CITY COUNCIL AGENDA REPORT

MEETING DATE: APRIL 4, 2006 ITEM NUMBER:

SUBJECT: GENERAL PLAN SCREENING REQUEST GP3-06-01
WYNDHAM HOTELS AND RESORTS

3350 AVENUE OF THE ARTS
DATE: MARCH 23, 2006
FROM: PLANNING DIVISION/DEVELOPMENT SERVICES DEPARTMENT
PRESENTATION BY: MEL LEE, AICP, SENIOR PLANNER
FOR FURTHER INFORMATION CONTACT: MEL LEE, AICP, SENIOR PLANNER
(714) 754-5278
RECOMMENDATION

Accept proposed General Plan amendment screening request 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 fo resclve 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 attached for the screening request. This summary
sheet provides the following information:

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

General Plan Screening Request

The City has received a screening request from Makar Bay North Costa Mesa Holdings,
LLC to allow a mix of hotel and residential uses on a three acre site currently occupied by
a six story, 238 room hotel (operated by Wyndham Hotels and Resorts), with a restaurant
and bangquet/meeting facilities. The proposed project is to transformn the existing 238-
room hotel into a 200-room “boutique” hotel with spa and restaurant, and a high density,
luxury residential condominium tower or towers (not to exceed 250 feet or 25 stories) with
a maximum of 120 dwelling units.

Traffic Analysis Required

A preliminary traffic evaluation was completed for the screening request, a copy of which
is attached to this report. A detailed traffic analysis with the project-specific environmental
review will be required at the time of project submittal.

ALTERNATIVES CONSIDERED

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

1. Accept the screening request. Pursuant to Council Policy 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 the screening request. Denial of a specific request would maintain the
existing land use designations, corresponding land use regulations, and
entitlements 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 the proposed General Plan amendment for processing
and additional analysis because the development provides a unique opportunity to
provide upscale hotel and ownership to serve the increasing needs of patrons and
performers of and in the arts.

Based on preliminary traffic and land use analysis, staff believes that the screening
request merits further consideration through the General Plan amendment process. A
preliminary traffic study indicates that the proposed General Plan screening request
would not resuit in adverse traffic impacts to the City’s circulation system.

It is important to note that the development proposal will be subject to further
environmental analysis (either an environmental impact report or a 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.

% ULt po- Killeen

MEL LEE, AICP WILLA BOUWENS-KILLEEN
Senior Planner Principal Planner

DONALD D. LAMM AICP
Deputy City Mgr. — Dev. Svs. D ctor

Attachments: 1. Summary Sheet, Project Description and Justification, Applicant Letter,
Site Photos, and Traffic Analysis
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EPS-06-01 Wyndham Hotels and Resorts - 3350 Avenue of the Arts

GENERAL PLAN SCREENING REQUEST

The General Plan sareening request is ta amend the desaription of the High Density Residential land use designation to
reflect a site-specific floor area ratie, density, and building heht to accommodate a 200-reom hotel, spa and
restaurantt, and a high density luxury residesttial condeminium tower with up to 120 dwelling units.

The proposed developmernt project will involve the following:
s Refurbishment of the existing Wyndham Hotel from 238 rooms to 200-room “boutique” hotel:
s A high density, luxury residential condominium tewer or towers {not to exceed 250 feet ar 25 stories) with a
maxitnum of 120 dwelling units:
= Projected traffic demand not to exceed infrasiructure capacity,
« General Plon amendment for a site-specific FAR, buildim height, and/er density: North Costa Mesa Specific
Plan amendment, Preliminary Master Plan, CEQA Documentation

LAND USE ANALYSLS

The planned development residential zone alows a mix of residential and complimentary commercial uses. The
applicant is propasing a mix of boutique hotel and luxury residerttiol condominium units. Staff believes that the site's
proximity to cultural arts venues, restaurants, and ather proposed high rise residenthial developments make it an ideal
focation for a mixed-wse development, and therefore, considers the proposed project as compatible with the
surrounding land uses.

TRAFFIC ANALYSIS

A preliminary traffic analysis was prepared by Linscott, Law, & Greenspan. The analysis cancluded that the proposed
development would not generate a significant adverse impact on the 15 key intersections siudied in the analysis.
Further traffic analysis will be required at the time of project submittal, with the findings verified/evaluated in the
appropriate CEQA document.

JUSTIFICATION FOR ACCEPTANCE OF SCREENING REQUEST
Staff recommends acceptance of the General Plan screening request for the fallowing reasons:

1. Froposes to be within the circulation system and infrastructure capacity. The proposed uses are expected to
be within the development copacity of the roadway network.

2 Redevelops an existing nonconformmirg site with a unigue housing fype in Costa Mesa. The propoesed project will
be among the first of this kind of mixed-use housing in Costa Mesa. The praject will complement the cultural
and entertainment arts center uses at Sauth Coast Plaza Town Center.

3. Adhigves General Plan Housing Element Goal HOU-3. The purpase of the three General Plan acceptance
criteria is to provide guidelines to screen General Plan amendment requests. It would achieve an important
Housing Element goal by supplementing a diverse housing supply. It would meet the housing needs of the high-
income segments of the community at a level ne greafer Hian which can be supported by planned infrastruchare
improvemerts.



CITY OF COSTA MESA PLANNING APPLICATION
PROJECT DESCRIPTION AND JUSTIFICATION

1. Proiect Address: 3330 Avenue of the Arts
J Costa Mesa, California 92626

2. Fully describe your request: On attached sheet

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 speciat 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)

X In a flood zone. In the Redevelopment Area.
500 year flood zone SAF-14
X_Subject to future street widening. X in a Specific Plan Area.

North Costa Mesa Specific Plan

Includes a drive-through facility.
{Special notice requirements, pursuant to GC Section 65091 {d))

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

_X Is not included in the publication indicated above.
___Is included in the publication indicated above.

T e & MACOw

Signtﬁ/:re ~— ~NJ Date

CAWINDOW S\ Temporary [ntornet Files\OLK F22 1'\Decriphon Justilication docCreated on 05/19/2004 11 19 AM 6



March 6, 2006

Donald D. Lamm, AICP

City of Costa Mesa

Development Services Department
77 Fair Drive

P.O. Box 1200

Costa Mesa, CA 92628-1200

Re:  Imitiation of General Plan Amendment — Wyndham Site
Dear Mr. Lamm:

Please accept this request to initiate the actions required for consideration
of an amendment to the General Plan. We understand that, with this letter and our
planning application, our request wiil be considered by the City Council at the Aprii 4,
2006 screening for the next General Plan Amendment cycle.

A project description, including project benefits, is attached.

Sincerely,

?@\

Michael Gagnet
Makar Bay North Costa Mesa Holdings, LLC

Enclosure

7

MAKAR PROFERTIES, LLC 4100 MACARTHUR BLVD, SUITE 200, MEWPORT BEACH, CA 92660 TEL 949 255 1100 FAX 949 255 1128 WWW.MAKARPROPERTIES.COM



Project Description
3350 Avenue of the Arts, Costa Mesa, CA

Existing Property Conditions

Situated on a 3.0 acre parcel at 3350 Avenue of the Arts in Costa Mesa, CA, the
existing Wyndham Hotel property consists of a 6-story, 160,500 square foot hotel
structure containing 238-rooms, meeting space and a restaurant. Adjacent to the hotel
tower is a 3-level, 240-space, 85,000 square foot parking structure.

Proposed Project

The overall development strategy proposed by Makar BayNorth Costa Mesa Holdings,
LLC (“Makar") for the property entails a two-phase approach including: (1) upgrading
the existing hotel in order to enhance existing operations and (2) entitling and
developing the 3-acre property for high-density, service-amenitized, luxury residential
uses with the existing Wyndham repositioned to achieve higher average rates. The
General Plan Screening application is specifically necessary for the proposed Phase 2

residential development described below.

Phase 1: Upgrade Existing Hotel. Capital expenditures will be strategically invested in
the existing Wyndham during the next 12 to 18 months in order to increase the
Average Daily Rate ("ADR") to a level commensurate with the Hotel's current
competitive set. More specifically, capital expenditures will be made in the following
areas:

* Guestrooms and Corridors
e« Exterior repairs and upgrades

s Furniture, fixtures and equipment in visible guest areas

Phase 2: Hotel and Residential Development. Makar is applying for project
entitlements, including a General Plan, Master Plan and Specific Plan Amendments, to
allow for the development of hotel and residential uses on the property, including a
hotel with up to 200 rooms, spa and restaurant and high-density luxury residential
condominium tower or towers with up to 120 dwelling units. Makar is requesting the
flexibility to modify the overall mix of hotel rooms and residential units, pending
completion of a full traffic study. not to exceed an overall total of 320 rooms/units.
New structures to be developed on the site will not exceed 250 feet in height.

Parking for the entire site will be 2-stories, subterranean, with a combined adequate
parking total for the residential, hotel and restaurant uses.

As part of the Phase 2 development, the existing parking structure and existing
meeting facilities and restaurant will be demolished and replaced with the residential
condominium tower or towers and parking.



Project Description

3350 Avenue of the Arts, Costa Mesa, CA

Project Benefits

Immediately upgrade the existing Wyndham to enhance operations and use during
the period of Phase 2 entitlement processing, design and development (expected
to take 2 to 3 years).

Reposition the existing hotel into a boutique style hotel, in line with the boutique
hotels of Los Angeles, San Francisco and New York.

With a boutique hotel operator at the site, reinforce the existing and proposed
high quality development in the South Coast Metro area including the Segerstrom
Center for the Arts and South Coast Plaza.

Increase Transient Occupancy Tax (TOT) to the city with increased room rates and
revenueas on an annual basis.

Enhance pedestrian connectivity between the proposed project and the
Segerstrom Center for the Arts with creative streetscape and landscaping.

Similar Project under Development by Makar (See attached graphics)

The following mixed-use hotel and residential projects, which are similar in scope and

quality to the proposed Wyndham project, are under various stages of development

and/or operation by Makar.

St. Regis Monarch Beach Resort and Spa, Dana Point, CA
Pacific City, Huntington Beach, CA
La Jolla Commaons, San Diego, CA

Ritz Plaza, Miami Beach (South Beach), FL
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Requirement D — Photographs of the Site - Aerial
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Requirement D — Photographs of the Site — Shot 1

View of the entrance to the Wyndham hotel from Avenue of the Arts

22



Requirement D — Photographs of the Site — Shot 2

Outdoor seating at the hotel restaurant. A view towards the Lakes Pavilion retail.

A4



Requirement D - Photographs of the Site — Shot 3

Wyndham Hotel pool



Requirement D — Photographs of the Site — Shot 4

Wyndham Hotel from across the lake

Ab
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TRAFFIC IMPACT ANALYSIS
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PRELIMINARY
TRAFFIC IMPACT ANALYSIS

WYNDHAM SITE HOTEL & RESIDENTIAL PROJECT

Costa Mesa, California
March 16, 2006

1.0 INTRODUCTION

This preliminary traffic impact analysis evaluates the potential iraffic impacts of the proposed
Wyndham Site Hotel and Residential Project (hereinafter referred to as Project) on area traffic
circulation. The proposed Project site is cumrently occupied by the Wyndham Hotel, a 238-room
hotel, located on the east side of Avenue of the Arts between Sunflower Avenue and Anton
Boulevard in the City of Costa Mesa, California. The Project consists of replacing the existing 238-
room Wyndham Hotel with a 200-room hotel and 120-unit high-nise luxury condominium.

This report documents the findings of a traffic impact analysis conducted by Linscoit, Law &
Greenspan, Engineers (LLG) to delermine the potential impacts associated with the Project for the
2025 Buildout condition utilizing the Costa Mesa Traffic Model (CMTM). The preliminary traffic
analysis estimates the net trip generation potential of the proposed Project, evaluates the future 2025
Buildout operating conditions at fifteen (15) intersections and identifies any significant iraffic
impacts according to City of Costa Mesa criteria.

11  Study Area

Fifteen key arterial intersections were designated for evaluation based on the discussions with City
staff. Please note that the City’s intersection number is denoted in the parentheses. They consist of
the following:

*  Bristol Street/Sunflower Avenue (9)

=  Park Center Drive/Sunflower Avenue (10)

=  Avenue of the Arts/Sunflower Avenue (11)

= Sakioka Dnve-Flower Street/Sunflower Avenue (12)
=  Anton Boulevard/Sunflower Avenue (13)

»  Bristol Street/Town Center Drive (16)

»  Bnstol Street/Anton Boulevard (25)

= Park Center Drive/Anton Boulevard (26)

»  Avenue of the Arts/Anton Boulevard (27)

= Saktoka Drive/Anton Boulevard (28)

=  Expenon Access Road/Anton Boulevard (29)
= 1-405 NB On-Ramp/Anton Boulevard (30)

=  1-405 NB Off-Ramp/Avenue of the Arts (37)
=  Brstol Street/I-405 NB Off-Ramp (42)

=  Bastol Street/I-405 SB Off-Ramp {43)

b

o
LINSCOTT, LAW & GREENSPAN, engineers 2 LLG Ref. 2-062768-1
Wyndham Site Hotel & Residential, Costa Mesa
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2.0 PROJECT TRAFFIC CHARACTERISTICS

21 Project Traffic Generation Forecast

Traffic generation is expressed in vehicle trip ends, defined as one-way vehicular movements, either
entering or exiting the generating land use. Generation factors and rates used in the traffic
forecasting procedure are found in the Sixth Edition of 7rip Generation, published by the Institute of
Transportation Engineers (ITE) [Washington D.C., 1997].

Table 2-1 presents the Project traffic generation rates and net forecast. As shown, ITE Land Use
Code 310: Hotel (occupied room variable) and ITE Land Use Code 220: Apartment (dwelling unit
variable) rates were utilized to forecast the trip generation potential of the proposed project. In
addition, as directed by City staff, a 10% walk-in/out reduction was applied to the residential
component of the traffic generation forecast to account for trips made within the area by walking to
employment or entertainment/restaurants. As shown in Table 2-1, the Project is forecast to generate
approximately 384 net new daily trips, with 29 net new trips (-4 inbound, 33 outbound) produced
during the AM peak hour and 40 net new trips (30 inbound, 10 outbound) produced during the PM
peak hour.

2.2 Project Traffic Distribution and Assignment

Project traffic volumes, both entering and exiting the site, have been distributed and assigned to the
adjacent street system based on the following considerations:

= expected localized traffic flow patterns based on adjacent strest channelization and
presence of traffic signals

= ingress/cgress availability at the site access points

» the traffic-carrying capacity and travel speed available on roadways serving the
individual sites

= input from the City of Costa Mesa staff. The Project trip distribution pattern was based
on the trip distribution pattern utilized for the proposed residential development in TAZ
28.

h
LINSCOTT, LAW & GREENSPAN, engineers 3 LLG Ref, 2-062768-1
Wyndham Site Hotel & Residential, Costa Mesa
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TABLE 2-1
PROJECT TRAFFIC GENERATION FORECAST!
WYNDHAM SITE HOTEL & RESIDENTIAL PROJECT, COSTA MESA

ITE Land Use Code / Daily AM Peak Hour PM Peak Hour
Project Description 2-Way | Enter Exit Total Enter Exit Total
Generation Faciors:
310: Hotel (TE/Occupied Room) 8.92 0.39 0.28 0.67 0.34 0.36 0.70
220: Apartment {TE/Dwelling Unit) 6.72 0.10 0.41 0.51 0.40 0.22 0.62
Existing Use Generation Forecast:
Wyndham Hotel (238 Rooms) 2,123 93 67 160 81 86 167
Total Existing Land Use 2,123 923 67 § {1 81 86 167
Proposed Project Generation Forecast:
= Hotel (200 Rooms) 1,784 78 56 134 68 72 140
- gﬁhﬁﬁ[&‘;‘gﬁ“m“ﬁ“ Condominiums 806 12 49 61 48 26 74
Walk-in/out Reduction’ -83 -l =5 -6 -5 2 1
Subtotal 723 11 44 55 43 24 a7
Total Propesed FProject 2,507 a9 100 189 111 96 207
Net Project Trip Generation Forecast 384 (4) 33 29 30 10 40

Source: THip Generation, T Edilion, Institute of Transportation Engineers (ITE), Washington, D.C. (2003).
2

A 10% walk-in/out reduclion applied to the residential uses ta account for trips made within the area by walking to employment or
entertainment/restaurants. -~
LINSCOTT, LAW & GREENSPAN, engineers 4 LLG Ref. 2-062768-1"
Wyndham Site Hotel & Residential, Costa Mesa
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3.0 TRAFFIC IMPACT ANALYSIS METHODOLOGY

The relative impacts of the added project traffic volumes generated by the proposed Wyndham Site
Hotel and Residential project during the AM and PM peak hours was evaluated based on analysis of
future operating conditions at the fifieen key area locations with and without, the proposed Project.
The previously discussed capacity analysis procedures were utilized to investigate the future delay or
volume-to-capacity relationships and service level characteristics at each study intersection. The
significance of the potential impacts of the Project at each key intersection was then evaluated using
the following traffic impact critena.

31  Impact Criteria and thresholds

3.1.1  City of Costa Mesa Criteria

In order to provide a quantitative basis for determining the traffic impact significance at a specific
location, it was necessary to identify the criteria to be used in the analysis of intersections for this

study. Per the City’s guidelines, the project is considered to have a significant impact if the
following criteria are met:

For Signalized Intersections:

= the ICU value under “with project” conditions is 0.91 or greater (LOS E or F),
and
» the ICU increase attributable to the project is 0.010 or greater.

3.2  Traffic Impact Analysis Scenarios

The following scenarios are those for which level of service calculations have been performed at the
key intersections for the Year 2025 Buildout Condition:

A. 2025: Fyture Buildout Base Condition (Based on CMTM Buildout plus proposed Fifefield
250-unit high-rise residential condominium project); and

B. 2025: Future Base Condition plus net traffic from the proposed Wyndham Site Hotel &
Residential Project.

L
LINSCOTT, Law & GREENSPAN, engineers 5 LLG Ref 2-062768-1
Wyndham Site Hotel & Residential, Cosla Mesa
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4.0 PEAKHOUR INTERSECTION CAPACITY ANALYSIS

41  Year 2025 Buildout Traffic Conditions

Table 4-1 summarizes the peak hour Level of Service results at the 15 key study locations for the
Year 2025 Buildout traffic condition. The first column (1) of LOS values in Table 4-1 presents a
summary of the AM and PM peak hour Year 2025 Buildout Base traffic conditions, which consists
of the current CMTM Base traffic condition plus the proposed Fifefield 250-umit residential
condominium project. The second column (2) presents a summary of the AM and PM peak hour
Year 2025 Buildout Base traffic conditions plus net traffic from the proposed Wyndham Site Hotel
& Residential Project. The third column (3) presents the ICU increase caused by the proposed
Wyndham Site Hotel & Residential Project traffic. The fourth column (4) indicates whether the
traffic associated with the proposed Wyndham Site Hotel & Residential Project will have a
significant impact based on the LOS standards and the significance impact criteria defined earlier in
this report.

411 2025 Buildout Base Traffic Conditions

An analysis of future (Year 2025) Buildout Base traffic conditions indicates that all the key study
intersections are projected to operate at an acceptable LOS C or better during the AM and PM peak
hours.

4.1.2 2025 Buildout Base plus Project Traffic Conditions

Review of Columns (2) and (3) of Table 4-1 shows that traffic associated with the Project will not
significantly impact any of the fifteen (15) key study intersections, when compared to the LOS
standards and significant traffic impact criteria defined in this report. All intersections are forecast
to operate at LOS C or better. In addition, further review of column (3) of Table 4-1 confirms that
the Project ICU increments at all of the intersections during the AM peak hour and PM peak hour are
less than the City’s impact thresholds (0.010), and thus none of the fifteen (15) key study
intersections are significantly impacted by the proposed Wyndham Site Hotel & Residential Project.

L

-
LINSCOTT, Law & GREENSPAN, engineers 6 LLG Ref. 2-062768-1
Windham Site Hotel & Residential, Costa Mesa
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TABLE 4-1
YEAR 2025 BUILDOUT PEAK HOUR INTERSECTION CAPACITY ANALYSIS SUMMARY
WYNDHAM STE HOTEL & RESIDENTIAL PROJECT, COSTA MESA

(1)) ¢))] @)
Year 2025 Base Year 2025 With Project 3) Significant
Ti Traffic Conditions Traffic Conditions ICU Increment Impact
ime
Key Intersections Period ICU LOS ICU LOS Yes/No
i AM 0.741 C 0.742 C 0.601 No
Bristol St. / Sunflower Ave.
PM 0.766 C 0.766 C 0.000 No
Park Center Dr. / Sunflower AM 0.379 A 0.379 A 0.000 No
Ave. PM 0.529 A 0.530 A 0.001 No
Avenue of the Arts / AM 0.445 A 0.444 A -0.001 No
Sunflower Ave. PM 0.410 A 0.409 A -0.001 No
Sakioka Dr.-Flower St. / AM 0.663 B 0.664 B 0.001 No
Sunflower Avemme PM 0.673 B 0.674 B 0.001 No
Anton Blvd. / Sunflower AM 0.534 A 0.535 A 0.001 No
Ave. M 0421 A 0.422 A 0.001 No
Bristol St. / Town Center AM 0.489 A 0.489 A 0.000 No
Dr. PM 0.795 C 0.795 C 0.000 No
. AM 0.452 A 0.454 A 0.002 No
B 1 St. / Anton Blvd.
ristol St./ Anton Blv PM 0.719 C 0.720 C 0.001 No
Park Center Dr. / Anton AM 0.484 A 0.484 A 0.000 No
Blvd. PM 0.585 A 0.586 A 0.001 No
Avenue of the Arts / Anton AM 0.465 A 0.470 A 0.005 No
Blvd PM 0.599 A 0.601 A 0.002 No
. AM 0.644 B 0.647 B 0.003 No
Sakioka Dr. / Aaton Blvd. PM 0.506 A 0.507 A 0.001 No
Experian Access Rd. / AM 0.372 A 0.375 A 0.003 No
Axnton Blvd. PM 0.431 A 0.432 A 0.001 No
1405 NB on-ramp/Anton AM 0.241 A 0.243 A 0.002 No
Blvd. rPM 0.344 A 0.345 A 0.001 No
[-405 NB Off-ramp-Avenue AM 0.338 A 0.338 A 0.000 No
of the Arts PM 0.340 A 0.342 A 0.000 No
Brisiel St. / I-405 NB off- AM 0.448 A 0.448 A 0.000 No
ramp PM 0.741 C 0.743 C 0.002 No
Bristol St. / I-4Q5 SB off- AM 0477 A 0478 A 0.000 No
ramp PM 0.611 B 0.612 B 0.001 No
Noles:
Bold LOS values indicate adverse service levels based on City of Costa Mesa LOS standards
LINSCOTT, LaW & GREENSPAN, engineers 7 LLG Refl, 2-062768-1
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5.0 CONCLUSIONS

» The proposed Wyndham Site Hotel & Residential Project consists of replacing the existing 238-
room Wyndham Hotel with a 200-room hotel and 120-unit high-rise luxury condominium.

* The proposed Wyndham Site Hotel & Residential Project is forecast to generate approximately
384 net new daily trips, with 29 net new trips (-4 inbound, 33 outbound) produced during the
AM peak hour and 40 net new tnips (30 inbound, 10 outbound) produced during the PM peak
hour.

* Based on the preliminary Year 2025 Buildout intersection fraffic impact analysis utilizing the
Costa Mesa Traffic Model (CMTM), none of the fifteen (15) key study intersections are forecast
to be significantly impacted by the proposed Wyndham Site Hotel & Residential Project.

o
LINSCOTT, Law & GREENSPAN, engineers 8 LLG Rel. 2-062768-1"
Wyndham Site Hotel & Residental, Costa Mesa
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APPENDIX A
INTERSECTION LEVEL OF SERVICE {LOS)
CALCULATION WORKSHEETS
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