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Planning Commission

October 21, 2024

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 15 

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 Rick Martinez

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 October 7, 2024.

Approve minutes as presented.

Recommended Action:

Staff Report

October 7, 2024 Regular Meeting minutes

Attachments:

4. PUBLIC HEARINGS

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

on-site consumption at a restaurant located at 123 N. Olive Street and finding of 

CEQA Exemption (Conditional Use Permit No. 3228).

1. Adopt Planning Commission Resolution No. PC 28-24. A Resolution of the Planning 

Commission of the City of Orange approving Conditional Use Permit No. 3228, 

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 123 N. Olive 

Street.

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:
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Staff Report

Attachment 1 - Planning Commission Resolution No. PC 28-24

Attachment 2 - Vicinity Map

Attachment 3 - Applicant's Business Narrative Letter

Attachment 4 - Floor Plan

Attachment 5 - Restaurant Menu

Attachment 6 - Site Photos

Attachment 7 - Orange Police Department Memorandum

Attachment 8 - Planning Commission Evaluation Map

Attachments:

4.2. Public Hearing to consider an ordinance to establish Objective Design Standards 

for certain qualifying housing projects and finding of CEQA exemption.

1. Adopt Planning Commission Resolution No. PC 29-24.  A Resolution of the 

Planning Commission of the City of Orange recommending that the City Council of 

the City of Orange adopt Objective Design Standards for qualified housing projects.

2. Find the ordinance categorically exempt from CEQA based on a Class 15378 

exemption.

Recommended Action:

Staff Report

Attachment 1 - Planning Commission Resolution No. PC 29-24 with 

attached  Draft Ordinance and Objective Design Standards

Attachment 2 - Design Review Committee Staff Report, March 20, 

2024

Attachment 3 - Design Review Committee Meeting Minutes, March 

20, 2024

Attachment 4 - Summary of Revisions in Response to Design Review 

Committee Feedback

Attachments:

4.3. Public hearing to consider a request to construct a new single-family residence 

with a detached one-car garage, located at 323 E. River Avenue and finding of 

CEQA exemption (Variance No. 2262 and Design Review No. 5136).

1) Adopt Planning Commission Resolution No. PC 31-24. A Resolution of the Planning 

Commission of the City of Orange approving Variance No. 2262 and Design Review 

No. 5136 for a new single-family residence with a detached one-car garage in the 

Old Towne Orange Historic District located at 323 E. River Avenue.

2) Find the proposal exempt from the California Environmental Quality Act (CEQA) per 

State CEQA Guidelines Section 15303.

Recommended Action:
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Staff Report

Attachment 1 - Planning Commission Resolution No,. PC 31-24

Attachment 2 - Design Review Committee Staff Report

Attachment 3 -Vicinity Map

Attachment 4 - Project Plans

Attachment 5 - Letter of Justification

Attachment 6 - Garage Comparison of Surrounding Properties

Attachments:

5. ADJOURNMENT

The next Regular Planning Commission Meeting will be held on Monday, November 4, 

2024 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 

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: October 17, 2024
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Agenda Item

Planning Commission

Item #: 3.1. 10/21/2024 File #: 24-0622

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
October 7, 2024.

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
 October 7, 2024 Regular Meeting minutes
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City of Orange

Planning Commission

October 07, 2024

MINUTES - DRAFT

The Planning Commission of the City of Orange, California convened on October 7, 2024, 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 5:31 p.m.

1.1 PLEDGE OF ALLEGIANCE

Commissioner Vejar led the flag salute.

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.

This  was Approved.

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

Meeting held on August 19, 2024 and September 16, 2024.

ACTION: Approved minutes as presented.

Approval of the Consent Calendar

A motion was made by Vice Chair Martinez, seconded by Commissioner Tucker, to 

approve the Consent Calendar. The motion carried by the following vote:

Martinez, Vejar, Maldonado, Tucker, McCormack, Leslie, and VazquezAyes:
NoneNoes:
NoneAbsent:
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4. PUBLIC HEARINGS

4.1. Public Hearing to consider a request to construct a new three-story office 

building for M S International, Inc. (MSI) at 2011 and 2015 N. Batavia Street and 

845 W. Grove Avenue, and finding of CEQA exemption (Conditional Use Permit 

No. 3220, Major Site Plan Review No. 1165, and Design Review No. 5139).

Chair Vazquez opened the public hearing at 5:36 p.m.

Public Speakers:

The following spoke on behalf of the project:

Lindsey Engels, Architect

Chair Vazquez closed the public hearing at 5:42 p.m.

A motion was made by Commissioner Vejar, seconded by Commissioner Martinez to:

1. Adopt Planning Commission Resolution No. PC 27-24. A Resolution of the Planning 

Commission of the City of Orange approving Conditional Use Permit No. 3220, Major 

Site Plan Review No. 1165, and Design Review No. 5139, for a request to construct a 

new three-story office building with modified loading area dimensions and other 

associated site improvements at 2011 and 2015 N. Batavia Street and 845 W. Grove 

Avenue in the Industrial Manufacturing (M-2) zoning district.

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

(CEQA) per State CEQA Guidelines Section 15332 (Class 32 - In-Fill Development 

Projects)

The motion carried by the following vote:

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

4.2. Public Hearing to consider a request for a two-story, 12,190 sq ft addition to the 

existing dealership building, associated site improvements, and deviation of 

loading zone standards at 1400 N. Tustin Street, and finding of CEQA exemption 

(Conditional Use Permit No. 3206, Major Site Plan Review No. 1148, and Design 

Review No. 5126).

Chair Vazquez opened the public hearing at 5:51 p.m.

Public Speakers:

The following spoke on behalf of the project:

Casey Griffin, Wilson Automotive Group

Franz Nalezny, Architect

Chair Vazquez closed the public hearing at 5:53 p.m.

A motion was made by Commissioner Maldanado, seconded by Commissioner 

McCormack to:
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1. Adopt Planning Commission Resolution No. PC 26-24. A Resolution of the Planning 

Commission approving Conditional Use Permit No. 3206, Major Site Plan Review No. 

1148, and Design Review No. 5126 for a two-story, 12,190 sq ft addition, associated 

site improvements, and deviation of loading zone standards, for an existing automotive 

dealership located at 1400 N. Tustin Street.

2. Find the proposal exempt from the California Environmental Quality Act (CEQA) per 

State CEQA Guidelines Section 15332.

The motion carried by the following vote:

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

5. ADJOURNMENT

There being no further business, the meeting was adjourned at 5:54 p.m.

The next Regular Planning Commission meeting will be held on Monday, October 21, 

2024 at 5:30 p.m., in the Council Chamber, 300 E. Chapman Avenue, Orange, 

California 92866.

______________________________________

Anna Pehoushek

Assistant Community Development Director
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Agenda Item

Planning Commission

Item #: 4.1. 10/21/2024 File #: 24-0490

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 123 N. Olive Street and finding of CEQA Exemption (Conditional Use Permit
No. 3228).

2. SUMMARY
The applicant proposes 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 a new restaurant located
at 123 N. Olive Street.

3. RECOMMENDED ACTION
1. Adopt Planning Commission Resolution No. PC 28-24. A Resolution of the Planning

Commission of the City of Orange approving Conditional Use Permit No. 3228, 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 123 N. Olive Street.

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 sale of beer and wine for on-site consumption at a restaurant.

5. PROJECT BACKGROUND

Applicant: NOVA Partners LLC (Ian Sanchez)

Property Owner NOVA Partners LLC (Ian Sanchez)

Property Location 123 N. Olive 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 3,945 sq ft

Circulation Primary access to the property is from N. Olive Street

Existing Conditions The site is located on the east side of N. Olive Street, between W.
Chapman Avenue to the south, and W. Maple Avenue to the north.
It is developed with a single-story multi-tenant historic commercial
building.

Surrounding Land Uses
and Zoning

North: Existing surface parking lot for Citrus City Grille (OTMU-15) South:
 Existing driveway for Masonic Temple Association of Orange
(OTMU-15) East: Existing commercial building (1886 Brewing
Company) (OTMU-15) West: Existing multi-unit residential
development (OTMU-24 (SP))

Previous
Applications/Entitlemen
ts

None
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and Zoning
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6. PROJECT DESCRIPTION
The applicant proposes to sell beer and wine at a new restaurant, Pizzeria Irene, 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 23 seats within the interior dining area. The hours
of operation are Tuesday through Saturday from 11:00 a.m. to 3:00 p.m. for lunch, and from 5:00
p.m. to 9:00 p.m. for dinner (closed Sunday and Monday).

The restaurant occupies the storefront of a contributing structure in the Old Towne Historic District.
The rear portion of the building is occupied by a separate office use. No changes are proposed to the
lot size or building square footage as part of this request. The applicant’s letter of explanation is
included in Attachment 3.

Staff acknowledges the applicant’s specifically defined hours of operation; however, staff
recommendation is to allow for expanded hours of operation in Condition #16 of the Resolution to
allow for greater flexibility if the operator chooses to expand their hours of operation in the future
(7:00 a.m. to 10:00 p.m., daily). Similarly, any subsequent business tenant operating 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. ANALYSIS AND STATEMENT OF THE ISSUES
Alcoholic beverage sales are a customary accessory use for many casual and formal dining
establishments. Four issue items were identified for this project, and analysis is provided below.

Issue 1 - Existing Licenses within 600 feet of the Site:

For information purposes, staff identified the following facilities selling alcoholic beverages that are
located within a 600-foot proximity to the restaurant’s entrance (See Attachment 7 - Planning
Commission Evaluation Map).
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Existing Licenses

Establishment Name License Type Address

Ruby’s Diner Orange
Depot

47 (On-Sale General - Eating
Place)

186 N. Atchison Street

Byblos Café 41 (On-Sale Beer and Wine -
Eating Place)

129 W. Chapman Avenue

Paul’s Cocktails 48 (On-Sale General - Public
Premises)

207 W. Chapman Avenue

Elks Lodge Orange 1475 51 (Club) 211 E. Chapman Avenue

District Lounge 48 (On-Sale General - Public
Premises)

223 W. Chapman Avenue

Renata’s Café Italiano 41 (On-Sale Beer and Wine -
Eating Place)

227 E. Chapman Avenue,
Suite F

Woody’s Diner 47 (On-Sale General - Eating
Place) and 58 (Caterer’s
Permit)

513 E. Chapman Avenue

Royal Liquor 21 (Off-Sale General) 835 W. Chapman Avenue

Chapman Crafted Beer 77 (Event Permit) 123-129 N. Cypress Street

Pandor Bakery and Cafe 41 (On-Sale Beer and Wine -
Eating Place)

106 N. Glassell Street

Brewery 1886 75 (Brewpub - Restaurant) 114 N. Glassell Street

Citrus City Grille 47 (On-Sale General - Eating
Place) and 58

122 N. Glassell Street

Smoqued BBQ 41 (On-Sale Beer and Wine -
Eating Place)

128 N. Glassell Street

Provisions Deli and Bottle
Shop

41 (On-Sale Beer and Wine -
Eating Place)

143 N. Glassell Street

Jaxons Chix Tenders 41 (On-Sale Beer and Wine -
Eating Place)

149 N. Glassell Street

Ohara’s Pub 48 (On-Sale General - Public
Premises)

150 N. Glassell Street

Thai Towne Eatery 41 (On-Sale Beer and Wine -
Eating Place)

152 N. Glassell Street, Suite
B

Ramisons Inc 41 (On-Sale Beer and Wine -
Eating Place)

153-155 N. Glassell Street

Jalapenos Orange Circle 41 (On-Sale Beer and Wine -
Eating Place)

154 N. Glassell Street

Zito’s Pizza 41 (On-Sale Beer and Wine -
Eating Place)

156 N. Glassell Street

Hanana Ramen 41 (On-Sale Beer and Wine -
Eating Place)

161 N. Glassell Street

The Filling Station, Inc 41 (On-Sale Beer and Wine -
Eating Place)

201 N. Glassell Street

Rutabegorz 41 (On-Sale Beer and Wine -
Eating Place)

264 N. Glassell Street

University Food Mart 20 (Off-Sale Beer and Wine) 480 N. Glassell Street

Hooves Liquor 21 (Off-Sale General) 493 N. Glassell Street

Bluestone Lane 41 (On-Sale Beer and Wine -
Eating Place)

114 N. Olive Street

Chipotle Mexican Grill 41 (On-Sale Beer and Wine -
Eating Place)

112 E. Maple Avenue

The Richland 47 (On-Sale General - Eating
Place) and 68

137 E. Maple Avenue

Palm Market and Deli 20 (Off-Sale Beer and Wine) 608 E. Palme Avenue, Unit A
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Citrus City Grille 47 (On-Sale General - Eating
Place) and 58

122 N. Glassell Street

Smoqued BBQ 41 (On-Sale Beer and Wine -
Eating Place)

128 N. Glassell Street

Provisions Deli and Bottle
Shop

41 (On-Sale Beer and Wine -
Eating Place)

143 N. Glassell Street

Jaxons Chix Tenders 41 (On-Sale Beer and Wine -
Eating Place)

149 N. Glassell Street

Ohara’s Pub 48 (On-Sale General - Public
Premises)

150 N. Glassell Street

Thai Towne Eatery 41 (On-Sale Beer and Wine -
Eating Place)

152 N. Glassell Street, Suite
B

Ramisons Inc 41 (On-Sale Beer and Wine -
Eating Place)

153-155 N. Glassell Street

Jalapenos Orange Circle 41 (On-Sale Beer and Wine -
Eating Place)

154 N. Glassell Street

Zito’s Pizza 41 (On-Sale Beer and Wine -
Eating Place)

156 N. Glassell Street

Hanana Ramen 41 (On-Sale Beer and Wine -
Eating Place)

161 N. Glassell Street

The Filling Station, Inc 41 (On-Sale Beer and Wine -
Eating Place)

201 N. Glassell Street

Rutabegorz 41 (On-Sale Beer and Wine -
Eating Place)

264 N. Glassell Street

University Food Mart 20 (Off-Sale Beer and Wine) 480 N. Glassell Street

Hooves Liquor 21 (Off-Sale General) 493 N. Glassell Street

Bluestone Lane 41 (On-Sale Beer and Wine -
Eating Place)

114 N. Olive Street

Chipotle Mexican Grill 41 (On-Sale Beer and Wine -
Eating Place)

112 E. Maple Avenue

The Richland 47 (On-Sale General - Eating
Place) and 68

137 E. Maple Avenue

Palm Market and Deli 20 (Off-Sale Beer and Wine) 608 E. Palme Avenue, Unit A

Issue 2 - Sensitive Receptors:

The OMC requires a CUP for the sale of alcoholic beverages to ensure there will be no adverse
impact on surrounding land uses and to prevent the availability of alcoholic beverages to minors.
When reviewing alcohol permits, OMC Chapter 17.30 details specific land uses that are sensitive to
alcohol activities but does not establish any required distances for these uses. The ABC investigation
requires applicants to identify the sensitive land uses within 600 feet of the site. The following
sensitive receptors are within the vicinity of the subject property:

Sensitive Receptors

Establishment Name Address Distance to Project Site

Two-Story Attached
Townhomes

138 N. Olive Street, Units A-F;
152 N. Olive Street, Units A-F

62 feet west of the project site

Multi-Family Apartments 210 W. Maple Avenue 135 feet northwest of the project
site

Son Light Christian
Center

172 N. Glassell Street 318 feet northeast of the project
site

Casa Teresa Home for
Pregnant Women in
Crisis

123 W. Maple Avenue 455 feet north of the project site

Multi-Family Attached
Dwellings

2013, 214, 218, 223 Units A-F,
224 Units A-F

509 feet north of the project site

Single-Family Dwellings 171, 177, and 185 N. Cypress
Street

555 feet northwest of the project
site

While there are sensitive land uses within 600 feet of the site, they do not have direct access to the
property, and the sale of alcohol would be accessory to the sale of food within the restaurant.
Approval of the CUP is unlikely to directly impact these nearby receptors.
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Issue 3 - Census Tract Concentration:

The Orange Police Department’s (OPD) Vice Unit reviewed the proposal and confirmed that the
business is located within Census Tract 759.01 which is considered over-concentrated with both On-
Sale Licenses and Off-Sale Licenses. Census tracts are defined as small geographic areas
established by local committees and approved by the Census Bureau, which contain a population
segment with relatively uniform economic and social characteristics and clearly identifiable
boundaries averaging approximately 1,200 households. ABC establishes an over-concentration of
alcohol licenses based on the average number of licenses versus the population of a given census
tract.

ABC records indicate that five On-Sale licenses are allowed and 19 are existing within the census
tract. Should the Planning Commission approve the CUP request and a new license be issued by
ABC, the allowed On-Sale licenses within the census tract will continue to be over-concentrated.
However, ABC and the City recognize that licenses should be reviewed on a case-by-case basis to
ensure that alcohol sales will not adversely affect surrounding residents, businesses, and institutions,
and to ensure that any such use operates in a manner compatible with existing and future adjacent
uses. This site is located near the Orange Plaza commercial area intended for retail and commercial
uses where an over-concentration of On-Sale and Off-Sale licenses is expected.

Alcohol Licenses

License Type Existing Allowed

On-Sale Licenses 19 5

Off-Sale Licenses 4 2

Issue 4 - Crime Statistics Information:

OPD reports that the property is within Reporting District 32E. Crime statistics show that during 2023,
there were 80 reported crimes and 121 arrests (201 total crimes and arrests). The average number of
reported crimes and arrests per reporting district is 85. High crime is considered 20% above average
reported crime within all reporting districts in the city per Business and Professionals Code Section
23958.4. Reporting district 32E is 136% above the average for reported crimes and arrests. As such,
this district is considered a high crime area.

Crime Statistics

Reporting
District

Reported Crimes
and Arrests

Citywide Average
Crimes and Arrests Per
District

Percent
Difference

32E 201 85 136%

According to OPD statistics, of the 121 arrests made in Reporting District 32E, 29 were alcohol
related as follows:

· 16 Driving Under the Influence of Alcohol (DUI)
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· 10 Disorderly Conduct: Alcohol

· 2 Drinking in Public

· 1 Driving with a Suspended License for DUI

The sale of alcohol at this location is not expected to contribute to crime statistic in the area or create
an undue burden on public safety resources. Including consideration of OPD’s investigative research,
staff supports the request and does not anticipate that the use will create a negative impact on
neighboring land uses, because the restaurant is compatible with the mix of uses within the greater
Plaza area, has defined hours, adequate staffing, and the primary use will remain as a 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.

8. PUBLIC NOTICE
On October 10, 2024, the City sent a Public Hearing Notice to a total of 265 property owners and
occupants within a 400-foot radius of the project site and persons specifically requesting notice. The
project site was posted with the notification on that same date.

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 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 within a mixed-use area, and results in no expansion of use
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 28-24

· Attachment 2 - Vicinity Map

· Attachment 3 - Applicant’s Business Narrative Letter

· Attachment 4 - Floor Plan

· Attachment 5 - Restaurant Menu

· Attachment 6 - Site Photos

· Attachment 7 - Orange Police Department Memorandum

· Attachment 8 - Planning Commission Evaluation Map
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Agenda Item

Planning Commission

Item #: 4.1. 10/21/2024 File #: 24-0490

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 123 N. Olive Street and finding of CEQA Exemption (Conditional Use Permit
No. 3228).

2. SUMMARY
The applicant proposes 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 a new restaurant located
at 123 N. Olive Street.

3. RECOMMENDED ACTION
1. Adopt Planning Commission Resolution No. PC 28-24. A Resolution of the Planning

Commission of the City of Orange approving Conditional Use Permit No. 3228, 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 123 N. Olive Street.

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 sale of beer and wine for on-site consumption at a restaurant.

5. PROJECT BACKGROUND

Applicant: NOVA Partners LLC (Ian Sanchez)

Property Owner NOVA Partners LLC (Ian Sanchez)

Property Location 123 N. Olive 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 3,945 sq ft

Circulation Primary access to the property is from N. Olive Street

Existing Conditions The site is located on the east side of N. Olive Street, between W.
Chapman Avenue to the south, and W. Maple Avenue to the north.
It is developed with a single-story multi-tenant historic commercial
building.

Surrounding Land Uses
and Zoning

North: Existing surface parking lot for Citrus City Grille (OTMU-15) South:
 Existing driveway for Masonic Temple Association of Orange
(OTMU-15) East: Existing commercial building (1886 Brewing
Company) (OTMU-15) West: Existing multi-unit residential
development (OTMU-24 (SP))

Previous
Applications/Entitlemen
ts

None
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Applicant: NOVA Partners LLC (Ian Sanchez)

Property Owner NOVA Partners LLC (Ian Sanchez)

Property Location 123 N. Olive 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 3,945 sq ft

Circulation Primary access to the property is from N. Olive Street

Existing Conditions The site is located on the east side of N. Olive Street, between W.
Chapman Avenue to the south, and W. Maple Avenue to the north.
It is developed with a single-story multi-tenant historic commercial
building.

Surrounding Land Uses
and Zoning

North: Existing surface parking lot for Citrus City Grille (OTMU-15) South:
 Existing driveway for Masonic Temple Association of Orange
(OTMU-15) East: Existing commercial building (1886 Brewing
Company) (OTMU-15) West: Existing multi-unit residential
development (OTMU-24 (SP))

Previous
Applications/Entitlemen
ts

None

6. PROJECT DESCRIPTION
The applicant proposes to sell beer and wine at a new restaurant, Pizzeria Irene, 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 23 seats within the interior dining area. The hours
of operation are Tuesday through Saturday from 11:00 a.m. to 3:00 p.m. for lunch, and from 5:00
p.m. to 9:00 p.m. for dinner (closed Sunday and Monday).

The restaurant occupies the storefront of a contributing structure in the Old Towne Historic District.
The rear portion of the building is occupied by a separate office use. No changes are proposed to the
lot size or building square footage as part of this request. The applicant’s letter of explanation is
included in Attachment 3.

Staff acknowledges the applicant’s specifically defined hours of operation; however, staff
recommendation is to allow for expanded hours of operation in Condition #16 of the Resolution to
allow for greater flexibility if the operator chooses to expand their hours of operation in the future
(7:00 a.m. to 10:00 p.m., daily). Similarly, any subsequent business tenant operating 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. ANALYSIS AND STATEMENT OF THE ISSUES
Alcoholic beverage sales are a customary accessory use for many casual and formal dining
establishments. Four issue items were identified for this project, and analysis is provided below.

Issue 1 - Existing Licenses within 600 feet of the Site:

For information purposes, staff identified the following facilities selling alcoholic beverages that are
located within a 600-foot proximity to the restaurant’s entrance (See Attachment 7 - Planning
Commission Evaluation Map).
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Existing Licenses

Establishment Name License Type Address

Ruby’s Diner Orange
Depot

47 (On-Sale General - Eating
Place)

186 N. Atchison Street

Byblos Café 41 (On-Sale Beer and Wine -
Eating Place)

129 W. Chapman Avenue

Paul’s Cocktails 48 (On-Sale General - Public
Premises)

207 W. Chapman Avenue

Elks Lodge Orange 1475 51 (Club) 211 E. Chapman Avenue

District Lounge 48 (On-Sale General - Public
Premises)

223 W. Chapman Avenue

Renata’s Café Italiano 41 (On-Sale Beer and Wine -
Eating Place)

227 E. Chapman Avenue,
Suite F

Woody’s Diner 47 (On-Sale General - Eating
Place) and 58 (Caterer’s
Permit)

513 E. Chapman Avenue

Royal Liquor 21 (Off-Sale General) 835 W. Chapman Avenue

Chapman Crafted Beer 77 (Event Permit) 123-129 N. Cypress Street

Pandor Bakery and Cafe 41 (On-Sale Beer and Wine -
Eating Place)

106 N. Glassell Street

Brewery 1886 75 (Brewpub - Restaurant) 114 N. Glassell Street

Citrus City Grille 47 (On-Sale General - Eating
Place) and 58

122 N. Glassell Street

Smoqued BBQ 41 (On-Sale Beer and Wine -
Eating Place)

128 N. Glassell Street

Provisions Deli and Bottle
Shop

41 (On-Sale Beer and Wine -
Eating Place)

143 N. Glassell Street

Jaxons Chix Tenders 41 (On-Sale Beer and Wine -
Eating Place)

149 N. Glassell Street

Ohara’s Pub 48 (On-Sale General - Public
Premises)

150 N. Glassell Street

Thai Towne Eatery 41 (On-Sale Beer and Wine -
Eating Place)

152 N. Glassell Street, Suite
B

Ramisons Inc 41 (On-Sale Beer and Wine -
Eating Place)

153-155 N. Glassell Street

Jalapenos Orange Circle 41 (On-Sale Beer and Wine -
Eating Place)

154 N. Glassell Street

Zito’s Pizza 41 (On-Sale Beer and Wine -
Eating Place)

156 N. Glassell Street

Hanana Ramen 41 (On-Sale Beer and Wine -
Eating Place)

161 N. Glassell Street

The Filling Station, Inc 41 (On-Sale Beer and Wine -
Eating Place)

201 N. Glassell Street

Rutabegorz 41 (On-Sale Beer and Wine -
Eating Place)

264 N. Glassell Street

University Food Mart 20 (Off-Sale Beer and Wine) 480 N. Glassell Street

Hooves Liquor 21 (Off-Sale General) 493 N. Glassell Street

Bluestone Lane 41 (On-Sale Beer and Wine -
Eating Place)

114 N. Olive Street

Chipotle Mexican Grill 41 (On-Sale Beer and Wine -
Eating Place)

112 E. Maple Avenue

The Richland 47 (On-Sale General - Eating
Place) and 68

137 E. Maple Avenue

Palm Market and Deli 20 (Off-Sale Beer and Wine) 608 E. Palme Avenue, Unit A
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Establishment Name License Type Address

Ruby’s Diner Orange
Depot

47 (On-Sale General - Eating
Place)

186 N. Atchison Street

Byblos Café 41 (On-Sale Beer and Wine -
Eating Place)

129 W. Chapman Avenue

Paul’s Cocktails 48 (On-Sale General - Public
Premises)

207 W. Chapman Avenue

Elks Lodge Orange 1475 51 (Club) 211 E. Chapman Avenue

District Lounge 48 (On-Sale General - Public
Premises)

223 W. Chapman Avenue

Renata’s Café Italiano 41 (On-Sale Beer and Wine -
Eating Place)

227 E. Chapman Avenue,
Suite F

Woody’s Diner 47 (On-Sale General - Eating
Place) and 58 (Caterer’s
Permit)

513 E. Chapman Avenue

Royal Liquor 21 (Off-Sale General) 835 W. Chapman Avenue

Chapman Crafted Beer 77 (Event Permit) 123-129 N. Cypress Street

Pandor Bakery and Cafe 41 (On-Sale Beer and Wine -
Eating Place)

106 N. Glassell Street

Brewery 1886 75 (Brewpub - Restaurant) 114 N. Glassell Street

Citrus City Grille 47 (On-Sale General - Eating
Place) and 58

122 N. Glassell Street

Smoqued BBQ 41 (On-Sale Beer and Wine -
Eating Place)

128 N. Glassell Street

Provisions Deli and Bottle
Shop

41 (On-Sale Beer and Wine -
Eating Place)

143 N. Glassell Street

Jaxons Chix Tenders 41 (On-Sale Beer and Wine -
Eating Place)

149 N. Glassell Street

Ohara’s Pub 48 (On-Sale General - Public
Premises)

150 N. Glassell Street

Thai Towne Eatery 41 (On-Sale Beer and Wine -
Eating Place)

152 N. Glassell Street, Suite
B

Ramisons Inc 41 (On-Sale Beer and Wine -
Eating Place)

153-155 N. Glassell Street

Jalapenos Orange Circle 41 (On-Sale Beer and Wine -
Eating Place)

154 N. Glassell Street

Zito’s Pizza 41 (On-Sale Beer and Wine -
Eating Place)

156 N. Glassell Street

Hanana Ramen 41 (On-Sale Beer and Wine -
Eating Place)

161 N. Glassell Street

The Filling Station, Inc 41 (On-Sale Beer and Wine -
Eating Place)

201 N. Glassell Street

Rutabegorz 41 (On-Sale Beer and Wine -
Eating Place)

264 N. Glassell Street

University Food Mart 20 (Off-Sale Beer and Wine) 480 N. Glassell Street

Hooves Liquor 21 (Off-Sale General) 493 N. Glassell Street

Bluestone Lane 41 (On-Sale Beer and Wine -
Eating Place)

114 N. Olive Street

Chipotle Mexican Grill 41 (On-Sale Beer and Wine -
Eating Place)

112 E. Maple Avenue

The Richland 47 (On-Sale General - Eating
Place) and 68

137 E. Maple Avenue

Palm Market and Deli 20 (Off-Sale Beer and Wine) 608 E. Palme Avenue, Unit A

Issue 2 - Sensitive Receptors:

The OMC requires a CUP for the sale of alcoholic beverages to ensure there will be no adverse
impact on surrounding land uses and to prevent the availability of alcoholic beverages to minors.
When reviewing alcohol permits, OMC Chapter 17.30 details specific land uses that are sensitive to
alcohol activities but does not establish any required distances for these uses. The ABC investigation
requires applicants to identify the sensitive land uses within 600 feet of the site. The following
sensitive receptors are within the vicinity of the subject property:

Sensitive Receptors

Establishment Name Address Distance to Project Site

Two-Story Attached
Townhomes

138 N. Olive Street, Units A-F;
152 N. Olive Street, Units A-F

62 feet west of the project site

Multi-Family Apartments 210 W. Maple Avenue 135 feet northwest of the project
site

Son Light Christian
Center

172 N. Glassell Street 318 feet northeast of the project
site

Casa Teresa Home for
Pregnant Women in
Crisis

123 W. Maple Avenue 455 feet north of the project site

Multi-Family Attached
Dwellings

2013, 214, 218, 223 Units A-F,
224 Units A-F

509 feet north of the project site

Single-Family Dwellings 171, 177, and 185 N. Cypress
Street

555 feet northwest of the project
site

While there are sensitive land uses within 600 feet of the site, they do not have direct access to the
property, and the sale of alcohol would be accessory to the sale of food within the restaurant.
Approval of the CUP is unlikely to directly impact these nearby receptors.
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Issue 3 - Census Tract Concentration:

The Orange Police Department’s (OPD) Vice Unit reviewed the proposal and confirmed that the
business is located within Census Tract 759.01 which is considered over-concentrated with both On-
Sale Licenses and Off-Sale Licenses. Census tracts are defined as small geographic areas
established by local committees and approved by the Census Bureau, which contain a population
segment with relatively uniform economic and social characteristics and clearly identifiable
boundaries averaging approximately 1,200 households. ABC establishes an over-concentration of
alcohol licenses based on the average number of licenses versus the population of a given census
tract.

ABC records indicate that five On-Sale licenses are allowed and 19 are existing within the census
tract. Should the Planning Commission approve the CUP request and a new license be issued by
ABC, the allowed On-Sale licenses within the census tract will continue to be over-concentrated.
However, ABC and the City recognize that licenses should be reviewed on a case-by-case basis to
ensure that alcohol sales will not adversely affect surrounding residents, businesses, and institutions,
and to ensure that any such use operates in a manner compatible with existing and future adjacent
uses. This site is located near the Orange Plaza commercial area intended for retail and commercial
uses where an over-concentration of On-Sale and Off-Sale licenses is expected.

Alcohol Licenses

License Type Existing Allowed

On-Sale Licenses 19 5

Off-Sale Licenses 4 2

Issue 4 - Crime Statistics Information:

OPD reports that the property is within Reporting District 32E. Crime statistics show that during 2023,
there were 80 reported crimes and 121 arrests (201 total crimes and arrests). The average number of
reported crimes and arrests per reporting district is 85. High crime is considered 20% above average
reported crime within all reporting districts in the city per Business and Professionals Code Section
23958.4. Reporting district 32E is 136% above the average for reported crimes and arrests. As such,
this district is considered a high crime area.

Crime Statistics

Reporting
District

Reported Crimes
and Arrests

Citywide Average
Crimes and Arrests Per
District

Percent
Difference

32E 201 85 136%

According to OPD statistics, of the 121 arrests made in Reporting District 32E, 29 were alcohol
related as follows:

· 16 Driving Under the Influence of Alcohol (DUI)
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· 10 Disorderly Conduct: Alcohol

· 2 Drinking in Public

· 1 Driving with a Suspended License for DUI

The sale of alcohol at this location is not expected to contribute to crime statistic in the area or create
an undue burden on public safety resources. Including consideration of OPD’s investigative research,
staff supports the request and does not anticipate that the use will create a negative impact on
neighboring land uses, because the restaurant is compatible with the mix of uses within the greater
Plaza area, has defined hours, adequate staffing, and the primary use will remain as a 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.

8. PUBLIC NOTICE
On October 10, 2024, the City sent a Public Hearing Notice to a total of 265 property owners and
occupants within a 400-foot radius of the project site and persons specifically requesting notice. The
project site was posted with the notification on that same date.

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 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 within a mixed-use area, and results in no expansion of use
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 28-24

· Attachment 2 - Vicinity Map

· Attachment 3 - Applicant’s Business Narrative Letter

· Attachment 4 - Floor Plan

· Attachment 5 - Restaurant Menu

· Attachment 6 - Site Photos

· Attachment 7 - Orange Police Department Memorandum

· Attachment 8 - Planning Commission Evaluation Map
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CONDITIONAL USE PERMIT NO. 3228 

 

 

RESOLUTION NO. PC 28-24 

 

A RESOLUTION OF THE PLANNING COMMISSION OF 

THE CITY OF ORANGE APPROVING CONDITIONAL USE 

PERMIT NO. 3228, 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 123 N. OLIVE STREET 

 

APPLICANT: NOVA PARTNERS (IAN SANCHEZ) 

 

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. 3228, allowing beer and wine sales 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 123 N. Olive Street, upon 

property described in Exhibit A attached and incorporated herein by this reference (Project); and 

 

 WHEREAS, the application for Conditional Use Permit No. 3228 was filed by the 

applicant in accordance with the provisions of the OMC; and 

 

WHEREAS, the application for Conditional Use Permit No. 3228 was processed in the 

time and manner prescribed by State and local law; and 

 

WHEREAS, Conditional Use Permit No. 3228 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 

October 21, 2024, at which time interested persons had an opportunity to testify either in support 

of, or opposition to, the proposed Conditional Use Permit No. 3228. 

 

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

Orange hereby approves Conditional Use Permit No. 3228 for allowing beer and wine sales 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 123 N. Olive Street, based on the following findings: 

 

23



Resolution No. PC 28-24 

Page 2 of 10 

 

SECTION 1 – FINDINGS 

 

General Plan Finding: 
 

1. The project must be consistent with the goals and policies stated within the City’s 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 existing 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 

an existing 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 license 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 similar 

uses within the Orange Plaza Historic District, a commercial destination that serves City 

residents as well as visitors. The sale of alcohol is accessory to the existing 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 within the Census Tract and the 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. 
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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 existing restaurant is not anticipated to have 

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

located within the Old Towne Mixed Use-15 (OTMU-15) zoning district, which is intended to 

function as a retail and dining mixed-use activity center. While there are sensitive land uses 

within 600 feet of the 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 project conditions compensate for detrimental effects 

that could be caused by alcohol service and an over-concentration of alcohol licenses within 

Census Tract. The conditions of approval require food service with alcohol sales, restrict areas 

of consumption to the defined dining area, limit promotions of alcoholic beverages, prohibit 

certain methods of distributing alcoholic beverages, address graffiti and litter removal, and 

require employee training for those serving alcohol to patrons. Potential undesired side effects 

of overconsumption of alcohol are not anticipated to occur at a restaurant where food service 

is the primary function. 

 

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 of the restaurant is within the Old Towne Historic District which is a commercial 

mixed-use activity center where shopping 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 Orange Plaza Historic 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 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 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 and police records for excessive calls one year after the beginning of the sale of 

alcoholic beverages. If the Police Department finds that the restaurant is not operating as 

required, or if there is a history of criminal or nuisance behavior, the Department will 

recommend that the Planning Commission reconsider this application. Other conditions have 

been placed on the project to reduce crime-inducing activities by requiring food service with 

alcohol sales, restricting areas of consumption to the defined dining area, limiting promotions 

of alcoholic beverages, prohibiting certain methods of distributing alcoholic beverages, 

addressing graffiti and litter removal, and requiring employee training for those serving alcohol 

to patrons. 
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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 within a mixed-use area, results in 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. 3228, 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. 3228 shall require an application for a new or amended CUP.  

2. The applicant agrees, as a condition of City’s approval of CUP 3228, 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. 
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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 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 activity level of the business shall be monitored by the OPD to establish the level of 

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

the permittee has not controlled excessive or unnecessary activity resulting in high use of 

police services, then this CUP shall be reviewed for consideration of additional 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. Interior construction shall remain 

consistent with the plans submitted for review by the Planning Commission. 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. No person in the establishment shall appear in such a manner that the genitals, pubic hair, 

pubic hair region, buttocks, anus, natal cleft, anal region, nipple or areola is exposed to 

public view or is not covered by an opaque covering. 

 

11. The subject ABC license shall not be exchanged for a Type 48 (On-Sale General – Public 

Premises) license nor operated as a public premise. 

 

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

 

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

premises under the control of the permittee. 

 

27



Resolution No. PC 28-24 

Page 6 of 10 

 

14. 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. 

 

15. 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. 

 

16. The business shall operate Monday through Sunday, from 7:00 a.m. to 10:00 p.m. 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. 

 

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

 

18. 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: 

 

19. 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. 

 

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

day of operation. 

 

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

at permitted counters/tables. 

 

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

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

consumption. 

 

23. There shall be no “Happy Hours” when only alcoholic beverages are offered at a reduced 

rate. 

 

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

 

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

 

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

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

 

27. 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. 
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28. The sale of beer and wine for off-site consumption shall be incidental to the operation of 

the restaurant. No more than 15% of the gross floor area shall be dedicated to the sale of 

beer and wine. 

 

29. No wine shall be sold with an alcohol content greater than 15% by volume. 

 

30. No sale of alcoholic beverage shall be made from a drive-up window. 

 

31. No advertising for beer or wine shall be visible from outside the building. 

 

Special Events: 

 

32. 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. 

 

33. 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. 

 

34. 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 

 

35. 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. 

 

Security and Exterior: 

 

36. 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.  

 

37. 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. 

 

38. The use of any amplifying systems, outdoor sound system and paging system, or any other 

such device is prohibited on the licenses premises. 

 

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

premises over which they have control. 
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40. There shall be no exterior advertising 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. 

 

41. 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. 

 

42. Uniformed security will be provided by the permittee on days/nights when special event 

broadcast(s) are being promoted. One security guard per 100 customers shall be present 

during these broadcasts/events. 

 

43. 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. 

 

44. 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: 

 

45. 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: 

 

46. 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 21st day of October 2024.  
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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 21st day of October 2024, by the 

following vote: 

 

AYES:   

NOES: 

RECUSED:  

ABSENT:  

 

 

 

 

       

Anna Pehoushek, FAICP 

Assistant Community Development Director
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Exhibit A 
 

LEGAL DESCRIPTION 

 

THE LAND REFERRED TO HEREIN BELOW IS SITUATION IN THE COUNTY OF 

ORANGE, STATE OF CALIFORNIA, AND IS DESCRIBED AS FOLLOWS: 

 

THE NORTH 40 FEET OF LOT 17 IN BLOCK C OF THE TOWN OF ORANGE, IN THE CITY 

OF ORANGE, COUNTY OF ORANGE, STATE OF CALIFORNIA, AS SHOWN ON A MAP 

RECORDED IN BOOK 2, PAGES 630 AND 631 OF MISCELLANEOUS RECORDS OF LOS 

ANGELES COUNTY, CALIFORNIA. 

 

EXCEPTING THEREFROM THE EAST 16 FEET AND THE NORTH 6 FEET THEREOF. 

 

APN: 039-174-08  
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VICINITY MAP 
Conditional Use Permit No. 3228 

123 N. Olive Street 
(Zoning: OTMU-15) 
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125 N Olive St, Orange CA 92866 
 
 

April 30, 2024 

Re: Land Use Project / Letter of Explanation for Pizzeria Irene 
 
To Whom It May Concern: 

 
We are respectfully requesting the location at 123 N Olive St in Old Towne Orange to be 

used as a new restaurant, a classic Neapolitan style Pizzeria, to include a beer and wine 
license (License Type 41: On-Sale Beer & Wine Eating Place).  

 
We intent to offer a select wine offering with limited beers as well.  We believe Pizzeria Irene 
would add to the already thriving dining scene with a simple yet sophisticated menu. The 

general manager/owner, Rick Guzman, comes from Michelin rated Taco Maria with 
management experience from other major Italian upscale restaurants (General Manager at 

Cucina Enotoca). He has been mentored by renowned chef Carlos Salgado (semifinalist by 
James Beard Foundation for best chef eight years), after Rick and Carlos worked together 

at Taco Maria for several of the years it earned a Michelin Star. Mr. Guzman is also a level 
two sommelier.  
 

1. The proposed business, Pizzeria Irene, would employ between four to five employees. 
The restaurant would operate from 11 AM to 3 PM for lunch and from 5 PM to 9 PM 

for dinner on Tuesdays through Sunday. There will be no company vehicles, and this is 
the first personal restaurant venture for Rick Guzman. 

 

2. The building is an all brick historical building built in 1925, originally built as a factory 
called “Ward’s Cookie Factory.” Pizzeria Irene would be occupying the front of the 

building (about 950 sq ft) while the back is currently used as office space for a 
consultant company (Dry Utility Experts). The building is keeping all historic integrity 

possible, and any updates have been approved by the Historic Department. 
 

3. The Olive building is surrounded by commercial properties in all directions, with the 

Orange Masonic Lodge alley to the right and City Citrus Grille’s parking lot to the left. 
 

 
Yara Guzman 

 

Owner & Associate 

.COM 
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PIZZA 
 

Margherita pizza 
 San Marzano tomato, house made mozzarella, basil, E.V.O.O.  15 
 
Fungi pizza 

 House made mozzarella, mixed mushrooms, chèvre, garlic, basil  18 
 
Pepperoni pizza 

 San Marzano tomato, ricotta, peppadew peppers, basil   18  

 

Pizza Bianca 
 House made mozzarella, garlic, feta, basil, E.V.O.O.    17 
 
Vegan pizza  

San Marzano tomato, mixed veggies      17  

 

 
DESSERT  

 
Ice cream            6 

Vanilla or Coffee 
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Agenda Item

Planning Commission

Item #: 4.2. 10/21/2024 File #: 24-0567

TO: Chair and Members of the Planning Commission

THRU: Anna Pehoushek, Assistant Community Development Director

FROM: Robert Garcia, Senior Planner

1. SUBJECT
Public Hearing to consider an ordinance to establish Objective Design Standards for certain
qualifying housing projects and finding of CEQA exemption.

2. SUMMARY
An ordinance adopting Objective Design Standards by reference in Title 17 for qualified housing
projects.

3. RECOMMENDED ACTION
1. Adopt Planning Commission Resolution No. PC 29-24. A Resolution of the Planning

Commission of the City of Orange recommending that the City Council of the City of Orange
adopt Objective Design Standards for qualified housing projects.

2. Find the ordinance categorically exempt from CEQA based on a Class 15378 exemption.

4. AUTHORIZING GUIDELINES
Orange Municipal Code Section 17.08.020 authorizes the Planning Commission to review and make
advisory recommendations to the City Council on Zoning Ordinance Amendments.

5. PROJECT BACKGROUND
As State Housing Law continues to evolve, multi-family housing projects with qualifying housing
components are increasingly required to be ministerially approved. Specific state laws include, but
are not limited to:

1. Senate Bill (SB) 35, that requires the availability of a streamlined ministerial approval process
for developments in localities that have not yet made sufficient progress towards their allocation
of the Regional Housing Need Assessment (RHNA) fair share.

2. Assembly Bill (AB) 2162 that requires that supportive housing be a use that is permitted by
right in zones where multifamily and mixed-use development is permitted.

3. SB 4 that allows faith-based institutions and non-profit colleges to build affordable, multi-family
homes by streamlining the permitting process and overriding local zoning restrictions.

4. AB 2011 that allows for ministerial, by-right approval for affordable housing on commercially
zoned lands, and also allows such approvals for mixed-income housing along commercial
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corridors, as long as the projects meet specified affordability, labor, and environmental criteria.

Despite the ministerial approval requirement, state law allows the city to apply adopted Objective
Design Standards (ODS) to a project brought forward under these laws before it can proceed to
building permits (Attachment 1).

6. PROJECT DESCRIPTION
The Orange Municipal Code (OMC) contains objective development standards (e.g., setbacks, height
limits, floor area ratio) but has very few design standards that are objective. The city regularly relies
on subjective design guidelines and a discretionary design review process to determine the
adequacy and contextual appropriateness of project design. Under state law, this approach can no
longer be utilized for multi-family development applications with a qualifying housing component.
Hence, creation of ODS will enable the city to review such applications while retaining the ability to
direct the design of new residential development.

The ODS establish the following:

· Site planning standards regulating building orientation, site layout, site access, parking lots
and courts, and trash enclosures.

· Standards specific to landscaping, open space requirements for common and private open
space, site lighting, and walls and fences.

· Building design standards such as, but not limited to, general building form, building height
and massing, façade articulation, roof forms, and placement of doors, entryways, and
windows.

· Architectural standards for distinct styles which specify criteria in areas such as architectural
features, roof, materials and colors, doors and windows, and decorative details.

The ODS are intended to provide the city with a mechanism to be able to apply design standards to
eligible multi-family housing development throughout the city, including historic districts. In doing so,
the ODS have been crafted to support both the streamlining of housing production to improve
affordability and maintaining the high quality of new development that the Orange community and
future occupants deserve and expect. In the instance of a conflict between the standards in this
document and those in the OMC, the ODS document shall prevail.

As state housing laws continue to evolve, some of these qualifying housing projects can be located in
nonresidential zoning districts. Staff would have the ability to apply the ODS in nonresidential zones
should the city receive a qualifying development on such a property.

The ODS are organized around three categories of development scenarios:

· Multi-family development in residential or nonresidential zones

· Multi-family development in mixed use zones (as stand-alone residential development or
residential development that is part of a mixed use project)

· Multi-family development in the Old Towne Historic District

In the case of the first two categories, ODS specific to multi-family projects have been customized,
building off of existing design and development standards, and lessons learned from the physical
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environment resulting from recently implemented projects.

ODS specific to multi-family or mixed-use projects occurring in the Old Towne Historic District build
upon, and increase objectivity of, the Historic Preservation Design Standards.

Any housing development applications ineligible for ministerial processing would continue to require
the city’s standard discretionary review process.

7. DISCUSSION
The ODS are intended to keep the city in compliance with state law as housing legislation continues
to evolve. Without the ODS, the city would be very limited in its ability to apply design standards to
eligible multi-family housing development and maintain high quality development throughout the city.
The ODS assist in the implementation of the adopted 2021-2029 Housing Element by addressing
Housing Policy Action 2E: Facilitate Infill Construction, in that the adopting of the ODS provides a
ministerial process for future qualifying projects.

Old Towne Preservation Association:
On October 2, 2024, city staff met with representatives of the Old Towne Preservation Association
(OTPA) and reviewed revisions made to the document in response to input received at the DRC
meeting. Background information about the need for, and applicability of, ODS to historic properties
was discussed.

8. PUBLIC NOTICE
On October 10, 2024, a notice was published in the Anaheim Bulletin newspaper for a public hearing
before the Planning Commission on October 21, 2024.

9. ENVIRONMENTAL REVIEW
Categorical Exemption: This Ordinance is not a project under the California Environmental Quality
Act (CEQA) per State CEQA Guidelines Section 15378 (Common Sense Exemption), because it
involves administrative activities of the city that will not result in direct or indirect physical changes in
the environment.

10. ADVISORY BOARD ACTION
Design Review Committee:
On March 20, 2024, the Design Review Committee (DRC) reviewed and provided feedback on the
draft ODS. The Committee’s and public feedback were evaluated and factored into the revised draft
ODS. A summary of the revisions to the draft ODS based on the DRC’s comments is attached to the
staff report (Attachment 4).

11. ATTACHMENTS
· Attachment 1 - Planning Commission Resolution No. PC 29-24 with attached Draft Ordinance

and Objective Design Standards

· Attachment 2 - Design Review Committee Staff Report, March 20, 2024

· Attachment 3 - Design Review Committee Meeting Minutes, March 20, 2024

· Attachment 4 - Summary of Revisions in Response to Design Review Committee Feedback
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Planning Commission

Item #: 4.2. 10/21/2024 File #: 24-0567

TO: Chair and Members of the Planning Commission

THRU: Anna Pehoushek, Assistant Community Development Director

FROM: Robert Garcia, Senior Planner

1. SUBJECT
Public Hearing to consider an ordinance to establish Objective Design Standards for certain
qualifying housing projects and finding of CEQA exemption.

2. SUMMARY
An ordinance adopting Objective Design Standards by reference in Title 17 for qualified housing
projects.

3. RECOMMENDED ACTION
1. Adopt Planning Commission Resolution No. PC 29-24. A Resolution of the Planning

Commission of the City of Orange recommending that the City Council of the City of Orange
adopt Objective Design Standards for qualified housing projects.

2. Find the ordinance categorically exempt from CEQA based on a Class 15378 exemption.

4. AUTHORIZING GUIDELINES
Orange Municipal Code Section 17.08.020 authorizes the Planning Commission to review and make
advisory recommendations to the City Council on Zoning Ordinance Amendments.

5. PROJECT BACKGROUND
As State Housing Law continues to evolve, multi-family housing projects with qualifying housing
components are increasingly required to be ministerially approved. Specific state laws include, but
are not limited to:

1. Senate Bill (SB) 35, that requires the availability of a streamlined ministerial approval process
for developments in localities that have not yet made sufficient progress towards their allocation
of the Regional Housing Need Assessment (RHNA) fair share.

2. Assembly Bill (AB) 2162 that requires that supportive housing be a use that is permitted by
right in zones where multifamily and mixed-use development is permitted.

3. SB 4 that allows faith-based institutions and non-profit colleges to build affordable, multi-family
homes by streamlining the permitting process and overriding local zoning restrictions.

4. AB 2011 that allows for ministerial, by-right approval for affordable housing on commercially
zoned lands, and also allows such approvals for mixed-income housing along commercial
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corridors, as long as the projects meet specified affordability, labor, and environmental criteria.

Despite the ministerial approval requirement, state law allows the city to apply adopted Objective
Design Standards (ODS) to a project brought forward under these laws before it can proceed to
building permits (Attachment 1).

6. PROJECT DESCRIPTION
The Orange Municipal Code (OMC) contains objective development standards (e.g., setbacks, height
limits, floor area ratio) but has very few design standards that are objective. The city regularly relies
on subjective design guidelines and a discretionary design review process to determine the
adequacy and contextual appropriateness of project design. Under state law, this approach can no
longer be utilized for multi-family development applications with a qualifying housing component.
Hence, creation of ODS will enable the city to review such applications while retaining the ability to
direct the design of new residential development.

The ODS establish the following:

· Site planning standards regulating building orientation, site layout, site access, parking lots
and courts, and trash enclosures.

· Standards specific to landscaping, open space requirements for common and private open
space, site lighting, and walls and fences.

· Building design standards such as, but not limited to, general building form, building height
and massing, façade articulation, roof forms, and placement of doors, entryways, and
windows.

· Architectural standards for distinct styles which specify criteria in areas such as architectural
features, roof, materials and colors, doors and windows, and decorative details.

The ODS are intended to provide the city with a mechanism to be able to apply design standards to
eligible multi-family housing development throughout the city, including historic districts. In doing so,
the ODS have been crafted to support both the streamlining of housing production to improve
affordability and maintaining the high quality of new development that the Orange community and
future occupants deserve and expect. In the instance of a conflict between the standards in this
document and those in the OMC, the ODS document shall prevail.

As state housing laws continue to evolve, some of these qualifying housing projects can be located in
nonresidential zoning districts. Staff would have the ability to apply the ODS in nonresidential zones
should the city receive a qualifying development on such a property.

The ODS are organized around three categories of development scenarios:

· Multi-family development in residential or nonresidential zones

· Multi-family development in mixed use zones (as stand-alone residential development or
residential development that is part of a mixed use project)

· Multi-family development in the Old Towne Historic District

In the case of the first two categories, ODS specific to multi-family projects have been customized,
building off of existing design and development standards, and lessons learned from the physical
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environment resulting from recently implemented projects.

ODS specific to multi-family or mixed-use projects occurring in the Old Towne Historic District build
upon, and increase objectivity of, the Historic Preservation Design Standards.

Any housing development applications ineligible for ministerial processing would continue to require
the city’s standard discretionary review process.

7. DISCUSSION
The ODS are intended to keep the city in compliance with state law as housing legislation continues
to evolve. Without the ODS, the city would be very limited in its ability to apply design standards to
eligible multi-family housing development and maintain high quality development throughout the city.
The ODS assist in the implementation of the adopted 2021-2029 Housing Element by addressing
Housing Policy Action 2E: Facilitate Infill Construction, in that the adopting of the ODS provides a
ministerial process for future qualifying projects.

Old Towne Preservation Association:
On October 2, 2024, city staff met with representatives of the Old Towne Preservation Association
(OTPA) and reviewed revisions made to the document in response to input received at the DRC
meeting. Background information about the need for, and applicability of, ODS to historic properties
was discussed.

8. PUBLIC NOTICE
On October 10, 2024, a notice was published in the Anaheim Bulletin newspaper for a public hearing
before the Planning Commission on October 21, 2024.

9. ENVIRONMENTAL REVIEW
Categorical Exemption: This Ordinance is not a project under the California Environmental Quality
Act (CEQA) per State CEQA Guidelines Section 15378 (Common Sense Exemption), because it
involves administrative activities of the city that will not result in direct or indirect physical changes in
the environment.

10. ADVISORY BOARD ACTION
Design Review Committee:
On March 20, 2024, the Design Review Committee (DRC) reviewed and provided feedback on the
draft ODS. The Committee’s and public feedback were evaluated and factored into the revised draft
ODS. A summary of the revisions to the draft ODS based on the DRC’s comments is attached to the
staff report (Attachment 4).

11. ATTACHMENTS
· Attachment 1 - Planning Commission Resolution No. PC 29-24 with attached Draft Ordinance

and Objective Design Standards

· Attachment 2 - Design Review Committee Staff Report, March 20, 2024

· Attachment 3 - Design Review Committee Meeting Minutes, March 20, 2024

· Attachment 4 - Summary of Revisions in Response to Design Review Committee Feedback
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ORDINANCE 

OBJECTIVE DESIGN STANDARDS 

 

 

RESOLUTION NO. PC 29-24 

 

  A RESOLUTION OF THE PLANNING COMMISSION OF 

THE CITY OF ORANGE RECOMMENDING THAT THE 

CITY COUNCIL OF THE CITY OF ORANGE ADOPT 

OBJECTIVE DESIGN STANDARDS FOR QUALIFIED 

HOUSING PROJECTS 

 

APPLICANT: CITY OF ORANGE 

 

 Moved by Commissioner __________ and seconded by Commissioner __________ that 

the following Resolution be adopted: 

 

WHEREAS, the State of California has adopted numerous bills, including, but not limited 

to, Senate Bill 9 (“SB 9”), Senate Bill 35 (“SB 35”), Senate Bill 330 (“SB 330”) and Assembly 

Bill 2162 (“AB 2162”), which limit or restrict discretionary review of certain qualifying residential 

projects; and 

 

WHEREAS, State Housing Law continues to evolve, multi-family housing projects with 

affordable components are required to be ministerially approved; and  
 

 WHEREAS, cities are permitted to apply only “objective design standards,” which are 

intended to provide concise, quantifiable, objective standards for those qualifying projects; and 

 

WHEREAS, the City’s Orange Municipal Code (OMC) has objective development 

standards but has very few objective designs standards. The City can no longer rely on subjective 

design guidelines and a discretionary design review process to determine the adequacy and 

contextual appropriateness of project design for qualifying housing projects; and 

 

WHEREAS, the City’s Adopted 2021-2029 Housing Element contains Housing Policy 

Action 2E: Facilitate Infill Construction which includes the need to adopt objective design 

standards to accommodate a streamlined ministerial review process for qualified housing projects 

; and 

 

WHEREAS, the City applied for and received a Senate Bill 2 (“SB 2”) grant, which was 

utilized to engage the services of a consultant with special expertise in the creation of objective 

design standards; and 

 

WHEREAS, on or about March 20, 2024, the Design Review Committee had an 

opportunity to review and comment upon draft objective design standards; and 

 

WHEREAS, comments received from the Design Review Committee and the public were 

factored in a revised draft of the objective design standards; and 
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Resolution No. PC 29-24 

Page 2 of 3 

 

WHEREAS, on or about October 21, 2024, the Planning Commission reviewed the 

objective design standards and considered public any comments; and 

 

 WHEREAS, the proposed ordinance adds Sections 17.10.095, 17.14.285, and 17.19.230, 

and amends Sections 17.14.250, and 17.17.060 to Title 17 of the OMC with the purpose of creating 

objective design standards for streamlining qualified housing projects; and 

 

WHEREAS, regulations are as set forth in the proposed Ordinance and attached City of 

Orange Objective Design Standards (ODS) included as Attachment 1 to this Resolution; and 

 

 NOW, THEREFORE, BE IT RESOLVED that the Planning Commission recommends 

that the City Council approve an ordinance adopting the attached ODS, attached hereto, based on 

the following finding: 

  

SECTION 1- FINDINGS 

 

The proposed ordinance adds provisions to the OMC in support of the goals and policies outlined 

in the General Plan. General Plan goal and policy-related accomplishments of the ODS include: 

facilitating residential infill development, balancing economic gains from new development while 

preserving the character and densities of residential neighborhoods, minimizing effects of new 

development on the character of surrounding neighborhoods, preserving historic resources, both 

individual and cumulatively in neighborhoods, and ensuring contextually appropriate infill 

development that contributes positively to the quality of the surrounding neighborhood. 

 

SECTION 2-ENVIRONMENTAL REVIEW 

 

This Ordinance is not a project under the California Environmental Quality Act (CEQA) per State 

CEQA Guidelines Section 15378, because it involves administrative activities of the City that will 

not result in direct or indirect physical changes in the environment. For this reason, no further 

CEQA documentation is required. 

  

 

 

 ADOPTED this _____ day of ______ 2024.  

 

 

        

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 ______ day of ______ 2024, by the 

following vote: 
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AYES:   

NOES:  

RECUSED:  

ABSENT:  

 

 

 

 

       

Anna Pehoushek, FAICP 

Assistant Community Development Director 
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ORDINANCE NO. XX-24 

 

 

AN ORDINANCE OF THE CITY COUNCIL OF 

THE CITY OF ORANGE ADOPTING 

OBJECTIVE DESIGN STANDARDS BY 

REFERENCE IN TITLE 17 FOR QUALIFIED 

HOUSING PROJECTS 

 

 

 WHEREAS, the State of California has adopted numerous bills, including, but not limited 

to, Senate Bill 9 (“SB 9”), Senate Bill 35 (“SB 35”), Senate Bill 330 (“SB 330”) and Assembly 

Bill 2162 (“AB 2162”), which limit or restrict discretionary review of certain qualifying residential 

projects; and  

 

WHEREAS, State Housing Law continues to evolve, multi-family housing projects with 

affordable components are required to be ministerially approved; and  
 

WHEREAS, cities are permitted to apply only “objective design standards,” which are 

intended to provide concise, quantifiable, objective standards for those qualifying projects; and  

 

WHEREAS, the City applied for and received a Senate Bill 2 (“SB 2”) grant, which was 

utilized to engage the services of a consultant with special expertise in the creation of objective 

design standards; and  

 

WHEREAS, on or about April 25, 2023, the City entered into an agreement with AECOM 

to provide these services and, from May 2023 to March 2024, worked with AECOM to create 

objective design standards for qualifying projects; and  

 

WHEREAS, the City’s Adopted 2021-2029 Housing Element indicates adopting objective 

design standards to provide a ministerial process of future qualifying projects in compliance with 

Housing Policy Action 2E: Facilitate Infill Construction; and  

 

WHEREAS, on or about March 20, 2024, the Design Review Committee had an 

opportunity to review and comment upon objective design standards prepared by AECOM on 

behalf of the City; and  

 

WHEREAS, comments received from the Design Review Committee and the public were 

factored in a revised draft of the objective design standards; and 

 

WHEREAS, on or about October 21, 2024, the Planning Commission reviewed the 

objective design standards and considered any public comments; and   

 

 NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF ORANGE DOES 

HEREBY ORDAIN AS FOLLOWS: 
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SECTION I:   

 

This Ordinance is not a project under the California Environmental Quality Act (CEQA) per State 

CEQA Guidelines Section 15378, because it involves administrative activities of the City that will 

not result in direct or indirect physical changes in the environment. For this reason, no further 

CEQA documentation is required. 

 

SECTION II: 

 

A new Section 17.10.095 shall be added to read as follows: 

 

17.10.095 Objective Design Standards for Qualifying Projects  

 

A. Objective design standards are.  as defined in State law.  Objective design standards involve 

no personal or subjective judgment by a public official and are uniformly verifiable by 

reference to an external and uniform benchmark. 

 

B. Objective design standards adopted by the City shall apply to all projects where, upon 

applicant request and demonstration of eligibility, state law limits the city’s enforcement of 

design standards to objective standards or where state law or the Orange Municipal Code 

requires a ministerial approval process.  

C. Objective design standards shall serve to supplement the development standards of the 

Zoning Ordinance and further the goals, policies, and actions of the Orange General Plan, 

which encourages high quality design and the quality of life that an enhanced built 

environment fosters. 

 

D. Notwithstanding any other provision of the Zoning Ordinance, ministerial design review for 

qualifying housing projects shall be performed administratively, without a public hearing, 

and shall be based only on upon objective design standards, unless an applicant seeks to 

deviate from, or not comply with, adopted objective design standards, or an applicant 

voluntarily agrees to additional review or standards, in either case the applicable 

discretionary review process shall be followed and any and all subjective design review 

criteria shall be required.  

 

E. As part of the ministerial design review process, staff may impose conditions of approval as 

deemed necessary to ensure that the proposal conforms to the general plan and other 

applicable plans or policies adopted by the City Council and to ensure that the development 

meets the requirements of the zoning district where the project is located, as well as any 

other applicable provisions of Zoning Ordinance; and, to ensure the proposal complies with 

the objective design standards as adopted by reference in the Zoning Ordinance. 

 

SECTION III:  

 

Section 17.14.250 is hereby amended to read as follows: 

17.14.250 Old Towne Design Standards. 
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Developments within Old Towne shall conform to the Historic Preservation Design Standards for 

Old Towne Orange or, as applicable to qualifying multi-family housing projects, the Historic 

Preservation Objective Design Standards, as may be adopted and amended by resolution of the 

City Council and incorporated into this Zoning Ordinance by reference. Refer to 

Section 17.17.030 for delineation of the limits of the Old Towne District. 

 

SECTION IV: 

 

A new Section 17.14.290 shall be added to read as follows: 

 

17.14.290 Objective Design Standards for Residential Projects 

 

Qualifying multi-family housing projects shall conform to the City of Orange’s Multifamily 

Objective Design Standards, which shall be adopted, and amended, by resolution of the City 

Council, and incorporated into this Zoning Ordinance by reference.  

 

SECTION V: 

 

Section 17.17.060 shall be amended to read as follows: 

 

17.17.060 Development Standards. 

 

A historic district zone includes additional regulations and uses over base zoning of a particular 

area to encourage historic preservation and complementary new development. To promote orderly 

development and preservation within historic districts the following standards and their 

amendments shall apply: Historic Preservation Design Standards for Old Towne Orange, Historic 

Preservation Objective Design Standards (as applicable to qualifying multi-family housing 

projects), the Southwest Project Area Design Standards, the Orange Eichler Design Standards, the 

General Plan's Historic Preservation Element sample guidelines including the Secretary of the 

Interior's Standards and Guidelines for Rehabilitation. 

 

SECTION VI: 

 

A new Section 17.19.235 shall be added to read as follows: 

 

17.19.235 Objective Design Standards for Mixed-Use Projects 

 

Qualifying multi-family housing projects shall conform to the City of Orange’s Multifamily 

Objective Design Standards, which shall be adopted, and amended, by resolution of the City 

Council, and incorporated into this Zoning Ordinance by reference.  

 

SECTION VII:   

If any section, subdivision, paragraph, sentence, clause or phrase of this Ordinance is for any 

reason held to be invalid or unconstitutional, such decision shall not affect the validity of the 

remaining portions of this Ordinance.  The City Council hereby declares that it would have passed 
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this Ordinance, and each section, subdivision, paragraph, sentence, clause and phrase thereof, 

irrespective of the fact that any one (or more) section, subdivision, paragraph, sentence, clause or 

phrase had been declared invalid or unconstitutional. 

 

SECTION VIII:   

 

The City Clerk is hereby directed to certify the adoption of this Ordinance and cause a summary 

of the same to be published as required by law. This Ordinance shall take effect thirty (30) days 

from and after the date of its final passage. 

 

ADOPTED this   day of    , 2024. 

 

             

      Daniel R. Slater, Mayor, City of Orange 

 

ATTEST: 

 

       

Pamela Coleman, City Clerk, City of Orange 

 

 

APPROVED AS TO FORM: 

 

 

       

Mike Vigliotta, City Attorney 

 

 

STATE OF CALIFORNIA ) 

COUNTY OF ORANGE ) 

CITY OF ORANGE ) 

 

 

 I, PAMELA COLEMAN, City Clerk of the City of Orange, California, do hereby certify 

that the foregoing Ordinance was introduced at the regular meeting of the City Council held on the 

___ day of _____________, 2024, and thereafter at the regular meeting of said City Council duly 

held on the ___ day of ____________, 2024 was duly passed and adopted by the following vote, 

to wit: 

 

AYES:  COUNCILMEMBERS:   

NOES:  COUNCILMEMBERS:   

ABSENT: COUNCILMEMBERS:   

ABSTAIN: COUNCILMEMBERS:   

 

             

Pamela Coleman, City Clerk, City of Orange 
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II.  Multi-Family  

In 2023, the City of Orange retained AECOM to create a set of objective design standards that could be 

applied to multi-family development in the City. The initiative seeks to maintain compliance of the City's 

land use policies with changes to California State law. In doing so, the initiative also seeks to contribute to 

both the streamlining of housing production in the City to improve affordability, while maintaining the high 

quality of new development that the City of Orange community and future occupants require. 

This document contains a set of objective standards specific to multi-family projects in the City for certain 

multifamily housing projects to implement State Housing Laws. The standards were customized with the 

help of City Staff, taking into account the City's existing design standards and experiences in the process 

of reviewing recent multi-family projects. 

This document provides the City with a variety of objective standard options to potentially adopt after further 
City review and community engagement. The standards may also be implemented as a replacement or to 
add supplementary detail specific existing standards. 

Notes for City Staff 

In the instance of a conflict between the standards in this document and those in the City of Orange 

Municipal Code, this document shall prevail. 

The notation of a Code Section in brackets prior to the recommended standard indicates the replacement, 

either wholly or partially, of that existing standard from the City of Orange Municipal Code, with the text 

recommended i.e. [17.14.070]. 

Terms that are Capitalized are defined in the Glossary at the end of the document. 

Where an ‘OR’ is indicated in the standards, the document is providing options for the City to utilize based 

on further discussion of its preferences for this area of the standards. The City should utilize one option or 

the other; options are not intended to be implemented together.  
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Form & Scale 

Front / Street Setbacks 

[17.14.070] Buildings shall be set back from the Front Property Line as specified in the City of Orange 

Municipal Code Chapter 17.14. A minimum of 50 percent of ground-floor Building Frontage shall be placed 

at or within 5 feet of the front setback. 
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Landscaping Within Setbacks 

[17.14.090 E] All setbacks shall be Landscaped with the exception of driveways, pedestrian paths, patios, 

fire laddering pads, and utility pads. 

Alternatively, projects may utilize the following minimum landscape area percentages within the setback 

area. These areas shall be Landscaped and a minimum of one shade tree per area shall be located within 

the front setback. The shade tree shall have a box size of 36 inches or greater. 

Building Frontages with shared entrances to internal circulation (lobby) 50% 

Building Frontages with individual residential unit entrances 40% 

    With a stoop taller than 30 inches 25% 

 

Building Frontages with shared entrances to internal circulation: 
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Building Frontages with individual residential unit entrances: 

 

 

Building Frontages with individual residential unit entrances, with a stoop taller than 30 inches: 
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Street Stepbacks 

On street-facing façades, at least 70% of the building shall be stepped back above the second story by a 

minimum of 5 feet, measured from the setback line. 

 

Interior / Rear Stepbacks 

[17.14.070(j) & 17.14.100] On façades immediately facing residentially occupied R1, R2, MH, or 

commercial zoning districts, the building shall be stepped back 5 feet from the setback line for each story 

above the first story. This standard shall not apply when a project adjoins a mixed-use zoning district. In 

cases where the development abuts the rear yard of a single-family residential district, and where the 

proposed development exceeds one story in height, a setback of 20 feet shall be required. 
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Modulation 

Building Length / Façade Break 

Street-facing elevations shall be no longer than 100 feet in length, without providing either a Façade Break, 

or a Building Break: 

i) A Façade Break shall have a depth of no less than 10 feet. Additionally, a Façade 

Break shall have a width of no less than 10% of the building length or 20 feet, 

whichever is the greater. 

ii) A Building Break shall provide not less than 15 feet of building separation. 

Buildings of 5 stories or higher shall provide a Building Break of not less than 20 

feet of building separation.1 

iii) These areas shall be activated with planted landscape material, and a maximum 

of 25 percent of the area may be paved. 

Façade planes adjacent to R1 and MH zoning districts shall not exceed 50 feet in length without a Façade 

Break of at least 5 feet deep and 10 feet wide. 

 

 

  

 

1 Orange Municipal Code Section 17.14.120 should be referenced for separation requirements where internal facing windows 
between buildings are involved. 
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Façade Modulation 

Development of more than 2 stories shall incorporate at least three of the following architectural elements 

on street-facing façades and any facade immediately facing residentially occupied R1, R2 or MH zoned 

sites: 

a) A sloped roof with a pitch greater than 3/12; 

b) Flat roofs with a minimum 2-foot vertical height differentiation, each with a minimum of 10 feet in 

length and depth; 

c) A top-level stepback of at least 2 feet for a minimum of 25 percent of the length of the façade; 

d) A terrace at least 5 feet in depth and 8 feet in width, open to the sky, at least every 50 feet; 

e) Balconies over 20 percent of the elevation; 
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Frontages 

Ground Floor Entrances 

Residential ground floor units located adjacent to a street shall have an entrance, either individual to the 

unit or via a common lobby, facing the primary street. Entrances shall have a minimum 3-foot by 3-foot 

covered landing area at the same grade as the interior floor. 

Entrances shall incorporate at least three of the following: 

a) Recession at least 2 feet from the building façade; 

b) Overhead projection of at least 2 feet in depth (e.g. porch roof); 

c) A sidelight window, adjacent window, or door with a window; 

d) At least one step, up or down, from the pedestrian pathway; 

e) Paving material, texture, or pattern differentiated from the pedestrian pathway. 

Ground Floor Elevation  

Buildings shall have a finished floor between two and four feet above the nearest public sidewalk elevation. 

On Sloping Sites, up to 25 percent of units may have finished floors up to 6 feet above the nearest sidewalk. 

Paths 

[17.14.110 B.2.c] Pedestrian pathways to all primary entrances and common areas shall have a minimum 

clearance of 4 feet in width, including to lobbies, open space, parking, and refuse collection areas. 

Where located parallel to a driveway, a change of material or pattern shall distinguish pedestrian pathways 

from vehicular travel lanes. 

Walls and Fences 

[17.12.070 A] Freestanding walls, fences, and raised planters taller than 30 inches shall be set back a 

minimum of 18 inches from the property line, separated by Planted Area. “L” shaped footings facing the 

building shall be utilized to facilitate rooting for shrubs and plants. Footings shall not be in the planter area, 

unless depth is 36 inch minimum. Trees shall not be planted in a constricted area less than 3 feet in 

diameter. 
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Facades 

Composition 

Street-facing façades shall include at least three of the following: 

a) Datum lines along the length of the building (e.g. cornice) at least 6 inches in depth; 

b) Repeated projections (e.g. architectural detail, shading) at least 6 inches in depth; 

c) Balconies over 20 percent of the elevation; 

d) Screening (e.g. lattices, louvers); 

e) Change in materials (excluding trim, windows, doors, and railings). 

 

 

Transparency 

Street-facing façades shall incorporate glazing for at least 20 percent of the overall façade, including at 

least 15 percent of the ground level. 

Windows 

Windows shall be recessed at least 2 inches from the face of the façade. 

Windows shall have a visible transmittance (VT) of 0.5 or higher. Mirrored, tinted or highly reflective glazing 

is prohibited. 

Vinyl windows are prohibited. 

Materials 

A minimum of two materials shall be used on any building façade, in addition to glazing, railings, and trim, 

and shall correspond to variations in building plane: 

A predominate material shall cover at least 40 percent of any building façade, excluding windows. 
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Color 

No more than four colors shall be applied to the building façade (one predominate color and up to three 

secondary colors), excluding art (e.g. a mural). 

Balconies 

[17.14.090 C.2.] Balconies shall project a maximum of 5 feet from the building façade and shall not be 

located within 6 feet of any interior property line. 

Side-loaded townhomes shall incorporate at least one street-facing balcony. 

Lighting 

Lighting shall be located to illuminate only the intended area, and a minimum of 90 percent of lighting shall 

be directed downward. 

Lighting shall not extend beyond an interior property line. Lighting shall make use of blinders and shades 

to direct lighting onto the project site and minimize the impact of glare to adjacent properties. 

Screening 

[17.14.100C] Screening of mechanical equipment: 

A. Mechanical and air conditioning equipment shall be shielded and screened from view from 

adjacent streets and properties. The screening shall be integrated architecturally with the building. 

Ground-mounted equipment shall be screened with a solid wall, solid fence, or sufficient 

Landscaping to a height at least one foot above the equipment. Otherwise, such equipment shall 

be enclosed in a building. 

B. All mechanical equipment shall be baffled for sound. 

C. Mechanical equipment shall not be located in required setback areas. (Ord. 08-11, 2011) 
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Open Space 

Site Landscaping 

At least 15 percent of the overall site shall be Planted Area. In addition, the standards specified in City of 

Orange Landscape Standards and Specifications shall apply. 

Private Open Space  

Distribution: All Private Open Space shall be outdoors and may be located within a required setback or 

stepback. 

Common Open Space  

Distribution: A minimum of 70 percent of Common Open Space shall be outdoors, and a minimum of 80 

percent of outdoor Common Open Space shall be open to the sky. 

A maximum of 30 percent of Common Open Space shall be indoors (i.e. lounges, fitness centers, 

and similar). Indoor Common Open Space shall not include spaces primarily used for circulation. 

Landscaping: A minimum of 25 percent of Common Open Space shall be Planted Area. 

Trees: A minimum of one 24-inch box tree per project or for every 500 square feet of outdoor Common 

Open Space, whichever is greater, shall be planted within the Common Open Space, excluding rooftop 

decks. Landscape maintenance shall be performed in such a manner as to allow all trees to retain their full 

canopy height for screening and full canopy breadth for shade at point of maturity, except as required for 

public safety purposes. 

Hardscape: A maximum of 25 percent of Common Open Space may be paved in standard concrete, with 

the remainder using enhanced paving such as brick, natural stone, unit concrete pavers, textured/colored 

concrete, or similar. 

Water Features: No more than 5 percent of Common Open Space shall be decorative water features, such 

as fountains or reflecting pools. 
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Site Planning and Operation 

Easements 

Projects shall not construct structures on any portion of a lot identified by the City as being subject to an 

easement.  

Driveways  

A maximum of one two-way driveway shall be permitted on sites with less than 200 feet of Primary Street 

Frontage. A maximum of two two-lane driveways shall be permitted on sites with 200 feet or more of Primary 

Street Frontage.  

A minimum of one two-way driveway shall be located on a secondary street or alley, where available. 

Driveways and associated curb-cuts shall have a minimum width of 25 feet and a maximum width of 30 

feet.  

For sites accessed directly from a road classed as Arterial Highway, the standards in Section 17.34.110G. 

of the City of Orange Municipal Code shall prevail in the event of a conflict with this section. 

The minimum distance between driveways on the same lot shall be 50 feet. 

Controlled entrances to parking (e.g. gates) shall be located to allow at least 30 ft of space for a queuing 

vehicle. If the project requires a traffic study or is accessed via an Arterial Highway, this distance may be 

increased and is subject to approval by the Community Development Director. 

A landscape buffer of 6 feet minimum shall be placed between the driveways and adjacent buildings. 
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Surface Parking Setbacks 

[17.34.120] 

Surface parking areas shall be set back a minimum of 30 feet from the Primary Street Frontage, 10 feet 

from any Secondary Street Frontage, 10 feet from any adjacent residential zoning district, and 5 feet from 

interior property lines.  

Parking areas shall be designed to prevent any portion of a vehicle parking within, or overhanging, these 

minimum setbacks. 

Parking shall be buffered by permitted non-parking uses or a Landscaped setback of 30 feet adjacent to 

the property line, except for vehicle/pedestrian access. 

 

 

Surface Parking Landscaping and Trees 

[17.34.130H.] 

A minimum of 10% percent of the parking area shall be Landscaped and Planted Area, in addition to any 

Landscaped setbacks. This area shall be distributed throughout the parking area. 

A minimum of one shade tree for every 4 vehicle parking spaces shall be planted and evenly distributed 

throughout the parking area. In the case of carports for each free standing carport, two additional trees shall 

be located within the surface parking or circulation area. 

Landscaped setbacks shall include hedges or shrubs with a minimum height of 3 feet at the time of planting 

that form a continuous visual screen to block vehicle headlights. 

Structured or Podium Parking Setbacks 

Structured parking (including underground) shall be set back a minimum of 10 feet from any adjacent 

residentially occupied zoning district. 
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Above ground parking shall be buffered by permitted non-parking uses, such as habitable area, 

Landscaped area, lobby area, or circulation space, with a minimum depth of 30 feet adjacent to the primary 

street property line, except for vehicle/pedestrian access. 

Semi-subterranean parking shall not extend beyond the overstory building façade and may not project 

higher than four feet above sidewalk elevation. 

 

Structured Parking Landscaping 

[17.34.130H.] 

A minimum of one screening tree for 20 horizontal feet of parking structure elevation shall be planted and 

evenly distributed across the length of the structure elevations, integrated with other lower-level 

Landscaping.  

Landscape green walls shall be utilized to screen the structure. 

The parking structure footings and foundations shall allow for planning of vegetative material, including 

trees along the perimeter of the structure. 

Emergency Vehicle Circulation and Setbacks 

Vehicular access points to a project shall be designed to be consistent with the Orange City Fire 

Department’s Fire Master Plans for Commercial and Residential Development. See requirements for 

necessary turning radii, setback requirements to be accounted for during site planning, particularly on 

streets with Landscaped medians. 
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Site Servicing 

Waste Storage, Collection Areas and Circulation 

All waste enclosures shall be designed in accordance with the requirements of the California Government 

Code and the City’s current Public Works Department Trash Enclosure Standard Plan No. 409. Enclosures 

shall accommodate separated trash, recyclable and green waste containers. 

Where the above requirements cannot be met by a development, any shortfall in onsite storage shall be 

compensated for with a commensurate increase in collection occurrences. The details of waste collection 

schedules shall be submitted to the City in the form of a Waste Management Plan with the project 

application. 

Waste collection areas shall be located such that a waste collection truck does not need to reverse for more 

than 50 feet. Where more than 50 feet is necessary, a truck turn bay shall be required.  

Transformers and Utilities 

Transformers and utilities shall be accommodated on-site and screened from public view and neighboring 

properties.  

Rooftop equipment, including solar photovoltaic, shall be screened from public view and be integrated into 

the building design. 

Mechanical Equipment and Utilities: Fire Department backflow prevention devices, water meters, 
transformers, and other utility-related equipment are prohibited in the front yard unless completely screened 
in a manner that is incorporated into the design of the development. This provision does not apply to water 
tanks and landscaping equipment such as irrigation and sprinkler control systems. 

(1) If air conditioning units or vents are located on the front façade, they shall not project more than 6 inches 
from the face of the building. 

(2) If on a rooftop or in a yard, the equipment must be screened from view from the street with a wall, fence, 
or Landscaping. 

Mechanical Equipment and Utilities: Fire Department backflow prevention devices, water meters, 
transformers, and other utility-related equipment shall be shown on the development plans for review and 
approval. 

Water Quality Best Management Practices 

Development shall implement the Low Impact Development (LID) principles adopted by the City of Orange 

and be consistent with the requirements set out in Chapter 7 of the City of Orange Zoning Ordinance, 

the Orange County Drainage Area Management Plan (DAMP) and City of Orange Local Implementation 

Plan (LIP).  
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Glossary 

Some of the terms used throughout this document are defined below:  

Arterial Highway refers to a street identified as an ‘arterial highway’ by the Orange County Master Plan of 

Arterial Highways (MPAH). 

A Building Break refers to a setback or separation, that splits a building into multiple building forms.  

Building Frontage means the length of that portion of a building, abutting a street.  

Common Open Space means land within or related to a development, neither individually owned nor 

dedicated for public use, which is intended for the common use or enjoyment of all residents of the 

development and may include such complementary structures and improvements as are necessary and 

appropriate. 

A Façade Break refers to a setback in a single façade plane to create multiple façade planes. 

Front Property Line is the boundary of a lot with Primary Street Frontage, after accounting for any identified 

easements or dedications. Easements or dedications are identified by the City in the City of Orange 

Masterplan of Streets and Highways and any applicable Street Plans. 

Landscaping / Landscaped means an area devoted to or developed and maintained predominantly with 

native or exotic plant materials including lawn, ground cover, trees, shrubs, and other plant materials; and 

also including accessory decorative outdoor landscape elements such as pools, fountains, paved or 

decorated surfaces (excluding driveways, parking, loading, or storage areas). Artificial turf is considered 

Landscaping provided it maintains a natural appearance where the grass-like surface covering replicates 

lush natural grass in appearance and function. No other artificial plant material shall be considered 

Landscaping for the purpose of this definition. 

Lot Frontage means the length of that portion of a lot, abutting a street. 

Minimum Setback Line means the minimum setback identified as required for a particular building 

elevation or element. 

Planted Area is an area of natural ground with uninterrupted soil depth that can accommodate root systems 

for larger vegetation and is permeable to allow water absorption. Planted Area excludes areas where there 

is a structure less than 2 feet underneath, pools and non-permeable paved areas. 

Primary Street Frontage means the main street address or Lot Frontage that provides the principal access 

to a particular lot . 

Private Open Space means an open space, fenced or otherwise, which is reserved for the exclusive use 

by the occupants of a single specified dwelling unit. 

Residential Common Space refers to those spaces within a residential building that are for access and 

use of residents of the development and might include Common Open Space, common rooms, lobby areas, 

stairwell and circulation areas and garbage collection areas.  

Secondary Street Frontage means the secondary street address or second frontage for a lot, which may 

include a side street or alley. 

Sloping Site refers to parcels with a grade change of 10% or more, along the length of the Lot Frontage. 
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I. Mixed-Use 

In 2023, the City of Orange retained AECOM to create a set of objective design standards that could be 

applied to mixed-use and multifamily development in the City. The initiative seeks to maintain compliance 

of the City's land use policies with changes to California State law. In doing so, the initiative also seeks to 

contribute to both the streamlining of housing production in the City to improve affordability, while 

maintaining the high quality of new development that the City of Orange community and future occupants 

require. 

This document contains a set of objective standards specific to multifamily or mixed-use projects for certain 

multifamily housing projects to implement State Housing Laws in the City of Orange's Urban Mixed Use 

(UMU) and Neighborhood Mixed Use (NMU) zones. The standards were customized with the help of City 

Staff, taking into account the City's existing design standards and experiences in the process of reviewing 

recent mixed-use and multi-family projects. 

This document provides the City with a variety of objective standard options to potentially adopt after further 
City review and community engagement. The standards may also be implemented as a replacement or to 
add supplementary detail specific existing standards. 

Notes for City Staff 

In the instance of a conflict between the standards in this document and those in the City of Orange 

Municipal Code, this document shall prevail. 

The notation of a Code Section in brackets prior to the recommended standard indicates the replacement, 

either wholly or partially, of that existing standard from the City of Orange Municipal Code, with the text 

recommended i.e. [17.19.120]. 

Terms that are Capitalized are defined in the Glossary at the end of the document. 

Where an ‘OR’ is indicated in the standards, the document is providing options for the City to utilize based 

on further discussion of its preferences for this area of the standards. The City should utilize one option or 

the other; options are not intended to be implemented together.  
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Form & Scale 

Front / Street Setbacks 

In UMU and NMU zoning districts, buildings shall be located within 5 feet of the Front Property Line for at 

least 70 percent of the Building Frontage along the primary right-of-way and 50 percent along any 

secondary right-of-way, excluding alleys. 

Per section 17.19.120 (g) of the City of Orange Municipal Code, the maximum setback may be increased 

to accommodate sidewalk-oriented pedestrian amenities such as a plaza, fountain, outdoor dining, or 

enhanced landscaping, including street trees, subject to approval by the Community Development Director. 

Residential units on the ground floor shall have a minimum setback of 5 feet. 

  

 

Landscaping Within Setbacks  

[17.19.090.B] For buildings set back 5 feet or more, a minimum percentage of the setback area shall be 

Landscaped with trees, shrubs, and/or groundcover, either in the form of in-ground Landscaping or planters, 

as follows: 

Building Frontages with shared entrances to internal circulation 50% 

Building Frontages with individual residential unit entrances 40% 

     With a stoop taller than 30 inches 25% 

Building Frontages with commercial tenant entrances No minimum  

     With outdoor dining No minimum 

 

For residential ground floor uses only, a minimum of one shade tree per area shall be located within the 

front setback. The shade tree shall have a box size of 24 inches or greater.  
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Building Frontages with shared entrances to internal circulation: 

 

  

Building Frontages with individual residential unit entrances: 
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Building Frontages with individual residential unit entrances, with a stoop taller than 30 inches: 
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Interior Side and Rear Setbacks 

[17.19.120] Buildings shall be set back a minimum of 15 feet from adjacent Residential zoning districts. 

Adjacent to residentially occupied R1, R2, MH, or commercial zoning districts, buildings shall not be located 

within a plane sloping upward and inward at a 45-degree angle measured from the vertical, starting 25 feet 

above the existing grade along the property line. Uses allowed within the stepback include balconies, 

terraces, shade structures, and similar open space features. In cases where the development abuts the 

rear yard of a single-family residential district, and where the proposed development exceeds one story in 

height, a setback of 20 feet shall be required. 

 

Streetwall 

Street-facing facades shall meet or exceed 25 feet in height (or 2 stories in height) for at least 75 percent 

of building along public rights-of-way, unless the overall building height is lower than 2 stories. 

Streetwall is defined as any street-facing façade, excluding appurtenances, within 5 feet of the minimum 

setback and is not required to be continuous. 
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Street Stepbacks 

Street-facing facades greater than 4 stories shall be stepped back a minimum of ten feet from the Minimum 

Setback Line. Uses allowed within the stepback depth include balconies, terraces, shade structures, and 

similar open space features. 

 

Interior/Rear Stepbacks 

[17.19.080 B.1.b] On façades immediately facing residentially occupied R1, R2, MH, or commercial zoning 

districts, the building shall be stepped back 5 feet from the setback line for each story above the first story. 

In cases where the development abuts the rear yard of a single-family residential district, and where the 

proposed development exceeds one story in height, a setback of 20 feet shall be required. This standard 

shall not apply when a project adjoins a mixed-use zoning district. 
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Roofline Variation 

Buildings may exceed the height limit by up to 14 feet for a maximum of 25 percent of a building’s footprint. 

This allowance is not applicable within interior/rear setbacks or stepbacks and may not be used in 

conjunction with a concession for building height through density bonus. 

 

Modulation 

Façade Modulation 

Street-facing façades and façade planes adjacent to R1 and MH zoning districts measuring 50 feet or longer 

shall modulate a minimum of 25 percent of the area above the ground floor between 5 and 12 feet in depth 

from the primary façade plane, defined as the vertical plane above the ground floor with the greatest surface 

area. 

Modulation shall be a minimum depth of 5 feet, may be recessed or projected, and is not required 

to be continuous or open to the sky. 

Exception for facades that meet all of the following standards: 

1) All windows shall be recessed at least 4 inches. 

2) The maximum façade length shall be 100 feet. 

3) The façade shall use a textural material of brick, stone, precast concrete, Venetian plaster, 

hand-troweled stucco, or porcelain tiles at least 12 by 4 inches. Ceramic tiles, porcelain tiles 

less than 12 by 4 inches, standard stucco, or flat, polished stone shall not qualify. 

4) Façade shall employ a tripartite division in which the façade is organized into three horizontal 

sections with a base, middle, and top. 

a) The middle section shall be differentiated from both the base and the top through a change 

in façade plane of at least 4 inches, or a consistent horizontal band that projects at least 4 

inches from the façade. 

b) The top section shall use a cornice that is at least 1 foot in depth. 

127



  
 

 9 

Building Length / Façade Break 

Street-facing elevations shall be no longer than 100 feet in length, without providing either a Façade Break 

or a Building Break: 

i) A Façade Break shall have a depth of no less than 10 feet. Additionally, a Façade 

Break shall have a width of no less than 10% of the building length or 20 feet, 

whichever is the greater.  

ii) A Building Break shall provide no less than 15 feet of building separation. Buildings 

of 5 stories or higher shall provide a Building Break of not less than 20 feet of 

building separation.1  

iii) These areas shall be activated with planted landscape material, and a maximum 

of 25 percent of the area may be paved. 

Façade planes adjacent to R1 and MH zoning districts shall not exceed 50 feet in length without a Façade 

Break of at least 5 feet deep and 10 feet wide. 

 

Corner Treatments 

Corner-facing facades of 75 feet or longer shall incorporate at least two of the following elements within 50 

feet of the building corner along the street facing Building Frontage/s: 

a) A building entrance; 

b) A change in height of at least 4 feet for an area 10 feet by 10 feet minimum; 

c) A change in façade plane on upper stories of at least 5 feet in depth; 

d) A change of façade material or texture (excluding windows, doors and railings); 

e) A public open space or outdoor dining. 

  

 
1 Orange Municipal Code Section 17.19.090.B should be referenced for separation requirements where internal facing windows 

between buildings are involved. 
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Frontages 

Ground Floor Height 

Ground floor commercial, non-residential, and Residential Common Spaces shall have a minimum height 

of 15 feet, measured floor-to-floor. Ground floor residential units shall have a minimum height of 10 feet, 

measured floor-to-floor. 

Ground Floor Elevation 

Ground floor commercial, non-residential, and Residential Common Spaces shall be located within 2 feet 

above or below sidewalk elevation. Primary entrances shall be located at sidewalk elevation. 

On parcels with a grade change of 10% or more along the length of the parcel line adjacent to the 

commercial boulevard, a maximum of 60 feet of commercial Building Frontage may be up to 36 inches 

higher or lower than the finished grade of the adjacent sidewalk, and the remainder shall not exceed 24 

inches higher or lower than the finished grade of the adjacent sidewalk. 

Ground Floor Entrances 

[17.19.080 B.3.D] Street-facing façades shall provide a minimum of one entrance per 100 feet of Building 

Frontage. These entrances shall open directly onto the sidewalk or another public open space, and be 

distinguished by at least one of the following: 

a) Awning/canopy; 

b) Porch/portico; 

c) Trellis; or 

d) Architectural element that creates well-defined entrance. 

Recessed Entrances 

Primary building entrances shall be set back at least 30 inches from the façade. Secondary building 

entrances shall be setback at least 30 inches from the public right-of-way. 

Transparency 

Street-facing façades shall incorporate glazing for a certain percentage of the Building Frontage between 

2 and 8 feet in height from sidewalk elevation. Windows shall provide views into display, lobby, sales, work, 

or similar active areas. 

For non-residential and Residential Common Space uses, at least 60 percent of the Building Frontage shall 

be transparent. 

For ground floor residential units, at least 15 percent of the Building Frontage shall be transparent. 

Blank Walls 

Windowless expanses of walls on the ground floor shall not exceed 20 feet in length. Blank walls over 10 

feet in length shall be enhanced by one of the following: 

a) Pattern, motif, etching, or similar decoration; 

b) Landscaping that covers at least 50 percent of the wall area; 

c) Trellis or similar projection; 
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d) Public art approved by review authority. 

Security Devices 

Any security devices (i.e. roll-up doors) shall be designed to be fully concealed and hidden from view during 

business hours. 

Paths 

Pedestrian pathways to all primary entrances and common areas shall have a minimum clearance of 4 feet 

in width, including to lobbies, open space, parking, and refuse collection areas. 

Where located parallel to a driveway, a change of material or pattern shall distinguish pedestrian pathways 

from vehicular travel lanes. 

Walls and Fences 

[17.12.070 A] Freestanding walls, fences, and raised planters taller than 30 inches shall be set back a 

minimum of 18 inches from the property line, separated by Planted Area. “L” shaped footings facing the 

building shall be utilized to facilitate rooting for shrubs and plants. Footings shall not be in the planter area, 

unless depth is 36 inch minimum. Trees shall not be planted in a constricted area less than 3 feet in 

diameter. 

Façades 

Composition 

[17.19.080 B.3.a)] Street-facing façades and any facade immediately facing residentially occupied R1, R2, 

MH sites shall include at least three of the following: 

a) Datum lines along the length of the building (e.g. cornice) at least 6 inches in depth; 

b) Repeated projections (e.g. architectural detail, shading) at least 6 inches in depth; 

c) Balconies over 20 percent of the elevation; 

d) Screening (e.g. lattices, louvers); 

e) A change in material or texture (excluding trims, windows, doors, and railings). 
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Transparency 

[17.19.080 B.3.b] Street-facing façades shall incorporate glazing for at least 30 percent of the façade, 

including ground floor transparency. 

 

Windows 

Windows shall be recessed at least 2 inches from the face of the façade. Flush windows may be allowed 

subject to approval by the Community Development Director. 

Windows shall have a visible transmittance (VT) of 0.6 or higher. Mirrored, tinted or highly reflective glazing 

is prohibited. 

Vinyl windows are prohibited. 

Materials 

[17.19.080 B.2] A minimum of two materials shall be used on any building façade, in addition to glazing, 

railings, and trim, and shall correspond to variations in building plane. 

A primary material shall cover at least 40 percent of any building façade, excluding windows. 

Color 

No more than four colors shall be applied to the building façade (one predominate color and up to three 

secondary colors), excluding art (e.g. a mural). 

Balconies 

Balconies shall not be located within 10 feet of any interior property line. 

Balcony Projections 

Balconies shall project a maximum of 5 feet from the building façade. 
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Roof Decks 

Roof decks located within 25 feet of a Residential zoning district shall be set back a minimum of 5 feet from 

the building edge. 

The sum of all roof decks on a single building shall not exceed 60 percent of the roof area to allow for 

mechanical equipment including solar panels. 

Lighting 

All structures, entrances, parking areas, common open spaces, and pedestrian pathways shall be lit from 

dusk to dawn. 

Lighting shall be located to illuminate only the intended area, and a minimum of 90% of all lighting shall be 

directed downward. 

Lighting shall not extend beyond an interior property line. Lighting shall make use of blinders and shades 

to direct lighting onto the project site and minimize the impact of glare to adjacent properties. 
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Open Space 

Site Landscaping  

At least 15 percent of the overall site shall be Planted Area. In addition, the standards specified in City of 

Orange Landscape Standards and Specifications shall apply. 

Private Open Space  

[17.19.080 E] 

Distribution: All Private Open Space shall be outdoors and may be located within a required setback or 

stepback. 

Common Open Space  

[17.19.090]  

Distribution: A minimum of 70 percent of Common Open Space shall be outdoors, and a minimum of 80 

percent of outdoor Common Open Space shall be open to the sky. 

A maximum of 30 percent of Common Open Space shall be indoors (i.e. lounges, fitness centers, 

and similar). Indoor Common Open Space shall not include spaces primarily used for circulation. 

Landscaping: A minimum of 25 percent of Common Open Space shall be Planted Area. 

Trees: A minimum of one 24-inch box tree per project or for every 500 square feet of outdoor Common 

Open Space, whichever is greater, shall be planted within the Common Open Space, excluding rooftop 

decks. Landscape maintenance shall be performed in such a manner as to allow all trees to retain their full 

canopy height for screening and full canopy breadth for shade at point of maturity, except as required for 

public safety purposes. 

Hardscape: A maximum of 25 percent of Common Open Space may be paved in standard concrete, with 

the remainder using enhanced paving such as brick, natural stone, unit concrete pavers, textured/colored 

concrete, or similar. 

Water Features: No more than 5 percent of Common Open Space shall be decorative water features, such 

as fountains or reflecting pools. 
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Site Planning and Operation 

Easements 

Projects shall not construct structures on any portion of a lot identified by the City as being subject to an 

easement.  

Driveways 

[17.34.110]  

A maximum of one two-way driveway shall be permitted on sites with less than 200 feet of Primary Street 

Frontage. A maximum of two two-way driveways shall be permitted on sites with 200 feet or more of Primary 

Street Frontage. 

A minimum of one two-way driveway shall be located on a secondary street or alley, where available. 

Driveways and associated curb-cuts shall have a minimum width of 25 feet and a maximum width of 30 

feet.  

For sites accessed directly from a road classed as Arterial Highway, the standards in Section 17.34.110G. 

of the City of Orange Municipal Code shall prevail in the event of a conflict with this section. 

The minimum distance between driveways on the same lot shall be 50 feet. 

Controlled entrances to parking (e.g. gates) shall be located to allow at least 30 ft of space for a queuing 

vehicle. If the project requires a traffic study or is accessed via an Arterial Highway, this distance may be 

increased and is subject to approval by the Community Development Director. 

A landscape buffer of 5 feet minimum shall be placed between the driveways and adjacent buildings. 

 

Surface Parking Setbacks 

[17.34.120] 

Surface parking areas shall be set back a minimum of 30 feet from the Primary Street Frontage, 10 feet 

from any Secondary Street Frontage, 10 feet from any adjacent residential zoning district, and 5 feet from 

interior property lines. 
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Parking areas shall be designed to prevent any portion of a vehicle parking within, or overhanging, these 

minimum setbacks. Parking shall be buffered by permitted non-parking uses or a Landscaped setback of 

30 feet adjacent to the property line, except for vehicle/pedestrian access. 

 

Surface Parking Landscaping and Trees 

[17.34.190, 17.34.130H.] 

A minimum of 5 percent of a surface parking area shall be Landscaped and permeable, in addition to any 

Landscaped setbacks. This area shall be distributed throughout the parking area. 

Landscaped setbacks shall include hedges or shrubs with a minimum height of 3 feet at the time of planting 

that form a continuous visual screen to block vehicle headlights. 

Structured or Podium Parking Setbacks 

[17.34.120] 

Structured parking (including underground) shall be set back a minimum of 15 feet from any adjacent 

residential zoning district. 

Above ground parking shall be buffered by permitted non-parking uses, such as habitable area, landscaped 

area, lobby area, or circulation space, with a minimum depth of 35 feet adjacent to the primary street 

property line/s, except for vehicle/pedestrian access. 

Semi-subterranean parking shall not extend beyond the building façade and may not project higher than 

four feet above sidewalk elevation. 
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Structured Parking Landscaping 

[17.34.190, 17.34.130H.] 

A minimum of one screening tree for every 20 feet of parking structure perimeter shall be planted and 

evenly distributed across the length of the structure elevations, integrated with other lower-level 

landscaping. This Planted Area shall have a minimum width of 5 feet. 

Landscape green walls shall be utilized to screen the structure. 

The parking structure footings and foundations shall allow for planning of vegetative material, including 

trees along the perimeter of the structure. 

Emergency Vehicle Circulation and Setbacks  

[17.34.120] 

Vehicular access points to a project shall be designed to be consistent with the Orange City Fire 

Department’s Fire Master Plans for Commercial and Residential Development. See requirements for 

necessary turning radii, setback requirements to be accounted for during site planning, particularly on 

streets with landscaped medians. 
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Site Servicing  

Waste Storage, Collection Areas and Circulation  

All waste enclosures shall be designed in accordance with the requirements of the California Government 

Code and the City’s current Public Works Department Trash Enclosure Standard Plan No. 409. Enclosures 

shall accommodate separated trash, recyclable and green waste containers. 

Where the above requirements cannot be met by a development, any shortfall in onsite storage shall be 

compensated for with a commensurate increase in collection occurrences. The details of waste collection 

schedules shall be submitted to the City in the form of a Waste Management Plan with the project 

application. 

Waste collection areas shall be located such that a waste collection truck does not need to reverse for more 

than 50 feet. Where more than 50 feet is necessary, a truck turn bay shall be required.  

Transformers and Utilities  

Transformers and utilities shall be accommodated on-site and screened from public view and neighboring 

properties.  

Rooftop equipment, including solar photovoltaic, shall be screened from public view and be integrated into 

the building design. 

Mechanical Equipment and Utilities: Fire Department backflow prevention devices, water meters, 
transformers, and other utility-related equipment are prohibited in the front yard unless completely screened 
in a manner that is incorporated into the design of the development. This provision does not apply to water 
tanks and landscaping equipment such as irrigation and sprinkler control systems. 

(1) If air conditioning units or vents are located on the front façade, they shall not project more than 6 inches 
from the face of the building. 

(2) If on a rooftop or in a yard, the equipment must be screened from view from the street with a wall, fence, 
or Landscaping. 

Mechanical Equipment and Utilities: Fire Department backflow prevention devices, water meters, 
transformers, and other utility-related equipment shall be shown on the development plans for review and 
approval. 

Water Quality Best Management Practices 

Development shall implement the Low Impact Development (LID) principles adopted by the City of Orange 

and be consistent with the requirements set out in Chapter 7 of the City of Orange Municipal Code, 

the Orange County Drainage Area Management Plan (DAMP) and City of Orange Local Implementation 

Plan (LIP). 
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Glossary 

Some of the terms used throughout this document are defined below:  

Arterial Highway refers to a street identified as an ‘arterial highway’ by the Orange County Master Plan of 

Arterial Highways (MPAH). 

A Building Break refers to a setback or separation, that splits a building into multiple building forms.  

Building Frontage means the length of that portion of a building, abutting a street.  

Common Open Space means land within or related to a development, neither individually owned nor 

dedicated for public use, which is intended for the common use or enjoyment of all residents of the 

development and may include such complementary structures and improvements as are necessary and 

appropriate. 

A Façade Break refers to an interruption in a single façade plane to create multiple façade planes. 

Front Property Line is the boundary of a lot with Primary Street Frontage, after accounting for any identified 

easements or dedications. Easements or dedications are identified by the city in the City of Orange 

Masterplan of Streets and Highways and any applicable Street Plans. 

Landscaping / Landscaped means an area devoted to or developed and maintained predominantly with 

native or exotic plant materials including lawn, ground cover, trees, shrubs, and other plant materials; and 

also including accessory decorative outdoor landscape elements such as pools, fountains, paved or 

decorated surfaces (excluding driveways, parking, loading, or storage areas). Artificial turf is considered 

Landscaping provided it maintains a natural appearance where the grass-like surface covering replicates 

lush natural grass in appearance and function. No other artificial plant material shall be considered 

Landscaping for the purpose of this definition. 

Lot Frontage means the length of that portion of a lot, abutting a street. 

Minimum Setback Line means the minimum setback identified as required for a particular building 

elevation or element. 

Planted Area is an area of natural ground with uninterrupted soil depth that can accommodate root systems 

for larger vegetation and is permeable to allow water absorption. Planted Area excludes areas where there 

is a structure less than 2 feet underneath, pools and non-permeable paved areas. 

Primary Street Frontage means the main street address or Lot Frontage that provides the principal access 

to a particular lot . 

Private Open Space means an open space, fenced or otherwise, which is reserved for the exclusive use 

by the occupants of a single specified dwelling unit. 

Residential Common Space refers to those spaces within a residential building that are for access and 

use of residents of the development and might include Common Open Space, common rooms, lobby areas, 

stairwell and circulation areas and garbage collection areas.  

Secondary Street Frontage means the secondary street address or second frontage for a lot, which may 

include a side street or alley. 

Sloping Site refers to parcels with a grade change of 10% or more, along the length of the Lot Frontage. 
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IV. Historic Preservation Standards 

In 2023, the City of Orange retained AECOM to create a set of objective design standards that 
could be applied to mixed-use and multi-family development in the City. The initiative seeks to 
maintain compliance of the City's land use policies with changes to California State law. In doing 
so, the initiative also seeks to contribute to both the streamlining of housing production in the City 
to improve affordability, while maintaining the high quality of new development that the City of 
Orange community and future occupants require. 

As an extension of the task and in consultation with City Staff, AECOM has reviewed the City’s 
Historic Preservation Design Standards Policy, dated December 12, 2018. The Policy outlines the 
City’s position for which mixed-use and multi-family development occurring specifically in the Old 
Towne Historic District zones should conform, and as such the Policy is aligned with the objective 
standard exercise AECOM was retained for. 

This document contains suggestions of how the City might rebuilding and increase objectivity 
within the Historic Preservation Design Standards Policy, to potentially adopt after further City 
review and community engagement. Suggestions are specifically related to the Old Towne 
Historic District zones. The suggestions provided were customized with the help of City Staff, 
taking into account the City's existing design standards and experiences in the process of 
reviewing recent historic, mixed-use and multi-family projects. 

Historic Preservation Policy Statement 

Orange is a special place to live in part because of the historic buildings that help to create the 

neighborhood character. The purpose of these updated design standards is to preserve the 

distinct sense of place and unique character of the community through the implementation of 

local, state, and federal guidance for historic preservation. These standards are intended to 

complement the City of Orange’s Cultural Resources and Historic Preservation Element and seek 

to further protect the historic setting and integrity of Orange's historic buildings and 

neighborhoods.  

140



   
 

 3 

 

Exterior Architectural Details and Building 
Materials 

1. Exterior historic architectural features and building materials shall be preserved through 

maintenance and repair before utilizing replacement. 

a. Work undertaken to stabilize, conserve, repair, or maintain existing historic features and 

materials shall be physically and visually matching with the historic feature. 

b. The replacement of intact or repairable architectural details features and building materials 

is prohibited.  

c. Removal or covering over distinctive architectural features and examples of skilled 

craftsmanship is prohibited. Distinctive architectural features that are particularly important to 

the character of a historic building shall be retained and/or replaced in kind if too deteriorated 

to repair. Distinctive features may include decorative elements such as brackets, exposed 

rafter tails, and columns, or the pattern of materials used in construction, such as decorative 

shingles, masonry, or stonework.  

d. Historic finishes shall not be altered. Unpainted historic masonry, concrete, or wood 

elements shall not be painted. Similarly, wood elements that were painted or stained 

historically shall maintain the same finish to protect the materials from deterioration. 

2. Exterior historic features and materials shall be repaired in place and in kind to the greatest 

extent feasible1. 

a. Repairs shall maintain as much historic material as possible by patching, splicing, 

consolidating, or otherwise reinforcing deteriorated materials. 

b. When cleaning or repairing exterior historic materials using physical or chemical treatments, 

use the gentlest means possible. Treatments that cause damage to historic materials is 

prohibited.  

3. Exterior historic materials that are too deteriorated to be repaired as determined by an 

evaluation prepared by a historic preservation professional meeting the Secretary of Interior’s 

Professional Qualifications Standards, shall be replaced in kind.  

a. Replacement shall be limited to only those portions of the historic feature that are 

deteriorated beyond repair. 

 
1 Per federal guidance for projects involving historic properties, work designed to conform to the greatest extent feasible with the 

California State Historic Building Code, [State of California, Title 24, Building Standards, Part 8] as well as Secretary of the Interior's 
Standards for the Treatment of Historic Properties with Guidelines for Preserving, Rehabilitating, Restoring & Reconstructing 
Historic Building are considered to result in minimal or no adverse effects to a historic property.  
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b. Replacement of historic elements shall match the historic design, materials, scale, size, 

proportion, finish, texture, details, and profile. 

c. Non-historic materials such as vinyl siding or synthetic stucco, are prohibited as substitute 

materials for use on a historic building. 

d. Replacement of an exterior historic material with a substitute material shall be allowed if 

the substitute material matches in appearance and properties (such as finish and density) and 

does not damage the remaining historic material, per the criteria described in National Park 

Service Preservation Brief 16: The Use of Substitute Materials on Historic Building Exteriors.   

4. Removal of inappropriate, non-historic architectural features and/or building materials that are 

not consistent with the historic design is permissible. 

a. In some cases, these later additions/alterations may be obscuring original historic materials 

and/or character-defining features. 

5. If historic features are missing, replacement shall be based on historic documentation, such as 

historic photographs or physical evidence, such as remnant marks on the building. If none are  

available, the design of replacement details shall match with the architectural character of the 

building and match with the size, scale, and materials of the historic building and its setting. 

6. Adding architectural details or elaborate decorative elements that do not match the architectural 

style of the building or are not based on documentary or physical evidence from the building’s 

history are prohibited. 
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Standards for Historic Building Features  

Roofs 

1. The historic roof form shall be preserved and maintained. 

a. Changing the slope or configuration of a historic roof is prohibited. 

b. Other decorative and functional details including vents, corbels, dormers, finials, built-in 

gutters, collectors, downspouts, and chimneys shall be preserved and repaired as necessary 

to prevent deterioration. 

2. Historic roofing materials shall be preserved. 

a. Deteriorated sections of historic roofing materials, shall be replaced with in-kind or with a 

substitute material to match the existing.   

3. Replacement roofing materials shall match the scale, texture, and color to materials used 

historically. 

4. New dormers shall be minimally visible from the public right-of-way2 and not damage or obscure 

character-defining features. 

5. New skylights shall not be visible from the public right-of-way and not damage or obscure 

character-defining features. New skylights shall be low profile. Dome skylights are prohibited in 

the historic district.  

6. New roof vents shall be minimally visible from the public right-of-way and not damage or 

obscure character-defining features.  

Windows and Doors 

1. Historic windows and doors shall be preserved and maintained. 

a. A project shall not alter the location, number, size, pattern, muntin, mullion, type (casement, 

single-or double-hung, etc.), or proportion of historic windows and doors on elevations visible 

from the public right of way.   

b. Historic metal grillwork or decorative bars on windows shall be retained.  

c. Door and window screen material and design shall match with the architectural style of the 

historic building. 

d. Awnings and shutters shall be installed only on historic buildings with documentation and/or 

physical evidence of historic use. The replacements shall be similar in materials, design, and 

 
2 For the purposes of these design standards, public right-of-way includes streets, sidewalks, alleyways, and paseos. 
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operation to those used historically and match the shape of the window on which they are 

installed. 

2. Historic windows and doors with signs of damage or deterioration shall be repaired, rather than 

replaced. 

a. Repairs shall follow the recommendations of the National Parks Service (NPS) Preservation 

Brief 9 – The Repair of Historic Wooden Windows and other applicable federal historic 

preservation standards and technical guidance from NPS Technical Preservation Services.  

b. If glass in historic windows or doors must be replaced, the new glass shall match the same 

visual characteristics as the historic glass (e.g. clear glass for clear glass, stained glass for 

stained glass). Installing non-historic reflective coatings or dark tints on windows is prohibited. 

Frosted or opaque glass window films may be applied on side or rear elevations if privacy 

from adjacent properties is a concern. 

3. A historic window or door that is too deteriorated to repair shall be replaced in kind. 

a. The replacement window or door shall use the physical evidence of the feature to match 

the size, shape, arrangement of panes, glazing in a door and/or door surround, materials, 

method of construction, frame, sills, surrounds, and profile of the historic feature. 

4. Restoring original windows and doors that have been removed or altered shall be undertaken 

when documentary (photographs, drawings, etc.) and/or physical evidence exists for an accurate 

restoration. 

a. If a window or door has been replaced with non-historic materials, a new window or door 

that matches with the size, scale, material, and design of the building may be installed in its 

place.  

Mechanical Systems 

1. Exterior mechanical equipment shall be located in areas minimally visible from the public right-

of-way. 

a. Equipment mounted directly on a historic building shall be attached using the least invasive 

method, without damaging character-defining features. 

b. Roof-mounted equipment can be installed on flat roofs provided the equipment is screened 

from public view by parapet walls. 

c. Mechanical equipment placed at ground level or shall be placed to the rear or side of a 

property and screened from public view.  

d. If locating mechanical equipment at the rear or side of the historic building is infeasible, the 

equipment shall be placed at ground level and screened from public view by a decorative 

equipment screen or other architectural treatment. 

2. Rooftop solar panels shall be located in areas minimally visible from the public right-of-way. 
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a. Rear-facing roofs of primary historic buildings or rooftops of detached garages or accessory 

buildings are the most appropriate locations for solar panels. 

b. On flat roofs with parapet walls, solar panels may be installed on the full extent of the roof, 

provided that the panels are screened from public view by the parapet walls. 

c. On sloped roofs, solar panels shall be installed on the rear 50 percent of the roof of the 

primary building. 

d. On corner lots, for buildings with sloped roofs, solar panels shall be installed on the interior 

25 percent of the roof of the primary building. 

e. If the permitted locations for solar panels in Standard 2c or 2d cause the installation to be 

visible from the public right-of-way, panels shall be configured to the extent feasible parallel 

to the roof plane, with minimal profile, no roof overhang, and no alteration of the existing roof 

shape or slope.   

f. Solar panels shall be parallel to the roof plane, shall not extend more than 10 inches above 

the roof surface, and shall not overhang or alter existing rooflines. 

g. Solar panels shall be attached to roofs using the least invasive method possible, without 

damaging character-defining features. 
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Standards for Historic Residential Buildings 

Relationships of buildings to each other, setbacks, existing grade, fencing patterns, views, 
driveways, walkways, lighting, and street trees all contribute to the character of historic 
streetscapes. 

Landscape, Planting, and Setting  

1. The historic setback of front and side yards of shall be retained and match the existing block 

pattern. 

2. Historic walkways, historic scoring, driveways, and other hardscape features in the front yard 

shall be preserved. 

a. Historically unpainted walls, curbs, or planters shall not be painted. 

3. Repairs or expansion of paving or hardscape features shall match the historic features in 

materials, color, texture, scoring pattern, and finish. 

4. Paving parkways, front yards, and side yards that were historically unpaved shall be prohibited. 

5. Parking areas shall be located at the rear of the site and shall be screened from public view by 

fencing or landscaping. 

6. Historic driveways and their configuration and material shall be retained and preserved through 

repair/maintenance or replace in kind.  

7. Retain and preserve historic fencing and walls of front yards. New or replacement front yard 

fencing shall be installed, provided it matches with the architectural style of the building and 

materials used during the period of significance of the historic building and is consistent with the 

prevailing pattern of fencing in the streetscape, including design, setback, and existing planting 

strips. 

a. Chain-link with tube steel, vinyl, composite board, , and plastic fencing materials are 

prohibited. 

8. Rear yard opaque fencing for privacy is permissible, provided that the period of significance, 

style, scale, design, and materials match with the historic building and the neighborhood. 

a. If a six-foot rear or side yard fence is located next to the street, the fencing shall match with 

the prevailing pattern of fencing in the streetscape, including material, setback, and existing 

planting strips. If there are no other fences on the block, the style and materials shall reflect 

the period of significance to the architecture of the house. A two-foot wide planter shall be 

located between the property line and fencing. 

9. Historic trees and hedges, shall be maintained and preserved.  

10. Artificial turf is prohibited in parkways, front yards, and side yards visible from the public right-

of-way. 
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Porches  

1. Historic porches shall be preserved. 

a. Maintain the location, shape, details, posts, railings, balustrades, and decorative brackets 

of the historic porch. 

b. Repair deteriorated decorative elements or replace missing elements to match the existing. 

c. Alterations for accessibility shall be designed and built to be minimally visible and to require 

minimal alterations to historic materials and features, while allowing equal access to the 

building. 

2. Original steps shall be preserved. If the steps are too deteriorated for repair, they shall be 

replaced utilizing materials to match the original design. 

3. All or part of a historic porch or entrance shall not be enclosed in areas visible from the public 

right-of-way. 

4. Guard rails are prohibited unless there is documentary or physical evidence that a guardrail 

existed on a porch historically, or there is a safety issue to be addressed. 

5. The addition of a handrail for safety at the front steps is allowed, if the handrail matches in 

design, uses materials matching with the historic building, and installation does not destroy any 

character-defining features or materials of the historic building. 

Garages and Accessory Buildings 

1. Historic accessory buildings shall be preserved. 

a. Changes to accessory buildings shall comply with the Standards for Historic Building 

Features. 

b. A one-story addition to the side or rear of an accessory building may be an appropriate way 

to provide additional parking or storage area. 

c. The addition of a new second floor or substantial modifications to the rooflines of historic 

garages or accessory buildings are prohibited. 

d. Adding small dormers to an existing roof are appropriate, provided that the scale, design 

and materials of the dormers match with the architecture of the historic accessory building. 

 i.  Dormers shall not be on the same wall plane as the story below of the historic building. 

 ii. The total sum of dormers shall not be greater than 25% of the roof plane width. 

e. Historic garage door design, type, and materials shall be preserved and maintained.   

i. A replacement of a non-historic garage door shall match with the materials and design 

of the historic accessory building. 
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2. In order for a new or continued use, a historic accessory building may be relocated on the 

property. 

a. The new location of the accessory building on the lot shall maintain the historic relationship 

between houses and accessory buildings that are typical of the Historic District. Relocation 

shall not substantially change the prevailing development pattern of houses and accessory 

buildings in the neighborhood. Accessory buildings shall be relocated within rear yards only 

and should not be relocated in front or side of the house. 

b. Relocation shall maintain the original orientation of the building to the street. 

c. Relocation shall retain the existing driveway to the greatest extent feasible. 

3. The majority of historic accessory buildings can be preserved and rehabilitated. In limited 

cases, a historic accessory building may be too deteriorated to be repaired. If a property owner 

believes that a historic accessory building cannot be repaired, the property owner may submit a 

report to the Historic Preservation Planner requesting demolition and reconstruction of the 

building. 

a. The report shall include:  

i. A detailed analysis of the condition of the existing building and feasibility of repairs by a 

qualified licensed structural engineer and/or historic preservation contractor meeting the 

Secretary of Interior’s qualifications. 

ii. A comprehensive proposal for accurate reconstruction and reuse of salvaged historic 

materials from the building. 

b. The report will be reviewed by the Historic Preservation Planner who will make a 

recommendation to the Design Review Committee on the proposed demolition and 

reconstruction. 

c. The request for demolition of a historic accessory building shall comply with the project 

review process outlined in the Demolition Review Ordinance (OMC 17.10.090). 

d. No building may be demolished without prior approval and a demolition permit. 

4. New garages and accessory buildings shall be similar in massing, scale, and design to historic 

garages and accessory buildings in the historic district. 

a. New garages and accessory buildings shall be detached from the primary historic building 

and within the rear yard.  

b. New garages or accessory buildings shall be designed to architecturally match with the 

historic residence and shall be subordinate in height, width, and area in comparison to the 

existing primary building.  
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Standards for Historic Commercial Buildings  

Setting and Building Features 

1. Historic sidewalk features, including street lights, shall be preserved. 

a. Historic sidewalks may include any unique score patterns, textures or materials that shall 

be preserved. If the sidewalks cannot be repaired, it shall be replaced in kind. 

2.   Historic primary entrances shall be preserved whether or not it is used as the primary entrance 

for the use. 

3. When commercial uses occupy historic residential buildings, the front yard landscaping shall 

be retained and historic paving shall remain. 

a. Parking in the front yard is prohibited. 

b. Pedestrian-oriented uses, such as outdoor dining, are permissible in the front yard area of 

the private property, provided that the use can be accommodated with limited additions of 

paving or non-porous surfaces and does not affect any character-defining features of the 

historic building or setting. 

4. Exterior light fixtures shall be compatible with the architectural style of the building. 

a. Animated or flashing lights are prohibited. 

b. Colored lights are prohibited, except for exposed neon used in signage. 

c. Lighting should typically have a warm color temperature not to exceed 3,000 Kelvins. 

d. Light sources on building and site lighting shall be shielded to prevent glare and light spill 

onto neighboring properties. 

5.  Trash enclosures and utility and service cabinets shall be integrated into the design of the 

building and site and shall be located at secondary elevations or in alleyways. 

6. The height of a new building, or an addition to an existing building, shall not exceed two stories, 

30 feet, or the height of adjacent historic buildings, whichever is the lesser height. 

a. In the Plaza Historic District and Downtown Core, a new story is not permitted on the top 

of an existing historic building. 

b.  

7. In the Plaza Historic District, new construction with exposed sloped roofs is prohibited. 

8. In the Plaza Historic District, a consistent building street wall with zero setbacks shall be 

maintained by all new construction. 

a. Recessed entrances, matching the pattern of historic storefronts in the Plaza, shall be used. 
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9. In the Downtown Core and Spoke Streets, new construction shall match with the prevailing 

pattern of setbacks of surrounding properties on the same block. 

10.  For new construction, a 15-foot landscape area is required between all parking areas and 

any public right of way. Landscaping shall provide visual screening for parked cars. 

11. For existing construction, landscape areas shall be provided between all parking areas and 

any public right-of-way to the greatest extent feasible. Landscaping shall provide visual screening 

for parked cars. 

Storefronts 

1. Historic commercial storefronts and their component elements, such as display windows, 

bulkheads, transoms, prism glass, doors, pillars, pilasters, and other character-defining features 

shall be preserved. 

a. Altering the location, number, size, pattern or proportion of historic openings, particularly 

on primary elevations is prohibited. 

b. Interior spaces shall be designed so that new partitions do not impact the appearance of 

the historic storefront. 

2. Transparent, clear glazing shall be used for ground floor storefronts. Reflective coatings or dark 

tints on storefront glazing are prohibited. 

3. New replacements of non-historic storefronts shall be based on evidence of the historic 

appearance of the building or the pattern and features of surrounding historic storefronts.  

a. Recessed entrances at new storefronts shall be used in the Plaza Historic District and are 

encouraged in other locations.  

b. New storefronts in the Plaza and Downtown Core shall maintain the existing pattern of 

glass at the building wall along the sidewalk. Removing storefront glazing to create recessed 

outdoor areas at the front of commercial buildings is prohibited on historic buildings unless it 

has a documented history of a recessed storefront in that location.  

4. New security bars and roll-down gates are prohibited.  

5. Awnings shall be of color, size, scale, design, and operation to those used historically. Awnings 

shall be constructed of historic period materials. 

a. An awning shall fit within each of the building’s structural bays, exactly over the display 

windows. Awnings shall be of materials used historically 

b. Internally illuminated awnings or vinyl awnings are prohibited.  

c. New awnings shall use anchors and attachments through the mortar joints only, that do not 

damage the historic building materials and/or building.  

6. Reconstructing historic storefronts that have been removed or altered shall be undertaken only 

if documentation and/or physical evidence is existing. 
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a. If a historic opening has been replaced with non-historic materials, a new one that matches 

with the architectural style of the building shall be installed in its place. Design of the 

replacement shall be based on available photographic evidence. If no such evidence exists, 

the replacement should be based on a combination of physical evidence (indications in the 

building of the building) and evidence of similar elements on buildings of the same 

architectural style in the historic district. The new opening matches size, shape, design and 

materials of similar openings of nearby historic buildings. 

7. Mechanical equipment, including, but not limited to electrical meters, fire risers, valves shall be 

located behind the storefront.  

Signage  

1. Historic signs, including painted wall signs, shall be preserved and shall not be painted over, 

covered, defaced or removed. 

a. The City maintains a list of historic painted signs in the Plaza. Consult the Historic 

Preservation Planner prior to starting any work on a painted sign on a historic building. 

b. Any signs uncovered during the process of rehabilitation or restoration shall adhere to the 

standards outlined in this section. 

2. New signs shall be made of traditional materials such as wood or metal used in a traditional 

way. 

a. Plastic signs are not permitted. 

b. Painted signs are allowed on existing painted surfaces. Painted signs are prohibited on 

unpainted masonry surfaces. 

c. If an alternate sign material is proposed, it shall match with the design, texture, reflectivity, 

durability and color of a traditional sign material. 

3. New signs shall not conceal or diminish architectural features of the building. 

4. Traditional sign locations include belt courses above storefronts, on transom panels, on wall 

surfaces above second floor windows, projecting from the face of the building, on awning 

valences, or windows. 

5. Sign installation shall not damage historic materials. 

a. Mounting brackets and hardware shall be anchored into mortar joints only, not into the face 

of masonry units. 

b. All attachments penetrating historic materials shall use materials that prevent rust and 

deterioration. 

6. Signs shall be externally illuminated. 

a. Internally illuminated signs are not permitted, with the exception of halo-lit channel letters. 
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b. Neon is permissible for blade or wall signs. LED replicating the appearance of neon is also 

permissible. 

c. External illumination shall be from concealed sources or from matching metal fixtures. 

7. One wall sign is permitted per tenant on each building elevation. 

a. A wall sign is limited to a maximum of one square foot for each lineal foot of the tenant’s 

street frontage. 

b. Maximum total sign length is 20 feet. 

c. Letter height shall be no more than 24 inches tall. 

d. Multiple lines of text are permitted, provided the sign area requirements are met. 

8. One blade sign is permitted per tenant, in lieu of a wall sign. 

a. A blade sign is limited to 15 square feet in area for each face. 

b. The sign shall have at least 8 feet of vertical clearance between grade and the lowest point 

of the sign. 

c. A sign may project over the public right of way, provided that the sign meets the 

requirements of Orange Municipal Code 17.12.040.D.12. 

9. One hanging sign, oriented toward pedestrians, is permitted per tenant, in addition to the 

permitted wall or blade sign. 

a. A hanging sign is limited to 8 square feet in area for each face. 

b. A sign may project over the public right of way, provided that the sign meets the 

requirements of Orange Municipal Code 17.12.040.D.12. 

10. Reversible painted or interior decal signs are appropriate for use on window and door glazing. 

a. Window sign area counts as part of the total allowable area for wall signs. 

b. A window sign with a solid background is limited to no more than 10 percent of the glazing 

area. 

c. A window sign with lettering only is limited to no more than 20 percent of the glazing area. 

11. Printed or painted lettering is permissible on an awning valance, subject to all restrictions for 

wall signs. 

a. Awning signage counts as part of the total allowable area for wall signs. 

b. Signage on the upper face of the awning is not permitted. 

c. Signage on the awning valence should be no more than 50 percent of the valence area. 

12. Freestanding signs are prohibited in the Plaza or in the Downtown Core for properties fronting 

Glassell Street or Chapman Avenue. 
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13. One freestanding monument sign is permitted for properties outside of the Plaza or Downtown 

Core, in lieu of a wall or blade sign. 

a. A freestanding sign is limited to 12 square feet in area for each face, excluding the base 

building. 

b. A freestanding sign is limited to 42 inches in height. 

14. Signs for commercial uses in formerly residential buildings shall not obstruct architectural 

features and shall match with the scale and appearance of the building. In these cases, 

freestanding monument signs are preferred. 
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Standards For New Construction Related to 
Historic Buildings  

Additions to Historic Buildings 

1. Additions shall be designed to be subordinate and secondary to the historic building and those 

adjacent. 

a. Additions shall be designed to match with the mass, scale, and volume of the historic 

building and adjacent historic buildings.  

2. Additions shall be located at the rear 50% of the historic building to minimize their visibility from 

the public right-of-way. 

a. Vertical additions are prohibited on top of an existing single-story building. 

b. Additions to side elevations shall incorporate a clear setback from the elevation facing the 

public right-of-way to minimize visibility. 

3. The addition shall be differentiated from the historic building. 

a. The addition shall be differentiated from the historic building requiring an offset, with 

materials, and features sharing similar physical characteristics, scale, and textures. 

b. The addition must maintain the visual features and mass of the building as well as the 

overall streetscape pattern. Do not obscure, alter or demolish character-defining features in 

order to accommodate new additions. Additions shall be in areas that are not visible to the 

public. Do not make additions to primary façades. Set back side additions clearly from the 

primary façade to distinguish the existing building. 

4. Additions to historic buildings shall use traditional building materials complementary to the style 

of the historic building or the period of significance of the Historic District. 

a. The texture, color and detailing of traditional building materials on an addition shall be 

compatible with the style or period of construction of the main building. 

5. Roof forms, including pitch and eave depth, shall match with the existing historic building. 

a. New dormers shall be designed in a style that matches with the architectural style of the 

historic building.  

6. Window and doors openings in an addition shall be based on the alignment, rhythm, size, 

shape, and pattern of openings on the historic building. 

7. An addition shall be designed to avoid obscuring and/or demolishing/damaging character-

defining features and not result in the loss of historic materials and character-defining features of 

the historic building. 
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a. If the addition were removed in the future, the essential form and integrity of the historic 

building shall be unchanged. 

b. The roofline of the historic building shall be retained on elevations visible from the street. 

Infill Construction in A Historic District 

1. The location of new primary and secondary buildings on a lot within a historic district shall 

match the historic pattern of front and side yard setbacks. 

a. New buildings in front of a historic building is prohibited. New buildings along the side of a 

primary building are prohibited. 

b. New buildings that is taller than surrounding existing buildings shall break up its mass into 

smaller components or modules. Step down the height of a taller new building when located 

adjacent to an existing shorter building.  

2.  New buildings shall match in massing, scale, and form to surrounding contributing buildings in 

the historic district on the same block. 

a. Properties with new construction shall use the average Floor Area Ratio of historic 

properties on the surrounding street as a model for compatible new development. 

3. The height and roof form of a new building shall match the surrounding historic buildings. 

a. Roofing materials and details shall be similar to those found on historic properties. 

b. Dormers shall be similar in size and style to historic properties. 

4. A new primary building shall have a main entrance and façade parallel to and facing the street. 

5. The progression of public to private spaces from the street shall be maintained. 

a. A sheltered building entrance or front porch is appropriate to create a transitional space 

from the street to the interior of the building. 

6. New construction window and door openings shall be based on the alignment, rhythm, size, 

shape, and pattern of openings of adjacent historic buildings. 

7. The use of traditional building materials found on historic buildings in the Historic District shall 

be used on new construction and match with the size, scale, design, texture, reflectivity, and 

durability of historic materials used on comparable historic buildings in the Historic District. 

a. Alternates to traditional building materials shall be permissible if matching with the design 

and appearance of comparable historic features on similar contributing buildings in the 

Historic District. 

8. The height, mass and scale of new secondary buildings shall be subordinate to the primary 

historic building and/or to an adjacent contributor to a historic district.  

a. The height of secondary buildings shall not exceed the height of the primary historic 

building. 
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b. The design of secondary buildings shall be subordinate to the primary historic building on 

the lot and/or to adjacent contributors of a historic district. 

9. Infill construction shall adhere to the sections on Standards for Historic Residential Buildings – 

Setting or Standards for Historic Commercial Buildings – Setting. 
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Standards For Noncontributing Buildings in 
Historic Districts  

1.  Non-contributing properties shall comply with the Standards for Historic Residential Buildings 

– Setting or Standards and for Historic Commercial Buildings – Setting. 

2. Non-contributing properties shall comply with the Standards for Historic Building Features – 

Mechanical Systems. 

3. Front porches are a common feature of historic residences in Old Towne. Removing or infilling 

an existing front porch on a non-contributing building is prohibited in the Historic District. 

4. The primary building shall have a main entrance and facade oriented toward the street. 

5. Windows and doors shall match with the building’s predominant architectural style or with 

historic buildings in the Historic District. 

6. The use of traditional building materials found on historic buildings in the Historic District shall 

be used for non-contributing buildings. 

a. Exterior materials shall match with the size, scale, design, texture, reflectivity, durability and 

color of traditional materials used in the Historic District. 

b. Alternatives to traditional building materials may be considered, if the alternative material 

match with the building’s predominant architectural style or with comparable contributing 

buildings in the Historic District. 

c. Vinyl windows are prohibited for use on non-contributing buildings. 

7. The use of elaborate architectural details or ornamentation that does not match with the 

noncontributing building’s predominant architectural style or surrounding contributing buildings 

shall be prohibited. 

8. Additions to non-contributing buildings adjacent to a contributor of a historic district shall match 

with the mass, scale and setbacks of the existing building and surrounding historic properties. 

a. An addition to a non-contributing building adjacent to a contributor of a historic district shall 

not exceed the height and massing of the adjacent historic building.  

b. An addition to a non-contributing building in a historic district shall not be within the 

established setback of contributing historic buildings on the block. 

c. Simple roof forms that reflect the form of the non-contributing building and surrounding 

historic buildings shall be used in the design of additions to non-contributors. 

d. Second-story additions to a one-story building are prohibited.  
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Agenda Item

Design Review Committee

Item #: 4.1. 3/20/2024 File #: 24-0139

TO: Chair and Members of the Design Review Committee

THRU: Anna Pehoushek, Assistant Community Development Director

FROM: Robert Garcia, Senior Planner

1. SUBJECT
Review of Objective Design Standards.

2. SUMMARY
An amendment to Chapter 17.14 and 17.19 of the Orange Municipal Code to incorporate objective
residential Design standards for certain multifamily housing projects to implement State Housing Law.

3. RECOMMENDED ACTION
Provide feedback in the draft Objective Design Standards.

5. DISCUSSION AND BACKGROUND
As State Housing Law continues to evolve, multi-family housing projects with affordable components
are required to be ministerially approved. Specific state laws include, but are not limited to, Senate
Bill (SB) 35, that requires the availability of a streamlined ministerial approval process for
developments in localities that have not yet made sufficient progress towards their allocation of the
Regional Housing Need Assessment (RHNA) fair share. Assembly Bill (AB) 2162 requires that
supportive housing be a use that is permitted by right in zones where multifamily and mixed-use
development is permitted. SB 4 applies to faith-based institutions and non-profit colleges to build
affordable, multi-family homes by streamlining the permitting process and overriding local zoning
restrictions. AB 2011 allows for ministerial, by-right approval for affordable housing on commercially
zoned lands, and also allows such approvals for mixed-income housing along commercial corridors,
as long as the projects meet specified affordability, labor, and environmental criteria. Despite the
ministerial approval requirement, state law does allow the City to apply adopted objective design
standards (ODS) to a project before it can proceed to building permits.

The City’s Orange Municipal Code (OMC) has objective development standards but has very few
ODS. The City regularly relies on subjective design guidelines and a discretionary design review
process to determine the adequacy and contextual appropriateness of project design. This process
can no longer be utilized for multi-family development applications with a qualifying affordable
component. Hence, creation of ODS will enable the City to review qualifying multi-family housing
development applications and retain ability to direct the design of new residential developments.

The ODS document contains a set of standards specific to multifamily and mixed-use projects in the
City of Orange's Residential Multifamily zones (R-3 and R-4), Urban Mixed Use (UMU),
Neighborhood Mixed Use (NMU), and Old Towne Mixed Use (OTMU-15, OTMU-15S, and OTMU-24)
zones. The standards build upon the City's existing design standards and experiences reviewing
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zones. The standards build upon the City's existing design standards and experiences reviewing
recent mixed-use and multi-family projects. These standards will supplement the existing
development standards. In the instance of a conflict between the standards in this document and
those in the OMC, the ODS document shall prevail.

The ODS accomplish the following:

• Provide specific site planning standards regulating building orientation, site layout, site access,
parking lots and courts, trash enclosures, etc.

• Provide standards specific to landscaping, open space requirements for common and private
open space, site lighting, walls and fences, etc.

• Include building design standards such as, but not limited to, general building form, building
height and massing, façade articulations, roof forms, doors and entryways, windows, etc.

• Include architectural standards for distinct styles which specify criteria in areas such as form
and massing, roof, materials and colors, doors and windows, and decorative details.

Any housing development applications ineligible for ministerial processing would continue to require
the City’s standard discretionary review process.

9. ADVISORY BOARD RECOMMENDATION
None.

10. PUBLIC NOTICE
No public notification is required for this report to the Design Review Committee.

11. ENVIRONMENTAL REVIEW
This action is exempt from the California Environmental Quality Act (CEQA) pursuant to State CEQA
Guidelines Section 15378 (Common Sense Exemption) because it will not have a direct or
reasonably foreseeable indirect physical change on the environment and is not a “project.” For this
reason, no further CEQA documentation is required.

14. ATTACHMENTS
· Attachment 1 Objective Design Standards
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Summary of changes to the Objective Design Standards based on input from the Design Review 
Committee from its March 20, 2024, meeting, as well as members of the public (OTPA Board) at that 
meeting. The summary is broken down by category. 
 
Multi-family Category 
• Additional verbiage was added to clarify that the ODS only apply to certain housing projects. 
• Provided a 10 foot landscape buffer between the building and driveway. 
• Provided clarification on number of trees needed within landscape in front yard areas. 
• Provided a greater setback in cases where the development abuts the rear yard of a single family 

district.  
• Provided landscaping in facade break areas. 
• Additional verbiage was added preventing footings in planter areas unless depth of footing 

exceeds 36 inches. 
• Clarified that buildings shall be painted in one predominate color and up to three secondary 

colors.  
• Provided screening on structured parking including landscaping, and green screen walls. 
 
Mixed Use Category 
• Additional verbiage was added that the ODS only apply to certain housing projects. 
• Provided clarification on number of trees needed within landscape in front yard areas. 
• Provided a greater setback in cases where the development abuts the rear yard of a single family 

district.  
• Verified that the graphics match the associated text. 
• Additional verbiage was added preventing footings in planter areas unless depth of footing 

exceeds 36 inches. 
• Provided screening on structured parking including landscaping, and green screen walls. 
 
Historic Preservation 
• Modified verbiage to eliminate subjectivity by using word such as shall, prohibited, and match. 
• Clarified that a historic preservation professional shall meet the Secretary of Interior’s 

Professional Qualification Standards.  
• Provided verbiage that makes a standard measurable.  
• Additional verbiage that preserves the historic existing setting including setbacks, grade, and 

streetscapes. 
• Additional verbiage related to appropriateness of materials to the historic architectural period. 
• Provided a two foot wide planter between the property line and fencing. 
• Additional verbiage addressing the use of dormers. 
• Additional verbiage that preserves historic primary entry regardless of use. 
• Specified the lighting temperature no to exceed 3,000 Kelvins. 
• Additional verbiage for the screening of equipment such as meters, mechanical equipment, 

valves, risers, etc. behind the storefront. 
• Additional verbiage that additions shall be located at the rear 59% of historic buildings. 
• Additional verbiage that addresses the impact of taller buildings than the surrounding existing 

buildings by breaking its mass into smaller components.  
• Additional verbiage for the preservation and maintenance of historic doors and windows. 
• Outdoor dining clarification 
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Agenda Item

Planning Commission

Item #: 4.3. 10/21/2024 File #: 24-0589

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 to construct a new single-family residence with a detached one-
car garage, located at 323 E. River Avenue and finding of CEQA exemption (Variance No. 2262 and
Design Review No. 5136).

2. SUMMARY
The applicant proposes to construct a new 934 sq ft single family residence with a 416 sq ft detached
one-car garage on an existing vacant lot in the Nutwood Tract of the Old Towne Orange Historic
District. A Variance request is submitted to allow for the development to provide a one-car garage
instead of the required two-car garage.

3. RECOMMENDED ACTION
1) Adopt Planning Commission Resolution No. PC 31-24. A Resolution of the Planning

Commission of the City of Orange approving Variance No. 2262 and Design Review No. 5136 for
a new single-family residence with a detached one-car garage in the Old Towne Orange Historic
District located at 323 E. River Avenue.

2) Find the proposal exempt from the California Environmental Quality Act (CEQA) per State
CEQA Guidelines Section 15303.

4. AUTHORIZING GUIDELINES
Orange Municipal Code (OMC) Section 17.08.020(B)(2)(a) authorizes the Planning Commission to
review and take final action on applications for Variances, and Design Review. Note (b) of Table
17.08.020 of the OMC - Reviewing Bodies - states that when more than one type of application is
filed for a single project, the application requiring the highest level of approval shall dictate the review
process for the entire group of applications. The Planning Commission is the highest-level approving
body for these applications.

5. PROJECT BACKGROUND

Applicant/ Property Owner: Michael Muhonen

Property Location 323 E. River Avenue

Existing General Plan Land

Use Element Designation

Low-Medium Density Residential (LMDR)

Existing Zoning Classification Duplex Residential (R-2-6)

Old Towne Yes

Site Size 3,995 sq ft

Circulation There is an existing driveway at the east side of the site providing

access from E. River Avenue.

Existing Conditions The site is currently vacant with an existing tree bisecting the west

property line. There are electrical lines running overhead the parking

strip where there is an existing palm tree.

Surrounding Land Uses and

Zoning

 Use Zoning  North Residential - Single-Family Duplex Residential (R-2

-6)  South Residential - Single-Family Duplex Residential (R-2-6)

West Residential - Single-Family Duplex Residential (R-2-6)  East

Residential - Single-Family Duplex Residential (R-2-6)

Previous

Applications/Entitlements

None
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Applicant/ Property Owner: Michael Muhonen

Property Location 323 E. River Avenue

Existing General Plan Land

Use Element Designation

Low-Medium Density Residential (LMDR)

Existing Zoning Classification Duplex Residential (R-2-6)

Old Towne Yes

Site Size 3,995 sq ft

Circulation There is an existing driveway at the east side of the site providing

access from E. River Avenue.

Existing Conditions The site is currently vacant with an existing tree bisecting the west

property line. There are electrical lines running overhead the parking

strip where there is an existing palm tree.

Surrounding Land Uses and

Zoning

 Use Zoning  North Residential - Single-Family Duplex Residential (R-2

-6)  South Residential - Single-Family Duplex Residential (R-2-6)

West Residential - Single-Family Duplex Residential (R-2-6)  East

Residential - Single-Family Duplex Residential (R-2-6)

Previous

Applications/Entitlements

None

6. PROJECT DESCRIPTION
The project includes a new 934 sq ft single-family residence with a 416 sq ft detached one-car
garage on an existing vacant lot in the Old Towne Orange Historic District. The existing lot is legal
non-conforming in that the existing lot size is 3,995 sq ft, whereas there is a 6,000 sq ft minimum lot
size to establish a new legally subdivided lot for the R-2-6 zoning district. Due to the limited lot size,
the applicant is proposing a one-car garage which does not meet the two-car garage requirement for
the development.

Development Standards

Required Proposed Code Section

Building Height 32 feet 13 feet 11 inches 17.14.070

Fence height 42 inches in front

yard setback (first

10’)  6 feet in all

other areas

42” high sliding gate

at driveway  36” high

fence along front

property line  18”

high wall along

south side property

line for first 30’ and

then 6’0” high wood

fence along the

remaining side and

rear property lines

17.12.070

Floor Area Ratio (FAR) 0.70 FAR .34 FAR 17.14.070

Lot size (residential) 6,000 sq ft 3,995 sq ft, existing

(legal

nonconforming)

17.14.070

Lot frontage 60 feet 50 feet, existing

(legal

nonconforming)

17.14.070

Open space, useable

(residential)

350 sq ft 454 sq ft 17.14.070

Parking (residential) 2 enclosed garage

spaces

1 enclosed garage

space

Table 17.34.060.A

 Setback, Front 20 feet 20 feet 17.14.070

Setback, Rear 10 feet House: 10 feet

Garage: 2-feet

17.14.070

Setback, Side Interior 5 feet House: 5 feet

Garage: 2 feet

17.14.070
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Required Proposed Code Section

Building Height 32 feet 13 feet 11 inches 17.14.070

Fence height 42 inches in front

yard setback (first

10’)  6 feet in all

other areas

42” high sliding gate

at driveway  36” high

fence along front

property line  18”

high wall along

south side property

line for first 30’ and

then 6’0” high wood

fence along the

remaining side and

rear property lines

17.12.070

Floor Area Ratio (FAR) 0.70 FAR .34 FAR 17.14.070

Lot size (residential) 6,000 sq ft 3,995 sq ft, existing

(legal

nonconforming)

17.14.070

Lot frontage 60 feet 50 feet, existing

(legal

nonconforming)

17.14.070

Open space, useable

(residential)

350 sq ft 454 sq ft 17.14.070

Parking (residential) 2 enclosed garage

spaces

1 enclosed garage

space

Table 17.34.060.A

 Setback, Front 20 feet 20 feet 17.14.070

Setback, Rear 10 feet House: 10 feet

Garage: 2-feet

17.14.070

Setback, Side Interior 5 feet House: 5 feet

Garage: 2 feet

17.14.070

7. ANALYSIS AND STATEMENT OF THE ISSUES
Consistent with the guidelines for Infill Construction in the Historic Preservation Design Standards,
the location of new primary and secondary structures would follow the historic pattern of front and
side yard setbacks in the neighborhood. The new building would be similar in mass and scale to
surrounding buildings and have a comparable height and roof form. The new infill construction was
designed to be compatible with the adjacent historic buildings. The design is appropriate such that
the Historic District continues to retain its integrity of setting that conveys its significance.
Issue 1: Required Off-Street Parking:

Providing compliant on-site parking consists of a combination four challenges:
· Single-family dwellings of four bedrooms or less requires two enclosed parking spaces. (OMC

Section 17.34.060)
· A 25-foot back up distance (OMC Section 17.34.110)

· Parking areas should be located at the rear of a site and screened from a public view by
fencing or landscaping (Historic Preservation Design Standards)

· Open space requirement (OMC17.14.110(B)(1)(b))

8. PUBLIC NOTICE
Notice was provided to 97 owners and tenants within 400 feet of the project on or before October 10,
2024, and the site was posted with a notice on or before that date.

9. ENVIRONMENTAL REVIEW
The proposed project is categorically exempt from the provisions of the California Environmental
Quality Act (CEQA) per State CEQA Guidelines Section 15303 (Class 3 - New Construction or
Conversion of Small Structures), because it consists of one new 934 sq ft single family residence
with a 416 sq ft detached one-car garage on an existing 3,995 sq ft vacant lot.

10. ADVISORY BOARD ACTION
Staff Review Committee:
The City’s inter-departmental Staff Review Committee (SRC) conducted a review of the project on
May 28, 2024. On August 7, 2024, SRC recommended that the project proceed to the Design Review
Committee (DRC).
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Design Review Committee:
The Design Review Committee reviewed the subject proposal at the September 18, 2024, meeting
and recommended project approval to the Planning commission with a condition that the no fence or
gate is to exceed 42 inches in the front yard setback area. The project meets this condition.

11. ATTACHMENTS
· Attachment 1 - Planning Commission Resolution No. PC 31-24

· Attachment 2 - Design Review Committee Staff Report, September 18, 2024

· Attachment 3 - Vicinity Map

· Attachment 4 - Project Plans

· Attachment 5 - Letter of Justification

· Attachment 6 - Garage comparison of surrounding properties
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Agenda Item

Planning Commission

Item #: 4.3. 10/21/2024 File #: 24-0589

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 to construct a new single-family residence with a detached one-
car garage, located at 323 E. River Avenue and finding of CEQA exemption (Variance No. 2262 and
Design Review No. 5136).

2. SUMMARY
The applicant proposes to construct a new 934 sq ft single family residence with a 416 sq ft detached
one-car garage on an existing vacant lot in the Nutwood Tract of the Old Towne Orange Historic
District. A Variance request is submitted to allow for the development to provide a one-car garage
instead of the required two-car garage.

3. RECOMMENDED ACTION
1) Adopt Planning Commission Resolution No. PC 31-24. A Resolution of the Planning

Commission of the City of Orange approving Variance No. 2262 and Design Review No. 5136 for
a new single-family residence with a detached one-car garage in the Old Towne Orange Historic
District located at 323 E. River Avenue.

2) Find the proposal exempt from the California Environmental Quality Act (CEQA) per State
CEQA Guidelines Section 15303.

4. AUTHORIZING GUIDELINES
Orange Municipal Code (OMC) Section 17.08.020(B)(2)(a) authorizes the Planning Commission to
review and take final action on applications for Variances, and Design Review. Note (b) of Table
17.08.020 of the OMC - Reviewing Bodies - states that when more than one type of application is
filed for a single project, the application requiring the highest level of approval shall dictate the review
process for the entire group of applications. The Planning Commission is the highest-level approving
body for these applications.

5. PROJECT BACKGROUND

Applicant/ Property Owner: Michael Muhonen

Property Location 323 E. River Avenue

Existing General Plan Land

Use Element Designation

Low-Medium Density Residential (LMDR)

Existing Zoning Classification Duplex Residential (R-2-6)

Old Towne Yes

Site Size 3,995 sq ft

Circulation There is an existing driveway at the east side of the site providing

access from E. River Avenue.

Existing Conditions The site is currently vacant with an existing tree bisecting the west

property line. There are electrical lines running overhead the parking

strip where there is an existing palm tree.

Surrounding Land Uses and

Zoning

 Use Zoning  North Residential - Single-Family Duplex Residential (R-2

-6)  South Residential - Single-Family Duplex Residential (R-2-6)

West Residential - Single-Family Duplex Residential (R-2-6)  East

Residential - Single-Family Duplex Residential (R-2-6)

Previous

Applications/Entitlements

None
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Applicant/ Property Owner: Michael Muhonen

Property Location 323 E. River Avenue

Existing General Plan Land

Use Element Designation

Low-Medium Density Residential (LMDR)

Existing Zoning Classification Duplex Residential (R-2-6)

Old Towne Yes

Site Size 3,995 sq ft

Circulation There is an existing driveway at the east side of the site providing

access from E. River Avenue.

Existing Conditions The site is currently vacant with an existing tree bisecting the west

property line. There are electrical lines running overhead the parking

strip where there is an existing palm tree.

Surrounding Land Uses and

Zoning

 Use Zoning  North Residential - Single-Family Duplex Residential (R-2

-6)  South Residential - Single-Family Duplex Residential (R-2-6)

West Residential - Single-Family Duplex Residential (R-2-6)  East

Residential - Single-Family Duplex Residential (R-2-6)

Previous

Applications/Entitlements

None

6. PROJECT DESCRIPTION
The project includes a new 934 sq ft single-family residence with a 416 sq ft detached one-car
garage on an existing vacant lot in the Old Towne Orange Historic District. The existing lot is legal
non-conforming in that the existing lot size is 3,995 sq ft, whereas there is a 6,000 sq ft minimum lot
size to establish a new legally subdivided lot for the R-2-6 zoning district. Due to the limited lot size,
the applicant is proposing a one-car garage which does not meet the two-car garage requirement for
the development.

Development Standards

Required Proposed Code Section

Building Height 32 feet 13 feet 11 inches 17.14.070

Fence height 42 inches in front

yard setback (first

10’)  6 feet in all

other areas

42” high sliding gate

at driveway  36” high

fence along front

property line  18”

high wall along

south side property

line for first 30’ and

then 6’0” high wood

fence along the

remaining side and

rear property lines

17.12.070

Floor Area Ratio (FAR) 0.70 FAR .34 FAR 17.14.070

Lot size (residential) 6,000 sq ft 3,995 sq ft, existing

(legal

nonconforming)

17.14.070

Lot frontage 60 feet 50 feet, existing

(legal

nonconforming)

17.14.070

Open space, useable

(residential)

350 sq ft 454 sq ft 17.14.070

Parking (residential) 2 enclosed garage

spaces

1 enclosed garage

space

Table 17.34.060.A

 Setback, Front 20 feet 20 feet 17.14.070

Setback, Rear 10 feet House: 10 feet

Garage: 2-feet

17.14.070

Setback, Side Interior 5 feet House: 5 feet

Garage: 2 feet

17.14.070
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Required Proposed Code Section

Building Height 32 feet 13 feet 11 inches 17.14.070

Fence height 42 inches in front

yard setback (first

10’)  6 feet in all

other areas

42” high sliding gate

at driveway  36” high

fence along front

property line  18”

high wall along

south side property

line for first 30’ and

then 6’0” high wood

fence along the

remaining side and

rear property lines

17.12.070

Floor Area Ratio (FAR) 0.70 FAR .34 FAR 17.14.070

Lot size (residential) 6,000 sq ft 3,995 sq ft, existing

(legal

nonconforming)

17.14.070

Lot frontage 60 feet 50 feet, existing

(legal

nonconforming)

17.14.070

Open space, useable

(residential)

350 sq ft 454 sq ft 17.14.070

Parking (residential) 2 enclosed garage

spaces

1 enclosed garage

space

Table 17.34.060.A

 Setback, Front 20 feet 20 feet 17.14.070

Setback, Rear 10 feet House: 10 feet

Garage: 2-feet

17.14.070

Setback, Side Interior 5 feet House: 5 feet

Garage: 2 feet

17.14.070

7. ANALYSIS AND STATEMENT OF THE ISSUES
Consistent with the guidelines for Infill Construction in the Historic Preservation Design Standards,
the location of new primary and secondary structures would follow the historic pattern of front and
side yard setbacks in the neighborhood. The new building would be similar in mass and scale to
surrounding buildings and have a comparable height and roof form. The new infill construction was
designed to be compatible with the adjacent historic buildings. The design is appropriate such that
the Historic District continues to retain its integrity of setting that conveys its significance.
Issue 1: Required Off-Street Parking:

Providing compliant on-site parking consists of a combination four challenges:
· Single-family dwellings of four bedrooms or less requires two enclosed parking spaces. (OMC

Section 17.34.060)
· A 25-foot back up distance (OMC Section 17.34.110)

· Parking areas should be located at the rear of a site and screened from a public view by
fencing or landscaping (Historic Preservation Design Standards)

· Open space requirement (OMC17.14.110(B)(1)(b))

8. PUBLIC NOTICE
Notice was provided to 97 owners and tenants within 400 feet of the project on or before October 10,
2024, and the site was posted with a notice on or before that date.

9. ENVIRONMENTAL REVIEW
The proposed project is categorically exempt from the provisions of the California Environmental
Quality Act (CEQA) per State CEQA Guidelines Section 15303 (Class 3 - New Construction or
Conversion of Small Structures), because it consists of one new 934 sq ft single family residence
with a 416 sq ft detached one-car garage on an existing 3,995 sq ft vacant lot.

10. ADVISORY BOARD ACTION
Staff Review Committee:
The City’s inter-departmental Staff Review Committee (SRC) conducted a review of the project on
May 28, 2024. On August 7, 2024, SRC recommended that the project proceed to the Design Review
Committee (DRC).
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Design Review Committee:
The Design Review Committee reviewed the subject proposal at the September 18, 2024, meeting
and recommended project approval to the Planning commission with a condition that the no fence or
gate is to exceed 42 inches in the front yard setback area. The project meets this condition.

11. ATTACHMENTS
· Attachment 1 - Planning Commission Resolution No. PC 31-24

· Attachment 2 - Design Review Committee Staff Report, September 18, 2024

· Attachment 3 - Vicinity Map

· Attachment 4 - Project Plans

· Attachment 5 - Letter of Justification

· Attachment 6 - Garage comparison of surrounding properties
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VARIANCE NO. 2262 

DESIGN REVIEW NO. 5136 

 

 

RESOLUTION NO. PC 31-24 

 

A RESOLUTION OF THE PLANNING COMMISSION OF 

THE CITY OF ORANGE APPROVING VARIANCE NO. 

2262, AND DESIGN REVIEW NO. 5136, FOR A NEW 

SINGLE-FAMILY RESIDENCE WITH A DETACHED 

ONE-CAR GARAGE IN THE OLD TOWNE ORANGE 

HISTORIC DISTRICT LOCATED AT 323 E. RIVER 

AVENUE. 

 

 

APPLICANT: MICHAEL MUHONEN 
 

 

WHEREAS, the Planning Commission has authority per Orange Municipal Code 

(OMC) Section 17.08.020.B.2.a. to review and take final action on Variance No. 2262, and 

Design Review No. 5136  to allow the construction of a new 934 sq ft single family residence 

with a new 416 sq ft detached one-car garage on a vacant lot in the Old Towne Orange Historic 

District located at 323 E. River Avenue; and 

 

 WHEREAS, Variance No. 2262, and Design Review No. 5136 were filed by Michael 

Muhonen, property owner, in accordance with the provisions of the OMC; and 

 

WHEREAS, Variance No. 2262, and Design Review No. 5136 are categorically exempt 

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

Guidelines Section 15303 (Class 3 - New Construction or Conversion of Small Structures) 

because it consists of one new 934 sq ft single family residence with a 416 sq ft detached one-car 

garage on an existing 3,995 sq ft vacant lot; and 

 

WHEREAS, Variance No. 2262 and Design Review No. 5136  were processed in the 

time and manner prescribed by state and local law; and 

 

WHEREAS, on August 7, 2024, the City’s Staff Review Committee reviewed the 

proposed project and recommended that the project proceed to Design Review Committee; and 

 

WHEREAS, on September 18, 2024, the Design Review Committee reviewed the design 

of the project and recommended approval of the project to the Planning Commission subject to 

conditions; and 

 

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

Monday, October 21, 2024, at which time interested persons had an opportunity to testify either 

in support of or opposition to Variance No. 2262 and Design Review No. 5136 at 323 E. River 

Avenue as reflected on the site plan. 
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NOW, THEREFORE, BE IT RESOLVED that the Planning Commission approves 

Variance No. 2262, and Design Review No. 5136  based on the following findings: 

 

SECTION 1 – FINDINGS 

General Plan 

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

Plan.   

The project is consistent with the goals and policies of the City’s General Plan in that the 

project consists of a new single family house and detached one car garage and the Low 

Medium Density Residential designation provides for both detached and attached single-

family homes on smaller lots. Further, the project is consistent with the goals and policies of 

the Cultural Resources and Historic Preservation, Land Use, and Urban Design Elements by 

preserving historic neighborhood character, providing an infill development compatible with 

the scale and appearance of neighboring historic structures, and providing high quality, 

historically referenced design in Old Towne. 

 

Variance   

1. That because of special circumstances applicable to subject property, including size, shape, 

topography, location or surroundings, the strict application of the zoning ordinance is found 

to deprive the subject property of privileges enjoyed by other properties in the vicinity and 

under identical zone classification. 

 

The existing lot is legal non-conforming in that the existing lot size is 3,995 sq ft whereas 

there is a 6,000 sq ft lot size minimum to establish a new legally subdivided lot for the R-2-6 

zoning district. The constraints created by the small lot size of the vacant lot has resulted in 

requesting a variance to deviate from the two-car garage requirement for the development and 

propose a one-car garage.  

 

The strict application of the zoning ordinance would deprive the subject property of privileges 

enjoyed by other properties in the vicinity and under identical zone classification in that of the 

nine homes closest to the subject property, seven have single car garages in association with a 

single family house, and are under identical zone classification. 

 

2. That the variance granted shall be subject to such conditions which will assure that the 

authorized adjustment shall not constitute a grant of special privilege inconsistent with the 

limitations upon other properties in the vicinity and zone in which subject property is located. 

 

The Variance request does not constitute the granting of a special privilege inconsistent with 

the limitations upon other properties in the vicinity and zone in that of the nine homes closest 

to the subject property, seven have single car garages in association with a single family 

house, and are under identical zone classification.  
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Further, the proposed request for a detached one-car garage is in accordance with the City of 

Orange Historic Preservation design guidelines for infill construction projects, which states, 

“Parking areas should be located at the rear of the site and should be screened from public 

view by appropriate fencing or landscaping.”.   

 

Design Review  

 

1. The project design upholds community aesthetics through the use of an internally 

consistent, integrated design theme and is consistent with all adopted specific plans, 

applicable design standards and their required findings.   

The project design upholds community aesthetics through the use of an internally 

consistent, integrated design theme taking cues from the surrounding historic 

neighborhood and its buildings without creating an exact replica of a historic architectural 

style and is consistent with the mass, scale, floor area ratio, materials, height, roof form, 

setbacks, architectural details, and pattern of windows and doors of existing buildings on 

the street. The proposed front and side yard setbacks are consistent with the historic 

pattern of front and side yard setbacks in the neighborhood and has a main entrance and 

façade facing, and parallel to, the street. The proposed infill single family house and 

detached one-car garage create a building that responds to its context within its historic 

neighborhood and does not create a false sense of history 

The proposed project is consistent with all adopted specific plans, applicable design 

standards and their required findings in that it is in conformance with the Historic 

Preservation Design Standards, which are the prescriptive design criteria for projects 

within the Old Towne Orange Historic District. It is compatible with the mass, scale, and 

roof form of the surrounding neighborhood and would not impact the appearance of the 

Historic District. Materials and color proposed would be complimentary to the homes in 

the surrounding neighborhood and preserve the character of the street. 

SECTION 2 – ENVIRONMENTAL REVIEW 

The proposed project is categorically exempt from the provisions of CEQA per state CEQA 

Guidelines Section 15303 (Class 3 - New Construction or Conversion of Small Structures) 

because it consists of one new 934 sq ft single family residence with a 416 sq ft detached one-car 

garage on an existing 3,995 sq ft vacant lot. 

 

 

BE IT FURTHER RESOLVED that the following conditions are imposed with 

approval: 

 

1. Except as otherwise provided herein, this project is approved as a precise plan. All work shall 

conform with the plans presented at the October 21, 2024 Planning Commission Meeting 

(date stamped approved July 17, 2024, and in the project case file). After any application has 

been approved, if plan modifications are proposed regarding the location or alteration of any 

use or structure, or deviations become necessary to site improvements including, but not 

limited to, landscaping and parking because of unforeseen requirements from any City 
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Department, utility provider, or State or Federal statute, a changed plan may be submitted to 

the Community Development Director for approval.  If the Community Development 

Director determines that the proposed change complies with the findings, conditions, and the 

spirit and intent of the approval action, and that the action would have been the same for the 

changed plan as for the approved plan, the Community Development Director may approve 

the changed plan without requiring a new public hearing.  Should the modifications be 

considered substantial, the modifications shall be reviewed and approved by the Planning 

Commission. 

 

2. The applicant agrees, as a condition of City’s approval of Design Review No. 5136, 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 laws, including all City 

regulations. Violation of any of those laws in connection with the use may be cause for 

revocation of this permit.  

 

4. The final approved conditions of approval shall be reprinted on the first or second page of the 

construction documents when submitting to the Building Division for the plan check process. 

 

5. Construction permits shall be obtained for all future construction work, as required by the 

City of Orange, Building Division. Failure to obtain the required building permits will be 

cause for revocation of this permit.  
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6. Variance No. 2262 and Design Review No. 5136 shall become void if not vested within two 

years from the date of approval.  Time extensions may be granted for up to one year, 

pursuant to OMC Section 17.08.060. 

 

7. The proposed development shall be designed and constructed in accordance with the Historic 

Preservation Design Standards and the Secretary of the Interior’s Standards and Guidelines 

for infill construction. 

 

8. Prior to building permit issuance, the applicant shall submit a landscape plan as outlined in 

the City of Orange Land Use Project Application for Planning staff review and approval. 

 

Public Works – Development Services 

 

10. Prior to issuance of a Grading Permit, all works within public right-of-way and public utility 

easements will require Encroachment Permits, including sidewalk and driveway 

constructions and utility main and lateral constructions. 

 

11. Prior to issuance of a Grading Permit, all public infrastructures, including street sections, 

sidewalk, driveway apron, and utilities shall comply with City of Orange Standard Plans and 

Specifications. 

 

12. Prior to issuance of a Certificate of Occupancy, utilities serving the development, such as 

electric, cable television, street lighting and communication shall be installed underground, 

completed and approved by the appropriate utility provider. 

 

13. Prior to issuance of a Grading Permit, all driveway approaches shall conform to ADA 

standard for wheelchair access conforming to Public Works Standard Plan 116B. 

 

14. Prior to issuance of a Grading Permit, the entirety of the shared driveway is to be removed 

and reconstructed per Public Works Standard Plan 116B. 

 

15. Prior to issuance of a Certificate of Occupancy, repair any cracked, uneven, or damaged 

public sidewalk, curb and gutter along property frontage. 

 

16. Prior to issuance of a Certificate of Occupancy, the sanitary sewer system connecting from 

the buildings to public mainline shall be private and maintained by the property owner. 

 

17. Prior to issuance of a Grading Permit, the applicant shall submit a grading plan in compliance 

with City standards for review and approval by the Public Works Director.  The grading plan 

shall show site drainage pattern leading to water quality BMP’s and exiting to E. River 

Avenue.  All grading and improvements on the subject property shall be made in accordance 

with the Manual of Grading and Standard Plans and Specifications to the satisfaction of the 

Public Works Director. 
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18. Prior to issuance of a Grading Permit, plans preparation and submittals shall be per 

Development Services Plan Preparation Guidelines and Checklist, and Checklist for 

Submittal Packages. 

 

19. Prior to issuance of a Grading Permit, a geotechnical report shall accompany the grading plan 

review.   

 

20. Prior to issuance of a Grading Permit, a Drainage Assessment Letter shall be submitted for 

review and approval by Public Works. The Hydrology Study/Report shall comply with the 

Orange County Hydrology Manual and Addenda (OCHM). Design Storm Frequency at a 

minimum, shall be 10-year storm (25-year in a sump condition), and a 100-year storm event. 

Proposed improvements shall comply with freeboard requirements per OCHM and County 

Local Drainage Manuals. 

 

21. Prior to issuance of a Grading Permit, site grading shall conform to the latest California 

Building Code Section 1804. The ground immediately adjacent to the foundation shall be 

sloped away from the building at a slope of 5% for pervious surfaces, and 2% for impervious 

surfaces, at a minimum distance of 10 feet. 

 

22. The contractor shall obtain a Grading Permit from Public Works Department prior to start of 

any site demolition, clearing and grubbing, and grading. 

 

23. Prior to issuance of a Grading Permit, any soil imported or exported shall require a 

Transportation Permit from the Public Works Traffic Division. 

 

24. Upon submittal of grading plan for plan check, the applicant shall a deposit to cover plan 

check and inspection services related to the grading activities. 

 

25. Prior to issuance of a Grading Permit, any grading outside of the owner’s property boundary 

shall require the applicant to either obtain a temporary construction easement or permission 

by adjacent property owners in a form suitable to the Public Works Director.   

 

26. Prior to issuance of a Grading Permit, show all sewer and storm drain lines on the Grading 

Plan.  Other utility lines, such as water lines, may also be shown on Grading Plan for 

reference. 

 

27. Prior to issuance of a Grading Permit, show all structural BMPs for water quality purposes on 

the Grading Plan.  Water quality features shown on the Grading Plan must match WQMP. 

 

28. Prior to issuance of a Grading Permit, the property owner shall maintain in good condition, 

all on-site driveways where heavy-duty trucks would travel. 

 

29. Prior to issuance of a Grading Permit, prior to building foundation construction, a Certificate 

Letter of Line and Grade shall be submitted to Public Works Construction Inspector 

demonstrating that the site grading and pad elevation are completed according to the grading 

plan. 
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Public Works – Water Division 

 

30. A new metered water service is required. Applicant is responsible for all surface repairs after 

the new meter and service are installed. The existing box and lateral cannot be reused. 

 

31. For preliminary water/utility plans:  

 

a. Show all existing and proposed water services and. Label sizes and service type 

(domestic or domestic/fire combination) 

 

b. Show all existing and/or proposed public fire hydrants as required by the Fire 

Department.  

 

c. Show all other existing and proposed utilities and their facilities. 

 

32. When approved by the Water Division and the Fire Department, single family residential 

services shall have a combination fire and domestic residential service per OWD Standard 

Drawing 304 and the below specifications. All single family residential fire service 

connections, required by NFPA 13D, 2-inches in diameter and smaller will be required to 

have a Reduced Pressure Principle (RPPD) backflow device unless the fire suppression 

system is connected to a toilet at its end to ensure frequent flushing of water through the 

entire system and none of the below conditions are part of the fire suppression system: 

a. Chemical flame-retardants and/or foaming agents 

b. On-site pumps 

c. Storage reservoirs or tanks 

d. Sprinkler heads and/or the building height of 3 stories or greater 

e. Corrosion inhibiting fluids 

 

33. For combination fire and domestic residential services, the required backflow device shall be 

located adjacent to the building but upstream of the residential building valve, and shall be 

testable, and accessible for maintenance and repairs. The owner shall have the backflow 

device tested by a certified tester at least annually and immediately after installation, 

relocation or repair. No service shall be deemed acceptable until tested and certified after 

installation. 

 

34. Prior to building permit issuance, the applicant shall submit improvement plans to the Water 

Division for review and approval for any new fire hydrants, domestic water services, fire 

services, landscape services, backflow prevention devices, and any other proposed 

improvements or relocations affecting the public water system facilities.  

 

35. Prior to building permit issuance, the applicant shall be responsible for the installation and/or 

relocation of the proposed or existing public water system facilities to a location and of a 

design per the improvement plans approved by the Water Division.  
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36. Prior to issuance of the certificate of occupancy, the applicant shall be responsible for the 

installation of necessary fire hydrants and fire services as approved by the Fire Department 

and Water Division.  

 

37. Prior to building permit issuance, the Water Division shall approve the type and location of 

landscaping and fire service (backflow prevention) device for proposed City services.  

 

38. Prior to building permit issuance, construction documents shall show that a six foot minimum 

horizontal clearance and a one foot minimum vertical clearance would be maintained 

between City water mains, laterals, services, meters, fire hydrants and all other utilities 

except sewer.  The Water Division shall review and approve the construction documents.  

 

39. Prior to building permit issuance, construction documents shall show that an eight-foot 

minimum clearance is provided between City water mains, laterals, services, meters, fire 

hydrants, signs, or trees or other substantial shrubs and plants as required by the Water 

Division. The Water Division shall review and approve the construction documents.  

 

40. Prior to building permit issuance, construction documents shall show that permanent signs, 

awning, surface water quality management features or other structures are not built over 

water mains, laterals, services, meters, or fire hydrants as required by the Water Division.  

 

41. Prior to building permit issuance for the first phase of work, the applicant shall be 

responsible for obtaining approval of all necessary encroachment permits from affected 

agencies for all public water construction work.  

 

42. Prior to approval of a water improvement plan, the applicant shall satisfy all water main 

connection, plan check, and inspections charges as determined by the Water Division.  

 

43. Plans submitted during plan check shall show that the water improvement plans are 

consistent with the fire suppression plans and/or fire master plan.  Water improvement plans 

shall concur with the fire suppression plans and/or fire master plan.  

 

44. Plans submitted during plan check shall show that the minimum separation requirements are 

met and that each of the various designer’s plan sets match.  The applicant’s consultant 

preparing the improvement and utility plans shall coordinate their plans with the consultants 

preparing the landscape, architectural, surface water quality management, fire master and/or 

fire suppression plans so that their designs are consistent.  

 

45. At least fourteen calendar days prior to commencing construction, the applicant’s civil 

engineer shall prepare and provide product material submittals consistent with the water 

improvement plans for all proposed public water system facilities to the Water Division per 

the City of Orange General Water Construction Notes for review and approval. 

 

46. Prior to issuance of certificate of occupancy, the applicant shall furnish and install individual 

pressure regulators on new services where the incoming pressure exceeds eighty-pounds per 

square inch. 
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ADOPTED this 21st day of October 2024.  

 

 

 

        

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 21st day of October 2024, by the 

following vote: 

 

AYES:  

NOES:  

ABSENT:  

 

 

 

 

       

Anna Pehoushek, FAICP 

Assistant Community Development Director 
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Agenda Item

Design Review Committee

Item #: 4.1. 9/18/2024 File #: 24-0525

TO: Chair and Members of the Design Review Committee

THRU: Chad Ortlieb, Principal Planner

FROM: Arlen Beck, Associate Planner

1. SUBJECT
A request to construct a new single family residence with a detached one-car garage in the Old
Towne Orange Historic District, 323 E. River Avenue (Design Review No. 5136-24)

2. SUMMARY
The applicant proposes to construct a new 934 sq ft single family residence with a 416 sq ft detached
one-car garage on an existing vacant lot in the Nutwood Tract of the Old Towne Orange Historic
District.

3. RECOMMENDED ACTION
Recommendation to the Planning Commission

4. BACKGROUND INFORMATION
Applicant/Owner: Michael Muhonen

Property Location: 323 E. River Avenue

General Plan Designation: Low-Medium Density Residential (LMDR)

Zoning Classification: Duplex Residential (R-2-6)

Existing Development: Vacant

Associated Application: Variance No. 2262-24

Previous DRC Project Review: None

5. PROJECT DESCRIPTION
The project includes a new 934 sq ft single family residence with a 416 sq ft detached one-car
garage on an existing vacant lot in the Old Towne Orange Historic District. The existing lot is legal
non-conforming in that the existing lot size is 3,995 sq ft whereas there is a 6,000 sq ft lot size
minimum to establish a new legally subdivided lot for the R-2-6 zoning district. The constraints
created by the small lot size of the vacant lot has resulted in proposing a one-car garage which does
not meet the two-car garage requirement for the development. A Variance request for the
substandard garage will be considered by the Planning Commission.
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The major components of this project include:

· A new 934 sq ft two-bedroom, two-bathroom single family residence with a 3:12 pitch gable
roof finished with shakewood type shingles and exposed rafter tails. The proposed house
siding is Hardie Plank Lap Siding with a 7” lap and smooth finish in the Mountain Sage color.

· A 416 sq ft flat-roof detached one-car garage and storage space with Board and Batten style
finish Hardie Panel and a LED Gooseneck light fixture finished in the Rust color above the
garage door.

· 454 sq ft of open space.

· 160 sq ft covered front porch with concrete floor with a clinker brick wall finish at the exposed
foundation, exposed beams and columns, and a craftsman style wood picket guardrail,
matching the proposed front craftsman style wood picket fence.

· A new 42” high sliding gate at the driveway entrance.

· A new 3’-0” high wood picket fence along the front property line at River Avenue.

· A 18” high clinker brick wall along the east property line (between 323 and 327 E. River
Avenue)

· Wood Craftsman style windows and trim and California Lantern lighting fixtures at the front
door finished in a warm brass color and champaigne glass.

· A new single light wood front door.

6. EXISTING SITE
323 E. River Avenue is an interior lot and the site is not improved with any structures. There is an
existing mature tree  that bisects the west property line, between 315 and 323 E. River Avenue, near
the rear of the lot. There are overhead electrical lines and an existing palm tree in the parkway.

7. EXISTING AREA CONTEXT
The project site is is surrounded by a mix of single-family homes with detached carriage house
garage structures and duplexes. The block includes contributing and non-contributing properties. The
predominant architectural style of the block is Craftsman bungalow, but there are also Minimal
Traditional, and Ranch style homes.

The applicant prepared an FAR analysis of the block that includes all properties. The FAR of the
block including both contributing and non-contributing properties averages to .34. The project
proposes a FAR of .34, notwithstanding the substandard lot size.

8. ANALYSIS AND STATEMENT OF THE ISSUES
Consistent with the guidelines for Infill Construction in the Historic Preservation Design Standards,
the location of new primary and secondary structures would follow the historic pattern of front and
side yard setbacks in the neighborhood. The new building would be similar in mass and scale to
surrounding buildings and have a comparable height and roof form. The main entrance and facade
will be parallel to and facing the street and the pattern of windows and doors on elevations visible
from the street generally follow similar patterns to surrounding historic buildings (attachment 4).
Exterior materials are compatible with the size, scale, design, texture, reflectivity, durability, and color
of historic materials used on comparable historic buildings in the Historic District and the proposed
Hardie fiber cement siding, while not a traditional building material, is appropriate and compatible in
City of Orange Printed on 9/12/2024Page 2 of 5
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Hardie fiber cement siding, while not a traditional building material, is appropriate and compatible in
design and appearance. The new infill construction was designed to be compatible with the adjacent
historic buildings. The use of appropriate and compatible materials for the new single family house
and detached one-car garage do not create a false sense of history, and therefore the Historic District
continues to retain its integrity of setting that conveys its significance.

Issue 1: Single Car Garage:
A single car-garage is proposed for site design and neighborhood compatibility purposes. The
proposed 416 sq ft detached one-car garage does not meet the requirements of the Orange
Municipal Code Section 17.34.060 in that a new single-family house of four bedrooms or less
requires two enclosed parking spaces. Initially, the project proposed a design providing a two-car
garage, however, due to the small lot size constraint the requirement to have a 25 foot back up out of
90-degree angle parking space (OMC 17.34.110) could not be met while trying to meet the City of
Orange Historic Preservation design guidelines for infill construction projects, which states, “Parking
areas should be located at the rear of the site and should be screened from public view by
appropriate fencing or landscaping.” Additionally, the design of the project with a two-car garage
resulted in the project not meeting the minimum open space requirement of Orange Municipal Code
17.14.110(B)(1)(b). The matter of the code deviation is the purview of the Planning Commission but
the design appropriateness of the single car garage is the purview of the Design Review Committee.
The proposed one-car garage does not compete visually with the residence and is subordinate in
height, width, and area in comparison to the proposed primary structure. The proposed garage has a
flat roof, Board and Batten style finish Hardie Panel siding and a LED Gooseneck light fixture finished
in a Rust color above the garage door which are all elements that differentiate it from the primary
house. The proposed new one-car garage is similar in size, scale, and design to historic garages in
the historic district and development along E. River Avenue. Staff supports the single-car garage
design.

Issue 2 Floor Area Ratio:
Most historic residential properties in Old Towne range from 0.15 to 0.25 FAR. The project proposes
a FAR of .34. In general, an infill project should aim for an FAR that is no higher than the average
FAR on the surrounding block. The applicant prepared an FAR analysis of the block that includes all
properties. The FAR of the block including both contributing and non-contributing properties averages
to .34. Staff believes that the proposed FAR for this substandard lot is appropriate, given that the
minimized development on this small lot contributes to the character and sense of place in the
neighborhood and to the Old Towne historic district overall.

9. ADVISORY BOARD RECOMMENDATION
The City’s inter-departmental Staff Review Committee (SRC) conducted reviews of the project on
May 28, 2024, and subsequently on August 7, 2024, at which time the SRC recommended that the
project proceed to the Design Review Committee (DRC).

10. PUBLIC NOTICE
Notice was provided to 97 owners and tenants within 400 feet of the project on or before September
5, 2024, and the site was posted with a notice on or before that date.

11. ENVIRONMENTAL REVIEW
The proposed project is categorically exempt from the provisions of the California Environmental
Quality Act (CEQA) per State CEQA Guidelines Section 15303 (Class 3 - New Construction or
Conversion of Small Structures), because it consists of one new 934 sq ft single family residence
City of Orange Printed on 9/12/2024Page 3 of 5
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Conversion of Small Structures), because it consists of one new 934 sq ft single family residence
with a 416 sq ft detached one-car garage on an existing 3,995 sq ft vacant lot.

12. STAFF RECOMMENDATION AND REQUIRED FINDINGS
Findings for DRC applications come from four sources:

1. The Orange Municipal Code
2. The Infill Residential Design Guidelines
3. The Historic Preservation Design Standards for Old Towne (commonly referred to the Old

Towne Design Standards or OTDS)
4. Orange Eichler Design Standards (or OEDS)

The Findings are applied as appropriate to each project. Based on the following Findings and
statements in support of such Findings, staff recommends the DRC approve the project with
recommended conditions.

· In the Old Towne Historic District, the proposed work conforms to the prescriptive standards
and design criteria referenced and/or recommended by the DRC or other reviewing body for
the project (OMC 17.10.070.G.1).

The proposed project is in conformance with the Historic Preservation Design Standards, which are
the prescriptive design criteria for projects within the Old Towne Orange Historic District. It is
compatible with the mass, scale, and roof form of the surrounding neighborhood and would not
impact the appearance of the Historic District. Materials and color proposed would be complimentary
to the homes in the surrounding neighborhood and preserve the character of the street.

· In any National Register Historic District, the proposed work complies with the Secretary of the
Interior’s standards and guidelines (OMC 17.10.07.G.2).

Consistent with the Secretary of the Interior’s Standard 9, new additions, exterior alterations, or
related new construction will not destroy historic materials, features, or spatial relationships that
characterize the property. No historic materials, or features exist to destroy and the proposed
complimentary FAR, building siting on the lot, and size and position of the garage in relation to the
house will be compatible with, and preserve the character of the neighborhood. With adoption of the
conditions of approval, the new single-family house and detached one-car garage will be designed
and constructed in accordance with the Secretary of the Interior’s Standards and Guidelines.

· The project design upholds community aesthetics through the use of an internally consistent,
integrated design theme and is consistent with all adopted specific plans, applicable design
standards, and their required findings (OMC 17.10.07.G.3).

Projects located in the Old Towne Orange Historic District must comply with the Historic Preservation
Design Standards for Old Towne. As described above, the work conforms with these design
standards. The project upholds community aesthetics through an internally consisted and integrated
design theme.

· For infill residential development, as specified in the City of Orange Infill Residential Design
Guidelines, the new structure(s) or addition are compatible with the scale, massing,
orientation, and articulation of the surrounding development and will preserve or enhance
existing neighborhood character (OMC 17.10.07.G.4).

The design of the new single family residence takes cues from the surrounding historic neighborhood
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The design of the new single family residence takes cues from the surrounding historic neighborhood
and its buildings without creating an exact replica of a historic architectural style and is consistent
with the mass, scale, floor area ratio, materials, height, roof form, setbacks, architectural details, and
pattern of windows and doors of existing buildings on the street. The proposed front and side yard
setbacks are consistent with the historic pattern of front and side yard setbacks in the neighborhood
and has a main entrance and façade facing, and parallel to, the street. The proposed infill single
family house and detached one-car garage create a building that responds to its context within its
historic neighborhood and does not create a false sense of history.

14. ATTACHMENTS
· Attachment 1 - Vicinity Map

· Attachment 2 - Letter of Explanation

· Attachment 3 - Project Plans

· Attachment 4 - Photos of Surrounding Properties and FAR Analysis

· Attachment 5 - Development Standards Table

· Attachment 6 - Color and Material Board (to be provided at meeting)
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ARCHITECTURAL
A0.0 TITLE SHEET ■
A0.2 FLOOR PLAN, SITE PLANS, ROOF PLAN & FAR CALCS ■
A3.1 BUILDING ELEVATIONS ■

A10.10 PERSPECTIVES ■
A10.11 NEIGHBORING PROPERTIES ■
A10.21 PRODUCT CUT SHEETS ■
A10.22 PRODUCT CUT SHEETS - Hardie ■

ARCHITECTURAL: 7
GRAND TOTAL: 7

LEGAL DESCRIPTION
ASSESSOR'S ID. APN: 390-103-20, Lot 4, Block 6 Nutwood Place

California Fire Code 2022 
California Residential Code 2022 (CRC) 
California Residential Code 2022 (CRC) 
California Mechanical Code 2022 (CMC)
California Electrical Code 2022 (CEC)
California Plumbing Code 2022 (CPC)
California Energy Code 2022
California Building Code 2022 

CODE INFORMATION
Fire/Life Safety
Building/Dwelling
Structural
Mechanical
Electrical
Plumbing
Energy
Accessibility

Construction Type
Occupancy
Stories
Zone
Zoning
Land Use
Lot Size

Type VB Sprinklered
R-3
One
Old Towne Orange NR Historic District (1997)
R-2-6
LDR - Low Density Residential - Infill Construction on Empty Lot
3995 sq feet (50.0' x 70.9')

PROJECT DESCRIPTION
A NEW 934 SF CRAFTSMAN BUNGALOW WITH TWO BEDROOM TWO BATH RESIDENCE WITH A 
DETACHED 416 SF 1-CAR GARAGE.

ALL DESIGN AND PLANS BASED ON:

PROJECT DIRECTORY

The Muhonen Residence
323 E. River Ave.
Orange, CA  92866

Project Address
Name
Address

Mike and Linda Muhonen

Mike Muhonen
(714) 272-2448

Owner
Name
Address

Contact
Phone

TBD

Other Consultant
Name
Address

Contact
Phone

Paul Rohrer Structural Engineers
17291 Irvine Blvd, Ste 152
Tustin, CA 92780
Paul Rohrer
714/486-2537

Structural Engineer
Name
Address

Contact
Phone

TBD
Street
City, State, Zip
Contact Name
Contact Phone
Lic #B

Contractor
Name
Address

Contact
Phone

N/A

MEP Engineer
Name
Address

Contact
Phone

The ANT Group, Inc.
385 S. Glassell St.
Orange, CA  92866
Jim Balding
949/354-4434

Architect
Name
Address

Contact
Phone

VICINITY MAP

.

# DATE DESCRIPTION
A 03/11/2024 DRC COMMENTS
B 0715/2024 DRC COMMENTS

DEFERRED SUBMITTALS

1.

THE FOLLOWING ITEMS WILL DESIGN BUILD SYSTEMS AND AS SUCH WILL BE A DEFERRED SUBMITTAL 
BY THE CONTRACTOR AT A LATER DATE.  SUBMITTAL DOCUMENTS FOR DEFERRED SUBMITTAL ITEMS 
SHALL BE SUBMITTED TO THE ARCHITECT OR ENGINEER OF RECORD, WHO SHALL REVIEW THEM AND 
FORWARD THEM TO THE BUILDING OFFICIAL WITH NOTATION INDICATING THAT DEFERRED 
SUBMITTAL DOCUMENTS HAVE BEEN FOUND IN GENERAL CONFORMANCE WITH THE DESIGN OF THE 
BUILDING.  THE SUBMITTAL DOCUMENTS HAVE BEEN APPROVED BY THE BUILDING OFFICIAL.  PLANS 
FOR THE DEFERRED SUBMITTAL ITEMS SHALL BE SUBMITTED IN A TIMELY MANNER THAT ALLOWS A 
MINIMUM OF 30 WORKING DAYS FOR THE INITIAL PLAN REVIEW.  ALL COMMENTS RELATED TO THE 
DEFERRED SUBMITTAL MUST BE ADDRESSED TO THE SATISFACTION OF THE PLAN CHECK DIVISION 
PRIOR TO APPROVAL OF THE SUBMITTAL ITEMS.

RESIDENTIAL FIRE SPRINKLERS

B
B.4

B
F.1
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# DATE DESCRIPTION
A 03/11/2024 DRC COMMENTS
B 0715/2024 DRC COMMENTS

 1/8" = 1'-0"1SITE PLAN & AREA PLAN

AREA SCHEDULEAREA SCHEDULE
NAMENAME AREAAREA FARFAR

MAIN HOUSE 934 SF 0.234
GARAGE 416 SF 0.104
TOTAL 1,350 SF 0.338

 1/8" = 1'-0"2ROOF PLAN

* Historically Significant
Averages 2,312 6,924 34.2% 1.25

338 E. River Ave 2.0 Yes under renovation, could not measure
337 339/340 See Notes 2640 640 3,280 11,177 29.3% 1.5 Yes No 337 and 339/340 E. River (2-Car+1-Car=1.5-Car)
334 E. River Ave 840 240 1,080 3,493 30.9% 1.0 Yes Yes

334 E. Toluca Ave 1444 224 1,668 4,791 34.8% 1.0 Yes No Directly behind project lot, and on land that was the
west portion of the original parcel that included
project lot.

330 615/625 See Notes 2570 712 3,282 10,454 31.4% 1.0 Yes Yes 330 E. River/615 S. Grand/625 S. Grand
327 336 See Notes 2638 286 2,924 9,635 30.3% 1.0 Yes No 327 E. River/336 Toluca
323 E. River Ave 934 434 1,368 3,995 34.2% No Proposed Project
315 320 See Notes 2764 2,764 6,098 45.3% 1.5 Yes Yes 315 E. River/320 Toluca (2-Car+1-Car=1.5-Car)
303 310 E. River Ave 1624 506 2,130 5,746 37.1% 1.0 Yes No 303 has 2-Car, 310 has 0-Car - Ave = 1-Car
# Add'l Street Home Garage Area Lot Area % Gar Block * Notes
FAR CalculationsFAR Calculations

 1/8" = 1'-0"3SITE PLAN - Existing
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 1/4" = 1'-0"1EXTERIOR ELEVATION - South

 1/4" = 1'-0"3EXTERIOR ELEVATION - East
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 1/4" = 1'-0"7EXTERIOR ELEVATION - Garage - West

.

# DATE DESCRIPTION
A 03/11/2024 DRC COMMENTS

•

•
•

•

•
•

•

•
•
•

•

•

1.
2.
3.

•

OUTLINE SPECS
SIDING

HARDIE PLANK LAP SIDING - 7" LAP - SMOOTH FINISH - 
MOUNTAIN SAGE
TRIM BOARDS - HARDIE TRIM - SERWIN WILLIAMS SW2807
HARDIE PANEL - BOARD AND BATTEN - SMOOTH FINISH - 
TITANIUM

DOORS 
PAINTED PANEL WOOD - SHERWIN WILLIAMS SW2803 - 
ROCKWOOD TERRA COTTA
TRIM COLOR - SERWIN WILLIAMS SW2807
GLASS INSERTS (WERE SHOWN) SIZE MAY VARY

WINDOWS
ANDERSEN E-SERIES CASEMENT/FIXED WINDOWS W CUSTOM 
CRAFTSMAN GRILLE
FRAME COLOR - CLAY CANYON
SASH COLOR - CLAY CANYON
TRIM COLOR - SERWIN WILLIAMS SW2807

ROOF 
GAF - TIMBERLINE UHDZ - SHAKEWOOD

LIGHT FIXTURES
CALIFORNIA LANTERN - BROOKDALE (493-8) - FIXTED ARM - 
WET LOCATION

ARCH FILIGREE
WARM BRASS FINISH
CHAMPAGNE GLASS

ESSO LED GOOSENECK LIGHT - RUST
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The Muhonen
Residence

DRC-5136

NTS1PERSPECTIVE - Massing Comparison - 00NTS2PERSPECTIVE - Massing Comparison - 01

 1 1/2" = 1'-0"3PERSPECTIVE - Massing Comparison - 02

.

# DATE DESCRIPTION

 1 1/2" = 1'-0"4PERSPECTIVE - Massing Comparison - 03
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Street view (left)

Street view (right)

Street view (opposite sidewalk)

Adjoining home to left side 
(north) when facing lot.

Second home to left/north (when facing the lot), River avenue view; 310 E. 
River Ave. is the attached right side home with the two car garage below.

Second home to left/north (when facing the lot), 
front view from Grand and E. Toluca street corner

Home directly across street from lot.

Garage and side view of home 
(directly across street from lot)

across street from lot and slightly south

home under remodel, across street and south of lot

Two homes to right side (south) when facing lot.

immediate home to right when facing lot (south).
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23.020

The Muhonen
Residence

DRC-5136

 12" = 1'-0"PKPHOTO KEY - Neighborhood

 12" = 1'-0"1 323 E. River Ave.

 12" = 1'-0"2 323 E. River Ave.

 12" = 1'-0"3 323 E. River Ave.

 12" = 1'-0"4 *315 E. River Ave

 12" = 1'-0"5 303 E. River Ave

 12" = 1'-0"6 303 E. River Ave.

 12" = 1'-0"7 330 E. River Ave

 12" = 1'-0"8 330 E. River Ave

 12" = 1'-0"9 334 E. River Ave.

 12" = 1'-0"10 338 E. River Ave.

 12" = 1'-0"11 337 E. River Ave

 12" = 1'-0"12 327 E. River Ave.

.

# DATE DESCRIPTION
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Scale:
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The Muhonen
Residence

DRC-5136

WINDOWS - NTS

PAINT COLOR - SW 2807

PAINT COLOR - SW 2803

•

•
•

•

•
•

•

•
•
•

•

•

1.
2.
3.

•

OUTLINE SPECS
SIDING

HARDIE PLANK LAP SIDING - 7" LAP - SMOOTH FINISH - 
MOUNTAIN SAGE
TRIM BOARDS - HARDIE TRIM - SERWIN WILLIAMS SW2807
HARDIE PANEL - BOARD AND BATTEN - SMOOTH FINISH - 
TITANIUM

DOORS 
PAINTED PANEL WOOD - SHERWIN WILLIAMS SW2803 - 
ROCKWOOD TERRA COTTA
TRIM COLOR - SERWIN WILLIAMS SW2807
GLASS INSERTS (WERE SHOWN) SIZE MAY VARY

WINDOWS
ANDERSEN E-SERIES CASEMENT/FIXED WINDOWS W CUSTOM 
CRAFTSMAN GRILLE
FRAME COLOR - CLAY CANYON
SASH COLOR - CLAY CANYON
TRIM COLOR - SERWIN WILLIAMS SW2807

ROOF 
GAF - TIMBERLINE UHDZ - SHAKEWOOD

LIGHT FIXTURES
CALIFORNIA LANTERN - BROOKDALE (493-8) - FIXTED ARM - 
WET LOCATION

ARCH FILIGREE
WARM BRASS FINISH
CHAMPAGNE GLASS

ESSO LED GOOSENECK LIGHT - RUST

PORCH LIGHT FIXTURE

ROOFING - NTS

.

# DATE DESCRIPTION
B 0715/2024 DRC COMMENTS

B
B.1

GARAGE LIGHT FIXTURE RUST
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Scale:
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Orange, CA  92866

23.020

The Muhonen
Residence

DRC-5136

SIDING - NTSSIDING TRIM - NTS MOUNTAIN SAGE
NOTE: NO WOOD GRAIN PROPOSED

•

•
•

•

•
•

•

•
•
•

•

•

1.
2.
3.

•

OUTLINE SPECS
SIDING

HARDIE PLANK LAP SIDING - 7" LAP - SMOOTH FINISH - 
MOUNTAIN SAGE
TRIM BOARDS - HARDIE TRIM - SERWIN WILLIAMS SW2807
HARDIE PANEL - BOARD AND BATTEN - SMOOTH FINISH - 
TITANIUM

DOORS 
PAINTED PANEL WOOD - SHERWIN WILLIAMS SW2803 - 
ROCKWOOD TERRA COTTA
TRIM COLOR - SERWIN WILLIAMS SW2807
GLASS INSERTS (WERE SHOWN) SIZE MAY VARY

WINDOWS
ANDERSEN E-SERIES CASEMENT/FIXED WINDOWS W CUSTOM 
CRAFTSMAN GRILLE
FRAME COLOR - CLAY CANYON
SASH COLOR - CLAY CANYON
TRIM COLOR - SERWIN WILLIAMS SW2807

ROOF 
GAF - TIMBERLINE UHDZ - SHAKEWOOD

LIGHT FIXTURES
CALIFORNIA LANTERN - BROOKDALE (493-8) - FIXTED ARM - 
WET LOCATION

ARCH FILIGREE
WARM BRASS FINISH
CHAMPAGNE GLASS

ESSO LED GOOSENECK LIGHT - RUSTTITANIUMBOARD & BATTEN - NTS

.

# DATE DESCRIPTION
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323 E. RIVER AVE.
ORANGE, CA 92866

MUHONEN
RESIDENCE

2643 4TH AVENUE
SAN DIEGO CA 92103
PHONE 619.544.1977

ANGELINA@ASOTELO.COM
WWW.ASOTELO.COM

SUBMIT. TO CLIENT 09.06.24

RENEWAL DATE

ISSUE DATE

12.31.25

09.06.24

LIC
EN

SE
D  LANDSCAPE  ARCHITECT

STATE  OF  CALIFORNIA

AN
GELINA   SOTELO  #5254

SHEET

0PLANTING PLAN ASCALE 3/16" - 1'-0"

3' 6' 10'

PLANTING
PLAN

L1.0

RU

RHA. UM.

RURURURURURURU

RURURU RURURURU

ARB. MAR.

SG

SG

SG

SG

SG

DYM. MAR.

OLE. EUR.

TRA. JAS. SAL. GRE.PRO. OVA. ROS. ICE.

GAU. LIN.

DIE. BIC.

AGA. BF.

POD. GRA.

ABBR SIZE QTY SCIENTIFIC NAME COMMON NAME

TREES

PLANT LIST

SHRUBS

GROUNDCOVERS

VINES
DYM. MAR. 8" O.C. DYMONDIA MARGARETAE SILVER CARPETFLATS

POD. GRA. 15 GAL. PODOCARPUS GRACILIOR (COLUMN FORM) YEW PINE1

OLE. EUR. 36" BOX FRUITLESS OLIVE1 OLEA EUROPAEA 'WILSONII' (MULTI-TRUNK)

ARB. MAR. 36" BOX ARBUTUS UNEDO 'MARINA' (STANDARD) MARINA STRAWBERRY TREE1

GAU. LIN. 5 GAL. 8 GAURA LINDHEIMERI WHITE GAURA

LAV. STO. 5 GAL. LAVANDULA STOECHAS SPANISH LAVENDER3

ROS. KNO. 15 GAL ROSA 'KNOCK OUT' WHITE KNOCK OUT ROSE

SAL. GRE. SALVIA GREGGII MAGENTA RED TEXAS SAGE5 GAL.

9

8

RHA. U.M. 15 GAL. RHAPHIOLEPIS UMBELLATA 'MINOR' DWARF YEDDO HAWTHORN15
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AGA. B.F. 5 GAL. AGAVE 'BLUE FLAME' BLUE FLAME AGAVE6

WUCOLS

ARB. MAR. OLE. EUR. POD. GRA.

ALL LANDSCAPE AREAS TO BE IRRIGATED
WITH A NEW NETAFIM TECHLINE DRIP
IRRIGATION SYSTEM TO CONNECT TO
EXISTING LATERAL LINES AND REPLACE
EXISTING VALVES WITH NEW DRIP
IRRIGATION VALVES WITH APPROVED
FILTERS, AND A NEW IRRIGATION
CONTROLLER W/RAIN SENSOR.
TREES TO BE IRRIGATED WITH 3 BUBBLERS
HEADS EACH IN A SEPARATE VALVE

IRRIGATION NOTE
ALL LANDSCAPE AREAS SHALL
BE COVERED IN A 3" LAYER OF
SHREDDED BARK MULCH, U.O.N.
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Graphical representation of garages 
surrounding 323 E. River, Orange, CA 

The blue ovals are placed in the location of the existing home’s garages. 

 

1. 320 Toluca: one car garage 
2. 334 Toluca: one car garage 
3. 303 E. River: two car garage 
4. 315 E. River: two car garage 
5. 323 E. River: subject of discussion 
6. 327 E. River: one car garage 
7. 337 E. River: one car garage 
8. 330 E. River: one car garage 
9. 334 E. River: one car garage 
10. 338 E. River: one car garage 

 

Summary:  Of the nine homes closest to the unimproved lot at 
323 E. River, seven have single car garages.  Two have two car 
garages. 
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