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£” 5, PLANNING COMMISSION
=" AGENDA REPORT .|

MEETING DATE: JUNE 13, 2011 ITEM NUMBER:

SUBJECT: TIME EXTENSION FOR PLANNING APPLICATION PA-06-75
MASTER PLAN AND VESTING TENTATIVE TRACT MAP 17172 FOR 3350 AVENUE OF
THE ARTS (WYNDHAM HOTEL)

DATE: MAY 19, 2011

FOR FURTHER INFORMATION CONTACT: MINOO ASHABI, AlA, SENIOR PLANNER
714-754-5160 (mashabi@ci.costa-mesa.ca.us)

PROJECT DESCRIPTION

The property owner is requesting a three-year time extension for a master plan including
development of a boutique hotel with 200 rooms, a 23-story high-rise residential building
with 120 condominium units, a 3,450 square feet lounge/bar, and 1,740 square of ancillary
retail use, and a seven-level 480-space parking structure. The project also includes a
Vesting Tentative Map 17172 for subdivision of the property for condominium purposes.

APPLICANT

David Lurker on behalf of the proper{y owner, Rosanna Inc.

RECOMMENDATION

Approve a two-year time extension for the master plan and vesting tentative tract map to be
valid to November 20, 2014 by adoption of Planning Commission resolution, subject to
conditions.

BACKGROUND

MASTER PLAN PA-06-75 AND VESTING TENTATIVE TRACT MAP 17172

The property is located at 3350 Avenue of the Arts across from the future site of the Orange
County Museum of Art (Attachment 3). The property is zoned PDR-HD (Planned
Development Residential-High Density) and has a General Plan Designation of High Density
Residential. The property is also located in the North Costa Mesa Specific Plan area.

The hotel was originally approved in 1987 and the banquet rooms were added in 1993. The
hotel currently includes a three-story parking structure, a six-story hotel structure with 238
rooms, and a full restaurant and banquet rooms at the ground floor.

On November 20, 2007, the City Council approved a master plan and a vesting tentative
tract map (PA-06-75, VT-17172) to redevelop the hotel site with a new parking structure and
a 23-story high-rise residential fower. In 2009, the property was foreclosed and is currently
operating under new ownership.
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The approval for the 2007 entitlement is valid for five years until September 2012. However,
the new property owner is not pursuing the entitiement at this time and requesting a three-
year time extension. The extended time is requested due to the poor market conditions for
condominiums and to further study the feasibility of the approved design. The property
owner is currently investing in remodeling and interior/ exterior improvements to upgrade the
hotel rooms and the restaurant fagade on Avenue of the Arts.

The City Council staff report and meeting minutes for the project can be viewed on the City’s
website at the links below:

http://www.ci.costa—mesa.ca.us/CMCélendar.htm
ANALYSIS
Time Extension

Due to automatic extensions granted to specified subdivision maps by the State Legislature,
the master plan and tentative tract map approval is valid to November 20, 2012. The
applicant has submitted this request more than a year in advance of the expiration date for
assurance that the entittement can be extended until 2014.

Planning Commission typically considers one-year time extensions. Staff believes that
approval of a two-year time extension is appropriate and consistent with previous time
extensions granted by the Planning Commission for the high-rise residential projects in
Costa Mesa. The two-year duration would allow the applicant sufficient time to study the
design and market feasibility of the condominium project. ‘

The two-year time extension is a reasonable amount of time; there is no precedent for a
three-year extension. Beyond two years, it is difficult to speculate if there may be new
Ordinances that may impact this proposed development. Staff recommends that no more
than a two-year period be approved on a case-by-case basis.

Vesting Tentative Tract Map

Since the tentative tract map shows two individual parcels that could potentially be sold
independently, staff recommends adding a new condition (Condition No. 39) that requires
recordation of a land use restriction linking both parcels together for the purpose of master

planning, density, parking and access.

ALTERNATIVES

If the time extension for the master plan and the vesting tentative tract map is denied, the
project entitlement will expire on November 20, 2012.

&
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CONCLUSION

Staff believes that approval of a two-year time extension is appropriate and consistent with
previous time extensions granted by the Planning Commission for the high-rise residential
projects in Costa Mesa. The two-year duration would allow the applicant sufficient time to
study the design and market feasibility of the condominium project. However, staff is not

anticipating any change to the zoning code or general plan that will have a direct affect on
this project.
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MINOO ASHABI, AIA CLAIRE FLYNN, AICP
Senior Planner Acting Asst. Development Services Director
Attachments: 1. Draft Planning Commission Resolutions

2, Applicant’s Project Description and Justification

3. Location Map

4. Approved Concept Plans

Distribution: Interim Development Services Director
Deputy City Attorney
City Engineer
Transportation Svs. Manager
Fire Protection Analyst
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David Lurker
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Wyndham Hotel

3350 Avenue of the Arts
Costa Mesa, CA 92626
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ATTACHMENT 1

RESOLUTION NO. PC-11-

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF COSTA MESA APPROVING A TWO-YEAR TIME
EXTENSION FOR PLANNING APPLICATION PA-06-75 AND
VESTING TENTATIVE TRACT MAP 17172

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

WHEREAS, the project site is real property located at 3350 Avenue of the Arts;

WHEREAS, the project involves the following: (1) Planning Application PA-06-75
for a Master Plan for a boutique hotel with 200 rooms, meeting facilities, restaurant, spa
and fitness facilities and a 23-story high-rise residential building with 120 for-sale
condominium units, a 3,450 square foot lounge/bar, and 1,470 square foot of ancillary
retail uses; and a seven-level, 480-spa'ce parking structure; and (2) Vesting Tentative
Tract Map T-17172 to subdivide the property for condominium purposes; |
_ WHEREAS, on November 20, 2007, City Council approved PA-06-75 by
adoption of Resolution No. 07-89, of which is attached hereto as Exhibit “17”;

WHEREAS, on November 20, 2007, City Council approved Vesting Tentative
Tract Map T-17172 to subdivide the property for residential condominium purposes. In
accordance with State of California Government Code Section 66452.21, the expiration
date of this subdivision map is automatically extended for additional three years, to -
November 20, 2012;

WHEREAS, a time extension application was filed by David Lurker, as

authorized agent for property owner Rosanna Inc.;

WHEREAS, a duly noticed public hearing was held by the Planning Commission
on June 13, 2011 with all persons having the opportunity to speak for and 'against the
project;

WHEREAS, the time extension does not change the previously-adopted findings
and conditions of approval for Planning Application PA-06-75, as specified in Exhibits
“A” and “B” respectively, of Resolution No. 07-89 (Exhibit 1). These findings and

conditions of approval in their entirety in Exhibit 1 (including new condition No. 39) are

applicable to the proposed project.

WHEREAS, any recent amendments of the City of Costa Mesa General Plan

-and Zoning Code that have been adopted since the approval of the proposed project

would not have a material effect on the proposed project;
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BE IT RESOLVED that, based on the evidence in the record, the Planning
Commission hereby APPROVES an extension of time for Planning Application PA-06-
75 and Vesting Tentative Tract Map 17172 to be valid to NOVEMBER 20, 2014 with
respect to the property described above.

BE IT FURTHER RESOLVED that the Costa Mesa Planning Commission does
hereby find and determine that adoption of this Resolution is expressly predicated upon
the activity as described in the staff report for Planning Application PA-06-75/VT-17172.

This action is also based on the evidence in the record and findings and subject to the

applicant’'s compliance with each and all of the conditions as specified in Resolution No.
07-89.

PASSED AND ADOPTED this 13" day of June 2011.

Collin McCarthy, Chair
Costa Mesa Planning Commission




STATE OF CALIFORNIA )
)ss
COUNTY OF ORANGE )

|, Claire Flynn, 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 June 13, 2011, by the following
votes:
"AYES: COMMISSIONERS
NOES:  COMMISSIONERS
ABSENT: COMMISSIONERS

ABSTAIN: COMMISSIONERS

Claire Flynn, Secretary
Costa Mesa Planning Commission



EXHIBIT 1

RESOLUTION NO. 07-89

A RESOLUTION OF THE CITY COUNCIL |OF THE CITY
OF COSTA MESA, CALIFORNIA, TO APPROVE FINAL
MASTER PLAN PA-06-75 AND VESTING TENTATIVE
TRACT MAP VT-17172 FOR THE’I WYNDHAM
BOUTIQUE HOTEL / HIGH-RISE RESIDENTIAL
PROJECT AT 3350 AVENUE OF THE ARTS.

THE CITY COUNCIL OF THE CITY OF COSTA MESA DOES HEREBY
RESOLVE AS FOLLOWS:

WHEREAS, an applicatidn was filed by Howardzg Zelefsky/Jason Korengold of
Makar Properties for the Wyndham Boutique Hotel / Hig%gh;Rise Residential Project at
3350 Avenue of the Arts in a Planned Development Res;idential — High Density (PDR-
HD) zone; .

WHEREAS, the proposed Wyndham Boutique Hotel / High-Rise Residential
project involves the construction of a mixed-use development at 3350 Avenue of the
Arts consisting of the following: (1) Certification of Final EIR No. 1054 which consists of

" a comprehensive analysis of the environmental impactis and any required mitigation

measures for the proposed project pursuaht to Ste}te Law; (2) General Plan
Amendment GP-06-03 to amend the Land Use Element of the General Plan to

incorporate provisions for high-rise residential dévelopme@nt in the project area; (3) North

‘Costa Mesa Specific Plan Amendment SP-07-01 to establish development standards

and other related provisions in the NCMSP for the project; (4) Final Master Plan PA-06-
75 for a boutique hotel with 200 rooms, meeting rooms, restaurant, spa and fitness
facilities; a 23-story high-rise residential building with 12@ for-sale condominium units, a
3,450 square foot lounge/bar, and 1,740 square foot of ancillary retail uses; and a
seven-level, 480-space parking structure; (5) Vesting Tentatlve Tract Map No. 17172 for

the subdivision of the property for condominium purposes

WHEREAS, Final Master Plan PA-06-75 established a high-rise residential
development option that complies with the total number of residential units and non-

residential building square footage identified for the proj'ject site at 3350 Avenue of the

)
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Arts, Area 5 of the North Costa Mesa Specific Plan, as :recommended to be amended
per SP-07-01; |

i
i

WHEREAS, Final Master Plan PA-06-75 includés a minor modification for a
maximum 3-foot encroachment of balconies and architectural design features into the
20-foot open space perimeter setback along Avenue?of the Arts (20-foot setback

required, 17-foot setback proposed);

’
|
!

WHEREAS, Vesting Tentative Tract Map VT-17172 includes a five foot
reduction in the landscape easement along the east sid%a of Avenue of the Arts within

the project limits from 25 feet to 20 feet and allows specific structures and items to be

located in the landscape easement;

WHEREAS, the proposed project has been reviewed for compliance with the
California Environmental Quality Act (CEQA), the CE!QA Guidelines, and the City
environmental procedures, and Final EIR No. 1054 W%S prepared and available for
public review from June 5, 2007 to July 19, 2007; f

WHEREAS, duly noticed public hearings were helid by the Planning Commission
on September 10, 2007 and September 24, 2007 and the: City Council on November 20,
2007 to allow for public comment on the proposed proj;ect and Final EIR and with all
persons having been given the opportunity to be he:ard both for and against the

proposed project; | |

WHEREAS, the Planning Commission reoommen};ded that City Council approve
Final Master Plan PA-06-75 and Vesting Tentative Tract! Map VT-17172 by adoption of
Resolution PC-07-68; |

WHEREAS, the City Council has reviewed all envirofnmental documents comprising
the Final EIR and has found that the Final EIR considers é;:\ll environmental impacts of the
proposed project and a reasonable range of altematives,% and the Final EIR is complete

and adequate and fully complies with all requirements oﬁ CEQA, the CEQA Guidelines,

%




and the City of Costa Mesa Environmental Guidelines;
WHEREAS, Final EIR No. 1054 constitutes projectispecific environmental analysis
for The Wyndham Boutique Hotel / High-Rise Residential Project, and no additional

environmental review is required prior to construction of ’chei mixed-use development;

WHEREAS, the Federal Aviation Administration (FAA) issued a Determination of
No Hazard in July, 2007, which established a maximum bliJilding height of 304 feet above

mean sea level (approximately 270 feet above grade Ie!vel) for the proposed high-rise

residential building;

WHEREAS, the Planning Commission recommended that City Council certify
Final EIR No. 1054, approve General Plan Amendment GP-06-03, and North Costa
Mesa Specific Plan Amendment SP-07-01, by separate r(-:;solutions;

WHEREAS, the City Council considered and foun%i that the benefits of the North
Costa Mesa High Rise Residential project outweigh thei unavoidable adverse impacts
that remain after mitigation and adopted General Plan Arénendment GP-06-03, including
Statements of Facts and Findings and Overriding EConsiderations, by separate

resolution;

WHEREAS, City Council took action to certify l‘i:inal EIR No. 1054, approve
General Plan Amendment GP-06-03, and North Costa Mesa Specific Plan Amendment
SP-07-01, by separate resolutions; '

NOW, THEREFORE, BE IT RESOLVED that b!ased on the evidence in the
record, the findings contained in Exhibit" A", anid subject to conditions of
approvals/mitigation measures indicated in the Mitigation%Monitoring Program contained
in Exhibits "B" and “C", the City Council DOES HEREBYQ APPROVE Final Master Plan
PA-06-75 and Vesting Tentative Tract Map VT—‘I7‘I72§with respect to the property

described above.



BE IT FURTHER RESOLVED that the approval of Vesting Tentative Tract Map

VT-17172 also includes the reduction in the Iandsoape!easement from 25 feet to 20
feet along the east side of Avenue of the Arts. i
i

BE IT FURTHER RESOLVED that the City Couno;il finds and determines that its
recommendation for the approval of Final Master Plan P/i\—06-75/VT -17172 is expressly
predicated on the General Plan Amendment GP-06-03 énd Specific Plan Amendment
SP-07-01 being final and effective, and upon applicants'i compliance with each and all
conditions of approvals/mitigation measures indicated in ﬁixhibit “B’ and in the Mitigation
Monitoring Program contained in Exhibit "C". "

i

PASSED AND ADOPTED this 20" day of Novembr, 2007.

Allan R. Mansoor, Mayor

ATTEST: APPROVED AS iTO FORM:

i
QLD %%alw. et
Julté Folcik, City Clerk Kimberly Hall Barlow, City Attorney

10



STATE OF CALIFORNIA )
COUNTY OF ORANGE ) ss
CITY OF COSTA MESA )

[, JULIE FOLCIK, City Clerk of the City of Costa Mesa, DO HEREBY CERTIFY
that the above and foregoing is the original of Resolution No. 07-89 and was duly
passed and adopted by the City Council of the City of Costa Mesa at a regular meeting
held on the 20" day of November, 2007, by the followmg roIl call vote, to wit:

AYES: COUNCIL MEMBERS:  MANSOOR, BE\E/ER, DIXON, FOLEY, LEECE
i
NOES: COUNCIL MEMBERS:  NONE :

ABSENT:  COUNCIL MEMBERS: NONE

IN WITNESS WHEREOF, | have hereby set my hand and affixed the seal of the
City of Costa Mesa this 21** day of November, 2007.

% FOLC!K CITY CLERK

(SEAL)




;GP-06-01 [SP-07-01/PA-06-75/VT-17172

EXHIBIT “A”

FINDINGS

A.

Pursuant to Section 13-29(g)(5) of the Municipal Gode, Final Master Plan PA-06-
75 meets the broader goals of the 2000 General Plan as amended, North Costa
Mesa Specific Plan, as amended, by exh[bltmg excellence in design, site
planning, integration of uses and structures, and protection of the integrity of
neighboring development. The proposed project \'Nould create a unique housing
type and will be among the first of this kind of hodsing type in Costa Mesa. The
new building will feature world-class architectyre designed by a renowned
architect, and the high-rise residential structure wnll complement the cultural and
entertainment arts center uses at South Coast Plaza Town Center. The
proposed project would meet the housing needs of the high-income segments of
the community at a level no greater than Wthh can be supported by planned
infrastructure improvements. _

The creation of the subdivision and related lmpro.vements is consistent with the
General Plan, as amended per GP-06-03, and N@rth Costa Mesa Specific Plan,
as amended per SP-07-01.

The proposed residential use of the subdivision |s compatible with the General
Plan. The approval of the subdivision will allow home ownership opportunities
without impacting rental housing. This is consistent with the goals, objectives,
and policies of the General Plan Land Use and Housmg Element.

Pursuant to Section 13-29(g)(13) of the Munlolpal Code, the subject property is
physically suitable to accommodate Vesting Tentative Tract Map VT-17172 in
terms of type, design and density of development and will not result in
substantial environmental damage nor public ! health problems, based on
compliance with the City's Zoning Code and General Plan.

The design of the subdivision provides, to the extent feasible, for future passive
or natural heating and cooling opportunities in the subdivision, as required by
Government Code Section 66473.1. !

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

The discharge of sewage from this subdivision lnto the public sewer system will
not violate the requirements of the California Reglonal Water Quality Control
Board pursuant to Division 7 (commencing Wlth Section 13000 of the Water
Code). - i
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The project has been reviewed for compliance with the California Environmental
Quality Act (CEQA), the CEQA Guidelines, aind the City's environmental
procedures. Final Environmental Impact Report (EIR) No. 1054 was prepared for
the final master plan, pursuant to the California Environmental Quality Act.
Although the proposed project could have a signifi!cant effect on the environment,
mitigation measures have been included as conditions of approval that reduce

impacts to the fullest extent reasonable and practic!;able.

Mitigation Measures from Final EIR #1054 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 jurisdi%ction of another public agency,
or that specific economic, social, or other considerations make the mitigation
measures infeasible.

The findings with respect to the environmental effects of the project are in the
document, "CEQA Statements of Findings, Facts| and Overriding Consideration
for the North Costa Mesa High Rise Residential iProjects", attached to the City
Council resolution for the General Plan Amendment GP-06-03.

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.

The project, as conditioned, is consistent vivith Chapter XII, Article 3,
Transportation System Management of Title 13 of! the Municipal Code in that the
development projects’ traffic impacts will be mitiga’i[ed at all affected intersections.

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

The proposed high-rise residential buildings as co}nditioned shall include the City
of Costa Mesa's building and fire safety standards for high-rise residential
development. : ?

The proposed high-rise residential structures have been submitted for review by
the Federal Aviation Administration (FAA). The project shall be constructed in
accordance with the FAA Determination of No Hazard issued in July, 2007 or
most current FAA Determination of No Hazard. "The FAA Determination of No
Hazard issued established a maximum building height of 304 feet above mean
sea level (approximately 270 feet above grade level) for the proposed high-rise
residential tower at 3350 Avenue of the Arts. :

\%
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Pursuant to Section 13-29(g)(6) of the Municipal Code the 3-foot encroachment
of balconies and architectural design features |nto the 20-foot front setback at
Avenue of the Arts are considered lmprovements that will not be materially
detrimental to the health, safety, and general welfare of persons residing or
working with the immediate vicinity of the prdjeot or to the property and
improvements within the neighborhood. These minor encroachments are
compatible with surrounding properties and will enhance the architecture and
design of proposed mixed-use development in the existing cultural-arts center.
This includes the site planning, land coverage, landscaping, appearance, scale of
structures, open space and any other applicable features relative to a compatible
and attractive development of the boutique hotel and high-rise residential
structure. |

i
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' GP-06-01/SP-07-01/PA-06-75/VT-17172

EXHIBIT “B”

CONDITIONS OF APPROVAL

Ping.

1.

The approval of Final Master Plan PA-06-75/VT-17172 is contingent
upon City Council’s final approval of the| General Plan Amendment GP-
06-03 and North Costa Mesa Specific Plan Amendment SP-07-01. The
approval of Final Master Plan PA-06-75/VT-17172 shall not become
effective until all other discretionary approvals are final and become
effective.
Final Master Plan PA-06-75/VT-17172 Qhall comply with the conditions
of approval, code requirements, and mitigation measures of Final EIR
No. 1054 for this project and as listed in the attached Mitigation
Monitoring Program (Exhibit “C"). Additjonal conditions of approval are
also included as part of the Mitigation Mémtorlng Program.

Mitigation Measures from Final EIR #1054 have been included as
conditions of approval. If any of these condltlons are removed, the City
Council must make a finding that the project will not result in significant
environmental impacts, that the condmop( ) are within the responsibility
and jurisdiction of another public agency, or that specific economic,
social, or other considerations make the mltlgatlon measures infeasible.
The conditions of approval and code reqwrements for PA-06-75/\/T-
17172 shall be blueprinted on the page*followmg or containing the site
plan. |

Prior to issuance of building permits, the developer shall provide the
Conditions, Covenants, and Restrlctlonls (CC&Rs) to the Development
Services Director and City Attorney’s office for review. The CC&Rs
must be in a form and substance accep‘table 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 homeowner's association (HOA)
effectively manage tenant and guest parking onsite and employ
necessary measures (e.g. valet parking,;mechanical lift parking, tandem
parking, etc.) as needed. If onsite parkmg is not appropriately managed
by the HOA, the Development Services Director shall require
implementation of corrective measure(s) to address onsite parking
problems in the future; (2) require that the HOA contract with a towing
service to enforce the parking regulations; (3) require that the HOA
prohibit any clothing, beach towels, banners, textiles, or any other items
deemed as visual clutter to be hung f}om private balconies; (4) Any
subsequent revisions to the CC&Rs relai’ted to these provisions must be
reviewed and approved by the Clty Attorney’'s office and the
Development Services Director before they become effective.

The parking management plan shall be’ approved by the Development
Services Director and Transportation «l\/lanager prior to issuance of

15
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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
gate(e if any, and how gates will be opeﬁated; (4) Location of employee
parking.

Dependent on the final mix of bedroom ’:types for the dwelling units and
total square footage of nonresidential ;areas (i.e. restaurant, meeting
rooms, terraces, club/lounge, and ancillary retail uses), the number of
parking stalls and parking design configuration may be adjusted. A final
shared parking study shall be reviewed/approved by the Development
Services Director prior to issuance of é building permit. The shared
parking study shall demonstrate the foIIO\fNing:

a) Tenant parking is within the range of 1.5 to 2.0 spaces per
unit, and guest parking is!provided at a minimum of 0.5
parking spaces per unit for the first 50 units and 0.25
parking spaces for each unfit above 50, as stipulated in the
North Costa Mesa Specific Plan.

1

b) Nonresidential parking, incliuding shared parking within the
residential guest parking' areas, complies with Code
requirements. 1

Final parking supply of any revised development scenario (i.e. revision
in unit mix and square footage of nonresidential areas) shall conform to
a shared parking study completed for the project and approved by the
Development Services Director. z
The FAA No Hazard Determination shall|be current and valid at the time
of issuance of a building permit. Any required modifications to the
building, including but not limited | to, the building height or
appurtenances, required by the No Hazard Determination shall be
reflected in the building plans prior to bui{lding permit issuance.

If approved, the final map submitted to City Council shall be revised to
show a reduction of the landscape easement along the along the east
side of Avenue of the Arts within the project limits from 25 feet to 20
feet. The site plan submitted for building plan check shall show the
reductions, if approved. ?

Prior to approval of the final map, developer shall submit a site plan
showing the location of a meandering 13-foot wide sidewalk/bike trail,
where possible, along the east side of Avenue of the Arts for the
approval of the Development Service{s Director and Transportation
Services Manager. Minor structures and street furniture may be located
within the landscape easement subject to the approval of the
Transportation Services Manager and Development Services Director:

|
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19.
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concrete walkways and steps, water features, landscape/area lighting,
18" to 24" raised planters, site furnishings (tables and chairs), tree wells
with metal grates, and any other similarjminor structures.

As shown in the approved site plan, the open terraces for the hotel and

residential building shall be located outside of the 20-foot perimeter

open space setback, unless a mino

r modification or administrative

adjustment is approved by the Development Services Director.

The approximately 1,740 square feet

of walk-up retail shall consist of

retail businesses with the primary purpose of supporting pedestrians

and the on-site residential community
Permitted walk-up retail uses include,
stand/kiosk, café, sandwich shop, ju

rather than drive-by customers.
but are not limited to, periodical
ice bar, wireless intemet café,

neighborhood drycleaner, or other similar uses as deemed appropriate

by the Development Services Director.

Prior to issuance of a certificate

of occupancy, developer shall provide a matrix of permitted walk-up
retail uses to be approved by the Develmpment Services Director.

Prior o issuance of a building permit, on -site designated parking spaces
for employees of the ancillary retail Iuses shall be provided to the
satisfaction of the Development Servuces Director. No on-site parking
spaces shall be reserved for customers.

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.
Developer shall submit a signed ' and completed Maintenance
Agreement to the satisfaction of the Development Services Director and
City Attorney’s office requiring the developer to be 100% responsible for
maintenance of the landscape easement and parkway area along
Avenue of the Arts within the project boundaries.

The final map shall show easements or other provisions for the
placement of centralized mail deliveny units, if applicable. Specific
locations for such units shall be to the satisfaction of the Planning
Division, Engineering Division, and the UJS Postal Service.

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

The range of primary street addresses shall be displayed on a complex
identification sign visible from the stree’o 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 plah 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.

\"¥
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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 shail be a'xpproved 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 Co!Iection 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 feet on
centers), or as determined by the Development Services Director once
the determination of parkway size is mad?e. The final landscape concept
plan shall indicate the design and material of these areas, and the
landscape/hardscape plan shall be apptoved by the Planning Division
prior to issuance of building permits. |
Prior to submission of a final landscape plan, developer shall seek
approval from the Parks and Recreation !Commission for the removal of
any trees within the public right-of-way. (';30mmission will require that the
City be compensated for the loss of street trees in the public right-of-way
pursuant to a 3-to-1 tree replacement ra“tio. Any conditions imposed by
the Parks and Recreation Commission jshall be identified on the final
landscape plan. The developer is advised that the approval process
may take up to three months; therefore, it is advised to identify any
affected trees and make a timely aipplioation to the Parks and

" Recreation Commission to avoid possible delays.

Prior to submission of a final Iandsoapé plan, developer shall ensure
that the landscape palette is coordinatedl with the proposed landscaping

~ for the Avenue of the Arts traffic circle. .

There shall be no signage on the highi—rise residential towers located
above the second floor of the buildings.| Building wall signage shall be
limited to identification of the residential development or walk-up retail
businesses. ;

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. Q

The developer shall contact the Plannilng 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
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36.

37.
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creative illumination of building, sculptures, fountains, artworks, and light
boxes/monument display cases 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 r}wot unreasonably interfere with
the quiet enjoyment of nearby residences|

High-rise residential structures shall use low reflective glass and building
materials to minimize daytime glare to the fullest extent possible.
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 ¢onsidered minor amendments.
Developer shall submit complete plans for different floor plan models.
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 shallibe screened from view, under
the direction of Planning Staff.

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 comply with any conditions of approval as indicated in
the City Engineer’s letter, dated September 7, 2007(attached).
Developer shall construct wide flare or r?dius curb drive approaches at
locations identified on site plan. Developer shall comply with minimum
clearance requirements from property lines and any vertical
obstructions.
Developer shall relocate/remove affected utilities and parkway trees on
Anton Boulevard and Avenue of the Arts o accommodate new driveway
approach.
Prior to issuance of building permits for the parking structure, developer
shall submit a final parking management plan denoting (1) method of
allocation of assigned parking; (2) location of visitor parking including
appropriate signage; (3) location of secuirity gates and how these gates
will be operated; (4) Location of employee parking.

Developer shall incorporate any recdl)mmendations made by the
Transportation Services Manager that may address design of
underground parking area to enhance internal traffic circulation between
the on-site plaza area and Avenue of the Arts.

Developer shall comply with the City of Costa Mesa's Building and Fire
Safety Standards for High-Rise Residential Development to the
satisfaction of the Building Official and Fire Chief. These standards are
contained in a publication issued by the ;City, previously provided to the
developer. Additional fire hydrants maiy be required. Contact the
Planning Division at (714-754-5278) for additional copies of this

o
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publication. Developer shall meet with the Fire Department for guidance
with regard to meeting Costa Mesa Fire Department requirements.

Developer shall work with the Police Department 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 pedestrian and automobile access. A list of security
recommendations (dated August 27, 2007) is provided to the developer.
The applicant shall record a Land Use Restriction indicating the

following:

e« The parcels identified in Vesting Tentative Tract Map VT-17172
shall be considered collectively (and not evaluated as individual
parcels) with regard to the maximum allowable residential density,
nonresidential square footage, and required parking.

« Redevelopment of Lot 1 and/or demolition of the existing parking
structure shall be strictly prohibited unless a Master Plan is
approved by the City of Costa Mesa.

« There is a recorded easement(s) shown on the final map for shared

ingress, egress, parking, and cross lot drainage across all parcels.

The Development Services Director and City Attorney’'s office shall
approve the form and content of the LUR prior to recordation. The

required easements shall be shown on the final map prior to recordation.

20
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CODE REQUIREMENTS

The following list of federal, state and local laws applicable to the project has been
compiled by staff for the applicant’s reference. All applicable federal, state, and local
laws which are applicable to the project shall be complied with, regardless of whether
they are identified herein. Any reference to “City” pertains to the City of Costa Mesa.

Ping.

1.

Approval of the final master plan and vesting tentative tract shall be
for a period of two years. Within this time period, the final map shall
be recorded unless applicant applies for and is granted an extension
of time for the final master plan and vestmg tentative tract map by the
Planning Commission. The final mas’ter 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 ﬂnal master plan.

Proof of recordation of the final tract r’;nap shall be submitted prior to
issuance of building permits. %

Developer shall remit park fees in the qmount of $10,829.00 per muliti-
family unit prior to issuance of buildingpermits.

Driveway ramp slopes shall comply Wlth the standards contained in
the City’s parking ordinance.

Any mechanical equipment such as alr—conditlonmg equipment and
duct work shall be screened from VleW in a manner approved by the
Planning Division.  (Roof-mounted : equipment enclosed in the
mechanical penthouse is permitted as part of the approval of the final
master plan.) :

Trash enclosure(s) or other acceptable means of trash disposal shall
be provided. Design of trash enclosure(s) shall conform with City
standards. Standard drawings are; available from the Planning
Division.

Included in the required CC&Rs shalll be a provision that will permit

the installation of solar heating systems, subject to applicable zoning
district requirements, the Uniform Building Code, and associated
ordinances, and reasonable architectural review by the homeowner’s
association. |

The CC&Rs shall include a provision as to use and maintenance of all
guest parking spaces, driveways, | f landscape easements, and
common open space areas.

CC&Rs and articles of incorporation awd bylaws for the homeowners’
association shall be reviewed and approved by both the Planning
Division and Department of Real Estate prior to recordation. CC&Rs
shall include provisions as required inMunicipal Code Section 13- 41,
as well as applicable conditions of ap‘proval and code requirements.
The developer shall provide the Planning Division with proof of review
and approval of the CC&Rs by the DRE prior to recordation. A copy
of the recorded CC&Rs shall be submitted to the Planning Division
prior to the release of utilities for the units.
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All contractors and subcontractors must have valid business licenses
to do business in the City of Costa Mesa Final inspections, final
occupancy and final releases will not be granted until all such licenses
have been obtained.
Development shall comply with all reqwrements of the North Costa
Mesa Specific Plan relating to development standards, maximum
building square footage, height, etc. for residential high-rise projects.
All on-site utility services shall be installed underground.
Installation of all utility meters shall be performed in a manner so as to
obscure the installation from view from any place on or off the
property. The installation vault, wall cabinet, or wall box under the
direction of the Planning Division.
Prior to the issuance of grading permits, the developer shall submit a
Lighting Plan for the approval of the City's Development Services
Department. The Lighting Plan shall demonstrate compliance with
the following:
e The mounting height of lights shall not exceed 3 feet in any
location on the project site;
e All site lighting fixtures shall be provnded with a flat glass lens.
Photometric calculations shall indicate the effect of the flat glass
lens fixture efficiency;
o Lighting design and layout shall limit spill light to no more than 0.5
foot-candle at the curb line of the surrounding neighbors,
consistent with the level of lighting that is determined necessary
for safety and security purposes onl site.
Five (5) sets of detailed landscapejand irrigation plans shall be
required as part of the project plan check review and approval
process. Three (3) sets shall be provided to the representative water
agency and two (2) set shall be submitted to the Planning Division for
review. Plans shall be approved by [the water agency with two (2)
approved sets forwarded by the applicant to the Planning Division for
final approval prior to issuance of building permits.
Two (2) sets of landscape and irrigation plans, approved by both the
water agency and the Planning Divisi,on, shall be attached to two of
the final building plan sets. ;
Landscape and irrigation plans shall eet the requirements set forth
in Costa Mesa Municipal Code Sections 13-103 through 13-108 as
well as irrigation requirements set forth by the water agency. Consult
with the representative water agency. Mesa Consolidated Water
District, Ray Barela (949) 631-1291.

Landscaping and irrigation shall be mstalled in accordance with the
approved plans prior to final inspection or occupancy clearance.

Construction equipment, vehicles, or work between the hours of 7:00
a.m. and 8:00 p.m., provided that jall required permits for such
construction, repair, or remodeling have been obtained from the
appropriate City Departments.
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Comply with the requirements of the Cahforma Code of Regulations,
Title 24, also known as the Caln‘ornla Building Standards Code, as
amended by the City of Costa Mesa. j
Prior to issuance of grading permlt‘ developer shall submit soils
report, grading, and drainage plans and final Water Quality
Management Plan for this project.
Demolition permits for existing structures shall be obtained and all work
and inspections completed prior to final building inspections. Applicant
is notified that written notice to the Air Quality Management District may
be required ten (10) days prior to demolition.

The project applicant shall require the contractor to comply with the
SCAQMD’s regulations during Construlction including Rule 402 which
speCIfles that there be no dust lmpacts offsite sufficient to cause a
nuisance, and SCAQMD Rule 403, which restricts visible emissions
from construction. Specific measurés to reduce fugitive dust shall

include the following:

a. Moisten soil prior to grading.

b. Water exposed surfaces at least twice a day under calm
conditions and as often as needed on windy days when winds
are less than 25 miles per day, or during very dry weather in
order to maintain a surface crust and prevent the release of
visible emissions from the constriuction site.

c. Treat any area that will be exposed for extended periods with a
soil conditioner to stabilize soﬂ or temporarily plant with
vegetation.

d. Wash mud-covered tires and under—carrlages of trucks leaving
construction sites.

e. Provide for street sweeping, as jneeded, on adjacent roadways
to remove dirt dropped by construction vehicles or mud which
would otherwise be carried off by trucks departing project sites.

f. Securely cover loads of dirt with a tight fitting tarp on any truck
leaving the construction sites to dispose of excavated soil.

g. Cease grading during periods Wihen winds exceed 25 miles per
hour. ;

. Provide for permanent sealing of all graded areas, as applicable,
at the earliest practicable time after soil disturbance. A screen
shall be provided at a reasonable height to ensure construction
dust and debris are contained as much as possible to prevent
impacts from construction on nelghbormg properties.

o
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The proposed project shall comply wlthi Title 24 of the California Code
of Regulations established by the Enerby Commission regarding
energy conservation standards. The p’rojeot applicant shall
incorporate the following in building plans:
e Solar or low emission water heaters shall be used with combined
space/water heater units. l
¢ Double paned glass or window treatment for energy conservation
shall be used in all exterior windows. -

Comply with the requirements contained within the letter prepared by
the City Engineer. (Copy attached.)
Prior to issuance of building permits, |developer shall remit required
San Joaquin Hills Transportation Corridor Fee currently estimated at
$248,526.60 The amount of this fee isnot subject to vesting and shall
be subject to revision and possible increase effective July 1%t of each
year.
Prior to issuance of building permltl developer shall remit traffic
impact fee pursuant to the prevailing slohedule of charges adopted by -
City Council at the time the vesting tentative tract map was deemed
complete. The Traffic Impact fee is currently estimated at
$139,551.00, as determined by the date the vesting tentative tract
map was deemed complete. l:i)eveloper shall contact the
Transportation Services Division for a ffinal estimate prior to issuance
of building permits. Developer shall remlt the traffic impact fee to the
Planning Division.

Developer shall provide a 25-foot mlnlmum distance from the far side
of the proposed drive aisle for all parklng spaces to provide adequate
space for turning movements. Developer shall comply with the City's
Parking Design Standards.

Developer shall comply with Master Plan of Bikeways by construction
of joint use sidewalk/bike trail on; Avenue of the Arts. The
sidewalk/bike trail shall be located away from the curb to overlap
within the parkway and landscape and pedestrian easement area, or
as otherwise deemed acceptable b)l/ the Transportatlon Services
Manager.

Developer shall show all designated vnsrtor parking spaces on parking
plan. A 35 by 10’ turnaround area shall be provided within the visitor
parking area to allow forward motion of vehicles to exit when parking
area is fully occupied.

Water mains shall be of adequate size to deliver 1,000 gallons per
minute simultaneously from the closest hydrant(s) to any and all
points of the development with a mmlmum residual pressure of 20 psi.
Access consisting of a minimum 20-foot wide roadway capable of
supporting fire apparatus shall be malrptalned to all fire hydrants from
the time that the hydrants are placed into service.  Special

consideration shall be given to mal;ntaining the integrity of such

|
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roadways during periods of inclement \}veather.
33. Developer shall install approved smoke detectors and fire sprinkler
systems in each residence in accordance with the Uniform Fire Code.

Developer shall provide an automatic ffire sprinkler system according
to NFPA 13.

34. Provide “blue dot” reflective markers on all on-site fire hydrants.

SPECIAL DISTRICT REQUIREMENTS

The requirements of the following special districts are hereB)y forwarded to the applicant:

Sani 1. Developer shall contact the Costa Mesa; Sanitary District at (949) 645-
8400 for current district requirements. ;

AQMD 2.  Applicant shall contact the Air Quality Management District (800) 288-
7664 for potential additional conditions of development or for additional
permits required by the district. ,

School 3.  Pay applicable Newport Mesa Unified School District fees to the Building
Division prior to issuance of building permllts :

State 4.  Comply with the requirements of the Cahfornla Department of Food and
Agriculture (CDFA) to determine if red |rnported fire ants (RIFA) exist on
the property prior to any soil movement orlexcavatlon Call CDFA at (714)
708-1910 for information.
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MITIGATION MONITORING PROGRAM

ENVIRONMENTAL IMPACT REPORT NO. 1054
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Wyndha;m Boutique Hotel/High-Rise Residential Project

Mitigation Monitoring and R_eportiné Program
Wyndham Boutique Hotel/High-Rise Residential Project

The approximately three-acre Wyndham Boutique Hotel/Hig]h-Rise Residential Project site is
located at 3350 Avenue of the Arts within the North Costa Mesa Specific Plan area of the City of
Costa Mesa in Orange County, California. The project site is benerally bound by Avenue of the
Arts to the west; The Lakes at South Coast apartment community to the north and northeast;
and The Lakes Pavilions retail center to the south and southeeizst.

The proposed project involves the reuse of the project site efxs a mixed-use development with
both hotel and residential uses.- The existing Wyndham Hotel would be renovated to create a
boutique hotel; the existing parking structure would be demolished and a 23-story high-rise
residential tower would be constructed; and a new 7-level Qarking structure serving both the
hotel and the residential tower would be constructed east of the new residential tower. The
residential tower is proposed at a height of 270 feet above grade level. Discretionary approvals
of General Plan Amendment GP-06-03, North Costa Mesa Specific Plan amendment SP-07-01,
Final Master Plan PA-06-75, and Vesting Tentative Tract MapiNo. 17172 are also required.

The California Environmental Quality Act (CEQA) requires that all public agencies establish
monitoring and/or reporting procedures for mitigation measures (MMs) adopted as conditions of
approval in order to mitigate or avoid significant project impacts. Specifically, §21081.6(a)(1)
states: !
!
The public agency shall adopt a reporting or monitoring program for the changes
made to the project or conditions of project approval, adopted in order to mitigate
or avoid significant effects on the environment. The reporting or monitoring
program shall be designed to ensure compliance during project implementation. -

CEQA Guidelines §15097 provides clarification of mitigzation monitoring and reporting
requirements and guidance to local lead agencies on implementing strategies. The reporting or
monitoring program must be designed to ensure compliance during project implementation.

Therefore, in accordance with the requirements of §21 081.6,! and as part of its certification of
the adequacy of the Final Environmental Impact Report (EIR) (State Clearinghouse No.
2007011125) for the Wyndham Boutique Hotel/High-Rise Residential Project, the “Mitigation
Monitoring and Reporting Program” (MMRP) was adopted by the Costa Mesa Planning.
Commission  on and |by the City Council ~ on
. The MMRP contains the mitigation program that has been incorporated

through preparation of the EIR with additional mitigation -measures and modified measures
resulting from one of the following: (1) the Applicant prochJsed_an alternative or additional
method to mitigate an impact; (2) the City requested additional mitigation of an impact; or
(3) additional or modified measures were added in respopse to public comments. These
additional measures have been analyzed and are not expected to create any additional
significant impacts, but will lessen impacts anticipated to occur with implementation of the

project.

Mitigation measures have been drafted to meet the requirerinents of Public Resources Code
§21081.6 as fully enforceable monitoring programs. The MMRP defines the following for each
mitigation measure: .

o
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1. Timeframe. In each case, a time for performance of the mitigation measure, or
review of evidence that mitigation has taken place, is provided. The performance
points selected are designed to ensure that lmpalot-related components of project

implementation do not proceed without establishing that the mitigation is

implemented or assured.

2. Responsible Party. In each case, unless where otherwise indicated, the
Applicant/Developer is the Responsible Party for implementing the mitigation. The
City will monitor the performance and implementation of the mitigation measures. To
guarantee that the mitigation measure will not be inadvertently overlooked, the
supervising public official is the official who grants the permit or authorization called
for in the performance.

3.  Definition of lelgatron In each case (except where a mitigation measure, such as
a geotechnical report, is a well-known procedure or term of art), the mitigation

measure contains the criteria for mitigation, either in the form of adherence to certain -

adopted regulations or identification of the steps to be taken in mitigation.

Matrix Orientation

The following matrix lists all mitigation measures, standard conditions of approval, and project
design features from the Final EIR referenced above. The matrix also identifies the applicable
permit, the required timing, and responsible parties for both xmplementatnon and monitoring of
standard conditions and mitigation measures. .

3
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 ATTACHMENT 2

VOSS, COOK & THEL LLP y
. A LIMITED LIABILITY PARTNERSHIP '
ATTORNEYS AT LAW
895 DOVE STREET, SUITE450 .
MAILING ADDRESS . NEWPORT BEACH, CALIFORNIA 92660-2998 MICHAEL H. VOSS
P.0, BOX 2250 TELEPHONE (949) 435-0225 . BRUCE V., 'COOK
NEWPORT BEACH, CA 92658550 FAX (949) 435-0226 _ FORMER PARTNERS
) DAVID A, LURKER
dlurker@vctlaw.com
May 2, 2011
. 04733.000
VIA HAND DELIVERY
Ms. Minoo Ashabi
City of Costa Mesa
Development Services Department
77 Fair Drive

Costa Mesa, CA 92628-1200

Re: 3550 Avenue of the Arts (“Property”)
Master Plan Approval Extension Appltcatzan

Dear Ms. Ashab1

As we have discussed, Rosanna, Inc., dba Wyndham Hotel Orange County, is the owner
of the above-referenced Property. We request that the City of Costa Mesa grant an extension of
the expiration date for the prevmusly approved Master Plan as amended, for this Property for
three years.

You have separately received the Completed Planning Application signed by the Property
owner and its Authorized Agent together with a copy of the Final Master Plan (PA-06-75) and
Vesting Tentative Tract Map (VT-17172) for the Property; and a check in the amount of $400
payable to the City of Costa Mesa in satisfaction of the City’s time extension application fee

The following additional documents are enclosed for furtherance of thls request and in’
order to comply with City requ1rements -

1. 500 foot Radius Map prepared by Chicago Title;

2. Two (2) sets of mailing labels and one (1) photocopy of same for every property
' that is Wlthln the 500-foot radius; and

3. A Certrﬁcatlon letter from Chicago Title regarding items (1) and (2), above.

The extension is requested dué to the current poor economic conditions, the current poor
market conditions for-the sale of condominiums, and the current unavailability of ﬁnancing fora
project of this type. Also, the owner needs additional time to evaluate whether revisions to the
plans and des1gn for the project will be necessary for the development of the project and to
process such revisions. L\D\




N B

Ms. Minoo Ashabi
City of Costa Mesa
May 2, 2011

Page 2

Please advise if you need any additional information or documents, process this request at
your earliest convenience, and call me if you have any questions. '

Very truly yours,

V0SS, COOK & THE

]@ A. é/vker

LLP
]

DAL:nbl
Enclosures

cc: - Rachael Moorhead
. Paul Sanford '
John Olivier
John Conley
Nan Doelling

H:\Client Folders\Wyndham Hotels (04733)\GenRep (000)\Corres\L-Ashabi DAL 61v3.doc

w5
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PA-06-75, VT-17172
Wyndham Hotel

3350 Avenue of the Arts

Location Map

a

ATTACHMENT 3




ATTACHMENT 4

11570,

Claire L, Fiynn, AICP

Sentor Planner
714-754-5278 Date:

B T T T T

[°201€50 1534 T oo/ OEID/CLOTEISO/I3|0d P

Exhibit 2-6a

Architectural Rendering A

Beridetra

CONSULTING

RiProjects/Costat 013/Graphicsiex2.6a_wesl 053107.pdl

5

Wyndham Boutique Hotel/High-Rise Residential Project

Source: Makar 2007
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Exhibit 2-7¢

Proposed Vesting Tentative Tract Map Sheet 3

Wyndham Boutique HoleWHigh-Rise Residential Project
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