and Tentative Tract Map No. 18181 went into effect on 

May 8, 2020, with a two-year expiration date of May 8, 2022.  The applicant 

received approval of a one-year time extension (Time Extension #1) on 

July 7, 2022, which extended the subject entitlement expiration date to 

May 8, 2023.  The applicant filed a new application with the City of Garden Grove 

requesting a second one-year time extension to the subject entitlement (Time 

Extension #2).  The application was received on May 4, 2023 prior to the 

entitlements expiring. 

 

The applicant has made significant progress toward obtaining the required permits 

to commence construction of the project.  The applicant has continued to work with 

the City on the grading plan review, and received a fourth round of comments from 

the City on May 25, 2023.  The applicant submitted construction drawings for each 

of the proposed residential structures to the City for plan check review in April and 

May of 2023. Also, the final tract map has been reviewed by the Orange County 

Survey Department, and is now awaiting final signatures from the county surveyor. 

 

Delays to the project have occurred due to the applicant’s on-going attempt to 

comply with Condition of Approval No. 62 (a-b).  These conditions of approval 

require the applicant to (I) construct a 7’-0” perimeter project block wall, (II) work 

with adjacent property owners in constructing the perimeter block wall to avoid 

having a double block wall, and (III) construct a decorative cap between the new 

project perimeter wall and any existing perimeter wall/fence if the applicant cannot 

obtain adjacent property owner’s approval to build a single project perimeter wall. 

 

The applicant has made several attempts to contact and receive approval from all 

eleven (11) property owners whose property abuts the project site for the purpose 

of constructing a single project perimeter block wall. To date, only two (2) of the 

eleven (11) property owners have agreed to a single project perimeter block wall 

design, while the other nine (9) property owners have not responded. 

 

A Minor Modification was approved by the City on April 23, 2023 that allowed the 

applicant to proceed with constructing a single perimeter block wall on the project 

site due to challenges in obtaining approval from several of the adjacent property 

owners.  Nevertheless, the applicant is required to continue to work with the City to 

comply with appropriate site drainage requirements between the perimeter walls.  

 

Title 9 of the Municipal Code allows for a one (1) year time extension for approved 

entitlements, provided that the Planning Commission finds that: (a) the request for 

the time extension was submitted prior to the permit expiration date, (b) there has 

been no change in the general plan designation or zoning of the site, and (c) there 

is no land use action or study currently underway that would have the potential to 

render the development nonconforming.   
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CASE NO. SP-081-2020TE2 AND TT-18181TE2 

 
 

The applicant submitted the time extension application on May 4, 2023, prior to the 

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

of Low Density Residential and the R-1 (Single-Family Residential) zoning of the 

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

studies that would have the potential to render the approved development 

nonconforming.  As such, the proposed project is conforming to the General Plan 

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

previously approved project.  The subject request is in compliance with Municipal 

Code standards for time extensions. 

 

CEQA 

 

As a part of the April 17, 2022 approval for SP-081-2020 and TT-18181, the Planning 

Commission determined that the project was categorically exempt from the California 

Environmental Quality Act (“CEQA”), pursuant to Section 15332 (In-Fill 

Development Projects) of the CEQA Guidelines (14 Cal. Code Regs., Section 

15303).  No changes are proposed to the project that was previously approved, and 

no further environmental review is required. 

 

RECOMMENDATION: 

 

Staff recommends that the Planning Commission take the following action: 

 

1. Adopt Resolution No. 6062-23 approving Site Plan No. SP-081-2020TE2 and 

Tentative Tract Map No. TT-18181TE2, subject to the original Conditions of 

Approval for Site Plan No. SP-081-2020 and Tentative Tract Map No. 

TT-18181.   

 

 

 

MARIA PARRA         

Planning Services Manager                                               
 

 

Attachment 1:  Vicinity Map 

Attachment 2: Plans 

Attachment 3:  Planning Staff Report dated April 16, 2020 with Resolution No. 

5978-20 and Conditions of Approval for SP-081-2020 and 

TT-18181  

Attachment 4: Planning Staff Report dated July 7, 2022 and Resolution No. 

6047-22 for SP-081-2020(TE1) and TT-18181 (TE1) 

Attachment 5: Minor Modification No. 1 for SP-081-2020 and TT-18181 



SITE PLAN NO. SP-081-2020TE2 
TENTATIVE TRACT MAP NO. TT-18181TE2 

LEGEND 

SUBJECT SITE(S) – 11712 LAMPSON AVENUE 

300 FOOT RADIUS  

NOTES 

1. SITE ADDRESSES – 11712 LAMPSON AVENUE 

2. ZONING: R-1 (SINGLE-FAMILY RESIDENTIAL) 

3. GENERAL PLAN: LOW DENSITY RESIDENTIAL 

CITY OF GARDEN GROVE 

JUNE 2023 

PLANNING DIVISION 

COMMUNITY & ECONOMIC DEVELOPMENT DEPARTMENT 

 

   

PROJECT SITE 
11712 LAMPSON AVENUE 

 

 

Attachment 1: Vicinity Map



Attachment 2: Plans

SP-081-2020TE2 
TT-18181TE2

Attachment 2 - Plans
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PROPOSED MAIN RESIDENCE :

4 BEDROOMS

+ LOFT

3 1/2 BATH

2,713 SF

PROPOSED ADU :

1 BEDROOM

1 BATH

789 SF

3,502 SF TOTAL

PLAN SUMMARY
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MAIN RESIDENCE

SUMMARY

4 BEDROOMS

+ RETREAT

+ GAME ROOM

+ LOFT

4 BATH

3,240 SF (TOTAL)

UP
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ADU

SUMMARY

2 BEDROOMS

2 BATH

777 SF (TOTAL)
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SUMMARY

4 BEDROOMS

+ GAME ROOM

+ LOFT

4 BATH

3,206 SF (TOTAL)
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MAIN RESIDENCE

4 BEDROOMS

+ GAME ROOM

+ LOFT

3 BATH

2,952 SF
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ADU (ATTACHED)

1 BEDROOM

1 BATH

646 SF

3,598 SF (TOTAL)

PLAN SUMMARY
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COMMUNITY AND ECONOMIC 
DEVELOPMENT DEPARTMENT 

PLANNING STAFF REPORT 
 

AGENDA ITEM NO.:  

 C.1. 

SITE LOCATION:  South side of 

Lampson Avenue, between 9th Street and 

West Street, at 11712 Lampson Avenue  

HEARING DATE:  April 16, 2020 

 

GENERAL PLAN: Low Density 

Residential  

CASE NO.:  Site Plan No. SP-081-2020 

and Tentative Tract Map No. TT-18181 

ZONE:  R-1 (Single-Family Residential) 

 

APN:  090-302-40 

APPLICANT & PROPERTY OWNER:  

Nhan Vuong 

CEQA DETERMINATION:  Exempt- 

Section 15332 “In-Fill Development 

Projects” 

 

REQUEST: 

 

The applicant is requesting Site Plan and Tentative Tract Map approval to subdivide 

an existing 47,284 square foot lot, improved with a single-family home, into four 

(4) residential lots that will be served by a private street designed as cul-de-sac 

(Lot 5).  Each lot will have a lot size of 10,031 square feet (Lot 1), 8,312 square 

feet (Lot 2), 10,520 square feet (Lot 3), and 7,783 square feet (Lot 4).  The 

existing single-family home will be reconfigured to fit within the developable lot area 

of Lot 1, and will include the construction of a new second-story addition. Lots 2, 3 

and 4 will each be improved with a new two-story, single-family home. Also, a 

request for a minor land deviation to allow the front yard fence for Lot 1, located 

along Lampson Avenue, to be constructed at a height of 6 feet. 

 

BACKGROUND: 

 

The project site is a 47,284 square foot lot located on the south side of Lampson 

Avenue, between 9th Street and West Street.  The property has a General Plan Land 

Use Designation of Low Density Residential and is zoned R-1 (Single-Family 

Residential).   

 

The project site is located in a residential area improved with single-family 

residences.  The project site abuts R-1 zoned properties developed with 

single-family homes to the north, across Lampson Avenue, to the east, south, and 

to the west.  The properties that directly abut the project site to the west are part 

of a single-family residential subdivision developed with seven (7) parcels located 

on Persimmons Circle.  The minimum lot size of the surrounding residential zone is 

Attachment 3: SP-081-2020 and TT-18181
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7,200 square feet, with the exception of the subdivision on Persimmons Circle that 

has a minimum lot size requirement of 6,000 square feet. 
 

The project site is currently improved with a 2,905 square foot single-family home 

with an attached, 655 square foot, carport constructed in 1957, and a detached 

1,120 square foot guest house constructed in 1963.   
 

In 1990, Site Plan No. SP-122-90 and Tentative Tract Map No. TT-14403 were 

approved to allow the construction of five (5), one-story, single-family homes on 

five (5) individuals parcels served by a private street designed as a cul-de-sac.  The 

average lot size of the proposed subdivision was 7,436 square feet.   
 

In 1993, a one-year time extension was approved for Site Plan SP-122-90 and 

Tentative Tract Map No. TT-14403.  The project was never constructed, and the 

Site Plan and Tentative Tract Map expired. 
 

The property has been in the applicant’s family since 1995 with the applicant 

holding title to the property since 2001. The applicant proposes to subdivide the 

property into four (4) residential lots that will be served by a private street (Lot 5) 

in order to improve each lot with a single-family home.  The existing single-family 

home will be reconfigured and remodeled to accommodate the proposed 

subdivision, and the existing guesthouse will be demolished and replaced on Lot 1 

as an Accessory Dwelling Unit (ADU) as permitted by State Law.  It should be noted 

that the applicant has included an ADU on each lot to illustrate how an ADU can be 

constructed on each lot in compliance with the applicable development standards.  

Per State Law, ADUs are permitted on R-1 zoned properties, and are reviewed and 

approved ministerially.   
 

PROJECT STATISTICS: 
 

NET PROJECT SITE 47,284 (1.08-acre) 

 

 CODE PROPOSED 

DENSITY 9 units per 
acre 

3.68 units per acre  

  Lot 1 Lot 2 Lot 3 Lot 4 

LOT SIZE 7,200 S.F. 10,031 S.F. 8,312 S.F. 10,520 S.F. 7,783 S.F. 

LOT WIDTH1,2      

Corner Lot 65’-0” 73.19’ - - - 

Interior Lot 60’-0” - 69.27’ 60.00’ 60.59’ 

SETBACKS      

Front1 20’-0” 20’-0” 20’-0” 20’-0”  

Side Interior 5’-0” 5’-0” 5’-0” 5’-0”  

Side Street 10’-0” 10’-0” N/A N/A  

Rear2 20% of the 
Lot Depth 

25’-0” 25’-0” 22’-0” 19.3’ 

MAXIMUM LOT3 
COVERAGE 

50% 26.3% 26.5% 26.1% 33% 

PARKING4       

Enclosed Garage 2 2 2 2 2 

Open Parking  2 2 2 2 2 

Total Parking 4 4 4 4 4 

BUILDING 
HEIGHT 

35’-0” 28’-4” 28’-9” 27’-8” 26’-10” 
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1.   For lots located along the radius of a cul-de-sac, the Municipal Code establishes the lot width at 
the 20-foot front setback line.  The lot width for Lots 2, 3, and 4 is measured from the 20-foot 
front setback line. 

2.   The Municipal Code requires corner lots to maintain a lot width of 65’-0”, and interior lots to 
maintain a lot width of 60’-0”. 

3.   The maximum lot coverage percentage for each lot excludes the Accessory Dwelling Unit as this 
use will be reviewed ministerially.   

4.   The Municipal Code requires single-family homes with up to four (4) bedrooms to provide parking 
at a rate of two (2) parking spaces in an enclosed garage, and two (2) open parking spaces.   

 

Building Type Summary 
 

Lot 
 

Lot 1 
Lot 2 
Lot 3 
Lot 4 

Number of 
Bedrooms/Baths 

4 Bedrooms, 3.5 Baths 
4 Bedrooms, 4 Baths 
4 Bedrooms, 4 Baths 
4 Bedrooms, 3 Baths 

Unit Size* 
 

2,713 S.F. 
3,240 S.F. 
3,206 S.F. 
2,952 S.F.  

*Total living area, garages are not included. 

 

DISCUSSION: 

 

SITE PLAN: 

 

Site Design and Circulation 

 

The project will consist of subdividing a 47,284 square foot lot into four (4) 

residential parcels in order to improve each lot with a two-story, single-family 

home.  The project site will be accessed from a private street from Lampson 

Avenue that is designed as a cul-de-sac.  The private street is designated as Lot 5 

that encompasses the street and sidewalk areas.   The private street will be located 

along the east side of the project site, and provides access to each parcel.  The 

private street is designed per City standard to accommodate two-way traffic, 

on-street parallel parking spaces, and the required turn-around area for trash truck 

and emergency vehicle access.  The appropriate red curbs and “No Parking” signs 

will be installed to allow for sufficient maneuvering of trash trucks and emergency 

vehicles. In addition, the project site will also be served by a sidewalk that 

originates from Lampson Avenue to provide pedestrian and handicap access to each 

parcel.  

 

Each home is designed to comply with the single-family parking requirements of the 

Municipal Code.  The required number of parking spaces for each single-family 

home is based on the proposed number of bedrooms.  The Municipal Code requires 

a two-car enclosed garage and two (2) open parking spaces for a home with up to 

four (4) bedrooms.  Each lot will provide a two (2) car enclosed garage, and two (2) 

open parking spaces to comply with the parking requirement for a four (4) bedroom 

home.  In addition, three (3) parallel parking spaces will be provided along the east 

side of the private street to serve the project site.   
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Each lot has been designed to comply with the building setbacks, building height, lot 

coverage, and open space requirements of the Municipal Code.   

 

Unit Design 

 

Lot 1   

 

Lot 1 will have a lot size of 10,031 square feet.  The existing, 2,905 square foot, 

one-story, single-family home will be reconfigured to fit within the developable land 

area of Lot 1.   This includes demolishing 1,225 square feet of the existing 

residential structure, which includes portions of the existing living area and the 

attached carport, to comply with the required setbacks, as measured from the new 

property lines.  The residential structures will include the main house and an 

attached ADU, as permitted by State Law.  

 

The main house will be remodeled to include a new two-story addition.  The main 

house will have a total living area of 2,713 square feet, excluding the living area of 

the proposed ADU, and will consist of a family room, a dining room, a kitchen, a 

laundry room, four (4) bedrooms, three and one-half bathrooms (3.5), and a loft on 

the second floor.   

 

The proposed ADU will be located within the northerly portion of the structure, and 

will have a living area of 789 square feet. One (1) open parking space for the ADU 

will be provided along the driveway.  

 

A new, 441 square foot, detached, two-car garage will be constructed along the 

north property line, to serve the residential unit.  The required two (2) open parking 

spaces will be provided along the driveway.  The garage will maintain a 20’-0” 

setback from the Lampson Avenue front property line, and will be accessed from a 

new driveway approach from the proposed private street. 

 

Lot 2 

 

Lot 2 will have a lot size of 8,312 square feet. A new two-story, 3,240 square foot, 

single-family home will be constructed on Lot 2.  The single-family home will consist 

of a great room, a kitchen with a nook, a game room, a laundry room, four (4) 

bedrooms (which includes a Master bedroom with a retreat area), four (4) 

bathrooms, and a loft on the second floor.  An attached two-car garage will be 

provided for the unit with the required two (2) open parking spaces located along 

the driveway. 

 

The applicant proposes to construct a detached, 744 square foot, ADU, as permitted 

by State Law, at the front of the property.  One (1) open parking space for the ADU 

will be provided along the driveway. 
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Lot 3 

 

Lot 3 will have a lot size of 10,520 square feet.  A new two-story, 3,206 square 

foot, single-family home will be constructed on Lot 3.  The single-family home will 

consist of a living room, a dining room, a great room, a kitchen, a game room, a 

laundry room, four (4) bedrooms, four (4) bathrooms, and a loft on the second 

floor.  An attached two-car garage will be provided for the unit with the required 

open parking spaces located along the driveway. 

 

The applicant proposes to construct a detached, 777 square foot, ADU, with an 

attached one-car garage, as permitted by State Law, at the rear of the property. In 

addition, one (1) open parking space for the ADU will be provided along the 

driveway. 

 

Lot 4 

 

Lot 4 will have a lot size of 7,783 square feet.  A new two-story, 2,952 square foot, 

single-family home will be constructed on Lot 4.  The single-family home will consist 

of a living room, a family room, kitchen, a game room, a laundry room, four (4) 

bedrooms, three (3) bathrooms, and a loft on the second floor.  An attached 

two-car garage will be provided for the unit with the required two (2) open parking 

spaces located along the driveway. 

 

The applicant proposes to construct an attached, 646 square foot, ADU, as 

permitted by State Law, at the rear of the property.  One (1) open parking space 

for the ADU will be provided along the driveway. 

 

As previously noted, pursuant to State law, the ADUs will be reviewed ministerially, 

and are depicted on the plans for representation purposes only.  

 

Building Design 

 

The architecture style of each residential home is contemporary in design that 

incorporates Mediterranean or Craftsman inspired architectural detailing to enhance 

the building elevations.   Each home incorporates projecting and recessed building 

masses, along with varied rooflines, in order to articulate the building’s facade.  The 

building’s architectural detailing includes the use of an entry porch, varied window 

shapes, multi-pane windows, and decorative trim around the windows and doors to 

enhance the building.  The exterior building materials for each unit will consist of a 

stucco finish with concrete roof tile, along with architectural detailing that 

compliments the style of each home. 

 

Each unit has been designed to comply with the second-story privacy provision 

requirements of the R-1 zone by providing windows that will minimize visual 

intrusion into the adjacent neighbor’s private recreation areas.  In particular, the 

rear elevation of Lot 2 and 3 include high clerestory windows.  The rear and side 

(south) elevation of Lot 1 includes clerestory windows.  Similarly, the side (north) 

elevation of Lot 4 includes clerestory windows, and the rear elevation includes a mix 
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of clerestory and frosted windows. The Planning Division will review and approve 

the final design and placement of all second-story windows to ensure privacy 

compliance. 

 

Perimeter Walls and Landscaping 

 

The project is required to maintain a six-foot high, decorative masonry block wall 

along the perimeter of the project site.  In addition, six-foot high fencing is required 

along the interior property lines of each parcel to delineate the boundary of each 

lot.  

 

The applicant is required to provide a landscape and irrigation plan to the City that 

complies with the landscaping requirements of Title 9 of the Municipal Code.  

Planning staff will review the type and location of all proposed plant materials.  As 

part of the landscape plan, a variety of trees, shrubs, and flowers are required.   

  

TENTATIVE TRACT MAP: 

 

In accordance with the State Subdivision Map Act, the applicant is requesting 

approval of Tentative Tract Map No. TT-18181 to subdivide the existing property 

into four (4) lots that will be served by a private street (Lot 5) for the purpose of 

improving each lot with a single-family home.  The proposed Tentative Tract Map is 

in conformance with the City’s General Plan, the City’s Subdivision Ordinance, the 

R-1 zone requirements, and the State’s Subdivision Map Act.   

 

Each lot has been designed to comply with the minimum lot size of 7,200 square 

feet and the minimum lot width of 60 feet for interior lots and 65 feet for corner lots 

per the development standards of the R-1 zone.  Each lot will provide a lot size of 

10,031 square feet (Lot 1), 8,312 square feet (Lot 2), 10,520 square feet (Lot 3), 

and 7,783 square feet (Lot 4), which complies with the minimum lot size of 7,200 

square feet.   

 

Lot 1 is a corner lot, and will provide a width of 73.19 feet, while the interior lots, 

Lots 2, 3 and 4, will each provide a lot width of 69.27 feet, 60 feet, and 60.59 feet 

respectively.  It should be noted that for lots located along the radius of a 

cul-de-sac, the Municipal Code establishes the lot width at the 20 foot front setback 

line.  Lots 2, 3 and 4 will each maintain the required minimum lot width of 60 feet 

at the 20-foot front setback line.    

  

MINOR DEVIATION 

 

The applicant requests a minor deviation to construct a new, 6-foot high, wrought 

iron fence within the required 20-foot front yard setback area of Lot 1, along 

Lampson Avenue, to secure the parcel.  Title 9 of the Municipal Code requires 

fences and block walls located within the front yard setback to maintain a maximum 

height of 3 feet.   However, Title 9 of the Municipal also allows fences located within 

the required front yard setback of residentially zoned properties to be constructed 

to a maximum height of six feet, provided the upper 36-inches of the fence is 
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wrought iron fencing with vertical railing no less than three inches apart, through 

approval of a minor deviation.   

 

The project site currently has a combination of chain link fence and wrought iron 

fence with wood slat and four (4) pilasters, at a height of 6 feet, that secures the 

front of the property along Lampson Avenue.   The applicant purposes to secure a 

portion of the front property with a new 6-foot high fence that will maintain a 

15-foot setback from the Lampson Avenue front property line to secure Lot 1 due to 

the placement and orientation of the existing residential structure that will remain. 

 

Lot 1 is designed as a corner lot.  The front of the lot is designated along Lampson 

Avenue, and the side street of the lot is designated along the proposed private 

street.  The existing and proposed building structures observe the required 20-foot 

front setbacks from Lampson Avenue, and the required 10-foot side street setback 

from the proposed private street.  The design and placement of the existing house 

is such that the front entry is oriented toward the interior side of the property.  With 

the proposed subdivision, the existing residential structure will continue to maintain 

the same building orientation with the front entry now being oriented toward the 

proposed private street.   As such, the Lampson Avenue side of the property will 

function as the “side” of the property.  

 

The placement of the proposed fence allows Lot 1 to be secured along Lampson 

Avenue, and it also allows the lot to maintain the required 16-foot wide driveway to 

access the site from the private street.  In addition, the placement of the fence 

allows landscaping to be installed, and maintained, within the first 15 feet of the 

front setback area.  

 

The proposed fence will be designed as a decorative fence with the bottom, 36-inch 

portion of the fence constructed of decorative block, and the upper, 36-inch portion  

of the fence constructed of wrought iron with pilasters evenly spaced.  The 

appropriate conditions of approval have been included to ensure that the proposed 

fence complies with the code requirements.   

 

CEQA 

 

The proposed development has been determined to be exempt from the California 

Environmental Quality Act (“CEQA”), pursuant to Section 15332 (In-Fill 

Development Projects) of the CEQA Guidelines (14 Cal. Code Regs., Section 

15303).  As set forth in the Class 32 exemption, the proposed project is: (1) 

consistent with the applicable general plan designation and all applicable general 

plan policies as well as with applicable zoning designation and regulations; (2) the 

proposed development occurs within City limits on a project site of no more than 

five acres substantially surrounded by urban uses; (3) the project site has no value 

as habitat for endangered, rare or threatened species; (4) approval of the project 

would not result in any significant effects relating to traffic, noise, air quality or 

water quality; and (5) the site can be adequately served by all required utilities and 

public services.    
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CASE NO. SP-081-2020 AND TT-18181 

 

 

RECOMMENDATION: 

 

Staff recommends that the Planning Commission take the following action: 

 

1. Adopt Resolution No. 5978-20 approving Site Plan No. SP-081-2020 and 

Tentative Tract Map No. TT-18181, subject to the recommended Conditions 

of Approval. 

 

 

 

LEE MARINO 

Planning Services Manager 

 

 

 

By: Maria Parra 

 Senior Planner 



   

RESOLUTION NO. 5978-20 

 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF GARDEN GROVE 

APPROVING SITE PLAN NO. SP-081-2020 AND TENTATIVE TRACT MAP NO. 

TT-18181, FOR PROPERTY LOCATED ON THE SOUTH SIDE OF LAMPSON AVENUE, 

BETWEEN 9TH STREET AND WEST STREET, AT 11712 LAMPSON AVENUE, 

ASSESSOR’S PARCEL NO. 090-302-40. 

 

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

regular session assembled on April 16, 2020, hereby approves Site Plan No.  

SP-081-2020 and Tentative Tract Map No.  TT-18181, for a property located on the 

south side of Lampson Avenue, between 9th Street and West Street, at 11712 

Lampson Avenue, Assessor’s Parcel No. 090-302-40. 

 

BE IT FURTHER RESOLVED in the matter of Site Plan No. SP-081-2020 and 

Tentative Tract Map No. TT-18181, the Planning Commission of the City of Garden 

Grove does hereby report as follows: 

 

1. The subject case was initiated by Nhan Vuong. 

 

2. The applicant is requesting Site Plan and Tentative Tract Map approval to 

subdivide an existing 47,284 square foot lot, improved with a single-family 

home, into four (4) residential lots that will be served by a private street 

designed as cul-de-sac (Lot 5).  Each lot will have a lot size of 10,031 square 

feet (Lot 1), 8,312 square feet (Lot 2), 10,520 square feet (Lot 3), and 7,783 

square feet (Lot 4).  The existing single-family home will be reconfigured to 

fit within the developable lot area of Lot 1. Lots 2, 3 and 4 will each be 

improved with a new two-story, single-family home. Also, a request for a 

minor land deviation to allow the front yard fence for Lot 1, located along 

Lampson Avenue, to be constructed at a height of 6 feet.  

 

3. The City of Garden Grove has determined that Pursuant to the California 

Environmental Quality Act (“CEQA”), the proposed project is categorically 

exempt from the CEQA pursuant to Section 15332 (In-Fill Development 

Projects) of the CEQA Guidelines (14 Cal. Code Regs., Section 15303).  As 

set forth in the Class 32 exemption, the proposed project is: (1) consistent 

with the applicable general plan designation and all applicable general plan 

policies as well as with applicable zoning designation and regulations; (2) the 

proposed development occurs within City limits on a project site of no more 

than five acres substantially surrounded by urban uses; (3) the project site 

has no value as habitat for endangered, rare or threatened species; (4) 

approval of the project would not result in any significant effects relating to 

traffic, noise, air quality or water quality; and (5) the site can be adequately 

served by all required utilities and public services.   The project is therefore 

exempt from CEQA review. 
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4. The property has a General Plan Land Use designation of Low Density 

Residential and is zoned R-1 (Single-Family Residential).  The site is currently 

improved with a single-family home and a detached guest home.  The 

existing single-family home will remain, and will be reconfigured, to fit within 

the developable lot area of Lot 1 of the proposed subdivision.  The existing 

guest home will be demolished, and will be replaced on Lot 1 as a new 

Accessory Dwelling Unit (ADU) as permitted by State Law.    

 

5. Existing land use, zoning, and General Plan designation of property in the 

vicinity of the subject property have been reviewed.  

 

6. Report submitted by the City staff was reviewed. 

 

7. Pursuant to a legal notice, a public hearing was held on April 16, 2020, and 

all interested persons were given an opportunity to be heard.  

 

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

during its meeting on April 16, 2020; and 

 

BE IT FURTHER RESOLVED, FOUND AND DETERMINED that the facts and reasons 

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

Code Section 9.04.030 are as follows: 

 

FACTS: 

 

The property is a 47,284 square foot lot located on the south side of Lampson 

Avenue, between 9th Street and West Street.  The property has a General Plan Land 

Use Designation of Low Density Residential and is zoned R-1 (Single-Family 

Residential).  The property is located in a residential area improved with single-

family residences. The property is currently improved with a 2,905 square foot 

single-family home with an attached, 655 square foot, carport constructed in 1957, 

and a detached, 1,120 square foot, guest house constructed in 1963.   

The applicant proposes to subdivide the property into four (4) residential lots that 

will be served by a private street (Lot 5) in order to improve each lot with a 

single-family home.  The project proposes a density of 3.68 dwelling units per acre, 

which is consistent with the land use designation density of up to nine (9) dwelling 

units per acre.     

Each parcel will have a lot size of 10,031 square feet (Lot 1), 8,312 square feet (Lot 

2), 10,520 square feet (Lot 3), and 7,783 square feet (Lot 4).  The existing 

single-family home will be reconfigured and remodeled to accommodate the 
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proposed subdivision, and will include a new second-story addition.  Lots 2, 3, and 4 

will each be improved with a new single-family home.   

The project has been designed to comply with the development standards of the R-

1 zone, including minimum lot size, lot width, building setbacks, building height, lot 

coverage, open space, and parking. 

In addition, the proposed minor deviation will allow a 6-foot high wrought iron fence 

to be constructed 15 feet from the front property line, along Lampson Avenue, to 

secure Lot 1.   

 

FINDINGS AND REASONS: 

 

SITE PLAN 

 

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

and requirements of the Municipal Code and other applicable ordinances.  

 

  The General Plan Land Use Designation of the subject site is Low Density 

Residential, which is intended to create, maintain, and enhance residential 

areas characterized by detached, single unit structures, and single-family 

residential neighborhoods that: (i) provide an excellent environment for 

family life; (ii) preserve residential property values; (iii) provide access to 

schools, parks, and other community services; and (iv) provide a high-quality 

architectural design. Policy LU-2.4 of the General Plan encourages the type 

and intensity of land uses to be consistent with that of the immediate 

neighborhood, while LU-IMP-2B encourages that new development be similar 

in scale to the adjoining residential neighborhood to preserve its character.  

The Low Density Residential General Plan Land Use Designation allows 

residential densities up to nine (9) dwelling units per acre with detached units 

on individual parcels.  

   

The proposed project will subdivide an existing 47,284 square foot lot to 

create a residential neighborhood with four (4) single-family residential lots 

that will be served by a private street designed as a cul-de-sac (Lot 5).   The 

project will have a density of 3.68 units per acre, which complies with the 

density requirement of the Low Density Residential General Plan Land Use 

Designation. The existing single-family home on the project site will be 

reconfigured, and remodeled, to fit within the lot area of Lot 1, and Lots 2, 3 

and 4 will each be developed with a new, two-story, single-family home.  The 

project is located in a residential neighborhood improved with single-story and 

two-story single-family homes of various architectural styles and square 

footages.  The proposed single-family homes will be consistent and compatible 

with the existing residential neighborhood as each home is designed to comply 
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with the R-1 development standards, including building setbacks, building 

height, parking, lot coverage, lot size, and lot width, to ensure that is home 

similar in scale and type as the surrounding residential lots.  The proposed 

project will be a valued addition to the area, and will provide additional 

housing units in the immediate area that will further the goals of the City’s 

Housing Element.  Therefore, the project complies with the General Plan Land 

Use Designation and Title 9 of the Municipal Code.  

 

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 property will be accessed from a private street from Lampson Avenue 

that is designed as a cul-de-sac that will serve each lot.   The design of the 

private street will accommodate two-way traffic, on-street parallel parking 

spaces, as well as provide the required turn-around area for trash truck and 

emergency vehicle access.  The appropriate red curbs and “No Parking” signs 

will be installed to allow for sufficient maneuvering of trash trucks and 

emergency vehicles. The project site will also provide an interior sidewalk 

that originates from Lampson Avenue for pedestrian and handicap access.   

 

 Each residential home will be designed with four (4) bedrooms.  Based on the 

proposed number of bedrooms, each home is required to provide a two-car 

enclosed garage and two (2) open parking spaces, for a total of four (4) 

parking spaces per lot.  Each lot will provide an attached or detached two-car 

enclosed garage and driveway space to accommodate two (2) open parking 

spaces, which meets the minimum required by Code.  Additionally, three (3) 

parking spaces will be provided along the east side of the private street to 

serve the project site.   

  

The City’s Traffic Engineering Section has reviewed the proposed project, and 

all appropriate conditions of approval have been incorporated to minimize any 

adverse impacts to surrounding streets. 

 

3. The development, as proposed, will not adversely affect essential public 

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

 

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

once the developer provides the necessary improvements for the project. 

Utilities and drainage channels in the area are existing and are adequate to 

accommodate the development. The proposed development will provide 

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

the area. 
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 The Public Works Department has reviewed the project, and has incorporated 

all the appropriate conditions of approval to minimize any adverse impacts. 

 

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

perform its required function. 

 

 The Public Work’s Department has reviewed the project, and has 

incorporated all the appropriate conditions of approval to minimize any 

adverse impacts. 

 

5. The project is compatible with the physical, functional, and visual quality of 

the neighboring uses and desirable neighborhood characteristics. 

 

 The project has been designed to comply with the R-1 zone development 

standards of Title 9 of the Municipal Code.  The project site is located in a 

residential area improved with single-family homes.  The proposed project 

will be compatible with the existing single-family developments in the area as 

each proposed lot will be improved with one (1) single-family home designed 

to comply with the development standards of the R-1 zone.  Each home will 

provide a building design with architectural detailing that incorporates 

projecting building masses along the front building elevation with varying 

rooflines to enhance the façade of the building.  Each lot will provide 

landscaping within the front yard setback area, and within the interior private 

yard areas.  Therefore, the project will have a reasonable degree of physical, 

functional, and visual compatibility with neighborhood.  

 

6.  Through the planning and design of buildings and building replacement, the 

provision of open space landscaping and other site amenities will attain an 

attractive environment for the occupants of the property. 

The project has been designed for building appearance, building placement 

and landscaping to attain an attractive environment that will be an 

enhancement to the residential neighborhood.  The project has been 

designed to comply with the fifty-percent (50%) lot coverage requirement of 

the R-1 zone that will ensure that each parcel maintains the required amount 

of open usable space.  Additionally, the conditions of approval will ensure that 

the landscaping requirements of the Municipal Code will be complied with.  

The architectural style of each home is contemporary in design that 

incorporates Mediterranean or Craftsman style inspired architectural 

detailing.  Each home incorporates projecting and recessed building masses, 

along with varied rooflines, in order to articulate the building’s facade.  The 

building’s architectural detailing includes the use of an entry porch, varied 

window shapes, multi-pane windows, and decorative trim around the 
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windows and doors to enhance the building.  The exterior building materials 

for each unit will consist of a stucco finish with concrete roof tile, along with 

architectural detailing that compliments the style of each home. 

 

TENTATIVE TRACT MAP 

 

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

 

The proposed map is consistent with the provisions of the General Plan Land 

Use Designation of Low Density Residential.  The General Plan Land Use 

Designation of Low Density Residential is intended to create, maintain, and 

enhance residential areas characterized by detached, single unit structures, 

and single-family residential neighborhoods. The Low Density Residential land 

use designation allows densities of up to nine (9) dwelling units per acre with 

a detached unit on their own parcel.  Policy LU-2.4 of the General Plan 

encourages the type and intensity of land uses to be consistent with that of 

the immediate neighborhood; while LU-IMP-2B encourages that new 

development be similar in scale to the adjoining residential neighborhood to 

preserve its character.   

 

The project site is located in a residential area improved with single-family 

homes.  The proposed map will subdivide a 47,284 square foot lot into four 

(4) residential lots (Lots 1 to 4) that will be served by a private street (Lot 

5), to create a single-family neighborhood.  The proposed subdivision will be 

similar in scale to the surrounding single-family neighborhood as the project 

is designed to comply with the development standards of the R-1 zone.  Each 

residential lot will be improved with one (1) single-family home, with a 

density of 3.6 units per acre, which complies with the General Plan density 

requirement. 

 

Each lot is designed to comply with the minimum lot size requirement of 

7,200 square feet, and the minimum lot width of 60 feet for an interior lot, 

and 65 feet for a corner lot, of the R-1 zone.  Each single-family home is also 

designed to comply with the R-1 zone requirements, include building 

setbacks, building height, lot coverage, and parking.  The configuration of 

each lot, and the design of each home, is compatible with the existing 

residential neighborhood. The construction of the new single-family homes 

will increase the number of available housing in the area, and further the 

goals of the Housing Element of the General Plan to meet the City’s regional 

housing needs.   

 

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

the General Plan. 
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The design and improvement of the proposed map is consistent with the 

General Plan of Low Density Residential, which is intended to create, 

maintain, and enhance residential areas characterized by detached, single-

family homes on a single parcel.  The proposed residential subdivision will 

create four (4) lots that will be served by a private street (Lot 5) for the 

purpose of improving each lot with one (1) single-family home.  The 

proposed subdivision will create a single-family residential neighborhood that 

complies with the R-1 zone requirements.  Each lot complies with the 

minimum lot size of 7,200 square foot lot size, and the minimum lot width of 

60 feet for interior lots, and 65 feet for corner lots of the R-1 zone.  Each 

single-family home is designed to comply with the building setbacks, building 

height, lot coverage, and parking requirements of the R-1 zone.  The 

configuration of the lots and design of the proposed single-family homes is 

compatible with the existing surrounding residential neighborhood.  

 

In addition, the construction of the new single-family homes will increase the 

number of available housing in the area, and further the goals of the Housing 

Element of the General Plan to meet the City’s regional housing needs.   

 

3. The site is physically suitable for the type of development and complies with 

the spirit and intent of the Municipal Code. 

The site is physically suitable for the proposed development.  The project site 

has a net lot size of 47,284 square feet and can accommodate the proposed 

residential subdivision that complies with the development standards of the 

R-1 zone.  The proposed subdivision will create four (4) residential lots that 

will be served by a private street (Lot 5).  Each proposed lot will comply with 

the minimum lot size of 7,200 square feet, and the minimum lot width of 60 

feet for an interior lot, and 65 feet for a corner lot of the R-1 zone.   Each lot 

will provide a lot size of 10,031 square feet (Lot 1), 8,312 square feet (Lot 

2), 10,520 square feet (Lot 3), and 7,783 square feet (Lot 4), which complies 

with the minimum lot size of 7,200 square feet.  Lot 1 is a corner lot, and will 

provide a width of 73.19 feet, while the interior lots, Lots 2, 3 and 4, will each 

provide a lot width of 69.27 feet, 60 feet, and 60.59 feet, respectively.      

 

The private street has been designed per the City’s standard and provides 

adequate access for trash trucks and emergency vehicles, along with 

accommodating three (3) parallel parking spaces to serve the residential 

development. In addition, each residential unit complies with required 

building setbacks, building height, parking requirements, rear yard open 

space, lot coverage, and landscaping.   The project has been designed to 

comply with the R-1 development standards, and complies with the spirit and 

intent of the Municipal Code.   
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4. The design of the subdivision and the proposed improvements are not likely 

to cause substantial environmental damage or substantially and avoidably 

injure fish or wildlife or their habitat, and the requirements of the California 

Environmental Quality Act have been satisfied. 

 

Pursuant to the California Environmental Quality Act ("CEQA"), the City of 

Garden Grove has determined that the proposed project is categorically 

exempt from the CEQA pursuant to Section 15332 (In-Fill Development 

Projects) of the CEQA Guidelines (14 Cal. Code Regs., Section 15332). The 

proposed project is characterized as in-fill development meeting conditions 

described in Section 15332. 

 

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

 

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

Low Density Residential General Plan Land Use designation allows a density 

of up to nine (9) dwelling units per acre with detached units on their own 

parcel.  The proposed Tentative Tract Map will subdivide a 47,284 square foot 

parcel into five (5) separate lots, four (4) residential lots (Lots 1 to 4) and 

one lot that will be used for the private street (Lot 5), to create a 

single-family neighborhood with a proposed density of 3.68 units per acre.   

 

The proposed design of each residential lot allows for the placement of one 

single-family home on each lot, which complies with the density requirement. 

Therefore, the property is sufficient in size to accommodate the proposed 

development, and complies with all applicable provisions of the City of 

Garden Grove Municipal Code, including the building setbacks, building 

height, parking, and lot coverage.  

 

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

to cause serious public health problems. 

  

The design of the subdivision and the proposed improvements are not likely 

to cause serious public health problems since conditions of approval will be in 

place to safeguard the public health.  The proposed subdivision has been 

designed to comply with the development standards of the R-1 zone.  City 

Departments, including Traffic Division, Water Division, Engineering Division, 

and the Planning Division, and the Orange County Fire Authority (OCFA) have 

reviewed the proposed development and have applied conditions of approval 

to minimize potential negative impacts that the project may have on the 

community.  The conditions of approval for on and off-site improvements will 

safeguard the public health. 
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7. The design of the project and the proposed improvements will not conflict 

with easements of record or easements established by court judgment 

acquired by the public at large for access through or use of property within 

the subdivision; or, if such easements exist, alternate easements for access 

or for use will be provided and these will be substantially equivalent to the 

ones previously acquired by the public. 

 

The design of the subdivision and the proposed improvements will not conflict 

with easements of record or easements established by court judgment 

acquired by the public at large for access through or use of property within 

the proposed subdivision. The project has been designed to avoid 

development over existing easements. 

 

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

uses proposed and the subdivision can be developed in compliance with the 

applicable zoning regulations. 

 

The design of the subdivision is suitable for the proposed low-density 

residential project that will subdivide an existing 47,284 square foot lot into 

four (4) residential lots to accommodate single-family homes that will be 

served by a private street (Lot 5).  The subdivision complies with the spirit 

and intent of the General Plan, and the Subdivision Map Act.  The project has 

also been designed to comply with the R-1 development standards.  Each 

residential lot will comply with the minimum lot size and minimum lot width 

requirement of the R-1 zone, and each proposed dwelling unit will comply 

with the setbacks, lot coverage, and parking requirements of the R-1 zone.    

 

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

passive or natural heating and cooling opportunities in the subdivision.   

 

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

Government Code Section 66473.1, such as to allow for passive or natural 

heating opportunities in the subdivision design, to encourage the orientation 

of structures to take advantage of shade and prevailing breezes, to allow 

solar access for passive heating and opportunities for placement of shade 

trees and other vegetation for cooling. 

 

10. The design, density, and configuration of the subdivision strike a balance 

between the affect of the subdivision on the housing needs of the region and 

public service needs.  The character of the subdivision is compatible with the 

design of existing structures, and the lot sizes of the subdivision are 

substantially compatible with the lot sizes within the general area.  
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The project has been reviewed in relation to the housing needs and goals of 

the City and is compatible with existing residential projects in the vicinity.  

The property is located in a residential area improved with single-family 

residences. The proposed project will create four (4) residential lots that will 

each be improved with a single-family home.  The existing single-family 

home will remain, and will be reconfigured to fit within the lot area of the 

proposed lot design, and three (3) new single-family homes will be 

constructed on each of the three (3) remaining lots.  The subdivision is 

compatible with the surrounding area since each lot will be improved with one 

(1) single-family home as permitted by code. The project site abuts a 

residential subdivision to the west, located on Persimmons Circle, that is 

developed with seven (7) residential lots, which are similar to the proposed 

subdivision.   

 

In addition, the zoning requires a minimum lot size of 7,200 square for new 

subdivisions in the R-1 zone.  Each proposed lot is designed to comply with 

the minimum lot size requirement, and will provide a lot size of 10,031 

square feet (Lot 1), 8,312 square feet (Lot 2), 10,520 square feet (Lot 3), 

and 7,783 square feet (Lot 4).  The proposed lot sizes comply with the 

minimum code requirement, and are compatible with the lot sizes of existing 

residential properties in the area.  Also, the subdivision will be served by a 

private street that is designed to City standards that allow for adequate 

public service access for emergency vehicles. 

 

The proposed subdivision and the construction of the new single-family 

homes will increase the number of available housing in the area, and further 

the goals of the Housing Element of the General Plan.   

 

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

high fire hazard severity zone, the proposed subdivision is served by local fire 

suppression services, and the proposed subdivision meets applicable design, 

location, and ingress-egress requirements.   

 

12. The discharge of waste from the proposed subdivision into the existing sewer 

system will not result in violation of existing requirements prescribed by the 

California Regional Water Quality Control Board. The conditions of approval 

for on and off-site improvements will ensure permitted capacity of the public 

sewer system is not exceeded.   

 

INCORPORATION OF FACTS AND FINDINGS SET FORTH IN STAFF REPORT 

 

In addition to the foregoing, the Planning Commission incorporates herein by this 

reference, the facts and findings set forth in the staff report.   
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BE IT FURTHER RESOLVED that the Planning Commission does conclude: 

 

1. The Site Plan and Tentative Tract Map possess characteristics that would 

justify the request in accordance with Municipal Code Section No. 9.32.030.3 

(Site Plan) and Section 9.40.060 (Tentative Maps). 

 

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-081-2020 and Tentative 

Tract Map No. TT-18181. 

 

Adopted this 16th day of April 2020 

 

 

 

ATTEST:   /s/   JEREMY LEHMAN      __________ 

           CHAIR 

/s/   JUDITH MOORE_____________ 

       RECORDING SECRETARY 

 

STATE OF CALIFORNIA ) 

COUNTY OF ORANGE ) SS: 

CITY OF GARDEN GROVE  ) 

 

 I, JUDITH MOORE, Secretary of the City of Garden Grove Planning 

Commission, do hereby certify that the foregoing Resolution was duly adopted by 

the Planning Commission of the City of Garden Grove, California, at a meeting held 

on April 16, 2020, by the following vote: 

 

AYES:  COMMISSIONERS: (7) LE, LEHMAN, LINDSAY, NGUYEN, PEREZ, 

RAMIREZ, SOEFFNER  

NOES:  COMMISSIONERS: (0) NONE 

 

 

 

   /s/   JUDITH MOORE ___________ 

          RECORDING SECRETARY 

 

PLEASE NOTE:  Any request for court review of this decision must be filed within 90 

days of the date this decision was final (See Code of Civil Procedure Section 

1094.6). 

 

A decision becomes final if it is not timely appealed to the City Council.  Appeal 

deadline is May 8, 2020. 



 

 FINAL  

EXHIBIT “A” 
 

Site Plan No. SP-081-2020 
 

Tentative Tract Map No. TT-18181 
 

11712 Lampson Avenue 

 
CONDITIONS OF APPROVAL 

 
GENERAL CONDITIONS 
 

1. Each owner of the property shall execute, and the applicant shall record against 
the property, a “Notice of Discretionary Permit Approval and Agreement with 

Conditions of Approval” as prepared by the City Attorney’s Office, on the 
property.  Proof of such recordation is required prior to issuance of building 
permits.   

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

against each of the following, and whenever used herein, the term “applicant” 
shall mean and refer to each of the following: the project applicant, Nhan Vuong, 

the developer of the project, the owner(s) and tenants(s) of the property, and 
each of their respective successors and assigns.  All conditions of approval are 
required to be adhered to for the life of the project, regardless of property 

ownership.  Any changes to the Conditions of Approval require approval by the 
Planning Commission. 

 
3. Approval of this Site Plan and Tentative Tract Map shall not be construed to 

mean any waiver of applicable and appropriate zoning and other regulations; 

and wherein not otherwise specified, all requirements of the City of Garden 
Grove Municipal Code shall apply. 

 
4. Minor modifications to the Site Plan and/or these Conditions of Approval may 

be approved by the Community and Economic Development Director, in his or 

her discretion.  Proposed modifications to the project and/or these Conditions 
of Approval determined by the Community and Economic Development 

Director not to be minor in nature shall be subject to approval of new and/or 
amended land use entitlements by the applicable City hearing body. 

 

5. All conditions of approval shall be implemented at the applicant’s expense, 
except where specified in the individual condition. 

 
Public Works Engineering Division 
 

6. The applicant shall be subject to Traffic Mitigation Fees, In-Lieu Park Fees 
Drainage Facilities Fees, Water Assessment Fees, and other applicable 

mitigation fees identified in Chapter 9.44 of the Garden Grove Municipal Code, 
along with all other applicable fees duly adopted by the City.  The amount of 
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Conditions of Approval 
 

FINAL 

said fees shall be calculated based on the City’s current fee schedule at the 
time of permit issuance. 
 

7. A separate street permit is required for work performed within the public 
right-of-way. 

 
8. Grading improvement plans prepared by a registered Civil Engineer are 

required. The grading plan shall be based on a current survey of the site, 

including a boundary survey, topography on adjacent properties up to 30 feet 
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, sewer, and street improvements.  The 
grading plan shall include a coordinated utility plan.  Street improvement plan 

shall conform to all format and design requirements of the City Standard 
Drawings & Specifications.    

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

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

by the City Traffic Engineer. 
 

11. The new drive approaches to the site shall be constructed in accordance with 
Garden Grove Standard B-120 (option #3). 

 

12. All on-site angled driveways on the site shall be designed per County of Orange 
Standard Plan 1209 (sheet 5 of 5). 

 
13. Prior to issuance of a grading permit, the applicant shall design overhead street 

lighting within and frontage of the development in a manner meeting the 

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

 
14. 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 in a manner meeting the approval of 
the City Engineer in concert with the Orange County Health Department.  The 

report shall make recommendations for pavement design of the interior streets 
and parking spaces.  The report shall also test and analyze soil conditions for 

LID (Low Impact Development) principles and implementations, including 
potential infiltration alternatives, soil compaction, saturation, permeability and 
groundwater levels.  
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15. The grading plan shall depict an accessibility route for the Americans with 
Disability Act (ADA) pathway in conformance with the requirements of the 
Department of Justice standards, latest edition. 

 
16. 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.  

 
17. Prior to the issuance of any grading or building permits, the applicant shall 

submit to the City for review and approval of a Water Quality Management 
Plan that:  

 

a. Addresses Site Design BMPs based upon the geotechnical report 
recommendations and findings such as infiltration minimizing 

impervious areas, maximizing permeability, minimizing directly 
connected impervious areas, creating reduced or “zero discharge” areas, 

and conserving natural areas 
 
b. Incorporates the applicable Routine Source Control BMPs as defined in 

the DAMP 
 

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

 

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

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

maintenance of the Treatment Control BMPs  

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

maintenance of the Treatment Control BMPs 
 
18. Prior to grading or building permit closeout and/or the issuance of a certificate 

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

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

 
b. Demonstrate that applicant is prepared to implement all non-structural 

BMPs described in the Project WQMP 
 

c. Demonstrate that an adequate number of copies of the approved Project 

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

Maintenance (O&M) Plan for all structural BMPs  

 
19. 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 re-survey required due to his negligence in protecting 
existing ties, monuments, benchmarks or any such horizontal and vertical 

controls. 
 

20. TIES TO HORIZONTAL CONTROL: 

 
Prior to recordation of a final tract map, the surveyor/engineer preparing the 

map shall tie the boundary of the map into the Horizontal Control System 
established by the County Surveyor in a manner described in Sections 7-9-330 
and 7-9-337 of the Orange County Subdivision Code and Orange County 

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

 
21. DIGITAL MAP SUBMISSION: 

 

Prior to recordation of a final tract map, the surveyor/engineer preparing the 
map shall submit to the County Surveyor a digital graphics file of said map in 

a manner described in Sections 7-9-330 and 7-9-337 of the Orange County 
Subdivision Code and Orange County Subdivision Manual, Subarticle 18.  The 
surveyor/engineer shall submit record information to the City on Auto Cad 

DWG format. 
 

22. Prior to issuance of a grading permit, the applicant shall submit to Planning 
Services Division an updated title report along with copies of the recorded 
instruments listed in the title report, reference maps used to prepare legal 

description and the plat for review and approval of the tract map. 
 

23. Prior to the issuance of any grading or building permits for projects that will 
result in soil disturbance of one acre or more of land, the applicant shall 
demonstrate that coverage has been obtained under California’s General 

Permit for Stormwater Discharges Associated with Construction Activity by 
providing a copy of the Notice of Intent (NOI) submitted to the State Water 



Exhibit “A”                                                                                              Page 5 
Site Plan No. SP-081-2020 and Tentative Tract Map No. TT-18181  

Conditions of Approval 
 

FINAL 

Resources Control Board and a copy of the subsequent notification of the 
issuance of a Waste Discharge Identification (WDID) Number.  Projects subject 
to this requirement shall prepare and implement a Stormwater Pollution 

Prevention Plan (SWPPP).   A copy of the current SWPPP shall be kept at the 
project site and be available for City review on request. 

 
24. Any new or required block walls and/or retaining walls shall be shown on the 

grading plans.  Cross sections shall show vertical and horizontal relations of 

improvements and property line.  Block walls shall be designed in accordance 
to City standards or designed by a professional registered engineer.  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. 

 
25. 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. 
 

26. Prior to issuance of a grading permit, the applicant shall submit and obtain 
approval of a worksite traffic control plan, satisfactory to the City Traffic 

Engineer. 
 

27. Heavy construction truck traffic and hauling trips should occur outside peak 

travel periods.  Peak travel periods are considered to be from 7 a.m. to 9 a.m. 
and 4 p.m. to 6 p.m. 

 
28. Any required lane closures should occur outside of peak travel periods. 

 

29. Construction vehicles should be parked off traveled roadways in a designated 
parking. 

 
30. Prior to issuance of a grading permit, the applicant shall provide a hydrological 

analysis with scaled map and calculations and hydraulic calculations to size 

storm drains per the Orange County RDMD standards.  Parkway culverts shall 
be designed per Orange County standard plan 1309, Type B or City of Garden 

Grove Standard Plan B-209.   BMP’s shall be sized per the requirements of the 
latest Technical Guidance Documents. 
   

31. The applicant shall remove substandard driveway approach, curb, and 
sidewalk along Lampson Avenue and construct street frontage improvements 

as identified below.  All landscape, sidewalk, and lighting improvements 
installed within the public rights-of-way shall be maintained by the applicant 
in a manner meeting the approval of the City Engineer and Planning Division. 
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Lampson Avenue  
 

a. Remove the existing substandard driveway on Lampson Avenue and 
construct new curb, gutter and sidewalk. 

 
b. The new street driveway approach to the site on Lampson Avenue shall 

be constructed in accordance with City of Garden Grove Standard Plan 

B-120 (option #3).  Standard Plan B-120 calls for a minimum width of 
24-feet for arterial street driveways.   

 
c. Construct 8-inch curb and gutter replacing the existing driveway 

approach along the property frontage at 30 feet from centerline in 

accordance with City Standard Plan B-113.    
 

d. Protect existing westerly tree on Lampson Avenue and plant a 15 gallon 
Australian Peppermint Willow tree at the existing westerly tree well.  

 
e. Remove and replace 8-foot sidewalk replacing the existing driveway 

approach on Lampson Avenue in accordance with City Standard B-106. 

 
f. Applicant shall coordinate the location of all new water meters, backflow 

preventers and backflow devices to be placed in sidewalk/landscape 
area on Lampson Avenue with the Planning Services Division and the 
Water Division. 

 
g. Any proposed new landscaping in public right-of-way shall be approved 

by Planning Services Division and maintained by the owner. 
 
Public Works Environmental  

 
32. The developer shall use the City’s trash disposal provides, Republic Services, 

for the processing of construction and demolition debris.  
 
Public Works Water Services Division 

 
33. New water service installations 2” and smaller, shall 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. 

 

34. Water meters shall be located within the City right-of-way or within dedicated 
waterline easement. 

 
35. Should the landscape system require a separate irrigation meter, a Reduced 

Pressure Principal Device (RPPD) shall be installed for meter protection.  

Installation shall be per City Standards and shall be tested by a certified 
backflow device tester immediately after installation.  Cross connection 
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inspector shall be notified for inspection after the installation is completed.  
Owner shall have RPPD device tested once a year thereafter by a certified 
backflow device tester and the test results to be submitted to Public Works, 

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

 
36. A composite utility site plan (W-drawing) shall be part of the water plan 

approval. 

 
37. New water system within the private street shall connect to the water main on 

Lampson Ave, and shall be constructed per City Standards by developer and 
dedicated to the City.  Bonding will be required. 

 

38. There shall be a minimum 15-foot clearance of building footings from the water 
main.  Clearances less than 15 feet shall be reviewed and approved by Water 

Engineering. 
 

39. There shall be no structures or utilities built on or crossing water or sewer main 
easements. 

 

40. New utilities shall have a minimum 5-foot horizontal and a minimum 1-foot 
vertical clearance from water main and appurtenances.    

 
41. There shall be a minimum clearance from sewer main and water main of 10 

feet from outside of pipe to outside of pipe.  

 
42. The meter and services for the new lots shall be installed per City Standard 

B-719, which specifies a residential fire sprinkler connection (RFSC) on the 
backside of the meter.  There shall be one meter and service per lot, unless 
otherwise allowed by City of Garden Grove Planning Services Division. 

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

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

44. 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. 

 
45. Water meters and boxes shall be installed by City forces upon payment of 

applicable fees and after new water system (including water services) pass all 

bacteriological and pressure tests. 
 

46. Water services shall not be turned on until an account is set up. 
 

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

sewer main or water main. 
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48. Location and number of fire hydrants shall be as required by Water Services 
Division and the Fire Department. 

 

49. Owner shall install new private sewer main with laterals and clean outs at 
right-of-way line.  The sewer main connection in public right-of-way shall be 

6” minimum diameter, extra strength VCP with wedgelock joints and inspected 
by GGSD. All on site sewer and appurtenances to be installed per the California 
Plumbing Code and inspected by the Building and Safety Division. 

 
50. New private sewer main shall cross below the 18” water main on Lampson 

Avenue with a minimum separation of 12” outside diameter to outside 
diameter. Any deviations from the above shall require a variance from the 
State Water Resources Control Board. 

 
51. 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. 

 
Building and Safety Division 
 

52. The project shall comply with the requirements of the 2019 California Building 
Code, the California Green Building Code, and all California Model Codes, 

including, that the buildings shall be solar ready. 
 
Fire Department 

 
53. The applicant shall comply with all applicable Orange County Fire Authority 

requirements, including, but not limited to the Fire Master Plan. 
 

Planning Services Division  

 
54. The applicant shall submit detailed plans, showing the proposed location of 

utilities and mechanical equipment to the Community and Economic 
Development Department, Planning Services Division for review and approval 
prior to submitting plans into the Building and Safety Division Plan Check 

process. The project shall also be subject to the following: 
 

a. All on-site and off-site utilities (off-site refers to the areas within public 
right-of-way to the center line of the streets adjacent to the subject 
property), within the perimeter of the site and to the centerline of the 

adjacent streets, shall be installed or relocated underground. All on-site 
and off-site utilities pertaining to the improvements proposed under this 

Site Plan and Tentative Tract Map, shall be installed or relocated 
underground. 
 

b. All above-ground utility equipment (e.g. electrical, gas, telephone, cable 
TV) shall not be located in the street setback, within the common areas, 
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or any parking areas, and shall be screened to the satisfaction of the 
Community and Economic Development Director. 

 

c. No roof-mounted mechanical equipment including, but not limited to 
dish antennas, shall be permitted unless a method of screening 

complementary to the architecture of the building is approved by the 
Community and Economic Development Department prior to the 
issuance of building permits.  Screening shall block visibility of any roof-

mounted mechanical equipment from view of public streets and 
surrounding properties.  

 
d. All ground or wall-mounted mechanical equipment shall be screened 

from view from any place on or off the site 

 
e. No exterior piping, plumbing, or mechanical ductwork shall be permitted 

on any exterior façade and/or be visible from any public right-of-way or 
adjoining property.  Roof rain gutters are permitted.  The rain gutters 

shall follow the natural architecture lines of the building.  
 
55. 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 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.  

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

the trees at 48-inch box, ten percent (10%) of the trees at 36-inch box, 

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

be of any size.  These trees shall be incorporated into the landscaped 
frontages of all streets.  Where clinging vines are considered for covering 
walls, Boston Ivy shall be used. 

 
c. The applicant shall be responsible for installing and maintaining the 

landscaping until such time as the project nears complete sell-out and 
the Homeowner’s Association or a lot owner takes over maintenance 
responsibility. 
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d. Except as otherwise provided in the CC&Rs approved by the City, the 
Homeowner’s Association shall be responsible for all installation and 
permanent maintenance of all landscaping on the property.  Said 

responsibility shall extend to the parkway landscaping, sidewalk, curb, 
and pavement of the site.  All planting areas are to be kept free of 

weeds, debris, and graffiti.  All organic landscaping waste shall be 
disposed of in accordance with applicable law and regulations of the City, 
the Garden Grove Sanitary District, and the State of 

California.  Maintenance of these landscape areas shall be included 
within the CC&R’s for the project.  

 
e. No trees shall be planted closer than five feet (5') from any public right-

of-way.  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.  All trees planted on the individual private 
lots, whether for screening the houses from the neighboring lots or for 

aesthetic or selling/marketing purposes, shall have an irrigation system 
installed in order maintain the trees. 

 

f. The landscaping treatment along the Lampson Avenue frontage, including 
the area designated as public right-of-way, and the front setback areas 

of each lot, shall incorporate a mixture of groundcover, flowerbeds, 
shrubs, and trees to enhance the appearance of the property.  The 
Community and Economic Development Department, Planning Services 

Division shall review the type and location of all proposed trees and plant 
materials.   

 
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. 

 
i. All above-ground utilities (e.g. water backflow devices, electrical 

transformers, irrigation equipment) shall be shown on the landscaping 
plan in order to ensure proper landscape screening will be provided.  

 

56. Enhanced concrete treatment shall be provided along the entry to the private 
street subject to the Community and Economic Development Department’s 
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approval that includes decorative stamped concrete or interlocking pavers or 
other enhanced treatment, excluding scored and/or colored concrete.  Color, 
pattern, material, and final design and configuration shall be shall be approved 

by the Community and Economic Development Department, Planning Division, 
and shall be shown on the final site plan, grading plan, and landscape plans.  

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

property.  All exterior lights shall be reviewed and approved by the Planning 

Services Division.  Lighting adjacent to residential properties shall be restricted 
to low decorative type wall-mounted lights, or a ground lighting system.  

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

58. Hours and days of construction and grading shall be as set forth in the City of 
Garden Grove Municipal Code Section 8.47.010 as adopted, except that: 

 

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. 

 
59. 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.  
 

60. During construction, if paleontological or archaeological resources are found, 
all attempts will be made to preserve in place or leave in an undisturbed state 

in compliance with applicable law. 
 

61. The applicant shall comply with all provisions of the Community and Economic 
Development Department including, but not limited to, the following: 
 

a. The facade of the units shall be designed with sound attenuation 
features including the use of dual pane windows, a minimum 4-inch 

decorative wide trim on all windows and doors, and limiting, when 
possible, the use of vents.  These features shall be approved by the 
Community and Economic Development Department prior to the 

issuance of building permits. 
 

b. Prior to the finalization of working drawings for Planning Services 
Division, Engineering Division, and Building and Safety Division Plan 
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Check, the applicant shall submit to the Community and Economic 
Development Department detailed and dimensioned plot plans, floor 
plans, exterior elevations, and landscape plans which reflect the above 

Conditions of Approval.  The plans shall indicate cross-sections of all 
streets within the development, landscape materials, wall materials, and 

building materials proposed for the project.  
 

c. Each unit shall have phone jacks and cable-TV outlets in all rooms, 

except the laundry area, hallways, and bathrooms. All garage doors 
shall be of automatic roll-up type.  Mechanical equipment, including air 

conditioning units, Jacuzzi spa equipment, sump pump, etc., shall not 
be located closer than 5 feet of any side or rear property line and shall 
not be located in the front landscape setback.  Air conditioning units 

may be placed adjacent to or in front of the dwelling units provided the 
location does not obstruct, impede, or hinder any vehicle traffic or 

pedestrian access to any unit, and is properly screened from view.  
 

d. The second floor windows shall, to the extent feasible, be oriented away 
from the existing single-family homes and/or incorporate view-
obscuring measures such as the use of high windows, window 

alignment, and obscure glass window glazing.  
 

e. Should the applicant elect to build the project in more than one phase, 
then a phasing plan shall be submitted to the Community and Economic 
Development Department prior to releasing units for model purposes.  

The phasing plan shall include, but not be limited to, a site plan showing 
the phasing areas, protection of finished units, and protection for related 

safety issues concerning pedestrians and non-construction vehicles.  
The perimeter improvements including landscaping, walls, street 
improvements, and underground utilities, shall be completed in the first 

phase.  The phasing plan shall be approved by the Community and 
Economic Development, Public Works Departments, ad OCFA prior to 

issuance of building permits. 
 
62. All new block walls, and/or retaining wall(s), including existing block walls to 

remain, shall be shown on the grading plans.  Block walls shall be developed 
to City Standards or designed by a Registered Engineer and shall be measured 

from on-site finished grade.  The applicant shall provide the following:  
  

a.  Decorative perimeter block walls shall be required, and shall be 

constructed to a minimum height of 6 feet to a maximum height of 7 
feet, as measured from highest point of the on-site finished grade. The 

block walls shall be constructed of decorative split-face masonry with 
decorative caps, subject to the Community and Economic Development 
Department’s approval. No walls greater than 36-inches in height shall 

be construction with the driveway vision clearance area of the project’s 
entrance. All existing block walls shall be modified, as necessary, to 
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comply with the minimum block wall height requirement.  The type, 
texture, and color of the block wall shall be approved by the Planning 
Services Division, and shall match any existing block wall that will 

remain. 
 

a. Private interior project walls, with a minimum height of 6 feet, and a 
maximum height of 7 feet, constructed from decorative masonry block 
or from wood, shall be constructed along the property line of each lot to 

provide privacy to each unit.  The walls shall maintain a minimum 
setback of 20 feet from the front property line or a 20 feet setback if 

located adjacent to any driveway.  Any wall located within the front 
setback area shall be limited to a height of 36-inches, except as allowed 
in Condition of Approval 64.  

 
b. The applicant shall work with the existing property owners along the 

project perimeter in designing and constructing the required perimeter 
block walls. This requirement is to avoid having double walls and to 

minimize any impact that it might cause to the existing landscaping on 
the neighbor’s side as much as possible.  The perimeter block wall shall 
be constructed and situated entirely within the subject property.  In the 

event that the applicant cannot obtain approval from the property 
owners, the applicant shall construct the new wall with a decorative cap 

to be placed between the new and existing walls.  In the event the 
location of a new wall adjacent to an existing wall or fence has the 
potential to affect the landscape planter, then the applicant shall work 

with City Staff to address this situation.  The Community and Economic 
Development Director shall be authorized to approve minor alterations 

the size and/or location of the landscape planter to accommodate the 
placement of such wall.  

 

63. The proposed 6’-0” fence allowed within the front setback area of Lot 1, shall 
comply with the following: 

 
a. The 6 foot fence shall maintain a 15 foot setback from the front property 

line located along Lampson Avenue. 

 
b. The design of the fence shall be decorative, with the bottom, 36-inches 

of the fence constructed of decorative block that matches the decorative 
block used for the perimeter block wall, and the upper, 36-inches of 
wrought iron with decorative pilasters. 

 
c. The overall height of the 6 foot fence, including pilasters, shall be 

measured from the on-site grade located adjacent to the block wall.  
 

d. The pilasters, as measured from the on-site finished grade, shall be 6 

feet in height, regardless of the grading level height.  The pilasters shall 
be spaced evenly. 
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e. The applicant shall obtain a building permit for the construction of the 

pilasters.  

 
64. The applicant shall prepare Covenants, Conditions, and Restrictions (CC&R's) 

for review and approval by the City Attorney's Office and the Community and 
Economic Development Department prior to the issuance of building permits.  
The approved CC&R’s shall be recorded at the same time that the subdivision 

map is recorded and two copies of the recorded CC&R’s shall be provided to 
the Planning Services Division.  The CC&R's shall include the following 

stipulations and/or provisions: 
 

a.  All units shall maintain the ability to park two (2) vehicles within the 

garages at all times.  Garages shall not be converted to any other use. 
 

a. There shall be no business activities, day care, or garage sales 
conducted within or from the garages. 

 
b. Garages shall not be rented or leased separately from the dwelling units 

and shall not be made unavailable to the occupants of the units. 

 
c. Parking spaces in the garages shall be made available to the occupants 

of the unit at all times. 
 
d. Residents shall not park or store vehicles anywhere on the site except 

within the designated parking spaces located within the enclosed garage 
space for each unit and the open parking spaces located along the 

private driveway.   However, the three (3) on-street parallel parking 
spaces may be utilized by residents or guests for temporary parking.  
Any issues arising from the use, application, or restriction of such open 

parking spaces shall be at the resolve of the Homeowner’s Association. 
 

e. Each Owner shall prevent and abate all graffiti vandalism within 
his/her/its Lot and/or within any Exclusive Use Area or Property Wall 
over which he/she/it exercises control and/or is responsible to maintain.  

The Homeowner’s Association shall prevent and abate all graffiti 
vandalism within the Common Area and any other portions of the 

Properties or Property Walls owned or controlled by the Association.  The 
Homeowners Association and Owners shall implement best 
management practices to prevent and abate graffiti vandalism within 

the Properties 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 Homeowner’s Association or responsible Owner as soon as 
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reasonably possible after it is discovered, but not later than 72 hours 
after discovery.  

 

f. Each residence shall be utilized as one (1) dwelling unit.  No portion of 
any residence shall be utilized or rented as a separate dwelling unit. 

 
g. Second-story decks shall remain open and shall not be enclosed at any 

time.  There shall be no storage allowed in the balconies at any time. 

 
h. Parking and storage of boats, recreational vehicles, or commercial 

vehicles on the property is prohibited. 
 

i. There shall be no parking allowed along the drive-aisle and the 

turn-around area, except within the designated guest parking spaces.  
All curbs not designated as parking areas, including the Fire Department 

turn-around area, shall be painted red.   
 

j. Each unit shall maintain a minimum of one thousand square feet of 
usable open space in the required rear yard.  This area shall be open 
and unobstructed from the ground to the sky. 

 
k. Each lot shall be subject to the development standards of the R-1 

(Single-Family Residential) zone.  
 

l. Trash containers shall be stored within designated storage areas only 

and not within the garage parking area.  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 Garden Grove 
Sanitary District requirements.  The applicant shall provide each 
individual unit with a trash storage area to accommodate three trash 

containers.  The area for each container shall be a minimum of 38 inches 
by 38 inches.  The trash areas shall be paved and accessed by gates 

and a walkway for ease of taking trash containers to and from the street.  
 

m. The CC&R’s shall include provisions providing the owners or tenants a 

means of contacting persons responsible for site maintenance, repairs, 
trash pick-up, and other related matters for a development of this type.  

This shall also include scheduling of maintenance of such items as the 
recreation area, landscape area maintenance, etc.  This also includes 
ensuring tree overhangs do not block or hinder any vehicles such as 

street sweepers, trash trucks, fire trucks, etc., from maneuvering 
through the site. 

 
n. The CC&R’s shall include stipulations that maintenance of the private 

drive aisles, storm drain, sewer system, and open space areas within 

the interior of the development, and the landscape setback areas 
outside the development walls adjacent to the Lampson Avenue 
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frontage road is the responsibility of the Homeowner’s Association, 
including the common landscaped areas. 

 

o. The Conditions of Approval for Site Plan No. SP-081-2020 and Tentative 
Tract Map No. TT-18181 shall be incorporated into the CC&Rs, and 

provisions corresponding to any applicable Conditions of Approval shall 
be included in the CC&Rs. 

 

p. The following provisions shall be included within the CC&R’s (in 
substantially the same form as below or as otherwise approved by the 

City Attorney): 
 

i.   Compliance with Stormwater Quality Regulations. The Homeowner's 

Association shall implement, and fund implementation of, the Operation 
and Maintenance (“O&M”) Plan for the Property, which was approved by 

the City as part of the Water Quality Management Plan (“WQMP”) 
required for development of the Property, and shall operate and 

maintain the Best Management Practices (“BMPs”) described in the O&M 
Plan for the Property, which includes: 

 

f. Description of all post-construction BMPs (nonstructural and 
structural), 

g. Description of the Property owner’s(s’) responsibilities and 
required training of persons performing BMP implementation, 
operation and maintenance,  

h. Implementation frequency and operating schedule, 
i. Inspection/maintenance frequency and schedule, 

j. Specific maintenance activities, 
k. Required permits from resource agencies, if any, 
l. Forms to be used in documenting implementation, operation and 

maintenance activities, 
m. Recordkeeping requirements.   

 
A copy of the approved O&M Plan is described in the current WQMP for 
the Project, as it may be amended from time to time according to its 

terms, which is on file with the City of Garden Grove Community and 
Economic Development Department, and is incorporated herein by this 

reference.  The Committee shall maintain a copy of the current WQMP 
at a location on the Property. 
 

The Property shall be, and the Homeowner's Association shall ensure 
that the Property is, used and maintained in full compliance with the 

provisions of the O&M Plan and Chapter 6.40 (Stormwater Quality) of 
the Garden Grove Municipal Code, as it may be amended.  The City shall 
have the right to inspect the Property for the purpose of verifying 

compliance with this provision.  The City of Garden Grove shall be an 
intended third-party beneficiary to this provision.  The City shall have 
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the right and authority, but not the obligation, to enforce this provision 
by any legal or equitable means, or by any method available to the 
Property owners as provided elsewhere in the Declaration, against the 

Declarant, Homeowner's Association, Owners, their successors and 
assigns, or other persons in possession of the Property.  This provision 

shall not be amended or terminated without the written approval of the 
City of Garden Grove Community and Economic Development 
Department. 

   
ii. Enforcement: The City is hereby made a party to this Declaration solely 

for purposes of enforcing its provisions and the Conditions of Approval 
of Site Plan No. SP-081-2020 and Tentative Tract Map No. TT-18181.  
The City, its agents, departments and employees shall have the 

unrestricted right and authority, but not the obligation, to enforce the 
provisions of this Declaration and the Conditions of Approval of Site Plan 

No. SP-081-2020 and Tentative Tract Map No. TT-18181.  In the 
enforcement of this Declaration, the City shall not be limited to the 

procedures or processes described in this Declaration and may use any 
remedy provided under law or equity, including the City’s Municipal 
Code.  The City, its agents, departments and employees may further 

refuse to issue any building, electrical or plumbing permit that may be 
in violation of these Declarations or Site Plan No. SP-081-2020 and 

Tentative Tract Map No. TT-18181 approvals.  However, the City shall 
not be liable for failing or refusing to enforce the provisions of these 
Declarations or the Conditions of Approval of Site Plan No. SP-081-2020 

and Tentative Tract Map No. TT-18181.  The alternative dispute 
resolution provisions set forth in Section / Article [SECTION] of this 

Declaration shall not apply to or legally bind the City. 
 

iii. Assessments: The City may levy special assessments against the 

properties in connection with its actions to enforce the conditions of this 
Declaration or Site Plan No. SP-081-2020 and Tentative Tract Map 

No. TT-18181 approvals, or to abate the violation thereof.   The City 
shall have the same power as the Association to levy special 
assessments pursuant to the provisions of [SECTION] of this Declaration 

in the event that it incurs expenses in the enforcement of the conditions 
of these Declarations or Site Plan No. SP-081-2020 and Tentative Tract 

Map No. TT-18181 approvals.  Notice of intention to make such 
assessment shall be mailed by the City to the Owner of each affected 
[LOT/UNIT] affording the Owner thirty (30) days’ notice to satisfy or 

reimburse the City’s expenditure.  In the event of the failure of any 
Owner of any affected [LOT/UNIT] to reimburse the City within thirty 

(30) days, notice of such assessment shall be mailed by the City to said 
Owner, and said assessment shall thereafter be due as a separate debt 
to the City within thirty (30) days following the mailing of such notice.  

Any such delinquent assessment may be and may become a lien upon 
the interest of the defaulting Owner in the Lot upon the execution by 
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the City and the recording in the Orange County Recorder’s office of a 
notice of delinquent assessment under the same conditions that the 
Association could record the same pursuant to the provisions of 

[SECTION].  The City may foreclose on such notice of delinquent 
assessment in the same manner and with the same power as the 

Association could foreclose on such notice pursuant to the provisions of 
[SECTION].  It is the intent of Declarant, which intent shall be binding 
upon all of Declarant’s successors in interest in the Properties, that the 

City shall be deemed an interest holder pursuant to the provisions of 
these Declarations in order to enforce the rights which have been given 

to the City generally in these Declarations and specifically pursuant to 
this Section. 

 

iv. Attorney Fees: The City shall be entitled to recover its attorney’s fees 
incurred in connection with its actions to enforce the conditions of these 

Declarations or Site Plan No. SP-081-2020 and Tentative Tract Map 
No. TT-18181 approvals, or to abate the violation thereof. 

 
v. Public Safety Access: The Police and Fire Department personnel may   

enter upon any part of the common area for the purpose of enforcing 

State and Local laws. 
 

vi. Modification/Termination: This Declaration shall not be terminated or 
substantially amended without the prior written approval of the City of 
Garden Grove Community and Economic Development Department. 

 
65. Final Tentative Tract Map No. TT-18181 shall be approved by the City recorded 

by the applicant prior to issuance of building permits for the proposed 
single-family homes.  
 

66. The applicant/property owner shall submit signed letters acknowledging 
receipt of the decision approving Site Plan No. SP-081-2020 and Tentative 

Tract Map No. TT-18181, and his/her agreement with all conditions of 
approval.  
 

67. 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-081-2020 and Tentative Tract Map No. TT-18181.  
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 
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party challenging such project approval.  The City shall retain the right to select 
its counsel of choice in any action referred to herein. 
 

68. In accordance with Garden Grove Municipal Code Sections 9.32.160 and 
9.40.070.A, respectively, the rights granted pursuant to Site Plan No. 
SP-081-2020 and Tentative Tract Map No. TT-18181 shall be valid for a period 

of two years from the effective date of this approval.  Unless a time extension 
is granted pursuant to Section 9.32.030.D.9 of the Municipal Code, the rights 

conferred by Site Plan No. SP-081-2020 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-081-2020 shall 
expire if the building permits for the project expire. 
 

69. The Conditions of Approval set forth herein include certain development impact 
fees and other exactions. Pursuant to Government Code §66020(d), these 
Conditions of Approval constitute written notice of the amount of such fees. 

The applicant is hereby notified that the 90-day protest period, commencing 
from the effective date of approval of Site Plan No. SP-081-2020 and Tentative 

Tract Map No. TT-18181, has begun. 
 

70. The garage for Lot 4 shall be designed to maintain a minimum garage door 
size width of 18 feet.  

 



   

COMMUNITY AND ECONOMIC 
DEVELOPMENT DEPARTMENT 

PLANNING STAFF REPORT 
 

AGENDA ITEM NO.:  

 C.1. 

SITE LOCATION:  South side of 

Lampson Avenue, between 9th Street and 

West Street, at 11712 Lampson Avenue  

HEARING DATE:  July 7, 2022 GENERAL PLAN: Low Density 

Residential  

CASE NO.:  Site Plan No. 

SP-081-2020TE1 and Tentative Tract Map 

No. TT-18181TE1 

ZONE:  R-1 (Single-Family Residential) 

 

APN:  090-302-40 

APPLICANT & PROPERTY OWNER:  

Nhan Vuong 

CEQA DETERMINATION:  Previously 

adopted Exemption- Section 15332 “In-

Fill Development Projects” 

 

REQUEST: 

 

The applicant is requesting approval of a one-year time extension for the approved 

entitlements under Site Plan No. SP-081-2020 and Tentative Tract Map No. 18181 

to subdivide an existing 47,284 square foot lot, improved with a single-family home, 

into four (4) residential lots that will be served by a private street designed as a 

cul-de-sac (Lot 5).  The approval allowed each parcel with a lot size of 10,031 

square feet (Lot 1), 8,312 square feet (Lot 2), 10,520 square feet (Lot 3), and 

7,783 square feet (Lot 4).  The existing single-family home will be reconfigured to 

fit within the developable lot area of Lot 1, and Lots 2, 3 and 4 will each be 

developed with a new two-story, single-family home.  Also, a minor land deviation 

was approved to allow the front yard fence for Lot 1, located along Lampson 

Avenue, to be constructed at a height of 6 feet. 

 

BACKGROUND: 

 

The project site is a 47,284 square foot lot located on the south side of Lampson 

Avenue, between 9th Street and West Street.  The property has a General Plan Land 

Use Designation of Low Density Residential and is zoned R-1 (Single-Family 

Residential).   

 

The project site is located in a residential area improved with single-family 

residences.  The project site abuts R-1 zoned properties developed with 

single-family homes to the north, across Lampson Avenue, to the east, south, and 

to the west.  The properties that directly abut the project site to the west are part 

of a single-family residential subdivision developed with seven (7) parcels located 

on Persimmons Circle.   

Attachment 4: SP-081-2020 and TT-18181 Time Extension 1
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On April 7, 2020, the Planning Commission approved Site Plan No. SP-081-2020, 

and Tentative Tract Map No. TT-18181 with seven (7) yes votes.  The approval 

allowed the subdivision of an existing 47,284 square foot lot, improved with a 

single-family home, into four (4) residential lots that will be served by a private 

street designed as cul-de-sac (Lot 5).  Each lot was approved with a lot size of 

10,031 square feet (Lot 1), 8,312 square feet (Lot 2), 10,520 square feet (Lot 3), 

and 7,783 square feet (Lot 4).  The existing single-family home will be reconfigured 

to fit within the developable lot area of Lot 1, and Lots 2, 3 and 4 will each be 

developed with a new two-story, single-family home.  Also, the approval included a 

minor land deviation to allow the front yard fence for Lot 1, located along Lampson 

Avenue, to be constructed at a height of 6 feet. 

 

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

date the land use approval becomes effective.  Condition of Approval No. 69 of 

SP-081-2021 and TT-18181 allowed the Site Plan to expire two years from the date 

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

the Tentative Tract Map.  For this approval, the land use entitlements became 

effective on May 8, 2020, with a two-year expiration date of May 8, 2022. 

 

On May 3, 2022, prior to the expiration of the subject entitlements, the applicant 

filed a land use application with the City requesting a one-year time extension of 

Site Plan No. SP-081-2020 and Tentative Tact Map No. TT-18181. 

 

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

were not yet exercised, the applicant is now requesting a one-year time extension 

for the previously approved entitlements.  No changes are proposed to the 

previously approved project.  

 

DISCUSSION: 

 

TIME EXTENSION 

 

Site Plan No. SP-081-2020 and Tentative Tract Map No. 18181 went into effect on 

May 8, 2020, with a two-year expiration date of May 8, 2022.  The applicant filed an 

application with the City of Garden Grove requesting a time extension (Time 

Extension #1) on May 3, 2022, prior to the entitlements expiring.  

 

Delays to the construction of the project have occurred due to significant changes 

to the grading plans.  On June 17, 2020, grading plans were submitted to the City 

of Garden Grove for plan review.  Initial City comments provided on the grading 

plans required the applicant to redesign the plans, which presented challenges and 

caused a delay.  The grading plans continue in the plan review process.  The 

applicant submitted revised grading plans to the City of May, 2021 for 2nd review, 

and most recently on April 4, 2022 for 3rd review.  

 

The applicant anticipates the grading plans will be approved by the end of 2022, 

and thereafter, construction plans will be submitted to the City’s Building and Safety 

Division for plan check review.      
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Title 9 of the Municipal Code allows for a one (1) year time extension for approved 

entitlements, provided that the Planning Commission finds that: (a) the request for 

the time extension was submitted prior to the permit expiration date, (b) there has 

been no change in the general plan designation or zoning of the site, and (c) there 

is no land use action or study currently underway that would have the potential to 

render the development nonconforming.   

 

The applicant submitted the time extension application on May 3, 2022, prior to the 

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

of Low Density Residential and the R-1 (Single-Family Residential) zoning of the 

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

studies that would have the potential to render the approved development 

nonconforming.  As such, the proposed project is conforming to the General Plan 

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

previously approved project.  The subject request is in compliance with Municipal 

Code standards for time extensions. 

 

CEQA 

 

As a part of the April 17, 2022 approval, the Planning Commission determined that 

the project was categorically exempt from the California Environmental Quality Act 

(“CEQA”), pursuant to Section 15332 (In-Fill Development Projects) of the CEQA 

Guidelines (14 Cal. Code Regs., Section 15303).  No changes are proposed to the 

project that was previously approved, and no further environmental review is 

required. 

 

RECOMMENDATION: 

 

Staff recommends that the Planning Commission take the following action: 

 

1. Adopt Resolution No. 6047-22 approving Site Plan No. SP-081-2020TE1 and 

Tentative Tract Map No. TT-18181TE1, subject to the original Conditions of 

Approval for Site Plan No. SP-081-2020 and Tentative Tract Map No. 

TT-18181.   

 

 

 

LEE MARINO                                                             By: Maria Parra 

Planning Services Manager                                              Senior Planner 
 

 

Attachment “A”:  Planning Staff Report dated April 16, 2020 with Resolution No. 

5978-20 and Conditions of Approval for SP-081-2020 and 

TT-18181 



 RESOLUTION NO. 6047-22 

 

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

APPROVING A ONE-YEAR TIME EXTENSION FOR SITE PLAN NO. SP-081-2020 AND 

TENTATIVE TRACT MAP NO. TT-18181 (REFERRED TO AS SP-081-2020TE1 AND 

TT-18181 TE1). 

 

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

regular session assembled on July 7, 2022, does hereby approve a one (1) year 

time extension for the entitlements approved under Site Plan No. SP-081-2020 and 

Tentative Tract Map No.  TT-18181, for a property located on the south side of 

Lampson Avenue, between 9th Street and West Street, at 11712 Lampson Avenue, 

Assessor’s Parcel No. 090-302-40. 

 

BE IT FURTHER RESOLVED in the matter of the time extension for Site Plan 

No. SP-081-2020TE1 and Tentative Tract Map No. TT-18181 TE1, the Planning 

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

 

1. The subject case was initiated by Nhan Vuong. 

 

2. The applicant is requesting approval of a one-year time extension for the 

approved entitlements under Site Plan No. SP-081-2020 and Tentative Tract 

Map No. 18181 to subdivide an existing 47,284 square foot lot, improved 

with a single-family home, into four (4) residential lots that will be served by 

a private street designed as a cul de-sac (Lot 5).  The approval allowed each 

parcel with a lot size of 10,031 square feet (Lot 1), 8,312 square feet (Lot 2), 

10,520 square feet (Lot 3), and 7,783 square feet (Lot 4).  The existing 

single-family home will be reconfigured to fit within the developable lot area 

of Lot 1, and Lots 2, 3 and 4 will each be developed with a new two-story, 

single-family home.  Also, a minor land deviation was approved to allow the 

front yard fence for Lot 1, located along Lampson Avenue, to be constructed 

at a height of 6 feet. 

 

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

Garden Grove previously determined that the proposed project was 

categorically exempt from the CEQA pursuant to Section 15332 (In-Fill 

Development Projects) of the CEQA Guidelines (14 Cal. Code Regs., Section 

15303).  As set forth in the Class 32 exemption, the proposed project is: (1) 

consistent with the applicable general plan designation and all applicable 

general plan policies as well as with applicable zoning designation and 

regulations; (2) the proposed development occurs within City limits on a 

project site of no more than five acres substantially surrounded by urban 

uses; (3) the project site has no value as habitat for endangered, rare or 

threatened species; (4) approval of the project would not result in any 

significant effects relating to traffic, noise, air quality or water quality; and 

(5) the site can be adequately served by all required utilities and public 

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

Residential and is zoned R-1 (Single-Family Residential).  The site is currently 

improved with a single-family home and a detached guest home.  The 

existing single-family home will remain, and will be reconfigured, to fit within 

the developable lot area of Lot 1 of the proposed subdivision.  The existing 

guest home will be demolished, and will be replaced on Lot 1 as a new 

Accessory Dwelling Unit (ADU) as permitted by State Law.    

 

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 July 7, 2022, and all 

interested persons were given an opportunity to be heard. 

 

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

during its meeting of July 7, 2022; and 

 

BE IT FURTHER RESOLVED, FOUND AND DETERMINED that the facts and reasons 

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

Code Section 9.32.030.D.9, are as follows: 

 

FACTS: 

 

The project site is a 47,284 square foot lot located on the south side of Lampson 

Avenue, between 9th Street and West Street.  The property has a General Plan Land 

Use Designation of Low Density Residential and is zoned R-1 (Single-Family 

Residential).   

 

The project site is located in a residential area improved with single-family 

residences.  The project site abuts R-1 zoned properties developed with 

single-family homes to the north, across Lampson Avenue, to the east, south, and 

to the west.  The properties that directly abut the project site to the west are part 

of a single-family residential subdivision. 

 

On April 7, 2020, the Planning Commission approved Site Plan No. SP-081-2020, 

and Tentative Tract Map No. TT-18181 with seven (7) yes votes.  The approval 

allowed the subdivision of an existing 47,284 square foot lot, improved with a 

single-family home, into four (4) residential lots that will be served by a private 

street designed as cul-de-sac (Lot 5).  Each lot was approved with a lot size of 

10,031 square feet (Lot 1), 8,312 square feet (Lot 2), 10,520 square feet (Lot 3), 

and 7,783 square feet (Lot 4).  The existing single-family home will be reconfigured 

to fit within the developable lot area of Lot 1, and Lots 2, 3 and 4 will each be 

developed with a new two-story, single-family home.  Also, the approval included a 
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minor land deviation to allow the front yard fence for Lot 1, located along Lampson 

Avenue, to be constructed at a height of 6 feet. 

 

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

date the land use approval becomes effective.  Condition of Approval No. 69 of 

SP-081-2021 and TT-18181 allowed the Site Plan to expire two years from the date 

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

the Tentative Tract Map.  For this approval, the land use entitlements became 

effective on May 8, 2020 with a two-year expiration date of May 8, 2022. 

 

On May 3, 2022, prior to the expiration of the subject entitlements, the applicant 

filed a land use application with the City requesting a one-year time extension of 

Site Plan No. SP-081-2020 and Tentative Tact Map No. TT-18181. 

 

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

were not yet exercised, the applicant is now requesting a one-year time extension 

for the previously approved entitlements.  No changes are proposed to the 

previously approved project.  

 

FINDINGS AND REASONS: 

 

Time Extension: 

 

1. A request for a time extension, including the reasons therefore, has been 

submitted prior to the permit expiration date, or the hearing body finds that 

due to special circumstances demonstrated by the property owner or the 

applicant, a late-filed request should be considered. 

 

The applicant submitted a timely request to extend the Site Plan and 

Tentative Tract Map approvals of the subject project for one (1) year, prior to 

the entitlement expiration date of May 8, 2022.  Delays to the construction of 

the project have occurred due to significant changes to the grading plans.  

Initial City comments provided on the grading plans required the applicant to 

redesign the plans, which presented challenges and caused a delay.  The 

applicant is requesting the time extension to finalize the grading plans, as 

well as to subsequently submit construction drawing to the City for plan 

check review. 

 

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

site that would render the development or use nonconforming. 

 

 The subject site’s General Plan Land Use Designation of Low Density 

Residential, and the zoning of R-1 (Single-Family Residential) have not 

changed since the original approval on April 16, 2020.  Therefore, the 

development will not be rendered nonconforming. 
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3. There are no land use actions or studies currently underway that would have 

the potential to render the development or use nonconforming. 

 

 There are no known studies or actions that would affect the site or proposed 

development that would possibly render the development nonconforming.  

 

INCORPORATION OF FACTS AND FINDINGS SET FORTH IN STAFF REPORT 

 

In addition to the foregoing, the Planning Commission incorporates herein by this 

reference, the facts and findings set forth in the staff report. 

 

BE IT FURTHER RESOLVED that the Planning Commission does conclude: 

 

1. The Time Extensions for the approved Site Plan and Tentative Tract Map do 

possess characteristics that would indicate justification of the request in 

accordance with Municipal Code Sections 9.32.030.D.9 (Time Extension). 

 

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

promote the health, safety, and general welfare, the originally approved 

conditions of approval for Site Plan No. SP-081-2020 and Tentative Tract Map 

No. TT-18181 shall remain in effect. 

 

Adopted this 7th day of July 2022 

 

 

 

ATTEST:   /s/   JOHN RAMIREZ     ___    

           CHAIR 

/s/   JUDITH MOORE _____ 

       RECORDING SECRETARY 

 

STATE OF CALIFORNIA ) 

COUNTY OF ORANGE ) SS: 

CITY OF GARDEN GROVE  ) 

 

 I, JUDITH MOORE, Secretary of the City of Garden Grove Planning 

Commission, do hereby certify that the foregoing Resolution was duly adopted by 

the Planning Commission of the City of Garden Grove, California, at a meeting held 

on July 7, 2022, by the following vote: 

 

AYES:  COMMISSIONERS: (7) ARESTEGUI, CUNNINGHAM, LEHMAN, 

LINDSAY, PEREZ, RAMIREZ, SOEFFNER 

NOES:  COMMISSIONERS: (0) NONE 
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   /s/   JUDITH MOORE   

          RECORDING SECRETARY 

 

PLEASE NOTE:  Any request for court review of this decision must be filed within 90 

days of the date this decision was final (See Code of Civil Procedure Section 

1094.6). 

 

A decision becomes final if it is not timely appealed to the City Council.  Appeal 

deadline is July 28, 2022. 
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SUBJECT: MINOR MODIFICATION NO. 1 TO SITE PLAN NO. SP-081-2020
AND TENTATIVE TRACT MAP NO. TT-18181 FOR PROJECT
LOCATED AT 11712 LAMPSON AVENUE

Dear Mr. Vuong,

The City of Garden Grove has reviewed, and hereby approves, the request to
modify Condition of Approval No. 62.b. of Site Plan No. SP-081-2020 and Tentative
Tract Map No. TT-18181, to permit the Applicant to construct a new
retaining/perimeter block wall within the subject site in accordance with the
submitted grading plans, without replacing the existing walls between the subject
property and nine (9) adjacent properties or constructing a decorative cap between
the new and existing walls.

On April 7, 2020, Site Plan No. SP-081-2020 and Tentative Tract Map No. TT-18181
were approved and authorized the subdivision of an existing 47,284 square foot lot,
improved with a single-family home, into four (4) residential lots that will be served
by a private street designed as cul-de-sac. The existing single-family home was
planned to be reconfigured to fit within the developable lot area of Lot 1, while Lots
2, 3 and 4 will each be developed with a new two-story, single-family home. The
approval also included a minor land deviation to allow the front yard fence for Lot 1,
located along Lampson Avenue, to be constructed at a height of 6 feet (6'-0").

On July 7, 2023, a one-year time extension was approved to Site Plan No.
SP-081-2020 and Tentative Tract Map No. TT-18181, which extended the
entitlement expiration date to May 8,2023.

Condition of Approval No. 4 of SP-081-2020 and TT-18181 authorizes the
Community and Economic Development to approve minor modifications to the Site
Plan and/or Conditions of Approval/ which are minor in nature.

Condition of Approval No. 62 (a-b) establishes specific conditions that (I) require
the applicant to construct a 7'-0" perimeter block wall, (II) that requires the
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applicant to work with adjacent property owners in constructing the perimeter block
wall to avoid having a double block wall, and (III) requires that if the applicant
cannot obtain adjacent property owner's approval to build a single project
perimeter wall, then the applicant is required to construct a decorative cap between
the new project perimeter wall and any existing perimeter wall/fence that will
remain.

You have submitted grading plans to the City of Garden Grove for review and
approval. The grading plans show the construction of a new retaining wall and a
7'-0" block wall along the sides and rear of the project site. Pursuant to the

grading plan, an approximately 12-inch gap or greater will exist between the new
retaining/perimeter block wall and any other abutting perimeter wall that will
remain on the adjacent neighbor's property as reflected in the grading plans (see
Attachment 1).

Construction of either a single project perimeter wall or a decorative cap between
the existing wall and a new wall pursuant to Condition 62.b. requires the consent of
the owners of eleven (11) adjacent property owners. In your efforts to address
Condition of Approval No. 62.b., you have made a concerted effort to contact and

receive approval from all eleven (11) property owners whose property abuts the
project site for the purpose of constructing a single project perimeter block wall.
The single project perimeter block wall design would involve removing all existing
block walls or fences and constructing one single perimeter wall to avoid a double
wall/fence situation.

In your request letter dated March 24, 2023, you indicated that several attempts
were made to contact the adjacent property owners for the purpose of receiving
their approval to construct a single project perimeter block wall. Your attempts
included mailing certified letters to each abutting property owner in late December
2021, early January 2022, in November 2022, and in February 2023, and also
conducting a door-to-door outreach to each of the adjacent property owners in

December 2022/January 2023. To date, only two (2) of the eleven (11) property
owners have agreed to a single project perimeter block wall design, and nine (9)
property owners have not provided a response.

In addition, you considered, and presented to the Planning Services Division,
several alternative options in-lieu of providing a decorative cap that were not
feasible options.

Due to the apparent infeasibility of obtaining approval from nine (9) out of the
eleven (11) property owners for construction of a single project perimeter wall or
decorative cap, you have requested a modification to Condition of Approval No.
62.b, to permit the construction of a new retaining/perimeter block wall within the
subject site that does not involve replacement of the existing block wall shared with
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the nine (9) neighboring properties, where the property owner has not agreed to
the construction of a single project perimeter wall, or the construction of a
decorative cap between the two walls, as shown on the submitted grading plans.

The City has determined that the requested modification will not materially change
the scope or intensity of the project as approved by SP-081-2020 and TT-18181.

Therefore, the proposed modification is minor and can be approved by the
Community and Economic Development Director.

No additional changes to the plans will be permitted without approval of the
Community and Economic Department. If other changes to the plans are proposed
that would have the effect of expanding or intensifying the use, the appropriate
entitlement must be filed. The project is required to continue to comply with the
Conditions of Approval of SP-081-2020 and TT-18181.

If you have any questions about this approval, please contact Maria Parra, Planning
Manager, at the Planning Services Division at (714) 741-5323.

Sincerely,

Craig Beck
Interim Community and Economic Development Director

Attachment 1: Grading Plans for SP-081-2020
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GRADING GENERAL NOTES PRECISE GRADING PLAN
TRACT NO. 18181

48 HOUR ADVANCE NOTICE IS REQUIRED PRIOR TO
THE START OF ANY WORK (714)741-5887

11712 LAMPSON AVENUE. GARDEN GROVE, CA
I
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MOHUMflff NOTfS <EST*BUSHEO Bf SLHtVET pat CBC1:

JSFNJ SMICHCB. FOUND NOTHiNG

I 1 0 I FOUND Z" IRON PIPE.
:POWT BEWC SIG'14'K

o.r M oifo. NO RCF. FOUND OtSTLKBEO.
THE &U.CUIATED PO!MT BEING ^E

990 FEH OF THE EAST ZD4 FEET Of
tHE EAST 1/2 OF THE NORTHnBT 1/< W THE SOUTHEAST I/-1 OF
SECTION li, SET I' iRON PIPE TAGGED -PLS 82J4- AT TRACT CORNB.

W "USUFtED
(RI) mcr NO. a96fi, u.u. 265/7
(R2) TRACT NO. 3195. W.u. 122/22-23
(R3) TiUCT NO. 1^4. U.y, 48/26-27
(Dl) CRWT OEEO RCCOftDEO *»1R!L ^. 201

20170001+1 Ml. O.R.

CITY OF GARDEN GROVE

Know what's below.

Call before you dig.

PRECISE GRADING PLAH
EXISTING TOPOGRAPHIC SURVEY PLAN

TRACT NO. 18181



Know what's befow.

Call before you di
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OEMOUTION NOTES

Q

B

s
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OEWOLISH AHD OISF'OSE EXtffri^G BmL&lhiC/STRUCTUSE
!NCLU01NG HARD5CWE AND FOUHDATiOM.

REMOVE AND DISPOSE £X!ST!NC A.C. PAVING AND

REMOVE AND OlSPOSE EXIOTNC CONCRCTE PAUEMEMT
AND BASE.

REMOVE: AND DISPOSE KETINC ShRuBS. 8LISHES.
AND TREES. iNCl.UDfHC WOTS.

REMOVE EXISTfNC PERiktETER MA50NRY/BLDCK WALL
SEE SmNINC WALL PIAN, SHECT 15. FOR
PROPOSED WALL iUPRDVEMENTS.

REMOVE AND DISPOSE: EXISTING MFTAL GATE AND
PltASTESS AND FOUNDATION.

PROTECT IN PLACE (PER PLAN)

REMOVE AN& OiSPOSE EXISTiNG WOOO FENCE. POSTS
AXO FOUNDATION.

ENGINEER'S NOTES:

UNLESS OTMERWiSE NOTED. THE ENTIRE PftOJECT SfTE SHALL BE OEMOLSMEO.
INCLUOitW BUILOtNCS. SURFACE AND UNDERGROUND UTILITIES. LANDSCAPINC
AND TREES. CONTRACTOR SHALL LOCATE AND iOENTlFY ALL D<!ST[NG ONSITE
UTIUTtES AND ALL UNDERGROUND UTlLlltES 8QW REUOVEO SHALL BE CUT
AND CAPPED At THE P/L

2. THIS PLAN IS FOR ONSITE fTEMS OMY, SEE SEWER AND WATER IMPROUEMENT
PLAN FOR ABANDON IMG/CAPP1NG OF EXISTtNC SEWER AND WATER LIKES.

y Ddsrmc ONSffE DOMESTIC WATER AND iRSICATiOh; SERVCES TO BE REWOVEO,
CUT AND CAP LtKES AT MEJERS (IF APPLICABLE) OR AT THE R/W.

NOTE TO CONTRACTOR:
THE EXSTENCE AND LOCATION OF ANY UNDERMOUND UWTfES OS
STRUCTURES SHOWN OH THESE PLANS *ff£ OBTAtNED BY A SEASCH OF
AVAILABLE RECORDS. THE CONTRACTOR IS REOLURED TO TAKE DUE
PRECAUTIONARY UEASURES TO PffDTECT UTILITY UNES SHOWi AND OTMES
LINES NOT OF RECORt) OS NOT SHOW) ON THESE PLAMS AND SHALL BE
SESPONSISLE FOR ANY DAMAGE -rHERE-TO,

CONTRACTOR SHAt

OF WORK.

ALL EXCAVATIONS SHALL BE

INSPECTED AND APPROVED

BY THE GEOTECHNICAL CONSULTANT

PRIOR TO PLACEMENT OF STEEL

SOILS ENGINEER'S CERTIFICATE

fCWVI- ALL CONDiTiONS
tNCIES TO THE ENGINEER

AND SMAi

Ufr'17/2019

3CER061
SASSWGww^wlw.

CIFf' OF GARDEN GROVE
PRECiSE GRADING PLAN

DEMOUT10N PLAN
TRACT NO. 18181
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ALL EXCAVATIONS SHALL BE

NSPECTED Ab?D APPROVED

BY THE GEOTECHNICAL CONSULTANT

PRIOR TO PLACEMENT OF STEEL

HORIZONTAL CONTROLSIGNING AND STRIPING OT^ OF GARDEN GROVE
PRECISE GRADING PLAN

HORIZONTAL CONTROL. SIGNING AND STRIPING PLAN
TRACT NO. 18181

wrmt. w.

STREFT & SEWER JMPROvEMENTS OWC- A-lO
G966. SHEET 1 OF 1.Know what's below.

Call before you dig
REFERENCE PLAMS FOR THESE IMP



REMOVE EXISTING CURB.
PER CITY STO. PLA>

1TSUCT CURS TYPE A-6 PER aTY STD, PLAN NO. B-tt2 OVEI

CONSTRUCT TOMFOSCEO CONCRETE PARKWAY DfWiN PER Cin STO
COMSTRUCT COUUESCiM. SOEWALK (S-&') PER CITY STO. PUl^ffiSWitffiS-^, _ _

PCC PAVEM&fT (5ZO-B-.Z500) OVER 4-iNCnES OF CUA COMPACTED TO SSWC. Ov£
2-FEET OF CEffTtREO 90X RC COMPACTED FILL PER SOILS REPORT RECOMMENDATIONS. INSTALL
7RANSVERSE & LONCfTUOIHAL JOINTS AT 15-X15- GRID PER CREENBOOK SECTiON 302-6. JOINT SEAL
CAL TRAMS STD. PLAN RSP-P20.

.. -—^u^- —^-^ :T LOCAL STREET ORtVEWAY PFR CtTY STO HO 5-122. OPTION ^1. AND DRIVEWAY APPROACH PE
COUNTY OF ORANGE OCPW S-TO. PLAN 1209 (SHT. 3 A 5} SHOW AS DETAIL U ON SHEET 7. WITH

SOILS REPORT RECDUMENDA-nONS.
ALL EXCAVATIONS SHALL BE

CTSPECTED ANTI APPROVED

BY THE GEOTECHNiCAL CONSULTANT

PRIOR TO PLACEMENT OF STEEL

COWTSUCT CUR8 A GUTTER TYPE 0-6 OVE

CONSTRUCT CURB A CUTTER TYPE C-B OVE

CGRECATE BASE 95?KC PER CITY STD- PLAN NO. B-tU

GCRECATE BASE 9SSTC PER OTY STD. PLAN NO. B-n-i
^S^cl»i.'i'^5"5S?iS'fl-'S;

,)BfcCaN PEfiUCABl.E PAVCN SCCTIOh
HiGH PRIVACY BLOCK

COMDlTiONS OF APPSOVAL iTEU NO.
OVER R£tAjN!NG BLOCK WALL PER SHEETS IS--

PER SOILS REPORT RECOKMENDATiONS •RETWNiXiG
1J2. U&IL

"^"\ " /!^-^
or'

gii "-®Tm^

©CONSTRUCT FREESTAKCUNC 3-fT HIGH DECORATIVE MASONRY WALL PER C!TY STD NO. B-;
PLAN} AND PER COTO!t!OMS OF APPBQVAL !TEU ND.S;. WlTM 3-FT HtCH WROUGHT ISON FENCE ABOVE
CONSTRUCT £• HIGH SPLIT FACE DECOSA-flvE PfLASTERS *T BOW ENDS AMD EVEMLY SPACED. EVERY
20-FT. W!TH ;' OECORA'nvE CAP PER DETAIL 3 ON SHEET 6 A SEPARATE BUiLDiNC PERMIT IS REOUiB
FOR CONSTRUCTION OF -THE PiLASTERS. COLOR; SAMDSTONE.

SOILS ENGINEER'S CERTIFICATE
C A INITIAL BACKFtU- PER GETWL 3 ON SHEET 5.

SQUARE CRATE !NL£T PER OETAiL J ON SHEET 5.

Q4) INSTALL <• DtA SOLID SOR 35 PVC PIPE. BEOOiNG PER SOiLS REPOR
ffECOMWENDATiOMS,

@ iMSTALL ROOF DRAiN OUTLETS,

! PROTECT IM PLACE. DESCSiPTK

@ PROPOSED FIRE MYCWAM PER

.JCEKOSl

SASSANOcmCK

5-J02-JJ

(NOT A
DEPTH, W!NiUUW.

LANOSCAPIMC/PLAKTINC AREA PES SEPARATE

dSTALL WALL UOUNTED SUMP PUMP CONTCOL
SEE SHEET 20 FOR FURTHER DETAILS.

@ l«ST«Lt «- •HITE PUUNC SUlt STOIPIUC

fNSTALL OLDC/

NDSCAPE ARCHITECT PLAN

CL AND COMPLETC OPERATiONAL ELECTHICAL SYSTEK.

ufi?^/ 3'0':1"1 OK
P2GI ''•' I ;1 ! RC

2^ CONSTSUCT 6' HICH jNTESIOft PRIVACY WALL PER CtPf STD NO. B-505, T TYPE FOUHDATiON UNLESS
HHDW!5E NOTED. fi.R DETAIL 9 MO 10 ON SHEET 6 AN& PER CONK-nONS OF APPROVAL ITEM N0-8:
WO PER SOILS REPORT RECOhtUENDATlONS "RETAiWNG WALLS".

CONSTRUCT 10-.1.5' WWWW . 4" TfttCX PCC
:T£D TO 95XRC. FOR THREE TRASH COHTAiNERS

ER DETAIL 7 ON SHEET 5
ONSTRUCT FREESTANQtNG

TEM N0.5Z A? PES SOILS REPORT RECOhtMENOATIONS "RETAINING WALLS'

CONSTRUCT 4- CURB

CONSTRUCT DEEPENED
ruB™
! ! (MS

COMSTOUCT ORYWEU.

iNSTALL 12"X12" OLOCASTLE

CONSTRUCT 6" ENHANCED [

SEPT FiLTEFt UOOEL FCP-I2F PER OETAiL 1& ON SHEET 20

;ATED PAV&dENT [S20-8-2SOO) OVER 4-INCMES OF CMA

CONSTCUCT 12-X1;

COMS7RLICT PUMP PER

CONSTRUCT 2-

PERUEAStE OTCTETI PAvESS StCTON ».a^», CWCRETE SIOCK

WM&O COHCTETE TREATED P^VEWENT SEC^ON

COMCBOE SURFACE

-•^»i- ExffliKG CTNTOUR

PROPOSEB COHTQUIt
PROTOSCB mm&a

CiTY OF GARDEN GROVE
PRECISE GRADING PLAN

TRACT NO. 18181Know what's below, pen n 'a:

Call before you dig.



SEE SHEET 12 CONSTRUCTION NOTES:

/^s./^mf/'y^'

cs^t^
®^i.

?N^f'^!..l"l-®^'

"~^ u^l!

""^"'©s,

\
^"t?
'^Air^'

FF=11^10

^Lu2-l_i4s-—/ .^^.u'^-^.^-d^ a._5

^;--SSi^»MU^-l'4'a-5'u

!»M1 ^ U%B^ — ~m,> ^

r~J \-r"
„„„ ^ ss

~wa\ "'•"'" fmu\" mu^

CHESW -tvfhuf

CONSTRUCT CURB TWE A-6 PER C!TY STO. PLAN NO B-112 OVER 6- ACCRECA7E BASE

WSTRUCT REMFOSCEO CONCRETE PARKWAY DRAW PER QTY STD. PLAN NO. B-209. S-24",

S) CONSTNUCT CDMMERCIAL SIDEWALK (S-5-) PER OTY STO. PLAN NO. 8-106.

•CONSTRUCT 6- PCC PAVEMENT [520-S-2SOO) OVER 4-INCMCS OF CWA COMPACTED TO 95WC. OVER

iANSVESSE & LCWTUESIHAL JOINTS AT 1S'X15' CfflO PER GRETHBOOK SECTtON 302-6. JCHNT SEAL PER
:ALTRANS STD. PLAH FiSP-P20.

: CONSTRUCT LOCAL STREET OfflVEWAY PER QPf STO NO. 8-122. OPTION #1. AND DRIVEWAY APPROACH PER
(SHT 3 A 5} SHOWN AS DETAIL 13 OM SHEET 7. WITH

•t-INCHES OF CWA COMPACTED TD 95!CRC. OVER 2-FEET OF CERTIFiED 90X SC COMPACTED FIU- PER
SO!LS ftEPORT ffECOMMENDA-nONS.

5- AGCRECATE 8ASE 9SXRC PEff OPT STO. PLAN NO B-113

^ CONSTRUCT CURB & GUTTER TYPE C-8 OVER 6' AGGREGATE; BASE g53RC PER CITY STD, PLAN NO. 8-113.

CCWSrauCT &' HIGH PRIVACif BLOCK WALL OVER RETWNIMC Sl-OCK WALL PER SHEETS 15-17 AND PER
CONOtTlONS OF APPROVAL ITEM M0.62 ANO PER SOfLS REPORT RECOUMENOATtONS "RETAINiNC WALLS--

SEE SHEET 15-17 FOR RETA1WNC WALL PLAN AND DETAILS AMD FOOTING DETAILS.
PER CiTY STD NO. 8-505 (TYPE PER

PLAN) AND PER COHOiTiOKS OF APPROVAL iTEM NO.GZ, WITH 3-FT HIGH WROUGHT IRON FENCE ABOVE,
CONSTRUCT 6' HIGH SPLIT FACE DECORATIVE PILASTESS AT BOW CMOS AMD EVENLY SPACED, EVERY
ZO-FT. WITH Z~ OECORATiVE CAP PER DETAiL 9 ON SHEET 6. A SEPARATE BUlLOfNC PESMIT IS REQUIRED
FOft CONSTRUCTION OF THE PILASTERS. COLOR: SANDSTOME.

Cl4) INSTALL ^ DIA SOUD SDR K PVC PIPE. BEDDiMC PER SO!LS SEPORT S. MANUFACTURER'S
RECOUMENOATiONS

@ INSTALL BOOF DRAiN OUTLETS. DOWNSPOUT, AND SPLASH BLOCft PER DETAIL 4 OH SHEET S.

^lw13^^m:w@ PROTECT !N PLACE. DESCRIPTION PER PLAN,

© PROPOSED F!RE HYDRANT PER SEPARATE WATER PLAN.

,„„ tlmXU (gjnsnu OECBB«TI«E

'INSTALL Z' WOE. FULL
DEPTH. MINIMUM.

@ LANOSCAPINC/PLANTING AREA PER SEPARATE LANDSCAPE ARCHiTCCT PLAN,
[T} WSTALL WALL MOLtNTEO SUMP PUMP CONTROL PAMEX AND CDWPLETE OPCRATiONAL ELECTRICAL

SYSTEM. SEE SHEET 20 FOR RJRTHES DETAILS.

1STRUCT S' HIGH IM7ERIOS PRIVACY WALL PER CITY STD NO. B-SDS, T TYPE FOLIMDATIOM UNLESS
OTHERWISE NOTED. PER DETAIL S A? 10 ON SHEET G AMD PER COMD!T)ONS OF APPROVAL tTEM NO 62
AMD P£S SOILS REPORT RECOUMENO^TIONS •RETAIMW WALLS'.

@ ^O.NS^UCJ.1?1"-I-^MJ^U-M ^-?'J^ £F.(:-.C£!?1-C^E:.T?.^0 (520-B-2SOD) OVER 4-iNCHES OF

'A YEMENT AMD BASE

STO hid. 150-3. CURB PROFILE, 6' CURB FACE.

P^^@ ^ (^CONSTRUCT DEEPENED FOO-nNG PES OETAtL S ON SHEET 5

© CONSTRUCT DETECTABLE WARWNG SURFACE PER CALTRANS STD. PLAN AB8A. COLOR; YELLO»

ALL EXCAVATIONS SHALL BE

INSPECTED AND APPROVED

BY THE GEOTECHWCAI- CONSULTANT

PCWEA8LE CONCTETE PHVERS SEC^ON FWOR TO PLACEMENT OF STEEL

SOILS ENGINEER'S CERTIFICATE

CX.'!7/20!9

3CER001.

SASSAK Gfwcienw [nc.

C[Tr' OF GARDEN GROVE

Know what's below.

Csl! before you dig,

PRECISE GRADING PLAN

TRACT NO. 18181
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;. A STANO^VCRW fOK EMERCENOT WORK SHAU. 9EAWI1ABLE
AT AU. TIMES . NECCaW MATSOALS SMALL BE AVAIIADLE ON STE
A^JOSTOCWLEO AT CONVENIENT l.&CATOHSTCFACiUTAnttAFtO
cchfmucnONocTCMi>siwnv DEVICES WHEN muw is IWMINEKT.
3. THE aviL EMCiNEER On OTHER SEyOMSiaiE if<3(VtOUAi. SHALL
SUSUiT PIAN-S FOR REVIEW 3Y THE Cm EWMEER OCTA1UMS THE
PLAQSG OF EKOVOH CONTflOt. FACILTlEi TO pnOTECT ABEAS
SUajECTTSCTORM OWIWSC- AUOEWCESMUST BE !»< PLftC£A.W
WCSONG ATAU. riWCS. FAn.URE TO PROVlOt TME^ DEVICX5 WILL aC
CAUSE TO NEVOKE PESwrrs 01 APWO^AU 3Y T>-£ OTY ETOKECT
AND/Oft BUILO'NG OWOWL.
4- 3EVKXSSHAU. W3T SL MCVtD W MODIFIED WTKOU7 TW
APPROVALOF TH£ CrTV INSPiCTOa.
5. D1CEPT AS OTHEKWiSE APWOVEO BT TX6 OTf INSPECTOR.
RtMOWBlE PROTECnVt QEV<a? SrtOWM S^ALL BE IN PUCEAT ThC
D® vy EACH WOfieiKC DAYOfl 0» WCfKENOS WHEN T>-E S OAY
!WH PfiO&ASitHV FOKECW EXCEEDS dW.
6. THE PtACEWEW OF AMI TlOWAl.EK VICES TO SEOLlC£ ER05W
CAwtuac wrrniN THE sin ss an-TO WE aiscRmoK OF n< FIE-O
EnGlNEER.

DESILTINC BASINS WAV NOT SE ftEWOVEO OK WWf.
IMOP£RABlEW!rwOUT?R!0!tAf>fkfiOVALOFTHEaTYtN<>?ECTCBt.
S. EftOSfOM CDWTiOL OTV1CES5H.UI. BE WOO(f!£C AS NEEDED AS
TM£ pnOiCCT COOCflEiSES. AM3 P-JUU CF mCSC CHAhtGES
SUtMWSTTCO FOH AFMOVAL AS tKlUltEP.
9. !?<SUftETKATAlLE?iraT;niGOfVi.!P(A5£COUBS£SAf<OCULV£Rre
Atti t/AfHTAthiED W WORKIfJG CONCiTICN ANCi FREE OF 5!LT & De8»US

SESKHEW FHOM AREAS DISTU-OES 3f CDNSTRUCTiOX ShlAU
aEftETAl\£OOhl»TEUSlflS?rRLCTUilAlCOfmOLSTOT4£
MAXIMUM CXTBV fWCTCABlE.
IL ALL1.005C SOIL AND DE8K;S WWiCK WAV CTEATE A ^>orE^f^lAL
KAZAKO TO OFfSITE PftOP'HrY SHAtt BE REMOVED tKWS TH^SrTE U
DHECtrO ^ THE 'W^C-Oft,
12. AFT» A ^MSTOBW. AH. S^T WO OES11S SHALL Bfc ftfcWOVED
FROM ?IO< eOIWSWlO StSilltNG SWM^ANO StASiXSPUMPtO
OM.
13. STOWILE5 OF 30(1 SMAIL BE PROPER!.- CONTAMFD TO
V1MM2E KD-MFW THANSPOaT FBO.^ THE SITE TO STMET3,
OWUatAGE FACIUTIFS OK AQJACE'tr PSOFERTSK V1A RUXOFF. VEmCLE
THACKMC .OflWI^D.

AmtowuATEBMp&ron coNsmrcri&M -RELATED MA-rEHiAtS,
WACTF-S-SPILLS OB W51DLCS We^i M i^PU:Mi:fmOTO MtN)M2£
rKWSPO^ FTOMTHE SITE TO STHEE'S. DSAJMKSE EAaunES. 0?t

IS. OWWff V»OM FQUiPMEMT AN3 VCHtC.E WASMfNG SHALL S£
CCNTA!*»ECATCC>.ST^UCTiO?iSirES.UN^SS"RSAT?073SEMOVE
SE01MEKTANO OTHER rouUTANTS.

Ai.LCarW!tUCT;aHCOhfTRACTC(I AW SUBCOffTRAODR
PiW^B.Mi TO M MAOC AWAftFOf -XE fEQJ11lC08£ST
MAMAGLWi.NT PfUCTtCCSAND GOC3 ^CHJSEKCEPINS MCASUHLS KM
THE WOiECT SITE ANOA^ASSOClATCTCWSTRUCTtON STAGING
AREAS.
17- AT THE WO OF EACH DAf Of CONSTKUCT)COT ACTIWYAU
CC»<ST"UCTOM
AftlO MtOPEBLY;
18. flLLSi.OPESAI

CYCl£ Bt
TfC SFTE: PCtlMnTR MUST DIWIh IWWFWW

/H?EV£ ft ThESP19. A GUARD SK-Ul 3E FOSTE& ON THE SITE W^
OF WAltH !K AW IUVICL ytCEt&S TWO t2] FEET.
20. COMOTftUCtlOT WES SHALl Sr MAifiTftl»fEO !N SUM A
COW!tT10N THAT AN A.W1C1PA"£C STC«M 000 WT CARRY WASTES
Oft POLLUTANTS OFF ?H£Sf1'LOISCH,UG!:S OF MATEIttAtOTMER
WW SrCRMWATtB AitE .ULOWEO CML'' WKi'M NECdSAWfOR
PER^OtMA^CEAWCOWFlEnON OF COMSTKUCT.ON PRACnCESAKO
WHtfiLTH^r &0 MOT; UUJSE C<< COhi"~l!BUrt TO HV!OLAT!OM OF
IWf WATEt QUAUTy STANOAaO; CAUSC CR THPtATEN TO CAU?r
nS.LU'HOK . CONTA.'WliATiOhi OR MU.SAHCE ; GW COtffAiN A
HAZARCGUS SUBSTAMC£ IN A QUANTl-Y ftt?Ot!AaL£ UWW i-EOERAL
RE^JtATH?W><0 CMt PftRTS 117 AMD 10;
iWENTIAL POU.UTWUTS Isnuni; BUT AWE NOT UM!T£0 TO: SOUO OS
LICUiD CHEMfDM SPILLS; WAS-ES fRCW PAJ.frS.STAJNS.SEALWITS.
51UES, IMt. itSnCiOF.I, HERBfCOES, WOO? ?R£3EKVAr'/ESA!<0
SOLVtnsTC.ASSWCSnBEaS.FA^TfmKES ON STUCCO FRAGMEKTS ; n>»t
FUELS, OILS, LUiR'Uh-S , ANG ^^SAULiC. ftADlArOft OK BATTEKY i.,,, ^
fan OS. CCmcRCTt, DC'
FROM AW £NG'mfSW?WffT STEAt*' CUANIKG OR CMEMIOU
DEGftEASiNG; AMD SUPEBCnLC^(NATECipC(TAESl.£ WATER UftE
FLUSHIWS.
21. Oyni*<GCO>iSTRL;C-!ON , D'SPOSAL OF SLICK MATEfMALS
SHOULD OCCUR iN A S?tGMLD AND a3N7ROLi.kDTU»tPCTAR^A^£A
OhWTt PW»31CALLYS[»AflATC3 F»t3M ?C"WlAl.?TO>tM\VATCH
BUHOFF, WITH ULTIMATE DISPOSAL St. ACCOKCANCE WtTH LOCAL,
STATE AND FEDEftAL REQUWtMENTS.
;3. DEWATEmMCOFCOWAMmTI&CKOL!N&W,-f;R,3S
DiSCMASSmC CONTAMINATED SOr^ ViA SlWAO EttOSICN IS
PftOHIflTEQ. OEWATEB'NC Or NO?. -CiMWWNATCO SSOUNOWAT^It
REQLflflES A NATK3NAI rOUinAN- OiKHAHGF CUMifATICN TfSTEM

(\PO£?) PEIMff FROM THE REtPECT-^1: ^»n ^GiQNAt WATER
QUAUTfCO^rftOt BOAffO
23. TAKt "(CCESS^RY PnrCAWONS TO !M-.UBE THAT ADJACENT
fW'lKTf NOTSWER 3AMAGT CUE •T3 DFniK. MUO. Oft
)?<LNOAT1CW OIUSEDSVGSADING AC-iViT-ES «vrTll!< PEKMirrED

nACE tnosiON:
COWtDftA^SWATM
OAIMMACt OWCE.
2S. fLACE EREKIOT4 f
WHILE -HE ?OSSWLITr

26. stESTCREAU.VEC
Si.Cf'ETOQRfGiKAt;::?

£WT FULLY C&W

'Wfc'OTOM ARC i

OFSIUATiC^EXii

?
JW
ST^:

;ETflT1C^ AND PL/kfTf
IDf'lOK.

AU.CUTUTSOF

AH.UI.TIMfl^fNLETS
PFt'OR TO UUtMATE

ALL EXCAVATIONS SHALL BE

INSPECTED AND APPROVED

3Y THE GEOTECHNICAL CONSULTANT

PRIOR TO PLACEMENT OF STEEL

TOPERTf Ul

:ISTiNC LOT

STAS!UZE:& CONSTRUCTION
EhfTRANCE/£X(T
TEMPQfWttY DUUPSTER AREA

STORAGE ASEA

TElWPOfWRT PORTABLE TOiLETS

(wy-3) STOCKPILE

EWU-8) CCWCRETE WASTE WANACEMENT

GENERAL NOTE-
CONTRACK
TEMPORAF

W SHALL COMPLY wn
S ED! HEW AND OT

f> SHALL BC !WPLi:»<EI
CROUNO OISTL" ACTwmes.

SWPPP REPORT
OI^TftOL UEASUBES.

:Uf?ENTLY WFFH THE

EROSION CONTROL NOTES:

®
®
®
®
©
®

NSTALL TREK-RACK- PLATE OR APPROVED EOl
:NTRAHCE/EXiT PER CASOA ShtP TC-1, AND PEff

INSTALL ONE ROW OF GRAVEL BAGS. MIN TWO Tl
SE-6 AMD PER DETAIL B, THIS SHEET.

PROVIDE STREET SWEEPING (SE-7) ON LAMPSON
SFTE.

:ONM£CT!Ofi TO AN UNDESGSOUND STORM DRAIN
SfTE DRAiNACE TO EXISTJNC SURFACE RUNOFF

PROVIDE ON-SfTE CONCRETE WASTE MANAGEUEI^T
3£TA!L C. THIS SHEET.

'fWiOE OM-SfTE STOCKPiLE UANACEMENT PER
THIS SHEET,

OFWL A,
0 CONSTSUCTtON
THIS SHEET.

EPS HIGH PYWUID PER CASO* BMP

AVENUE IN

STSTEM IS

viciNrrr OF THE PROJECT

NOT AVAiLABLE. OISECT

POt CASOA BMP WM-8 AND PER

a»p WM-3 WO PER DEJAiL D,

tfflIE; CONSTRUCT SEOtUENT
BiRRfER AND CmNNELIZE RUNOFT
TO SEDtMENT

WDTH AS REOLBRED
TO ACCOUODATE
ANTICIPATED TRAFFfC

OR FOUR TIMES tHE CIRCUMFE PENCE OF THE:
UWCEST CONSTRUCTION VEHICLE TiSE. WHlCHEVEfi

IS CREATES

STABILIZED CONSTRUCTION
ENTRANCBEXIT DETAIL

TRUCKS iNTO STORM

WO OE:SIGNATE:D FACILiT!£S,

DO NOT WASH SWEEPINGS FROM EXPOSED ACC!
CONCRETE INTO THE STREET OR STORM ORAiN.
COLLECT AND RETURN SWEEPINGS TO AGGSECATi
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 RESOLUTION NO. 6062-23 

 

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

APPROVING A ONE-YEAR TIME EXTENSION FOR SITE PLAN NO. SP-081-2020 AND 

TENTATIVE TRACT MAP NO. TT-18181 (REFERRED TO AS SP-081-2020TE2 AND 

TT-18181TE2). 

 

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

regular session assembled on July 6, 2023, does hereby approve a one (1) year 

time extension for the entitlements approved under Site Plan No. SP-081-2020 and 

Tentative Tract Map No.  TT-18181, for a property located on the south side of 

Lampson Avenue, between 9th Street and West Street, at 11712 Lampson Avenue, 

Assessor’s Parcel No. 090-302-40. 

 

BE IT FURTHER RESOLVED in the matter of the time extension for Site Plan 

No. SP-081-2020TE2 and Tentative Tract Map No. TT-18181TE2, the Planning 

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

 

1. The subject case was initiated by Nhan Vuong. 

 

2. The applicant is requesting approval of a one-year time extension for the 

approved entitlements under Site Plan No. SP-081-2020 and Tentative Tract 

Map No. TT-18181 to subdivide an existing 47,284 square foot lot, improved 

with a single-family home, into four (4) residential lots that will be served by 

a private street designed as a cul de-sac (Lot 5).  The approval allowed each 

parcel to be developed with a lot size of 10,031 square feet (Lot 1), 8,312 

square feet (Lot 2), 10,520 square feet (Lot 3), and 7,783 square feet (Lot 

4).  The existing single-family home will be reconfigured to fit within the 

developable lot area of Lot 1, and Lots 2, 3, and 4 will each be developed 

with a new two-story, single-family home.  Also, a minor land deviation was 

approved to allow the front yard fence for Lot 1, located along Lampson 

Avenue, to be constructed at a height of 6 feet. 

 

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

Garden Grove previously determined that the proposed project was 

categorically exempt from the CEQA pursuant to Section 15332 (In-Fill 

Development Projects) of the CEQA Guidelines (14 Cal. Code Regs., Section 

15303).  As set forth in the Class 32 exemption, the proposed project is: (1) 

consistent with the applicable general plan designation and all applicable 

general plan policies as well as with applicable zoning designation and 

regulations; (2) the proposed development occurs within City limits on a 

project site of no more than five acres substantially surrounded by urban 

uses; (3) the project site has no value as habitat for endangered, rare or 

threatened species; (4) approval of the project would not result in any 

significant effects relating to traffic, noise, air quality or water quality; and 

(5) the site can be adequately served by all required utilities and public 

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

Residential and is zoned R-1 (Single-Family Residential).  The site is currently 

improved with a single-family home and a detached guest home.  The 

existing single-family home will remain, and will be reconfigured, to fit within 

the developable lot area of Lot 1 of the proposed subdivision.  The existing 

guest home will be demolished, and will be replaced on Lot 1 as a new 

Accessory Dwelling Unit (ADU) as permitted by State Law.    

 

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 July 6, 2023, 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 July 6, 2023; and 

 

BE IT FURTHER RESOLVED, FOUND AND DETERMINED that the facts and reasons 

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

Code Section 9.32.030.D.9, are as follows: 

 

FACTS: 

 

The project site is a 47,284 square foot lot located on the south side of Lampson 

Avenue, between 9th Street and West Street.  The property has a General Plan Land 

Use Designation of Low Density Residential and is zoned R-1 (Single-Family 

Residential).   

 

The project site is located in a residential area improved with single-family 

residences.  The project site abuts R-1 zoned properties developed with 

single-family homes to the north, across Lampson Avenue, to the east, south, and 

to the west.  The properties that directly abut the project site to the west are part 

of a single-family residential subdivision. 

 

On April 7, 2020, the Planning Commission approved Site Plan No. SP-081-2020, 

and Tentative Tract Map No. TT-18181 with seven (7) yes votes.  The approval 

allowed the subdivision of an existing 47,284 square foot lot, improved with a 

single-family home, into four (4) residential lots that will be served by a private 

street designed as cul-de-sac (Lot 5).  Each lot was approved with a lot size of 

10,031 square feet (Lot 1), 8,312 square feet (Lot 2), 10,520 square feet (Lot 3), 

and 7,783 square feet (Lot 4).  The existing single-family home will be reconfigured 

to fit within the developable lot area of Lot 1, and Lots 2, 3, and 4 will each be 

developed with a new, two-story, single-family home.  Also, the approval included a 
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minor land deviation to allow the front yard fence for Lot 1, located along Lampson 

Avenue, to be constructed at a height of 6 feet. 

 

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

date the land use approval becomes effective.  Condition of Approval No. 69 of 

SP-081-2020 and TT-18181 allowed the Site Plan to expire two years from the date 

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

the Tentative Tract Map.  For this approval, the land use entitlements became 

effective on May 8, 2020 with a two-year expiration date of May 8, 2022. 

 

On July 22, 2022, the Planning Commission approved a one-year time extention to  

Site Plan No. SP-081-2020 and Tentative Tact Map No. TT-18181 (Time Extension 

#1) with a seven (7) yes votes.  This approval extended the subject entitlement 

expiration date to May 8, 2023. 

 

On April 17, 2023, the City approved a Minor Modification to modify Conditional of 

Approval No. 62.b. to permit the construction of a new retaining/perimeter block 

wall within the subject site without replacing the existing perimeter walls between 

the subject property and nine (9) of the adjacent properties or constructing a 

decorative cap between the new and existing perimeter walls.  Nevertheless, the 

applicant is required to continue to work with the City to ensure proper site 

drainage between the perimeter walls.  

 

On May 4, 2023, prior to the expiration of the subject entitlements, the applicant 

filed a land use application with the City requesting a second one-year time 

extension of Site Plan No. SP-081-2020 and Tentative Tact Map No. TT-18181 

(Time Extension #2). 

 

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

were not yet exercised, the applicant is now requesting a one-year time extension 

for the previously approved entitlements.  No changes are proposed to the 

previously approved project.  

 

FINDINGS AND REASONS: 

 

Time Extension: 

 

1. A request for a time extension, including the reasons therefore, has been 

submitted prior to the permit expiration date, or the hearing body finds that 

due to special circumstances demonstrated by the property owner or the 

applicant, a late-filed request should be considered.  Delays to the project 

has occurred due to the applicant’s on-going attempt to comply with 

Condition of Approval No. 62 (a-b) as it relates to constructing a perimeter 

block wall and working with adjacent property owners in constructing the 

perimeter block wall.  Nevertheless, the applicant made significant progress 
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toward obtaining the required permits to commence construction of the 

project, and is working with the City to finalize the grading plan review, the 

plan check review, and final tract map. The applicant is requesting the time 

extension to finalize the grading plans, building plans, and final tract map to 

commence construction of the project.    

 

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

site that would render the development or use nonconforming. 

 

 The subject site’s General Plan Land Use Designation of Low Density 

Residential, and the zoning of R-1 (Single-Family Residential) have not 

changed since the original approval on April 16, 2020.  Therefore, the 

development will not be rendered nonconforming. 

 

3. There are no land use actions or studies currently underway that would have 

the potential to render the development or use nonconforming. 

 

 There are no known studies or actions that would affect the site or proposed 

development that would possibly render the development nonconforming.  

 

INCORPORATION OF FACTS AND FINDINGS SET FORTH IN STAFF REPORT 

 

In addition to the foregoing, the Planning Commission incorporates herein by this 

reference, the facts and findings set forth in the staff report. 

 

BE IT FURTHER RESOLVED that the Planning Commission does conclude: 

 

1. The Time Extensions for the approved Site Plan and Tentative Tract Map do 

possess characteristics that would indicate justification of the request in 

accordance with Municipal Code Sections 9.32.030.D.9 (Time Extension). 

 

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

promote the health, safety, and general welfare, the originally approved 

conditions of approval for Site Plan No. SP-081-2020 and Tentative Tract Map 

No. TT-18181 shall remain in effect. 

 

 



   

COMMUNITY AND ECONOMIC 
DEVELOPMENT DEPARTMENT 

PLANNING STAFF REPORT 
 

AGENDA ITEM NO.: C.2. SITE LOCATION:  Southwest corner of 

Garden Grove Boulevard, and Harbor 

Boulevard, at 13091 Harbor Boulevard 

HEARING DATE:  July 6, 2023 GENERAL PLAN:  IW (International 

West Mixed Use) 

CASE NO.: Site Plan No. SP-125-2023, & 

Conditional Use Permit No. CUP-241-2023 

ZONE:  HCSP-DC (Harbor Corridor 

Specific Plan – District Commercial) 

APPLICANT: Sabroso! Mexican Grill CEQA DETERMINATION: Exempt 

Section 15303 – New Construction or 

Conversion of Small Structures 

PROPERTY OWNER(S): Harbor Plaza 

Center, LLC 

APN: 100-501-27 & 100-501-28 

 

REQUEST: 

 

The applicant is requesting Site Plan approval to remodel an existing 2,780 square-

foot tenant space, and add a 927 square-foot patio to accommodate the relocation 

of Sabroso! Mexican Grill, located at 13091 Harbor Boulevard.  Also a request to 

operate the restaurant under a new original State Alcoholic Beverage Control (ABC) 

Type "47" (On-Sale, General, Public Eating Place) License. 

 

BACKGROUND: 

 

The property is an approximately 5.59-acre site improved with a multiple-tenant 

shopping center, Harbor Plaza, located on the southwest corner of Garden Grove 

Boulevard and Harbor Boulevard.  The subject tenant space is an approximately 

2,780 square-foot unit at 13091 Harbor Boulevard, within an existing multiple-tenant 

pad building, fronting toward Harbor Boulevard.  The property has a General Plan 

Land Use Designation of IW (International West Mixed Use) and is zoned HCSP-DC 

(Harbor Corridor Specific Plan – District Commercial).  

 

The property is located in a mixed-use area.  To the north, across Garden Grove 

Boulevard, the subject site is adjacent to commercial uses in the HCSP-DC, C-1 

(Neighborhood Commercial), and GGMU-3 (Garden Grove Boulevard Mixed Use 3) 

zones.  To the east across Harbor Boulevard, the subject site is adjacent to 

commercial uses also in the HCSP-DC zone.  To the south, the property is adjacent 

to commercial properties zoned HCSP-TS (Harbor Corridor Specific Plan – Transition 

Zone South).  Lastly, to the west, the property is adjacent to a residential 

development zoned PUD-113-96 (Planned Unit Development). 
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The existing pad building containing the subject tenant space was originally 

approved on January 12, 1988, along with the rest of the shopping center, under 

Site Plan No. SP-146-88.  Subsequent revisions to the original Site Plan approval 

were approved by the Planning Commission in 1991, and 1992.  These revisions 

allowed for, in part, modifications to the approved signage allowances, building 

paint colors, landscaping requirements, and driveway locations and designs.  

 

The pad building was designed with multiple storefronts, but the interior space has 

been consolidated to only provide for two (2) tenants.  Upon completion of 

construction in 1993, the pad building was occupied by a Radio Shack retail store in 

the southern tenant spaces, and a bookstore in the subject northern tenant space. 

In 1998, permits were issued for tenant improvements to convert the subject space 

into a joint Togo’s sandwich restaurant and Baskin Robbins ice cream shop.  Later, 

an auto title company, TitleMax, occupied the tenant space from 2014 to 2020, 

according to Business License records.  In the years since, the subject tenant space 

has remained vacant.  The southern tenant space in the building is currently 

occupied by a Verizon Wireless retailer.  No changes are proposed to the southern 

tenant space as a part of the subject request. 

 

The proposed restaurant, Sabroso! Mexican Grill, will be leasing the subject 

location.  They currently operate within the same shopping center, in an 

approximately 1,390 square-foot tenant space at 13129 Harbor Boulevard.  In 

2012, the restaurant received approval of Conditional Use Permit No. CUP-360-12 

to operate with an Alcoholic Beverage Control “Type 41” (On-Sale Beer and Wine, 

Eating Place) License.  The subject request will allow the restaurant to operate in a 

larger space, with outdoor dining, and to include a larger menu, including the sales 

and service of alcohol.  Upon opening of the new restaurant location, the existing 

Sabroso! Mexican Grill location will close.  No replacement tenant for the original 

restaurant has been identified at this time.  

 

The Harbor Corridor Specific Plan requires a site plan review for any rehabilitation, 

renovation, redevelopment, expansion, or intensification of existing use or 

structure.  The subject request, as a conversion of use with exterior façade 

improvements would be considered a renovation and rehabilitation, thus requiring a 

site plan review.  Additionally, none of the previous uses in the subject tenant space 

have applied for, or received, a CUP for the sale and service of alcohol.  Garden Grove 

Municipal Code Section 9.18.060.030 requires a Conditional Use Permit for the 

issuance of a new ABC License to a new restaurant. 
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PROJECT STATISTICS: 
 

                                      Provided Code Requirement 

Min. Lot Size 243,500 S.F. 
(5.59 Acres) 

50,000 S.F. (1.15 Acres) 

Min. Lot Frontage +/- 617’-0” 300-0” 

Min. Building Setbacks 
Front (North) 
Rear (South) 
Side (West) 
Street Side (East) 

 
+/- 300’-0” 
+/- 200’-0” 
+/- 300’-0” 

7’-6” 

 
5’-0” for 50% of street frontage, 45’-0” for remainder 

0’-0” 
0’-0” 

5’-0” for 50% of street frontage, 45’-0” for remainder 

Min. Parking *281 spaces 288 spaces 

Max. Building Height 
17’-0” Parapet 

15’-0” Roof 

10’-0” Patio Roof 

45’-0” 

*See Circulation, Parking, and Site Design discussion below.  

 

DISCUSSION: 

 

SITE PLAN 

 

The project will consist of converting the existing 2,780 square-foot tenant space 

into a restaurant.  Changes to the building include the conversion of the interior to a 

restaurant use, the addition of an outdoor patio dining area, and minor exterior 

façade improvements.  The interior of the building will now feature a 1,377 square-

foot dining room, a bar seating area, an approximately 800 square-foot kitchen and 

a food prep area, and two (2) restrooms.  The patio area, on the north of the 

building, is approximately 927 square feet, and features both bar seating and dining 

tables. 

 

Circulation, Parking, and Site Design 

 

When the subject commercial center was approved in 1988, the minimum parking 

requirement was calculated at a rate of one (1) parking space per three-hundred 

(300) square feet of gross floor area.  The parking ratio made no differentiation 

based upon the use; all uses were parked under the same ratio.  Based on this 

ratio, the site is required to provide a minimum of 288 parking spaces.  Currently, 

the site provides 281 spaces, a deficiency of seven (7) spaces.  The Harbor Corridor 

Specific Plan allows for parking reductions of up to 20%.  The current deficiency on-

site constitutes only a 2% reduction in parking. 

 

A parking analysis was prepared by Fehr & Peers, a qualified traffic engineering 

firm, to determine the current parking demand for the shopping center.  The 

analysis surveyed the existing parking supply on a typical weekday and weekend 

day.  The peak observed demand for the center was 209 parking spaces in use.  A 

10% contingency was added to the peak observed parking demand to account for 

future changes in the types of uses, as required by the Municipal Code.  Including 

the 10% contingency, the peak demand parking calculation for the site requires a 

minimum of 230 parking spaces. 
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To accommodate the new patio dining area, five (5) existing parking spaces will be 

removed from the north side of the subject pad building.  This reduces the available 

parking to 276 parking spaces.  According to the Municipal Code requirements, the 

new patio requires an additional three (3) parking spaces.  The peak parking 

demand, plus the additional parking required for the new patio, is 233 parking 

spaces.  

 

With the removal of the five (5) parking spaces to accommodate the new patio, the 

three (3) additional spaces required by the patio, and including the 10% 

contingency, there is a forty-three (43) space surplus provided on-site.  With the 

surplus in parking, the site is able to accommodate the expanded restaurant use, 

according to the parking requirements of the Harbor Corridor Specific Plan and the 

Municipal Code. 

 
Parking Calculations 

Parking Spaces Required 288 

Existing Parking Spaces Provided 281 

Existing Parking Deficiency 7 

Observed Parking Demand 

Peak Parking Demand 209 

Peak Parking Demand + 10% Contingency 230 

Parking Spaces Removed for Patio 5 

Additional Parking Required for Patio 3 

Parking Surplus 43 

 

The removal of the parking spaces withstanding, there are no additional changes to 

the parking lot of the commercial center. The site will still feature two (2) driveway 

approaches along Garden Grove Boulevard, and two (2) driveway approaches along 

Harbor Boulevard.  The existing trash enclosure nearest the subject tenant space, 

to the southwest of the pad building, will be rebuilt according to City standards.  

The new trash enclosure will not encroach or impede on any of the adjacent parking 

spaces or drive aisles.  Vehicular traffic will still circulate throughout the center as 

originally approved. 

 

The design and location of the new outdoor patio dining area necessitates the 

replacement of the existing pedestrian path-of-travel to and from Harbor Boulevard.  

There is currently a ramp, and a short staircase that lead from the building entrance 

to Harbor Boulevard.  A revised accessible path-of-travel will connect the accessible 

parking space on the west of the building to Harbor Boulevard.  The path-of-travel 

will wrap around the patio to the north of the building, before accessing Harbor 

Boulevard to the east via a new two-switchback ramp to street grade. 

 

Building Design 

 

The proposed façade improvements are minimal, with all improvements designed in 

a manner compatible to the existing building.  The most noticeable exterior change 

will be the addition of the patio dining area to the north of the building.  The patio 

roof is a simple flat-roof design, made of steel, and painted black.    Delineating the 

patio on three sides are planters constructed of horizontal wood siding.  The 
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planters will be vegetated with a variety of plants to help create a more welcoming, 

softer atmosphere in the patio area.  The horizontal wood siding will also continue 

onto the restaurant itself, helping create cohesion between the patio and the 

building.  A counter-height opening will be built into the exterior wall facing the 

patio area.  The opening will connect the bar within the dining room and the patio 

space, creating an indoor-outdoor bar seating area.  

 

Other changes to the exterior of the space include new doors and windows, new 

paint, and decorative lighting.  New exterior signage, with external illumination will 

also be provided will be reviewed and approved under a separate permit.  The 

external improvements will consist of shades of black, beige, and browns, 

consistent with the existing building to remain. 

 

The interior of the converted restaurant will be designed in a rustic Mexican style.  

The new design features an eclectic mixture of dark wood features, stone features, 

painted tiles, and colorful textile and ceramic décor.  The new color scheme has 

similarities to the restaurant’s original location, including dark earth tones, like 

brown, gray, and black steel.  The building design meets all applicable Municipal 

Code requirements. 

 

Landscaping 

 

To accommodate the patio, a new accessible path-of-travel to Harbor Boulevard is 

required.  As a result, the overall landscaping on-site will be reduced by 

approximately 275 square feet.  The loss of landscape area can be considered a 

“reasonable accommodation,” as it is necessitated by ADA (Americans with 

Disabilities Act) path-of-travel requirements.  Any impacted landscaping adjacent to 

the new ramp will be replanted to be compatible with the landscaping to remain.   

Additionally, two (2) trees will be removed to accommodate the new path of travel.  

The two (2) trees will be replaced by new ones along the Harbor Boulevard 

frontage, to maintain the same number of trees provided on-site. 

 

The applicant is required to comply with the landscaping requirements of Title 9 of 

the Municipal Code, including the Landscape Water Efficiency Guidelines.  Should 

the rehabilitated landscaping area exceed 2,500 square feet, a separate landscape 

application shall be submitted, and a building permit will be obtained for the 

proposed on-site landscaping.  All landscaping shall be watered by means of an 

automatic irrigation system meeting the City’s Landscape Water Efficiency Guideline 

requirements for water conservation.   

 

CONDITIONAL USE PERMIT 

 

As mentioned above, the restaurant tenant space has a total floor area of 

approximately 2,780 square feet.  Within the tenant space, the restaurant provides: 

a host stand, a kitchen and food preparation area, two (2) restrooms, a bar with 

seating for approximately sixteen (16) patrons, a main dining area with seating for 

approximately forty-four (44) patrons, a private dining room with seating for 
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approximately (10) patrons, and the 927 square-foot outdoor dining area providing 

seating for an additional forty-four (44) patrons and ten (10) patrons at the bar.   

 

Sabroso! Mexican Grill operates as a full-service, sit-down restaurant, specializing in 

Mexican cuisine.  Included on the menu are a variety of meals and dishes, as well 

as beer, wine, and mixed drinks.  The restaurant would thus qualify as a “bona fide 

eating place,” per ABC guidelines.  Therefore, the restaurant, as proposed, qualifies 

for an ABC Type “47” License.   

 

Alcohol sales will be permitted only for on-site consumption.  The service of alcohol 

is intended to complement meals, and enhance the experience of dine-in 

customers.  Sales of alcohol will be incidental to the service of food.  At no time 

shall the quarterly sales of alcohol exceed 35% of the quarterly sales of food.  

Entertainment is not a part of the subject request, and is not permitted as a part of 

this Conditional Use Permit.  Non-live ambient music, not audible outside of the 

restaurant, is permissible. 

 

Sabroso! Mexican Grill’s hours of operation will be 11:00 a.m. to 9:00 p.m., Monday 

through Friday, and 9:00 a.m. to 9:00 p.m., Saturday and Sunday.  These hours 

are consistent with the City’s standard operating hours of 8:00 a.m. to 11:00 p.m., 

Sunday through Thursday, and 8:00 a.m. to 12:30 a.m., Friday and Saturday.  The 

restaurant has been conditioned to allow for operating hours consistent with the 

City’s standard hours.  In the event problems arise concerning the operation of this 

business, the hours of operation may be reduced by order of the Police Department. 

 

The restaurant is located in a high-crime district, and in an area with an 

under-concentration of Alcoholic Beverage Control “on-sale” licenses.  In order to 

approve the request, a Finding of Public Convenience or Necessity is required.  A 

summary of the district and the Findings of Public Convenience or Necessity can be 

found in Resolution No. 6063-23 for Site Plan No. SP-125-2023 and Conditional Use 

Permit No. CUP-241-2023. 

 

The Community and Economic Development Department and the Police Department 

have reviewed the request and are supporting the proposal.  All standard conditions 

of approval for an ABC Type “47” License will apply. 

 

CEQA 

 

CEQA’s Class 3 exemption applies to conversions of small structures from one use 

to another where only minor modifications are made in the exterior of the structure 

(CEQA Guidelines §15303.).  The Class 3 exemption allows additions to commercial 

uses, including restaurants, not exceeding 2,500 square feet in floor area (CEQA 

Guidelines §15303.(c)).   

 

The subject request converts an existing retail space to a restaurant use with the 

service of alcohol.  With the conversion of the tenant space, some cosmetic tenant 

improvements are proposed to the interior and exterior.  The subject request 

expands the subject tenant space with a 927 square-foot patio dining area.  The 
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added square footage of the patio is well within the 2,500 square-foot threshold. 

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

 

RECOMMENDATION: 

 

Staff recommends that the Planning Commission take the following action: 

 

1. Adopt Resolution No. 6063-23, approving Site Plan No. SP-125-2023 and 

Conditional Use Permit No. CUP-241-2023, subject to the recommended 

Conditions of Approval. 

 

 

 

Maria Parra 

Planning Services Manager 

 

 

 

By: Priit Kaskla, AICP 

Associate Planner 

 

Attachment 1: Vicinity Map 

Attachment 2: Plans 

Attachment 3: Parking Analysis 
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101 Pacifica | Suite 300 | Irvine, CA 92618 | (949) 308-6300 | Fax (949) 859-3209 | 
www.fehrandpeers.com 

Memorandum 
 
Date:  November 8, 2022 

To:  Jon David, Hunt Enterprises, Inc. 

From:  Spencer Reed, PE 

Subject:  Harbor Plaza Parking Assessment 

OC22-0903 

Fehr & Peers conducted a parking assessment for the Harbor Plaza shopping center in Garden 
Grove, California. This assessment was undertaken to document the parking supply and hourly 
parking demand of the shopping center parking lot to determine if additional parking is available 
during peak periods that could be utilized to meet the parking requirements for the planned 
construction of a 1,000 square foot (sf) outdoor dining patio addition to one of the units in the 
shopping center. The remainder of this memorandum summarizes the scope of the study, data 
collection, parking assessment, and findings. 

Study Scope 

As part of a planned tenant improvement, a 1,000 sf outdoor dining patio is proposed for a unit in 
one of the standalone pads in the shopping center. Construction of the patio would require the 
removal of five parking spaces with no plan to replace the five lost spaces or add additional 
spaces for the patio use. Therefore, this study has been undertaken to document the current 
parking demand of the Harbor Plaza shopping center to determine if existing parking supply is 
available to accommodate the removed parking spaces and patio construction. 

In preparing for this study, Fehr & Peers contacted Priit Kaskla from the City of Garden Grove to 
confirm the parking requirements of the Harbor Plaza site. Based on original approvals of the site, 
SP-115-88, the shopping center has a parking requirement of 1 space per 300 square feet of 
building area.  

Based on the parking requirements of the site, this study identified the number of parking spaces 
available at peak demand and if enough parking spaces were available to accommodate the 1,000 
sf outdoor dining patio utilizing the 1 space per 300 square feet of building area for a total of 3 
parking spaces.  

Attachment 3 - Parking Analysis
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Data Collection 

Parking Counts 
Parking data collection was conducted at the Harbor Plaza shopping center on Thursday, July 7, 
2022, and Saturday, July 9, 2022. The data collection occurred from 8:00 AM to 8:00 PM. Figure 1 
identifies the extent of the data collection location. The data collection sheets are included in 
Attachment A.  

Due to project timing, data collection could not be conducted when schools were in session, but 
were conducted to avoid summer holidays. As part of this assessment, the July parking demand 
was adjusted to reflect higher parking demand conditions expected in a typical December based 
on factors from the Urban Land Institute Shared Parking, Third Edition (2020). This adjustment is 
documented in the parking assessment section.  

Tenant Information 
To ensure that the existing parking demand is reflective of the shopping center operating under 
typical conditions, Fehr & Peers requested current tenant occupancy data from Hines Group, Inc. 
for the Harbor Plaza shopping center. This data was reviewed to determine the tenant occupancy 
rate of the shopping center at the time of the parking data collection.  

Figure 1 – Study Area 
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Parking Assessment 

Existing Parking Assessment 
Parking Supply 

As presented in Table 1, the Harbor Plaza shopping center parking lot has a parking supply of 271 
spaces. The original approvals for the site required 1 space per 300 square feet of building area. 
With a building area of 86,237 sf, the site requires 288 parking spaces per the original approvals. 
It is possible that the 288 spaces were reduced to 271 with restriping or application of slurry mix 
improvements to the parking lot at some point in time. City of Garden Grove staff determined 
that the study should be based on the 288 approved parking spaces, a deficiency of 17 spaces.  

The site has a back alley which is approximately 28 feet wide and has an overall length of 
approximately 820 feet. As the alley accommodates back entry and loading for the tenants of the 
shopping center a number of doorways, bollards, utility poles, and other equipment is located in 
the alley which makes the usable space limited. In coordination with City of Garden Grove staff, it 
was determined that approximately 10 parallel parking spaces could be added to the back alley 
using a parallel parking dimension of 8’ x 22’. 1  

As the back alley is not able accommodate the additional 17 required parking spaces, this study 
will assume a supply of 10 back alley parking spaces for a total parking supply of 281 spaces. This 
will result in the site starting with an existing parking deficiency of 7 spaces from the 288 
approved parking spaces.  

In an effort to minimize the existing parking supply deficiency, the site will be required to install 
as many parallel parking spaces as possible to the back alley. Hunt Enterprises, Inc. will have to 
coordinate with the City of Garden Grove to determine the timing for the installation of the 
parallel parking spaces.  

Parking Demand 

Over the two data collection days, the parking demand peaked at 1:00 PM on Thursday with 135 
spaces demanded (48% occupancy) and at 1:00 PM on Saturday with 146 spaces demanded (52% 
occupancy). The parking demand trend throughout both days was similar with parking demand 
increasing from 8:00 AM to 1:00 PM and generally maintaining 40% - 50% occupancy until 
approximately 7:00 PM when demand started to decline.  

 

 
1 Garden Grove City-standard space is 9' x 22', The Engineering Division is allowing the space to be reduced 

to 8' wide to accommodate the drive-aisle circulating around the building. 
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Table 1 – Harbor Plaza Parking Demand 

  Thursday 
July 7, 2022 

Saturday 
July 9, 2022 

Time Supply Parking 
Demand Utilization Parking 

Demand Utilization 

8:00 AM 

288 

15 5% 18 6% 

9:00 AM 53 19% 47 17% 

10:00 AM 73 26% 92 33% 

11:00 AM 108 38% 119 42% 

12:00 PM 119 42% 125 44% 

1:00 PM 135 48% 146 52% 

2:00 PM 111 40% 122 43% 

3:00 PM 115 41% 142 51% 

4:00 PM 117 42% 127 45% 

5:00 PM 99 35% 126 45% 

6:00 PM 114 41% 115 41% 

7:00 PM 103 37% 112 40% 

8:00 PM 81 29% 94 33% 

Tenant information at the time of the parking count was reviewed as part of the parking 
assessment. The Harbor Plaza shopping center has a total of 21 units with 86,257 sf of building 
area. This review showed a tenant occupancy of 91% of the building area. The 91% tenant 
occupancy is considered within the acceptable range of being considered fully utilized as many 
commercial properties have some vacancy due to tenant turnover or improvements. Therefore, 
the parking demand data collected is reflective a fully utilized shopping center under typical 
conditions in July.  

December Parking Estimate Assessment 
The Urban Land Institute sponsored a national study that established a basic methodology for 
analyzing parking demand in mixed-use developments. This methodology was published in 
Shared Parking, Third Edition (2020) and identifies base parking rate, parking demand reductions, 
and hourly/monthly parking demand patterns for various land uses.  

Shared Parking, Third Edition typically identifies that parking demand for most land uses as being 
highest in the month of December. As the parking data collection was conducted in July, the 
parking demand was adjusted to reflect an estimate of parking demand in December. 
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The Shared Parking, Third Edition monthly parking demand patterns for retail land use customers 
was utilized to develop a factor between the July and December. Other land uses that are present 
in the Harbor Plaza shopping center, such as restaurants, are provided in Shared Parking, Third 
Edition; but the retail land use has the greatest change in parking demand between July and 
December so the retail information was used to generate a conservative estimate of December 
parking demand.  

As presented in Table 2, July has a parking adjustment of 70% of peak parking demand and 
December has a parking adjustment of 100% of peak parking demand. This change in parking 
demand results in a parking adjustment factor of 1.43. Applying the 1.43 parking adjustment 
factor results in a Thursday in December parking estimate of 193 spaces (71% occupancy) and a 
Saturday in December parking estimate of 209 spaces (77% occupancy). 

Table 2 – Parking Adjustments 
 July December 

Shared Parking, Third Edition Retail 
Customer Monthly Parking Adjustment 
Factor 

70% 100% 

Parking Adjustment Factor 
(December/July) 1.43 

Thursday Parking Demand 135 193 (Estimate) 
Thursday Parking Utilization 48% 69% 
Saturday Parking Demand 146 209 (Estimate) 
Saturday Parking Utilization 52% 74% 

Usable Parking Supply Assessment 
To provide a suitable margin of available spaces to account for turnover and inefficiencies, a 10% 
buffer was removed from the parking supply. As documented in Shared Parking, Third Edition, "A 
parking facility will be perceived as full at somewhat less than its actual capacity, generally in the 
rate of 85 to 95 percent occupancy” (p. 15). The parking spaces associated with this factor provide 
a cushion of parking supply to account for mis-parked vehicles, vehicle maneuvers, and vacancies 
associated with reserved spaces for specific users (e. g. time limited spaces for carry out 
restaurants). The use of a 10% buffer results in a parking supply of 253 parking spaces (281 x 90% 
= 253).  

Additionally, construction of the 1,000 sf outdoor dining patio would require the removal of five 
parking spaces with no plan to replace the five removed spaces. Therefore, the buffered supply 
was reduced by 5 parking spaces to account for the removed spaces before determining how 
much patio space could be built utilizing the remaining available parking spaces. This results in a 
usable parking supply of 248 spaces (253 – 5 = 248) 
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Utilizing the December parking estimates and the usable parking supply, the site is projected to 
have an available parking supply of 55 parking spaces (248 - 193 = 55) on a Thursday and 39 
parking spaces (248 – 209 = 39) on a Saturday as presented in Table 3. Based on the original 
parking requirement of 1 space per 300 square feet of building area, the 1,000 sf outdoor dining 
patio would require 3 parking spaces. The projected usable parking supply of the site can 
accommodate the 3 parking spaces of the 1,000 sf patio.  

Table 3 – Parking Assessment 
 Thursday Saturday 

Usable Parking Supply 248 
Estimated Peak Parking Demand 193 209 
Available Parking Supply 55 39 
Parking Supply for Outdoor Dining Patio 3 3 
Remaining Parking Supply 52 36 

Parking Reduction Assessment 
The Garden Grove Municipal Code Section 9.16.040.180 states that parking space reduction 
should not exceed 25% of the total required spaces. With inclusion of the 1,000 sf outdoor dining 
patio, the total building square footage would be 87,237 sf requiring 291 parking spaces. With the 
existing parking supply deficiency of 7 parking spaces, the reduction of 5 parking spaces 
association with construction of the patio, and the decision to not build the 3 parking spaces for 
patio; the site has a total reduction of 15 parking spaces. This results in a parking reduction of 5% 
((291 – 15)/291 = 95%) which is within the reduction identified in Garden Grove Municipal Code.  

Findings 

The Harbor Plaza shopping center has a current parking supply of 271 spaces. In coordination 
with City of Garden Grove staff, it was assumed that 10 parallel parking spaces could be 
accommodated in the back alley of the site for a total parking supply of 281 spaces. In an effort to 
minimize the existing parking supply deficiency, the site will be required to install as many parallel 
parking spaces as possible to the back alley. Hunt Enterprises, Inc. will have to coordinate with the 
City of Garden Grove to determine the timing for the installation of the parallel parking spaces.  

With a parking supply of 281 spaces and a peak parking demand of 146 spaces demanded (52% 
occupancy) at 1:00 PM on Saturday the site provides sufficient parking supply to meet existing 
July demand. As the parking counts were conducted in July, the peak December parking demand 
(usually to be the highest throughout the year) was estimated to be 209 parking spaces (74% 
occupancy). Based on a usable parking supply of 248 spaces, the proposed 1,000 sf outdoor 
dining patio can be added to the site with approximately 36 remaining spaces available and does 
not exceed the parking reduction allowance from the Garden Grove Municipal Code.  
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Garden Grove Parking
Harbor Plaza
Harbor Boulevard and Garden Grove Boulevard, Garden Grove
Thursday, July 7th, 2022

Inventory 8:00 AM 9:00 AM 10:00 AM 11:00 AM 12:00 PM 1:00 PM 2:00 PM 3:00 PM 4:00 PM 5:00 PM 6:00 PM 7:00 PM 8:00 PM
Regular 258 14 50 71 100 115 132 109 114 115 97 111 100 76

Handicap 8 0 2 1 6 4 1 2 0 2 2 1 1 4
10 Min. 3 1 1 1 2 0 2 0 1 0 0 2 2 1
15 Min. 2 0 0 0 0 0 0 0 0 0 0 0 0 0

Subtotal 271 15 53 73 108 119 135 111 115 117 99 114 103 81

Total Occupancy 281 15 53 73 108 119 135 111 115 117 99 114 103 81
Total Percent 5% 19% 26% 38% 42% 48% 40% 41% 42% 35% 41% 37% 29%

Counts Unlimited, Inc.
PO Box 1178

Corona, CA 92878
951-268-6268



Garden Grove Parking
Harbor Plaza
Harbor Boulevard and Garden Grove Boulevard, Garden Grove
Saturday, July 9th, 2022

Inventory 8:00 AM 9:00 AM 10:00 AM 11:00 AM 12:00 PM 1:00 PM 2:00 PM 3:00 PM 4:00 PM 5:00 PM 6:00 PM 7:00 PM 8:00 PM
Regular 258 18 45 88 113 122 140 114 136 121 119 111 109 91

Handicap 8 0 1 2 6 3 5 5 2 3 2 3 0 2
10 Min. 3 0 1 2 0 0 1 2 3 1 3 0 2 0
15 Min. 2 0 0 0 0 0 0 1 1 2 2 1 1 1

Subtotal 271 18 47 92 119 125 146 122 142 127 126 115 112 94

Total Occupancy 281 18 47 92 119 125 146 122 142 127 126 115 112 94
Total Percent 6% 17% 33% 42% 44% 52% 43% 51% 45% 45% 41% 40% 33%

Counts Unlimited, Inc.
PO Box 1178

Corona, CA 92878
951-268-6268



 

 

 

 

RESOLUTION NO. 6063-23 

 

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

APPROVING SITE PLAN NO. SP-125-2023, AND CONDITIONAL USE PERMIT 

NO. CUP-241-2023, FOR A PROPERTY LOCATED ON THE SOUTHWEST CORNER OF 

HARBOR BOULEVARD AND GARDEN GROVE BOULEVARD, AT 13091 HARBOR 

BOULEVARD, ASSESSOR’S PARCEL NOS. 100-501-27 AND 100-501-28. 

 

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

regular session assembled on July 6, 2023, hereby approves Site Plan No.           

SP-125-2023, and Conditional Use Permit No. CUP-241-2023, for the remodel of an 

existing 2,780 square-foot tenant space, an addition of a 927 square-foot patio to 

accommodate the relocation of Sabroso! Mexican Grill, and to operate the 

restaurant under a new original State Alcoholic Beverage Control (ABC) Type "47" 

(On-Sale, General, Eating Place) License (the “Project”) for the property located on 

the southwest corner of Harbor Boulevard and Garden Grove Boulevard, at 13091 

Harbor Boulevard, Assessor’s Parcel Nos. 100-501-27 and 100-501-28, and hereby 

determines that public convenience or necessity would be served by issuance of an 

Alcoholic Beverage Control (ABC) Type “47” (On-Sale, General, Eating Place) 

License at this location. 

 

BE IT FURTHER RESOLVED in the matter of Site Plan No. SP-125-2023, and 

Conditional Use Permit No. CUP-241-2023, the Planning Commission of the City of 

Garden Grove does hereby report as follows: 

 

1. The subject case was initiated by Sabroso! Mexican Grill, with the 

authorization of the property owner, Harbor Plaza Center, LLC. 

 

2. The applicant is requesting Site Plan approval to remodel an existing 2,780 

square-foot tenant space, and add a 927 square-foot patio to accommodate 

the relocation of Sabroso! Mexican Grill, located at 13091 Harbor Boulevard.  

Also a request to operate the restaurant under a new original State Alcoholic 

Beverage Control (ABC) Type "47" (On-Sale, General, Eating Place) License. 

 

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

Commission hereby determines that the proposed project is categorically 

exempt from the CEQA pursuant to Section 15303 (New Construction or 

Conversion of Small Structures) of the CEQA Guidelines (14 Cal. Code Regs., 

Section 15303). 

 

4. The property has a General Plan Land Use Designation of IW (International 

West Mixed Use) and is zoned HCSP-DC (Harbor Corridor Specific Plan – 

District Commercial). The subject tenant space is an approximately 2,780 

square-foot unit within an existing multiple-tenant pad building, fronting 

toward Harbor Boulevard, within an existing shopping center located on the 

southwest corner of Garden Grove Boulevard and Harbor Boulevard.   

 



Resolution No. 6063-23 Page 2 

 
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 July 6, 2023, 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 July 6, 2023, and 

 

BE IT FURTHER RESOLVED, FOUND AND DETERMINED that the facts and reasons 

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

Code Section 9.32.030 are as follows: 

 

FACTS: 

 

The property is an approximately 5.59-acre site improved with a multiple-tenant 

shopping center, located on the southwest corner of Garden Grove Boulevard and 

Harbor Boulevard.  The subject tenant space is an approximately 2,780 square-foot 

unit within an existing multiple-tenant pad building, at 13091 Harbor Boulevard.   

 

The property has a General Plan Land Use Designation of IW (International West 

Mixed Use), and is zoned HCSP-DC (Harbor Corridor Specific Plan – District 

Commercial).  To the north, across Garden Grove Boulevard, the subject site is 

adjacent to commercial uses in the HCSP-DC, C-1 (Neighborhood Commercial), and 

GGMU-3 (Garden Grove Boulevard Mixed Use 3) zones.  To the east across Harbor 

Boulevard, the subject site is adjacent to commercial uses also in the HCSP-DC 

zone.  To the south, the property is adjacent to commercial properties zoned  

HCSP-TS (Harbor Corridor Specific Plan – Transition Zone South).  Lastly, to the 

west, the property is adjacent to a residential development zoned PUD-113-96 

(Planned Unit Development). 

 

The existing pad building containing the subject tenant space was originally 

approved in 1988, under Site Plan No. SP-146-88.  Subsequent revisions to the Site 

Plan approval were approved by the Planning Commission in 1991 and 1992.  Upon 

completion of construction in 1993, the subject 2,780 square-foot tenant space was 

occupied by a bookstore.   Most recently, an auto title office occupied the tenant 

space from 2014 to 2020.  In the years since, the subject tenant space has 

remained vacant. 

 

The project will consist of converting the existing tenant space into a restaurant.  

Changes to the building include the conversion of the interior to a restaurant use, 

the addition of an outdoor patio dining area, and minor exterior façade 

improvements.  The interior of the building will feature a dining room, a bar seating 



Resolution No. 6063-23 Page 3 

 
area, a kitchen and food prep area, and two (2) restrooms.  The patio area, on the 

north side of the building, is approximately 927 square feet. 

 

The shopping center site is required to provide a minimum of 288 parking spaces.  

Currently, the site provides 281 spaces, a deficiency of seven (7) spaces.  The 

Harbor Corridor Specific Plan allows for parking reductions of up to 20%.  The 

current deficiency on-site constitutes a 2% reduction in parking. 

 

Based on a parking analysis prepared by a traffic engineering firm, the site’s peak 

observed parking demand was 209 parking spaces.  With the removal of the five (5) 

parking spaces to accommodate the patio, the three (3) space increase in parking 

required by the patio, and including a 10% contingency, there is a forty-three (43) 

space surplus provided on-site.  

 

There are no changes to the parking lot of the commercial center. The existing 

trash enclosure nearest the subject tenant space will be rebuilt according to City 

standards.  The new trash enclosure will not encroach or impede on any of the 

adjacent parking spaces or drive aisles. 

 

The design and location of the new outdoor patio dining area necessitates the 

replacement of existing pedestrian path-of-travel to and from Harbor Boulevard.  A 

revised accessible path-of-travel will connect the accessible parking space on the 

west of the building to Harbor Boulevard.  The path-of-travel will wrap around the 

patio to the north of the building, before accessing Harbor Boulevard to the east via 

a new ramp. 

 

The proposed façade improvements are designed in a manner to be compatible with 

the existing building.  The most noticeable exterior change will be the addition of 

the patio dining area to the north of the building.  The patio roof is a simple flat-roof 

design, made of steel, and painted black.    Delineating the patio on three sides are 

planters constructed of horizontal wood siding.  Some of the horizontal wood siding 

will also continue onto the restaurant itself, helping create cohesion between the 

patio and the building.  Other changes to the exterior of the space include new 

doors and windows, new paint, and decorative lighting.  The exterior improvements 

will consist of shades of black, beige, and browns, consistent with the existing 

building to remain. 

 

The interior of the converted restaurant will be designed in a rustic Mexican style.  

The new design features an eclectic mixture of dark wood features, stone features, 

painted tiles, and colorful textile and ceramic décor.  The new color scheme has 

similarities to the restaurant’s original location, including dark earth tones, like 

brown, gray, and black steel. 

 

To accommodate the new accessible path-of-travel, the overall landscaping on-site 

will be reduced.  The loss of landscape area can be considered a “reasonable 
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accommodation,” as it is necessitated by ADA (Americans with Disabilities Act) 

path-of-travel requirements.  Any impacted landscaping adjacent to the new ramp 

will be replanted to be compatible with the remaining landscaping.   Additionally, 

two (2) trees will be removed and replanted to accommodate the new path-of-

travel. 

 

Sabroso! Mexican Grill operates as a full-service, sit-down restaurant, specializing in 

Mexican cuisine.  The restaurant qualifies as a “bona fide eating place,” per ABC 

guidelines.  Therefore, the restaurant, as proposed, qualifies for an ABC Type “47” 

License.   

 

Alcohol sales will be permitted only for on-site consumption.  Sales of alcohol will be 

incidental to the service of food.  Entertainment is not a part of the subject request, 

and is not permitted as a part of this Conditional Use Permit. 

 

Sabroso! Mexican Grill’s hours of operation will be 11:00 a.m. to 9:00 p.m., Monday 

through Friday, and 9:00 a.m. to 9:00 p.m., Saturday and Sunday.  These hours 

are consistent with the City’s standard operating hours of 8:00 a.m. to 11:00 p.m., 

Sunday through Thursday, and 8:00 a.m. to 12:30 a.m., Friday and Saturday. 

 

The subject convenience store is located in a high-crime district, and is located in 

an area with an under-concentration of Alcoholic Beverage Control Licenses.  A 

summary of the district is as follows: 

 

 The subject site is located in Crime Reporting District No. 135. 

 The crime count for the District is 146. 

 Average crime count per district in the City is 70. 

 A District is considered high when it exceeds the Citywide average by 20%. 

 The subject District has a crime count of 52.0% above the citywide 

average; therefore, it is considered a high-crime area. 

 The subject site is located in Alcoholic Beverage Control (ABC) Census 

Report District No. 885.01. 

 ABC Census Reporting District No. 885.01 allows for eight (8) on-sale 

licenses within the District.  Currently, there are seven (7) on-sale licenses 

in the District.  The approval of this CUP will not increase the number of 

on-sale ABC Licenses in the District, because the relocated restaurant has 

an on-sale license that is being replaced.  The total number of on-sale 

licenses will remain at seven (7). 

 

PUBLIC CONVENIENCE OR NECESSITY:   

 

A finding for public convenience or necessity would have to be made in order to 

approve an establishment that is requesting a new original Alcoholic Beverage 

Control license that is located within a district with a high crime rate and/or in an 

area with an over-concentration of ABC licenses.  California Business and 
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Professions Code Section 23817.5 prohibits the ABC from issuing new alcoholic 

licenses in areas of over-concentration.  Business and Professions Code 

Section 23958 states:  

 

The department further shall deny an application for a license if 

issuance of that license would tend to create a law enforcement 

problem, or if issuance would result in or add to an undue 

concentration of licenses, except as provided in Section 23958.4. 

 

Business and Professions Code Section 23958.4 provides the following exception: 

 

(b) Notwithstanding Section 23958, the department may issue a 

license as follows: 

 

(2) With respect to any other license, if the local 

governing body of the area in which the applicant 

premises are located, or its designated subordinate officer 

or body, determines within ninety (90) days of notification 

of a completed application that public convenience or 

necessity would be served by the issuance.   The 90-day 

period shall commence upon receipt by the local 

governing body of (A) notification by the department of 

an application for licensure, or (B) a completed application 

according to local requirements, if any, whichever is later. 

 

Although the subject site is located in an area considered to be in a high-crime district 

and in an area with an over-concentration of on-sale ABC licenses, a finding for public 

convenience or necessity is warranted given the potential community benefit through 

the operation of the restaurant with an ABC Type “47” (On-Sale, General, Eating 

Place) License.  The addition of the new ABC Type “47” License would provide and 

maintain an amenity that enhances the customer dining experience and maintains the 

intent of being a business serving the local community.  The use will not adversely 

affect the health, peace, comfort or welfare of persons residing or working in the 

surrounding area.  Provided the Conditions of Approval are adhered to for the life of 

the project, the use will be harmonious with the persons who work and live in the 

area.   

 

Furthermore, the establishment shall provide an assortment of foods normally 

offered in restaurants, and the kitchen shall be open and preparing food during all 

hours that the establishment is open.  At all times the establishment is open, the 

sale of alcohol shall be incidental to the sale of food; and the quarterly gross sales 

of alcoholic beverages shall not exceed 35% of the total gross sale of food during 

the same period.  Lastly, no live entertainment, (karaoke, one-man band, solo 

performer, live music, etc.) including amplified music, shall be permitted on the 

premises.  Therefore, the City of Garden Grove hereby determines and approves a 
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Finding of Public Convenience or Necessity for Conditional Use Permit No. CUP-241-

2023.  

 

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 General Plan Land Use Designation of the subject site is IW 

(International West Mixed Use), which is intended for a mix of uses, including 

resort, entertainment, retail, hotel, and some higher density residential that 

are appropriate for a major entertainment and tourism destination.  The 

HCSP-DC (Harbor Corridor Specific Plan – District Commercial) zone is 

intended as an area of Citywide significance for the retail commercial sales of 

a selected variety of products and provision of consumer services.  The 

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-1.4: Encourage a wide variety of retail and commercial services, 

such as restaurants and cultural arts/entertainment, in appropriate locations. 

The subject proposal will allow for exterior façade improvements, 

necessitated by the development of a 2,780 square-foot restaurant.  

Restaurants are an allowable use under the HCSP-DC zone.  The proposed 

restaurant use will be compatible with the existing shopping center, the 

adjacent commercial uses along Harbor Boulevard, and nearby residential 

uses along Garden Grove Boulevard. 

 

Policy LU-1.5: Encourage active and inviting pedestrian-friendly street 

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

areas.  The addition of the outdoor patio will add a level of activity along 

Harbor Boulevard.  This more active space, as compared to the existing 

parking lot, helps create a more exciting streetscape, which can help 

encourage pedestrian activity.  The proposed restaurant space can help draw 

attention to the shopping center, and the variety of businesses that are 

located there. 

 

Policy LU-2.3: Prohibit uses that lead to deterioration of residential 

neighborhoods, or adversely impact the safety or the residential character of 

a residential neighborhood.  The development meets all of the development 

standards of the HCSP, and the Garden Grove Municipal Code, as applicable. 

This includes the maximum building height, the minimum setbacks, and the 

minimum parking requirements. Adherence to these development standards 
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will help ensure that the project has limited impacts on the residential 

neighborhood to the west of the project.  

 

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

with those of the immediate neighborhood.  The subject site is in an 

urbanized area with multiple commercial developments.  The HCSP-DC zone 

allows for restaurant uses.  The remodel of the tenant space to accommodate 

the restaurant use will be consistent with the allowable uses of the zone.  The 

proposed restaurant use is consistent with the hotels, entertainment, and 

retail uses along Harbor Boulevard, and adjacent residential uses along 

Garden Grove Boulevard. 

 

Goal LU-4: Uses compatible with one another.  The proposed restaurant will 

share the subject pad building with a wireless service provider store.  The 

rest of the shopping center includes retail, medical, restaurant, personal 

service, and arcade uses.  All of these uses are permitted in the HCSP-DC 

zone.  Provided that the subject restaurant adheres to the proposed 

Conditions of Approval, the use can be compatible with the other uses 

currently in the shopping center, and with those uses found along Harbor 

Boulevard.  

 

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

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

tenant space has been vacant since 2020.  By allowing Sabroso! Mexican Grill 

to relocate to the subject tenant space, it can help create a more 

economically successful shopping center.  Providing a wide variety of activity 

within a shopping center can serve the growing and changing needs of the 

community. 

 

Policy LU-5.1: Work with property owners of vacant commercially zoned 

property to develop their sites into appropriate, economically viable projects. 

The subject tenant space has been vacant since 2020.  The proposed project 

would introduce a new use to an otherwise vacant tenant space.  Filling a 

vacant tenant space can help with the long-term economic viability of the 

commercial center.  Furthermore, the new restaurant would be a larger space 

than the current Sabroso! Mexican Grill location.  Expanding to a new, larger 

space can help secure the restaurant’s financial future. 

 

Policy LU-6.2: Encourage a mix of retail and commercial services along major 

corridors and in centers to meet the community’s needs.  The subject 

commercial center is located on the southwest corner of Garden Grove 

Boulevard and Harbor Boulevard.  This is an intersection of two primary 

arterial streets.  The center currently provides a variety of commercial 

business, including retail, medical, restaurant, personal service, and arcade 
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uses.  The subject restaurant is compatible with these existing uses, and can 

help meet the needs of the community into the future. 

 

Policy LU-6.3: Encourage properties along corridors and in centers to be 

improved through maintenance or rehabilitation to prevent decline or 

encourage redevelopment.  The exterior and interior remodeling of the 

subject tenant space is intended to rehabilitate the building.  This shows a 

continuing investment into the appearance and function of the shopping 

center.  A continued effort to invest in the property can help prevent any 

decline in appearance or functionality of the center 

 

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.  In addition to the conversion of the subject space to a 

restaurant use, the applicant is proposing a 927 square-foot outdoor dining 

area along Harbor Boulevard.  This can be considered a pedestrian-friendly 

amenity, and can help enhance the streetscape along Harbor Boulevard.  The 

patio and related façade enhancements help renovate the building. 

 

Goal LU-9: Creation of a tourism- and entertainment-related destination area 

that will benefit all residents, businesses, and visitors.  The site is designed 

for both vehicle and pedestrian access.  This allows for patrons in the nearby 

resort area, residents in the adjacent neighborhoods, and visitors to the area 

to access the restaurant.  Restaurant uses are frequented by locals and 

visitors alike.  Furthermore, the design of the site, building, and dining area is 

oriented toward Harbor Boulevard, contributing a sense of place to enliven 

the streetscape.  The restaurant was designed to contribute to the overall 

sense of place in the Grove District resort area. 

 

Policy LU-9.1: Capture the benefits of the tourist trade generated by the 

Disneyland Resort and the Anaheim Convention Center.  The subject location 

of the proposed restaurant is located on Harbor Boulevard, approximately 

two (2) miles from the Disneyland Resort and the Anaheim Convention 

Center.  The proposed location is an expansion compared to Sabroso! 

Mexican Grill’s current location.  By occupying a larger space, the restaurant 

can accommodate a larger number of patrons.  This may help the restaurant 

capitalize on the benefits of its close proximity to the Anaheim and Garden 

Grove resort area. 

 

Policy LU-9.2: Support and enhance the commercial centers at the 

intersection of Harbor Boulevard and Garden Grove Boulevard.  The subject 

commercial center is located on the southwest corner of Harbor Boulevard 

and Harbor Boulevard.  The relocation of Sabroso! Mexican Grill, and the 

proposed patio dining area can help enhance the center.  The patio, and the 
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associated façade improvements help update the appearance of the existing 

pad building.  The larger space also reflects on the success of the restaurant, 

and their need for an expansion to accommodate customer demand. 

 

LU-IMP-9C Monitor and ensure pedestrian safety for shoppers moving 

between the centers at the intersection of Harbor Boulevard and Garden 

Grove Boulevard.  As a part of the project, an existing ramp and stair leading 

from Harbor Boulevard into the shopping center will be removed.  New 

pedestrian access, in the form of an accessible, two-legged switchback ramp 

will connect the subject building to Harbor Boulevard.  A new ramp can help 

create a safer environment for pedestrians traveling through the intersection 

of Garden Grove Boulevard and Harbor Boulevard. 

 

2. The project will 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. 

 

When the subject commercial center was approved in 1988, the minimum 

parking requirement was calculated at a rate of one (1) parking space per 

three-hundred (300) square feet of gross floor area.  The parking ratio made 

no differentiation based upon the use; all uses were parked under the same 

ratio.  Based on this ratio, the site is required to provide a minimum of 288 

parking spaces.  Currently, the site provides 281 spaces, a deficiency of 

seven (7) spaces.  The Harbor Corridor Specific Plan allows for parking 

reductions of up to 20%.  The current deficiency on-site constitutes only a 

2% reduction in parking. 

 

To accommodate the new patio dining area, five (5) existing parking spaces 

will be removed from the north side of the subject building.  A parking 

analysis was prepared by a qualified traffic engineering firm to determine the 

observed parking demand for the shopping center.  In their analysis, the 

site’s observed peak parking demand was 209 parking spaces.  Including a 

10% contingency, as required by the Municipal Code, the peak demand was 

230 spaces.  With the removal of the five (5) parking spaces to accommodate 

the patio, the three (3) space increase in parking demand required by the 

patio, and including the contingency, there is a forty-three (43) space surplus 

provided on-site.  With the surplus in parking, the site is able to 

accommodate the expanded restaurant use, according to the parking 

requirements of the Harbor Corridor Specific Plan and the Municipal Code. 

 

The removal of the parking spaces withstanding, there are no additional 

changes to the parking lot of the commercial center. The site will still feature 

two (2) driveway approaches along Garden Grove Boulevard, and two (2) 

driveway approaches along Harbor Boulevard.  The existing trash enclosure 

nearest the subject use will be rebuilt according to City standards.  The new 



Resolution No. 6063-23 Page 10 

 
trash enclosure will not encroach or impede on any of the adjacent parking 

spaces or drive aisles.  Vehicular traffic will still circulate throughout the 

center as originally approved. 

 

The design and location of the new outdoor patio dining area necessitates the 

creation of a new accessible path-of-travel to and from Harbor Boulevard.  

The new accessible path of travel will connect the accessible parking space on 

the west of the building to Harbor Boulevard.  The path-of-travel will wrap 

around the patio to the north side of the building, before accessing Harbor 

Boulevard to the east via a new ramp to street grade. 

 

The Engineering Division has reviewed the plans and all appropriate 

conditions of approval have been incorporated to minimize any adverse 

impacts on surrounding streets.  The design of the project will not adversely 

affect essential on-site facilities such as off-street parking, loading and 

unloading areas, traffic circulation, and vehicular and pedestrian access.   

 

3. The project will not adversely affect essential public facilities such as streets 

and alleys, utilities and drainage channels. 

 

Streets in the area are adequate to accommodate the existing development.  

Existing utilities and drainage channels in the area are adequate to 

accommodate the proposed restaurant.  The Public Works Department has 

reviewed the project, and has incorporated all the appropriate conditions of 

approval to minimize any adverse impacts. 

 

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

perform its required function. 

 

 The Public Works Department has reviewed the project, and has incorporated 

all the appropriate conditions of approval to minimize any adverse impacts, 

and to ensure the project will not adversely impact the Public Works 

Department's ability to perform its required function(s). 

 

5. The project is compatible with the physical, functional, and visual quality of 

the neighboring uses and desirable neighborhood characteristics. 

 

 The subject 5.59-acre commercial center is located in an area that is 

adjacent to commercial uses in the HCSP-DC, C-1 (Neighborhood 

Commercial), and GGMU-3 (Garden Grove Boulevard Mixed Use 3) zones to 

the north, across Garden Grove Boulevard.  To the east across Harbor 

Boulevard, the subject site is adjacent to commercial uses also in the    

HCSP-DC zone.  To the south, the property is adjacent to commercial 

properties zoned HCSP-TS (Harbor Corridor Specific Plan – Transition Zone 
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South).  Lastly, to the west, the property is adjacent to a residential 

development zoned PUD-113-96 (Planned Unit Development) 

 

The proposed development would improve an otherwise vacant tenant space, 

making it more compatible with the commercial center.  Architecturally, the 

restaurant has been designed with facades to be aesthetically complimentary 

with the rest of the center, and the Harbor Boulevard resort district.  A 

variety of colors, materials, and massing help create visual intrigue. 

 

The proposed pad restaurant will provide adequate parking, vehicular and 

pedestrian circulation for access to and from the site, and new rehabilitated.  

The architecture and design of the project will be of sufficiently high quality, 

consistent with the developments elsewhere along Harbor Boulevard in the 

resort area. 

 

The project has been designed in accordance with the Harbor Corridor 

Specific Plan, and Municipal Code development standards.  In particular, the 

project complies with the: minimum lot size, setbacks, parking (based on a 

parking demand analysis), and maximum building height requirements.  The 

City’s Community and Economic Development Department has reviewed the 

proposed project, and all appropriate conditions of approval have been 

incorporated to ensure physical, functional, and visual compatibility with the 

project’s surroundings.  

 

6. Through the planning and design of buildings and building placement, the 

provision of open space landscaping and other site amenities will attain an 

attractive environment for the occupants of the property. 

 

The proposed pad restaurant will maintain adequate parking, vehicular and 

pedestrian circulation for access to and from the site, and rehabilitated 

landscaping.  The architecture and design of the building will be of sufficiently 

high quality, consistent with the developments elsewhere along Harbor 

Boulevard in the resort area. 

 

The building is situated along Harbor Boulevard, with setbacks of 7-6” to the 

easterly property line along Harbor Boulevard, over 300’ to the northerly 

property line, over 200’ to the westerly property line, and over 300’ to the 

southerly property line.  Landscape planters will be maintained along the 

perimeter of the site to ensure adequate buffering of any potential noise and 

light/glare impacts.  Existing landscaping to the east of the tenant space will 

need to be slightly reconfigured to accommodate a new ADA path-of-travel. 

The City’s Community and Economic Development Department has reviewed 

the proposed project, and all appropriate conditions of approval have been 

incorporated to ensure the attractiveness of the on-site landscaping and 

other amenities.  
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CONDITIONAL USE PERMIT: 

 

1. That the proposed use will be consistent with the City’s adopted General Plan 

and redevelopment plan.  

 

The General Plan Land Use Designation of the subject site is IW 

(International West Mixed Use), which is intended for a mix of uses, including 

resort, entertainment, retail, hotel, and some higher density residential that 

are appropriate for a major entertainment and tourism destination.  The 

HCSP-DC (Harbor Corridor Specific Plan – District Commercial) zone is 

intended as an area of Citywide significance for the retail commercial sales of 

a selected variety of products and provision of consumer services.  The 

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-1.4 Encourage a wide variety of retail and commercial services, 

such as restaurants and cultural arts / entertainment, in appropriate 

locations.  The subject restaurant is located at the intersection of Garden 

Grove Boulevard and Harbor Boulevard, in an area already developed with a 

variety of commercial businesses.  The subject restaurant, with the proposed 

service of alcohol, can further enhance the commercial district at the subject 

intersection, and along Harbor Boulevard in the City’s resort district.  

Particularly, the restaurant can serve the local clientele in the nearby 

residential neighborhoods, as well as visitors from further destinations. 

 

Goal LU-4 Uses compatible with one another.  The subject request would 

allow for the sale and service of alcohol within a new restaurant.  The subject 

tenant space has been vacant since 2020, in a previously developed 

commercial center with a variety of uses.  Various commercial businesses, 

including restaurants, have previously occupied the subject tenant space.  

Directly adjacent to the proposed restaurant is a wireless service provider.  

Elsewhere in the shopping center are retail, restaurant, personal service, 

medical office, and arcade uses.  Restaurant uses with alcohol sales are 

compatible with these uses, and other lighter, commercial uses.  

Furthermore, provided the conditions of approval are adhered to for the life 

of the project, the use will be compatible with other commercial uses. 

 

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

throughout the City that serve the needs of the community.  Restaurant 

uses, with alcohol sales, can enhance the vitality of the City’s commercial 

centers.  The proposed Conditional Use Permit would allow for the service of 

alcohol at an expanded and relocated restaurant, Sabroso! Mexican Grill.  The 

service of alcohol is intended to enhance the dine-in experience at the 
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restaurant.  This can enrich the community by providing another unique 

dining opportunity, with an expanded menu. 

 

Policy LU-6.2 Encourage a mix of retail and commercial services along the 

major corridors and in centers to meet the community’s needs.  The subject 

tenant space is located in a shopping center on the southwest corner of 

Garden Grove Boulevard and Harbor Corridor, a major intersection.  The 

subject request for a Conditional Use Permit allowing the service of alcohol at 

Sabroso! Mexican Grill would expand the use of the restaurant by allowing 

sales of alcohol incidental to the sale of food.  With the subject request, the 

proposed use will further enhance the variety of commercial uses already in 

the area.  By approving the subject request, the shopping center, and the 

commercial district centered along the subject intersection would provide an 

even greater variety of commercial services to meet the community’s needs. 

 

Goal ED-2 The City must attract new businesses, while supporting and 

assisting those already located within Garden Grove.  The proposed 

Conditional Use Permit is intended to enhance the dining experience at 

Sabroso! Mexican Grill.  The sale and service of alcohol is to be incidental to 

the service of food at the restaurant.  Should the Conditional Use Permit be 

approved, the City is providing a relocated, and expanded business all the 

resources they need to be successful. 

 

SAF-IMP-2C Involve law enforcement agencies in the design and planning 

phases of ABC licensed establishments to reduce design elements that 

conceal or encourage criminal activity.  The Garden Grove Police Department 

has reviewed all relevant data pertaining to the proposed Conditional Use 

Permit.  The intent of their review is to reduce the number of alcohol-related 

crimes, and promote the safe operation of the restaurant.  No concerns were 

raised by the Police Department regarding the addition of an ABC License to 

the restaurant.  As a result, they are supportive of the Conditional Use Permit 

request, and recommend approval, subject to the recommended conditions 

of approval. 

 

2. That the requested use at the location proposed will not: adversely affect the 

health, peace, comfort, or welfare of the persons residing or working in the 

surrounding area, or unreasonably interfere with the use, enjoyment, or 

valuation of the property of other persons located in the vicinity of the site, 

or jeopardize, endanger, or otherwise constitute a menace to public health, 

safety, or general welfare. 

 

The use will not adversely affect the health, peace, comfort or welfare of 

persons residing or working in the surrounding area.  The conditions of 

approval can minimize potential impacts to the adjoining area.  Proposed 

hours of operation for the restaurant will be between 11:00 a.m. to 9:00 
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p.m., Monday through Friday, and 9:00 a.m. to 9:00 p.m., Saturday and 

Sunday.  The restaurant has been conditioned to allow for operating hours 

between the City standard hours.  Limitations on the hours of operation, and 

alcohol sales can limit any impacts on the surrounding area.   

 

The use will not unreasonably interfere with the use, enjoyment, or valuation 

of other property located within the vicinity of the site, provided the 

conditions of approval are adhered to for the life of the project.  By operating 

as a full-service restaurant, with ancillary alcohol sales for on-site 

consumption only, the use will be compatible with the surrounding uses.   

 

3. That the proposed site is adequate in size and shape to accommodate the 

yards, walls, fences, parking and loading facilities, landscaping and other 

development features prescribed in this title or as is otherwise required in 

order to integrate such use with the uses in the surrounding area. 

 

The subject shopping center site, with the existing site improvements and 

modifications, is of adequate size to accommodate the proposed use within 

the surrounding area.  With exception to the installation of a new accessible 

path-of-travel connecting the site to the public right-of-way along Harbor 

Boulevard, no modifications are required to any of the existing site 

development features on site.  This includes any buildings, yards, walls, 

fences, and parking and loading facilities.  The subject tenant space has been 

occupied by a handful of commercial uses, including restaurant uses, since 

being constructed in 1993.  The space will be of adequate size to 

accommodate the use within the surrounding area.   

 

4. That the proposed site is adequately served: by highways or streets or 

sufficient width and improved as necessary to carry the kind and quantity of 

traffic such as to be generated, and by other public or private service 

facilities as required. 

 

The subject site is located on the southwest corner of Garden Grove Boulevard 

and Harbor Boulevard.  The commercial center is adequately accessed by two 

(2) driveway approaches along Garden Grove Boulevard, and two (2) 

driveway approaches along Harbor Boulevard.  On-site circulation is adequate 

to serve all the uses in the commercial center.  The site is also sufficiently 

served by the public service facilities required, such as public utilities: gas, 

electric, water, and sewer facilities.  The existing trash enclosure nearest the 

subject use will be rebuilt according to City standards.  The new trash 

enclosure will not encroach or impede on any of the adjacent parking spaces 

or drive aisles.  Vehicular traffic will still circulate throughout the center as 

originally approved. 
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The design and location of the new outdoor patio dining area necessitates the 

creating of a new accessible path-of-travel to and from Harbor Boulevard.  

The new accessible path of travel will connect the accessible parking space to 

the west of the building to Harbor Boulevard.  The path-of-travel will wrap 

around the patio to the north of the building, before accessing Harbor 

Boulevard to the east via a new ramp to street grade.  Therefore, with these 

improvements, the site will continue to be adequately served by all existing 

highways, streets, and other public and private service facilities. 

 

INCORPORATION OF FACTS AND FINDINGS SET FORTH IN STAFF REPORT 

 

In addition to the foregoing, the 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 Conditional Use Permit 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-125-2023, 

and Conditional Use Permit No. CUP-241-2023. 



 

EXHIBIT “A” 

 

Site Plan No. SP-125-2023 & Conditional Use Permit No. CUP-241-2023 

 

13091 Harbor Boulevard 

 

CONDITIONS OF APPROVAL 

 

General Conditions 

 

1. Each owner of the property shall execute, and the applicant shall record 

against the property, a “Notice of Discretionary Permit Approval and 

Agreement with Conditions of Approval,” as prepared by the City Attorney’s 

Office, within 30 days of approval.  This Conditional Use Permit runs with the 

land and is binding upon the property owner, his/her/its heirs, assigns, and 

successors in interest.     

 

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

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

shall mean and refer to each of the following: the project applicant, Sabroso! 

Mexican Grill, the developer of the project, the owner(s) and tenants(s) of the 

property, and each of their respective successors and assigns.  The applicant 

and subsequent owner/operators of such business shall adhere to the 

conditions of approval for the life of the project, regardless of property 

ownership.  Any changes of the conditions of approval require approval by 

the applicable City hearing body, except as otherwise provided herein. 

 

3. Approval of this Conditional Use Permit shall not be construed to mean any 

waiver of applicable and appropriate zoning and other regulations; and 

wherein not otherwise specified, all requirements of the City of Garden Grove 

Municipal Code shall apply. 

 

4. This Conditional Use Permit only authorizes the operation of an approximately 

2,780 square-foot restaurant with an Alcoholic Beverage Control Type “47” 

(On-Sale, General, Eating Place) License as identified on the floor plan 

attached to these Conditions of Approval. Approval of this Conditional Use 

Permit shall not be construed to mean any waiver of applicable and 

appropriate zoning and other regulations; and wherein not otherwise 

specified, all requirements of the City of Garden Grove Municipal Code shall 

apply.  Modifications, which do not change the intent of the project, may be 

approved by the Department Director.   

 

5. Minor modifications to the approved site plan, floor plan, and/or these 

Conditions of Approval may be approved by the Department Director, in his 

or her discretion.  Proposed modifications to the approved floor plan, site 

plan, or Conditions of Approval that would result in the intensification of the 
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project or create impacts that have not been previously addressed, and 

which are determined by the 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. 

 

Police Department 

 

7. There shall be no gaming tables or gaming machines, as outlined in City Code 

Sections 8.20.010 and 8.20.050, on the premises at any time. 

 

8. Hours of operation shall be permitted only between the hours of 8:00 a.m. to 

11:00 p.m., Sunday through Thursday, and 8:00 a.m. to 12:30 a.m., Friday 

and Saturday.  The hours of operation shall be applicable to the entire 

premises.  The City of Garden Grove reserves the right to reduce hours of 

operation by order of the Chief of the Police Department, in the event 

problems arise due to noise, disturbances or other problems that may be 

resolved by modifying the hours of operation. 

 

9. There shall be no customers or patrons in or about the premises when the 

establishment is closed. 

 

10. In the event security problems occur, and at the request of the Police 

Department, the permittee, at his own expense, shall provide a California 

licensed, uniformed security guard(s) on the premises during such hours as 

requested by the Police Department.  

 

11. The sale of alcoholic beverages for consumption off the premises is 

prohibited.  Consumption of alcoholic beverages shall not occur anywhere 

outside of the establishment at any time.  

 

12. The sale or service of alcohol shall cease thirty (30) minutes prior to the 

required closing time. 

 

13. There shall be no enclosed booths on the premises at any time.  Walls and/or 

partitions exceeding thirty-six (36) inches in height, which partially enclose or 

separate booths, shall be of a clear and transparent material.  No item shall 

be placed in the area of the booths that would limit or decrease the visibility 

of the interior of the business from any location within the business. 
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14. The applicant shall maintain a level of lighting in the establishment sufficient 

to ensure that individuals inside the restaurant can be clearly seen and 

identified by an observer at all times. Low-level lighting that does not enable 

an observer to clearly see and identify individuals inside the restaurant is 

prohibited. 

 

15. No payment (entrance fee/cover charge) shall be charged to gain access to 

the business at any time. 

 

16. No “B-girl” or “hostess” activity (as defined in Penal Code Section 303) shall 

occur within the establishment at any time.  
 

17. No employee or agent shall, be permitted to accept money or any other thing 

of value from a customer for the purpose of sitting or otherwise spending 

time with customers while in the establishment, nor shall the business 

provide or permit, or make available either gratuitous or for compensation, 

male or female persons who act as escorts, companions, or guests of and for 

the customers. 

 

18. No employee or agent shall solicit or accept any alcoholic or nonalcoholic 

beverage from any customer while in the business. 

 

19. The business shall show proof to the Police Department that all members of 

the business staff have completed the LEAD training (Licensee Education on 

Alcohol and Drugs) through Alcoholic Beverage Control (ABC) or an ABC 

approved “Responsible Beverage Service (RBS) Training” program. 

 

20. In the event that the Alcoholic Beverage Control (ABC) License is suspended 

for any period of time and/or fined for any ABC violation as a result of 

disciplinary action, the Conditional Use Permit shall be presented to the 

Planning Commission for review or further consideration.  

 

21. Any violations or noncompliance with the conditions of approval may result in 

the issuance of an Administrative Citation of up to $1,000 pursuant to GGMC 

1.22.010 (a).  

 

Engineering Division 

 

22. All reconstructed trash container areas shall meet the following requirements 

of City of Garden Grove Standard B-502, State-mandated commercial organic 

recycling law, AB 1826, and any other applicable State recycling laws related 

to refuse, recyclables, and/or organics: 
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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.  

 

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, 
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pedestrian pathways, or areas in the front of the property, including 

the 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). 

 

Orange County Fire Authority 

 

23. The applicant shall comply with all applicable Orange County Fire Authority 

requirements, including, but not limited to, the Fire Master Plan. 

 

Building and Safety Division  

 

24. All proposed tenant improvement works shall comply with the latest 

California Building Standards Code at the time of submittal of a tenant 

improvement building plan check application. 

 

25. A tenant improvement building permit is required. 

 

26. All changes in occupancy, additions, and/or alterations shall comply with the 

path-of-travel requirements, as required by CBC Chapter 11B, Section 11B-

202.4. 

 

27. An occupancy separation between Groups A-2 and B is required per CBC 

Table 508.4. 

 

Water Services Division 

 

28. New water service installations two inches (0’-2”) and smaller may be 

installed by the City of Garden Grove at the owner’s/developer’s expense. 

Installation shall be scheduled upon payment of applicable fees, unless 

otherwise noted.  Fire services and larger water services three inches (0’-3”) 

and larger shall be installed by developer/owner’s contractor per City 

Standards. 

 

29. 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 a 
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contractor with Class A or C-34 license per City water standards, and 

inspected by approved Public Works inspection. 

 

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

be installed for meter protection.  The landscape system shall also have a 

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 the RPPD device tested once a year thereafter 

by a certified backflow device tester, and the test results to be submitted to 

the Public Works Department, Water Services Division.  The property owner 

must open a water account upon installation of RPPD device. 

 

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

private water well(s) per Orange County Health Department requirements.   

Abandonment(s) shall be inspected by Orange County Health Department 

inspector, after permits have been obtained. 

 

32. New utilities shall have a minimum five-foot (5’-0”) horizontal, and a 

minimum one-foot (1’-0”) vertical clearance from the water main and 

appurtenances.    

 

33. If required, fire service and private fire hydrant laterals shall have an above-

ground backflow device with a double-check valve assembly.  The device 

shall be tested immediately after installation, and once a year thereafter by a 

certified backflow device tester and the results to be submitted to the Public 

Works Department, Water Services Division.  The device shall be on private 

property, and is the responsibility of the property owner. 

 

34. Commercial food use of any type shall require the installation of an approved 

grease interceptor prior to obtaining a business license.  Plumbing plan for 

grease interceptor shall be routed to the City’s Environmental Services 

Division for review and approval. 

 

35. A properly-sized grease interceptor shall be installed on the sewer lateral, 

and maintained by the property owner.  There shall be a separate sanitary 

waste line that will connect to the sewer lateral downstream of the grease 

interceptor.  All other waste lines shall be drained through the grease 

interceptor.  The grease interceptor shall be located outside of the building, 

and accessible for routine maintenance.  The owner shall maintain 

comprehensive grease interceptor maintenance records, and shall make them 

available to the City of Garden Grove upon demand. 
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36. 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. 

 

37. If needed, the owner shall install new sewer lateral with clean out at public 

right-of-way line.  Lateral in public right-of-way shall be a minimum six-inch 

(0’-6”) diameter, extra strength VCP with wedgelock joints. 

 

38. The contractor shall abandon any existing unused sewer lateral(s) at the 

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. 

 

39. If needed, the owner shall install a new sewer lateral with clean out 

connecting to existing private sewer system on-site.  It is the responsibility of 

the owner to install an appropriately sized sewer lateral. 

 

40. The contractor shall abandon any existing unused sewer lateral(s) on the 

property owner’s side, in accordance with California Plumbing Code. 

 

41. If proposing to reuse the existing sewer lateral connected to Harbor Blvd, and 

the lateral is a minimum of six inches (0’-6”) in size, a request with the 

Sanitary District may be placed to review the reuse of the lateral for the 

proposed restaurant.  The owner shall submit a CCTV video of the lateral, 

along with design engineer’s calculations, and a statement that the existing 

lateral is of sufficient capacity and in good enough condition to be reused for 

the proposed development.  Approval by the Sanitary District is required. 

 

42. 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. 

 

43. If a water main is exposed during installation of sewer lateral, a twenty-foot 

(20’-0”) section of the water main shall be replaced with twenty feet (20’-0) 

PVC C-900 DR-14 Class 305 water pipe, size in kind and centered at the 

crossing. 

 

Community and Economic Development Department  

 

44. The establishment shall be operated as a "Bona Fide Public Eating Place" as 

defined by Alcoholic Beverage Control (ABC) License.  The restaurant shall 

contain sufficient space and equipment to accommodate a full restaurant 
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kitchen, and the kitchen shall be open and preparing food during all hours the 

establishment is open.  The establishment shall provide an assortment of 

foods normally offered in restaurants.  The service of only appetizers, 

sandwiches and/or salads shall not be deemed in compliance with this 

requirement.  

 

45. At all times when the establishment is open for business, the sale of alcoholic 

beverages shall be incidental to the sale of food. The quarterly gross sales of 

alcoholic beverages shall not exceed 35% of the quarterly gross sales of 

food.  

 

46. Food service shall be provided during all hours the restaurant is open, and 

shall also be available at all times when alcoholic beverages are being served.  

 

47. The applicant shall, upon request, provide the City of Garden Grove with an 

audited report of sales ratio of food to alcoholic beverages.  

 

48. No outdoor storage or display shall be permitted outside of the building, 

including, but not limited to, storage and display of merchandise, cardboard, 

pallets, or boxes. 

 

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

FRONT OF THE PREMISES” shall be posted in a place that is clearly visible to 

patrons of the licensee.  The sign lettering shall be four (4) to six (6) inches 

high with black letters on a white background.  The sign shall be displayed 

near or at the entrance, and shall also be visible to the public. 

 

50. There shall be no live entertainment, dancing, karaoke, or disc jockey (DJ) 

entertainment permitted on the premises at any time. Amplified background 

music emitted from a jukebox or other amplified stereo system may be 

permitted to enhance the dining experience.  Any ambient music in the patio 

dining area shall not be audible outside of the establishment. 

 

51. There shall be no raised platform, stage or dance floor allowed on the 

premises at any time.  

 

52. There shall be no amusement devices permitted on the premises at any time. 

   

53. There shall be no uses or activities permitted of an adult-oriented nature as 

outlined in City Code Section 9.08.070. 

 

54. All rear doors shall be kept closed at all times, except to permit employee 

ingress and egress, and in emergencies. 
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55. Litter shall be removed daily from the premises, including adjacent public 

sidewalks, and from all parking areas under the control of the licensee.   

These areas shall be swept or cleaned, either mechanically or manually, on a 

weekly basis, to control debris.  

 

56. All trash bins shall be kept inside the trash enclosure, and gates closed at all 

times, except during disposal and pick-up.  Trash pick-up shall be at least 

three (3) times a week.  

 

57. The applicant/property owner shall maintain all existing landscaped areas in a 

neat and healthy condition. Landscaping maintenance shall include pruning or 

removal of overgrown weeds and vegetation.  

 

58. The applicant/property owner shall abate all graffiti vandalism within the 

premises. The applicant/property owner shall implement best management 

practices to prevent and abate graffiti vandalism within the premises 

throughout the life of the project, including, but not limited to, timely 

removal of all graffiti, the use of graffiti resistant coatings and surfaces, the 

installation of vegetation screening of frequent graffiti sites, and the 

installation of signage, lighting, and/or security cameras, as necessary. 

Graffiti shall be removed/eliminated by the applicant/property owner as soon 

as reasonably possible after it is discovered, but not later than 72 hours after 

discovery.   

 

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

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

smoking inside the establishment as of January 1, 1995.  

 

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

of screening complementary to the architecture of the building is approved by 

the Community and Economic Development Department, Planning Services 

Division.  Said screening shall block visibility of any roof-mounted mechanical 

equipment from view of public streets and surrounding properties. 

 

61. The applicant shall be responsible for providing adequate parking area 

lighting in compliance with City regulations.  Lighting in the parking area shall 

be directed, positioned, or shielded in such a manner so as not to 

unreasonably illuminate adjacent properties.  

 

62. No satellite dish antennas shall be installed on said premises unless, and 

until, plans have been submitted to and approved by the Community and 

Economic Development Department, Planning Services Division.  No 

advertising material shall be placed thereon. 
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63. There shall be no outdoor activities conducted on the premises without 

approval of a Special Event Permit or Community Event Permit. 

   

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

any temporary advertising (i.e., banners). 

 

65. Signs shall comply with the City of Garden Grove sign requirements.  No 

more than 15% of the total window area and clear doors shall bear 

advertising or signs of any sort.  No signs advertising alcoholic beverages 

shall be placed on the windows.  Any opaque material applied to the store 

front, such as window tint, shall count toward the maximum window 

coverage area.  

 

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

require approval by the Community and Economic Development Department, 

Planning Services Division prior to issuance of a building permit. 

 

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

allowed.  

 

68. In the event the development cannot accommodate the parking demand, due 

to impacts generated by the development, at any given time, which causes a 

nuisance, hindrance, and/or problem with either on-site and off-site parking 

and circulation, as determined by the Department Director in his/her 

reasonable discretion, the applicant shall devise and implement a plan 

approved by the City to relieve the situation. Upon written request by the 

City, the applicant shall submit a plan to manage parking issues for review 

and approval by the Community and Economic Development Department. 

The plan may include, but is not be limited to: reducing the hours of 

operation, instituting an off-site parking arrangement; having on-site parking 

control personnel; and/or others actions that may be deemed applicable to 

the situation. If the Department Director deems such action is necessary to 

address parking and circulation problems, such action shall be implemented 

within 30 days of written notice.  Failure to take appropriate action shall be 

deemed a violation of these Conditions of Approval and may result in the City 

restricting the overall use of the establishment. 

 

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

Services Division for review and approval prior to issuance of building 

permits.   

 

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

subject property.  All exterior lights shall be reviewed and approved by the 
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Planning Division.  Lighting adjacent to residential properties shall 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. 

 

71. 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, employees, and business operators shall not 

permanently store vehicles anywhere on the site. 

 

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. 

 

d. The property owner shall comply with the adopted City Noise 

Ordinance.  

 

72. 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. 

 

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

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

that: 

 

a. Monday through Saturday - not before 7:00 a.m. and not after 8:00 

p.m. (of the same day). 

 

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

noise restrictions as stipulated in Chapter 8.47 of the Municipal Code. 

 

74. Construction activities shall adhere to SCAQMD Rule 403 (Fugitive Dust), 

which includes dust minimization measures, using electricity from power 

poles rather than diesel or gasoline powered generators, and using methanol, 

natural gas, propane or butane vehicles instead of gasoline or diesel powered 

equipment.  Where feasible, the project shall use solar or low-emission water 

heaters, and low-sodium parking lot lights, to ensure compliance with Title 

24. 
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75. During construction, if paleontological or archaeological resources are found, 

all attempts will be made to preserve in place or leave in an undisturbed 

state.  In the event that fossil specimens or cultural resources are 

encountered on the site during construction and cannot be preserved in 

place, the applicant shall contact and retain, at applicant’s expense, a 

qualified paleontologist or archaeologist, as applicable, acceptable to the City 

to evaluate and determine appropriate treatment for the specimen or 

resource, and work in the vicinity of the discovery shall halt until appropriate 

assessment and treatment of the specimen or resource is determined by the 

paleontologist or archeologist (work can continue elsewhere on the project 

site).  Any mitigation, monitoring, collection, and specimen/resource 

treatment measures recommended by the paleontologist/archaeologist shall 

be implemented by the applicant at its own cost. 
 

76. The applicant shall comply with the Migratory Bird Treaty Act (MBTA), and 

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. 

 

77. A copy of the decision and the conditions of approval for Site Plan No.       

SP-125-2023 and Conditional Use Permit No. CUP-241-2023 shall be kept on 

the premises at all times.  

 

78. The permittee shall submit a signed letter acknowledging receipt of the 

decision approving Site Plan No. SP-125-2023 and Conditional Use Permit No. 

CUP-241-2023 and his/her agreement with all conditions of the approval. 

 

79. The Conditional Use Permit may be called for review by City staff, the City 

Council, or Planning Commission, if noise or other complaints are filed and 

verified as valid by the Code Enforcement office or other City department 

concerning the violation of approved conditions, the Garden Grove Municipal 

Code, or any other applicable provisions of law. 

 

80. If deemed necessary by the Department Director, the Conditional Use Permit 

may be reviewed within one year from the date of this approval, and every 

three (3) years thereafter, in order to determine if the business is operating 

in compliance. 

 

81. 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, 
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Planning Commission, or other City decision-making body, or City staff action 

concerning Site Plan No. SP-125-2023 and Conditional Use Permit No.     

CUP-241-2023.  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.  

 

82. Unless a time extension is granted pursuant to Section 9.32.030.D.9 of 

Title 9 of the Municipal Code, the use authorized by this approval of Site Plan 

No. SP-125-2023 and Conditional Use Permit No. CUP-241-2023 shall 

become null and void if the subject use or construction necessary and 

incidental thereto is not commenced within one (1) year of the expiration of 

the appeal period and thereafter diligently advanced until completion of the 

project.   

 

83. The applicant is advised that if the use of the establishment ceases to 

operate for more than 90 days, then the existing Conditional Use Permit will 

become null and void and the new applicant shall be required to apply for a 

new Conditional Use Permit subject to the approval by the Community and 

Economic Development Department, Planning Services Division.  In the event 

the use(s) authorized by the CUP cease and the property owner no longer 

desires to continue such use(s) on the property, property owner may 

voluntarily terminate the CUP and all rights and obligations thereunder by 

executing and recording a request for voluntary revocation and termination 

of the CUP in a form acceptable to the City.  

 

84. No alcoholic beverages shall be sold until all conditions of approval have been 

met, as determined by the Planning Services Division, and the State Alcoholic 

Beverage Control Board (ABC) has approved the release of the ABC License. 
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