
Anna Pehoushek

Assistant Community

Development Director

Nathalie Adourian

Senior Assistant City Attorney

Jennifer Scudellari

Executive Assistant

DAVID VAZQUEZ

Chair

ALISON VEJAR

Vice Chair

RICK MARTINEZ

Commissioner

RUBY MALDONADO

Commissioner

SHANNON TUCKER

Commissioner

TIM McCORMACK

Commissioner

ISAIAH LESLIE

Commissioner

AGENDA

Planning Commission

February 20, 2025

5:30 PM Regular Session

City Council Chamber

300 E. Chapman Avenue

Orange, CA  92866

Welcome to the Planning Commission meeting. Regular meetings of the City of Orange Planning Commission 

are held the first and third Monday of each month at 5:30 p.m.

Agenda Information

The agenda contains a brief general description of each item to be considered. Written materials relating to an 

item on the agenda that are provided to the Planning Commission after agenda packet distribution and within 72 

hours before it is to consider the item will be made available for public inspection in the City Clerk ’s Office located 

at 300 E. Chapman Avenue, Orange, during normal business hours; at the Planning Commission meeting; and 

made available on the City's website.

Public Participation

Planning Commission meetings may be viewed on Spectrum Cable Channel 3 and AT&T U-verse Channel 99 or 

streamed live and on-demand on the City’s website at www.cityoforange.org.

Pursuant to Government Code Section 54954.3, members of the public may address the Planning Commission 

on any agenda items or matters within the jurisdiction of the governing body by using any of the following 

methods:

1) In-person

To speak on an item on the agenda, complete a speaker card indicating your name, address, and identify the 

agenda item number or subject matter you wish to address. The card should be given to City staff prior to the 

start of the meeting. General comments are made during the “Public Comments” section at the beginning of 

the meeting. Public Comments are limited to three (3) minutes per speaker unless a different time limit is 

announced. It is requested that you state your name for the record, then proceed to address the Commission . 

All speakers shall observe civility, decorum, and good behavior.

(Continued on page 2)
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2) Written Public Comments via eComment

Members of the public can submit their written comments electronically for Planning Commission 

consideration by using the eComment feature on the Agenda page of the City's website at 

www.cityoforange.org. To ensure distribution to the Planning Commission prior to consideration of the 

agenda, we encourage the public to submit written comments by 3:00 p.m. the day of the meeting. All written 

comments will be provided to the Commissioners for consideration and posted on the City ’s website after the 

meeting.

3) Public Comments via recorded voicemail message

Finally, the public can record their comments by calling (714) 744-7271 no later than 4:00 p.m. the day of the 

meeting. Recorded messages will not be played at the meeting, but will be provided to the Planning 

Commission and the caller's position will be summarized in the minutes.

Please contact the City Clerk’s Office at (714) 744-5500 with any questions.

ADA Requirements: In compliance with the Americans with Disabilities Act, if you need accommodations to 

participate in this meeting, contact the Clerk's office at (714) 744-5500. Notification at least 48 hours in advance of 

meeting will enable the City to make arrangements to assure accessibility to this meeting.

REMINDER: Please silence all electronic devices while Planning Commission is in session.

APPEAL PROCEDURE

Any final determination by the Planning Commission may be appealed, and such appeal must be filed within 7 

calendar days after the Planning Commission action.  This appeal shall be made in written form to the Community 

Development Department, accompanied by an initial appeal deposit of $1,000.00.

The City Clerk, upon filing of said appeal, will set petition for public hearing before the City Council at the earliest 

date.  All owners of property located within 300 feet of the project site will be notified by the City Clerk of said 

hearing.  For additional information, please call (714) 744-7220.

If you challenge any City of Orange decision in court, you may be limited to raising only those issues you or 

someone else raised at the public hearing described on this agenda or in written correspondence delivered to the 

Planning Commission at, or prior to, the public hearing.
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1. OPENING/CALL TO ORDER

1.1 PLEDGE OF ALLEGIANCE

Commissioner Isaiah Leslie

1.2 ROLL CALL

2. PUBLIC COMMENTS

At this time, members of the public may address the Commission on matters not listed 

on the Agenda which are within the subject matter jurisdiction of the Commission, 

provided that NO action may be taken on off-agenda items unless authorized by law. 

Public Comments are limited to three (3) minutes per speaker.

3. CONSENT CALENDAR

All matters listed under the Consent Calendar are considered to be routine by the 

Planning Commission and will be enacted by one motion.  There will be no separate 

discussion of said items unless members of the Planning Commission, staff or the 

public request specific items removed from the Consent Calendar for separate action.

3.1. Approval of meeting minutes of the City of Orange Planning Commission Regular 

Meeting held on January 20, 2025.

Approve minutes as presented.

Recommended Action:

Staff Report

January 20, 2025 Regular Meeting minutes

Attachments:

4. COMMISSION BUSINESS

4.1. Selection of Planning Commission Officers.

Select a Chair and Vice Chair of the Planning Commission for a one-year term effective 

February 21, 2025. 

Recommended Action:

Staff ReportAttachments:

5. PUBLIC HEARINGS

5.1. Public Hearing to consider a request by CDO Orange, LLC, dba Culinary Dropout 

for a Type 47 ABC License (On-Sale General) at a proposed restaurant located at 

191 N. Orange Street and finding of CEQA Exemption (Conditional Use Permit 

No. 3225).

1. Adopt Planning Commission Resolution No. PC 33-24. A Resolution of the Planning 

Recommended Action:
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Commission of the City of Orange approving Conditional Use Permit No. 3225, 

allowing the sale of alcoholic beverages for onsite consumption in conjunction with 

a State of California Department of Alcoholic Beverage Control Type 47 license 

(On-Sale General - Eating Place) at a proposed restaurant located at 191 N. 

Orange Street.

2. Find the request categorically exempt from the California Environmental Quality Act 

(CEQA) in accordance with Section 15301 of the State CEQA Guidelines.

Staff Report

Attachment 1 - Planning Commission Resolution No. PC 33-24

Attachment 2 - Site Plan and Floor Plan

Attachment 3 - Applicant Business Narritive Letter

Attachment 4 - Planning Commission Evaluation Map

Attachment 5 - Orange Police Department Memorandum

Attachments:

5.2. Public Hearing to consider a request to allow the sale of beer and wine for 

on-site consumption at a restaurant located at 765 The City Drive South #130 and 

finding of CEQA Exemption (Conditional Use Permit No. 3232).

1. Adopt Planning Commission Resolution No. PC 01-25. A Resolution of the Planning 

Commission of the City of Orange approving Conditional Use Permit No. 3232, 

allowing the sale of beer and wine for on-site consumption in conjunction with a 

State of California Department of Alcoholic Beverage Control Type 41 License 

(On-Sale Beer and Wine - Eating Place) at a restaurant located at 765 The City 

Drive South #130.

2. Find the proposed project exempt from the California Environmental Quality Act 

(CEQA) per State CEQA Guidelines Section 15301 (Class 1 - Existing Facilities).

Recommended Action:

Staff Report

Attachment 1 - Planning Commission Resolution No. PC 01-25

Attachment 2 - Vicinity Map

Attachment 3 - Applicant Business Narrative Letter

Attachment 4 - Site Plan

Attachment 5 - Floor Plan

Attachment 6 - Restaurant Menu

Attachment 7 - Site Photos

Attachment 8 - Orange Police Department Memorandum

Attachment 9 - Planning Commission Evaluation Map

Attachments:

6. ADJOURNMENT

The next Regular Planning Commission Meeting will be held on Monday, March 3, 

2025, at 5:30 p.m., in the Council Chamber.

I, Jennifer Scudellari, Executive Assistant for the City of Orange, hereby declare, under penalty of perjury, that a 
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full and correct copy of this agenda was posted pursuant to Government Code Section 54950 et. seq., at the 

following locations: Orange Civic Center kiosk and Orange City Clerk's Office at 300 E. Chapman Avenue, Police 

facility at 1107 N. Batavia, Orange Main Public Library at 407 E. Chapman Avenue, and uploaded to the City's 

website www.cityoforange.org. 

Date posted: February 13, 2025
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Agenda Item

Planning Commission

Item #: 3.1. 2/20/2025 File #: 25-0087

TO: Chair and Members of the Planning Commission

THRU: Anna Pehoushek, Assistant Community Development Director

FROM: Jennifer Scudellari, Executive Assistant

1. SUBJECT
Approval of meeting minutes of the City of Orange Planning Commission Regular Meeting held on
January 20, 2025.

2. SUMMARY
Submitted for your consideration and approval are the minutes of the above meeting(s).

3. RECOMMENDED ACTION
Approve minutes as presented.

4. ATTACHMENTS
· January 20, 2025 Regular Meeting minutes
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Item #: 3.1. 2/20/2025 File #: 25-0087

TO: Chair and Members of the Planning Commission

THRU: Anna Pehoushek, Assistant Community Development Director

FROM: Jennifer Scudellari, Executive Assistant

1. SUBJECT
Approval of meeting minutes of the City of Orange Planning Commission Regular Meeting held on
January 20, 2025.

2. SUMMARY
Submitted for your consideration and approval are the minutes of the above meeting(s).
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Approve minutes as presented.
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City of Orange

Planning Commission

January 20, 2025

MINUTES - DRAFT

The Planning Commission of the City of Orange, California convened on January 20, 2025, at 

5:30 p.m. in a Regular Meeting in the Council Chamber, 300 E. Chapman Avenue, Orange, 

California.

1. OPENING/CALL TO ORDER

Chair Vazquez called the meeting to order at 5:30 p.m.

 

1.1 PLEDGE OF ALLEGIANCE

Led by Commissioner Tim McCormack.

1.2 ROLL CALL

Present: Martinez, Vejar, Maldonado, Tucker, McCormack, Leslie, and Vazquez
Absent: None

2. PUBLIC COMMENTS

None.

3. CONSENT CALENDAR

All matters listed under the Consent Calendar are considered to be routine by the 

Planning Commission and will be enacted by one motion.  There will be no separate 

discussion of said items unless members of the Planning Commission, staff or the 

public request specific items removed from the Consent Calendar for separate action.

3.1. Approval of meeting minutes of the City of Orange Planning Commission Regular 

Meetings held on October 21, 2024, November 4, 2024, and December 2, 2024.

ACTION: Approved minutes as presented.

3.2. A request for a time extension to project entitlements for the Old Towne Gateway 

development, 401 W. Chapman Avenue (Major Site Plan Review No. 1013-20, 

Tentative Parcel Map No. 0017-20, Design Review No. 5011-20 and Development 

Agreement No. 0008-22), a project already found to be exempt from CEQA.

ACTION: Approved Major Site Plan Review No. 1013-20, Tentative Parcel Map No. 

0017-20, Design Review No. 5011-20 and Development Agreement No. 0008-22 time 

extension.
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Planning Commission Minutes - Draft January 20, 2025

Approval of the Consent Calendar

A motion was made by Vice Chair Martinez, seconded by Commissioner McCormack, 

to approve the Consent Calendar as presented. The motion carried by the following 

vote:

Martinez, Vejar, Maldonado, Tucker, McCormack, Leslie, and VazquezAyes:
NoneNoes:
NoneAbsent:

4. ADJOURNMENT

There being no further business, the meeting was adjourned at 5:33 p.m.

The next Regular Planning Commission Meeting will be held on Monday, February 3, 

2025 at 5:30 p.m., in the Council Chamber.

______________________________________

Anna Pehoushek, FAICP

Assistant Community Development Director
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Agenda Item

Planning Commission

Item #: 4.1. 2/20/2025 File #: 25-0089

TO: Chair and Members of the Planning Commission

THRU: Anna Pehoushek, Assistant Community Development Director

FROM: Jennifer Scudellari, Executive Assistant

1. SUBJECT
Selection of Planning Commission Officers.

2. RECOMMENDED ACTION
Select a Chair and Vice Chair of the Planning Commission for a one-year term effective February 21,
2025.
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Agenda Item

Planning Commission

Item #: 5.1. 2/20/2025 File #: 25-0088

TO: Chair and Members of the Planning Commission

THRU: Anna Pehoushek, Assistant Community Development Director

FROM: Arlen Beck, Associate Planner

1. SUBJECT
Public Hearing to consider a request by CDO Orange, LLC, dba Culinary Dropout for a Type 47 ABC
License (On-Sale General) at a proposed restaurant located at 191 N. Orange Street and finding of
CEQA Exemption (Conditional Use Permit No. 3225).

2. SUMMARY
The applicant, CDO Orange, LLC (Culinary Dropout), is requesting to serve a full range of alcoholic
beverages with food at a proposed restaurant with a State of California Department of Alcoholic
Beverage Control Type 47 license (On-Sale General - Eating Place).

3. RECOMMENDED ACTION
1. Adopt Planning Commission Resolution No. PC 33-24. A Resolution of the Planning

Commission of the City of Orange approving Conditional Use Permit No. 3225, allowing the sale
of alcoholic beverages for onsite consumption in conjunction with a State of California Department
of Alcoholic Beverage Control Type 47 license (On-Sale General - Eating Place) at a proposed
restaurant located at 191 N. Orange Street.

2. Find the request categorically exempt from the California Environmental Quality Act (CEQA) in
accordance with Section 15301 of the State CEQA Guidelines.

4. AUTHORIZING GUIDELINES
Orange Municipal Code (OMC) Table 17.08.020 and Sections 17.10.030.C and 17.30.030 authorize
the Planning Commission to review and take action on a request for a Conditional Use Permit to
allow the sale of alcoholic beverages for on-site consumption in conjunction with a restaurant.

5. PROJECT BACKGROUND
In 2020, First Presbyterian Church of Orange filed an application for a Tentative Parcel Map to create
two new parcels totaling 9,358 sq ft and 40,451 sq ft at the existing church campus. The project site
is the smaller parcel and contains the building currently under construction.

Applicant: CDO Orange, LLC dba Culinary Dropout

Property Owner 191 Orange, LLC

Property Location 191 N. Orange Street

Existing General Plan Land Use

Element Designation

Old Towne Mixed Use 15, 0.5 - 1.0 FAR (OTMIX15)

Existing Zoning Classification Old Towne Mixed Use-15 (OTMU-15)

Old Towne Yes

Specific Plan/PC N/A

Site Size Parcel: 9,358 sq ft Tenant space: 7,425 sq ft, including outdoor patio

Circulation Primary access to the property is from N. Orange Street and E. Maple

Avenue

Existing Conditions The site is located on the south side Maple Avenue, between N.

Orange Street to the west and N. Grand Street to the east. The

proposed tenant space for the restaurant is currently under

construction.

Surrounding Land Uses and

Zoning

North: Single family residences (R-1-6) South: Existing church (First

Presbyterian Church of Orange) (OTMU-15) East: Single family

residences (R-1-6), church sanctuary, and a surface parking lot (OTMU-

15) West: Office building (Architects Orange) and a surface parking lot

(OTMU-15)

Previous

Applications/Entitlements

MNSP No. 1066-22, DRC No. 5056-22, and APP No. 0557-22 for a

remodel and addition to the existing administration building, parking

lot upgrades, new landscaping, new patios/outdoor dining areas, and

paving the interior courtyard.   TPM 0015 for the creation of two new

parcels totaling 0.51 acres and 0.93 acres at an existing church campus

City of Orange Printed on 2/13/2025Page 1 of 6

powered by Legistar™ 12

http://www.legistar.com/


Item #: 5.1. 2/20/2025 File #: 25-0088

Applicant: CDO Orange, LLC dba Culinary Dropout

Property Owner 191 Orange, LLC

Property Location 191 N. Orange Street

Existing General Plan Land Use

Element Designation

Old Towne Mixed Use 15, 0.5 - 1.0 FAR (OTMIX15)

Existing Zoning Classification Old Towne Mixed Use-15 (OTMU-15)

Old Towne Yes

Specific Plan/PC N/A

Site Size Parcel: 9,358 sq ft Tenant space: 7,425 sq ft, including outdoor patio

Circulation Primary access to the property is from N. Orange Street and E. Maple

Avenue

Existing Conditions The site is located on the south side Maple Avenue, between N.

Orange Street to the west and N. Grand Street to the east. The

proposed tenant space for the restaurant is currently under

construction.

Surrounding Land Uses and

Zoning

North: Single family residences (R-1-6) South: Existing church (First

Presbyterian Church of Orange) (OTMU-15) East: Single family

residences (R-1-6), church sanctuary, and a surface parking lot (OTMU-

15) West: Office building (Architects Orange) and a surface parking lot

(OTMU-15)

Previous

Applications/Entitlements

MNSP No. 1066-22, DRC No. 5056-22, and APP No. 0557-22 for a

remodel and addition to the existing administration building, parking

lot upgrades, new landscaping, new patios/outdoor dining areas, and

paving the interior courtyard.   TPM 0015 for the creation of two new

parcels totaling 0.51 acres and 0.93 acres at an existing church campus

6. PROJECT DESCRIPTION
The applicant proposes a 7,425 sq ft restaurant, Culinary Dropout, with a State of California
Department of Alcoholic Beverage Control (ABC) Type 47 License (On-Sale General - Eating Place).
The restaurant includes a total of 255 seats, with 201 seats indoors and 54 seats on the outdoor
patio (Attachment 2). Attachment 1 includes conditions of approval that permit the following operating
hours:

Proposed Permitted Operating Hours for
Indoor Seating

Sunday - Thursday 7:00 a.m. - 10:00 p.m.

Friday - Saturday 7:00 a.m. - 12:00 a.m. (midnight)

Proposed Permitted Operating Hours for Outdoor Patio
Seating

Days Hours Last Customer Seated Time

Sunday - Thursday 7:00 a.m. - 10:00 p.m. 9:00 p.m.

Saturday - Sunday 7:00 a.m. - 11:00 p.m. 10:00 p.m.City of Orange Printed on 2/13/2025Page 2 of 6
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Item #: 5.1. 2/20/2025 File #: 25-0088

Proposed Permitted Operating Hours for Outdoor Patio
Seating

Days Hours Last Customer Seated Time

Sunday - Thursday 7:00 a.m. - 10:00 p.m. 9:00 p.m.

Saturday - Sunday 7:00 a.m. - 11:00 p.m. 10:00 p.m.

7. PROJECT ANALYSIS
Adaptive Re-use of the Structure

The adaptive re-use of an existing building from administrative office to restaurant is allowed in the
Old Towne downtown core and a logical use of the site given its close proximity to an event center,
offices, restaurants, residences, and public parking lot.

Outdoor Dining Area Use:

Of the 54 seats on the proposed outdoor dining area, 24 are proposed along the E. Maple Avenue
frontage. As shown in the sound location exhibit (Attachment 4), the applicant proposed two speakers
for amplified sound along the portion of the dining area fronting E. Maple Avenue and six speakers
along the N. Orange Street frontage.

The immediate interface between the northern outdoor seating area of the restaurant and single-
family residences on the north side of E. Maple Avenue warrants attention in order to support the
required conditional use permit findings established by the Orange Municipal Code; specifically,
those pertaining to potential negative effects the proposed use may have on surrounding land uses.
Outdoor dining activity has the potential to create noise issues that could be disruptive to adjacent
residents, particularly in the evening. Therefore, staff has included conditions of approval to mitigate
potential noise impacts to sensitive receptors:

· Prohibition of an outdoor sound system or amplifying system. (Condition No. 24)

· All outdoor patio seating to conclude by 10:00 p.m. Sunday through Thursday and by 11:00
p.m. Friday and Saturday, with no seating of new customers on the outdoor patio one hour
before patio seating closes. (Condition No. 25 and 26)

· Limit hours of operation to no later than midnight on Fridays and Saturdays, and 10:00 p.m.
Sunday through Thursday to be generally consistent with hours of operation of other uses in
the immediate vicinity operating with a Type 47 ABC License. (Condition No. 13)

· Prohibit live entertainment (including karaoke), disc jockey, or dancing, and limit amplified
music so that it is not audible outside (Condition No. 32).

Sensitive Receptors and Alcohol Sales:

For the findings, the Planning Commission shall consider whether the proposed use will:

1. Adversely affect the welfare of the surrounding community

2. Result in an undue concentration of premises for the sale of alcoholic beverages

3. Detrimentally affect nearby residentially zoned districts after giving consideration to the
proposed hours of operation

City of Orange Printed on 2/13/2025Page 3 of 6
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4. Detrimentally affect the proximity to the following:

A. Residential buildings.

B. Churches, schools, hospitals, public playgrounds, and other similar uses.

C. Other establishments dispensing, for sale or other consideration, alcoholic beverages,
including beer and wine.

There are 20 other establishments selling alcoholic beverages within the vicinity (600-foot radius) of
the subject property. Other sensitive receptors within the vicinity include single-family and multi-family
residences, and two churches (see Attachment 5). Below is a list of sensitive receptors identified
within the vicinity (600-foot radius) of the subject property as outlined by Orange Municipal Code
Section 17.30.040:

Sensitive Receptors

Establishment Name Address Distance to Project Site

Single-Family Dwellings E. Maple Ave. & N. Grand St. 50 - 600 feet

Multi-Family Dwellings
(2nd story apartments)

Plaza Square 300 feet

First Presbyterian
Church of Orange

180 N. Grand St. 0 feet

Son Light Church 172 N. Glassell St. 600 feet

While there are sensitive land uses in the vicinity of the site, approval of the CUP for alcohol sales,
with the proposed conditions of approval, is unlikely to impact the sensitive receptors identified above
given that the sale of alcohol is associated with a full-service restaurant with a majority of indoor
seating, and limitations will be placed on outdoor dining activity.

Census Tract Concentration:

The business is located within Census Tract 759.01. This Census Tract is considered
overconcentrated with On-Sale and Off-Sale Licenses.

Alcohol Licenses in Census Tract 760.01

License Type Allowed Existing

On-Sale Licenses 5 19

Off-Sale Licenses 2 4

Crime Statistics for Reporting District 23w:

Orange Police Department (OPD) crime statistics show the subject site is located within a high crime
area, because reported crimes are more than 20% above the average of reported crimes citywide.
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The table below shows the OPD crime statistics for RD-23W compared to the citywide average.

Crime Statistics

Reporting
District

Reported Crimes
and Arrests

Citywide Average
Crimes and Arrests

Percent
Difference

61 115 85 35%

Staff does not anticipate that the use will create a negative impact on neighboring land uses because
the restaurant, as conditioned, is compatible with the mix of uses within the surrounding area, has
defined hours, will be adequately staffed, and the primary use will be food service. Should the
Planning Commission approve the CUP, the standard conditions of approval for the safe operation of
the restaurant with alcohol service are included in the Planning Commission Resolution (Attachment
1).

Project Conditions

The applicant’s request for a Type 47 ABC License provides the City with an opportunity to impose
standards and conditions of approval for restaurants serving alcoholic beverages in conjunction with
food to protect the health, safety, and general welfare of the nearby neighborhood and overall
community which include, but are not limited to:

· Gross sales of alcohol shall not exceed non-alcohol sales (Condition No. 7).

· Alcohol shall only be consumed within the defined dining areas (Condition No. 11).

· Food service must be made available until closing time on each day of operation (Condition
No. 16).

· Live entertainment on the premises is prohibited (Condition No. 32).

8. PUBLIC NOTICE
On February 6, 2025, a public notice was posted at the project site, and the City sent a Public
Hearing Notice to a total of 208 property owners/occupants within a 400-foot radius of the project site
and persons specifically requesting notice.

9. ENVIRONMENTAL REVIEW
Categorical Exemption: The proposed project is categorically exempt from the provisions of the
California Environmental Quality Act (CEQA) per State CEQA Guidelines 15301 (Class 1 - Existing
Facilities) because the project consists of licensing the sale of alcoholic beverages at a proposed
restaurant in an existing building that results in negligible or no expansion of use beyond that existing
at the time of the City’s determination.

10. ADVISORY BOARD ACTION
None required.

11. ATTACHMENTS
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· Attachment 1 - Planning Commission Resolution No. PC 33-24

· Attachment 2 - Site Plan and Floor Plan
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· Attachment 5 - Orange Police Department Memorandum
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Agenda Item

Planning Commission

Item #: 5.1. 2/20/2025 File #: 25-0088

TO: Chair and Members of the Planning Commission

THRU: Anna Pehoushek, Assistant Community Development Director

FROM: Arlen Beck, Associate Planner

1. SUBJECT
Public Hearing to consider a request by CDO Orange, LLC, dba Culinary Dropout for a Type 47 ABC
License (On-Sale General) at a proposed restaurant located at 191 N. Orange Street and finding of
CEQA Exemption (Conditional Use Permit No. 3225).

2. SUMMARY
The applicant, CDO Orange, LLC (Culinary Dropout), is requesting to serve a full range of alcoholic
beverages with food at a proposed restaurant with a State of California Department of Alcoholic
Beverage Control Type 47 license (On-Sale General - Eating Place).

3. RECOMMENDED ACTION
1. Adopt Planning Commission Resolution No. PC 33-24. A Resolution of the Planning

Commission of the City of Orange approving Conditional Use Permit No. 3225, allowing the sale
of alcoholic beverages for onsite consumption in conjunction with a State of California Department
of Alcoholic Beverage Control Type 47 license (On-Sale General - Eating Place) at a proposed
restaurant located at 191 N. Orange Street.

2. Find the request categorically exempt from the California Environmental Quality Act (CEQA) in
accordance with Section 15301 of the State CEQA Guidelines.

4. AUTHORIZING GUIDELINES
Orange Municipal Code (OMC) Table 17.08.020 and Sections 17.10.030.C and 17.30.030 authorize
the Planning Commission to review and take action on a request for a Conditional Use Permit to
allow the sale of alcoholic beverages for on-site consumption in conjunction with a restaurant.

5. PROJECT BACKGROUND
In 2020, First Presbyterian Church of Orange filed an application for a Tentative Parcel Map to create
two new parcels totaling 9,358 sq ft and 40,451 sq ft at the existing church campus. The project site
is the smaller parcel and contains the building currently under construction.

Applicant: CDO Orange, LLC dba Culinary Dropout

Property Owner 191 Orange, LLC

Property Location 191 N. Orange Street

Existing General Plan Land Use

Element Designation

Old Towne Mixed Use 15, 0.5 - 1.0 FAR (OTMIX15)

Existing Zoning Classification Old Towne Mixed Use-15 (OTMU-15)

Old Towne Yes

Specific Plan/PC N/A

Site Size Parcel: 9,358 sq ft Tenant space: 7,425 sq ft, including outdoor patio

Circulation Primary access to the property is from N. Orange Street and E. Maple

Avenue

Existing Conditions The site is located on the south side Maple Avenue, between N.

Orange Street to the west and N. Grand Street to the east. The

proposed tenant space for the restaurant is currently under

construction.

Surrounding Land Uses and

Zoning

North: Single family residences (R-1-6) South: Existing church (First

Presbyterian Church of Orange) (OTMU-15) East: Single family

residences (R-1-6), church sanctuary, and a surface parking lot (OTMU-

15) West: Office building (Architects Orange) and a surface parking lot

(OTMU-15)

Previous

Applications/Entitlements

MNSP No. 1066-22, DRC No. 5056-22, and APP No. 0557-22 for a

remodel and addition to the existing administration building, parking

lot upgrades, new landscaping, new patios/outdoor dining areas, and

paving the interior courtyard.   TPM 0015 for the creation of two new

parcels totaling 0.51 acres and 0.93 acres at an existing church campus
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Applicant: CDO Orange, LLC dba Culinary Dropout

Property Owner 191 Orange, LLC

Property Location 191 N. Orange Street

Existing General Plan Land Use

Element Designation

Old Towne Mixed Use 15, 0.5 - 1.0 FAR (OTMIX15)

Existing Zoning Classification Old Towne Mixed Use-15 (OTMU-15)

Old Towne Yes

Specific Plan/PC N/A

Site Size Parcel: 9,358 sq ft Tenant space: 7,425 sq ft, including outdoor patio

Circulation Primary access to the property is from N. Orange Street and E. Maple

Avenue

Existing Conditions The site is located on the south side Maple Avenue, between N.

Orange Street to the west and N. Grand Street to the east. The

proposed tenant space for the restaurant is currently under

construction.

Surrounding Land Uses and

Zoning

North: Single family residences (R-1-6) South: Existing church (First

Presbyterian Church of Orange) (OTMU-15) East: Single family

residences (R-1-6), church sanctuary, and a surface parking lot (OTMU-

15) West: Office building (Architects Orange) and a surface parking lot

(OTMU-15)

Previous

Applications/Entitlements

MNSP No. 1066-22, DRC No. 5056-22, and APP No. 0557-22 for a

remodel and addition to the existing administration building, parking

lot upgrades, new landscaping, new patios/outdoor dining areas, and

paving the interior courtyard.   TPM 0015 for the creation of two new

parcels totaling 0.51 acres and 0.93 acres at an existing church campus

6. PROJECT DESCRIPTION
The applicant proposes a 7,425 sq ft restaurant, Culinary Dropout, with a State of California
Department of Alcoholic Beverage Control (ABC) Type 47 License (On-Sale General - Eating Place).
The restaurant includes a total of 255 seats, with 201 seats indoors and 54 seats on the outdoor
patio (Attachment 2). Attachment 1 includes conditions of approval that permit the following operating
hours:

Proposed Permitted Operating Hours for
Indoor Seating

Sunday - Thursday 7:00 a.m. - 10:00 p.m.

Friday - Saturday 7:00 a.m. - 12:00 a.m. (midnight)

Proposed Permitted Operating Hours for Outdoor Patio
Seating

Days Hours Last Customer Seated Time

Sunday - Thursday 7:00 a.m. - 10:00 p.m. 9:00 p.m.

Saturday - Sunday 7:00 a.m. - 11:00 p.m. 10:00 p.m.City of Orange Printed on 2/13/2025Page 2 of 6
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Proposed Permitted Operating Hours for Outdoor Patio
Seating

Days Hours Last Customer Seated Time

Sunday - Thursday 7:00 a.m. - 10:00 p.m. 9:00 p.m.

Saturday - Sunday 7:00 a.m. - 11:00 p.m. 10:00 p.m.

7. PROJECT ANALYSIS
Adaptive Re-use of the Structure

The adaptive re-use of an existing building from administrative office to restaurant is allowed in the
Old Towne downtown core and a logical use of the site given its close proximity to an event center,
offices, restaurants, residences, and public parking lot.

Outdoor Dining Area Use:

Of the 54 seats on the proposed outdoor dining area, 24 are proposed along the E. Maple Avenue
frontage. As shown in the sound location exhibit (Attachment 4), the applicant proposed two speakers
for amplified sound along the portion of the dining area fronting E. Maple Avenue and six speakers
along the N. Orange Street frontage.

The immediate interface between the northern outdoor seating area of the restaurant and single-
family residences on the north side of E. Maple Avenue warrants attention in order to support the
required conditional use permit findings established by the Orange Municipal Code; specifically,
those pertaining to potential negative effects the proposed use may have on surrounding land uses.
Outdoor dining activity has the potential to create noise issues that could be disruptive to adjacent
residents, particularly in the evening. Therefore, staff has included conditions of approval to mitigate
potential noise impacts to sensitive receptors:

· Prohibition of an outdoor sound system or amplifying system. (Condition No. 24)

· All outdoor patio seating to conclude by 10:00 p.m. Sunday through Thursday and by 11:00
p.m. Friday and Saturday, with no seating of new customers on the outdoor patio one hour
before patio seating closes. (Condition No. 25 and 26)

· Limit hours of operation to no later than midnight on Fridays and Saturdays, and 10:00 p.m.
Sunday through Thursday to be generally consistent with hours of operation of other uses in
the immediate vicinity operating with a Type 47 ABC License. (Condition No. 13)

· Prohibit live entertainment (including karaoke), disc jockey, or dancing, and limit amplified
music so that it is not audible outside (Condition No. 32).

Sensitive Receptors and Alcohol Sales:

For the findings, the Planning Commission shall consider whether the proposed use will:

1. Adversely affect the welfare of the surrounding community

2. Result in an undue concentration of premises for the sale of alcoholic beverages

3. Detrimentally affect nearby residentially zoned districts after giving consideration to the
proposed hours of operation
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4. Detrimentally affect the proximity to the following:

A. Residential buildings.

B. Churches, schools, hospitals, public playgrounds, and other similar uses.

C. Other establishments dispensing, for sale or other consideration, alcoholic beverages,
including beer and wine.

There are 20 other establishments selling alcoholic beverages within the vicinity (600-foot radius) of
the subject property. Other sensitive receptors within the vicinity include single-family and multi-family
residences, and two churches (see Attachment 5). Below is a list of sensitive receptors identified
within the vicinity (600-foot radius) of the subject property as outlined by Orange Municipal Code
Section 17.30.040:

Sensitive Receptors

Establishment Name Address Distance to Project Site

Single-Family Dwellings E. Maple Ave. & N. Grand St. 50 - 600 feet

Multi-Family Dwellings
(2nd story apartments)

Plaza Square 300 feet

First Presbyterian
Church of Orange

180 N. Grand St. 0 feet

Son Light Church 172 N. Glassell St. 600 feet

While there are sensitive land uses in the vicinity of the site, approval of the CUP for alcohol sales,
with the proposed conditions of approval, is unlikely to impact the sensitive receptors identified above
given that the sale of alcohol is associated with a full-service restaurant with a majority of indoor
seating, and limitations will be placed on outdoor dining activity.

Census Tract Concentration:

The business is located within Census Tract 759.01. This Census Tract is considered
overconcentrated with On-Sale and Off-Sale Licenses.

Alcohol Licenses in Census Tract 760.01

License Type Allowed Existing

On-Sale Licenses 5 19

Off-Sale Licenses 2 4

Crime Statistics for Reporting District 23w:

Orange Police Department (OPD) crime statistics show the subject site is located within a high crime
area, because reported crimes are more than 20% above the average of reported crimes citywide.
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The table below shows the OPD crime statistics for RD-23W compared to the citywide average.

Crime Statistics

Reporting
District

Reported Crimes
and Arrests

Citywide Average
Crimes and Arrests

Percent
Difference

61 115 85 35%

Staff does not anticipate that the use will create a negative impact on neighboring land uses because
the restaurant, as conditioned, is compatible with the mix of uses within the surrounding area, has
defined hours, will be adequately staffed, and the primary use will be food service. Should the
Planning Commission approve the CUP, the standard conditions of approval for the safe operation of
the restaurant with alcohol service are included in the Planning Commission Resolution (Attachment
1).

Project Conditions

The applicant’s request for a Type 47 ABC License provides the City with an opportunity to impose
standards and conditions of approval for restaurants serving alcoholic beverages in conjunction with
food to protect the health, safety, and general welfare of the nearby neighborhood and overall
community which include, but are not limited to:

· Gross sales of alcohol shall not exceed non-alcohol sales (Condition No. 7).

· Alcohol shall only be consumed within the defined dining areas (Condition No. 11).

· Food service must be made available until closing time on each day of operation (Condition
No. 16).

· Live entertainment on the premises is prohibited (Condition No. 32).

8. PUBLIC NOTICE
On February 6, 2025, a public notice was posted at the project site, and the City sent a Public
Hearing Notice to a total of 208 property owners/occupants within a 400-foot radius of the project site
and persons specifically requesting notice.

9. ENVIRONMENTAL REVIEW
Categorical Exemption: The proposed project is categorically exempt from the provisions of the
California Environmental Quality Act (CEQA) per State CEQA Guidelines 15301 (Class 1 - Existing
Facilities) because the project consists of licensing the sale of alcoholic beverages at a proposed
restaurant in an existing building that results in negligible or no expansion of use beyond that existing
at the time of the City’s determination.

10. ADVISORY BOARD ACTION
None required.

11. ATTACHMENTS
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CONDITIONAL USE PERMIT NO. 3225 

 

 

RESOLUTION NO. PC 33-24 

 

A RESOLUTION OF THE PLANNING COMMISSION OF 

THE CITY OF ORANGE APPROVING CONDITIONAL USE 

PERMIT NO. 3225, ALLOWING THE SALE OF 

ALCOHOLIC BEVERAGES FOR ONSITE CONSUMPTION 

IN CONJUNCTION WITH A STATE OF CALIFORNIA 

DEPARTMENT OF ALCOHOLIC BEVERAGE CONTROL 

TYPE 47 LICENSE (ON-SALE GENERAL – EATING 

PLACE) AT A PROPOSED RESTAURANT LOCATED AT 

191 N. ORANGE STREET 

 

APPLICANT: CDO Orange LLC dba Culinary Dropout 

 

WHEREAS, the Planning Commission has authority pursuant to Orange Municipal Code 

(OMC) Table 17.08.020 and Sections 17.10.030.C and 17.30.030 to take action on Conditional 

Use Permit No. 3225, allowing the sale of alcoholic beverages for on-site consumption in 

conjunction with a State of California Department of Alcoholic Beverage Control (ABC) Type 47 

License (On-Sale General - Eating Place) at a proposed restaurant, located at 191 N. Orange Street, 

(Project); and 

 

 WHEREAS, the application for Conditional Use Permit No. 3225 was filed by the 

applicant in accordance with the provisions of the OMC; and 

 

WHEREAS, Conditional Use Permit No. 3225 is Categorically Exempt from the 

provisions of the California Environmental Quality Act (CEQA) per State CEQA Guidelines 

Section 15301 (Class 1 – Existing Facilities), as the project consists of licensing the sale of 

alcoholic beverages at a proposed restaurant in an existing building that results in negligible or no 

expansion of use beyond that existing at the time of the City’s determination; and 

 

WHEREAS, the Planning Commission conducted one duly advertised public hearing on 

February 20, 2025, at which time interested persons had an opportunity to testify either in support 

of, or opposition to, the proposed Conditional Use Permit No. 3225. 

 

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of 

Orange hereby approves Conditional Use Permit No. 3225 allowing the sale of alcoholic beverages 

for on-site consumption in conjunction with a State of California Department of Alcoholic 

Beverage Control (ABC) Type 47 License (On-Sale General - Eating Place) at a proposed 

restaurant, located at 191 N. Orange Street, based on the following findings: 

 

SECTION 1 – FINDINGS 

 

Conditional Use Permit Findings: 
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1. A Conditional Use Permit shall be granted upon sound principles of land use and in response 

to services required by the community. 

 

Consideration has been given as to whether the proposed use will detrimentally affect adjacent 

land uses. The proposed use provides an opportunity to those customers desiring to purchase 

alcohol with food at a restaurant. It will occur on a site that has been zoned for a mix of uses, 

and the subject property is adjacent to similar uses in the Old Towne downtown core, a 

commercial destination that serves City residents as well as visitors. The sale of alcohol is 

accessory to the proposed restaurant and will occur only when a complete restaurant menu is 

available. This is a service typically expected by the public in association with a restaurant. 

 

Strong consideration was given to the manner in which the business will operate under the 

provisions of this Conditional Use Permit. As conditioned, its operation should not create a 

nuisance to the community or a burden on police services. Consideration was given to the over-

concentration of on-sale licenses and crime rate in the Reporting District, and conditions have 

been placed on the project to compensate for potential detrimental effects that could be caused 

by alcohol consumption. As conditioned, alcohol service should not contribute to the crime 

rate in the Reporting District. 

 

Furthermore, the interface of the outdoor patio, with proposed amplified sound, and the single-

family homes on the north side of E. Maple Avenue has been considered. Conditions of 

approval have been placed upon this Conditional Use Permit to mitigate any potential noise 

pollution in association with the proposed restaurant operations.   

 

2. A Conditional Use Permit shall not be granted if it will cause deterioration of bordering land 

uses or create special problems for the area in which it is located. 

 

The request to serve alcohol with food at the proposed restaurant is not anticipated to have 

adverse impacts on surrounding land uses or create a special problem, as conditioned. The site 

is located in the Old Towne downtown core, which is intended to function as a commercial 

and mixed-use center. Conditions of approval include limiting the hours of  the outdoor dining 

area, prohibiting amplified music on the outdoor patio, prohibiting live entertainment, and 

other specific project features compensate for potential detrimental effects on immediately 

adjacent single-family residences that could be caused by the project. 

 

3. A Conditional Use Permit must be considered in relationship to its effect on the community 

or neighborhood plan for the area in which it is located. 

 

The location is in an interface area between single-family neighborhoods and the Old 

Towne downtown core, where shopping and dining establishments are expected to be 

concentrated. The City’s General Plan for Old Towne encourage the development of mixed 

use, pedestrian-oriented projects. The proposed accessory alcohol service at a restaurant 

will support the success of the restaurant and the continuation of a vibrant mixed-use 

district. The use is not anticipated to have an adverse impact on sensitive land uses in the 

immediate area because granting an additional on-sale license with appropriate conditions 

of approval, would mitigate potential impacts related to alcohol service and consumption, 

and noise pollution.  
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4. A Conditional Use Permit, if granted, shall be made subject to those conditions necessary to 

preserve the general welfare, not the individual welfare of any particular applicant. 

 

The conditions of approval for this Conditional Use Permit are included with the purpose of 

preserving the general welfare of the community. The conditions of approval include a review 

of the proposed restaurant operation one year after the beginning of the sale of alcoholic 

beverages. If the restaurant is not operating as required, or if there is a history of criminal or 

nuisance behavior, this Conditional Use Permit may be revoked by the Planning Commission. 

Other conditions have been placed on the project to reduce crime-inducing activities by always 

requiring food service availability with alcohol service, addressing graffiti and litter removal, 

and requiring employee training. 

 

SECTION 2 – ENVIRONMENTAL REVIEW 

The proposed Project is categorically exempt from the provisions of the California Environmental 

Quality Act (CEQA) per State CEQA Guidelines Section 15301 (Class 1 – Existing Facilities) 

because the project consists of licensing the sale of alcoholic beverages at a proposed restaurant in 

an existing building that results in negligible or no expansion of use beyond that existing at the 

time of the City’s determination. 

SECTION 3 – APPROVAL AND CONDITIONS OF APPROVAL 

The Planning Commission hereby approves Conditional Use Permit No. 3225, with the following 

conditions: 

 

General Conditions: 

 

1. Any future change in the nature and operation of the use approved by Conditional Use 

Permit (CUP) No. 3225 shall require an application for a new or amended CUP.  

2. The applicant agrees, as a condition of City’s approval of CUP No. 3225, to indemnify, 

defend, and hold harmless, at applicant’s expense, the City, its officers, agents, and 

employees (City) from and against any claim, action, or proceeding brought against the 

City, including, but not limited to, any claim, action or proceeding commenced within the 

time period provided in Government Code Section 66499.37 to attack, review, set aside, 

void or annul the City’s approval, to challenge the determination made by the City under 

the California Environmental Quality Act (CEQA) or to challenge the reasonableness, 

legality or validity of any condition attached hereto. City shall promptly notify applicant 

of any such claim, action or proceeding to which the City receives notice and to cooperate 

fully with the applicant in the defense thereof. Applicant shall reimburse the City for any 

and all costs and expenses, including, but not limited to, court costs and attorney’s fees that 

the City may be required to pay, including any expenses ordered by a court or expenses 

incurred through the Office of the City Attorney in connection with said claim, action or 

proceeding. City may, in its sole discretion, participate in the defense of any claim, action 

or proceeding but such participation shall not relieve applicant of the obligations of this 

condition.  In the event the applicant is required to defend City in connection with such 

claim, action or proceeding, City shall have the right to approve counsel to so defend the 
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City, approve all significant decisions concerning the manner in which the defense is 

conducted and approve any all settlements, which approval(s) shall not be unreasonably 

withheld. The obligations set forth herein remain in full force and effect throughout all 

stages of litigation including any and all appeals of any lower court judgment rendered in 

the proceeding.  Further, applicant agrees to indemnify, defend and hold harmless the City 

for all costs and expenses incurred in enforcing this provision. 

3. The applicant shall comply with all federal, state, and local municipal laws, including local 

City ordinances and regulations. Any violations of these laws in conjunction with this use 

may be a cause for revocation of this permit. 

 

4. Prior to the operation of the business, the applicant shall file for, or if applicable, amend a 

business license with the Business License Division. Failure to obtain the required business 

license may be cause for revocation of this approval. 

 

Operational Conditions: 

 

5. In conjunction with the ongoing operation of the business, the licensed premises shall 

comply with all requirements placed upon it by the State Alcoholic Beverage Control 

(ABC) Board. 

 

6. This CUP shall be reviewed one year from the date of approval and may be reviewed each 

year thereafter. The review shall be conducted jointly by the Community Development 

Director and Police Chief or designees. The purpose of this review shall be to identify 

uniquely adverse issues such as curfew, loitering, vandalism, criminal activity, noise, or 

nuisance resulting from approval of the CUP. If such issues are identified, the CUP shall 

be presented to the Planning Commission for its consideration of conditions, modifications, 

or revocation. 

 

7. The quarterly gross sales of alcoholic beverages shall not exceed the gross sales of 

merchant items that include food (including non-alcoholic beverages) within the restaurant 

during the same period. The licensee shall at all times maintain records which reflect 

separately the gross sales of food and the gross sales of alcoholic beverages of the licensed 

business. Said records shall be kept no less frequently than on a quarterly basis and shall 

be made available upon request. 

 

8. The use of the business is considered a restaurant. Interior construction shall remain 

consistent with the plans submitted for review by the Planning Commission. No new 

interior construction resulting in a change to the floor plan will occur unless a revised floor 

plan is approved by the Community Development Department. None of the floor area will 

be designated for dancing or live entertainment unless a subsequent CUP is approved by 

the Planning Commission. 

 

9. The subject ABC license shall not be exchanged for a public premise Type 48 (On-Sale 

General – Public Premises) license nor operated as a public premise. 

 

10. The sale of beer and/or wine for consumption off the premises shall be prohibited. 
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11. All alcohol shall be consumed on the subject site, within the defined licensed premises. 

Signs shall be posted on all unmonitored public exits of the licensed premises (e.g. the 

patio exits), which prohibit alcoholic beverages from leaving the confines of the premises. 

 

12. The premises shall be maintained as a bona fide restaurant and shall provide a menu 

containing an assortment of foods normally offered in such restaurants. 

 

13. The business shall operate Sunday through Thursday, from 7:00 a.m. to 10:00 p.m. and 

Fridays and Saturdays from 7:00 a.m. to 12:00 a.m. (midnight). These hours do not restrict 

employees from being on the premises before opening for preparations and deliveries or 

after close for clean-up. Clean-up may not be conducted by patrons. 

 

14. At no time shall there be a fee for entrance/admittance into the premises. 

 

15. Employees and/or contract security personnel shall not consume any alcoholic beverages 

prior to or during their work shift. Any and all security officers provided shall comply with 

all state and local ordinances regulating their services, including, without limitation, 

Chapter 11.5 of Division 3 of the California Business and Profession Code. 

 

Alcohol and Food Service Conditions: 

 

16. Food service, with an available menu, shall be made available until closing time on each 

day of operation. 

 

17. Alcoholic beverages shall be served by restaurant employees permitted by law to serve 

alcohol. 

 

18. Alcoholic beverages shall be sold and served in containers, which are distinguishable from 

other non-alcoholic beverages sold at the premise. 

 

19. The business may offer alcoholic beverages in combination with non-alcoholic beverages 

and food items at a reduced price Monday to Friday from 3:00 p.m. to 6:00 p.m.  

 

20. There shall be no promotions encouraging intoxication or drinking contests. 

 

21. There shall be no requirement to purchase a minimum number of drinks. 

 

22. No alcoholic beverages shall be sold from any self-service locations on the premises such 

as ice tubs, barrels, or any other such containers. 

 

23. The petitioner shall not employ or permit any persons to solicit or encourage others, 

directly or indirectly, to buy them drinks in the licensed premises under any commission 

percentage salary or other profit. 

 

Outdoor Dining Area Conditions: 
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24. The use of any outdoor sound system, outdoor amplifying systems, and paging system or 

any other such device is prohibited on the licensed premises. 

 

25. Sunday through Thursday use of the outdoor dining area shall conclude by 10:00 p.m.  No 

new customers shall be seated in the outdoor dining area after 9:00 p.m. as a means of 

concluding patron use and restaurant service outside by 10:00 p.m.   

 

26. Fridays and Saturdays use of the outdoor dining area shall conclude by 11:00 p.m.  No new  

customers shall be seated in the outdoor dining area after 10:00 p.m. as a means of 

concluding patron use and restaurant service outside by 11:00 p.m. 

 

27. No pressure washing or mechanical cleaning methods shall occur in the outdoor dining 

area after 10:00 p.m. or before 6:00 a.m. on any day. 

 

28. The outdoor dining area shall be enclosed by a fence and any gates located on the patio 

shall remain closed during business hours and used as an emergency exit only. Sign(s) shall 

be posted on all patio gates indicating “Emergency Exit Only”. 

 

29. Consistent with approved building shell entitlements (MNSP No. 1066-22, DRC No. 5056-

22 and APP No. 0557-22; Resolution No. PC 05-22), the door on the north elevation 

connecting the restaurant interior to the outdoor dining area shall be designed and used as 

“exit only”.  This shall be verified by the Planning Division on the construction documents 

prior to the issuance of Building Permits for tenant improvements. 

 

Special Events: 

 

30. No portion of the premises shall be deemed to be “private” for the purposes of dispensing 

alcoholic beverages to selected patrons, where the permittee recognizes any form of 

membership cards, keys, or passes which would entitle the holder entry or preferential 

admittance or exclusive use of any portion of the mentioned premises, provided, however, 

the restaurant may hold social and corporate private dining events where a corporate or 

social host has reserved all or a portion of the restaurant (e.g. rehearsal dinners, corporate 

holiday parties, etc.). 

 

31. The use of a promoter (such as a night-club operator) or sub-leasing the premises to be 

used in conjunction with dancing and/or live entertainment is prohibited. 

 

32. There shall be no live entertainment (including karaoke), disc jockey, or dancing permitted 

on the premises at any time. Interior amplified music of any kind, including over a built-in 

system designated for background music, shall be permitted so long as the music is not 

audible outside when the doors are open or beyond the premises in such a manner as to 

unreasonably disturb the peace, quiet, and comfort of neighboring occupants, given the 

time of day and other conditions. 

 

Coin Operated Machines: 
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33. There shall be no pool tables or coin-operated games or machines maintained on the 

premises at any time. 

 

Security and Exterior: 

 

34. The parking lot of the premises shall be equipped with lighting of sufficient power to 

illuminate and make easily discernible the appearance and conduct of all persons on or 

about the parking lot. 

 

35. Lighting in the parking area of the premises shall be directed, positioned, and shielded in 

such a manner so as not to unreasonably illuminate the window area of nearby residences.  

 

36. The permittee shall install and maintain a closed-circuit television system capable of 

readily identifying facial features, and stature of all patrons entering the establishment 

during hours of operation and monitoring the rear of the premises. The camera system shall 

keep a minimum 30-day library of events, which shall be available for downloading and 

inspection by Orange Police Department. 

 

37. The permittee shall be responsible for maintaining free of litter the area adjacent to the 

premises over which they have control. 

 

38. There shall be no exterior advertising signage of alcohol. This includes advertising signage 

placed directly to the exterior from within, promoting or indicating the availability of 

alcoholic beverages. Interior advertising signage of alcohol that are clearly visible to the 

exterior shall constitute a violation of this condition. 

 

39. The restaurant shall be protected by a monitored alarm system, which shall detect an 

attempted entry or presence of people within the business during closing hours. 

 

40. The premises shall be provided with an interior night light to illuminate the interior and an 

unobstructed view shall be maintained through storefront windows to provide police patrol 

officers the ability to observe unlawful activity within the business. 

 

41. The licensee shall maintain on the premises a written security policy and procedures 

manual addressing at a minimum the following items: handling obviously intoxicated 

persons; establishing a reasonable ratio of employees to patrons, based upon activity level, 

in order to monitor alcoholic beverage sales and patron behavior; handing patrons involved 

in fighting or arguing; handling loitering about the licensed premises; verifying 

age/checking identification of patrons; warning patrons of reaching their drinking 

limit/potential intoxication and refusing to serve; calling the police regarding observed or 

reported criminal activity. 

 

Training: 

 

42. All employees of the permittee who sell or serve alcoholic beverage products shall be 

required to complete the Responsible Beverage Service (RBS) training program provided 

by the California State Department of Alcoholic Beverage Control (ABC). For new 
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employees, such training program must be completed within 30 days of the date of hire. 

The permittee shall maintain an active list of the employees who have completed the 

training. The list shall be furnished, upon request, to any sworn police office or member of 

the Community Development Department. The employees must provide the Orange Police 

Department a copy of the completed RBS certificate, upon request. 

 

Miscellaneous: 

 

43. Graffiti shall be removed from the exterior walls, doors, windows, and any additional part 

of the property (including signage, etc.) within 72 hours of the time the City of Orange 

Notice of Violation is received by the business operator. 

 
 

ADOPTED this 20th day of February 2025.  

 

 

 

 

      

David Vazquez 

Planning Commission Chair 

 

 

I hereby certify that the foregoing Resolution was adopted by the Planning Commission of 

the City of Orange at a regular meeting thereof held on the 20th day of February 2025, by the 

following vote: 

 

AYES:   

NOES: 

RECUSED:  

ABSENT:  

 

 

 

 

       

Anna Pehoushek, FAICP 

Assistant Community Development Director   
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APPLICATION TO THE PLANNING DIVISION FOR CONDITIONAL USE PERMIT–
ALCOHOLIC BEVERAGE SERVICE 

APPLICANT:  CDO ORANGE LLC 

PREMISES:  191 N ORANGE ST, ORANGE, CA 92866 

REFERENCE:  PER OCMC 17.10.030-D, A CONDITIONAL USE PERMIT TO 
ALLOW THE SALE AND DISPENSING OF A FULL LINE OF 
ALCOHOLIC BEVERAGES FOR ON-PREMISES AND OFF-
PREMISES CONSUMPTION IN CONJUNCTION WITH A FULL-
SERVICE RESTAURANT WITH 6,040 SQUARE FEET OF 
INTERIOR SPACE AND 2,515 SQUARE FEET OF PATIO SPACE 
LOCATED IN THE OTMU-15 ZONE. 

 

Project Description   

CDO Orange LLC, dba Culinary Dropout (the “Restaurant”), requests a Conditional Use Permit 
(“CUP”) for the sale of a full line of alcoholic beverages for on-premises and off-premises  
consumption under a Department of Alcoholic Beverage Control (“ABC”) Type-47 license in 
conjunction with a full-service restaurant with 6,040 square feet of interior space and 2,515 square 
feet of patio space located at 191 N. Orange St, Orange, CA 92866. Hours of operation will be 
Monday through Thursday from 11am to 10pm, Friday from 11am to 12am, Saturday from 10am 
to 12am, and Sunday from 10am to 9pm. 
 
Culinary Dropout is an upscale neighborhood restaurant. The Restaurant’s menu consists of a 
unique take on classic items including house-made pretzels, soups, salads, burgers and sandwiches, 
ribs, fish and chips, roasted salmon, and a variety of appetizers. As an accompaniment to the food 
items, the Restaurant intends to offer a variety of alcoholic beverages including beer, wine, and 
craft cocktails.  
 
The Restaurant site includes two buildings and a parking lot. The building located along the eastern 
boundary is an existing church, which will continue to operate. The Restaurant will be located in 
a portion of the adjacent building along the northern boundary. The other areas within this building 
that are not being occupied by the Restaurant will continue to be used for church operations. There 
are several parking spaces to the West of the building, and a larger shared parking lot located to 
the East across N Grand Street. While there will be interior and exterior improvements to the 
building, the project’s size, height, and operations will be consistent with the surrounding 
neighborhood, adding to the character and charm of the area.  
 
The Restaurant will have 201 seats in the indoor dining area and 54 seats in the outdoor dining 
area, totaling 255 seats. The Restaurant intends to employ approximately 30 people per shift. 
Managers and employees will regularly monitor both the indoor and outdoor dining areas to 
observe alcohol consumption. To ensure that alcoholic beverages are served and consumed in a 
responsible manner, all employees serving alcoholic beverages will undergo responsible beverage 
service training in accordance with ABC regulations.  This training will focus on, among other 
things, responsible alcoholic beverage service and recognizing visible signs of intoxication. In 
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addition, employees will be trained through courses that have been developed and refined by 
Culinary Dropout and its parent corporation over the past 20 years.  
 

The Restaurant is located on North Orange Street, one block from the historic Glassell Street in 
the OTMU-15 Zone. The proposed use as a neighborhood restaurant is appropriate for this mixed-
use zone, adding to the diversification of commercial activities in the area. Culinary Dropout is 
compatible with the adjacent properties, which consist of commercial and residential uses. The 
commercial uses include antique stores, cafes, restaurants, bakeries, and other retail shops. 
Although there are other licensed restaurants in the area, the Restaurant will offer a unique menu 
and atmosphere that will differ from other restaurants in the area. Allowing the sale of alcoholic 
beverages at the Restaurant will provide a benefit to patrons of the Restaurant because they will 
be able to enjoy alcoholic beverages as a complement to their meals. 
 
The nearest residences to the Restaurant are located across Maple Avenue. Nearby residents are 
accustomed to restaurants of this nature in the surrounding area and they will benefit from the 
convenience of the Restaurant within walking distance of their residences. The nearest residential 
units are buffered by Maple Avenue and N Grand Street. The activity that occurs within the 
Restaurant will be self-contained, thus shielding nearby residential uses from noise impacts. The 
proposed hours of operation are reasonable, and the Restaurant will operate in such a way that it 
does not attract crime or other undesirable activity. The Company responsibly operates other 
restaurants with liquor licenses throughout the State, and it will operate this location with the same 
level of professionalism and commitment to the welfare of the neighborhood. 

The approval of the CUP will not adversely affect the economic welfare of the community. The 
Restaurant is anticipated to positively impact the value of nearby properties and improve the 
economic vitality of the area via increases in taxable revenue and local employment. Employees 
under 21 will be utilized for work in food production and service positions. Culinary Dropout will 
generate an increase in tax revenue with the inclusion of alcoholic beverage sales. Ample lighting, 
security, and supervision will also be provided to ensure that there will be no negative impact on 
the nearby residents and businesses. Therefore, the proposed alcohol sales will not be materially 
detrimental to the character of the neighborhood. 
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Agenda Item

Planning Commission

Item #: 5.2. 2/20/2025 File #: 25-0001

TO: Chair and Members of the Planning Commission

THRU: Anna Pehoushek, Assistant Community Development Director

FROM: Ryan Agbayani, Associate Planner

1. SUBJECT
Public Hearing to consider a request to allow the sale of beer and wine for on-site consumption at a
restaurant located at 765 The City Drive South #130 and finding of CEQA Exemption (Conditional
Use Permit No. 3232).

2. SUMMARY
The applicant, HiroNori Orange, LLC, is requesting to serve beer and wine under a California
Department of Alcoholic Beverage Control (ABC) Type 41 License (On-Sale Beer and Wine - Eating
Place) at an existing restaurant located at 765 The City Drive South #130.

3. RECOMMENDED ACTION
1. Adopt Planning Commission Resolution No. PC 01-25. A Resolution of the Planning

Commission of the City of Orange approving Conditional Use Permit No. 3232, allowing the sale
of beer and wine for on-site consumption in conjunction with a State of California Department of
Alcoholic Beverage Control Type 41 License (On-Sale Beer and Wine - Eating Place) at a
restaurant located at 765 The City Drive South #130.

2. Find the proposed project exempt from the California Environmental Quality Act (CEQA) per
State CEQA Guidelines Section 15301 (Class 1 - Existing Facilities).

4. AUTHORIZING GUIDELINES
Orange Municipal Code (OMC) Table 17.08.020 and Sections 17.10.030.C and 17.30.030 authorize
the Planning Commission to review and take action on a request for a Conditional Use Permit (CUP)
to allow the sale of beer and wine for on-site consuption at a restaurant.

5. PROJECT BACKGROUND

Applicant: HiroNori Orange, LLC (Hiromichi Igarashi)

Property Owner Astiva Health, Inc. c/o Lincoln Property Company

Property Location 765 The City Drive South #130

Existing General Plan Land
Use Element Designation

Urban Mixed Use 1.5 - 3.0 FAR (UMIX)

Existing Zoning
Classification

Urban Mixed Use (UMU)

Old Towne No

Specific Plan/PC N/A

Site Size 153,748 sq. ft. (site); 99,835 sq. ft. (building); 1,818 sq. ft. (tenant
space)

Circulation Primary access to the property is from an existing two-way
driveway on The City Drive South (to the west) and an existing two
-way driveway on W. Memory Lane (to the south). The property
also has reciprocal access to the parking lot of the property to the
north.

Existing Conditions The site is located on the east side of The City Drive South with W.
Memory Lane to the south. It is developed with a multi-story multi-
tenant commercial office building and a surface off-street parking
lot.

Surrounding Land Uses and
Zoning

North: Existing multi-level office building and surface parking lot
(UMU). South: Memory Lane Park (City of Santa Ana) East: Santa
Ana River Trail (R-O) West: Existing commercial center and Best
Western Plus Hotel (UMU)

Previous
Applications/Entitlements

None
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Applicant: HiroNori Orange, LLC (Hiromichi Igarashi)

Property Owner Astiva Health, Inc. c/o Lincoln Property Company

Property Location 765 The City Drive South #130

Existing General Plan Land
Use Element Designation

Urban Mixed Use 1.5 - 3.0 FAR (UMIX)

Existing Zoning
Classification

Urban Mixed Use (UMU)

Old Towne No

Specific Plan/PC N/A

Site Size 153,748 sq. ft. (site); 99,835 sq. ft. (building); 1,818 sq. ft. (tenant
space)

Circulation Primary access to the property is from an existing two-way
driveway on The City Drive South (to the west) and an existing two
-way driveway on W. Memory Lane (to the south). The property
also has reciprocal access to the parking lot of the property to the
north.

Existing Conditions The site is located on the east side of The City Drive South with W.
Memory Lane to the south. It is developed with a multi-story multi-
tenant commercial office building and a surface off-street parking
lot.

Surrounding Land Uses and
Zoning

North: Existing multi-level office building and surface parking lot
(UMU). South: Memory Lane Park (City of Santa Ana) East: Santa
Ana River Trail (R-O) West: Existing commercial center and Best
Western Plus Hotel (UMU)

Previous
Applications/Entitlements

None

6. PROJECT DESCRIPTION
The applicant proposes to sell beer and wine at an existing restaurant, HiroNori (Craft Ramen), with a
State of California Department of Alcoholic Beverage Control (ABC) Type 41 License (On-Sale Beer
and Wine - Eating Place). The restaurant has a total of 24 seats within the interior dining area. The
proposed hours of operation are 11:00 a.m. to 3:00 p.m. for lunch, and from 5:00 p.m. to 10:00 p.m.
for dinner, daily.

The restaurant occupies an individual tenant suite on the first floor of the existing multi-level building
with primary access from the interior open-air courtyard. The overall building is occupied by multiple
office-type uses. No changes are proposed to the lot size, building square footage, or tenant space
as part of this request. The applicant’s business narrative letter is included as Attachment 3.

Staff acknowledges the applicant’s specifically defined hours of operation; however, staff’s
recommendation is to allow for expanded hours of operation in Condition #15 of the Resolution to
allow for greater flexibility if the operator chooses to expand their hours of operation in the future
(Sunday through Thursday, from 7:00 a.m. to 10:00 p.m., and Friday and Saturday, from 7:00 a.m. to
12:00 a.m. (midnight). Similarly, any subsequent business tenant operator at this site will also have
greater flexibility to expand their hours of operation, without having to modify the CUP at a future
Planning Commission public hearing.

7. PROJECT ANALYSIS
Sensitive Receptors:

For the findings, the Planning Commission shall consider whether the proposed use will:
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1. Adversely affect the welfare of the surrounding community

2. Result in an undue concentration of premises for the sale of alcoholic beverages

3. Detrimentally affect nearby residentially zoned districts after giving consideration to the
proposed hours of operation

4. Detrimentally affect the proximity to the following:

a. Residential buildings

b. Churches, schools, hospitals, public playgrounds, and other similar uses

c. Other establishments dispensing, for sale or other consideration, alcoholic beverages,
including beer and wine

There are no other establishments selling alcoholic beverages within the vicinity (600-foot radius) of
the subject property. Other sensitive receptors within the vicinity include single-family and multi-family
residences and an assisted living and memory care facility.

Sensitive Receptors

Establishment Name Address Distance to Project Site

Public Park (Memory Lane Park) 1560 W. Memory Lane (City of
Santa Ana)

114 feet

Multi-Family Residential
Apartments (Vista Del Rio
Apartments)

1600 W. Memory Lane (City of
Santa Ana)

122 feet

Assisted Living and Memory
Care Facility (Oakmont of
Orange)

630 The City Drive South 165 feet

Single-Family Residential
Dwellings

(City of Santa Ana) 240 feet

Duplex Residential Dwellings 3433-3445 W. Park Balboa
Avenue

376 feet

While there are sensitive land uses in the vicinity of the site, they do not have direct access to the
business tenant space, and the sale of alcohol would be accessory to the sale of food within the
restaurant. Approval of the CUP for alcohol sales, with the proposed conditions of approval, is
unlikely to directly impact the sensitive receptors identified above.

Census Tract Concentration:

The business is located within Census Tract 761.02. This Census Tract is considered over-
concentrated with On-Sale Licenses and at the limit for allowed Off-Sale Licenses.

Alcohol Licenses

License Type Existing Allowed

On-Sale Licenses 16 10

Off-Sale Licenses 4 4
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License Type Existing Allowed

On-Sale Licenses 16 10

Off-Sale Licenses 4 4

Crime Statistics for Reporting District 31:

Orange Police Department (OPD) crime statistics show the subject site is located within a high crime
area, because reported crimes are more than 20% above the average reported crimes citywide. The
table below shows the OPD crime statistics for Reporting District 31 compared to the citywide
average.

Crime Statistics

Reporting
District

Reported Crimes and
Arrests

Citywide Average
Crimes and Arrests

Percent
Difference

31 112 85 32%

The sale of alcohol at a restaurant at this location is not expected to contribute to crime in the area or
create an undue burden on public safety resources with the recommended conditions of approval.
Staff does not anticipate that the use will create a negative impact on neighboring land uses,
because the restaurant (as conditioned) is compatible with the mix of uses within the surrounding
area, has defined hours of operation, will be adequately staffed, and the primary use will be a full-
service restaurant. Should the Planning Commission approve the CUP, the standard conditions of
approval for the safe operation of the restaurant with alcohol service will be included.

Project Conditions:

The applicant’s request for a Type 41 ABC License provides the City with an opportunity to impose
standards and conditions of approvals for restaurants serving alcoholic beverages in conjunction with
food to protect the health, safety, and general welfare of the nearby neighborhood and overall
community which include, but are not limited to:

· A one-year review of the subject site and operations to identify uniquely adverse issues such
as curfew, loitering, vandalism, criminal activity, noise, or nuisance (Condition No. 6).

· Gross sales of alcohol shall not exceed non-alcohol sales (Condition No. 8).

· Alcohol shall only be consumed within the defined dining areas (Condition No. 13).

· Alcoholic beverages are only to be served in conjunction with food (Condition No. 18).

· Food service must be made available until closing time on each day of operation (Condition
No. 19).

· Live entertainment on the premises is prohibited (Condition No. 31).

8. PUBLIC NOTICE
On February 6, 2025, the City sent a Public Hearing Notice to a total of 162 property owners and
occupants within a 400-foot radius of the project site and persons specifically requesting notice. The
project site was posted in two locations with notification on that same date.

9. ENVIRONMENTAL REVIEW
Categorical Exemption: The proposed project is categorically exempt from the provisions of the
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Categorical Exemption: The proposed project is categorically exempt from the provisions of the
California Environmental Quality Act (CEQA) per State CEQA Guidelines 15301 (Class 1 - Existing
Facilities) because the project consists of licensing the sale of beer and wine for on-site consumption
at an existing restaurant within a mixed-use area and results in no physical expansion of the
restaurant tenant space beyond that existing at the time of the City’s determination.

10. ADVISORY BOARD ACTION
None required.

11. ATTACHMENTS
· Attachment 1 - Planning Commission Resolution No. PC 01-25

· Attachment 2 - Vicinity Map

· Attachment 3 - Applicant Business Narrative Letter

· Attachment 4 - Site Plan

· Attachment 5 - Floor Plan

· Attachment 6 - Restaurant Menu

· Attachment 7 - Site Photos

· Attachment 8 - Orange Police Department Memorandum

· Attachment 9 - Planning Commission Evaluation Map
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Agenda Item

Planning Commission

Item #: 5.2. 2/20/2025 File #: 25-0001

TO: Chair and Members of the Planning Commission

THRU: Anna Pehoushek, Assistant Community Development Director

FROM: Ryan Agbayani, Associate Planner

1. SUBJECT
Public Hearing to consider a request to allow the sale of beer and wine for on-site consumption at a
restaurant located at 765 The City Drive South #130 and finding of CEQA Exemption (Conditional
Use Permit No. 3232).

2. SUMMARY
The applicant, HiroNori Orange, LLC, is requesting to serve beer and wine under a California
Department of Alcoholic Beverage Control (ABC) Type 41 License (On-Sale Beer and Wine - Eating
Place) at an existing restaurant located at 765 The City Drive South #130.

3. RECOMMENDED ACTION
1. Adopt Planning Commission Resolution No. PC 01-25. A Resolution of the Planning

Commission of the City of Orange approving Conditional Use Permit No. 3232, allowing the
sale of beer and wine for on-site consumption in conjunction with a State of California
Department of Alcoholic Beverage Control Type 41 License (On-Sale Beer and Wine - Eating
Place) at a restaurant located at 765 The City Drive South #130.

2. Find the proposed project exempt from the California Environmental Quality Act (CEQA) per
State CEQA Guidelines Section 15301 (Class 1 - Existing Facilities).

4. AUTHORIZING GUIDELINES
Orange Municipal Code (OMC) Table 17.08.020 and Sections 17.10.030.C and 17.30.030 authorize
the Planning Commission to review and take action on a request for a Conditional Use Permit (CUP)
to allow the sale of beer and wine for on-site consuption at a restaurant.

5. PROJECT BACKGROUND

Applicant: HiroNori Orange, LLC (Hiromichi Igarashi)

Property Owner Astiva Health, Inc. c/o Lincoln Property Company

Property Location 765 The City Drive South #130

Existing General Plan Land
Use Element Designation

Urban Mixed Use 1.5 - 3.0 FAR (UMIX)

Existing Zoning
Classification

Urban Mixed Use (UMU)

Old Towne No

Specific Plan/PC N/A

Site Size 153,748 sq. ft. (site); 99,835 sq. ft. (building); 1,818 sq. ft. (tenant
space)

Circulation Primary access to the property is from an existing two-way
driveway on The City Drive South (to the west) and an existing two
-way driveway on W. Memory Lane (to the south). The property
also has reciprocal access to the parking lot of the property to the
north.

Existing Conditions The site is located on the east side of The City Drive South with W.
Memory Lane to the south. It is developed with a multi-story multi-
tenant commercial office building and a surface off-street parking
lot.

Surrounding Land Uses and
Zoning

North: Existing multi-level office building and surface parking lot
(UMU). South: Memory Lane Park (City of Santa Ana) East: Santa
Ana River Trail (R-O) West: Existing commercial center and Best
Western Plus Hotel (UMU)

Previous
Applications/Entitlements

None
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Applicant: HiroNori Orange, LLC (Hiromichi Igarashi)

Property Owner Astiva Health, Inc. c/o Lincoln Property Company

Property Location 765 The City Drive South #130

Existing General Plan Land
Use Element Designation

Urban Mixed Use 1.5 - 3.0 FAR (UMIX)

Existing Zoning
Classification

Urban Mixed Use (UMU)

Old Towne No

Specific Plan/PC N/A

Site Size 153,748 sq. ft. (site); 99,835 sq. ft. (building); 1,818 sq. ft. (tenant
space)

Circulation Primary access to the property is from an existing two-way
driveway on The City Drive South (to the west) and an existing two
-way driveway on W. Memory Lane (to the south). The property
also has reciprocal access to the parking lot of the property to the
north.

Existing Conditions The site is located on the east side of The City Drive South with W.
Memory Lane to the south. It is developed with a multi-story multi-
tenant commercial office building and a surface off-street parking
lot.

Surrounding Land Uses and
Zoning

North: Existing multi-level office building and surface parking lot
(UMU). South: Memory Lane Park (City of Santa Ana) East: Santa
Ana River Trail (R-O) West: Existing commercial center and Best
Western Plus Hotel (UMU)

Previous
Applications/Entitlements

None

6. PROJECT DESCRIPTION
The applicant proposes to sell beer and wine at an existing restaurant, HiroNori (Craft Ramen), with a
State of California Department of Alcoholic Beverage Control (ABC) Type 41 License (On-Sale Beer
and Wine - Eating Place). The restaurant has a total of 24 seats within the interior dining area. The
proposed hours of operation are 11:00 a.m. to 3:00 p.m. for lunch, and from 5:00 p.m. to 10:00 p.m.
for dinner, daily.

The restaurant occupies an individual tenant suite on the first floor of the existing multi-level building
with primary access from the interior open-air courtyard. The overall building is occupied by multiple
office-type uses. No changes are proposed to the lot size, building square footage, or tenant space
as part of this request. The applicant’s business narrative letter is included as Attachment 3.

Staff acknowledges the applicant’s specifically defined hours of operation; however, staff’s
recommendation is to allow for expanded hours of operation in Condition #15 of the Resolution to
allow for greater flexibility if the operator chooses to expand their hours of operation in the future
(Sunday through Thursday, from 7:00 a.m. to 10:00 p.m., and Friday and Saturday, from 7:00 a.m. to
12:00 a.m. (midnight). Similarly, any subsequent business tenant operator at this site will also have
greater flexibility to expand their hours of operation, without having to modify the CUP at a future
Planning Commission public hearing.

7. PROJECT ANALYSIS
Sensitive Receptors:

For the findings, the Planning Commission shall consider whether the proposed use will:
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1. Adversely affect the welfare of the surrounding community

2. Result in an undue concentration of premises for the sale of alcoholic beverages

3. Detrimentally affect nearby residentially zoned districts after giving consideration to the
proposed hours of operation

4. Detrimentally affect the proximity to the following:

a. Residential buildings

b. Churches, schools, hospitals, public playgrounds, and other similar uses

c. Other establishments dispensing, for sale or other consideration, alcoholic beverages,
including beer and wine

There are no other establishments selling alcoholic beverages within the vicinity (600-foot radius) of
the subject property. Other sensitive receptors within the vicinity include single-family and multi-family
residences and an assisted living and memory care facility.

Sensitive Receptors

Establishment Name Address Distance to Project Site

Public Park (Memory Lane Park) 1560 W. Memory Lane (City of
Santa Ana)

114 feet

Multi-Family Residential
Apartments (Vista Del Rio
Apartments)

1600 W. Memory Lane (City of
Santa Ana)

122 feet

Assisted Living and Memory
Care Facility (Oakmont of
Orange)

630 The City Drive South 165 feet

Single-Family Residential
Dwellings

(City of Santa Ana) 240 feet

Duplex Residential Dwellings 3433-3445 W. Park Balboa
Avenue

376 feet

While there are sensitive land uses in the vicinity of the site, they do not have direct access to the
business tenant space, and the sale of alcohol would be accessory to the sale of food within the
restaurant. Approval of the CUP for alcohol sales, with the proposed conditions of approval, is
unlikely to directly impact the sensitive receptors identified above.

Census Tract Concentration:

The business is located within Census Tract 761.02. This Census Tract is considered over-
concentrated with On-Sale Licenses and at the limit for allowed Off-Sale Licenses.

Alcohol Licenses

License Type Existing Allowed

On-Sale Licenses 16 10

Off-Sale Licenses 4 4
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License Type Existing Allowed

On-Sale Licenses 16 10

Off-Sale Licenses 4 4

Crime Statistics for Reporting District 31:

Orange Police Department (OPD) crime statistics show the subject site is located within a high crime
area, because reported crimes are more than 20% above the average reported crimes citywide. The
table below shows the OPD crime statistics for Reporting District 31 compared to the citywide
average.

Crime Statistics

Reporting
District

Reported Crimes and
Arrests

Citywide Average
Crimes and Arrests

Percent
Difference

31 112 85 32%

The sale of alcohol at a restaurant at this location is not expected to contribute to crime in the area or
create an undue burden on public safety resources with the recommended conditions of approval.
Staff does not anticipate that the use will create a negative impact on neighboring land uses,
because the restaurant (as conditioned) is compatible with the mix of uses within the surrounding
area, has defined hours of operation, will be adequately staffed, and the primary use will be a full-
service restaurant. Should the Planning Commission approve the CUP, the standard conditions of
approval for the safe operation of the restaurant with alcohol service will be included.

Project Conditions:

The applicant’s request for a Type 41 ABC License provides the City with an opportunity to impose
standards and conditions of approvals for restaurants serving alcoholic beverages in conjunction with
food to protect the health, safety, and general welfare of the nearby neighborhood and overall
community which include, but are not limited to:

· A one-year review of the subject site and operations to identify uniquely adverse issues such
as curfew, loitering, vandalism, criminal activity, noise, or nuisance (Condition No. 6).

· Gross sales of alcohol shall not exceed non-alcohol sales (Condition No. 8).

· Alcohol shall only be consumed within the defined dining areas (Condition No. 13).

· Alcoholic beverages are only to be served in conjunction with food (Condition No. 18).

· Food service must be made available until closing time on each day of operation (Condition
No. 19).

· Live entertainment on the premises is prohibited (Condition No. 31).

8. PUBLIC NOTICE
On February 6, 2025, the City sent a Public Hearing Notice to a total of 162 property owners and
occupants within a 400-foot radius of the project site and persons specifically requesting notice. The
project site was posted in two locations with notification on that same date.

9. ENVIRONMENTAL REVIEW
Categorical Exemption: The proposed project is categorically exempt from the provisions of the
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Categorical Exemption: The proposed project is categorically exempt from the provisions of the
California Environmental Quality Act (CEQA) per State CEQA Guidelines 15301 (Class 1 - Existing
Facilities) because the project consists of licensing the sale of beer and wine for on-site consumption
at an existing restaurant within a mixed-use area and results in no physical expansion of the
restaurant tenant space beyond that existing at the time of the City’s determination.

10. ADVISORY BOARD ACTION
None required.

11. ATTACHMENTS
· Attachment 1 - Planning Commission Resolution No. PC 01-25

· Attachment 2 - Vicinity Map

· Attachment 3 - Applicant Business Narrative Letter

· Attachment 4 - Site Plan

· Attachment 5 - Floor Plan

· Attachment 6 - Restaurant Menu

· Attachment 7 - Site Photos

· Attachment 8 - Orange Police Department Memorandum

· Attachment 9 - Planning Commission Evaluation Map
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CONDITIONAL USE PERMIT NO. 3232 

 

 

RESOLUTION NO. PC 01-25 

 

A RESOLUTION OF THE PLANNING COMMISSION OF 

THE CITY OF ORANGE APPROVING CONDITIONAL USE 

PERMIT NO. 3232, ALLOWING THE SALE OF BEER AND 

WINE FOR ON-SITE CONSUMPTION IN CONJUNCTION 

WITH A STATE OF CALIFORNIA DEPARTMENT OF 

ALCOHOLIC BEVERAGE CONTROL TYPE 41 LICENSE 

(ON-SALE BEER AND WINE – EATING PLACE) AT A 

RESTAURANT LOCATED AT 765 THE CITY DRIVE 

SOUTH #130 

 

APPLICANT: HIRONORI ORANGE, LLC 

 

WHEREAS, the Planning Commission has authority pursuant to Orange Municipal Code 

(OMC) Table 17.08.020 and Sections 17.10.030.C and 17.30.030 to take action on Conditional 

Use Permit No. 3232, allowing the sale of beer and wine for on-site consumption in conjunction 

with a State of California Department of Alcoholic Beverage Control (ABC) Type 41 License (On-

Sale Beer and Wine - Eating Place) at an existing restaurant located at 765 The City Drive South 

#130 (Project); and 

 

 WHEREAS, the application for Conditional Use Permit No. 3232 was filed by the 

applicant in accordance with the provisions of the OMC; and 

 

WHEREAS, Conditional Use Permit No. 3232 is Categorically Exempt from the 

provisions of the California Environmental Quality Act (CEQA) per State CEQA Guidelines 

Section 15301 (Class 1 – Existing Facilities), as the project consists of licensing the sale of 

alcoholic beverages at an existing restaurant that results in negligible or no expansion of use 

beyond that existing at the time of the City’s determination; and 

 

WHEREAS, the Planning Commission conducted one duly advertised public hearing on 

February 20, 2025, at which time interested persons had an opportunity to testify either in support 

of, or opposition to, the proposed Conditional Use Permit No. 3232. 

 

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of 

Orange hereby approves Conditional Use Permit No. 3232 allowing the sale of beer and wine for 

on-site consumption in conjunction with a ABC Type 41 License (On-Sale Beer and Wine - Eating 

Place) at an existing restaurant, located at 765 The City Drive South #130, based on the following 

findings: 

 

SECTION 1 – FINDINGS 

 

General Plan Finding: 
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1. The project must be consistent with the goals and policies stated within the City’ General 

Plan. 

 

The Project is consistent with the goals and policies stated in the City’s General Plan 

Land Use and Economic Development Elements in that alcohol service for on-site 

consumption in a restaurant promotes commercial enterprise, supports a revenue-

generating business, and encourages a successful mixed-use district. Permitting the 

restaurant to serve alcohol in conjunction with meals allows the establishment to be 

competitive with other restaurants in the area that are already permitted to sell alcoholic 

beverages. Authorizing alcohol service for the restaurant may help to retain the 

restaurant, thereby maintaining economic activity and demonstrating economic vitality 

in the area. The Orange Police Department’s (OPD) review of the application and 

recommended conditions of approval support the General Plan Public Safety Element 

Goals that require the City to maintain an adequately manned and equipped police force, 

maintain crime prevention programs designed to protect residents and property from 

crime, and involve the Police Department in the development review process. 

 

Conditional Use Permit Findings: 

 

1. A Conditional Use Permit shall be granted upon sound principles of land use and in response 

to services required by the community. 

 

The granting of this Conditional Use Permit is based upon sound principles of land use and in 

response to services required by the community. Consideration has been given as to whether 

the proposed use will detrimentally affect adjacent land uses. The proposed use provides an 

opportunity to those customers desiring to purchase alcohol with food at a restaurant. It will 

occur on a site that has been zoned for a mix of uses, and the subject property is nearby The 

Outlets at Orange, a commercial destination that serves City residents as well as visitors. The 

sale of alcohol is accessory to the restaurant and will occur only when a complete restaurant 

menu is available. This is a service typically expected by the public in association with a 

restaurant. 

 

Strong consideration was given to the manner in which the business will operate under the 

provisions of this Conditional Use Permit. As conditioned, its operation should not create a 

nuisance to the community or a burden on police services. Consideration was given to sensitive 

land uses and the over-concentration of on-sale licenses and crime rate in the Reporting 

District. Conditions of approval have been placed on the proposed use to compensate for 

potential detrimental effects that could be caused by alcohol consumption. As conditioned, 

alcohol service should not contribute to the crime rate in the Reporting District. 

 

2. A Conditional Use Permit shall not be granted if it will cause deterioration of bordering land 

uses or create special problems for the area in which it is located. 

 

The request to serve alcohol with food at the proposed restaurant is not anticipated to have 

adverse impacts on surrounding land uses or create a special problem, because the site is 

located within the Urban Mixed Use (UMU) zoning district, which is intended to function as 

a commercial and mixed-use center. While there are sensitive land uses within 600 feet of the 
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site, these properties do not have direct access to the subject property and the sale of alcohol 

would be accessory to the primary function of the restaurant. Specific project features 

combined with conditions of approval mitigate or eliminate potential detrimental effects that 

could be caused by alcohol service. 

 

3. A Conditional Use Permit must be considered in relationship to its effect on the community 

or neighborhood plan for the area in which it is located. 

 

The location is within the UMU zoning district, a mixed-use zone where commercial and 

dining establishments are expected to be concentrated. The proposed accessory alcohol 

service at a restaurant will support the success of the restaurant and the continuation of a 

vibrant mixed-use district. The use is not anticipated to have an adverse impact on 

neighboring land uses and the community, because granting an additional on-sale license 

with appropriate conditions of approval would not affect sensitive land uses in the 

immediate area. In addition, the operation of alcohol sales is subject to the regulations 

contained in the conditions of approval, which are crafted to mitigate potential negative 

effects that could occur as a result of the approval of this Conditional Use Permit. 

 

4. A Conditional Use Permit, if granted, shall be made subject to those conditions necessary to 

preserve the general welfare, not the individual welfare of any particular applicant. 

 

The conditions of approval for the Conditional Use Permit are put forth with the purpose of 

preserving the general welfare of the community. The OPD conditions include a review of the 

restaurant operation one year after the beginning of the sale of alcoholic beverages. Other 

conditions of approval have been placed on the project to reduce crime-inducing activities by 

requiring food service with alcohol service at all times, prohibiting alcoholic beverage 

promotions, restraining certain methods of dispensing alcoholic beverages, addressing graffiti 

and litter removal, and requiring employee training. If the restaurant is not operating as 

required, the Planning Commission has the authority to revoke the Conditional Use Permit. 

 

SECTION 2 – ENVIRONMENTAL REVIEW 

The proposed Project is categorically exempt from the provisions of the California Environmental 

Quality Act (CEQA) per State CEQA Guidelines Section 15301 (Class 1 – Existing Facilities) 

because the project consists of licensing the sale of beer and wine for on-site consumption at an 

existing restaurant in an existing building that results in negligible or no expansion of use beyond 

that existing at the time of the City’s determination. 

SECTION 3 – APPROVAL AND CONDITIONS OF APPROVAL 

The Planning Commission hereby approves Conditional Use Permit No. 3232, with the following 

conditions: 

 

General Conditions: 

 

1. Any future change in the nature and operation of the use approved by Conditional Use 

Permit (CUP) No. 3232 shall require an application for a new or amended CUP.  
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2. The applicant agrees, as a condition of City’s approval of CUP No. 3232, to indemnify, 

defend, and hold harmless, at applicant’s expense, the City, its officers, agents, and 

employees (City) from and against any claim, action, or proceeding brought against the 

City, including, but not limited to, any claim, action or proceeding commenced within the 

time period provided in Government Code Section 66499.37 to attack, review, set aside, 

void or annul the City’s approval, to challenge the determination made by the City under 

the California Environmental Quality Act (CEQA) or to challenge the reasonableness, 

legality or validity of any condition attached hereto. City shall promptly notify applicant 

of any such claim, action or proceeding to which the City receives notice and to cooperate 

fully with the applicant in the defense thereof. Applicant shall reimburse the City for any 

and all costs and expenses, including, but not limited to, court costs and attorney’s fees that 

the City may be required to pay, including any expenses ordered by a court or expenses 

incurred through the Office of the City Attorney in connection with said claim, action or 

proceeding. City may, in its sole discretion, participate in the defense of any claim, action 

or proceeding but such participation shall not relieve applicant of the obligations of this 

condition.  In the event the applicant is required to defend City in connection with such 

claim, action or proceeding, City shall have the right to approve counsel to so defend the 

City, approve all significant decisions concerning the manner in which the defense is 

conducted and approve any all settlements, which approval(s) shall not be unreasonably 

withheld. The obligations set forth herein remain in full force and effect throughout all 

stages of litigation including any and all appeals of any lower court judgment rendered in 

the proceeding.  Further, applicant agrees to indemnify, defend and hold harmless the City 

for all costs and expenses incurred in enforcing this provision. 

3. The applicant shall comply with all federal, state, and local municipal laws, including local 

City ordinances and regulations. Any violations of these laws in conjunction with this use 

may be a cause for revocation of this permit. 

 

4. Prior to the operation of the business, the applicant shall file for, or if applicable, amend a 

business license with the Business License Division. Failure to obtain the required business 

license may be cause for revocation of this approval. 

 

Operational Conditions: 

 

5. In conjunction with the ongoing operation of the business, the licensed premises shall 

comply with all requirements placed upon it by the State Alcoholic Beverage Control 

(ABC) Board. 

 

6. This CUP shall be reviewed one year from the date of approval and may be reviewed each 

year thereafter. The review shall be conducted jointly by the Community Development 

Director and Police Chief or designees. The purpose of this review shall be to identify 

uniquely adverse issues such as curfew, loitering, vandalism, criminal activity, noise, or 

nuisance resulting from approval of the CUP. If such issues are identified, the CUP shall 

be presented to the Planning Commission for its consideration of conditions, modifications, 

or revocation. 
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7. The activity level of the business shall be monitored by the Police Department to establish 

the level of police services used for the business. Should the level of police services 

demonstrate that the applicant has not controlled excessive, or unnecessary activity 

resulting in high use of police services, then this Conditional Use Permit shall be reviewed 

for consideration of further conditions, modifications, or revocation. 

 

8. The quarterly gross sales of alcoholic beverages shall not exceed the gross sales of 

merchant items that include food within the restaurant during the same period. The licensee 

shall at all times maintain records which reflect separately the gross sales of food and the 

gross sales of alcoholic beverages of the licensed business. Said records shall be kept no 

less frequently than on a quarterly basis and shall be made available upon request. 

 

9. The use of the business is considered a restaurant. No changes to the floor plan will occur 

unless a revised floor plan is approved by the Community Development Department. None 

of the floor area will be designated for dancing or live entertainment unless a subsequent 

CUP is approved by the Planning Commission. 

 

10. The subject ABC license shall not be exchanged for a public premise Type 48 (On-Sale 

General – Public Premises) license nor operated as a public premise. 

 

11. The sale of beer and/or wine for consumption off the premises shall be prohibited. 

 

12. No alcoholic beverages shall be consumed on any property adjacent to the licensed 

premises under the control of the license.  

 

13. All alcohol shall be consumed on the subject site, within the defined dining areas. Signs 

shall be posted on all exits of the premises, which prohibit alcoholic beverages from leaving 

the confines of the premises. 

 

14. The premises shall be maintained as a bona fide restaurant and shall provide a menu 

containing an assortment of foods normally offered in such restaurants. 

 

15. The operating hours shall be limited to Sunday through Thursday, from 7:00 a.m. to 10:00 

p.m. and Friday and Saturday from 7:00 a.m. to 12:00 a.m. (midnight). These hours do not 

restrict employees from being on the premises before opening for preparations and 

deliveries or after close for clean-up. Clean-up may not be conducted by patrons. 

 

16. At no time shall there be a fee for entrance/admittance into the premises. 

 

17. Employees and/or contract security personnel shall not consume any alcoholic beverages 

prior to or during their work shift. Any and all security officers provided shall comply with 

all state and local ordinances regulating their services, including, without limitation, 

Chapter 11.5 of Division 3 of the California Business and Profession Code. 
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Alcohol and Food Service Conditions: 

 

18. At all times when the premises is open for business, the sale and service of alcoholic 

beverages shall be made only in conjunction with the sale of food. 

 

19. Food service, with an available menu, shall be made available until closing time on each 

day of operation. 

 

20. Alcoholic beverages shall be served by a waiter/waitress only, and only to seated patrons 

at permitted counters/tables. 

 

21. Alcoholic beverages shall be sold and served in containers, which are distinguishable from 

other non-alcoholic beverages sold at the premise or other establishment sharing the patio. 

 

22. There shall be no bar or lounge area upon the licensed premises maintained for the purposes 

of the sale, service, or consumption of alcoholic beverages directly to patrons for 

consumption. 

 

23. There shall be no generic drink specials, such as “half off drinks, two for one drinks, buy 

one get one free, etc.” No alcoholic beverages will be discounted more than 30% off its 

regular price. 

 

24. There shall be no time when alcoholic beverages are sold at a ratio of two for one; no 

“stacking” of beverages, which means the serving of two alcoholic beverages at one time 

to the same customer; and no sales to an “empty chair,” which means that each customer 

must be physically present at the time of the order of any alcoholic beverage. 

 

25. There shall be no promotions encouraging intoxication or drinking contests. 

 

26. There shall be no requirement to purchase a minimum number of drinks. 

 

27. No alcoholic beverages shall be sold from any temporary locations on the premises such 

as ice tubs, barrels, or any other such containers. 

 

28. The petitioner shall not employ or permit any persons to solicit or encourage others, 

directly or indirectly, to buy them drinks in the licensed premises under any commission 

percentage salary or other profit. 

 

Special Events: 

 

29. No portion of the premises shall be deemed to be “private” for the purposes of dispensing 

alcoholic beverages to selected patrons, where the permittee recognizes any form of 

membership cards, keys, or passes which would entitle the holder entry or preferential 

admittance or exclusive use of any portion of the mentioned premises. 

 

30. The use of a promoter (such as a night-club operator) or sub-leasing the premises to be 

used in conjunction with dancing and/or live entertainment is prohibited. 
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31. There shall be no live entertainment (including karaoke), disc jockey, or dancing permitted 

on the premises at any time. Amplified music of any kind, including over a built-in system 

designated for background music, shall be permitted so long as the music is not audible 

outside when the doors are open or beyond the premises in such a manner as to disturb the 

peace, quiet, and comfort of neighboring occupants, or any reasonable person residing or 

working in the area 

 

32. There shall be no special promotional events held on the property, unless a written request 

for such is received and approved by the Community Development Director and the Police 

Department’s Vice Unit at least one week in advance of the event. 

 

Coin Operated Machines: 

 

33. There shall be no pool tables or coin-operated games or machines maintained on the 

premises at any time. 

 

Security and Exterior: 

 

34. The parking lot of the premises shall be equipped with lighting of sufficient power to 

illuminate and make easily discernable the appearance and conduct of all persons on or 

about the parking lot. 

 

35. Lighting in the parking area of the premises shall be directed, positioned, and shielded in 

such a manner so as not to unreasonably illuminate the window area of nearby residences. 

 

36. The permittee shall install and maintain a closed-circuit television system capable of 

readily identifying facial features, and stature of all patrons entering the establishment 

during hours of operation and monitoring the rear of the premises. The camera system shall 

keep a minimum 30-day library of events, which shall be available for downloading and 

inspection by Orange Police Department. 

 

37. Any music or amplified sound on the premises including an outdoor patio area shall not be 

audible beyond the premises, in such a manner as to disturb the peace, quiet, and comfort 

of neighboring occupants, or any reasonable person residing or working in the area. 

 

38. The permittee shall be responsible for maintaining free of litter the area adjacent to the 

premises over which they have control. 

 

39. There shall be no exterior advertising for alcoholic beverages of any kind or type. This 

includes advertising directly to the exterior from within, promoting or indicating the 

availability of alcoholic beverages. Interior displays of alcoholic beverages that are clearly 

visible to the exterior shall constitute a violation of this condition. 

 

40. Exterior doors and windows, as well as the interior of the business, shall be protected by 

an approved alarm system, which shall detect an attempted entry or presence of people 

within the business during closing hours. 
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41. The premises shall be provided with an interior night light to illuminate the interior and an 

unobstructed view shall be maintained through storefront windows to provide police patrol 

officers the ability to observe unlawful activity within the business. 

 

42. The permittee shall maintain on the premises a written security policy and procedures 

manual addressing at a minimum the following items: handling obviously intoxicated 

persons; establishing a reasonable ratio of employees to patrons, based upon activity level, 

in order to monitor alcoholic beverage sales and patron behavior; handing patrons involved 

in fighting or arguing; handling loitering about the building and in the immediate adjacent 

area that is owned, leased, rented, or used under agreement by the permittee(s); verifying 

age/checking identification of patrons; warning patrons of reaching their drinking 

limit/potential intoxication and refusing to serve; calling the police regarding observed or 

reported criminal activity. 

 

Training: 

 

43. All employees of the permittee who sell or serve alcoholic beverage products shall be 

required to complete a training program in alcoholic beverage compliance, crime 

prevention techniques, and the handling of violence. For new employees, such training 

program must be completed within 30 days of the date of hire. The permittee shall maintain 

an active list of the employees who have completed the training. The list shall be furnished, 

upon request, to any sworn police office or member of the Community Development 

Department. The employees must provide the Orange Police Department a copy of the 

completed Alcohol Management Program certificate. 

 

Miscellaneous: 

 

44. Graffiti shall be removed from the exterior walls, doors, windows, and any additional part 

of the property (including signage, etc.) within 72 hours of the time the City of Orange 

Notice of Violation is received by the business operator. 

 
 

ADOPTED this 20th day of February 2025.  

 

 

 

 

      

David Vazquez 

Planning Commission Chair 

 

 

I hereby certify that the foregoing Resolution was adopted by the Planning Commission of 

the City of Orange at a regular meeting thereof held on the 20th day of February 2025, by the 

following vote: 
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AYES:   

NOES: 

RECUSED:  

ABSENT:  

 

 

 

 

       

Anna Pehoushek, FAICP 

Assistant Community Development Director   
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HiroNori Craft Ramen
17109 Edwards Road
Cerritos, CA 90703
E: hr@hironori.com
T: 310-993-5216

Detailed Description of Business

HiroNori Craft Ramen is a full-service Japanese Ramen restaurant. This location offers Pork, 
Shoyu and Vegan ramen (Japanese noodle soup) and pork (chashu) rice bowls, chicken rice 
bowls, salmon rice bowls, and spicy tuna rice bowls. They also have various appetizers such as 
crispy fried chicken, pork buns and salads. With various non-alcoholic drink items, such as Yuzu 
lemonade, matcha red bean drink and sodas. 

They are proposing to have beer and wine service (Type 41) available for their in-dining 
customers. Most of their other locations already have beer and wine services and is something 
that many customers like to enjoy with their meal. 

The City of Orange location is located at 765 The City Dr S Ste 130, Orange, CA 92868, and 
their business hours are Monday - Sunday 11:00am - 3:00pm & 5:00pm - 10:00pm. The total 
number of seats is 24. 

The restaurant currently has a staff of 30 employees with 5 employees working per shift. 
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