PLANNING COMMISSION
AGENDA REPORT J¥r.6

MEETING DATE: DECEMBER 11, 2006 ITEM NUMBER:

SUBJECT: PLANNING APPLICATION PA-06-51 AND PARCEL MAP PM-06-241
2536 ORANGE AVENUE, UNITS ATHRU D

DATE: NOVEMBER 30, 2006
FOR FURTHER INFORMATION CONTACT: MEL LEE, AICP SENIOR PLANNER (714) 754-5611

DESCRIPTION

The applicant is proposing to convert an existing 1-story, 4-unit apartment complex into a
common interest development (condominiums).

APPLICANT

The applicant is Barry Saywitz of the Saywitz Company, who is also the owner of the
property.

RECOMMENDATION

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

Ml L

MEL LEE, AICP ICHAEL ROBINSOTN,
Senior Planner Asst. Development Services Director




PLANNING APPLICATION SUMMARY

Location: 2536 Orange Avenue, Units A Application: PA-06-51 & PM-06-241
thru D
Request: Convert 4 existing apartment units to a common interest development

{condominiums).

Zone: R2-MD North:  Surrounding properties
General Plan: Medium Density Residential South:  are zoned residential
Lot Dimensions: 50 FT x300 FT East: and contain

Lot Area: 15,000 SF West:  residential units.
Existing Development: 1-story, 4-unit apartment complex

DEVELOPMENT STANDARD COMPARISON

Development Standard Required/Allgwed Proposed/Provided
Lot Size:

Lol Widlh 100 FT 50 FT {1)

Lot Area 12,000 8F 15,000 SF
Density:

Zonef General Plan 1 du/3,630 SF 1 dw/3,750 SF
Building Coverage:

Buildings NA 4,420 SF (31%)

Paving NA 4,320 SF (28%)

Open Space 6,000 SF (40%) 6,260 SF (41%)

TOTAL 15,000 SF (100%)

Building Height: 2 Stories/27 FT 1 Story/13 FT, 4 IN
Privale Open Space 10 FT minimum dimension 11 FT
Setbacks

Front 20FT 25FT

Side (leftfright) 5FTISFT 11 FTH2 FT

Rear 10 FT 25 FT,4IN
Rear Yard Lot Coverage NA NA
Parking:

Covered 4 4

Open 10 6

TOTAL 14 Spaces 10 Spaces (1)

Driveway Width 25 FT 25 FT{(2}

NA = Not Applicable or No Requirement

(1) The property is existing nonconforming.

{2) Shared Driveway

CEQA Status Exemnpt, Class 1 (Existing Facilities)

Final Action Planning Commission




APPL. PA-06-51 & PM-06-241

BACKGROUND

The subject property contains a 4-unit, 1-story, apartment complex, constructed in 1956.
The applicant proposes to convert all of the units to condominiums. Per Code Section
13-42(g), Planning Commission review is required when occupied apartments are
proposed to be converted to a common interest development. The review is required to
confirm compliance with applicable development standards and to consider potential
impacts on the rental housing supply and displacement of tenants if the City’s vacancy
rate is below 3%.

ANALYSIS

Common Interest Development Conversion

Common interest developments must comply with additional development standards
above those applicable to apartments. These additional development standards include
minimum 10-foot by 10-foot private open space, having a break in the facade of at least 4
feet for every 2 dwelling units, and provision of on-site lighting. The existing development
complies with these requirements.

As indicated earlier, the development was constructed in 1956. As a result, the
development is legal nonconforming - whether as apartments or as condominiums - with
regard to parking. The proposed conversion will not increase the project's degree of
nonconformity.

The Zoning Code establishes a “critical vacancy rate” of 3% as the threshold for
discouraging conversion of apartments to common interest developments, the idea
being that conversions could diminish the supply of rental housing and displace
residents unreascnably, particularly senior citizens and very low- and low-income
families, as well as families with school age children. When the citywide rental vacancy
rate is 3% or less, Planning Commission may deny any requested conversions. The
2000 census data indicates the City’s rental vacancy rate is 2.8%.

The tenants are currently paying approximately $1,550 a month in rent for the 2-
bedroom units and $1,750 to $1,795 a month in rent for the 3-bedroom units. Current
affordable rental rates are summarized in the table below:

Very-Low Income

Low-Income

Moderate Income

2-Bedroom Units

$881 a month

$1,057 a month

$1,300 a month

3-Bedroom Units

$979 a month

$1,175 a month

$1,860 a month

Affordable Rental Rate Based Upon Fair Market Rent Established by US Dept. of Housing and Urban
Development (HUD) for 2006 and 2007,

Conversion would result in a loss of affordable units as the residents for the 3-bedroom
units are paying rent lower than the above affordable levels. However, staff supports
the conversion because these units are not required fo remain affordable and the
tenants will be offered right of first refusal as discussed below. Conversion of the units
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APPL. PA-06-51 & PM-06-241

could result in the displacement of families with school age children. To mitigate the
displacement of these residents, the owner will be required, as a condition of approval,
to offer right of first refusal to the tenants, with terms more favorable than those offered
to the general public. As conditioned, if the tenants confirm they are not interested in
purchasing the units, the property owner will be required to pay the registration fee for
an apartment referral service to assist displaced households in finding replacement
housing.

As required by Code, a property inspection report and a fermite report were submitied
by the applicant, and a City property inspection was conducted by Building Safety staff.
A copy of all three reports are attached for reference. Based on those reports, and to
allow a general upgrading of the site, staff recommends the following improvements:

1. Improvements listed in the property report prepared by Stern Architects dated
August 29, 2006. These requirements are required to be completed under the
direction of the Planning staff.

2. Comply with all building, plumbing, and electrical, and mechanical corrections
and upgrades listed in the March 22, 2006, memo prepared by the Building
Safety Division.

3. Treat termite infestations and repair dryrot damage as recommended by a
termite control company.

4. Provide architectural enhancements on all elevations (i.e., window trim, shuiters,
siding, stone base, belly band) under the direction of the Planning staff.

5. Decorative paving and upgraded landscaping where appropriate, subject to
Planning Division approval.

Parcel Map

The applicant proposes a parcel map to allow division of the units so that each can be
sold separately. The map is consistent with City Codes and the State subdivision Map
Act.

GENERAL PLAN CONFORMITY

Approval of the conversion is consistent with the City’s General Plan, particularly Goal
LU-1A.4, which encourages additional home ownership opportunities in the City to
improve the balance between rental and ownership housing within the City.

ALTERNATIVES

The units could continue to be rented, without the proposed upgrades, if the request is
denied.
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ENVIRONMENTAL DETERMINATION

The project is exempt from the provisions of the California Environmental Quality Act
under Section 15301 for Existing Facilities.

CONCLUSION

Conversion of the apartment units will result in a general upgrading of the property, as
well as providing additional home ownership opportunities within the area. Conversion of
the units will not diminish affordable housing stock. Additionally, current tenants will be
offered right of first refusal to purchase, or the property owner will pay registration fees for
an apartment search service to help them find a new apartment if they decide not to
purchase.

Attachments: Draft Planning Commission Resolution
Exhibit "A” - Draft Findings
Exhibit “B" - Draft Conditions of Approval
Applicant's Project Description and Justification
Inspection Reports
Zoning/Location Map
Plans
Tenant Notices

cc:  Deputy City Manager - Dev. Svs. Director
Sr. Deputy City Attorney
City Engineer
Fire Protection Analyst
Staff (4)
File (2)

The Saywitz Company

Attn: Barry Saywitz

4740 Von Karman Avenue, Suite 100
Newport Beach, CA 82660

Occupant
2536 Orange Avenue, Unit A
Costa Mesa, CA 92627

QOccupant
2536 Orange Avenue, Unit B
Costa Mesa, CA 92627
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Occupant
2536 Orange Avenue, Unit C
Costa Mesa, CA 92627

Occupant
2536 Orange Avenue, Unit D
Costa Mesa, CA 92627

[ File: 121106PA0651PM06241 [ Date: 112806 [ Time: 6:50 a.m.




RESOLUTION NO. PC-06-

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF COSTA MESA APPROVING PLANNING
APPLICATION PA-06-51 AND PARCEL MAP PM-06-241

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

WHEREAS, an application was filed by Barry Saywitz, owner of the real property
located at 2536 Orange Avenue, Units A through D, requesting approval to convert
proposing to convert an existing 1-story, 4-unit apartment complex intc a common interest
development (condominiums), to allow the units to be sold independent of one another, in
an R2-MD zone; and

WHEREAS, a duly noticed public hearing was held by the Planning Commission
on December 11, 2006.

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-06-51 and PM-06-
241 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-06-51 and PM-
06-241 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 11™ day of December, 2006.

Bill Perkins, Chair
Costa Mesa Planning Commission

1



STATE OF CALIFORNIA )
)ss
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 a meeting of the City of Costa Mesa Planning Commission held on December 11,
2006, by the following votes:

AYES: COMMISSIONERS
NOES: COMMISSIONERS
ABSENT: COMMISSIONERS

ABSTAIN: COMMISSIONERS

Secretary, Costa Mesa
Planning Commission



PA-06-51 & PM-06-241

EXHIBIT “A”
FINDINGS

A.  The information presented substantially complies with Costa Mesa Municipal
Code Section 13-29(10) in that, although the critical vacancy rate is less than the
rate established in Section 13-42(c) (Residential Common Interest Development
Conversions), the condominium conversion will not diminish affordable housing
stock within the City. Conversion of the apartments will result in a general upgrade
of the property, as well as satisfying General Plan Goal LU-1A.4 of providing
additional home ownership opportunities within the City. To ensure that existing
tenants are not displaced unreasonably, tenants will be offered right of first refusal
to purchase, or the property owner pay registration fees for an apartment search
service to help them find a new apartment if they decide not to purchase.

B. The information presented substantially complies with Costa Mesa Municipal Code
Section 13-29(e) in that:

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

b. Safety and compatibilty of the design of buildings, parking areas,
landscaping, luminaries and other site features, which includes functional
aspect 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 is not to be
construed to be setting a precedent for future development.

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

C. The proposed single lot airspace subdivision is consistent with the City's General
Plan and Zoning Ordinances.

D. Approval of the subdivision will allow additional home ownership opportunities
without impacting affordable rental housing. This is consistent with the objectives,
policies, general land use, and programs specified in the General Plan.

E. The subject property is physically suitable to accommodate PM-06-241 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.

F. 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.

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

H. The discharge of sewage from this subdivision into the public sewer system will
not violate the requirements of the California Regional Water Quality Control

qQ



PA-06-51 & PM-06-241

Board pursuant to Division 7 (commencing with Section 13000 of the Water
Code).

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 under Section 15301
(Existing Facilities).

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



PA-06-51 & PM-06-241

EXHIBIT “B”

CONDITIONS OF APPROVAL

Plng. 1. The following improvements shall be made:

a. All improvements listed in the property report prepared by Stem
Architects dated August 29, 2006 shall be completed under the
direction of the Planning staff.

b. Provide architectural enhancements on all elevations (i.e.,
window trim, shutters, siding, stone base, belly band) under the
direction of the Planning staff.

c. Applicant shall ireat termite infestations and repair dryrot
damage as recommended by a termite control company prior to
Planning Division final.

d. The applicant shall provide decorative paving and upgraded
landscaping, where appropriate, subject to Planning Division

approval.
2. The address of individual units shall be blueprinted on the site plan and
on all floor plans in the working drawings.
3. Street addresses shall be displayed on the complex identification sign

or, if there is no complex identification sign, on the wall 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 sharply with the
background.

4. Applicant shall contact the Building Safety Division to provide proof that
the Uniform Building Code requirements for condominiums have been
satisfied, to obtain a change in occupancy permit, and to complete any
additional items created through this conversion.

5. The conditions of approval, code requirements, and special district
requirements of Planning Application PA-06-51 and Parcel Map PM-06-
241 shall be blueprinted on the face of the site plan in the working
drawings.

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

7. The applicant shall offer the existing tenants right of first refusal to
purchase the units with terms more favorable than those offered to the
general public. If the existing tenants confirm in writing that they are not
interested in purchasing the units, the property owner will pay the
registration fee for an apartment referral service. The applicant shall
provide Planning Division staff a copy of the written offer and the tenant’s
written response to the offer prior to final inspections. The applicant shall
also provide evidence of the payment of the registration fee for an
apartment referral service for tenants not accepting the purchase offer.

8. The CC&R’s shall require that garage spaces be used for parking
purposes only. Any changes made to this provision shall require prior
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PA-06-51 & PM-06-241

review and approval by the City of Costa Mesa.

9. The CC&R’s shall disclose that the available parking on-site is short of
the current condominium parking standards because of its existing
nonconforming status.

10. Property owner shall provide cabinet enclosures over any meters
visible from the street.

Bldg. 11. Comply with all building, plumbing, electrical, and mechanical
corrections listed in the March 22, 2006, Building Safety Division
memo.

\Z
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August 29, 2006 (revised)

Planning Department

RECEIVED
City of Costa Mesa CITY OF COSTA MESA _
77 Fair Drive DFVEI ADMENT ~FmRinea RERA ™= "=
Costa Mesa, CA 92628

AUG 2 9 2006

Subject: Condominium Conversion at 2536 Orange
Planning Department: e s i A BT

Built in 1956, this fourplex is currently being used as rental income. The property consists of four
cottage-style homes. The A and D units are 3 bedroom units, and the B and C units are 2 bedroom units.
All units have large attached yard areas with a common driveway down the center of the property. The
driveway is shared with an adjacent residential properly through an easement.

As part of the condo conversion process, the owner plans on making signifi@ant exterior upgrades to the
property, both in the form of new and additional landscaping, new painting of the exterior of the
property, new fending and new topcoat and slurry for the driveway. Additional landscaping and planters
along the drive area are antidpated as well as the replacement of alf windows, garage doors and

openers.

The interiors will be completely remodeled as well with new travertine flooring, new high-end baseboard,
caown molding and casing throughout the interiors. The kitchens will be completely remodeled with new
cabinetry and appliances, including stainless steel refrigerator, dishwasher, stove and microwave. Vent-
less fireplaces will look to be added if space is permitting. The yard areas for each unit will be upgraded
with all new sprinkler systems, landscaping and hardscape as well. All units will have fulksized
washer/dryer hookups in the garages. The garages will be finished out with new drywall and the floors
will be painted and sealed also. These buildings appear to be structuraily sound.

All bedrooms will have new ceiling fans and new mirrored doset wardrobes. The bathrooms will be
completely remodeled as well with travertine flooring and showers, new toilets and fixtures as well.

Any code deficiendes will be addressed as part of the aesthetic upgrades. Any bedroom window not
meeting egress requiraements will be madified as required during the remodel. The existing units have
wall heaters which will be replaced with new wall heaters, central units if possible. The plumbing system
is in good condition, but the modifications to the units will require replacement of fixtures and piping
through-out much of the unit. The existing roof was installed in 2001 and will remain. The electrical
service to the units is adequate and the upgrading of the Kitchen and Bathrooms will bring the outlets in
those areas to current codes.

949 South Coast Drive, Suite 170 » Costa Mesa » CA 92626
Phone: 714-556-2656 « FAX: 714-556-2696
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The goal, as part of the renovation, will be to create a much more aesthetically pleasing entry to the
property, and the appearance of high-end homes at completion.

If any additional informaticn is required, please call.

Sincerely,

STERN ARCHITECTS, INC.

Robert Stern, ATA
President

CC: Barry Saywitz/Property Owner
The Saywitz Company

14
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WOOD DESTROYING PESTS AND ORGANISMS INSPECTION REPORT

Bunding No. Streat Chy Zp Deta of Inspection Numbat ¢f Pagas
2536 Orange Ave, Costa Mesa, CA 92627 07/2012008 B
Raport i
BUGMASTERS 28315
TERMITE QLEARANCE & AEFAIRS Lle. Regisiration :f
P.0. Box 545, Buena Park, CA 80621 PR 2015
(714) BBO-BT77 = (562) D26-1336 * Fax (714) 680-6779 Baormw &
Ordered by: Froperty Owner andfor Party of Intarest: Report Sant to!
Saywitz Saywitz Saywitz Co,
2536 Qrange Ave 23936 Orange Ave Barry Saywitz
Costa Mesa, CA 82627 Costa Mesa, CA 52827 4740 Von Karman

Newnort Beach, CA 92660

COMPLETE REPORT [\ UMITED REPORT [} SUPPLEMENTALREPORT [|  REINSPECTION REPORT []

General Description: Inzpeclion Tag Posted: No Applicable Place
Single story wood framed stucco duplex. Avaltable
Other Tags Posted:

An Inzpection has been made of the sirusture(s) showt on the diagram in accordance with the Stureturs] Pest Contral Act. Detached porehes, detached
steps, detached decks and any other struclures not on the dlagrar were nat inspected

Subterranean Termites [V Drywood Termites [W”  Fungus / Dryrot [\ Other Findings O Furthet Inspection [
i mmy of the abave Boxes are checked, # Indicates that there were vialble probloms In pocossible aresa. Rasd the repost for tha detslls on checked ftams.

. 11C|—'
10A
111G 10C 10B 1B
104, 114
108
11C
T"e
118
MC E
11C
11C
118
T1A
118 11@

This Diagram is not to scale

Inspected by: _Manuel Barahona State License No, TR 31640 signature \"“'\“’MQ Q‘_)-.»..wa

You ara entitiad to obtain copies of ell reports and complation natices en this raperty reportad to the Sruchrsl Past Controt Bhard auring the preceding two years. To ohiain sepice

contact: Structurs) Pes{ Control Soerd. 1418 Howna Avenue, Sulte 13, Saeramants, Cellfornia, D5E253204,

NOTE: Questiens ar problema cancerning the ebove rapon sheuld be diresiod to the managar af me eonipany. Unmacived duostiona or problems with senvices performed may he
directed Io the Struclural Past Control Beard at {915) 561-8708, (BOT) 737-2102 or Wini, pestbagid, a8, oV




SECOND PAGEOF S .NDARD INSPECTION REPORT OF THE F~OPERTY LOCATED AT:
Address 2536 Orange Ave, Costa Mesa, CA 92627 07/20/2006 W28315

Date Repart #

PLEASE READ: IMPORTANT INFORMATION CONCERNING THE TERMS OF THIS INSPECTION

Gartain aregs are recognized by the industry as inaccessible andfor for ofher reasens not inspected. Thesa include buk gre not limiled to:
inaccessible and/or, insulated attics or portions thereck, atfics with less than 18" clear craw) space, the intarior of hollow walls; spaces betwean a
floor or parch deck and the ceiling below: aress whers thers is no access without defacing or teartng out lumber, masonry ar finished wark making
inspection impractical, areas or fimbars araund eaves that would require use of an extension ladder and eves covered by roofing matenials,

Siab floor construetion has becoma mare prevalsnt in racent years. Floor coverings may conceal sracks in the slab that wil allow infestations to
enter undetacted, Slab construction prevents inspestion and/or detectfon of infestations undarneath them, Important Note Regarding
Subtefranean Termites; Sublerranean femites that appear aftsr our ofiginat inspaction are not under any guerantee by this company,
Subterranesn termites sometimes live in the soil under cancrete slabs and ¢an often go undetactad for manths or years. Thasa termites can not
be detected during our visugl Inspections. There will be a fee for treating any newly detetted mfastation. Infesiations in the wall may be coneesled
by plaster. drywall or wall paper 5o that a diligent inspection may not uncover the {rue condition. These areas are not practical io nspect because
of inaccesaibiiity and/or damage to the wall struchire and themsiore are not under warranty.

The above arees ware not inspacied unless described in this report. We recormmend further inspection if there is any guestion about the above
noted arens. Re: Structural Pest Control Act, Article 6, section 8516 (b), paragraph 1580 (1). Amended effective March 1, 1974, Stall showers, it
any, are water tested in compliance with Section 1991 {12) of the Struciural Pest Control Act. The absence or presence of leaks through sub-floor,
adjacant floors or walls will be reported. This is a repart of the condition of the stall shower at the time of inspactian only, and should not be
corfused as a guarantee. Although we meke & visual examination, we do not deface or probe into window or door frarmas, deceretive trim, roof
members, efc., in search of woad destraying pests or organisms.

This company will reinepect repairs done by othars within four months of the original inspection. A charge, if any, can be ne greater than the
original inspeclion fee for each rainspection. The reinspection must be done within ten (10) working days of request. The retnspection is 2 visual

NOTE: Wa do net inspect or certify plumbing, plumbing fixiures, ets, Also, in casss where wood members are to be replaced, we cannot
guarantee to matel the size or shape in ceses whers custom material exists or oldsr wood was largar when bullt, Because today's size lumber will
be used an additional sost will be charged if requesied to match existing lumber.

NOTE: "The exinrior surface of the roof was pat inspechsd. If you want the water tighiness of the roof determined, you should contract
a roofing contracter who is licensed by the Contractor's State Licenss Board.” We 6o not inspect or ceriify raofs,

Note: All repair estimates on this report are to repalr existing wood mambers as heted below. ltis the responsibility of the homeawner or buyer to
inform bugrmasters if some existing structure being rapaired is not built o city code or permitted. It is the propenty owners responsibility prior to
approving any repalr to check with the City Building Dept. to see ¢ permits are required for the work estimatad below. f permits are required, the
preperty owner will need {o pull permits as pwner buiider and notify Bugmasters. Any additianal work required by the Clty and/or field inspactars
will be at an additional cost.

Note: Woad members that are missing er spiil, cracked, weathered, ar broken by causes ofher than dry-rot or tarmite damaged are notincluded in
this report or estimate. Areas wher gutters must he removed to replaced damage, Bugmasters will not reinstall gutters or guaranee any
reinstallation of gulters, homeownar to contact a gulter cantrector to reinstal guiters. Alsa we do not read)ust any TV satellites moved during work.

Hidden damage is possitle any ime evidence of subterranean termiies, drywood termites, fungus (dry rof), beetles, faulty grade., sarth to wood
contact, dampwood termites, shewer leaks or excessive moisture ig noted on this report. It 5 also possible for hidden damage to be present in the
interior of walls. under floaring, under roofing materials and other areas that are not readlly accessible for inspection, This company will not be heid
responsible for any hidder damage.

Hidden damage found through chipping, sereping, preping prior to painting, especially through sand / water blasting, probing or t2aring out of
moldings. lumber, masonry, or finished work of any kind, or behind wallpaper or undemeath roofing materials, will not be the responsiblilty of
Bugmasters.

CONDITIONAL GUARANTEE: Bugmastsrs guarantess all work petfermed by this company for one year, unless otherwise statad under any
Individual recormmendation in this report oron a Bugmasters summoery ietter signed by an authorized smployee of Bugmasters. ‘This company is
not responsible for any future infestation, dry rof or adverse conditions beyond the time of incpection. If furnigation Is performed, Bugmasters is rot
liable far any damage to shrubs, vinas, frees, etc. or any damage to roofs or rmeef members at the Ume of Fumnigation. In the event that a re-
treatment, re-fumigation er sny other repair work is to be performed to honor a guarantoe lssued by Bugmasters; the hame-owner is responsibie
to make the property avallabie for any work to be perfarmed. Bugmasters will not be liable for any cost of vacating or preparing the rasidence for
re-treatment; and / ar repairs. NOTE: A new andfor extension of guarantee i9 never given for re-treatmants dome under original guaraniee,

|



THIRD PAGE OF ST+ JARD INSPECTION REPORT OF THE PK«~ERTY LOCATED AT:

Address 2536 Orange Ave, Costa Mesa, CA 92627 07/20/20086 W28315

Date Report #

NOTICE: BUGMASTERS does not warranty work performad by others. Such warrantiers should be obtained from those parforming the repafrs.
Bugmasters only re-imspects the ahsemes of infestation or infaction in the visible and accessible areas on the completion date only, If it i found
others have concealed or hidden infestations er infections during the courss of thelr repairs, it will be the responsibility of [he interested parties to
pursue tha parties who did the original work.

WHAT 1S A WOOD DESTROYING PEST & ORGANISM INSPECTION REPORT? READ THIS DOCUMENT. IT
EXPLAINS THE SCOPE AND LIMITATIONS OF A STRUCTURAL PEST CONTROL INSPECTION AND A WOOD
DESTROYING PEST & ORGANISM INSPECTION REPORT.,

MOLD POLICY STATEMENT: As per Structiral Pest Control Board { May 2002 ) Molds, sometimes called mildew, are nat waod-destreying
organisms. Branch 3 Licensees do not hava a dity under the SPCE Act and rafated reguiations to classify molds as harmful to humet health or
rot harrnful to human kealth,

NOTE: SPECIFIC LIST OF AREAS WHICH HAVE NOT BEEN INSPECTED ON YOUR PROPERTY AS FOLLOWS.

This repert regards the inspection of that part of the pramises as identified on the drawing within this repert. In accordance with the standard
practice of pest control cperators, certain structursl areas ars considered inaccessible for purposes of inspaction, inclusing but amm not limited lo
this structure in these spesific areas: (1.} Furniched Interiors (£.) Fortions of attic cane=aled or made inaccessibie by insulation end/er ingdequate
crewl space. (3.) The interlor of hallow walls. {4.) Space between g floer er parch deck and the cailing below. (5.) Stall showers over finished
cailings, (8.) Areas concealed by built-in cabinet work. (7.) Hardwoed floar beneath linolewm, carpet, ar tlle, (8. Inside kitshen or bathroom
cabinets where food ar supplies are stored. (8.) Areas concsalad by appliances, (10} Interiors of enclosed boxed eves, (11.) All second stery
eaves, facia, rafters and roof sheathing (12.) All eves where access i mmpractical with out an extension ladder. {13.) Exteriar eves end siding wers
sccess is limited due to zere lot lines, neighbors access, heavy plant growth or abutments. (14,) Fences and gates surrounding or attached te he
property.

NOTICE TO OWNER

Under the Californts Mechanic's Lien Law any structural pest confro! company whiet contrasts b do work for you, any contracior, subcontractar,
labeorer, suppliar ar other persen who help to improve your property, but is not paid far hiz work or supplies, hias the right to anforce a claim against
your property, This means that after 2 court hearing, yaur property could be sold by a court officer and he proceeds of the sale used to satisfy the
indabtadness. This ¢an happan even i yau have paid your stryctural pest control company in fult if the sub-contractor, leborers, or suppliers
remain unpaid.

To preserve their right to file & clalm of lien against your property, ceftain claimants such as subcantractors or material suppliers sre required to
provide you with & document entitied "Prelimimary Notice”. Prime contrastors and lsbormrs for wages do not have in provide this notige, A
Praliminary Notice is not 2 lien against your property. Iis purpose Js to nofify you of persons who may have a right o fils a lian against your
propatty if they are not paid.

"NOTICE: The charge for service that this company subcontracts te ancther person or entity may inciude the company's charges for amanging and
administering such services that are in addition to the direct costs associated with paying the subconiractor. You may accept Bugmasters's bid ar
you may contract directly with anather registered company liconsed to perform the work

If you cheose to contract directly with another registered company, Bugmasters will not in any way be responsible for any act or omiszion In the
perfermance of work that you directly contract with another to parform.”

"NOTICE: Reports on this structurs prepared by various registered companies should list the same findings {i.a. termite infestations,
termito damage, fungus damage, etc.). However, recommendations to correct these findings may vary from company to company. You
have a right to sesk a second opinion from ancther company."

Local freatment iz not intended o be an entire structure treatmeant method. If infestations of wood-destroying pests extend or exisi bayond the
area(s) of local trestment, the may not be extenninated.

NOTE: If the Home Owner fails 1o pay bitting in full, Bugmasters wil have the fight to be paid back for all its costs and axpansas {0 the exient not
prohibited by spplicabie law. Those expenses inciude, for example (but not imited o), reasenzable attormey's fees. If for any reason this acsount is
to be turned aver to our coliection agency., You will be rasponsible for all cost of collecting. After 30 days a 1.5% Interest per month will ba
charged.

NOTE! If any additional damage or infestation is noted during the course of our work, in areas not visible at the time of the
inspection, a suppiemental report will be issued cutlining any additfonal findings, recommendations, and sosts.

This company does not cartify or guarantee against any lazkage, such a8 (but not imited 1o} plumbing, appltances, wells, doors, windows, any
type of seepage, roof or deck caverings. This COMpany renders no guaraniee, whatssever, againgt aty infestion, infestation or any other advarse
sendition which may exist in such areas or may become vislbly evident in such area after this date, Upon request, further inepection of thase areas
wayld be performad at an gdditiona! charge onge wosd members are made avaiiabie for visua! inspecton.
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FOURTH PAGE OF S, {DARD INSPECTION REPORT OF THE P1.UPERTY LOCATED AT:
Address 2536 Orange Ave, Costa Mesa, CA 92627 07/20/2006 W28315

Dale Report #

This is a separated report which is defined as Section I/Section 1l conditions evident on the date of the inspection. Section i
contains items where there is visible evidence of active infestation, infection or conditions that have resulted in or from
infestation of infection. Section Il items are conditions deemed likely to lead to infestation or infection but where no visibie
evidence of such was found. Further inspection itemns are definad ag recommendations to inspect area(s) which during the

original inspection did nat allow the inspeacter access to complete the inspection and cannot be defined as Section | or
Section |1

FINDINGS AND RECOMMENDATIONS

intetior: Inspected accessible areas only, see entire report for terms and conditions.

104 FRICE: $280.00 (Section I
FINDINGS; Evidence of subterranean termite infestation.
RECOMMENDATION: Pressure "ROD" treat, trench application of low pressure spot spray to contral
infestation. Break accessible sub tubes. Note: Bugmasters is not responsible for damage to hidden plurnbing
under concrete slak fioors and/or damage ta tile or lincleum during drilling.

108 PRICE: Unknown (Section 1)
FINDINGS: Evidence of Dry-rot wood members noted at time of inspection.
RECOMMENDATION: Contact proper tradesman to replace all dry-rotted wood members as necessary, If
additional adverse conditiong are uncovered during repairs, further inspection by this company is
recommended and a supplemental repart will be issued indicating any infection and/or additional repairs.

i0C PRICE: Unknown {Section |)
FINDINGS: Excessive moisture condition and water damage to dry-wall noted at time of inspection.
RECOMMENDATION: Contact proper tradesman to correct excessive maisture condition and repair any dry-
wall/plaster damage from same.

Exterior: Inspected accessibie areas only, see entirg report for terme and conditions.

1A PRICE: $2,580.00 (Section I
FINDINGS: Evidence of dry-wood termite infestations.
RECOMMENDATION: Vacate the premises and seal the structure for fumigation. Remove or cover
accessible evidence of infestation. Fumigation warranteed for two years,
Fumnigation awareness notice must be signed prior to fumigation. See fumigation notice for terms and
liabifities.
Fumigation NOTES:
Vikane gas requires the structure o be vacated for 48 hours (Two Nights)

11B PRICE: Unkhown (Section 1)
FINDINGS: Evidence of termite damaged wood members noted at time of inspection.
RECOMMENDATION: Contact proper tradesman to replace termite damaged wood members as required,

11C PRICE: Unknown {Section )
FINDINGS: Evidence of Dry-rot wood members noted at fime of inspection.
RECOMMENDATION: Contact proper tradesman to replace all dry-rotted wood memibers as necessary. If
additionzl adverse conditions are uncoverad during repairs, further inspection by this company is
recommended end 3 suppiemental report will be issued indicating any infection and/or additional repajrs.
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FIFTH PAGE OF 8T/ JARD INSPECTION REPORT OF THE PR..-ERTY LOCATED AT,

Address 2536 Orange Ave, Costa Mesa, CA 82627 07/20/20086 W28315

Date Report #

{n accordance with the laws and regulation of the State of California, we ars required to provide you with the following information prior
to application of Pesticides to your property.

"State law requires that you be given the following Information: GCAUTION, PESTICIDES ARE TOXIC CHEMICALS. Structural Pest
Contral Companies are regiztered and regulated by the Structural Pext Control Board, and &pply pesticides which are registered and
approved for uss by the Callfornia Dept. of Pestivide Regulation and the United States Enrvircnmental Protaction Apency. Registration s
granted when the State finds that based on exieting sclentific evidence there are no approciahle risks If proper use conditions are
followed or that the risks are cutweighed by the benefits, The degree of rizk depends upon the degree of exposure, $o exposure should
be minimized.*

"If within 24 hours fallowing application, you experisnce symptoms similar to common seasonal ilinezs camparable to the flu, contact
your physician or poison control centar {B00) 876-4766 and your pest control operator immediately,” Effects of over exposure to these
rmaterials can include fremors and tonlc and colonic comvuixione.

Far further information, contact any of the following:

Bugmasters {714) 6ROBTTT
Poison Control Center {BOD) E76-4766
(Health Quasticns) Counfy Health Dapt.

Crange County (714) 834-7700
Lot Angeles County (213) 250-8055
San Bernardino Caunty (808) 367-8280
Riverside County {909) 358-5000
Fresno Cotnty {559) 445-320D
{Application Info.) County Agriculiure Commission

Orange County {714) 447-7100
Log Angeles County (626) 575-5485
San Bernardine County (909) 387-2115
Riverside County (851) 955-3000
Fresno County (559) 456-7510
Structural Pest Contrel Boand (Regulatory Info,) {816} 561-B704

1418 Howe Ave. Sufte 18, Sacramento, Ca, 95825
TERMITE AND FUNGUS CONTROL CHEMICALS

Demon TC (EPA Rag. No. 10182-107)
Active Ingredients: Cypermathrin (-r-)a-cyano-(:-l-phanoxyphenyl}methyl{-!-»)-cis,trans-S-(z,z-dlchloruetheny!)-2,2-dimathylcyclnpropanecarbmlate

Power Piant (EPA Req. No. 58625-3)
Active Ingredients: d-Limonrene 90%

Vikane (EPA Reg. No. 454-232)
Active Ingradients: Vikane-sulfuryl fioride 99.5%, Chlorapicrin 5%
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SIXTH PAGE OF 8T4. »ARD INSPECTION REPORT OF THE PRw.-ERTY LOCATED AT,

agdress 2536 Orange Ave, Costa Mesa, CA 92627 071202006 W238315

Date Report #

Findings and Recommendations estimated by this Company:

Ampprovel  liem Primary Estimate Section

] 104 $290.00 I
O T1A $2,580.00 t

Complete all of the above listed Items. . T Complete only the above items checked,
(] Gomplate art itoms with Primary Etimata: Total Estimste  $2,870.00 Total $

Findings and Recommendations NOT estimated by this Company:
Owner or Authorized Representative shall contract others for completion of these flemns.

ltems: 108, 10C, 11E, 11C

— — ———

{ have read and undersiand the tenns of the Raport refaranced abowe and agres fo the tsrms and condilions set forth.
Bugmesiers is hereby authorizad 1o complele the ltems selected sbove 8nd # is agreed thal payment shall be made as follows:

Payment shall be made as follows: [] Wit closeofEserowr [ ]8.  Depasit [] & onCompletion
Escrow Number: Escrow Company; Escrow Officer:
Phone { ) - Fax{ ) - Address:
Owner or Authorized Representative:  [] Owner [J Representative's Tile:
Prim Name; X Date
Owner of Authorized Representative: [ ] Owmer [0 Representative's Title:
Print Name: ) x_ Data

20



CITY OF COSTA MESA
DEVELOPMENT SERVICES
BUILDING SAFETY DIVISION
77 FAIR DRIVE, P.O. BOX 1200

FaTale a iy

A ‘N ETST L FTAXY YEOOMIAATT L A "0 fALO
LUD LA VMILDA, CALIFURNIA F20L0-12UU

714-754-5629

DATE: 03-22-06

PROJECT: Residential Commeon Interest Development Conversion |
ADDRESS: 2536 Orange
CITY: COSTA MESA

Reoe -t 186

Per sec.13-42 (f), (2) City of Costa Mesa zoning code. A property review inspection was
conducted. The following items were noted. There are 4 units, comments generally apply to each
unit.

BUILDING:

1} Smoke alarms required at locations referenced by ihe California Building Code.

-

2) Install draft stops in attic areas, separating dwelling units.

3) Maintain [-hour separation between garages and dwelling units.

PLUMBING:

1} Venfy gas meters and supply for units A and B.
2) Install gas piping and connector per CPC requirements a dryer.
3) Verify exterior laundry meets plumbing code requirements.

4) Verify end of line cleanouts.
ELECTRICAL.:

1} Provide GFCI protection for receptacles at kitchens, bathrooms, garages, and outdoors.
2) Ungrounded receptacles to be updated to CEC requirements.

3} Electrical sub panel to be removed for clothes closet to an approved location per the CEC.
4} Electrical service mounted to existing panel to be up graded to meet CEC requirements.

MECHANICAL:

2\



1) Install drye. sucts per CMC requirements.
2) Install thermostat for wall heaters.
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TENTATIVE

PARCEL MAP NO. 2006-24l

IN THE CITY OF COSTA MESA, COUNTY OF OQORANGE
STATE OF CALIFORNIA

FOR CONDOMINIUM PURFPOSES

ASSESSOR'S PARCEL NUMBER: 438-181-13

AUGUST 2006
OWNER SUBDMDER MAP_PREZARER
BwRRY SATWITZ FROPERTIES OME, LLF THE SAYMITE COMPANY WALDEN B ASSOCIATES
C/0 THE SAYWITZ COMPARY 4740 VOM KARMEM, SUME 100 2532 WHITE RC., SUNTE B
4740 ¥ON KARMEN, SUME 100 NEWPORT BEACH, €A 32EG0 IR\I"INE [+ 92514
NEWFORT BEALH, CA 92680 JEFFREY &, WALDEN, P.LS. 7914

LEGA| DESCRIPTION:

THE SOUTWWESTERLY RECTANGULAR 50.00' OF THE MORTHEASTEALY
FECTANGULAR 149.00° OF THE NORTHWESTERLY HALF OF LOT 121
OF TRACT NO. 300, IN THE G OF COSTA MESA, COUNTY OF
ORANGE, STATE OF CALFORNIA,_AS SHOWN ON THE WAP AILED [N
BOCH T4, PaGES 11 AND 12 oF HECELL.IIE‘DUS WAPS, RECORDS

OF THE COUNTY RECORDER OF SM0 COUNTY. é
AREA
15,000 39 FT. = 054 ACRES

GENE i .
B 0 50 100
L Paomons v s e e (B e S
2. PROPOSED LAND USE. MULTI~FAMILY RESIDENTUAL
3. ADIACENT LAND USE: SINGLE AND MULTI-FAMAY RESDENTIAL STALE 1N FEET
4 ALL DXISTING BAALDMGS TO REWAN, 1imh =50 R
5 EISTIMG SEWER AND WATER COMMECTIONS TD REMAIN
FLO00 ZONF: LECEND:
S
THE PROPERTY SHOWN FEREON LIES WIMIN 200 ~X° &S SHOWM o FLOD - -
DEURINEE. FATE LA NOWGER, QS0RSE0NM, REVIRD TEERUARY 16, 2004 I% T WATER VALVE Xf—€ = STREET LGHT
— WATER METER ™ - TRAFAC PULL BOY
T~ FIRE HYDRANT o
® -~ BACK FLOW DEICE m BO%
EASEMENT NOTES: & - Pw ASPH = ASPHALT CONCRETE
@ BOCHTES THE FEERATION FOR FAD PURPOSES 45 RESERVED BY THE :': - ”"G' TION CONTROL VALVE _ CONG — COMIRETE
s CUARAATER AMD. TRUST COMANY [ DESD REABADED NOVEWBER 3 - L=
1535 IN BOMK 817, FAGE 269, OF DEEDS. W - TRPont P 0%
@ - oot —— GAS—— — DAISTING GAS LINE
INTICATES, AN EASEMENT FOR STREET AND HIGHWNAY PURPOSES IN FAVOR OF 5~ st oman et —- -~ DOETING TELEPHONE LNE
THE OITY QF COSTA MESA RECORDCD ALGUST 17, 1958 M BOOK 5378, —T - = SUETING FLECTRICAL LUNE
PAGE 349 OF OFFICIAL RECORDS. - - _ TNemNG WATER UNE
O e ek — NG Sary Lne
RIGIGATES THE AREA FOR STREET MND HGMAY FURPOSE T0. BE EICATED —s—-
TO HE CITY OF COSTA WESA FER THIS MAR, ——S0—— - EXSTNG ELECTRCA e
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THE SAYWITZ COMPANY
4740 Von K ARMAN = SUTTE 100 » NEWPORT BEACH, CA. 92660 » 94929307500 ~ Fax 949+930-7555

August 23, 2006

Tenants
2536 QOrange Avenue, Unit A
Costa Mesa, CA 92627

Dear Tenants:

We previously provided you nofice of our intent fo pursue a potential condo conversion of the
property. The city has required that we provide you with an additional nofice of such filing. The
owner of this building at 2536 Qrange, Costa Mesa, California, plans to file a tentative map with
the city and county to convert this building to condominiums. You will be given notice for each
hearing, for which notice is required, pursuant to Sections 66451.3 and 66452.5 of the
Government Code and you will have the right to appear and the right to be heard at any such
hearing.

We will provide you with additional notices and/or information as we receive it.

Sincerely,

B

Barry Saywitz
President

BS:cf
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PAPROFPERTIESECILER PLATESICONDC CONVERSION LETTER-S-23-08 DOC



THE SAYWITZ COMPANY
4740 VON K ARMAN » SUITE 100 » NEWFORT BEACH, CA 92660 » 949+830-7500 « Fax 949-930-7555

August 23, 2006

Tenants
2536 Orange Avenue, Unit B
Costa Mesa, CA 92627

Dear Tenants:

We previously provided you notice of our intent to pursue a potential condo conversion of the
property. The city has required that we provide you with an additional notice of such filing. The
owner of this building at 2536 Orange, Costa Mesa, California, plans o file a tentative map with
the city and county to convert this building to condorniniums. You will be given notice for each
hearing, for which notice is required, pursuant to Sections 66451.3 and 66452.5 of the

Govemnment Code and you will have the right to appear and the right to be heard at any such
hearing.

We will provide you with additional notices and/or information as we receive it.

Sincerely,

S

Barry Saywitz
President

BS:cf

30
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THE SAYWITZ COMPANY
4740 Vo KARMAN * SUITE 100 » NEWPORT BEACH, CA 92660 + 949+930-7500 » FAxX 949+930+7555

August 23, 2006

Tenants
2536 Orange Avenue, Unit C
Costa Mesa, CA 92627

Dear Tenants:

We previously provided you notice of our intent to pursue a potential condo conversion of the
property. The city has required that we provide you with an additional notice of such filing. The
owner of this building at 2536 Qrange, Costa Mesa, California, plans io file a tentative map with
the city and county to convert this building to condominiums. You will be given notice for each
hearing, for which notice is required, pursuant to Sections 66451.3 and 66452.5 of the

Government Code and you will have the right to appear and the right to be heard at any such
hearing.

We will provide you with additional notices and/or information as we receive it.

Sincerely,

g

Barry Saywi
President

BS:cf

3|
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THE SAYWITZ COMPANY
4740 VON KARMAN ~ SUITE 100 - NEWPORT BEACH, CA 92660 - 949-930-7500 = FAX 9499307555

August 23, 2006

Tenants
2536 Orange Avenue, Unit D
Costa Mesa, CA 92627

Dear Tenants:

We previously provided you notice of our intent fo pursue a potential condo conversion of the
property. The city has required that we provide you with an additional notice of such filing. The
owner of this buiiding at 2536 Orange, Costa Mesa, California, plans to file a fentative map with
the city and county to convert this building to condominiums. You will be given notice for each
hearing, for which notice is required, pursuant to Sections 66451.3 and 66452.5 of the
Government Code and you will have the right to appear and the right 1o be heard at any such
hearing.

We will provide you with additional notices and/or information as we receive it.

Sincerely,

Con

Barry Saywitz
President

BS:cf

72

PAPROPERTIES\ROILER PLATESWCONDO CONVERSION LETTER-B-Z3-08.00C
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