
 
 

 
 

 

 

 

TO: Chair Steiner and  

 Members of the Planning Commission 

 

THRU: Leslie Aranda Roseberry 

 Planning Manager 

  

FROM: Anne E. Fox 

 Contract Staff Planner 

 

SUBJECT 

PUBLIC HEARING: Conditional Use Permit 2914-13 – Ways & Means Restaurant, located at 

513 East Chapman Avenue. 

SUMMARY 

 

The applicant proposes to open a new restaurant called Ways & Means Restaurant and requests an 

Alcoholic Beverage Control (ABC) Type 47 (On-Sale General - Eating Place) License to have on-

site consumption of beer, wine and distilled spirits with food. 

 

RECOMMENDED ACTION 

 

Adopt Planning Commission Resolution No. PC 34-13 entitled: 

 

A RESOLUTION OF THE PLANNING COMMISSION 

APPROVING CONDITIONAL USE PERMIT 2914-13 TO 

ALLOW A NEW RESTAURANT TO HAVE AN ALCOHOLIC 

BEVERAGE CONTROL TYPE 47 LICENSE (ON-SALE 

GENERAL - EATING PLACE) LOCATED AT 513 EAST 

CHAPMAN AVENUE 

 

AUTHORIZATION/GUIDELINES 

Orange Municipal Code (OMC) Section 17.10.030 authorizes the Planning Commission to review 

and take action on a Conditional Use Permit (CUP). A CUP is required for an ABC license in the 

Old Towne Mixed Used (OTMU-15) zone. OMC Section 17.30.030 establishes standards for any 

on-sale establishment license subject to an approved Business Establishment Alcohol Management 

and Education Program. The final determination by the Planning Commission on this application 

may be appealed to the City Council pursuant to the time period and requirements established in the 

OMC for appeals.  
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 PUBLIC NOTICE   

On September 26, 2013, the City sent a Public Hearing Notice to a total of 91 property 

owners/tenants within a 300-foot radius of the project site, and person’s specifically requesting 

notice.  The project site was also posted with the notification on that same date.   

ENVIRONMENTAL REVIEW 

Categorical Exemption:  The proposed project is categorically exempt from the provisions of the 

California Environmental Quality Act (CEQA) per State CEQA Guidelines 15301 (Class 1 – 

Existing Facilities) because the project consists of the operation and licensing of an existing 

establishment. Public review is not required. 

 PROJECT BACKGROUND 

 

Applicant: WM Chapman, LLC. 

Property Owner: GNK Business Group, LLC. 

Property Location: 513 East Chapman Avenue 

Existing General Plan 

Land Use Element designation: 

Old Towne Mixed Use (OTMU) 6-15 Du/Ac; 0.5-1.0 FAR 

Existing Zoning 

Classification: 

Old Towne Mixed Used (OTMU-15) 

Old Towne: Yes 

Redevelopment Project Area: Yes Formerly 

Specific Plan/PC: No 

Site Size: .62 acre – 27,113 square feet 

Circulation: The project site is located on the northeast corner of Shaffer 

Street and Chapman Avenue.  The City’s Master Plan of 

Arterial Highways classifies Chapman Avenue as Secondary 

Arterials with an 80-foot right of way. 

Existing conditions: The subject site is developed with a 3,300 square foot; single-

story restaurant building with its own parking lot area 

containing 48 parking spaces.   

Surrounding land uses 

and Zoning: 

 North – Single and Multi-Family Residential (R-1-6) 

 South, East and West – Commercial, Retail, Office and  

Restaurant uses, OTMU (Old Towne Mixed Use, 15 S) 

Previous 

Applications/Entitlements: 

No records on file.  The building was previously occupied by 

Spiros Restaurant and based upon a version of their menu they 

offered beer and wine in conjunction with food, but there is no 

record of a CUP or issued ABC Type 41 License.  
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 PROJECT DESCRIPTION 

 

The applicant is requesting approval of CUP 2914-13 to allow an Alcoholic Beverage Control 

(ABC) Type 47 (On-Sale General – Eating Place) License in order to sell beer, wine and distilled 

spirits at a bona fide restaurant.  Ways & Means Restaurant, as proposed by Parnell and Jennifer 

Delcham (experienced restaurateurs), would be a fine dining restaurant featuring seafood entrees, by 

remodeling the interior of an existing restaurant building.  Submitted floor plans indicate only minor 

modifications, providing a total seating capacity of 100 table seats, and 10 bar seats.  Alcohol will 

only be served to seated patrons.    

 

The applicant has indicated that they will operate Sunday from 10:00 a.m. to 10:00 p.m.; Monday 

through Wednesday from 11:00 a.m. to 11:00 p.m.; Thursday and Friday from 11:00 a.m. to 12:00 

a.m. and Saturday from 5:00 p.m. to 12:00 a.m. to 10:00 p.m. Monday through Sunday.  The 

restaurant’s menu would include both cold and hot seafood, including daily market specials.   

 

Development Standards 

 

No changes are proposed to the exterior of the building or site.  The nature of the CUP request is not 

subject to development standards. Therefore, a comparison of the building to existing development 

standards has not been conducted. 

 

 APPLICATION(S) REQUESTED/ REQUIRED FINDINGS   
 

Conditional Use Permit:  The applicant is requesting a Conditional Use Permit for the sale of beer, 

wine and distilled spirits (ABC Type 47 License) for on-site consumption by patrons of the 

establishment. 

 

Required Findings: 

 

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

to services required by the community. 

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. 

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. 

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. 

 

ANALYSIS/STATEMENT OF THE ISSUES 

 

Issue 1:  Existing Licenses within 600 feet of the Site    

There are no existing licenses within a 600-foot proximity to the restaurant’s entrance (See 

Attachment 4, PC Radius Evaluation Map).   
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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 or allow the availability of alcoholic beverages to minors.  In 

reviewing alcohol permits, the Zoning Ordinance details specific land uses that are sensitive to 

alcohol activities, but does not establish any specific distances for these uses.  The State Alcoholic 

Beverage Control Board investigation requires applicants to identify the sensitive land uses within 

600 feet of the site.  There are sensitive receptors in the vicinity of the subject property: 

 

Sensitive Receptors 

 

Establishment Name Address Distance To Project Site 

Single-Family Residential (2) 133 Shaffer Street 

132 Cleveland Street 

Directly adjacent to the subject 

property on the north side  

Single-Family Residential (48) Various Addresses on 

Shaffer Street, Cleveland 

Street, Center Street, 

Harwood Street, and 

Moreland Drive 

Within 600’ of the parcel north, 

south, east and west. 

Multiple-Family Residential (8) Various Addresses on 

Shaffer Street, Cleveland 

Street, Center Street, 

Harwood Street, and 

Moreland Drive 

Within 600’ of the parcel north, 

south, east and west. 

Sovereign Grace Church 121 South Center Street South across Chapman Avenue 

Church of the Nazarene 524 East Chapman 

Avenue 

South across Chapman Avenue 

St. John’s Lutheran School 154 South Shaffer Street South across Chapman Avenue 

 

Issue 3:  Census Tract Alcohol and Crime Statistics Information 

The Police Department reports that the business is proposed within a census tract that is considered 

over-concentrated with On-sale and Off-sale Department of ABC licenses (Attachment 4).  

 

Alcohol Licenses 

 

 Existing Allowed 

On Sale Licenses 18 4 

Off-Sale Licenses  5 2 

 

Census Tract (No. 0759.01) has 23 existing On-Sale and Off-Sale licenses, the total allowed On-

Sale and Off-Sale Licenses permitted is six licenses. There are 14 ABC licenses within 600 feet of 

the proposed subject location. The additional licenses are located in one or more adjacent census 

tract areas. The number of On-Sale ABC licenses is over-concentrated.  

The Orange Police Department’s Vice Unit reviewed the proposal and has provided a memo stating 

that current crime figures in Reporting District 23W show 174 crimes reported where the average 

number of Part 1 crimes and Part 2 arrests for the City of Orange is 69.  This is a high crime area as 
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the number of crimes is considerably more than 20% over average.  The applicant is requesting an 

ABC license upgrade in a census tract that is considered to be a high crime area as follows: 

Crime Statistics 

 

Census Tract Arrests Citywide Average Arrests Percent Above Average 

174 69 152%  

 

Although the area is considered to be over-concentrated, approving this application will not increase 

concentration levels as the historical information for the subject premises indicates an existing ABC 

Type 41 License, although it likely pre-dated any City of Orange CUP requirement. Further, the 

owner of Ways and Means Restaurant has agreed to the conditions of approval.  Granting this 

request would not increase these numbers, but effectively results in a City-regulated CUP for the 

sale of alcoholic beverages at the location where there has not been such oversight. The Police 

Department and Planning Staff support the request because it is anticipated through the analysis and 

review that the operation of the business will not increase or contribute to the crime rate in the 

reported district.   

 

 ADVISORY BOARD RECOMMENDATION 

None required. 

ATTACHMENTS/EXHIBITS 

 

Attachments to Report: 

 

1. Draft Planning Commission Resolution No. PC 34-13 

2. Vicinity Map 

3. PC Evaluation Map 

4. Orange Police Department Memorandum, dated August 6, 2013 

Exhibits provided to the Planning Commission: 

 

A. Submitted Plans date labeled October 7, 2013 

 

cc: Parnell Delcham 

 WM Chapman, LLC. 

 2455 North Eaton Court Place 

 Santa Ana, CA 92701 

  


