PLANNING COMMISSION
AGENDA REPORT

MEETING DATE: JUNE 22, 2015 ITEM NUMBER: ”P H__Z

SUBJECT: REZONE R-14-05, PLANNING APPLICATION PA-14-48, AND TENTATIVE TRACT MAP
T-17824 FOR A 10-UNIT DETACHED SINGLE-FAMILY RESIDENTIAL DEVELOPMENT
AT 2880 MESA VERDE DRIVE EAST

DATE: JUNE 15, 2015
FROM: PLANNING DIVISION/DEVELOPMENT SERVICES DEPARTMENT
PRESENTATION BY: MEL LEE, SENIOR PLANNER

FOR FURTHER INFORMATION CONTACT: MEL LEE, AICP (714) 754-5611
mel.lee@costamesaca.gov

DESCRIPTION

The proposed project involves the following:

1. Initial Study/Negative Declaration (IS/ND): This document analyzes the environmental
impacts of the proposed project. None of the impacts analyzed were determined to be
significant.

2. Rezone R-14-05: An ordinance to rezone a 2-acre site from I&R (Institutional and
Recreational) to R1 (Single Family Residential). The maximum allowable density is 7.26
dwelling units per acre or a maximum of 14 dwelling units.

3. Planning Application PA-14-48 — A Design Review for the development of a 10-unit, two-
story, single-family residential development (5 dwelling units per acre proposed). The units
would take access from a 40-foot wide private street from Mesa Verde Drive East. The lot
sizes range from 8,712 square feet to 6,902 square feet (excluding the private street); the
minimum lot size allowed is 6,000 square feet.

4. Tentative Tract Map TT-17824 — Subdivision of the property into 10 fee simple lots for
homeownership.

APPLICANT

The applicant is Pinnacle Residential, representing the property owner, First Church of Christ
Scientist.

RECOMMENDATION

Recommend that the City Council:

1. Adopt the Initial Study/Negative Declaration for the project;
. Give first reading to an ordinance approving Rezone R-14-05; and
3. Approve Planning Application PA-14-48 and Tentative Tract Map T-17824 by adopting a
resolution to approve the project, subject to conditions of approval.



PLANNING APPLICATION SUMMARY

Location: 2880 Mesa Verde Dr. East Application: R-14-05, PA-14-48, and TT-17824
Request: 10 Detached Single Family Residential Units

SUBJECT PROPERTY: SURROUNDING PROPERTY:

Zone: I&R (Exist.); R1 (Prop.) North: R1, Residences

General Plan: Low Density Residential South: C1, Office Buildings

Lot Dimensions: Irregular East: (Acr. Andros) R1, Residences

Lot Area: 2 Acres (87,120 SF) West: (Acr. MV Dr. E.) R1, Residences

Existing Development: Church Buildings and Surface Parking (To Be Demolished)

DEVELOPMENT STANDARD COMPARISON (R1 STANDARDS USED FOR COMPARISON PURPOSES)

Development Standard Required/Allowed Proposed/Provided

Lot Size:

Lot Width 60 FT (Corner Lot) 60 FT/50 FT

50 FT (Interior Lot)

Lot Area (Excluding Street) 6,000 SF Min. 6,902 SF-8,712 SF
Density/Intensity:

DU’s/ Acre PDR-LD Zone: 1 du/8,712 SF (5 DU’s/Acre)

Max. 16 units (1 du/5,445 SF) 10 units

Proposed R1 Zone:
1 du/6,000 SF (7.26 DU’s/Acre)

Max. 14 units
Building Coverage (Development Lot)
Buildings NA 25,800 SF (30%)
Paving (Driveways and Private NA 19,883 SF (23%)
Street)
Open Space 34,848 SF (40%) 41,437 SF (47%)
TOTAL 87,120 SF (100%)
Open Space (Individual Lots) 40% Min. 50% Min./55% Average
No. of Stories/Building Height 2 Stories/27 FT 2 Stories/26 FT
Setbacks (Buildings)
Front 20 FT 38 FT (2)
Side (left/right) Corner Lot: 10 FT Street Side/ Corner Lot: 10 FT/5 FT
5 FT Interior Side Interior Lot: 5 FT/5 FT
Interior Lot: § FT/5 FT
Rear 10 FT (1 Story) 28 FT (Min.)
20 FT (2 Story)
Parking
Covered 20 Min. (1) 20
Open (In Driveway) 20 20
Open (In Private Street) NA 10
TOTAL 40 Spaces 50 Spaces
Interior garage dimension 20 FT X 20 FT (2 Car) 20 FT X 20 FT

10 FT X 20 FT (1 Car) 10 FT X 20 FT

NA = Not Applicable or No Requirement

(1) All units have optional 3rd car garage spaces.

(2) For zoning purposes, the lot area does not include the private street; however, the building setbacks are
measured from the legal lot lines. In this case, the front property line is located at the centerline of the private

street.
CEQA Status Initial Study/Negative Declaration
Final Action City Council
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BACKGROUND

Project Site/Environs

The project site is approximately 2 acres in size and contains the facilities for First Church
of Christ Scientist, including offices, classrooms, and the main sanctuary, in two buildings
totaling approximately 8,900 square feet, and approximately 124 surface parking spaces.
The site is currently zoned I&R (Institutional and Recreational) and has a General Plan
land use designation of Low Density Residential (LDR)'. The site is bounded by R-1
(Single-Family Residential) zoned properties to the north, east (across Andros Street),
and west (across Mesa Verde Drive East); and an office complex zoned C1 (Local
Business District) to the south.

Original Project Proposal

The original project proposal consisted of a 13 unit, detached single family residential
development with a proposed rezone to PDR-LD (Planned Development Residential-
Low Density) and deviations from the perimeter open space requirements of the PDR-
LD zone. A copy of the original plan is attached to this report for reference.

On February 17 and February 19, 2015, the applicant conducted outreach to the Mesa
Verde residents by scheduling community meetings with the assistance of the Board of
Mesa Verde Community Inc. (MVCI). Approximately 30-40 residents attended each
meeting. The applicant also met individually with the four residential property owners
abutting the project site to the north.

The project was originally scheduled to be considered by the Planning Commission on
March 9, 2015, but was pulled from the calendar by the applicant to make further
revisions to the plan based on input from the community.

The below table compares the original project proposed by the applicant to the current
proposal:

Comparison Table of General Plan and Revised Project

Existing General Plan

Original Project

Current Project

PDR-LD Zone R1 Zone
No. of Units Max. 16 units 13 units 10 units
Zone Change PDR-LD or R1 PDR-LD R1
Rezone Required
Density 8 units/Acre 6.5 Units/Acre 5 Units/Acre

Code Deviations Perimeter Open Space None

20 FT Req.; 3-13 FT Prop.
Lot Size (Min.) | 5,043 SF 6,902 SF
Unit Size (Not Including ‘ 2,824 SF/3,120 SF 3,311 SF
Garage)
Parking 59 Spaces 50 Spaces
Open Space 45% (Average) 55% (Average)

' Per the 2000 General Plan Land Use Element, non-residential uses that serve surrounding

neighborhoods, including churches, are consistent with the LDR General Plan land use designation.
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ANALYSIS

Project Description

The project involves the demolition of the existing site improvements and the
construction of a 10-unit, 2-story, detached, single family residential development. To
facilitate the project, the property is proposed to be rezoned to R1 (Single Family
Residential) and the residential project is being developed per the R1 standards.

Proposed Single-Family Development

The proposed single family residential units and a lot-by-lot summary of the
development is included in the following tables:

Unit Type Summary
Plan 1
Unit Size 3,311 SF
(Not Including Garage)
Total No. of Units 10
No. of Stories 2 Stories/26 FT
No. of Garage Spaces 2 + 1 Optional Garage/Flex Space
No. of Open Spaces 2
(In Driveway)
No. of Open Spaces 10
(In Private Street)
Total Parking 50
Lot Summary
Lot# Front Setback* Side Setback Rear Lot Area Open Space
(see footnotes (Left/Right) Setback (Excluding Street)
1and 2)
1 (Corner Lot) 49 FT (ToP.L.) 12FT/5FT 29FT 7,886 SF 4,478 SF (56%)
20 FT (From St.)
2 40 FT (To P.L,) 5FT/5FT 33FT 6,999 SF 3,591 SF (51%)
20 FT (From St.)
3 40 FT (ToP.L) 5FT/5FT 27FT 6,902 SF 3,494 SF (50%)
19 FT (From St.)
4 45 FT (ToP.L.) 5FT/5FT 27FT 7,382 SF 3,974 SF (54%)
16 FT (From St.)
5 (Corner Lot) 45 FT (ToP.L) 5FTM1FT 27 FT 8,230 SF 4,822 SF (58%)
23 FT (From St.)
6 (Corner Lot) 45FT (ToP.L) 10 FT/5FT 38FT 8,218 SF 4,810 SF (58%)
30 FT (From St.)
7 45 FT (ToP.L.) 5FT/5FT 32FT 7,503 SF 4,095 SF (54%)
15 FT (From St.)
8 38FT (ToP.L) 5FT/5FT 42 FT 7,135 SF 3,727 SF (52%)
17 FT (From St.)
9 40 FT (ToP.L) S5FT/SFT 43 FT 7,606 SF 4,198 SF (55%)
20 FT (From St.)
10 (Corner Lot) 50 FT (ToP.L) 5FTM3FT 44 FT 8,712 SF 5,304 SF (61%)
20 FT (From St.)

Notes: 1. For zoning purposes, the lot area of each R1 lot excludes the square footage contained in the proposed private
street which is subject to ingress/egress easements. 2. For zoning purposes, the setbacks are measured from the legal lot
lines; in this case, the front property line is located at the centerline of the private street.




On-Site Parking

As noted above, the proposed development exceeds the Code-required parking by 10
parking spaces, not including the optional 3" garage space available for each unit. No
compact parking stalls are proposed. Parking is also provided in the individual driveways
leading to each garage and within the private street. The vehicular circulation has been
reviewed and approved by the Transportation Services Division.

Perimeter Walls/Fences

A new perimeter block wall is proposed along the boundaries of the project site. Staff is
recommending, as a condition of approval, that the Mesa Verde Drive Street frontage.
Existing perimeter fences abutting the residential and commercial properties on either
side of the development site are required to be replaced with decorative block walls a
minimum 6 feet in height. 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.

Staff is recommending, as a condition of approval, that the perimeter walls along Mesa
Verde Drive East and Andros Street incorporate landscape planters between the wall and
back of public sidewalk, with landscape materials subject to the approval by the
Development Services Director.

Building Architecture

The proposed architecture consists of a “Santa Barbara” style with composition shingle
roofs, stucco with stone siding and veneers. Projections are included to maximize floor
space on upper floors and provide building articulation, texture and color variation
throughout the project’s design.

Staff has incorporated, as a condition of approval, that elevations visible from Mesa
Verde Drive East and Andros Street have additional exterior elevation treatments as
recommended in the City’'s Residential Design Guidelines.

Open Space

The open space for each lot exceeds the minimum required for the R1 zone (40%
required; 50% minimum provided). Additionally, the rear yard setbacks exceed the 20-
foot minimum required for two-story residences in the R1 zone (27 feet minimum
provided), resulting in large rear yard areas for each lot. The total open space for the
project is 47%, which exceeds the 40% minimum required per code.

Zone Change

A rezone (or change) of the zoning classification of the 2-acre development site from
I&R (Institutional and Recreational) to R1 (Single Family Residential) is proposed. The
proposed rezone to R1 would be compatible with the existing Low Density Residential
General Plan designation for the project site. The Zoning Code requires that a finding
be made as to whether or not the rezone is consistent with the Zoning Code and
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General Plan. It is staff's opinion that the proposed rezone is consistent with the
Zoning Code and General Plan as discussed in the “General Plan and Zoning Code
Conformance” section later in this report.

Tentative Tract Map
The tentative tract map proposed is for a 10-lot subdivision. An easement for private
road, utilities and drainage over the private street will be provided as required by the

Public Services Division. The private street and perimeter landscaping along the street
frontages will be maintained by a maintenance association.

GENERAL PLAN AND ZONING CODE CONFORMANCE

Pursuant to an approved Master Plan, the proposed project would be in conformance with
the following planning documents:

e General Plan
e Zoning Code

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 Low
Density Residential (8 dwelling units to the acre maximum) which is compatible with the
proposed zone change to R1 (Single Family Residential).

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: /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 project will provide additional ownership 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.
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Consistency: The project is an infill redevelopment project with residential uses.
Adequate infrastructure (i.e., roads, emergency, and utility services) is available to
serve the proposed project. Therefore, the project is consistent with this General
Plan objective.

Objective LU-1A.4: Strongly encourage the development of low-density
residential uses and owner-occupied housing where feasible to improve the
balance between rental and ownership housing opportunities.

Consistency: The project is consistent with the Low Density Residential General
Plan Designation of the property and is designed for owner-occupied housing
units. Therefore, the project is consistent with this General Plan objective.

Objective LU-1F.5: Provide opportunities for the development of well planned and
designed projects which, through vertical or horizontal integration, provide for the
development of compatible residential uses within a single project or
neighborhood.

Consistency: The project has been designed with appropriate building
articulation, setbacks and offsets to ensure that it is compatible with surrounding
properties and uses. Therefore, the project is consistent with this General Plan
objective.

Goal LU-2: /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 church buildings. 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. As required by a standard condition of approval on the project, perimeter
wall treatments will be reviewed to ensure that landscaping is provided to soften
the edges of the development and compatibility with the surrounding area. As a
result, 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 discussed later in this report, an Initial Study/Negative
Declaration has been prepared for the project per the provisions of the California
Environmental Quality Act (CEQA). Based on the IS/ND, the proposed project will
not create an adverse impact on the environment. 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. Therefore, the project is
consistent with this objective.
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Conformance with the Zoning Code

As noted earlier, the proposed project meets or exceeds the intent of the City’'s Zoning
Code with regard to the development standards for the R1 zone, including lot sizes,
building setbacks, open space, and on-site parking.

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 below which are also described in
more detail in the draft approval resolution.

Rezone

e The proposed rezone creates 10 large, custom R1 lots which exceed the minimum
lot area requirements in the LDR General Plan designation, and the proposal is
therefore consistent with the Zoning Code and the General Plan. The LDR General
Plan land use designation allows a maximum of 16 units in the PDR-LD zone and 13
units in the R1 zone. The proposed project meets or exceeds the intent of the City's
Zoning Code with regard to the development standards for the R1 zone, including lot
sizes, building setbacks, open space, and onsite parking. The General Plan land use
designation for the project area is Low Density Residential (8 dwelling units to the
acre maximum), which is compatible with the proposed zone change to R1 (Single
Family Residential). The project provides a maximum density of 5 dwelling units to
the acre.

Comparison of Maximum Density Allowed

Existing General Plan

Original Project
PDR-LD Zone

Current Project
R1 Zone

7.25 units/Acre for R1 zone

6.5 Units/Acre

No. of Units Max. 16 units 16 units allowed; 14 units allowed;
13 units proposed 10 units proposed

Allowable Zoning PDR-LD or R1 PDR-LD R1

Districts (subject to

Rezone)

Maximum Density 8 units/Acre for PDR-LD zone Proposed: Proposed:

5 Units/Acre

Minimum Lot Area
(individual dwelling lot)

5,445 SF for PDR-LD zone
6,000 SF for R1 zone

5,043 SF to0 6,674 SF

6,902 SF to 8,712 SF




Design Review

The project exhibits excellence in design, site planning, integration of uses and
structures, and protect the integrity of neighboring development. The project will

provide a single-family infill development that will be complementary to an urban
setting. The proposed architecture and site design will enhance the street view and
will be compatible with existing development in the area. The overall architectural
design promotes excellence and compatibility. The variety of building elevations,
materials and staggered massing diminishes the boxy design appearance consistent
with the City's Residential Design Guidelines.

A condition of approval requires that enhancements to the rear and side elevations
shall include enhanced detailing including articulation, projections and use of varied
building materials as required in the City’s Residential Design Guidelines, and shall
not be modified unless otherwise approved by the Development Services Director as
consistent with the architectural design and features of the proposed development.

The project provides 10 additional standard-sized parking spaces in the private street

and exceeds the parking required by Code (40 spaces required; 50 spaces proposed).
In addition to the 2-car (with an optional third) garage spaces, parking is provided in
the individual driveways leading to each garage and within the private street to provide
convenient parking for future guests within the development. The Transportation
Division has reviewed and approved the parking design configuration and cul de sac
design for the proposed development.

A condition of approval requires that the open parking spaces on the private street be
open, unassigned, and available for all guests of the development. Proper signage
indicating a tow-away zone shall be required.

A condition of approval also requires that any future vehicle gate along Mesa Verde Drive
be subject to the review and approval by the Transportation Services Manager.

A condition of approval requires that the private cul de sac be enhanced with pervious
pavers, colored concrete, or other treatment to the satisfaction of the Development
Services Director.

The project exceeds the minimum requirements for open space in the form of a
large private yards for each unit (40% required; 50% to 61% proposed).
Additionally. park fees in the amount of $135,720.00 is required to be paid to the
City. The minimum required open space for this project is 40%; the project provides
an average of 47% total open space. Additionally, park fees in the amount of
$135,720.00 is required to be paid for the project.

The interface of the proposed development with the existing single-family homes on
Minorca Drive features enhanced rear setbacks and block walls to ensure
neighborhood compatibility and privacy.
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Code requires a minimum of a 20-foot rear setback for two-story structures. In this
case, the proposed rear setbacks of Lots 1 through 5 which abut the homes on
Minorca Drive range from 28 feet to 38 feet. Also, new block walls at height of 6 feet
minimum are proposed. The applicant is also currently in discussion with the
neighbors regarding new landscaping in the rear yards. A condition of approval
requires that new perimeter block walls be complementary to the existing neighboring
walls.

e The proposal does not require any deviations from the code requirements for the
R1 zone. The project exceeds the minimum development standards required by
Code with regard to parking, open space, and setbacks. Additional conditions of
approval ensure compatibility with the existing community over the long-term.

A condition requires that CC&Rs be recorded and a Maintenance Association be
formed to maintain the private street area and landscape parkways.

o New landscaping where none currently exist, including trees along Mesa Verde
Drive East and alonqg Andros Street, will beautify the streetscape.

The attached landscape plan, which is preliminary at this point, includes new
landscaping on the subject site and within the public right-of-way. Staff has
included, as a condition of approval, that landscaping within the public right-of-way
be subject to final approval by the Public Services Department.

Tentative Tract Map

e The creation of the subdivision and related improvements is consistent with the
General Plan and the Zoning Code, is physically suitable to accommodate the
subdivision in _terms of type, design, and density of development, and is
consistent with the State Subdivision Map Act. The overall design reflects a
quality project that is consistent with the intent of the Zoning Code and General
Plan. 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.

ENVIRONMENTAL DETERMINATION

An Initial Study/Negative Declaration (IS/ND) 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 originally made available for a 30-
day public review and comment period from March 27, 2015 to April 25, 2015. The
reduction in the project density by three units and change in the zoning request (R1
zone) did not result in any changes to the environmental conclusions of the document.
While not required by State law, the public review period was extended through June
29, 2015 to allow the opportunity for the public to comment on the environmental
document based on the revised project description. The State Clearinghouse issued a
revised Notice of Availability which reflected the extended review period and reiterated
that the original environmental conclusions/analysis were still relevant, The IS/ND found
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that the environmental effects from the project would be less than significant with the
incorporation of standard conditions of approval and compliance with the Code
requirements.

A copy of the IS/ND and comments received to date are included with this report under
separate cover.

LEGAL REVIEW

The City Attorney has reviewed the draft ordinance and resolutions and they have been
approved as to form by the City Attorney’s Office.

PUBLIC NOTICE

Pursuant to Title 13, Section 13-29(d), of the Costa Mesa Municipal Code, three types
of public notification have been completed no less than 10 days prior to the date of the
public hearing:

1. Mailed notice. A public notice was mailed to all property owners within a 500-
foot radius of the project site. The required notice radius is measured from the
external boundaries of the property. (See attached Notification Radius Map.)

2. On-site posting. A public notice was posted on each street frontage of the
project site.

3. Newspaper publication. A public notice was published once in the Daily Pilot
newspaper.

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

Approval of the project will allow development of a 10-unit single family residential
subdivision. The project satisfies the required findings for the proposed rezone and
master plan and is deemed to be a high-quality development, therefore it is consistent
with the intent of the General Plan and Zoning Code. Therefore, staff recommends
approval of the project.
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MEL LEE, AICP CLAIRE FLYNN, AICP

Senior Planner

Attachments:

Distribution;

Asst. Development Services Director

1. Location Map, Zoning Map, and 500’ Radius Map

2. Site Photos

3. Applicant’s Project Description

4. Draft Ordinance, Resolutions and Exhibits

5. Correspondence From Public for the Original (13-Unit) Version of the
Project

Plans

Initial Study/Negative Declaration (Under Separate Cover)

Comments on IS/ND

® N o

Director of Economic & Development Services/Deputy CEO
Assistant Development Services Director

Senior Deputy City Attorney

Public Services Director

City Engineer

Transportation Services Manager

Fire Protection Analyst

File (2)

Pinnacle Residential
20 Enterprise, Suite 320
Aliso Viejo, CA 92656

First Church of Christ Scientist

2880 Mesa Verde Drive East
Costa Mesa, CA 92626

___12_/



§052-221(998) - (*2u) ‘297089 JaUrasldo3n §-200Z (D)

LTN 98154 00y S 67007 (3}

= ATTACHMENT 1

SABMA 8
JHEM - 3uueys
AB
Aepunog ajipAy
A
o O 088 »
saur EM&M_M »
Jnid .._._r_\ E.n,u“{.uz 3\
53 ioiTy ;1...
SITE UL S fewnory M
jgang o~ smpanen N
S3WEN SPEOY )
1aa4g AEM3AIY >
puabar
y

Aejdsiq deyy

depy mainiang

J

[edeospueq/ || x g'g :9bed] [68+ZE 21e0S] [INd 81:LS:¥ G1L02/62/L -PeleaId] - YSIIN VISOD 40 ALID

BeSal\ B1so9 jo A11H

=

~=|



§05Z-22v(998) - (-ou| ‘2aA039) 13U°aS1I03D §-Z00Z (D)

LINEIGOSDy M. §-Z00E {D)-
sSBLIEN
(oo} o Jeang
o
Buwuoz s
-|euueYyy
she, Ap
ety 6__§.H
vanoo®E N
Jepunog O ‘gaim \_
a1 Lsodeay “
solep
SBLUM
jeoied A~ Aewamny N /
wovepay N <<
-ulpeue) _
iBany o Aemesty M
puaban
\ J
Reydsiq deyy de MalAIBAQ
A\ = \ 7

[edeospue/ || x g'g :@bed] [88ZE 21eos] [INd 8L:¥S:v G102/62/L :pelEaID] - YSIN VLSO 40 ALID
eSO\ €1s09 Jo D



. " iy [b . }
3 500' Radius Map Map @

TSR

o

Ao Sagergg]
Aeewigo A

.
230-313-00

Subject Parcel

BH312:07{08:217.04[30-012-04 /8. 51200

e8|

1 i ' A -
.| GB-Xe2-0b | ‘9B-12-1D '| g I\GQ-DL 10
3 r

s
091300 | BA-22-1R |
4 L)

31511

e-213-33

08:313:30

BO:T 124

;s

Notification Maps

Radius Maps Ownerend Occupant lsts  Malling Services

o
e i
L.

866.752.62661ollfrae Malling Address Oniy:
949.613.8341 fax 668 N Const Hwy mé01
sales@notificationmaps.com -Leguna Beach, CA B2651 © 2012 Digilal Map Products. All rights reserved. 1

wwwnotificationmaps.com



92926 Y2 ‘¥SIW ¥1500

IATNQ IUIA VSIW 0982

NV1d SNIQY¥9 AYYNIWIT3Nd ¥

$284T 'ON LOV¥L JALLVINIL

BT o L7 U I
AYMIATH] ‘NOTLIIS TYSTdAL

..i!.. -l._.i...ﬁ__...un.n
e '

ATTACHMENT 2

P L A L TV AN
ALLNS :NOLLI3S TVITdAL

]

A ey L IETS
s

" o [z
DS
W | 8101
et = o — st | vion
3 1 v B
ne | nugi

e |nao|

ot g War_ @ |
L33UUS SCUINY 'NOLLI3S TYOIdAL oKG | 8401
e | 2101
i
| v
s | 6101
' W | v
N H e | vaot
== | | faol
we - = e |
) vy | #
e v L

3ATIQ 3QU3A ¥SIW NOLLIIS VITdAL

L

30240 0L EN

LT3 TVNDS. 5
AnEms 1S
VIS AHSIND )
E] i
wwwww x1

AUTONGI FUWRSY ES
JON3ST]

SITOVANNOT Q001 B2 006 B3 HELA0 X NOZ
3NOZ Q0014

92926 ¥3 VW ¥4502
40 ITE VSIN ez
:553¥QQy AU TS

04Z-408 (a06)

w3 or3th osTIY

02 315 BTogrLnac
o IYLNKE I TUYNNL
RAQATAWNS/EINMAG e e e —

TOAINIS ANICE 3L 90 TVTO HLNT B34 15T 0 65 L N
QY SEI9 ON S §INOLLYLS TOWINGD W.NOZINDH HOAMAIS AINNS INTOVER L MOHS SINTR 24 B4),
SONTH30 40 SToVE

VIVIGUTIVI AINGD JNYEO 40 SAUGDTL SAVW 084 40 9E 39v4 €1 3008 NI TIALIT 4N TV 40 1 TV
SMOTIOM ¥ GIUISIA 'VINEOUTVI 40 ALVIS FNVEO 30 ALNICS ¥SIH YLSG3 40 ALD AL NI QALVLTS ALZUOS TV NIYAE) AYHL T

NOILIDSIQ ¥sT

o wvm
5

5 3ars

|
2 MME
*SINTWIHLNDIY VLIS i J |
g
SHIGWIN TIAVd 5,4055355Y | ) __ _r
_SERGNS WY DS P .
350 oY Q350408 $102 "61 AquAMmoN SNOLLYUYdFH 40 11vQ

QALYITII0 30 BL STV B0 VA ON VINEDSITV2 AINCY 39040 30 $qUO3R S0/ T2U¥4 40 9% 39¥4 €1 JOOUNT OFIEDI dyW TV 30 | EDWa
Ex.%%znﬂ<232§23§2§

HERE $28.1 "ON 1OVYL JATLVINAL ik




View of Sevrn LYY erovcr’n,\ e

of%¢ Serang.
%\ on o,

-1



. d
Sw. properyy \\ne an
X;;‘:\cof‘c\ o\ m\d\nos oNn od‘)acen*

—1%



,lq,



- 207



A

Uiew on property looking S.€..
G on Ynoy.









,;4,



\iew of

\ooK!

Stwwihe cesidunal e "
onn ANANOS ot wwm
$9 on Wap

-5 -



\ew of property \oolkarey Eask
AN 2\ adenial WP“*’Y

O\ P\ vos S¥.
10 oN YHP

"Q(@’



-1



Residenhal property on fwnorea
on o ws&cr Wy of croren

propecty L.
¥yl on MOP

— 28~



ATTACHMENT 3

The Homes in Mesa Verde
Project Description

The proposed subdivision consists of 10 single-family lots located at 2880 Mesa
Verde Drive East within the community of Mesa Verde. The applicant is Mesa Verde
East, LLC of which Pinnacle Residential and Collective Housing Supply Company are
principles.

The First Church of Christ Scientist currently occupies the site, which is slightly over
2 acres in size. The church has determined that the size of the buildings and
property exceed the needs of the current congregation and thus they have decided
to sell and move elsewhere.

The applicant is requesting a change in zoning designation from I/R to R-1 Low
Density Residential. The R-1 designation conforms to the existing General Plan for
the site, which is Low Density Residential. The proposed site plan has been designed
to be compatible with the Mesa Verde community and consistent with the lot sizes
and density in the surrounding neighborhood.

The proposed lots conform to R-1 standards and exceed the minimum lot size of
6,000 square feet by approximately 30 per cent. The lots, exclusive of the street,
range in size from 6,902 square feet to 8,712 square feet and average 7,657 square
feet. The rear yard setbacks are between 28 and 45 feet and average 36 feet. This
exceeds the minimum standard of 10 feet for first floor and 20 feet for second floor
by an average of 75 per cent.

The development exceeds the open space requirement by 7 per cent. The proposed
parking exceeds the required standards with 10 additional open parking spaces and
a third covered garage space, which potentially provides an additional 10 more
enclosed spaces than required.

The entry from Mesa Verde Drive East will include an enhanced driveway element
with landscape feature and decorative pavers. The interior cul de sac will also
include decorative pavers. The landscape plan will include a drought tolerant design
with a blend of water wise and native plant material and a minimum of turf. There
will also be a decorative landscape element provided along the perimeter wall
adjacent to Mesa Verde Drive East.

The architecture as planned is best described as a sophisticated and contemporary
version of traditional California architecture. There are some references to what is
known as “Santa Barbara” style but we hope to help define what will be known as
“Mesa Verde” style with these 10 beautiful homes.
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The homes are approximately 3,300 square feet with four bedrooms including a
downstairs suite with private bath. Each home has a spacious chefs kitchen and
great room combination that opens to a covered outdoor living area or “California
Room”. Each home includes a rear yard large enough to include a swimming pool or
spa. There are attached garages for 2 cars and an additional attached garage for a
third car, bonus room and/or much needed storage.

The elevations are enhanced by the combination of single story elements at the
front and rear of the homes. The front elevation features an open courtyard entry
allowing additional natural light to enter the ground floor living spaces and
providing a desirable transition from single story to two-story architecture. In
keeping with the earlier architectural style of a number of Mesa Verde homes, the
primary garages are designed as a single story structure with no living area above.
There will also be enhanced exterior treatments with decorative siding and
extensive use of windows and glass doors.

The applicant’s current projects (Westreef and Collective), in Costa Mesa are
evidence of the attention to detail, style and high quality that are built into each
home and community from the Pinnacle Residential team and Collective Housing
Supply Co.

We are very proud to have the opportunity to provide the first new single-family
residential community within Mesa Verde in many years. We believe the project is
consistent with the best traditions of the neighborhood but will also contribute to
the future of the community in a very important way.



ATTACHMENT 4

ORDINANCE NO. 15-

AN ORDINANCE OF THE CITY OF COSTA MESA GRANTING APPROVAL TO
ADOPT AN ORDINANCE FOR REZONE R-14-05 TO REZONE A 2-ACRE SITE
LOCATED AT 2880 MESA VERDE DRIVE EAST FROM I&R (INSTITUTIONAL
AND RECREATIONAL) TO SINGLE FAMILY RESIDENTIAL DISTRICT (R1).

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

WHEREAS, an application was filed by Pinnacle Residential, representing First
Church of Christ Scientist, requesting approval of the following:

e Initial Study/Negative Declaration.

e Rezone R-14-05: An ordinance to rezone a 2-acre site from I1&R (Institutional and
Recreational) to R1 (Single Family Residential District). The maximum allowable
General Plan density is 7.26 dwelling units per acre, or a maximum of 14 dwelling
units.

e Planning Application PA-14-48: A Design Review for the development of a 10-
unit, two-story, single-family residential development (5 dwelling units per acre
proposed). The units would take access from a 40-foot wide private street from
Mesa Verde Drive East. The lot sizes range from 8,712 square feet to 6,902
square feet (excluding the private street); the minimum lot size allowed is 6,000
square feet.

e Tentative Tract Map T-17824: Subdivision of the property into 10 fee simple lots
for homeownership.

WHEREAS, a duly noticed public hearing was held by the Planning Commission
on June 22, 2015 with all persons having the opportunity to speak and be heard for and
against the proposal.

WHEREAS, the Planning Commission has reviewed all environmental
documents comprising the Initial Study/Negative Declaration and has found that the
Initial Study/Negative Declaration considers all environmental impacts of the proposed
project and a reasonable range of alternatives, and the Initial Study/Negative
Declaration is complete, adequate, and fully complies with all requirements of CEQA,
the CEQA Guidelines, and the City of Costa Mesa Environmental Guidelines.
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WHEREAS, the Initial Study/Negative Declaration for this project reflects the
independent judgment of the City of Costa Mesa.

SECTION 1: REZONE. The City of Costa Mesa Official Zoning Map is hereby

amended as follows:

1. There is hereby placed and included in the R1 (Single Family Residential) zoning
district a 2-acre parcel, identified as County Assessor Parcel Number 139-313-
08 and as shown in attached Exhibit B, situated in the City of Costa Mesa,
County of Orange, State of California.

2. Pursuant to the provisions of Section 13-22 of the Costa Mesa Municipal Code,
the Official Zoning Map of the City of Costa Mesa is hereby amended by the
change of zone described in subsection #1 above and in respective Exhibit A. A
copy of the Official Zoning Map is on file in the office of the Planning Division.

SECTION 2: ENVIRONMENTAL DETERMINATION. An Initial Study/Negative
Declaration (IS/ND) has been prepared for the project in accordance with the California
Environmental Quality Act (CEQA). The IS/ND for this project reflects the independent
judgment of the City of Costa Mesa.

SECTION 3: INCONSISTENCIES. Any provision of the Costa Mesa Municipal Code or
appendices thereto inconsistent with the provisions of this ordinance, to the extent of such
inconsistencies and or further, is hereby repealed or modified to the extent necessary to
affect the provisions of this ordinance.

SECTION 4: SEVERABILITY. If any provision or clause of this ordinance or the
application thereof to any person or circumstances is held to be unconstitutional or
otherwise invalid by any court of competent jurisdiction, such invalidity shall not affect
other provisions or clauses or applications of this ordinance which can be implemented
without the invalid provision, clause or application; and to this end, the provisions of this
ordinance are declared to be severable.

SECTION 5: PUBLICATION. This Ordinance shall take effect and be in full force thirty
(30) days from and after the passage thereof, and prior to the expiration of fifteen (15)
days from its passage shall be published once in the ORANGE COAST DAILY PILOT, a
newspaper of general circulation, printed and published in the City of Costa Mesa or, in
the alternative, the City Clerk may cause to be published a summary of this Ordinance
and a certified copy of the text of this Ordinance shall be posted in the office of the City
Clerk five (5) days prior to the date of adoption of this Ordinance, and within fifteen (15)



days after adoption, the City Clerk shall cause to be published the aforementioned
summary and shall post in the office of the City Clerk a certified copy of this Ordinance

together with the names and member of the City Council voting for and against the same.

STEPHEN M. MENSINGER
Mayor, City of Costa Mesa

ATTEST: APPROVED AS TO FORM:
CITY CLERK OF THE CITY ATTORNEY
CITY OF COSTA MESA
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STATE OF CALIFORNIA)
)Ss
COUNTY OF ORANGE )

I, BRENDA GREEN, City Clerk and ex-officio Clerk of the City Council of
the City of Costa Mesa, hereby certify that the above Council Ordinance Number ___ as
considered at a regular meeting of said City Council held on the __ day of ,
2015, and thereafter passed and adopted as a whole at the regular meeting of said City
Council held on the day of , 2015, by the following roll call vote:

AYES:

NOES:

ABSENT:

IN WITNESS WHEREOF, 1 have hereby set my hand and affixed the Seal of the
City of Costa Mesa this ___day of , 2015

._54/



EXHIBIT B
Amendment to the Zoning Map
Change the zoning designation of the 2-acre development site at 2880 Mesa

Verde Drive East from Institutional and Recreational (I&R) to Single Family
Residential District (R1)

| N
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RESOLUTION NO. PC-15-

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF COSTA
MESA RECOMMENDING THAT THE CITY COUNCIL OF THE CITY OF
COSTA MESA ADOPT THE INITIAL STUDY/NEGATIVE DECLARATION,
APPROVE REZONE R-14-05 FOR A REZONE OF THE ZONING
CLASSIFICATION OF A 2-ACRE DEVELOPMENT SITE FROM I&R
(INSTITUTIONAL AND RECREATIONAL) TO SINGLE FAMILY RESIDENTIAL
DISTRICT (R1), AND APPROVE PLANNING APPLICATION PA-14-48, AND
TENTATIVE TRACT T-17824, FOR THE PROPOSED DEVELOPMENT OF A 2-
STORY, 10-UNIT DETACHED  SINGLE FAMILY RESIDENTIAL
DEVELOPMENT FOR PROPERTY LOCATED AT 2880 MESA VERDE DRIVE
EAST.

THE PLANNING COMMISSION OF THE CITY OF COSTA MESA HEREBY

RESOLVES AS FOLLOWS:

WHEREAS, an application was filed by Pinnacle Residential, representing First
Church of Christ Scientist, requesting approval of the following:

1. Initial Study/Negative Declaration.

2. Rezone R-14-05: An ordinance to rezone a 2-acre site from I&R (Institutional and
Recreational) to R1 (Single Family Residential District). The maximum allowable
General Plan density is 7.26 dwelling units per acre, or a maximum of 14 dwelling
units.

3. Planning Application PA-14-48: A Design Review for the development of a 10-
unit, two-story, single-family residential development (5 dwelling units per acre
proposed). The units would take access from a 40-foot wide private street from
Mesa Verde Drive East. The lot sizes range from 8,712 square feet to 6,902
square feet (excluding the private street); the minimum lot size allowed is 6,000
square feet.

4. Tentative Tract Map T-17824: Subdivision of the property into 10 fee simple lots
for homeownership.

WHEREAS, a duly noticed public hearing was held by the Planning Commission
on June 22, 2015 with all persons having the opportunity to speak and be heard for and
against the proposal.

WHEREAS, the Planning Commission has reviewed all environmental
documents comprising the Initial Study/Negative Declaration and has found that the

Initial Study/Negative Declaration considers all environmental impacts of the proposed



project and a reasonable range of alternatives, and the Initial Study/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/Negative Declaration for this project reflects the
independent judgment of the City of Costa Mesa.

BE IT RESOLVED that, based on the evidence in the record and the findings
contained in Exhibit A, and subject to the conditions of contained within Exhibits B and
B1, respectively, the Planning Commission hereby RECOMMENDS THAT THE CITY
COUNCIL: (1) Adopt the Initial Study/Negative Declaration; (2) Give first reading to
Rezone R-14-05; (3) Approve Planning Application PA-14-48 and Tentative Tract Map
17824.

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 R-14-05, PA-14-48,
and Tentative Tract Map 17842 and upon the applicant’s compliance with each and all
of the conditions in Exhibits B and B1, 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 22nd day of June, 2015.

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

-3



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 June 22, 2015 by the following
votes:

AYES: COMMISSIONERS
NOES: COMMISSIONERS
ABSENT: COMMISSIONERS

ABSTAIN: COMMISSIONERS

Claire L. Flynn, Secretary
Costa Mesa Planning Commission



EXHIBIT A

FINDINGS (APPROVAL)

A.  Required Finding: The proposed rezone is consistent with the Zoning Code and
the General Plan.

Facts In Support of Findings: The proposed project meets or exceeds the
intent of the City's Zoning Code with regard to the development standards for
the R1 zone, including lot sizes, building setbacks, open space, and onsite
parking. The General Plan land use designation for the project area is Low
Density Residential (8 dwelling units to the acre maximum), which is
compatible with the proposed zone change to R1 (Single Family Residential
District). The project provides a maximum density of 5 dwelling units to the
acre.

B. The proposed project complies with Title 13, Section 13-29(g)(5), Master Plan, of
the Municipal Code due to the following:

Finding: The project meets the broader goals of the General Plan and the Zoning
Code by exhibiting excellence in design, site planning, integration of uses and
structures and protection of the integrity of neighboring development.

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: 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 project will provide additional ownership 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 residential
uses. Adequate infrastructure (i.e., roads, emergency, and utility services) is
available to serve the proposed project. Therefore, the project is consistent
with this General Plan objective.

Objective LU-1A.4: Strongly encourage the development of low-density
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residential uses and owner-occupied housing where feasible to improve the
balance between rental and ownership housing opportunities.

Consistency: The project is consistent with the Low Density Residential
General Plan Designation of the property and is designed for owner-occupied
housing units. Therefore, the project is consistent with this General Plan
objective.

Objective LU-1F.5: Provide opportunities for the development of well planned
and designed projects which, through vertical or horizontal integration, provide
for the development of compatible residential uses within a single project or
neighborhood.

Consistency: The project has been designed with appropriate building
articulation, setbacks and offsets to ensure that it is compatible with
surrounding properties and uses. Therefore, the project is consistent with
this General Plan objective.

Goal LU-2: [/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 church buildings. On-site vegetation is minimal. 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. As required by
a standard condition of approval on the project, perimeter wall treatments will
be reviewed to ensure that landscaping is provided to soften the edges of the
development and compatibility with the surrounding area. As a result, 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 discussed later in this report, the project is categorically
exempt per the provisions of the California Environmental Quality Act (CEQA),
which means that the proposed project will not create an adverse impact on
the environment. 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. Therefore, the project is
consistent with this objective.

The proposed project meets or exceeds the intent of the City's Zoning Code with
regard to the development standards for the R1 zone, including lot sizes, building
setbacks, open space, and on-site parking; specifically, as noted below.

The project exhibits excellence in design, site planning, integration of uses and

structures, and protect the integrity of neighboring development. The project will
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provide a single-family infill development that will be complementary to an urban
setting. The proposed architecture and site design will enhance the street view
and will be compatible with existing development in the area. The overall
architectural design promotes excellence and compatibility. The variety of
building elevations, materials and staggered massing diminishes the boxy design
appearance consistent with the City’s Residential Design Guidelines.

The project will provide on-site parking spaces that exceeds current parking
standards (40 spaces required; 50 spaces proposed). In addition to the 2-car
(with an optional third) garage spaces, parking is provided in the individual
driveways leading to each garage and within the private street to provide
convenient parking for future guests within the development.

The project exceeds the minimum requirements for open space in the form of a
large private yards for each unit. Additionally, park fees in the amount of
$135,720.00 is required to be paid to the City. The minimum required open
space for this project is 40%; the project provides 47% total open space.
Additionally, park fees in the amount of $135,720.00 is required to be paid for
the project.

The proposed 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 common interest
development, and encourages increased private market investment in
declining or deteriorating neighborhoods. The subdivision complies with the
State Subdivision Map Act.

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

Facts in Support of Findings: The LDR (Low Density Residential) General
Plan Land Use designation allows residential development of up to 8 dwelling
units/acre on this site; the proposed project is 5 dwelling units/acre and
complies with all other applicable provisions of the Zoning Code for residential
developments in the R1 zone.

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.
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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. The
project is categorically exempt per the provisions of the California
Environmental Quality Act (CEQA), which means that the proposed project
will not create an adverse impact on the environment.

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 trees will also help
provide shade to the residential 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 the public streets abutting the project site will 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 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/Negative Declaration (IS/ND) has been prepared for the
project in accordance with the California Environmental Quality Act (CEQA). 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.
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EXHIBIT B

CONDITIONS OF APPROVAL

Ping.

1.

10.

The expiration of Planning Application PA-14-48 shall coincide with the
expiration of the approval of the Tentative Tract Map 17824 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.

The conditions of approval, code requirements, and special district
requirements of PA-14-48 and T-17824 shall be blueprinted on the face of
the site plan as part of the plan check submittal package.

A decorative perimeter block wall a minimum of 6 feet in height shall be
constructed along the boundaries of the site, 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.

The interior fences or walls between the units shall be a minimum of six
feet in height. All private property fencing shall consist of stained and
pre-treated lumber materials (i.e. redwood for example) and not
unstained pine planks.

The perimeter walls along Mesa Verde Drive East and Andros Street
incorporate landscape planters between the wall and back of public
sidewalk, with landscape materials subject to the approval by the
Development Services Director.

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. The private
cul de sac shall also be enhanced with pervious pavers, colored concrete,
or other treatment to the satisfaction of the Development Services
Director.

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 plan.

If the project is constructed in phases, the perimeter wall, landscaping
along the frontages, and irrigation shall be installed prior to the release of
utilities for the first phase.

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. Specifically, enhancements to the rear and side
elevations shall include enhanced detailing including articulation,
projections and use of varied building materials as required in the City's
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11.

12.

13.

14.

15.

16.

Residential Design Guidelines, and shall not be modified unless otherwise
approved by the Development Services Director as consistent with the
architectural design and features of the proposed development. Failure to
obtain prior Planning Division approval of the modification 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.

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.

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. Any future
vehicle gate along Mesa Verde Drive shall be subject to the review and
approval by the Transportation Services Manager.

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
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17.

18.

19.

20.

be in a form and substance acceptable to, and shall be approved by the
Development Services Director and City Attorney's office.

a.

f.

The CC&Rs shall contain provisions requiring that the maintenance
association effectively manage parking and contract with a towing
service to enforce the parking regulations. All parking

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.

The CC&Rs shall also contain provisions related to preservation
and maintenance of the private street and perimeter landscaping in
perpetuity by the maintenance association. The CC&Rs shall also
contain the buyer's notice as an exhibit.

. 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.

The CC&Rs shall contain provisions requiring that the
maintenance association submit a signed affidavit to the City of
Costa Mesa on an annual basis to certify the following:

e The two-car garages in the residential community are being
used for vehicle parking by the resident(s).

e The vehicle parking areas within the garage are not
obstructed by storage items, including but not limited to,
toys, clothing, tools, boxes, equipment, etc.

¢ The resident(s) have consented to voluntary inspections of
the garage to verify the parking availability, as needed.

e The form and content of the affidavit shall be provided by
the City Attorney’s office. Failure to file the annual affidavit
is considered a violation of this condition.

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 and a Maintenance Association be
established prior to issuance of certificates of occupancy.

Prior to issuance of building permits, the applicant shall provide proof of

recordation of Tract Map 17824.

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 staff. Any deviation from this requirement shall be subject to
review and approval of the Development Services Director.

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

Prior to the issuance of Building Permits, the Applicant shall submit a
Lighting Plan and Photometric Study for the approval of the City's
Development Services Department. The Lighting Plan shall demonstrate
compliance with the following:

a. The mounting height of lights on light standards shall not exceed 18
feet in any location on the Project site unless approved by the
Development Services Director.

b. The intensity and location of lights on buildings shall be subject to
the Development Services Director’s approval.

c. All site lighting fixtures shall be provided with a flat glass lens.
Photometric calculations shall indicate the effect of the flat glass
lens fixture efficiency.

d. Lighting design and layout shall limit spill light to no more than 0.5
foot candle at the property line of the surrounding neighbors,
consistent with the level of lighting that is deemed necessary for
safety and security purposes on site.

e. Glare shields may be required for select light standards.

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:

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
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26.

27.

28.

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 debris.

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

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.

All rubber tired dozers and graders used during the grading phase of
construction shall be powered by Tier 3 engines.

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:

e Double paned glass or window treatment for energy conservation
shall be used in all exterior windows.

¢ Buildings shall be oriented north/south where feasible.

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.

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
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30.

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.

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.

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.

Plng. 1.

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.

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

A minimum 20-foot by 20-foot clear interior dimension shall be provided
for all 2-car garages, and a minimum 10-foot by 20-foot clear interior
dimension shall be provided for 1-car garages, if proposed.

Minimum garage door width shall be 16 feet (2-car garages).
All garages shall be provided with automatic garage door openers.

Grading materials delivery, equipment operation, and other
construction-related activity shall be limited to be-tween the hours of 7
a.m. and 8 p.m., Monday through Friday, and 8 a.m. to 6 p.m. Saturday.
Construction is prohibited on Sundays and federal holidays. Exceptions
may be made for activities that will not generate noise audible from off-
site, such as painting and other quiet interior work.

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
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Bldg.

10.
11.

12.

14.

1.

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.

. Comply with the requirements of the 2013 California Building Code,

2013 California Residential 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 Building Code, California
Residential 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 11B of
the 2013 California Building Code.

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.

Submit a precise grading plan, an erosion control plan and a hydrology
study. If it is determined that a grading plan is not required, a drainage
plan shall be provided. A precise grading plan shall not be required if
any of the following are met:

¢ An excavation which does not exceed 50 CY on any one site and
which is less than 2 feet in vertical depth, or which does not create a
cut slope greater than 1 2:1 (excluding foundation area).

o Afill less than 1 foot in depth placed on natural grade with a slope
flatter than 5:1, which does not exceed 50 CY on any one lot and
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16.

17.

18.

19.

20.

21.

22.

23.

24
25.

does not obstruct a drainage course.

o A fill less than 3 feet in depth, not intended to support structures,
which does not exceed 50 CY on any one lot and does not obstruct
a drainage course.

Submit a soils report for this project. Soils 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 how existing slopes or the 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.

Projections, including eaves, shall be one-hour fire resistive
construction, heavy timber or of noncombustible material if they project
into the 5 feet (setback area from the property line). They may project a
maximum of 12 inches beyond the 3 foot setback. CRC Tables
R302.1(1) and R302.1(2).

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 Transportation Services Division the
required traffic impact fee pursuant to the prevailing schedule of
charges adopted by the City Council. 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.

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.

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

The project shall provide an automatic fire sprinkler system according to
NFPA 13 R.

. Plant eight (8) 24" Box Arbutus ‘Marina’ (single trunk/standard form) in

expanded planter to be &' (not 3') in width along Mesa Verde Drive East
frontage. Proposed Pyrus calleryana ‘Aristocrat on Andros Street
change to two (2) 24” Box Pyrus calleryana ‘Redspire’. ltems to be
incorporated into site landscape plan. Responsibility for the maintenance



WQMP

27.

28.

29.

30.
31.

32.

of proposed landscape planters along Mesa Verde Drive East should be
determined and documented as binding.

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 Poliution Discharge Elimination System (NPDES)
requirements, prepared by a Licensed Civil Engineer or Environmental
Engineer, which shall be submitted to the Department of Public Works for
review and approval.

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:

e 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;

e Describe post-construction BMPs for the project;
e Explain the maintenance program for the project's BMPs.

c. 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.

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.

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.

During demolition, grading, and excavation, workers shall comply with the
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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.

Prior to demolition activities, removal and/or abatement of asbestos
containing building materials, lead based paints, and hazardous materials
associated with the existing building materials, an investigation shall be
conducted by a qualified environmental professional in consultation with
the Costa Mesa Fire Department. An asbestos and hazardous materials
abatement plan shall be developed by the qualified environmental
professional, in order to clearly define the scope and objective of the
abatement activities. The Applicant shall conduct demolition consistent
with the abatement plan, applicable state requirements and City standard
conditions.

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

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

¢ 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.

e Landscaping requirements (e.g. minimize use of hedges, use of
low height shrubs for greater visibility).

e 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 satisfy local requirements. The applicant
shall then pay the appropriate fee in effect to mitigate the project’s
proportionate impact to additional demands on police protection
services, if any.

SPECIAL DISTRICT REQUIREMENTS

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

Sani.

.

2.

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
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Water

School

State

10.

permit are required prior to installation of sewer.

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.

...53,—



EXHIBIT B1
CITY OF COSTA MESA

P.O.BOX 1200 -« 77 FAIRDRIVE -+ CALIFORNIA 92628-1200

FROM THE DEPARTMENT OF PUBLIC SERVICES/ENGINEERING DIVISION

February 6, 2015

Costa Mesa Planning Commission
City of Costa Mesa

77 Fair Drive

Costa Mesa, CA 92626

SUBJECT: Tentative Tract No. 17824
LOCATION: 2880 Mesa Verde Drive East

Dear Commissioners:

Tentative Tract Map No. 17824 as furnished by the Planning Division for review by the Public
Services Department consists of subdividing one parcel into thirteen (13) numbered lots and four
(4) lettered lots. Vesting Tentative Tract Map No. 17824 meets with the approval of the Public
Services Department, subject to the following conditions:

1. 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.

2. 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.

3. 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.

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

5. 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.

6. Vehicular and pedestrian access rights to Mesa Verde Drive East and Andros Street shall be
released and relinquished to the City of Costa Mesa except at approved access locations.

7. 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.

8. 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
Services Manager.
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10.

1.

12.

13.

14.

15.

16.

17.

18.

19.

Applicant/Developer is hereby advised that no removal of trees from the public right-of-way
will be permitted without specific approval from the Parks and Recreation Commission.
Comply with any mitigation measures as determined by the Commission to relocate the trees
and/or to compensate the City for the loss of trees from the public right-of-way. Conditions of
the Commission must be incorporated onto the plans prior to plan approval. The approval
process may take up to three months, therefore, the applicant/developer is advised to identify
all trees affected by the proposed project and make timely application to the Parks and
Recreation Commission to avoid possible delays.

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.

The Subdivider shall submit a cash deposit of $730 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
Surveyor in a manner described in Subarticle 12, Section 7-9-337 of the Orange County
Subdivision Code.

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

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

22. 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.

23. 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.

Fariba Fazeli, P. E.
City Engineer

(Engr. 2015/Planning Commission Tract 17824)



RESOLUTION NO. PC-15-

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF COSTA
MESA DENYING REZONE R-14-05 FOR A REZONE (OR CHANGE) OF THE
ZONING CLASSIFICATION OF A 2-ACRE DEVELOPMENT SITE FROM I&R
(INSTITUTIONAL AND RECREATIONAL) TO SINGLE FAMILY RESIDENTIAL
DISTRICT (R1), PLANNING APPLICATION PA-14-48, AND TENTATIVE
TRACT T-17824, FOR THE PROPOSED DEVELOPMENT OF A 2-STORY, 10-
UNIT DETACHED SINGLE FAMILY RESIDENTIAL DEVELOPMENT FOR
PROPERTY LOCATED AT 2880 MESA VERDE DRIVE EAST.

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

WHEREAS, an application was filed by Pinnacle Residential, representing First
Church of Christ Scientist, requesting approval of the following:

1. Initial Study/Negative Declaration.

2. Rezone R-14-05: An ordinance to rezone a 2-acre site from I&R (Institutional and
Recreational) to R1 (Single Family Residential District). The maximum allowable
General Plan density is 7.26 dwelling units per acre, or a maximum of 14 dwelling
units.

3. Planning Application PA-14-48: A Design Review for the development of a 10-
unit, two-story, single-family residential development (5 dwelling units per acre
proposed). The units would take access from a 40-foot wide private street from
Mesa Verde Drive East. The lot sizes range from 8,712 square feet to 6,902
square feet (excluding the private street); the minimum lot size allowed is 6,000
square feet.

4. Tentative Tract Map T-17824: Subdivision of the property into 10 fee simple lots
for homeownership.

WHEREAS, a duly noticed public hearing was held by the Planning Commission
on June 22, 2015 with all persons having the opportunity to speak and be heard 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 Rezone R-14-05,
Planning Application PA-14-018 and Tentative Tract Map TT-17824.

PASSED AND ADOPTED this 22nd day of June, 2015.
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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 June 22, 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 rezone is not consistent with the Zoning Code and the General
Plan.

The proposed project does not comply with Title 13, Section 13-29(g)(5), Master
Plan, of the Municipal Code due to the following:

The project does not meet the broader goals of the General Plan and the Zoning
Code by exhibiting excellence in design, site planning, integration of uses and
structures and protection of the integrity of neighboring development.

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

The Costa Mesa Planning Commission has denied Rezone R-14-05, Planning
Application PA-14-48, and Tentative Tract Map TT-17824. 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.



ATTACHMENT 5

LEE, MEL

From: Robert Petrina <captainrobpetrina@gmail.com>
Sent: Friday, April 24, 2015 1:41 PM

To: LEE, MEL

Subject: 2880 Mesa Verde

Mr Lee

I would like to formally oppose the project at 2880 Mesa Verde. My wife and | have attended the meeting regarding this
matter and voiced our concerns for our neighborhood. 1 do not think the proposal goes far enough to insure minimum
impact for the existing neighbors.

My wife and | are the "Neighborhood Watch Liaisons" for the Serang Place which is directly across the street from the
proposed building site.We have lived on Serang Place for over a decade and have seen the problems that | will draw to
your attention.

1. On Serang PLace we have a huge problem with our street being an overflow parking area for surrounding
neighborhoods. We are constantly towing cars from our block from the apartments across Adams Ave. They only
allow 1 car per unit and there is a constant flow of people dropping off cars from the complex. | feel that another 13
homes directly across the street would add to this problem. | have read about the proposal regarding mandatory
garage parking and guest parking but we feel our street would still be used as overflow parking which would not be fair
for our neighbors most who have lived there since the houses were new. Please remember that we also have the
business complex of Mesa Verde, we have the Church and the Craft fair form Piece Makers and all these cars seem to
end up on our street. Piece Makers uses the parking lot at 2880 Mesa Verde for their overflow parking now so when
that lot becomes houses where do you think all these people will park.

2. We are also concerned about the traffic on Mesa Verde. There has been no talk of a stop sign, cross walk, or left
hand turning lane for the people traveling south on Mesa Verde. The proposal has these new buildings as family
residences and the local elementary school is in our side of the track. How should these people walk their children to
school?

Please be fair to the people that already live in this neighborhood. There has not been enough planning to make sure
the current residents are minimally impacted and | don't believe anybody has thought enough about the traffic
repercussions. It would be unfair for the long term residents on our street to come home and find three times as many
cars parked in front of their homes.

Thank you for taking the thoughts and concerns of all the residents on Serang Place before making a final decision on
this project. We all believe there needs to be more planning before somebody throws up another 13 houses because it
seems to financially beneficial.

Sincerely

Robert, JeeAnn Petrina
2850 Serang Place
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Dennis & Sandra Bucher
e e e e e e
1649 Minorca Dr.

Costa Mesa, CA 92626
April 21, 2015

Mel Lee, AICP, Senior Planner
City of Costa Mesa,

77 Fair Dr.

Costa Mesa, CA 92628

Re: Pinnacle Residential Project
2880 Mesa Verde Drive E

We are objecting to the current proposal to build 13 two story homes in the church lot behind
our home on Minorca Dr. This project would totally change the personality of the neighborhood.

We purchased our home in 1972 largely due to the privacy and decreased noise that having a
non-residential neighbor behind us would provide. We also appreciated the feel of the
neighborhood of single story homes, tree lined streets and spacious lots. It was what made the
Mesa Verde neighborhood so appealing.

Our lot is 80°X100°. Our understanding is that the lots behind us would be much smaller and
more dense, causing increased noise and activity. We remodeled our home to meet the existing
code and feel that changing the code would not be fair and would rob us of our privacy. These
homes would be looking right into our yard. Not only would the height of the new homes
(25°11” high) be significant, but the fact that the church lot itself is considerably higher than ours
is also a consideration. In addition, the proposed variance would allow the homes to be built too
close to the dividing fence. It would truly be invasive and destroy our privacy. Two story
structures and small lots would cause the area to be crowded.

Already Mesa Verde E has become very busy in the afternoon, as people try to avoid the
Harbor/Adams intersection. The crossing of Mesa Verde East from Minorca is already a
hazardous one, due to decreased visibility with the street curve and speed of traffic moving
toward Baker.

Another consideration is the parking plan. With large homes, it should be considered that
there could possibly be 4 cars per home. When only 4 parking places are planned, where would
there be for guests to park in the event of a party for instance? There is no parking on Adams or
Mesa Verde East and therefore they would have to park on Minorca Dr. Currently, all of the
homes on Minorca have 3-4 cars each already. This would only make parking more of a problem.

We have gone to considerable expense to landscape our back yard to decrease the increasing
traffic noise created by the increasing traffic on Adams. The noise would be greatly increased by
the 13 two story homes so close to us, to say nothing of all the noise, traffic and dust that would
result from the construction.

We would appreciate your considering our concerns and opposing this plan. Received

) _ { ' City of Costa Mesa
Zg_ﬁflﬁ/\ﬂ'\/\a ﬁke (.~ Q)andka’ @mm Development Services Department

Dennis and Sandra Bucher (714)556-8864 APR 292 2015
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Received

April 20, 2015 City of Costa Mesa
Development Services Department

Mel Lee, AICP, Senior Planner APR 22 2015

City of Costa Mesa

77 Fair Drive

Costa Mesa, CA 92628

We would like to go on record as opposing the 13-unit residential development project by Pinnacle
Residential at 2880 Mesa Verde Drive East, called Pinnacle Residential Project (Rezone R-14-05,
Planning Application No. PA-14-48, and Tentative Tract Map T-17824).

Reasons for our opposition include the following:

1. Rezoning from Institutional to Residential includes an understood shift in traffic. Though the company
report indicates there would be additionally only 42 extra traffic movements, there would indeed be many
more than that. Houses that have four bedrooms and 4 parking spaces each, obviously built for families of
four or more, are not going to have only two car trips per unit per day as the developer suggests.

2. The infringement on personal space and privacy of existing residences next door to the place of
proposed development would be significant, and in some places such privacy and space would be
altogether eliminated. Long-time residents bought their properties because of the privacy the locations
afforded. They trusted that such privacy would continue. Rezoning and building 25 foot tall buildings
just outside the fences is a violation of that privacy and open space environment to the highest order and
destroy a sense of openness that home owners counted on. It would become a stifling environment,
bordering on suffocation. And it would make the present homes less attractive to potential buyers rather
than more attractive as the developer suggests.

3. Utilities are a growing problem with the residential area as it is. We are asked to cut our water use by
20 - 25 %. Now we are asked to allow 13 more homes to be built next door, all of which will use way
more water than those of us who have lived here for years. Most of our homes are inhabited by two
people only, while the new residences are built for four or more people, many of them children or young
people--all of which use way more water. Why should we cut water so that the new people can use it all
up?

4. The construction company is asking for variances on the property of from 3 to 13 feet, rather than the
20 feet required on all sides by the City of Costa Mesa. There is not adequate reasoning for such
variances. Those neighbors who live next door need the 20 feet allowed by the City of Costa Mesa to
keep any sense of personal space to their homes.

We would prefer that the planning commission kept the zoning as is--for institutional and recreational.
However, if the City of Costa Mesa deems it necessary to put in residences, we suggest the following: If
the construction company must build on this piece of ground, let them build one-story houses (to be
consistent with most residences in the neighborhood) and let them adhere to the City of Costa Mesa's
currently stipulated 20 foot variances.

Winton & Shirley Felt

1645 Mlnorca Dr1vc Costa Mesa Q, 92626 (714) 957-3399




Mel Lee, AICP, Senior Planner
City of Costa Mesa

77 Fair Dr

Costa Mesa, CA 92628

Greetings,

Gayle and | have lived on the corner at 1653 Minorca for 15 years now and have enjoyed this little
neighborhood very much. One of the central reasons we purchased this house was because of the large,
tree-dotted lot that backs up to our property, South of Minorca Drive ( the Christian Science property).
This property serves as a large buffer (noise) from the day to day noise that goes on in a typical
neighborhood. Fram our living room looking south across the open lot, we are able to see sky and tree
tops all the way to Adams Ave, every day. During the Fourth of July, we can see the fireworks show
from Fairview Park and even farther, the fireworks over the Huntington Beach Pier. Wildlife typically
comes and goes over our fence with weekly sightings such as coyote, raccoon, possum, red-tail hawks,
cooper's hawks, owls, etc.. Our home's value and our day to day enjoyment of our property has a lot to
with the open space behind our house.

Unfortunately, the housing development planned for the Christian Science Center will directly impact
our quality of life, and will certainly reduce the value of our property. Instead of open sky, trees, lawn,
and a small, single-story building 40 feet behind our fence-line, we will now, every day, see a 25 foot tall
house, only ten feet behind our backyard fence. There will be an explosion of street noise associated
with automobiles, alarms, slamming doors, engines, horns, etc, only 10 feet behind a fence that for 55
years has only known quiet. There will be large, second story windows looking down into our home and
backyard. Our property will never be the same.

We understand the property has been sold and that the change in our city almost demands that more
housing options be pursued, but we love our house and we don't want it changed if it will change in a
negative way. Concessions by the developer are in order if these new homes are going to be built this
close to my lot line.

Thank you.

Ed and Gayle Burke
1653 Minorca Dr
Costa Mesa, CA 92626
(714)241-0323

Received
City of Costa Mesa
Development Services Department

APR 24 2015
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LEE, MEL

-
From: Kown Shabdeen <sabishabl@sbcglobal.net>
Sent: Sunday, March 08, 2015 9:38 PM
To: LEE, MEL
Subject: [BULK]
Importance: Low
Mel Lee
Senior Planner
Costa Mesa.
Dear Mr. Lee,

Being a resident of Mesa Verde Costa Mesa M. Kowm Shabdeen residing at 2855 Serang Place hereby wish to state my concerns of
the New Home development that is proposed at 2880 Mesa verde drive East.

We the residents have submitted a petition with regards to the parking of vehicles on our street by guests visiting the large apartment
complex on 2775 Mesa Verde East Drive, mostly on Friday, Saturday and Sunday for over 72 hours, even on Friday's during street
sweeping.

The development plans call for 13 homes and 6 communal parking which | feel is going to create more parking issues along with the
existing one.

If the entrance to the proposed development were to be on Andros rather than Mesa Verde Dr. East,it would provide benefits as well
as solutions for further problems.

The traffic on Mesa Verde east is already high and a perimeter wall along Mesa Verde Dr. will match with existing wall.

Entrance from Andros would provide two quickly accessible routes of entrance or exit- either Royal palm or Mesa Verde dr E.
Thought | should address my concerns and | should to be at the City meeting tomorrow.

Sincerely,

M. Kowm Shabdeen,



PH-|

LEE, MEL
e — 1
From: JT <jon.tyrrell@gmail.com>
Sent: Thursday, March 05, 2015 11:59 PM
To: LEE, MEL
Subject: Proposed housing development at 2880 Mesa Verde Dr E
Mel Lee
Senior Planner
Costa Mesa

Dear Mr. Lee,

My name is Jonathan Tyrrell and I'm a resident of Costa Mesa who lives in Mesa Verde. I'm currently
a full-time caregiver for my mother who is bedridden at this point in her life, so I'll be unable to attend
the City Planning Commission hearing for the proposed development at 2880 Mesa Verde Dr. East.

| wrote to Robert Dickson and received your contact information for follow up.

| have some concerns and suggestions for consideration about the proposed development that I'd like
to list here to be addressed by the planning commission.

1. The development plans call for 13 homes with 2-car garages and 6 communal guest parking
spaces. Does this adequately account for a household with more than 2 vehicles, such as driveway
space or area on the complex streets for parking?

2. When those 6 guest parking spaces are filled, where will the overflow parking take place? With
a proposed entrance on Mesa Verde Dr E, it's reasonable to think that parking needed in excess of
what has been provided will spill over onto Serang Place. We already currently have problems with
non-resident parking on Serang from the apartments at 2775 Mesa Verde Dr E since adequate
parking has not been planned or alotted for there.

3. [f the entrance to the proposed development were to be on Andros rather than Mesa Verde Dr E,
it would provide positive benefits as well as solutions to potential problems:

a. A perimeter wall along Mesa Verde Dr E would match the other cul-de-sac or loop streets
on Mesa Verde.

b. An entrance to the development from Andros would provide a buffer for through traffic on
Mesa Verde Dr E that intensifies at various hours of the day from Harbor Blvd via Baker.

c. This entrance to the development from Andros would provide two quickly accessible routes
of entrance or exit -- either Mesa Verde Dr E or Royal Palm.

d. As well, said entrance would provide adequate overflow parking for the development when
needed along Andros street on the side with no homes.

~(plo—



Thank you for the opportunity to express these concerns and recommendations, and please feel free
to contact me with any questions.

Sincerely,

Jonathan Tyrrell
2845 Serang Place
Costa Mesa

~
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PROPOSED PLANT SCHEDULE
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COSTA MESA, CA.

3' fire access man gate
into HOA easement area

ANDROS STREET

10" side setback (corner)

L HOA maintained area
easement over private lot

20' rear setback

(for 2 story structures; 10* for 1 story
structure)

/—-5' side setback (interior)

MESA VERDE DR.

SERANG PL.,

PINNACLE RESIDENTIAL

MESA VERDE EAST

_QDC’—

SITE SUMMARY

SITE: 2.0 ac. (87,120 sq.1)
UNITS: 10 du

DENSITY: 5.0 dua.

UNIT SUMMARY
PLAN 1: 4 du (3,311 sqft.)

2-story; 4br+bonus, 3.5 ba, 3 car garage

PARKING

Required

garage 20 spaces (2.0 covered spaces / unit)
open 20 spaces (2.0 spaces / unit)
total 40 spaces

Provided

garage 20 spaces
open 30 spaces
total 50 spaces

OPEN SPACE
Required 34,848 sq.ft. 0%
Provided 41,437 sq.f. 7%

DEVELOPMENT STANDARDS
{table 13-32 of the Costa Mesa Municipal Code)

MINIMUM LOT AREA: 6,000 sq.ft.

MINIMUM LOT WIDTH: Interior Lot: 50 ft
Corner Lot: 60ft

NUMBER STORIES/HEIGHT: 2 stories/27 f
MINIMUM OPEN SPACE: 40% total lot

DISTANCE BETWEEN BUILDINGS: 10 ft.

10 ft. (abutting public street)

SETBACKS:

FRONT: 20 ft

REAR: 20 ft. (2 story)
10 ft. {1 story}

SIDE: 5 ft.

DRIVEWAY WIDTH: 10 ft.

DRIVEWAY LENGTH: 19 fi

ARCHITECTURAL
SITE PLAN

SCALE 1"=20'

0 20 40

JOB NO. 1216.001

DATE 5/26/15
18818 Teller Avenue 6@ AO . 1

Suite 260
{rvine, CA 92612
949-250-4680




COSTA MESA, CA.

PINNACLE RESIDENTIAL
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Irvine, CA 92612
949-250-4680




COSTA MESA, CA.
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ORIGINAL SITE PLAN (FOR REFERENCE)

not to scale

MESA VERDE

SITE SUMMARY

SITE: 2.0 ac. (87,120 sq.t.)
UNITS: 13 du

DENSITY: 6.5 dua.

UNIT SUMMARY
PLAN 1: 4 du (2,540 sqgft.)

2-story; 4br+3.5 ba

PLAN 2: 9 du (2,956 sqft.)

2-story; 4br+3.5 ba

PARKING

Required

garage 26 spaces (2.0 covered spaces / unif)
open 26 spaces (2.0 spaces / unit)

total 52 spaces

Provided

garage 26 spaces
open 33 spaces
total 59 spaces

OPEN SPACE
Required 39,204 sq.ft. (45%)
Provided 46,646 sq.ft. (53%

LOT SUMMARY

LOT LOT SIZE

5,569 sq.ft.
5,387 sq.fi.
5,565 sq.fi.
6,674 sq.fi.
5,549 sq.fi.
6,234 sq.fi.
6,325 sq.fi.
5,992 sq.fi.
5,090 sq.ft.
5,358 sq.fi.
5,532 sq.fi.
5,043 sq.fi.
5,566 sq.ft.
73,884 sq.ft.
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Click here to view Attachment 7.

ATTACHMENT 7
INITIAL STUDY/NEGATIVE
DECLARATION IS UNDER SEPARATE
COVER

15~


http://www.costamesaca.gov/ftp/planningcommission/agenda/2015/2015-06-22/PH-2-Attach-7.pdf

Edmund G. Brown Jr.

Governor

ATTACHMENT 8
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STATE OF CALIFORNIA £
Governor’s Office of Planning and Research §, ”
@ '5-"
State Clearinghouse and Planning Unit "%u,,,m@&*
Ken Alex
Director

April 28,2015

Mel Lee

City of Costa Mesa

77 Fair Drive

Costa Mesa, CA 92626

Subject: Mesa Verde East Project
SCH#: 2015031099 -9 4

Dear Mel Lee:

The State Clearinghouse submitted the above named Negative Declaration to selected state agencies for
review. The review period closed on April 27, 2015, and no state agencies submitted comments by that
date. This letter acknowledges that you have complied with the State Clearinghouse review requirements
for draft environmental documents, pursuant to the California Environmental Quality Act.

Please call the State Clearinghouse at (916) 445-0613 if you have any questions regarding the
environmental review process. If you have a question about the above-named project, please refer to the
ten-digit State Clearinghouse number when contacting this office.

Sincerely, -
5 . z/”?%?ﬂ%’

Scottivlorgan
Director, State Clearinghouse

Received
City of Costa Mesa
Development Services Department

MAY 04 2015

1400 TENTH STREET P.0.BOX 3044 SACRAMENTO, CALIFORNIA 95812-3044
TEL (916) 445-0613 FAX (916) 323-3018 www.opr.ca.gov



Document Details Report
State Clearinghouse Data Base

SCH# 2015031099
Project Title Mesa Verde East Project
Lead Agency Costa Mesa, City of
Type Neg Negative Declaration
Description  The project involves the demolition of the existing site improvements and the construction of a 13-unit,

2-story, detached, small lot residential common interest development. To facilitate the project, the
property is proposed to be rezoned to PDR-LD and the residential project developed as a master plan
per the Planned Development Standards for small lot development as outlined in Zoning Code Section
13-58 (Planned Development Standards).

Lead Agency Contact

Name Mel Lee
Agency City of Costa Mesa
Phone 714754 5611 Fax
email
Address 77 Fair Drive
City Costa Mesa State CA Zip 92626
Project Location
County Orange
City Costa Mesa
Region
Lat/Long 33°40'29"N/117°55'35"W
Cross Streets Adams Avenue & Mesa Verde Drive East
Parcel No. 139-313-08
Township 6S Range 10W Section 4 Base

Proximity to:

Highways
Airports
Railways
Waterways Santa Ana River
Schools Adams ES
Land Use PLU: Church, Z: 1&R
GP: Low Density Residential
Project Issues  Aesthetic/Visual; Agricultural Land; Air Quality; Archaeologic-Historic; Biological Resources;
Drainage/Absorption; Economics/Jobs; Flood Plain/Flooding; Forest Land/Fire Hazard;
Geologic/Seismic; Minerals; Noise; Population/Housing Balance; Public Services; Recreation/Parks;
Schools/Universities; Sewer Capacity; Soil Erosion/Compaction/Grading; Solid Waste;
Toxic/Hazardous; Traffic/Circulation; Vegetation; Water Quality; Water Supply; Wetland/Riparian;
Growth Inducing; Landuse; Cumulative Effects
Reviewing Resources Agency; Department of Fish and Wildiife, Region 5; Department of Parks and Recreation;
Agencies Department of Water Resources; Resources, Recycling and Recovery; Caltrans, District 12;

Department of Housing and Community Development; Air Resources Board; Regional Water Quality
Control Board, Region 8; Department of Toxic Substances Control; Native American Heritage
Commission

Date Received

03/27/2015 Start of Review 03/27/2015 End of Review 04/27/2015

—T1 -

Note: Blanks in data fields result from insufficient information provided by lead agency.



AIRPORT LAND USE COMMISSION

ORANGE [COUNTY
FOR ORANGE COUNTY

3160 Airway Avenue * Costa Mesa, California 92626 « 949.252.5170 fax: 949.252.6012

April 20, 2015

Mr. Mel Lee, AICP
Senior Planner

City of Costa Mesa

77 Fair Drive

Costa Mesa, CA 92628

Subject: Pinnacle Residential Project
Dear Mr. Lee:

Thank you for the opportunity to review the Negative Declaration (ND) for the proposed
Pinnacle Residential Project in the context of the Airport Land Use Commission’s
(ALUC) Airport Environs Land Use Plan (AELUP) for John Wayne Airport (JWA). The
proposed project includes construction of a 13-unit, two-story restdential development on
a 2-acre site located at 2880 Mesa Verde Drive East.

The proposed project is located within the Federal Aviation Regulation (FAR) Part 77
Notification Area for JWA. The initial study states that the proposed maximum height
for the project is 2-stories. We recommend that the project proponent utilize the Notice
Criteria Tool on the FAA website https://oeaaa.faa.gov/oeaaa/external/portal.jsp to
ensure that the proposed project does not penetrate the notification surface. The results
from the Notice Criteria Tool should be included in the ND.

With respect to building height and noise restrictions, the proposed project is located
outside the Obstruction Imaginary Surfaces and also outside of the 60 dBA and 65 dBA
CNEL noise contours for JWA. The proposed project would not be subject to any special
noise reduction requirements or interfere with airspace reserved for air navigation.

Thank you again for the opportunity to comment on the initial study. Please contact Lea
Choum at (949) 252-5123 or via email at Ichoum@ocair.com should you have any
questions related to the Airport Land Use Commission for Orange County.
Sincerely, i

Received

; / > City of Costa Mesa
%’ « JY_)/‘v Development Servicas Denartment

Kari A. Rigoni
Executive Officer APR 22 2015
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MesaWater

DISTRICT®

Dedicated to
Satisfying our Community’s
Water Needs

BOARD OF DIRECTORS

Shawn Dewane
President
Division V

Ethan Temianka
Vice President
Division IIT

Jim Atkinson
Director
Division 1V

Fred R. Bockmiller, Jr., P.E.

Director
Division I

James R. Fisler
Director
Division IT

Paul E. Shoenberger, P.E.
General Manager

Coleen L. Monteleone
District Secretary

Andrew N. Hamilton
District Treasurer

Bowie, Arneson,
Wiles & Giannone
Legal Counsel

1965 Placentia Avenue
Costa Mesa, CA 92627
tel 949,631.1200
fax 949.574.1036
info@MesaWater.org

MesaWater.org

March 26, 2015

Michael R. Murphy
Pinnacle Residential

20 Enterprise, Suite 320
Aliso Viejo, CA 92656

Subject: 2880 Mesa Verde Drive East (13 Homes)
Dear Michael:

Please be advised that proper applications and financial arrangements
will be completed with the Mesa Water District (Mesa Water®) for the
installation of domestic water services, water mains, fire hydrants and
fire services in the City of Costa Mesa.

The subject projects are within the boundaries of Mesa Water®. The
aforementioned water systems are to be installed by the developer as
per Mesa Water’s standard specifications and, upon completion of
construction, will be delivered to Mesa Water® to become part of Mesa
Water's distribution facilities.

Engineering Plan Check deposit, Inspection deposit and Construction
Performance Bond shall be paid and an Application Permit (A.P.)
completed by the applicant prior to the approval of the plans and
issuance of the A.P.

Additionally, Capacity Charges shall be collected by Mesa Water®
prior to approval of plans or execution of a service agreement.

The developer shall contact Mesa Water® immediately so the
proposed project development can be evaluated and the appropriate
project requirements and deposits can be determined.

There is sufficient water supply and adequate pressure to serve this
project, including fire protection. However, the developer will also be
required to provide necessary improvements to existing impacted
infrastructure and be responsible for all associated costs resuiting from
development activities as identified through the plan check review and
approval process.

Very truly yours

Phil Lauri, P.E.
District Engineer



2, PLANNING COMMISSION

MEETING DATE: JUNE 22, 2015 ITEM NUMBER PH 02

SUBJECT: REZONE R-14-05, PLANNING APPLICATION PA-14-48, AND TENTATIVE
TRACT MAP T-17824 FOR A 10-UNIT DETACHED SINGLE-FAMILY
RESIDENTIAL DEVELOPMENT AT 2830 MESA VERDE DRIVE EAST

DATE: JUNE 19, 2015 E

FROM: MEL LEE, SENIOR PLANNER

FOR FURTHER INFORMATION CONTACT: MEL LEE, AICP (714) 754-5611
meI.Iee@costamesaca.gov

Attached to this memo is a revised Engineering letter (Exhibit B1 of the draft Planning
Commission resolution) reflecting the proposed 10-unit single family residential
development. The letter attached to the staff report was for the original 13-unit version
of the project.

Attachment: Revised Engineering Conditions Letter

Distribution: Director of Economic & Development/Deputy CEO
Assistant Development Services Director
Senior Deputy City Attorney
Public Services Director
City Engineer
Transportation Services Manager
Fire Protection Analyst
File (2)

Pinnacle Residential
20 Enterprise, Suite 320
Aliso Viejo, CA 92656

First Church of Christ Scientist
2880 Mesa Verde Drive East
Costa Mesa, CA 92626



CITY OF COSTA MESA

P.0. BOX 1200 + 77 FAIR DRIVE - CALIFORNIA 92628-1200

FROM THE DEPARTMENT OF PUBLIC SERVICES/ENGINEERING DIVISION

June 18, 2015

Costa Mesa Planning Commission

City of Costa Mesa

77 Fair Drive

Costa Mesa, CA 92626

SUBJECT: Tentative Tract No. 17824
LOCATION: 2880 Mesa Verde Drive East
Dear Commissioners:

Tentative Tract Map No. 17824 as furnished by the Planning Division for review by the Public
Services Department consists of subdividing one parcel into ten numbered lots and one lettered
lot. Tentative Tract Map No. 17824 meets with the approval of the Public Services Department,
subject to the following conditions:

1.

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 Mesa Verde Drive East and Andros Street 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.

Applicant/Developer is hereby advised that no removal of trees from the public right-of-way
will be permitted without specific approval from the Parks and Recreation Commission and
compliance with mitigation measures as determined by the Commission to relocate the trees
and/or to compensate the City for the loss_of trees from the public right-of-way. Conditions of

PHONE: (714) 754-5335 FAX: (7147754-5028 TDD: (714) 754-5244
www.costamesaca.gov
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10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

20.

21.

the Commission must be incorporated onto the plans prior to plan approval. The approval
process may take up to three months, therefore, the applicant/developer is advised to identify
all trees affected by the proposed project and make timely application to the Parks and
Recreation Commission to avoid possible delays.

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.

The Subdivider shall submit a cash deposit of $730 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 Homeowner 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
Surveyor in a manner described in Subarticle 12, Section 7-9-337 of the Orange County
Subdivision Code.

Prior to recordation of a Final Tract Map, the surveyor/engineer preparing the map shail 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.

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

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

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.

3



Planning Commission 2015

22. 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.

erely,

oAl '

ariba Fazeli, P.E.
City Engineer

(Engr. 2015/Planning Commission Tract 17824)
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