CITY COUNCIL AGENDA REPORT

MEETING DATE: DECEMBER 6, 2005 ITEM NUMBER:

SUBJECT: GENERAL PLAN SCREENING REQUEST FOR THE FOLLOWING PROPERTIES:
(1) GPS-05-06 1941 CHURCH STREET / 1944 NEWPORT BOULEVARD
(2) GPS-05-08 WESTSIDE LOFTS SITE (1640 MONROVIA AVE.)
{3) GPS-05-09 PACIFIC MESA PROPERTIES (660/670 W. 17" ST.)
(4) GPS-05-10 ALL INDUSTRY INVESTMENT (1690 PLACENTIA/755-785 W. 17" ST.)

DATE: NOVEMBER 22, 2005
FROM: PLANNING DIVISION/DEVELOPMENT SERVICES DEPARTMENT
PRESENTATION BY: CLAIRE L. FLYNN, AICP, SENIOR PLANNER

FOR FURTHER INFORMATION CONTACT: CLAIRE L. FLYNN, AICP, SENIOR PLANNER
(714) 754-5278

RECOMMENDATION

Accept proposed General Plan amendment screening requests for processing.

BACKGROUND

General Plan Screening Criteria

City Council Policy 500-2 establishes a procedure for processing privately initiated
General Plan amendments. This procedure involves a City Council screening of these
requests prior to their acceptance for formal processing. The policy includes three

criteria for accepting requests and two criteria for rejecting requests. The acceptance
criteria are as follows:

1. A General Plan amendment is necessary to resolve inconsistency between
the General Plan designation and zoning of a parcel.

2. A General Plan amendment is necessary to provide a uniform land use
designation on a single parcel.

3. A General Plan amendment would result in decreased traffic impacts from
the property.

The criteria for rejecting an application are as follows:

1. The request applies to a single small lot or a small area, especially if the
change would make the property inconsistent with surrounding properties.



2. The property is located in the Redevelopment Area and requires action by the
Redevelopment Agency to amend the Redevelopment Plan.

In addition to the above criteria, the policy also states that no request shall be accepted
that would increase the overall, citywide development cap. It does, however, allow
amendments that would result in development exchanges or transfers to be considered.
The policy also acknowledges that these criteria are only guidelines and City Council

may accept an application which does not meet the criteria if it finds there are overriding
reasons to do so.

ANALYSIS

Project Summary Sheet

A one-page, project summary sheet is aftached for each screening request. This
summary sheet provides the following information:

» General Plan Land Use Map and Aerial Photograph
o Project Description, Land Use and Traffic Analysis
» Justification for Acceptance

General Plan Screening Requests

The following fable summarizes each General Plan screening request submitted for
processing:

Planning Address Request

GPS-05-06 1941 Church/1944 Request from property owner at 1941 Church to
Newport Blvd. change the land use designation of 1,364 sq.ft. portion
of the property from Medium Density Residential to
General Commercial to accommodate a lot line

adjustment.
GPS-05-08 1640 Monrovia Request from Nexus Development to change the land
Avenue use designation of a 6.8-acre site from Light Industry

to High Density Residential

GPS-05-09 660/670 West 17th Request from Pacific Mesa Properties to change the
Street land use designation of a 10-acre site from Light
Industry to General Commercial.

GPS-05-10 1690 Placentia Request from All Industry Investment Company to
Avenue/755-785 W. change the land use designation of a 4.1-acre site
17th Street from Light Industry to High Density Residential




Traffic Analysis Required

While a preliminary traffic evaluation was completed for each screening request, a
detailed traffic analysis with the project-specific environmental review is required at the
time of project submittal.

In consultation with the Transportation Services Manager, the traffic analysis for each
development project would generally include, where applicable, the following information:

Pedestrian and vehicle circulation plan.
Analysis of any increased fraffic in relation to existing and projected traffic levels.

Comparison of directional trip characteristics for residentiai versus commercial or
industrial uses.

ALTERNATIVES CONSIDERED

City Council has the following alternatives available for consideration for each screening
request:

1.

Accept the screening request for each specific project by separate motions.
Pursuant to Council Palicy 500-2, Council may acknowledge that the General Plan
screening criteria are only guidelines and that City Council may accept an
application that does not meet the criteria based on other considerations. The
justification for approving the screening request is provided on the summary sheet.

2. Deny a specific screening request. Denial of a specific request would maintain the
existing land use designations, corresponding land use regulations, and
entitements of the subject property.

FISCAL REVIEW

Fiscal review is not required for this item.

LEGAL REVIEW

Legal review is not required for this item.

CONCLUSION

Staff recommends acceptance of each of the proposed General Plan amendment for
processing and additional analysis:

(1) GPS-05-06 1941 CHURCH STREET / 1944 NEWPORT BOULEVARD

(2) GPS-05-08 WESTSIDE LOFTS SITE (1640 MONROVIA AVE.)

(3) GPS-05-09 PACIFIC MESA PROPERTIES (660/670 W. 17" ST.)

(4) GPS-05-10 ALL INDUSTRY INVESTMENT (1690 PLACENTIA/755-785 W. 17™ ST.)



If the screening requests are approved, project specific environmental analysis will be
completed for each development proposal. Based on a preliminary traffic and land use
analysis, staff believes that each screening request merits further consideration through
the General Plan amendment process.

With exception to the screening request for 1941 Church Street/1944 Newport Bivd., it is
important to note that the development proposals for the screening requests will be
subject to further environmental analysis (e.g. mitigated negative declaration).
Furthermore, acceptance of the screening request does not set precedent for approval
nor constitute the approval of a development project. The approval of a screening
request strictly allows the applicant to further research/develop the proposal and provide
City Council with an opportunity to review the relative merits of the proposed request in
greater detail prior to final action.

WD —

CLAIRE L. FLYNN, AICP
Senior Planner

. MICHAEL ROBINSON, AICP
st. Development Services Director

DONALD D. LAMM,
Deputy City Mgr. — Dev. Svs. Director

Attachments: 1. 1941 Church/1944 Newport (Summary Sheet, Site Photos, Applicant Letter)
2. Westside Lofts (Summary Sheet, Concept Plan, Site Photos, Appticant Letter)
3. Pacific Mesa Properties (Summary Sheet, Site Photos, Applicant Letier)
4. All Industry Investment Co. (Summary Sheet, Site Photos, Applicant Letter)

cc.  City Manager
City Attorney
Bill Morris, Public Services Director
Peter Naghavi, Transportation Svs. Mgr.
Kimbery Brandt, Principal Planner
City Clerk
Staff (4}
File (2)
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{  ATTACHMENT I

GPS-05-06 Proposed Lot Line Adjustment - 1944 Newport Boulevard / 1941 Church Street

Area of Lot Line
8 Adjustaent in blue |

GENERAL PLAN SCREENING REQUEST

The General Plan screening request is to change the General Pian land use designation of a northwesterly section (68.22 lory by
20" wide) of 1941 Church Street from Medium Density Residential to General Commercial. The change in land use designation is
required for a proposed lot line adjustment with the adjacent commercial parcel al 1944 Newport Boulevard. The property owner at
1944 Newport Boulevard proposes to acquire this 1,364 $q.ft. area from 1941 Church Streel to resolve an apparent discarepancy
between the legal ownership by Robert Smith of 1941 Church Street and its historic use by the Midas Shop on Newport Boutevard.
The proposed project will involve the following:

» General Plan amendment to change the land use designation of the subject area from Medium Density Residential te
General Business.

» Rezone of the subject area from R2-MD (Medium Density Residential) to C2 (General Business)
Site photographs and lhe applicant’s letter of justification are attached (Attachments 1A and 1B).

LAND USE ANALYSIS

The Children's Leaming Center preschool/daycare center at 1941 Church Street has been in business since 1978, This property is
designated as Medium Density Residential and zaned R2-MD. The Midas Shop at 1944 Newport Boulevard is an aulo repair
business spedializing in services such as muffler, brakes, and general body repairs. The Midas Shop site is designated General
Commercial and zoned C2. The 68.22 fong x 20" wide paved portion at the rear of the Children's Leaming Center property had
mistakenly been considered as part of the Midas Shop business. During a recent appraisal of the Children’s Leaming Center
property, it was discovered that this land was legally owned by Robert Smith at 1941 Church. Thus, a lot line adjustment wiuld
allow the acquisition of this area by the property owners of 1944 Newport Boulevard. The proposed project would resolve an
apparent discrepancy in use and ownership, and slaff does not find any issues relaled to land use compatibility.

TRAFFIC ANALYSIS

The change in land use designation from residential to commercial would involve an increase in average daily trips only if the Mdas
Shop was increased in size. In this case, the Midas Shop is already nanconforming in size and could not be expanded regardless of

the additional site area. Thus, the proposed General Plan amendment for the subject 1,364 sq. ft. area would have no effect on
increasing lraffic intensity at 1944 Newport Boulevard,

SUSTIFICATION OF ACCEPTANCE OF SCREENING REQUEST

While the proposal does not salisfy specified screening cnteria, staff recommends acceptance of (he Generat Plan screening
request for the following reasons:

1. Consistent with General Plan Housing Elernent Goal HOU-1. The proposed project is consislent with the Housing
Element goal HOU-1 in that it would not affect the development potential of the Children's Leaming Center site. The existing
R2-MD lot at 1941 Church St. is 13,950 sq. ft. While the proposed project would decrease the lot size by 1,364 sq.ft., this

loss would not affect the allowable residential density if this site were redeveloped. The remaining lot area would still supzort
a maximum of 3 dwelling units in the R2-MD zone.

2. Does not result in nonconforming floor area ratio at 1941 Church.  Staff verified that the proposed proect and
subsequent lot ine adjustment would not resuit in nonconforming fioor area ratio for the existing Children's Leaming Center
site. There will be a negligible increase from the current .16 FAR to .18 FAR.

3. Resolves apparent inconsistency with historic use of the site. One of the General Plan screening criteria describes a
General Plan amendment as necessary to resolve inconsistency between the General Plan designation and zoning of a
parcel. In this case, the General Plan amendmenl is necessary to resolve inconsislency with the historic use of the preject
site and exisling General Plan land use designation. The business owner of the Midas Shop indicates that the subject zirea
has historically served the Midas Shop and mistakenly considered as part of this property. This oversight was discovered

when the 1941 Church property was recently reappraised. The General Plan amendment and lot ling adjustment would
therefore comectly identify this 60° x 20 area as part of the Midas Shop site.

5



Children’s Learning Center (1941 Church St}

View of 68’ long x 20" wide Subject Area

View of rear property of Midas Shop and
Learning Cir

The Midas Shop at 1944 Newport

Rear of the Midas Shop at 1944 Newport

View of rear parking area from 1944 Church

ATTACHMENT 1A
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CITY OF COSTA MESA PLANNING APPLICATION
PROJECT DESCRIPTION QND JUST]FlCATION

1. Project Address:
1941 Church Street, Costa Mesa
1944 Newport Blvd, Costa Mesa

2. Fully describe your request:

Request Lot Line Adjustment so 1944 Newport Blvd would acquife approximately
20" x ©8.22' from, 1941 Church Street.

3. Justification:

A. For a Conditional Use Permit or Minor Conditional Use Permit: On a separate
sheet, describe how the proposed use is substantially compatible with uses
permitted in the same general area and how the proposed use would not be
materially detrimental to other properties in the same area.

B. For a variance or Administrative Adjustment: On a separate sheet, describe
the property’s special circumstances, including size, shape, topography,
location or surroundings that deprive the property of privileges enjoyed by
other properties in the vicinity under the identical zoning classification due to
strict application of the Zoning Code.

4. This project is: {check where appropriate)
___Inaflood zone. ___In the Redevelopment Area.
___Subject to future street widening. ___In a Specific Plan Area.

Includes a drive-through facility.
(Special notice requirements, pursuant to GC Section 5091 {(d))

5. | have reviewed the HAZARDOUS WASTE AND SUBSTANCES SITES LIST
reproduced on the rear of this page and have determined the project:

___Is notincluded in the publication indicated above.
___Is included in the publication indicated above.

(b e A ‘//21./03‘

Signature I Date *

ATTACHMENT 1B
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GP3-05-08 Westside Lofts by Nexus Development — 1640 Monrovia Avenue | ATracament: ]

GENERAL PLAN SCREENING REQUEST

The General Plan screening request is to change the land use designalion of a 6 8-acre site at 1640 Monrovia from Light Indusitry to
High Density Residential. This site is located within the proposed Mesa Wesl Bluffs Urban Plan area and formerly served as IEaton
Industries headquarters {Concept Plan, Site Photos, and Applicant’s Letter, Attachments 2A ~ 2C). In addilion to the General Plan
amendment, the proposed development project will consist of the following:

Rezone of the property fram MG to Planned Development Residential — High Density (PDR-HD).
Master Plan approval of a high density residential development.
Complete demalition of all exdsting industrial buildings and construction of up ko 136 residential condominiums.

Residential developmenl to include: 1,000 sq.ft. to 2,600 sq.ft. condos with roof decks and outdoor amenity spaces, modern
architectural styte for the exteriors, and high-quality fixtures and finishes for the inleriors.

Condominiums maximizing views from baleoniesiroof decks of the Pacific Ocean, dly lights, or the foolthills.

LAND {USE ANALYSIS

The Eaton buildings are currently vacant and formerly provided approximately 133,000 square feet of induslriat building area. In
the proposed High Density Residential land use/Planned Devefopment Residential zone, the review/approval of a masler plan is
required. The Master Plan process would ensure that the residenlial project, including proposed building setbacks, structure
orientation, placement of windows, outdcor amenily spaces, and noise altenuation, would be compalible with adjacent industrizl
properties. Since a residential development would only be permitted through an approved Master Plan, staff believes this process
provides assurances for a unique residential urban village in the Westside that would be compatible with the surmounding

industrial uses. A concept plan is attached for informational purposes only and does not represent lhe final ptan

TRAFFIC ANALYSIS
A traffic study completed by Austin-Fousl concluded that the proposed 136-unit development would not result in significant adverse

impacts. The following

table is a trip ge
Land Use

A
Trips

Peak Hr P

Trips

Peak

Existing Nonconforming Blda
133,000 sq .fi. of Industrial Uses
Proposed Project 91 106 1,108
136-unit Condominium Project
20 dwelling units/acre)

[ NET INCREASE +177

Given that the Eaton buildings are nonconforming in size and that there may be excess lraffic capadity available in the traffic analysis
zone, the shudy further concluded that theoretically up 100 mare dwelling units may be accommodated without requiring braffic
mitigation. The traffic study is available for review at the public counter of City Hall.

JUSTIFICATION FOR ACCEPTANCE OF SCREENING REQUEST

While the proposal does not salisfy specified screening citeria, slaff recommends acceptance of the General Plan screening
request for the following reasons:

1

Consistent with General Plan L and Use Objective L U-24. The proposed project is consistent with Land Use Objective LU-
ZA which encourages new development and redevelopment to improve and maintain the quality of environment. The

proposed project would redevelop a marginal industrial site and help improve the Jjobstousing balance in Ihe City.

Consistent with General Plan Land Use Poli LU-1F4.  This General Plan pdiicy requires that residential densities; be

- Achieves Generat Plan Housing Elerment Goal HOU-3. The progosed owner-occupied housing project would achieve this

Housing Element Goal_by supplementing a diverse h_ousing supply. Modem-style architecture featuring clean lines from

3
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View of former Eaton buildings and lot area

Building frontage on Monrovia Av.

Vacant Office Building

Electrical Facilities

Industrial Building at Babcock

View of Indusirial Building at Babceck

ATTACHMENT 2B /0




The Yision 1o Devetop and the Commitment {o Deliver

November 2, 2005

Don Lamm

Deputy City Manager

City of Costa Mesa

77 Fair Drive

Costa Mesa, CA 92628-1200

Re: 1640 Monrovia Avenue - Westside Lofts

Dear Mr. Lamm:

As you are aware, Nexus Development purchased the subject property which was
formerly occupied with an industrial business. Qur intent is to develop a for sale,
residential project that will serve as the catalyst and example for future residential
development on the Westside.

We have undertaken a series of site planning studies to determine the best design
approach for the site. It has become apparent during these exercises that a higher density
on the site would result in a more successful project, both from an economic standpoint
as well as an urban site planning perspective.

The current General Plan designation for the site is Light Industry. We are seeking a
General Plan Amendment to change the designation to High Density Residential that
allows for up to 20 units per acre. We respect the City’s desire to limit consideration of
changes in land use if it is determined they will not have a negative impact on the City’s
traffic/circulation system. In that regard, we engaged Austin Foust to prepare a traffic
analysis, with the participation of your City transportation staff, to determine if an
increase in density on this site would have a negative impact. The conclusion of their
analysis is the site can support a density in excess of 20 units per acre before additional
traffic mitigation is warranted.

If the City Council determines it can support the processing of a General Plan
Amendment for this property, we are confident we can deliver a unique, high quality
residential project that will serve as the catalyst for future development on the Westside.

ATTACHMENT 2C

NEXUS Development Gorporation Central Division ’/
1 MacArthur Place, Suile 300, Santa Ana, GA 92707  ph 714.546.5600 fx 714.546.5660  www.nexusd.com



Mr. Don Lamm
City of Costa Mesa,
Page 2 of 2

The Mesa West Bluffs is an ideal location for a buyer seeking a different housing
experience such as we are proposing for the property. We envision an urban design with
clean, commercial-like architectural lines for the exteriors, and loft interiors with high
quality fixtures and finishes that are appropriate for the sales prices we anticipate for the
units. The increase in the density will allow us the opportunity to offer a range of unit
sizes from 1,000 square feet to as much as 2,600 square feet. Many of the units will have
roof decks and outdoor living areas, as well as views of the ocean or foothills. The size
of the site, even at a density of 20 units per acre, will still allow us to create a generously

sized amenity area. We believe this space is critical to creating the desired environment
for the residents.

This site is a priority for our company, and an investment we believe will yield great
dividends for the City and us. In order to insure we achieve the best design possible, we
have asked three architects to participate in a design charette. It is our intent to have a
conceptual site plan and “story boards” to share with you and the City Council at the
hearing on December 6, 2005, in order to convey the type of architecture we envision and
the building materials and finishes contemplated.

We look forward to working with you on this exciting project, and truly appreciate the
assistance you and your staff have provided us as we pursue development of this key

Nexus Development
President

CN/CA/sha

)3



GPS-05-09 Pacific Mesa Properties — 660/670 West 17" Strest | ATTACEHMENT:

WA

AbAE

GENERAL PLAN SCREENING REQUEST

The General Plan screening request is to change the land use designalion at 660/670 W. 17" Street from Light Industry to General
Commercial. The exisling General Plan land use designation and zoning (General Manufacturing “MG"} do not allow commercial
uses. Existing industrial businesses at the sile include specialty wholesalers and light induslrial businesses operaling in quonset

structures (Sile Photos and Applicant Letier, Atiachments 3A & 3B). In contrast to the Light industry designation, the requesled
General Commercial land use would alilow a home improvement relail store as a permitted use. In addition to the General Plan
amendment, the proposed development project will invalve the following:

Rezone of the property from MG to General Commercial “C2”

Complete demalition of all exisiing steet quonset structures.

Construction of a home improvement retait building (such as a Home Depot) from 85,000 to up to 102,000 square feel of
sales area and up to 32,000 sq.fi. of outdoor garden center area.

Proposed building to consist of concrete til-up walls and panelized roof frame system.

Building design and architecture fo be comparable lo other retail cenlers in the area (e.g. PetSmart, Trader Joes, etc.)

LAND USE ANALYSIS

The 10-acre projecl site is located west of the 17 Street and Superior Avenue, a heavily-traveled inlersection composed of general
commercial land uses at all four comers., A similar requesl for a General Plan amendmentirezone was approved for the luture
Grower’s Direct site at the southwest comer of this intersection. The proposed home improvement site will be adjacent to and west
of existing commercial uses, including Trader Joe's, PelSmart, and Michaels, While further analysis of a spedific development
project and lraffic study needs to occur, staff believes thal the proposed home improvement center wauld be compatible with the
commerciat uses to the east and induslrial uses to the north/south/west.

TRAFFIC ANALYSIS

The applicant's request is to change the land use designation for proposed commercial development. A preliminary trip generation
analysis indicates Ihat the proposed change will result in an increase of average daily trips and am/pm peak hour trips. The
following tabie is a trip generation summary of exisling and proposed development.

Land Use

AM
Trips

Peak Hr PM Peak
Trips
100 107

Hr Total Avg Daily
Trips

General Plan Land Use
108,000 sg.fl. Indusirial Uses
Proposed Project 122 250 3,040
102,000 sq./.

Home Retailer

759

32,000 sq.fl. 42 122 1,185
Garden Center

NET INCREASE +3,435 TRIPS

A detailed traffic analysis will be conducted at the time of project submiltal, and the findings will be verified/evaluated in the
appropriate CEQA document. Any feasible mitigation measures to reduce significant traffic impacts will be identified al that time.

JUSTIFICATION FOR ACCEPTANCE OF SCREENING REQUEST

While the proposal does not salisfy specified screening criteria, staff recommends acceplance of the General Plan screening
request for the following reasons;

1. Proposes a_major home improvemnent retail bulding fo serve future mixed-use developments and live/iwork ioffs projects in
the Westside. Revitalization efforts in the Westside may create new residential urban villages consisting of medium- to high-
density residential condominiums or livefwork lofts. These proposed urban plan areas include the Mesa West Bluffs and 19
West Urban Plans. A home improvement retailer in the Westside will support the new residents’ demand for building

malenals/supplies and related goods, as well as demand for these goods/services from the exisling Westside and Eastside
communilies.

2. Achieves General Plan Land Use Element Objective L U-18. The purpose of the three General Plan acceptance diteria is to
provide guidelines to screen General Plan amendment requests. While the proposed project does not slrictly satisfy these
specified aiteria, it would achieve an important Land Use Element goal by ensuring the long-term productivity and viability of
the City's economic base. Specifically, the project would redesignate industrial iand to commercial, and thereby permit
commerdal businesses to serve nearby residential uses {Land Use Policy LU-1B.1).

develapment capacity of the roadway network. While an increase in average daily trips will result from the change from a
Light Industrial lo General Commercial land use, fraffic mitigation may be proposed to reduce impacts to below a level of
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Row of Quenset Huts at 660 W. 17t St,

Multi-tenant building ar 670 W. 17th

Aisle between Quonset Structures

Quonset Structures

Warehouse building at 660 W. 17%

ATTACHMENT 3A / y




Home Improvement Retail Store — Project Description

We are proposing to develop approximately 10.00 acres for a new home
improvement store located on the north side of 17™ Street east of Pomona
Avenue. Currently, an assortment of commercial / industrial buildings,
occupies the site as well as a small set of 2-story retail shops at the
southwest corner of the site.

We are proposing to demolish the existing buildings and paving and re-grade
a significant portion of the site. '

The proposed home improvement building will have approximately 85,000 up
to 102,000 square feet of enclosed sales area and approximately 20,000 up
to 32,000 square feet of outdoor garden sales area. The building will be
constructed of concrete tili-up walls and panelized roof frame system. It will
be qualified as a Type V-N, fully sprinklered building with 80°-0” minimum side
yards. The building design will be appropriate and complimentary to the
context of the surrounding area.

For a store of this size, we typically employ approximately 115-140 full-time
and 40-65 part-time employees. The ratio between fuil time and part time
employees may vary. '

Al roof top equipment including all mechanical equipment will be screened by
the perimeter parapets. The highest equipment is typically about 27°-0”
above the finish floor elevation and the perimeter walls will be a minimum of
28'-(Y’ above the finish floor elevation.

It is our goal to open this store as soon as possible to serve the growing
demand of home improvement customers in the local community. We are
looking forward to work in partnership with the City of Costa Mesa in the
development of a mutually successful project.

ATTACHMENT 38 15

RAJOB\Home Depotid41612-Costa Mesa\Word Processing\Public-Gov Agencies\Pre-Screen Prajectdescription
11.7.05.doc



ATTACHMENT 4

GPS-05-10 All Industry Investment Company - 1690 Placentia Avenue/755-785 W. 17" Street

GENERAL PLAN SCREENING REQUEST
The General Plan Screening request is fo change the land use designalion of a 4.1
Residential. This sile is located within the proposed Mesa West Bluffs Urban Plan
businesses (Site Photos and Applicant's Letter, Attachments 4A and 4B). In addition

* Rezone of the property from MG to Planned Development Residential — High Density (PDR-HD).
* Master Plan approval of a high density residential development,

» Complete demolition of all existing industrial buildings.

» Conslruction of up to 81 residential condarminiums at 20 dwelling units/acre.

LAND USE ANALYSIS

This site is surrounded by industriat uses and provides leases to a wide range of light industrial businesses. In lhe proposed
High Density Residential land use/Planned Development Residential zone, the review/approval of a master plan is required. The

TRAFFIC ANALYSIS

A preliminary trip generation analysis indicates that the propesed change o a high densily residential land use will result in an
increase in average daily trips and peak hour trips.

Land Use

AM  Peak Hr PM
Trips Trips

Peak Hr Total

Trips

Avg Daily

General Pian { and tise
44, 192 sq.ft. industrial uses

Froposed Project 36 42 475
81-unit low-rise condominiums
{20 dwelling units/acre)

NET INCREASE +167

: - |
Further detaited traffic analysis will be conducted at the time of project submittal, and the findings will be verified/evalualed in the
appropriate CEQA document.

JUSTIFICATION FOR ACCEPTANCE OF SCREENING REQUEST

While the proposal does not salisfy specified screening crileria, staff recommends acceptance of the General Plan screening
request for the following reasons:

1. Proposes a residertial condominium project consistent with proposed Mesa West Bluffs Urban Pian. The Mesa Wesl Biuffs
Urban Plan would allow residential uses within a mixed-use overlay zone. While lhe overlay zore is curently not in place,

the proposed project is consistenl with the objectives of lhe Urban Plan as it provides new horne-ownership housing
opportunities o revitalize the Westside. The approval of the sareening request waould allow the applicant to maove forward
wilh this application independenty of the Westside Urban Ptan Process.

2A which encourages new development and redevelopment (o improve and maintain the quality of environment. The
proposed project would redevelop an industrial site into a residential urban village and thereby help improve the jobs/hausing

3. Consistent with General Pian Land Use Policy LU-1F4.  This General Plan policy requires that residential densities be
supported by infrastructure and that high-density residential areas not be permitied in areas which can cause incompatibility
with existing single-family areas. The proposed residential development is consistent with this policy, because it plans to be
within the developmenl capacity of the roadway network and it would not conflict with any existing single-family residential

neighborhood.  Furthermore, compatibility with sumounding indusirial uses would be examined pursuant lo a Master Plan
process,

4. Achieves General Plan Housing M_ f Ggg{ HOU-3. The proposed owner-occupied housing project would achieve this



785 W. 17t Sireet

Neighboring Hamburger Rest. at Placentia/W. 17th

View of Industrial Building

Businesses in Light Industrial Complex

1690 Placentia Avenue

View of Industrial Businesses

ATTACHMENT 4A }'7
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SARES-REGIS Group*

Maorket-hrovan performance

18 November 2005 ‘ !

Aitn: Clair Flynn

City of Costa Mesa
77 Fair Drive, '
Costa Mesa, CA 92626 Via Facsimile: (714) 754-4856

RE: General Plan Amendment Screening
1690 Placentia Ave. & 755, 765, 775, 785 West 17" Street - Residential
Development Site '
Costa Mesa, CA
Project / Activity #: GPS-05-10

To Whom It May Concern:

Pursuant to your request, please accept the following overview of our justification for our
request to change the zoning on the above referenced site.

SARES-REGIS Group Tequests a screening hearing for 4 General Plan Amendmént to change
the use from General Tndustrial to Planned Residential Development — High Denssty. SARESt
REGIS Group seeks to submit a residential attached for-sale condominium project
incorporating a density of 20 du/acre in up to four story product. We are excited to deliver :

nique high quality residential product that will be a better use for the location than the curm:;
industrial facility that resides on the site. We believe our concept will be complﬁ]clmary to th?
arca while enhancing the vision of the Mesa West Bluffs Urban plan along fh creating a
positive transformation of the curent property and sutrounding area. Thank you for your time
and consideration. !

1
I
|
|
!

Sincerely, i

r? |
Wilh'g pofery
Presidént, Multifamnily

itions & Investments
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