
 
 

 

   
 

   

  Community Development                                                                                              cityofirvine.org 
  
  City of Irvine, 1 Civic Center Plaza, P.O. Box 19575, Irvine, California 92623-9575     949-724-6000 
 

April 14, 2026 
 
 
Ms. Kayla Catacutan             Sent Via Email: 
NN-Architects      kayla@nn-arch.com 
8311 Westminster Boulevard   
Westminster, CA 92683   
 
Subject: Approval of Modification 00981410-PMPC to Master Plan 00358053-

PMPC for the conversion of a 1,307-square-foot office to a restaurant at 
2710 Alton Parkway; and approval of Interim Use Permit 00981411-PIUP 
to allow a temporary employee parking lot at 2550 Alton Parkway 
located at Diamond Jamboree Retail Center in Planning Area 36 (Irvine 
Business Complex) 

 
Dear Ms. Catacutan: 
  
Community Development Department staff reviewed Modification 00981410-PMPC to 
allow the conversion of an existing office to a restaurant at 2710 Alton Parkway, Suite 
211, and Interim Use Permit 00981411-PIUP to allow employee parking at 2550 Alton 
Parkway. The existing Diamond Jamboree retail center is within the 5.1 Irvine Business 
Complex (IBC) Multi-Use zoning district of Planning Area 36 (IBC) and is designated 
Urban/Industrial in the Land Use Element of the General Plan. 
 
In February 2005, Planning Commission approved Master Plan 00358053-PMPC for the 
development of the Diamond Jamboree Retail Center. Subsequently, in May 2018, the 
Planning Commission approved Major Modification 00685793-PMPC and Conditional 
Use Permit 00685580-PCPU to construct a six-story parking structure with 23,000 
square feet of retail and restaurant spaces as part of an expansion to the retail center at 
2550 Alton Parkway. Then in May 2021, the Director of Community Development 
granted a three-year extension for these approvals. Most recently, in August 2024, the 
Planning Commission approved Modification 00935137-PMPC, renewing the prior 
approval; this is set to expire in August 2027 if construction has not commenced.   
 
The proposed modification would allow an existing 1,307-square-foot office space to be 
converted into a restaurant, and the interim use permit would allow 151 parking spaces 
within an existing unpaved parking lot for employee parking. The interim use permit will 
expire when construction of the parking structure begins or the 00935137-PMPC 
approval expires, whichever comes first. If the modification approval expires, the project 
is conditioned to require the parking lot to be improved to meet all Irvine Zoning 
Ordinance requirements.  
 
Section 2-15-6 of the Irvine Zoning Ordinance contains criteria to determine whether an 
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interim use should be approved, conditionally approved, or denied. Interim use permits 
are reviewed by the Director of Community Development. Based on the submittal, the 
Director of Community Development determines that the required findings to approve 
an interim use permit can be made as follows: 
 

A. The interim use will comply with all applicable development standards of the 
Irvine Zoning Ordinance and the purpose of the zoning district in which the site is 
located. 
 
The temporary employee parking lot is proposed to occupy the unpaved lot 
adjacent to the existing commercial center. The interim use permit is limited to 
providing temporary employee parking to support the commercial center. The 
parking spaces are designed to be consistent with the standards outlined in 
Section 4-4-1 of the Irvine Zoning Ordinance.  
 
Due to the temporary nature of the project, the employee parking lot will not 
include landscape trees. However, the existing landscape buffer along Alton 
Parkway will be maintained. The project is conditioned to require landscape 
improvements at the expiration of this approval should the project to construct 
the parking structure not progress. Therefore, the interim use will be consistent 
with the Irvine Zoning Ordinance and the purpose of the zoning district.  
 

B. Adequate traffic circulation, off-street parking, and pedestrian safety will be 
maintained during the operation of the interim use. 
 
The temporary parking lot is designed to be consistent with City of Irvine 
Standard Plans to ensure adequate traffic circulation, off-street parking, and 
pedestrian safety. Additionally, the parking lot will be used for employee parking 
only to limit pedestrian traffic. The project is also conditioned to require on-site 
improvements if the approval to expand the retail center were to expire. 
Improvements include an additional pedestrian crosswalk along Millikan Avenue 
and upgrades to pedestrian walkways to enhance pedestrian connections 
throughout the retail center. Therefore, the parking lot will provide adequate 
traffic circulation, off-street parking, and pedestrian safety. 
 

C. The interim use will not be detrimental to the public health, safety, or welfare, or 
be materially injurious to properties or improvements in the vicinity. 
 
The temporary parking lot will be used to provide additional employee parking for 
the existing retail center. Additionally, the project has been reviewed by the 
Orange County Fire Authority and the Irvine Public Safety Department, both of 
which had no issues with the proposal. Based on the provided information, the 
interim use will not be detrimental to the public health, safety, or welfare, or be 
materially injurious to properties or improvements in the vicinity.  
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Section 2-19-2 of the Irvine Zoning Ordinance contains criteria to determine when a 
proposed modification is classified as a “major modification.” A major modification must 
be reviewed by the original approving authority at a public hearing. However, where 
none of the criteria are met, the application is a “minor modification” and reviewed by 
the Director of Community Development. Based on the submittal, the Director of 
Community Development determines that the proposed modification does not meet any 
of the five criteria to be classified as a major modification. Therefore, the project is a 
minor modification for the following reasons: 
 
1. Proposed addition, deletion, and/or relocation of approved structures and/or land 

uses which would cause significant or potentially significant environmental impacts, 
based on staff's analysis prepared in accordance with City policy. 
 
The site is zoned 5.1 IBC Multi-Use, which allows for a variety of residential, office, 
retail, and services in a mixed-use environment. The modification will convert the 
existing building square footage from office to restaurant, resulting in no additional 
building square footage. This conversion is consistent with the original approvals for 
the existing center, which allows for a variety of retail and restaurant uses. 
Therefore, the site will continue to operate in a manner consistent with the original 
approval and the proposed restaurant is consistent with the 5.1 IBC Multi-Use 
zoning district. 
 
The proposed restaurant within an existing building is categorically exempt from the 
California Environmental Quality Act (CEQA) Guidelines per Section 15303, 
Conversion of Small Structures, which applies to conversion of existing small 
structures from one use to another. Therefore, there would be no potentially 
significant impacts resulting from the project. 
 

2. Proposed addition, deletion and/or relocation of approved structures and/or land 
uses which would cause significant or potentially significant on-site and off-site traffic 
impacts, based on staff's analysis of the transportation issues prepared in 
accordance with City policy. 

   
The modification is limited to converting existing building square footage from an 
office to a restaurant. The project does not include additional square footage, and 
the proposed use is consistent with the original approval for the commercial center. 
Therefore, the modification will not cause significant or potentially significant on-site 
or off-site traffic impacts. 

 
3. The intent of the findings and conditions of approval for the approved project would 

not be preserved. 
 

The findings and conditions of approval for Master Plan 00358053-PMPC, 
Modification 00685793-PMPC, and Modification 00935137-PMPC remain 
unaffected, as the proposed modification does not reduce parking, result in a net 
loss of landscaping, or otherwise alter the intent of the prior approvals. The required 
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parking spaces for the site will increase from 872 spaces to 884 spaces due to the 
change of use. However, the additional 151 parking spaces within the temporary 
parking lot will provide a total of 898 parking spaces on-site to ensure sufficient 
parking is provided. The project will continue to comply with all conditions of 
approval from the original master plan and subsequent modification and is, 
therefore, consistent with their findings and intent. 
 

4. Proposed addition, deletion, and/or relocation of structures would result in an impact 
to, or introduction of sensitive uses not previously considered within the site. This 
includes, but is not limited to, uses not previously considered such as childcare 
centers, schools, residences, and medical establishments. 
 
This modification will not impact or introduce sensitive uses that were not previously 
considered in the original approval. The modification is limited to converting existing 
building square footage from office to restaurant and does not involve additional 
building square footage. Therefore, the project will not result in an impact to existing, 
or introduction new, sensitive uses not previously considered. 

 
5. Reconfiguration of the site plan resulting in the following: a) a significant reduction of 

landscaping; or b) a significant change in parking.  
 

The modification is limited to converting existing building square footage from office 
to restaurant use and does not alter landscaping in any way. Additionally, the 
temporary employee parking will provide 151 additional parking spaces and will 
result in a surplus of nine spaces on-site. The project is conditioned to provide on-
site improvements if the approval to expand the commercial center expires, or the 
property owner will need to provide an alternative parking plan while the expansion 
is under construction (Conditions 6.19 and 6.20). Therefore, the modification will not 
result in a significant reduction of landscaping or parking.  
 

Based on the information submitted with this application, the Director of Community 
Development makes the following finding pursuant to Section 2-19-7 of the Zoning 
Ordinance and hereby approves Minor Modification 00981410-PMPC. 

 
1. The modification does not alter or affect the intent of the findings and conditions of 

the original project approval. 
 
The findings or conditions of approval for the original master plan will not be affected 
by the proposed modification because the project does not result in a change of use, 
reduce parking below the applicable standard, cause a net loss of landscaping, or 
cause other significant changes that could alter the intent/purpose of the original 
approval.  This project is conditioned to comply with all conditions from the original 
Master Plan 00358053-PMPC, as modified. Therefore, the modification is consistent 
with the intent of the findings and conditions of the original approval. 
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This approval is subject to the following conditions of approval: 
 
Standard Condition 6.1            DISCRETIONARY CASE CHARGES 
 
The applicant is responsible for paying all charges related to the processing of this 
discretionary case application within 30 days of the issuance of the final invoice or prior to 
the issuance of building permits for this project, whichever occurs first. Failure to pay all 
charges shall result in delays in the issuance of required permits or may result in the 
revocation of the approval of this application. 
 
Standard Condition 6.2         LEGAL ACTION – HOLD HARMLESS 
 
In accordance with the provisions of Section 5-5-114 of the Irvine Municipal Code and 
Government Code Section 66474.9, the applicant shall defend, indemnify, and hold 
harmless the City of Irvine and its agents, officers, and employees from and against any 
claim, action, or proceeding against the City agency or its agents, officers, or employees 
to attack, set aside, void, or annul an approval by the City, including, without limitation, an 
action by an advisory agency, appeal board, or legislative body concerning this 
discretionary approval. This defense and indemnification shall include the payment of all 
legal costs incurred on behalf of the City in connection with the application, and the 
defense of any claim, action or proceeding challenging the approval. The City will 
promptly notify the applicant of any claim, action, or proceeding and will cooperate fully in 
the defense.  
 
In the event a legal challenge to the discretionary approval is successful, and an award of 
attorney fees is made to the challenger, the applicant shall be responsible to pay the full 
amount of such an award. 
 
Condition 6.19 REQUIRED PARKING LOT IMPROVEMENTS 
 
In the event the interim use permit expires due to the expiration of the approval of 
Master Plan Modification 00935137-PMPC, the temporary parking lot shall be made 
permanent through submittal and approval of a modification to the master plan. The 
permanent parking lot shall comply with the requirements of the Irvine Zoning 
Ordinance, including landscape standards. 
 
Condition 6.20  REQUIRED ON-SITE IMPROVEMENTS 
 
In the event the interim use permit expires due to the expiration of the approval for 
master plan modification 00935137-PMPC begins, pedestrian walkways shall be 
updated to be consistent with the improvements required through 00935137-PMPC. 
Improvement includes providing an additional pedestrian crosswalk across Millikan 
Avenue and widening the walkway along the building located at 2600 Alton Parkway. 
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Conditional 6.21 PARKING MANAGEMENT PLAN 

In the event the interim use permit expires due to the construction for Master Plan 
Modification 00935137-PCPM, the property owner shall submit a plan to the Director of 
Community Development that identifies parking management strategies to provide 
sufficient parking for the commercial center. The plan shall be submitted within 30 days 
prior to construction starting and shall be reviewed and approved by the Director of 
Community Development. 

Condition 6.22  COMPLIANCE WITH PRIOR CONDITIONS 

Development of this project shall comply with all applicable conditions of approval for 
Diamond Jamboree including Master Plan 00358053-PMPC, and applicable modifications 
(including File Nos. 00685793-PMPC, and 00935137-PMPC). 

Condition 6.23     EXPIRATION 

The interim use permit approval shall be valid until construction on the expanded retail 
center begins, or the 00935137-PMPC approval expires on August 15, 2027, whichever 
comes first. 

Unless an appeal is filed prior to the expiration of the five-business-day appeal period 
ending at 5 p.m. on Tuesday, April 21, 2026, the approval granted by this letter shall 
become effective Wednesday, April 22, 2026.  

The stamped-approved plans for Minor Modification 00981410-PMPC are being 
transmitted electronically along with this letter. Should you wish to obtain a hard copy of 
the stamped-approved plans, please drop off a set of plans at the Planning Counter. 
Please note that permits cannot be issued until all fees associated with this application 
are paid in full.  

Should you have any questions regarding this approval, please contact Associate 
Planner Tianna de la Paz at 949-724-5457 or via email at tdelapaz@cityofirvine.org. 

Sincerely, 

Stephanie Frady, AICP 
Director of Community Development 

Enclosures: 

1. Approved Project Plans
2. CEQA Exemption Notice
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ec:  Alyssa Matheus, Planning Manager 
Ann Wuu, Principal Planner 
Files: 00981410-PMPC, 00981411-PIUP, 00358053-PMPC, 00685793-PMPC, 
and 00935137-PMPC 
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ENCLOSURE 1















Date received for filing at OPR: FORM 45-02 (Rev. 10/2006) 

NOTICE OF EXEMPTION 

TO: State of California FROM: City of Irvine 
Office of Planning & Research Community Development Department 
PO Box 3044 PO Box 19575 
Sacramento, CA  95812-3044 Irvine, CA  92623-9575 

Attn:   Tianna de la Paz 
County Clerk Associate Planner 
County of Orange 949-724-6027
PO Box 238 
Santa Ana, CA  92702 

SUBJECT:   Filing of Notice of Exemption in compliance with Section 15062 of the Public Resources Code. 

Project Title and File No.: Minor Modification 00981410-PMPC to Master Plan 00358053-PMPC for the conversion of a 
office to a restaurant and Interim Use Permit 00981411-PIUP to allow a temporary parking lot 

Project Location: 
(include County) 

2550 Alton Parkway & 2710 Alton Parkway in Planning Area 36 (Irvine Business Complex), in 
the City of Irvine, County of Orange, CA 

Project Description: Request to convert an existing 1,307 square-foot office to a restaurant and allow the use of a 
temporary parking lot to provide employee parking. 

Approving Public 
Agency: 

City of Irvine  
Director of Community Development 
PO Box 19575 
Irvine, CA  92623-9575 

Approval Date: April 14, 2026 

Project Applicant:  NN-Architects 
8311 Westminster Boulevard 
Westminster, CA 92683 
Attn: Kayla Catacutan 

562-353-9742
kayla@nn-arch.com

Exempt Status: 
(check one)   

Ministerial (Section 21080(b)(1); 15268) 
Declared Emergency (Section 21080(b)(3); 15269(a)) 
Emergency Project (Section 21080(b)(4); 15269(b)(c)) 
Statutory Exemption:   
Categorical Exemption: Sections 15301, Existing Structures, and 15303, Conversion of Small Structures 
General Rule Exemption (Section 15061(b)(3))  

Reason(s) Why Project Is 
Exempt:   

Project is exempt pursuant to CEQA Guidelines Sections 15301, Existing Structures, and 
15303, Conversion of Small Structures. The first exemption allows the use of the existing 
temporary parking lot to provide employee parking. The second exemption permits the 
conversion of an existing tenant space from one use to another use where only minor 
modifications to the structure would occur. 

Tianna de la Paz, Associate Planner April 14, 2026 
Name and Title Signature Date 

ENCLOSURE 2
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	Enclosure 2 - CEQA Exemption Notice a.pdf
	Project is exempt pursuant to CEQA Guidelines Sections 15301, Existing Structures, and  15303, Conversion of Small Structures. The first exemption allows the use of the existing temporary parking lot to provide employee parking. The second exemption permits the conversion of an existing tenant space from one use to another use where only minor modifications to the structure would occur.


