PLANNING COMMISSION
AGENDA REPORT

MEETING DATE: AUGUST 10, 2015 ITEM NUMBER: pH 5
SUBJECT: PLANNING APPLICATION PA-15-24 AND TENTATIVE PARCEL MAP NO. 15-135
FOR A TWO-UNIT RESIDENTIAL DEVELOPMENT AT 215 KNOX PLACE
DATE: JULY 31, 2015
FROM: PLANNING DIVISION/DEVELOPMENT SERVICES DEPARTMENT

PRESENTATION BY: RYAN LOOMIS, ASSOCIATE PLANNER

FOR FURTHER INFORMATION CONTACT: RYAN LOOMIS (714) 754-5608
ryan.loomis@costamesaca.gov

DESCRIPTION

The proposed project involves the following:

1. Design Review PA-15-24 for a small lot subdivision consisting of two, two-story
detached single family residences of approximately 2,579 square feet each, with
attached two-car garages and off-street open parking at 215 Knox Place. The
proposal features a 4 bedroom/3 bath two-story wood frame construction for both
units. The proposed project complies with the Code-required residential development
standards and the Residential Design Guidelines. The proposal does not involve any
request for a variance or other deviations.

2. Tentative Parcel Map No. PM-15-135 to subdivide a 8,006 square-foot parcel into
two fee-simple lots, including a 4,003 square-foot lot (Parcel 1) and 4,003 square-

foot lot (Parcel 2), and is consistent with the requirements of Article 2.5. Residential
Small Lot Subdivision Ordinance.

APPLICANT

The applicant is Ryan Oldham, authorized agent for the property owner, RREG
Investment Series, LLC Series 1021.

RECOMMENDATION

Approve the project by adoption of Planning Commission resolution, subject to conditions.



PLANNING APPLICATION SUMMARY

Location: 215 Knox Place Application Number: | PA-15-24 and PM-15-135
APN: 425-333-21
Request: Design Review of a two unit, two-story residential development per SLO.
SUBJECT PROPERTY: SURROUNDING PROPERTY:

Zone: R2-MD North; R2-MD, Multi-Family Residential, Medium
Density

General Plan; MDR South: R2-MD, Multi-Family Residential, Medium
Density

Lot Dimensions: 100 FT x 80.06 FT East: R2-MD, Multi-Family Residential, Medium
Density

Lot Area: 8,006 square feet West: R2-MD, Multi-Family Residential, Medium
Density

Existing One parcel with one unit one-story residential development

Development;

DEVELOPMENT STANDARD COMPARISON

Development Standard

Lot Area

Required/Allowed
R2-MD zone
12,000 SF new lots or
No minimum per Small Lot
Subdivision Standards

Proposed/Provided

Unit 1- 4,003 SF
Unit 2- 4,003 SF

Open space (development lot)

30% of total lot area per
Small Lot Subdivision
Standards

3,806 SF (47.6%)

Open space (individual unit)

200 SF with no dimension
less than 10 feet per Small
Lot Subdivision Standards

200 SF (Parcel 1) (20" x 10°)
200 SF (Parcel 2) (20’ x 10")

Density:

High Density Residential Land Use

Max. 12 units per acre

10 units per acre

Zone — R2-MD

1 du/3,630 SF
Max. 2 dwelling units

1 du/4,003 SF
2 dwelling units

Building Height Two-stories / 27 ft. 24'-3"
Distance between main buildings No Minimum /SLO 10 ft.
Building Setbacks:
Front (Knox PI) 20 ft, 20 ft.
Side (west interior) 5 ft. 5 ft. (Parcel 1)’
Side {east interior) 5 ft. 5 ft. (Parcel 2)*
Rear (interior) 10 ft. 10 ft.
% ratio of 2nd floor to 1st floor 100% 74%
Driveway Length 19 ft. 19 ft.”

(*Public Services requires 1-foot
easement along front PL)

Parking Two garage and Two garage and
two open per unit two open per unit

Total 8 spaces 8 spaces

Final Action Planning Commission

CEQA Review Exempt, Class 3 for New Construction

1 Proposed units less than 2,700 square feet are not subject to the 10-foot average side yard setback requirement.
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BACKGROUND

Project Site/Environs

The subject project site is an 8,006 square-foot parcel located on the south side of Knox
Place, between Orange and Westminster Avenues. The project site is currently developed
with a single-story residential unit, which will be replaced by the proposed project. Existing
driveway and access is provided off of Knox Place from two driveway aprons, forming a
horseshoe style driveway. The existing unit provides for a one-car garage, and open parking
for approximately 4 cars, for a total of approximately 5 on-site parking spaces. The property
is zoned R2-MD with a maximum development potential of 2 dwelling units (12 dwelling units
per acre).

The property immediately to the west (1570 Orange Ave) of the subject property is developed
as a one-story duplex. The property to the east (219 Knox Place) is developed with three
detached one-story multi-family residential units. The properties to the north, across Knox
Place, include a one-story triplex (1580, 1582, 1582 %2 Orange Ave), a two-story duplex (214
Knox Place), and a two-story single family residence (216 Knox Place). The property to the
south of the subject property is developed with multi-family residences.

The design of the proposed project was created by Oldham architects firm. Each home is
developed with a contemporary architectural style utilizing wood siding, stucco, standing
seam metal roofs, flat roof areas, and composite shingle roofing. The homes are custom
designed to blend harmoniously into the surrounding environment. Both residences will be
oriented toward Knox Place with garage access for both units off of Knox Place from
individual driveway aprons. Elevations are enhanced with premium materials, wall offsets,
gable roofs, combination of materials, horizontal and vertical articulation, as well as accents
and details.

ANALYSIS
Design Review PA-15-24

The proposed project consists of two detached, single-family residences with attached two-
car garages. The property would be subdivided into two separate fee simple lots, and the
proposed residences will be separated each by a 5-foot setback, for a total of 10 feet. Parcel
1 is proposed as the westerly portion of the development lot, and includes a lot area of 4,003
square feet. Parcel 2 is proposed on the easterly portion of the development lot, and also
includes a lot area of 4,003 square feet. The table below provides a complete development
summary.

PA-15-19 Development Summary
Lot Area | Building | No. Bed/Bath | Parking Private Building Height
Area Open
Space
Parcel 1 4,003 SF | 2,579 SF | 4bed/3.5bath 4 total- 200 SF 24'-3"
(2 garage &
2 open)
Parcel 2 4,003 SF | 2,579 SF | 4bed/3.5bath 4 total- 200 SF 24'-3"
(2 garage &
2 open)
Total 8,006 SF | 5,158 SF | 8bed/7bath 8 400 SF

%



The project layout, floor plans and elevations comply with the Small Lot Subdivision
Standards and the Residential Design Guidelines. Both units meet all development lot
setback requirements of Article 2.5., Residential Small Lot Subdivision Ordinance, including
a 20-foot front setback, 5-foot interior setbacks, and a 10-foot rear setback. The two proposed
units each have similar floor plans, and include four bedrooms, three and a half bathrooms,
and an open area for living, dining, and kitchen areas. Each unit will also include a laundry
room on the second floor. In regards to architecture, both units have a combination of hip and
gable roofs. The hip roofs are designed as a standing seam metal roofing, and the gable
roofs will consist of composite asphalt roofing. The residences are two stories in height and
will not exceed the 27-foot height maximum requirements. Each unit will include attached
two-car garages, and two open parking spaces along an 18 x 19’ driveway. This will provide
for approximately 3 additional on-site parking spaces from the existing project. The trash bins
for each unit will be stored adjacent to garage within the 5-foot side yard setback.

The project complies with the review criteria and development standards of the Small Lot
Subdivision Ordinance and the Residential Design Guidelines. The project density complies
with the General Plan designation of Medium Density Residential.

Residential Design Guidelines

The design of the proposed residences meet the intent of the City’s Residential Development
Standards and Design Guidelines. The design of the two-story homes, as conditioned,
complies with the building mass and form, setback requirements, elevation treatment and
window placement guidelines. As discussed above, the proposed residences include
elevations with varied roof forms, a combination of horizontal or vertical siding, plaster finish
and enhanced windows to provide visual interest.

The project proposes to divide one large development lot into two new parcels along Knox
Place. Parcel 1 is the westerly property, and the proposed interior side setbacks for Parcel 1
include a 5-foot setback for the first and second story portion of the building from the westerly
property line. Parcel 2 is the easterly property, and the proposed interior side setbacks for
Parcel 2 includes a 5-foot setback for the first story portion of the unit, and an 8-foot setback
for the second story. Residences with less than 2,700 square feet of living area (excluding
the garage) are not required to comply with an average second-story side setback of ten feet.
Both units are less than 2,700 square feet of living area. In regards to the front and rear
setbacks, both units will maintain a 20-foot front setback and a 10-foot rear setback per Code.

General Plan Conformance

The proposed development is a small lot subdivision development of two detached single
family residences. The project is consistent with the maximum allowable General Plan
density of 1 dwelling unit per 3,630 square feet, or 12 dwelling units per acre. The proposed
project will develop with one dwelling unit per 4,003 square feet, or 10 dwelling units per acre,
which is below the 12 dwelling units per acre allowed in the Medium Density Residential land
use designation. The project also complies with Land Use 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”
in that the two parcels will be sold independent of one another, therefore promoting
homeownership opportunities.
4



JUSTIFICATIONS FOR APPROVAL

Pursuant to Title 13, Section 13-29, Planning Application Review Process, 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
Design Review PA-15-19 and Parcel Map PM-15-129, based on the following assessment
of facts and findings which are also reflected in the draft resolution.

The proposed project complies with the General Plan and with the Zoning Code
standards. The creation of the subdivision is consistent with General Plan Land Use
Objective LU-1A.4 in that it creates new homeownership opportunities to improve the
balance between renter and owner occupied housing in the City. The project design
complies with all development standards of the Small Lot Subdivision Ordinance,
including five foot side setbacks permitted due to the excellence in design of the
project and due to the units being less than 2,700 square feet. The proposed project
does not exceed the maximum density of less than 12 units per acre, consistent with
the General Plan designation of Medium Density Residential.

The proposed project meets the purpose and intent of the Residential Design

Guidelines. The design of the two-story homes complies with the building mass and
form, setbacks, elevation treatments, window placement, and architectural
consistency guidelines. The proposed residences include elevations with varied roof
forms and elevation treatments to enhance visual interest.

The proposed project provides variation to street-facing elevations to reduce visual
prominence, provide visual interest and relief from monotony. Staff is requiring further
enhancement to exterior elevations to differentiate the two units. The unit on Parcel 1
will include vertical board & batten siding, painted plaster finish, and a 12-inch
horizontal trim board between the first and second stories. The proposed color
scheme for the trim and vertical siding is a darker tone than the unit on Parcel 2, as
shown below. The unit on Parcel 2 will include a combination of horizontal tongue &
groove siding and painted plaster finish (see images below). The proposed color
scheme for the trim and siding is a lighter tone than Parcel 1 unit, as shown below.
Each unit also provides window treatments, including an aluminum awning for the
windows within the front tower feature, which is an architectural feature proposed
along the front elevation. The combination use of horizontal and vertical siding, plaster
finish, along with combination of fagade treatments and coloring all help to provide
building facades that promote variety and interest.
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The setbacks of existing neighboring structures, and visual impacts from second story
windows were considered with reqard to the proposed five-foot interior setbacks and
ten-foot rear setback. The Small Lot Subdivision Ordinance allows for a minimum 5-
foot interior side setback for single stories and second stories when less than 2,700
square feet. The proposed buildings are placed on the property with sufficient
setbacks to provide private useable open space and minimizes the potential privacy
impacts to surrounding properties. The location of the units takes into consideration
the side and rear yards of the abutting homes, and places the homes to maximize
distances from all adjacent dwellings.
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Specifically, the proposed
units maintain  adequate
setback to the easterly
interior side property line. The
unit on Parcel 2 proposes a
5-foot side setback along the
first story portion of the unit,
an 8-foot setback along the
second story. The only
windows along the second
story portion of Parcel 2, will
be set back 13 feet behind
the property line. The
residences to east are single
story structures and are
approximately 5 feet from the
property line. Therefore, the

project minimizes the potential privacy impacts to surrounding properties along the

easterly property.

The existing one-story residences to the ==

west are located about 10 to 15 feet from ]
the side property line of the project site (or %
the rear property line of these neighboring —

properties.
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=% Neighboring
rear setback
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In regards to the rear setbacks for smporny

Parcel 1 and Parcel 2, each unit B (-
will have a 10-foot rear setback

from the southerly property line.
An existing second-story
residential unit with windows along : | s L
the rear property line includes the

multi-family unit behind Parcel 1. [ 0 5 frmono) |
The abutting property's second ; / | o
story windows are set back |7 4
approximately 39 feet behind the .
proposed second story portion of N{E]
Parcel 1 (see image). Due to the =
large setback between second ' T
story windows, the proposed ——
obscure glazing bathroom windows, and smaller size bedroom windows, the view
impacts to neighboring properties will be limited. Therefore, the project minimizes the
potential privacy impacts to surrounding properties along the southerly property line.

390"

The proposed project is conditioned to include a 1-foot sidewalk easement along
Merrill Place right-of-way. To maintain ADA compliant sidewalks per the Public
Services Division, the project will require a 1-foot easement along the front property
line abutting Knox Place R.O.W. The proposed project still provides for a 19-foot
driveway and 20-foot front setback for each parcel with the proposed easement. No
modifications are required.

The proposed subdivision is consistent with the General Plan and Zoning Code. The
subdivision complies with General Plan Land Use Objective LU-1A.4 in that it allows
the units to be sold independent of one another and creates home ownership
opportunities. The subdivision is consistent with applicable development standards
contained in the Zoning Code. The subdivision also provides for future natural heating
and cooling. The use of smaller sized bedroom windows and window glazing for
bathroom windows along the second floor southern elevation for both units, is
provided to minimize sun exposure. The project also provides private open space
areas under partial roof overhangs and entry canopies. Open space also incorporates
landscaping, such as trees, to ensure natural and passive heating and cooling from
the sun exposure. In addition, the open space areas will incorporate hardscape,
including decks and concrete pavers.

The project exceeds the development lot minimum open space requirement (30%
required, 45% proposed). A total of 47.6 percent of the development lot area will be
provided as open space and landscaping, which exceeds the required 30%
development lot open space requirement. This open space includes a minimum of
200 square feet of private open space for each parcel. Both private open space areas
will be located within the rear portions of each unit, and be accessed from the adjacent
kitchen and dining room.

The landscape concept plan is consistent with the City’s standards for multi-family
development. Specifically, the plan includes landscaping within the private open
space areas, and along the driveway and parking areas for each unit. The concept




plan shows approximately five 24" box trees along the front, middle and rear portion
of the development lot, shrubs along the driveway and side property lines to
encourage privacy, and drought tolerant turf or ground cover throughout the project.

o The Declaration of the Covenants, Conditions, and Restrictions (CC&Rs) is required
fo be filed on the property. The Small Lot Ordinance requires that all small lot
subdivisions establish some form of self-governance through CC&Rs, maintenance
associations, and/or homeowner’s associations. In the City of Costa Mesa, the most
common type of association is an incorporated homeowner's association. This is a
corporation in which the members of the corporation vote for a board of directors which
runs the affairs of the corporation. In this case, as a 2-unit small lot development, Code
does not require that an HOA be established. The Small Lot Ordinance requires, at a
minimum, that CC&Rs be recorded on the property. Because there are no common
areas for circulation, parking, or landscape purposes, a condition of approval requires
that the CC&Rs shall contain the ground rules related to: architectural control over
future building modifications or additions, architectural design and guidelines for the
property, and engagement in alternative dispute resolution before filing a lawsuit to
resolve conflicts.

e New Perimeter Block Walls Required. Code requires a 6-foot high masonry wall
around the perimeter of the proposed development lot; however, special exceptions
can be made for upgraded fencing material such as redwood, cedar, “green lumber”,
and other pre-treated/pre-stained wood fencing, etc. Staff is applying the Code-
required block wall to this development, and this is further described pursuant to a
condition of approval.

Tentative Parcel Map PM-2015-135

The applicant proposes a parcel map in compliance with the City’s Small Lot Subdivision
Ordinance to allow the formation of two fee simple lots. The proposed property is suitable to
accommodate the proposed small lot subdivision. There are no interferences with the City’s
or other utility agencies’ right-of-way areas and/or easements. The map is consistent with
City codes and the State Subdivision Map Act.

Expiration of Projects

Per City Code, planning application approvals are valid for one year unless renewed. Per
the State Subdivision Map Act, tentative tract map approvals are valid for 24 months. As a
result, staff has incorporated a condition of approval allowing the planning application
expiration to coincide with the expiration of the respective map. The planning application and
map would expire in 24 months (August 2017). After the initial 24-month period, a time
extension for these applications would be required to be processed for another 12-month
period.

ENVIRONMENTAL DETERMINATION

The project is exempt from the provisions of the California Environmental Quality Act under
Section 15303 (Class 3), New Construction or Conversion of Small Structures. In urbanized
areas, up to three single-family residences may be constructed or converted under the
Class 3 exemption. Cf



LEGAL REVIEW

The draft resolutions have been reviewed and 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

The Planning Commission has the following 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 Design Review and Tentative Parcel Map will allow development of a two-
unit small lot subdivision. The project is deemed to be a high-quality development, therefore
it is consistent with the intent of the General Plan and Zoning Code. Resolutions for approval
and denial of the project are attached for consideratrﬂ'ﬁ the Planning Commission.

RYAN MIS CLAIRE FLYNN, AICP
Assocfiate Planner Assistant Director
Development Services

|0



Attachments: 1. Vicinity Map, Zoning Map and 500’ Radius Map

2. Existing Color Site Photos

3. Applicant’s Project Description

4. Draft Planning Commission Resolutions and Exhibits
5. Project Plans/ Color Elevations/Tentative Parcel Map

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

Applicant:  Ryan Oldham
550 South Brea Bivd
Brea, CA 92821

Owner: RREG Investment Series, LLC Series 1021
1520 N. El Camino Real, Suite 5
San Clemente, CA 92672
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ATTACHMENT 3
oldham

arcnitects

June 22, 2015

City of Costa Mesa Community Development
Re: 215 Knox Place
The following is a summary of the proposed project located at 215 Knox Place:

1) Demo existing single family structure and all site built features.

2) Grade building pad and prepare for new structures.

3) Build 2 new 2-story single family dwellings on lot. Each dwelling to be approximately 2,400 SF
2-Story single family homes with 4 Bedrooms & 3.5 Bathrooms. Construction to be wood
framing over concrete slab foundation. Architecture to be in a contemporary style utilizing some
wood siding, stucco, standing seam metal roof, flat roof areas, and comp. shingle roofing.

4) Develop remainder of lot for landscape, hardscape and parking areas.

5) Provide subdivision of lot per city requirements for construction of 2 homes.

Sincerely,

Ryan Oldham,
Project Architect

OLDHAM ARCHITECTS
333w 3723 G
333 A 9232

2 Tl 4322208
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ATTACHMENT 4

RESOLUTION NO. PC-15-

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF COSTA MESA APPROVING PLANNING
APPLICATION PA-15-24 AND TENTATIVE PARCEL MAP NO.
PM-15-135 FOR PROPERTY AT 215 KNOX PLACE IN THE R2-
MD ZONE
THE PLANNING COMMISSION OF THE CITY OF COSTA MESA HEREBY RESOLVES
AS FOLLOWS:

WHEREAS, an application was filed by Ryan Oldham, as the authorized agent on
behalf of the property owner, RREG Investment Series, LLC Series 1021, requesting
approval of the following:

1.) Design Review PA-15-24 for a small lot subdivision consisting of two, two-story
detached single family residences of approximately 2,579 square feet each, with attached
two-car garages and off-street open parking at 215 Knox Place. The proposal features a
4 bedroom/3¢bath two-story wood frame construction for both units. The proposed project
complies with the Code-required residential development standards and the Residential
Design Guidelines. The proposal does not involve any request for a variance or other
deviations.

2.) Tentative Parcel Map No. PM-15-135 to subdivide a 8,006 square-foot parcel into two
fee-simple lots, including a 4,003 square-foot lot (Parcel 1) and 4,003 square-foot lot
(Parcel 2), and is consistent with the requirements of Article 2.5. Residential Small Lot

Subdivision Ordinance.

WHEREAS, a duly noticed public hearing held by the Planning Commission on
August 10", 2015 with all persons having the opportunity to speak for and against the
proposal;

WHEREAS, the two-unit project is exempt from the provisions of the California
Environmental Quality Act under Section 15303 (Class 3), Construction and Conversion
of Small Structures.

BE IT RESOLVED that, based on the evidence in the record and the findings
contained in Exhibit A, and subject to the conditions of approval contained within Exhibit
B, the Planning Commission hereby APPROVES Planning Application PA-15-24 and
Tentative Parcel Map PM-15-135.

20



BE IT FURTHER RESOLVED that the Costa Mesa Planning Commission does
hereby find and determine that adoption of this Resolution is expressly predicated upon
the activity as described in the staff report for Planning Application PA-15-24 and Tentative
Parcel Map PM-15-135 and upon applicant's compliance with each and all of the
conditions in Exhibit B, 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.

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 10" day of August, 2015.

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

A\



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 August 10th, 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

A.

The proposed project complies with Costa Mesa Municipal Code Section 13-
29(g)(14) because:

Finding: The project complies with the City of Costa Mesa Zoning Code and meets
the purpose and intent of the Residential Design Guidelines, which are intended to
promote design excellence in new residential construction, with consideration being
given to compatibility with the established residential community. This design review
includes site planning, preservation of overall open space, landscaping, appearance,
mass and scale of structures, location of windows, varied roof forms and roof plane
breaks, and any other applicable design features.

Facts in Support of Findings: The design of the two-story homes complies
with the building mass and form, window placement, setbacks, elevation
treatments, and architectural consistency guidelines. The proposed
residences include elevations with varied roof forms and elevation treatments
to enhance visual interest. The buildings are placed on the property with
sufficient setbacks to provide private useable open space and minimizes the
potential privacy impacts to surrounding properties. The location of the units
takes into consideration the side yards of the abutting homes. The second
story windows for Parcel 2 are 13 feet from the neighboring residence located
to the east. For Parcel 1, there is a sufficient buffer between the proposed 5-
foot setback for the second story windows and residences located to the west.
Neighboring second story windows along the rear setback are approximately
39 feet from proposed second story windows for Parcel 1. The exterior
elevations of the proposed homes also incorporate enhanced windows,
including a variety of sizes, glazing, and window trim to provide visual interest.
In addition, a required six-foot tall decorative block wall along the perimeter of
the development lot will improve the aesthetics of the site and the abutting
properties.

Finding: The visual prominence associated with the construction of a two-story
house or addition in a predominantly single-story neighborhood has been reduced
through appropriate transitions between the first and second floors and the provision
of second floor offsets to avoid flat two-story walls.

Facts in Support of Finding: The subject site is in a neighborhood with both
single-story and two-story residences. The combination of horizontal and
vertical siding and plaster finish, along with architectural features, such as a
tower feature, canopies, and trim for both units provides a vertical break
between the first and second story. The variety and articulation provided for
the second floors of both units will also increase the overall aesthetics. Staff is
requiring further enhancement to exterior elevations to differentiate the two
units. The unit on Parcel 1 will include vertical board & batten siding, painted
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plaster finish, and a 12-inch horizontal trim board between the first and second
stories. The proposed color scheme for the trim and vertical siding is a darker
tone than the unit on Parcel 2. The unit on Parcel 2 will include a combination
of horizontal tongue & groove siding and painted plaster finish. The proposed
color scheme for the trim and siding is a lighter tone than Parcel 1 unit.

The proposed project 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 Finding: The creation of the subdivision is consistent
with General Plan Land Use Objective LU-1A.4 in that it creates ownership
opportunities to improve the balance between renter and owner occupied
housing in the City. The project design complies with the Small Lot Subdivision
Ordinance and the Residential Design Guidelines.

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

Facts in Support of Finding: The proposed project has a density of 10.9
units per acre, consistent with the General Plan designation of High Density
Residential, which allows 12 dwelling units per acre.

Finding: The subject property is physically suitable to accommodate the subdivision
in terms of type, design, and density of development, and will not result in substantial
environmental damage nor public health problems, based on compliance with the
Zoning Code and General Plan, and consideration of appropriate environmental
information.

Facts in Support of Finding: The project is exempt from the provisions of the
California Environmental Quality Act under Section 15303 (Class 3), New
Construction or Conversion of Small Structures. The project complies with the
maximum allowed density for the site and provides adequate open space,
parking and setbacks from adjacent properties.

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 Finding: The project provides private open space areas
under partial roof canopies and incorporates landscaping, such as trees, to
ensure natural and passive heating and cooling from the sun exposure. In
addition, the use of smaller sized bedroom windows and window glazing for
bathroom windows along the second floor southern elevation for both units, is
provided to minimize sun exposure.

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
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rights-of-way and/or easements within the tract.

Facts in Support of Finding: The proposed project does not interfere with
the public right of way. A 1-foot wide easement along the front property line
along Knox Place right-of-way (R.O.W.) is required to ensure the public
access and ADA compliance exists for the sidewalk along Knox Place R.O.W.

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 Finding: 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.

Finding: The project is exempt from the provisions of the California Environmental
Quality Act under Section 15303 (Class 3) for New Construction or Conversion of Small
Structures.

Facts in Support of Finding: In urbanized areas, up to three single-family
residences may be constructed under the Class 3 exemption. The project
proposes to construct two residential units and therefore qualifies for a Class
3 exemption.

The project is exempt from Chapter Xll, Article 3 Transportation System
Management, of Title 13 of the Costa Mesa Municipal Code.
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EXHIBIT B

CONDITIONS OF APPROVAL

Ping.

1.

The expiration of Planning Application PA-15-24 shall coincide with the
expiration of the approval of the Tentative Parcel Map PM-15-135 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 for PA-15-24 and Tentative Parcel Map PM-15-
135 shall be blueprinted on the face of the site plan as part of the plan
check submittal package. Address assignment shall be requested from the
Planning Division prior to submittal of working drawings for plan check.
The approved address of individual units, suites, buildings, etc., shall be
blueprinted on the site plan and on all floor plans in the working drawings.
Prior to issuance of a certificate of occupancy, the applicant shall file and
record a declaration of covenants, conditions, and restrictions (CC&Rs) on
the property. The establishment of a Homeowner's Association is optional.
Prior to issuance of a building permit, a draft of the CC&Rs shall be
remitted to the Development Services Director and City Attorney's office
for review and approval. Because there are no common areas for
circulation, parking, or landscape purposes, the CC&Rs shall be limited to
the ground rules related to: architectural control over future building
modifications or additions, architectural design and guidelines for the
property, and engagement in alternative dispute resolution before filing a
lawsuit to resolve conflicts. The Development Services Director has the
discretion to request any other provisions in the CC&Rs to promote self-
governance between the two property owners.

With specific regard to the interior fencing between the two new homes
(not outside development lot perimeter), the applicant shall submit a
detailed wall and fence plan for review. The location and heights of
fences/walls shall comply with Code requirements, as well as any visibility
standards for traffic safety related to ingress and egress. The private,
interior fences or walls between the homes shall be a minimum of six feet
in height.

Code requires a 6-foot high masonry wall around the perimeter of the
proposed development lot. Where walls on adjacent properties already
exist, the applicant shall work with the adjacent property owner(s) to
prevent side-by-side walls with gaps in between them and/or provide
adequate privacy screening by trees and landscaping.

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.
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10.

11.

12.

The subject property's ultimate finished grade level may not be filled/raised
in excess of 30 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. Applicant
is advised that recordation of a drainage easement across the private
street may be required to fulfill this requirement.

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.

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

A minimum 20-foot by 20-foot clear inside dimension shall be provided for
the two-car garages. The proposed garages shall be used for parking as
required by code as it is not habitable space; further excess storage which
prevents parking the required number of vehicles is prohibited.
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 issuance of building permits, the applicant shall provide the
Conditions, Covenants, and Restrictions (CC&Rs) to the Development
Services Director and City Attorney's office for review. The CC&Rs must be
in a form and substance acceptable to, and shall be approved by the
Development Services Director and City Attorney's office.

a. The CC&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 homeowner's
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Eng.

Eng.

Eng.

Pkwys.

i3>

14.

15.

16.

17.

18.

or maintenance association, as applicable, to verify compliance with
this condition.

b. 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 Homeowner’s Association or Maintenance Association, as applicable,
shall submit a signed affidavit to the City of Costa Mesa on an annual basis
to certify the following:

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

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

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

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.

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 (1) City's approval of the project,
including but not limited to any proceeding under the California
Environmental Quality Act. The indemnification shall include, but not be
limited to, damages, fees and/or costs awarded against the City, if any,
and cost of suit, attorney's fees, and other costs, liabilities and expenses
incurred in connection with such proceeding whether incurred by the
applicant, the City and/or the parties initiating or bringing such proceeding.
This indemnity provision shall include the applicant's obligation to
indemnify the City for all the City's costs, fees, and damages that the City
incurs in enforcing the indemnification provisions set forth in this section.
Prior to the issuance of a connection permit, the applicant shall pay the
applicable water connection fees.

Dedicate a 1-foot public sidewalk easement to the City of Costa Mesa
behind the right-of-way line on Knox Place.

Applicant is informed Knox Place is under a "NO OPEN CUT" moratorium.
Open cutting the street pavement during the moratorium period shall
require special resurfacing requirements.

Release and relinquish all vehicular and pedestrian access rights to Knox
Place to the City of Costa Mesa, except at approved locations.

Plant two (2) twenty-four inch (24”) box-size Crape Myrtle, Lagerstroemia
faurei ‘Tuscarora’ or ‘Natchez' in the public right-of-way, one in front of
each unit.
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CODE REQUIREMENTS

The following list of federal, state and local laws applicable to the project has been
compiled by staff for the applicant’s reference. Any reference to “City” pertains to the City
of Costa Mesa.

Ping. 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.

2.  Allnoise-generating construction activities shall be limitedto 7a.m.to 7 p.m.
Monday through Friday and 9 a.m. to 6 p.m. Saturday. Noise-generating
construction activities shall be prohibited on Sunday and the following
Federal holidays: New Year's Day, Memorial Day, Independence Day,
Labor Day, Thanksgiving Day and Christmas Day.

3. Development shall comply with all requirements of Section 13-32, Title

13, of the Costa Mesa Municipal Code relating to development standards

for residential projects.

All on-site utility services shall be installed underground.

Installation of all new 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.

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

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

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

9. 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.

10. If present and/or projected exterior noise exceeds 60 CNEL, California
Noise Insulation Standards, Title 25, California Code of Regulations require
a maximum interior noise level of 45 CNEL for residential structures. If
required interior noise levels are achieved by requiring that windows be
inoperable or closed, the design for the structure must also specify the
means that will be employed to provide ventilation, and cooling if necessary,
to provide a habitable interior environment.

11. Prior to issuance of occupancy permits, the Developer shall pay a park
impact fee or dedicate parkland to meet the demands of the proposed

development.
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Bldg.

Fire

12.

13.
14.

15.

16.

17

18.

19.

20.

21.

Comply with the requirements of the adopted 2013 California Residential
Code,2013 California Building Code, 2013 California Electrical code,
2013 California Mechanical code , 2013 California Plumbing code , 2013
California Green Building Standards Code and 2013 California Energy
Code (or the applicable adopted, California Residential Code, California
Building code California Electrical code, California Mechanical code
California Plumbing Code, California Green Building Standards and
California Energy Code at the time of plan submittal or permit issuance )
and California Code of Regulations also known as the California Building
Standards Code, as amended by the City of Costa Mesa.
Submit grading plans, an erosion control plan and a hydrology study.
Submit precise grading plans, an erosion control plan and a hydrology
study. A precise grading and a hydrology report plan shall not be required
if any of the following are met:

1-  An excavation which does not exceed 50 CY on any one site and

which is less than 2 ft in vertical depth, or which does not create a cut

slope greater than 1 72:1 (excluding foundation area).

2- 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 does

not obstruct a drainage course.

3- Afill less than 3 ft. 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 soil’s report for the project. Soil’'s Report recommendations shall
be blueprinted on both the architectural and the precise grading plans.
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 two percent
(2%). 2013 California Residential Code CRC 403.1.7.3
Lot shall be graded to drain surface water away from foundation walls. The
grade shall fall a minimum of six inches within the first ten 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 five foot
setback area from the property line. They may project a maximum of 12
inches beyond the three foot setback. CRC Tables R302.1(1) and
R302.1(2).
Prior to the issuance of a Building Permit, the City of Costa Mesa Fire
Department shall review and approve the project design features to
assess compliance with the California Building Code and California Fire
Code.
The project shall provide an automatic fire sprinkler system according to
NFPA 13D.
Street addresses shall be visible from the public street and may be
displayed either on the front door, on the fascia adjacent to the main
entrance, or on another prominent location. When the property has alley
access, address numerals shall be displayed in a prominent location
visible from the alley. Numerals shall be a minimum six (6) inches in
height with not less than one-half-inch stroke and shall contrast sharply
with the background.
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Trans.

Eng.

22.

23.

24.

25.

26.

27.

28.

29.

30.

31.

32.

33.

34.

35.

Construct residential driveway approach at locations specified on
submitted site plan. Drive approach dimensions shall be W=16 feet, X=4
feet, per City Standards.

Close unused drive approaches with full height curb and gutter per City
Standards.

Two copies of the Final Map and one copy of the Property Boundary
closure calculations shall be submitted to the City of Costa Mesa
Engineering Division for checking.

Submit updated Title Report of the subject property.

The Parcel Map shall be developed in full compliance of CCMMC Sec 13-
208 through 13-261 inclusive.

Submit seven copies, one duplicate mylar and an electronic copy of
recorded map or signed plan to Engineering Division, City of Costa Mesa,
prior to occupancy.

Prior to recordation of a final map, the surveyor/engineer preparing the
map shall tie the boundary of the map into the Horizontal Control System
established by the County Surveyor and shall submit to the City Engineer
and the County Surveyor a digital-graphic file of said map in a manner
described in Subarticle 11/12, Sections 7-9-330/7-9-337 of the Orange
County Subdivision Code.

Survey Monuments shall be preserved and referenced or set pursuant to
Section 8771 of the Professional Land Surveyors Act and Business and
Professional code.

Submit cash deposit or surety bond to guarantee monumentation prior to
approval of the map. Amount to be determined by City Engineer.

At the time of development submit for approval an Offsite Plan to the
Engineering Division and Grading Plan to the Building Division that shows
Sewer, Water, Existing Parkway Improvements and the limits of work on
the site, and hydrology calculations, both prepared by a registered Civil
Engineer or Architect. Construction Access approval must be obtained
prior to Building or Engineering Permits being issued by the City of Costa
Mesa. Pay Offsite Plan Check fee per Section 13-231 of the C.C.M.M.C.
and an approved Offsite Plan shall be required prior to Engineering
Permits being issued by the City of Costa Mesa.

Maintain the public Right-of-Way in a "wet-down" condition to prevent
excessive dust and remove any spillage from the public Right-of-Way by
sweeping or sprinkling.

Pay Offsite Plan Check fee per Section 13-231 of the C.C.M.M.C. and an
approved Offsite Plan shall be required prior to Engineering Permits being
issued by the City of Costa Mesa.

A Construction Access Permit and deposit of $580 will be required by City
of Costa Mesa, Engineering Division, prior to start of any on-site work,
necessary during construction for street sweeping and to guarantee
replacement costs in case of damage to existing public improvements.
Obtain an encroachment permit from the Engineering Division for any
work in the City public right-of-way. Pay required permit fee & cash
deposit or surety bond to guarantee construction of off-site street
improvements at time of permit per section 15-31 & 15-32, C.C.M.M.C.
as approved by City Engineer. Cash deposit or surety bond amount to be
determined by City Engineer.



36.

37.

38.

39.

40.

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. ADA compliance required for new driveway approaches.
Obtain a permit from the City of Costa Mesa, Engineering Division, at the
time of development and then construct P.C.C. Residential sidewalk per
City of Costa Mesa Standards as shown on the Off-site Plan, including
four (4) feet clear around obstructions in the sidewalk.

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 at applicant's expense.

Fulfill Drainage Fee requirements per City of Costa Mesa Ordinance No.
06-19 prior to approval of Final Map/Approval of Plans.

In order to comply with the 2003 Drainage Area Management Plan
(DAMP), the proposed Project shall prepare a Water Quality Management
Plan conforming to the Current National Pollution Discharge Elimination
System (NPDES) and the Model WQMP, prepared by a Licensed Civil
Engineer or Environmental Engineer, which shall be submitted to the
Department of Public Works for review and approval.

a) AWQMP (Priority or Non-Priority) 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.

b) Location of BMPs shall not be within the public right-of-way.

SPECIAL DISTRICT REQUIREMENTS

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

Sani.

1.

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
permit are required prior to installation of sewer. To receive credit for
buildings to be demolished, call (949) 654-8400.

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 (949)
654-8400 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 (949) 654-8400 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.
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AQMD

School

State

Water

f

8.

9.

10.

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.

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.

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
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RESOLUTION NO. PC-15-

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF COSTA MESA DENYING PLANNING APPLICATION
PA-15-24 AND TENTATIVE PARCEL MAP NO. PM-15-135
FOR PROPERTY AT 215 KNOX PLACE IN THE R2-MD ZONE

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

WHEREAS, an application was filed by Ryan Oldham, as the authorized agent on
behalf of the property owner, RREG Investment Series, LLC Series 1021, requesting
approval of the following:

1.) Design Review PA-15-24 for a small lot subdivision consisting of two, two-story
detached single family residences of approximately 2,579 square feet each, with attached
two-car garages and off-street open parking at 215 Knox Place. The proposal features a
4 bedroom/3.5 bath two-story wood frame construction for both units. The proposed project
complies with the Code-required residential development standards and the Residential
Design Guidelines. The proposal does not involve any request for a variance or other
deviations.

2.) Tentative Parcel Map No. PM-15-135 to subdivide a 8,006 square-foot parcel into two
fee-simple lots, including a 4,003 square-foot lot (Parcel 1) and 4,003 square-foot lot
(Parcel 2), and is consistent with the requirements of Article 2.5. Residential Small Lot

Subdivision Ordinance.

WHEREAS, a duly noticed public hearing held by the Planning Commission on
August 10, 2015 with all persons having the opportunity to speak for and against the

proposal,

BE IT RESOLVED that, based on the evidence in the record and the findings
contained in Exhibit A, the Planning Commission hereby DENIES Planning Application
PA-15-24 and Tentative Parcel Map No. PM-15-135.

DENIED this 10th day of August, 2015.

Robert L. Dickson Jr., Chair
Costa Mesa Planning Commission
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STATE OF CALIFORNIA )
)ss
COUNTY OF ORANGE )

[, Claire Flynn, Secretary to the Planning Commission of the City of Costa Mesa, do
hereby certify that the foregoing Resolution was passed and adopted at a meeting of the
City of Costa Mesa Planning Commission held on August 10th, 2015 by the following
votes:

AYES: COMMISSIONERS
NOES: COMMISSIONERS
ABSENT: COMMISSIONERS

ABSTAIN: COMMISSIONERS

Claire L. Flynn, Secretary
Costa Mesa Planning Commission



EXHIBIT A

FINDINGS (DENIAL)

A.

The proposed project does not comply with Costa Mesa Municipal Code Section 13-

29(e) because:

1. A compatible and harmonious relationship does not exist between the proposed
use and existing buildings, site development, and uses on surrounding
properties.

2. The proposed project does not comply with the performance standards as
prescribed in the Zoning Code.

3. The proposed project is not consistent with the General Plan or Zoning Code.

The proposed project does not comply with Costa Mesa Municipal Code Section Code
Section 13-29(g)(13) because:

1. There creation of the subdivision and related improvements is not consistent with
the General Plan, any applicable specific plan, and this Zoning Code.

2. The proposed use of the subdivision is not compatible with the General Plan.

3. The subject property is not physically suitable to accommodate the subdivision in
terms of type, design and density of development, and will result in substantial
environmental damage or public health problems, based on noncompliance with
the Zoning Code and General Plan, and consideration of appropriate
environmental information.

4. The design of the subdivision does not provide for future passive or natural heating
and cooling opportunities in the subdivision, as required by State Government
Code Section 66473.1.

5. The division and development will interfere with the free and complete exercise of
the public entity and/or public utility rights-of-way and/or easements within the tract.

6. The discharge of sewage from this land division into the public sewer system will
violate the requirements of the State Regional Water Quality Control Board
pursuant to Division 7 (commencing with State Water Code Section 13000).

The information presented does not comply with Costa Mesa Municipal Code
Section 13-29(14) in that the project does not meet the purpose and intent of the
Residential Design Guidelines, which are intended to promote design excellence in
new residential construction, with consideration being given to compatibility with the
established residential community. This design review includes site planning,
preservation of overall open space, landscaping, appearance, mass and scale of
structures, location of windows, varied roof forms and roof plane breaks, and any
other applicable design features.

The subdivision of the property is not consistent with the City’'s General Plan and
Zoning Code.

The Costa Mesa Planning Commission has denied Planning Application PA-15-19
and Tentative Parcel Map No. PM-15-129. 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.
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F. The project is exempt from Chapter IX, Article 11, Transportation System
Management, of Title 13 of the Costa Mesa Municipal Code.

37



Area Calculations Zoning & Code Information Approvals Sheet Index A 2 ] ACHMEN T 5

PLANIING APIRLICATION: Architeciul
AREA BY FOOTPRINT & LOT COVERAGE COMBINED OPEN SPACE REQUIREMENT R A;‘ e :’me NFoRTON & PLOT PLAN
: 213 & 215 KNOX PLACE PARCEL MAP: .0
(ALL UNDER ROOF AREAS AT GROUND LEVEL) (PER COSTA MESA ZONING CODE} e b ane QRN & i I i
PLANNING COMMISSION RESOLUTION: 402 SOILS REPORT RECOMMENDATIONS U u d
HOME GRADE LEVEL FOOTPRINT = 1,754 SF LOT SIZE = 8,000 SF g . 403 GENERAL ADMINISTFATIVE AND CONSTRUCTION NOTES architects
ASSESSOR'S PARCEL NO: 425-333-21 BUILDING PLAN CHECK: A2.0 1ST & 2ND FLOOR
COVENED OVERIANGS = 123 &7 REQUIRED OPEN SPACE = 8,000 X 30% = 2,400 SF : et T & w0 UIRITY BLAY.
TRACT NO: UNKNOWN A22 ROOF PLAN
*TOTAL FOOTPRINT = 1,877 SF GRADE LEVEL BUILDING FOOTPRINT = 1,754 X 2 = 3,508 SF A30 EXTERIOR ELEVATIONS
ZONE: R2-MD A40 BUILDING SECTIONS
LOT COVERAGE = (1,877 X 2) / 8,000 = .47 ORVTWAY AREA = £00 SF : ALl CONSTRUCTION DETAILS
T24.1  TILE 24 ENERGY CALCS
ACIUAL GREH SPUCE w B.000 - 1508 - 884 = 3408 SF (47.57%) TOTAL SITE AREA: B.O0O SF 1242  TALE 24 ENERGY CALCS
" . T24.3 TITLE 24 ENERGY CALCS
GROSS LIVING SPACE Scope of Project 61 CALGREEN FORMS
SETBACKS:  FRONT YARD = 20' REQ / 20' PROVIDED 62 CALGREEN FORMS
(ALL CONDITIONED AREAS + EXTERIOR WALLS) SIDE YARD "'REQ / 5 PROVIDED DEMO EXISTING ‘K AND STRUC O PROVEATY. (URLD TG HEW SHIGLL [ex) CALGREEN FORMS
1ST FLOOR = 1,297 SF REAR YARD = 10" REQ / 10" PROVIDED FAMLY HOWES {(IDENTECAL DESIGM). CORSTRUCTION T0 BE WOO mnm OVER
! CONCALTE SLAD ON' CRADE HEW Mise
2ND FLOOR = 1,282 SF MAX HEIGHT: 27 SYSTEMS,
* TOTAL LVING SPACE = 2,579 SF MOUE $PEC%: 2 STORY / 4 BEDROOM / 3 BATH / 2-CAR GARAGE LC=1  LANDSCAPE CONCEPT PLAN
NO, OF STORIES: 2 1st FLOOR = 1,239 SF_LIVABLE 10F | " SURVEY
GARAGE = 446 SF 2nd FLOOR = 1,164 SF LVABLE

MAX DENSITY: 1 UNIT PER 3,000 SF
PROVIDE NEW LANDSCAPING AND HARDSCAPE

NO. OF UNIS: 2

QFDWEWCAEEC OPEN SPACE REQUIREMENT: 30% REQUIRED

‘comnn copyrghl prvelcgas Theso plans may

Abbreviations and Symbo! Legend NO. OF PARKING STALLS REQ'D: 4 GARAGE + 4 GUEST PARKING a1 bo reproducad, changad, of coptad in anp
o e b b b ]
Deferred Submittals Tl d Ayt S
CONSTRU! Ve
A8 ANCHOR BOLT WY FREE WAY sal AR ~— PUBUC ACCESS ICTION] TYRE: ¥=p) (SPRINKLED)
A0 A XM o e Sl U R MENT X THE FOLLOWNG [TEMs SHALL BE REQURED 10 BE SUBMITTED BY T)
s AL —— S sauRe .l 44 GUIEL UL S T LS (R TO THE GOVERNING AGENCY FOR REVIEW AND SPPROVAL PRIOR TO
AT ADOUSTICAL CELING TRE e GRAB BAR SHD  SANITARY NAPKIN OBP. lNSTAU.ATlON OR OCCUPANCY:
200 ADWSTARLE s 5B SHIGIANMLSEEMG b 1 OCCUPANCY GROUP: R-3 (RESIDENCE)
ADDL - ADDIMOAL Gt CLUE LWGHATED UENBER S STAHLESS STLEL . U (GARAGE) 1. PRE—MANUFACTURED ROOF TRUSSES: TRUSSES ARE A DEFERRED SUBMITTAL
A ACEIREIEROR o8 - Gl SHG - STAGCERED - ITEM, TRUSS PLANS AND CALCULATIONS SHALL BE SUBMIITED TO THE
AN ACGREGHTE L SD - STWAARD v ENGINEER OF RECORD FOR REVIEW AND TO THE BUILDING
AT ATERE CYEND) CIESUEOSD, ab e i APPROVAL. THE ENGINEER OF RECORD SHALL INDICATE THAT THE DESIGN HAS
AL SULHIN 18 - GIESUMWPILIBCO ST Simee ‘ (E) MOW STRIP APPLICABLE CODES: BEEN REVIEWED BEFORE SUBMITTING TO THE BUILDING DEPT. THE TRUSS
ARCH ARCHITECTURAL S0 CIPSAL SEAHIG BWR)  SUSP  SLSPONDED ST CITY OF COSTA MESA MUNICIPAL CODE DESIGN SHALL BE APPROVED BY THE BUILDING DEPT. BEFORE THE TRUSSES
AT ABOVE FR¢SH FLOOR ] HOSE BB SM SYMETRICAL - ARE INSTALLED,
APH  ASPRAT W HDOPPED 48 TOP AMD BOTION : 2013 CALFORNIA RESIDENTIAL BULDING CODE (C.R.C.) "
BD BOARD HOWD  HARDWOOD TAG  TOHGE AMD GROOVE 2013 CALIFORNIA MECHANICAL CODE (CM.C.) 2, AUTOMATIC FIRE SPRINKLER PLANS CONTRACTOR TO OBTAIN A FIRE
BTUM BTUMNOLS HR HOLLOW CORE ® ™A R 2013 CALIFORNIA ELECTRICAL CODE (C.EC.) SPRINKLER PERMIT PRIOR TO CALLING FOR ROOF SHEATHING INSPECTION.
BOG B0 HOWR HARDWRE Top - TILICOM OSP. DEVICE 16°0" 2013 CALIFORNIA PLUMBING CODE (C.P.C}
BKG  BLOCKING Hd HOLLOW NETAL TP TEWPORARY
Bd BEAM HORZ  HORZONTAL L THCX 2013 CALIFORNA FIRE CODE (C.F.C)
DRIVE RAMP 2013 CALIFORNIA GREEN BUILDING (C.G,BC)
BOT BOTIOM HR HOUR S TUsE STEEL
HTYN  BETWEEN HSB  HICH SIRENGTH BOLT TSCD  TOLLT SEAT OOYIR DEP. 2013 CALIFORNIA ENERGY CODES
BU BuLr-uP HT HECHT T TOILET TSSUE OI5P,
cAD HAC  HEATD. YDMTN & AR COMD. ™ TYPICAL
-4 CALIFORNW BLOG CODE et HIGTAY T TEWPERED
€8 CATCH BASW 0 WSIDE DRUETER U UHLLSS WOTED OMAERKSE New Curb Ramp Scale /"= T0" | 2
CXG  CAULKING []2] UR URKAL
s CELING L NTERIOR w VAPOR BARRER l ADJACENT I
o ooy WL NSULATOH v VRS 2-STORY SFD
oH CHANNEL WA JANITOR et VML COMPOSITION THE
C CONTROL JONT & oSt VIR VEATCAL [ (€) [k} |
aR e LAWNATD VTR VENT THRU ROOF NOTE: WiNDOW WHOGH
COL  COLUMN uwy LAYATORY " WEST l |
oM COMPOSIION W WERAL W W SEE LANDSCAPE FLANS FOR SPECIFIC LANDSCAPE/HARDSCAPE DESIGN.
CONCRETE MASONRY UNIT Max MAUM w/0  wnHouT I |
CONT  GONTINUOUS wa WACHINE BOLY L MATER CLOSET ]
CONG  CONCRETE WECH  MECHANKCAL L) NOOD
O CERAC TLE W WDW  VENT THAU ROOF | ADJACENT |
TR COUNTER . WP WATERPROOF 1-STORY SFD
CTSK  COUNTERSHK R WAHUFACTURER WSCT  WANSCOT |
DB DETAL UKBD  MARKER BOARD s0'=0" L 50"
0o DOWH DRAH WH MNDUM
oF DANKING FOUNTAN R WRROA i .l
[ IR MISC  WISCELLANEOUS | H |
DiAC mm il -
DiW DWENSION uo al
DSP  OSPESER WA UOSTER RESSTANT | \ ADJACENT = 200 SF (20'X10") a2 == 200 SF (20'X10') |
W oom W MEAL THRESHOLD jeaRiGE STRUCIDES MIN, OPEN SPACE MIN. OPEN SPACE
W 0o s | (NO WINDOWS) |
D e WL WLOH
B0 oo oo & ) S 500'0°E 100.00° | 4 \“J'
WG DRAWINO H HOATH j
MR S NC  NOT M CONTRACH - Project Contacts
[ Mo MUBER
E . e o8 .-M!_ Owner Municipalities
o ERAUST P o ON CONER ' ? | kit [
7 Al i RINCON DEVELOPMENT CITY OF COSTA MESA ™~
B near | D) cmuelaar x g ok * 1520 N. EL CAMINO REAL f5 77 FAR DRVE )
B EPANSOH JONT 0 OPPOSTE WO = L+ = %) ¢ COSTA MESA, CA 92626 &
EFS T DS FHSH OSTER  0PHC OPRMNG Rl SAN CLEMENTE, CA 92672 ’ I
B ELEVATION HEGHT o/ T PH: 714-724-5647 PH: 714-754-5273 (BUILDING) o
e FPC FOVID N ALACE OO S CONTACT: TOM ST. CLAR PH: 714-754-5245 (PLANNING) o
& o rovon I O 5
:LMVLNR ELEVATOR ::w Pl TED BovEET Archilect Landscape Architect O 'g
I M ST e I r 1—STORY SFD OLDHAM ARGHITECTS SAVAGE LAND DESIGN S 3
550 S, BREA BLVD 550 5. BREA BLVD A
[N \OR PLWD  PLYNOOD i —_— ———
B LUCHEAL WATR DOOUR  pur PRESSED WTL FRAME NEW SA;' ;’g‘%?ERﬁEYNEmE BREA, CALIFORNIA 92821 BREA, CAUFORNIA 92821 3
o o L y L Vo PH; 7144828298 PH: 714-B76-0035 o @
o o L 0" | 50 50 GONTACT: RYAN OLDHAM CONTACT: MIKE SAVAGE =
o FLOOR DRAM PIDR  PAPOR TOWEL DXSP/RICP E
T meomGme av owmr e caopy | 21SKNOX PLACE | oty copy 213 KNOXPLACE @ é ]
[y DINUSHR OBET R RIS 2-STORY —STORY. Slruclural Engineer Geotech Engineer o
PUS  RATCA VDL WY gy ROOF DRAM 72 sF 1,730 SF FOOTPAINT 75 1 730 SF FOOTPRINT & 4
FLATHAD W09 00T INNOVATIVE STRUCTURAL ENGINEERS EGA CONSULTANTS, LLG e g
i e 0 R DG 00 Ffim 10300 [ 20970 TECHNOLOGY DRVE 4108 375-C MONTE VISTA AVE (5] S
o e FF.= 103 3 MURRIETA, CA 92563 COSTA MESA, CA 92627 il N (&
: = i PH; 951-600-0032 %204 PH: 949-642-9309 o
AR RETTR  REFRIGERATOR | k. 951-600— X d 3 =
FLUOR  FLUORESCENT REURD 3 CONTACT: SHAWN LOTHROP CONTACT: PAUL DURAND Te) s
FO  TACE OF RFEC  RECIDED MFE X, CAL | 4 = ¥ [0) S
P e O oere RS ROIND HAD 10 SCREW : === “? [o———— zZ s
el FOX  RIGHT OF Y
= [ S L i i —T— - . ~
% % :’ STUD ;n SOURD ATTTHUTION BAIT 9 i ‘: I 3 . T Civil Engineer N N o~
ROV FACE OF WAL S SO CORE ADCET 8 : 2 | | & ALPINE ENGINEERING
PR " SO STHEDE {—STORY SFD 31 |— e | % 23011 MOULTON PARKWAY, 412
s FEIR ROWORODD PR & soUE FLET 5 ! i L 2 bﬁcumug.é.ﬁs. ;:oas gzssa . . —
SHIATHNG | i : 949-B55—1
e w Sem 2 1 L] : I s CONIAGT: WL YOUNG s .
. 2 o [ bk [ =3 .
» L | L % owECa -
| | l I t-e8
ROOM CALL-OUT ! ! I cane g0 204
— | ! i | ADJACENT e g
3 ! a 1 o 1 1-STORY SFD
A\ A\ — TiFom 16020 B — |;_ o F.F.= 102.20 S
AN AN sECTION cUT j £\ 081015 10100 oveesubm
X%/ xy/ END FENCE—UNE_THIS —— =
POINT | 07.10 15 20 Dsogn Revew Suomitl
| AN
™ WALL SECTION : b
'—‘ ? - A
: T Vicinity Map AN
DETAIL CUT | [ l EES A
I 1" PUBLC ACCESS i g ¥ . AN
EASEMMENT / N
TR PR | [J— AT : PR el I = 2
A Y0'0"E 100,00’ A
& () soewak S 5000 oo < N
g, (E) MOW STRIP d (E) MOW STRIP . ;\l ﬁ
__cALL-ouT 3 "
@— ELEV MARKER | L FAGE OF (E) I_ | P &
S0 ) (N) CURB RAMP AND CURB (N) CURB RAMP AND RS e
® ADJACENT SIDE WALK ADJACENT SIDE WALK A
N | PER PER | PLAN N
&
® DooRr sYMBOL | | F L e
@  WINDOW SYMBOL | : | - . AO O
- .
KNOX PLACE ; Q i
<> KEYNOTE I I
¢ € ;
A SREET e e e e e ————— e ——— e el e o ey e STREET | /
REVISION MARKER = . ] L Project Information

Plot Plan

Plot Plan Scate = 10" | 1




Keynotes

archltects

oldham

ryan oldham architects
550 5. brea blvd,, brea, ca 92821
T AL W dbbbaary DT A

RYAN OLOHAM

NO, C-29715

* LOPYAIGHT; Ryan Oldham Architecls
uprassly tosarvas sl nghis 0 thaso plons by
ommon copyrihl prvelegos. Theso plans may
ol be reprduced, changed, of coplad in any
mancer o tumed aver 1 1 hrd party wihou the
‘exprecsed wrten consenl of Ryan € Ofdham

‘ 9% | 3 14'-9% 25'-3" {
- e A 157=4)5"
| ; 5'=0 ) A 10=3 " — | |
| |
| N £
b 3
| 3 - Floor Plan Notes
v vsean JaosH J-— — 30605H
|.___J e ] S Jo3oA¥ Jo3oAw - =
i K
3l 3
g
. gl t
¥ § .
= | !
i
| i
| i
| |
'no M. BEDROOM I i
4 W Ml .
o . v LIVING | | S
i L Er g
# | DINING KITCHEN =t s
L | =
' T O S
b £
i ‘ y o =
; . i | | 2 © ©
) ] T 2 | 4 PIPE —_— g
3 & 1 . 2 coL 0_ 4
© . - | g
= e up .
L 18R » é 7
[ N | L - 14 8
4" r E C g
1 k Plan Legend Q 8
. . 5 i [ | % 2 Y &
:(‘F | g (OPEN TO BELOW) oH 3 5 ® | [ 3 . >
=" "’ o s N WALL TYPES: 03) W 8
% 3 ';. | T —— — —  EXISTING WALL OR ITEM TO BE REMOVED Z g
42°H METAL . @ | w0
RAILING 5 i L = o = s ~ N o
T * ] I EXISTING WOOD FRAMED WALL TO REMAIN
1 | . i 28805C
.‘? | = " — ] |- § 1] PROJECT No : 1524
) & Sl N PROIECTNG: e 1824
+ P ‘| | g RATH 2 : 4 NEW 2X4 WOOD FRAMED WALL: Rew .
BATH 3 s :
| - = £ - ] | | (! + 2X4 WOOD STUDS PER STRUCTURAL DWGS
. i n » R13 BATT INSULATION AT EXTERIOR WALLS o= —. |
= ' : - « EXTERIOR: SHEATHING PER STRUCTURAL, FINISH PER
I -+ ! ELEVATIONS Date iy Mk D08
I » INTERIOR: %" DRYWALL
un = | 2-CAR GARAGE RIE et Do Anien St
.
s P o T
= BEDROOM2 i il [ ! NEW 1-HR 2X WOOD FRAMED WALL:
' | . 3 2 | H i AT—
® i i oy [ " A} + 2X4 WOOD STUDS PER STRUCTURAL DWGS —_—
& 4 | 4 « R13 BATT INSULATION Z/\ 07.4015 204 Deegn Review submim
vl | # | : « EXTERIOR: SHEATHING PER STRUCTURAL, FINISH PER B —
* il BEDROOM 4 [ CALL-OUT ON_ELEVATIONS A
- BEDRQOM 3 ' rry 2 ——— [ —_—— e ——— = « INTERIOR: %" TYPE 'X’ DRYWALL A
. - I H |_ _‘
. i I H A
! "
| G : e eer TR I § i [ | | TIIIITIIIT  NEW 2X6 WOOD FRAMED WALL: A
I - — | ' | 1B | | « 2X6 WOOD STUDS PER STRUCTURAL DWGS A
| i o HI9 DATT (NSULATION
% - | | + EXJERIOR: SHEATHING PER STRUCTUIAL FINGH PER A
e 1l g ] 30505H  30505H Leanong
Jo50SH  30505H . o IMTEHIOR: 7 TYPE DRYWALL A
wzzzzzzzi  FRAMED OVERHEAD SOFFT; HEIGHT PER PLAN
13-0)4" 28" * AN
124" bl ke oy A
DOOR & WINDOW CALL-OUTS:
15'-8)%" 21-7%" 1897 =t WINDOW & DOOR SIZES ARE IN WIDTH X HEIGHT: X«x = FT. & INCHES
l X FT. & INCHES. EXAMPLE: 3046CS = 3'-0°W X 4'—6°H CASEMENT.
| e 37—t (R) = REPLACEMENT
3717 = ! (E) = EXISTING
FX = FXED .
. SH = SINGLE HUNG
DH = DOUBLE HUNG
SL = SUDER
CS = CASEMENT
§¢ = Soup core New Floor Plan
(T) = TEMPERED SAFETY GLAZING (151 & 2nd Floor)
2nd Floor Plan Scats: /=10 | 2 | 1st Floor Plan




——= CHIMNEY

/ j— PARAPET WALL

/

| f —— SINGLE PLY
/ HOOFNG VEMRAIL

T et e B
|
CLASS ‘A’ COMP. - g |
ASPHALT SHINGLE ﬂ |
f00FING | FLAT ROOF
| ROOF AREA 'B' | ke |
NO ATTIC |
| \ |
| . o | s T
2% ROOFING
[ ]. |
2% |
| i FACE OF WALL
l | ROOF AREA ‘A |
| 708 SF ATTIC
L ‘ -
| [
|
‘ P
CANOPY BELOW |
AT ENTRY | [
|
Jo e
|
w2 412 |
|
| I
H iz 4112
STRNDIN SEAY METAL Fr |
! m—:-— CONCEALED ROOF VENT,
! TYPICAL OF 5
+ - !
I Il _____________ = |
L i - I
o
1T _—\H_ TTTT ‘ | #ll l l J l b
T | LI A

L STANDING SEAM

ROOF AREA 'C! METAL ROOFING

296 SF ATTIC

0 ROOF AREA 'D'
NO ATTIC

Keynotes

Roof Plan Notes

Attic Venting Calculations

Roof Plan Scale: fi'= 107 | 1

oldham

architects

ryan oldham architects
550 ¢, brea blvd,, brea, ca 92821
714.482,8296 |www, oldham=arehliects com

 ReARGT, By Dl b et
auprassly raworves il ighls ta Ihose plans by
‘common copyght prvelugas. Thase plns mey
ol be ropioduced, changad, or caplad In any
manner of wmed ovar to a third porty without Ihe
expromed writen corkent of Ryan€ Oidham.

215 Knox Place, Costa Mesa, California 92627

215 Knox Place

(%]

£

£

Z

N
PROJECT No : 1624
DRAWN: 00
chEna -
care ity W3 281
waup Trd Oty i an Bbonnz

A 041811 16 Oengn Borws Ludmtg
L0 501018 5 B Bt

L

A2.2

Roof Plan




Right Elevation (Matth) -

WOOD T&G SIDING COMP, ASPHALT SHINGLE

ALUMINUM FACED EAVE
LINE AT RECESS REAR WALL RODFING

STANDARD WHITE.
WINTL WINDOWS; Triscal

{ 8P e e A P TR O ) L S G 8 W 02 T 21 2

5 A L0 D O O ) L L N G 6 0 T O 65 O

A 0 U I 0 0 .40 O L I

- T 00 Y 0 OO O ) O O O T Y

T T T TR T T I I I T L I T T Y T T AT T LT T T e T ¥l

et 0 1 1 0 I 1 0 6 = O O A
— = T =
_— —

PLASTER FINISH; PAINTED —————f—— //

\

~—— 12° COUNTER EXTENSION
EROM KNCHEN

\—— ALUMINUM FACED EAVE LINE
& RECESSED SILL

Keynoles

Seala w1407 I 4

BOARD & BATTEN SIDING
@ 2'-0" O.C: PAINTED

12" HORIZONTAL TRIM =
BOARD

i«
¥

\

i

I

NOTE: FOR 2ND HOME BOASD/BATTEM SDING TO BT USED
ALL AREAS IN-LIEU OF WDOD TAG SIDING

Elevation Notes

—— WOOD TG e METAL CANOPY
METAL CHIMNEY CAP SIDING | OVER ENTRY
|I — COMP. ASPHALT |
,‘I ROOFING |
=i?£i;771|'i'|75 LTI T T TTTTTTTTTT I LT T T | | l 3
1 L 1 1 i
T TLFL]‘I"IJ"_;___:-H'||1;;|'1_-,.—-"L'|’.T | |

/

I

m J

o T e e T T
JIlJJ_JI!ilIr[I[!-IIlIIII""I

WOOD 47 T&G SIDING, PAINTED

4’3"

[T ) 575 T O I 6 i I
COMPOSITE ASPHALT SHINGLE 25 =3 % O 0 O 3530 0
ROOFING ".H'-IIIlIJIIil!lllll!lliiilililJ
T
1
I I e i e 1
= o : =

CUSTOM FRONT DOOR

ALUMINUM DOWHSTPOUT

Material Legend

Alt. Front Elevation Malerial - Board & Batten Siding

Left Elevalion (South)

Soale: ;7= 1'-0'1 3

STANDARD WHITE
VINYL WINDOWS;
TYPICAL

WOOD T&G SIDING

OBSCURE GLAZING
AT BATH WINDOWS

STANDING SEAM METAL
ROOFING

M M)
CAEILAL CHIMNEY ALUMINUM GUTTERS;
TYPICAL

8W TRIM

ALUMINUM FACED
RAKE LINE

PLASTER FINISH;
PAINTED

WOOD T&G SIDING

ALUMINUM FACE RAKE

VINYL WINDOWS;

|-_
|
-

|

OPERABLE WINDOW WALL

PLASTER FINISH; PAINTED ———}-—==

COUNTER et

OPERABLE DOOR
SYSTEM

Wi
WINDOWS

PIXTURE

L HORIZ.
GARAGH

WOOD SECTIONAL
£ DOOR

\—— ALUMINUM FACED
EAVE LINE

TOP OF WALL

&l

EXTERIOR PLASTER:
LA HABRA STUCCD
FINISH: TBD o
COLOR: TBD

WOOD T&G SIDING"

PER CONTRACTOR

STYLE: CLEAR FIR 4™ BUTT JOINT
COLOR: TBD

TRIM BOARD

PER CONTRACTOR
STYLE: CLEAR FIR (SIZE PER PLAN)
COLOR: TBD

COMPOSITE ASPHALT SHINGLE ROOFING

WITE WINTL,

200 F. FLooR |
—T0f OF WAL .

UGHT A
i
2
— e S

Rear Elevalion

Szale /= 10" | 2 | Front Etevation

Szabe Vi~ = T0°

ROOFING (OR SIMILAR)
STYLE: LANDMARK PLUS
COLOR: TBD

STANDING SEAM METAL ROOFING
AEP SPAN (OR SIMILAR)
STYLE: DESIGN SPAN HP 18"
COLOR: WEATHERED COPPER

WINDOWS:

MILGARD (OR SIMILAR)

MONTECITO VINVL NEW CONSTRUGTION
ODUAL GLAZED LOW-E

COLOR: STD. WHITE

RAIN GUTTER:

4" ALUMINUM Y/DEBRIS STOP
COLOR: TBD

oldham

atchit

ryan oldham archilects
550 5, brea blvd,, brea, ca 92821
714.482.8296 lwww uldham-architects com

* BopyaisHT; Ryan Oldham Archilcots

s
b s heed, et l o hed = 4y
P Sk G T A7 Bty e o
Pt e st o A d Ditea

.
o

QO

oN

[o2]

o

o 5

O 5

(G [&]

— O

A g

2

5

o X 3

© O 8

E Cc g

o g

I X T

x

20 ¢

zZ «— I

o NS
TROETT Na b7
ok e
CHEEK )
Lale e AL i 4
1BOLE Howe Lotean

LN 01 104 v s

%
:
i
[
i

B>

>

>

-

> >

A3.0

Exterior Elevations




|
BOARD & BATTEN SIDING *
@ 2'-0" O.C.: PANTED

12" HORIZONTAL TRIM
BOARD |

NOTE: FOR 2ND HOME BOARD/BATIEN SIDING TO BE USED IN
ALL AREAS IN-LIEU OF WOOD T&G SIDING

| ALUMINUM FACED EAVE
LINE

WOO0D T&G SIDING

— COMP. ASPHALT SHINGLE
ROOFING

AT RECESS REAR WALL i

PLASTER FINISH;
PAINTED

ALUMINUM FACED EAVE UINE
& RECESSED SILL

STANDARD WHITE
VINYL WINDOWS: TYPICAL

12" COUNTER EXTENSION
FROM KITCHEN

Alt. Front Elevation Material - Board & Batten Siding

Right Elevation (North)

Scale: =V | 4

W000 T&G METAL CANOPY
METAL CHIMNEY CAP --—— SIDING OVER ENTRY
COMP. ASPHALT I
ROOFING 1

COMPOSITE ASPHALT SHINGLE
ROO

FING

STANDARD WHITE
VINYL WINDOWS: TYPICAL

W0

PLASTER FINISH; PAINTED

CUSTOM FRCNT DOCR

WOOD 4" T&G SIDING, PAINTED

ALUMINUM DOWNSPOUT

Keynotes

Elevation Notes

Left Elevation (South)

——— WO0OD T&G SIDING

—— OBSCURE GLAZING
AT BATH WINDOWS

METAL CHIMNEY
CAP

ALUMINUM FACE RAKE

STANDARD WHITE
VINYL WINDOWS;
TYPICAL

PLASTER MSH; PANTED —

OPERABLE WINDOW WALL

COUNTER

QPERABLE DOOR
SYSTEM

Rear Elevation

~— ALUMINUM FACE RAKE

Scalm o= 140 | 3

&

ALUM, AWNING FEATURE

97V TRIM

—— STANDING SEAM METAL
B ROOFING

~—— ALUMINUM GUTTERS;
TYPICAL

~—— ALUMINUM FACED
RAKE LINE

WOOD T&C SIDING

VINYL WINDOWS;

24°-3

Scale: '4*=1-0" | 2 Front Elevation

PLASTER FINISH;
PAINTED

TOP OF WALL

HORIZ. WOOD SECTIONAL
GARAGE DOCR

WHITE VINYL
WINDOWS |

ALUMINUM FACED
EAVE LINE

DECORAINE LGHT
FIXTURE

FIN. SLAB

Scale: ' =1-0" | 1

Material Legend

EXTERIOR PLASTER"
LA HABRA STUCCO
FINISH: TBD
COLOR: TBD

WOOD T4G SIDING:

PER CONTRACTOR

STYLE: CLEAR FIR 4" BUTT JOINT
COLOR: TBD

TR#M BOARD

PER CONTRACTOR

STYLE: CLEAR FIR (SIZE PER PLAN)
COLOR: TBD

COMPOSITE ASPHALT SHINGLE ROOFING
CERTAINTEED ROCFING (OR SIMILAR)
STYLE: LANDMARK PLUS

COLOR: TBD

STANDING SEAM METAL ROOFING
AEP SPAN (OR SIMILAR)
STYLE: DESIGN SPAN HP (8"
COLOR: WEATHERED COPPER

WINDOWS

MILGARD (OR SIMILAR)

MONTECITO VINYL NEW CONSTRUCTION
OUAL GLAZED LOW-E

COLOR: STD. WHITE

RAIN GUTTER

4" ALUMINUM W/DEBRIS STOP
COLOR: TBD

oldham

architects

ryan oldham architecls
550 s brea bivd , brea ca 92821
R )

* ROPYRIONT Ryan Oldham Arch lacls
exprasaly renerven sl rghts 10 thees plans by
common copyright priveloges  Themn plares may
nal be raproducad, changad of copied in any
manner or tumed aver (o a Il parry wihou tha
wiprayIal s st B e b DA

215 Knox Place, Costa Mesa, California 92627

215 Knox Place

)

5]

£

[=]

I

2

(V]

p=4

N
PROJECT No : 1524
ORAWN: re0
CHECK: rea

E
i

ISSUE. it g R Subemtial

' 08 16 13 191 Cosgn Ravww Subsmdisl

A3.0

Exterlor Elevations




4
3
2 2
3 3
K M M RLE: 1 —r
2 i .ia irgmatiinag P .
3 —
B | i
- * T
1 O O |
' == | i | 3 _.:..II |
} ’_ ”” gl i_-._"_‘;._,:;,-_'___ iy . E
44 =t > DN (R .
7 . o ] -
_ HOUSE HOUSE ?
i {
5 |
3 é *\’_
ol = REL 0
et T

SQUARE FOOTAGE CALCULATIONS:
CONCRETE PAVING
LANDSCAPE AREA
WOOD DECK

- /
KNOX PLACE

2036 SF
2008 SF
326 SF

4

L LEGEND

ITEM NO.

SAVAGE LAND DESIGN
LANDSCAPE ARTHITECTURE - LAND ALANNING» DESIGN

DA tnniba, Sup, 04 SN
wElab tand

COMCRETE PAVING

0 MOCK WALL

WO0D QATE

o |® v |ola|sd|w|in|-

-
o

24° BOK LABERSTRORMSA FAURID "TUSCARORA’ OR ‘NATOMEZ'

)

215 Knox Place
Costa Mesa, CA

CONCEPTUAL
LANDSCAPE PLAN

S0ME 1/8=r-0




& & & & & & &
y y y y s $ 5
— _ v - _ » _ _ . — = = = r = A
. | ac |
. AC AC AC
AC AC r AC {
| KNOX PLACE |
Ry 9 I @ < g @ | @ <
& b £ 3 3 AC D AC N i
&7 3 7 SH * 8 57 | 548 © S
= | el Py y e e J_L < 7/ e NORTH
- . - : - - - — - T - ¥ - - I- . - - 0' 8/ 16/
P i cONC. ]\\J\] O CONC. I// GRASS crass [ /py > comic. canc. |/’ GRAZE GRASS | [ Grass GRASS
: | el o I ey
CONC cone f f CONC. o CONC O, W.}? CONC e CONC. CONC. CONG, CONC, cONe. SCALE: 1”=8
) [ o) s o Wt = ; - = T ¥ ) o NOTE: RECORD EASEMENTS ARE NOT PLOTTED IF ANY
T % ) & T f o S50°00°00"E 100.00 conc [ & s &
S CONC. & & & L. & &
2 - & cone o I & : e
e @ I & gl
cd &2 CONC coNe ] 2 =
N l CONC CONC ! (=] I a
- — cone o e J
7 ~ Ll
| E s e & > & 0 o
CcONe o GRING, % cone o & Q"JI";” 5 - i = ‘
| o > cane. W & ;3- 2 = §
8 oo = “ € ‘_[i ”ccwc — )
>z l we <7 o [;5 y 0 e © NOTE: INDICATES FOUND L&T LS 5411 1' O/S FROM P.L
Ll [ q‘}‘? O;‘f-,/ L ‘ o
o5 | 2 & Sl |
%) ﬁ l—- . 2e0 R ° | 5 |
. E=l
— | g | |c | L)
cone HS g 1 STORY ]| (S -
- z
© a RESIDENCE | | xi
. canc | = | | = =
IE’ <& ] L | 2
x S | / il L
) .;b"s'i‘ = & =) | g |
o
” . t;/\q- 5\”0 Q\O q{, 2 Q\?)
— ~ 2 o o K S
%) R — e o
) ! 3 .
| | S 5 ol | J
CONC. & S L
; [
L | ! )/' &l
O
0}{ L% \Q\Q CONC. }
[ | b T < ,95? o
iy ; v CONC S S
%) “ | R & cone. NS )
[an]
— ¥ é"‘v I 2 I
s/ \-“ 6’ HIGH PLASTIC o~
| ¥ £ FENCE TYP. 9 @ & 3—) |
K " & & o 3
& / . & @'3- | R
— o ’ , - .\Q
| " 50°00 L:ln,O £ 100.00 " ] B " S
o == == = = =
e .,y. I
o [ Qt_a 5
LEGEND ! ‘ : < o I
DESCRIPTION ‘ ‘
{023.45) | MEAS. CLEVATIONS ‘ I STORY ‘
> REC, BRG. & DIST. | RESTIDENCE |
+ BRICK \ I
f e ——— | wWalLl —
— — —— —|[ BUILDING
— = — ——| 0T LINE [ 1 STORY | ’
WM WATER METER RESI
FF. FINISH FLOOR | DENCE | I
GF. GARAGE FLOOR
CONC. | CONCRETE
F.S. FINISH SURFACE | S |
MH. MAN-HIOLE | ’— —‘
2 STORY |
i AL, ASPHALT
TG TOP-GRATE | ‘ RESIDENCE | |
‘RadM SURVEYING INC. TOPOGRAPHIC SURVEY OWNER: LREa e BENCH MARK: ADDRESS OF PROJECT:
- LOT 4 AND THE NORTHWESTERLY SO FEET LEAD AND TAG CLEVATION= 10160 T
RON MIEDEMA L.S. 4653 OF LOT S, TRACT NO. 973. : 15 KNOX PLACE
23016 LAKE FOREST DR. #409 EXCEPT THE SOUTHWESTERLY S0 FEET. ELEVATION IS BASED ON CM-26-77 COSTA MESA, CA
(Lng)N%SHILLSl CA 92653 L,’ COUNTY OF ORANGE ELEVATION= 95.60
O L A JOB: 5-54 DATE: 4/28/15 NAVD 88 DATUM
RDMSURVEYING@COX.NET




Rl o ; PROJECT
s T~
F = = 2 = = = B = S B
N ke /4
:‘2‘ N LS il
~ &% §§ §
N &l ik ez wwen
[ie}
r.'; i ; = " o
! : P ol
e NN e TR D 7
N [ [ T 2
i $50°00'00"E 100.00° P [—Q’ZZ-%’Z,”}”M;',,‘, VICINITY MAP
¥ T T e R T — gz iy —t Y :
5 ‘ 50.00" ) 50.00 =
1 |
{ .
425-333-23
425-333-19
S MITCHELL CAROLYN % - 5 . OWNER /SUBDIVIDER
1 MARIE TRUST S 3 8 & | TR [ E IL&;&:. gﬁzl; Lm::t;nnn.
=T : — | TOM ST. CLAIR
l ! | E Rincon Real Estate Group
[ 1 I ! $ 1520 N. E] Camino Real
Unit 5
L i i San Clemente, CA 92672
frm e Ay i X 888.357.3553
l 1 : il 'Y w
1 | i o =
o ——], | | i z
8 "l - : : IlI 2 PREPARER
8 g 8 | Y : - -~ ALPINE ENGINEERING
= ) A - | i 23011 MOULTON PKWY,
o N ) R ,'v w SUITE J-12
> L H z o | \ | o LAGUNA HILLS, CA 92653
s | T _L JI - _-——'_—__ﬂl_ _} ! (2] DATE PREPARED
. 8 " 2| L et ) ——
® : o Ié’ .O - | 2 JULY 9, 2015
g o : k_f,mr I ‘ ; LEGAL DESCRIPTION
425-333-22 = S i "‘""] ; g LT 5, T8AcT 873
CHEN TA LIANG 8 BAY Y| [€0,., 5 e % it haateme L = CROPERTY ACREAGE
g ‘ ) .
PARCEL | & PARCEL 2 .« | & Siatuetis e
s' 4= 8 277 A | PROPOSED ST,
L] ) D SINCLE 1)
PROPOSED PAD »103.3 : PROPOSED PAD = 103.3 N SURROUNDING Pﬁgy:glﬁ Z?ﬁiﬁ‘iﬁﬁiu UsE.
4 '3 |
< S
I o SRS 1 L == 8
S — | | S Ol (o I ¢ ‘
: | o
\ N 3 ? 3
50.00' 50.00"
re” " $50060'00"E 100.00'
425-333-20
STIEVE, DAVIS P,
STIEVE, OZA SOFIA
NORTH
f 3 16
SCALE; 17"=8'
APN 425-333-21
LOT 5 TRACT 973
215 KNOX PLACE
COSTA MESA, CALIF.
OWNER: TENTATIVE PARCEL MAP
TOM ST. CLAIR 2015-135
Rincon Real Estate Group _BP 1231215 oo
g 1520 N. El Camino Real ROE SHe? 3 5
5 Unit 5 — | o231 ALPINE ENGINEERING i
Ll San Clemente, CA 92672 — e JI01Y MOULION lEH“‘-F’P}%l'N%‘“%‘m\?ﬂ:! 1
57.355 =] [ﬂ‘i__
St Rev. | oatE DESCRIPTION APP. BLD, L L LI )







PR-3

LOOMIS, RYAN

From: Cathie Murphy <cathiemurphy5@aol.com>
Sent: Monday, August 10, 2015 2:57 PM

To: LOOMIS, RYAN

Subject: PA-15-24 and PM-15-135

Hello Ryan,

I request that the changes be made to the permits PA-15-24 and PM-15-135 to allow room for trees on the property and
landscaping to match the neighborhood. Besides requesting two different colors of the two identical homes, is there some
other change that can be made so they do not look identical? The view driving down the Knox Place neighborhood is of
single family homes facing the street and some buildings facing the Alley/ Salmon Way. This will be the highest density
lot and the two identical tightly packed buildings are not in character with the other homes which each have landscaping in
the front yards. Building the two homes will require three large 60 + year old trees to be removed. Can you request some
space on the lot for replacement trees?

Regards,
Cathie Murphy

Property owner at 237 Knox Place
cathiemurphy5@aol.com
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