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ITEM HUMEER:

SUBJECT: PLANNING APPLICATON PA-04-34
535 THROUGH 545 BERNARD STREET

DATE: FEERUARY 17, 2005

FOR FURTHER INFORMATION CONTACT:  WENDY SHIH, ASS0OCIATE PLANNER (714)754-5136

DESCRIPTION

The applicant proposes to convert an existing 1-story, 12-unit apariment complax into &
common: interest development (condominiums), which would allow the units to be sold
independent of one another.

APPLICANT

Pater Zehnder is representing the property owner Robert R, Boyd.

RECOMMENDATION

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

Associate Planner




PLANNING APPLICATION SUMMARY
Lacation: 535 = 545 Bemard Strest

Application:

PA-04-44

Reguast: Ta convert an existing 1-story, 12-unit apartment complex fo a common
interest development (candominiums),

Zone: R2-HD

Generzl Plan:

High Density Residential

Lot Dimensions:

TR RR21B R,

Lot Area: 37,621 sq.f.

Exisfing Development:

Marth: Surrounding proparlies
South: are all residentially
East: zoned and

Wesh developed.

12 unit, 2-bedroom apertment project comprised of & cuplexes.,

DEVELOFMENT STANDARD COMPARISON

Devalapment Stendard Code Bequirement Pronosed/Provided
| Lot size:
Lot width . 100 ft. 172 fi.
Lol area 12,000 sq.ft 37621 2q.0n

Density: Zone/GP

1 du/ 3,000 sq.t.

1 du' 3,935 sq.4.

Building coverage — overzll projeci:

BENIREE 1103 e o S e T o e o M, 32% (12,021 se.it)
...... Paving MA 26 % (8,247 sq.ft)
Open Space 40% (15,048 sq.ft.) 43% {16,353 sq.ft.)
TOTAL 100%: (37,621 so.ft.) 100% (37,621 sq.ft)
Mirt. private open spaca dimension 10 fi. by 10 ft. min. 10 1L by 10 f. min.
Building Height: 2 storiesf27 fi. 1 stone1 1t
Building separalion: 10 ft. min. 10T 9 in.
Seibacks:
Front . - ] 20 1L, 37 . {heF
Side {leftiright) 5 ft./5 ft. 4f FIn*af
Rear 01t 0
| Parking:
Coveraed 12 12
= open i o .
| Guest ] [5 Fig
TOTAL 36 T
Drivewsy width: 16 fi 10 i min"

Landecape priowys. — pﬁvalc]iflﬁ&féﬂ.-é:

5 Itmin 15 1t - 20 otal

CEQA Status

Planning Corarmission

Final Action
- Exizting, nonsenforming.

. Ewisting, nonconfarming on-slte parking.  Only 12 garage spacea are cumently provided; the appficant
proposes to add & open/guest parking =pacas to gain closer conlormance with parking requiremoents,
Lz Thie weslerdy drveway is 10 (edisting, nonconforming). Minor modification requested to reduce 2 portion of

the eaaterly drive i 10" min (g8 rapart for discussion).
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APPL. PA-04-44

The proparty contains 12, 2-bedroom apartment units {8, single-story duplsxss), each
with an attached single-car garags.  The spplicant proposes to convert the
apartments into condominiums,

Pursuznt to Code Secticn 13-42ig), Flanning Commission review is regquired when
oocupied  apartments are proposed to be converted to  a common interast
development. - The review is reguired to -confirm compliance . with - applicabla
developmant standards and to consider potential impacts on the rental housing
supply and displacement of tenants if the City's vacanoy rate is below 3%. The
City's current vacancy rate 15 2,97 %.

A& minor modification is alse requested to reduce Lthe rear portion of the easterly
drivenway from 17 feet to 10 feet to allow additional lendscaping/private yvard area Tor
the units.

A tract map will be required to he processed and recorded hefore the units can be
zold independent of one another.  The applicant 1s aware of this reguirement, but did
not want to have the map prepared until he was certzin the conversion would be
approved,

ANALYSIS

COMDOMINIUM CONVERSION

Commen interest developmenls rmust comply with additional developrnant standards
above those applicable to the zone of the property.  These additional development
standards include provision of a 10-foot by 10-foot private open space for each unit,
having a braak in the front plane of the building of at least 4 feet every 2 dwelling
units, and provision of on-site hghting., The applicant proposes substantial upgrades
1o the property, including, but not limited 1o additional landscaping/private vard area
far some of the units, enhanced landscaping at the front of the property, trellises to
enhance entry area of individual units, and additional open/guest parking spsces &t
the rear of the lot, The project will comply with the commaon inlerest development
requirements or can be conditioned to comply with these requirements.

The existing development was constructed in 1959 and iz legal, nonconforming
because the number of parking spaces and lelt {east) side setback do not comply
with  current Code  for o multiple-family - projects —  whathar - apartmants  or
condominiums, The proposad changa in the type of ownership will not increase the
project’s degree of hohconformity.

Approvel of the conversion will satisfy General Plan Goal LU-1A.4 that encourages
gdditional homs ownership opportunities in the City.  However, City Council is




AFPL. PA-04-44

concerned that conversions may dimimsh the supply of rental housing and displace
residents unrcasonably, particularly senior cilizzns, low- and moderate-incoms
familizs, and families with school-age children.  Consequently, City Council
previously sdopted a "critical vacancy rate” of 3% as the threshold for discouraging
conversion of apartments 1o common interest developments. When the citywide
rental vacancy rate is 3% or less, Planning Commission may deny any reguested

conversions. - The latest census data indicatas the City's rental vacancy rate is
2.97%.

The tenants arc currently charged $1,200 to $1,300 a month in rent. which
excesds affordable rental rates of $835 for very low income to $1,162 for
moderate income households.  Therefore, convarsion of the units would not result
in a loss of affordable units, As conditionsd, the applicant will offer right of first
refusal to the tenants, wilh terms mors favorable than thoss offered to the general
public.  If the tenants confirm that they are nol inleresled in purchasing the units,
the property owner will pay the ragistration fee for an apartment referral service,
The City is only 03% lor 12 units City-wide) below the adopisd vacancy rate
threshold, it is staff's opinicn that this proposal meets the goal of the General
Flan's Housing Element to provide additional home ownership opportunities, and
doas not impact availahility of affordable rental housing.

As required by Code, a property inspection report as well as & termite report was
submitted, and a Cily property inspection report was prepared. Since these units
are to be sold, il is staff’s opinion that the property, gz well as individual units,
should be upgraded. Based on those reports, Planning staff’s inspection of the site,

and to allow a general upgrading of the site, stafl recommends the following
improvements:

1. All - exterior  and  interior improvements listed in applicent’s  "Proposed
Irmprovernents” letter.  This condition shall be completéd under the direction
of the Flanning staff.

2. Replace all fsrices throughout the propsrty. A minimom  8-foot  high
decorative block wall shall be provided on the project’s parimeter properly
line.

3. Provide decorative paving at the driveway entry areas.

4, Upgrade landscaping to satisfy current code requirements,

B, Treal lermite infestations as recommendad by a lermite control company.

Thig Tequest iz an example of renswed interest in conversion reguests Tnvelving
older apartments in the community. Staff has met with several potential conversion
dovelopers in the last few months.  Historically, such requests  have been
discouraged  or denied  due to the degree of noncomplianes - with  current
development standards, especially parking, and amenities found in current common
interest developments, Howaver, these concerns must be reviewed in light of City
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AFPL. PA-04-44

Council and community desires Lo increase opportunitiss for home ownership in the
COMmmunity.

As noted above, the interest in ownership housing is not only reflected in adopted
genaral plan polices, but also expressed in a recent City Council Community
Objactive 03-D7. This ckjsctive directed staff to investigate incentives for owner-
occupied housing on the Westside. 11 specifically asked staff to evaluate incentives
to build new ownarship projscts but also to sncourags condominium conversions,
without involving Redevelopment Agency financial assistance, such was lhe case
with the Habitat for Humanity conversion project at 1925 Pomona Avenue. Staff
suggests that the current request fulfills this directive and that the upgrades and
amenities included in the applicant’s proposed improvemsnts will result in a homs
ownership project that will compare favorably with new common  inlerest
developments.,

MINOR MODIEICATION FOR DRIVEWAY WIDTH

Fursuant 1o Costa Mesa Municipal Cods Section 13-93 (1), driveways providing
accass 10 2 of more dwelling units must be at least 16 fest wide, The Code sllows &
minor madification for a decrease in minimum driveway width to not less than 10
feet (Section 13-231j1 11} if the improvement will not be materially detrimental to the
health, safety and general welfare of persons residing on or near the property and if
the improvement enhances the overall design of the project. The westerly driveway
ig 10 feet wide (lzgal, nonconformingl. The easterly driveway is currently 17 feet
wide, Howsever, the applicant proposes to reduce the rear portion of the driveway 1o
minimum 10 fest.  Staff has no objections to a minor modification to allow a
recuction of the driveway width bscause it aflows additional private yard area and
landscaping on hoth- sides of the driveway that will enhance the development. The
Transportation  Services staff  also has no objections to the proposed  site
improvemsent.  The reduced driveway width will still provide adequate on-sits
circulation for sl units,

ALTERNATIVES

The units could still be rented without the proposed site upgrades, if the requests are
denied.

ENVIROMNMENTAL DETERMINATION
The project iz exempt from the provisions of the California Environmental Quality Act.

COMNCLUSION

Conversion of the apartments will result in 2 general vpgrading of the property, as
well as providing additional home  ownership opportunities. - In staff's  opinion,
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converzion of the units will not diminish affordeble housing stock.  Additionally,
current tenants will be offersd right of first refusal to purchase, or the property owner
will pay registration fees for an apartment search service to halp them find a new
apartment if they decide not to purchase.

Attachmants: Draft Planning Commission Resolution
Exhibit “A" - Draft Findings
Exhibit “B” - Draft Conditions of Approwval
Applicant’s Project Description and Justification
Proposed Improvements letter
Inspection Reports
Location Map
Flans

ool Deputy City Manager - Dev. Svs. Director
Sr. Deputy City Attorney
City Enginser
Fire Frotection Analyst
Staff (4)
File {2}

Robert R. Boyd
P.O, Box 691
Corona Del Mar, CA 92620

Peter £2hnder
P.O. Box 15126
Mewport Beach, CA 92850

Wilford Laughray
F.O. Box 10242
Santz Ana, CA 92711

[File:_vEzBOEFAGIA [ Date: 21508 | Tims: 1175 am.
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RESOLUTION NO. PC-05-

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF COSTA MESA APPROVING PLANNING
APPLICATION PA-04-44,

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

WHEREAS, an application was filed by Peter Zehnder, authorized agent for
Robert R. Boyd with respect to the real property located at 535 through 545 Bemard
Street, requesting approval of the conversion of 12 apartments to 8 common interest
development, in conjunction with & minor modification to allow reduced drivewsy width,
in the R2-HD zone; and

WHEREAS, a duly noficed public hearing was held by the Planning Commission
an February 23, 2005.

BE IT RESOLVED that, based on the evidence in the record and the findings
contained in Exhibit "4, and subject to the conditions contained in Exhibit "B, the
Planning Commission hereby APPROVES Planning Application FA-04-44 with respact
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-04-44 and upon
applicant's compliance with 2ach and all of the conditions contzined in Exhibit "B, Any
approval granted by this reselution shall be subject to review, madification 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 February, 2005.

Chair, Costa Mesa
Planning Commission

5




STATE OF CALIFORMIA )
Jes
COUNTY OF ORANGE )

I, R. Michael Robinson, secretary to the Planning Commission of the City of
Costa Mesa, do hereby certify that the foregoing Resolution was passed and adopted
at & meeting of the City of Costa Mesa Planning Commizsion held on February 28,
2005, by the following votes:

AYES: COMMISSIONERS
MNOES: COMMISSIONERS
ABSENT: COMMISEIONERS

ABSTAIM:  COMMISSIONERS

Secretary, Costa Mesa
Planning Commission
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EXHIBIT “A"
FINDINGS
Ao The information presented substantially complies with Costa Mesa Municipal

Code Section 13-2% (10) in that, although the critieal vacancy rate is less than the
rate established in Section 13-42 (¢) (Residential Commaon Interest Development
Convarsions), the condominium conversion will not diminish affordable housing
stock within the City. Convarsion of the apartments will result in & general
upgrading of the property as well as providing additional home  awnership
oppariunities within the City. A condition is also included o require that current
tenants be offerad right of first refusal to purchase, or the property owner pay
regisiration fees for an apanment search service to help them find a new
apartment if they decide not to purchase.

Tha information presented substantially complies with Costa Mesa Municipal Code
Section 13-29(9)(8) in that approval of a miner modification to reduce a portion of
the westarly driveway to 10 feet will not ba materially detimental to the health,
safety and general welfare of persons residing or working within the immediate
vicinity of the project or to property and improvements within the neighborhood. The
improvement is compatible and enhancas the existing and anticipated development
in the wvicinity.  This includes the site planning, land coverage, landscaping,
appearance, open space and any other applicable features relative to a compatible
and attractive development.

The information presented substantially complies with Costa Mesa Municipal Code
Section 13-28(g} in that;

a. The project is compatible and harmonious with existing development and
uses in the general neighborhood,

b Safety and compatibility of the design of buildings, parking areas,
landscaping, luminares and other site features, which includes functional
aspect of the site development such as automobile and pedestrian
circulation, have been considerad.

. The project iz consistent with the Genearal Plan.

d. The planning application is for a project-specific case and is not to be
canstrued to be setting a precedent for future development.

e. The cumulative effect of all the planning applications has been considerad.

The project has been reviewed for compliance with the Califomia Environmantal
Quality Act (CEQA), the CEQA Guidelines, and the City emvironmental
procaduras, and has bean found to be exempt from CEQA.

The project iz exempt from Chapter Xl Aticle 3. Tranmsportation System
Management, of Title 13 of the Costa Mesa Municipal Code.

]




EXHIBIT "B”

Plng. 1. The following improvermnsnts shall be made:

a. All exterior and interior improvements listed in applicant’s
“Proposed Improvemsnts” letter.  This condition shall be
completed under the direction of the Planning staff.

b. Replace all fences throughout the property. A minimum 8
foot high decorative block wall shall be provided on ths
project’s perimster property line, subject to City standards.

¢. Provide decorative paving at the driveway entry argas.

d. Upgrade landscaping to satisfy currént code requirements,

@, Treal lermite infestations as recommended by a termite
contral compary.

2 The address of individual units shall be blusprinted on the site plan
- and on all fleer plans in the waorking drawings.
3. Prior to issuance of building permits, applicant shall contact the US

Fostal Service with regard to location and design of maill delivery
facilities. Such facilities shall be shown on the site plan, landscaps
plan, and/or floor plan.

4, Strest addresses shall be displayed on the complex identification
sign or, if there is no complex identification sign, on the wall in a
marnnar visible 1o the publc street. Street address numerals zhall ke
a minimum 67 in° hiaight with not fess than %" stroke and shall
contrast sharply with the background. Identiflication of individual
units shall be provided adjacent to the unit antrances., Lelters or
numerals shall be 4" in height with not less than ¥ stroke and
shell contrast sharply with the background.

L% Te aveoid an alley-like appearance, the shall ba devaloped without &
center swale. Design shall be approved by the Planning Division.
B, Applicant shall contact the Building Safety Division, prior 1o the

ralzase of utiities for any units, to provide proof that the Uniform
Building Code requirements for condominiums have been satisfied, 1o
cbtain a change of occupancy permit, and to complste any additional
paperwork created through this conversion.

7. The site plan shall show provisions for the placement of centralized
mail delivery units, if. applicable. Specific locations for such units
shall ba to the satisfaction of the Planning Division, Enginesring
Division, and the US Postal Sarvica.

g The conditions of approval and ordinance or code provizions and
special district requirements of Planning Application FA-04-44 shall
be blusprintsd an the face of the site plan.

a: The applicant shall contact the Planning Division to arrange for an
inspection of the site prier 1o the final Building Division inspections.
Thiz inspection is to confirm that the conditions of approval and cods

o)
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APPL. PA-04-44

requirements have been satisfisd.

The applicant shall offer the existing tenants right of first refusal to
purchase the units with lerms more favorable than those offered to
the gzneral public. If the existing tenants confirm in writing that they
are not interested in purchasing the units, the properly owner will pay
the registration fes for an spartment referral sarvics,

The applicant shall show proof of compliance with all applicable
conditions of approval and code requirements prior to recordation of
the final map. This condition shall be completed under the direction
of the Planning Staff,

The CC&R's shall require thal garage speces be used for parking, and
any changes made 1o this provision require prior review and approval
by the City of Costa Mesa.

The fallowing Buillding Division corrections shall be made;

a. Provide double-pane windows for energy conservation.

. Comply with current bedroom egress window requirgments.

c. Restora firswall between dwelling units and garages.

d. Provide minimum 100 AMP slectrical services.  All pancls
shall be labeled,

g. Provide house meter for common area.

f. Comply with all interior and exterior eleclrical recsptacle

reguirements.
g. Frovide seismic strapping for water heaters and T/F discharge
lines shall terminate to exterior.
h. Provide gas lines sizing survey.
i. Clean kitchen exhaust fans.
Maintain the public right-of-way in a “wet-down” condition to prevent
excessive dust and prompily rameve any spillage from the public
right-of-way by sweeping or sprinkling.
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CITY OF COSTA MESA PLANNING APPLICATION

PROJECT DESCRIPTION AND JUSTIFICATION

1. Project Address: S is-S48 =E ERAED ST

2. Fully describe your request:
CopdVE i op ] T s OERIT LA L e e
INTESEsT  PEVELS T M ERT

3. Justification:
A For a Conditional Use Permit or Minor Conditional Use Permit: On a separate
sheet, describe how the proposed use is substantially compatible with uses

permitted in the same general area and how the proposed use would not be
materially detrimental to other properties in the same area,

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

&, This project is: {check where appropriate)
_Imaflood zone. —__Inthe Redevelopment Area.
— Subject to future street widening. ___In a Specific Plan Area,

Includes a drive-through facility.
{Special natlee requiremants, pursuant to GG Section 65081 (d))

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

" Is not included in the publication indicated above.

__Is ncluded in the publication indicated above.

Al )~ o)l
! { Y

Signature




535 Bernard St.

The applicant is proposing a unigue and much neaded housing concaept
for Costa Mesa.

ldentifying the demand for affordable yet stylish housing, the project will
transform the existing rental units into a community of 12 pride of
ownership homes with a fresh and modern design aesthetic.

Taking advantage of the original mid-century modern design of the
units,zach home will be upgraded with new interior and exterior finishes
and design elements. The kitchens and baths will be completely
remodeled with new appliances,cabinets,fixtures,stc. Doors and windows
will be updated, repaired or replaced as necessary.

Where applicable, the units will be updated to include high speed intarnat
and communication lines.

A new landscape plan will be developed to enhance the ample existing
open space and create an environment of beautiful and useful common
and private open areas.

Sales prices for the new homes are projected to be substantially below
the current median price for homes in Orange County thereby reaching a
previously underserved market of new and existing homeowners who
have an appreciation for modern architectural design but have been
priced out of the market for such developments.

The proposed use is extremely compatable with the residential zoning of
the area and would certainly enhance the neighboorhood.

The existing rental rates for the units exceed the applicable rates for very

low and low income households, There are no school aged children
currently residing on the property.

%
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ciry RECEWED
Proposad Improvements I:lElr'E'J_f}m_l_r.EI.-. SOSTA pEg,
=W EERVICES I-'L'FPJ"F!”-JE:'H'T

535-545 Bernard St JAN 2 4 2005

Exterior improvements: £

The existing architzcture reflects a Mid Century Modermn design with simple, clean
lines and slightly sloped roof lines. Wa intend to keep the design assthatic in tact
and in fact enhance this architectural style wharever possible,

We are proposing to create and define a private open patic space of
approximately 300 square feet at the enfrancs to each unit. These spaces will be
defined by a combination of new landseape elements and architecturally pleasing
fencing which will reflect the Mid Century Modemn design in both materials and
color. Each of these patio areas will be uniform in size and materials which will
provide a very pleasing design element from both the exterior and interior of the
units. In addition, many of the homes have attached private yards which far
exceed the typical open space feund in Condominium developmeants, The
Maodern design will be reflacted in all new perimeter walls and fencing
constructed on the site.

A landscape plan conforming to City standards will be submitted which will
feature hardscape and plant materials which also reflact the Mid Century Modern
design. We intend to use Native California materials with an emphasis on
drought resistant plants and water conservation,

The Bernard Street elevations and entrances will have special landzcape and
hardscape features that clearly project the elements of design we have
established throughout,

The following is a list of other exterior faatures which will be reflective-of our
architectural design:

Mew exterior lighting for each unit.

Comman area lighting.

Lighted site identification at Bernard St. entrance.

Mew exterior doors on all units.

Mew architectural feature to define entry to each unit,
Architectural treflis above garage entry to grow vine like plants.
Architectural feature which will enhance front exterior window trim.
Mew paving of all driveways.

MNew address identification on all units.

Repair andfor replace all exterior stucco and trim.

New exterior paint and trim features on all units.

MNew aufomatic garage doors on all units.

\4
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Interior Improvements:

In addition fo the cormections which were identifisd by the City of Costs Building
Departmeant we intend to make the fallowing interior improvements subject to
approval by the appropriate department or utility autharity, It is our intention to
keep the architectural theme consistent in the selection of bath materials,
appliances, fixtures, and color:

* * # 9 8 BF B O F @

L I IR )

MNew energy efficient and code compliant windows and trim.

MNew code compliant 100 amp electrical service to each unit,

Mew wall receptacles for electrical and data access,

New communication lines with high spead intermat availability,
Replace and/or repair all drywall and ceilings as necessary,

Feplace all floer coverings with all new materials.

Replace andfor repair all inferior doors.

Replace andfor repair all kitchen and bath cabinstry.

Mew countertaps in all kitchens and baths,

New sinks in all kitchens and baths. _

Replace all existing appliances with new energy efficient appliances in
kitchans.

Replace and/or repair all existing interior heating units with energy efficiznt
standards.

Replace all axisting light fixtures throughout.

Replace all existing plumbing fixturas with energy efficient fictures.
Feplace andlor repair all existing shower/bath tubs and enclosures,
MNew paint on all interior walls and trim.
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CITY OF COSTA MESA

B0 ROHI0D - 77 FAIR ORMWE - CELIFORMIA $26208-4 200

DEVFLOPMENT SERVICES DEDARTHMENT

FOR ATTACHMENTS NOT INCLUDED IN THIS REPORT,

PLEASE CONTACT THE PLANNING DIV. AT (714)754-5245.

Buikéing Divigion (714) 754-5270 + Cocke Enlforcement |T714) TE4-3623 - Planning Mivison (714] 754-5245
FAX [T14] ToL-4850 - TODO (T14)] T3-0224 + woww 0 calg-eesy 158 o



