PLANNING COMMISSION
AGENDA REPORT

MEETING DATE: SEPTEMBER 28, 2015 ITEM NUMBER: ‘P“ 2)

SUBJECT: TWO-YEAR TIME EXTENSION FOR PLANNING APPLICATION PA-13-16 AND
TENTATIVE TRACT MAP NO. 17640 FOR A 10-UNIT RESIDENTIAL
CONDOMINIUM DEVELOPMENT AT 522 AND 526 BERNARD STREET

DATE: SEPTEMBER 15, 2015

FROM: PLANNING DIVISION / DEVELOPMENT SERVICES DEPARTMENT

PRESENTATION BY: MINOO ASHABI, PRINCIPAL PLANNER

FOR FURTHER INFORMATION CONTACT: MINOO ASHABI, AlA (714) 754-5610
minoo.ashabi@costamesaca.gov

DESCRIPTION

The proposed project is request for a two-year time extension for Planning Application PA-
13-16 and Tentative Tract Map No. 17640, a 10-unit condominium development at 522
and 526 Bernard Street.

APPLICANT

The applicant/ property owner is MDM Investment Group Holdings.

RECOMMENDATION

Approve a two-year time extension for Planning Application PA-13-16 to be valid until
October 14, 2017 by adoption of Planning Commission resolution, subject to conditions.



BACKGROUND

The project was approved on October 14, 2013 and included the following:

e Master Plan PA-13-16 for development of a 10-unit condominium development.
The application includes the following requested deviations from Code
requirements, Urban Plan standards, or Residential Design Guidelines:

Lot size (one acre required, 0.53-acre proposed);

Garage size standard (20’ x 20’ required; 19’- 4” x 19’ proposed);

Open space requirement (40 percent required, 22.4 percent proposed);
Front setback requirement (20 feet required, 10’- 5” proposed);

Side yard setback for corner lots (10 feet required, 8’ - 3"proposed);

Interior side setback (10 feet required abutting residential, 6 feet proposed);
Minimum distance between buildings (10 feet required, 7 feet proposed);
Privacy wall setback on Charle Street (5 feet required, 3 feet proposed); and,
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e Tentative Tract Map No. 17640 for residential subdivision of the parcel for
condominium purposes.

The Planning Commission staff report may be found at:
http://www.costamesaca.gov/ftp/planningcommission/agenda/2013/2013-10-14/PH-2.pdf

Time Extension Request

The applicant is requesting a time extension (letter attached) due to the challenges of
securing construction financing for this project and the additional time needed to find a
suitable joint venture partner to build this project.

Justification for Approval of Time Extension Request

Staff supports the request for a time extension based on the following:

¢ The approved Planning Application PA-13-16 and Tentative Tract Map No. 17640
are in substantial compliance with the Zoning Code and the subdivision code. There
have been no amendments to the General Plan and the Zoning Code that would
affect the project. There was an amendment to Residential Design Guidelines
(second floor to first floor ratio) affecting one of the approved deviations that is no
longer relevant.

e The time extension would provide the applicant with additional time in their
construction timeline.

GENERAL PLAN CONFORMANCE

The approved development was in conformance with the goals and policies of the General
Plan.



ENVIRONMENTAL DETERMINATION

The project is exempt from the provisions of the California Environmental Quality Act
(CEQA) under Section 15332 for In-Fill Development.

ALTERNATIVES

1. Approve the time extension. The entitlement would be extended to October 14,
2017.

2. Deny the time extension. The entitlement would expire on October 14, 2015
unless construction commences on the property.

CONCLUSION

Staff believes that approval of a two-year time extension is appropriate and consistent with
previous time extensions granted by the Planning Commission. The two-year extension
would provide the applicant with ample time to obtain construction financing, a joint venture
partnership, building permits and other related requirements. Staff is not anticipating any
change to the zoning code or general plan that would have a direct effect on this project.
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MINOG ASHABI, AIA CLAIRE FLYNN, AICP

Principal Planner Assistant Director of Development
Services

Attachments: Planning Commission Resolution
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2. Applicant’'s Request Letter
3. Location Map

4. Approved Concept Plans

Distribution: 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)



ATTACHMENT 1

RESOLUTION NO. PC-15-

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF COSTA MESA APPROVING A TWO-YEAR TIME
EXTENSION FOR PLANNING APPLICATION PA-13-16 AND
TENTATIVE TRACT MAP NO. 17640, FOR A 10-UNIT
RESIDENTIAL CONDOMINIUM DEVELOPMENT AT 522
AND 526 BERNARD STREET

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

WHEREAS, an application was filed by lan Harvey, authorized agent for property
owner MDM Investment Group Holdings, for a two-year time extension of Planning
Application PA-13-16 with respect to the real property located at 522 and 526 Bernard
Street;

WHEREAS, the project involved the following:

e Master Plan PA-13-16 for development of a 10-unit residential condominium

development with the following deviations:

Lot size (one acre required, 0.53-acre proposed);

Garage size standard (20’ x 20’ required; 19’- 4" x 19’ proposed);

Open space requirement (40 percent required, 22.4 percent proposed);
Front setback requirement (20 feet required, 10’- 5” proposed);

Side yard setback for corner lots (10 feet required, 8 - 3"proposed);
Interior side setback (10 feet required abutting residential, 6 feet proposed);
Minimum distance between buildings (10 feet required, 7 feet proposed);
and,

8. Privacy wall setback on Charle Street (5 feet required, 3 feet proposed).
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e Tentative Parcel Map No. 17640 for residential subdivision of the parcel for

condominium purposes.

WHEREAS, the City Council approved PA-13-16 and Tentative Tract Map No.
17640 on October 14, 2013;

WHEREAS, the applicant requests approval of a two-year time extension to be
applied from October 14, 2015 to October 14, 2017 for Planning Application PA-13-16
and Tentative Tract Map No. 17640;

WHEREAS, a duly noticed public hearing was held by the Planning Commission on
September 28, 2015, to allow for public comments on the proposed time extension and with

all persons having been given the opportunity to be heard both for and against the proposed
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WHEREAS, the original findings and conditions of approval in the entirety for and
PA-13-16 and Tentative Tract Map 17640 (Resolution No. 13-26, Exhibit 1) are still
applicable to the project and attached hereto;

BE IT RESOLVED that the Planning Commission hereby APPROVES a two-year
time extension for the time period from October 14, 2015 to October 14, 2017 for Planning
Application PA-13-16 and Tentative Tract map no. 17640, with respect to the property
described above.

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.

BE IT FURTHER RESOLVED that the Planning Commission does hereby find and
determine that the adoption of this Resolution is expressly predicated upon the record,
findings, and activity described herein, and in the Council staff report for Planning
Application PA-13-16 dated October 14, 2013. This time extension request is also based
on the evidence in the record and findings as set forth in Exhibit “A” and subject to the
applicant’'s compliance with each and all mitigation measures and conditions of approval as

referenced in Exhibit “B” of this resolution.

PASSED AND ADOPTED this 28th day of September, 2015.

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



STATE OF CALIFORNIA )
)ss
COUNTY OF ORANGE )

I, Claire Flynn, Secretary to the Planning Commission of the City of Costa Mesa,
do hereby certify that the foregoing Resolution was passed and adopted at a meeting of
the City of Costa Mesa Planning Commission held on September 28, 2015 by the
following votes:

AYES: COMMISSIONERS
NOES: COMMISSIONERS
ABSENT: COMMISSIONERS

ABSTAIN: COMMISSIONERS

Claire Flynn, Secretary
Costa Mesa Planning Commission



EXHIBIT “A”

FINDINGS

A

The findings of the previously approved Planning Application PA-13-16 and
Tentative Tract Map 17640 are still applicable and valid to the proposed residential
project. These findings in their entirety are incorporated herein by reference.

The two-year time extension for Planning Application PA-13-16, meets the broader
goals of the 2000 General Plan, and Zoning Code, in that the time extension is
consistent with the original intent of the project. Furthermore, there have been no
amendments to the planning and policy documents of the City of Costa Mesa that
would materially affect the amended Master Plan.



EXHIBIT “B”
CONDITIONS OF APPROVAL

1. Applicant shall comply with the mitigation measures and conditions of approval of
the previously-approved Planning Application PA-13-16 and Tentative Tract Map
17640 attached hereto as Exhibit 1. In their entirety, these are still applicable and
valid to the proposed residential project and are incorporated herein by reference.



EXHIBIT 1

RESOLUTION NO. PC-13-26

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY
OF COSTA MESA APPROVING PLANNING APPLICATION PA-13-
16, AND TENTATIVE TRACT MAP 17640 FOR DEVELOPMENT
OF A TEN UNIT CONDOMINIUM DEVELOPMENT LOCATED AT
522 AND 526 BERNARD STREET.

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

WHEREAS, an application was filed by lan Harvey on behalf of MDM Investment
Group Holdings LLC, owner of real property located at 522 and 526 Bernard Street,
requesting approval of the following:

o Master Plan PA-13-16 for development of a 10-unit condominium development.
The application includes the following requested deviations from Code
requirements, Urban Plan standards, or Residential Design Guidelines:

1) Lot size (one acre required, 0.53-acre proposed);

2) Garage size standard (20’ x 20’ required; 19'- 4” x 19’ proposed);

3) Open space requirement (40 percent required, 22.4 percent proposed);

4) Front setback requirement (20 feet required, 10'- 5” proposed);

5) Side yard setback for corner lots (10 feet required, 8 - 3"proposed);

B8) Interior side setback (10 feet required abutting residential, 6 feet proposed);

7) Minimum distance between buildings (10 feet required, 7 feet proposed);

8) Privacy wall setback on Charle Street (5 feet required, 3 feet proposed); and,

9) Deviation from Residential Design Guidelines for second floor to first floor ratio
(80 percent recommended, 100 percent proposed).

o Tentative Tract Map No. 17640 for residential subdivision of the parcel for
condominium purposes.

WHEREAS, a duly noticed public hearing were held by the Planning Commission
on October 14, 2013, with all persons provided an opportunity to speak for and against the
proposed project;

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-13-16 and
Tentative Tract Map 17640.

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-13-16 and
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Tentative Tract Map 17640 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.

PASSED AND ADOPTED this 14th day of Octoper, 2013.

Jin Fitzpatrick, Cﬁr
Cogta Mesa Planning Commission




STATE OF CALIFORNIA)
)ss
COUNTY OF ORANGE )

[, CLAIRE FLYNN, Secretary to the Planning Commission of the City of Costa
Mesa, do hereby certify that the foregoing Resolution was passed and adopted at a
meeting of the City of Costa Mesa Planning Commission held on October 14, 2013, by the
following votes:

AYES: Fitzpatrick, Dickson, McCarthy, Mathews, Sesler
NOES: None
ABSENT: None
ABSTAIN: None
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Claire Zynn, 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(e)
because:

e The proposed use is compatible and harmonious with uses on surrounding
properties.

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

¢ The planning application is for a project-specific case and does not establish a
precedent for future development.

The information presented substantially complies with Costa Mesa Municipal Code
Section 13-29(g)(14) in that:

a. 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.

b. The visual prominence associated with the construction of three-story
houses in a predominately single-story neighborhood has been reduced through
appropriate transitions between the second and third floors and the provision of
elevation offsets to avoid unrelieved three-story walls.

C. The proposed development plan and subdivision meets the broader goals of
the General Plan, Mesa West Residential Ownership urban 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.

Pursuant to Section 13-29(g)(13) of the Municipal Code, the subject property is
physically suitable to accommodate Tentative Tract Map No. 17640 in terms of
type, design and intensity of development, and will not result in substantial
environmental damage nor public health problems, based on compliance with the
City's Zoning Code and General Plan. The applicant has requested deviations from
development standards and conditions of approval have been applied to the
project to compensate for specified deviations.

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

The project has been reviewed for compliance with the California Environmental
Quality Act (CEQA), the CEQA Guidelines; and the City environmental procedures,
and has been found to be exempt from CEQA under Section 15332 for in-fill
development projects.

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

The information presented substantially complies with Costa Mesa Municipal Code
Sections 13-29(g)(6), 13-29(g)(5) and 13-29(g)(1) in that:

e As conditioned, the master plan meets the broader goals of the General
Plan, and the Zoning Code by exhibiting excellence in design, site planning,
integration of uses and structures protecting the integrity of neighboring
development.

e Given constraints of the site, ground-level open space is not meeting the 40
percent requirement. The proposed reduction in open space is justified with
the proposed third floor designs that allow bonus rooms to be connected to
the roof decks with large glass panels. Each unit is provided with a small
ground-level private open space and a large roof deck and small balconies.

e As conditioned, the proposed garage size provides for adequate parking of
two vehicles.

» The proposed 7 feet distance between buildings is only applicable to two
structures and the distance applies to stairways and not living areas or
bedrooms. The urban plan allow for three-story structures that would
potentially have privacy and shade and shadow impacts to adjacent existing
structures that are one and two stories.

¢ The overall architectural design promotes excellence and compatibility. The
three-story structures are modern in design with flat roofs, contemporary
accents and finishes and roof decks. The proposed units are not within the
limits of 80 percent second-floor to first-floor ratio recommended in the City’s
Residential Design Guidelines; however the staggered wall design at all four
elevations diminishes the boxy design appearance from all four sides.

e The urban plan’s minimum lot size of one-acre was intended to promote lot
consolidation and redevelopment of larger parcels. However, one of the
main objectives of the urban plans was to promote development by flexible
development standards and to encourage owner-occupied housing. This
proposal meets the intent of the urban plans in that it will provide ownership
opportunities in an area that is predominantly renter occupied and promote
economic vitality by new construction.



a. The improvement will not be materially detrimental to the health, safety and
general welfare of persons residing or working within the immediate vicinity of the
project or to property and improvements within the neighborhood.

b. The improvement is compatible and enhances the architecture and design
of the existing and anticipated development in the vicinity.

The project is exempt from Chapter IX, Article 11, Transportation System
Management, of Title 13 of the Costa Mesa Municipal Code.



EXHIBIT “B”

CONDITIONS OF APPROVAL

Ping.

1.

The expiration of Master Plan PA-13-16 shall coincide with the expiration
of the approval of the Tentative Tract Map No. 17640 which is valid for
two years. An extension request is needed to extend the expiration for
each additional year after the initial 2-year period.

The conditions of approval for PA-13-16 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.

Each unit shall be provided with upper level storage shelving in the
garages to allow for unobstructed use of the garage for parking vehicles.

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 and also businesses 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.

Prior to issuance of grading permits, developer shall identify to the
Development Services Director a construction relations officer to act as a
community liaison concerning on-site activity, including resolution of
issues related to dust generation from grading/paving activities.

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.
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10.

11.

12.

iz

14.

15.

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

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 upon view, under direction of
Planning staff. Any deviation from this requirement shall be subject to
review and approval of the Development Services Director.

Demolition permits for existing structures shall be obtained and all work
and inspections completed prior to final building inspections. Applicant is
notified that written notice to the Air Quality Management District may be
required ten (10) days prior to demolition.

Street trees in the landscape parkway shall be selected from Appendix D
of the Streetscape and Median Development Standards and
appropriately sized and spaced (e.g. 15-gallon size planted at 30' on
centers), or as determined by the Development Services Director once
the determination of parkway size is made. The final landscape concept
plan shall indicate the design and material of these areas, and the
landscape/hardscape plan shall be approved by the Planning Division
prior to issuance of building permits. A minimum of eight 24-inch box
Pyrus Calleryna Aristocrat are required along both street frontages.

The Charle Street frontage shall feature eleven 15-gallon Crape Myrtles
and one 24-inch box Bradford Pear and 5-gallon shrubs that exceed the
minimum size requirements of trees and shrubs as described in the
City’s landscaping standards to the satisfaction of the Development
Services Director. The privacy walls shall be of solid material and
incorporate materials and modern design features similar to the building
architecture. The landscape and fence plan shall be approved prior to
issuance of building permits.

Provide proof of recordation of TTM No. 17640 and CC&Rs prior to
issuance of building permits.

Applicant shall provide proof of establishment of a homeowners
association prior to release of any utilities.

Prior to issuance of building permits, the developer 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. The CC&Rs
shall contain provisions that effectively implement the following
requirements: (1) require that the homeowners association (HOA)
effectively manage parking. If onsite parking is not appropriately
managed, the Development Services Director shall require
implementation of corrective measure(s) to address onsite parking
problems in the future; (2) require that the HOA contract with a towing
service to enforce the parking regulations; (3) require that the HOA
require and enforce that garage spaces are unobstructed for vehicle



16.

17.

18.

19.

Bldg.  20.
21,
Eng.  22.

23

24.

ZiaN

26.

27.

Fire 28.
Utilities 29.

parking and are used for parking vehicles; and (4) 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.

A buyer notification shall be included in the CC&Rs and provided to the
buyers of Plan1, that these units are two-bedroom units and the third
floor bonus room shall not be converted to a bedroom.

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

Windows facing interior yards and opposing neighbors shall include
obscure glass for privacy.

Design, grading, and construction shall be performed in accordance with
the requirements of the California Building Code applicable at the time of
grading as well as the appropriate local grading regulations, and the
recommendations of the project geotechnical consultant as summarized
in a final written report, subject to review by the City of Costa Mesa
Building official prior to issuance of grading permits.

Submit grading plans including a hydrology report and soils report.
Provide an erosion control plan.

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. Cross lot drainage shall not occur.
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.

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.

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

Private on-site drainage facilities and parkway culverts or drains will not
be maintained by the City of Costa Mesa, they shall be maintained by the
owner of the property.

Refer to attached letter dated October 7, 2014 (Exhibit C) for conditions
of approval related to Tentative Tract Map 17640.

Provide smoke detectors.

Prior to the issuance of a connection permit, the applicant shall pay the
applicable water connection fees.
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CODE REQUIREMENTS (PA-13-16, TTM 17640)

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.  Approval of the planning application is valid for one (1) year from the
effective date of this approval and will expire at the end of that period
unless applicant establishes the use by obtaining building permits for the
authorized construction and initiates construction. If the applicant is
unable to establish the use/obtain building permits within the one-year
time period, the applicant may request an extension of time. The
Planning Division must receive a written request for the time extension
prior to the expiration of the planning application.

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

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

10. 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.

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

12. Proof of recordation of the final parcel map shall be submitted prior to
issuance of building permits.
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Bldg.

Fire
Parks

13.
14.

15.

16.

18.

19.

20.
21.
22.

1.

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.

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.

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.

Comply with the requirements of the 2010 California Residential Code,
California Electrical code, California Mechanical code , California
Plumbing code , and 2010 California Energy Code (or the applicable
adopted California Residential code, California Electrical code, California
Mechanical code California Plumbing Code, and California Energy Code
at the time of plan submittal) and California Code of Regulations also
known as the California Building Standards Code, as amended by the
City of Costa Mesa.

The project applicant shall contact the Southern California Air Quality
Management District (SCAQMD) at 800-288-7664 for potential
additional conditions of development or required permits by SCAQMD.
Submit a soils report for the projects, Recommendation of the Soils
Report shall be printed on the architectural and grading plans.

Submit a grading plan and hydrology report.

Submit an erosion controls plan with the grading submittal.

Provide an automatic fire sprinkler system according to NFPA 13D.
Street trees in the front and side setback shall meet with the approval of
the parks and parkways division.

Applicant is advised that removal of existing trees within the public right-
of-way shall not be permitted without approval from the Parks and
Recreation Commission, and compliance with any applicable
requirements or conditions as determined by the Parks and Recreation
Commission. If any existing trees within the public right-of-way are
proposed to be removed, approval by the Parks and Recreation
Commission shall be required prior to the issuance of any permits.

Park fees for the proposed development shall be remitted prior to
approval of the final map.
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SPECIAL DISTRICT REQUIREMENTS (PA-13-16, TTM 17640)

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

Sani

AQMD
School

State

1.

2.

o8

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 (714) 754-5307.

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

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.

L0



EXHIBIT C
CITY OF COSTA MESA

P.O. BOX 1200 - 77 FAIR DRIVE - CALIFORNIA 92628-1200

FROM THE DEPARTMENT OF PUBLIC SERVICES/ENGINEERING DIVISION

Costa Mesa Planning Commission October 7, 2013
City of Costa Mesa

77 Fair Drive

Costa Mesa, CA 92626

SUBJECT: Tract No. 17640
LOCATION: 522 and 526 Bernard Street

Dear Commissioners:

Tentative Tract Map No. 17640 as furnished by the Planning Division for review by the Public
Services Department, consists of a subdivision of two lots into ten (10), three-story attached
units for condominium purposes. Tentative Tract Map No. 17640 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 Charle 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 construct P.C.C. driveway approach 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.

8. Obtain a permit from the City of Costa Mesa, Engineering Division, at the time of
development and then construct Wheelchair Ramp on the corner of Charle Street and
Bernard Street.

9. Per requirements of Real Property, City of Costa Mesa, Engineering Division, dedicate a
diagonal corner cut-off at the corner of Charle Street and Bernard Street.
PHONE: (714) 754-5335 FAX: (714) 754-5028 TDD: (714) 754-5244

www.ci.cost.’;z\ a.ca.us



Planning Commission
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10.

1.

12.

13.

14,

15.

16.

17.

18.

19.

20.

21.

22.

23.

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 Offsite Plan, including four (4) feet clear around obstructions in
the sidewalk.

Dedicate a 2.5-foot wide easement for public alley right of way purposes.

Obtain a permit from the City of Costa Mesa and repave up to half the alley adjacent to the
property per City standards.

Reconstruct the alley entrance on Charle Street per City of Costa Mesa standards to comply
with A.D.A

The Subdivider shall submit a cash deposit of $350 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 the drainage fee ordinance requirements prior to the approval of the Tract Map.

The Subdivider shall furnish to 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 to the
satisfaction of the City Engineer. This study to be furnished with the first submittal of the
Final Map. Cross lot drainage shall not occur. Ownership and maintenance of the private
on-site drainage facilites 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).

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.

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.

A
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24. 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.

25. 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.

Sincerely,

ne @5‘9

Fariba Fazeli, P. E.
City Engineer

fch (Engr. 2013/Planning Commission Tract 17640)
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ATTACHMENT 2

MDM

INVESTMENT GROUP

September 14, 2015

Minoo Ashabi
Principal Planner
City of Costa Mesa
77 Fair Drive,

Costa Mesa, CA 9262

RE: Tentative Tract Map Extension Request (TTM 17640 — 522/526 Bernard St.)

Minoo,

MDM INV GRP Holdings is requesting an extension of TTM 17640 for a period of 2 years for
the following reasons:

1. Conventional construction lending has been very challenging for MDM to secure
for the project due to the project’s size and scope and current lender underwriting
criteria. Procuring improvement bonds has also been a challenge for the project.

2. Due to the challenges with construction financing and bonding for the project,
MDM has attempted to find a JV partner to complete construction and sellout of
the homes. However, all potential JV partners to date have expressed a desire to
revise the tentative map, including the site plan layout and architectural design.
MDM believes strongly in the architecture and site design as approved by the
Planning Commission and City Council and is currently trying to find the right JV
partner that is willing to build the project as designed and approved.

Please let me know if you need any additional information,
Respectfully,
MDM INV GRP | [bildings

' : ~ A
g N N /
<_'_-T':“-_~-‘__,__{ - ),;- .__..

< i

lan Harvey

23 Corporate Plaza, Suite 150 » Newport Beach, CA 92660 = M) 949.629.2580 « F) 949.419.0920
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City of Costa Mesa ATTACHMENT 3
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Tentative Tract Map 17640

For Condominium Purposes

Applicant:

Mr. lan Harvey

MDM Investment Group, LLC

23 Corporate Plaza, Suite 150
Newport Beach, CA 92660

P: 949 629-2580 F: 949-419-0920
ih@mdminvestment.com

Address of Property:
522 & 526 Bernard Street
APN's:

Lot 7: 422-101-12
Lot 8: 422-101-13

Legal Description

Lots 7 & 8, Block A, Tract 553, In the Cily of Costa Mesa, County of Orange
State of Californis, as per Map recorded in Book 20, Page 4 of Miscellaneous
Maps, in the office of the County Recorder of said County

Notes

1) All right of way dedications are shown for the projsct (comer cutback only)
2) All existing trees are shown

3) All structures on adjacent lots are shown

4) All existing structuras to be removed

5) For wall and fance height and malerials, see landscape plan
6) A parcel merger will be required

7) Net Acres = 0.53 acres

8) Gross Acres = 0.62 acres

9) Land is not subjact to overflow or inundation

10) Existing Land Use = Residantial

11) Proposed Land Use = Residential

Scale: 1" = 10’
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| Applicant:

Mr. lan Harvey

MDM Investment Group, LLC

23 Corporate Plaza, Suite 150
Newport Beach, CA 92660

P: 949-629-2580 F: 949-419-0920
ih@mdminvestment.com
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Lot 7: 422-101-12
Lot 8: 422-101-13

Legal Description

— Lots 7 & 8, Block A, Tract 553, In the City of Costa Mesa, County of Orange
State of California, as per Map recorded in Book 20, Page 4 of Miscellaneous
Maps, in the office of the County Recorder of said County

Notes

1) Al right of way dedications are shown for the project (comer cutback only)
2) Al existing trees are shown

3) All structures on adjacent lots are shown

4) All existing structures to be removed

5) For wall and fence height and materials, see landscape plan

6) A parcel merger will be required

7) Area of site = 0.53 acres
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PLANNING COMMISSION
SUPPLEMENTAL MEMO

MEETING DATE: SEPTEMBER 28, 2015 ITEM NUMBER C‘DH' 5

SUBJECT: TWO-YEAR TIME EXTENSION FOR PLANNING APPLICATION PA-13-16 AND
TENTATIVE TRACT MAP NO. 17640 FOR A 10-UNIT RESIDENTIAL CONDOMINIUM
DEVELOPMENT AT 522 AND 526 BERNARD STREET

DATE: SEPTEMBER 23, 2015
FROM: MINOO ASHABI, PRINCIPAL PLANNER M

FOR FURTHER INFORMATION CONTACT: MINOO ASHABI (714) 754-5610
Minoo.ashabi@costamesaca.gov

This memo is to provide an updated Exhibit 1 of resolution of approval with an added
condition for undergrounding utility lines. This will be a standard condition of approval
for all subdivisions and the Planning Commission will have the authority to waive the
condition if deemed appropriate.

Condition No. 28 has been added as follows:

“The applicant shall be required to underground utilities in the public right- of-way
along the Bernard Street frontage of the development site. The applicant shall
submit an application to Southern California Edison (SCE) for a determination on the
design and all other logistical requirements for the undergrounding. Unless the
proposed undergrounding is not considered feasible by Southern California Edison
(i.e. SCE determines that the pole must remain above ground for specified reasons),
the Public Services Director shall require compliance with this condition of approval.
If the applicant requests a waiver from this undergrounding requirement, the request
shall be brought to the Planning Commission for consideration (re-submittal of the
Planning Application and Tentative Tract Map is not required).”

Attachments: 1 — Revised Exhibit 1

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)

lan Harvey

MDM Investment Group

23 Corporate Park, Suite 150
Newport Beach, CA 92660



- REVISED EXHIBIT 1 OF ATTACHMENT 1

RESOLUTION NO. PC-13-26

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY
OF COSTA MESA APPROVING PLANNING APPLICATION PA-13-
16, AND TENTATIVE TRACT MAP 17640 FOR DEVELOPMENT
OF A TEN UNIT CONDOMINIUM DEVELOPMENT LOCATED AT
522 AND 526 BERNARD STREET.

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

WHEREAS, an application was filed by lan Harvey on behalf of MDM Investment
Group Holdings LLC, owner of real property located at 522 and 526 Bernard Street,
requesting approval of the following:

e Master Plan PA-13-16 for development of a 10-unit condominium development.
The application includes the following requested deviations from Code
requirements, Urban Plan standards, or Residential Design Guidelines:

1) Lot size (one acre required, 0.53-acre proposed);

2) Garage size standard (20’ x 20’ required; 19’- 4” x 19’ proposed);

3) Open space requirement (40 percent required, 22.4 percent proposed);

4) Front setback requirement (20 feet required, 10’- 5” proposed);

5) Side yard setback for corner lots (10 feet required, 8' - 3"proposed);

6) Interior side setback (10 feet required abutting residential, 6 feet proposed);

7) Minimum distance between buildings (10 feet required, 7 feet proposed);

8) Privacy wall setback on Charle Street (5 feet required, 3 feet proposed); and,

9) Deviation from Residential Design Guidelines for second floor to first floor ratio
(80 percent recommended, 100 percent proposed).

e Tentative Tract Map No. 17640 for residential subdivision of the parcel for
condominium purposes.

WHEREAS, a duly noticed public hearing were held by the Planning Commission
on October 14, 2013, with all persons provided an opportunity to speak for and against the
proposed project;

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-13-16 and
Tentative Tract Map 17640.

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-13-16 and
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Tentative Tract Map 17640 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.

PASSED AND ADOPTED this 14th day of Octoﬁer, 2013.

Jim Fitzpatrick, Cﬁr
Cogta Mesa Plannirig Commission




STATE OF CALIFORNIA)
)ss
COUNTY OF ORANGE )

I, CLAIRE FLYNN, Secretary to the Planning Commission of the City of Costa
Mesa, do hereby certify that the foregoing Resolution was passed and adopted at a
meeting of the City of Costa Mesa Planning Commission held on October 14, 2013, by the
following votes:

AYES: Fitzpatrick, Dickson, McCarthy, Mathews, Sesler
NOES: None
ABSENT: None
ABSTAIN: None

<Ay Tty 7

Claire z@nn, Secretary /

Costa Mesa Planning Commission




EXHIBIT “A”

FINDINGS

A.

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

e The proposed use is compatible and harmonious with uses on surrounding
properties.

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

e The planning application is for a project-specific case and does not establish a
precedent for future development.

The information presented substantially complies with Costa Mesa Municipal Code
Section 13-29(g)(14) in that:

a. 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.

b. The visual prominence associated with the construction of three-story
houses in a predominately single-story neighborhood has been reduced through
appropriate transitions between the second and third floors and the provision of
elevation offsets to avoid unrelieved three-story walls.

C. The proposed development plan and subdivision meets the broader goals of
the General Plan, Mesa West Residential Ownership urban 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.

Pursuant to Section 13-29(g)(13) of the Municipal Code, the subject property is
physically suitable to accommodate Tentative Tract Map No. 17640 in terms of
type, design and intensity of development, and will not result in substantial
environmental damage nor public health problems, based on compliance with the
City's Zoning Code and General Plan. The applicant has requested deviations from
development standards and conditions of approval have been applied to the
project to compensate for specified deviations.

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



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

The project has been reviewed for compliance with the California Environmental
Quality Act (CEQA), the CEQA Guidelines; and the City environmental procedures,
and has been found to be exempt from CEQA under Section 15332 for in-fill
development projects.

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

The information presented substantially complies with Costa Mesa Municipal Code
Sections 13-29(g)(6), 13-29(g)(5) and 13-29(g)(1) in that:

e As conditioned, the master plan meets the broader goals of the General
Plan, and the Zoning Code by exhibiting excellence in design, site planning,
integration of uses and structures protecting the integrity of neighboring
development.

¢ Given constraints of the site, ground-level open space is not meeting the 40
percent requirement. The proposed reduction in open space is justified with
the proposed third floor designs that allow bonus rooms to be connected to
the roof decks with large glass panels. Each unit is provided with a small
ground-level private open space and a large roof deck and small balconies.

¢ As conditioned, the proposed garage size provides for adequate parking of
two vehicles.

e The proposed 7 feet distance between buildings is only applicable to two
structures and the distance applies to stairways and not living areas or
bedrooms. The urban plan allow for three-story structures that would
potentially have privacy and shade and shadow impacts to adjacent existing
structures that are one and two stories.

e The overall architectural design promotes excellence and compatibility. The
three-story structures are modern in design with flat roofs, contemporary
accents and finishes and roof decks. The proposed units are not within the
limits of 80 percent second-floor to first-floor ratio recommended in the City's
Residential Design Guidelines; however the staggered wall design at all four
elevations diminishes the boxy design appearance from all four sides.

e The urban plan’s minimum lot size of one-acre was intended to promote lot
consolidation and redevelopment of larger parcels. However, one of the
main objectives of the urban plans was to promote development by flexible
development standards and to encourage owner-occupied housing. This
proposal meets the intent of the urban plans in that it will provide ownership
opportunities in an area that is predominantly renter occupied and promote
economic vitality by new construction.
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a. The improvement will not be materially detrimental to the health, safety and
general welfare of persons residing or working within the immediate vicinity of the
project or to property and improvements within the neighborhood.

b. The improvement is compatible and enhances the architecture and design
of the existing and anticipated development in the vicinity.

The project is exempt from Chapter IX, Article 11, Transportation System
Management, of Title 13 of the Costa Mesa Municipal Code.



EXHIBIT “B” (amended 09/28/15)

CONDITIONS OF APPROVAL

Ping.

1.

The expiration of Master Plan PA-13-16 shall coincide with the expiration
of the approval of the Tentative Tract Map No. 17640 which is valid for
two years. An extension request is needed to extend the expiration for
each additional year after the initial 2-year period.

The conditions of approval for PA-13-16 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.

Each unit shall be provided with upper level storage shelving in the
garages to allow for unobstructed use of the garage for parking vehicles.
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 and also businesses 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.

Prior to issuance of grading permits, developer shall identify to the
Development Services Director a construction relations officer to act as a
community liaison concerning on-site activity, including resolution of
issues related to dust generation from grading/paving activities.

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.



10.

11.

12.

13.

14.

15.

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

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 upon view, under direction of
Planning staff. Any deviation from this requirement shall be subject to
review and approval of the Development Services Director.

Demolition permits for existing structures shall be obtained and all work
and inspections completed prior to final building inspections. Applicant is
notified that written notice to the Air Quality Management District may be
required ten (10) days prior to demolition.

Street trees in the landscape parkway shall be selected from Appendix D
of the Streetscape and Median Development Standards and
appropriately sized and spaced (e.g. 15-gallon size planted at 30" on
centers), or as determined by the Development Services Director once
the determination of parkway size is made. The final landscape concept
plan shall indicate the design and material of these areas, and the
landscape/hardscape plan shall be approved by the Planning Division
prior to issuance of building permits. A minimum of eight 24-inch box
Pyrus Calleryna Aristocrat are required along both street frontages.

The Charle Street frontage shall feature eleven 15-gallon Crape Myrtles
and one 24-inch box Bradford Pear and 5-gallon shrubs that exceed the
minimum size requirements of trees and shrubs as described in the
City’'s landscaping standards to the satisfaction of the Development
Services Director. The privacy walls shall be of solid material and
incorporate materials and modern design features similar to the building
architecture. The landscape and fence pian shall be approved prior to
issuance of building permits.

Provide proof of recordation of TTM No. 17640 and CC&Rs prior to
issuance of building permits.

Applicant shall provide proof of establishment of a homeowners
association prior to release of any utilities.

Prior to issuance of building permits, the developer 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. The CC&Rs
shall contain provisions that effectively implement the following
requirements: (1) require that the homeowners association (HOA)
effectively manage parking. If onsite parking is not appropriately
managed, the Development Services Director shall require
implementation of corrective measure(s) to address onsite parking
problems in the future; (2) require that the HOA contract with a towing
service to enforce the parking regulations; (3) require that the HOA
require and enforce thatqgarage spaces are unobstructed for vehicle



Bldg.

Eng.

Amended
09/28/15

16.

17.

18.

19.

20.
21.
22.

23.

24.

25.

26.

27.

parking and are used for parking vehicles; and (4) 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.

A buyer notification shall be included in the CC&Rs and provided to the
buyers of Plan1, that these units are two-bedroom units and the third
floor bonus room shall not be converted to a bedroom.

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

Windows facing interior yards and opposing nelghbors shall include
obscure glass for privacy.

Design, grading, and construction shall be performed in accordance with
the requirements of the California Building Code applicable at the time of
grading as well as the appropriate local grading regulations, and the
recommendations of the project geotechnical consultant as summarized
in a final written report, subject to review by the City of Costa Mesa
Building official prior to issuance of grading permits.

Submit grading plans including a hydrology report and soils report.
Provide an erosion control plan.

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. Cross lot drainage shall not occur.
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.

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.

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

Private on-site drainage facilities and parkway culverts or drains will not
be maintained by the City of Costa Mesa, they shall be maintained by the
owner of the property.

Refer to attached letter dated October 7, 2014 (Exhibit C) for conditions
of approval related to Tentative Tract Map 17640.

The applicant shall be required to underground utilities in the public right-
of-way along the Bernard Street frontage of the development site. The
applicant shall submit an application to Southern California Edison (SCE)
for a determination on the design and all other logistical requirements for
the undergrounding. Unless the proposed undergrounding is not
considered feasible by Southern California Edison (i.e. SCE determines

that the pole must remain above ground for specnfled reasons), the
|0




Fire 29.
Utilities 30.

Public Services Director shall réquire compliance with this condition of

approval. If the applicant requests a waiver from this undergrounding

requirement, the request shall be brought to the Planning Commission
for consideration (re-submittal of the Planning Application and Tentative

Tract Map is not required).

Provide smoke detectors.

Prior to the issuance of a connection permit, the applicant shall pay the
applicable water connection fees.

[



CODE REQUIREMENTS (PA-13-16, TTM 17640)

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.

Pling. 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.  Approval of the planning application is valid for one (1) year from the
effective date of this approval and will expire at the end of that period
unless applicant establishes the use by obtaining building permits for the
authorized construction and initiates construction. If the applicant is
unable to establish the use/obtain building permits within the one-year
time period, the applicant may request an extension of time. The
Planning Division must receive a written request for the time extension
prior to the expiration of the planning application.

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

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

10. 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.

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

12. Proof of recordation of the final parcel map shall be submitted prior to
issuance of building permits.

¥
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Fire
Parks

13.
14.

15.

16.

18.

19.

20.
21.
22.

1.

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.

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.

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.

Comply with the requirements of the 2010 California Residential Code,
California Electrical code, California Mechanical code , California
Plumbing code , and 2010 California Energy Code (or the applicable
adopted California Residential code, California Electrical code, California
Mechanical code California Plumbing Code, and California Energy Code
at the time of plan submittal) and California Code of Regulations also
known as the California Building Standards Code, as amended by the
City of Costa Mesa.

The project applicant shall contact the Southern California Air Quality
Management District (SCAQMD) at 800-288-7664 for potential
additional conditions of development or required permits by SCAQMD.
Submit a soils report for the projects, Recommendation of the Soils
Report shall be printed on the architectural and grading plans.

Submit a grading plan and hydroiogy report.

Submit an erosion controls plan with the grading submittal.

Provide an automatic fire sprinkler system according to NFPA 13D.
Street trees in the front and side setback shall meet with the approval of
the parks and parkways division.

Applicant is advised that removal of existing trees within the public right-
of-way shall not be permitted without approval from the Parks and
Recreation Commission, and compliance with any applicable
requirements or conditions as determined by the Parks and Recreation
Commission. If any existing trees within the public right-of-way are
proposed to be removed, approval by the Parks and Recreation
Commission shall be required prior to the issuance of any permits.

Park fees for the proposed development shall be remitted prior to
approval of the final map.
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SPECIAL DISTRICT REQUIREMENTS (PA-13-16, TTM 17640)

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

Sani

AQMD
School

State

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 (714) 754-5307.

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

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

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

P.O. BOX 1200 - 77 FAIR DRIVE - CALIFORNIA 92628-1200

FROM THE DEPARTMENT OF PUBLIC SERVICES/ENGINEERING DIVISION

Costa Mesa Planning Commission October 7, 2013
- City of Costa Mesa

77 Fair Drive

Costa Mesa, CA 92626

SUBJECT: Tract No. 17640
LOCATION: 522 and 526 Bernard Street

Dear Commissioners:

Tentative Tract Map No. 17640 as furnished by the Planning Division for review by the Public
Services Department, consists of a subdivision of two lots into ten (10), three-story attached
units for condominium purposes. Tentative Tract Map No. 17640 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 Charle 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 construct P.C.C. driveway approach 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.

8. Obtain a permit from the City of Costa Mesa, Engineering Division, at the time of
development and then construct Wheelchair Ramp on the corner of Charle Street and
Bernard Street.

9. Per requirements of Real Property, City of Costa Mesa, Engineering Division, dedicate a
diagonal corner cut-off at the corner of Charle Street and Bernard Street.

PHONE: (714) 754-5335 FAX: (714) 754-5028 TDD: (714) 754-5244
www.ci.costa 1.ca.us
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10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

20.

21.

22.

23.

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 Offsite Plan, including four (4) feet clear around obstructions in
the sidewalk.

Dedicate a 2.5-foot wide easement for public alley right of way purposes.

Obtain a permit from the City of Costa Mesa and repave up to half the alley adjacent to the
property per City standards.

Reconstruct the alley entrance on Charle Street per City of Costa Mesa standards to comply
with A.D.A

The Subdivider shall submit a cash deposit of $350 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 the drainage fee ordinance requirements prior to the approval of the Tract Map.
The Subdivider shall furnish to 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 to the

“satisfaction of the City Engineer. This study to be furnished with the first submittal of the

Final 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). '

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.

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.

b -
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24. 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.

25. 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.

Singerely,

e @5&' '

Fariba Fazeli, P. E.
City Engineer

/ch (Engr. 2013/Planning Commission Tract 17640)
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