DESIGN REVIEW COMMITTEE
AGENDA ITEM
AGENDA DATE:

FEBRUARY 1, 2012

TO:

Chair Cathcart and Members of the Design Review Committee

THRU:

Leslie Aranda Roseberry, Planning Manager

FROM:

Chad Ortlieb, Senior Planner

SUBJECT:

DRC NO. 4598-11, ASIANA GRILL AT 1273 N TUSTIN STREET, UNIT A

SUMMARY
The applicant proposes to construct exterior façade modifications and new tenant signage for
Asiana Grill at 1273 N Tustin Street, Unit A.

R E C O M M E N D E D A C T I O N —A P P R O V A L ( F I R S T

REVIEW)

Staff recommends the DRC approve the proposed tenant façade modifications and signs.

BACKGROUND INFORMATION
Applicant:

William Fancher/Fancher Development Services

Owner:

Lazarus Days, LLC

Property Location:

1273 N Tustin Street, Unit A

General Plan Designation:

General Commercial Max. 1.0 FAR (GC)

Zoning Classification:

Limited Business Tustin Redevelopment Project Area (CTR)

Existing Development:

Commercial Center

Property Size:

161,760 square feet

Associated Applications:

CUP 2839-11 for an ABC Type 41 License

Previous DRC Project Review: None

PUBLIC NOTICE
No Public Notice was required for this project. The Conditional Use Permit for the ABC Type
41 License is being processed separate but concurrently and will be noticed as a separate project.
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ENVIRONMENTAL REVIEW
Categorical Exemption: The proposed project is categorically exempt from the provisions of
the California Environmental Quality Act (CEQA) per State CEQA Guidelines 15301 (Class 1 –
Existing Facilities) because the project includes the minor alterations of a private structure. There
is no public review required.

PROJECT DESCRIPTION
The applicant proposes to construct exterior façade modifications and new tenant signage for
Asiana Grill at 1273 N Tustin Street, Unit A. Specifically, green metal paneling is proposed to
be applied around the entry door and above the windows in an existing recess. Two wall signs
are proposed, one on the north elevation facing Katella Avenue, and one on the northeast
elevation that faces both Katella Avenue and the parking lot. The proposed two signs would
consist of internally illuminated channel letters with green lettering stating “asiana” immediately
followed by red letters stating “Grill”. Underneath the lettering would be an internally
illuminated logo encased in a red background with white letters stating “Yoshinoya”. The sign
on the northeast elevation would also include a logo at the top of the sign area featuring a
presumably Japanese symbol that is green over a white background circled in red. Window
graphics and an illuminated sign to the right of the entrance door are also proposed. No mention
of a replacement sign panel in the center’s monument sign is proposed. Sign or building
dimensions are not provided on the submitted plans.

EXISTING SITE
The site consists of a 161,760 square foot commercial center. The center consists of three
buildings as follows:
A big box building housing Petco and Michaels tenants features frontal columns
supporting an covered walkway underneath and a large façade and parapet above used to
display signs. The building is rectangular, stucco covered, and tan colored with
rectangular indentations in vertical and horizontal plane.
The building that the subject tenant is in consists of a slump block base and columns to
the mid-rise point, regularly spaced expanses of windows, and tan colored stucco walls
where slump block or windows do not exist. The slump block base accommodates a
planter area. The roof appears to consist of a metal seam system that also acts as a
parapet. None of these features are proposed to be amended to accommodate the project.
A fast food building housing a Wendy’s restaurant features tan colored stucco walls,
brown stucco columns, regularly spaced windows, and a mansard/parapet metal seamed
decorative feature at the top of the building.
No sign program is on file for the building with the subject tenant however, a sign program does
exist for the big box building.
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EXISTING AREA CONTEXT
The façade remodel is in a developed urban commercial corridor for Tustin Street and Katella
Avenue.

EVALUATION CRITERIA
Orange Municipal Code (OMC) Section 17.10.070 establishes the general criteria the DRC
should use when reviewing the project. This section states the following:
The project shall have an internally consistent, integrated design theme, which is reflected in the
following elements:
1.

2.

Architectural Features.
a.

The architectural features shall reflect a similar design style or period.

b.

Creative building elements and identifying features should be used to create a
high quality project with visual interest and an architectural style.

Landscape.
a.

The type, size and location of landscape materials shall support the project’s
overall design concept.

b.

Landscaping shall not obstruct visibility of required addressing, nor shall it
obstruct the vision of motorists or pedestrians in proximity to the site.

c.

Landscape areas shall be provided in and around parking lots to break up the
appearance of large expanses of hardscape.

3.

Signage. All signage shall be compatible with the building(s) design, scale, colors,
materials and lighting.

4.

Secondary Functional and Accessory Features. Trash receptacles, storage and loading
areas, transformers and mechanical equipment shall be screened in a manner, which is
architecturally compatible with the principal building(s).

A N A L Y S I S /S T A T E M E N T

OF THE

ISSUES

Issue 1 Proposed Signs:
Window Graphics – The applicant proposes window graphics. The Municipal Code
limits window signs to no more than 25 percent “of each window’s area.” Some of the
proposed graphics, when measured in accord with the sign code’s “sign area” definition,
appear to exceed 25 percent of the respective window area. Therefore, Condition 15 is
recommended to require revised window graphic plans to be verified as code compliant
by staff prior to installation.
Wall Signs – The applicant proposes signs on the north elevation facing Katella Avenue,
and on the northeast elevation that faces both Katella Avenue and the parking lot. Since
the northeasterly facing sign could be construed to be on either the north or east
elevation, staff is giving the applicant the benefit of considering the sign to be on a
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separate east elevation so that the signs won’t be considered as being two signs on the
same elevation. Since two signs on the same elevation would not be possible for this
tenant under the municipal code, the applied interpretation for the corner angled wall sign
will allow the tenant to have both signs in the same location as the existing Yoshinoya
sign. This consideration is consistent with what staff has applied for wall signs on other
commercial properties whereby a slanted corner wall sign surface exists.
North Sign Location - The north sign location appears to maintain the “Yoshinoya” logo
over a recessed area of the building where the green plant on metal accent would be
provided. Staff recommends Condition 16 to require the applicant to revise the sign in
accord with the sign code prior to building permit application submittal.
Sign Area – The applicant proposed signs are not accompanied by information necessary
to determine if they comply with the sign code. Dimensions of the signs, area of the
signs, mounting surface dimensions, and building lineal feet are lacking. Condition 17 is
proposed to require sign plans submitted at building permit submittal to show the
required information and confirm that the signs comply with the sign code.
Door Adjacent Sign – The proposed front entry door illuminated sign would constitute a
second sign on the east elevation of the tenant space, which is not allowed for a tenant of
this size. Staff recommends Condition 18 to disallow the sign and to require the sign to
be removed from plans submitted for a building sign permit. As an alternative, under the
code, the applicant could have a window sign not exceeding 25 percent of a window area
or a name plate sign not exceeding one square foot in area. Staff would administratively
review any window or plate sign proposal unless the DRC states otherwise.
Sign Program – The Orange Municipal Code requires a sign program for all “multitenant
buildings.” The center only has a partial sign program for the big box building and the
existing sign program does not include the subject building or the Wendy’s occupied
building. Staff only requests sign programs at the time new buildings are constructed.
Existing multi-tenant centers without sign programs are only required to follow the sign
code unless a sign program is voluntarily provided through the property owner and
approved by the DRC. Since a sign program is missing for this building and because the
Tustin Street Design Standards require DRC review of signs along Tustin Street where a
sign program does not exist, the signs now proposed before the DRC would become the
approved signs for this tenant. Any future new building tenant signs would need to return
before the DRC for approval. If staff proposed conditions are approved for this project,
the DRC would be granting staff authority to approve modified signs on behalf of the
DRC so long as the signs are the same or similar to those proposed on the plans. The
authority is requested in this instance in order to ensure code compliance for the desired
signs.

ADVISORY BOARD RECOMMENDATION
No SRC review occurred for this proposal because only the Planning Division was identified as
being applicable to the review.
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STAFF RECOMMENDATION

AND

REQUIRED FINDINGS

The courts define a “Finding” as a conclusion which describes the method of analysis decision
makers utilize to make the final decision. A decision making body “makes a Finding,” or draws
a conclusion, through identifying evidence in the record (i.e., testimony, reports, environmental
documents, etc.) and should not contain unsupported statements. The statements which support
the Findings bridge the gap between the raw data and the ultimate decision, thereby showing the
rational decision making process that took place. The “Findings” are, in essence, the ultimate
conclusions which must be reached in order to approve (or recommend approval of) a project.
The same holds true if denying a project; the decision making body must detail why it cannot
make the Findings.
1. 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.F.1).
The project is not in the Old Towne Historic District.
2. In any National Register Historic District, the proposed work complies with the Secretary
of the Interior’s standards and guidelines (OMC 17.10.07.F.2).
The project is not in a National Register Historic District.
3. 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.F.3).
The proposed façade modifications and signage will serve to provide accents to the
building that will assist with the tenant’s desired identification theme and will not overly
distract from the building colors and materials which will remain on the tenant space as
well as on other areas of the building in the form of a slump block base finish, tan stucco
walls, and the metal seam parapet/faux mansard at the top of the building. The proposed
signage will fit the sign code and display corporate imagery which is consistent with the
other tenant signs. The plant on metal sheeting will be reversible allowing the building to
be reverted to its original façade if desired for future tenants. There are no Specific Plans
for the subject site but the site is located within the area subject to the Tustin Street
Design Standards. The proposed façade does not cause the building to be out of
compliance with the Tustin Street Design Standards.
4. 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.F.4).
The proposed tenant improvements are neither residential or infill.

CONDITIONS
The approval of this project is subject to the following conditions:
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1. The project shall conform in substance and be maintained in general conformance with
plans date stamped (February 1, 2012), including any modifications required by
conditions of approval, and as approved by the Design Review Committee.
2. The applicant agrees to indemnify, hold harmless, and defend the City, its officers, agents
and employees from any and all liability or claims that may be brought against the City
arising out of its approval of this permit, save and except that caused by the City’s active
negligence. The City shall promptly notify the applicant of any such claim, action, or
proceedings and shall cooperate fully in the defense.
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 will be cause for
revocation of this permit.
4. DRC 4598-11 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.
5. Except as otherwise provided herein, this project is approved as a precise plan. After any
application has been approved, if changes are proposed regarding the location or
alteration of any use or structure, 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 provisions 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.
6. Building permits shall be obtained for all construction work, as required by the City of
Orange, Community Development Department’s Building Division. Failure to obtain the
required building permits may be cause for revocation of this entitlement.
7. In conjunction with construction, all activity will be limited to the hours between 7:00
a.m. and 8:00 p.m. Monday through Saturday. No construction activity will be permitted
on Sundays and Federal holidays.
8. These conditions shall be reprinted on the second page of the construction documents
when submitted to the Building Division for the plan check process.
9. Any graffiti shall be removed within 72 hours from the time the City of Orange Notice of
Violation is received by the applicant/property owner.
10. Subsequent modifications to the approved architecture and color scheme shall be
submitted for review and approval to the Community Development Director or designee.
Should the modifications be considered substantial, the modifications shall be reviewed
by the Design Review Committee.
11. Signage shall contain individual channel letters except where logos have been approved.
12. In conjunction with the operation of the business, exposed raceways shall not be
permitted. The individual channel letters and logos shall be attached directly to the wall.
13. Prior to building permit issuance, the applicant shall obtain approval from the Planning
Division for any and all signage associated with the proposed project and/or business.
14. Prior to Building Permit issuance, an additional copy of the final approved tenant sign
plans shall be submitted to the Planning Department for inclusion in the center’s sign
program file.

Design Review Committee Staff Report
February 1, 2012
Page 7 of 7

15. Prior to installation of any window graphics, the applicant shall provide plans showing
revised window graphics that are verified as code compliant by Planning staff.
16. Prior to the issuance of a building permit, the applicant shall revise the north elevation
sign to show that it is sufficiently buffered by space at the top and bottom of the vertical
surface to which it is displayed by a ratio of at least 2:3 in accord with the sign code.
17. Prior to building permit application submittal the applicant shall submit sign plans
showing dimensions of the signs, area of the signs, mounting surface dimensions, and
building lineal feet. Planning staff shall confirm that the signs comply with the sign
code.
18. The proposed entry door adjacent sign is not allowed. The entry door adjacent sign shall
be removed from plans submitted for a building sign permit
The following code provisions are applicable to this project and are included for information
only. This is not a complete list of requirements and other code provisions may apply.
Prior to issuance of building permits, the applicant shall pay all applicable
development fees, including but not limited to: City sewer connection, Orange
County Sanitation District Connection Fee, Transportation System Improvement
Program, Fire Facility, Police Facility, Park Acquisition, Sanitation District, and
School District, as required.
Building permits shall be obtained for all construction work, as required by the City
of Orange, Community Development Department’s Building Division. Failure to
obtain the required building permits will be cause for revocation of this design review
permit.
All structures shall comply with the requirements of Municipal Code – Chapter 15.52
(Building Security Standards), which relates to hardware, doors, windows, lighting,
etc. (Ord. 7-79). Approved structural drawings shall include sections of the security
code that apply. Specifications, details, or security notes may be used to convey the
compliance.

ATTACHMENTS
1.
2.
3.
4.

Vicinity Map
Site Photos
Project Plans
Menu
cc: Bill Fancher
1342 Bell Ave. #3K
Tustin, CA 92780

Yoshinoya America Inc.
Attn: Oliver Cortes
991 Knox St.
Torrance, CA 90502

