PLANNING COMMISSION
AGENDA REPORT L1

MEETING DATE: FEBRUARY 8, 2010 ITEM NUMBER:

SUBJECT: MASTER PLAN AMENDMENT PA-09-15 FOR ASSISTED. LIVING FACILITY IN
PREVIOUSLY-APPROVED MIXED-USE DEVELOPMENT AT 1640 MONROVIA AVENUE

DATE: JANUARY 25, 2010

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

DESCRIPTION

Master Plan Amendment PA-09-15 is a proposed amendment o Final Master Plan PA-
07-20. The original Westside Lofts Mixed-Use Development included a 151-unit
residential condominium complex, 5.-live/work units, and a 4.5-level parking structure
(approved November 2007). :

The amendment is to replace the previously entitled, yet unbuilt condominium and

live/work components with a two to three-story, 185-unit, State licensed, Assisted Living
Facility with 133 surface parking spaces. There are no changes related to the 42,000
square-foot industrial office component of the Master Plan or the Vesting Tentative Tract
Map VT-16999.

APPLICANT

Rob Eres of Nexus Development is the authorized agent for the property owner, Grand
Plan, LLC. :

RECOMMENDATION

Adopt resolution to approve the Master Plan Amendment PA-09-15, subject to
conditions. :

CLAIRE L. FLYNN, AICP KIMBERLY BRAND@ICP
Principal Planner Acting Development Sus. Director




PLANNING APPLICATION SUMMARY

Location: 1640 Monrovia Avenue Application # ~ Master Plan Amendment PA-08-15
(Amendment to Final Master Plan PA-07-
20/ VT-16999)

Request: State Licensed Assisted Living Facility within Mixed-Use Development

SUBJECT PROPERTY: SURROUNDING PROPERTY:

Zone: MG & Mixed-Use Overlay Zone North:  Light Industrial (Pacific Truck Ctr, SCE Substation)

General Plan: Light Industry South: _ Light industrial Uses (Trico Realty Property)

Lot Dimensions: Approx. 850.5 ft. x 229 ft. - East: Multi-Tenant Industrial Uses

Lot Area: 6.82 acres West: Multi-Tenant Industrial Uses (Playport Mobile Home
206,993 sq.ft. Park to Northwest, Trico Realty Property)

Existing Development:

Formerly Eaton Aerospace Industries (manufacturing)

DEVELOPMENT STANDARD COMPARISON

Development Standard Zoning Code  Mesa West Bluffs Urban Plan Proposed Project

Zone - FAR NA 1.0 FAR
MG (General Industrial) 737 FAR®
Mixed-Use Overlay Zone
Min. FAR for Nonresidential 0.175 FAR
Component NA?
Development Lot Size 10,000 sf None 6.82 acres (296,993 sa.ft.)
Site Coverage — Overall Project: o

Maximum Lot Coverage NA 90% < 90%

Buildings .

Open Space NA 10% Min. 10%
Setbacks for Development Lot

Front Build To Line NA 10’ 15"/ 10"

along (Monrovia Avenue

/ Babcock Street)

Side (North interior PL) NA - 0 20’

Side (South interior PL) NA 0 12'5"

Rear (interior) NA 0 NA
Buffer Distance from J.C. 50-foot buffer distance | 2,039 foot buffer distance from J.C.
Carter (671 W. 17" and Carter
CLA-VAL (1 7"/Placentia) 527 foot buffer distance from CLA-

VAL
Building Height NA 4 stories / Offices; 2-4 stories / max. 60’
Max. 60 ft. Assisted Living: 2-3 stories / 38'11"
Parking
42,000 sq.ft. 168 spaces See footnote” 173 spaces
Industrial Offices

4 spaces / 1,000 sqft
185-unit Assisted Living . 133 spaces’ 133 spaces”
Facility
Studios: 65 units
1-bedroom/ 1 bath: 79-units
2 bedroom/2 bath. 41 units
Overall Parking Total’ 301 spaces” 306 spaces”
Driveway Width: 16 ft. | NA Min. 25 ft.

19 West Urban Plan development standards for mixed-use development are also applicable to the Mesa West Urban Rlan.

2 The minimum nonresidential FAR standard is no longer applicable as this project is comprised of industrial office & institutional uses.
8 Code is silent on Assisted Living Parking Rate. Staff finds 0.7 spaces per unit could be justified as appropriate based on local survey.
Shared parking is proposed to oceur during evenings and weekends with the industrial offices, as needed. % :
4 Amended per Master Plan Amendment PA-09-15, ) i
3 Urban Plan references the Zoning Code for this requirement.
CEQA STATUS: Initial Study/Mitigated Negative Declaration (adopted November 2007)
FINAL ACTION: Planning Commission
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BACKGROUND

Final Master PA-O7?20

In November 2007, Planning Commission approved the Westside Lofts project at 1640
Monrovia Avenue (Vicinity Map, Attachment 1). ;

The original project included a master plan for development of a mixed-use
development including 42,000 square feet of commercial space, 151 residential
condominiums, and five live/work units, and a 4.5-level parking structure. The project
also included a vesting tentative tract map (VT-16999) for subdivision of the property
into office uses, live/work units and common interest development that was approved
concurrently with the final master plan.

The proposed project also included some major pdblic benefits, as summarized in letter
from Cindy Nelson, agent for Nexus Development, dated November 6, 2007 (Public
Benefit Letter, Attachment 5).

. Remediation Plan. Hazardous waste remediation of the site pursuant to the
State Department of Toxic Substances Control (DTSC) requirements at an
approximate cost of $1.2 million dollars.

o Undergrounding _Utilities. ~ Undergrounding of Southern California Edison
transmission/distribution lines along Monrovia frontage at an approximate cost of
$700,000.

o Green Building Design. Incorporation of green building design, such as energy
officient windows, appliances, irrigation system, and building materials. Also, the
project features reusable/recyclable construction materials, reclaimed water, and
BMP clarifiers.

The Master Plan approval included minor deviations from the minimum FAR standard
for the nonresidential component (0.175 FAR required, 0.161 Far proposed) and height
limit for the parking structure (4 stories/60 feet allowed, 4.5 levels/54 feet proposed).

On June 23, 2008, the Planning Commission approved ZA-08-17 to amend Conditions

Nos. 4, 6, and 17 to allow the residential units to be initially offered as rental units. The
amendms_tb‘tma‘se_cowditi'O'n's—in-Fi-nai—Ma-ste-r—PIa-n—P—A—0—7~2—0-wer-era.p.p‘r.ov.e.d_o.n_a_4-—_
1 vote (Commissioner Egan voting no).

On July 15, 2008, Council upheld the Planning Commission’s action on ZA-08-17.
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Project Location

The 6.82-acre project site is located at 1640 Monrovia Avenue in the Westside. The
property is designated as Light Industry in the City's General Plan and zoned as
General Industrial (MG). It is also located within the Mesa West Bluffs Urban Plan /
mixed-use development overlay zone. :

A multi-tenant industrial building and Von Hemert Interiors delivery borders the site to
the south in the City of Newport Beach. Business operations within this building include
publishing, landscaping, screen printing and embroidery. Pacific Track Center borders
the site to the north, beyond which is the Southern California Edison LaFayette
Substation, an automobile repair facility and other industrial properties.

McMahon Asphalt (1670/1664 Babcock Street) is located northeast of the project site.
A multi-tenant industrial building and Playport Mobile Home Park are located.to the
west and light industrial buildings are located east of the site. MacGregor Yachts,
which operate outdoor generators, is located east of the site. Other business
operations east of the site include engineering, electric/plumbing,- towing and
woodworking.

ANALYSIS

Master Plan Amendment PA-09-15

The site area for the Master Plan amendment represents the southerly 4.13 acres of
the project area where residential and live/work uses were previously approved.

The proposal involves a new institutional use, a State-licensed Assisted Living Facility
with a memory care wing, to replace the unbuilt residential and live/work components of
the previously-entitied mixed-use development.

The Planning Application Summary Table on page 2 summarizes the proposed changes
to the original Final Master Plan.

. Deleted components of the Final Master Plan include:  151-unit/4-story
residential condominium complex with 4.5-level parking structure, and five three-
story live/work units.

. New component involves a 185-unit / 2- to 3-story Assisted Living Facility with
133 surface parking stalls.

The proposed Assisted Living Facility is proposed to bridge the gap between

independent living and nursing homes. Nursing homes are designed to care for very
frail people who are no longer able to care for themselves and have numerous health
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care/medical requirements. The proposed Assisted Living Facility will offer assistance
in meal preparation, bathing, household chores, and daily living errands.

Justifications for Approval of Master Plan Amendment

Following are justificatioris for approval of the Assisted Living Facility:

Revised project is_in_conformance with General Plan, Zoning Code and Urban
Plan. The MG zoning district is intended for a wide range of industrial-related
activities, including light manufacturing, corporate headquarters of trade industries,
and motor vehicle storagefrepair. Since mixed-use development is prohibited in
the MG zone, the City created a mixed-use overlay zone in April 2006 to allow
mixed-use development in specified areas of the Westside. As a mixed-use
development with industrial offices (42,000 square feet) and an institutional use
(185-unit Assisted Living Facility), the proposed project is consistent with these
policy and planning documents.

Architectural design and building materials of revised project are consistent with
original -approval. The proposed contemporary-style Assisted Living Facility
features Type V construction, precast concrete panel system, metal/glass
enclosures for the balconies, and stoneftile veneer-clad columns. This type of
architecture complements the industrial surroundings. (Full-color architectural
renderings, Attachment 6).

Parking rate is comparable to other Assisted Living Facilities _in_surrounding
Cities. The Zoning Code does not specify a parking rate for an assisted living
facility. However, the industry standard based on a survey of surrounding Cities

"is 0.5 to 0.8 spaces per unit. This parking rate assumes supportive services

such as convalescent dining, medical offices, and administrative offices. The
proposal involves 133 surface parking spaces at a rate of 0.72 spaces per unit.
Staff believes this is a comparable rate to facilities at Newport Beach, Laguna
Hills, and Corona del Mar. Additionally, shared parking is proposed as needed
with the future industrial office buildings during evenings and weekends, where
visitor parking may be at the highest. (Applicant Letter/Parking Survey,

- Attachment 3).

Interim Landscaping Plan addresses project phasing. Due to market conditions,
the Assisted Living Facility is proposed to be operational before the industrial

offices—are constructed—The-interim-landscaping-plan-shows_the balance of the
site to be irrigated and planted with 100% turf. (Project Plans, Attachment 6).

Revised project will _still_maintain _acceptable levels of service _at major
intersections. The original Westside Lofts traffic study indicated that the proposed
project will not result in adverse impacts to levels of service. This environmental
conclusion is still applicable to the project given that the Assisted Living Facility
involves decreased trips, compared to the current proposal for 151-residential units
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and 5 live/work units. Some of the study intersections are summarized in the table

below.

Level of Service (AM pe

B/B 1B/B ciC
Placentia & 19th AlA AlA A/C
Placentia & 17" AlA AlIB AlC
Superior & 17" B/D B/D C/B
Newport & 17th - C/D D/D ‘ D/D
Newport & Industrial AlA A/B B/C

Note: Year 2025 values assume buildout of the City's General Plan circulation system.

Overhead Transmission/Distribution Lines along Monrovia

As indicated on page 3, the applicant submitted a letter dated November 6, 2007
summarizing the “public benefits” of the proposed project. This letter was considered
by the Planning Commission during the original approval of Final Master Plan PA-07-
20. '

The Mesa West Bluffs Urban Plan policies require public benefits to be included in the
project proposal to justify deviations from development standards.

In this case, there are five overhead transmission/distribution lines along Monrovia
Avenue in the public right-of-way. During the approval of the Final Master Plan, the
applicant proposed to underground these transmission lines and had anticipated a cost
of approximately $700,000 to do so. Undergrounding these utility poles was proposed
as a public benefit of the project approval.

At that time, the applicant expressed in the letter that undergrounding these utilities
would be a significant visual enhancement to the area and hopefully set a precedent for

other new development. (Photo of Transmission Lines and Nexus Letter, Attachments 4
and 5).

It is staff's goal that the transmission lines be placed underground. However, the
revised proposal for the Assisted Living Facility currently does not include
undergrounding these utilities. At the time of preparation of this staff report, this issue
is further being evaluated by City staff, applicant, and Southern California Edison.

More information with regard to the transmission fines—will—be—provided—in—a
supplemental memo prior to the Planning Commission meeting.
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ALTERNATIVES

The Planning Commission has the following options:

1. Approve Master Plan Amendment. As recommended by staff, this action
will allow the applicant to proceed with the first Assisted Living Facility in
the Westside. This approval will supersede the prior approval; therefore,
the entitiement related to the 151 residential and 5 live/work units will be

~null and void. In addition, changes to the conditions of approval to reflect
an initial offering of the residential units for rent pursuant to ZA-08-17 will
be no longer applicable and have been removed from the conditions.

2 - Deny Master Plan Amendment. If the project were denied, the original (
Final Master Plan (with residential and live/work components) will still be
in place. The applicant could not submit a modified proposal for the
Planning Commission’s consideration for six months. .

ENVIRONMENTAL DETERMINATION |

The Westside Lofts Initial Study/Mitigated Negative Declaration was adopted in November ‘
2007 in accordance with the California Environmental Quality Act (CEQA), the State CEQA j
Guidelines, and the City of Costa Mesa Environmental Guidelines. The Final IS/IMND may |
also be downloaded from the City’s website at: WWw.ci.costa-mesa.ca.us. Following is a w
summary of the environmental impacts requiring mitigation.

Table 2 - Summary of Significant Environmental Impacts

Environmental Topic Requiring Mitigation Level of Significance after Mitigation

Air Quality - Less than Significant
Noise Less than Significant
Geology and Soils Less than Significant
Hydrology and Water Quality ) Less than Significant
Hazards & Hazardous Materials Less than Significant

The environmental conclusions are still relevant to the project as revised. No significant
changes to the mitigation monitoring program are required to reflect the amended
project (See Exhibit C of Attachment 2). :

LEGAL REVIEW

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

CONCLUSION

This project will revitalize a major industrial parcel in the Westside where major soil
remediation efforts have already been completed. With proximity to Hoag Hospital and

-
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the Pacific Medical Plaza building on Newport Boulevard, the proposed project will
introduce the first mixed-use development and Assisted Living Facility. When Council
approved the Westside Urban Plans, Council stressed the importance of mixed-use
development being within the development capacity of the General Plan. The proﬁﬂsed
project conforms to the technical requirements of the Urban Plan and may: help
stimulate revitalization in the area. ’ S

Attachments: Vicinity Map

Resolution

Applicant Letter/Parking Survey

Photos of Transmission Lines along Monrovia Ave.
Applicant’s Public Benefit Letter, dated November 2007

Project Plans

S0k 0N =

cc: Acting Development Svs. Director
Deputy City Attorney
Public Services Director
City Engineer
Fire Protection Analyst
Staff (4)

Mr. Rob Eres

Nexus Development

1 MacArthur Place, Suite 300
Santa Ana, CA 92707

Mr. Mike Evans
1720 Whittier
Costa Mesa, CA 92627

Mr. David Hawley
Railmakers, Inc.

1056 San Pablo Cir
Costa Mesa, Ca 92626

Mr. Roger MacGregor
Roger MacGregor Yacht Corporation
1631 Placentia

Costa Mesa, CA 92627

[ File Name: 020810PA0915Nexus [ Date: 012510 [ Time: 3:15 p.m.




l . ATTACHMENT 1
City of Costa Mesa .

1640 MONROVIA AVE. - [Created: 6/6/2008 2:37:27 PM] [Scale: 214.29] [Page: 8.5 x 11/ Portrait]

(™ ) (~ N
Overview Map Legend :
Address M Freeway N Froonay M Primary
Small Roads A Majer A SECOHDARY
Addrass A Gellestar A NewpanBUVD o Watanvay
Points {man] {eani] Lines

Map Display

(C) 2002-8 GeoPrise.net (GeoVec, Inc.) - (866)422-2505
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, Attachment 2

RESOLUTION NO. PC-10-

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY
OF COSTA MESA APPROVING MASTER PLAN AMENDMENT PA-
09-15 FOR AN AMENDMENT TO THE PREVIOUSLY APPROVED
FINAL MASTER PLAN PA-07-20 TO INCLUDE AN ASSISTED
LIVING FACILITY WITHIN THE WESTSIDE LOFTS MIXED USE
DEVELOPMENT AT 1640 MONROVIA AVENUE.

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

WHEREAS, the proposed Westside Lofts mixed-use development was originally
approved by the Planning Commission on November 15, 2007. The original project consisted
of a Final Master Plan PA-07-20 for (a) 42,000 sq. ft. commercial space in two- to-four story
buildings: (b) 151 residential condominiums in a four-story building complex; (c) 5 custom
live/work units in three-story buildings; (d) 4.5-level parking structure and surface parking
spaces (overall total of 475 parking spaces);

WHEREAS, major public benefits, proposed by the applicant in a letter dated November
B, 2007 and included as part of the project approval, corhprised of the following: (a)
Hazardous waste remediation of the site pursuant to the State Department of Toxic Substances
Control (DTSC) requirements; (b) Undergrounding of Southern California Edison
transmission/distribution lines along Monrovia frontage in the public right-of-way; (c)
Incorporation of green building design, such as energy efficient windows, appliances, irrigation
system, and building materials;

WHEREAS, Zoning Application ZA-08-17 was filed by Cynthia Nelson of Nexus
Development Corporation for the property located at 1640 Monrovia Avenue, requesting
modification of Resolution PC-07-79 to allow 151 condominium units to be initially offered as

rental units. The Planning Commission approved ZA-08-17 by adoption of Planning

Commission Resolution PC-08-55 on June 23, 2008, and this decision was upheld by the City
Council on July 15, 2008;

WHEREAS, Master Plan Amendment PA-09-15 is to replace the previously entitled, yet

unbuilt condominium and live/work components with a two to three-story, 185-unit, State
licensed, Assisted Living Facility with 133 surface parkin;éjfi spaces. There are no changes

N,



related to the 42,000 square-foot industrial office component of the Master Plan or the Vesting
Tentative Tract Map VT-16999;

WHEREAS, a duly noticed public hearing was held by the Planning Commission on
February 9, 2010 with all persons having been given the opportunity to be heard both for and
against the proposed project;

WHEREAS, the Initial Study/Mitigated Negative Declaration was adopted on November
15, 2007 pursuant to CEQA, the CEQA Guidelines, and the City of Costa Mesa Environmental
Guidelines. The environmental document considers all environmental impacts of the proposed
project and identifies mitigation measures to reduce significant impacts to below a level of
significance. The environmental conclusions and Mitigation Monitoring Program are still

applicable to the amended project;

WHEREAS, the Planning Commission finds that the original environmental
documentation for Final Master Plan PA-07-20 is still applicable to the project, as amended by
Master Plan Amendment PA-09-01;

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 in Exhibit “‘B" and .
mitigation measures contained in Exhibit “C”, the Planning Commission hereby APPROVES
MASTER PLAN AMENDMENT PA-09-01 with respect to the property described above.
Additionally, the conditions of approval provided in Exhibit “B" of this resolution reflect updated
conditions for the entire mixed-use development project. All previous versions of the conditions
of approval are deemed null and void. Any material change occur in the operation, or should
the applicant fail to comply with the conditions of approval, this Resolution, and any
recommendation for approval herein contained, shall be deerﬁéd null and void.




BE IT FURTHER RESOLVED that the Planning Commission does hefeby find and
determine that adoption of this Resolution is expressly predicated upon the activity as described
in the staff reports for Planning Application PA-07-20 and Master Plan Amendment PA-09-01.
The findings for approval of the original Final Master Plan (Exhibit “A” of Planning Commission
Resolution PC-07-79), as they relate to Vesting Tentative Tract Map VT-16999 and the

industrial office component of the mixed-use development are unchanged and still applicable to
the proposed project.

PASSED AND ADOPTED this 9th day of February 2010.

JAMES RIGHEIMER
Chair, Planning Commission

[




STATE OF CALIFORNIA )
)ss
COUNTY OF ORANGE ) . &

I, Claire Flynn, Assistant 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 , 2010 by the following
votes: ' ‘

AYES: COMMISSIONERS:

NOES: COMMISSIONERS:

ABSENT: COMMISSIONERS:

ABSTAIN: COMMISSIONERS:

CLAIRE L. FLYNN, AICP
Assistant Secretary
Costa Mesa Planning Commission
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EXHIBIT “A”

FINDINGS

A

Pursuant to Section 13-29(g)(5) of the Municipal Code, Master Plan Amendment PA-09-
01 meets the broader goals of the 2000 General Plan and Mesa West Bluffs Urban Plan
by exhibiting excellence in design, site planning, integration of uses and structures, and
protection of the integrity of neighboring development.

The amended project meets the purpose and intent of the mixed-use overlay district,
and the stated policies of the Mesa West Bluffs Urban Plan.  The new building will
feature architecture that will complement the surrounding industrial uses. The proposed
project would meet the industrial office and Assisted Living Facility needs of the
community at a level no greater than which can be supported by planned infrastructure
improvements. Master Plan Amendment PA-09-01 is consistent with the goals, policies,
objectives, and/or regulations of the General Plan, Zoning Code, and Mesa West Bluffs
Urban Plan.

The proposed Master Plan Amendment PA-09-01 complies with Title 13, Section 13-
83.52, Mixed-Use Overlay District, of the Municipal Code because the Master Plan is
found to exhibit excellence in design, site planning, integration of uses and structures
and protection of the integrity of neighboring development. The proposed project, as
amended, complies with the Urban Plan to provide additional amenities or innovation in
exchange for flexible development standards. Overall the proposed master plan, as
amended, represents a desirable product type in conformance with the City’s policy and
regulatory documents.

The amended project complies with Title 13, Section 13-29(e), of the Municipal Code
because:

a) The proposed development and use is compatible and harmonious with uses
both onsite as well as those on surrounding properties. Specifically, interior and
exterior noise attenuation for the Assisted Living Facility is required. On-site
hazardous materials remediation is also required prior to issuance of building
permits.

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

considered.—The_project_shall_provide a_standard commercial drive approach
from Babcock Street and Monrovia Avenue.  The Assisted Living Facility shall be
fully-sprinklered. The lighting plan shall minimize light/glare to the surrounding
neighbors and new residents to the fullest extent possible.

c) The planning application is for a project-specific case and does not establish a
precedent for future development in the overiay zone.
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d) The cumulative effects of Planning Application PA-07-20, as amended by Master
Plan Amendment PA-09-01, have been considered.

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

The amended project has been reviewed for compliance with the California
Environmental Quality Act (CEQA), the CEQA Guidelines, and the City’s environmental
procedures. The Westside Lofts Initial Study/Mitigated Negative Declaration (IS/MND)
was prepared for the final master plan, pursuant to the California Environmental Quality
Act. Although the project has been amended, the environmental conclusions have not
changed. Although the amended 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. All significant impacts
are reduced to a below a level of significance with implementation of conditions and
mitigation measures. '

Mitigation Measures from the Westside Lofts [IS/MND 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.

The evidence presented in the record as a whole indicates that the project will not
individually or cumulatively have an adverse affect on wildlife resources or habitat. The
project site consists of ornamental, non-native vegetation and does not contain, nor is it
in proximity to, any sensitive habitat areas. g

The amended project, as cohditioned, is conéiStent with Chapter XIlI, Article 3,
Transportation System Management of Title 13 of the Municipal Code in that the
project’s traffic impacts will be mitigated at all affected intersections.

The amended project has been reviewed for conformity with the Orange County
Congestion Management Program (CMP) requirements and the additional traffic
generated by the project does not cause the CMP highway system to exceed LOS "E".

includes the building square footage of all proposed structures. The proposed scale,
“density, and intensity are considered suitable for the project site because the project is
below the 1.0 FAR standard established in the Mesa West Bluffs Urban Plan, and the
overall project is within the development capacity of the General Plan.

The proposed buildings are an excessive distance from the street necessitating fire
apparatus access and provisions of an on-site fire hydrant(s) as required.by the Costa
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Mesa Fire Department. The City’s Fire Department has required the instaliation of an
automatic fire sprinkler system pursuant to NFPA 13 requirements.

Approval findings for Vesting Tentative Tract Map VT-16999 are contained in the
original approval for the Final Master Plan.

The project meets the objectives of the Urban Plan by including public benefits such as:
(a) Hazardous waste remediation of the site pursuant to the State Department of Toxic
Substances Control (DTSC) requirements; (b) Undergrounding of Southern California
Edison transmission/distribution lines along Monrovia frontage in the public right-of-way;
(c) Incorporation of green building design, such as energy efficient windows,
appliances, irrigation system, and building materials;

444444
44444
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EXHIBIT "B" ¥

CONDITIONS OF APPROVAL

1.

Final Master Plan PA-07-20/VT-16999, as amended by PA-09-01, shall comply
with the conditions of approval, code requirements, and mitigation measures of
the Westside Lofts IS/MND and as listed in the attached Mitigation Monitoring
Program (Exhibit “C"). The expiration date of the Final Master Plan shall
coincide with the Vesting Tentative Tract Map. The Final Master Plan shall expire
within one year of the final map recordation, unless the applicant applies for and
is granted an extension of time for the final master plan.

Mitigation Measures from the Westside Lofts IS/MND have been included as
conditions of approval. If any of these conditions are removed, the Planning
Commission 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.

The Westside Lofts Mixed-Use Development Project involves Final Master Plan
PA-07-20, as amended by Master Plan Amendment PA-09-15 for an Assisted
Living Facility with a memory care wing. All previous entitlements for the
originally proposed residential condominium and live/work developments in PA-
07-20 are null and void. Therefore, conditions of approvals SUPERCEDE all
other previously-adopted conditions because these conditions reflect the
amended project.

All on-site utilities and specified transmission/distribution lines in the public right-
of-way along Monrovia Avenue shall be installed underground. Specifically, the
two aboveground transmission/distribution which are required to remain in place
are located at the outside corners of the property along Monrovia. The
remaining three of the five transmission/distribution lines along the Monrovia
Avenue frontage shall be undergrounded prior to issuance of the first certificate
of occupancy for the Assisted Living units.

The conditions of approval and code requirements for shall be blueprinted on the
page following or containing the site plan. Developer shall apply for an
Amendment to the Master Plan to reinstate a residential component into the

roiaetataftra-dat
projectata-tuture-aate:

The parking management plan shall be approved by the Development Services
Director and Transportation Manager prior to issuance of building permits. The
Parking Management Plan shall denote the following: (1) Method of allocation of
assigned parking; (2) Location of visitor parking including appropriate signage;
(3) Location of security gates if any, and how gates will be operated; (4) Location
of employee parking.

I+
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11.

12.

13.
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The total number of Assisted Living units shall not exceed 185 units. If the
proposal is modified to result in a reduction of units, a final parking study and
revised conceptual plans shall be reviewed/approved by the Development

‘Services Director prior to submittal of the construction drawings for plan check.

Final parking supply of any revised development scenario (i.e. reduction in unit
mix and square footage of ancillary supportive uses) shall be approved prior to
submittal of construction drawings for plan check.

The approximately 1,750 square foot ancillary retail building shall consist of retail
businesses.

A shared access easement for parking and circulation purposes shall be
recorded for the entire property to allow shared parking between the industrial
office complex and the Assisted Living Facility. Overflow parking for the
Assisted Living Facility shall be allowed in the surface parking lot of the office
complex on Mondays through Fridays between 7:00PM to 11:00PM and
Saturdays/Sundays between 12 noon to 11:00PM. However, no industrial office
parking shall occur on the site of the Assisted Living Facility. This shared access
agreement shall be reviewed and approved by the City Attorney’s office and
Development Services Director prior to recordation.

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 the Playport Mobile Home Park and Westside residential
communities through specified measures, such as construction parking and
vehicle access and specifying staging areas and delivery and hauling truck
routes.

Prior to issuance of building permits, developer shall contact the U.S. Postal
Service with regard to location and design of mail delivery facilities. Such
facilities shall be shown on the site plan, landscape plan, and/or floor pian.

For the Assisted Living Facility, the range of primary street addresses shall be
displayed on a complex identification sign visible from the street. Street address
numerals shall be a minimum 12 inches in height with not less than 3/4-inch
stroke and shall contrast sharply with the background.

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 roor‘

plans in the working drawings.

14.

15.

The site plan submitted with initial working drawings shall contain a notation

specifying that the project is a “common interest development” and shall specify
the ultimate development property lines.

To avoid an alley-like appearance, the private street shall not be entirely paved
with asphalt nor be developed with a center concrete swale. The entry/exit drive

of the private street shall be made of stamped concrete or pervious pavers. The

1%




16.

17.

18. -
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19.

20.

PA-09-15

final landscape concept plan shall indicate the landscape palette and the
design/material of paved areas, and the landscape/hardscape plan shall be
approved by the Planning Division prior to issuance of building permits.

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 and/or sumps with
mechanical pump discharge in-lieu of gravity flow. If mechanical pump method is
determined appropriate, said mechanical pump(s) shall continuously be
maintained in working order. In any case, development of the subject property
shall preserve or improve the existing pattern of drainage on abutting properties.

Street trees in the landscape parkway shall be selected from Appendix D of the

~Streetscape and Median Development Standards and appropriately sized and
spaced (e.g. 15-gallon size planted at 30' on centers), or as determined by the "~

Development Services Director once the determination of parkway size is made.
The final landscape concept plan shall indicate the design and material of these
areas, and the landscape/hardscape plan shall be approved by the Plannmg
Division prior to issuance of building permits.

and Babcock Street shall be landscaped with trees and vegetation to the fullest

extent possible. The landscape plan shall be approved prior to issuance of

building permits. The landscape palette shall incorporate native California plants
and/or drought tolerant plant species.

The project site shall be graded in a manner to eliminate the necessity of
retaining walls within the project site to the maximum extent feasible. This
condition excludes the proposed perimeter retaining walls along the development
lot lines.

No modification(s) of the approved building elevations including, but not limited
to, changes that increase the building height, removal of building articulation, or
a change of the finish material(s), shall be made during construction without prior
Planning Division written approval. Failure to obtain prior Planning Division

——approval—of—the—m odification-could-result-in-the-requirement-of-the-applicant-to

21.

(re)process the modification through a discretionary review process such as an
amendment to the Master Plan, or in the requirement to modify the construction
to reflect the approved plans. Applicant shall contact the Planning Division at
714-754-5245 to obtain authorization for any revisions.

The developer shall contact the current cable service provider prior to issuance
of building permits to arrange for pre-wiring for future cable communication
service.

ik
i

. St
The landscape plan shall feature 24-inch box trees and 5-gallon shrubs that '
exceed the minimum size requirements of trees and shrubs as described in the *
City's landscaping standards to the satisfaction of the Development Services :

Director. Specifically, the 10-foot street setback areas along Monrovia Avenue
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22.

23.

25.

26.

27.

28.

29.

30.

31.

32.

PA-09-15

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 and creative
illumination of building, sculptures, fountains, and artwork to the satisfaction of
the Development Services Director. Any lighting under the control of the
developer shall be directed in such a manner so as to not unreasonably interfere
with the quiet enjoyment of nearby residential uses, including on-site residential
uses.

The buildings shall use low reflective glass and building materials to minimize
daytime glare to the fullest extent possible.

Show method of screening for all ground-mounted equipment (backflow
prevention devices, Fire Department connections, electrical transformers, etc.).
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.

If the project is constructed in phases, the decorative block wall, landscaping
within the street setback areas, and irrigation ‘shall be installed prior to the
release of utilities for the first phase. Specifically, the interim landscaped areas
for Parcel 1 and Parcel 2, as shown in the Phase 1 Site Plan for Master Plan
Amendment PA-09-01, shall be completed prior to issuance of the first certificate
of occupancy for the units of the Assisted Living Facility.

Prior to submittal of working plans for plan check, applicant shall submit a written
determination from the Sanitary District and/or any private trash hauler that trash
collection service can be provided to each individual live/work unit. This letter
shall be remitted to the Planning Division prior to issuance of building permits.

Construction, grading, materials delivery, equipment operation or other noise-
generating activity shall be limited to between the hours of 7 a.m. and 7 p.m.,
Monday through Friday, and between the hours of 9 a.m. and 6 p.m. on
Saturday. Construction is prohibited on Sundays and Federal holidays.

Any amendment to the Public Benefits as described in the applicant letter dated
November 6, 2007 shall require require review and approval by the Planning
Commission, through a Master Plan amendment application.

Conversion of the proposed Assisted Living Facility to a Skilled Nursing Facility
the change of use.

Truck deliveries shall occur no earlier than 6 a.m. daily, and loading/unloading of
deliveries shall occur away from the Assisted Living Facility units to the fullest

extent possible.

On-site security personnel shall service the Assisted Living Facility for 24-hours,
seven days a week.

0
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Trans.

33.

34.

35.

36.

37.

38.

39.

40.

41.

42,

PA-09-15

On-site security personnel shall service the Assisted Living Facility for 24-hours,
seven days a week.

Along with the lease agreements prospective tenants shall receive written notice
of the then-existing noise environment and ¥any existing odor generating uses
within a one mile radius of the proposed project within the City limits.
Prospective tenants must sign a form to acknowledge that they have read and
understand the existing land use conditions. This form shall be kept on file by
the facility operator and shall be approved in form and substance by the City
Attorney’s office prior to use.

Any change in the outdoor amenity areas that may diminish the size, function,
and aesthetics of the area shall be reviewed and approved by the Development
Services Director, if the changes are significant, Planning Commission
consideration of a Master Plan amendment may be required.

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 a hydrology/hydraulic study for review/approval by the
City Engineer prior to issuance of grading permits.

Developer shall comply with any conditions of approval as indicated in the Clty
Engineer's letter dated October 1, 2007 (attached).

Developer is informed that Babcock Street is under a “NO OPEN CUT”
moratorium until Year 2015. Open cutting the street pavement during the
moratorium period shall require special resurfacing requirements.

Developer shall construct Type 1l drive approach at locations submitted on site
plan. Developer shall comply with minimum clearance requirements from the
property lines and any vertical obstructions.

Developer shall relocate powerpole(s), fire hydrant(s), and all of the utilities
necessary to accommodate new driveway approaches.

Developer shall close unused drive approaches with full height curb and gutter.

43.

44,

Developer shall remove existing red curb paint along property frontage on
Monrovia Avenue and Babcock Street to accommodate additional on-street
parking.

Developer shall submit detailed plans for surface parking providing dimensions
for all parking spaces and aisle widths per City standard.




Fire

Police

45,

46.

47.

PA-09-15

Developer shall identify width of drive aisle and island approaching the gated
Assisted Living Facility. A minimum of 40-feet total overall width at the guest
lane, including median and entry/exit driveway for turnaround, shall be provided.

Structure is located near Edison transmission/distribution lines that limit the use
of aerial ladders (tenant windows and roof along Monrovia Avenue frontage).
Fire Department recommends that the power lines be placed underground. If
undergrounding the transmission/distribution lines does not occur and the lines
remain along the Monrovia frontage, the following conditions shall be
implemented to the satisfaction of the Fire Department:

a. Provide a manual wet standpipe system in ALL stair enclosures at each
floor level.

b. Provide a public address system per Fire Department direction.

c. Provide an automatic fire sprinkler system according to NFPA 13.

d. Access to tenant windows and balconies shall not be obstructed by trees,
landscaping features, architectural elements, or any other obstruction.
Clear access to tenant windows shall be considered in the project design.

Developer shall work with the Police Department in implementing security
recommendations to the maximum extent feasible, as specified in
correspondence from the Police Department, dated September 26, 2007.

o

o
e e
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EXHIBIT “C”

Mitigation Monitoring Program
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The Vision to Develop and the Commitment to Deliver

ﬁééélved.
Clty of Costa Mesa
Development Services Depariment

DEC -12013

December 1, 2009

Ms. Claire Flynn
Senior Planner

City of Costa Mesa

77 Fair Drive

Costa Mesa, CA 92628

Subject: | Request for Major Amendment to Master Plan
1640 Monrovia — Westside Lofts

Dear Ms. Flynn:

Please find enclosed for your consideration a revised project package for our major
amendment to approved Master Plan PA-07-20 for the subject property.

We are proposing that the 151 for sale/for rent residential units and adjacent parking
structure along with the 5 live/work loft unites (156 total units) be converted into a 185
unit residential care facility for the elderly offering independent, assisted, and memory
care living accommodations surrounded by a surface parking lot. The shape and
orientation of the buildings have been slightly adjusted; however the residential project
remains generally in the same area of the overall master site plan and within the same
shape of the previous proposed building. Two major changes from our previous
submittal that we reviewed in our September 20" 2009 meeting is the addition of 39
residential units (i.e. 146 to 185), which includes a memory care wing. The other change
that we have made to the residential component of the project is that it is now designed as
3-story and 2-story Type V construction.

We feel that the newly proposed residential care facility also boasts a similar exciting
e}evat-i-on-as—that—e-f—t-he—pr—e»vi-eus-pmj.ectTand@ffer&mamyﬁﬂhﬂame_aw
residents such as; pool, spa, fitness center, movie theater, private dining room, on-site

salon, library, arts & crafts area, lounge, game room, activities room, large lobby area,

putting green, and numerous garden areas including a roof top deck. Residential units

will range in size from 350 square foot studios to 1,110 square foot 2 bedrooms options.

Please find enclosed per your request a new cover sheet with the FAR re-calculated to
reflect the newly proposed site plan. We have also included an updated parking matrix.

1

Attachment 3

NEXUS Development Corporation Gentral Division
1 MacArthur Place, Suite 300, Santa Ana, CA 92707  ph 714.546.5600 fx 714.546.5660  www.nexusd.com
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Ms. Claire Flynn
City of Costa Mesa
Page2 of 2

We look forward to the opportunity to present this project to the Planning Commission
and we appreciate the continued support and cooperation of you and your staff. Please do
not hesitate to contact me if you or any other department has any questions regarding the

project.

Rob W. Eres
Nexus Development Corporation
Vice President of Entitlements

Sincerel

5U
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Senidr Living Project Parking Matrix

Subject Community # of Units # of Parking Stalls  Parking Ratio
Westside Senior Living 185 133 0.72:1
1640 Monrovia
Costa Mesa, CA

Sample Communities # of Units # of Parking Stalls Parking Ratio
Vintage Newport 152 121 0.80:1
393 Hospital Road
Newport Beach, CA
Newport Beach Plaza 118 48 0.41:1
1455 Superior Ave.

Newport Beach, CA

Belmont Village Crown Cove 73 46 0.63:1
3901 E. Coast Highway

Corona Del Mar, CA

Inn at the Park 136 77 0.57:1
10 Marquette

[rvine, CA

The Wellington 233 140 0.60:1
24903 Moulton Parkway

Laguna Hills, CA

San Clemente Villas 163 106 0.65:1
660 Camino De Los Mares

San Clemente, CA

Aegis Dana Point 64 31 0.48:1

26922 Camino de Estrella
Dana Point, CA
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November 6, 2007
/007 90 AON
SNIVNLU vt ST 1A & LN
VSIN V100 d0 A =
Ms. Claire Flynn _G3REORY ’
Senior Planner I f
City of Costa Mesa i
P.O. Box 1200

Costa Mesa, CA 92628-1200

Subject: 1640 Monrovia

Dear Claire:

As part of our Master Plan Appiication, I would like to provide the following information

to address policies in the Mesa West Bluffs Urban Plan with regard to public benefit and
green building design.

With regard to the public benefits of the proposed project, there are two major
contributions resulting from the new development. First, the site will be environmentally
cleaned to allow for new construction. As you know, the property was formerly occupied
by a heavy industrial user. Over the past year, we have been involved in the creation of a
remedial action plan with the State Department of Toxic Substances. Control (DTSC).
The plan has undergone DTSC’s public review process, and will be formally adopted
following the City’s review and approval of the proposed Mitigated Negative Declaration
for our project. Many residents have expressed concern over the negative long term
impacts of soil contamination on the Westside, and the clean-up of this large site will be
one of the first steps in addressing those concerns.

In addition, the City has requested us to construct a portion of the new storm drain system
planned for the area rather than pay connection fees. The Public Works Department
prefers that improvements be installed that will contribute to the future master plan for

f
|

the area.

The other public benefit to be realized from the project will be the underground
placement of SCE utility lines along the project’s Monrovia frontage. The Westside’s
overall appearance is hampered by the multitude of overhead power lines. We feel that
the placement of these lines below ground will be a significant visual enhancement to the

area, and will hopefully set the precedent for other new development in the area. The
‘\

)

Atfachment 5
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NEXUS Develuhment Corporation Central Division
1 MacArthur Place, Suite 300, Santa Ana, CA 92707  ph 714.546.5600 fx 714.546.5660 www.nexusd.com
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Ms. Claire Flynn
November 6, 2007
Page 2 of 3

placement of the lines underground will cost in excess of § 700,000, which is an added
expense to the project, but one that we feel is necessary aﬁd befitting of the quality
project we are proposing.

Nexus Development is committed to designing and building a project that is responsive
to green building standards. In that regard, our intent is to include the following features
in our project:

¢ Qualified windows that reduce interior condensation and prevent 1nter10r window

sill degradation.

e Faucet aerators and high efficiency shower heads which provide the same
pressure and volume as regular faucets but with less water flow.
Rated roofing products.
Low-flow toilets.
Energy efficient dishwashers
Reusable/recyclable construction materials such as counters, cabinets and flooring
Minimal use of drywall and use of products with lower waste levels
Construction waste management including recycling of concrete and asphalt
where applicable
Reclaimed (“grey”) water usage in landscaped areas
e Energy efficient irrigation systems
e BMP clarifiers on site to treat waste water

e
ooy
e

We believe the efforts noted above are consistent with the policies and preferences
identified in the Mesa West Bluffs Urban Plan.

We are also in receipt of public comment letters from property owners on the Westside in
response to the mitigated negative declaration. Primary issues raised were the density
and height of the project. As you are aware, we have been through several site plan
iterations over the past two years. One of the earlier submittals provided for
approximately 86 town home units, 3 stories in height, that were consistent with the
residential standards in the overlay. ‘Unfortunately, the end result was this: the units
were too large (over 2600 sf each); the price points would be over §1 million; and the
project design was monotonous and uninteresting. We concluded that it would be
difficult to market 86 similar units with higher price points in a yet to be proven
transitional neighborhood. At that point, we had offered the site for sale because we
could not make sense of the project economics at that density level. We entered into
negotiations with John Laing Homes; unfortunately, they came to the same conclusions.

The product was over-designed and at too high of a price point for the marketplace. We
went back to the drawing board, retained a different architect, and approached the project
as a mixed-use development. We believe the end result is a better mix of product type in
an ever-increasing challenging market. The stacked units are now smaller, but still
“edgy” enough to appeal to the buying public who desire the location and atmosphere of
the Westside, Just as importantly, the units are priced at a level that offers a young
professional the opportunity to own a home. The area is full of creative businesses, and

ol




Ms. Claire Flynn
November 6, 2007 2
Page 3 of 3 :

we feel strongly that the product type we have designed will be attractive to these
employees and others seeking an alternative to a traditional single family neighborhood. -
The added benefit is the office use and ancillary café. The mix of uses enables us to
create a small neighborhood within the larger Westside community, and creates a sense
of place for the residents and employees. We believe the office condominiums will offer
a new product type in the area that has proven to be highly successful elsewhere in the
County. A small, entrepreneurial company will have the ability to own its real estate and
make a long term commitment to the neighborhood. The mixed use approach makes
sense in today’s difficult economic market. It spreads the risk, offers a variety of product
to buyers, and offers new homebuyers the chance to enter the real estate market at a price
that is still reasonable in Orange County. We are comfortable with the building massing
given the long range plans for the Westside. We recognize that the first project in is often
the most challenging to accept. Our goal from day one has been to design a project that
is respectful of the design criteria outlined in the overlay, is an appropriate, transitional
design and use, and is of high quality so as to set the bar for future development in the
area. All of these criteria carry a substantial price tag. We believe the site plan presented
for your consideration is the best development option for the property given the many
objectives placed before us with the overlay plan and our own view of the real estate
market.

Sincerely,

Cynthia J. NGIW_/'

Nexus Development
Vice President of Government Relations

CN/sha
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