PLANNING COMMISSION
AGENDA REPORT L. 3

MEETING DATE: JUNE 8, 2009

SUBJECT: URBAN PLAN AMENDMENT NO. 1 TO AMEND THE MESA WEST BLUFFS URBAN PLAN
RELATED TO MIXED-USE, LIVE/WORK UNITS, AND RESIDENTIAL LOFT DEVELOPMENT

STANDARDS
DATE: MAY 28, 2009
FOR FURTHER INFORMATION CONTACT: CLAIRE L. FLYNN, AICP, PRINCIPAL PLANNER
(714) 754-5278
DESCRIPTION

This item was continued from the Planning Commission meeting of May 11, 2009.

The proposed action is a City-initiated amendment to the Mesa West Bluffs Urban Plan.
The text changes will modify development regulations and provide additional
clarification/discussion related to mixed-use development, live/work units, and residential
lofts in the mixed-use overlay zone.

RECOMMENDATION

Recommend City Council adoption of Amendment No. 1 to the Mesa West Bluffs Urban
Plan SP-05-08, by adoption of the attached resolution.
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CLAIRE L. FLYNN, AICP KHANH NGUYE ’
Principal Planner Acting Asst. Dev. Gel¢Ccs




BACKGROUND

On April 13 and May 11, 2009, Planning Commission directed staff to revise the
originally proposed amendments to the Urban Plan. The meeting minutes and staff
report may be found online at:

e http://www.ci.costa-mesa.ca.us/council/planning/pa 090413.pdf

¢ hitp://www.ci.costa-mesa.ca.us/council/planning/2009-05-
11/051109UrbanPlanAmend1 .pdf

This staff report reflects Commission’s direction and contains updated attachments.
Specifically, the amended Exhibit “A” removes references to “adequately sized” work
spaces throughout the Mesa West Bluffs Urban Plan document.

ANALYSIS

At its April 13" and May 11" meetings, Planning Commission considered various
amendments to the Mesa West Bluffs Urban Plan and directed staff to draft a resolution
reflecting the following discussion:

Table A — Summary of Motions

e *Remove references to “adequately sized” work spaces throughout document. This is
pursuant to the Planning Commission’s direction at the May 11" meeting.

e Include clarification that roof gardens shall not be considered a building story. Therefore, a
proposed 4-story building may include four building levels because a roof garden is not
considered an extra story. [See Table A1 of Urban Plan)

e Include clarification that other mixed-use development standards from different Urban Plans may
apply to a project. For example, this would allow mixed-use projects proposed in the Mesa West
Bluffs Urban Plan to adhere to the mixed-use standards set forth in the 19 West Urban Plan.
These standards are not contained in the Mesa West Bluffs Urban Plan because it focuses on
live/work units and residential loft standards. [See Table A1 of Urban Plan]

e Include explanation of deviations (and justifications for deviations). Applicants have asked for
more guidance regarding justifications for requested deviations. Additional discussion is provided
in the Urban Plans which better describe specific on-site and off-site improvements that could be
incorporated into the project design to justify deviations. [See Page 10 of Urban Plan]

o Keep reference to “Mesa West Bluffs” in the Development Standards Table.

e Include important distinctions between live/work units and residential lofts. This discussion
addresses residential reversion of live/work units. [See Page 8 of Urban Plan]

e Include minimum _interior dimensions of 10-foot wide by 38-foot long for two-car tandem
garages. [See Table A1 Urban Plan]
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e Remove minimum size of work spaces in live/work units to encourage business. Following table
is removed from the attached resolution.

For units up to 1,000 For units between For units greater than
sq.ft. in size 1,000 to 1,500 sq.ft. in | 1,500 sq.fi. in size

size
Minimum workspace is | Minimum workspace is | Minimum workspace is
25% of total square 30% of total square 35% of total square
footage of unit footage of unit footage of unit

e Remove minimum size of common amenity lot on a sliding scale. Following table is removed from
the attached resolution.

Development Lot Size Minimum Common Lot Required
Less than ¥ acre Minimum 750 sq.ft.
%2 acre lot or greater Minimum 1,000 sq.ft.

LEGAL REVIEW
The City Attorney’s office has approved the attached resolution as to form.

ALTERNATIVES

The Planning Commission may consider the following recommendations to City Council:

1. Recommend City Council approval of Amendment No. 1 to the Mesa West
Bluffs Urban Plan, with any modifications. Planning Commission may adopt
the attached resolution recommending City Council approval of the proposed
amendments. Planning Commission may also include any modifications to the
amended pages (Attachments 1-4).

2. Receive and file report. Planning Commission may choose to make no textual
changes to the Urban Plan at this time. The report will be received and filed,
and staff will not initiate any further proposed amendments to the other Urban
Plans. Council may call this item up for review if there is interest in amending
the Urban Plan.

CONCLUSION
The attached exhibit has been updated to include key provisions per the Commission’s
direction.

Attachment: 1. Approval Resolution / Exhibit “A” — Amended Pages

Distribution: Acting Dev. Svcs. Director
Deputy City Attorney
Public Services Director
City Engineer
Staff (4) File (2)

[ File: 051109UrbanPlanAmend?1 | Date: 043009 | Time: 1:45 p.m.
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Attachment 1

RESOLUTION NO. PC-09-___

A RESOLUTION OF THE PLANNING COMMISSION OF
THE CITY OF COSTA MESA, CALIFORNIA,
RECOMMENDING COUNCIL APPROVAL OF
AMENDMENT NO. 1 TO THE MESA WEST BLUFFS
URBAN PLAN SP-05-08 RELATED TO ADDITIONAL
MIXED-USE, LIVE/WORK, AND RESIDENTIAL LOFTS
DEVELOPMENT PROVISIONS.

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

WHEREAS, Amendment No. 1 to the Mesa West Bluffs Urban Plan (SP-05-08)
includes textual amendments to the plan document related to mixed-use development,

live/work units, and residential loft provisions;

WHEREAS, City Council adopted the Mesa West Bluffs Urban Plan in April
2006, and the Urban Plan sets forth development standards and land use regulations
relating to the nature and extent of land uses and structures in compliance with the
City’s 2000 General Plan;

WHEREAS, the Mesa West Bluffs Urban Plan establishes mixed-use
development provisions for a mixed-use overlay district generally located within an
approximately 277-acre area bound by Victoria Street (north), Superior Avenue (east),
and City limits (south and west);

WHEREAS, a public hearing was held on October 27, 2008, April 13, 2009, May
11, 2009, and June 8, 2009 by the Planning Commission, with all persons having been

given the opportunity to be heard both for and against the proposed project;

WHEREAS, the environmental review for the project was processed in
accordance with the requirements of the California Environmental Quality Act (CEQA)

and the State CEQA Guidelines, and the proposed project was found to be exempt
from CEQA,;

WHEREAS, the Planning Commission deems it to be in the best interest of the
City that said Amendment No. 1 to the Mesa West Bluffs Urban Plan be adopted:;
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BE IT RESOLVED that the Planning Commission HEREBY RECOMMENDS
COUNCIL APPROVAL of Amendment No. 1 to the Mesa West Urban Plan as set forth
in Exhibit “A.”

PASSED AND ADOPTED this 8™ day of June 2009.

JAMES RIGHEIMER, CHAIR
COSTA MESA PLANNING COMMISSION



STATE OF CALIFORNIA)
)ss
COUNTY OF ORANGE )

I, Khanh Nguyen, Acting 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 May 11, 2009, by
the following votes:

AYES: COMMISSIONERS
NOES: COMMISSIONERS
ABSENT: COMMISSIONERS

ABSTAIN: COMMISSIONERS

KHANH NGUYEN, ACTING SECRETARY
Costa Mesa Planning Commission



EXHIBIT “A”

AMENDED PAGES OF MESA WEST BLUFFS URBAN PLAN
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TABLE Al:

LIVE/WORK AND RESIDENTIAL DEVELOPMENT STANDARDS
(See also additional development standards specific to live/work developments [Table A2] and residential development [Table A3].)
MESA WEST BLUFFS URBAN PLAN

DEVELOPMENT STANDARDS

Overall Maximum-Building Height

Maximum 4 stories/ 60 feet

1. Roof gardens/terraces in-ixed-use-development-projeeis—shall not be

considered a story.

2. Lofts, as defined in Section 13-6 of the Zoning Code, without exterior access
and having only clerestory windows will not be regarded as a story.

Attics

Attics shall not be heated or cooled, nor contain any electrical outlets or operable
windows. Attics above the maximum number of stories shall be an integral part
of the building roofline and not appear as an additional story on any building
elevation. Windows in any attic space above the maximum number of stories
shall be incidental and limited to a dormer style.

Window Placement

Bluff Top Setback

No building or structure closer than 10 feet from bluff crest (see Section 13-34
Bluff-Top Development)

Distance between main buildings

Minimum 10 foot distance between main buildings on the same site.

Distance between accessory structures.

Minimum 6 foot distance between accessory structures and main buildings.

POOLS AND SPAS

Above-ground pools and spas shall not be located in the required front setback from a public street and are subject to rear and side
yard setbacks for main structures. Additional setbacks may be applicable pursuant to Uniform Building Code requirements.

PROJECTIONS (Maximum depth of projections given)

Roof or Eaves Overhang; Awning

2 feet 6 inches into required side setback or building separation area.
5 feet into required front or rear setback.

Open, unenclosed stairways.

2 feet 6 inches into required setback area.

Chimneys

2 feet above maximum building height.

Fireplaces

2 feet into required setback or building separation area

ADDITIONAL DEVELOPMENT STANDARDS

Common Interest Developments

Required for all residential or live/work developments.

Window Placement Window placement should take into account surrounding land uses. Clerestory
windows should be used in areas where there are privacy or view concerns.
Building Materials A variety of building materials shall be incorporated into the design of the

exterior elevations.

Mechanical Ventilation

All units shall be mechanically ventilated.

Residential Noise Levels

1. Residential interior noise levels must be met for interior residential living
spaces. Residential exterior noise levels must be met on all private patios, upper-
story decks, and balconies. However, residential exterior noise levels do not
need to be satisfied on roof-top decks/terraces or in common open space areas.

2. Noise study required with project application to document onsite noise levels
from surrounding land uses.

Onsite Private Recreational Facilities

Provision of onsite private recreational facilities that are designed for the
anticipated demographic profile of the residential development.

Garage

\2

Garages are required to be used for vehicle storage.




Tandem Garage Parking

Minimum [0-foot wide x 38-foot long interior dimensions for garages
containing two tandem parking spaces

Notice

In conjunction with the sale of any unit, adequate notice shall be given of the
existing surrounding industrial land uses, including but not limited to,
operational characteristics such as hours of operation, delivery schedules,
outdoor activities, noise, and odor generation.

Other Mixed-Use Development

The Mesa West Bluffs Urban Plan emphasizes live/work units or residential

development. If other types of mixed-use development is proposed (i.e. vertical

mixed-use development with groundfloor retail and upperfloor residential units),
refer to the 19 West Urban Plan or SOBECA Urban Plan for relevant mixed-use

development standards.

DEVIATIONS

Deviations from development standards may be granted through the master plan

approval process with consideration to the inclusion of on-site and off-site
amenities which may justify the deviation. See Page 10 of Urban Plan.

M




TABLE A2:
LIVE/WORK DEVELOPMENT STANDARDS

MESA WEST BLUFFS URBAN PLAN
DEVELOPMENT STANDARDS

(See also Table Al for additional live/work development standards).

Minimum Lot Size None

Maximum Floor Area Ratio for mixed-use
development project (e.g. live/work units)

¢  Commercial Base Zoning District 1.0 FAR*
¢  Industrial Base Zoning District 1.0 FAR*

*IMPORTANT NOTE: The overall density/intensity of proposed development
is dependent on many factors and not solely the maximum allowable FAR. For

example, the FAR and vehicle trip generation work in concert to ensure that the
proposed development does not exceed the capacity of the General Plan
circulation system. Therefore. the maximum allowable FAR may be lower than
1.0 FAR, depending upon the capacity allowed by the General Plan circulation

system. Additionally, site plan layout, parking requirements. and building
design are other important variables. See page [#} for more discussion.

3 0,
Maximum-Development I.ot Coverage Maximum 30%

Minimum 10%
(This minimum open space requirement strictly applies to the overall

development lot area and does not include areas above grade such as upperfloor
balconies, patios, and roof decks:) Fhis-minimum10%operspace-willbein

Minimum-Open Space of Development Lot

FRONT BUILD-TO-LINE AND SETBACKS FOR MAIN BUILDINGS AND ACCESSORY BUILDINGS

Minimum distances given, unless otherwise noted. All setbacks from streets to development lots are measured from the ultimate

property line shown on the Master Plan of Highways. Increased side and rear setbacks may be required pursuant to Uniform
Building Code requirements.

Front Build-To-Line

e Abutting public street Build-To-Line of 10 feet along all public streets
Side Setback
o Interior . 0 feet
e Abutting a public street 10 feet along Whittier Ave., Wallace St., Placentia St., Pomona Ave., Anaheim

Ave., W. 16" St., W. 17" St., W. 18" St., and W. 20% St.
5 feet for all other streets

¢ Abutting a publicly-dedicated alley

5 feet
¢ Abutting residential zone
20 feet
Rear Setback
e Abutting a public street 10 feet along all public streets
¢ Abuiting residential zone 20 feet
o All other rear property lines 0 feet

15




PARKING

1. Vehicle parking is required either on-site or on another lot within a distance deemed acceptable by the Planning Commission.
A reduction in the vehicle parking requirements shall be determined as outlined in “City of Costa Mesa Procedure for
Determining Shared Parking Requirements.” The parking reduction for the mixed-use development project and may be approved
in conjunction with the master plan approval.

2. Parking spaces shall be specifically designated for tenants and guests of live/work units by the use of posting, pavement
markings, and physical separation. The parking area design may include the use of alternative parking techniques such as
mechanized stacked parking systems to satisfy parking requirements, subject to review and approval by the Planning
Commission. Parking design shall also consider the use of separate entrances and exits, or a designated lane, for residents, so that
residents are not waiting in line behind shoppers or moviegoers. Parking structures shall be architecturally integrated with the
project design.

3. Parking structures shall be screened from view at street level and include architectural detailing, artwork, landscape, or similar
visual features to enhance the street facade. Screening of parking structure levels above street grade is encouraged through the use
of vines or architectural screening detail that is compatible with the project.

1. Parking requitements for live/work units are based on the type of
Live/Work Units commercial/industrial activities conducted in the work space. Additional
parking may be required for higher intensity live/work units compared to those
units which function as home businesses. Transportation Services Division shall
determine the appropriate parking rates to be applied to live/work development
on a case-by-case basis, depending on the allowable uses.

Minimum parking requirements for live/work units (with similar function to
home occupations) shall be applied as follows:

Live/Work Unit Tenant Parking Guest Parking Space
Space(za)
To 1,000 sq.ft. 1.0 space 1.5 space
per unit per unit
To 2,000 sq.fi. 1.5 spaces 1.5 space
per unit per unit
To 3,000 sq.ft. 2.0 spaces 1.5 space
per unit per unit
Over 3,000 sq.ft. 2.5 spaces 1.5 space
per unit per unit

i. Assigned Tenant Parking. No less than one covered, tenant assigned parking
space provided for each unit.

ii. The application of these parking requirements apply to “permitted” uses in
live/work units. Any conditionally permitted uses may be subject to additional
parking requirements depending on the proposed business activities.

SIGNAGE

A Planned Signing Program is required. Total area of all freestanding signs may not exceed 50% of total allowed sign area per
street frontage pursuant to the City’s Sign Ordinance.

Building Wall Sign Wall signs shall not exceed one square foot of sign area for each linear foot of
building frontage or portion thereof.

Freestanding Sign along Whittier Ave., | Maximum 25 feet in height including the base.
Wallace St., Placentia St., Pomona
Ave., Anaheim Ave., W. 16™ St., W.
17" St., W. 18" St., and W. 20™ St

Freestanding Sign along all other public | Maximum 7 feet in height including the base
streets

1




Total area of all freestanding signs may not exceed 50% of total allowed sign
area per street frontage pursuant to the City’s Sign Ordinance.

¢




TABLE A3:
RESIDENTIAL DEVELOPMENT STANDARDS

MESA WEST BLUFFS URBAN PLAN
DEVELOPMENT STANDARDS

(Please see also Table Al for additional residential development standards.)

Minimum Lot Size

One Acre

Maxdmum-Density

Maximum 13 units per acre

Maxiraur-Development Lot
Coverage

Maximum 60 percent of total lot area

Minimum-Open Space
Development Lot:
Residential Open Space;

Minimum 40 percent of total lot area
Minimum 200 sq.fi. per dwelling unit of residential component
(This requirement does not apply to live/work units)

Residential open space may be any combination of private and common open space areas.
Common open space may be distributed throughout the residential component of the
mixed-use development and need not be in a single large area. Common open space areas
may be satisfied by common roof gardens, common recreational/leisure areas, recreational
facilities featuring swimming pools, decks, and court game facilities. Private open space
may be provided for each dwelling unit above the first floor in the form of a private patio or
balcony.

FRONT BUILD-TO-LINE AND SETBACKS FOR MAIN BUILDINGS AND ACCESSORY BUILDINGS

Minimum distances given, unless otherwise noted. All setbacks from streets to development lots are measured from the ultimate
property line shown on the Master Plan of Highways. Increased side and rear setbacks may be required pursuant to Uniform

Building Code requirements.

Front Build-To-Line
® Abutting public street

Build-To-Line of 10 feet along all public streets

Side Setback

e Interior

e Abutting a public street

¢ Abutting a publicly-
dedicated alley

¢ Abutting residential zone

0-foot setback on interior property lines if structure is non habitable
10-foot setback if structure is habitable.

10 feet along Whittier Ave., Wallace St., Placentia St., Pomona Ave., Anaheim Ave., W.
16™ St., W. 17" St., W. 18" St., and W. 20™ St.

5 feet for all other streets
5 feet

10 feet

Rear Setback
o Abutting a public street

¢ Abutting residential zone

e All other rear property lines

10 feet along all public streets

10 feet
5 feet

Parking

Residential parking requirements shall be applied pursuant to Section 13-87, Chapter VI,
Off-street Parking Requirements, of the Zoning Code. An exception is made for residential
lofts where the following parking requirements are applied: ‘

Residential Loft Parking Requirements:
1. 1,000 square feet or less in size: 1 covered space and 0.5 guest space

2. \‘b More than 1,000 square feet in size: 2 covered spaces and 0.5 guest space




Location criteria

1. Residential projects should be located in proximity to existing residential
neighborhoods.
2. For residential projects that are proposed in a predominantly industrial area,

the following design considerations should be applied:

i.  Project design should be “urban loft” in character in both exterior and
interior design.

ii. Roof-top decks are encouraged.

iii. ~Orientation of living areas including patios and decks from abutting
industrial properties.

iv.  Units should be oriented towards an internal courtyard, amenities,
and/or recreational area.

Design Guidelines

Compliance with Residential Design Guidelines

\q




