ATTACHMENT 15

RESOLUTION NO. PC-15-58

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF COSTA MESA RECOMMENDING THAT THE CITY
COUNCIL (1) ADOPT THE INITIAL STUDY/MITIGATED
NEGATIVE DECLARATION, (2) ADOPT GENERAL PLAN
AMENDMENT GP-14-04 FOR THE 224-UNIT RESIDENTIAL
PROJECT LOCATED AT 2277 HARBOR BLVD (STATE
CLEARINGHOUSE NUMBER 2015091026)

THE PLANNING COMMISSION OF THE CITY OF COSTA MESA HEREBY RESOLVES
AS FOLLOWS:

WHEREAS, an application was filed by Diamond Star Associates, Inc., on behalf

of owner of real properties located at 2277 Harbor Boulevard, requesting approval of the

following:

1.

Initial Study/Mitigated Negative Declaration (ISMND) (State Clearinghouse
#2015091026). Adoption of the Initial Study - Mitigated Negative Declaration (IS-
MND) for the project.

. General Plan Amendment GP-14-04. Change the land use designation from

General Commercial to High Density Residential. Per the applicant’s request,
the proposed base density is 166 units (40 du/acre) with a density incentive for
an additional 58 dwelling units to be justified by (a) provision of 20 affordable
units for moderate-income households and (b) complete demolition of the Costa
Mesa Motor Inn. Therefore, for the 4.15-acre project site the General Plan
Amendment would specify an overall site-specific density of 54 du/acre for the
proposed 224-unit apartment complex and a site-specific building height for the
5-level parking structure.

Rezone R-14-04. A rezone to change the zoning classification from C1 (Local
Business District) to PDR-HD (Planned Development Residential — High
Density).

Zoning Code Amendment CO-14-02. A zoning ordinance to amend Costa
Mesa Municipal Code Title 13 to make specific references to the parcel, where
appropriate, including the site-specific height and density for the development
site in the PDR-HD zone and any other related changes. The proposed 224-unit

project would require an amendment to Table 13 58 (Planned Development
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Standards) to allow a site-specific density of 54 dwelling units per acre for this
project.
5. Planning Application PA-14-27. A Master Plan application for the 224-unit

apartment project;

WHEREAS, the City Council of the City of Costa Mesa adopted the 2000

General Plan on January 22; 2002;

WHEREAS, the General Plan is a long-range, comprehensive document that
serves as a guide for the orderly development of Costa Mesa;

WHEREAS, by its very nature, the General Plan needs to be updated and refined
to account for current and future community needs;

WHEREAS, an amendment to the General Plan Land Use Element is proposed to
allow for an overall site-specific density of 54 du/acre for the proposed 224-unit apartment
complex (83 units as allowed in the High Density Residential Land Use designation; 224
units proposed);

WHEREAS, text amendment(s) to the City’s General Plan to reflect a site-specific
density of 54 dwelling units per acre, and a site-specific height of four stories and five
levels is proposed for the project site.

WHEREAS, the General Plan Amendment involves an amendment to the Land
Use Map of the City of Costa Mesa (Exhibit A) and a text amendment to the Land Use
Element of the City’s General Plan (Exhibit B);

WHEREAS, approval of the project is pending adoption of Ordinance No. 15-
for Rezone R-14-04;

WHEREAS, approval of the project is pending adoption of Ordinance No. 15-__
for Code Amendment CO-14-02;

WHEREAS, duly noticed public hearings were held by the Planning Commission
on October 12, 2015 with all persons provided an opportunity to speak for and against

the proposed project;



WHEREAS, pursuant to the California Environmental Quality Act (CEQA), the
Initial Study/Mitigated Negative Declaration (IS/MND) was circulated from September 11,
2015 to October 10, 2015 for public review and comment.

WHEREAS, the Initial Study/Mitigated Negative Declaration (IS/MND) was
prepared and identified potentially significant impacts related to air quality, hazards and

hazardous materials, and noise;

WHEREAS, the IS/MND identified appropriate measures that will mitigate the

identified impacts to a level that is less than significant;

WHEREAS the Planning Commission hereby recommends that the City Council
find that proposed residential project will not have a significant negative impact on the

environment with the incorporation of the mitigation measures identified in the IS/MND;

WHEREAS, the Planning Commission recommends approval of the General Plan
Amendment, Code Amendment, and Planning Application and by separate resolution;

BE IT RESOLVED that, based on the evidence in the record, the Planning
Commission hereby RECOMMENDS CITY COUNCIL APPROVAL of the Initial
Study/Mitigated Negative Declaration and ADOPTION of General Plan Amendment
GPA-14-04 which amends the General Plan Land Use Map as set forth in Exhibit “A” and
Land Use Element as set forth in Exhibit “B”, attached to this resolution with respect to

the property described above.

PASSED AND ADOPTED this 12th day of Qgtober, 201

Robert L. Dickson Jr., Chair
Costa Mesa Planning Commission
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STATE OF CALIFORNIA )
)ss
COUNTY OF ORANGE )

I, Claire Flynn, Secretary to the Planning Commission of the City of Costa Mesa,
do hereby certify that the foregoing Resolution was passed and adopted at a meeting of
the City of Costa Mesa Planning Commission held on October 12th, 2015 by the following
votes:

AYES: Dickson, Mathews, McCarthy, Sesler, Andranian
NOES: None

ABSENT: None

ABSTAIN: None

(o (1
/ /
Claire L. Flynn, Secretary
Costa Mesa Planning Commission
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EXHIBIT “A”
Map Amendment to the Land Use Map

Change the land use designation of the 4.15-acre development site at 2277
Harbor Blvd from General Commercial (GC) to High Density Residential (HDR)
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EXHIBIT “B”

Text Amendment to Land Use Element

The proposed General Plan Amendment GP-14-04 would amend the following sections
of the Land Use Element as underlined and italicized below:

LAND USE DESIGNATIONS

High-Density Residential

In 2015, General Plan Amendment GP-14-04 was approved for a 224-unit apartment
project on a 4.15-acre site at 2277 Harbor Boulevard. A base density of 40 du/acre was
approved with a development incentive allowing increased density to 54 du/acre due to
the provision of twenty on-site affordable units for moderate-income households and
the complete demolition of the Costa Mesa Motor Inn. The overall site-specific
maximum density is 54 units/acre _and site-specific maximum building height is four
stories/60 feet for the apartment buildings and five levels/50 feet for the five-level
parking structure. Based on the average household size of 2.5 persons per unit, the
projected population density would be 135 persons per acre.”

Building Height

The proposed revision to the General Plan objective/policy language is underlined and
italicized below:

Objective LU-1C Promote land use patterns and development, which contribute to
community and neighborhood identity.

Policy LU-1C.2 Limit building height to four stories above grade
south of the 1-405 Freeway, except for special
purpose housing, such as elderly, affordable, or
student housing. An exception is for the Newport
Plaza property at 1901 Newport Boulevard where
a six-level parking structure is allowed, the
property at 125 East Baker Street where a five-
story, 240-unit apartment building and six-story
parking structure are allowed, and the property at
2277 Harbor Boulevard where a four-story, 224-
unit _apartment building and _five-level parking
structure are allowed (GP-14-04).




Residential

TABLE LU-1: LAND USE DESIGNATIONS (2005)

M
oty g g
Costa Mesa General Plan

Acres

Land Use - . Acres
: 3 Density Floor Area Ratio Undeveloped
Designation DU/Acre” Developed (1999)
Low-Density <8 Same as 2,143.4 18 2,145.2
Residential = Neighborhood Commercial '
Medium-Density Same as 0.09
Residential":*® 12 Neighborhood Commercial s 307 BOECH 100
High-Density 2 Same as 8241 P -886-4- 6%~
Residential"* 20 Neighborhood Commercial "~ 46.2 870.3 10.8%
: 0.20/High Traffic
ol <174 0.30/Moderate Traffic 426 0.9 435 0.5%
0.40/Low Traffic
0.15/High Traffic
Neighborhood B} 0.25/Moderate Traffic 0.6%
Commercial® 0.35/Low Traffic N 25 44.9 o
0.75Nery Low Traffic
0.20/High Trafflc
General 0.30/Moderate Traffic —505-4 625-9 o
Commercial® =20 0.40 Low Traffic g & i 7.7%
0.75/Very Low Traffic 600.9 621.7
<20 0.25/Migh Traffic
<40 site- 0.35/Maderate Traffic
Sommercia speciic | 035 sew Trafie 204 63.3 92.7 1.1%
density or | o70'S e Speciic FAR for
1901 Newport | 4554 Newport Bivd®
Blvd® e
Regional 4 N
Commeraial <20 0.652/0.89 114.7 0.0 114.7 1.4%
<20°
<100 Site- 0.50 Retail
Urban Center Specific 0.60 Office 4 2.0%
Commercial Density for 0.79 Site-Specific FAR for L 282 e 0%
South Coast | South Coast Metro Center®
Metro Center
Cultural Arts Center Varies’ 1.77 490 5.0 54.0 0.7%
0.20/High Traffic
. 0.30/Moderate Traffic 0
Industrial Park <20 0.40/Low Traffic 6396.5 17.7 7142 8.8%
0.75/Very Low Traffic
0.15/High Traffic
. 8 0.25/Moderate Trafflc o
Light Industry <20 0.35/Low Traffic 3755 6.6 3821 4.7%
0.75Nery Low Traffic
Public/ 15.9%
Institutional - 0.25 1,281.3 0.5 1,281.8
Golf Course <0.01 560.1 0.0 560.1 8.9%
Fairgrounds - <0.10 146.4 0.0 146.4 1.8%
Total 7,822.0 218.0 8,040.0 100.%

1. Within the Medium- and High-Density Residentlal designation, existing residential units legally bullt in axcess of the dwelling un
standard may be rebuilt at the same higher density subject lo other zoning code standards, The allowable density or number of units to be
redaveioped would be limited to the 1990 General Plan density with a 25% incentive bonus for Medium-Density or a 50% incentive bonus for High-
Density; or the axisting aumber of units, whichever is less. 2. See High-Density Residential text regarding areas in North Costa Mesa whers the
density allowance axceeds 20 units per acre. 3. See Commercial Center text. 4. See Regional Commercial text. 5. See Urban Center Commercial
text. 8. See text for Mixed-Use Development provisions. 7. See Cultural Arts Centar text for additional discussion.

ts per acre
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RESOLUTION NO. PC-15-59

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF COSTA
MESA RECOMMENDING THAT THE CITY COUNCIL OF THE CITY OF COSTA
MESA: (1) APPROVE AND GIVE FIRST READING TO REZONE ORDINANCE
R-14-04 AND (2) ADOPT ZONING CODE AMENDMENT C0O-14-02 TO AMEND
COSTA MESA MUNICIPAL CODE TITLE 13 FOR A SITE-SPECIFIC DENSITY
OF 54 DWELLING UNITS PER ACRE AND SITE SPECIFIC BUILDING HEIGHT
FOR THE 2277 HARBOR BOULEVARD APARTMENT PROJECT.

THE PLANNING COMMISSION OF THE CITY OF COSTA MESA HEREBY RESOLVES
AS FOLLOWS:

WHEREAS, The proposed project is a four-story, 224-unit apartment complex (60-
foot maximum height proposed) at a density of 54 dwelling units (du’s) per acre with a
five:IeveI parking structure (50-foot maximum height proposed) with 503 parking spaces,
along with the following specific entitlements:

1. Initial Study/Mitigated Negative Declaration (ISMND) (State Clearinghouse
#2015091026). Adoption of the Initial Study - Mitigated Negative Declaration (IS-
MND) for the project.

2. General Plan Amendment GP-14-04. Change the land use designation from
General Commercial to High Density Residential. Per the applicant’s request,
the proposed base density is 166 units (40 du/acre) with a density incentive for
an additional 58 dwelling units to be justified by (a) provision of 20 affordable
units for moderate-income households; and (b) complete demolition of the Costa
Mesa Motor inn. Therefore, for the 4.15-acre project site the General Plan
Amendment would specify an overall site-specific density of 54 du/acre for the
proposed 224-unit apartment complex and a site-specific building height for the
5-level parking structure.

3. Rezone R-14-04. A rezone to change the zoning classification from C1 (Local
Business District) to PDR-HD (Planned Development Residential — High
Density).

4. Zoning Code Amendment CO-14-02. A zoning ordinance to amend Costa
Mesa Municipal Code Title 13 to make specific references to the parcel, where

appropriate, including the site-specific height and density for the development
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site in the PDR-HD zone and any other related changes. The proposed 224-unit

project would require an amendment to Table 13-58 (Planned Development

Standards) to allow a site-specific density of 54 dwelling units per acre for this

project.

5. Planning Application PA-14-27. A Master Plan application for the 224-unit
apartment project;

WHEREAS, Rezone R-14-04 will amend the zoning district from C1 (Local
Business District) to PDR-HD (Planned Development Residential, High Density);

WHEREAS, a site specific amendment to the Zoning Code is proposed for a site-
specific density of 54 dwelling units per acre and a site-specific height of four stories/5
levels for the development of the project as described above.

WHEREAS, a duly noticed public hearing was held by the Planning Commission
on October 12, 2015, with all persons having the opportunity to speak and be heard for
and against the proposal.

WHEREAS, pursuant to the California Environmental Quality Act (CEQA), the
Initial Study/Mitigated Negative Declaration (IS/MND) was circulated from September 11,
2015 to October 10, 2015 for public review and comment;

WHEREAS, the Initial Study/Mitigated Negative Declaration (IS/MND) was
prepared and identified potentially significant impacts related to air quality, hazards and
hazardous materials, and noise;

WHEREAS, the IS/MND identified appropriate measures that will mitigate the
identified impacts to a level that is less than significant;

WHEREAS the Costa Mesa Planning Commission hereby recommends that the
City Council find that proposed residential project will not have a significant negative
impact on the environment with the incorporation of the mitigation measures identified in
the IS/MND;

WHEREAS, the Planning Commission recommended that City Council approve
General Plan Amendment GP-14-04 and Master Plan PA-14-27, by separate resolutions;

BE IT RESOLVED that, based on the evidence in the record, the Planning
Commission hereby RECOMMENDS THAT THE CITY COUNCIL APPROVE AND GIVE
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FIRST READING TO REZONE R-14-04 (EXHIBIT 1) ADOPT CO-14-02 (EXHIBIT 2)

which amends the Zoning Code with respect to the property described above.

PASSED AND ADOPTED this 12th day of Ocfober, 2015.

e/

Robert L. Dickson Jr., Chair
Costa Mesa Planning Commission
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STATE OF CALIFORNIA )
)ss
COUNTY OF ORANGE )

I, Claire Flynn, Secretary to the Planning Commission of the City of Costa Mesa,
do hereby certify that the foregoing Resolution was passed and adopted at a meeting of
the City of Costa Mesa Planning Commission held on October 12th, 2015 by the following
votes:

AYES: Dickson, Mathews, McCarthy, Sesler, Andranian
NOES: None
ABSENT: None

ABSTAIN: None

'f"i_/({( i d ‘\"T A

Claire L. Flynn, Secretary
Costa Mesa Planning Commission




EXHIBIT 1
ORDINANCE NO. 15-___

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY
OF COSTA MESA, CALIFORNIA, TO REZONE A 4.15-
ACRE PARCEL FROM C1 (LOCAL BUSINESS
DISTRICT) TO PDR-HD (PLANNED DEVELOPMENT
RESIDENTIAL - HIGH DENSITY) FOR PROPERTY
LOCATED AT 2277 HARBOR BLVD.

THE CITY COUNCIL OF THE CITY OF COSTA MESA DOES HEREBY
ORDAIN AS FOLLOWS:

WHEREAS, City Council approved the Initial Study/Mitigated Negative
Declaration and adopted General Plan Amendment GP-14-04 by separate resolution to
change the land use designation of the 4.15-acre property at 2277 Harbor Boulevard
from General Commercial to High Density Residential;

WHEREAS, Rezone R-14-04 involves a change in the zoning district of real
property located at 2277 Harbor Boulevard from C-1 (Local Business District) to PDR-
HD (Planned Development Residential-High Density);

WHEREAS, Rezone R-14-04 is consistent with the 2000 General Plan adopted
in January, 2002 as amended by GP-14-04;

WHEREAS, Rezone R-14-04 will allow residential development at a maximum
density of 54 du/ac, as allowed by the General Plan;

WHEREAS, the PDR-HD zone is a consistent zone in the High Density

Residential land use designation;

WHEREAS, Zoning Code Amendment CO-14-02 will amend Costa Mesa
Municipal Code Title 13 to make specific references to the parcel, where appropriate,
including the site-specific height and density for the development site in the PDR-HD
zone and any other related changes. The proposed 224-unit project would require an
amendment to Table 13-58 (Planned Development Standards) to allow a site-specific

density of 54 dwelling units per acre for this project.

SECTION 1. REZONE. The City of Costa Mesa Official Zoning Map is hereby

amended as follows:



a. There is hereby placed and included in the PDR-HD (Planned
Development Residential-High Density) zoning district a 4.15-acre parcel, identified as
Assessor Parcel Numbers 422-163-31 and as shown in attached Exhibit “1,” situated in

the City of Costa Mesa, County of Orange, State of California.

b. Pursuant to the provisions of Section 13-22 of the Costa Mesa Municipal
Code, the Official Zoning Map of the City of Costa Mesa is hereby amended by the
change of zone described in subsection a hereof and in the respective Exhibit “1A”. A

copy of the Official Zoning Map is on file in the office of the Planning Division.

SECTION 2. ENVIRONMENTAL DETERMINATION. The proposed rezone
was processed in accordance with the requirements of the California Environmental
Quality Act (CEQA), the State CEQA Guidelines, and the City of Costa Mesa
Environmental Guidelines. An Initial Study/Mitigated Negative Declaration (IS/MND)
was prepared and circulated from September 11, 2015 to October 10, 2015. The City
Council found that proposed residential project will not have a significant negative
impact on the environment with the incorporation of the mitigation measures identified
in the [S/MND.

SECTION 3. INCONSISTENCIES. Any provision of the Costa Mesa Municipal
Code or appendices thereto inconsistent with the provisions of this Ordinance, to the
extent of such inconsistencies and no further, is hereby repealed or modified to that
extent necessary to affect the provisions of this Ordinance.

SECTION 4. SEVERABILITY. If any provision or clause of this ordinance or
the application thereof to any person or circumstances is held to be unconstitutional or
otherwise invalid by any court of competent jurisdiction, such invalidity shall not affect
other provisions or clauses or applications of this ordinance which can be implemented
without the invalid provision, clause or application; and to this end, the provisions of this
ordinance are declared to be severable.

SECTION 5. PUBLICATION. This ordinance shall take effect and be in full
force thirty (30) days from and after the passage thereof, and, prior to the expiration of
fifteen (15) days from its passage, shall be published once in the ORANGE COAST
DAILY PILOT, a newspaper of general circulation, printed and published in the City of
Costa Mesa or, in the alternative, the City Clerk may cause to be published a summary

of this Ordinance and a certified copy of the text of this Ordinance shall be posted in the
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office of the City Clerk five (5) days prior to the date of adoption of this Ordinance, and
within fifteen (15) days after adoption, the City Clerk shall cause to be published the
aforementioned summary and shall post in the office of the City Clerk a certified copy of
this Ordinance together with the names of the members of the City Council voting for

and against the same.

PASSED AND ADOPTED this day of 2015.

Mayor of the City of Costa Mesa

ATTEST: APPROVED AS TO FORM:

City Clerk of the City of Costa Mesa City Attorney
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EXHIBIT 1A
Amendment to the Zoning Map
Change the zoning designation of the 4.15-acre development site at 2277 Harbor

Boulevard from Local Commercial District (C1) to Planned Development
Residential- High Density (PDR-HD)
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EXHIBIT 2

The revised Table 13-58 is presented with changes as underlined and italicized below:

Revised Table 13-58 (Planned Development Standards)

Development PDR-LD | PDR-MD PDR-HD PDR-NCM PDC PDI
Standard
Maximum Density 8 12 20 35 20
pete IEcHONK1S-59 Note: See North Note: The maximum
MAXIMUM . )
DENSITY Costa Mesa Specific density for_1901 Newport
Plan for exceptions. Boulevard is 40 dwelling
CRITERIA. :
Note: Th . units per acre. See North
(dwelling units per do el’t fe TSE'EUT Costa Mesa Specific Plan
acre) AL . for exceptions.

Baker Street is
58 dwelling units per
acre (CO-13-02).

Note: The maximum
density for 2277
Harbor Boulevard is
54 dwelling units per

acre (CO-14-02).
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RESOLUTION NO. PC-15-60

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF COSTA
MESA RECOMMENDING THAT THE CITY COUNCIL OF THE CITY OF COSTA
MESA ADOPT MASTER PLAN PA-14-27 FOR THE PROPOSED
DEVELOPMENT OF A FOUR-STORY 224-UNIT RESIDENTIAL APARTMENT
BUILDING (60 FEET OVERALL HEIGHT) THAT WRAPS AROUND A FIVE-
LEVEL PARKING STRUCTURE (50 FEET OVERALL HEIGHT) WITH 503
PARKING SPACES IN THE STRUCTURE WITH A SITE-SPECIFIC BUILDING
HEIGHT DEVIATION TO ALLOW A FIVE LEVEL PARKING STRUCTURE
(MAXIMUM 4 LEVELS ALLOWED)

THE PLANNING COMMISSION OF THE CITY OF COSTA MESA HEREBY RESOLVES
AS FOLLOWS:

WHEREAS, The proposed project is a four-story, 224-unit apartment complex (60-
foot maximum height proposed) at a density of 54 dwelling units (du’s) per acre with a
five-level parking structure (50-foot maximum height proposed) with 503 parking spaces,
along with the following specific entitlements: the following:

1. Initial Study/Mitigated Negative Declaration (ISMND) (State Clearinghouse
#2015091026). Adoption of the Initial Study - Mitigated Negative Declaration (IS-
MND) for the project.

2. General Plan Amendment GP-14-04. Change the land use designation from
General Commercial to High Density Residential. Per the applicant’s request,
the proposed base density is 166 units (40 du/acre) with a density incentive for
an additional 58 dwelling units to be justified by (a) Provision of 20 affordable
units for moderate-income households and (b) Complete demolition of the Costa
Mesa Motor Inn. Therefore, for the 4.15-acre project site the General Plan
Amendment would specify an overall site-specific density of 54 du/acre for the
proposed 224-unit apartment complex and a site-specific building height for the
5-level parking structure.

3. Rezone R-14-04. A rezone to change the zoning classification from C1 (Local
Business District) to PDR-HD (Planned Development Residential — High
Density).



4. Zoning Code Amendment CO-14-02. A zoning ordinance to amend Costa

Mesa Municipal Code Title 13 to make specific references to the parcel, where

appropriate, including the site-specific height and density for the development

site in the PDR-HD zone and any other related changes. The proposed 224-unit

project would require an amendment to Table 13 58 (Planned Development

Standards) to allow a site-specific density of 54 dwelling units per acre for this

project.

5. Planning Application PA-14-27. A Master Plan application for the 224-unit
apartment project;

WHEREAS, A Master Plan application for the proposed development of a four-
story 224-unit residential apartment building for the development of the project as
described above.

WHEREAS, a duly noticed public hearing was held by the Planning Commission
on October 12, 2015, with all persons having the opportunity to speak and be heard for
and against the proposal.

WHEREAS, pursuant to the California Environmental Quality Act (CEQA), the
Initial Study/Mitigated Negative Declaration (IS/MND) was circulated from September 11,
2015 to October 10, 2015 for public review and comment.

WHEREAS, the Initial Study/Mitigated Negative Declaration (IS/MND) was
prepared and identified potentially significant impacts related to air quality, hazards and
hazardous materials, and noise;

WHEREAS, the IS/MND identified appropriate measures that will mitigate the
identified impacts to a level that is less than significant;

WHEREAS the Planning Commission hereby recommends that the City Council
find that proposed residential project will not have a significant negative impact on the
environment with the incorporation of the mitigation measures identified in the IS/MND;

WHEREAS, the Planning Commission recommended that City Council approve
General Plan Amendment GP-14-04, Rezone R-14-04, and Master Plan PA-14-27, by
separate resolutions;

BE IT RESOLVED that, based on the evidence in the record and the findings

contained in Exhibit A, and subject to the conditions of approval contained in Exhibit B,

23/



and all the mitigation measures indicated in the Mitigation Monitoring Program contained
within Exhibit C, respectively, as well as with compliance of all applicable federal, state,
and local laws, the Planning Commission hereby RECOMMENDS THAT THE CITY
COUNCIL APPROVE PA-14-27 with respect to the property described above.

PASSED AND ADOPTED this 12th dg§ of October, 2015,

Robert L. Dickson Jr., Chair
Costa Mesa Planning Commission
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STATE OF CALIFORNIA )
)ss
COUNTY OF ORANGE )

I, Claire Flynn, Secretary to the Planning Commission of the City of Costa Mesa,
do hereby certify that the foregoing Resolution was passed and adopted at a meeting of
the City of Costa Mesa Planning Commission held on October 12th, 2015 by the following
votes:

AYES: Dickson, Mathews, McCarthy, Sesler, Andranian
NOES: None
ABSENT: None

ABSTAIN: None

ol s /[
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Claire L. Flynn, Secretary
Costa Mesa Planning Commission
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FINDINGS

EXHIBIT A

A. The proposed project complies with Costa Mesa Municipal Code Section 13-29(e)
because:

Finding: A compatible and harmonious relationship exists between the proposed
use and existing buildings, site development, and uses that exist or have been
approved for the general neighborhoods.

Facts in Support of Findings: With implementation of the mitigation
measures identified in the IS/MND for the proposed project, all potentially
significant environmental impacts have been reduced to less than significant
levels. With the implementation of the recommended conditions of approval,
the proposed project will be compatible and harmonious with uses that exist
within the general neighborhood. The project features quality construction
and materials. The proposal provides on-site amenities comparable with
quality residential units. The proposed parking is adequate to meet the
demand for this project.

Finding: Safety and compatibility of the design of the parking areas, landscaping,
luminaries, and other site features including functional aspects of the site
development such as automobile and pedestrian circulation have been considered.

Facts in Support of Findings: The proposed on-site parking will be
sufficient to accommodate the proposed mix of units within this project. The
standard conditions indicate payment of traffic impact fees to mitigate
project-generated traffic impacts. The project will provide adequate sight
distance for vehicles at all project drive approaches. Prior to issuance of
Building Permits, the project shall submit a Lighting Plan and Photometric
Study. The project has been conditioned to comply with these conditions; as
a result, the safety and compatibility of the project has been insured.

Finding: The use is consistent with the General Plan.

Facts in Support of Findings: The project proposes a rezone of the
property to Planned Development Residential — High Density (PDR-HD) and
a Zoning Code Text Amendment to the maximum density of 54 dwelling
units per acre. Subject to approval of the proposed rezone and text
amendment, the project complies with the City’s Zoning Code as it pertains
to building height, setbacks, open space, as well as on-site parking as it
pertains to on-site parking spaces and overall project density.

Finding: The cumulative effect of all the planning applications have been
considered.

Facts in Support of Findings: The cumulative effects of General Plan
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Amendment GP-14-04, Zoning Code Amendment CO-14-02, Rezone R-14-
04, and Master Plan PA-14-27 have all been considered for this project and
no significant impacts were identified.

The proposed project complies with Costa Mesa Municipal Code Section 13-29(g)(5)
because:

Finding: The Master Plan meets the broader goals of the General Plan and the
Zoning Code by exhibiting excellence in design, site planning, and integration of uses
and structures and protection of the integrity of neighboring development.

Facts in Support of Findings: The Master Plan application is for the
proposed development of a four-story 224-unit residential apartment
building (60 feet overall height) that wraps around a five-level parking
structure (50 feet overall height) with 503 parking spaces in the parking
structure with a deviation to allow a five-level parking structure (maximum 4
levels allowed). With regard to the master plan, the following is noted:

The project features quality construction and materials. The building design
and roof elements reflect a modern style, i.e., characterized by simplified
square and rectangular building forms with a variety of flat planes, projections,
and recesses. The exterior consists of alternating finishes, including white
smooth stucco finish, limestone finish, metal finish, and clear glass windows.
Additional accents will be provided along building elevations, and replacement
of the existing block wall/razor wire fence will be provided with a decorative 6-
foot block wall along the west and south property lines. Landscaping
throughout the proposed project will include drought tolerant landscape
materials.

The proposal provides on-site amenities comparable with quality residential
developments. The proposed project is designed as a high-quality luxury
apartment development with multiple amenities. The proposed residential
amenities include a two-story fitness center gym and recreation room,
business center and computer library center, internet café, multi-purpose
room with surround sound theater, and indoor/outdoor lounge and fireplace.
Also provided will be four passive and active courtyards, including one with a
pool and spa. A passive dry creek linear park is proposed along the 20-foot
wide setback running along the north and west property lines. The park will
provide a variety of features, including a 4-foot decomposed granite pathway
for walking, benches along the pathway for sitting, exercise stations, and dog
waste stations for dog-walkers.

The proposed project meets the parking requirements per the Zoning Code.
The project proposes a new 5-level parking structure for 503 covered parking
spaces. The parking structure provides for subterranean parking for a portion
of guest spaces, and includes privacy gates for added security. The S-level
structure will be wrapped around on three sides (excluding south elevation) by
the proposed apartment building, and a welded wire mesh grid system that
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supports the growth of landscape vines, and woven metal wire cloth will be
used for screening the 5-level parking structure.

The project has been designed to be compatible with the surrounding uses in
the area and future apartment tenants will be notified of the existing uses in
the vicinity of this project. The project has been designed as a self-contained
residential community with on-site amenities as discussed above. The
architectural style of the building, with its clean modern lines, glass, wood and
metal accents, is visually compatible with the architecture of the surrounding
commercial area.

The project has been reviewed for compliance with the California Environmental
Quality Act (CEQA), the CEQA Guidelines, and the City’'s environmental
procedures. An Initial Study/Mitigated Negative Declaration was prepared for the
proposed project, pursuant to the California Environmental Quality Act. Although
the proposed project could have a significant effect on the environment, mitigation
measures have been included as conditions of approval that reduce impacts to the
fullest extent reasonable and practicable.

Mitigation Measures from the IS/MND have been included as conditions of approval
(Exhibit C). If any of these conditions are removed, the Planning Commission must
make a finding that the project will not result in significant environmental impacts,
that the condition(s) are within the responsibility and jurisdiction of another public
agency, or that specific economic, social, or other considerations make the mitigation
measures infeasible.

The project, as conditioned, is consistent with Chapter XlI, Article 3, Transportation
System Management, of Title 13 of the Costa Mesa Municipal Code in that the
development project’s traffic impacts will be mitigated by the payment of traffic
impact fees.

The rear building of this development is at an excessive distance from the street,
but the plan does not lend itself to fire apparatus access or placement of an on-site
fire hydrant. Problems associated with the depth of buildings on the property can
be somewhat reduced by installation of a standpipe system and a residential
sprinkler system.



EXHIBIT B

CONDITIONS OF APPROVAL FOR PA-14-27

Ping.

1.

The approval of Master Plan PA-14-27 shall be contingent upon City
Council’s final approval of General Plan Amendment GP-14-04, Rezone
R-14-04, and Zoning Code Amendment CO-14-02.
Final Master Plan PA-14-27 shall comply with the conditions of approval,
code requirements, special district requirements, and mitigation
measures of the IS/MND for this project and as listed in the attached
Mitigation Monitoring Program (Exhibit C).
Mitigation measures from the IS/MND for this project have been included
as Exhibit C. If any of these conditions are removed, the City Council
must make a finding that the project will not result in significant
environmental impacts, that the conditions are within the responsibility of
another public agency, or that specific economic, social, or other
considerations make the mitigation measures infeasible.
The conditions of approval including Mitigation Measures incorporated by
reference in these Conditions of Approval as Exhibit C, code requirements,
and special district requirements of PA-14-27 shall be blueprinted on the
face of the site plan as part of the plan check submittal package
A parking management plan shall be submitted to the Development
Services Director and the Transportation Services Manager prior to final
occupancy of the building. The parking management plan shall denote the
following:

a. Method of allocation of assigned parking.

b. Location of visitor parking, including appropriate signage.

c. Location of security gates, if any, and how gates will be operated.

d. Location of employee parking.

e. Provide proof of a contract with a towing service to enforce the

parking regulations if parking problems arise.

No modification(s) of the approved building elevations including, but not
limited to, changes that increase the building height, removal of building
articulation, or a change of the finish material(s), shall be made during
construction without prior Planning Division written approval. This
includes use of exterior finish materials, as shown Sheet A3.00 of
Attachment 8. Failure to obtain prior Planning Division approval of the
modification could result in the requirement of the applicant to
(re)process the modification through a discretionary review process such
as a minor design review or a variance, or in the requirement to modify
the construction to reflect the approved plans.
The subject property's ultimate finished grade level may not be
filled/raised in excess of 30 inches above the finished grade of any
abutting property. If additional fill dirt is needed to provide acceptable on-
site storm water flow to a public street, an alternative means of
accommodating that drainage shall be approved by the City's Building
Official prior to issuance of any grading or building permits. Such
alternatives may include subsurface tie-in to public storm water facilities,
subsurface drainage collection systems and/or sumps with mechanical
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10.

11.

12.

118

14.

15,

16.

pump discharge in-lieu of gravity flow. If mechanical pump method is
determined appropriate, said mechanical pump(s) shall continuously be
maintained in working order. In any case, development of subject
property shall preserve or improve the existing pattern of drainage on
abutting properties. Applicant is advised that recordation of a drainage
easement across the private street may be required to fulfill this
requirement.

The developer shall contact the Planning Division to arrange a Planning
inspection of the site prior to the release of occupancy. This inspection is
to confirm that the Planning Division conditions of approval and code
requirements have been satisfied.

Address assignment shall be requested from the Planning Division prior to
submittal of working drawings for plan check. The approved address of
individual units, suites, buildings, etc., shall be blueprinted on the site plan
and on all floor plans in the working drawings.

Prior to issuance of building permits, developer shall contact the U.S.
Postal Service with regard to location and design of mail delivery
facilities. Such facilities shall be shown on the site plan, landscape plan,
and/or floor plan.

The project shall incorporate green building design and construction
technigues where feasible; CAL Green Code or higher as determined by
applicant. The applicant may contact the Building Safety Division at
(714) 754-5273 for additional information.

No exterior roof access ladders, roof drain scuppers, or roof drain
downspouts are permitted. This condition relates to visually prominent
features of scuppers or downspouts that not only detract from the
architecture but may be spiling water from overhead without an
integrated gutter system which would typically channel the rainwater from
the scupper/downspout to the ground. An integrated downspout/gutter
system which is painted to match the building would comply with the
condition. This condition shall be completed under the direction of the
Planning Division.

Permits shall be obtained for all signs according to the provisions of the
Costa Mesa Sign Ordinance. Freestanding signs shall be subject to review
and approval by the Planning Division/Development Services Director to
ensure compatibility in terms of size, height, and location with the
proposed/existing development, and existing freestanding signs in the
vicinity.

All proposed signage must conform to residential sign regulations per
Zoning Code.

Demolition permits for existing structures shall be obtained and all work
and inspections completed prior to final building inspections. Developer is
notified that written notice to the Air Quality Management District may be
required ten (10) days prior to demolition.

Prior to final inspection, the applicant shall demolish existing block wall
with razor fencing along the south and west property lines, as well as any
existing wall/fencing along the neighboring commercial property abutting
the northeasterly portion of the development lot, and replace with a 6-foot
high decorative block wall under the direction of Planning staff. Metal
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17.

18.

19.

20.

21.

fencing is permitted along north and east perimeter of development lot
that abuts the existing bike trail and Harbor Boulevard only. Where walls
on adjacent properties already exist, the applicant shall work with the
adjacent property owner(s) to prevent side-by-side walls with gaps in
between them and/or provide adequate privacy screening by trees and
landscaping.

Developer shall submit a detailed Landscape Plan for the public and
private open spaces, for review and approval by the Development Services
Department, prior to any construction landscape improvements. The plan
shall include all decorative hardscape and landscape improvements as
shown on the conceptual plans to provide visual relief for the project from
the street. Final materials shall be subject to approval by the Planning
Division.

Perimeter landscaping shall be planted with trees and vegetation. The
landscape plan shall be approved prior to issuance of building permits and
shall contain additional 24-inch box trees above the minimum Code
requirements to the satisfaction of the Development Services Director.
Compliance with this requirement may include upgrading smaller sized
trees to 24-inch box trees or providing additional 24-inch box trees.
Existing mature trees shall be retained wherever possible. Should it be
necessary to remove existing trees, the applicant shall submit a written
request and justification to the Planning Division. A report from a California
licensed arborist may be required as part of the justification. Replacement
trees shall be of a size consistent with trees to be removed and may be
required on a 1:1 basis, unless otherwise approved by the Planning
Division. This requirement shall be completed under the direction of the
Planning Division.

Prior to issuance of first certificate of occupancy for the first unit, an
Affordable Housing Agreement for the twenty affordable units for
moderate-income households shall be finalized, executed, and recorded
against the property. The Affordable Housing Agreement shall be in form
and substance as approved by the City Attorney’s office to specifically
address the terms, conditions, and covenants on the affordable housing
units.

Prior to issuance of grading permits, developer shall identify to the
Development Services Director a construction relations officer to act as a
community liaison concerning on-site activity, including resolution of
issues related to dust generation from grading/paving activities.

Prior to issuance of grading permits, developer shall submit for review
and approval a Construction Management Plan. This plan features
methods to minimize disruption to the neighboring uses to the fullest
extent that is reasonable and practicable. The plan shall include
construction parking and vehicle access and specifying staging areas
and delivery and hauling truck routes. The plan should mitigate
disruption to businesses during construction. The truck route plan shall
preclude truck routes through residential areas and major truck traffic
during peak hours. The total truck trips to the site shall not exceed 200
trucks per day (i.e., 100 truck trips to the site plus 100 truck trips from the
site) unless approved by the Development Services Director or
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22,

23.

24,

25.

26.

PC 27.

Parks/ 28.
Pkwys

Transportation Services Manager.

Prior to issuance of building permits, the building plans shall demonstrate
that all units are equipped with a mechanical ventilation system that will
properly filter the indoor air. The ventilation system can be a component
of the air conditioning system with the distinction being that clean,
ventilated air flow does not necessarily need coolant.

Design, grading, and construction shall be performed in accordance with
the requirements of the California Building Code applicable at the time of
grading as well as the appropriate local grading regulations, and the
recommendations of the project geotechnical consultant as summarized
in a final written report, subject to review by the City of Costa Mesa
Building official prior to issuance of grading permits.

Developer shall defend, indemnify, and hold harmless the City, its
elected and appointed officials, agents, officers and employees from any
claim, action, or proceeding (collectively referred to as "proceeding")
brought against the City, its elected and appointed officials, agents,
officers or employees arising out of (1) City's approval of the project,
including but not limited to any proceeding under the California
Environmental Quality Act. The indemnification shall include, but not be
limited to, damages, fees and/or costs awarded against the City, if any,
and cost of suit, attorney's fees, and other costs, liabilities and expenses
incurred in connection with such proceeding whether incurred by the
applicant, the City and/or the parties initiating or bringing such
proceeding. This indemnity provision shall include the applicant's
obligation to indemnify the City for all the City's costs, fees, and damages
that the City incurs in enforcing the indemnification provisions set forth in
this section.

A “Notice to Tenants” shall disclose the surrounding commercial uses in
the area, including but not limited to, the existing communication towers
adjacent to the development lot, and operational characteristics, such as
hours of operation, delivery schedules, outdoor activities, noise, and odor
generation of neighboring businesses. The Tenant Notice shall be
reviewed/approved by the City Attorney’'s office and Development
Services Director prior to issuance of building permits and shall be
included as a reference document in the Tenants’ Lease Agreement. The
Tenant's Notice shall serve as written notice of the existing
communication towers, noise environment and any odor-generating uses
within the vicinity of the project.

If the project is constructed in phases, perimeter fences/walls,
landscaping along the frontages, and irrigation shall be installed prior to
completion of the first phase.

The applicant shall implement the Long-Term Occupant Relocation
Assistance Plan, as described in the October 12, 2015 communication
(attached as Exhibit B1), prior to issuance of building permit. An action
report, indicating that the relocation of long-term occupants, shall be
submitted and approved to the satisfaction of the Development Services
Director

Provide street tree for Harbor Blvd including Crape myrtle, Lagerstroemia
fauriei, (color to be determined by applicant) in a varietals including
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Eng. 29

30.

31.

32.

33.

Muskogee, Tuscarora or Natchez Street is jacaranda mimosifolia. As
alternate Queen Palms would be allowed.

Maintain the public right-of-way in a “wet-down” condition to prevent
excessive dust and promptly remove any spillage from the public right-of-
way by sweeping or sprinkling.

Protect wrought iron fence and landscaping on the north side of the
property within the City’s bike trail.

A “Hold Harmless Agreement” to tie to the City storm drain system will be
required prior to obtaining a permit from the City of Costa Mesa,
Engineering Division.

Submit a request to the City of Costa Mesa Public Services Department
to vacate the 12 foot alley on the north side of the property and maintain
utility easements.

Obtain a permit from the City of Costa Mesa, Engineering Division, at the
time of development and then construct a 6-foot P.C.C. sidewalk per City
of Costa Mesa Standards adjacent to the property line as shown on the
Offsite Plan, including four (4) feet clear around obstructions in the
sidewalk. The parkway between the curb and sidewalk shall be
landscaped per City of Costa Mesa Public Services direction.

CODE REQUIREMENTS FOR PA-14-27

The following list of federal, state and local laws applicable to the project has been
compiled by staff for the applicant’s reference. Any reference to “City” pertains to the
City of Costa Mesa.

Ping. 1.

All contractors and subcontractors must have valid business licenses to
do business in the City of Costa Mesa. Final inspections, final
occupancy and utility releases will not be granted until all such licenses
have been obtained.

All noise-generating construction activities shall be limited to 7 am. to 7
p.m. Monday through Friday and 9 a.m. to 6 p.m. Saturday. Noise-
generating construction activities shall be prohibited on Sunday and the
following Federal holidays: New Years Day, Memorial Day, Independence
Day, Labor Day, Thanksgiving Day and Christmas Day.

Development shall comply with all requirements of Article 1, Chapter 5,
and Article 9, Chapter 5 of Title 13 of the Costa Mesa Municipal Code
relating to development standards for multi-family residential projects.
Developer shall pay any applicable park impact fee or dedicate parkland
to meet the demands of the proposed development. As of November
30, 2015, the new park impact fee is calculated at $5,000 per new multi-
family dwelling unit.

Street address shall be visible from the public street and shall be
displayed on the complex identification sign. If there is no complex
identification sign, the street address may be displayed on the fascia
adjacent to the main entrance or on another prominent location. Street
address numerals shall be a minimum six (6) inches in height with not
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10.

1.

12.

13.

14.

15.

16.

17.

18.

less than one-half-inch stroke and shall contrast sharply with the
background. Identification of individual units shall be provided adjacent
to the unit entrances. Letters or numerals shall be four (4) inches in
height with not less than one-fourth-inch stroke and shall contrast
sharply with the background.

Parking stalls shall be double-striped in accordance with City standards.
Driveway ramp slope shall comply with the standards contained in the
City’s parking ordinance.

All new on-site utility services shall be installed underground.

Installation of all new utility meters shall be performed in a manner so as
to obscure the installation from view from any place on or off the
property. The installation shall be in a manner acceptable to the public
utility and shall be in the form of a vault, wall cabinet, or wall box under
the direction of the Planning Division.

Any mechanical equipment such as air-conditioning equipment and duct
work shall be screened from view in a manner approved by the Planning
Division.

The project shall be subject to the submission of legal instruments
setting forth a plan or manner of permanent care and maintenance of all
common open space and other facilities provided in the final
development plan.

All landscaped areas shall be separated from paved vehicular areas by 6-
inch high continuous Portland Cement Concrete curbing.

The parking structure shall be landscaped per the provisions of Costa
Mesa Municipal Code Section 13-105(4) - Parking Structure Landscape
Requirements.

Two (2) sets of detailed landscape and irrigation plans, which meet the
requirements set forth in Costa Mesa Municipal Code Sections 13-101
through 13-108 and the City's Water Efficient Landscape Guidelines,
shall be required as part of the project plan check review and approval
process. Plans shall be forwarded to the Planning Division for final
approval prior to issuance of building permits. The two (2) sets of
landscape and irrigation plans shall be attached to two of the final
building plan sets.

Landscaping and irrigation shall be installed in accordance with the
approved plans prior to final inspection or occupancy clearance.

Trash enclosure(s) or other acceptable means of trash disposal shall be
provided. Design of trash enclosure(s) shall conform to City standards.
Standard drawings are available from the Planning Division.

If present and/or projected exterior noise exceeds 60 CNEL, California
Noise Insulation Standards, Title 25, California Code of Regulations
require @ maximum interior noise level of 45 CNEL for residential
structures. If required interior noise levels are achieved by requiring that
windows be unopenable or closed, the design for the structure must also
specify the means that will be employed to provide ventilation and cooling
if necessary, to provide a habitable interior environment.

In compliance with the City’s mitigation monitoring program, the applicant
shall submit a compliance report to the Planning Division along with plans
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19.

20.

21.

22.

23.

24.

25.

26.

27.

for plan check or prior to commencement of the project’s activity if no
construction is involved, that lists each mitigation measure and states
when and how the mitigation measures are to be met.

Comply with the requirements of the 2013 California Building Code,
2013 California Residential Code, California Electrical Code, California
Mechanical Code, California Plumbing Code, California Green Building
Standards Code and 2013 California Energy Code (or the applicable
adopted California Building Code, California Residential Code,
California Electrical Code, California Mechanical Code, California
Plumbing Code, California Green Building Standards and California
Energy Code at the time of plan submittal or permit issuance) and
California Code of Regulations also known as the California Building
Standards Code, as amended by the City of Costa Mesa.

This project shall comply with the in-Building Public Safety Radio
System Coverage per Section 5-130 to 5-137 of the Costa Mesa
Municipal Code. At plan check submittal 6 copies of an in-building
Public Safety Radio System Coverage report (Radio System Report)
shall be submitted to the Building and Safety Division. The Radio
System Report shall be certified by an FCC licensed radio technician
as provided by the property owner/applicant. The technician is required
by Section 5-133 to conduct initial tests and shall be employed by the
owner, the engineer or architect of record, or agent of the owner, but
not by the contractor or any other person responsible for the work.

The ground immediately adjacent to the foundation shall be sloped away
from the building at a slope of not less than 5% for a minimum of 10 feet
measured perpendicular to the face of the wall. CBC 1803.3., unless
otherwise approved by the City Engineer and allowed by the soils
engineer.

Projections, including eaves, shall be one-hour fire resistive construction,
heavy timber or of noncombustible material if they project into a 5-foot
setback area from the property line. They may project a maximum of 12
inches beyond the 3-foot setback. CRC Tables R302.1(1) and R302.1(2).
Submit a soils report for this project. Soil's Report recommendations shall
be blueprinted on both the architectural and the precise grading plans. If
applicable to this project the soil's report shall address how the new slop
shall be maintained to avoid any future failure.

Show compliance with Chapter 11A and 11B of the 2013 California
Building Code.

On graded sites the top of exterior foundation shall extend above the
elevation of the street gutter at point of discharge or the inlet of an
approved discharge device a minimum of 12 inches plus 2 percent. 2010
California Residential Code Section R403.1.7.3. 2013 California Building
Code CBC 1808.7, unless otherwise approved by the City Engineer.
Submit a precise grading plans, an erosion control plan and a hydrology
study.

Prior to or concurrent with the submittal of plans for plan check, the
applicant shall prepare and submit documentation for compliance with the
State Water Resources Control Board (SWRCB) Water Quality Order 99-
08-DWQ; National Pollutant Discharge Elimination System (NPDES)
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28.

29.

30.

31.

32.

33.

34.

Permit No. CAS000002 for Storm Water Discharges Associated with
Construction Activity (General Permit); the California Regional Water
Quality Control Board (RWQCB) Santa Ana Region Order No. R8-2002-
0010 and NPDES Permit No. CAS618030; and, the City of Costa Mesa
Ordinance No. 97-20 for compliance with NPDES Permit for the City of
Costa Mesa. Such documentation shall include a Water Quality
Management Plan (WQMP) identifying and detailing the implementation
of the applicable Best Management Practices (BMPs).

For demolition, grading, or building permits involving projects with a
valuation of $10,000 or more, the contractor shall use a City-permitted
hauler(s) to haul any debris or solid waste from the job site (refer to
Section 8-83(h), Regulations, of Title 8 of the Costa Mesa Municipal
Code). Use of a City-permitted hauler for such projects is the
responsibility of the designated contractor. Non-compliance is subject to
an administrative penalty as follows: $1,000 or 3% of the total project
value, whichever is greater.

At the time of development submit for approval an Offsite Plan to the
Engineering Division and Grading Plan to the Building Division that shows
Sewer, Water, Existing Parkway Improvements and the limits of work on
the site, and hydrology calculations, both prepared by a registered Civil
Engineer or Architect. Construction Access approval must be obtained
prior to Building or Engineering Permits being issued by the City of Costa
Mesa. Pay Offsite Plan Check fee per Section 13-231 of the C.C.M.M.C.
and an approved Offsite Plan shall be required prior to Engineering
Permits being issued by the Cit of Costa Mesa.

Obtain a permit from the City of Costa Mesa, Engineering Division, at the
time of development and then construct P.C.C. driveway approaches per
City of Costa Mesa Standards as shown on the Offsite Plan. Location and
dimensions are subject to the approval of the Transportation Services
Manager. ADA compliance required for all new driveway approaches.
Obtain a permit from the City of Costa Mesa, Engineering Division, at the
time of development and then remove any existing driveways and/or curb
depressions that will not be used and replace with full height curb and
sidewalk at applicants expense.

Fulfill City of Costa Mesa Drainage Ordinance No. 06-19 requirements
prior to approval of plans.

The storm runoff study shall show existing and proposed facilities draining
directly to the flood control channel adjacent to the property.

Obtain an encroachment permit from the Engineering Division for any
work in the City public right-of-way. Pay required permit fee & cash
deposit or surety bond to guarantee construction of off-site street
improvements at time of permit per section 15-31 & 15-32, C.C.M.M.C. as
approved by City Engineer. Cash deposit or surety bond amount to be
determined by City Engineer. In order to comply with the 2003 Drainage
Area Management Plan (DAMP), the proposed Project shall prepare a
Water Quality Management Plan conforming to the Current National
Pollution Discharge Elimination System (NPDES) and the Model WQMP,
prepared by a Licensed Civil Engineer or Environmental Engineer, which
shall be submitted to the Department of Public Works for review and
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Fire

35.

36.

37.

38.

39.

40.

41.

42.

43.

44.

45.
46.
47.
48.

approval.

a) A WQMP (Priority or Non-Priority) shall be maintained and updated
as needed to satisfy the requirements of the adopted NPDES program.
The plan shall ensure that the existing water quality measures for all
improved phases of the project are adhered to.

b) Location of BMPs shall not be within the public right-of-way.
Fulfill mitigation of off-site traffic impacts at the time of issuance of
Certificate of Occupancy by submitting to the Transportation Division the
required Traffic Impact Fee pursuant to the prevailing schedule of
charges adopted by the City Council. The Traffic Impact Fee is calculated
based upon the average daily trip generation 232 net trip ends for the
proposed project and includes a credit for any previously existing use. At
the current rate the Traffic Impact Fee is estimated at: $41,992.00.
NOTE: The Traffic Impact Fee will be recalculated at the time of issuance
of Certificate of Occupancy based upon any changes in the prevailing
schedule of charges adopted by the City Council and in effect at that time.
Developer will be fully responsible for the design and implementation
(construction) of median modifications along Harbor Boulevard to restrict
left-turn in and out of the project site. The modification shall include the
construction of a raised median diverter. The median modifications will
include addition and removal of landscaping where applicable.
Developer will be fully responsible for the design and construction of
median modification at the intersection of Harbor Boulevard/Harbor
Center to provide a U-turn lane in the northbound direction.
Developer will be fully responsible for the design and construction of
signal modification at the intersection of Harbor Boulevard/Harbor Center
to accommodate the U-turn phase.
Submit a fully dimensioned parking structure plan. Plan must include
parking stall dimensions and aisle widths per City Parking Standards. All
ramps must comply with the City Ramp Slope Standards. A preliminary
parking structure plan must be reviewed by Transportation Services
PRIOR to building plan check submittal.
Close unused drive approaches with full height curb and gutter per City
Standards.
Construct commercial driveway approach(es) at location(s) specified on
submitted site plan off Harbor Blvd.
Provide Emergency responder radio coverage complying with In-
Building Public Radio System, CMMC and 510, California Fire Code,
2013. Show location of radio system control panel.
Project construction shall comply with Chapter 33, California Fire Code,
2013.
Provide minimum 12-inch (Building) and 4-inch (Unit) address.
Addresses shall contrast with their background. Show building address
on plan.
Provide Class | Wet Standpipes in all stairs.
Provide 2-hour fire-rated stair enclosures.
Provide Fire Alarm System per CFC, 2010.
Provide Automatic Fire Sprinkler System per NFPA 13
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49. Provide on-site Fire Hydrants and Access per approved Fire Master

50.

Plan.

Provide one (1) Public Fire Hydrant and Fire Department Connection
located between drive along Harbor Boulevard at direction of Fire
Department.

SPECIAL DISTRICT REQUIREMENTS FOR PA-14-27

The requirements of the following special districts are hereby forwarded to the applicant:

Sani

AQMD

School

State

Water

1k

2

It is recommended that the developer contact the Costa Mesa Sanitary
District at (949) 645-8400 to obtain Sanitary District requirements.
Applicant shall contact the Air Quality Management District (800) 288-
7664 for potential additional conditions of development or for additional
permits required by the district.

Pay applicable Newport Mesa Unified School District fees to the Building
Division prior is issuance of building permits.

Comply with the requirements of the California Department of Food and
Agriculture (CDFA) to determine if red imported fire ants (RIFA) exist on
the property prior to any soil movement or excavation.

Customer shall contact the Mesa Water District — Engineering Desk and
submit an application and plans for project review. Customer must obtain
a letter of approval and a letter of project completion from Mesa Water
District.
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EXHIBIT B1

Costa Mesa Motor Inn
2270 Harbor Boulevard, Costa Mesa
Long-term Occupant Relocation Assistance Plan October 12, 2015

Upon approval of the "apartment project’ by Costa Mesa City Council, the Property Owner has one year
in which to commence construction of the new apartments, or seek a one year extension for a total of two
years. As of this Relocation Assistance Plan date, the Property Owner intends to close the Motel on
Monday, August 1, 2016, and construction would commence thereafter. However, on June 1, 2018, the
Owner will provide a sixty (60) day advance “Notice of Motel Closure/Lease Termination” to all Long-term
Occupants and provide the following relocation assistance:

Definition of Terms:

3 Long-term Occupants - all motel guests who are current in paying rent and occupying rooms for thirty
(30) or more consecutive days on the date the “Notice of Motel Closure/Lease Termination” is issued.

T Short-term Occupants - all motel guests occupying rooms for less than thirty (30) consecutive days
on the day the “Notice of Motel Closure/Lease Termination” is issued.

J Property Owner- Miracle Mile Properties

O Notice of Motel Closure/Lease Termination- legally required written notice delivered to “Long-term
Occupants” by the property owner sixty (60) days in advance of the Motel Closure date. Delivery of the
notice may occur in person or be placed inside the Matel room.

T Motel- Costa Mesa Motor Inn

Long-term Room Occupants Cash Relocation Assistance:
Long-term room occupant's cash relocation assistance for rooms vacated on the closure date of August
1, 2016, would range from $4,000 to $5,500 per Motel rcom.

All Long-term Room Occupants vacating their premises and handing over their keys on the Closure Date
of August 1, 2016 will be refunded all rent monies paid for their rooms (not including amenities) in the last
90 days plus an additional $1,500.

All long term room occupants remaining after the closure date of August 1, 2016, but vacating the
premises and handing over their keys by August 31, 2016, will forfeit the additional $1500 in relocation
assistance, but will be refunded all rent monies paid for their rooms (not amenities) in the last 90 days
minus the rent for each day past August 1, 20186.

All long term room occupants remaining after August 31, 2016 will forfeit all relocation assistance and be
subject to normal eviction process.

Occupants must give landlord a minimum 10 day natice of their intended move out so that a check may
be prepared and delivered to the property on time for their move out. Occupants who do not give the
minimum 10 day notice may elect to have a check mailed to them within 10 days, or may pick up their
check from the LA office or at the motel no later than 10 days after notice has been given.

All occupants must vacate their rooms by removing ail personal belongings leaving the room and
property undamaged besides usual wear and tear.

Upon receipt of payment from Property Owner, Long-term Occupant/s will have been fully compensated
for relocating to equal or better housing and will not hold property owner responsible for any further
financial assistance.

=250~



1uswredag
S3JIAIBS Juswdopasg €
12141513 JuswaBeuep

"SUOISSIWD
JOA 1uanaad 01 SJduUIeIU0D pPajeas
ul s3eJ uape| 1U3A|0S pue juled |e daa)
-uawdinba
uonedidde juied uesjd 01 SIUSA|OS
Buiueap HOA moj Jueljdwod asn
‘(810 dnues)"mmm)
J91UdD J1seM snoplezey
3yl 01 1 9el pue Ja1em dn uesp
JO ued 3Y1 3PISe 19§ "ulesp Wliols 3yl
10 punoi3 ay) o1ul Aj3dalip 11 anod Jo
uielp ayl umop Ja1em dnues|d ayy asul
10U op ‘a|qissod 1aAsusypn Ajuo Jsiem
yum dn ueapd ‘syuled paseq-ia3em o4
*SIOPO IAISSIIXD pUB SUOISSIWD
JOA 1u2A3Jd 01 SN Ul 10U UIYM
siaule1uod juied [|e uo pasopd spi| daay
sjued
paseq-|10 pue paseq-191eM J9A0Y3|
XIW 10U Op ‘193U I1Sem shopuezey
pjoyssnoy e 01 juied JaA0YD)
Aue 9e] -juied 19A0Ya| 22AIRY
‘pajuted Ji 'SDIBJINS JOLIIIXD
puE 101191Ul Y10q 10} JaMO] JO 13117 23d
sweud ot W03 (DOA) punodwod
Jluedio a1ejoA e yum sjuied asn

(4

j

(p

(o

(e

Aljenp 11y 1se0) yinos g wuswyedsqg | :afoid 3yl jo uondnIIsuod Suunp s1daloud je 01
uolpPNIsuo) 't $921A19S Juswdojanag paldde aq |jeys saunseaws Suimo||oj syl T-0V INW
Ayjenp iy

UMW)

aleqg

lenyy

uonedylIAA asueldwo)

AouaSy Suuoyiuoly ¢
Adualdy Juswddiojuz 'z | Adualdy uonejuawsjduwg
aseyd Suojiuoiy ‘T a|qisuodsay

ainsean uonedinin

103rodd @dvA3I1N0g HOgHVH 2222
ue|d Buipoday pue Buoyuop uonebiyy

O 1idIHX3




Juswiiedsg
9J14 BS9IA BISOD) €
1uswiredaqg Juswiedaq
S3IAIDS Juswdolanag 7 9114 BSQAl R1SOD)

uononJisuodald/uldisaq T / $931A19S 1uswdolaaag

"SUOIIIPUOD piepuels AllD pue

1awsalnbay aiels ajgeddde ‘ued Juswaleqe
Y1 YUm JUISISUOD UOINOWBP 19NPUod

|leys wuedijddy ayj -saiande juswaleqe

3y} Jo aAndafqo pue adods ayl sulyap

AlJe3|o 01 JapJo Uy ‘|euolsssjold [eIUSWUOIIAUS
payiienb e Ag padojaaap aq |jeys ue|d
JUSWIleqe S|elRlewW SNOpIeZRY pue S01S3qse
uy "luswiledsaq 314 BSIN BISOD YL Ylm
UOI1B}NSUOD U] [BUOISSD)01d |RIUSWIUOLIAUD
paylienb e Ag pa1onpuod aq ||eys
uofle3diisaAul ue ‘sjelslew 3ulpping 3unsixe
3Y) YUM p3le1dosse S|elalew snopiezey

pue ‘syuied paseq pea| ‘sjelsa1ew uipjing
3uiurejuod sojsaqgse Jo Jusawaleqe Jo/pue

|EACWIBJ ‘SIIAIDE UOII|OWSP 01 J0Ld :T-ZVH ININ

spJezey

jusauniedsqg

S9IIAIDS JuBwdopPAasg g
1511s1Q Juawsdeue
Anjenp a1y 15e0) Yinos
uononIISuUoI3Id/udisag

Juawpedaq
$921AJ9S Juswdojanag

—

uawdinba Joy 1noy 1ad
sa1nuiwW § Jo 3wl ulpl ue ysijqeiss
lleys J030BIIUOD UOIDNIISUOI 3Y] 7
‘Adusanbauy papuswwodas
,S184n1IB INUBW BY] 1€ SuoIIed13ads
,S1aJn1dejnuew o} paunl pue pazis
Apadoud sijuawdinba jje eyl aunsua
[leYsS J010BIIUOD UOIINIISUOd 3yl ‘T
:s)lwuad Buipesd 10 ‘Buipjing Jo a3uenssi
3Y3 01 Jold s3d11IBId UOIIBZIWIUIA SUOISSIWT
uondNIISUO) 3uUIMo) o) 3Y3 Yylim duerjdwod

9lesisuowap Jieys 13aloud ayl :z-Ov W

uBWWo)

aleqg

leniu)

uonedYIISA ddueldwio)

Aduady Supoyuoly g
AdudBy juawadiojuy 'z | Aduady uonejuswajdwy
aseyd Suuoyuow 't a|qisuodsay

ainsean uonediil

103rodd ddvAaTN0g JHOgdvH 2/.¢¢
ue|d Buipoday pue Buuojiuo uonebipw

O HdIHX3




1uswiedaqg
9J14 BSOIAl BISOD) €
wawedaq 1uawiiedag
S9JINIBS JuBWdo|anag 3414 BS3IA BISO)
uolPNIIsuU0dald/ udisag /59217195 Juswdolanag

-~

o

A

ay) 01 uonejuswniop anendoidde apinoid

|leys ueaydde 10afoud ay] -ui-}aayd 1sef sy}

JUIS UBSIIE BARY SANSSI MBU OU 1BY] 3JNSUd

03 9MIS UOJADYD DY} Jo sniels Aloiein3al

Y1 unuod 01 Asuade 1ydisiano ayl

19e3u0d |jeys 1uedijdde 133foid ayi ‘sanniainde
uo1INIISuU0Id pue guipeid 03 1014d :Z-ZvVH WIN

uaWwo) aleq

[en|

uonesaA asueydwo)

Adualy Suuoyuoiy g
Aduady Juswaosoyug gz | Adualy uonejuswajdwy
aseyd SuJOMUOIAl T ajqisuodsay

ainseap] uoneSINN

103rodd @4dvA3T1NOg JHOgdVH L/.2C
ue|d Buipoday pue Buloyuop uonebinw

O 1IgdIHX3




1uawiliedag
S92IAI9S JUBwdolRASg '€
Jo1oeJ1u0d/3A1RIUaSDIdD I

*931s 10aload ay1 ¥1saseau si101dadal
ANISUIS-ISIOU pue ease 3uidels oyl Usamlaq
dUeISIp 3jqISed) 1591343 3y} 91easd 0}
pa1e230] aq [jeys seale uide1s Uo1ONIISUOD dY1
1BY1 2JNSUS [|BYS JOIIBIIUOD UOIIINIISUOD dY |
'$2IU3PISaJ JudIe(pe wouy

Aeme pa12a.1p SI 9SI0U paliWwL 18y} 0 pase|d
pue s103da3aJ 3AI3ISUSS WoJ) 3|qedndeld

se Jej se paiedo| 3q |jeys wuawdinba
3unesauad-ssiou Aseuoliels eyl ainsus

11eYS J012BJ3UO0D UOIIINIISUOI 3] ‘UOIIINIISUOD
pue uipeud 103(oud Suunp sawn e 1y

"SISIXD

ASoj0uy23]1 219YyM S921N0S 3siou Aleuornels
189Y10 pue s10ssaxdwod Jie jo sjgpow ,13inb,,
SZI1IN |Jeys JOIILIIUO0D UOIIINIISUCD Y|
"panqiyosd

sl (s91nulw g Jo $$89%3 Ul Bulpl “~a71) sdutduad
uoIISNQWod jeusalul Jo Suypl Aressadauun
1€Y1 3JNSU3 |Jeys J01JeJ1u0d UOoIIINIISU0d 3y j
“uawdinba ay) Joy

o1eudoudde pue uonipuod poosd ul aue yaiym
‘s19)nw yum paddinba aq |jeys sauidua
uojISNqWod |euJalul Ag usAup uawdinbs |je
1€41 JNSUD ||eysS JOIIBIIUOD UOIIINIISUOI 3Y ]|

:spedw

s uedjdde asiou pouad uonodNIISUOI jenualod ayl dnpal
Jo weddde 13aloid ¢ 1uswuedaqg 0} paJinbau st aunsesw uonediyw 1ied-pnw
uoiPnNIsuo) 't $921A49S Juswdoanag 3uImojj0} 9y3 Jo uoniejuswa|duy T-ION WIN

3SION

usWWo)

seq

ey

uoedyylIdA uejdwo)

AuaBy SBuioyluo '€
Aduady juswadiojuy 'z | Adualy uonejuawsjdwy
aseyd Suuonuon I a|qisuodsay

ainseap uonesin

103rodd @dvA3ITNOg JHOgdVH L.2¢
ue|d Buipoday pue Buloyuop uoneBiy

O H4dIHX3




*S11gap JO asodsip 01 Sals U0I1INIISU0I ay) Buiaea| yonu1 Aue uo diel Suily 1ySi e yum speoj JaA0d AjRInias °
*s911s 109load Buipedap syonay AQ JJo paltied aq asImIsylo
PINOM UdIUYM ‘pNLU 10 S3|21YaA U0I3dNIISu0d Aq paddolp 1ip anowas 0} sAempeod juadelpe uo ‘papasu se ‘3uidsams 133115 J0) SpIA0Id °
*$911S UOIIINIISUOD SUIABI| SHINJY JO S9BELIILI-ISPUN PUR PAJI} PIIIA0I-PNW YSEAA °
"3 UOIIDNIISUOD 9] WOy
SUOISSIWS 3|qISIA O 9SE3|3J 3Y] 1U3ASId pUEB 1SNJD 3DBLINS B UleIUIEW 0} JIpJOo Ul Jayleam Aip A1aA Bunp Jo Aep Jad ss|iw gz ueyl
$S3] 94 SpUIM UaYM sAep Apuim U0 pPapasu Se U310 SB I31BA\ "SUOIIIPUOI Wied Japun Aep e 3J1Mm] 1Sed)| 1e S3deyuns pasodxd 1918 °
‘s8uian0d Asesodwal YUm paisnod 1o Ajanoy sajid |10S pa1eABIXd JS1BM °
‘9JBINS PIZI|IGe)S B UlRlUlRW 0] JUdPINS uonela8an Jo syuessasddns
1snp Ajdde so Buipesd uns|dwod jo sAep aAl ulylim (seale Buipesd pals|dwod) seale 95ejINs PaGINISIP 01 SISZIIGR]S (ed1wsyd Alddy -
uondaip Aue ul 1938} 00T SUIPS3IXS WOU) SUOISSIWD
1Snp 9|qisia 1uaAaid 01 A1essadau st 3uliglem ISA1BYM 1ONPUOD JO jI0S BulAcw 0} Joud $alnuiw GT Ueyl 310W 10U |I0S UISION °

:3uimoy|o} ay1 Jo yoea Jusawajdwi pjnom Jo1desuod

21 ‘aus 3y Jjo 10edw) 3dUESINU OU S| 8J3Y) 1eY] pue suonendal 1snp INDVIS 3jgedlidde yum asueldwiod |jny ui si 133foid ay eyl aunsud

0L "€0¥ 3Ny YUMm 93UBPJIOIIE Ul ISNP SAIRIENS 10} S3INSESW [043U0D d]ge|ieAe 1s3q Ajdde jjeys (a8eaude jo ssajpsedal) Suipesd |1y -1sng aAmSng
‘€0t ©Iny Buipnul ‘suoiiendal (QINDVYIS) 1911s1g uswaBeuey Alfeny iy 15807 Yinos yum Ajdwod 1IBYS SI101IBIIUOD UONINIISUOD ||V 1-€9-0S

‘Spaepuels 1y31] 12995 10} paJinbal aq Aew spjaiys alejo °
"9Ms uo sasodund A1undas pue A1ajes Joj AJessadau pawaap si 1eyl Sunysi| JO 19AS] SY1 Y1IM JUIISISUOD
‘sJogydisu 3uipunoutins ayi Jo sulj Auadoad 3y 1e 3pukd 100)-5°0 ueyl 3Jow ou o1 1YJy| [ids 1w jleys 1noAe| pue udisep 3uny3n e
"A2URIDIYD INIXY
SU3| SSB|3 18]} SY1 JO 10943 B3 1LJIPUI |[BYS SUOIIRIND|ED J1J1BWO0I0YJ 'Sud| sse(d 1e)y e yum papiroud aq [jeys sainixiy Sunnysy a1s ||y o
‘leaoidde s,10123.41q $821AI95 1UaWdOIRA3Q 3Y) 01123[gNs 3q [feys sBuipjing uo sy Jo uonelo| pue Alsuaiul ayL °
"10193.41Q $921A19S Judwdojaaag
ay1 Aq panoidde ssajun 311s 198f0ad 3y uo UoNEIO| Aue Ul 193} T PAJIX3 10U ||eYs spaepuels 1Sy uo sy Jo Sy Sununow ayl °

:3uIMo}|0} 3Y31 yim adueijdwod s1enisuowap jjeys uejd Sunysi syl -wuswiiedaq sadiaias uswdoaag
s.AuD ay1 jo jenoadde ay3 1oy Apnis dLIBWOI0Y4 pue ueld Suinysi] e uwigns jjeys Juedyddy 3yl ‘sHwISd SUIp|INg JO 33UeNSSI 3Y) 01 JOLd I-"T'¥ DS

Aujenp Jiy

Suonipuo) pJiepuels



‘s1oejiHie 9yl Jo

a8eAjes Jo/pue uoiieso|dxa Joj sainpadosd areudosdde ayi ‘isi8ojoaeydte payad e pue juedlidde 125foud ayr yum uonesadood ul ‘ysijqeiss
11eUS oym ‘A1) ay1 AQ pauluwialap se S|elIalew [e3130]09.YdIE JO UOIIBN|EBAS puk ‘uoiiedlinuapl ‘Sundwes ayl Hwad 03 pa1dalipal Jo paljey
Ajesodwal aq jjeYysS S3IIARIE UOIIDNIISUOD ||B ‘U011INJISU0D pue uipesd Suunp paislunodus aJe $83Jnosal [edi3ojoaeydae 1eyy JUsAs ayl uj

I-9°7 IS

$32JN0S3Y |eunyn)

‘uonewloul 10} 0T6T-80Z (YT /) 1B V4dD ||BD "UONEBARIXS JO JUSWIAOW [10S Aue 01 Jold Aladoud syl uo 1S9 sjue aiyy
pa1odwi pau y sulwINa3p 01 (Y4gD) 21N Nd1BY pue poo4 jo Juswitedaq elusojijed ayi Jo stuawalinbai ayy yum Ajdwod jjeys juedddy sy

T-¥'v IS

$924Nn0sdY |edidojoig

"Sealse [enuapisal
01 spedwi Jopo pue asiou [enuajod sziwiuiw 01 Ajgleudordde paledo| pue PaUSISap PuUE ‘MIIA WOJY PAUIBIDS 34 ||BYS SINI|IDE) YSel|

"ANDV 31 Aq pauinbai snwuad jeuonippe Joj 1o yuswdojanap
Jo suonipuod jeuoilppe |elyualod 4o $99/-88¢ (008) 18 (AWDV) 11sIg Wawadeuey AljenD iy ay) 10e3u03 jjeys Juedlddy ay |

'9qIseaj 3J9YM Y1nos/yliou paluaLio aq |eys sduipjing
SMOpUIM J01IBIX3 [|e Ul pasn 3q |jeys UO0J1BAIaSU0I ASIaus 1o} JUaW1eaJ) Mopulm Jo ssejd paued ajgnog °

:sueld 3uipjing u) 3uimoyj|o} ayl a1elodiodu [jeys juednddy
13foad ay1 ‘sprepuess uoliealasuod AS1ua syl Ag paysiqeisa suoienday Jo spo) eluioyljed sy 40 £ 911L yum Aildwod jjeys 133foid sy

"Inoy Jad syun [ewisayl ysilig uol||iw 3uo ueys ssa| jo 1ndul 1esy e sey yorym ‘sasodund Suiieay-saeds 1o 2139Y1sae 1oy [9ny pijos Aue Suiuang

91A3p J00PINO 10 Joopul ‘pajjersu; Ajareuewsad ‘pasopua Ajejiwis e Jo ‘191eay poom pajany-13)ad Jo ‘131eay Suiuing poom ‘edejday
Aue suesw 35)A8p Buluing poom v JUSWAO[PAIP MBU AUe 01Ul S3IIASP SUILING POOM pajjeisul Ajuauewuad suqiyoud sy 3|ny QINDVYIS

"Jnoy Jad sajlw Gz pasoxa spuim usaym pouad uunp Suipess asesd) a

S-£'v IS

v-€¥ IS

E€-€'IS

(A3 20 M)

~2507



‘34N|1B} 3ININJ 1O UOISOII PIOAR 0} paulelulew aq
JI1M sadojs mau ay) Jo sadojs Sunsixe moy ssalppe |jeys 1oday sji0s ay) ‘pasodoud aie sadojs mau usym Jo sado|s Buiisixs 104 “suejd Buipesd
pue |e1n13311YydIe 3Y1 Yy1oq uo paiuidanig aq |jeys suollepuawiodal uoday sjios 193load sty Joy 1oday sjos e nwgns jjeys uedljddy ayy

-A13jes Buipjing Jo 1uswedaq esaiy 150D Jo A1) 9yl Aq mainaa 01 193[gns ‘110daJ USTILIM |BUIJ B Ul PSZIJBWUWINS SE JUBYNSUOD

|e21uy291098 9y} JO SUO1EpU3WIWOIAI Y] pue ‘suoiie|ndas ujpeud |edo| a1eldosdde ‘Buipeld jo swil ayi 1e sjqedidde apo) Buipjing
BIUI0J11ED BY1 JO SHUSWIINDAI Yl ylim adueplodde ul pawsosad 3q ||eys uoioniisuod pue ‘Suipesd ‘udisag SUOIIIPUOl I|GeISUN ISNED 0}
SJ10S 9}I1SUO JO |eljualod 9y) 3onpaJ 03 JapJo ul Suipesd jeipawad Jo) suollepus W03 Suijielap alls 19afoud syl jo uonediisaaul [eduyd91098
e yum Alajes 3uip|ing jo juauniedaq esay 150D jo A1) syl apinoud jeys juedlddy 1afoud ayi ‘siiwisd Buipels jo aduenss| sy} 0) 1014

C'E0E’S
pue z'€0€'G UOI123s 8po) spiepueils Sulp|ing uasio eluiol|ed €107 Yum Aldwod ||eys Suolippe pue UOIIRIS1|e JO SEaUyY "BSIIA B1SOD JO Al
3yl Aq papuswie se ‘9po) spJepueis Suipjing eluioytje] ay3 Se UMouy| Os[e suolle|nday Jo apo)) elulojl|e) pue ‘(aduenssi yuiad Jo [eINwgns

ue)d jo swn ay) e 9po) A3Isu3 ejulojie] ‘spiepuels Sulp|ing usauo elLIoyIED ‘9P0D) Suiquin|d BIUIOJIIED ‘DPOD) [EIIUBYIBIA RIUIOH(ED
‘apo) |ed314199]3 eluJO4I|ED ‘BPO)) [B1IUIPISAY EBIUI0jIie) ‘9p0) Bulp|ing eiuloye) paldope ajqedrdde syl Jo) apo) AS1aug eulollie) €107
3y} pue ‘ap0) spJepuels Sulpjing Usal9 eluiojie) £T0Z 3p0D Buiquinid eluIo)ie) £TOZ ‘DPO) [IIUBYIS BIUIOHIED ETOZ ‘OPOD [8214199(3
BluI0j}jeD £T0Z SPOD [eNUIPISAY elUIOyIe) ETOZ 9POD SUIP|INg BIUIOJIE) ETOZ SY1 JO SIUBWAIINDAI 3Y) yum Ajdwod [jeys juednddy ay)

€9V IS

¢-9°'v IS

T-9'v OS

sjios pue A3ojoan

'S|eIING UBDIISWY SAIIEN YlIM

P31BID0SSE SWI3Y pUE SUIBWSI UBWINY JO SISA[EUR SAIIINIISIPUOU PUE [BAOWISI DIIUSIDS PUSWIWOIAS ABW GTIAI 9YL “IHVYN ay3 Aq uonesynou
Jo sinoy $z ulynm uondadsul sy 919jdwod jleys G YL “AIBA0DSIP 9Y1 JO XIS BY) 193dsUl Aewr QTIAI 9Y3 ‘DAIRIUSSId3I pazoyine Jay/sty
10 J3umopuej aya Jo uoissiuiad Yyl yuM “(d1IA) Juepuadsaq Aj9XI 1SON B AJIIOU pUB SUIWIBISP [|IM YdIYm (DJHVN) UOISSILIWO)) 3Te1113H
UBJLIBWY AN BY) AJI0U [|IM JBUO0I0D 3Y) “I10)SIY3.d 3G 01 PIUIWISIBP BB SUIRWSI BY] J| "A[S1BIPSWWI PUlf BY] JO PayOU 3q IsNL
18u0J0) Auno) 8YL "86°£60S UONIIS 9PO) S3IIN0SY I1jGNd 01 Juensind uoflsodstp pue uISLIO JO UOITBUIWISISP B SPeW Sey JaUoI0) AJunod
9Y3 [IUN INJJ0 |[BYS SOUBQGINISIP JBYLINY OU 1eY} SIILIS §'0S0/ UOIISS 9po) A19jeS puUE YljeaH 31elS ‘PaIslunodus 3Je SUlBWal uewny J|

"S3NIAIIE UOIeARDXS Bulwnsal 03 Jolid A1) ay1 Aq [erosdde pue malaal ay) 1oy (dIATYd) veld uonediw 1oedw) s331n0sal jes130]ojuoajed
e dojanap ‘AJessadau Ji ‘pue aduedyIudis 10} puly a1 ssasse o3 15130j03uoajed payienb e ywiad 01 padalIpal Jo paley Ajuesodws)
9q |[BYS S3IHAIDE UOIIONIISUOD |je ‘suolielado uonanusuoed pue 3ulpe.d 3ulnp palalunodus 3.e s3dINosas |e3180joucajed 1BY] 1USAS BY] U]

€5V IS

-S'v IS

R



*3p0)) A19JeS pUR Yl|eaH eluJojijed ayl jo

uoisiaouad 3jqedijdde syl yum asueplodde ul jo pasodsip pue padeuew 3q ||BYS S31SEM J3Yl0 PuUe SLgap paleujweluod-pes] ‘pes| 01 pasodxa
s1ayiom Aq ad11oeid upjiom pood pue ‘uoidalold Alojesidsal ‘Bulioliuow arnsodxs ‘sywi| 91nsodxa Joj sapIAoId YdIym ‘T'ZEGT UONIDS
‘suonendsy Jo spo)) eluiojljed ayl Jo § 1L Jo syuswannbas syl yum Ajldwod jjeys siaxiom ‘uoneaedxs pue ‘3uipesd ‘uojowsp 3uung

‘apo) A19)es pue y3jeaH elutojijed) ayi jo uoisiaoud

s|qedljdde 3yl yum souepaode ul Jo pasodsip pue paseuew 9q ||eys S31SEM JSY10 PUE S|IgDP PA1BUIWBIUO0I-S01SIQSY "S01Sagse 0] pasodxa
sia10m Aqg sasioead 3upjiom pood pue ‘uoi1331o.d Alojelidsal ‘Buoyuow aunsodxa ‘sywy a1nsodxa 104 sapiaoad YIIYm ‘67 ST UONIS
‘suolle|nday Jo spo) BlUJO}IIED) BY) JO § 3311 O SlusW3Anbau syl yum Ajdwod jjeys siaxJom ‘uoiieaedxa pue ‘Suipesd ‘uoiyjowsp 8uung

S9I1IAIIDR JUBWS1ege 3Y1 JO 3AI1Da{qo pue adods ayr suyap Aesd 01 1apIo Ul ‘|euoissaoid [BIUSWIUOIIAUL

paulienb ay1 Aq padojaaap aq |jeys uoneosydads 1uswaleqe S|eLalew SNOpIeZeyY pue So1sagse uy ‘juawiredaq a4 eSSl e150)

SY1 Y1IM UOIIBYNSUOD) U} [eUOISSD401d [RIUSLIUOIIAUG Pallenb e AQ pa1onpuod 2q |jeys sjesiew uipping SuisIxa 3yl YUm palenosse sjersslew
snopaezey pue ‘syuied paseq pes| ‘s|elalew Buip|ing 3ujule1U0d SO1S3QSE O JUSWI1ege JO/PUR [BAOLISI ‘SSIHAIIIE UOII|OWSP 01 10td

€-8'v IS

8IS

T-8'v JS

S|eld)e A SnopJezey pue spiezey

“Hwiad |eJ9USD UOIIINIISUOD 3UY AQ PaIIBJIP S dddMS 3YL AJIpoW pue dddMS au3 uawsa|dwi [jeys juedddy

18foud 8y “Buipesd saye pue Suunp asueusUEW JIAIG 9Y3 pue uoneluawa|dwi dddMS SY1 Joj 3jqisuodsal sanJed UIISIT e

SdINg s,109foud ayy Joj weiBoid aoueudlutew ayr uieidxy e

109loud ayi 10} SHING UoNINASUOD-150d 8qIIISag e
!sadJeydsip 191em wuo3ls-uou uj suenjjod

[enualod pue ‘sjuein|jod JUSWIP3S-UOU “UOISOIS PUE JUSWIPIS JO [01IU0D 0} pale|al 193foid ay) Joy pauueld sqNg SY1|Ie1sp uIssnasig e
:BUIMOJ|0} BY3 WNWIUIW € 18 3PNJIUI [|IM PUE 1WIDd [EIBUID UOIINIISUOD 3Y] YUM saydwod 184l dddMS e auedasd

lleys wedyidde ay) ‘sywiad Buipes3d Jo aouenssi 8yl 01 Jold {(dddMS) UB|d UONUBASIJ UCIIN||Od JOIBM WIO0IS 9Seyd UoI1dNIISUO) e
‘PaJl} us3q Sey |[ON 3y 1eyi Suijels Asusse Joyaia woly JS113| B Jo
‘(ao0Mmy) preog [onuo) AyjenD 191ep [BUOISAY JO 9IUMS 34l Ag padwe)s [ON 3Y1 Jo Ad0D e J0 15ISU0D ||BYS S2UPIAS YINS “(GIYMS)
pJeog |0.11U0) S32IN0SAY JI1BM WLI0IS Y1 YUIM P3[lj Usdg sey |[ON U 1eyl 33uspias yum 1aauidu3 A1) ayi apiaoud jjeys quedydde

109(0ud ays ‘sywuad Buipesd asaad 1o Aseuiunaid Jo ssuenss) 9y31 03 Jolid :udisaq (ION) JUS1U] JO BI1ION HWI [BIBUID) UONINIISUOD) e

1SMOJ|0} Se ‘SJuswalinbals S3AdN 3yl yum Aldwod jjeys 138foud ay)

v-9'v IS

"’ZSK’



‘Aem-10-1y31 21jqnd ay1 UIYIIMm 3q 10U ||BYS SJINIG 3Y1 JO UOHIEIOT @

‘01 paJaype a.e 133load ay3 jo saseyd parosdull [je 104 saanseaw Ajljenb Jaiem Bunsixs ayl 1eyl aunsua
lleys ue|d ayl ‘wesdoid s3adN paidope ayi jo syuswalinbal ayy Ajsines 01 papasu se palepdn pue paujejuiew aq ||eys JWOMY e

U0NINIISUOI ULINP SMOJJ DIUBSINU 0} PUB SMO|}
uonesado 3upa1emap ||e Jo |esodsip pue Juswieas) apnpul jeys dddMS 9YL poa1ajdwod si 1pafoad syl J0) JJOM UOIIDNIISUOD ||e {Iun

Jounu painjjod aleujwi|s 01 siuswainbai A1) J3y10 pue (sdINg) S9o110eld 1udwadeueln 1s9g Asessadou |je 91elsodiodu) leys uejd syl e

“uawdojansp
Jo aseyd yoes jo syuawannbai syl AJsies 01 UOIIINIISUOD JO 954N02 3Y1 SulINp papaau se palepdn pue paJedald 8q [|BYS dddMS3YL o

‘leanosdde pue maIA3J 10§ SIDNALDS
21|gnd o 1uswiedsq syl 01 paniwgns 3q ||BYS Yd1ym 193ui3ul [pIUSWUOIIAUT JO J33UIBuT IAID pasuadi] e Aq pasedaud ‘syuswaainbal
(S3QdN) waisAs uonjeuiwi|3 881eYdSIQ UOIIN||O4 |BUOHEN 1US14ND 3y 01 BUIWIOJU0D (dINDM) ueld 1uswadeury Aljent) Ja1eM pue (dddMS) .
ue|d UOJIUSABId UOIIN[|Od 191BMWUIOIS ‘UB|d ulelg wuo)ls e asedaid jjeys 108(osd pasodoid ayl ‘dINVA £00Z a4 Yyum A|[dwod 01 Japlo uj 1-6'v DS %
"9A0QE H-9°p UOILPUO)) piepuels 0} Jajoy 2
)
[
Aujenp J91epn pue A3oj0ipAH
"3|qedijdde §1 uolieipawsal SuIpNUL ‘SUOKIJR 9A11091100 pasinbal uswadw) e
‘uonsanb uj (s)ease Y1 2INIAS .
uawnedaq o114 BSSIA BISOD pue J93uiSug ALD Y1 ALIION e

‘eaJe ay1 wo.y dlignd Y3 pue SIaNIOM FUIAOWBI “JUBUIWEILOD P31DadSNS Y3 JO AHUIIA 3yl Ul yiom dols Ajpjeipawiwl) e

‘|lrYS 1010B1UO0D 3Y} ‘S|ELIDIEW IO SIISEM SNOPIBZRY SAJOAUI 0] PIASIISQ I JBY) JO1DBIIU0D Y] AQ UOIIINIISUOD
3ulInp paIaAodsIp aue sjeldlew 193dsNs Jo umouun §i “Buipess s1is SuLinp palaNpuod aq [jeYs [10s 01 19edW JO seale 1oy suoradsul [ensiA S-8'v IS

(T18) M1V 810 YuM paleuIPIosD Bq [JBYS SSINAIDE [|€ ‘UOIIBACUSI 10 ‘UONI[OWSP ‘SUoNESIISIAUI 0] J0Ld -8'% IS



oL

‘syuednaoo ay3 jo Aluofew e Aq uayods a8en3ue|
J3y10 Aue se j[om se ‘ysiueds pue yst|8u3 yioqg ul palunid aq |jeys ad1jou ay| -Auadoud syl Inoy3noayy suoiiedo] snondidsuod uj parsod
pue 1un pardnido yoes 01 palaAldp aq jieys adijou siyl “Auadoud ayr a1edea 01 adnoU USIIM SAep 9 1ses) 1e papiaoid aq [jim syuedninQ

‘saunbul ul-Yjem Yylim 1SISSE 01 SWeLDWIY Pa110ads B J0j 91IS-UO 3|(e|IBAR 3 [{IM JUB)NSUOI UOIIEIO0|D)

9U1 Ydiym BulInp “1sIA 811s-uo (T) 15e3] 1. Jo (s)a1ep sy1 apiaoud [jeys pue ‘JUelnsuod UoI1eJ0|3J 3y} JOj UOIIBWIO)U| JIRIUOD PUR SWEU Y}
ureuood [jeys adnou ayy -Auadoud syl 1noysnouyi suotiedo] snondidsuod ul paisod pue un paldnido Yyoea 01 PatsAl|ap aq [|eys YIYm ‘3I1A135
Iyl jo Anjigejieae aya Jo (siuednado ayi Jo Allofew e Ag uayods a8en8ue| Jsyio Aue se jjam se ‘ysiueds pue ysi8u3 yioq ui pajund) asnou
US11LIM B 3AI9031 |jeys sjuednddo Funsixl “syuednado SuisIXe 01 S3JIAISS UOIIEIO0[S) J3JJ0 01 JURHNSUOD UONRIO[RS B a1y |jim juedydde ayy

SDIINIBS J1jqnd

T-€ET'v IS

SuisnoH pue uonejndod

‘shepljoy |eJapay Jo sAepuns uo swi Aue je paijiwiad aq jou jjeys
pue ‘sAepinies uo ‘w'd 00:9 Pue "W'e 00:6 JO SINOY 3Y} UIBMISQ 01 ‘sAepui4 ySnouyl skepuopy uo wd 00:/ pue we Qp:/ JO SINOY 3yl u3ami1aq
01 paniwi| 34 [jeys ‘@sodind Aue JoJ 31IS UOIIONIISUOD BY) WO pue o1 Sulwod J1JeJ1 3IN41 BUIpnjoul ‘S9ITIAIDE UOIIONIISUDD Sunesauss-asioN

"Apmis A3ojoupAy e pue ‘ued jonuod uoisosa ue ‘suejd Suipess nwigns jjeys 1wedyddy 103foud sy

"SluBWRINbal 6T-90 "ON JdUeUIPIO 38euleIg BSIN BISOD JO AN By ||yiny [eys 193foad 3y ‘sueld Jo [eacidde o3 Jold

199} 00€ 40 s’joyuew usamiag Suieds wnwiuiw e 3uipnpaul jenuelp adeurelq |07 Auno) aSueiQ syl YlIm duepiodde
Ul pue sjuawiaJinbal essiAl 1507 J0 ANID AQ SBYIUI HE JO WINWIUIW B 3q 0) Aem-jo-1y3u ongnd ayl ul suiesp wlols e udisag e
"uo1199104d 1UBAS WI0)S 1BIA-GZ Jof U9auIBug A1) ay) Aq panoidde ‘Sanoey UIRIp WIOIS [je udisaq e
433u18u3 Aud ay1 Aq panosdde ‘Apnis ASojolpAH pajielap e pasedssd e

‘lleys wedyddy ayy ‘Nwiad Suipess Aue jo aduenssi syj o1 Jolg

T-ZT'v 23S
3SION
v-6'v JS

€6’V IS

-6’7 IS

U



L

"s3uip|ing 01 Anwixoud ulyum paleusissp aq |jeys seale Suiyled 32IYaA Aduadiswy e
‘'sjuawsalinbal uidesspue e
‘s91puaze asuodsas A>uadiaws Joy sisrdodypy a31jod woly Juasedde
Allpeal aq jjeys uonesynuapi uip|ing doyoos pue 193115 3y} wouy yuasedde Ajipeal aq [jeys sisquinu ssaippe Suipjing palinbay e
'sjo| Bupjted pue sease uado ul papiroid aq jeys Sunydn e

:3uimojjoy

941 01 paniwy 10U 1nq Buipnjpur Quswiedaq 921|0d 9Y1 AG PIPUSWILIOIBI 3. JBY] SIINSEaW ANINISS UO SNJ0j SaInseaw 3say| "SuonIpuod
ajesun pioae pue Ayajes asealdur 01 udisap Buip|ing ayi ojul pajelodiodu) ase syuawa.inbal udisap jeyl Buunsua jo asodind ay) Joy sueid
[Ie M31A31 [leys uswiedaq 92110d eS3IA 150D 3Y) ‘lerosdde pue MaIAal 104 BSDIA B1SOY) JO A 3y) 01 paniwigns aJe suejd uipjing |euly sy
"Y319Y S3YIUI 9 WNWIUIW YUM S3dUapIsas pasodoud Jof adeudis suswnu [enpialpul apiaoad jleys 133foid ay|

‘wdsAs wuee 341 e apinoud jjeys 19afoid sy

"dAIsuadxa ss3| 218 pue s3.1y Jo sadA} | 104 3jqeUNs e siaysInFuixe 3531 se Q0T ‘v paies adAy e Jo aq Aew siaysindupxy
'SESJE || WOU) SoUeISIp [9ARI] JO 193] G/ UIYNM PR1eI0] 34 0} YZ JO Sunes Wnwiuiw e yym s19ysin3unixs 2414 spinoud jjeys 1afoid ay)

'9P0J 3114 WIOJIUM BY1 JO UORIPI £00T BYL YIM 3DUBPIOIIE Ul P3||RISUI 3 01 SI01IDIIP YOS panoidde apinoud jjeys 1sfosd sy
"sjuespAy a1y pa.ainbal jje 01 UoIINIISUOI INOYSNOIY) 9|qeIIIAIDS pautejurew pue papiroid aq |jeys ssadde 1ejnatyap

Juswledaq
8Jl4 BSBN B150D Jo AND ay1 Ag pasinbau smoyy any Joy Aydedes juaidiyyns apinoid jjeys 1sfouid 3Y1 JO 1uUaWdolaA3p 1oy ueld Jai1sew jeuly sy

(2)1z0ey
PUe (T)T°Z0EY $3|qel J¥D }oeqas I € ay) puoAaq sayour g1 Jo wnwixew e 1rafoid Aew Asy] -auyf Ausadoud ay1 wouy esse yeqyas s
3y 01ul 13(oud Asy1 y1 Jelslew 3|qIISNGWIOIUOU JO 10 J3quiy AAeaY ‘U01IINNISUGD BAIISISSI B.1) INOY-3UO 99 |leys ‘saaea 3uipnpul ‘suoidafoig

'9p0J 9114 EluIOfI|E] PUR 9pO) BUIp(INg BIUIOIE) 3Y) YlIM 3oueldWw0d SSasse 0] Saunjesy
uB1sap 133foud s sadojansp ay) anoidde PUE M3IA3] |leys Juswiedaq 3414 eSS BISOD 0 A1) 3y ‘JIWdg 3uipjing e Jo 3duenss| ay) 0] Jold

6-v1' OS

8-v1'v IS

LYT'v IS

9-vi'v IS

S-¥1°'t OS

v-vi°v IS

€vT'v IS

TPy 3OS

T-vT°v DS

=24~



¢l

‘Hwuad 3uipjing e jo aduenssi 0] Joud
‘siuswiaAoudiul pue S31pnls PaPUIWILIOI3I B LM Ajdwod 01 1LISIQ AJelues esaip e1S0D ay) Yum 91euiplood 01 paJinbai aq |jim Juedyddy

"pases|as Bulaq AxuednidQ jo aredyia) oy Joud 3J0-u3is |euy aBuelse 01 1IISIg AlelUES BSIA £150J 33 15e1U03 01 paJinbai s) Juedijddy ay |

"93Y3 uejd o parnwgns sueyd ayy
J0 Lied se uoisiaig uipping syl o} jeaosdde s JaausBu3 1LISIg 91 s193W 1ey) syuswanolduwl samas Buimoys ueid e Jwigns fjeys edyddy sy

'19M3s Jo uone|jeisul 01 Jolid pasinbal aie ywiad 19mas pue ‘saa) uonadsu ‘994 sa4nIxX1y ‘s99J 1911SIg UolIelueS AJuno)

"191181g
Aseylues esspy e150) ay3 Jo jeaosdde ay) Sunssw ‘asuadxs UMo siy 1e “p29fo.ud ay1 3AIIS 01 SIOMIS 1OMIISUOD 0] palinbal 9q ||m juediddy

S-LT'¥ IS

v-LT'V DS

E-LT'V IS

<¢-LT°P IS

T-LT'V DS

Swa3IsAS 92IA19S pue saIl|IN

"ANuIA 1S ay) ur skempeou diqnd Jayio PUE pJeAS|nog JogJeH 1oedwil JOU [|IM D1jJEJ1 UOIIINIISUOD 18Y] SINSUI
01 J33u13u3 diyyes Aud ay1 Ag panoidde pue pasedaid aq [IBYS Ue|d UONEINILD pUE SS300Y UOIINIISUOD B ‘UOIIINIISUOD JO 1IRIS DY) O} JOLIg

"(o4e43 |eUOIZRI Buipnp W) s1aedW) 31yjen) paresauss-elord
a1edinw 01 weuSoud a8y 1pedw JJel] S BSIIA B1SO) YUM 3IUBPIOIIE U S33) JO JuswAed 3yl Joj 3|qisuodsal aq |[eys juedyddy 19afoud ayl

¢-9T°% IS

T-9T'¥ OS

oiyjes) pue uoneypodsues |

“Judwido|aAsp [er3uBpISaL Joj saay 19edw jooyds ajgedydde Aed lleys 13dojanaa ays ‘suwad Buipjing jo ssuenss| 03 Jolg

"Aue Ji ‘sa01nJ8s uoi33104d 335j0d UO Spuewsp |euonippe o1 1oedw areuojiodoid
s, 93foud ay) 1e811w 01 1ays Ul 93y sjeudosdde ay1 Aed uay [jeys juedydde ay) ‘Sjuswalinbal |e3o| Ajsies 0] sainyesy usisap
103(01d s,19dojanap ay3 anoidde pue manai lleys Juswiedaq adl1jod essin €150 40 A1) ay) ‘UwIdg Supjing e jo souenssiay) 01 J01ld e

oT-¥T°'v JS

_%ZJ



