PLANNING COMMISSION
AGENDA REPORT 71,3

MEETING DATE: JANUARY 14, 2008 ITEM NUMBER:

SUBJECT: PLANNING APPLICATION PA-07-29 FOR A FINAL MASTER PLAN AND MINOR
CONDITIONAL USE PERMIT FOR A THREE-LEVEL PARKING STRUCTURE (342
PARKING SPAGES) AT SOUTH COAST METRO CENTER, 531 ANTON BOULEVARD

DATE: JANUARY 3, 2008

FOR FURTHER INFORMATION CONTACT: CLAIRE L. FLYNN, AICP, PRINCIPAL PLANNER,
(714) 754-5278

DESCRIPTION

Planning Application PA-07-29 for the proposed Symphony Towers Parking Structure B project
involves the following:

e Final Master Plan for a three-level parking structure (total 342 parking spaces) at South
Coast Metro Center, 531 Anton Boulevard in a PDC zone. The proposed structure will
replace surface parking spaces that are eliminated due to the construction of the
Symphony Towers High-Rise residential project at 585/695 Anton Boulevard.

« Minor Conditional Use Permit for a deviation from shared parking requirements and also
for the provision of a maximum 10 percent of compact parking (34 compact spaces) in the
new structure.

APPLICANT
Patrick Toocley of Wilson Meany Sullivan.

RECOMMENDATION

Approve Planning Application PA-07-29, consisting of a final master plan for Parking Structure
B and minor conditional use permit related to parking requirements, by adoption of attached
resolution.

i ot g Hombinlse, Prundt

CLAIRE L. FLYNN, AICP KIMBERLY BRAND'UAICP
Principal Planner Assistant Dev. Svs. Director



PLANNING APPLICATION SUMMARY

Location: 531 Anton Blvd. Application #  PA-07-29

Request: Final master plan Symphony Towers Parking Structure B (342 parking spaces) and minor
conditional use permit to deviate from shared parking requirements and to provide 34 compact
parking stalls.

SUBJECT PROPERTY': SURROUNDING PROPERTY:

Zone: Planned Development Commercial  North: _The Lakes Pavilions Retail Center

General Plan: Urban Center Commercial ~ South:  [-405 Freeway

Lot Dimensions: [rreqular East: Experian / Vacant Sakioka Lot 2

Lot Area: 18 acres West:  Avenue of the Arls

Existing Development:

Three office buildings (535,555,575 Anton) and 24-Hour Fitness (589 Anton)

This is SubArea 4 of Area 6, South Coast Metro Center, in the North Costa Mesa

Specific Plan.

Development Standard

DEVELOPMENT STANDARD COMPARISON

Zoning Code or NCMSP
Requirement

Proposed
Parking Structure Master Plan

General Plan

Urban Center Commercial allowing commercial uses

Zoning

Planned Development Commercial

North Costa Mesa Specific Plan

Area 6/SubArea 4— South Coast Metro Center

Lot Size — Development Lot

One acre

18 acres

Site Coverage — Overall Project:

Buildings

30% site coverage

Not Applicable to parking
structures

Perimeter Open Space

20 abutting all Public ROW

> 20’ from Anton Boulevard (north)

> 20" from 1-405 Freeway (south)

> 20' from Avenue of Arts {west)
Interior property line {east)

Open Space’

Minimum 20-foot Perimeter
Open Space Required

20-foot Perimeter Open Space
maintained {No change)

Floor Area Ratio’

Max. 1.02 FAR

Max. 1.02 FAR
(No change)

Building Height

180 feet above grade level
{12 stories}

26 feet above grade level
(2 stories / 3 levels)

Parking:

Shared Parking Study

2,424 parking spaces”

344 new parking spaces proposed
in Parking Structure B
Overall Total:

2,389 parking spaces’

Compact Parking Stalls”

10 percent of new parking stalls
Max. 34 parking stalls

10 percent of new parking stalls
Max. 34 parking stalls

Driveway Width:

Min. 16 ft.

Min. 16. ft.

T
2

Square footage of parking structures are not included in FAR calculations and also does not affect perimeter open space in this case.
Shared Parking Study for South Coast Metro Cenler approved in 1999.
3 Minor conditional use pemmit required to deviate from shared parking requitements. Shared parking study updated in Year 2007.
Minor conditional use permit required to allow a maximum 10 percent of total parking supply te be provided as compact parking.

FINAL ACTION: Planning Commission

CEQA STATUS: Final Program EIR No. 1052
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BACKGROUND

in April 1999, City Council approved preliminary master plan PA-98-77 for the South Coast Metro
Center. The project consisted of two restaurants, a health club, 200-room hotel, and a minor
conditional use permit to deviate from shared parking requirements. A final master plan for the four
new Experian buildings was also approved.

In August 2000, City Council approved Master Plan Amendment PA-00-21 allowing the four
buildings for Experian (525,000 square feet) and the Experian parking structure. Three of the four
Experian buildings have been constructed.

In January 2007, City Council approved Preliminary Master PA-05-47 for the Symphony Towers
high-rise residential project. The preliminary plan involved construction of two high-rise residential
buildings and two mid-rise buildings at 585/585 Anton Boulevard.

On QOctober 8, 2007, Planning Commission approved final master plan PA-07-18 for the Symphony
Towers high-rise residential project. This final master plan consists of a maximum of 484 residential
condominiums within a 26-story (Tower |) and 16-story high-rise building (Tower I}, two six-level
parking structures containing a total of 1,040 parking stalls, and an additional 6,000 square feet of
ancillary retail in Tower II. If implemented, this project would replace the entitlement for the hotel.

ANALYSIS
Project Location

The parking structure site is located at 531 Anton Boulevard, just south and east of existing parking
structures. At one time, the 45-acre South Coast Metro Center property was owned by one property
owner (Sakioka Farms) and was leased on a long-term basis to various other parties. In the early
2000s, there was a change of ownership and operation of the area, and it is now owned and
managed by several different parties.

In the North Costa Mesa Specific Plan, South Coast Metro Center has been broken into four different
sub-areas. An 18-acre subarea constitutes the project site and is identified as Area 6, Subarea 4,
of the North Costa Mesa Specific Plan (Vicinity Map and Site Photographs, Attachments 1, 2).

The project site is owned by RREEF America / REIT Il Corporation. This site includes three 12-story
office buildings, 24-hour Fitness Health Club, two restaurant buildings, and a 4,000 square foot
retail center. The Experian campus is located in along the easterly portion of South Coast Metro
Center. The existing Macaroni Grill restaurant and vacant restaurant building (formerly Sensasian
Restaurant) totaling 17,529 square feet are proposed to be demclished to accommodate the
Symphony Towers high-rise residential project.

Final master plan PA-07-29

The proposed project involves construction of a three-level parking structure (342 parking spaces)
to replace the surface parking stalls displaced by the construction of the Symphony Towers high-
rise residential project. The site for the parking structure is an at-grade asphalt parking lot with 110
parking spaces. The new parking structure includes the 110 displaced surface parking stalls.
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The project also involves the following modifications to the two existing parking structures
(Structures A and C) to facilitate vehicle movement:

New entry/exit gate along northwest comer of Parking Structure A.

New entry/exit gate along southeast corner of Parking Structure C.

Removal of entry/exit gate along eastside of Parking Structure C.

Removal of 12 parking spaces in Parking Structure C to restriping/vehicle circulation due to
new entry/exit gates.

Please refer to the site plan/floor plan/elevations (Plans, Attachment 5).

Master Plan Review

The following analysis provides justification for approval of the final master plan for Parking
Structure B.

Project is_in_conformance with preliminary master plan PA-05-47 for Symphony Towers.
Council adopted the preliminary master plan for the Symphony Towers project in January
2007. The preliminary plan identified two areas for new parking structures that would replace
the parking spaces eliminated by the Symphony Towers project. The location and proposed
use of Parking Structure B as replacement parking are consistent with the preliminary master
plan.

Parking structure height, scale_and design will match existing structures. The North Costa
Mesa Specific Plan allows building heights ranging from 180 feet and up to 308 feet above
grade level. The proposed 27-foot high, three-level parking structure is well below this height
limit and is similar in height, scale, and design to the other parking structures at South Coast
Metro Center. The concrete walls and columns of the new structure will be finished and
painted to match existing structures. The 8" x 42" high concrete parapet will also be painted to
match the parapets of the other structures.

Landscaping to_be in _compliance with Cify standards. A condition of approval requires
approval of a final landscape plan for the overall Symphony Towers site and also the subject
project area. A conceptual landscape plan will be provided prior to the hearing.

Section 13-105, Landscape Requirements, of the CMMC requires that the parking structure
be developed with perimeter landscaping under the direction of the Planning Division. The
landscaping shall consist of tall-growing canopy trees, with a tree size mix as follows: One
tree for every 100 sq.ft. of perimeter landscape area (30% 15 gallon trees, 50% 24-inch box
trees, and 20% 38'inch or greater box trees). A condition of approval requires that Eucalyptus
trees be planted around the north, south, and west elevation of the proposed Parking
Structure B. Creeping fig, or some other quick growing, clinging vine, shall be planted on the
north elevation.

Minor Conditional Use Permit

In addition to the final master plan, Planning Application PA-07-29 also includes a minor conditional
use permit to: (a) deviate from shared parking requirements (2,424 spaces required, 2,389 spaces
proposed) and to allow a maximum 10% of compact parking (34 spaces allowed per minor conditicnal
use permit, 34 spaces proposed).
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The following analysis provides justification for the approval of the minor conditional use permit.

o Shared Parking Study (dated November, 2007) concludes that proposed parking is sufficient
for the South Coast Metro Center.

Linscott, Law, and Greenspan completed the original shared parking analysis for South Coast
Metro Center in November, 1999. This analysis was subsequently updated in 2007 to account
for the proposed project.

The 2007 shared parking study analyzed the parking demand for the South Coast Metro uses,
excluding the Experian buildings which are separately parked and the two restaurant buildings
which will be demolished for the Symphony Towers development. The parking study
methodology is based on the following:

o Parking demand of three office buildings, retail center, and 24-hour Fitness.

o Parking demand of the three office buildings (currently at 80% occupancy) if fully
occupied.

o Weekday parking utilization surveys of the parking structures and surface parking lots.

o Loss of surface parking stalls due to implementation of Symphony Towers project and
construction of Parking Structure B.

o 10% contingency factor for calculations

It should be noted that the shared parking analysis does not include required off-site parking
for the Lakes Pavilions Retail Center, based on a previously-recorded legal parking
agreement. A condition of approval reflects that, unless the Lakes Pavilions is demolished,
the parking arrangement would need to be adjusted to provide for the Pavilions off-site
parking either in the proposed structures at the Symphony Towers site or elsewhere in the
South Coast Metro Center property.

The Transportation Division has reviewed the shared parking study and approved the
conclusions/methodology as summarized in Table 1 below.

Table 1 - Parking Table

Description 1999 2007 Difference
Shared Shared Proposed (2007 Study
Parking Parking Parking P:‘;;a”c:*sid
Study Study Parking)
Three Office
Buildings
244 099 sf Office
at 575 Anton
Minimum Minimum Proposal: +125 parking
241,225 sf Office Requirement: | Requirement: spaces in
at 555 Anton excess of
2,424 2,263 2,389 minimum
263,996 sf Office parking parking parking parking
at 535 Anton spaces spaces spaces required per
2007 Study
24-Hour Fitness
51,156 sf
Retail Center
4,000 sf
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The 2007 shared parking study concluded that peak parking demand for the South Coast
Metro Center development would be 2,263 parking spaces. The proposed parking supply,
with the inclusion of Parking Structure B, would be 2,389 parking spaces (see Table 2). Thus,
the proposed supply would more than sufficiently accommodate the parking demand for South
Coast Metro Center once the construction of the Symphony Towers project is completed.

Table 2 - Proposed Parking Supply

Description Parking Spaces
Parking Structure A (north) 550

Proposed Structure B 342

Parking Structure C (northwest) 554 — 12 = 542*
Parking Structure D (west) 419

Surface Lots 536

TOTAL: 2,389 parking spaces

*Reduction of 12 parking stalls due to new exit/entry drive and reconfiguration of vehicle
circulation pathways.

Please refer to the 2007 Shared Parking Study for more information (Study, Attachment
4).

e Compact parking is within _the 10% maximum limit alfowed by Code pursuant to an
approved minor conditional use permit. The new structure will include no more than 34
compact parking spaces (342 spaces x 10% = 34 parking spaces).

ENVIRONMENTAL DETERMINATION

Final Program EIR No. 1052 was prepared in accordance with the California Environmental
Quality Act (CEQA), the State CEQA Guidelines, and the City of Costa Mesa Environmental
Guidelines. The Final Program EIR analyzed the Symphony Towers high-rise residential project
along with four other development projects.

Council certified the Program EIR on November 21, 2006. The Final Program EIR and technical
appendices may also be downloaded from the City’s website at: www.ci.costa-mesa.ca.us.
Following is a summary of the environmental impacts.




PA-07-29

Table 3 - Summary of Significant Environmental Impacts

Environmental Topic Requiring Mitigation  Level of Significance after Mitigation

Transportation and Circulation Less than Significant

Air Quality* Significant

Noise Less than Significant

Geology and Soils Less than Significant

Hydrology and Water Quality Less than Significant

Hazards & Hazardous Materials Less than Significant

Public Services — Library Services* Cumuiatively Significant Impact
Utilities and Service Systems Less than Significant

LEGAL REVIEW

The City Attomey's office has approved the attached resolution as to form.

ALTERNATIVES CONSIDERED

Planning Commission may consider the following:

1. Approve Planning Application PA-07-29, including the final master plan and minor
conditional use permit. As recommended by staff, this action will allow the applicant
to proceed with developing a three-level parking structure that would replace the
surface parking eliminated by the construction of the Symphony Towers high-rise
project.

2. Deny Planning Application PA-07-29. If the project were denied, the applicant
could not submit a modified proposal for Council consideration for six months.
Denial of the final master plan does not affect the previously-approved final master
plan for the Symphony Towers high-rise project.

CONCLUSION

Staff considers the final master plan and minor conditional use permit request for the proposed
Parking Structure B consistent with preliminary master plan PA-05-47 for the Symphony Towers
project. The proposed parking structure will provide parking for those spaces eliminated by the
construction of the Symphony Towers site, and the design of the structure will
match/complement the existing structures at South Coast Metro Center. The proposed parking
supply of 342 parking spaces (inclusive of 34 compact parking stalls} will provide sufficient
parking for the commercial uses, as concluded by an updated shared parking study by Linscott,
Law, and Greenspan.

Attachments: 1. Vicinity Map
2. Site Photographs
3. Resolution
4. Shared Parking Study
5. Site Plan/Elevation/Floor Plans
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Distribution: Deputy City Attorney
Deputy City Manager- Dev. Sves. Director
City Engineer
Fire Protection Analyst
Raja Sethuraman, Associate Engineer
Staff (4)
File (2)

George M.K. Sakioka
J.K. Sakioka Company
14850 Sunflower Avenue
Santa Ana, CA 92707

Patrick Tooley

Wilson Meany Sullivan

100 Wilshire Boulevard, Suite 940
Santa Monica, CA 90401

Loren Bedolla

Development Associate

Wilson Meany Sullivan

100 Wilshire Boulevard, Suite 940
Santa Monica, CA 90401

" Robin lles
RREEF America REIT Il Corp.
575 Anton Blvd., Suite 550
Costa Mesa, CA 92626

[ File: 011408PA0729 | Date: 122807 [ Time: 4:30 p.m.
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ATTACHMENT 3

RESOLUTION NO. PC-07-

A RESOLUTION OF THE PLANNING COMMISSION OF
THE CITY OF COSTA MESA, CALIFORNIA,
APPROVING PLANNING APPLICATION PA-07-29,
INCLUDING FINAL MASTER PLAN AND MINOR
CONDITIONAL USE PERMIT RELATED TO PARKING
REQUIREMENTS, FOR SYMPHONY TOWERS
PARKING STRUCTURE B AT 531 ANTON
BOULEVARD IN A PDC ZONE.

THE PLANNING COMMISSION OF THE CITY OF COSTA MESA DOES HEREBY
RESOLVE AS FOLLOWS:

WHEREAS, Planning Application PA-07-29 was filed by Patrick Tooley of Wilson
Meany Sullivan, authorized agent for property owners RREEF America and REITT |l
Corporation, for the Symphony Towers High-Rise Residential Project at 531 Anton Boulevard
in Area 6, South Coast Metro Center, of the North Costa Mesa Specific Plan;

WHEREAS, the proposed project involves the following: (1) final master plan for a
three-leve! parking structure (total 342 parking spaces) at South Coast Metro Center at 531
Anton Boulevard; and (2) minor conditional use pemnit for a deviation from shared parking
requirements and also for the provision of a maximum 10 percent of compact parking (34

compact spaces) in the new structure;

WHEREAS, City Council approved preliminary master plan PA-98-77 for the South
Coast Metro Center in April, 1999. The preliminary plan consisted of fwo restaurants, a health
club, 200-room hotel, and a minor conditional use permit to deviate from shared parking

requirements;

WHEREAS, the City Council approved preliminary master plan PA-05-47 for the
Symphony Towers in January 2007. The preliminary master plan establishes a high-rise
residential development option that complies with total number of residential units and non-
residential building square footage, floor area ratio, and trip budget maximums identified for
this sub-area in Area 6 of the North Costa Mesa Specific Plan, as amended per SP-06-02.

WHEREAS, preliminary master plan PA-05-47 identified the project site at 531 Anton

Boulevard for a future parking structure. Therefore, Parking Structure B is considered a final

BN



master plan component of the original preliminary master plan PA-05-47;

WHEREAS, Planning Commission approved final master plan PA-07-18 for the
Symphony Towers high-rise residential project on October 8, 2007. The final master plan
consists of a maximum of 484 residential condominiums within a 26-story (Tower |) and 16-
story high-rise building (Tower Il), two six-level parking structures containing a total of 1,040

parking stalls, and an additional 6,000 sq.ft. of ancillary retail in Tower I1.

WHEREAS, Final Program EIR No. 1052 for the North Costa Mesa High-Rise
Residential projects considered all environmental impacts of the proposed project and a
reasonable range of alternatives, and the Final EIR was found by the City Council to be
complete and adequate and in full compliance with all requirements of CEQA, the CEQA

Guidelines, and the City of Costa Mesa Environmental Guidelines;

WHEREAS, the City Council certified Final Program EIR No. 1052 for the North Costa
Mesa High-Rise Residential projects, inclusive of the proposed Symphony Towers project, by
adoption of Resolution No. 06-94 on November 21, 2006,

WHEREAS, a duly noticed public hearing was held by the Planning Commission on

January 14, 2008 with all persons having been given the opportunity to be heard both for and
against the proposed project;

NOW, THEREFORE, BE IT RESOLVED that based on the evidence in the record, the
findings contained in Exhibit" A", and subject to conditions of approvals contained in Exhibits
“B", the Planning Commission hereby APPROVES final master plan PA-07-29 for Parking
Structure B with respect to the property described above.

\3



BE T FURTHER RESOLVED that the Planning Commission finds and determines that
its approval of final master plan PA-07-29 is expressly predicated upon applicants’ compliance

with each and all conditions of approvals contained in Exhibit “B” as well as all applicable

federal, state, and local laws.

PASSED AND ADOPTED this th day of , 2008

DONN HALL
Chair, Planning Commission

i



STATE OF CALIFORNIA )
)ss
COUNTY OF ORANGE )

I, Kimberly Brandt, 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 , 2008 by the following votes:
AYES: COMMISSIONERS:
NOES: COMMISSIONERS:

ABSENT: COMMISSIONERS:

ABSTAIN: COMMISSIONERS:

KIMBERLY BRANDT, AICP
Secretary, Costa Mesa Planning Commission
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EXHIBIT “A”

FINDINGS

A

D.

Pursuant to Section 13-29(g)(5) of the Municipal Code, Planning Application PA-07-29,
including final master plan and minor conditional use permit, meets the broader goals of
the 2000 General Plan and North Costa Mesa Specific Plan by exhibiting excellence in
design, site planning, integration of uses and structures, and protection of the integrity of
neighboring development. The proposed Parking Structure B (342 parking stalls,
inclusive of 34 compact parking spaces) is consistent with the approval of preliminary
master plan PA-05-47 by the City Council in January, 2007 for the Symphony Towers
project. Parking Structure B will replace parking for those parking spaces displaced for
the commercial uses due to the construction of the high-rise residential project.

The proposed project is in conformance with the General Plan, North Costa Mesa Specific
Plan, and Zoning Code. The NCMSP allows building heights ranging from 180 feet and
up to 306 feet above grade level. The proposed 27-foot high, three-level parking structure
is well below this height limit and is similar in height, scale, and design to the other parking
structures at South Coast Metro Center. The concrete walls and columns of the new
structure will be finished and painted to match existing structures. The 6" x 42° high
concrete parapet will also be painted to match the parapets of the other structures.

Pursuant to Section 13-29(g)(2) of the Municipal Code, the approval of the minor
conditional use permit to allow a deviation from shared parking requirements and a
maximum 10 percent of compact parking spaces is justified because:

(1) Parking Structure B is substantially compatible with developments in the
same general area and would not be materially detrimental to other properties
within the area. Specifically, an updated 2007 Shared Parking Study prepared
by Linscott, Law, and Greenspan concluded that peak parking demand for the
South Coast Metro Center development would be 2,263 parking spaces. The
proposed parking supply, with the inclusion of Parking Structure B, would be
2,389 parking spaces. Thus, the proposed supply would more than sufficiently
accommodate the parking demand for South Coast Metro Center once the
construction of the Symphony Towers project is completed.

(2) Granting the minor conditional use permit will not be materially detrimental to
the health, safety, and general welfare of the public or otherwise injurious to
property or improvements within the immediate neighborhood.

(3) Granting the minor conditional use permit will not allow a use, density, or
intensity which is not in accordance with the Urban Center Commercial General
Plan designation or the North Costa Mesa Specific Plan.

The project has been reviewed for compliance with the California Environmental Quality

Act (CEQA), the CEQA Guidelines, and the City’s environmental procedures. Final
Environmental Impact Report (EIR) No. 1052 was prepared for the final master plan,

\6
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pursuant to the California Environmental Quality Act. Although the proposed project
could have a significant effect on the environment, mitigation measures have been
included as conditions of approval that reduce impacts to the fullest extent reasonable
and practicable.

Mitigation Measures from Final EIR #1052 have been included as conditions of
approval. If any of these conditions are removed, the City Council must make a finding
that the project will not result in significant environmental impacts, that the condition(s)
are within the responsibility and jurisdiction of another public agency, or that specific
economic, social, or other considerations make the mitigation measures infeasible.

1
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CONDITIONS OF APPROVAL

Ping.

Final master plan PA-07-29 for Parking Structure B shall comply with the
conditions of approval, code requirements, and mitigation measures of Final EIR
No. 1052 for this project and as listed in the Mitigation Monitoring Program for
the Symphony Towers Master Plan PA-07-18/VT-17207. The conditions of
approval and code requirements for PA-07-29 shall be blueprinted on the page
following or containing the site plan.

Since the mitigation measures from Final EIR #1052 are referenced as
conditions of approval, if any of these conditions are removed, the City Council
must make a finding that the project will not result in significant environmental
impacts, that the condition(s) are within the responsibility and jurisdiction of
another public agency, or that specific economic, social, or other considerations
make the mitigation measures infeasible.

Developer shall submit a final landscape plan to the Pianning Division for
approval prior to issuance of building permits. The landscaping shall consist of
tall-growing canopy trees, with a tree size mix as follows: One tree for every 100
sq.ft. of perimeter landscape area (30% 15 gallon trees, 50% 24-inch box trees,
and 20% 36’inch or greater box trees). Eucalyptus trees (or other approved tree
type) shail be planted around the north, south, and west elevation of the
proposed Parking Structure B. Creeping fig, or some other quick growing,
clinging vine, shall be planted on the north elevation.

Prior to issuance of building permits, the developer shall provide the Conditions,
Covenants, and Restrictions (CC&Rs) of the commercial property association to
the Development Services Director and City Attorney's office for review. The
CC&Rs must be in a form and substance acceptable to, and shall be approved
by the Development Services Director and City Attorney's office. The CC&Rs
shall contain provisions that effectively implement the following requirements: (1)
require that the association effectively manage parking onsite and employ
necessary measures (e-g. valet parking, mechanical lift parking, tandem parking,
etc.) as needed. If onsite parking is not appropriately managed, the Development
Services Director shall require implementation of corrective measure(s) to
address onsite parking problems in the future; (2) require that the association
contract with a towing service to enforce the parking regulations; (3) Any
subsequent revisions to the CC&Rs related to these provisions must be reviewed
and approved by the City Attorney's office and the Development Services
Director before they become effective.

The final Parking Management Plan shall be approved by the Development
Services Director and Transportation Manager prior to issuance of building
permits. Developer shall not reduce the amount of parking supply as shown in
the approved parking structure plan or increase the amount of compact parking
spaces, unless new applications for a minor conditional use permit or a variance
are submitted and approved. It shall be noted that, unless the Lakes Pavilions is
demolished, the parking arrangement shall be adjusted as applicable to provide
for the Lakes Pavilions off-site parking either in the proposed structures at the

\%



10.

11.

12.
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Symphony Towers site or elsewhere in the South Coast Metro Center property,
to the satisfaction of the Development Services Director.

Prior to issuance of grading permits, developer shall submit for review and
approval a Construction Management Plan. This plan features methods to
minimize disruption to residential communities through specified measures, such
as construction parking and vehicle access and specifying staging areas and
delivery and hauling truck routes.

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

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 storm water flow to a public street, an
alternative means of accommodating that drainage shall be approved by the
City's Building Official and City Engineer prior to issuance of any grading or
building permits. Such alternatives may include subsurface tie-in to public storm
water facilities, subsurface drainage collection systems andfor sumps with
mechanical pump discharge indieu 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 the subject property
shall preserve or improve the existing pattern of drainage on abutting properties.

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

Nighttime lighting shall be minimized to provide adequate security to the
satisfaction of the Development Services Director. Developer shall minimize the
number and height of light standards on the third level of the parking structure to
the fullest extent possible and consider lighted podiums or recessed light panels
as alternative lighting sources to traditional light standards. Any lighting under
the control of the developer shall be directed in such a manner so as to not
unreasonably inferfere with the quiet enjoyment of future on-site sensitive uses
within the Symphony Towers.

Developer shall submit any minor amendments to the final master plan to the
Development Services Director for review and approval prior to submission of
working plans/drawings for plan check. In addition to the minor amendments
described in Section 13-28 (g) (3) of the Municipal Code, architectural design
revisions are considered minor amendments.

Show method of screening for all ground-mounted equipment (backflow
prevention devices, Fire Department connections, electrical transformers, ete.).
With the exception of back-flow prevention devices, ground-mounted equipment
shall not be located in any landscaped setback visible from the street and shall
be screened from view, under the direction of Planning Staff. The mechanical
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Eng.

13.

14,

15.

16.

17.

Transp.

18.

19.

20.

PA-07-29

screens shall be designed to be of the same materials and architecturally
compatible with the buildings.

Developer shall maintain the public right-of-way in a "wet-down" condition to
prevent excessive dust and promptly remove any spillage from the public right-
of-way by sweeping or sprinkling.

Developer shall submit for approval an offsite plan to the Engineering Division
and Grading Pian to the Building Division that shows sewer, water, existing
parkway improvements and the limits of work on the site, and hydrology
calculations, both prepared by a registered Civil Engineer or Architect. Cross lot
drainage shall not occur. Construction access approval must be obtained prior
to building of engineering permits being issued by the City of Costa mesa. Pay
off-site plan check fee per Section 13-28(2)(b) of the Costa Mesa Municipal code
and an approved off-site plan shall be required prior to issuance of engineering
permits.

Developer shall fulfili the drainage ordinance fee requirements prior to issuance
of building permits.

Developer shall fulfill the City of Costa Mesa's Drainage Ordinance No. 06-19
requirements prior to approval of the final map/approval of plans.

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 of
the property. Private lateral connections to the City’s storm drains will require a
Hold Harmless Agreement prior to issuance of a permit.

Developer shall submit a detailed plan for each parking level which identifies
circulation within existing parking structure and any internal circulation between
structures prior to issuance of building permits.

Developer shall identify ramp slopes within the parking structure and comply with
the City's ramp slope standards. Ramps with parking shall not exceed 5 percent
slope.

Developer shall dedicate an access easement to the Orange County Flood
Control District (OCFCD) for access and maintenance of the existing adjacent
flood control channel. Ceordination with the OCFDC for location and size of
access easement is required, as well as coordination with the Orange County
Transportation Authority, as needed. Please contact Kory Hariri, P.E., OCTA, at
714-560-5436.
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Developer shall submit a soils report for this project prior to issuance of grading
permits. One boring shall be at least 15°0" deep. Soils report recommendations
shall be blueprinted on the plans.

Developer shall submit grading and drainage plans for this project. Erosion
control plan and implementation measures shall also be submitted prior to
issuance of a grading permit.

Any required fire hydrant shall be installed and operable prior to the initiation of
combustible construction.

Developer shall work with the Fire Department to ensure adequate emergency
access to the parking structure.

Developer shall work with the Police Depariment in implementing security
recommendations to the maximum extent feasible. For example, developer shall
provide 24-hour on-site private security for the proposed project, install an on-
site video surveillance system that will be monitored by on-site security
personnel, and install a controlled access system for all pedesirian and
automobile access.
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November 9, 2007

Mr. Patrick Tooley

Wilson Meany Sullivan

100 Wilshire Boulevard, Suite 940
Santa Monica, California 90401

LLG Reference No. 2.05.2711.1

Subject: Survey Shared Parking Demand Analysis for the
Symphony Towers Project @ South Coast Metro Center
Costa Mesa, California

Dear Mr. Tooley:

As requested, Linscott, Law, & Greenspan, Engineers (LLG) is pleased to submit this
Survey Shared Parking Demand Analysis for the proposed Symphony Towers Project
as part of the existing South Coast Metro Center development project. The proposed
Symphony Towers Project, which consists of two high-rise residential towers with
484 dwelling units and 6,000 SF of retail use, would replace the two existing
restaurants and an entitled 300-room hotel on the existing South Coast Metro Center
campus site located on the southeast quadrant of Avenue of the Arts and Anton
Boulevard in the City of Costa Mesa, California.

As part of the Planning Commission conditions of approval, dated October 12, 2007,
for the proposed Symphony Towers Project, the approved South Coast Metro Center
site parking demand of 2,424 parking spaces, which was based on a theoretical shared
parking demand analysis, may be reduced by 35 spaces to 2,3 89 parking spaces if
supported by a supplemental parking study.

As a result, this report evaluates the parking demands of the existing and vacant area
at the South Coast Metro Center development, and in particular, evaluates the
project’s parking requirements based on existing site parking ufilization surveys and
the methodology outlined in Urban Land Institute’s (ULI) 2™ Edition Shared Parking
guidelines for the vacant area within the existing office buildings. The office area
actual physical vacancy (in contrast to lease vacancy) was approximately 20% on the
date of the parking utilization surveys, which totals 149,846 SF (749,230 SF total
existing office area * 0.20).

Furthermore, because South Coast Metro Center office component was 80% occupied
and the current parking utilization is significantly less than the peak parking demand
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Mr. Patrick Tooley
November 9, 2007
Page 2

indicated by City Code or ULD’s theoretical shared parking demand, applying a
combination of actual parking surveys to the existing land uses and ULI’s shared
parking methodology to the vacant and proposed uses, is the most appropriate
methodology. Our method of analysis, findings, and recommendations are detailed in
the following sections of this report.

Parking Survey Analysis

To determine the existing parking demand of the existing uses at the South Coast
Metro Center development, AMPCO Parking Systems, the parking management
company for the site, conducted parking surveys on a “fypical” weekday. Appendix A
contains the parking survey count data conducted by AMPCO. The parking surveys
were performed at 10:00 AM and 2:00 PM on ten consecutive weekdays between
Wednesday April 25, 2007 and Tuesday, May 8, 2007 and consisted of counting the
number of parked vehicles within the entire project site, which consists of the three
parking garages and all surface parking lots, including the parking lot adjacent to the
Macaroni Grill and vacant restaurant building. The current South Coast Metro Center
development parking supply is 2,547 parking spaces.

The results of the weekday parking surveys indicate a weekday peak parking demand
of 1,607 vehicles (63% utilization) within the entire site at 10:00 AM. Also, the site
experienced a parking demand of 1,501 vehicles (59% utilization) within the entire
site at 2:00 PM on the same day. Please note that the existing Macaroni Grill parking
demand is included in the parking surveys, but will be eliminated with the proposed
Symphony Towers project, such that the actual demand for the remaining South Coast
Metro Center development will be less,

Survey Shared Parking Analysis

Based on the mix of uses within the South Coast Metro Center development, the
parking demand can be calculated using shared parking criteria as established by the
Urban Land Institute (ULID) which lays out a calculation matrix for computing the
project’s realistic parking needs. The shared parking calculations included in this
report are based on the office, health club, and retail mix of tenants within the South
Coast Metro Center development.

Survey Data Shared Parking Demand Analysis and Results

In order to determine the peak parking requirement for the South Coast Metro Center
development upon completion of the Symphony Towers project (which will be self-
parked) utilization of the survey data for the existing land uses is combined with the
parking demand within the ULI shared parking model for the vacant office area within
the existing office buildings. Note that proposed parking supply for the South Coast

NAZ700\205271 1\Letters & Faxes\271 1 Survey Shared Parking Demand Analysis Letter 11-09-07.doc
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Mr. Patrick Tooley
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Page 3

Metro Center development, excluding the parking supply for Symphony Towers, will
total 2,389 parking spaces.

Table 1, attached, presents an approach which applies the site/City code parking
requirement and site-specific time of day parking profiles to the 149,846 SF vacant
office area for the weekday time frame, while directly applying the parking survey
results as a time of day parking profile for the occupied square-footage within the
existing South Coast Metro Center development. As shown in Table 1, the peak
parking requirement for the existing office buildings and health club totals 2,263
parking spaces and occurs at 10:00 AM. The parking requirement at 2:00 PM totals
2,146 parking spaces. Please note that a 10% contingency factor has been applied to the
parking survey data to account for seasonal and/or daily variations in demand. As a
result, the total parking survey data shared parking demand for the South Coast Metro
Center development, upon completion of the Symphony Towers project, is 2,263
parking spaces and occurs at 10:00 AM on a weekday. With a proposed on-site
parking supply of 2,389 parking spaces, a minimum parking surplus of 126 spaces is
forecast for the entire site. This demand represents a significant reduction (161 spaces =
2,424 spaces approved — 2,263 spaces peak) in parking demand beyond the 35 requested
parking spaces.

In conclusion, the Survey Data Shared Parking Analysis indicates that the peak parking
demand for the South Coast Metro Center development, upon completion of the
Symphony Towers project, (Table 1) totals 2,263 parking spaces and occurs at 10:00
AM. With a proposed parking supply of 2,389 parking spaces, a minimum parking
surplus of 126 parking spaces is forecast for the entire site. With the inclusion of the
Lakes Retail parking agreement, which consists of 32 parking spaces, the surplus would
be reduced by 13 spaces (40% of peak demand at 10:00 AM) to a surplus of 113
parking spaces. Appendix B contains the shared use parking demand analysis for
South Coast Metro Center, provided by the City of Costa Mesa, which shows the
hourly parking demand for the Lakes Retail parking agreement.

We appreciate the opportunity to prepare this parking analysis for Wilson Meany
Sullivan. Should you have any questions or need additional assistance, please do not
hesitate to call me at (714) 641-1587.

Very truly yours,

sreenspan, Engineers

Attachments
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TABLE 1
WEEKDAY SURVEY DATA SHARED PARKING DEMAND ANALYSIS
Symphony Towers @ South Coast Metro Center, Costa Mesa

1) oy 3 @ (5 ®
Land Use Existing South Coast
Vacant OfTice Arvea (149,846 SF) Meiro Center Comparison
Size OFFICE wiProposed
. Parking
Parking Rate 3 Spaces per 1,000 SF Packing Survey Supply
Required Spaces 450 Parking Spaces Data of 5/7/2007
Adjustments nfa
Seasonal Adj. 100%
Guest Spaces _
Percent No. of Percent No. of Shared 10% Total Shared] Hourly Surplas/
Time of Peak Parking of Peak Parking | Parking |Contingency| Parking Parking | Deficiency
of Day Demand Spaces Demand Spaces Demand Factor Demand Supply (+/-)
10:00 4M 00% | 40 100% [ 1607 . 3057 | 206 [ 2263 .| Z3&9-F 12
2:00 PM 97% 450 93% 1,503 1 1,95t 195 2,146 2,389 243
Haote;
ND = No Diata eoflected
2711 Table | Swvey Shared Packing Analysia.xls (Weekdsy)xls 111712007
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APPENDIX A

PARKING SURVEY COUNT DATA
SOUTH COAST METRO CENTER
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APPENDIX B

1999 SHARED USE PARKING DEMAND ANALYSIS
SOUTH COAST METRO CENTER

b

LINSCOTT, LAW & GREENSPAN, engieers LLG Ref. 2-05-2711
Symphony Towers, Costa Mesa
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