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DESCRIPTION

The proposed project involves the following

Initial Study/Mitigated Negative Declaration (IS/MND): This document analyzes
the environmental impacts of the project and describes mitigation measures and
conditions of approval to minimize impacts to below a level of significance.

Planning Application PA-14-29: The Urban Master Plan is for the development of a
177-unit, three-story mixed-use development that consists of:

o 42 detached live/work units (0.68 FAR)
o 89 attached live/work units (1.15 FAR)
o 46 residential loft units (13 dwelling units per acre)

The buildings are designed as detached and attached 3-story structures with roof top
decks. A total of 354 garage/covered parking spaces and 154 open parking spaces
are proposed (a rate of three parking spaces per live/work unit and 2.5 spaces per
loft units). The Master Plan includes compact parking at 4 percent of the overall total
parking spaces or 14 percent of provided open parking spaces. The Master Plan also
includes a minimum of 196 open guest parking required for live/work units. The total
parking supply (508 spaces) complies with the overall parking requirement; however, a
portion of open parking spaces is provided in two-car garages.

Deviations requested: The project requires approval of the following deviations:

o Interior Garage Dimensions. Minimum 20 by 20 feet dimension required; 19
by 20 feet proposed.

o Minimum Building Separation. Minimum 10 feet between buildings required;
6 feet proposed.



o Floor Area Ratio for Attached Live/Work Units. Maximum 1.0 allowed and
up to 1.25 FAR subject to specific findings; 1.15 FAR proposed.

e Vesting Tentative Tract Map VT-17800: Subdivision of a 9.0-acre property for
condominium purposes.

APPLICANT
The applicant and property owner is W-W Westside Gateway Owner VII, LLC.

RECOMMENDATION

Staff recommends that the Planning Commission adopt a resolution to:

1. Adopt the Initial Study/Mitigated Negative Declaration (IS/MND) for the project;
2. Approve the project, subject to conditions of approval and mitigation measures.



PLANNING APPLICATION SUMMARY

PA-14-29 and VT 17800

Across 17" Street, Multiple tenant light industrial and

Commercial and Industrial uses
Superior Pointe Live/Work Project

Location: 671 W. 17 Street Application

Request: 177 live/work and residential loft units
SUBJECT PROPERTY: SURROUNDING PROPERTY:
Zone:: Mesa West Bluffs Overlay Zone North:

(MG base zone) commercial uses

General Plan Light Industrial South:
Lot Dimensions Irreqular East:
Lot Area: 9-acre West:

Existing Development

Multiple tenant buildings with office and warehouse
Approx. 153,000 SF of office, warehouse and manufacturing (Former Argotech)

DEVELOPMENT STANDARD COMPARISON: MESA WEST BLUFFS URBAN PLAN

Development Standard (Urban Plan)

Lot Size:
Lot Width
Lot Area
Densitv/Intensity:
DU’s/ Acre
FAR (Floor Area Ratio) — Attached
Live/Work
FAR (Floor Area Ratio — Detached
Live/Work
Buildina Coveraae (Development Lot)
Buildinas
Buildings (Residential)
Pavina
Open Space

TOTAL
Min. Work Space Size (Live/Work)
Private Open Space
(Balconies and Roof Decks)
No. of Stories/Building Height

Distance Between Main Buildings
(Live/Work and Residential)
Setbacks

Front (W. 17" St and Pomona Ave.)

Side (left/right)
Rear

ndard Stall
Tenant
1.5 spaces per live/work unit
2 r residential loft
Guest (Open)

TOTAL
Interior qarage dimension
NA = Not Applicable or No Requirement

(1) Upto 1.25 FAR allowed subject to findings.

Required/Allowed

NA

NA
1 351 F 13DU
1.0

1.0

90% Max — Live/Work Onlv
NA
NA
(40% of Residential Component)
(10% of Live/Work Component)

250 SF
200 SF min. (Res. Units Only)
4 Stories/60 FT

10FT

10 FT (Buildings)

10 FT/ 10 FT (Residential)
0 FT/ 0 FT (Live/Work)
5 FT/ 5 FT (Residential)
0 FT/ 0 FT (Live/Work)

5
(Residential)

196.5 (Live/Work)
23 (Residential)

508 Spaces
Minimum 20 FT (W)X 20 FT (L)

(2) Roof decks are not counted as a story in the Urban Plan area.
(3) Deviation requested for 6-foot distance between buildings.
(4) Master Plan includes compact open parking and 2-car garages for each unit.

(5)
s ated

Final Action Plannina Commission

Deviation requested to allow a one-foot reduction in interior aarage width dimension.

Declaration

Proposed/Provided

194 FT
9-acre

1 du/3.351 SF (13 DU’s/Acre
1.157

0.87

SF (%)
88,030 SF (41%)
SF (32%)
62,380 SF (40% of Residential Component)
16,550 SF and 11,027 SF
(11% and 13% of Live/Work Component)
89,957 SF (23% overall)
257-291 SF
Plan 1 - 421 SF
Plan 2 — 587 SF
3 Stories and roof decks /35 FT 2

6FT?

10FT
12FT/M2FT
12FT
ork)
92 (Residential)
4

154 (Live/Work and Residential
combined) *

508 Spaces
19 FT (W)X 20 FT(L)®



BACKGROUND

Project Site/Environs

J.C. Carter developed the site in 1951 for the manufacturing of aerospace-related
ground fuel-dispensing products. Operations at the project site historically consisted of
design and manufacturing of fuel control and delivery products for the aerospace
industry, including the manufacturing of marine and cryogenic fuels such as liquid
natural gas. By the late 1990s, Argo-Tech/Eaton Corporation owned the aerospace and
marine divisions, and Carter Cryogenics continued operation of the cryogenics division
at the site as a lessee. In 2007, Argo-Tech transferred the property to 17th Street
Realty LLC and subsequently to W-WP Westside Gateway Owner VII, LLC, and leased
the property to continue operations. Argo-Tech moved out of the project site in 2009,
leaving Carter Cryogenics to continue operations on a portion of the site. Atlas Copco
has since acquired the cryogenic pump portion of the J.C. Carter business, and now
occupies several areas of the project site. CarMart also occupies one of the existing
buildings in the northeastern portion of the project site. The project site consists of a
total of approximately 153,000 square feet of office, manufacturing and warehouse
located in various buildings and under canopies. An inventory and photos of all the
buildings was submitted by the applicant to verify the on-site condition of the site.

= ].;.‘.".‘,_i'— ) f N
Vicinity Map and Surrounding Uses,
including Superior Pointe under construction
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Existing Zoning and General Plan

The project site is designated Light Industry in the City’s General Plan land use map,
which applies to areas intended for a variety of light and general industrial uses,
including small manufacturing and service industries, as well as larger industrial
operations. The project site is zoned MG (General Industrial) and is in the Mesa West
Bluffs Urban Plan, which allows mixed-use development including Live/Work and
Residential Loft units.

The nine-acre project site (Assessor's Parcel Number 424-291-11) is an irregularly
shaped lot at 671 West 17" Street in the City of Costa Mesa, situated on the southeast
corner of the 17th Street/Pomona Avenue intersection. The site includes 17 buildings
and structures, outdoor overhang work/assembly/storage areas, a liquefied natural gas
testing facility on the western portion of the site, and parking areas on the northern,
northwestern, and southern portions of the site (see Figure 3).

The buildings and structures consist of offices, assembly and staging buildings,
machine shops, warehouse storage buildings, maintenance sheds, engineering
laboratories, and a liquefied natural gas testing area, totaling approximately 153,000
square feet. Approximately 50 percent of the buildings are vacant, and the remaining
are occupied by Atlas Copco and CarMart.

ANALYSIS
Project Description

In order to redevelop the project site, all existing buildings, structures, parking areas,
drive aisles, and hardscape improvements would be demolished, as well as a number
of mature trees and landscape improvements throughout the site would be removed.
Site redevelopment will also require soil remediation due to past and present light
industrial and manufacturing uses, as well as utility infrastructure improvements along
the northern and western site boundaries.

The proposed 177-unit projects includes a mix of three product types to create a sense
of variation and a series of different neighborhood types, as follows:

e 89 units of attached live/work units.
e 42 units of detached live/work units.
e 46 units of attached residential lofts.



The Mesa West Bluffs Urban Plan defines residential lofts as residential dwelling units
with an open or flexible floor plan designed to accommodate a variety of activities in a
single housekeeping unit, including but not limited to living, sleeping, food preparation,
entertaining, and work spaces. A live/work unit is a mixed-use development composed
of commercially or service oriented joint work and living quarters in the same building,
where typically the primary use is a place of work and where there are separately
designated residential and work areas. A live/work unit consists of: (a) living/sleeping
area, kitchen, and sanitary facilities in conformance with the Uniform Building Code and
(b) adequate workspace accessible from the living area, reserved for and used by the
resident(s). The unit types are summarized in the following table:

Number Living Area | Workspace | Gross Areal | Intensityl Building
Product Type? of Units Description in SF Area in SF Unit in SF Density? Heights
. 2 bedrooms 40FT
~A =
A1 - Attached Live/Work 33 + 35 bathrooms 1,637 290 1,927 (3 stories)
A2 - Altached LiveWork | 25 el L 1,609 263 1,872 - yoid
+ 4 bathrooms (3 stories)
. 3 bedrooms 40FT
A3 - Attached Live/Work K} +35 bathrooms 1,684 291 1,975 — (3 stories)
Subtotal 89 — — — — 1.15 FAR —
1 bedroom + 3 flex 40FT10IN
Bl-Loft & + 3.5 bathrooms 1307 - s (3 stories)
B2 - Loft 14 2 bedrooms + 2 flex 1929 _ 1929 40FT 1_0 IN
+ 3 bathrooms (3 stories)
12.99
Subtotal 46 — — — — DU/AC —
. 3 bedrooms 40FT
C1 - Detached Live/Work 14 + 3.5 bathrooms 1,613 257 1,870 — (3 stories)
. 3 bedrooms 40FT2IN
C2 - Detached Live/Work 17 +3.5 bathrooms 1,594 262 1,856 — (3 stories)
. 3 bedrooms 40FT2IN
C3 - Detached Live/Work 1 + 3.5 bathroms 1,739 259 1,998 — 3 stories)|
Subtotal 42 — — — — 0.68 FAR —
Total 177 — — — — — —




Site Design

The design calls for a vehicular connection between Pomona and Superior Avenues
and provides a series of urban parks and gathering areas. The placement and layout of
the three product types would help create different neighborhood types. The residential
lofts would occupy the central portion of the project site, along the interior open space
and east/west private street; the attached live/work units would be mostly facing 17"
Street and Pomona Avenue; and the detached live/work units would be facing the
southerly portion of Pomona Avenue and along the southwestern site boundary and in
the southern portion of the site.

The residential lofts would be developed in buildings ranging from five to seven units
per building, with one row of lofts in each building. All of the residential lofts would have
unit entries fronting internal walkways.

The attached live/work units would be developed in buildings ranging from four to seven
units per building, with one row of live/work units in each building. All of the attached
live/'work units proposed along the western and northern site boundaries would have
unit entries oriented toward Pomona Avenue and 17" Street, respectively, with the
remainder of the units having entries fronting internal walkways. A portion of the
detached live/work units would have unit entries oriented toward Pomona Avenue, with
the remaining units having entries fronting internal walkways. All of the residential lofts
and live/work units would be three stories and would include roof decks, patios and
balconies, and two-car garages.

Landscape and Park Plans

The landscape plan includes the planting of new trees, shrubs, and groundcover along
the project boundaries, between the buildings, along the private streets and walkways,
and in common open space and recreation areas. Although the Proposed Project would
remove all existing trees onsite (total of 87), they would be replaced with a greater
number of trees (approximately 358 new trees). All landscaped areas, including the 17t
Street and Pomona Avenue frontage would be maintained by a future HOA.

Four common open space and recreation areas would be provided onsite for residents
of the proposed development. Recreational amenities for project residents would
include a central park, a passive open space, a tot lot, and a community garden. In
addition to the common open space and recreation areas, all of the residential lofts and
live/work units include private open space areas in the form of roof decks, patios, and
balconies.

A series of pedestrian walkways would further link the central park to a series of paseos
and courtyards, to other common open space and recreation areas, and to 17th Street
and Pomona Avenue. Additionally, the project is subject to payment of parkland in-
lieu/impact fees of $13,572 for each single-family unit and $13,829 for each multi-family
unit.



Building Architecture

The proposed architecture is a contemporary design with stucco walls and accent
stucco, painted metal finishing, recessed panels, precision-cut concrete block veneer,
horizontal metal railings along the rooftop and balconies and smooth panel garage
doors. The final design and architectural style of the buildings is subject to review and
approval by the City’'s Planning Commission. Private balconies and roof decks are
proposed for both the residential and live/work units.

Building Separation

The Mesa West Bluffs Urban Plan identifies setbacks of 10 feet between buildings. The
project would deviate from the building separation requirement in that the detached
live/work units are proposed to be placed 6 feet apart. The project developer is requesting
approval of a deviation from this requirement as part of Urban Master Plan PA-14-29,
which is discussed later in this report.

Parking

All of the residential lofts and live/work units would include attached two-car parking
garages that would be accessed from the proposed private streets. Guest and
additional resident parking spaces would be provided onsite in designated parking
areas, mainly along the east/west private street that would connect Pomona Avenue
and Superior Boulevard. Compact parking is proposed at 4 percent of total parking
supply or 14 percent of uncovered parking supply.

The required and provided parking spaces per unit is noted in the following table. The
overall project provides a total of 508 parking spaces with 154 open guest parking
throughout the site. The substitution of 66 open parking spaces with garage spaces is
considered a deviation from parking standards.

Product Required Parking Provided Parking
Attached Live/Work Less than 2,000 SF Two covered parking and one
3 spaces per unit open parking for a total of 3

Includes 1.5 covered and 1.5 spaces per unit
open parking

Detached Live/Work Less than 2,000 SF Two covered parking and one
3 spaces per unit open parking for a total of 3
Includes 1.5 covered and 1.5 spaces per unit
open parking

Residential Lofts More than 1,000 SF Two covered spaces and 0.5
2.5 spaces per unit open parking per unit
Includes two covered and 0.5
quest parking

Total No. 177 Units 508 508 (includes 354 garage and

154 open parking)



Trip Generation Analysis

Linscott Law and Greenspan Engineers (LL&G) evaluated project trip generation as part
of the project-specific traffic impact analysis. The project is forecast to generate 1,542
daily trips, with 141 trips produced in the AM peak hour and 161 trips produced in the PM
peak hour. Since the site is mostly vacant, the existing land use currently generates 598
daily trips, with 8 trips produced in the AM peak hour and 37 trips produced in the PM
peak hour. When the project is compared to the existing “occupied floor area,” the project
is forecast to result in 944 additional daily trips, 133 net AM peak hour trips and 124 net
PM peak hour.

Daily AM Peak Hour PM Peak Hour

ITE Land Use Code/Proiect Description 2-Way Enter Exit Total Enter Exit Total
Generation Rates
ITE 210: Single-Family Detached Housing (TE/DU) 9.52 0.19 0 56 0.75 0.63 0.37 1.00
ITE 230: Residential Condo/Townhouse (TE/DU) 5.81 0.07 0.37 0.44 0.35 0.17 0.52
ITE 710: General Office Building (TE/TSF) 11.03 1.37 0.19 1.56 0.25 124 1.49
Generation Forecasts
Proposed ct
Detached Live/Work Units (42 DU) 400 8 24 32 26 16 42
Attached Live/Work Units (89 DU) 517 7 32 39 3 15 46
Attached Lofts (46 DU) 267 3 17 20 16 8 24
Office Portion of Live/Work Units (36,067 SF) 398 49 7 56 9 45 54
10% Mixed-Use Trip Reduction Applied to Office: -40 -5 1 6 1 -4 -5

Subtotal 1,542 62 79 111 81 80 161

Existing Occupied Floor Area
Existing Land Uses -598 5 -3 -8 16 21 -37
Total Net Project Trip Generation’ 944 57 76 133 65 59 124

Source: LLG 2015a.
Notes: TE/DU = Trip end per dwelling unit, TE/TSF = Trip end per 1,000 square feet; DU = dwelling unit; SF = square feet

1 Pronnsed Praect Minus Fxisfinn Orcunied Office Floar Area

As indicated in the traffic analysis reviewed by City staff, traffic associated with the project
would not significantly impact any of the study area intersections, when compared to the
LOS standards and significant impact criteria discussed above. Although the intersection
of Placentia Avenue/Superior Avenue is forecast to operate at LOS E during the PM peak
hour, it is already operating at LOS E under the existing conditions without the project.
Additionally, the proposed project is expected to add less than 0.01 to the ICU value at
this intersection (see Table 19), which is the minimum value that the Proposed Project
would need to attribute to result in a significant impact. The remaining nine study
intersections are forecast to continue to operate at an acceptable LOS (LOS D or better)
during the AM and PM peak hours with the proposed project.

Noise

The Noise Element of the City's General Plan includes the state’s standards for
acceptable noise levels by land use. The exterior noise standard for residential multi-
family uses is 65 dB CNEL, applicable for patios and balconies greater than 6 feet.
Based on the measurements and the traffic noise model utilized to estimate noise
levels, the northern live/work units facing 17th Street would experience noise levels up
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to 71 dBA CNEL, and the western live/work units facing Pomona Avenue would
experience noise levels ranging from 62 to 64 dBA CNEL. All balconies and patios
would have a depth of up to 6 feet, which makes them exempt from the City’'s 65 dBA
CNEL exterior noise level standard. Additionally, all outdoor common open space and
recreation areas are located in the center of the site at distances over 300 feet from
Pomona Avenue and 17th Street, and shielded from traffic noise on these adjacent
streets. It should be noted, that the City's Noise Ordinance exempts live/work and
mixed use projects from compliance with exterior noise standards for residential
development and the standards would be only applicable to the loft units mainly located
in the interior portion of the site.

Hazardous Materials

Beginning in June of 2008, site remediation was started to address soil and
groundwater contamination associated with the waste oil and diesel fuel tank releases
and past solvent disposal practices. Based on the results of the remediation performed
to date, and provided in the Soil Management Plan (SMP); the Regional Water Quality
Control Board concluded that “no further action is required” (NFA) in regard to the
environmental condition of the project site related to waste oil and diesel fuel tank
releases and past solvent disposal practices. The NFA issued by RWQCB is for the
waste oil and diesel fuel tank releases and past solvent disposal practices at the site
and indicates that corrective action should be reviewed if land uses change. The SMP
was accepted by RWQCB to protect human health in connection with redevelopment
and re-use of the project site.

The following are required by the approved SMP

e Deed Restriction Prohibiting the Use of Groundwater

e Soil Remediation through excavation and offsite disposal of soil with
contamination at levels above applicable regulatory cleanup standards

e Post-Remediation soil sampling under RWQCB oversight to confirm that
Chemicals of Potential are no longer present above the applicable cleanup levels.
If contaminant levels in soil vapor following the performance of the soil
remediation are above risk guidance established by RWQCB and DTSC, vapor
intrusion mitigation systems (VIMS) such as Liquid Boot membrane and venting
systems will be incorporated in order to reduce the risks to acceptable levels.

The IS / MND concluded that compliance with standard conditions and the Mitigation
Measures will reduce any hazardous risk to a less than significant level. For a full
discussion of the requirements, please refer to the draft IS/MND (Attachment 7).

Deviations

Approval of the master plan as proposed will include the following deviations from the
residential and live/work standards:

« Interior Garage Dimensions. Minimum 20 by 20 feet dimension required; 19
by 20 feet proposed.
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o Minimum Building Separation. Minimum 10 feet between buildings required;
6 feet proposed.

e Floor Area Ratio for Attached Live/Work Units. Maximum 1.0 allowed and
up to 1.25 FAR subject to specific findings; 1.15 FAR proposed.

The proposed garage dimension is a reduction on the interior width of the garage
from 20 feet to 19 feet. The project meets the overall requirement for parking;
however, given the overall required parking and open space, the proposed dimension
allows for the units to fit on the site in the proposed manner. The one-foot shortfall will
still allow for parking of two vehicles in the garage and in addition, all units include a
small alcove for trash cart storage. Similar deviation was approved for master plan of
the project at 1527 Newport Boulevard (Level One) and 1677 Superior Avenue
(Superior Pointe).

The building separation between the detached live/work units is 6 feet instead of
required 10 feet. This distance allows an adequate separation between the buildings
to meet the Uniform Building Code requirements without compromising the light and
window openings on the sides. A condition of approval requires consideration of
window locations for privacy between the units. A similar deviation was recently
approved for the master plan of the project at 1644 Whittier Avenue.

The proposed FAR for the attached live/work units, which include 89 of the 177 units
is 1.15. The Mesa West Urban Plan allows an increase in the FAR up to 1.25 subject
to appropriate findings related to excellence in design, site planning, integration of
uses and structures and protection of the integrity of the neighborhood. The project
overall provides 23 percent open space and the FAR for the detached units is 0.87.

Vesting Tentative Tract Map

The vesting tentative tract map proposed is for a two parcel condominium subdivision with
177 units and a numbered lot for dedication along 17" Street. All common areas including
the driveway and parking spaces will be commonly used and maintained by a
homeowners association.

GENERAL PLAN. ZONING CODE. D URBAN PLAN CONFORMANCE

The proposed project involves a Master Plan for a mixed-use development which is
considered a conditional use. Pursuant to an approved Master Plan, the proposed
project would be in conformance with the following planning documents:

e General Plan
e Zoning Code
o Mesa West Bluffs Urban Plan/Mixed-Use Overlay Zone

Conformance with the City of Costa Mesa General Plan
Future development of all land within the City of Costa Mesa is guided by the General

Plan adopted in 2002. The Land Use Element of the General Plan directs long-range
development in the City by indicating the location and extent of development to be



allowed. The General Plan sets forth land use goals, policies, and objectives that guide
new development. The General Plan land use designation for the project area is Light
Industry.

In April 2006, the City’'s General Plan was amended to allow mixed-use development
projects within the Mesa West Bluffs Urban Plan area. The General Plan identifies the
Mixed-Use Overlay Zoning District as a compatible zoning district in the Light Industrial
land use designation. Redevelopment of the subject property relates to the conversion of
underutilized nonresidential properties into residential development, and is therefore
consistent with the General Plan.

The following analysis evaluates the proposed project's consistency with specific goals,
and objectives of the General Plan, Land Use Element.

e Goal LU-1: Land Use: It is the goal of the City of Costa Mesa to provide its
citizens with a balanced community of residential, commercial, industrial,
recreational, and institutional uses to satisfy the needs of the social and economic
segments of the population and to retain the residential character of the City, to
meet the competing demands for alternative developments within each land use
classification within reasonable land use intensity limits;, and to ensure the long
term viability and productivity of the community’s natural and man-made
environments.

Consistency: The mixed-use project will provide a variety of uses, including
live/work units and residential condominiums on a site formally dedicated to
industrial use. The project would create a varied land use in the project area and
provide additional housing opportunities. The infill nature of the proposed project
protects the viability of the natural environment and decreases the need for
significant infrastructure improvements. The project is consistent with this General
Plan goal.

e Objective LU-1A: Establish and maintain a balance of land uses throughout the
community to preserve the residential character of the City at a level no greater
than can be supported by the infrastructure.

Consistency: The project is an infill redevelopment project with live/work and
residential uses. As indicated in the IS/MND, adequate infrastructure would be
available to serve the proposed project. Therefore, the project is consistent with
this General Plan objective.

e Goal LU-2: Development: /t is the goal of the City of Costa Mesa to establish
development policies that will create and maintain an aesthetically pleasing and
functional environment and minimize impacts on existing physical and social
resources.

Consistency: The project would allow for the redevelopment of property
containing nearly vacant industrial buildings with minimal vegetation and
streetscape. The proposed project would enhance the visual appearance of the
site through implementation of the proposed landscape plan. In addition, the



project would provide a high-quality architectural design to the project area. With
significant landscaping along 17" Street and Pomona Avenue frontage, the
proposed project is supportive of this General Plan goal.

e Objective LU-2A: Encourage new development and redevelopment to improve
and maintain the quality of the environment.

Consistency: As indicated in the IS/MND, the proposed project with mitigation
incorporated would not result in any significant adverse environmental impacts.
Because the project is an infill development, it would not result in the loss of any
habitat, or require extensive infrastructure improvements to provide service to the
site. The project is consistent with this objective.

Conformance with the Zoning Code

The City Council enacted a zoning ordinance in April 2006 that applied a Mixed-Use
Overlay Zoning District to the Mesa West Bluffs Urban Plan area. The Zoning Code
defers to the Mesa West Bluffs Urban Plan for development standards and other
regulatory requirements. The project site is located within this overlay zone, and the
proposed project is consistent with the Zoning Code.

Conformance with the Mesa West Bluffs Urban Plan

The City’s base zoning designation for the project site is MG - General Industrial. This
district is intended for a variety of industrial areas which contain a wide range of light and
general industrial activities. In April 2006, the City Council adopted the Mesa West Bluffs
Urban Plan, which applied a Mixed-Use overlay zoning district to the project site.
Generally, when activated by an approved Master Plan, the underlying zoning is
superseded by the overlay zoning district.

The proposed mixed-use development is regulated by the Urban Plan. The flexible
development standards are activated by the Master Plan. The Mesa West Bluffs Urban
plan prescribes the density and intensity of Live/Work Development. The floor-area-ratio
(FAR) and vehicle trip generation work in concert to ensure that new live/work
developments do not exceed the capacity of the circulation system.

Intensity in mixed-use development is measured by FAR, and not exclusively the number
of dwelling units per acre. A 1.0 FAR maximum is established, however up to 1.25 FAR
may be approved if appropriate findings can be made related to excellence in design, site
planning, integration of uses and structures and protection of the integrity of the
neighborhood.

Deviations from development standards are allowed pursuant to an approved Master
Plan. Pursuant to an approved Master Plan, the Urban Plan allows mixed-use
development, including live/work lofts. Therefore, the proposed project is considered
consistent with the Mesa West Bluffs Urban Plan.
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Justifications for Approval

Pursuant to Title 13, Section 13-29(g), Findings, of the Costa Mesa Municipal Code, the
Planning Commission shall find that the evidence presented in the administrative record
substantially meets specified findings. Staff recommends approval of the proposed
project, based on an assessment of facts and findings which are also reflected in the draft
resolution.

The proiect exhibits excellence in site blannina. intearation of uses and
structures, and protect the integrity of neighboring development. The Mesa West
Bluffs Urban Plan envisioned modern architecture and infill development that will be
complementary to an urban setting. The proposed architecture and site design will
enhance the street views on 17" Street and Pomona Avenue. The overall architectural
design promotes excellence and compatibility. Although the development is not
subject to the City’'s Residential Design Guidelines, the variety of building elevations,
materials and staggered massing diminishes the boxy design appearance consistent
with the guidelines.

As noted
earlier, the project would provide 354 garage/covered parking spaces and 154 open
parking spaces for a total of 508 spaces (2.5 spaces per residential loft, and 3 spaces
per live/work unit). The open parking spaces are distributed throughout the project to
provide convenient parking for future guests within the development. Every unit
features a two-car garage which equates to 2 covered spaces required per unit. The
Urban Plan requires 1.5 tenant spaces per unit with a minimum of one covered space.

The oroiect will not sianificantly impact kev intersections which would continue fo
operate at an acceptable Level of Service (LOS). The mixed-use overlay zone was
intended to serve as a redevelopment solution to avoiding more traffic in the
southwest industrial area. The LL&G study concluded that the existing plus project
traffic conditions would not result in any significant impacts. For intersections
operating at LOS D and E, the project would add less than 0.010 to the ICU value.

Horizon year, background traffic growth estimates were calculated using an ambient
traffic growth factor of one percent per year, and including reasonable foreseeable
probably future projects, referred here accumulative projects. The anticipated
intersection turn movement volumes for Horizon Year 2016 traffic conditions are
included in Figures 6-4 to 6-7 of the TIA (see Appendix la of IS / MND — Attachment 7,
under separate cover). The Cities of Costa Mesa and Newport Beach identified 16
cumulative projects within the project study area. The sixteen cumulative projects are
expected to generate a combined total 7,440 daily trips on a “typical” weekday, with
510 trips forecast during the AM peak hour and 717 trips forecast during the PM peak
hour.
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Table — Horizon Year 2016 Peak Hour Intersection Capacity Analysis

Existing Without Horizon Year 2016 Horizon Year 2016
Project Without Project Plus Project Significanl
Traffic Conditions Traffic Conditions Traffic Conditions
Time ICU/ IcuU/ Icu/
Periad HCM 108 HCM 108 HCM 108 Incraase
Pomona Avenue at 17th AM 19.3siv C 224 sly C 233 siv C 0.900 No
Street PM 17.8 siv c 20.7 siv C 214 siv C 0.700 No
5 Superior Avenue at 17t AM 0.701 c 0.74 C 0.763 C 0.023 No
Street PM 0.722 c 0.778 c 0.799 C 0.021 No
3 Newport Boulevard at AM 0727 c 0.755 c 0762 c 0.007 No
17th Street PM 0767 c 0.804 o 081 D 0.006 No
4 Placentia Avenue at AM 0 861 D 089 D 089 D 0.000 No
Superior Avenue PM 0.909 E 0.944 E 0.944 E 0.000 No
5 Newport Boulevard at AM 0.573 A 061 B 0.612 B 0002 No
Hospital Road PM 0675 B 0.733 c 0.735 c 0.002 No
Superior Avenue/Balboa AM 065 B 0681 B 0.681 B 0.000 No
S Hrdat Goas PM 068 B 073  C 073  C 0003  No
7 Newport Boulevard SB AM 0.864 D 0.924 E 0.925 E 0.001 No
Ramp at Coast Highway PM 0.652 B 0.698 B 0.698 B 0.000 No
5 Riverside Avenue at AM 0.763 o] 0.833 D 0.838 D 0.005 No
Coast Highway PM 0784 c 0845 D 0848 D 0003 No
o Newport Boulevard at 18t AM 0774 o} 0803 D 0.809 D 0.006 No
Street/Rochester Street PM 0.836 c 0.872 D 0.879 D 0.007 No
0 Newport Boulevard at AM 0.717 C 0746 c 0.752 c 0.006 No
Harbor Boulevard PM 0.767 c 0802 D 0.81 D 0.008 No

Notes: Bold ICULOS or HCM/LOS values indicale adverse service levels based on the Cilies of Costa Mesa and Newport Beach LOS standards ICU = Intersection
Capacity Utilization; HCM = Highway Capacity Manual; LOS = level of service; sfv = second per vehicle

The supplemental traffic study indicates that a traffic signal is not warranted at the
intersection of W. 17th Street and Pomona Avenue.

As a part of their Supplemental Traffic Assessment LLG conducted a traffic signal
warrant analysis for the 17th Street/Pomona Avenue intersection using the California
Department of Transportation Warrant 3 Peak Hour traffic signal warrant analysis, as
specified in the California Manual of Uniform Traffic Control Devices. This method
provides an indication of whether peak-hour traffic conditions or peak-hour traffic
volume levels are, or would be, sufficient to justify installation of a traffic signal. The
Warrant 3 Peak Hour traffic signal warrant has two parts:

o Part A evaluates peak hour vehicle delay for traffic on the minor street
approach with the highest delay.
o Part B evaluates peak-hour traffic volumes on the major and minor streets.

The supplemental study concluded that the proposed project would not significantly
impact the 17th Street/Pomona Avenue intersection and a traffic signal is not
warranted under either traffic scenario.

The project combines residential and nonresidential uses, and other community
amenities as a means fto revitalize a defined area in the city without exceeding the
development capacity of the general plan transportation system. Staff has
incorporated, as a condition of approval, that marketing materials, including any model
units constructed on-site, shall clearly identify and disclose that the 250 square foot




ground floor workspaces for the live/work units are designed to be utilized as
workspaces to potential buyers. Additionally, a condition of approval requires that the
250 square foot work space on the first level shall not be used as a bedroom for
sleeping purposes (this restriction is required to be reflected in the CC&Rs for the
development). As noted earlier, the traffic study prepared for the project, which was
reviewed by the City’'s Transportation Services Division, determined that the project-
related traffic will not significantly impact any of the 10 key study intersections in
Westside Costa Mesa or Newport Beach.

e The deviation from building separation and minimum garage dimension can be
supported to apply the flexibility allowed bv the Urban Plan provisions while still
providing adequate parking supply:

o The strict interpretation and application of the required 10-foot building
separation and minimum garage width of 20 feet would result in practical
difficulty inconsistent with the purpose and intent of the General Plan and Mesa
West Bluffs Urban Plan. Specifically, increased building separations and larger
garages would result in an overall reduction in the number of on-site parking
spaces, as well as the amount of usable common open space throughout the
project site. Therefore, the reduced building separation allows for a
development that better achieves the purposes and intent of the General Plan
and the Urban Plan with regard to on-site parking and open space. The
requested deviation in building separation can be allowed since it would still
result in a well-designed project that is compatible with the neighborhood. The
proposed compact parking represents 4 percent of the overall parking supply
and 14 percent of the open parking supply.

o The granting of the deviation results in a mixed-use development which
exhibits excellence in design, site planning, integration of uses and
structures, and compatibility standards for mixed use development. The
proposed development complies with the overall perimeter building setback
requirements in the Mesa West Bluffs Urban Plan. Additionally, the project
meets the on-site parking requirements, private and common pen space
requirements, and overall density/intensity requirements of the Urban Plan.
Furthermore, a condition of approval requires that the property be self-
governed by a homeowner's association and Covenants, Conditions, and
Restrictions (CC&Rs). The City Attorney’s office shall approve the draft
CC&Rs as to form and content.

o The granting of the deviations will not be detrimental to the public health,
safety, or welfare, or be materially injurious to properties or improvements in
the vicinity. The development will be required to comply with all applicable
Building and Fire Safety regulations to ensure that no adverse impact to the
public health, safety, or welfare is created as a result of this project.

o The project exceeds the minimum requirements for common and private open space
in the form of three common outdoor amenity areas and private roof decks
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The minimum required open space for live/work component is 10%, and the
minimum required open space for the residential component is 40%; the project
provides 11% (attached) and 13% (detached) for the live/work component and 40%
open space for the residential component. The common open space areas include
the following proposed amenities:

Tot Lot

Community Garden

Central Gathering Area with fire pit, tables and barbecue counter

Central Park with barbecue areas, shade structures, bocce balls and open
play lawn

Pedestrian paseos connecting the central open spaces to 17" Street and
Pomona Avenue

o Bicycle Racks

o 0 O O

(@]

With reaard to the residential loft area. project provides 40% open space areas
(62.380 sa.ft.) which exceeds the Urban requirement and is amona the hiqghest
provision of open space for Urban Plan projects approved to date.

Comparison Table of Open Space areas in other Urban Plan projects

Project Address Site Area  Open Space Total SF
West 2025 Placentia 1.88-acre 35% live/work and residential 28,662 SF
Place Ave
Lighthouse 1640  Whittier 5.7-acre 40% residential component 65,700 SF
Ave. 30% live/work component
24,893 SF
Level One 1527 Newport 1.88-acre 22% live/work 18,142 SF
Blvd.
Superior 1677 Superior 2.55-acre  30% live/work 33,349 SF
Pointe Ave.
Westside 671 W 17" 9-acre 40% residential component 62,380 SF
Gateway Strest 11% live/work component
(attached) 16,550 SF
13% of live/lwork component
(detached) 11,027 SF

The project will be subject to the City’s interior noise standards. The Urban Plan
promotes mixed-use development to be compatible with the surrounding
industrial/commercial context. The project must also comply with the City of Costa
Mesa’s interior noise standard of 45 dBA CNEL for single and multi-family
residential land use. To comply with the interior noise standard the homes must
provide sufficient exterior to interior noise attenuation to reduce the interior noise
exposure to acceptable levels. Based on the noise study prepared for the project, a
combination of walls, doors, and windows, standard construction for southern
California residences would provide sufficient exterior-to-interior noise reduction with
windows closed. With windows open, interior noise levels of the proposed units
would not meet the interior noise standard of 45 decibels (dBA). Therefore, an
alternative form of ventilation, such as air conditioning, that would allow windows to
remain closed for prolonged periods of time are required to be incorporated into the
project to meet the interior noise level standard of 45 dBA.
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According to the Mesa West Bluffs Urban Plan, the exterior noise standards for
live/work and multi-family units do not apply to any balconies, roof decks, or
terraces, regardless of size.

A Buver’s Notice will accomplish two core objectives: (1) Provide notification of the

the live/work units are commercial uses where the primary use is a place of work.

A condition of approval has been incorporated requiring a “Notice to Buyers”
disclosing that the project is located within an area designated as Light Industry in
the City of Costa Mesa General Plan and is subject to existing and potential
annoyances or inconveniences associated with industrial land uses, including but
not limited to, operational characteristics such as hours of operation, delivery
schedules, outdoor activities, and noise and odor generation.

While there are conditions of approval promoting the marketing of the live/work units
for home businesses, the Buyer's Notice will also reinforce the definition of live/work
units.

‘Live-work Units: A mixed-use development composed of commercially- or
industrially-oriented joint work and living quarters in the same building, where
typically the primary use is a place of work and where there are separately-
designated residential and work areas. A live/work unit will have adequate work
space reserved for, and regularly used by, the resident for work purposes.”

or boardinghouse purposes shall be expressly prohibited in the CC&Rs and subject to
transient occupancies in such online (or other) publications such as AirB&B
Transient occupancy is expressly prohibited pursuant to the following condition

Prior to issuance of a final certificate of occupancy for the first unit, the City
Attorney's office shall review and approve the CC&R provisions related to transient
occupancy. These include any and all types of vacation rentals, short-term or long-
term rentals, bed and breakfast lodging, boardinghouse, residency hotel, etc. Any
type of advertising of transient occupancy in any type of media or any other
methods, such as the internet, is prohibited. This includes online publications such
as Air B&B. If the violation is not rectified within 30 days by either eviction of the
tenant(s) or removal/discontinuation of the advertising, the owner shall be subject to
a first citation of $150, including fines as adopted by the City Council. (At this time
fines range from $150 for the first infraction to $500 for three plus infractions.) The
Development Services Director may apply fines not to exceed $500 per day for
violations that are not resolved.

Utilities in the public right-of-way shall be undergrounded along West 17t Street and
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A condition of approval requires the undergrounding of the following utilities:

(1) Undergrounding on Pomona Avenue: There is an existing overhead pole line
that travels along the east side of Pomona Avenue. The pole line contains SCE
distribution, AT&T, and Time Warner. This pole line contains two (2) SCE
distribution (12kv) circuits including mainline communication facilities. The pole line
also provides primary service dips to provide service to the neighboring properties
on Pomona Avenue. Applicant has proposed to underground the existing SCE
distribution facilities and the communication facilities (approximately 750LF) along
the project boundary and within any R/'W on Pomona Avenue. The project boundary
assumes the conversion will originate from a pole on the NE corner of Pomona
Avenue and 17th Street.

(2) Undergrounding on W. 17t Street: There is an existing overhead pole line that
travels along the south side of 17th Street. It is assumed the pole line contains
AT&T and Time Warner. Applicant has proposed to underground the existing
communication facilities approximately 720 lineal feet) along the project boundary
and within any R/W on 17th Street.

The proposed proiect would involve redevelopment of a marqinal industrial property
and introduce new residents and home-based businesses to the City.

According to the applicant, the facility has been gradually decommissioned over the
past decade. By 2008, the property was approximately 40% occupied and operating
at less than 25% capacity. This diminished to less than 10% by 2013 and all
operations have ceased on the property at this time. The property is currently
vacant.

Year Extent of Operations Percentage of Leasable Area
1951 J.C. Carter — Aerospace 100% capacity

2008 AraoTech 40% occupied / 25% capacity
2013 ArgoTech 10 percent capacity

2015 Unoccupied Zero percent

A sianificant Remediation Plan is underway with a significant scope and magqgnitude
to clean-up the soils and contaminated groundwater.

According to the applicant’s letter, a number of chemicals have been used over the
years on the property. In October of 1990, the property was issued a Cleanup and
Abatement Order from the Regional Water Quality Control Board (RWQCB) to
remediate the property. The ownership group committed to remediating the properly
completely and initiated the long and expensive decommissioning and cleanup
process in 2007 that is ongoing. The scope, magnitude, and duration have been
difficult to quantify, however, an excess of several million dollars have been
expended to remediate the groundwater alone, a result of which is the issuance of a
No Further Action.
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ENVIRONMENTAL DETERMINATION

An Initial Study/Mitigated Negative Declaration (IS/MND) has been prepared for the
project in accordance with the California Environmental Quality Act (CEQA). In
accordance with CEQA Guidelines Section 15073, the IS/MND was made available for a
30-day public review and comment period beginning on April 8, 2014, and remained
available for comment until May 8, 2015. A copy of the IS/MND, responses to comments,
and errata pages are included with this report under separate cover.

Summary of Environmental Impacts and Mitigation Measures

Under CEQA, a “significant impact” represents a substantial or potentially substantial
adverse physical change to the environment. In evaluating specific effects of the project
on the environment, the IS/MND identifies thresholds of significance for each effect,
evaluates the potential environmental change associated with each effect, and then
characterizes the effects as impacts. With the implementation of the mitigation
measures identified in the IS/MND for the proposed project, all potentially significant
impacts have been reduced to less than significant levels.

LEGAL REVIEW

The IS/MND and draft resolutions have been reviewed and approved as to form by the
City Attorney’s Office.

ALTERNATIVES

1. Approve the project with modifications. The Planning Commission may suggest
specific changes that are necessary to alleviate concerns. If any of the additional
requested changes are substantial, the item should be continued to a future
meeting to allow a redesign or additional analysis. In the event of significant
modifications to the proposal, should the Planning Commission choose to do so,
staff will return with a revised resolution incorporating new findings and/or
conditions.

2. Deny the project. If the Planning Commission believes that there are insufficient
facts to support the findings for approval, Planning Commission must deny the
application and provide facts in support of denial to be included in the attached
draft resolution for denial. If the project were denied, the applicant could not
submit substantially the same type of application for six months.

CONCLUSION

When City Council approved the Westside Urban Plans, Council stressed the
importance of mixed-use development being within the development capacity of the
General Plan. The proposed project conforms to the technical requirements of the
Urban Plan. Approval of the Urban Master Plan and Vesting Map will provide for
mixed-use development of a site currently developed with older industrial uses. The
project provides housing opportunities to residents and professionals in a mixed-use
setting. The overall design reflects a quality project that is consistent with the intent of
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the Mesa West Bluffs Urban Plan. With the implementation of the mitigation measures
identified in the CEQA Initial Study/Mitigated Negative Declaration for the proposed
project, all potentially significant impacts have been reduced to less than significant
levels.

MINOO ASHABI, AIA N CLAIRE FLYNN, AICP
Principal Planner Asst. Development Services Director
Attachments: Draft Planning Commission Resolutions and Exhibits

1.

2. June 17, 2014 City Council Minute Excerpts for UMP-14-03

3. Applicant’s Project Description

4. Existing Site Photos

5. Vicinity and Zoning Map

6. Project Plans

7. Initial Study/Mitigated Negative Declaration (provided under separate
cover)
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Assistant Development Services Director
Senior Deputy City Attorney
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Tierra Development Advisors
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RESOLUTION NO. PC-15-

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF COSTA MESA ADOPTING THE INITIAL
STUDY/MITIGATED NEGATIVE DECLARATION AND
APPROVING PLANNING APPLICATION PA-14-29 AND
VESTING TENTATIVE TRACT MAP VT-17800 FOR A
MASTER PLANNED 177-UNIT LIVE/WORK AND
RESIDENTIAL DEVELOPMENT AT 671 W. 17" STREET

THE PLANNING COMMISSION OF THE CITY OF COSTA MESA HEREBY RESOLVES

AS FOLLOWS:
WHEREAS, an application was filed by W-W Westside Gateway Owner VII, LLC,

the property owner, requesting approval of the following:
(1) Planning Application PA-14-29: The Urban Master Plan is for the development
of a 177-unit, three-story mixed-use development, and it consists of 46 residential
lofts and 131 attached and detached live/work units within the Mesa West Bluffs
Urban Plan area. The mixed-use development has a density of 13 dwelling units per
acre (residential component) and a Floor Area Ratio (FAR) of 1.15 and 0.87
(live/work component). The units are 3-story structures with roof decks. The project
meets the minimum parking requirements of the Urban Plan (508 spaces required,
508 spaces proposed including 22 compact stalls). A total of 354 garage/covered
parking spaces and 154 open parking spaces are proposed (a rate of 2.5 parking
spaces per loft unit and three parking spaces per live/work unit). About 2-acres of
open space is provided in addition to the private roof decks for each unit. The
buildings are designed as detached and attached 3-story structures with roof top
decks. A total of 354 garage/covered parking spaces and 154 open parking spaces
are proposed (a rate of three parking spaces per live/work unit and 2.5 spaces per
loft units). The Master Plan includes compact parking at 4 percent of the overall total
parking spaces or 14 percent of provided open parking spaces. The Master Plan also
includes a minimum of 196 open guest parking required for live/work units. The total
parking supply (508 spaces) complies with the overall parking requirement; however,

a portion of open parking spaces is provided in two-car garages.
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The Master Plan includes the following deviations:

¢ Interior Garage Dimensions. Minimum 20 by 20 feet dimension
required; 19 by 20 feet proposed.
e Minimum Building Separation. Minimum 10 feet between buildings
required; 6 feet proposed.
¢ Floor Area Ratio for Attached Live/Work Units. Maximum 1.0 allowed
and up to 1.25 FAR subject to specific findings; 1.15 FAR proposed.
2) Vesting Tentative Tract Map 17800: Subdivision of a 9.0-acre property into one

lettered lot and one numbered lot for condominium purposes.

WHEREAS, pursuant to the California Environmental Quality Act (CEQA), an Initial
Study/Mitigated Negative Declaration was circulated from April 8, 2015 to May 8, 2015
for public review and comment;

WHEREAS, the City of Costa Mesa received written comments from the general
public, government entities, and other interested parties during the public review period;

WHEREAS, written comments received from the general public, government
entities, and other interested parties were responded to, where appropriate, in the manner
prescribed in California Code of Regulations Section 15073;

WHEREAS, no significant new information has been added to the lInitial
Study/Mitigated Negative Declaration, and no changes to the proposed project have
occurred which would require recirculation of the Initial Study/Mitigated Negative
Declaration under CEQA Guidelines Section 15073.5;

WHEREAS, the Planning Commission has reviewed all environmental documents
comprising the Initial Study/Mitigated Negative Declaration and has found that the Initial
Study/Mitigated Negative Declaration considers all environmental impacts of the
proposed project and the responses to comments, and the Initial Study/Mitigated
Negative Declaration is complete, adequate, and fully complies with all requirements of
CEQA, the CEQA Guidelines, and the City of Costa Mesa Environmental Guidelines;

WHEREAS, the Initial Study/Mitigated Negative Declaration for this project reflects
the independent judgment of the City of Costa Mesa;

WHEREAS, a duly noticed public hearing was held by the Planning Commission
on May 11, 2015 with all persons having the opportunity to speak for and against the
proposal;

BE IT RESOLVED that, based on the evidence in the record and the findings

contained in Exhibit A, and subject to the conditions of approval and mitigation measures



indicated in the Mitigation Monitoring Program contained within Exhibits B, B1, and C,
respectively, the Planning Commission hereby ADOPTS the Initial Study/Mitigated
Declaration for the 177-unit Westside Gateway Project and APPROVES Planning
Application PA-14-29 and Vesting Tentative Tract Map 17800.

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-14-29 and Vesting
Tentative Tract Map 17800 and upon the applicant’'s compliance with each and all of the
conditions in Exhibit B, the Mitigation Monitoring Program in Exhibit C, and compliance of
all applicable federal, state, and local laws. Any approval granted by this resolution shall
be subject to review, modification or revocation if there is a material change that occurs
in the operation, or if the applicant fails to comply with any of the conditions of approval
and/or mitigation measures.

BE IT FURTHER RESOLVED that if any section, division, sentence, clause,
phrase or portion of this resolution, or the documents in the record in support of this
resolution, are for any reason held to be invalid or unconstitutional by a decision of any
court of competent jurisdiction, such decision shall not affect the validity of the remaining

provisions.

PASSED AND ADOPTED this 11th day of May, 2015.

Robert L. Dickson, Jr., Chair
Costa Mesa Planning Commission
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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 May 11, 2015 by the following
votes:

AYES: COMMISSIONERS
NOES: COMMISSIONERS
ABSENT: COMMISSIONERS

ABSTAIN: COMMISSIONERS

Claire L. Flynn, Secretary
Costa Mesa Planning Commission
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EXHIBIT A

FINDINGS (APPROVAL)

A

The proposed project complies with Title 13, Section 13-83.52(c), Mixed-Use Overlay
District, of the Municipal Code due to the following:

Finding: The project is consistent with the General Plan, meets the purpose and
intent of the mixed-use overlay district, and the stated policies of the Urban Plan as
applicable.

Facts in Support of Findings: The project is consistent with the following
goals and objectives of the General Plan, Land Use Element.

Goal LU-1: Land Use: I/t is the goal of the City of Costa Mesa to provide its
citizens with a balanced community of residential, commercial, industrial,
recreational, and institutional uses to satisfy the needs of the social and
economic segments of the population and to retain the residential character
of the City; to meet the competing demands for alternative developments
within each land use classification within reasonable land use intensity limits;
and to ensure the long term viability and productivity of the community’s
natural and man-made environments.

Consistency: The mixed-use project will provide a variety of uses, including
live/work units and residential condominiums on a site formally dedicated to
industrial use. The project would create a varied land use in the project area
and provide additional housing opportunities. The infill nature of the proposed
project protects the viability of the natural environment and decreases the need
for significant infrastructure improvements. The project is consistent with this
General Plan goal.

Objective LU-1A: Establish and maintain a balance of land uses throughout
the community to preserve the residential character of the City at a level no
greater than can be supported by the infrastructure.

Consistency: The project is an infill redevelopment project with live/work and
residential uses. As indicated in the IS/MND, adequate infrastructure would be
available to serve the proposed project. Therefore, the project is consistent with
this General Plan objective.

Goal LU-2: Development: /t is the goal of the City of Costa Mesa to establish
development policies that will create and maintain an aesthetically pleasing
and functional environment and minimize impacts on existing physical and
social resources.

Consistency: The project would allow for the redevelopment of property
containing nearly vacant industrial buildings with minimal vegetation and
streetscape. The proposed project would enhance the visual appearance of the
site through implementation of the proposed landscape plan. In addition, the
project would provide a high-quality architectural design to the project area. With
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significant landscaping along 17" Street and Pomona Avenue frontage, the
proposed project is supportive of this General Plan goal.

¢ Objective LU-2A: Encourage new development and redevelopment to improve
and maintain the quality of the environment.

Consistency: As indicated in the IS/MND, the proposed project with mitigation
incorporated would not result in any significant adverse environmental impacts.
Because the project is an infill development, it would not result in the loss of any
habitat, or require extensive infrastructure improvements to provide service to
the site. The project is consistent with this objective.

Finding: The project includes adequate resident-serving amenities in the common
open space areas and/or private open space areas in areas including, but not limited
to, patios, balconies, roof terraces, walkways, and landscaped areas.

Facts in Support of Findings: The minimum required open space for
live/work units is 10 percent, and the minimum required open space for the
residential units is 40 percent; the project provides 40 percent open space for
the residential component, 11% and 13% open space for the live/work
component. The open space areas and amenities are distributed throughout
the project to ensure convenient access to future residents and guests. The
common open space areas include a central park, a passive open space, a
tot lot, and a community garden

Finding: The project is consistent with the compatibility standards for residential
development in that it provides adequate protection for residents from excessive
noise, odors, vibration, light and glare, and toxic emanations.

Facts in Support of Findings: The Urban Plan promotes mixed-use
development to be compatible with the surrounding industrial/commercial
context. The project must also comply with the City of Costa Mesa’s interior
noise standard of 45 dBA CNEL for single and multi-family residential land
use. To comply with the interior noise standard the homes must provide
sufficient exterior to interior noise attenuation to reduce the interior noise
exposure to acceptable levels. A “Notice to Buyers” disclosing that the project
is located within an area designated as Light Industry in the City of Costa
Mesa General Plan and is subject to existing and potential annoyances or
inconveniences associated with industrial land uses, including but not limited
to, operational characteristics such as hours of operation, delivery schedules,
outdoor activities, and noise and odor generation is also required.

Finding: The proposed residences have adequate separation and screening from
adjacent commercial/industrial uses through site planning considerations, structural
features, landscaping, and perimeter walls.

Facts in Support of Findings: The proposed development complies with the
overall perimeter building setback requirements in the Mesa West Bluffs
Urban Plan. An eight-foot screening wall will be required to be constructed along
the length of the southerly anngﬁ)stern project boundary adjacent to commercial



and industrial uses. A six-foot high block wall will separate the property from the
live/work development to the east.

The proposed vesting tentative tract map complies with Costa Mesa Municipal Code
Section 13-29(g)(13) because:

Finding: The creation of the subdivision and related improvements is consistent
with the General Plan and the Zoning Code.

Facts in Support of Findings: The creation of the subdivision is consistent
with General Plan Land Use Element in that the project complies with
Objectives 1A.4, 2A.7, and 2A.8 by developing owner-occupied housing to
improve the balance between rental and ownership housing opportunities, the
project provides sufficient easements as a condominium developments, and
encourages increased private market investment in declining or deteriorating
neighborhoods.

Finding: The proposed use of the subdivision is compatible with the General Plan

Facts in Support of Findings: The density for the residential component is 13
units per acre, which complies with the General Plan and Urban Plan. The Floor
Area Ratio (FAR) for the live/work component are 1.15 and 0.87, which is within
the allowable FAR of 1.0 of the General Plan. The Mesa West Urban Plan allows
an increase in the FAR up to 1.25 subject to appropriate findings related to
excellence in design, site planning, integration of uses and structures and
protection of the integrity of the neighborhood. The proposed master plan
provides for excellent architecture and site design with integration of various
building types (attached and detached), adequate open space, and pedestrian
linkages to the adjacent streets and through the community. The site is next to
a live/work development under construction to the east and is separated from
the commercial / industrial uses on the north and west by 17" Street and
Pomona Avenue.

Finding: The subject property is physically suitable to accommodate the subdivision
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
Zoning Code and General Plan, and consideration of appropriate environmental
information.

Facts in Support of Findings: The overall design reflects a quality project
that is consistent with the intent of the Zoning Code and General Plan. With
the implementation of the mitigation measures identified in the CEQA Initial
Study/Mitigated Negative Declaration for the proposed project, all potentially
significant impacts have been reduced to less than significant levels.

Finding: 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 State Government Code Section 66473.1.

Facts in Support of Findings: The proposed buildings include openings in



an east-west direction to take advantage of passive solar heating as well as
passive ventilation from ocean breezes. The inclusion of a combination of
medium and large size trees will also help provide shade to the residential and
live/work units within the development.

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

Facts in Support of Findings: As conditioned, the proposed project does
not interfere with the public right-of-way. The recommended improvements
along 17" Street and Pomona Avenue will significantly improve the public
right-of-ways for vehicular and pedestrian traffic.

Finding: 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).

Facts in Support of Findings: The applicant will be required to comply with all
regulations set forth by the Costa Mesa Sanitation District as well as the Mesa
Water District.

The proposed project complies with Title 13, Section 13-83.52(d), Mixed-Use
Overlay District, of the Municipal Code because:

Finding: The strict interpretation and application of the mixed-use overlay district's
development standards would result in practical difficulty inconsistent with the purpose
and intent of the General Plan and Mesa West Bluffs Urban Plan, while the deviation
to the regulation allows for a development that better achieves the purposes and intent
of the General Plan and the Urban Plan.

Facts in Support of Findings: The strict interpretation and application of the
required 10-foot building separation would result in practical difficulty inconsistent
with the purpose and intent of the General Plan and Mesa West Bluffs Urban Plan.
Specifically, increased building separations would result in an overall reduction in
the number of on-site parking spaces, as well as the amount of usable common
open space throughout the project site. Therefore, the reduced building separation
allows for a development that better achieves the purposes and intent of the
General Plan and the Urban Plan with regard to on-site parking and open space.
The requested deviation in building separation can be allowed since it would still
result in a well-designed project that is compatible with the neighborhood.

Finding: The granting of this deviation results in a mixed-use development which
exhibits excellence in design, site planning, integration of uses and structures, and
compatibility standards for mixed use development.

Facts in Support of Findings: The proposed development complies with the
overall perimeter building setback requirements in the Mesa West Bluffs
Urban Plan. Additionally, the project meets or exceeds the on-site parking
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requirements, private and common open space requirements, and overall
density/intensity requirements of the Urban Plan.

Finding: The granting of this deviation will not be detrimental to the public health,
safety, or welfare, or be materially injurious to properties or improvements in the
vicinity.

Facts in Support of Findings: The development will be required to comply
with all applicable Building and Fire Safety regulations to ensure that no
adverse impact to the public health, safety, or welfare is created as a result of
this project.

The project has been reviewed for compliance with the California Environmental
Quality Act (CEQA), the CEQA Guidelines, and the City’s environmental procedures.
An Initial Study/Mitigated Negative Declaration (IS/MND) has been prepared for the
project in accordance with the California Environmental Quality Act (CEQA). Mitigation
measures from the IS/MND have been included as Exhibit C. If any of these conditions
are removed, the decision-making body must make a finding that the project will not
result in significant environmental impacts, that the conditions are within the
responsibility and jurisdiction of another public agency, or that specific economic, social
or other considerations make the mitigation measures infeasible.

The project, as conditioned, is consistent with Chapter Xli, Article 3, Transportation
System Management, of Title 13 of the Costa Mesa Municipal Code in that the
development project’s traffic impacts will be mitigated at all affected intersections and
by the payment of traffic impact fees.

The proposed buildings are an excessive distance from the street necessitating fire
apparatus access and provisions of on-site fire hydrants.

Al



EXHIBIT B

CONDITIONS OF APPROVAL

Ping.

1

10

11

The expiration of Planning Application PA-14-29 shall coincide with the
expiration of the approval of the Vesting Tentative Tract Map 17800 which
is valid for two years. An extension request is needed to extend the
expiration for each additional year after the initial two-year period.

Planning Application PA-14-29 and Vesting Tentative Tract Map 17800 shall
comply with the conditions of approval, code requirements, special district
requirements, and mitigation measures of the IS/MND for this project and as
listed in the attached Mitigation Monitoring Program (Exhibit C).

Mitigation measures from the IS/MND for this project have been included as
Exhibit C. 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 conditions are within the responsibility of another public
agency, or that specific economic, social, or other considerations make the
mitigation measures infeasible.

The conditions of approval including Mitigation Measures incorporated by
reference in these Conditions of Approval as Exhibit C, code requirements,
and special district requirements of PA-14-29 and VT-17800 shall be
blueprinted on the face of the site plan as part of the plan check submittal
package.

The Vesting Tentative Tract Map shall be processed as a common interest
residential development map consistent with Section 13-41 of the Zoning
Code.

A decorative 8-foot high perimeter block wall shall be constructed along
the southerly and easterly boundaries of the site abutting commercial and
industrial uses prior to issuance of certificates of occupancy unless
otherwise approved by the Development Services Director. Where walls
on adjacent properties already exist, the applicant shall work with the
adjacent property owner(s) to prevent side-by-side walls with gaps in
between them and/or provide adequate privacy screening by trees and
landscaping.

The interior fences or walls between the units shall be a minimum of six
feet in height.

The open, unassigned parking spaces shall be clearly marked as guest
parking spaces. Signage will be posted to indicate that these spaces are
available to all visitors.

Prior to issuance of building permits, a final landscape plan indicating the
landscape palette and the design/material of paved areas shall be
submitted for review and approval by the Planning Division.

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

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
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13.

14.

185.

16.

No modification(s) of the approved building elevations including, but not
limited to, change of architectural type, 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 maodification could result in the requirement of the applicant to
(re)process the modification through a discretionary review process or a
variance, or in the requirement to modify the construction to reflect the
approved plans.

No exterior roof access ladders, roof drain scuppers, or roof drain
downspouts are permitted. This condition relates to visually prominent
features of scuppers or downspouts that not only detract from the
architecture but may be spilling water from overhead without an integrated
gutter system which would typically channel the rainwater from the
scupper/downspout to the ground. An integrated downspout/gutter system
which is painted to match the building would comply with the condition.
This condition shall be completed under the direction of the Planning
Division.

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 neighboring residential uses to the fullest extent
that is reasonable and practicable. The plan shall include construction
parking and vehicle access and specifying staging areas and delivery and
hauling truck routes. The plan should mitigate disruption to residents
during construction. The truck route plan shall preclude truck routes
through residential areas and major truck traffic during peak hours. The
total truck trips to the site shall not exceed 200 trucks per day (i.e., 100
truck trips to the site plus 100 truck trips from the site) unless approved by
the Development Services Director or Transportation Services Manager.

The subject property's ultimate finished grade level may not be filled/raised
in excess of 36 inches above the finished grade of any abutting property.
If additional fill dirt is needed to provide acceptable on-site storm water
flow to a public street, an alternative means of accommodating that
drainage shall be approved by the City's Building Official 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 subject property shall preserve or
improve the existing pattern of drainage on abutting properties.

The applicant shall contact the Planning Division to arrange a Planning
inspection of the site prior to the release of occupancy/utilities. This
inspection is to confirm that the conditions of approval and code
requirements have been satisfied.
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18.

A “Notice to Buyers” shall disclose that the project is located within an area
designated as Light Industry in the City of Costa Mesa General Plan and
is subject to existing and potential annoyances or inconveniences
associated with industrial land uses. The Notice shall disclose the existing
surrounding industrial land uses, including but not limited to, operational
characteristics such as hours of operation, delivery schedules, outdoor
activities, and noise and odor generation. In addition, the Notice shall state
that the existing land use characteristics are subject to change in the event
that new businesses move or existing businesses change ownership.

The Buyer’'s Notice shall also reinforce the definition of live/work units as
follows:

“‘Live-work  Units: A mixed-use development composed of
commercially- or industrially-oriented joint work and living quarters in
the same building, where typically the primary use is a place of work
and where there are separately-designated residential and work areas.
A live/work unit will have adequate work space reserved for, and
regularly used by, the resident for work purposes.”

The Buyer's Notice shall be reviewed/approved by the City Attorney’s
office and Development Services Director prior to recordation. The
Buyer's Notice shall serve as written notice of the then existing noise
environment and any odor generating uses within the mixed-use
development and within a 500-foot radius of the mixed use development,
as measured from the legal property lines of the development lot. The
Buyer's Notice shall be remitted to any prospective purchaser or tenant at
least 15 days prior to close of escrow, or within three days of the execution
of a real estate sales contract or rental/lease agreement, whichever is
longer.

Marketing materials, including any model units constructed on-site, shall
clearly identify and disclose that the 250 square foot ground floor
workspaces for the live/lwork units are designed to be utilized as
workspaces to potential buyers. Prior to issuance of a final certificate of
occupancy for the first unit, the City Attorney’s office shall review and
approve the CC&R provisions related to transient occupancy. These
include any and all types of vacation rentals, short-term or long-term
rentals, bed and breakfast lodging, boardinghouse, residency hotel, etc.
Any type of advertising of transient occupancy in any type of media or any
other methods, such as the internet, is prohibited. This includes online
publications such as Air B&B. If the violation is not rectified within 30 days
by either eviction of the tenant(s) or removal/discontinuation of the
advertising, the owner shall be subject to a first citation of $150, including
fines as adopted by the City Council. (At this time fines range from $150
for the first infraction to $500 for three plus infractions.) The Development
Services Director may apply fines not to exceed $500 per day for violations

that are not resolved.
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21.

22.

23.

24.

25.

26.

The live/work units shall comply with all applicable requirements of the
Mesa West Bluffs Urban Plan as they pertain to allowable uses identified
in the Mesa West Bluffs Urban Plan Land Use Matrix.

Permanently installed wood burning devices are not permitted. A wood
burning device means any fireplace, wood burning heater, or pellet-fueled
wood heater, or any similarly enclosed, permanently installed, indoor or
outdoor device burning any solid fuel for aesthetic or space-heating
purposes, which has a heat input of less than one million British thermal
units per hour.

The project shall comply with Title 24 of the California Code of Regulations
established by the energy conservation standards. The project Applicant
shall incorporate the following in building plans:

a. Double paned glass or window treatment for energy conservation
shall be sued in all exterior windows.
b. Building shall be oriented north/south where feasible.

In the event that archaeological resources are encountered during grading
and construction, all construction activities shall be temporarily halted or
redirected to permit the sampling, identification, and evaluation of
archaeological materials as determined by the City, who shall establish, in
cooperation with the project applicant and a certified archaeologist, the
appropriate procedures for exploration and/or salvage of the artifacts.

In the event that paleontological resources are encountered during grading
and construction operations, all construction activities shall be temporarily
halted or redirected to permit a qualified paleontologist to assess the find
for significance and, if necessary, develop a paleontological resources
impact mitigation plan (PRIMP) for the review and approval by the City
prior to resuming excavation activities.

If human remains are encountered, State Health and Safety Code Section
7050.5 states that no further disturbance shall occur until the County
Coroner has made a determination of origin and disposition pursuant to
Public Resources Code Section 5097.98. The County Coroner must be
notified of the find immediately. If the remains are determined to be
prehistoric, the Coroner will notify the Native American Heritage
Commission (NAHC), which will determine and notify a Most Likely
Descendant (MLD). With the permission of the landowner or his/her
authorized representative, the MLD may inspect the site of the discovery.
The MLD shall complete the inspection within 24 hours of notification by
the NAHC. The MLD may recommend scientific removal and
nondestructive analysis of human remains and items associated with
Native American burials.

Trash facilities shall be screened from view, and designed and located
appropriately to minimize potential noise and odor impacts to residential
areas.

To avoid an alley-like appearance, the private street shall not be
developed with a center concrete swale. The private street shall be
complemented by stamped concrete or pervious pavers.
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28.
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31.

Prior to issuance of building permits, the applicant shall provide the
Conditions, Covenants, and Restrictions (CC&Rs) to the Development
Services Director and City Attorney's office for review. The CC&Rs must be
in a form and substance acceptable to, and shall be approved by the
Development Services Director and City Attorney's office.

a. The CC&Rs shall contain provisions requiring that the HOA
homeowner's association (HOA) effectively manage parking and
contract with a towing service to enforce the parking regulations and
shall contain restrictions prohibiting parking in the driveway and in
front of garage doors.

b. The CC&Rs shall also contain provisions related to night-time lighting
and active use of the common areas. These provisions shall prohibit
amplified noise, loud parties/gatherings, night-time lighting after 9:00
PM other than for security purposes, or any other activities that may
be disruptive to the quiet enjoyment of neighboring properties after
9:00 PM.

c. The CC&Rs shall also contain provisions related to preservation and
maintenance of the common lot and common open space areas in
perpetuity by the homeowner's association. The CC&Rs shall also
contain the buyer's notice as an exhibit.

d. The CC&Rs shall contain a notice that all open parking spaces shall
be unassigned and available for visitors.

e. The CC&R’s shall contain restrictions requiring residents to park
vehicles in garage spaces provided for each unit. Storage of other
items may occur only to the extent that vehicles may still be parked
within the required garage at the number for which the garage was
originally designed and to allow for inspections by the association to
verify compliance with this condition.

f. For Live/Work Units, the CC&R’s shall contain provisions stating
that the 250 square foot work space on the first level shall not be
used as a bedroom for sleeping purposes.

g. Any subsequent revisions to the CC&Rs related to these provisions
must be reviewed and approved by the City Attorney's office and the
Development Services Director before they become effective.

The CC&Rs shall be recorded prior to issuance of certificates of
occupancy.

Prior to issuance of building permits, the applicant shall provide proof of
recordation of Vesting Tract Map 17800.

The applicant shall provide proof of establishment of a master
homeowners association (HOA) prior to release of any utilities. The master
HOA shall be responsible for maintenance of all common areas, and
common services including but not limited to refusal and recycling pickup
services, common area lighting, private driveways, maintenance of parks,
on-site open space and perimeter landscaping, perimeter walls and fences
and common area utilities.

Transformers, backflow preventers, and any other approved above-
ground utility improvement shall be located outside of the required street
setback area and shall be screened from view, under direction of Planning
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staff. Any deviation from this requirement shall be subject to review and
approval of the Development Services Director.

A comprehensive sign program shall be submitted for all on-site signs (i.e.,
monument, directory, wall mounted) for review and approval of the
Development Services Director prior to issuance of building permits.

Prior to release of any utilities, the applicant shall provide proof of
establishment of a maintenance or homeowners association.

The applicant shall defend, indemnify, and hold harmless the City, its elected
and appointed officials, agents, officers and employees from any claim,
action, or proceeding (collectively referred to as "proceeding") brought
against the City, its elected and appointed officials, agents, officers or
employees arising out of, or which are in any way related to, the applicant’s
project, or any approvals granted by City related to the applicant’s project.
The indemnification shall include, but not be limited to, damages, fees and/or
costs awarded against the City, if any, and cost of suit, attorney's fees, and
other costs, liabilities and expenses incurred in connection with such
proceeding whether incurred by the applicant, the City and/or the parties
initiating or bringing such proceeding. This indemnity provision shall include
the applicant's obligation to indemnify the City for all the City's costs, fees,
and damages that the City incurs in enforcing the indemnification provisions
set forth in this section. City shall have the right to choose its own legal
counsel to represent the City’s interests, and applicant shall indemnify City
for all such costs incurred by City.

Prior to building permit issuance, the applicant shall submit a final playground
plan for review and approval, which includes detailed playground
specifications of manufactured play equipment. The playground plan shall
depict safety fall zones, safety surfacing materials and construction
specifications, manufacturer and model numbers of equipment and
equipment deck heights.

The Playground Plan should demonstrate compliance to State of California
Playground Safety Regulations R-39-97, (California Code of Regulations,
Title 22, Division 4, Chapter 22, available from Barclay’s California Code of
Regulations (800) 888-3600. State safety regulations are based on the
ASTM F1487-98 Standard Consumer Safety Performance Specification of
Playground Equipment for Public Use, and the Consumer Product Safety
Commission Handbook for Public Playground #325, both available from the
California Department of Health Services.

On a project-specific basis, the Development Services Director shall require
that the playground plan adequately serve the anticipated number of users
and their activities.

If the common outdoor play area is located adjacent or in proximity to a
street, driveway, loading area, or any other traffic circulation area, a street
barrier with a minimum height of 42 inches (i.e. steel reinforced bollards,
reinforced block walls, etc.) should be used to enclose the play area for
adequate protection from vehicular traffic. Any other type of comparable
street barrier which may provide adequate protection shall be subject to
review and approval by Development Services Director. Fences and block
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39.

40.

41.

42.

walls shall be in conformance with development standards for the zoning
district in which they are located.

Outdoor play areas are encouraged to be shaded by a canopy structure,
awnings, or landscaping.

Comply with the requirements contained in the letter prepared by the City
Engineer (Exhibit B1).

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.

Submit a Fire Master Plan to Fire Prevention for Department’s review and
Approval.



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. Any reference to “City” pertains to the City

of Costa Mesa.

Ping

1.

10.
11.

12.

13.

All contractors and subcontractors must have valid business licenses to
do business in the City of Costa Mesa. Final inspections, final occupancy
and utility releases will not be granted until all such licenses have been
obtained.

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

Prior to issuance of building permits, applicant shall contact the US 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 plan.

Pay Park fee prior to building permit issuance or certificate of occupancy.
Applicable fee shall be that fee in effect at the time the subdivision
application is filed with the City.

Minimum garage door width shall be 16 feet.
All garages shall be provided with automatic garage door openers.

Hours of construction shall comply with Section 13-279, Title 13, of the
Costa Mesa Municipal Code.

Two (2) sets of detailed landscape and irrigation plans, which meet the
requirements set forth in Costa Mesa Municipal Code Sections 13-101
through 13-108 and the City’'s Water Efficient Landscape Guidelines, shall
be required as part of the project plan check review and approval process.
Plans shall be forwarded to the Planning Division for final approval prior to
issuance of building permits.

Two (2) sets of landscape and irrigation plans, approved by the Planning
Division, shall be attached to two of the final building plan sets.

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 shall be in a manner acceptable to the public utility and shall be
in the form of a vault, wall cabinet, or wall box under the direction of the
Planning Division.

Any mechanical equipment such as air-conditioning equipment and duct
work shall be screened from view in a manner approved by the Planning
Division.

As final building plans are submitted to the City of Costa Mesa for review
and approval, the Costa Mesa Police Department shall review all plans
for the purpose of ensuring that design requirements are incorporated into
the building design to increase safety and avoid unsafe conditions. These
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14.

15.

16.

17.

18.

measures focus on security measures that are recommended by the
Police Department, including but not limited to the following:

a. Lighting shall be provided in open areas and parking lots.

b. Required building address numbers shall be readily apparent from
the street and rooftop building identification shall be readily apparent
from police helicopters for emergency response agencies.

c. Landscaping requirements.

d. Emergency vehicle parking areas shall be designated within
proximity to buildings.

e. Prior to the issuance of a Building Permit, the City of Costa Mesa
Police Department shall review and approve the developer’s project
design features to assess the compliance with local requirements.

Prior to approval of plans, the project shall fulfill the City of Costa Mesa
Drainage Ordinance No. 06-19 requirements.

Comply with the requirements of the following adopted codes 2013
California Residential Code, 2013 California Building Code, 2013
California Electrical code, 2013 California Mechanical code , 2013
California Plumbing code , 2013 California Green Building Standards
Code and 2013 California Energy Code (or the applicable adopted,
California Residential Code, California Building code California Electrical
code, California Mechanical code California Plumbing Code, California
Green Building Standards and California Energy Code at the time of plan
submittal or permit issuance ) and California Code of Regulations also
known as the California Building Standards Code, as amended by the City
of Costa Mesa.

Requirements for accessibility to sites, facilities, buildings and elements
by individuals with disability shall comply with chapter 11A and 11B of the
2013 California Building Code ( or the applicable adopted Building Code
at time of submittal).

This project shall comply with the in-Building Public Safety Radio System
Coverage per section 5+-130 to 5-137 of the Costa Mesa Municipal Code.
At plan check submittal 6 copies of an in-building Public Safety Radio
System Coverage report (Radio system report) shall be submitted to the
Building and Safety Division. The Radio System report shall be certified
by an FCC licensed radio technician as provided by the property
owner/applicant. The technician is required by section 5-133 to conduct
initial tests and shall be employed by the owner, the engineer or architect
of record, or agent of the owner, but not by the contractor or any other
person responsible for the work.

Submit precise grading plans, an erosion control plan, and a hydrology
study.

Submit a soils report for this project. Soil's report recommendations shall
be blueprinted on both the architectural and grading plans. For existing
slopes or when new slopes are proposed, the soils report shall address
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23.

24.

how existing or new slopes will be maintained to avoid erosion or future
failure.

On graded sites the top of exterior foundation shall extend above the
elevation of the street gutter at point of discharge or the inlet of an
approved discharge devise a minimum of 12 inches plus 2 percent. 2013
California Building Code CRC 403.1.7.3.

Lots shall be graded to drain surface water away from foundation walls.
The grade shall fall a minimum of six inches within the first 10 feet. CRC
R401.3.

Prior to the issuance of Grading Permits, the project Applicant shall
provide the City of Costa Mesa Department of Building Safety with a
geotechnical investigation of the project site detailing recommendations
for remedial grading in order to reduce the potential of onsite soils to
cause unstable conditions. Design, grading, and construction shall be
performed in accordance with the requirements of the California Building
Code applicable at the time of grading, appropriate local grading
regulations, and the recommendations of the geotechnical consultant as
summarized in a final written report, subject to review by the City of Costa
Mesa Department of Building Safety.

During demolition, grading, and excavation, workers shall comply with the
requirements of Title 8 of the California Code of Regulations, Section
1532.1, which provides for exposure limits, exposure monitoring,
respiratory protection, and good working practice by workers exposed to
lead. Lead-contaminated debris and other wastes shall be managed and
disposed of in accordance with the applicable provision of the California
Health and Safety Code.

During demolition, grading, and excavation, workers shall comply with the
requirements of Title 8 of the California Code of Regulations, Section
1529, which provides for exposure limits, exposure monitoring,
respiratory protection, and good working practices by workers exposed to
asbestos. Asbestos-contaminated debris and other wastes shall be
managed and disposed of in accordance with the applicable provision of
the California Health and Safety Code.

All construction contractors shall comply with South Coast Air Quality
Management District (SCAQMD) regulations, including Rule 403, Fugitive
Dust. All grading (regardless of acreage) shall apply best available
control measures for fugitive dust in accordance with Rule 403. To ensure
that the project is in full compliance with applicable SCAQMD dust
regulations and that there is no nuisance impact off the site, the contractor
would implement each of the following:
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30.
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32.

a. Moisten soil not more than 15 minutes prior to moving soil or conduct
whatever watering is necessary to prevent visible dust emissions
from exceeding 100 feet in any direction.

b. Apply chemical stabilizers to disturbed surface areas (completed
grading areas) within five days of completing grading or apply dust
suppressants or vegetation sufficient to maintain a stabilized surface.

c. Water excavated soil piles hourly or covered with temporary
coverings.

d. Water exposed surfaces at least twice a day under calm conditions.
Water 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
construction site.

e. Wash mud-covered tired and under-carriages of trucks leaving
construction sites.

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

g. Securely cover loads with a tight fitting tarp on any truck leaving the
construction sites to dispose of debiris.

h. Cease grading during period when winds exceed 25 miles per hour.

Construct all proposed driveway approaches to comply with city
standards.

Fulfill mitigation of off-site traffic impacts at the time of issuance of
occupancy by submitting to the Planning Division the required traffic
impact fee pursuant to the prevailing schedule of charges adopted by the
City Council. The traffic impact fee is calculated including credits for all
existing uses. NOTE: The Traffic Impact Fee will be recalculated at the
time of issuance of building permit/certificate of occupancy based upon
any changes in the prevailing schedule of charges adopted by the City
Council and in effect at that time.

Close unused drive approaches, or portion of, with full height curb and
gutter that comply with City Standards.

The project shall not be gated in any manner, from any of the three
vehicular entries, ensuring emergency vehicle access through the
property from public street to public street at all times.

Prior to the issuance of a Building Permit, the City of Costa Mesa Fire
Department shall review and approve the project design features to
assess compliance with the California Building Code and California Fire
Code.

The project shall provide an automatic fire sprinkler system according to
NFPA 13 R.
Plant 24” box Tabebuia Avellanedae in the ROW on West 16th Street.

In order to comply with the 2003 DAMP, the proposed project shall prepare
a Storm Drain Plan, Stormwater Pollution Prevention Plan (SWPPP), and
Water Quality Management Plan (WQMP) conforming to the current
National Pollution Discharge Elimination System (NPDES) requirements,
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prepared by a Licensed Civil Engineer or Environmental Engineer, which
shall be submitted to the Department of Public Works for review and
approval.

The SWPPP shall be prepared and updated as needed during the course
of construction to satisfy the requirements of each phase of development.
The plan shall incorporate all necessary Best Management Practices
(BMPs) and other City requirements to eliminate polluted runoff until all
construction work for the project is completed. The SWPPP shall include
treatment and disposal of all dewatering operation flows and for nuisance
flows during construction.

A WQMP shall be maintained and updated as needed to satisfy the
requirements of the adopted NPDES program. The plan shall ensure that
the existing water quality measures for all improved phases of the project
are adhered to.

Location of the BMPs shall not be within the public right-of-way.
The project shall comply with the NPDES requirements, as follows:

a. Construction General Permit Notice of Intent (NOI) Design: Prior to
the issuance of preliminary or precise grading permits, the project
applicant shall provide the City Engineer with evidence that an NOI
has been filed with the Storm Water Resources Control Board
(SWRCB). Such evidence shall consist of a copy of the NOI
stamped by the SWRCB or Regional Water Quality Control Board
(RWQCB), or a letter from either agency stating that the NOI has
been filed.

b. Construction Phase Storm Water Pollution Prevention Plan
(SWPPP): Prior to the issuance of grading permits, the applicant
shall prepare a SWPPP that complies with the Construction General
Permit and will include at a minimum the following:

c. Discuss in detail the BMPs planned for the project related to control
of sediment and erosion, non-sediment pollutants, and potential
pollutants in non-storm water discharges.

d. Describe post-construction BMPs for the project.

Explain the maintenance program for the project's BMPs.

List the parties responsible for the SWPPP implementation and the

BMP maintenance during and after grading. The project Applicant

shall implement the SWPPP and modify the SWPPP as directed by

the Construction General Permit.

()

SPECIAL DISTRICT REQUIREMENTS

The requirements of the following special districts are hereby forwarded to the applicant:

Sani.

1

Applicant will be required to construct sewers to serve this project, at his
own expense, meeting the approval of the Costa Mesa Sanitary District.

County Sanitation District fees, fixture fees, inspection fees, and sewer
permit are required prior to installation of sewer.

4%
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Water

School

State

10.

Applicant shall submit a plan showing sewer improvements that meets the
District Engineer’'s approval to the Building Division as part of the plans
submitted for plan check.

The applicant is required to contact the Costa Mesa Sanitary District at (714)
754-5307 to arrange final sign-off prior to certificate of occupancy being
released.

Unless an off-site trash hauler is being used, applicant shall contact the
Costa Mesa Sanitary District at (714) 754-5043 to pay trash collection
program fees and arrange for service for all new residences. Residences
using bin or dumpster services are exempt from this requirement.

Applicant shall contact Costa Mesa Sanitary District at (949) 654-8400 for
any additional district requirements.

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

Customer shall contact the Mesa Water District — Engineering Desk and
submit an application and plans for project review. Customer must obtain
a letter of approval and a letter of project completion from Mesa Water
District.

Pay applicable Newport Mesa Unified School District fees to the Building
Division prior is issuance of building permits.

Comply with the requirements of the California Department of Food and
Agriculture (CDFA) to determine if red imported fire ants (RIFA) exist on the
property prior to any soil movement or excavation. Call CDFA at (714) 708-
1910 for information.
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CITY OF COSTA MESA

P.0.BOX 1200 < 77 FAIRDRIVE -« CALIFORNIA 92628-1200

FROM THE DEPARTMENT OF PUBLIC SERVICES/ENGINEERING DIVISION

April 29, 2015

Costa Mesa Planning Commission
City of Costa Mesa

77 Fair Drive

Costa Mesa, CA 92626

SUBJECT: Vesting Tract No. 17800
LOCATION: 671 W. 17" Street

Dear Commissioners:

Vesting Tentative Tract Map No. 17800 as furnished by the Planning Division for review by the
Public Services Department consists of subdividing two parcels into one numbered lot for
condominium purposes. Vesting Tentative Tract Map No. 17800 meets with the approval of the
Public Services Department, subject to the following conditions:

ll.

The Tract shall be developed in full compliance with the State Map Act and the City of Costa
Mesa Municipal Code (C.C.M.M.C.), except as authorized by the Costa Mesa City Council
and/or Planning Commission. The attention of the Subdivider and his engineer is directed to
Section 13-208 through 13-261 inclusive, of the Municipal Code.

The Subdivider shall conduct soil investigations and provide the results to the City of Costa
Mesa Engineering and Building Divisions pursuant to Ordinance 97-11.

Two copies of the Final Tract Map shall be submitted to the Engineering Division for checking.
Map check fee shall be paid per C.C.M.M.C. Section 13-231.

A current copy of the title search shall be submitted to the Engineering Division with the first
submittal of the Final Tract Map.

Dedicate an ingress/egress easement to the City for emergency and public security vehicles
purposes only. Maintenance of easement shall be the sole responsibility of a Homeowners
Association formed to conform to Section 13-41 (e) of the C.C.M.M.C.

Vehicular and pedestrian access rights to Pomona Avenue, 17" Street and Superior Avenue
shall be released and relinquished to the City of Costa Mesa except at approved access
locations.

Obtain a permit from the City of Costa Mesa, Engineering Division, at the time of development
and then remove any existing driveways and/or curb depressions that will not be used and
replace with full height curb and sidewalk.

Obtain a permit from the City of Costa Mesa, Engineering Division, at the time of development
and then construct P.C.C. driveway approaches per City of Costa Mesa Standards as shown
on the Offsite Plan. Location and dimensions are subject to the approval of the Transportation

PHONE: (714) 754-5335 FAX: (714) 754-5028 TDD: (714) 754-5244
www.costamesaca.gov
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10.

1.

12.

13.

14.

15.

16.

17.

18.

19.

20.

21.

Services Manager.

Obtain a permit from the City of Costa Mesa, Engineering Division, at the time of development
and then construct P.C.C. sidewalk per City of Costa Mesa Standards as shown on the Offsite
Plan, including four (4) feet clear around obstructions in the sidewalk.

Submit for approval to the City of Costa Mesa, Engineering Division, Street Improvement
Plans that show Sewer and Water Improvements, prepared by a Civil Engineer.

Submit for approval to the City of Costa Mesa preliminary plans that shows the
undergrounding of utility poles along Pomona Avenue and 17% Street to the extent practical
or feasible.

Dedicate a ten foot drainage easement to the City of Costa Mesa behind the property line
along Pomona Avenue and 17" Street.

Dedicate 17th Street to the City of Costa Mesa for street & highway purposes per the Master
Plan of Highways and a diagonal corner cut-off at the corner of 17" Street and Pomona
Avenue.

The Subdivider shall submit a cash deposit of $1730 for street sweeping at time of issuance
of a Construction Access permit. Full amount of deposit shall be maintained on a monthly
basis prior to and during construction until completion of project.

Fulfill City of Costa Mesa Drainage Ordinance No. 06-19 requirements prior to approval of
Final Tract Map

The Subdivider's engineers shall furnish the Engineering Division a storm runoff study
showing existing and proposed facilities and the method of draining this area and tributary
areas without exceeding the capacity of any street or drainage facility on-site or off-site. This
study to be furnished with the first submittal of the Final Tract Map. Cross lot drainage shall
not occur.

Ownership and maintenance of the private on-site drainage facilities and parkway culverts
and other common areas shall be transferred by the owner to the Homeowners Association
to be formed pursuant to C.C.M.M.C. Section 13-41 (e) and said association shall indemnify
and hold harmless the City for any liability arising out of or in any way associated with the
connection of the private drainage system with the City’s drainage system and shall execute
and deliver to the City the standard (indemnity) Hold Harmless Agreement required for such
conditions prior to issuance of permits.

Sewer improvements shall meet the approval of the Costa Mesa Sanitary District; call (949)
631-1731 for information.

Water system improvements shall meet the approval of Mesa Consolidated Water District:
call (949) 631-1200 for information.

Dedicate easements as needed for public utilities.

Prior to recordation of a Final Tract Map, the surveyor/engineer preparing the map shall tie
the boundary of the map into the Horizontal Control System established by the County

17 2
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Surveyor in a manner described in Subarticle 12, Section 7-9-337 of the Orange County
Subdivision Code.

22. Prior to recordation of a Final Tract Map, the surveyor/engineer preparing the map shall submit
to the County Surveyor a digital-graphics file of said map in a manner described in Subarticle

12, Section 7-9-337 of the Orange County Subdivision Code.

23. Survey monuments shall be preserved and referenced before construction and replaced after
construction, pursuant to Section 8771 of the Business and Profession Code.

24. The elevations shown on all plans shall be on Orange County benchmark datum.

25. Prior to recordation of a Final Tract Map, submit required cash deposit or surety bond to
guarantee monumentation. Deposit amount to be determined by the City Engineer.

26. Prior to occupancy on the Tract, the surveyor/engineer shall submit to the City Engineer a

Digital Graphic File, reproducible mylar of the recorded Tract Map, and approved off-site plan
and nine copies of the recorded Tract Map.

ALY

Fariba Fazeli, P. E.
City Engineer

(Engr. 2015/Planning Commission Tract 17800)



RESOLUTION NO. PC-14-

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF COSTA MESA DENYING PLANNING APPLICATION
PA-14-29 AND VESTING TENTATIVE TRACT MAP VT-17800
FOR PROPERTY LOCATED AT 671 W. 17THSTREET
THE PLANNING COMMISSION OF THE CITY OF COSTA MESA HEREBY RESOLVES
AS FOLLOWS:
WHEREAS, an application was filed by W-W Westside Gateway Owner VI, LLC,
the property owner, requesting approval of the following:
WHEREAS, an application was filed by W-W Westside Gateway Owner VII, LLC, the
property owner, requesting approval of the following:
(1) Planning Application PA-14-29: The Urban Master Plan is for the development
of a 177-unit, three-story mixed-use development, and it consists of 46 residential
lofts and 131 attached and detached live/work units within the Mesa West Bluffs
Urban Plan area. The mixed-use development has a density of 13 dwelling units per
acre (residential component) and a Floor Area Ratio (FAR) of 1.15 and 0.87
(live/work component). The units are 3-story structures with roof decks. The project
meets the minimum parking requirements of the Urban Plan (508 spaces required,
508 spaces proposed including 22 compact stalls). A total of 354 garage/covered
parking spaces and 154 open parking spaces are proposed (a rate of 2.5 parking
spaces per loft unit and three parking spaces per live/work unit). About 2-acres of
open space is provided in addition to the private roof decks for each unit. The
buildings are designed as detached and attached 3-story structures with roof top
decks. A total of 354 garage/covered parking spaces and 154 open parking spaces
are proposed (a rate of three parking spaces per live/work unit and 2.5 spaces per
loft units). The Master Plan includes compact parking at 4 percent of the overall total
parking spaces or 14 percent of provided open parking spaces. The Master Plan also
includes a minimum of 196 open guest parking required for live/work units. The total
parking supply (508 spaces) complies with the overall parking requirement; however,

a portion of open parking spaces is provided in two-car garages.
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The Master Plan includes the following deviations:

e Interior Garage Dimensions. Minimum 20 by 20 feet dimension
required; 19 by 20 feet proposed.
¢ Minimum Building Separation. Minimum 10 feet between buildings
required; 6 feet proposed.
e Floor Area Ratio for Attached Live/Work Units. Maximum 1.0 allowed
and up to 1.25 FAR subject to specific findings; 1.15 FAR proposed.
2) Vesting Tentative Tract Map 17800: Subdivision of a 9.0-acre property into one

lettered lot and one numbered lot for condominium purposes.

WHEREAS, a duly noticed public hearing was held by the Planning Commission
on May 11, 2015 with all persons having the opportunity to speak for and against the
proposal;

BE IT RESOLVED that, based on the evidence in the record and the findings
contained in Exhibit A, the Planning Commission hereby DENIES Planning Application
PA-14-29 and Vesting Tentative Tract Map VT-17800.

PASSED AND ADOPTED this 11th day of May, 2015.

Robert L. Dickson, Jr., Chair
Costa Mesa Planning Commission



STATE OF CALIFORNIA )
) ss
COUNTY OF ORANGE )

I, 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 May 11, 2015 by the following
votes:

AYES: COMMISSIONERS
NOES: COMMISSIONERS
ABSENT: COMMISSIONERS

ABSTAIN: COMMISSIONERS

Claire L. Flynn, Secretary
Costa Mesa Planning Commission
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EXHIBIT A

FINDINGS (DENIAL)

A.

The proposed project does not comply with Title 13, Section 13-83.52(c), Mixed-
Use Overlay District, of the Municipal Code due to the following:

The project is not consistent with the General Plan, does not meet the purpose and
intent of the mixed-use overlay district, and the stated policies of the Urban Plan.

The project does not include adequate resident-serving amenities in the common
open space areas and/or private open space areas in areas including, but not limited
to, patios, balconies, roof terraces, walkways, and landscaped areas.

The project is not consistent with the compatibility standards for residential
development in that it does not provide adequate protection for residents from
excessive noise, odors, vibration, light and glare, and toxic emanations.

The proposed residences do not have adequate separation and screening from
adjacent commercial/industrial uses.

The proposed project does not comply with Title 13, Section 13-83.52(d), Mixed-
Use Overlay District, of the Municipal Code because:

The strict interpretation and application of the mixed-use overlay district's development
standards would not result in practical difficulty inconsistent with the purpose and intent
of the General Plan and Mesa West Bluffs Urban Plan, while the deviation to the
regulation allows for a development that does not achieve the purposes and intent of
the General Plan and the Urban Plan.

The granting of this deviation results in a mixed-use development which does not
exhibit excellence in design, site planning, integration of uses and structures, and
compatibility standards for mixed use development.

The granting of this deviation will be detrimental to the public health, safety, or
welfare, or be materially injurious to properties or improvements in the vicinity.

The subdivision of the property for a residential common interest development is not
consistent with the City’s General Plan and Zoning Code.

The Costa Mesa Planning Commission has denied Planning Application PA-14-29
and Vesting Tentative Tract Map VT-17800. Pursuant to Public Resources Code
Section 21080(b) (5) and CEQA Guidelines Section 15270(a) CEQA does not apply
to this project because it has been rejected and will not be carried out.

The project is exempt from Chapter IX, Article 11, Transportation System
Management, of Title 13 of the Costa Mesa Municipal Code.
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EXHIBIT C
Mitigation Monitoring Program
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ATTACHMENT 2
June 17, 2014 City Council Minute Excerpts for UMP-14-03

Il



ACTION:

1. City Council approved Amendment One, additional scope of work and additional fees
of $134,800 to the Professional Service Agreement with Moore lacofano Goltsman,
Inc. (MIG), formerly known as Hogle-Ireland; and

2. Provided direction to staff to include a Fiscal Impact Analysis and a Fiscal Impact
Study for an additional $50,000; and

3. Extended the contract period by one (1) year from October 1, 2014 to October 1,
2015; and

4. Authorized the City Chief Executive Officer to sign Amendment One to the
Professional Services Agreement with MIG.

URBAN MASTER PLAN SCREENING REQUEST (UMP-14-02) FOR A 5-UNIT
LIVE/WORK DEVELOPMENT LOCATED AT 752 AND 756 W. 19™ STREET (05:05:20)

Staff report by Minoo Ashabi, Principal Planner. (05:05:30)
Jay Humphrey, Costa Mesa, spoke regarding the project and parking. (05:22:19)

Sheila Pfafflin, Costa Mesa, spoke regarding development projects and density.
(05:23:15)

Beth Refakes, Costa Mesa, spoke on parking concerns and signage. (05:25:27)

Tamar Goldmann, Costa Mesa, spoke regarding residential areas in commercial areas.
(05:28:13)

Discussion ensued on parking; work space; aesthetics; and housing footage. (05:33:00)

City Council provided feedback for a 5-unit live/work project within the 19" West Urban
Plan.

URBAN MASTER PLAN SCREENING REQUEST (UMP-14-03) FOR A 176-UNIT
RESIDENTIAL AND LIVE/WORK DEVELOPMENT LOCATED AT 671 W. 17TH
STREET (05:37:30)

Staff presentation by Minoo Ashabi, Principal Planner. (05:38:14)

Donald D. Lamm, Representing Applicant, spoke on the property and project. (05:45:00)

T
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MOTION: To continue the meeting past midnight (05:55:48)

MOVED/SECOND: Mayor Pro Tem Mensinger/Council Member Leece

The motion carried by the following roll call vote:

Ayes: Council Member Genis, Council Member Leece, Council Member Monahan, Mayor
Pro Tem Mensinger, and Mayor Righeimer.

Nays: None

Absent: None

Motion carried: 5-0

Discussion ensued regarding developing the site; the Mesa West Bluffs Urban Plan;
handicap parking; recreation area; and community garden. (05:56:08)

Sheila Pfafflin, Costa Mesa, spoke in opposition to the project. (06:05:28)

Jay Humphrey, Costa Mesa, expressed concerns with the project. (06:08:10)
Peter Watson, Costa Mesa, spoke in support of the project. (06:10:41)
Cynthia McDonald, Costa Mesa, spoke in opposition to the project. (06:12:00)
Brett Rosol, Costa Mesa, spoke in support of the project. (06:15:08)

Eddie Prosser, Costa Mesa, spoke in support of the project. (06:17:22)

Ryan Johnson, Costa Mesa, spoke in support of the project. (06:19:13)
Kristin Schwab, Costa Mesa, spoke in support of the project. (06:21:09)
Travis Hackett, Costa Mesa, spoke in support of the project (06:22:21)

Beth Refakes, Costa Mesa, spoke regarding parking issues and traffic concerns; and
configuration of the intersection. (06:22:44)

Brian Gooding, Costa Mesa, spoke in support of the project. (06:25:47)
Cindy Black, Costa Mesa, spoke in opposition tb the project. (06:27:35)
Anna Vrska, Costa Mesa, spoke in opposition to the project. (06:28:40)
Tamar Goldmann, Costa Mesa, spoke in opposition to the project. (06:29:43)
Steven Hellbusch, Costa Mesa, spoke in support of the project. (06:30:40)

Discussion ensued regarding parking standards; a traffic study; noise; garages; overlays
and energizing the area. (06:32:20)

City Council provided feedback for a 176-unit live/work project within the Mesa West Bluffs

Urban Plan.
1%
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Applicant’s Project Description
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ASSOCIATES

May 1, 2015

Chairman Robert L. Dickson, Jr.; and,
Members of the Planning Commission
CITY OF COSTA MESA

77 Fair Drive

Costa Mesa, CA 92628-1200

Subject: New “Westside Gateway” Community
671 W. 17t Street

Honorable Chairman and Commissioners:

Westside Gateway is proud to present a new residential community of 177 homes located
on West 17" Street at Pomona Avenue. This new master planned community is
comprised of single family residential and live-work homes built in the Mesa West Bluffs
Urban Plan zone. At present, the property is a heavy industrial facility that includes
manufacturing, machine assembly, and exotic fuel testing. Based on historical releases
of hazardous substances from the property, extensive investigations and remediation has
been conducted under oversight of the California Regional Water Quality Control Board
(RWQCB) in response to a Cleanup and Abatement Order.

The applicant will finalize the process of soil remediation and replace the industrial plant
with new ownership homes. As such, the new community will be three-story dwellings
with double car garages and common area recreation amenities. Within four blocks of the
Pacific Ocean and situated on the coastal mesa, roof decks will offer unprecedented
views from mountains to the sea.

This property is an extraordinary example of implementing Urban Plan goals, that being
removal of 1950’s incompatible “heavy industry” and replacing it with medium density
homeownership. Adding the proximity of grocery retail across the street, “southwest”
Costa Mesa will then provide a new residential experience.

The Property History

Until 2007, the site was used by both Argo-Tech Corporation for the design, testing, and
manufacturing of ground fueling and airframe products for the aerospace industry, and by
Carter Cryogenics Company for the manufacturing and testing of cryogenic products,
primarily liquid natural gas, pumps and nozzles. Over time, the facility has been gradually

4100 MacArthur Blvd., Suite 330 ¢ Newport Beach, CA 92660 ¢ 949-838-7038
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Chairman Dickson and Commissioners
May 1, 2015
Page 2

decommissioned. By 2008, the property was approximately 40% occupied and operating
at less than 25% capacity. This diminished to less than 10% by 2013 and all operations
have ceased on the property at this time.

Why approve this project?

Thirteen years ago residents in West Costa Mesa approached City Council demanding
greater attention to needed services, a focus on community improvement, and pro-active
Code Enforcement. The City's new Municipal Code-Title 20 "Property Maintenance
Ordinance” had been created in 2001 and adopted to specifically address complaints
about lack of Westside enforcement. But, with the failed attempt to create a Westside
redevelopment project area, the Urban Plan “concept” of dual zoning emerged from two
community groups, the “Westside Redevelopment Oversight Committee” (aka WROC)
and “Community Redevelopment Advisory Committee” (aka CRAC). Each Committee
was comprised of at least twenty to forty residents from the Westside and spanned
multiple community workshops held at the Senior Center and Community Center.
Overwhelming recommendations from Westside residents focused on replacement of
functionally obsolete, incompatible, and deteriorated heavy industry. Recognizing the City
could not purchase impacted properties which generated noise and significant truck
traffic, the committees and City Council sought an “incentive solution” to promote
transition to new uses.

The concept of “dual-property zoning” was created with Costa Mesa being one of the first
cities in California to use this concept. “Overlay zones” had been used where existing
uses became “legal non-conforming”, but Urban Plan zoning does not diminish industrial
property owner rights or render properties non-conforming. Instead, two zones effectively
“incentivize” transition of West Costa Mesa industrial towards becoming business parks
or compatible residential and “live-work” dwellings to serve entrepreneurial owner needs.
Having two zones clearly allows and encourages “clean” business, industry, and jobs to
remain, but economically encourages replacement of obsolete heavy industry with new
“hybrid” type ownership housing.

Is it working?

Adopted in 2006, the “Mesa West Bluffs Urban Plan” became effective when the great
recession was beginning. With the recession’s conclusion and home buyer demand
skyrocketing on Costa Mesa’s Westside, these new live-work and residential communities
are a great infusion of community reinvestment. Without the need to commute to
employment, the hybrid (live-work) homes offer the luxury of working from home within a
business oriented sub-community. Integrating jobs and housing has been the State's
goals for the past two decades. Costa Mesa is classified by the Southern California
Association of Governments (SCAG) as a “jobs rich” community, meaning there is
insufficient housing to serve the needs of all who work here. The Urban Plans were

specifically created to also address this need.
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Chairman Dickson and Commissioners
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The Argo-Tech property has been utilized for various industrial uses, yet the property is
prime real estate within four blocks of the beach. However, the cost of redevelopment is
extraordinary given the prior uses. Therefore, invoking the second/residential overlay
zone creates greater property value and spendable dollars to fund the significant costs
associated with redeveloping former aerospace facilities such as Argo-Tech.

Site remediation and cleanup

A number of chemicals have been used over the years on the property. In October of
1990, the property was issued a Cleanup and Abatement Order from the Regional Water
Quality Control Board (RWQCB) to remediate the property. After years of unsuccessful
attempts to remediate the property by prior owners, the current ownership inherited
problems caused by other parties nearly 40 years ago. This ownership group was finally
committed to remediating the properly completely and initiated the long and expensive
decommissioning and cleanup process in 2007 that is ongoing. The scope, magnitude,
and duration of which are difficult to quantify, but millions of dollars have been spent to
remediate the groundwater alone, a result of which is the issuance of a No Further Action
Letter in April of 2014.

However, much work remains including the remediation and/or export of potentially tens
of thousands of cubic yards of contaminated soil and waste. As part of the proposed
redevelopment, the project will continue to bear the sole responsibility for the costs and

implementation of the remediation. [n aggregate, the cost of decommissioning and
rlaaninA the farilifv e avnartad fn gxceed =nv other nrniant in Cneta Maca Howeovor

stringent residential standards as set forth by the RWQCB when compared to surrounding
industrial uses.

Is the Urban Plan working?

Considering an exchange of heavy industry for clean fresh new ownership housing, with
incredible recreation amenities just four blocks away, most urban planners should agree
the Urban Plan is working. As an added benefit to the community, the developer has
proposed to SCE for consideration a plan to underground approximately 1,500 linear feet
of overhead transmission, distribution, and communication lines along 17®". Further, since
developers of new apartments are not subject to paying “park in-lieu” fees (money to build
new City parks or rebuild existing), developers of these ownership homes will pay the City
$13,000+ per home. This “Argo-Tech” new home project alone would generate over
$2,000,000 in park fees. Combined with other approved Urban Plan housing projects,
Costa Mesa should receive at least $4,000,000 for park development/reconstruction in
fiscal year 2015-16.

Without the Urban Plans? Heavy industrial properties would probably remain the same
for decades, since in some cases soil remediation and building demolition costs would
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equal or exceed the resulting raw land value. At best, the City might see “reconstruction”
of older industrial properties into remodeled business and office buildings. And, while that
too would be beneficial, the area roadway capacity could not accommodate significant
increases in “office” tenancy. Business and manufacturing office buildings typically
generate double to triple the traffic of comparable residential development. That is exactly
why two citizen advisory committees, the Planning Commission, and City Council in 2006,
recommended or adopted the Mesa West Bluffs Urban Plan to encourage infill residential
housing construction.

We seek community and Planning Commission support

Westport Properties seeks community and City support to approve the Westside Gateway
project and allow this master planned community to be created. Therefore, we invite
community and City input, but also seek your understanding that extraordinary costs to
mitigate soil and demolish buildings dictate the proposed development design.

Thank you for your consideration and support of our project.
Sincerely,

W

Donald D. Lamm, Al
Managing Principal
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Westside Gateway
ADDITIONAL INFORMATION
Page |1

Summary of Investigation and Remedial Activities

Site investigations at the Site were initiated in 1986 when a 2,000-gallon waste cutting oil
underground storage tank (UST) was removed from the eastern part of the Site and
impacted soil was encountered. Following removal of the UST and accessible impacted
soil, initial soil sampling was performed in the area of the former cutting oil UST; a total
of 17 groundwater monitoring wells, designated MW-1 to MW-17, were installed on- and
off-site; and multiple phases of soil, soil gas, and groundwater investigations were
conducted at the Site from the late 1980s through 2001.

Commencing in 2007, groundwater monitoring activities were conducted on- and off-site
with Regional Water Quality Control Board Santa Ana Region (SARWQCB) oversight.
These activities were conducted in anticipation of performing the SARWQCB-directed
“pollution” remediation. Ultimately a total of 48 groundwater monitoring wells were
installed at the Site for groundwater monitoring and in-situ chemical oxidation (ISCO)
groundwater remediation.

Two Impacted Soil Areas (ISA) were identified prior to 2011 including the area in the
vicinity of the former cutting oil UST (ISA 1) and the area to the north of the low
temperature test area (ISA 2). Additional soil investigations were conducted in 2011 to
evaluate the likelihood that previously unreported areas of impacted soil are present at
the Site, including potential source(s) of the volatile organic compounds (VOCs)-impacted
groundwater in the western part of the Site. The soil boring program consisted of 15 soil
borings drilled in nine targeted areas identified as Potential Source Areas (PSAs 1
through 9). The investigation revealed the presence of two additional ISAs that had not
previously been found. ISA 3 was located in the northern portion of the site in the vicinity
of a former 3 stage clarifier. ISA 4 was identified in the northwestern parking lot, in the
area to the north of the cryogenic test area. Additional information regarding the nature
of the contamination in the ISAs is publically available.

A Corrective Action Plan and Remedial Action Plan were prepared in 2008 and 2009,
respectively. Subsequently in late 2011 groundwater remediation utilizing ISCO took
place on the property followed by additional ISCO application in late 2012 at the
SARWQCB's request. Following the additional ISCO application, exhaustive groundwater
monitoring was performed as requested by the SARWQCB. The RWQCB issued a site-
wide No Further Action determination on April 14, 2014, stating that remediation of
groundwater was complete but that a soil management plan (SMP) would need to be
implemented as part of grading of the future development.
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Westside Gateway
ADDITIONAL INFORMATION
Page |2

Summary of Overhead Utility Work plan

1. SCE Transmission Facilities
a. Existing Conditions: There are existing overhead SCE transmission facilities at
the intersection of 17th Street and Pomona Avenue. It is assumed the existing
pole on the project side of the intersection may be protected in place including
all supporting guy wires. The existing overhead transmission line contains one
(1) circuit of 66kv. Additional research with SCE transmission department is
ongoing to determine any constraints or restrictions.

2. Pomona Avenue

a. Existing Conditions: There is an existing overhead pole line that travels along
the east side of Pomona Avenue. The pole line contains SCE distribution,
AT&T, and Time Warner. This pole line contains two (2) SCE distribution
(12kv) circuits including mainline communication facilities. The pole line also
provides primary service dips to provide service to the neighboring properties
on Pomona Avenue.

b. Assumed Scope: We have proposed to underground the existing SCE
distribution facilities and the communication facilities (approximately 750LF)
along the project boundary and within any R/W on Pomona Avenue. The
project boundary assumes the conversion will originate from a pole on the NE
corner of Pomona Avenue and 17th Street.

c. it is assumed the conversion project will be classified as a Rule “20 B” with the
appropriate overhead equivalent credit and salvage credits being applied to
the developer.

d. AT&T “SAI” — On Pomona and near the SE corner of Pomona and 17th Street
there is an existing AT&T splice cabinet. It is assumed this cabinet may be
protected in place.

3. 17th Street
a. Existing Conditions: There is an existing overhead pole line that travels along
the south side of 17th Street. It is assumed the pole line contains AT&T and
Time Warner.
b. Assumed Scope: We have proposed to underground the existing
communication facilities (approximately 720LF) along the project boundary
and within any R/W on 17th Street.
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ATTACHMENT 4
Existing Site Photos

g



Tt b e ) T N

19943S LT "M TL9 — S0j10Yyd 9)S















57



38






e S N~

e e .ﬁ."n‘uﬁ,hl...'

B N



















Yo



97






19



[00






ATTACHMENT 5
Vicinity and Zoning Map
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CONCEPTUAL PERSPECTIVE - ENTRANCE OF 17TH STREET
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VICINITY MAP - NTS :

PROJECT SITE

WESTSIDE GATEWAY

SHEET INDEX

SDO0 COVER SHEET
SDO1 SITE PLAN
SD02 SHADE STUDY

C1 GRADING PLAN

C2 GRADING PLAN

C3 MASTER PLAN

C4 TRACT MAP

C5 FIRE PLAN

L1 LANDSCAPE PLAN
L2 ACCESSIBILITY PLAN

SD03 CONCEPTUAL RENDERING
SD04 CONCEPTUAL RENDERING
SD05 CONCEPTUAL RENDERING

SD06 SITE SECTIONS

SD10 UNIT PLAN A1

SD11 UNIT PLAN A2

SD12 UNIT PLAN A3

SD13 UNIT PLAN B1

SD14 UNIT PLAN B2

SD15 UNIT PLAN C1

SD16 UNIT PLAN C2

SD17 UNIT PLAN C3

SD18 UNIT A ELEVATIONS
SD19 UNIT B ELEVATIONS
SD20 UNIT C1 ELEVATIONS
SD21 UNIT C2 ELEVATIONS
SD22 UNIT C3 ELEVATIONS

COSTA MESA, CA

PROJECT ADDRESS

LOT AREA
TOTAL UNITS

17th Sireet and Pomona Avenue
Costa Mesa, CA

8.929 acres
177 Unils

388,950 SF

TOTAL DENSITY 19,82 Du/acre

LOT AREA LOT AREA
& ACRE  UniTs % DU/ ACRE FAR
A-LIVE-WORK AREA 149,877 &F 344 89 2587 115
LIVE WORK OPEN SPACE 16,550 SF 0.38 1%
B-RESIDENTIAL LOFTS AREA 154,179 SF 3.54 46 12 996 057
LOFT PRIVATE + COMMON 62,380 SF 20%
C-DETACHED LIVE-WORK AREA 84.901 SF 1.95 a2 2155 054
OVERALL 8.93 177 19.82 0.87
T SUNMASTY. e :
T
UNIT DESCRIPTION NU[‘J’EﬁFS' OF WOF;KRSEKACE GROSS AREAWNIT | TOTAL GROSS AHEA
A1-LIVE-WORK 28D + 35 Balh 33 37% 290 f 1,927 st 53,591 sf
1 394
2 773
3 760 |
ROOF DECK - 760
A2-LIVE-WORK 38D + 4 Bath 26 28% 260 st 1,572 of 46.800 st
1 364
2 770
R— 3 748
ROOF DECK 746
‘A3-LIVE-WORK 3BD + 36 Bath 31 35% 201 st 1,976 of 61.025 o
1 380
2 730
- 3 856 -
ROOF DEGK 727
Wi LOETS TBD + + 3 FLEX+ 3.6 BATH 3 70 1,807 61,024 i
— — 1 33z —
2 755
a 574
ENGLOSED ROOF 245
ROOF DECK a3
H2-LOFTS 28D + 2 FLEX+ @ BATH 14 30% 3,920 sf 77,000 ol
7 01
2 764
3 715
ENGLOBED RGOF 163
ROOF DEGK 587
C1-DETAGHED LIVE-WORK 38D + 356 Bath 4 33% 957 st 1870 al 26,180 al
7 a7
2 714
3 [
Hoot 600
C2-DETACHED LIVE-WORK 3BD + 3.5 Balh 17 a0% 7628 1.856 s 31.552 sl
1 347
2 714
3 795
ROOF DECK 654
C3-DETACHED LIVE-WORK 38D + 05 Bah E 20% 250 61 1.098 sf 21,978 s
1 347
2 796
3 866
ROOF DECK 740
TOTAL 177 Unils 339,366 al
KING HUMMARY. =— = . -
HEQUIRED TUTAL
UNIT DESCRIPTION | o auest ReQURED
ALLAZ AZ A4 LIVE-WORK 3-STORY 2 [ i w0
ALAD [ OF1S A-BTORY 2 I 05 5o
C1,C2-DETACHED LIVE-WORK 3.STORY [ 2 [ i 1260
TOTAL 508 Blalls
OVERED GARAGE 354 Stalls
AELUIFED UNCOVERED STANDARD STALLS 154 Stalls
TOTAL UNCOVERED PROVIDED PARIING STALLS 154 Slois
NUMBER OF SMALL CAH SPAGEE 22 Swlls
PEFOEN TAGE OF SMALL GAR SPACES ON-SITE PARRING TA%
PERCENTAGE OF SMALL GAR SPACES TO OVERALL PARKING an,
TOTAL 508

PROJECT SUMMARY +
VICINITY MAP

WEST SIDE GATEWAY

W-WP Westside Gateway Owner VII, LLC
2201 Dupont Drive, Suite 700 Irvine, CA 92612

WITHEE MALCOLM ARCHITECTS, LLP

2251 West 190th Street Tomrance, CA 90504

310.217. 8885
witheemealcolm com

WM. JOB. B4003
DATE 04,27 2015




Al

z

8,3

<03

Oz I

[ake]
¢ BEoy

4

5 5Bk 17TH STREET
w FEER 10-0° )

62E )

] FRONT YARD BLOG 1 BLDG 2 BLDG3 BLDG 4
Elr SETBACK man 2222
[CANS ENTRY
(1 -

X
52
a0
& é Al A2 Al A3 Al A3 At A2 A1 A3 A3 Al
o
A3
Al B1 81 Al
BLDG 6 A2 Al B1 B1
81 Al
LIVE-WORK Al
PHASE
3 46 acres A2 Az A2 B1 B2
86 UNITS
TOTAL Al Al Al B1
A3
? B1
o
BLDG 14 a3 o1 Al A1
PHASING / 51 Bt BLDG 19
ZONING A3 At
BOUNDARY A2 B
. 81 ! A3 A1 A2 A2 A
L A2 B1 Bi
D A2 B2 Bl B1 B2
z ™
MAIN L
ENTRY
> BLDG 17
< c3
<( c1
ca ¢z cs
DETACHED
LIWVE-WORK
PHASE P
186 AC o
42 UNITS
c1
ca c1
= o2
o o
ca c2
c2
ca c2 o1 o2 c2
c3
100+ 6-0"
BETWEEN BUILDINGS,
FRONT YARD j
SETBACK TYPICAL

12-0° TYP

WESTSIDE GATEWAY

COSTA MESA, CA

BLDG 6

5-0"TYP
SIDE YARD SETBACK

0-0
RIGHT-OF-WAY DEDICATION

2ROJEGT ADDRESS

17th Strecl and Pomona Avenue
Cosla Mesa, CA

¥ -0OT AREA B8 929 acres 388,950 SF
& Q TOTAL UNITS 177 Units
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17TH STREET
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4
WINTER SOLTICE 9 AM
17TH STREET
EQUINOX 9 AM
17TH STREET
SUMMER SOLTICE 9 AM

WESTSIDE GATEWAY

COSTA MESA, CA

POMONA AVENUE

17TH STREET

17TH STREET

17TH STREET

NOON

NOON

NOON

POMONA

POMONA AVENUE

17TH STREET

17TH STREET

17TH STREET

3 PM

3 PM

3 PM

SHADE STUDY

W-WP Westside Gateway Owner VI, LLC
2201 Dupont Drive, Suite 700 Irvine, CA 92612

WITHEE MALCOLM ARCHITECTS LLP

2251 West 190th Street Torrance, CA 90504
310 217 88B5
witheemalcolm com

WM JOB B4003
DATE 04 27 2016
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GENERAL NOTES

SITE ADDRESS 671 W 17th STREET COSTA MESA, CA 92627
1 ASSESSOR PARCEL 424-291-11
2 SITE AREA:
NET: 9 0 AC
GROSS: 9 0 AC
3 EXISTING ZONING: GENERAL INDUSTRIAL
4 PROPOSED ZONING: MIXED-USE DEVELOPMENT PER 19 WEST URBAN PLAN
5 EXISTING LANDUSE GENERAL INDUSTRIAL
6 PROPOSED LANDUSE MIXED-USE LIVE/WORK PER 19 WEST URBAN PLAN
7 FLOOD ZONE: NO SPECIAL FLOOD HAZARDS
8 TOTAL NUMBER OF LOTS: 1
9 TOTAL NUMBER OF UNITS: 177

10 PROPOSED DEVELOPMENT
3 STORY L1VE/WORK CONDOS
508 TOTAL PARKING SPACES INCL GARAGE SPACES

THE UTILITIES SHOWN ON THIS MAP ARE BASED UPON THE BEST AVAILABLE
PUBLIC INFORMATION

ALL EXISTING STRUCTURES ON SITE SHALL BE REMOVED

~

671 W. 17th STREET

PRELIMINARY GRADING PLAN
VESTING TENTATIVE TRACT NO. 17800
FOR CONDOMINIUM PURPOSES
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UTILITY COMPAN ACTS
TELEPHONE PACIFIC BELL (800) 310-2155
ELECTRIC SOUTHERN CALIFORNIA EDISON CO (800)664-8123

GAS SOUTHERN CAL[FORNIA GAS CO

CABLE T ¥ TIME WARNER CABLE
SEWER AND TRASH COSTA MESA SANITARY DISTRICT
WATER MESA CONSOL IDATED WATER

BASIS OF BEARING

COORDINATES SHOWN HEREON ARE BASED ON THE
BEARING BETHEEN O C S HORIZONTAL CONTROL
STATION GPS NO 6255 AND STATION GPS NO 6263
BEING NORTH 47'46'24" EAST PER RECORDS ON FILE
IN THE OFFICE OF THE ORANGE COUNTY SURVEYOR

DATUM STATEMENT

COORDINATES SHOWN ARE BASED UPON THE CALIFORNTA
STATE COORDINATE SYSTEM, ZONE VI, NAD OF 1983
(1991 35 EPOCH) ALL DISTANCES SHOWN ARE GROUND
UNLESS OTHERWISE NOTED TO OBTAIN GRID DISTANCE
MULTIPLY GROUND DISTANCES BY 0 99996843

(800)427-2100
(866)744-1678
(949)645-8400
(949) 631-1200
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671 W. 17th STREET
P MASTER PLAN
VESTING TENTATIVE TRACT NO. 17800 oo
yo FOR CONDOMINIUM PURPOSES
TER e CITY OF COSTA MESA, STATE OF CALIFORNIA

VE

POMONA  AVE

z
3 8" WATER MAIN 17th STREET WATER CONNECTION
16TH
LEGAL ION
THIS LEGAL DESCRIPTION [S FROM A COMMITMENT FOR TITLE INSURANCE PREPARED BY
T4 FIDELITY NATIONAL TITLE COMPANY UNDER ORDER NO. 010-23039053-TC1, WITH AN
EFFECTIVE DATE OF MARCH 20. 2014. NO RESPONSIBILITY S ASSUMED AS TO THE
ACCURACY AND COMPLETENESS OF SAID COMMITMENT
THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE CITY OF COSTA MESA,
GOUNTY OF ORANGE, STATE OF CALIFORNIA, AND DESCRIBED AS FOLLOWS:
‘?5’ PARCEL 1:
G
LOT 509 OF NEWPORT MESA TRACT, IN THE CITY OF COSTA MESA, COUNTY OF ORANGE,
STATE OF CALIFORMIA, AS PER MAP RECORDED IN BOOK 5, PAGE 1 OF WISCELLANEQUS
MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY
SAID LAND IS INCLUDED WITHIN THE AREA SHOWN ON A MAP FILLED IN BOOK 21, PAGE VICINITY MAP
. s 6 . 12 3 22 OF RECORD OF SURVEYS, IN THE OFFICE OF THE COUNTY RECORDER OF SAJD COUNTY NOT TO SCALE
- g o UTILITY COMP NTACTS
~ > g THOSE PORTIONS OF LOTS 510 AND 511 OF NEWPORT MESA TRACT, IN THE CITY OF TELEPHONE PACIFIC BELL (800) 310-2155
COSTA MESA, COUNTY OF ORANGE, STATE OF CALIFORNIA, AS PER MAP RECORDED IN "
~ < ook e 1k MISCELLANEQUS WAPS. IN THE OFFICE OF THE COUNTY RECORDER OF  C-roTIC SOUTHERN CALIFORNIA EDISON CO (800)5B4-8123
o 8 SAID COUNTY, DESCRIBED AS FOLLOWS: GAS SOUTHERN CALIFORNIA GAS CO (800)427-2100
(-] ('2 8 CABLE T V TIME WARNER CABLE (866)744-1678
- SEWER AND TRASH COSTA MESA SANITARY DISTRICT (949)645-8400
-
-] < 0 & © WATER MESA CONSOLIDATED WATER (949) 631-1200
~ ™
o
) 10 S & _— ILDI
WNIT :
- CORER 1) NMBER OF UNIT TYPES: 3
& © SAID L 2) UNIT TYPE BREAKDOWN:
20" ~ Y LI UNIT TYPE A1:33
(o) 1GHT AN 5
21 (] .28 FEE
g t 1 foo" W
STANT S
7 3 T THE
1 AND A
THE POINT OF BEGINNING
z 3 SAID LAND [S INCLUDED WITHIN THE AREA SHOWN ON A MAP FILED IN BOOK 21, PAGE ,
2 © 42 OF RECORD OF SURVEYS AND IN BOOK 101, PAGE 12 OF RECORD OF SURVEYS IN THE 3)  MAX BUILDING HEIGHT: 40' TOP OF PARAPET
I3 M~ OFFICE OF THE COUNTY RECORDER OF SAID COUNTY
[~ 8 PARKING SUMMARY
~ GARAGE SPACES: 354 (2/WNIT)
g GUEST SPACES (STD ) 154
had RA| GUEST SPACES (HC )  _XX_
GENERAL NOTES TOTAL PARKING SPACES: 508
© SITE ADDRESS 671 W 17Lh STREET COSTA MESA. CA 92627
- ™ 1 ASSESSOR PARCEL 424-291-11
' © WEST EAST
2 SITE AREA: R/H R/W
156 157 158 159 1 o e o
GROSS: 90 AC 30
0 3 EXISTING ZONING: GENERAL INDUSTRIAL 0
-] 4 PROPOSED ZONING: MIXED-USE DEVELOPMENT PER 19 WEST URBAN PLAN
5 EXISTING LANDUSE GEMERAL INDUSTRIAL
. " w0 ” . MIXED-USE LIVE/WORK PER 19 WEST URBAN PLAN POMONA AVENUE
~ 7 FLOOD ZONE: NO SPECIAL FLOOD HAZARDS TYPICAL SECTION
8 TOTAL NMEER OF LOTS: 1 NTS
‘ §§—4—— 55— 9 TOTAL NUMBER OF UNITS; 177
10 PROPOSED DEVELOPMENT R/ - ¢ R
3 STORY LIVE/WORK CONDOS
508 TOTAL PARKING SPACES INCL GARAGE SPACES 42’ VAR (30°-35") .
S 11. THE UTILITIES SHOWN ON THIS MAP ARE BASED UPON THE BEST AVAILABLE 35 a
N PLBLIC INFORMATION
’ 12 ALL EXISTING STRUCTURES ON SITE SHALL BE REWOVED
LEGEND 17th STREET me
TYPICAL SECTION 20% WAX
NTS
BOUNDARY EXISTING WATER
R/W R/® >
"';“ EXISTING PROPERTY LINE PHASE 1 WATER CENTERL INE z
]
EASEMENT LINE DW—— PROPOSED WATER 50 E
S 146 147 148 CENTERLINE EXISTING STORM DRAIN 29 5°
N z EXISTING SEWER PHASE 1 STORM DRAIN
= PHASE 1 SEWER PROPOSED STORM DRAIN
E SS PROPOSED SEWER y PROPOSED FIRE HYDRANT
= SUPERIOR AVENUE
- o PROPOSED MODULAR PROPOSED RETAINING WALL TYPICAL SECTION
L] }“ WETLAND
’ 18"
ARCHITECT OF PREPARATION: October 2014
WITHEE MALCOLM ARCHITECTS, LLP ENGINEER
2251 WEST 190th STREET
REF_CONSULTING
TORRANCE., CA 90504 14725 ALTON PKHY
IRVINE, CA 92618
PHONE: (949) 472-3505
DEVELOPER
WESTPORT PROPERTIES, INC
2201 DUPONT DRIVE, SUITE 700
IRVINE, CA 92612
PROJECT ADDRESS
671 W 17th STREET
4 SCALE: 17=30" COSTA MESA, CA 92627
REVISION SHEET
MASTER PLAN
FOR 1
TENTATIVE TRACT MAP No. 17800 o
44723505 « FAX 840.4728373 CITY OF COSTA MESA CASE NO x 1



GENERAL NOTES

SITE ADDRESS 671 W 17Lh STREET COSTA MESA, CA 92627
1 ASSESSOR PARCEL 424-291-11
2 SITE AREA:
NET: 9 0 AC
GROSS: 9 0 AC
3 EXISTING ZONING:
4 PROPOSED ZONING: MIXED-USE DEVELOPMENT PER 19 WEST URBAN PLAN
5 EXISTING LANDUSE
6 PROPOSED LANDUSE MIXED-USE LIVE/WORK PER 19 WEST URBAN PLAN
7 FLODD ZONE: NO SPECIAL FLOOD HAZARDS
8 TOTAL NUMBER OF LOTS: 1
9 TOTAL NUMBER OF UNITS: 177

3

PROPOSED DEVELOPMENT
3 STORY LIVE/WORK CONDOS
508 TOTAL PARKING SPACES INCL GARAGE SPACES

THE UTILITIES SHOWN ON THIS MAP ARE BASED UPON THE BEST AVAILABLE
PUBLIC INFORMATION

12 ALL EXISTING STRUCTURES ON SITE SHALL BE REMOVED

LEGAL DESCRIPTION

THIS LEGAL DESCRIPTION 1S FROM A COMMITMENT FOR TITLE INSURANCE PREPARED BY
FIDELITY NATIONAL TITLE COMPANY UNDER ORDER NO 010-23039053-TC1, WITH AN
EFFECTIVE DATE OF MARCH 20 2014 NO RESPONSIBILITY 15 ASSUMED AS TO THE
ACCURACY AND COMPLETENESS OF SAID COMMITMENT

THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE CITY OF COSTA MESA,
COUNTY OF ORANGE, STATE DF CALIFORNIA, AND DESCRIBED AS FOLLOWS:

PARCEL 1:

LOT 509 OF NEWPORT MESA TRACT, IN THE CITY OF COSTA MESA, COUNTY OF ORANGE,
STATE OF CALIFORNIA, AS PER MAP RECORDED [N BOOK 5, PAGE 1 OF MISCELLANEOUS
MAPS, [N THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY

SAID LAND 1S INCLUDED WITHIN THE AREA SHOWN ON A MAP FILLED IN BOOK 21, PAGE
42 OF RECORD OF SURVEYS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY

PARCEL 2:

THOSE PORTIONS OF LOTS 510 AND 511 OF NEWPORT MESA TRACT, IN THE CITY OF
COSTA MESA, COUNTY OF ORANGE, STATE OF CALIFORNIA, AS PER MAP RECORDED I[N
BOOK 5, PAGE 1 OF MISCELLANEOUS MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF
SAID COUNTY, DESCRIBED AS FOLLOWS:

BEGINNING AT HE NORTHWEST CORNER OF SAID LOT 510; THENCE NORTH B9° 42" 407
EAST 630 06 FEET ALONG THE NORTHERLY LINE OF SAID LOT 510, TO THE
NORTHEASTERLY CORMER THEREOF; THENCE SOUTH 0° 18" 00" EAST 56 91 FEET ALONG
THE EASTERLY LINE OF SAID LOT, TO THE WOST NORTHERLY CORNER OF THE LAND
DESCRIBED IN THE DEED 7O OLIVE A ROBINSON AND WIFE, RECORDED JUNE 8, 1948 IN
BOOK 1649, PAGE 409, OFFICIAL RECORDS; THENCE SOUTH 40° 00'00” WEST 235 83
FEET ALONG THE NORTHWESTERLY LONE OF SALID LAND DESCRIBED IN THE DEED TO
ROBINSON TO THE MOST WESTERLY CORNER THEREOF; THENCE SOUTH 50° 00' 00" EAST
144 53 FEET ALONG THE SOUTHWESTERLY LINE OF SAID LAND DESCRIBED IN THE DEED
TO ROBINSON TO THE MOST SOUTHERLY CORNER THEREOF: SAID SOUTHERLY CORMNER ALONG
BEING THE NORTHEASTERLY CORNER OF SAID LOT 511; THENCE SOUTH 40° 00' 00" WEST
60 00 FEET ALONG THE SOUTHEASTERLY LINE OF SAID LOT 511; THENCE NORTH

50° 00" 00" WEST 200 00 FEET AT RIGHT ANGLES TO SAID SOUTHEASTERLY LINE;
THENCE SOUTH 40° 00' 00" WEST 206 28 FEET PARALLEL WITH SAID SOUTHEASTERLY OD
SAID LOT 511; THENCE SOUTH B9" 42" 00" WEST 263 02 FEET TO A POINT IN THE
WESTERLY LINE OF SAID LOT 511; DISTANT SOUTH 0" 18’ 00" EAST 73 92 FEET FROM
THE NORTHNKESTERLY CORNER OF LOT S11; THENCE NORTH 0° 1B" 00" WEST 404 00 FEET
ALONG THE WESTERLY LINE OF LOT 551 AND ALONG THE WESTERLY LINE OF LOT 510, T0
THE POINT OF BEGINNING

SAID LAND 15 INCLUDED WITHIN THE AREA SHOWN ON A MAP FILED IN BOOK 21, PAGE
42 OF RECORD OF SURVEYS AND IN BOOK 101, PAGE 12 OF RECORD OF SURVEYS IN THE
OFFICE OF THE COUNTY RECORDER OF SAID COUNTY

BASIS OF BEARING

COORD INATES SHOWN HEREON ARE BASED ON THE
BEARING BETWEEN O C S HORIZONTAL CONTROL
STATION GPS NO 6255 AND STATION GPS NO 6263
BEING NORTH 47°46'24" EAST PER RECORDS ON FILE
IN THE OFFICE OF THE ORANGE COUNTY SURVEYOR

PROPOSED EASEMENTS

@ DENOTES EASEMENT TO CITY OF COSTA MESA FOR
PUBLIC UTILITY PURPOSES.

@ DENOTES EASEMENT TO CITY OF COSTA MESA FOR
EMERGENCY VEHICLE ACCESS

EXISTING EASEMENTS
AFFECTS:  PARCEL 1

[T @ REFERS TO EASEMENT(S) IN FAVOR OF SOUTHERN CALIFORNIA EDISON COMPANY, A

UNDERGROUND  CONDUITS  AND RIGHTS INCLOENTAL
. PAGE 127, OF OFFICIAL
RECORDS PER SAID DOOWENT, ALL POLES SHALL BE ERECTED AND MAINTAINED WITHIN 1
FOOT OF THE CENTERLINE SHOMN HEREON

17BN (7) REFERS TO EASEMENT(S) IN FAVOR OF SOUTHERN CALIFORNIA EDISON COMPANT, A
CORPORATION FOR UNDERGROUND CONDUITS AND RIGHTS INCIDENTAL THERETO AS GRANTED IN
A DOOWENT RECORDED BOOK 9596, PAGE 466, OF OFFICIAL RECORDS

ITEM B HAS BEEN INTENTIONALLY DELETED

[TEM REFERS TO A CONTIMUOUS OFFER TO DEDICATE BY J. C CARTER COWPANY, TO
THE CITY OF COSTA MESA, A MNICIPAL CORPORATION, FOR STREET PURPOSES AS WJCH OF
THE FOLLORING DESCRIBED REAL PROPERTY AS THE CITY MAY, AT A FUTURE DATE, DECIOE
IS REQUIRED FOR SUCH PURPOSE:

LOT SUMMARY

Lat 10 B 9 AC GROSS

LoT & 0 1 AC GROSS
3.0 AC GROSS

UTILITY COMPANI ACTS

TELEPHONE PACIFIC BELL (800) 310-2155
ELECTRIC SOUTHERN CALIFORNIA EDISON CO (800)684-8123
s SOUTHERN CALIFORNIA GAS CO (800)427-2100
CABLE T V TINE WARNER CABLE (866)744-1678
SEWER AND TRASH  COSTA MESA SANITARY DISTRICT (949)645-8400
WATER MESA CONSOLIDATED WATER (949) 631-1200

671 . 17th ET

TENTATIVE TRACT NO. 17800

FOR CONDOMINIUM PURPOSES
CITY OF COSTA MESA, STATE OF CALIFORNIA
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o raised planting beds
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o 4stalls o tol lot with accessible surfacing e 4stalls
o 7 - henches e enhanced paving

e matching height California fan palms

1 paseo
o matching height palms

o enhanced paving at entry (o units

] CENTRAL DINING TERRACE
o bbq counter
o lables
e enhanced paving

| CENTRAL GATHERING AREA
o firepit
o huilt-in benches
o (awn with 2- benches

1 contraL paRK
o groyp dining terrace with bbg counter
o shade trellis at dining tables
fire pit with built-in benches
bocce ball court with synthetic lawn
shuffle board court with built-in benches
open play lawn

CONCEPTUAL LANDSCAPE PLAN

COSTA MESA, CA
OCTOBER 21, 2014
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(COOPERATIVE EXTENSION PUBLIGATION AND IS A GUIDE TO THE WATER NEEDS OF LANDSCAPE FLANTS,
UTILITY SCREENING NOTE:

P e e —
0 50° 100’ 150' 200' ( ‘ -..a‘

AL ASOVE GRADE UTILITIES TO BE SCREENED WITH PRIVET HEDGE (TYPIGAL).
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— MJS Design Group
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NORTH




b
—_— e e e Y Y S e D o

—

R NS

LU U T T W G WP S

POMONA AVENUE

WESTSIDE GATEWAY

i

e

WEST 17TH ST

s

LEGEND

ees=  ACCESSIBLE PEDESTRIAN CIRCULATION

>  BUILDING ENTRIES

PEDESTRIAN CIRCULATION EXHIBIT

P e — S —
0 50’ 100° 150° 200°

COSTA MESA, CA
OCTOBER 21, 2014

SCALE: 1" = 50"

NORTH

MJS Design Group
Cannery LoRts

507 30th Strest

Nawport Beach, CA 82863
(949) 675-0984




AL LTI ¢

PERSPECTIVE RENDERING- .
LOOKING SOUTH AT ENTRY ON 17TH SD-03

STREET
W-WP Westside Gateway Owner VI|, LLC
2201 Dupont Drive, Suite 700 Irvine, CA 92612
W E S T S | D E G AT E WAY WITHEE MALCOLM ARCHITECTS, LLP
COSTA MESA, CA

2251 West 190th Street Torrance, CA 80604
310 217.8885
withesmalcolm.com

WM JOB. B4003 .
DATE. 04,27 2015 a4
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PERSPECTIVE RENDERING-  S[D-04
LOOKING SOUTHEAST TOWARDS
WEST ENTRY

W-WP Westside Gateway Owner VI, LLC
2201 Dupont Drive, Suite 700 Irvine, CA 92612

WITHEE MALCOLM ARCHITECTS, LLP

2261 West 180th Street Torrance, CA 90504
310. 217. 8885 v
witheernalcolm.com I

WM JOB. B4003
DATE 04,27 2015 -



WESTSIDE GATEWAY

COSTA MESA, CA

PERSPECTIVE RENDERING-  SD-05
LOOKING SOUTH OVER
RESIDENTIAL PARK AREA

W-WP Westside Gateway Owner VI, LLC
2201 Dupont Drive, Suite 700 Irvine, CA 92612

WITHEE MALCOLM ARCHITECTS, LLP

2261 West 180th Street Torrance, CA 80504

310 217. BBBS 4"
witheemalcolm.com [
WM.JOB. B4003 ’

DATE. 04 27 2015 - !
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W-WP Westside Gateway Owner VI, LLC
2201 Dupont Drive, Suite 700 Irvine, CA 92612
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DAVIS INK LTD.

DAVIS 1661 SUPERIOR AVE,

COSTA MESA, CA 92627
PH: 949.723.0975 FAX: 949.723.0994

May 6, 2015

Dear Members of the Planning Commission:

My name is Sara Hernandez and | work for a local interior design firm &
retail showroom on Superior Ave. | am writing in support of the 177 unit
Westside Gateway project located on 17t Street. My colleagues and |
have been watching the changes occurring in the Westside and are very
excited with all the new business and growth that has occurred over the
past several years. We believe that the addition of the Westside Gateway
project will be a major improvement and help to continue to revitalization
of this area.

As our business is immediately adjacent to this development we have
followed this project with much interest and are extremely pleased with
the end result. Our portion of Superior Ave has undergone some of the
most dramatic changes in Costa Mesa and we believe and hope that this
will continue. The neighborhood is drastically improving with these
changes. We believe this will bring in more business opportunity and a
better overall demography to the area. This is definitely going to bring the
value of our area up significantly.

| hope that you will consider supporting this project.

Sincerely,

Sara Hernandez
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April 12, 2015
To the Costa Mesa Planning Commission:

As an active citizen in the Westside Costa Mesa Community, | am writing this
letter as personal support for the development of contemporary live-work

dwellings on the corner of 17th and Pomona.

Additionally, | appreciate the long-term health improvements that will be a by-
product of the development in terms of soil remediation, property clean up, and
the removal of the inherent risk of the long standing factory site.

As a fan of the neighboring Boathouse Coillective, | commend the development
for helping and supporting what Clayton Peterson and the Boathouse bring to our
neighborhood: a decade long vision of arts, music, and food culture in Costa
Mesa. | support this development as part of a mixed-use concept that promotes
open space, residential development, and the coexisting with the neighboring
small businesses that have been a part of West Side Costa Mesa for years.

| commend Westside Gateway in their efforts to engage the public in the planning
process and move toward a symbiotic relationship with the Boathouse Collective
and other surrounding businesses going forward.

Best regards,

(’;fécf &A‘ NN <
44%?’ ,éi‘ﬂfﬁfmz, S

/ po GCALpfTUS (N
(?/STA MEéA/C'A. qw2’7
9 (5.575- 4] %
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April 13, 2015

To whom it may concern,

As an active citizen in the Westside Costa Mesa Community, | am writing this
letter as personal support for the development of contemporary live-work
dwellings on the corner of 17th and Pomona.

| appreciate the long-term health improvements that will be achieved with the
overall development in terms of soil remediation, property clean up, and the
removal of the inherent danger that was present during the previous factory
on site.

From a commerce perspective, the Westside Gateway project has the
potential to be a value-added revitalization project for the city, adding new
residents to the Westside that will be living and working in the new
development. | support this development as part of a mix use concept that
promotes open space, sustainable residential development, coexisting with
the neighboring industrial areas and existing businesses.

As a fan of the neighboring Boathouse Collective, | commend the Westport
Gateway development for extending the use of the Parking lot and Container
Garden area to support Clayton Peterson and the Boathouse who have
supplied a decade long location for arts, music, food & culture in the Westside
of Costa Mesa...

Sincerely yours,

T VA
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April 13, 2015

To whom it may concern,

As an active citizen in the Westside Costa Mesa Community, | am writing this
letter as personal support for the development of contemporary live-work
dwellings on the corner of 17th and Pomona.

| appreciate the long-term health improvements that will be achieved with the
overall development in terms of soil remediation, property clean up, and the
removal of the inherent danger that was present during the previous factory
on site.

From a commerce perspective, the Westside Gateway project has the
potential to be a value-added revitalization project for the city, adding new
residents to the Westside that will be living and working in the new
development. | support this development as part of a mix use concept that
promotes open space, sustainable residential development, coexisting with
the neighboring industrial areas and existing businesses.

As a fan of the neighboring Boathouse Collective, | commend the Westport
Gateway development for extending the use of the Parking lot and Container
Garden area to support Clayton Peterson and the Boathouse who have
supplied a decade long location for arts, music, food & culture in the Westside
of Costa Mesa...

Sincerely yours, 1 P
10 6(’) C{ V@
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April 12, 2015
To the Costa Mesa Planning Commission:

As an active citizen in the Westside Costa Mesa Community, | am writing this
letter as personal support for the development of contemporary live-work
dwellings on the corner of 17th and Pomona.

Additionally, | appreciate the long-term health improvements that will be a by-
product of the development in terms of soil remediation, property clean up, and
the removal of the inherent risk of the long standing factory site.

As a fan of the neighboring Boathouse Collective, | commend the development
for helping and supporting what Clayton Peterson and the Boathouse bring to our
neighborhood: a decade long vision of arts, music, and food culture in Costa
Mesa. | support this development as part of a mixed-use concept that promotes
open space, residential development, and the coexisting with the neighboring
small businesses that have been a part of West Side Costa Mesa for years.

| commend Westside Gateway in their efforts to engage the public in the planning
process and move toward a symbiotic relationship with the Boathouse Collective
and other surrounding businesses going forward.

Best regards,
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April 12, 2015
To the Costa Mesa Planning Commission:

As an active citizen in the Westside Costa Mesa Community, | am writing this
letter as personal support for the development of contemporary live-work

dwellings on the corner of 17th and Pomona.

Additionally, | appreciate the long-term health improvements that will be a by-
product of the development in terms of soil remediation, property clean up, and
the removal of the inherent risk of the long standing factory site.

As a fan of the neighboring Boathouse Collective, | commend the development
for helping and supporting what Clayton Peterson and the Boathouse bring to our
neighborhood: a decade long vision of arts, music, and food culture in Costa
Mesa. | support this development as part of a mixed-use concept that promotes
open space, residential development, and the coexisting with the neighboring
small businesses that have been a part of West Side Costa Mesa for years.

| commend Westside Gateway in their efforts to engage the public in the planning
process and move toward a symbiotic relationship with the Boathouse Collective
and other surrounding businesses going forward.

Best regards,
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April 12, 2015
To the Costa Mesa Planning Commission:

As an active citizen in the Westside Costa Mesa Community, | am writing this
letter as personal support for the development of contemporary live-work
dwellings on the corner of 17th and Pomona.

Additionally, | appreciate the long-term health improvements that will be a by-
product of the development in terms of soil remediation, property clean up, and
the removal of the inherent risk of the long standing factory site.

As a fan of the neighboring Boathouse Collective, | commend the development
for helping and supporting what Clayton Peterson and the Boathouse bring to our
neighborhood: a decade long vision of arts, music, and food culture in Costa
Mesa. | support this development as part of a mixed-use concept that promotes
open space, residential development, and the coexisting with the neighboring
small businesses that have been a part of West Side Costa Mesa for years.

| commend Westside Gateway in their efforts to engage the public in the planning
process and move toward a symbiotic relationship with the Boathouse Collective
and other surrounding businesses going forward.

Best regards,
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April 23, 2015

To whom it may concern,

As an active citizen in the Westside Costa Mesa Community, | am writing this
letter in support for the development of contemporary, live-work dwellings on
the corner of 17th and Pomona.

| appreciate the long-term health improvements that will be achieved with the
overall development, in terms of soil remediation, property clean up, and the
removal of the inherent danger that was present during the previous factory
on site.

From a commerce perspective, the Westside Gateway development has the
potential to be a value-added revitalization project for the city, adding new
residents to the Westside that will be living and working in the new
development. | support this development as part of a mix use concept that
promotes open space, sustainable residential dwellings that coexist within the
neighboring industrial area and existing businesses.

As a big fan of the neighboring Boathouse Collective, | commend Westport
properties for working with the Boathouse to extend the use of the leased
parking lot and Container Garden area while in the pre-development process.
| will continue to support this development project as long as it does not affect
the future of significant locations like the Boathouse Collective, who have
pioneered the industrial Westside of Costa Mesa, fulfilling a decade long
vision of an arts, music, food & culture gathering place for surrounding
communities.

Sincerely yours,
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April 25, 2015

To whom it may concern,

As an active citizen in the Westside Costa Mesa Community, | am writing this
letter in support for the development of contemporary, live-work dwellings on
the corner of 17th and Pomona.

| appreciate the long-term health improvements that will be achieved with the
overall development, in terms of soil remediation, property clean up, and the
removal of the inherent danger that was present during the previous factory
on site.

From a commerce perspective, the Westside Gateway development has the
potential to be a value-added revitalization project for the city, adding new
residents to the Westside that will be living and working in the new
development. | support this development as part of a mix use concept that
promotes open space, sustainable residential dwellings that coexist within the
neighboring industrial area and existing businesses.

As a big fan of the neighboring Boathouse Collective, | commend Westport
properties for working with the Boathouse to extend the use of the leased
parking lot and Container Garden area while in the pre-development process.
I will continue to support this development project as long as it does not affect
the future of significant locations like the Boathouse Collective, who have
pioneered the industrial Westside of Costa Mesa, fulfilling a decade long
vision of an arts, music, food & culture gathering place for surrounding
communities.

Sincerely yours,
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April 23, 2015

To whom it may concern,

As an active citizen in the Westside Costa Mesa Community, | am writing this
letter in support for the development of contemporary, live-work dwellings on
the corner of 17th and Pomona.

| appreciate the long-term health improvements that will be achieved with the
overall development, in terms of soil remediation, property clean up, and the
removal of the inherent danger that was present during the previous factory
on site.

From a commerce perspective, the Westside Gateway development has the
potential to be a value-added revitalization project for the city, adding new
residents to the Westside that will be living and working in the new
development. | support this development as part of a mix use concept that
promotes open space, sustainable residential dwellings that coexist within the
neighboring industrial area and existing businesses.

As a big fan of the neighboring Boathouse Collective, | commend Westport
properties for working with the Boathouse to extend the use of the leased
parking lot and Container Garden area while in the pre-development process.
| will continue to support this development project as long as it does not affect
the future of significant locations like the Boathouse Collective, who have
pioneered the industrial Westside of Costa Mesa, fulfilling a decade long
vision of an arts, music, food & culture gathering place for surrounding
communities.

Sincerely yours,
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April 23, 2015

To whom it may concern,

As an active citizen in the Westside Costa Mesa Community, | am writing this
letter in support for thg_ole_ﬂg_nlemof contemporary, live-work dwellings on
the corner of 17th and Pomona.

| appreciate the long-term health improvements that will be achieved with the
overall development, in terms of soil remediation, property clean up, and the
removal of the inherent danger that was present during the previous factory
on site.

From a commerce perspective, the Westside Gateway development has the
potential to be a value-added revitalization project for the city, adding new
residents to the Westside that will be living and working in the new
development. | support this development as part of a mix use concept that
promotes open space, sustainable residential dwellings that coexist within the
neighboring industrial area and existing businesses.

As a big fan of the neighboring Boathouse Collective, | commend Westport
properties for working with the Boathouse to extend the use of the leased
parking lot and Container Garden area while in the pre-development process.
| will continue to support this development project as long as it does not affect
the future of significant locations like the Boathouse Collective, who have
pioneered the industrial Westside of Costa Mesa, fulfilling a decade long
vision of an arts, music, food & culture gathering place for surrounding
communities.

Sincerely yours,
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April 23, 2015

To whom it may concern,

As an active citizen in the Westside Costa Mesa Community, | am writing this
letter in support for the development of contemporary, live-work dwellings on
the corner of 17th and Pomona.

| appreciate the long-term health improvements that will be achieved with the
overall development, in terms of soil remediation, property clean up, and the

removal of the inherent danger that was present during the previous factory
on site.

From a commerce perspective, the Westside Gateway development has the
potential to be a value-added revitalization project for the city, adding new
residents to the Westside that will be living and working in the new
development. | support this development as part of a mix use concept that
promotes open space, sustainable residential dwellings that coexist within the
neighboring industrial area and existing businesses.

As a big fan of the neighboring Boathouse Collective, | commend Westport
properties for working with the Boathouse to extend the use of the leased
parking lot and Container Garden area while in the pre-development process.
| will continue to support this development project as long as it does not affect
the future of significant locations like the Boathouse Collective, who have
pioneered the industrial Westside of Costa Mesa, fulfilling a decade long
vision of an arts, music, food & culture gathering place for surrounding
communities.

Sincerely yours,
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April 23, 2015

To whom it may concern,

As an active citizen in the Westside Costa Mesa Community, | am writing this
letter in support for the development of contemporary, live-work dwellings on
the corner of 17th and Pomona.

| appreciate the long-term health improvements that will be achieved with the
overall development, in terms of soil remediation, property clean up, and the

removal of the inherent danger that was present during the previous factory
on site.

From a commerce perspective, the Westside Gateway development has the
potential to be a value-added revitalization project for the city, adding new
residents to the Westside that will be living and working in the new
development. | support this development as part of a mix use concept that
promotes open space, sustainable residential dwellings that coexist within the
neighboring industrial area and existing businesses.

As a big fan of the neighboring Boathouse Collective, | commend Westport
properties for working with the Boathouse to extend the use of the leased
parking lot and Container Garden area while in the pre-development process.
| will continue to support this development project as long as it does not affect
the future of significant locations like the Boathouse Collective, who have
pioneered the industrial Westside of Costa Mesa, fulfilling a decade long
vision of an arts, music, food & culture gathering place for surrounding
communities.

Sincerely yours,
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April 23, 2015

To whom it may concern,

As an active citizen in the Westside Costa Mesa Community, | am writing this
letter in support for the development of contemporary, live-work dwellings on
the corner of 17th and Pomona.

| appreciate the long-term health improvements that will be achieved with the
overall development, in terms of soil remediation, property clean up, and the
removal of the inherent danger that was present during the previous factory
on site.

From a commerce perspective, the Westside Gateway development has the
potential to be a value-added revitalization project for the city, adding new
residents to the Westside that will be living and working in the new
development. | support this development as part of a mix use concept that
promotes open space, sustainable residential dwellings that coexist within the
neighboring industrial area and existing businesses.

As a big fan of the neighboring Boathouse Collective, | commend Westport
properties for working with the Boathouse to extend the use of the leased
parking lot and Container Garden area while in the pre-development process.
| will continue to support this development project as long as it does not affect
the future of significant locations like the Boathouse Collective, who have
pioneered the industrial Westside of Costa Mesa, fulfilling a decade long
vision of an arts, music, food & culture gathering place for surrounding
communities.

Sincerely yours,
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April 23, 2015

To whom it may concern,

As an active citizen in the Westside Costa Mesa Community, | am writing this
letter in support for the development of contemporary, live-work dwellings on
the corner of 17th and Pomona.

| appreciate the long-term health improvements that will be achieved with the
overall development, in terms of soil remediation, property clean up, and the

removal of the inherent danger that was present during the previous factory
on site.

From a commerce perspective, the Westside Gateway development has the
potential to be a value-added revitalization project for the city, adding new
residents to the Westside that will be living and working in the new
development. | support this development as part of a mix use concept that
promotes open space, sustainable residential dwellings that coexist within the
neighboring industrial area and existing businesses.

As a big fan of the neighboring Boathouse Collective, | commend Westport
properties for working with the Boathouse to extend the use of the leased
parking lot and Container Garden area while in the pre-development process.
| will continue to support this development project as long as it does not affect
the future of significant locations like the Boathouse Collective, who have
pioneered the industrial Westside of Costa Mesa, fulfilling a decade long
vision of an arts, music, food & culture gathering place for surrounding
communities.

Sincerely yours,
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April 23, 2015

To whom it may concern,

As an active citizen in the Westside Costa Mesa Community, | am writing this
letter in support for the development of contemporary, live-work dwellings on
the corner of 17th and Pomona.

| appreciate the long-term health improvements that will be achieved with the
overall development, in terms of soil remediation, property clean up, and the
removal of the inherent danger that was present during the previous factory
on site.

From a commerce perspective, the Westside Gateway development has the
potential to be a value-added revitalization project for the city, adding new
residents to the Westside that will be living and working in the new
development. | support this development as part of a mix use concept that
promotes open space, sustainable residential dwellings that coexist within the
neighboring industrial area and existing businesses.

As a big fan of the neighboring Boathouse Collective, | commend Westport
properties for working with the Boathouse to extend the use of the leased
parking lot and Container Garden area while in the pre-development process.
| will continue to support this development project as long as it does not affect
the future of significant locations like the Boathouse Collective, who have
pioneered the industrial Westside of Costa Mesa, fulfilling a decade long
vision of an arts, music, food & culture gathering place for surrounding
communities.

Sincerely yours,
¢ M
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April 23, 2015

To whom it may concern,

As an active citizen in the Westside Costa Mesa Community, | am writing this
letter in support for the development of contemporary, live-work dwellings on
the corner of 17th and Pomona.

| appreciate the long-term health improvements that will be achieved with the
overall development, in terms of soil remediation, property clean up, and the
removal of the inherent danger that was present during the previous factory
on site.

From a commerce perspective, the Westside Gateway development has the
potential to be a value-added revitalization project for the city, adding new
residents to the Westside that will be living and working in the new
development. | support this development as part of a mix use concept that
promotes open space, sustainable residential dwellings that coexist within the
neighboring industrial area and existing businesses.

As a big fan of the neighboring Boathouse Collective, | commend Westport
properties for working with the Boathouse to extend the use of the leased
parking lot and Container Garden area while in the pre-development process.
| will continue to support this development project as long as it does not affect
the future of significant locations like the Boathouse Collective, who have
pioneered the industrial Westside of Costa Mesa, fulfilling a decade long
vision of an arts, music, food & culture gathering place for surrounding
communities.
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Sincerely yours,




PR-

April 23, 2015

To whom it may concern,

As an active citizen in the Westside Costa Mesa Community, | am writing this
letter in support for the development of contemporary, live-work dwellings on
the corner of 17th and Pomona.

| appreciate the long-term health improvements that will be achieved with the
overall development, in terms of soil remediation, property clean up, and the
removal of the inherent danger that was present during the previous factory
on site.

From a commerce perspective, the Westside Gateway development has the
potential to be a value-added revitalization project for the city, adding new
residents to the Westside that will be living and working in the new
development. | support this development as part of a mix use concept that
promotes open space, sustainable residential dwellings that coexist within the
neighboring industrial area and existing businesses.

As a big fan of the neighboring Boathouse Collective, | commend Westport
properties for working with the Boathouse to extend the use of the leased
parking lot and Container Garden area while in the pre-development process.
I will continue to support this development project as long as it does not affect
the future of significant locations like the Boathouse Collective, who have
pioneered the industrial Westside of Costa Mesa, fulfilling a decade long
vision of an arts, music, food & cuiture gathering place for surrounding
communities.

Sincerely yoursy
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April 23, 2015

To whom it may concern,

As an active citizen in the Westside Costa Mesa Community, | am writing this

letter in support for the development of contemporary, live-work dwellings on
the corner of 17th and Pomona.

| appreciate the long-term heaith improvements that will be achieved with the
overall development, in terms of soil remediation, property clean up, and the
removal of the inherent danger that was present during the previous factory
on site.

From a commerce perspective, the Westside Gateway development has the
potential to be a value-added revitalization project for the city, adding new
residents to the Westside that will be living and working in the new
development. | support this development as part of a mix use concept that
promotes open space, sustainable residential dwellings that coexist within the
neighboring industrial area and existing businesses.

As a big fan of the neighboring Boathouse Collective, | commend Westport
properties for working with the Boathouse to extend the use of the leased
parking lot and Container Garden area while in the pre-development process.
| will continue to support this development project as long as it does not affect
the future of significant locations like the Boathouse Collective, who have
pioneered the industrial Westside of Costa Mesa, fulfilling a decade long
vision of an arts, music, food & culture gathering place for surrounding
communities.

Sincerely yours,
Chelsen Beapormar—

M
394 Waspor blr

a
Ww?w/f' [?(5‘(,2“‘0

(799) 47~ 6576



PH-4

April 23, 2015

To whom it may concern,

As an active citizen in the Westside Costa Mesa Community, | am writing this
letter in support for the development of contemporary, live-work dwellings on
the corner of 17th and Pomona.

| appreciate the long-term health improvements that will be achieved with the
overall development, in terms of soil remediation, property clean up, and the
removal of the inherent danger that was present during the previous factory
on site.

From a commerce perspective, the Westside Gateway development has the
potential to be a value-added revitalization project for the city, adding new
residents to the Westside that will be living and working in the new
development. | support this development as part of a mix use concept that
promotes open space, sustainable residential dwellings that coexist within the
neighboring industrial area and existing businesses.

As a big fan of the neighboring Boathouse Collective, | commend Westport
properties for working with the Boathouse to extend the use of the leased
parking lot and Container Garden area while in the pre-development process.
| will continue to support this development project as long as it does not affect
the future of significant locations like the Boathouse Collective, who have
pioneered the industrial Westside of Costa Mesa, fulfilling a decade long
vision of an arts, music, food & cuiture gathering place for surrounding
communities.

Sincerely yours,
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April 25, 2015

To whom it may concern,

As an active citizen in the Westside Costa Mesa Community, | am writing this
letter in support for the development of contemporary, live-work dwellings on
the corner of 17th and Pomona.

| appreciate the long-term health improvements that will be achieved with the
overall development, in terms of soil remediation, property clean up, and the
removal of the inherent danger that was present during the previous factory
on site.

From a commerce perspective, the Westside Gateway development has the
potential to be a value-added revitalization project for the city, adding new
residents to the Westside that will be living and working in the new
development. | support this development as part of a mix use concept that
promotes open space, sustainable residential dwellings that coexist within the
neighboring industrial area and existing businesses.

As a big fan of the neighboring Boathouse Collective, | commend Westport
properties for working with the Boathouse to extend the use of the leased
parking lot and Container Garden area while in the pre-development process.
| will continue to support this development project as long as it does not affect
the future of significant locations like the Boathouse Collective, who have
pioneered the industrial Westside of Costa Mesa, fulfilling a decade long
vision of an arts, music, food & culture gathering place for surrounding
communities.

Sincerely yours,
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May 6, 2015 PH"'{

Costa Mesa City Council
77 Fair Drive

Costa Mesa, CA 92627

Re: Westside Gateway Project

t wanted 1o voice my approval of the pending development of the Westside Gateway project
located on 17% Street near Newport Boulevard. After hearing a great many details on the
current site and proposed redevelopment while at dinner with several other local couples, |
felt compelled to notify the city of what | see are a great many benefits to local residents.

Being a 32-year old, recent transplant to Costa Mesa, | frel as though | am the prototypical
person to whom would be drawn to this new developmaent, should the plan be approved.
When | was looking to purchase my first home after being married 3 years ago, my wife and
| explored neighborhoods ranging from Long Beach to Laguna Beach and everything in
between. Having also just Anished my Masters Degree. moaey was the biggest tssue that
affected the decizion on where to buy, followed closely by neighborhood, schools, and
proximity to work. To be completely honest, if | had my way, we would not have bougin the
house we currently live in hete in Costa Mesa. (n fact, we would not live in Costa Mesa at all.
| thought that the property values here didn't justify the small sacrifice that an extra 10 or
even 20 minutes of commuting would solve. Buying in Huntington of Long Beach would
have allowed us to purchase a [ar newer, bigger, and further upgraded home. However, as
within many marriages, | lost the battle and here we are!

To that end. and especially when coupled with the metecric rise in home prices in the area
over the past three years, | feel a3 though many families such as ourselves are now truly
priced out of much of Costa Mesa. Each day, | am hearing of more and more of cur friends
who had rented in Newport/Costa Mesa for the first few years, moving into Huntington
Beach, irvine, and South Orange County because they are being priced out of our market. I
we are truly trying to build a community in Costa Mesa, we need to offer newly developed
intermedistely priced housing for people in the 25-35 age bracket loaking to become first
time homeowners, as they are ultimately going 10 shape the future of the city both
economically, politically, and culturally. | would hate 1o see more good people choose to
leave simply because of a lack of homes in the range typical for first time homecwners

Thank you all for taking the time to consider my opinions as it relates to the Westside

Gateway project. | appreciate all of your hard work on behalf of familes like mine who are
hoping that Costa Mesa can continue to thrive under your watch for genersions to come.

Best,
Brian Gooding

1603 Sea Horse Circle
Casta Mesa, CA 92927
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April 12, 2015

To whom it may concern,

As an active citizen in the Westside Costa Mesa Community, | am writing this
letter as personal support for the development of contemporary live-work
dwellings on the corner of 17th and Pomona.

| appreciate the long-term health improvements that will be achieved with the
overall development in terms of soil remediation, property clean up, and the
removal of the inherent danger that was present during the previous factory
on site.

From a commerce perspective, the Westside Gateway project has the
potential to be a value-added revitalization project for the city, adding new
residents to the Westside that will be living and working in the new
development. | support this development as part of a mix use concept that
promotes open space, sustainable residential development, coexisting with
the neighboring industrial areas and existing businesses.

As a fan of the neighboring Boathouse Collective, | commend the Westport
Gateway development for extending the use of the Parking lot and Container
Garden area to support CTayton Peterson and the Boathouse who have
supplied a decade long location for arts, music, food & culture in the Westside
of Costa Mesa.

Sincerely yours,

1 . .// ﬁr |
Lauri Fischer .
949-300-5908
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April 12, 2015
To the Costa Mesa Planning Commission:

As an active citizen in the Westside Costa Mesa Community, | am writing this
letter as personal support for the development of contemporary live-work
dwellings on the corner of 17th and Pomona.

Additionally, | appreciate the long-term health improvements that will be a by-
product of the development in terms of soil remediation, property clean up, and
the removal of the inherent risk of the long standing factory site.

As a fan of the neighboring Boathouse Collective, | commend the development
for helping and supporting what Clayton Peterson and the Boathouse bring to our
neighborhood: a decade long vision of arts, music, and food culture in Costa
Mesa. | support this development as part of a mixed-use concept that promotes
open space, residential development, and the coexisting with the neighboring
small businesses that have been a part of West Side Costa Mesa for years.

| commend Westside Gateway in their efforts to engage the public in the planning
process and move toward a symbiotic relationship with the Boathouse Collective
and other surrounding businesses going forward.

Best regards,
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April 12, 2015
To the Costa Mesa Planning Commission:

As an active citizen in the Westside Costa Mesa Community, | am writing this
letter as personal support for the development of contemporary live-work
dwellings on the corner of 17th and Pomona.

Additionally, | appreciate the long-term heaith improvements that will be a by-
product of the development in terms of soil remediation, property clean up, and
the removal of the inherent risk of the long standing factory site.

As a fan of the neighboring Boathouse Collective, | commend the development
for helping and supporting what Clayton Peterson and the Boathouse bring to our
neighborhood: a decade long vision of arts, music, and food culture in Costa
Mesa. | support this development as part of a mixed-use concept that promotes
open space, residential development, and the coexisting with the neighboring
small businesses that have been a part of West Side Costa Mesa for years.

| commend Westside Gateway in their efforts to engage the public in the planning
process and move toward a symbiotic relationship with the Boathouse Collective
and other surrounding businesses going forward.

Natalie Hall
(A49) U422-6929
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April 12, 2015
To the Costa Mesa Planning Commission:

As an active citizen in the Westside Costa Mesa Community, | am writing this
letter as personal support for the development of contemporary live-work
dwellings on the corner of 17th and Pomona.

Additionally, | appreciate the long-term health improvements that will be a by-
product of the development in terms of soil remediation, property clean up, and
the removal of the inherent risk of the long standing factory site.

As a fan of the neighboring Boathouse Collective, | commend the development
for helping and supporting what Clayton Peterson and the Boathouse bring to our
neighborhood: a decade long vision of arts, music, and food culture in Costa
Mesa. | support this development as part of a mixed-use concept that promotes
open space, residential development, and the coexisting with the neighboring
small businesses that have been a part of West Side Costa Mesa for years.

| commend Westside Gateway in their efforts to engage the public in the planning
process and move toward a symbiotic relationship with the Boathouse Collective
and other surrounding businesses going forward.

Best regards, * -

St e
Stephoue Baldikosky
449217 340l
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April 13, 2015
To whom it may concern:

As an active citizen in the Westside Costa Mesa Community, | am writing this
letter as personal support for the development of contemporary live-work
dwellings on the corner of 17th and Pomona.

As a fan of the neighboring Boathouse Collective, | commend the development
for helping and supporting what Clayton Peterson and the Boathouse bring to our
neighborhood: a decade long vision of arts, music, and food culture in Costa
Mesa. | support this development as part of a mixed-use concept that promotes
open space, residential development, and the coexisting with the neighboring
small businesses that have been a part of West Side Costa Mesa for years.

| commend Westside Gateway in their efforts to engage the public in the planning
process and move toward a symbiotic relationship with the Boathouse Collective
and other surrounding businesses going forward.

Additionally, | appreciate the long-term health improvements that will be a by-
product of the development in terms of soil remediation, property clean up, and
the removal of the inherent risk of the long standing factory site.

A

Best regards, ~ -~

.r'/ _ , :
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April 13, 2015

To whom it may concern:

As an active citizen in the Westside Costa Mesa Community, | am writing this
letter as personal support for the development of contemporary live-work
dwellings on the corner of 17th and Pomona.

As a fan of the neighboring Boathouse Collective, | commend the development
for helping and supporting what Clayton Peterson and the Boathouse bring to our
neighborhood: a decade long vision of arts, music, and food culture in Costa
Mesa. | support this development as part of a mixed-use concept that promotes
open space, residential development, and the coexisting with the neighboring
small businesses that have been a part of West Side Costa Mesa for years.

| commend Westside Gateway in their efforts to engage the public in the planning
process and move toward a symbiotic relationship with the Boathouse Collective
and other surrounding businesses going forward.

Additionally, | appreciate the long-term health improvements that will be a by-
product of the development in terms of soil remediation, property clean up, and
the removal of the inherent risk of the long standing factory site.

P

Best regards, ~ -
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April 13, 2015
To whom it may concern:

As an active citizen in the Westside Costa Mesa Community, | am writing this
letter as personal support for the development of contemporary live-work
dwellings on the corner of 17th and Pomona.

As a fan of the neighboring Boathouse Collective, | commend the development
for helping and supporting what Clayton Peterson and the Boathouse bring to our
neighborhood: a decade long vision of arts, music, and food culture in Costa
Mesa. | support this development as part of a mixed-use concept that promotes
open space, residential development, and the coexisting with the neighboring
small businesses that have been a part of West Side Costa Mesa for years.

| commend Westside Gateway in their efforts to engage the public in the planning
process and move toward a symbiotic relationship with the Boathouse Collective
and other surrounding businesses going forward.

Additionally, | appreciate the long-term health improvements that will be a by-
product of the development in terms of soil remediation, property clean up, and
the removal of the inherent risk of the long standing factory site.

Best regard:/Q; -
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April 12, 2015
To the Costa Mesa Planning Commission:

As an active citizen in the Westside Costa Mesa Community, | am writing this
letter as personal support for the development of contemporary live-work
dwellings on the corner of 17th and Pomona.

Additionally, | appreciate the long-term health improverﬁents that will be a by-
product of the development in terms of soil remediation, property clean up, and
the removal of the inherent risk of the long standing factory site.

As a fan of the neighboring Boathouse Collective, | commend the development
for helping and supporting what Clayton Peterson and the Boathouse bring to our
neighborhood: a decade long vision of arts, music, and food culture in Costa
Mesa. | support this development as part of a mixed-use concept that promotes
open space, residential development, and the coexisting with the neighboring
small businesses that have been a part of West Side Costa Mesa for years.

| commend Westside Gateway in their efforts to engage the public in the planning
process and move toward a symbiotic relationship with the Boathouse Collective
and other surrounding businesses going forward.

A

Best regards, -

CostamMesa, dh 2eZe
N4 - 185 -65 €5



April 12, 2015
To the Costa Mesa Planning Commission:

As an active citizen in the Westside Costa Mesa Community, | am writing this
letter as personal support for the development of contemporary live-work
dwellings on the corner of 17th and Pomona.

Additionally, | appreciate the long-term health improvements that will be a by-
product of the development in terms of soil remediation, property clean up, and
the removal of the inherent risk of the long standing factory site.

As a fan of the neighboring Boathouse Collective, | commend the development
for helping and supporting what Clayton Peterson and the Boathouse bring to our
neighborhood: a decade long vision of arts, music, and food culture in Costa
Mesa. | support this development as part of a mixed-use concept that promotes
open space, residential development, and the coexisting with the neighboring
small businesses that have been a part of West Side Costa Mesa for years.

| commend Westside Gateway in their efforts to engage the public in the planning
process and move toward a symbiotic relationship with the Boathouse Collective
and other surrounding businesses going forward.

A

Best regards, ks
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April 12, 2015
To the Costa Mesa Planning Commission:

As an active citizen in the Westside Costa Mesa Community, | am writing this
letter as personal support for the development of contemporary live-work
dwellings on the corner of 17th and Pomona.

Additionally, | appreciate the long-term health improvements that will be a by-
product of the development in terms of soil remediation, property clean up, and
the removal of the inherent risk of the long standing factory site.

As a fan of the neighboring Boathouse Collective, | commend the development
for helping and supporting what Clayton Peterson and the Boathouse bring to our
neighborhood: a decade long vision of arts, music, and food culture in Costa
Mesa. | support this development as part of a mixed-use concept that promotes
open space, residential development, and the coexisting with the neighboring
small businesses that have been a part of West Side Costa Mesa for years.

| commend Westside Gateway in their efforts to engage the public in the planning
process and move toward a symbiotic relationship with the Boathouse Collective
and other surrounding businesses going forward.

P

Best regards, o
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April 14, 2015

To the Costa Mesa Planning Commission:

As an active citizen in the Westside Costa Mesa Community, | am writing this
letter as personal support for the development of contemporary live-work
dwellings on the corner of 17th and Pomona.

As a fan of the neighboring Boathouse Collective, | commend the development
for helping and supporting what Clayton Peterson and the Boathouse bring to our
neighborhood: a decade long vision of arts, music, and food culture in Costa
Mesa. | support this development as part of a mixed-use concept that promotes
open space, residential development, and the coexisting with the neighboring
small businesses that have been a part of West Side Costa Mesa for years.

| commend Westside Gateway in their efforts to engage the public in the planning
process and move toward a symbiotic relationship with the Boathouse Collective
and other surrounding businesses going forward.

Additionally, | appreciate the long-term health improvements that will be a by-
product of the development in terms of scil remediation, property clean up, and
the removal of the inhere‘nt risk of the long standing factory site.

Best regards,

Melinda Hovee-Harlan

Nride Hovees Hpatom—



P-4

April 10, 2015

To whom it may concern,

As an active citizen in the Westside Costa Mesa Community, | am writing this
letter as personal support for the development of contemporary, live-work
dwellings on the corner of 17th and Pomona.

| appreciate the long-term health improvements that will be achieved with the
overall development, in terms of soil remediation, property clean up, and the
removal of the inherent danger that was present during the previous factory
on site.

From a commerce perspective, the Westside Gateway development has the
potential to be a value-added revitalization project for the city, adding new
residents to the Westside that will be living and working in the new
development. | support this development as part of a mix use concept that
promotes open space, sustainable residential dwellings that coexist within the
neighboring industrial area and existing businesses.

As a big fan of the neighboring Boathouse Collective, | commend Westport
properties for working with the Boathouse to extend the use of the leased
Parking lot and Container Garden area while in the pre-development process.
| will continue to support this development project as long as it does not affect
the future of significant locations like the Boathouse Collective, who have
pioneered the industrial Westside of Costa Mesa, providing a decade long
location for arts, music, food & culture to the surrounding communities.

Sincerely yours,
Chinnl Roboerdos

Cheryl' Roberts



May 8, 2015

City of Costa Mesa
77 Fair Drive
Costa Mesa, CA 92626

Subject: Westside Gateway 176 Unit Live/Work Development
671 W. 17t Street, Costa Mesa, CA 92627

To Whom It May Concern:

I am writing in support of the proposed Westside Gateway project on 17" Street in west Costa Mesa. My
wife and I have lived in Costa Mesa with our two children for several years and have witnessed the
progression of the city first hand. We enjoy the vibrant culture that has sprung up in the 17t
Street/Newport Blvd. corridor in recent years, including the creative and diverse restaurants, small
specialty businesses and nightlife. We feel that the proposed project is the perfect fit for the area and will
add to the Costa Mesa community.

As young professionals, my wife and | are acutely aware of the time constraints involved with working
and starting a family. With our limited time, it is wonderful to have so many amenities within walking
distance. We feel that the 17% Street/Newport Blvd. corridor is the heartbeat of Costa Mesa. This
centralized focus combined with the live/work design of the proposed project will only add to this
exciting area of our community by attracting young professionals, new small businesses, business owners
and their employees.

Finally, in Orange County and especially in Costa Mesa, our great resource is the land. We feel that this
under-utilized piece of industrial land could be repurposed to better serve the community. It is time to
treat this site with the respect that it deserves. My understanding is that the developer will spend millions
of dollars to clean up the environmental contamination that was left behind as a result of its former
industrial use. This is a tremendous opportunity for the residents of Costa Mesa to have such an
expensive and important endeavor undertaken by a private entity.

As a Costa Mesa resident, I am hopeful that Costa Mesa will continue to progress and reach its full
potential. My wife and I both feel that the proposed project will be another step in the right direction.
The project will increase property values in the area and attract young professionals and new businesses,
directly resulting in an influx of spending in the community. I urge the city officials to approve Westside
Gateway project.

Sincerely,

Ryan Lindsey
2076 Orange Avenue
Costa Mesa, CA 92627



May 8, 2015

City of Costa Mesa
77 Fair Drive
Costa Mesa, CA 92626

To Whom It May Concern:

I support the proposed Westside Gateway project on 17" Street in Costa Mesa. 1 have lived in
Costa Mesa for a few years and have enjoyed being a part of the community. As a young
professional, it is sometimes difficult to balance work with social life. However, the influx of new
restaurants and other small businesses in Costa Mesa, as well as the proximity to the beach have
allowed me maximize my free time while also focusing on my career. For these same reasons, the
live/work design of the proposed project will attract other young professionals and new businesses,
further enriching our community. Further, repurposing an under-utilized and run-down industrial
site will increase property values in the vicinity of the project and the tax base for the City. The
proposed project is the perfect fit for the area and 1 encourage the City to approve the project.

Sineerely,

U oC - /@M Wi
Richard Rossman

203 Rose Lane

Costa Mesa, CA 92627



5/8/15

Attn: City of Costa Mesa

Re: Westside Gateway

My name is Sherry Lowenstein and | am writing this letter in support of the proposed
new development Westside Gateway. | am a 30 yr old Senior Account Manager at
Arista National Title located on Hutton Centre Dr in Santa Ana and | currently live in

Los Angeles and have the dissatisfaction of making the long commute every day. |
recently got married and my husband and | have been searching for a home in Costa
Mesa and Newport Beach for quite some time without any success. Home prices are
quite high and the quality of what you get these days is tough to rationalize. When we
heard about the live work residences of Westside Gateway we realized there is still
hope to make the move into a new, clean, and stylish property within walking distance
to Trader Joes, restaurants, the beach, and parks. Our intention is to start a family
soon and the fact these homes have access to Newport Mesa Unified School District is

just the home we have been looking for our soon to be growing family.

Thank you for reading my letter of support and | am looking forward to relocating to

your lovely community one day.

818-451-6004



Alex Vilgertshofer Design p\,\ . Lk
049-307-6922 // Avilg.com

To: City of Costa Mesa

My name is Alex Vilgertshofer and | am writing this letter in support of the Westside
Gateway project. | think this project would be very good for the City of Costa Mesa
because it would bring more live/work properties. | am a designer who works from
home and the proposed location would be perfect for a live work situation for a young
professional like my self.

Beyond my personal interest; creating new development for residents vs a jet fuel
facility in this area will be beneficial from a civil engineering and environmental
standpoint. Bring in 21st century design attracting new small business’ and home
owners will be very positive for the surrounding neighbors and the

community as a whole.

Thank You & Regards,

/

Alexander Vilgertshofer
219 Broadway
Costa Mesa CA, 92627



May 8, 2015
Subject: Westside Gateway Redevelopment Project — Costa Mesa, CA

To whom it may concern:

This letter is in response to the proposed redevelopment known as the Westside Gateway Project being
presented to the Planning Commission for approval on May 11th. I’d like to voice my strong support for
this project as a long time Costa Mesa resident, hopeful homebuyer, & as a 10 year professional in the
construction industry.

I’m 33 years old and have lived in the Newport / Costa Mesa area since | graduated college in 2003. The
transformation & revitalization I’ve seen in Eastside Costa Mesa over the past 10 years has been
incredible, however I’m in the unfortunate position that there simply aren’t affordable homes in this area
I’ve grown to love that would allow me to continue living here as an actual home owner. When I learned
of the Mesa Bluffs Urban Plan and the provisions that have been made to convert industrial properties to
residential zoning in the Westside of Costa Mesa, I was highly encouraged. Needless to say, I'm excited
to see this plan finally gaining some headway where there will be affordable housing available in this
dynamic area.

On that note, 1 believe this redevelopment will help enhance the overall brand that has come to
characterize the 17" street corridor and the proposed work / live environment seems like it will greatly
add to this already vibrant community. For a first time homebuyer who is looking for all the basic
amenities within a mile radius (shops, restaurants, beach access, etc.), this is an ideal location.
Furthermore, the concept of having a work space available within that same sphere is ideal for many
young professionals such as myself who’s work lives don’t revolve around a typical 9-5 day at the office.

Aside from the immediate selling points this project presents for me personally, there appear to be many
benefits the community will draw from this redevelopment effort as well. Not only is this project funding
the remediation of an environmentally contaminated site, but it’s also funding new infrastructure for the
City of Costa Mesa such as public parks, drainage and street improvements. These are all strong selling
points for a resident looking to make this city my permanent home.

Lastly, as a construction professional it’s always good to see new development as it relates to job
creation. This project is sure to create hundreds of new jobs for designers, consultants and construction
workers alike. Though some might argue these are only temporary jobs, I know from experience the
indirect jobs created by necessity of adding new residents to the community should prove valuable to the
City as well.

1 appreciate your time and consideration in approving this very promising redevelopment.

- 7
e

Sincerely, P

A

Y/ /
p / ;
/ /o /
" & /

/

Christopher C.8anférd, LEED AP
31816" Pl. AptB
Costa Mesa, CA 92627
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As a resident of Newport/ Mesa my entire life, and an active residential real
estate advisor | have seen the city transforming for many years, from the
beautification of 17h Street to new upscale restaurants and retail stores. |
am in favor of the proposed development "Westside Gateway" project for
many reason, one is that this project will clean up an eyesore on 17th
street that is also extremely dangerous and serves no benefit to its
residents. Secondly the city is in desperate need of new housing and
office space, inventory is at an all time low and this project will help fill a
much needed void.

City of Costa Mesa,

Thank You,

ey,
Dbt ook,

Hunter Jack

RE/MAX Fine Homes
949.230.2836
HunterJack@remax.net
BRE#01879200



Evan Dorian
Managing Partner
949-244-6844

evan@dorianmediagroup.

com

Dorian Media Group
313 Irvine Ave.
Newport Beach, CA
92663

www.DorianMediaGroup.

com

P-4

May 11, 2015

Dear City of Costa Mesa,

My name is Evan Dorian, born and raised in Newport Beach and Costa Mesa for 33
years and owner of Dorian Media Group. Below | will outline a few key factors to
why Westside Gateway is a wonderful addition to our community.

As a young professional in digital media and online marketing, Westside Gateway is
the perfect live/work lifestyle option for me. I've always wanted to live in a live/work
community but the only current option is the Cannery Village on Balboa Peninsula
and those are out of my price range. Once Westside Gateway is completed | see it
being a great way to network with a bunch of young professionals like myself and
encouraging creative collaboration on a ton of different levels. Another key factor for
me is not having to commute to work everyday and being close to the beach. I'm
very active in sports and health and wellness and being close to the beach is a
must. Being located right off 17th Street is perfect for me as well. I'm not interested
in a over priced old fixer upper. I'd prefer moving into something new with a very hip
and innovative work space below.

| look forward to calling Westside Gateway my home.

Sincerely,

Evan Dorian

£S5
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MEMORANDUM

To: Raja Sethuraman, P.E. Date: May 11, 2015
City of Costa Mesa

From: Mr. Richard E. B%p/ .E., Pring - LGRef:  2.14.3530.1
LLG, Engineers /@W/‘%/

Ce Pritam Deshmukh, P.E.
City of Costa Mesa

Addendum in Response to Caltrans Comments Letter for ArgoTech

Subject: . 3
Costa Mesa, California

Linscott, Law & Greenspan, Engineers (LLG) is pleased to submit this supplemental
assessment for the ArgoTech Project to address the Caltrans Comment Letter dated
May 8, 2015. The supplemental analysis utilizes the volumes, lane configurations and
intersection phasing identified in the Revised Traffic Impact Analysis Report for
ArgoTech dated March 2, 2015 (March TIA) as a database for the additional analyses
requested by the Caltrans. Supplemental analyses have been completed which
includes following:

* Level of service results based on the HCM 2010 methodology at Caltrans
intersections as a supplement to the information contained in the March 2015
TIA;

= Queuing analysis at Caltrans intersections.

Briefly, we conclude that the level of service results are similar to what was presented
in the March TIA which identified that the proposed Project would not impacts at any
of the key study intersections under Caltrans jurisdiction.

PROJECT DESCRIPTION

As presented in the March TIA, the proposed Project includes the development of a
177-unit residential community that is comprised of 42 detached live/work units, 89
attached live/work units, and 46 attached lofts. Parking will be provided on-site via
508 spaces consisting of 354 covered (garage) spaces and 154 uncovered (open)
spaces.

SUPPLEMENTAL LEVEL OF SERVICE ANALYSIS (HCM 2010)

In response to the Caltrans Comment Letter of May 8, 2015, supplemental AM and
PM peak hour operating conditions for the key signalized intersections under the
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City of Costa Mesa
May 11, 2015
Page 2

Jurisdiction of the State of California Department of Transportation (Caltrans) were
evaluated using the Highway Capacity Manual 2010 (HCM 2010) methodology.

Impact Criteria and Thresholds

As noted in the March 2015 TIA, Caltrans “endeavors to maintain a target LOS at the
transition between LOS “C” and LOS “D” on State highway facilities”; it does not
require that LOS “D” (shall) be maintained. However, Caltrans acknowledges that
this may not always be feasible and recommends that the lead agency consult with
Caltrans to determine the appropriate target LOS. For this analysis, LOS D is the
target level of service standard and will be utilized to assess the project impacts at the
state-controlled study intersections.

While the Caltrans Guide for the Preparation of Traffic Impact Studies does not
establish a threshold of significance for State Highway intersections, this
supplemental traffic analysis uses the following traffic threshold of significance:

o A significant project impact occurs at a State Highway study intersection
when the addition of project-generated trips causes the peak hour level of
service of the study intersection to change from acceptable operation (LOS D
or better) to deficient operation (LOS E or F).

Highway Capacity Manual (HCM) Method of Analysis (Signalized
Intersections)

Based on the HCM operations method of analysis, level of service for signalized
intersections is defined in terms of control delay, which is a measure of driver
discomfort, frustration, fuel consumption and lost travel time. The delay experienced
by a motorist is made up of a number of factors that relate to control, geometries,
traffic and incidents. Total delay is the difference between the travel time actually
experienced and the reference travel time that would result during ideal conditions: in
the absence of traffic control, in the absence of geometric delay, in the absence of any
incidents and when there are no other vehicles on the road.

In Chapter 18 of the HCM, only the portion of total delay attributed to the control
facility is quantified. This delay is called control delay. Control delay includes initial
deceleration delay, queue move-up time, stopped delay and final acceleration delay.
Specifically, LOS criteria for traffic signals are stated in terms of the average control
delay per vehicle. The six qualitative categories of Level of Service that have been
defined along with the corresponding HCM control delay value range for signalized
intersections are shown in Table 3-1.

Existing Plus Project Traffic Conditions
Table 2-1 summarizes the existing plus project peak hour HCM level of service
results at the seven (7) state-controlled study intersections based on the HCM 2010

LINSCOTT
LAW &

GREENSPAN

engineers



City of Costa Mesa
May 11, 2015
Page 3

methodology. The first column (1) of HCM/LOS values in Table 2-1 presents a
summary of existing traffic conditions. The second column (2) presents existing plus
project traffic conditions. The third column (3) indicates whether the traffic
associated with the Project will have a significant impact based on the LOS standards
defined in this report.

Review of column one (1) of Zable 2-1 indicates that all State Highway study
intersections currently operate an acceptable service level (LOS D or better) based on
the LOS standards defined in this report.

Review of Column two (2) of Table 2-1 indicates that traffic associated with the
proposed Project will not have a significant impact at any of the State Highway
intersections as all seven study (7) state-controlled intersections are forecast to
operate at LOS D or better with the addition of Project generated traffic to existing
traffic.

Year 2016 Cumulative Plus Project Traffic Conditions

Table 2-2 summarizes the Year 2016 peak hour HCM level of service results at the
seven (7) state-controlled study intersections within the study area based on the HCM
2010 methodology. The first column (1) of HCM/LOS values in Table 2-2 presents a
summary of existing traffic conditions. The second column (2) presents Year 2016
cumulative tratfic conditions based on existing intersection geometry, but without any
project generated traffic. The third column (3) presents future forecast traffic
conditions with the addition of Project traffic. Column four (4) indicates whether the
traffic associated with the Project will have a significant impact based on the LOS
standards defined in this report.

An analysis of future (Year 2016) cumulative traffic conditions indicates that the
addition of ambient traffic growth and related projects traffic will not impact any of
the seven (7) state-controlled study intersections. As shown in column (2) of Table 2-
2, all seven (7) state-controlled study intersections are forecast to operate at LOS D or
better during the AM and PM peak hours with the addition of ambient traffic growth
and related projects traffic.

Review of Columns 3 and 4 of Table 2-2 indicates that with the addition of Project
traffic, the State Highway study intersections are forecast to continue to operate at an
acceptable service level (LOS D or better). As such, the proposed Project will not
have a significant traffic impact when Project generated traffic is added to cumulative
traffic.

Appendix A presents the HCM/LOS calculation worksheets for the state-controlled
study intersections under all traffic analysis scenarios assessed in this report.
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City of Costa Mesa
May 11, 2015
Page 4

QUEUING ANALYSIS

As requested by Caltrans for informational purposes only, a queuing evaluation was
prepared for all turn pockets at the (7) state-controlled study intersections. The
queuing evaluation was conducted based on proposed traffic volumes and the
Highway Capacity Manual (HCM) signalized methodology. The AM and PM peak
hour 95" percentile queue length for Year 2016 Plus Project traffic conditions is
reported in Table 3-1. Review of Table 3-1 shows that seven (7) turn pockets are
forecast to exceed the existing storage length for both without and with Project traffic
conditions. However, the Project volumes will not directly impact any of the existing
storage lanes.

Appendix A presents the queuing worksheets for the state-controlled study
intersections.

CONCLUSIONS

Based on the results of the supplemental analysis above, the proposed Project will not
significantly impact any of the 7 key study intersections. Hence, it is concluded that
the findings, conclusions and recommendations of Revised Traffic Impact Analysis
Report for ArgoTech dated March 2, 2015 remain valid.

* * * & %k * % * * * £

Should you have any questions regarding the memorandum, please contact Shane Green
or me at (949) 825-6173.

Ge: File
Shane S. Green, P.E., Transportation Engineer III
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LEVEL OF SERVICE CRITERIA FOR SIGNALIZED INTERSECTIONS (HCM)!

Level of Service | Control Delay Per Vehicle
(LOS) (seconds/vehicle) Level of Service Description

LOS A describes operations with a control delay of 10 s/veh
or less and a volume-to-capacity ratio no greater than 1.0.
This level is typically assigned when the volume —to-
capacity ratio is low and either progression is exceptionally
favorable or the cycle length is very short. If it is due to
favorable progression, most vehicles arrive during the green
indication and travel through the intersection without
stopping.

A <10.0

LOS B describes operations with a control delay between
10 and 20 s/veh and a volume-to-capacity ratio no greater
than 1.0. This level is typically assigned when the volume —
to-capacity ratio is low and either progression is highly
favorable or the cycle length is short. More vehicles stop
than with LOS A.

B >10.0 and < 20.0

LOS C describes operations with a control delay between
20 and 35 s/veh and a volume-to-capacity ratio no greater
than 1.0. This level is typically assigned when progression
1s favorable or the cycle length is moderate. Individual cycle
C >20.0 and <35.0 Jailures (1.e. one or more queued vehicles are not able to
depart as a result of insufficient capacity during the cycle)
may begin to appear at this level. The number of vehicles
stopping 1s significant, although many vehicles still pass
through the intersection without stopping.

LOS D describes operations with a control delay between
35 and 55 s/veh and a volume-to-capacity ratio no greater
than 1.0. This level 1s typically assigned when the volume-
to-capacity ratio is high and either progression is ineftective
or the cycle length is long. Many vehicles stop and
individual cycle failures are noticeable.

D >350and <55.0

LOS E describes operations with a control delay between 55
and 80 s/veh and a volume-to-capacity ratio no greater than
E >55.0and <80.0 1.0. This level is typically assigned when the volume-to-
capacity ratio is high, progression is unfavorable, and the
cycle length is long. Individual cycle failures are frequent.

LOS F describes operations with a control delay exceeding
80 s/veh or a volume-to-capacity ratio greater than 1.0. This
F >80.0 level 1s typically assigned when the volume-to-capacity
ratio is very high, progression is very poor, and the cycle
length is long. Most cycles fail to clear the queue.

Note:
Intersections operating with a volume-to-capacity ratio of 1.0 or greater are determined to be in an over
saturated conditions and therefore a LOS F is reported.

Source: Highway Capacity Manual 2010, Chapter 18 (Signalized Intersections).



TABLE 2-1
EXISTING PLUS PROJECT PEAK HOUR INTERSECTION CAPACITY ANALYSIS — CALTRANS
2)
1) Existing
Minimum Existing Plus Project )
Acceptable Time Traffic Conditions Traffic Conditions Impact
Key Intersections LOS Period HCM LOS HCM LOS Yes/No
,  Newport Boulevard at D AM 37.1 sec/veh D 37.3 sec/veh D No
3. th
17% Street PM 42 4 sec/veh D 424 sec/veh D No
5 Newport Boulevard at D AM 26.3 sec/veh € 26.3 sec/veh (& No
" Hospital Road PM 33.2 sec/veh D 33.2 sec/veh C No
6 Superior Avenue/Balboa Boulevard at D AM 38.3 sec/veh D 38.4 sec/veh D No
" Coast Highway PM 40.5 sec/veh D 40.6 sec/veh D No
5 Newport Boulevard SB Ramp at D AM 19.7 sec/veh B 19.9 sec/veh B No
" Coast Highway PM 19.8 sec/veh B 19.8 sec/veh B No
Riverside Avenue at AM 20.0 sec/veh B 20.0 sec/veh C No
8. . D
Coast Highway PM 27.2 sec/veh & 27.2 sec/veh C No
i Newport Boulevard at 0 AM 22.6 sec/veh C 23.7 sec/veh C No
" 18" Street/Rochester Street PM 24.1 sec/veh & 25.0 sec/veh (6; No
o Newport Boulevard at AM 12.8 sec/veh B 13.1 sec/veh B No
10. D
Harbor Boulevard PM 16.3 sec/veh B 16.6 sec/veh B No
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LINSCOTT
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TABLE 2-2
engineers
YEAR 2016 PEAK HOUR INTERSECTION CAPACITY ANALYSIS — CALTRANS
) 3)
(1) Year 2016 Year 2016 Cumulative
Minimum Existing Cumulative Plus Project “)
Acceptable Tie Traffic Conditions Traffic Conditions Traffic Conditions Impact
Key Intersections LOS Period HCM LOS HCM LOS HCM LOS Yes/No
Newport Boulevard at D AM 37.1 sec/veh D 38.5 sec/veh D 38.7 sec/veh D No
7 17" Street PM 42.4 sec/veh D 44.1 sec/veh D 44.3 sec/veh D No
_ Newport Boulevard at D AM 26.3 sec/veh (6 27.2 sec/veh (6 27.6 sec/veh C No
J. 2
Hospital Road PM 33.2 sec/veh D 37.7 sec/veh D 37.8 sec/veh D No
P Superior Avenue/Balboa Boulevard at D AM 38.3 sec/veh D 38.6 sec/veh D 39.9 sec/veh D No
" Coast Highway PM 40.5 sec/veh D 42.0 sec/veh D 42.0 sec/veh D No
Newport Boulevard SB Ramp at D AM 19.7 sec/veh B 25.9 sec/veh Cc 26.2 sec/veh C No
7. 3
Coast Highway PM 19.8 sec/veh B 21.6 sec/veh C 21.7 sec/veh C No
Riverside Avenue at AM 20.0 sec/veh B 20.9 sec/veh C 21.4 sec/veh C No
. D
Coast Highway PM 27.2 sec/veh ¢ 29.0 sec/veh C 30.7 sec/veh C No
5 Newport Boulevard at 5 AM 22.6 sec/veh € 23.5 sec/veh C 23.9 sec/veh C No
" 18 Street/Rochester Street PM 24.1 sec/veh C 25.8 sec/veh C 26.9 sec/veh € No
Newport Boulevard at B AM 12.8 sec/veh B 12.7 sec/veh B 13.5 sec/veh B No
10.
Harbor Boulevard PM 16.3 sec/veh B 17.5 sec/veh B 17.8 sec/veh B No




LINSCOTT

LAw &
GREENSPAN

TABLE 3-1 g
YEAR 2016 CUMULATIVE PLUS PROJECT QUEUING ANALYSIS?
Year 2016 Cumulative Year 2016 Cumulative Plus Project
Traffic Conditions Traffic Conditions
AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour
Storage Max. Adequate Max. Adequate Max. Adequate Max. Adequate
Provided Queue Storage Queue Storage Queue Storage Queue Storage
Key Intersections (ft.) (ft.) Yes / No (ft.) Yes / No (ft.) Yes / No (ft.) Yes/No
3 Newport Blvd at
T 17" Street

Northbound Left-Turn 200 86 Yes 111 Yes 86 Yes 111 Yes

Southbound Left-Turn 750 318 Yes 394 Yes 322 Yes 394 Yes

Southbound Right-Turn 65 59 Yes 70 No 65 Yes 87 No

Eastbound Left-Turn 310 294 Yes 298 Yes 305 Yes 303 Yes

Westbound Left-Turn 300 104 Yes 211 Yes 94 Yes 211 Yes

Westbound Right-Turn 85 52 Yes 70 Yes 52 Yes 69 Yes
5 Ne\\?ort Blvd at

Hospital Road

Northbound Left-Turn 280 146 Yes 169 Yes 144 Yes 163 Yes

Northbound Right-Tumn 70 18 Yes 16 Yes 19 Yes 20 Yes

Southbound Left-Turn 185 94 Yes 92 Yes 94 Yes 83 Yes

Southbound Right-Turn 500 49 Yes 61 Yes 52 Yes 76 Yes

Eastbound Left-Tum 190 135 Yes 186 Yes 135 Yes 187 Yes

Eastbound Right-Turn 190 69 Yes 112 Yes 68 Yes 76 Yes

Westbound Left-Turn 170 105 Yes 185 No 104 Yes 187 No

Queuing results are based on the highest values from either the Synchro 95% percentile queue or the Synchro Simtraffic 95® percentile queue which utilizes Synchro 9.0.
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TABLE 3-1 (CONTINUED)
YEAR 2016 CUMULATIVE PLUS PROJECT QUEUING ANALYSIS®

engineers

Year 2016 Cumulative Year 2016 Cumulative Plus Project
Traffic Conditions Traffic Conditions
AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour
Storage Max. Adequate Max. Adequate Max. Adequate Max. Adequate
Provided Queue Storage Queue Storage Queue Storage Queue Storage
Key Intersections (ft.) (ft.) Yes/No (ft.) Yes / No (ft.) Yes/No (ft.) Yes/ No
Superior Avenue at
Pacific Coast Highway
Northbound Left-Tum 240 203 Yes 284 No 201 Yes 297 No
Southbound Left-Turn - 186 Yes 278 Yes 187 Yes 270 Yes
Southbound Right-Tum 280 11 Yes 253 Yes 11 Yes 256 Yes
Eastbound Left-Tum 507+ 438 Yes 282 Yes 437 Yes 288 Yes
Eastbound Right-Turn 165 61 Yes 46 Yes 69 Yes 44 Yes
Westbound Left-Turn 390 126 Yes 227 Yes 118 Yes 232 Yes
7 Nexf}‘)ort Boule\_’ard at
Pacific Coast Highway
Southbound Left-Turn 297 302 No 235 Yes 311 No 242 Yes
Southbound Right-Tum -- 168 Yes 396 Yes 169 Yes 402 Yes
Riverside Avenue at
Pacific Coast Highway
Southbound Right-Tumn 300 282 Yes 425 No 290 Yes 523 No
Eastbound Left-Tumn 260 301 No 284 No 311 No 377 No
Westbound Left-Turn 100 33 Yes 68 Yes 33 Yes 75 Yes
Westbound Right-Tum 90 20 Yes 19 Yes 19 Yes 15 Yes

d Queuing results are based on the highest values from either the Synchro 95* percentile queue or the Synchro Simtraffic 95 percentile queue which utilizes Synchro 9.0

¢ The pocket length of 507 feet is based on a 445 foot plus a 570 foot pocket.
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TABLE 3-1(CONTINUED) z
engineers
YEAR 2016 CUMULATIVE PLUS PROJECT QUEUING ANALYSIS®
Year 2016 Cumulative Year 2016 Cumulative Plus Project
Traffic Conditions Traffic Conditions
AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour
Storage Max. Adequate Max. Adequate Max. Adequate Max. Adequate
Provided Queue Storage Queue Storage Queue Storage Queue Storage
Key Intersections (ft.) (ft.) Yes / No (ft.) Yes / No (ft.) Yes/No (ft.) Yes / No
9 Newport Boulevard at
© 18" Street/Rochester Avenue
Northbound Left-Turn 260 59 Yes 168 Yes 59 Yes 168 Yes
Southbound Left-Turn 170 137 Yes 159 Yes 124 Yes 153 Yes
Southbound Right-Tum 140 16 Yes 30 Yes 18 Yes 30 Yes
Eastbound Left-Turn 160 188 No 181 No 188 No 181 No
Eastbound Right-Turn 25 20 Yes 14 Yes 20 Yes 14 Yes
Westbound Left-Tum 125 29 Yes 48 Yes 28 Yes 48 Yes
10 Newport Boulevard at
* Harbor Boulevard
Northbound Left-Turn 3420 140 Yes 268 Yes 145 Yes 270 Yes
Eastbound Left-Tum 230 73 Yes 96 Yes 68 Yes 96 Yes
Eastbound Right-Turn 320 277 Yes 306 Yes 279 Yes 309 Yes

5

Queuing results are based on the highest values from either the Synchro 95® percentile queue or the Synchro Simtraffic 95® percentile queue which utilizes Synchro 9.0.
g The pocket length of 342 feet is based on a 290 foot plus a 395 foot pocket.



--- On Mon, 5/11/15, Geoffrey Boyce <geoff724@aol.com> wrote:

> From: Geoffrey Boyce <geoff724@aol.com>

> Subject: PA-14-29 building separation objection

> To: rdickson.cmpc@gmail.com, sandranian@yahoo.com, aventrue@ca.rr.com
> Date: Monday, May 11, 2015, 3:34 PM

> Hello Robert, Stephan, and Jeff,

>

>

>

>

> | recommend the City Planning Commission not approve the deviation
> from 10 to 6 feet of building separation for the application PA-14-29.
>

> The 10 space is better for isolating fires to one building and

> allowing both people and equipment between the buildings.

>

> Aesthetically 10 feet allows for space between what is already a dense
> development compared to existing priced structures in the city.

>

> The first residents may adhere to the usage regulations for the work

> and living space but consider enforcing sound regulations over the

> next 40 years.

>

> More space between buildings would mean a higher quality experience
> for the inhabitants. Having a building appreciate over the years and

> continue to attract new owners means higher revenue for the city.

> Please make a decision for the long term benefit of the city.

>

V V V V

> Regards,

>

> Cathie Murphy

>

> Costa Mesa resident
>



PH-H

To whom it may concern,

As a home owner and resident of Costa Mesa my wife and | are excited about the proposed plan for
Westside Gateway. We believe this project adds value to the neighborhood by providing affordable
housing and opportunities for economic growth.

I am a CPA and wife is a graphic designer and it is our professional opinion the project will greatly
improve the overall look of 17th street and will generate more money for local businesses. Over the
years we have watched Costa Mesa improve through new developments and think Westside Gateway is
one of the most beneficial projects to date. The new housing for working professionals, new park space,
and a more environmentally safe community are just some of the upsides as to why we are in favor of
this project.

We are proud to be residents of Costa Mesa and looking forward to the completion of Westside
Gateway.

Sincerely,

N e

W\ “ e e
Mark Sbicca

369 East 19th Street

Costa Mesa, CA
92627
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RE/MAX

Fine Homes

Y

City of Costa Mesa,

As a curent homeowner of Costa Mesa | support the proposed Westside Gateway
project. As you know the proposed site is blight on the community and extremely
dangerous. This project will bring greatly needed housing and retail for the residents of
the city. As an active Realtor in the community | am in favor of this proposed housing
project because there is a dire need for new housing.

Thank you for your consideration.

Um)% bﬁu CW«J%)

Christa Lee Canaday

RE/MAX Fine Homes
949.838.4774

Christal eeCanaday@amail.com

www.CANADAYGROUP.cowm

HUNTINGTON BEACH LAGUNA BEACH NEWF;C%*Z;EEB,;\CH
714.888.4455 949.249.2424 ' 5 Corpso’:;\ té Plaz.a A
16400 Pacific Coast Hwy., Suite 106 32392 S. Coast Hwy., Suite 100 Nowort Boncr éA L

Huntington Beach, CA 92649 Laguna Beach, CA 92651
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ALTERNATIVE

RETAIL INC

May 10, 2015

City of Costa Mesa

Attn: Planning Commission
77 Fair Drive

Costa Mesa, CA 92626

RE: Western Gateway Development

To Whom it May Concern:

We are both long-time residents and business owners in the Newport Mesa area, and are writing to
express our support for the proposed Westside Gateway development on the Southeast corner of
17th Street and Pomona Avenue in Costa Mesa.

Over the past decade most of the local Gen X and Millennial population have been priced out of
neighboring East Side Costa Mesa and Newport Heights communities. These people are
educated young professionals and entrepreneurs who are looking for a community to settle their
families and grow their businesses. The Westside Gateway development will provide additional
housing for these young people to thrive.

Our business is located off of Monrovia Avenue and 18th Street and we drive by the proposed
development at least twice each day. It has been very exciting to watch the development progress
made on the corner of 17th Street and Superior over the past year or so and hope to see the
progress continue with this development.

Sincerely,

ALTERNATIVE RETAIL INC.

Osee— Jlal

Scott Perkins Grant Gorman
Co-Founder Co-Founder

1812 Monrovia Ave. | Costa Mesa, CA 92627 | Fax 323.693.0828 | www.AlternativeRetail.com



May 11, 2015

To the Commission:

I'm writing to you as a local resident and business owner. The project under review is absolutely
the type of land improvement project Costa Mesa needs to support its current residents and retail

businesses.

This project appears well planned and supports the community's values. The current property is
an eye sore and can now soon be one that well add vitality to our community.

Sincerely,

g7

Beckham Thomas
714-689-9554



SOUTHERN CALIFORNIA Jenelle Bader, Region Manager

E D I S O N Local Public Affairs

7333 Bolsa Avenue
An EDISON INTERNATIONAL Company Westminster, CA 92683

May 11, 2015

Minoo Ashabi, Principal Planner
City of Costa Mesa

77 Fair Drive

Costa Mesa, CA 92626
Minoo.ashabi@costamesaca.gov

Re: IS/MND for Westside Gateway (Planning Application PA-14-29)
Dear Ms. Ashabi:

Southern California Edison (SCE) appreciates the opportunity to provide comments on the Initial
Study/Mitigated Negative Declaration (IS/MND) for the Westside Gateway project. The project consists of
demolition of the existing industrial buildings and construction of 177 three-story units and 0.61-acre
private park.

SCE Electrical Facilities

SCE is the electrical service provider for the City of Costa Mesa and maintains an electrical system
(transmission, distribution, and supporting appurtenances) within the City. SCE has an existing 66 kilovolt
(kV) subtransmission line is in the project vicinity. As discussed on Page 39 of the IS/MND, one 66 kV
pole is located on the southeast corner of 17th Street & Pomona Avenue (or northeast corner of project
site). This pole also contains guy wires attached to adjacent distribution poles.

Encroachment of SCE’s Easement

The proposed 17! Street widening may impact the 66 kV pole and attached guy wires mentioned above,
as well as adjacent 66 kV poles traveling north or west from that corner. Please forward five (5) sets of
project plans depicting SCE's facilities and associated land rights to the location below. SCE will review
any proposed use of SCE’s easement on a case-by-case basis. Approvals or denials will be in writing
based upon the project's compatibility with SCE right-of-way constraints and rights.

Real Properties Department
Southern California Edison Company
2131 Walnut Grove Avenue, G.0.3 — Second Floor
Rosemead, CA 91770

General Order 131-D

If the proposed project requires modification or relocation of electrical facilities that operate above 50 kV,
then the project may be subject to California Public Utility Commission’s (CPUC) General Order 131-D".
As a state agency, the CPUC is also required to comply with the requirements of the California
Environmental Quality Act (CEQA). Therefore, any potentially significant impacts that may result from the
modification or relocation of the 66 kV subtransmission line should be addressed in the IS/MND.
Otherwise, SCE may be required to pursue a separate, mandatory CEQA review through the CPUC,
which could delay approval of the SCE subtransmission line portion of the project for two years or longer.

If you have any questions, please contact me at Jenelle. Bader@sce.com or (714) 895-0271.
Regards,

el

Jenelle Bader
Local Public Affairs Region Manager
Southern California Edison Company

L http://docs.cpuc.ca.gov/PUBLISHED/Graphics/589.PDF
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