CITY OF COSTA MESA
PUBLICATION

NOTICE IS HEREBY GIVEN that the Costa Mesa Zoning Administrator will render a
decision on September 26, 2023 or as soon as possible thereafter, on the following item:
Application No.: ZA-22-08

Applicant/Agent: Wincome USA / Kenneth Cheung

Site Address: 3350 Avenue of the Arts

Zone: Planned Development Residential-High Density

Description: Zoning Application 22-08 is a request for a Major Amendment to the
“‘Avenue of the Arts Hotel” Master Plan to reduce the previously approved hotel floor area,
modify the previously approved parking configuration, increase the building height
(approximately five feet), reconfigure the previously approved rooftop terrace amenities,
and modify the proposed Hotel west elevation for the relocation of the rooftop “Club
Lounge”.

Environmental Determination: Final Program Environmental Impact Report No. 1054
(SCH#20070111125) - Pursuant to Government Code Section 15162(a), the City of Costa
Mesa (lead agency) has reviewed the proposed site changes and determined that the
proposed modifications on the basis of substantial evidence in the light of the whole
record results in a minor alteration of an existing approved facility that involves no
expansion of the entitled use and a de-intensification when compared to the previous
approval. Further, the changes will not result in new significant environmental effects or
a substantial increase in the severity of previously identified significant effects in that the
changes are limited to minor alterations of an entitled project at an existing disturbed site,
the proposed changes remain consistent with the original master plan approval and the
North Costa Mesa Specific Plan, and no environmental mitigation measures changes are
required that will result in previous environmental compliance determinations. The
proposed amendment to the previously approved master plan falls within the scope of the
previously-approved EIR and its addendum, and no further environmental analysis is
necessary.

Additional Information: For more information, call (714) 754-5245, or emalil
planninginfo@costamesaca.gov Planning Division staff are available from 8:00 AM to
5:00 PM Monday through Thursday and alternating Fridays, except specified holidays.
There will be no public hearing on this request. Any written correspondence must be
emailed to ZAPublicComments@costamesaca.gov prior to 12:00 PM on the day of the
decision date (see above). The decision letter can be downloaded from the City’s website
following the decision date at: http://www.costamesaca.gov/index.aspx?page=940 If you
challenge this action in court, you may be limited to raising only those issues you, or
someone else raised, prior to the decision date.
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WINCOME
HOSPITALITY

ENTITLEMENT AMENDMENT
3350 AVENUE OF THE ARTS AUGUST 2021 #194077
COSTA MESA, CALIFORNIA REVISED ENTITLEMENT SUBMISSION THAT ALIGNS WITH

8/16/21 PARKING DEMAND ANALYSIS

OCTOBER 2022
REFERENCES UPDATED INFORMATION PRIOR TO DECEMBER 2022
PLANCHECK SUBMISSION - SHOWS CONTINUED COMPLIANCE WITH

8/16/21 PARKING DEMAND ANALYSIS

300 SPECTRUM CENTER DRIVE, SUITE 500
IRVINE, CALIFORNIA 92618
TEL: 949.574.8500




NARRATIVE page from 10/1/2019 entitlement not updated.
No change.



REVISED ROOFTOP MASSING TO
REFLECT RECONFIGURATION OF
LVL 10 CLUB LOUNGE PER PLANS

WINCOME ‘ ‘ Avenue of the Arts Hotel Expansion PLAZA VIEW
HOSPITALITY WATG

Costa Mesa, California Entitlement Amendment



Original rendering of CROSSWALK VIEW from 10/1/2019 entitlement not updated.

Revised design at level 10 shown on previous page.



PROJECT SUMMARY

FOR REFERENCE ONLY

General Development Information

Project Calculations

Approved Totals per
2007 Master Plan

Modifications Approved per Planning Report
PH-1 April 13, 2015

Modification Approved per Aug. 3, 2016
Entitlement

Modification approved
on Nov. 7, 2019

Proposed Hotel per
Aug. 2021 Revision & Oct. 2022 Update

Lot Area 130,680 sf (3 acres) General Information *Revisions shown shaded *Revisions shown shaded
Minimum Front Setback 20 20' 20' 20 20'
Max. Building Height ~ 220'-0" from grade
(254'-0" from AMSL)
Zoning Planned Development |Open Area Calculation SF % of total site |SF % of total site SF % of total site SF % of total site SF % of total site
Residential Ground Floor 35,193 27% 35,823 27%  (per ground level revisions) [33,342 26% Level 1, Terrace, Breezeway |47,664 36% Ground 28,118 22% Ground
- High Density (PDR-HD) |Amenity Deck 17,847 14% 17,847 14% 10,365 8% Level 4 Pool Terrace 4,657 4% Level 2 21,325 16% Level 2
Private Balconies 57,212 44% 57,212 44% 8,140 6% Private Balconies 8,285 6% Level 5 Pool Terrace 3,646 3% Level 5 Pool Terrace
594 0.5% Private Balconies (10) 622 0.5% Private Balconies (9)
Project Information 5,000 4% Roof Terrace 4,080 3.5% Roof Terrace
Number of Stories 10 Total Open Space|110,252 84% 110,882 85% 60,189 46% 66,200 52% 57,791 45%
Use Hotel
Construction Type | Driveway Area|25,673 20% 22,900 18% 12,662 10% 23,814 18% 23,305 18%
Structural Frame 3 Hrs * See Parking Calc. & Parking Traffic * See Parking Calc. & Parking Traffic
Shaft Enclosure 2 Hrs Parking Totals * See Parking Calc. & Parking Traffic Stu * See Parking Calc. & Parking Traffic Studies Studies dated 10/4/19 Studies dated 8/16/2021
Floor 2 Hrs Total Parking Demand 480 362 (per Parking Study 11/18/14)|274 (per Parking Study 4/7/16) |262 (per Parking Study 11/7/19) | 243 (per Parking Study 8/16/21)
Roof 2 Hrs Total Parking Provided 480 422 340 335 327
Unit Separation 2 Hrs * See Parking Summary & Hotel Area
Exterior Bearing 4 Hrs less than 3' from  |Residential/ Hotel Totals * See Residential Area Calcs. * See Hotel Area Calculations * See Hotel Area Calculations Calculations on next Project Data page.
property line Total Residential Units 120 100 0 0 0
Non-bearing 2 Hrs less than 20' from |Total Gross Building Area 292,172 SF 291,542 SF (per ground level revisions) 299,080 SF Existing & Proposed 285,502 SF Existing & Proposed 274,553 SF  Existing & Proposed
property line Total Hotel Units 200 238 (existing hotel to remain) 388 388 388
Lounge/Bar Area 3,450 SF 0 SF (included in hotel upgrade) 1,823 SF 0 SF (included in hotel total) 0 SF (included in hotel total)
Ancillary Retail 1,740 SF 0 SF (included in hotel upgrade) 332 SF Market Place on Level 1 0 SF (included in hotel total) 0 SF (included in hotel total)

Note 1: 158 hotel units are proposed in addition to the existing 238 hotel rooms on property. The existing hotel will have a reduction of 8 rooms. Total hotel units on property would be 388.

EXISTING SITE KEY PLAN

GROUND & LEVEL 2 AREAS DIAGRAM

TOTAL KEYS UNCHANGED.
REDISTRIBUTED OLD ROOMS
INTO NEW ADDITION.

EXISTING AREAS TO REMAIN SUMMARY FAR CALCULATIONS |
Building Area (sf) Keys Site (sf) FAR
Level Use Total Plate Area DRIVEWAY AREA — Existing Hotel to Remain 127,693 230 130,680
1 Guestrooms 20,582 LEVEL 2 OPEN New Hotel Addition 146,860 158
2 Guestrooms 20,582 AREA Total (Existing & Proposed) 274,553 388 130,680 2.10
3 Guestrooms 20,582 GROUND OPEN
4 Guestrooms 20,582 AREAS FAR = Total Hotel Area (Existing and Proposed)
5 Guestrooms 20,582 Total lot Area (3 Acres)
6 Guestrooms 20,582 | EXISTING Notes:
7 Mechanical 4,201 GUESTROOMS TO 1. Lot area is 3 Acres (130,680sf) according to North Costa Mesa Specific Plan
Total 127,693 REMAIN 2. Maximum FAR = 2.29 per North Costa Mesa Specific Plan Amendment SP-07-01
for hotel development
WINCOME ‘ WATG ‘ Avenue of the Arts Hotel Expansion PROJECT DATA
HOSPITALITY Costa Mesa, California Entitlement Amendment



GROSS PLATE AREAS SUMMARY

ACCESSORY USE NET AREAS

Proposed - 2021 Numbers to support Parking Demand Analysis

12022 Areas show further

! reduction still compliant
w/Parking Demand

ACCESSORY USE NET AREAS
Approved Entitlement - Nov. 7, 2019

2022 Proposed Previous Entitlement (Nov. 7, 2019) Previous Entitlement (Aug. 3,2016)
gross area

Level Use (sf) Level Use gross area (sf)] Use gross area (sf)
B1 Utilities/Storage 1459 |1 Ballroom/ BOH 36,182 Lobby/ Restaurant 19,513
1 Parking/Dock/Utilities 6,555 |2 Lobby/ Restaurant 18,391 Ballroom/Prefunction 16,640
2 Lobby/ Restaurant/Ballroom 32,527 I3 Elev. Lobby/Mechanical 3,793 Admin/Meeting Rooms 14,927
3 Elev. Lobby/Mechanical 2,052 |4 Elev. Lobby 1,257 Guestrooms/Fitness 8,000
4 BOH 8,421 |5 Guestrooms 16,545 Guestrooms 8,000
5 Guestrooms/Pool 17,169 Fitness (lower) 800
6 Guestrooms 16,728 |6 Guestrooms 16,777 Guestrooms 8,000
7 Guestrooms 16,498 Fitness (upper) 400
8 Guestrooms 16,610 7 Guestrooms 17,385 Guestrooms 8,000
9 Guestrooms 16,536 |8 Guestrooms 17,485 Guestrooms 8,000
10 Guestrooms/Roof Terrace 12,305 9 Guestrooms 17,385 Guestrooms 8,000
11 Roof/Mechanical 0 j10 Guestrooms/Roof Terrace 11,409 Guestrooms 8,000
10 11 Roof/Mechanical 0 Guestrooms 8,000
11 12 Guestrooms 8,000
12 13 Guestrooms 8,000
13 14 Guestrooms 8,000
14 15 Penthouse Guestrooms 8,000
15 16 Mechanical 0
16 17 Roof 0
17 Hotel Subtotal 157,809 Hotel Subtotal 147,080

\Hotel Subtotal \ 146,860 Demolition (2 story bldg.) -26,000

Demolition (2 story bldg.) -26,000 Comparative Hotel Subtotal \ 131,809 Comparative Hotel Subtotal 147,080

\Comparative Hotel Subtotal 120,860

B2 Parking 67,558

B1 Parking 70,111 |B1 Parking 67,568 Parking 42,413
1 Parking 51,744 |P1 Parking 18,707
2 P2 Parking 18,707
3 P3 Parking 18,993
4 P4 Parking 18,993
5 P5 Parking 18,993

Parking Subtotal 121,855 Parking Subtotal 135,126 Parking Subtotal 136,806

Total 268,715 Total 292,935 Total 283,886

Notes 1. Gross areas exclude stairs and shafts.
2. Demolition area is in additional demo area

388 rooms
8,850 SF Restaurant
8,390 SF Conference

Current & previous Parking

Demand Analysis Reports as they
relate to the Accessory Use Net |

Areas in upper right of page.

388 rooms

10,600 SF Restaurant
10,050 SF Conference

8,850 + 8,390 =

8,850 + 13,900 =

10,600 + 10,050 =

Parking Demand Analysis (8/16/21) is based on the following:

17,240

Parking Demand Analysis (11/7/19) is based on the following:

20,650

Parking Demand Analysis (4/17/16) is based on the following:

22,400

Use Lv. Public/Hotel Use Net Area(sf) : Use Lv. Public/Hotel Use Net Area(sf)
Ballroom 1 Public 7,000 7,000 Ballroom 1  Public 7,000
Meeting (Fire court) 1  Public Eliminated : Eliminated Meeting (Fire court) 1  Public 1,350
Meeting (Lakeside) 1  Public 890 Eliminated Meeting (Lakeside) 1 Public 1,300
Boardroom 1 Public 500 : 500 Boardroom 1 Public 400
Restaurant 2 Public 3,800 , 3,551 Restaurant 2 Public 4,500
Outdoor Dining 2 Public 970 : 970 Outdoor Dining 2 Public 1,100
Lobby Lounge 2 Hotel 1,800 , 1,232 Lobby Lounge 2 Hotel 1,750
Fitness 5&6 Hotel 0, Expand Existing 1 0, Expand Existing Fitness 5&6 Hotel 1,200
Hospitality Suite 5  Hotel Eliminated : Eliminated Hospitality Suite 5  Hotel 500
Pool 5  Hotel 700 exterior 1 700 exterior Pool 5  Hotel 700 exterior
Pool Deck 5 Hotel 3,300 exterior : 3,300 exterior Pool Deck 5 Hotel 6,500 exterior
Club Lounge 10 Hotel 1,400 1 1,695 Club Lounge 10 Hotel 1,450
Roof Bar & Terrace 10 Public 780 + 3,300 exterior : 800 + 2,716 exterior Roof Bar & Terrace 10 Public 5,000 exterior
Total 24,440 22,464 Total 32,750
Total Restaurant 8,850 : 8,037 Total Restaurant 10,600
Total Conference 8,390 | 7,500 Total Conference 10,050
Total Public Areas = 17,240 : 15,537 Total Public Areas = 20,650
Areas that require additional parking
Areas included as general hotel use
PARKING STALL SUMMARY
2021 Proposed
Compliant Double Notes:
Level Standard [Compact | ADA | Subtotal | Tandem | Tandem | Total | 1. 243 stalls required per Parking Demand Study 8/16/21;
based on 17,240 SF breakdown above.
1 90 14 8 112 4 0 116 2.  Minimum of 8 accessible stalls required per 2019 CBC.
Bl 117 20 0 137 47 27 211
B2 0 0 0 n/a 0 0 0
Totals 207 34 8 249 51 27 327
Previous Entitlement (Nov. 7, 2019)
Notes:
Level Standard [Compact | ADA | Subtotal | Tandem | Total |1 All stalls are below grade garage parking.
1 0 0 0 0 0 2. 262 stalls required per Parking Demand Study 10/4/19.
3. 335 stalls allowable per 8/3/16 entitlement.
Bl 118 13 > 136 33 169 4, Minimum of 8 accessible stalls required per 2016 CBC.
B2 122 13 3 138 28 166] s. 10% maximum compact stall count
Totals 240 26 8 274 61 335] 6. Area per stall = 403 SF
7. Tandem stalls are provided as part of valet service above
and beyond minimum parking requirements.
Previous Entitlement (August 3, 2016)
Level Standard [Compact ADA TotallParking Calculations
P> 48 3 0 Slparking Garage Totals
P4 48 3 0 o1 Total Parking Required (Note 1) 274
i 28 > 0 >Uotal Parking Provided (Note 2 335
) 23 2 o 27| Tota .ar ing Provided (Note 2)
Pl 33 > 1 a1[|Accessible Stalls (Note 3) 8
B1 80 7 7 gafPercentage Accessible 2.39%
305 22 8 335]Notes
1. Required number per Parking Demand Study 4/7/16
2. Provided number includes valet and self-park total.
3. 8 accessible stalls requried per 2013 CBC table 11B-6
Total Parking Area 136,806
Area (SF) per stall (parking Efficiency) 439

Avenue of the Arts Hotel Expansion

388 rooms
8,500 SF Restaurant
L 13,900 SF Conference
PINCOME \ WATG \
HOSPlTAl—lTY Costa Mesa, California
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LANDSCAPE SECTIONS from 10/1/2019 entitlement not updated.
See architectural revisions to LEVEL 01 & LEVEL 02 for minor changes.

Landscape design intent remains for quality of finish; any changes are due to constructibility of
new tower.
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