PLANNING COMMISSION
AGENDA REPORT

MEETING DATE: FEBRUARY 8, 2016 ITEM NUMBER: PH_L[_

SUBJECT: PLANNING APPLICATION PA-15-49 AND TENTATIVE PARCEL MAP NO. PM-15-
165 FOR A DESIGN REVIEW AND SUBDIVISION MAP FOR A DETACHED TWO-
UNIT SMALL LOT DEVELOPMENT AT 1808 POMONA AVENUE

DATE: JANUARY 28, 2016
FROM: PLANNING DIVISION/DEVELOPMENT SERVICES DEPARTMENT
PRESENTATION BY: MEL LEE, SENIOR PLANNER

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

DESCRIPTION

The proposed project involves the following:

1.  Planning Application No. PA-15-49. Design Review to construct a 2-unit, two story,
detached residential development on a 7,500 sq. ft. lot in an R2-HD zone.

2. Tentative Parcel Map PM-15-165. A tentative parcel map is included to allow the
small lot subdivision of the property into two fee simple lots. The project complies with
the City's Small Lot Ordinance standards with regard to building setbacks, open
space, and on-site parking, and no code deviations are proposed.

AUTHORIZED AGENT

The authorized agent is Ryan Walker, representing the property owner, Dezina Soni.

RECOMMENDATION

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



PLANNING APPLICATION SUMMARY

Location: 1808 Pomona Avenue Application Number:  PA-15-49/PM-15-165

Request: Design review of a two-unit small lot residential development and a subdivision map.

SUBJECT PROPERTY: SURROUNDING PROPERTY:
Zone: R2-HD North: R2-HD Multi-Family Residential, Residential Use
General Plan: HDR South: R2-HD Multi-Family Residential, Residential Use
Lot Dimensions: S50FT x150 FT East: R2-HD Multi-Family Residential, Residential Use
Lot Area: 7,500 SF Woest: (Acr. Pomona) R3, Multi-Family Residential,
Residential Use
Existing Development: Single family residence and detached garage (to be demolished).

DEVELOPMENT STANDARD COMPARISON - SMALL LOT ORDINANCE

Development Standard Required/Allowed Proposed/Provided
Lot Size:
Lot Width NA 50 FT
Lot Area NA 7,500 SF
Maximum Density (based on gross acreage):
DU’s/ Acre (Residential) 1 du/3,000 SF (14.5 DU’s/Acre) 1 du/3,750 SF (11.6 DU’s/Acre)
Maximum 2 units Proposed 2 units
Building Coverage (Development Lot)
Buildings NA 2,653 SF (35%)
Paving NA 1,838 SF (25%)
Minimum Open Space 2,250 SF (30%) 3,009 SF (40%)
TOTAL NA 7,500 SF (100%)
Building Height 2 Stories/Max. 27 FT 2 Stories/ 25 FT
Chimney Height 2 FT Above Max. Bldg. Ht. NA
Private Open Space 200 SF/Min. 10 FT Min. Dim. 300 SF/10 FT (Unit A)
500 SF/10 FT (Unit B)
Distance Between Main Buildings NA 15FT
Setbacks (Development Lot)
Front 20FT 20 FT (Unit A)
118 FT (Unit B)
Side (left/right) 5FT/5FT 5FT/5FT
Rear 10 FT 10 FT
Parking
Garage(s) 4 4
Open 4 4
TOTAL 8 Spaces 8 Spaces
Interior garage dimension 20 FT Min. 20 FT
NA = Not Applicable or No Requirement
CEQA Status Guidelines Section 15303/Class 3, New Construction of three or fewer single-family homes in
urban areas.
Final Action Planning Commission




BACKGROUND

Project Site/Environs

The 7,500 square foot project site is located on the east side of Pomona Avenue, north of
West 18" Street. The project site is currently developed with a single-story residence,
originally constructed in 1947, that will be demolished to accommodate the proposed project.
The property is zoned R2-HD with a maximum development potential of two units (14.5
dwelling units per acre).

ANALYSIS
Design Review for PA-15-49

The proposed project consists of two attached, single-family residences with one attached
two-car garage for each. One residence will face Cabrillo and the other will face the public
alley between the property and the commercial property to the south. The property will be
subdivided into two lots, which could be sold independently. The two proposed units are
summarized in the table below:

Unit Type Summary
Unit Size 2,413 SF 1,846
(Not Including Garage)
Total No. of Units 1 1
No. of Bedrooms/Bathrooms 5 Beds/5.5 Bath 4 Beds/3.5 Bath
No. of Stories 2 2
No. of Garage Spaces 2 2
No. of Open Spaces 2 2
(In Driveway)
Total Parking 4 4

The project layout, floor plans, and elevations comply with the R2-HD development
standards. The residences are two stories in height and the front unit (Unit A) is setback 20
feet from Pomona Avenue; Unit B is setback 118 feet from the street. A total of 40 percent of
the lot area is provided as open space and landscaping. The attached two-car garages are
set back to provide two parking spaces on each driveway. Trash bins can be stored in the
side yard areas adjacent to the garages. Exterior materials consist of stucco, horizontal
siding, asphalt shingles, and stacked stone veneer.

Tentative Parcel Map PM-15-165

The applicant proposes a parcel map to allow the units to be sold separately. The map is
consistent with City codes and the State Subdivision Map Act. Approval of the map will
facilitate small lot development so each lot may be sold separately.

Residential Design Guidelines

The proposed residences include elevations with varied roof forms. Both homes incorporate
varying exterior finishes to create an aesth?;cally pleasing fagade. The window placement



will to minimize privacy impacts from this project. Conditions of approval have been included
which should mitigate these effects.

General Plan Conformance

The proposed development is a small lot development of two detached residences. The
project is consistent with the allowable density of 1 dwelling unit per 3,000 square feet. The
proposal is 11.6 dwelling units per acre, which is below the 14.5 dwelling units per acre
allowed in the High Density Residential land use designation. The project also complies with
Land Use Objective LU-1A.4, in that the proposed project will provide owner-occupied
housing to improve the balance between rental and ownership housing opportunities,
therefore increasing homeownership opportunities in the City.

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 February 2018). After the initial 24-month period, a time
extension for these applications would be required to be processed for another 12-month
period.

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
the project based on the following assessment of facts and findings which are also reflected
in the draft resolution.

e 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 ordinance and R2-HD
development. The proposed project does not exceed the maximum density of less
14.5 units per acre, consistent with the General Plan designation of High Density
Residential.

e The proposed project meets the purpose and intent of the Residential Design
Guidelines. The design of the two-story homes comply 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 exterior elevations of
the proposed homes incorporate a variety of horizontal siding, stacked stone veneer,
and asphalt shingles to allow for a quality project.

As a condition of approval the proposed project must not have modification(s) of
the approved building elevations including, but not limited to, change of architectural
type, changes that increase the buildi[lg height, removal of building articulation, or a



change of the finished material(s) including but not limited to: pop-out windows,
horizontal siding, stone veneer, decorative materials providing relief between the first
and second floor along the sides of the units, and a front porch for the unit off of West
Wilson Street. No changes shall be made during construction without prior Planning
Division written approval.

e The open space of this project exceeds code requirements. The residential
development standards require a minimum of 30% of open space for a small lot
subdivision development, however the project is proposing 40% of open space. The
preliminary landscape plans propose a mixture of shrub and turf coverage. The shrubs
are mostly drought tolerant. There are six trees strategically placed throughout the
property; staff will insure that the tree count and sizes complies with the City’s
landscape ordinance.

e The Declaration of the Covenants, Conditions, and Restrictions (CC&Rs) is required
to 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.

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 and Section
15315 (Class 15), Minor Land Divisions. In urbanized areas, up to three single-family
residences may be constructed or converted under the Class 3 exemption. The project is
consistent with the General Plan and Zoning Code. No variances are required. All public
utilities and services are available. The property has not been subdivided within the
previous two years, and the lot is generally flat in topography.



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.

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, as conditioned, will allow the
development of a two- unit two unit common interest development which is consistent with
the Residential Development Standards and Design Guidelines Resolutions. Staff
recommends approval of this project.

Y A gt ~—"

MEL LEE, AICP CLAIRE FLYNN, AICP
Senior Planner Asst. Development Services Director
Attachments: 1. Vicinity, Zoning, and 500 Ft. Radius Maps

2. Site Photos

3. Applicant’s Project Description

4. Draft Planning Commission Resolutions and Exhibits



Distribution:

5. Project Plans/Elevations/Perspectives

Director of Economic & Development Services/Deputy CEO
Senior Deputy City Attorney

Public Services Director

City Engineer

Transportation Services Manager

Fire Protection Analyst

File (2)

Ryan Walker
6751 Gypsum Creek Road
Eastvale, CA 92880

Mark Grisafe AlA
5618 E. Conant Street
Long Beach, CA 90808

Dezina Soni
2306 Port Aberdeen
Newport Beach, CA 92660
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ATTACHMENT 3

1|1L~ﬁ‘ Vi architect
i ﬂ‘(”
TO: City of Costa Mesa
Development Services Department
77 Fair Drive
Costa Mesa, CA 92626
ATTN: Mel Lee, Senior Planner City of Costa Mesa
FROM: M Grisafe Architect
DATE: January 22, 2016
REGARDING: 1808 POMONA AVE.
Dear Mr Lee:

M Grisafe Architect is pleased to submit to the City of Costa Mesa a Tentative Parcel Map on
behalf of Niel Soni and Dezina Pinto. The following serves as the requisite letter of justification
for this application.

Project Summary

¢ Owner/Developer — Neil Sonit & Dezina Pinto

B Tentative Parcel No. — 2015-165

° Area - 7,500 s.f.

* Numbered Lots -2

* Lettered Lots — Parcel 1 - 3,000 s.f./ Parcel 2 - 4,500 s.f.

B No. of Units -2

¢ Density — R3, or 1 dwelling unit per 3,000 lot square footage
° General Plan Designation — Residential

Existing Zoning Designation — R2-HD Multiple Family Residential
Proposed Zoning Designation — R2-HD Multiple Family Residential
’ Site Address — 1808 Pomona Ave.

The site is physically suitable for the proposed residential project. As can be seen in the
submitted site plans and elevations, the proposed development is compatible with general
character of the zoning code due to the relationship in scale, bulk, coverage and density
consistent with surrounding land uses. This flag lot project is internal in nature and therefore
will not have an adverse impact on the existing neighborhoods.

5618 E. CONANT STREET LONG BEACH, CA 90808 ~ (562) 420-1035
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MEMO
January 22, 2016
Page 2

M Grisafe Architect looks forward to this next phase of the entitlement process in regards to this
project on Pomona Avenue.

Thank you in advance for your consideration,

Sincerely,

Mearde . A. e.(f;'(:s“(fﬁ;
Mark A. Grisafe
Architect

M Grisafe Architect,

cc: Ryan Walker, Civil
Dezina Soni, Owner



ATTACHMENT 4

RESOLUTION NO. PC-16-

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF COSTA MESA APPROVING PLANNING
APPLICATION PA-15-49 AND TENTATIVE PARCEL MAP PM-
15-165 AT 1808 POMONA AVENUE IN THE R2-HD ZONE
THE PLANNING COMMISSION OF THE CITY OF COSTA MESA HEREBY RESOLVES
AS FOLLOWS:

WHEREAS, an application was filed by Ryan Walker, authorized agent on behalf of

the property owner, Dezina Soni, requesting approval of the following:
1. Planning Application No. PA-15-49: Design Review to construct a 2-unit, two story,
detached residential development on a 7,500 sq. ft. lot in an R2-HD zone.
2. Tentative Parcel Map PM-15-165: A tentative parcel map is included to allow the small
lot subdivision of the property into two fee simple lots. The project complies with the City's
Small Lot Ordinance standards with regard to building setbacks, open space, and on-site
parking, and no code deviations are proposed.

WHEREAS, a duly noticed public hearing held by the Planning Commission on
February 8, 2016 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.

WHEREAS, the CEQA categorical exemption for this project reflects the
independent judgment of the City of Costa Mesa.

BE IT RESOLVED that, based on the evidence in the record and the findings
contained in Exhibit A, and subject to the conditions of approval contained within Exhibit
B, the Planning Commission hereby APPROVES Planning Application PA-15-49 and
Tentative Parcel Map PM-15-165.

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-15-49 and Tentative
Parcel Map PM-15-165 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

Y



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 8th day of February, 2016

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

]



STATE OF CALIFORNIA )
)ss
COUNTY OF ORANGE )

[, Claire Flynn, Secretary to the Planning Commission of the City of Costa Mesa, do
hereby certify that the foregoing Resolution was passed and adopted at a meeting of the
City of Costa Mesa Planning Commission held on February 8, 2016 by the following votes:
AYES: COMMISSIONERS
NOES: COMMISSIONERS
ABSENT: COMMISSIONERS

ABSTAIN: COMMISSIONERS

Claire L. Flynn, Secretary,
Costa Mesa Planning Commission



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 architectural design of the development
meets the intent of the City’s Residential Development Standards and Design
Guidelines and promotes design excellence with consideration given to site
planning and building orientation, overall open space, landscaping and
architectural design. Second floor windows will be required to be offset or
frosted to minimize direct views onto adjacent second floor residential
windows, and the elevations will have exterior elevation treatments as
recommended in the City’s Residential Design Guidelines.

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 Findings: The proposed two-story structures are in
keeping with the rest of the neighborhood which has a variety of two-story
buildings. The elevations of the proposed residences include a variety of high-
quality materials, articulating roof lines along the front elevations, and use of
window treatments and pop outs to highlight the vertical offsets and horizontal
floor to floor transitions.

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

Facts in Support of Findings: The proposed project provides two additional
ownership opportunities for detached units in place of the previous residence.
The project exhibits site planning excellence by providing private open spaces
for all units, private driveways for each unit, and adequate separation between
the homes and the abutting structures.

9



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 Residential
Development Standards and the Residential Design Guidelines. This project
will add an additional ownership property within the City.

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 11.6
units per acre, consistent with the General Plan designation of High Density
Residential.

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 site plan places the yard areas along the
north and south side property line in an east-west orientation to ensure natural
and passive heating from the sun exposure. Trees will be required to help
provide passive cooling opportunities.

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

Facts in Support of Finding: The proposed project does not interfere with
the public right of way. As a condition of approval all utilities on the private
property will be undergrounded.

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

L0



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 proposed map complies with all of these requirements.

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

2|



EXHIBIT B

CONDITIONS OF APPROVAL

Ping.

1.

The expiration of Planning Application PA-15-49 shall coincide with the
expiration of the approval of the Tentative Parcel Map PM-15-165 which is
valid for two years. An extension request will be required to extend the
expiration for each additional year after the initial two-year period.

The conditions of approval 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 shall be
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.

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.

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

Prior to final inspection, the applicant shall construct a minimum six-foot
tall decorative masonry wall around the perimeter of the project site. 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
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10.

11.

12.

13.

14.

15.

truck trips to the site plus 100 truck trips from the site) unless approved by
the Development Services Director or Transportation Services Manager.
The subject property's ultimate finished grade level may not be filled/raised
in excess of 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.

All driveways shall be complemented by stamped concrete or decorative
pavers.

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

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. This includes any modification not consistent
with the proposed asphalt shingle roofs, siding, finish stucco, or stone
veneers. Any modification should be consistent to originally proposed
colors. 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, orin the
requirement to modify the construction to reflect the approved plans.
Second floor windows will be offset from neighboring residence windows
to avoid privacy issues to the second story windows of abutting properties.
Windows which cannot be offset must be frosted or elevated to maintain
privacy.

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.
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17.

18.

19.

20.

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

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.
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.



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. All noise-generating construction activities shall be limited to 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 Years Day, Memorial Day, Independence Day,
Labor Day, Thanksgiving Day and Christmas Day.

Bl 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.

Planning Commission action on PA-15-49 and PM-15-165 shall not

become final until seven days following final action.

6. 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.

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

8. 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.

9. The landscaping of this project shall comply with the City’s landscaping
requirements and guidelines.

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

11. 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.

12. 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. [f
required interior noise levels are achieved by requiring that windows be
inoperable or closed, the design for the structure must also specify the
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13.

14.

15.

16.

17.

18.

19.

20.

means that will be employed to provide ventilation, and cooling if necessary,
to provide a habitable interior environment.

Prior to issuance of any permit for buildings, the Developer shall pay a
park impact fee or dedicate parkland to meet the demands of the
proposed development.

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 a precise grading plan and an erosion control plan. A precise
grading plan shall not be required if any of the following are met:

a. 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 %2:1 (excluding foundation
area).

b. A fill 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.

c. 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

The ground adjacent immediately to the foundation shall be sloped away
from the building at a slope of not less than 5% for a minimum distance of
10 feet measured perpendicular to the face of the wall CBC sec. 1804.3.
See also exception.

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

During demolition, grading, and excavation, workers shall comply with the
requirements of Title 8 of the California Code of Regulations, Section 1529,
which provides for exposure limits, exposure monitoring, respiratory
protection, and good working practices by workers exposed to asbestos.
Asbestos-contaminated debris and other wastes shall be managed and
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21.

22.

23,

24.

25.

26.
27.

disposed of in accordance with the applicable provision of the California
Health and Safety Code.

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

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

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

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

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

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

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

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

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

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.

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.
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Utilities

28.

20.

30.

31.

32.

33.

34.

35.

36.

8il »

38.

39.

40.

Release and relinquish all vehicular and pedestrian access rights to
Pomona Avenue to the City of Costa Mesa except at approved locations.
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.

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.

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.

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 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.

Construct residential drive approach(es) on Pomona Avenue as shown
on site plan. Comply with minimum clearance requirements from property
lines and any vertical obstructions.

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

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

Sani.

AQMD

School

State

Water

Cable

1.

2.

10.

11.

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 (949)
645-8400 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 (714) 754-5043 to pay trash collection
program fees and arrange for service for all new residences. Residences
using bin or dumpster services are exempt from this requirement.
Applicant shall contact Costa Mesa Sanitary District at (949) 654-8400 for
any additional district requirements.

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

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

The applicant shall contact the current cable company prior to issuance of
building permits to arrange for pre-wiring for future cable communication
service.
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RESOLUTION NO. PC-16-

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF COSTA MESA DENYING PLANNING APPLICATION
PLANNING APPLICATION PA-15-49 AND TENTATIVE
PARCEL MAP PM-15-165 AT 1808 POMONA AVENUE IN THE
R2-HD ZONE

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

WHEREAS, an application was filed by Ryan Walker, authorized agent on behalf of

the property owner, Dezina Soni, requesting approval of the following:
1. Planning Application No. PA-15-49: Design Review to construct a 2-unit, two story,
detached residential development on a 7,500 sq. ft. lot in an R2-HD zone.
2. Tentative Parcel Map PM-15-165: A tentative parcel map is included to allow the small
lot subdivision of the property into two fee simple lots. The project complies with the City’s
Small Lot Ordinance standards with regard to building setbacks, open space, and on-site
parking, and no code deviations are proposed.

WHEREAS, a duly noticed public hearing held by the Planning Commission on
February 8, 2016 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-15-49 and Tentative Parcel Map No. PM-15-165.

PASSED AND ADOPTED this 8th day of February, 2016

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 February 8, 2016 by the following votes:
AYES: COMMISSIONERS
NOES: COMMISSIONERS
ABSENT: COMMISSIONERS

ABSTAIN: COMMISSIONERS

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

FINDINGS (DENIAL)

A.

The proposed project does not comply with 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 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-15-49
and Tentative Parcel Map No. PM-15-165. Pursuant to Public Resources Code
Section 21080(b)(5) and CEQA Guidelines Section 15270(a) CEQA does not apply
to this project because it has been rejected and will not be carried out.

The project is exempt from Chapter IX, Article 11, Transportation System
Management, of Title 13 of the Costa Mesa Municipal Code.
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1808 Pomona Ave.
Costa Mesa, CA 92627

PROJECT TITLE

STREET VIEW

DRAWINGS AND SPEGIFICATIONS

DRAWINGS AND SPECIFICATIONS ARE INTENDED TO SHOW
AND DESCRIBE DETAILS FOR A COMPLETE BUILDING, IT IS
IMPOSSIBLE TO SHOW AND DETAIL EACH AND EVERY CONDITION
WITHIN THE BUILDING, THE CONTRACTORS SHALL EXECUTE PARTS
AND DETAILS THAT ARE NOT FULLY SHOWN OR DESCRIBED
ACCORDING TO THE HIGHEST STANDARD AND CUSTOMARY TRADE
PRACTICE FOR QUALITY WORK AND IN SIMILAR MANNER AND SPIRIT
OF DETAILS WHICH ARE SHOWN ON DRAWINGS OR DESCRIBED IN
SPECIFICATIONS.

IT 1S THE RESPONSIBILITY OF THE CONTRACTOR TO
DETERMINE TRADES OR WORKERS RESPONSIBLE FOR ALL ITEMS
FOR A COMPLETE PROJECT. THE DRAWINGS & SPECIFICATIONS
INCLUDE ONLY MAJOR INFORMATION. IN THE ABSENCE OF
INFORMATION, SECURE THE REVIEW AND APPROVAL OF
MATERIALS, PRODUCTS AND SYSTEMS BY THE ARCHITECT. IT IS
ASSUMED THAT ALL PERSONS AND COMPANIES PROPOSING WORK
ON THIS PROJECT ARE SKILLED IN THE INTERPRETATION AND USE
OF DRAWINGS AND SPECIFICATIONS, AND HAVE FOUND THESE
CONTRACT DOCUMENTS FREE OF AMBIGUITIES SUFFICIENT FOR
BIDDING AND SUCCESSFUL CONSTRUCTION PURPOSES, OR HAVE
NOTIFIED THE ARCHITECT IN WRITING OF SUCH AMBIGUITIES.

Project

Location

OWNER/ CONSULTANTS

Owner

Dezina & Nell Soni
1808 Pomona Avs.
Costa Masa, CA 92627
(949) 310-4272

Structural Eng
Consulting Design
5609 E, Spring St
Long Beach, CA 90808
(562) 235-4572

Alan Bouzars

Civil Engineer

Ryan Walker

6751 Gypsum Creek Dr.
East Vale, Ca 92880
(851) 741-1618

Architect

Mark Grisafe, Architect
5618 E. Conant St.
Long Beach, CA 90808
(562) 420-1035

Tille - 24

Carslairs Energy Calcs.
P.O. Box 4736

San Luis Oblspo, CA 93403
(805) 904-9048

Tim Carstairs

DETAIL TITLE

DETAIL TITLE

NOTE

DETAIL TITLE

CONTACTS

AVENUE

POMONA

@:{; PARKWAY(E)

RV

23-0°

18-0%

£0-08

RESIDENCE DATA
GOVERNING CODES:

Cosla Masa Municipal Code
2013 California Building Code
2013 California Plumbing Code
2013 California Mechanlcal Code
2013 Califomia Fire Code

2013 California Electric Code

Title 24 Energy Conservalion Requirements

LEGAL DESCRIPTION:
. In lha Cily of Costa Mesa,
County of Oranga, Stale of California

SCOPE OF WORK

Damoalish existing structures, conslruct two new two-slory unils.

ASSESSOR'S PARCEL: 424°241*37

ZONING DATA:
Zone: R-1-N
Lol Area: 7,500 sf

Tolal building:

Unit A
Firsi Floor: 1,029 sf
Garage: 455 sf
Second Floor: 1,384 sf
Total : 2,868 sf

Unil B
First Floor: 735 sf
Garage: 434 sf
Second Floor: 1,111 sf
Tolal : 2,280

Selbacks  Side yards:
Fronl yard unit A:
Fronl yard unit B:
Rear yard:

PARKING:
18'-0" x 20'-0" enclosed required
200" x 20*-0" enclosed provided

OCCUPANCY: R-3

3-5' min,
20" min.
5" min,
10" min

CONSTRUCTION: Type Vb (8,000 sf allowable area)

Open Space Calculations:

Unit A
A) Total Lol SQ, Ft.:
B) Open Spaca Reg?
C) Open space provided:
D) Non-Open Space:

1) Bullding/Garage Footprini:

2) Driveway/Parking:
Unii B
A; Tolal Lot SQ. FL.:
B

Open Space Req'd: .3 x 4,500 =

C) Open space provided:
D) Non-Open Space:

1) Building/Garage Footprint:

2) Driveway/Parking:

;.3 x3,000 =

3,000 s.f.
900 s.f.
1,114 sf.

1,623 sk
363 s.f

4,500 s.f.
1,350 s.f.
1,697 s.f.

1,232 s.f,
1,671sf.

ATTACHMENT 5

architect

5618 East Conant Street
Long Beach, Ca 90808
(562) 420-1035

il

1808 Pomona Ave
Costa Mesa, CA 92627

BUILDING DATA

[18

SHEET TITLE

C1 Cover Sheet, General Notes, Site & Roof Plan

T1 Title 24
T-2 Title 24

GN-1 Cal Green Mandatory Measures
GN-2 Cal Green Mandatory Measures
A-0.1 View Comidor Sludy

A-100 Unit A Floor Plan p

A-101 Unit A Electrical Plan
A-102
A-103

Unil A Interior Elsvations
Unil A Elevations / Sections
o A-200 Unit B Floor Plan
A-201 Unit B Electrical Plan rrrg
A-202 Unit B Interior Elevations 1218115
A-203 Unit B Elevaltons / Sections plot dale:
A-300 Detalls
SN-1 Slructural Noles job no
S-1 Foundallon Plan
82 Roof Framing scale:
D-1 Details X
[ D-2 Detalls ]
g sheel no,
Total sheals XX Sheets
Cc-1

Scal: 18 .00 [23 SHEET INDEX |24 | T

Coversheet/ Site Plan

SITE PLAN

Mark Grisafe, AlA expressly reserves his common law copyTight for these plans. These planis are not 1o be changed or copied in any form or manner, nor are they lo be assigned (0 a third parly, withoul first oblaining lhe written permission and

consent of Mark Grisafe, AlA
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[~
Landscape Architect: Graham Stanley & Associates, Inc, #3469 D
// PERMEABLE PAVING AREA 1,814s.f Z
2. City Maximum Applied Water Allowance (MAWA) — Water Budget for Landscape VA
Areas = 25 gollons per square foot per year. — -
Total Area to be londscaped in Square Feet (sq.ft.): 2,155 x 25 = 53,875 LANDSCAPE AREA 1,745s.1
gals./yr. MEDIUM  (42%}
LOW (50%)
3. Estimated Applied Water Use (EAWU)
This is the estimated amounl of water the project will require: e 4103 w
HIGH (8%) 2
A. Low Hydrozone: 1,077 sq.ft. x 15 = 16,162 gals./yr. zZ l(:‘
©
B. Moderate Hydrozone: 905 sq.ft. x 25 = 22,625 gals./yr, TOTAL 4,861s.f. g g
C. High Hydrozone: 172 sq.ft. x 35 = 6,020 gals./yr. :6
Total Estimated Applied Water Use (EAWU): 44,807 gals./yr. Z <
IRRIGATION NOTES o
MAWA (53,875 gals./yr) minus EAWU (44,807 gals./yr) = 9,068 gals./yr
1. Valing — Al newly landscape oreos shall be provided with a permanent and adequate O«
irrigalion system which is properly maintained, lrrigalion system shall be valved so that ali a ”(/)—
4, Written Conservation Statement: lawn and shrub oreas are separated. © o
The Tandscape design tor this project incorporates en automaoted controlier with S (&)
o roin sensor lo afficiently lrrigote the londscape and provent water from being 2. Automation — The new irrigalion system shall be mulamated for the Client's convenience and [ve)
wosted, The design combines plants with similar woler needs tagelher and to keep the landscape healthy ond vigorous. Encloae the automatic canlraller in o lockable ~
encbles \hem to be irrigoled occording to their specific hydrozone.  The design housing
only uses plants thel are colegorized o Moderale or Low and hoave boen
selected for thelr durability, case of maintanonce and low woler neads alter they 3. Water Sensor — Automated system shall be equipped with a water sensor, and rain sensor
become established. A 2" layer of mulch has been speeifisd to retain soil device to shut woter off if soil moisture levels are above normal
mainture and turf has been kept to o minimum on site and is only used ot the
entry to maintain o clean, manicured londscape enlry. 4, Components — The Controctor shall use only brand nome commercial irrigation pipe and
components to ossemble the ifrigotion system. ANl piping shall be o minimum of Schedule
Date: Nov. 5, 2015 Prepared By: RE/GS 40 PVC.  City app ] Kflowr  p jon devices sholl be provided and scresned from

viaw With architecturally consistent muoterials and/er fandscaping,

5. Coverage — Design the irrigation system to provide sufficient coverage avoiding watering
overspray onto buildings and hardscope.

DA NOV. 3, 2015
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LANDSCAPE PLAN

aYM Trpi AOIANITAL NAMLE COMMON NAME ary SI2E WAIER NEEDS PLNT/MAIGRE PLMT/WAFURE
1. Lt#4 In tre matericis 3t are ory 4 quide, flanis on Ing
is responat'e for verfying exccl quantites. Planl ana
cados, raguialians and standoeds,
follaming wrmengeants 3
Tree Logersiraemia nolirn Ceape Myrtle 1 24 Hon Meaum 12°/4%° 18' /20 2. sliaming wtmn‘ 1@ty 3ngd ke segely sapeud n.mi troruughly N
"watermalan Reg’ ne L gol, @ the an arral ard free eding Raies
. c ¥ sAout T Tha planter ‘n the G1eos A v uling
abreo o 1 Do ol dfslurd cail aloin deip fne ol pxigting o X
[ o g 200 'Ws por sq. It
qreditural Sypsum 50 1bs, ser GO so L
Cypuite 25 s anr 000 s N
Nitr ngs 4 co. yd. ase VGGO aa I
Tiee C'wa eurapose 'Wiseni!’ Wisan Dive s | 74" 3oy tox 15" 20 . X
3. Fartilizar = A4 pignt i=glorial sholl be pionted s Agrifyem pre -plant fadilizer {obets af
ciea’ents Quantity of fablols la be used per plun! ai per martacturer’s specilical’any.
SHAUHS 4, Utility/Irrigation Sleeving — Lancscape Contractar s respars p'e for ccordraling lnsialation w
vy Gat doe B 12 of ulifily/ireigalion aleeving witn Yasenty Contraclor 2 ~
. Shrub Docanaea viscosa ‘Purpurda’ Purple Hopseeg Hush 4 mg
>0
(s
@ SPee Lovanddla dantate ‘Condcona’ Frerch tavenaer 32 |5 co e um i 2> IRRIGAT'ON NOTES % .
<
1. VaMing ~ Al nowy lanzscape areas snal De provded wih @ permorment grd adeduals @] m
. Sheub L qustrum teegnum Yexas Fevel 305 oo wedin § ¥ “rigatar system alich s properly teaitlained  eractan aysenc shae Be woived sothal ol S3
‘“TAn ard sheoh areas ara separoted o(
ey
SHeab Phormium tenox "deonze Aaoy’ | Dwsef New Zeolano Flax| 8 |5 Get Med um 1" 4 2. Automation = Ihs now rrigalcn systern shatl oe aulomnled lor tne Cliant's conveniance ord 0-8
to Keep thg ‘andycane heallby ard sigoreus,  Faoiose e outomobs contreplier in o ‘eckable O
e ’ — housrg (=3
@ Sreub e == ™ Kara Pittasoorum 3 |5 oo Yedium 3 3 . ) ) o
Compaciurm 3. Water Sensor = Aulurrated sysiemm shd be equpued «itn g wolze gensor, and tain seesor -
Aedice ta s anlee i 7 g Rtiea wun's are abns Annerol
Shrub Rosa ‘icetinrg’ nte lceberg Ros ia |5 Gar cef e ) 3 '
® u g Wnte lceberg Rose 3 Ge e um 4 d a cien) araatoh Fpe and
b o g min © ool Scrodule
. Grrars fllging 2 rvided ztoanalt fe:
Shrab TR \uscar Be Resemory | 11 |5 Gal Vesun 5 5' gt et $dom
tuscan Tlua
~ROUNDCOVER 5. Coverage - Design tho imigatian system to pravide ¢ul'’zient coverags avoiding watering
i overspray anto bulmngs ana rorcscspe
| Groundcover | Gymoeno'n margaretoe Uymurcim flols Low 6" o
t=over | Trigaron sotvinianus Moviian Ty 1 ga Weg umr 12 2" A OV, 3, 2005
SCAE
AS SHOWN
Graunocayver | Peiergorium doreeaticun T4t Mea in e bowsy o |
“Yarlng Wasningtor’ GS / RE
Jou
Lawn Maraihen e Snd Sod ¥ign Juwn.:
WEEY

L-2
25 G|




REVISION

DETAIL TITLE I 1 | DETAIL TITLE

DETAIL TITLE

l 3 | DETAIL TITLE

4 | DETAILTITLE

DETAIL TITLE

— —

SINGLE STORY

HIGH WINDOW

1816 Pomena Ave

HIGH WINDOW

78

OBSCURE GLAZED WINDOW

. !
. — w —— - — —

-

SINGLE STORY RESIDENCE l

s = - — — "

25'9"+

SINGLE STORY |

|

690 18th SL.

3o

SINGLE STORY RESIDENCE

|
|

SINGLE STORY RESIDENCE

[

VIEW CORRIDOR

D

architect

5618 East Conant Street
Long Beach, Ca 90808
(562) 420-1035

-
Ly

DETAIL TITLE

1808 Pomona Ave
Costa Mesa, CA 92627

DETAIL TITLE

View Coridor Study

date:
12/8115

plot date:

Job no.

scale:

[T r———"

Mark Grisafe, ALA axpressly reserves his common law copyright for lhes plans. These pians are s 1o be cfisngad or copied in any form or manner, nor ars lhey Lo be assigned o a third party, withoul first obtzining the wrilen permission and

consenl of Mark Grisafe, AlA

VIEW CORRIDOR STUDY

Scale: 1/8" = 10"

DETAIL TITLE

24 |;

whaet no.

A0-1

of sheets
——




Mark Getiale, AlA expressy resirees his common law copyright for these plans. These plans are not lo be changed ar copied in any form ar manner, nor are they to be assigned o a third party, without firsL ablaining the written permission and

ennsont of Mar Grisate, AlA

-
-
I
i

10-8~
S e e Nl [t

| 20"
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WINDOW CALL-OUT

—

GYP BD, OVER WOOD STUD WALLS - 2X4 INTERIOR
6 EXTERIOR - @ 16" 0.C. UN.O.

REF‘ER TO STR LIR.\L PLANS]) ALL EXTERIOR
TUD WALLS INSULATED WITH R-13 MIN. INSULATION

EXISTING WALL TO REMAIN
DOOR CALL-OUT

BEDROOM #4
clg. 9%0*

| SRR
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FLOOR PLAN NOTES

FLOOR PLAN NOTES
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GENERAL NOTES:

1.
2.

SECOND FLOOR PLAN

20-10"

—

120 36-11°

DIMENSION SHOWN ARE TO
FACE OF STUDS TYP. U.N.O,

SEE SHEET GN-1 FOR NOTES SCHEDULES
AND INFORMATION NOT SHOWN HERE

PORCH

|
(|} FAMILY ROOM
L ! clg. 1

|
| yorjoa .9

LIVING ROOM o
clg 1

10-0" | g [ .
| 8| | BEDROOM WS
g, 100"

699"

21-10"

north

© o

12.
14,

FIRST FLOOR:

SECOND FLOOR:

1,029 sf
1,384 sl

455 sf

Tha guverning codes are the 2013 CBC, 2013 CMC, 2013 CPC, 2013 CEC
ond tho Long Beach Municipal Codo nts,

Bathroom and sondca room windows sholl provide 1.2 aquare feel minimum
openable area or be provided with mechanical ventilation capable of providing
five alr changes per hour.

Provids Inlerconnected smoke deleclors in each hallway leading lo bedrooms
and in each bedroom of new and existing construction and on top of slairway.
In new construction, deteclors lo be wired, with batlery back up. (Detectors
are not to be located In kichen, garage, or within 3 feet from door to kitchen or
bathroom or supply air migisters.) See @

Al gypoum wall board shall bo 578" thick minimem, 5/8” Typo X
indicalod on piann. AN work shall conform 1o UBC 2611, Inamcuonar nailing
mqulml;oul gypaum wall boaed. Comer beads aro (o bo nailed. Joint
picing
A ntnupum avor 9 aquare foot within 18° of Aoor and glass within 247 of
door odgon shell B fully tempered. qug in hub and shower endosures
shill b Laininated, fully lompered, or wire glass. AN salely glazing shall be
wtch marked per CBC 2408,
Al oxisting plumbing fixturos must be upgraded pursuant Lo Califomnla Civil
Codo, Soctions 1101,1-1101.8 lo comply with 1he foIlowing consumplion lImits:
a, Any lodal manulnctured to sa mone than 1.6 gallona of water por flush
b. Any urinul manufisclund Lo whe maeo thin ona gallon of water per flush.
c. Any d 1o have o flow copacily of mode than 2.5
s of wabr mindre.
. Ay Intnrior fatcol thal emits more than 2.2 unﬂmﬂ of waler per minute
Now wartor cosats ahall bo 1.28 gallons por fush at . Showerheads
shall have o max; fow rato of 2.0 galions per minde ot 80 psl. Laundry and
sénk fnucats shall hivvo & moximum fow rte of 1.8 gallons per minuto al 80
psl. Lavatory laucets shall have 3 makimum fow rals of 1.5 gallons par
minute at it pal. Control vlees for ahower and fub-shiower shill bo of the
pieessurn balance of ihormoatatic mixing valve typo Sea. 4.303 CBC. Hot waler
i roquired o be on laft
All hose blbbe shall be protecled by an anti-siphon device,
Pools, spes, walls, fences, palio covers and other freestanding structures
require separate reviews and pommits.
Alt plumbing material used in the water supply system, except valves and
simifer devices, shall be of like malerials.
Tille 24 Energy Conservation;
Insutallon;
R-30 at roof
R-15 at walls and floors
Glezing:
Refer to window / door schadule
Provide shatler resistant malerial for shower enclosure. Waler resistant
gyyrtam will board is not parmitiod for tle backing at shaowar.
Edison Company approvil |s roguired for meler location prior lo installation,
Electrical service shall be upgraded as required.
Exiating sowir lateral lo be changed and a dean-cut instaflod at the property
lina to comply with city standard if any of the follawing condiians occur:
a, Alleration 1o the bullding sewer i dono
b. Addilkonal plumbing Rxtsnes requite incroase In size of building line
c. Whon &or mom Tixtusras uinits o added 1o en exisling undersized
plumbling syslei
d. When Itis lound that the bullding sewer is Inslalled in an illegal or
unsanitary manner.
If the Building Inspecior determines that any of thase condilions occur, sewer
lateral ehall be chinged and new clean out inatalled Lo comply with City
standards
New gas FAU's shell have 78% AFUE, minlmum
Provide streat address on building per City requirement.
Provide fire blacking per CBC 708.
Provide water heater combustion air, venting, drain pan and line per UPC
Chapter 5. Water hoators shall be nimpped ol lop and bottom with 1 1/2" x 16
oirip with 378" & x 3" lag scrows anch end 1o studs. Vent to outslde air.
Pressure relief valve to lerminate outside of garage.
Field inspectors shall review and approve underground service requirements
prior 1o conarnbe placomonl.
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A ficonnad surveyor must complots FEMA alvation bl 1o
Dopartmont inapector after (ha firt Noor is poured,
Alamchnnlw and alectical oquipmant Iricluding ducts 10 be above clovition

27 sl

22 Bcco lafh mod doywal

i shatl bo nadled 1o all studs and top-battom platos.

Ute 2-158 felt backing whon stucco is appliod mrmmd CBE Sec. 2510,

Tesulition Installor shall post in a conspicucus location

thunamﬂcam

plot date:

job no.

scale:

umndhyumh:wwwwmwimum
tho requiremants of Tile 24, mtemmalmmmmanrm
with tha requiroments of Title 20, Chaptor 2, Subchaplor 4, Articlo 3.
Thol:ulldunhalacmddu Iha eriglonl eccupant a kst of the hoating, cooling,
witor hoating end lighting systems and conmorvation or deavicen instafod
munmm\qunmwmm“um«rmw

FIRST FLOOR PLAN

Scale: 144" =10

23| GENERAL NOTES ] 24 |

¥

sheet no

A-100

of sheels




Mark Gnsale, AlA expressly reserves his common law copyright for lhese plans, These plans are nol Lo be changed or copied in any form or manner, nor are they lo be assigned (o a third party, withoul first obtaining the wrillen permission and

consenl of Mark Grisafe, ALA

4
— LToPPL
L/ ™ [MArve
_ . _ i , | I e
. | = a0 |
@ s ‘ 0= = nnn = | E | nan mna | -
=| ([t | | —| =1 i 11l |
=l |‘5 | { i = - Il ' .
L=l ‘: [l y |
e 3] =1 [ | FF
[ ) ;\\ ETOPPL
] |
5 A .
| i = - — G- Erre
' | ] | Il 1
o @ | [ODooojo|—
|5 || =
5 i i | . | =i
kg Elvve FF r I : Bl v
” . - A e o
S 1
NORTH ELEVATION Scale: 1/4" = 10" |10 WEST ELEVATION Seate: 1a"=10" | 42

[@rve.

[T rve.

¢ Free.

Elrve.

I
I

[B] vy

28

[Eve

2,

oo ;s

ELEVATION NOTES

ROOF MATERIAL: CLASS A ASPHALT SHINGLE

EXTERIOR WALL FINISH: STUCCO 7/8" STUCCO SHALL COMPLY WITH

CBC. PROVIDE SEPERATE INSPECTIONS FOR EACH PHASE OF
EXTERIOR PLASTER AS REQUIRED. SECURE WIRE LATH WiTH

FURRING NAILS. USE (2) GRADE ¥ FELT BACKING WHEN STUCCO IS
APPLIED O/ PLYWD. WALL COLOR & FINIEH A3 SELECTED BY OWNER
EXTERIOR WALL FINISH: HARDIBOAD MANUFACTURED HORIZONTAL
SIDING OR APROVED EQUAL. WALL COLOR & FINISH AS SELECTED

BY OWNER

FOAM TRIM

STONE VENEER

ATTIC VENT

LINE OF CEILING BEYOND
PAINTED WOOD COLUMN

ELEVATION NOTES
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434 of

GYP. BD. OVER WOOD STUD WALLS - 2X4 INTERIOR
i) - i) 168" 0.C. UN.O.
gj‘EFERTO STRUCTURAL PLANS) ALL EXTERIOR

UD WALLS INSULATED WITH R-13 MIN. INSULATION.
—/ EXISTING WALL TO REMAIN

DOOR CALL-OUT
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1.
2
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12,

14

19,
20,

21
22

24

Tha gaveming codes are the 2013 CBC, 2013 CMC, 2013 CPC, 2013 CEC
and the Long %um Coda &

Bathioom and serdco reom windows shall provide 1.2 squara foot minimum
openable aren o be provided with mechanical ventitation capatils of previding
fiva oir changas por hour,

Provio inferconnoctod amoko delociorns in aach haltway londing 1o bedrooms
and in each bedroom of new and axinting construction and on lop of staioway.
Iy arw constnuction, detectons & bo wired, with batteny back up. [Delecions
e not Lo ba located in kitchen, girage, of within 3 foot from door to kitchen or
bathroom or supply air registers, ) See

All gypsumn wall board shall be 5/8" thick minimum, 5/8" Type X where
Indicabed on plans. All work shell conform to UBC 2511. Inspaciien of nailing
requlood for all gypsum wall board. Comer beads are (o be naded. Joint
spacing 3/8" maximum
All glass panels over 9 square feet within 18" of flcor and glass within 24* of
door edges shall be fully lmnperad. All glazng in tub and shower miclosures
shall be laminaled, fully temparnd, or wirn glass. Al safely glazing shall be
atch marked per CBC 2406,
All existing plumbing fixiures must be upgraded pursuant lo Califomla Civil
Code, Sections 1101.1-1101.8 lo comply with he following consumption limits:
a. Any tollet manufactured lo sa more than 1.6 gallons of water per fush
b. Any urinal manufactured lo use more than one gallon of waler per flush.
¢ Any showerhead manufactured lo have a flow capacity of more than 2,5
gallons of waler per minule.
d. Any Inlerior faucet that emits more than 2.2 gallons of water per minute.
New water closels shall be 1,28 gallons per flush at maximum. Showerheads
shall have & max. flow rate of 2,0 gallons per minule at 80 psi, Laundry and
sink faucets shall have a maximum flow rate of 1.8 galions per minute el 60
psi. Lavalory faucels shall have a meximum flow rate of 1.5 gallons per
minule at 60 psl. Control vatves for shower and tub-shower shall be of the
pressurs balance or lhermoslatic mixing valve type Sec. 4.303 CBC. Hol waler
is required lo be on left
All hose bibbs shall be protected by an anti-siphon device.
Pools, spas, walls, fences, palio covers and other freeslanding structures
require separale raviews and permits.
All plumbing malerial used in the water supply syslem, except valves and
similar devices, shall be of like materials.
Title 24 Energy Conservation:
Insulatlon:

R-30 at rool
R-15 at walls and floors
Glazing:
Refer lo window / door schedule
Provide shalter resistant material for shower enclosure. Water resislant
aypsum wall board is not permiited for lile backing at shower.
Edlson Company approval is required for meler location prior lo installation.
Elactrical service shall be upgraded as required.
Exlsting sewer laleral to be changed and a clean-out installed at the property
line lo comply with city standard If any of the following conditions accur:

a. Alleration lo the bullding sewer is done

b. Additional plumbing fixtures require increase in size of building line

¢, When 6 or more fixiure unils are added lo an exisling undersized

plumbing syslem
d. When itis found that the building sewer is Installed in an lilegal or
unsanlitary manner.

If the Building Inspecior determines that any of these conditions occur, sewer
laleral shall be changed and new clean out inslalled lo comply with City
standards,
New gas FAU's shall have 78% AFUE, minimum,
Provlde slreel address on bullding per City requirement
Provide flre blocking per CBC 708.
Provide water healer combustion air, venting, draln pan and line per UPC
Chapter 5. Water healers shall be strapped at lop and bottom with 1 1/2" x 16
gauge strap with 3/8° @ x 3° lag screws each end to sluds. Vent to oulside air.
Pressure relief valve to terminale oulside of garage.
Field inspectors shall review and approve underground service requiremenls
prior lo concrele placemenL.
A licensed surveyor must complele FEMA elevalion certificale and submit lo
Budding ront inspoctor altor tha it foor is powed,
Al and eloctrcal equipment lcluding ducts to bo above elovation
6,27 mal.
Stuoeo lath and drywall shill B nailed lo all sluds and top-botlom platas,
U 3154 folt backing whin stuco i applied avor phywood, CBEC Sec. 2510,
Insadation Installor sholl past in a consplouous location in bulding a cenilicate
signed by the initatler and the buildar staling the instaBation conlorma with
the requiramants. of Tide 24, padt & and that the materals installed coform
with the requiremonts of Tide 20, Chapler 2, Subchaptor &, Adice 3.
Tha butkder shall previda the ofiginal ecoupant @ kst of Ui haaling, cocling,
waalar onting and lighting syatema and conservation or solar devicos installoed
' the budiding and instnetons an how 1o wse thom efliciontly.
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ELEVATION NOTES
ROOF MATERIAL: CLASS A ASPHALT SHINGLE
2 EXTERIOR WALL FINISH: STUCCO 7/8" STUCCO SHALL COMPLY WITH
CBC. PROVIDE SEPERATE INSPECTIONS FOR EACH PHASE OF
EXTERIOR PLASTER AS REQUIRED. SECURE WIRE LATH WITH
FURRING NAILS. USE (2) GRADE ‘D' FELT BACKING WHEN STUCCO IS
APPLIED Of PLYWD. WALL COLOR & FINISH AS SELECTED BY OWNER
3 EXTERIOR WALL FINISH: HARDIBOAD MANUFACTURED HORIZONTAL
SIDING OR APROVED EQUAL. WALL COLOR & FINISH AS SELECTED
BY OWNER
4, FOAM TRIM
5 STONE VENEER
% 6. ATTIC VENT
7 LINE OF CEILING BEYOND
8 PAINTED WOOD COLUMN
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g AT STORY WOOD-FRAMED CONSTRUCTION, ALL COUNTY OF ORANGE, STATE OF CALIFORNIA, DESCRIBED
@ EXIST. SEWER MANHOLE BUILDINGS, INCLUDING DWELLING STRUCTURES, ASFOLLOWS:
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