PLANNING COMMISSION
AGENDA REPORT yxy

MEETING DATE: JUNE 28, 2004 ITEMNUMBER:

SUBJECT: PLANNING APPLICATION PA-04-20/PARCEL MAP PM-04-173
120 AND 122 MONTE VISTA AVENUE

DATE: JUNE 17, 2004

FOR FURTHER INFORMATION CONTACT: WILLA BOUWENS-KILLEEN, SENIOR PLANNER
(714) 754-5153

DESCRIPTION

The applicant proposes a parcel map to subdivide an existing property into two
parcels. Variances from both minimum lot width and lot area requirements are needed
to facilitate the subdivision. The new property line will divide the driveway, so a
minor conditional use permit is also requested to allow the driveway to be shared
between the two new properties.

APPLICANT
The property owner, Kerry Smith, is processing the application.

RECOMMENDATION

Approve by adoption of Planning Commission resolution, subject to conditions.

WILLA BOUWENS-KILLEEN PERRY L. ALANTINE
Senior Planner Asst. Development Services Director




PLANNING APPLICATION SUMMARY

Location:

120 & 122 Monte Vista Ave.

Request:

Application:

PA-04-20/PMN-04-173

Variance from minimum lot width and areas requirements and a minor

conditional use permit for shared access in conjunction with a parcel map to

subdivide an existing lot into two.

SUBJECT PROPERTY:

Zone: R2-MD

SURROUNDING PROPERTY:

North;

R3, townhomes

General Plan:

Medium Density Residential

South:

{Across Monte Vista} C1, misc. cornmercial

Lot Dimensions:

89 ft. by 102 fi.

East:

Lot Area:

9,078 sq. ft.

R2-MD, apartments

West:

Existing Development:

R3, townhomes

Two detached residences under construction

DEVELOPMENT STANDARD COMPARISON

Development Standard

Code Requirement

Proposed/Provided

Lot Size: Existing lot Froposed lots
Lot Width 100 ft, 89 ft. 445 ft.
Lot Area 12,000 sf 9,078 sf’ 4,539 sf

Density:

Zone/General Plan | 1 du: 3,630 sf l 1 du: 4,539 sf

Building Coverage: 120 122
Buildings 32% (1,443 sf) 32% {1,443 sf)
Paving 27% (1,235 sf) 27% {1.235 sf)
Cpen Space 40% (1,816 sf) 41% (1,861 sf) 41% (1,881 sf)

TOTAL 100% {4,539 sf) 100% {4,539 sf)

Private open space?

17 ft by 26 ft/447 sf

17 ft by 26 ft/447 sf

Building Height:

2 stories/27 ft.

2 stories/27 ft.

Ratio of 2™ floor to 1% floor®

80% x 1,443 sf = 1,154 sf

89% (1,288 sf)

Setback
Front 20 ft. 27 ft. 27 ft,
Side {left/right) - 1* floor 5 ft./5 ft. 5 ft./21 ft. 21 /5 ft.
2™ floor® | 10 ft. avg./10 ft. avg. | 5.6 ft. avg/12.7 ft. avg | 12.7 ft. avy/5.6 ft. avg
Rear 20 ft. 20 ft. 201,
Parking (for each unit):
Covered 2 3
Open 2 1
TOTAL 4 4
Drivaway Width: 16 ft. 16 ft.*
Driveway landscaping b ft. both sides of 5 ft. both sides of driveway
driveway

" Legai, non-conforming.

% Informational only; not a requirement or residential design guideline.
% Residential design guideline not a Code requirement.
* Minor conditional use permit requested to allow the driveway to be shared between the two lots.

CEQA Status

Exempt, Class 15

Final Action

Planning Commission




APPL. PA-04-20/PM-04-173

BACKGROUND

On November 20, 2003, the Zoning Administrator approved Minor Design Review ZA-
03-95 for two, detached, two-story residences on the subject property. The applicant
has started constructing the units and now seeks to sell the units independent of one
another. This cannot be accomplished by conversion to a common interest
development because the Zoning Code requires a minimum of three units for a
common interest development. Consequently, the applicant’s only alternative is to
request variances from minimum lot width and area requirements to Tfacilitate a
subdivision. Additionally, since the proposed property line will divide the driveway, and
inadequate space exists to provide the minimum required driveway width on each lot, a
minor conditional use permit is requested to allow the driveway to be shared between
the two properties.

ANALYSIS
Variances

To help facilitate quality development on infill lots, the Zoning Code requires a
minimum 100-foot lot width and 12,000 square-foot lot area for multiple-family zoned
lots. The lot’s width and area are already nonconforming {89 feet wide and 9,078 sq.
ft. in area) so approval of the proposed subdivision will increase the lot’s
nonconformity. However, because the Zoning Code requires a minimum of 3,630 sq.
ft. of lot arga per unit in the R2-MD zone, no more than two units could be constructed
on the existing lot and, if the parcel map is approved, no more than one unit could be
constructed on each of the two lots. (The project under construction is at a density of
one unit per 4,539 sq. ft.} Therefore, approval of the subdivision will not allow a
density inconsistent with the General Plan and zoning designations of the property.

Each lot will have 17 foot by 26 foot private yards (447 sq. ft. each), required parking
will be provided, and each lot will slightly exceed the amount of open space required
by code {40% required; 41% proposed). Compliance with the City’s residential design
guidelines has already been established as part of Minor Design Review ZA-03-85. (A
copy of the Zoning Administrator's letter is attached for reference.) Since the site
abuts a residential common interest project to the north and west, approval would be
compatible with abutting development.

The project’s configuration lends itself to the subdivision, with the resulting parcels
having a rectangular shape and direct frontage on the public street, elements common
to freestanding parcels throughout the City. The parcel cannot be enlarged by
combination with adjoining properties because the properties are already developed and
are not ready to be redeveloped. The two units are under construction and will be
completed as approved; consequently, the outcome of the application will not affect
the physical development, but will determine whether they will be ownership or rental
units. Approval of the variances will allow for additional homeownership opportunities,
consistent with objective LU-1A.4 of the City’s General Plan.
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APPL. PA-04-20/PM-04-173

Minor Conditional Use Permit

The actual 16-foot wide driveway between the two units will remain unchanged.
However, with the subdivision, only 8 feet of the required 186-foot width will be
provided on each lot. Approval of the minor conditional use permit and the subsequent
establishment of a shared access easement between the two properties will allow
residents to share the driveway, reducing the amount of paved area that needs to be
provided on the lots and ensuring that the required access remains in perpetuity.

To help ensure a more durable and lasting driveway, staff has included a recommended
condition of approval requiring that the driveway, and for consistency, open parking
spaces be paved in concrete, as shown on the plan.

Parcel Map

With approval of the proposed variances and minor conditional use permit, the parcel
map is consistent with code requirements. Approval of the map will not cause the site
to exceed the maximum density permitted by the General Plan and zoning designa-
tions, nor allow construction of a greater number of units on one or both of the parcels
in the future, assuming the General Plan and zoning densities remain unchanged.

ALTERNATIVES

The Planning Commission has the following alternatives:

1. Approve the entire request; or
2. Deny the entire request.

Partial denial would be impractical because, unless both variances and the minor
conditional use permit are approved, the parcel map cannot be approved, and the units
cannot be sold independent of one another.

ENVIRONMENTAL DETERMINATION

The project is exempt from the provisions of the California Environmental Quality Act.

CONCLUSION

Approval of the applicant’s requests will allow additional homeownership oppoitunities.
The resulting parcels will have a rectangular shape and direct frontage on the public
street, elements common to freestanding parcels throughout the City. The number of
units cannot be increased even with approval of the subdivision, and the project will be
compatible with the residential common interest development it abuts to the north and
east. Because adjoining parcels are already developed, there is no opportunity to
enlarge this property by combination with adjoining properties. The outcome of this

W,



APPL. PA-04-20/PM-04-173

application will not affect the physical development of the lot, but will determine
whether the two units will be ownership or rental units. The development, even after
the subdivision is developed, satisfies the City’s residential development stardards and
residential design guidelines. Approval of the minor conditional use permit will allow
the access to be shared between the two properties, decreasing the amount of paving
and a number of curb cuts that might otherwise be required.

Attachments: Draft Planning Commission Resolution
Exhibit “A” - Draft Findings
Exhibit “B” - Draft Conditions of Approval
Applicant’s Project Description and Justification
Minor Design Review ZA-03-95
Location Map
Plans

Distribution: Deputy City Mgr. - Dev. Svcs. Director
Assistant City Attorney
Assistant City Engineer
Fire Protection Analyst
Staff (4)
File (2)

Kerry Smith
2728 17" Street
Huntington Beach, CA 92648



RESOLUTION NO. PC-04-

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF COSTA MESA APPROVING PLANNING APPLICATION
PA-04-02 AND PARCEL MAP PM-04-173

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

WHEREAS, an application was filed by Kerry Smith with respect to the real
property located at 120 and 122 Monte Vista Avenus, reqguesting approval to
subdivide an existing lot into two with variances from minimum lot width and area
requirements and a minor conditional use permit for shared access in the R2-MD zone;
and

WHEREAS, a duly noticed public hearing was held by the Planning Commission
on June 28, 2004.

BE IT RESOLVED that, based on the evidence in the record and the findings
contained in Exhibit “A”, and subject to the conditions contained in Exhibit “B”, the
Planning Commission hereby APPROVES Planning Application PA-04-20 and Parcel
Map PM-04-173 with respect to the property described above.

BE IT FURTHER RESOLVED that the Costa Mesa Planning Commission does
hereby find and determine that adoption of this Resolution is expressly predicated upon
the activity as described in the Staff Report for Planning Application PA-04-20 and
Parcel Map PM-04-173 and upon applicant’s compliance with each and all of the
conditions contained in Exhibit “B”. Any approval granted by this resolution shall be
subject to review, modification or revocation if there is a material change that occurs
in the operation, or if the applicant fails to comply with any of the conditions of

approval.

PASSED AND ADOPTED this 28" day of June, 2004.

Chair, Costa Mesa
Planning Commission

¢



STATE OF CALIFORNIA)
Jss
COUNTY OF ORANGE )

|, Perry L. Valantine, 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 June 28, 2004, by
the following votes:
AYES: COMMISSIONERS
NOES: COMMISSIONERS
ABSENT: COMMISSIONERS

ABSTAIN: COMMISSIONERS

Secretary, Costa Mesa
Planning Commission
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EXHIBIT "A”

FINDINGS

The information presented substantially complies with section 13-29(gi(1) of the
Costa Mesa Municipal Code in that special circumstances applicable to the property
exist to justify granting of the variances from minimum lot width and area
requirements. Strict application of the zoning ordinance would deprive the property
owner of privileges enjoyed by owners of other property in the vicinity under
identical zoning classification. Specifically, approval of the applicant’s requests will
allow additional homeownership opportunities. The resulting parcels will have a
rectangular shape and direct frontage on the public street, elements common to
freestanding parcels throughout the City. The number of units cannot be increased
even with the approval of the subdivision. Approval of the subdivision will be
compatible with the residential common interest development existing to the north
and west. The development, even after subdivision, satisfies the City’s residential
development standards and residential design guidelines. Because the adjoining
parcels are already developed, there is no opportunity to enlarge this property by
combination with adjoining properties. This outcome of this application will not
affect the physical development of the lot but will determine whether the two units
will be ownership or rental units. Granting the variance will not allow a use,
density, or intensity, which is not in accordance with the general plan designation
for the property.

The information presented substantially complies with Costa Mesa Municipal Code
section 13-29(g)(2) in that the proposed shared access is substantially compatible
with developments in the same general area. Granting the minor conditional use
permit will not be detrimental to the health, safety and general welfare of the public
or other properties or improvements within the immediate vicinity. Granting the
minor conditional use permit will not allow a use, density or intensity which is not in
accordance with the general plan designation for the property. Specifically, approval
of the minor conditional use permit will allow a smaller amount of paving and
number of curb cuts without sacrificing on-site circulation.

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

a. The proposed development and use is compatible and harmonious with uses
both on-site as well as those on surrounding properties.

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

c. The project is consistent with the General Plan.

d. The planning application is for a project-specific case and does not establish
a precedent for future development.

e. The cumulative effects of all planning applications have been considered.

1



APPL, PA-04-20/PM-04-173

The project has been reviewed for compliance with the California Environmental
Quality Act (CEQA), the CEQA Guidelines, and the City environmental procedures,
and has been found to be exempt from CEQA.

The creation of the subdivision and related improvements is consistent with the
General Plan and Zoning code.

The proposed use of the subdivision is compatible with the General Plan.

The subject property is physically suitable to accommodate Parcel Map PM-04-173
in terms of type, design and density of development, and will not result in
substantial environmental damage nor public health problems, based on
compliance with the City’'s Zoning code and General Plan.

The design of the subdivision provides, to the extent feasible, for future passive or
natural heating and cooling opportunities in the subdivision, as required by
Government Code Section 66473.1.

The subdivision and development of the property will not unreasonably interfere
with the free and complete exercise of the public entity and/or public utility rights-
of-way and/or easements within the tract.

The discharge of sewage from this subdivision into the public sewer system will
not violate the requirements of the California Regional Water Quality Control Board
pursuant to Division 7 {commencing with Section 13000 of the Water Code).



APPL. PA-04-20/PM-04-173

EXHIBIT “B”

CONDITIONS OF APPROVAL

Ping. 1. The applicant is reminded that all conditions of approval of Minor Design
Review ZA-03-95 still apply.
2. The driveway and open parking spaces shall be paved in concrete.
3. To avoid an alley-like appearance, the driveway shall be developed without
a center swale. Design shall be approved by the Planning Division.



PLAN 'NG DIVISION - CITY OF COf ‘A MESA
DESCRIPTION/JUSTIFICATION

Application #:. 3 ~CH ~ 20/ 111 "M (72 Enyironmental Determination: [ Liavgad, decoo
Address: (20 4 122 MonITE VISTA Avealdus

1.

Fully describe your request: Fieid ¢ TenNTATIVeE PARceL MAP (2004- 1‘13) To
CRENTE A Two LoT PARCEL SPuT TFor A PREVvoUSLY AePRAOVE) 2 HoMe

PROTEET Fow. T PuRboss oF ALLowiING IRDINQYAL SALE OF ehch
Pena PATHeR TWAN sELnle Bom themes 7 A <L ENTITY Fok.
PERNTAL PokbPosms, ReduesTinme VARIANGE PoR StTpewT FRoNTALS AND
ONERAU. LeT S12E As ODBETARILED RELow, REQuesT, Ao YaNO R CoNDITiaAL

Usc PERMIT Pol epsTMmeNT FoR PuRPISE O0F MuTuAL ING-RESS [ CCRESS,
Justification :

A. For & Conditional Use Permit or Minor Conditional Use Permit; Describe how the propesed 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. M, ", . ' FoR hw ERSEMENT OVER THE
DRWNEBWAY For THE PUORYesc oF MOTUAL 1eRESS Anp & cress And
BRUOUT oF GARMGES ¢ Guest PARKING. ERBMENT wWill Nor REOVEE
NEWCULAR. RCCEss AREA MDD Wil HAVE no EFFEcr ol NEIGHRIPING
PROPERT(S . COMPATIBLE WiTH KNV ERSEMENT cppnTep T A NE 4R
FoR. Access To THEWR PRoPepTY,

B. For a Veriance or Administrative Adjustment: Describe the property’s special circumstances, including size, shape,
topography, location or surroundings that deprive the property of privileges enjoyed by other properties in the
vicinity under the identical zoning classification dus to strict application of the Zoning Cocle. VARIANCE FoR

MmO Lo W T (100! 28 Quieel | ga* BUSTING AND Miiwun Lot
Pesp (12,000 51-{"31-. REQupen ( 9,078 S?' Ft. EQST»JG) THERE AR& Vo NEIEHBoE
1NS LoTs To CoMBINE WiTH. AT 403955, F.our Lok, Tue loT size Is CRere
ToR The 3,030 9. P4 widmun REQueRb Fok A 3 Lot (on LoeeeR) Sug-
DWison, WouLDd ErcovRrAbE Homs CwHERSHIP oVER RenTAL V& i A

This project is: {check where appropriate) ;&fﬁiﬂm}:}é&”{&%ﬁa&%o ?(."(gﬁ"é\:“a.\%t AL | pESID®T)

— In aflood zone. ___In the Redevelopment Area.
— Subject to future street widening. —__ In a Specific Plan Area.

4. I have reviewed the HAZARDOUS WASTE AND SUBSTANCES SITES LIST published by the
office of Planning and Research and reproduced on the rear of this page and have
determined that the project:

X_ Is not included in the publication indicated above.
—__Isincluded in the publication indicated above.
Klﬁw&é s/ ./04

Signature Date

March ‘96 /{



CITY OF COSTA MESA

P.O BOX 1200 - 77 FAIR DRIVE + CALIFORNIA 92628-1200

DEVELOPMENT SERVICES DEPARTMENT

November 20, 2003

Kerry Smith

Harbinger Homes, Inc.

2728 17" Street

Huntington Beach, CA 92648

RE: MINOR DESIGN REVIEW ZA-03-95
120 MONTE VISTA, COSTA MESA

Dear Kerry:

The minor design review for the above-referenced property has been completed.
The application has been approved, based on the following project description and
findings, subject to the conditions set forth below:

PROJECT DESCRIPTION

The applicant proposes to construct two detached, two-story residences on the
site. Each unit will have an attached, 3-car garage; 2-guest parking spaces are also
proposed.

Exterior elevations are to consist of stucco with architectural articulation provided
by a variety of wall planes, window trim and shutters, and differing roof planes.
Privacy of adjoining neighbors will not be impacted because the windows wil either
be of obscure glass, placed a minimum of 5 feet above the floor, set back a
minimum of 25 feet from the closest residential neighbor, or overlook a driveway.

The proposed units have a second to first floor ratio of 89%; the residential
guidelines suggest a maximum ratioc of 80%. However, both units contain
cathedral ceilings over the living rooms where the roof extends to a height of 19
feet. The portion of the cathedral ceiling that exceeds a 15-foot height is
considered second story but since the living room roof is sloped, building mass is
lessened, consistent with the intent of the residential design guidelines.

J o2
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ZA-03-95
November 20, 2003
Page 2

The residential guidelines also call for an average 10-foot side setback for the
second-story portion of the construction; a 5.8-foot average side sethback is
proposed. Staff feels that any visual prominence this project may have is offset by
the location of the property in a multiple-family area containing similarly developed
projects and the amount of architectural articulation proposed for the elevations.
Therefore, the proposed project satisfies the intent of the residential design
guidelines.

FINDINGS

A The information presented substantially complies with Costa Mesa Municipal
Code Section 13-29(g)(14} in that the project complies with the City of Costa
Mesa Zoning Code and meets the purpose and intent of the Residential Design
Guidelines, which are intended to promote design excellence in new residential
construction, with consideration being given to compatibility with the
established residential community. This minor design review includes site
planning, preservation of overall open space, landscaping, appearance, mass
and scale of structures, location of windows, varied roof forms and roof plane
breaks, and any other applicable design features. Specifically, the building
mass is broken by a variety of roof and wall planes, as well as window
treatments. Privacy of adjoining neighbors will not be impacted because the
windows will either be of obscure glass, placed a minimum of § feet above
the floor, set back a minimum of 25 feet from the closest residential neighbor,
or overlook a driveway. Any visual prominence is offset by the location of this
project within a similarly developed and zoned area.

B. The project has been reviewed for compliance with the California
Environmental Quality Act {CEQA)}, the CEQA Guidelines, and the City
environmental procedures, and has been found to be exempt from CEQA.

C. The project is exempt from Chapter XM, Article 3, Transportation System
Management, of Title 13 of the Costa Mesa Municipal Code.

CONDITIONS OF APPROVAL

Ping. 1.  All garages shall be provided with automatic garage door openers.
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 an all floor plans in the working drawings.

3. Prior to issuance of building permits, applicant shall contact the US
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.
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4. The subject property's ultimate finished grade level may not be
filled/raised in excess of 30" above the finished grade of any abutting
property. If additional fill dirt is needed to provide acceptable onsite
stormwater 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 stormwater facilities,
subsurface drainage collection systems and/or sumps with mechanical
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.

5. Turnaround area shall be striped and marked for no parking.

6. The applicant shall contact Comcast (cable television) at 200 Paularino,
Costa Mesa, {888.255.5789) prior to issuance of building permits to
arrange for pre-wiring for future cable communication service.

7. The conditions of approval and ordinance or code provisions and special
district requirements of Minor Design Review ZA-03-95 shall be
blueprinted on the face of the site plan.

8. The applicant shall contact the Planning Division to arrange for an
inspection of the site prior to the release of utilities. This inspection is to
confirm that the conditions of approval and code requirements have been
satisfied.

Eng. 9. Maintain the public right-of-way in a “wet-down” condition to prevent
excessive dust and remove any spillage from the public right-ot-way by
sweeping or sprinkling.

CODE REQUIREMENTS

The follo wing 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.

2.  Approval of the zoning action is valid for one (1) year and wil expire
at the end of that period unless building permits are obtained and
construction commences or the applicant applies for and is granted an
extension of time. A written request for an extension of time must be
received by Planning staff prior to the expiration of the development
review/zoning action/ planning application.

3.  Development shali comply with all requirements of Section 13-38 of

i



ZA-03-95

November 20, 2003

Page 4

10.

11.

12.

13.

Title 13 of the Costa Mesa Municipal Code relating to dewvelopment
standards for multi-family residential projects.
Street addresses shall be displayed on the complex identification sign
or, if there is no complex identification sign, on the building fascia
adjacent to the main entrance or front door in a manner visible to the
public street. Street address numerals shall be a minimum 6" in
height with not less than %" 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 4" in
height with not less than %” stroke and shall contrast sharmply with
the background.
Minimum garage door widths shall be as follows:

- single-garage - 8’

- double-garage - 16’
All on-site utility services shall be installed underground or provisions
made for future undergrounding, if it is impractical at this time,
Installation of all 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 @ 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 equiprment and
duct work shall be screened from view in a manner approved by the
Planning Division. All roof-mounted equipment is prohibited. Any air
conditioning units shall be placed a minimum of 5 feet away from
any property line.
Four (4) sets of detailed landscape and irrigation plans shall be
required as part of the project plan check review and approval
process. Three (3) sets shall be provided to the representative water
agency and one (1} set shall be submitted to the Planning Division for
review. Plans shall be approved by the water agency with two {2)
approved sets forwarded by the applicant to the Planning Division for
final approval prior to issuance of building permits.
Two (2) sets of landscape and irrigation plans, approved by both the
water agency and the Planning Division, shall be attached to two of
the final building plan sets.
Landscape and irrigation plans shall meet the requirements set forth in
Costa Mesa Municipal Code Sections 13-101 through 13-108 a5 well
as irrigation requirements set forth by the water agency. Consuit with
the representative water agency Irvine Ranch Water District {949)
453-5300 for requirements.
Landscaping and irrigation shall be installed in accordance with the
approved plans prior to final inspection or occupancy clearance.
All landscaped areas shall be separated from paved vehicular areas by
8" high continuous Portland Cement Concrete curbing.
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Page 5
14.
Bldg. 15.
18,
Fire 17.
Parks 18.
Pkwys
Eng. 19.
20.
21.
22.

All property line walls or fences shall be repaired or reglaced as
necessary under the direction of the Planning Division.

Comply with the requirements of the California Code of Regulations,
Title 24, also known as the California Building Standards Code, as
amended by the City of Costa Mesa.

Prior to or concurrent with the submittal of plans for
grading/building/ plan check/submittal of final subdivision map for
engineering 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} 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
Storm Water Pollution Prevention Plan if over 1 acre {if over 5 acres
if submitted prior to March 10, 2003) and a Water Quality
Management Plan (WQMP) identifying and detailing the
implementation of the applicable Best Management Practices
{(BMPs).

Provide approved smoke detectors to be installed in accordance with
the 1997 Edition of the Uniform Fire Code.

Street trees in the front setback shall meet with the approval of the
parks and parkways division. Street trees shall be Pyrus calleryana
‘Aristocrat”, 15-gallon minimum size, spaced at 30’ on center.

At the time of development submit for approval an off-site 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 civit
engineer or architect. Construction access approval must be abtained
prior to building or engineering permits being issued by the City of
Costa Mesa. Pay offsite plan check fee to the Engineering Division.
An approved offsite plan and fee shall be required prior to
engineering/utility permits being issued by the City.

A site access permit and deposit of $500.00 for street sweeping will
be required by the Engineering Division prior to the start of any on- or
off-site work,

Haul routes must be approved by the Engineering Division, prior to
approval of the construction access permit.

Submit required cash deposit or surety bond to guarantee construction
of offsite street improvements at time of permit per Costa Mesa
Municipal Code Section 15-32, and as approved by City engineer.
Cash deposit or surety bond amount to be determined by the City
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23.

24,

25,

26.

27.

engineer.

Obtain a permit from the Engineering Division, at the time of
development and then construct P.C.C. residential sidewalk per City
of Costa Mesa standards as shown on the offsite plan, including four
{4} feet clear around obstructions in the sidewalk.

Obtain a permit from the Engineering Division at the tine of
development and then construct P.C.C. driveway approach per City of
Costa Mesa standards as shown on the offsite plan. Location and
dimensions are subject to the approval of the Transportatio n Services
Manager. A.D.A. compliance is required for all driveway approaches.
Obtain a permit from the 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 applicant’s expense.

Private on-site drainage facilities and parkway culverts or drains will
not be maintained by the City of Costa Mesa; they shall be maintained
by the owner or developer of the property.

Reconstruct damaged curb and gutter within parkway to allow
construction of new sidewalk.

SPECIAL DISTRICT REQUIREMENTS

The requirement of the following special districts are hereby forwarded to the

applicant:
Sani, 1.
2.
3.
q,
School 5,
CDFA 6.

Developer will be required to construct sewers to serve this project, at
his own expense, meeting the approval of the Costa Mesa Sanitary
District.
Orange County Sanitation District fees, fixture fees, inspection fees,
and sewer permit required prior to issuance of building permits. To
receive credit for buildings to be demolished, call 714.754.5307 for
inspection.
Developer shall submit a plan showing sewer improvements that meets
with the District Engineer's approval to the Building Division as a part
of the plans submitted for plan check.
Developer shall contact the Costa Mesa Sanitary Distict at
714.754.5043 to pay trash collection program fees and arrange for
service for all new residences using curbside services. Residences
using bin or dumpster service are exempt from this requirement,
Pay applicable Newport Mesa Unified School District fees to the
Building Division prior to issuance of building permits.
Comply with the requirements of the California Department of Food
and Agriculture (CDFA) to determine if red imported fire ants exist on
the property prior to any soil movement or excavation. Call CDFA at
714.708.1910 for information.
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Upon receipt of this letter, your project has been approved, subject to the above-
listed conditions. A copy of the conceptually-approved plans are enclosed. The
decision will become final at 5 p.m. on December 1, 2003, unless appealed by an
affected party (including filing of the necessary application and payment of the
appropriate fee} or by a member of the Planning Commission or City Counvil.

If you have any questions regarding this letter, please feel free to contact the
project planner, Willa Bouwens-Killeen, at 714-754-5153, between 8 a.m and 12
noon.

Sincergly,

fay 17—

PERRY'L. VALANTINE
Zoning Administrator

Enclosure: Conceptually-approved plans

cc:  Engineering
Fire Protection Analyst
Water District
Building Division

Victor Barton

120 Monte Vista Avenue
Costa Mesa, CA 92627

/¥



RUUBWS0S A pedomog Wd 6T: 414 PDOZ/E/9 (PG

PRIULE )

oA
PRUUE)Y

Buinseg 339135 BO
oo

Mg R RnpUY

1¥IFNpUT JeIsuDD

O
= WL 1RSI
¥ IRUOIGRIU]

1P IRy
B ITUMING IRV

Pajwmrn
I faruuD)

FRUNNg |eiDUDY

nops
® FERUENG (wwr]

EEIUETHG | W)

e i |
W PALSIIE IRy

AIHI0

Buyvoz
SeUT ealed
SAUEN IPPNS

SdinaERy
paRaeg

pusbe

dew uonesoi/6uruoz




JaurHRicoRs AQ pasoMog

",

Z-0-Vd -- BISIA @JUOW 27T B 071
ojoyday

E€LT-¥0-INd/0




€Ll ha-Wd
0¥ ‘ho - ¥g

. %00
o 3D%dS NIJO
oo %Q'F 'J5 Tl SHIeM / IdYISANY
— A9 LLINEIA
- DNIHEY NIJdO
2w ®LLT dS OLFT SNOAQY SENND “133NLS
= 'S 988'z
nEg| w SL1IND T x
$3a| ‘IS Ehb]
233 v
Yool & Bl el
23l 2 e 48 €IL  HOO0Td LS (LNINdLOO4!
P nunRRE e 35 o) FOVAYD ‘DNIgTING
LE 4’8 8LO% w3V 31IS
o5 IDVATACD ILIS
DNIHY LSIND NILO €
SIVVAEYD VD € - DNIMavd QINIAOD 9
: Y@ SE s ¥Q € - T
=
. |=
F
3z [0
338 z SNOILY NGV L
Mm W.M H 133roud INSHLAYAY DNLSIXD
S04 |«
H” m __h_u- Jowrer Tren 32073 MEW
Wl v 0
M T I X E-IF-14
= 3
] r—‘r
RO rdv . '__._‘BH
A LR T T P . SR Y pa—
_ S r 4
= 2
{ L -
* m
= "
8 N SN s <
_ - & |d|.!.._._ ..n_ Bl o e T R = A o
_ .w.. E 135(Cue FHOHNMOL DHILSIXE 7 MIMre e R g =
e 3 ¥ I I >
sazn S8R H - [ e,
Bz 10|F e bl - e i o .
#1418 3wl I— Lh aky <
R | FR || ¥ =
T T 1= m- T Aed & it ._—'m:n__wm_. m ' “n_o m m
soverroort b i ¢
“ Iui
Thrl 1008 DHUNTEE 50 £
L123CNe ANOHHMOL ONLLEIXT
] |

<!




g4l 1o 'vo

3||
gsg|m
%2350
]
>%819
F
Ama a
Yz<|m
) Hm_.- -
(>
*
<o
My
F33
L]
I
£
z
)
R P
I-v.un
22w |Z
ua 32 _ﬂ____
4mI-C
>ow
Soaf% <
Erac g
*om4
Dmy | A
» - V
L
4
K
£
-

T
.
L
-

||
e
2%53lE
Ha b
=t 18R
c.l.m 1o)=
tai 1h0
# Jdlo
Pz
b
Tout
v.-DdO._ﬂm
[T e

o¥-he-b4

AE oL IoTEvD
d% YELl ArLOL
—_— o
B EES OO ONDDES

A8 €T HOOTY LSuie

SHNOILwINaY L

TALLLYA Cup BL
VDU O w20t i IRUTATT DT 0] Bldax

UYMW et U A0W KL Tk B4 et

T e L Vet b ot o
b e e R e b s 8 L g
A TE e s b e ag
P A P e ot o o

M AT
R i s e - v
BT I ) A e LA s . iy
— - —— TN

AL FETY
W LG
AL VS EHI 1) oA

FApaY EN uvEm

KLWga ST Ew e aaes G
TR MEGND JTECTS ROV RO

40 SONMET Oke S1I%R 1% Iv ORvORMLD X Jwhs &l Ik
LG IO ITTATD MO SOFETD O FING O

WOUUGD FITEDATO 1Y TPl Ol K, Rdll A5 4
AWE RO ATvETT Mg TEvEED AT WEnge

0L MAULGI WVIPN AF wTwll OEVOUSLT . BiLi A4

WNGUYATIE BOWRLN 33F - BAGDTY LOMARTEL 4F

MTRD YN K
L LR AP LU SV
DI SMOD T A DY R Sae TRRLS WD E r
QOO T aRAD aHE QYO auT re
THLIO WA TEATEEH EC
FATEY WIS AT T K
LAnGeD NEND BIR0T H350 #E g
LAMGYD WITATEH T
CdNI 100Y MW SUOMILM PL aTIE ETLE K2
VA OO M g
s wr A
BAGEY MDY Juuw OF X 0%
HIHD TYDNTRSE
AT 3TIME QN 30w Srnen
W ONY 2T TN
ROTER WY/ LG s WM
WACRY FOOT AD T
HOALANYEL TPNRLYL NOGTS
MGILENY YL TeUED
W Todle LIy
Ml b NG ABSANT 01 W1 1 FATEA $id ST EELYER ¥ELYR
Nl ALTUN B3 - QUL M- LaD ey ARCae
EIELAD D4 MBS 0 ROTet wdAan
WO MR | BATA CEVERIWE AACKY “RITSS NITTN
TAGEY LBEYD TTRR
SEXIDRIEE 11w £ mENO-EEmy
WMOTING S2CNGBLYFS /N WIS Q1
B TR Luod e

R RN N

.
AACET LhATT B

MWD TN WladiND TXCAN WOL RLETDD DFERR MM T L

dwiwre ¥

AW WALTE OIS AMACHY VWS MOLTERTRZE 5

WACEY NTd LETEHOE DMY JATTONTIN M NERD ONY 30hrE w-ETE O §
€

3

'

ATty
T¥SOE N ANM WERSS

SALON IDONITUTTA Nvd

HQOTE LSuld

zn
- x
A
2/

—_

-
!

|av¥iHuara cen

DML M

L= T T _u
YT
i
! 3
_.- Al TR O - £
AR ] IL i ; | = -
r2 i M ELAl R L SN TSy =Z e @.Tr .L. ] _ 1 A Hol . ok +
ar I =
& k7S mvmv (b I o
= & H
H = e IR i GA S [ H
_ ' EER i ! iZ 3 ).
o £ HOOWOIN % : oy 8 \
_ » ' =73 e T HoswaTe — 51
[ 4 _ el G % waLsvH 5
L - AL, N E n
ey il _ =
a ! -n\
= i I u :
d - —r il
o oene —._Nn a2 okBE
|
! , e,
i i
i i ‘
A-F TN - v LN O-9 e E AT £ ._.
At ._




Tude-TEN Jukhl
MTe ¥D BHIAW

PIET PLE FIL

FRONT ELEVATION

LEFT ro

RIGHT a1 &2

(mana]

REAR

RIGHT ar wo

s

LEET wrem

ELEVATION REFERENCE NOTE

" § Ay o Thw oo Wilh YO HOYER HOLDNILNAH N
FN | [ T —— LFEHAE HiLl $ELE I E ¢ aepes § .
i §§ TALYIZOIY LYCSE T B ] ' i e <[
' NOBNI¥TIm V1SIA SLINOH SNOILYATT3 s
J— - _ ,
® B ‘ i H
o g
o [ 11T "y
THE i | i
l R
5ol e
gl
k. i E
M1
b it
HibHE
fﬁh’l

TUCCO AS=MT S JECTION
M STUDCD OVER FAR COWEEL
-

]
]

g 3

i 5 o

bk
L3 i
L A
38 et
i £ 3 ‘.'—E H
;‘n g *éx;uglg
LR I TN
EE: 5 Euuonr'!g
HEERT 1115
--------- LICR B

k-

JA-04- 20D
Oosn_nil. 172



EL1I- 40 -Wd
or-ho -Hd

“dVIA TECHY SHL NO CEAEETH TR OL ¥ ONY | STEOHYY HOd
Egﬁﬁ!—t&ggﬂgaﬁ

SINTESYT

TPUNSOSTH A WY TENS
38N ONY) (J3504CHd

128H 02 A0VELTS Yl
1354 & SHDVELTS X6
AT R ATVELIS INOHH

SINTEHNOIH HovaIS

2HA-EY
B3N T308Vd SHOSS35SY

“ALNNOD IS S0 EBCHOOT ALNGOD SHL 0

T FHL NS SNOTNY TELSIN S0 % ONY UL 30 ¥ OI00E N
CECHOOEH JvH HEd 6Y YINHOJIMY) 0 J1LYLS 'WEIN YLIS0O SO AL
SHL NO0E TON LOWHL =0 69 107 [0 19594 88 A DRISYSHINO0E SHL

NOLLIJOS3A TvoT 1

FI50HYLS QML QLN ALMIIOHD SHIL
BANTE OL A VA BOHYd SHL =0 TS0 IHL

LE926 WO W5 ¥ASOD
SANSAY L3N 2UNOWN 22 TNV 021

VSV IS

FOOZ D€ WY

NOULYHY IS 0O 2va

‘aaTd LHOJMEN

ONY HINMO

VINHOZITYD SO SLYLS "TONYHO =0 ALINNOD 'VSIA Y1S0D O ALD SHL NI

€1 - 700Z "ON dVIA T7308Vd JAILV.LINIL

A

SFIYONNOE 000 H WA 005 FHL IABING X INCZ

‘INOZ OB0T1d

'00C ON LWHL NO NMOHS SY 315 ZL0GH
DNISE NEAY YLISK UNOA =0 INMELINSD 3H)

(0¥ W0} JE RI0E

ONMV3E IO SISVE

z

§130HVd JO
HIBANN J350400d
HIE 40 Y3
WLCL SEOHD

(OF ri'e) S @S < TEDHYd (BS0d0dd
(O¥ ri10) 4 &Y 1 TBOtYd (EHE50d0E]

AHYPRNNS Y3V

ry”



