AGENDA

GARDEN GROVE GARDEN GROVE PLANNING COMMISSION

REGULAR MEETING

JANUARY 17, 2019

COMMUNITY MEETING CENTER
11300 STANFORD AVENUE

REGULAR SESSION - 7:00 P.M. — COUNCIL CHAMBER

ROLL CALL: VICE CHAIR TRUONG
COMMISSIONERS KANZLER, LAZENBY, LEHMAN, NGUYEN,
SALAZAR

Members of the public desiring to speak on any item of public interest, including any item on the agenda
except public hearings, must do so during Oral Communications at the beginning of the meeting. Each
speaker shall fill out a card stating name and address, to be presented to the Recording Secretary, and
shall be limited to five (5) minutes. Members of the public wishing to address public hearing items shall
do so at the time of the public hearing.

Any person requiring auxiliary aids and services due to a disability should contact the City Clerk’s office at
(714) 741-5035 to arrange for special accommodations. (Government Code §5494.3.2).

All revised or additional documents and writings related to any items on the agenda, which are distributed
to all or a majority of the Planning Commissioners within 72 hours of a meeting, shall be available for
public inspection (1) at the Planning Services Division during normal business hours; and (2) at the City
Community Meeting Center Council Chamber at the time of the meeting.

Agenda item descriptions are intended to give a brief, general description of the item to advise the public
of the item’s general nature. The Planning Commission may take legislative action it deems appropriate
with respect to the item and is not limited to the recommended action indicated in staff reports or the
agenda.

PLEDGE OF ALLEGIANCE TO THE FLAG OF THE UNITED STATES OF AMERICA

A. ORAL COMMUNICATIONS - PUBLIC

B. APPROVAL OF MINUTES: December 6, 2018

C. PUBLIC HEARING(S) (Authorization for the Chair to execute Resolution
shall be included in the motion.)

C.1. CONDITIONAL USE PERMIT NO. CUP-147-2019

APPLICANT: AT&T (SYNERGY ENGINEERING)

LOCATION: ONE (1) EXISTING UTILITY POLE OWNED BY
SOUTHERN CALIFORNIA EDISON IN THE CITY'S
PUBLIC RIGHT-OF-WAY, EAST  SIDE OF
SPRINGDALE STREET, BETWEEN LENORE AVENUE
AND TRINETTE AVENUE



D.

E.

F.

C.2.

REQUEST: Conditional Use Permit approval to allow for the
installation and operation of one (1) Citywide small
wireless telecommunication facility along with
related below-grade or internally concealed meter,
attached equipment, and site improvements. The
site is in the R-1 (Single-Family Residential) zone.

STAFF RECOMMENDATION: Approve Conditional Use Permit No.
CUP-147-2019, subject to the recommended conditions of
approval. In conjunction with the request, the Planning
Commission will also consider a determination that the project is
categorically exempt from the California Environmental Quality
act (CEQA) pursuant to Section 15301 - Existing Facilities.

SITE PLAN NO. SP-061-2019
TENTATIVE PARCEL MAP NO. PM-2018-150

APPLICANT: DARREN NGUYEN

LOCATION: SOUTH SIDE OF GARDEN GROVE BOULEVARD
BETWEEN CENTURY BOULEVARD AND EUCLID
STREET AT 10862 GARDEN GROVE BOULEVARD

REQUEST: Site Plan approval to construct a new two-story,
9,229 square foot building for professional offices,
medical offices, and retail on a 23,393 square foot
lot along with site improvements that include a
parking area with 41 spaces and landscaping.
Additionally, a request for Tentative Parcel Map
approval to consolidate the existing three (3) parcels
into one (1) parcel. The site is in the GGMU1 (Garden
Grove Boulevard Mixed Use 1) zone.

STAFF RECOMMENDATION: Approve Site Plan No. SP-061-2019
and Tentative Parcel Map No. PM-2018-150. In conjunction with
the request, the Planning Commission will also consider a
determination that the project is categorically exempt from the
California Environmental Quality act (CEQA) pursuant to Section
15303 - New Construction or Conversion of Small Structures.

MATTERS FROM COMMISSIONERS

MATTERS FROM STAFF

ADJOURNMENT
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GARDEN GROVE PLANNING COMMISSION
Council Chamber, Community Meeting Center
11300 Stanford Avenue, Garden Grove, CA 92840

Meeting Minutes
Thursday, December 6, 2018

CALL TO ORDER: 7:05 p.m.

ROLL CALL.:

Chair Brietigam

Vice Chair Truong
Commissioner Kanzler
Commissioner Lazenby
Commissioner Lehman
Commissioner Nguyen
Commissioner Salazar

Absent: Kanzler, Lehman

PLEDGE OF ALLEGIANCE: Led by Commissioner Lazenby.

ORAL COMMUNICATIONS - PUBLIC - None.

November 15, 2018 MINUTES:

Action: Received and filed.

Motion: Truong Second: Lazenby

Ayes: (5) Brietigam, Lazenby, Nguyen, Salazar, Truong
Noes: (0) None

Absent: (2) Kanzler, Lehman

PUBLIC HEARING ~ PLANNED UNIT DEVELOPMENT NO. PUD-103-82 (REV. 2018) FOR

A PROPERTY LOCATED AT 9444 AND 9670 TRASK AVENUE, SOUTH SIDE OF TRASK

AVENUE, WEST OF BROOKHURST STREET.

Applicant:
Date:

Request:

ELECTRA-MEDIA, INC. (EMI)
December 6, 2018

A request for Planning Commission recommendation to City Council to
amend PUD-103-82 to reconstruct an existing on-premise freeway-
oriented static and digital sign and increase the digital display area from
298.47 square feet to 477 square feet for Toyota Place automobile
dealership. The site is in the PUD-103-82 (Planned Unit Development)
zone. In conjunction, the Planning Commission will make a

Planning Commission -1- December 6, 2018



recommendation to City Council to consider a determination that the
project is categorically exempt from the California Environmental
Quality Act (CEQA) pursuant to Section Nos. 15311 - Accessory
Structures and 15061(b)(3) - Review for Exemption - of the State CEQA

Guidelines.

Action: Public Hearing held. Speaker(s): Ariana Diverio, Sam
Chalaan, Rod Wilson

Action: Resolution Nos. 5941-18 was approved with one
amendment tp Ordinance Provision No. 3, Sentence No. 3:
"The digital display may not change copy between the
hours of 12:00 a.m. and 5:00 a.m. in order to reduce light
and annoyance impacts to the adjacent residential
neighborhoods."

Motion: Lazenby Second: Truong

Ayes: (4) Lazenby, Nguyen, Salazar, Truong

Noes: (0) None

Abstain: (1) Brietigam

Absent: (2) Kanzler, Lehman

MATTERS FROM COMMISSIONERS: Chair Brieitigam mentioned the ‘Welcome to
Garden Grove' sign on Valley View Street was damaged. Staff would contact the
Engineering Division to look into the matter.

Chair Brietigam then challenged the City to increase the Police Department’s sworn
officers to 200 by the year 2020. As a new Council Member, he also invited everyone
to attend the City Council Reception on Tuesday, December 11th at 6:30 p.m.

MATTERS FROM STAFF: Staff congratulated Chair Brietigam on his new position and
thanked him for his Planning Commission service. Staff then reminded the
Commission to remain ‘seated’ on the Commission until further notice with Vice Chair
Truong presiding as Chair. The January 37, 2019 meeting would be cancelled with
the next Regular Meeting to be January 17,

Staff then reminded the Commission that the December 20", 2018 meeting would be
cancelled in order to hold the Planning Commission Holiday Dinner at Garlic & Chives
at 6:00 p.m.

Staff then announced that Senior Planner Maria Parra and her husband Jose were the
proud parents of a new baby boy, Roman Parra Villa.

ADJOURNMENT: At 7:43 p.m. to the next Meeting of‘the Garden Grove Planning
Commission on Thursday, January 17, 2019, at 7:00 p.m. in the Council Chamber of
the Community Meeting Center, 11300 Stanford Avenue, Garden Grove.
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Motion: Truong Second: Lazenby

Ayes: (5) Brietigam, Lazenby, Nguyen, Salazar, Truong
Noes: (0) None
Absent: (2) Kanzler, Lehman

Judith Moore
Recording Secretary
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COMMUNITY AND ECONOMIC
DEVELOPMENT DEPARTMENT
PLANNING STAFF REPORT

AGENDA ITEM NO.: C.1. SITE LOCATION: Existing wood utility
pole in the public right-of-way owned by
Southern California Edison. East side of
Springdale Street between Trinette and
Cerulean Avenues

HEARING DATE: January 17, 2019 GENERAL PLAN: Low Density
Residential

CASE NO.: Conditional Use Permit No. ZONE: R-1 (Single-Family Residential)
CUP-147-2019

APPLICANT: AT&T Mobility, LLC APN: Public right-of-way
OWNER: Southern California Edison CEQA DETERMINATION: Exempt
REQUEST:

The applicant is requesting Conditional Use Permit (CUP) approval to allow for the
installation and operation of one (1) small wireless telecommunications facility
attached to an existing wood utility pole, along with related below-grade or
internally concealed meter, attached equipment, and site improvements. The
existing wood utility pole is in the City’s public right-of-way and is owned by
Southern California Edison. The wood utility pole will remain and will include a
small wireless telecommunication facility.

BACKGROUND:

The subject site is a parkway located within the City’s public right-of-way on the
east side of Springdale Street between Trinette and Cerulean Avenues. The site is
improved with an existing wood utility pole owned and operated by Southern
California Edison. A map showing the location of the one (1) proposed site has
been included in this report.

The subject site is zoned in R-1 (Single-Family Residential) and has a General Plan
Land Use Designation of Low Density Residential. The following table provides
information on ownership, location, and identification.

OWNER/ PROXIMITY ~ UsSID  POLEID POLE TYPE/

POLE
MANAGEMENT

Southern California | 1. Public right-of-way, east 205915 1360354E

LUMINAIRE

Utility Pole/
Edison/ side of Springdale Street, No
Joint Pole Authority between Trinette Avenue Luminaire

and Cerulean Avenues.




STAFF REPORT FOR PUBLIC HEARING PAGE 2
CASE NUMBER CUP-147-2019

The proposed wireless telecommunications facility is not located within five hundred
feet (500°-0") of property owned or rented by a Planning Commissioner.

The authority of cities to regulate the placement of wireless telecommunications
facilities within the public right-of-way is limited by applicable state and federal law:
however, a city may exercise reasonable control as to the time, place, and manner
of construction within the public right-of-way, may impose aesthetic requirements
on proposed facilities, and may require a use permit. Pursuant to Chapter 9.24 of
the Garden Grove Municipal Code, Conditional Use Permit approval is required for all
new stealth wireless telecommunication facilities.

DISCUSSION:

Small wireless telecommunication facilities or small cell facilities are commonly
placed in the public right-of-way on existing street light poles, traffic signals, utility
poles, or on new street light poles. The equipment is light weight, low power, and
typically provides a coverage radius of up to approximately five hundred feet (500".
Small wireless telecommunication facilities complement and supplement the broader
macro cell facilities in that they can fill gaps in coverage and provide increased
network capacity, ensure connectivity, or meet the demand for heavily populated
areas that need more network capacity by using an ‘existing facility’.

AT&T Mobility, LLC (AT&T) is proposing to attach equipment to one (1) existing
wood utility pole located within the public right-of-way and to operate a small
wireless telecommunication facility. The pole is owned and operated by Southern
California Edison; however, when a request to attach any new equipment to the
wood utility pole is pursued, such an action requires authorization from the Joint
Pole Authority. The applicant will be responsible to obtain that authorization. The
design will include a related below-grade or concealed meter, attached equipment,
and site improvements.

The applicant will be required to obtain all required City building permits, Public
Works encroachment permits, and traffic lane closure permits along with City
approval of a vehicular traffic control plan for the one (1) site.

Wood Utility Pole - Existing

The wood utility pole will remain in-place within the City’s public right-of-way. The
design will not require any type of at-grade enclosure or equipment.

The existing wood utility pole height is 43’-11". The one (1) proposed new small
wireless telecommunication facility will consist of an attached canister antenna
approximately two-feet (2'-0") tall, two (2) remote radio units, and two (2) power
supply units, all mounted onto a double extension arm mounting assembly. The
one (1) facility will include a below-grade or internally concealed meter, as well as
other related equipment.



STAFF REPORT FOR PUBLIC HEARING PAGE 3
CASE NUMBER CUP-147-2019

The wood utility pole will include a visible radio frequency and site identification
placard. The wood utility pole does not have an existing luminaire and will be
designed without a luminaire.

City staff has reviewed the design options for placing the new small wireless
telecommunications facility within the City’s public right-of-way and believes the
attached design is the most appropriate design offered by the applicant. Conditions
of approval have been incorporated to ensure that the wood utility pole will be
consistent in appearance with existing wood utility pole. All attached equipment
(i.e., canister antenna, shroud, remote radio units, power supply units, mounting
equipment, and other attached equipment) will be factory painted to match the
pole’s color to aid with aesthetically blending all visible equipment as one unit.

The location and design for the small wireless telecommunication facility has been
selected to achieve the functional and operational requirements set by AT&T. The
small wireless telecommunication facility will help expand the service provider’s
coverage area within the City, help fill gaps that currently exist in their network,
and help customers who are prone to experience connectivity issues. Situating this
facility at this location will help reduce the burden on the provider’s network and
accommodate an increase in customer demand. Lastly, the request would comply
with the Federal Communication Commission standards for radio frequency
emissions.

RECOMMENDATION:
Staff recommends that the Planning Commission take the following action:

e Adopt Resolution No. 5942-19 approving Conditional Use Permit
— No. CUP-147-2019, subject to the recommended conditions of approval.

Senior Program Specialist
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RESOLUTION NO. 5942-19

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF GARDEN GROVE
APPROVING CONDITIONAL USE PERMIT NO. CUP-147-2019, FOR INSTALLATION
OF ONE (1) SMALL WIRELESS TELECOMMUNICATIONS FACILITY WITHIN THE CITY
OF GARDEN GROVE PUBLIC RIGHT-OF-WAY, ON THE EAST SIDE OF SPRINGDALE
STREET, BETWEEN TRINETTE AVENUE AND CERULEAN AVENUE.

BE IT RESOLVED that the Planning Commission of the City of Garden Grove, in
regular session assembled on January 17, 2019, does hereby approve Conditional
Use Permit No. CUP-147-2019, for the installation of one (1) small wireless
telecommunications facility and related equipment and improvements within the
City of Garden Grove public right-of-way, on the east side of Springdale Street,
between Trinette Avenue and Cerulean Avenue.

BE IT FURTHER RESOLVED in the matter of Conditional Use Permit
No. CUP-147-2019, the Planning Commission of the City of Garden Grove does
hereby report as follows:

1. The subject case was initiated by AT&T Mobility, LLC (“Applicant”). The
Applicant is requesting Conditional Use Permit (CUP) approval to allow for the
installation and operation of one (1) small wireless telecommunications
facility attached to an existing wood utility pole, along with related below-
grade or internally concealed meters, attached equipment, and site
improvements. The existing wood utility pole in the City’s public right-of-way
is owned by Southern California Edison. The wood utility pole will remain and
will include a small wireless telecommunications facility.

2. The proposed project is categorically exempt from the California
Environmental Quality Act ("CEQA”) pursuant to Section 15301 (Existing
Facilities) and Section 15303 (New Construction or Conversion of Small
Structures) of the CEQA Guidelines (14 Cal. Code Regs., Section 15303).

3. The property on which the facility will be installed has a General Plan Land
Use designation of Low Density Residential and is zoned R-1 (Single-Family
Residential). The site is improved as the City of Garden Grove public right-
of-way.

4, Existing land use, zoning, and General Plan designation of property within the
vicinity of the subject property has been reviewed.

5. The report submitted by City Staff was reviewed.

6. Pursuant to a legal notice, a public hearing was held on January 17, 2019,
and all interested persons were given an opportunity to be heard.
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7. The Planning Commission gave due and careful consideration to the matter
during its meeting of January 17, 2019.

BE IT FURTHER RESOLVED, FOUND AND DETERMINED that the facts and reasons
supporting the conclusion of the Planning Commission, as required under Municipal
Code Section 9.32.030, are as follows:

FACTS:

The subject site is a parkway located within the City’s public right-of-way on the
east side of Springdale Street between Trinette and Cerulean Avenues. The subject
site is improved with an existing wood utility pole that is owned and operated by
Southern California Edison.

The subject site is zoned in R-1 (Single-Family Residential) and has a General Plan
Land Use Designation of Low Density Residential. The following table provides
information on ownership, pole management, location, site identification, pole
identification, pole type, and luminaire.

OWNER/POLE.  PROXIMITY =~  USID. . SCEPOLEID  POLETYPE/
MANAGEMENT , 2 e

LUMINAIRE -

Southern 1. Public right-of-way, east side of 205915 1360354E Utility Pole/
California Springdale Street, between Trinette No Luminaire
Edison/ Joint Cerulean Avenues.

Pole Authority

AT&T, LLC (AT&T) is proposing to attach equipment to one (1) existing wood utility
pole located within the public right-of-way and to operate a small wireless
telecommunications facility. The pole is owned and operated by Southern California
Edison; however, when a request to attach any new equipment to the wood utility
pole is pursued, such an action requires authorization from the Joint Pole Authority.
The applicant will be responsible to obtain that authorization. The design will
include a related below-grade or concealed meter, attached equipment, and site
improvements.

Wood Utility Pole - Existing

The wood utility pole will remain in-place within the City’s public right-of-way. The
design will not require any type of at-grade enclosure or equipment.

The existing wood utility pole height is 43’-11". The one (1) proposed new small
wireless telecommunications facility will consist of an attached canister antenna
approximately two-feet (2’-0") tall, two (2) remote radio units, and two (2) power
supply units, all mounted onto a double extension arm mounting assembly. The
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one (1) facility will include a below-grade or internally concealed meter, as well as
other related equipment.

The wood utility pole will include a visible radio frequency and site identification
placard. The wood utility pole does not have an existing luminaire and will be
designed without a luminaire.

FINDINGS AND REASONS:

1.

The proposed use will be consistent with the City’s adopted General Plan.

The Applicant is proposing to install and operate one (1) small wireless
telecommunications facility within the public right-of-way to complement and
supplement the broader macro cell facilities. The facility will fill gaps in
coverage and provide increased network capacity, ensure connectivity, and
meet the demand for those heavily populated areas by using an ‘existing
facility’ use subject to a Conditional Use Permit. General Plan Land Use
Element Policy LU-1.10 promotes future patterns of urban development and
the better use of existing and planned public facilities. With the Conditional
Use Permit request, the Applicant is proposing to meet the future needs of
the City in a manner consistent with this policy. The proposed request will
create an environment and a use that is consistent with the goals of the
General Plan provided that the operation of the facility complies with the
conditions of approval.

The requested use at the location proposed will not: adversely affect the
health, peace, comfort, or welfare of the persons residing or working in the
surrounding area, or unreasonably interfere with the use, enjoyment, or
valuation of the property of other persons located in the vicinity of the site,
or jeopardize, endanger, or otherwise constitute a menace to public health,
safety, or general welfare.

The use will not adversely affect the health, peace, comfort or welfare of
persons residing or working in the surrounding area. The conditions of
approval will minimize potential impacts to the adjoining area. Provided the
conditions of approval are adhered to for the life of the project, the use will
be harmonious with the persons who work and live in the area.

Additionally, the use will not unreasonably interfere with the use, enjoyment
or valuation of the property of other persons located within the vicinity of the
site, provided the conditions of approval are adhered to for the life of the
project. The wood utility pole will be designed to match the City's existing
wood utility pole appearance in order to mitigate any potential aesthetic
impacts. Telecommunication facilities are conditionally permitted in the R-1
(Single-Family Residential) zone.
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Finally, the use will not jeopardize, endanger, or otherwise constitute a
menace to public health, safety, or general welfare. The conditions of
approval will ensure the public health, safety, and welfare. The antenna and
equipment are required to adhere to all FCC regulations prohibiting such a
facility from interfering with public safety. Therefore, the project will not
create a menace to the public health, safety, or welfare.

3. The proposed site is adequate in size and shape to accommodate the yards,
walls, fences, parking and loading facilities, landscaping and other
development features prescribed in Title 9 or as is otherwise required in
order to integrate such use with the uses in the surrounding area.

The Applicant is proposing to attach and operate one (1) new small wireless
telecommunications facility within the existing public right-of-way on the east
side of Springdale Street between Trinette and Cerulean Avenues. Currently,
the subject location provides the necessary square footage to accommodate
and support the existing wood utility pole. The proposed location is sized and
shaped to accommodate and support the existing pole’s structural
foundation, pole diameter, height, along with any related equipment. The
public right-of-way is equipped with the necessary infrastructure to operate
the proposed small wireless telecommunications facility.

The wood utility pole will include a visible radio frequency and site
identification placard. The wood utility pole does not have an existing
luminaire and will be designed without a luminaire.

4, The proposed site is adequately served: by highways or streets or sufficient
width and improved as necessary to carry the kind and guantity of traffic
such as to be generated, and by other public or private service facilities as
required.

The subject site is located along, and is adequately served by, principal,
major, primary, or secondary arterials or local residential streets and is
accessible from the public right-of-way. The subject site is also adequately
served by the necessary electric utilities and other public service facilities
required.

INCORPORATION OF FACTS AND REASONS SET FORTH IN STAFF REPORT

In addition to the foregoing, the Planning Commission incorporates herein by this
reference, the facts and reasons set forth in the staff report.

BE IT FURTHER RESOLVED that the Planning Commission does conclude:
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The Conditional Use Permit (CUP-147-2019) possesses characteristics that

would indicate justification of the request in accordance with Municipal Code
Section 9.32.030.

In order to fulfill the purpose and intent of the Municipal Code and thereby
promote the health, safety, and general welfare, the following Conditions of

Approval, attached as Exhibit “A”, shall apply to Conditional Use Permit
No. CUP-147-20109,



EXHIBIT “A”
Conditional Use Permit No. CUP-147-2019
City of Garden Grove Public Right-of-Way

CONDITIONS OF APPROVAL

GENERAL CONDITIONS

1.

The applicant shall submit a “Notice of Discretionary Permit Approval and
Agreement with Conditions of Approval No. CUP-147-2019,” as prepared by
the City Attorney’s Office, within thirty (30) days of approval. This
Conditional Use Permit runs with the land and is binding upon the applicant,
his/her/its heirs, assigns, and successors in interest.

All Conditions of Approval set forth herein shall be binding on and
enforceable against each of the following, and whenever used herein, the
term “Applicant” shall mean and refer to the project applicant, AT&T, LLC,
the owner(s) and operators(s) of the wireless telecommunications facility,
and each of their respective successors and assigns, including all subsequent
purchasers and/or operators of the wireless telecommunications facility. The
Applicant shall adhere to the Conditions of Approval for the life of the project,
regardless of property ownership. Any changes of the Conditions of Approval
require approval by the Planning Commission, except as otherwise provided
herein.

This Conditional Use Permit only authorizes the operation of one (1) small
wireless telecommunications facility in the City’s public right-of-way as
identified on the site plan, elevations, and detail plans reviewed by the
Planning Commission at the public hearing. Approval of this Conditional Use
Permit shall not be construed to mean any waiver of applicable and
appropriate zoning and other regulations; and wherein not otherwise
specified, all requirements of the City of Garden Grove Municipal Code shall
apply.

Minor modifications to the approved site plan, elevations, detailed plans
and/or these Conditions of Approval may be approved by the Community and
Economic Development Director, in his or her discretion. Proposed
modifications to the approved site plan or Conditions of Approval that would
result in the intensification of the project or create impacts that have not
been previously addressed, and which are determined by the Community and
Economic Development Director not to be minor in nature, shall be subject to
approval of new and/or amended land use entitlements by the applicable City
hearing body.

All Conditions of Approval shall be implemented at the Applicant’s expense,
except where specified in the individual condition.
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Business License Division

6.

Applicant shall ensure that all contractors and subcontractors have a valid
business license to do business in the City of Garden Grove.

Police Department

7.

In order to facilitate the City’s rules regarding the regulation, placement, and
construction and operation of the Wireless Communication Facility (*“WCF"),
and their interaction with, the City’s Public Safety Communications
Equipment, the Applicant and all successors shall agree as follows:

a.

The Applicant recognizes that the frequencies used by the WCF located in
the City of Garden Grove public right-of-way may be close to the
frequencies used by the City of Garden Grove for public safety. This
proximity will require extraordinary “comprehensive advanced planning
and frequency coordination” engineering measures to prevent
interference, especially in the choice of frequencies and radio ancillary
hardware. This is encouraged in the “Best Practices Guide” published by
the Association of Public-Safety Communications Officials-International,
Inc. (APCO) and as endorsed by the Federal Communications
Commission (FCC). Applicant shall comply with such Good Engineering
Practices as may be amended from time to time by the FCC in its Rules
and Regulations and shall comply with all FCC regulations regarding
susceptibility to radio frequency interference, frequency coordination
requirements, general technical standards for power, antenna, bandwidth
limitations, frequency stability, transmitter measurements, operating
requirements, and any and all other federal statutory and regulatory
requirements relating to radio frequency interference (RFI).

In the event the WCF is identified as causing radio frequency interference
with the City’s Public Safety Communications Equipment, the following
steps shall be taken:

i Upon notification by the City of interference with Public Safety
Communications equipment, the Applicant shall utilize the hierarchy
and procedures set forth in the Best Practices Guide. If the
Applicant fails to cooperate with the City in applying the procedures
set forth in the Best Practices Guide in order to eliminate the
interference, then the City may take such steps under law,
including the initiation of appropriate proceedings with the FCC, to
eliminate the interference.

i If there is a determination of radio frequency interference with the
City’s Public Safety Communications Equipment, the party which
caused the interference shall be responsible for reimbursing the
City for all costs associated with ascertaining and resolving the
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10.

interference, including, but not limited to, any engineering studies
obtained by the City to determine the source of the interference.

The Applicant shall provide a 24-hour phone number to which interference
problems can be reported. This condition will also apply to all existing
facilities operated by the provider in the City of Garden Grove.

The Applicant shall provide a “single point of contact” in its Engineering and
Maintenance Departments to ensure continuity on all interference issues.
The name, telephone number, fax number, and e-mail address of that person
shall be provided to the City’s designated representative upon activation of
the facility.

The Applicant shall ensure that any lessee or other users of the WCF shall
comply with the terms and conditions of this permit and the Applicant shall
be responsible for the failure of any lessee or other users under the control of
the Applicant to comply.

Fire Department

11.

12.

13.

The Applicant shall provide the appropriate Fire Department notes on the
building plans that will be submitted to Building and Safety Division for plan
check review.

The Applicant shall complete a Fire Department Hazardous Materials packet,
and submit a copy to the City with the initial plan check submittal packet,

The Applicant and subsequent operator(s) shall place and display a
hazardous materials placard(s)/sign(s), to NFPA 704 Standards, on the
access to the below-grade equipment, wireless telecommunications facility
and/or existing wood utility wood pole (no luminaire).

Public Works - Engineering Division

14.

15.

16.

17.

18.

The Applicant shall obtain an encroachment permit from the City prior to any
construction in the public right-of-way.

Permit fees shall be calculated based on the current fee schedule at the time
of permit issuance.

Any required lane closures should occur outside of peak travel periods.

The Applicant shall submit traffic lane closure permits along with a vehicular
traffic control plan for approval.

No at or above-ground meters and/or equipment shall be placed on the City
of Garden Grove public right-of-way.
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19,

20.

Construction activities shall adhere to SCAQMD Rule 403 (Fugitive Dust),
which includes dust minimization measures, using electricity from power
poles rather than diesel or gasoline powered generators, and using methanol,
natural gas, propane or butane vehicles instead of gasoline or diesel powered
equipment, where feasible, using solar or low-emission water heaters, and
using low-sodium parking lot lights, to ensure compliance with Title 24.

New utilities shall have a minimum two-foot (2°-0”) horizontal clearance from
driveway approaches and curbs.

Public Works - Traffic Division

21.

The Applicant shall submit plans and pole specifications to include the
material of the pole for Public Works Traffic Division approval.

Public Works -~ Water Division

22.

23.

24.

New utilities shall have a minimum five-foot (5’-0”) horizontal and a
minimum one-foot (1'-0") vertical clearance from water main and
appurtenances.

Any new or .existing water valve located within new concrete sidewalk
improvements shall be reconstructed per City Standard B-753.

Any existing meter and services that need to be relocated within the project
area shall be relocated at Applicant’s expense.

Building and Safety Division

25.

26.

27.

The Applicant shall comply with all current California Building Codes,
California Electrical Code, California Mechanical Code, California Plumbing
Code, and California Energy Code.

The Applicant shall submit plans for Building and Safety Division approval.

The Applicant shall ensure that all sheets of plans be stamped and signed by
a registered design professional.

Planning Services Division

28.

29.

The Applicant shall be responsible for maintenance and up-keep of the wireless
telecommunications facility.

The Applicant shall be responsible for maintaining free from graffiti, debris,
and litter, the area of the site on which the wireless telecommunications
facility is installed on, and over, which Applicant has control. Graffiti shall be
removed within 120 hours of notification/application.
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30.

31.

32.

33.

34.

The wireless telecommunications facility authorized by this approval shall be
designed and constructed consistent with the site plan, elevations, and detail
plans submitted by the Applicant and reviewed by the Planning Commission
in conjunction with its approval of Conditional Use Permit No. CUP-147-20109.
Subject to the foregoing, a general description of the facility is as follows in
order to maintain the wood utility pole appearance, the following conditions
shall apply:

a. The existing wood utility pole shall remain.

b. All attached equipment (i.e., canister antenna, remote radio units,
power supply units, a surge protection device, ground bar, mounting
equipment, and other attached equipment) shall be factory painted to
match the existing wood utility pole color.

¢. No luminaire design and LED light shall be installed.

d. There shall be no climbing pegs on the wood utility pole below a height
of 15’-0", except when temporarily installed to service the antenna.

e. The wood utility pole shall include a visible radio frequency and site
identification placard.

The Applicant shall submit a material sample of the colors to the Planning
Services Division for review and approval as part of the plan
check submittal application.

The Conditional Use Permit (CUP) grants the right to the Applicant to
construct and use a telecommunications facility at the location described in
the submitted site plan. The City, however, has concerns about the potential
adverse aesthetic and other health and safety impacts of the antenna, and
utility and/or mechanical equipment on the surrounding community. It is
possible that future technological improvements may make the proposed
telecommunications  facility —unnecessary or obsolete or outdated
aesthetically, therefore, the particular antenna and related equipment shall
be reviewed ten (10) years from the date of this approval. At that time, the
telecommunications provider operating the facility shall agree to, and update,
the facility as may be required by the Community and Economic
Development Director or his/her designee in accordance with applicable law,

The City reserves the right to periodically reevaluate the antenna, and utility
and/or mechanical equipment in terms of the continued need for the
structure in it's current size, height, and configuration, and the actual
impacts on the neighborhood, community, and environment.

The City reserves the right to require an administrative review for compliance
with the conditions of approval at any time.
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35.

36.

37.

38.

39.

40.

41.

42.

43.

In order to address concerns regarding radio emissions, the following
conditions shall be complied with:

a. Radio frequency emissions from the WCF shall not exceed the radio
frequency emission guidelines of the Federal Communication Commission
(FCC) as such guidelines may be amended from time to time.

b. Prior to January 1, 2020, and each January 1% thereafter, the operator of
the WCF shall file with the City of Garden Grove Community and Economic
Development Department for approval, a certification of compliance
prepared by an independent third party, qualified to measure radio
frequency emissions.

In the event that the wireless telecommunications facility is abandoned or the
use is discontinued, the Applicant shall remove all improvements within sixty
(60) days of abandonment or discontinuance of the use, whichever occurs
first.

The Applicant shall replace the dead sod or ground cover areas in the City
parkway landscape areas in which the wireless telecommunications facility is
located with new sod or ground cover and ensure that the irrigation system is
operating to ensure landscape maintenance.

Hours and days of construction shall be as set forth in the City of Garden
Grove’s Municipal Code Section 8.47.010, referred to as the Noise Control
Ordinance.

There shall be no other antennas or mechanical equipment installed on the
wood utility pole without obtaining approval from the Planning Services
Division.

During construction, if paleontological or archeological resources are found,
all attempts shall be made to preserve in place or leave in an undisturbed
state in compliance with applicable laws and regulations.

A copy of the Resolution No. 5942-19 approving Conditional Use Permit No.
CUP-147-2019 shall be kept at the local AT&T Offices at all times and be
made available upon request by City Staff and/or Police Department.

It shall be the Applicant’s responsibility to verify that any building or site
improvements do not cross over, encroach into, or cause issue with any
recorded easements on the subject property or the adjacent properties.

Unless a time extension is granted pursuant to Section 9.32.030.D.9 of
Title 9 of the Municipal Code, the rights granted by this approval of
Conditional Use Permit No. CUP-147-2019 shall become null and void if the
subject use or construction necessary and incidental thereto is not
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44,

commenced within one (1) year of the expiration of the appeal period and
thereafter diligently advanced until completion of the project.

The Applicant shall, as a condition of project approval, at its sole expense,
defend, indemnify and hold harmless the City, its officers, employees, agents
and consultants from any claim, action, or proceeding against the City, its
officers, agents, employees and/or consultants, which action seeks to set
aside, void, annul or otherwise challenge any approval by the City Council,
Planning Commission, or other City decision-making body, or City staff action
concerning CUP-147-2019. The Applicant shall pay the City’s defense costs,
including attorney fees and all other litigation related expenses, and shall
reimburse the City for court costs, which the City may be required to pay as
a result of such defense. The Applicant shall further pay any adverse
financial award, which may issue against the City, including, but not limited
to, any award of attorney fees to a party challenging such project approval.
The City shall retain the right to select its counsel of choice in any action
referred to herein.



COMMUNITY AND ECONOMIC
DEVELOPMENT DEPARTMENT
STAFF REPORT

AGENDA ITEM NO.: C.2. SITE LOCATION: South side of Garden
Grove Boulevard between Century
Boulevard and Euclid Street, at 10862,
10872, and 10882 Garden Grove
Boulevard

HEARING DATE: January 17, 2019 GENERAL PLAN:
Residential/Commercial MU1

CASE NOS.: Site Plan ZONE: GGMU1 (Garden Grove
No. SP-061-2019 and Tentative Parcel | Boulevard Mixed Use 1)
Map No. PM-2018-150

APPLICANT: Darren Nguyen CEQA DETERMINATION:
Exempt - CEQA Guidelines § 15303 -
New Construction or Conversion of Small

Structures
PPOPERTY OWNER: JC Financial APN NO.: 099-091-37; 099-091-04;
Enterprise, Inc. 099-091-05

REQUEST:

The Applicant is requesting Site Plan approval to demolish an approximately 2,500
square foot structure and site improvements to facilitate the development of a new
two-story, 9,229 square foot building for professional and medical offices, along
with related site improvements that include 41 on-site parking spaces, landscaping,
and related improvements on three (3) currently improved parcels with a total land
area of 23,393 square feet located at 10862, 10872, and 10882 Garden Grove
Boulevard (APN: 099-091-37, 099-091-04, 099-091-05). The Applicant is also
requesting Tentative Parcel Map approval to consolidate the three (3) parcels into
one (1) parcel.

BACKGROUND:

The subject site is comprised of three (3) developed parcels with a total land area
of 23,393 square feet, located on the south side of Garden Grove Boulevard
between Century Boulevard and Euclid Street. Parcel 099-091-37, located at
10862 Garden Grove Boulevard, is developed with an approximately 2,500 square
foot structure and a detached 3,200 square foot open patio. Parcel 099-091-04
and Parcel 099-091-05, located at 10872 and 10882 Garden Grove Boulevard, are
both developed as a paved parking lot.

The subject site has a General Plan Land Use Designation of Residential/Commercial
MU1 and is zoned GGMU1 (Garden Grove Boulevard Mixed Use 1). The property
abuts CCSP-DC 30 (Community Center Specific Plan - District Commercial 30),
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zoned property to the north across Garden Grove Boulevard, GGMU1 (Garden
Grove Boulevard Mixed Use 1) to the east and the west, and residential
PUD-125-10 zoned property to the south across Sonoma Lane.

A historical review of the City’s Business Licenses shows that as of 1998, the
subject site operated as a retail home improvement supply business. Currently, the
site is being occupied as a retail home improvement business. The Municipal Code
requires the approval of a new Site Plan when there is a proposal for “any new
building or structure or any addition to an existing structure or building that
exceeds ten percent (10%) of the existing floor area, or one thousand (1,000)
square feet, whichever is less.”

DISCUSSION:
SITE PLAN:

PROJ

Lot Size 22,500 square feet 23,393 square Yes

feet
Lot Width 125'-0" 180'-0" Yes
Floor Area Ratio 1.0 4 Yes
Building Setbacks . -
Front - North 10'-0" 18'-0" Yes
Rear - South 10-0" 10°-0" Yes
Interior Side - West None 4'-0" Yes
Interior Side - East None None Yes
Building Height 45’-0" 41'-10” Yes
Parking ;‘ I ( - ‘ i . = : "
General Business One (1) space per 250 gross - -
Office square feet, 7059/ 250 =

28.24 spaces
Medical, dental and One (1) space per 170 gross - -

related services square feet. 2170/ 170 =
12.76 spaces
Total 41 41 Yes
Garden Plaza 1,000 square feet 1,035 square feet Yes
Landscaping in Minimum of 15% to a Front Setback = Yes
Required Setbacks Maximum of 60% 289 square feet
Rear Setback =
335 square feet
Landscaping On-Site 10% of net Developable Area | 2,177 square feet Yes
Parkway Trees 30’-0" on center 6 Yes
Columnar Trees 40’-0" on center 5 Yes

Setback Canopy Trees 50'-0" on center 7 Yes
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The proposed development involves the construction of a new two-story, 9,229
square foot building for professional and medical offices, with 41 on-site parking
spaces, garden plaza areas, landscaping, and related improvements on the 23,393
square foot lot with a lot width of 180 feet, a floor area ratio of .4, and a building
height of 41'-10",

Site Design and Circulation

The site plan is designed with the building situated on the north side of the subject
site. Vehicular access to the subject site will be via a new
“right-in” and “right-out” 30’-0” wide driveway approach designed with a 20'-0”
long stamped concrete driveway throat off Garden Grove Boulevard that meets
current City standards. The parking lot layout is “S” shaped with a 25-0” wide
drive aisle beginning off of Garden Grove Boulevard and meandering through the
site and exiting onto Sonoma Lane on the south portion of the subject site. The
drive aisle accommodates two-way vehicle circulation to provide access to the
double-loaded perpendicular parking areas, and accommodates access and radius
turns for trash trucks, delivery trucks, and emergency vehicles. The building is
designed with a porte-cochere on the east side of the parking lot with the required
fire truck height clearance of 13'-6".

The pedestrian path-of-travel begins at the public right-of-way and onto the subject
site via four (4) ADA compliant walkways adjacent to the garden plaza areas and
leading directly into the ground/first floor tenants’ entrances. The perimeter and
selected interior areas of the site plan will be landscaped and a trash enclosure will
be provided on the southwest section of the site. The subject site will be
illuminated with wall pack light standards.

Floor Plan

The building will be a two (2) story structure with partial tuck under parking,
41'-10" high, with nine (9) tenant spaces, ranging in floor size from 804 to 2,170
square feet, each designed with an ADA unisex restroom. The ground/first floor
consists of four (4) tenant spaces, two (2) at 912 square feet each and two (2)
tenant spaces that will be combined as one (1) space for a total of 2,170 square
feet. Each tenant space is designed with an entrance off of Garden Grove
Boulevard and an entrance off of the on-site parking area.

Stairwells at each end of the building lead up to the second floor to five (5) tenant
spaces, one (1) at 804 square feet, two (2) at 912 square feet, two (2) tenant
spaces that will be combined as one (1) space for a total of 2,170 square feet and a
covered public open area. Each tenant space is designed with an entrance off of
the open passageway and the public terrace space (a non-usable space and not
counted toward parking).
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Prfessional Office A 912 sq. ft,

1
Medical Office B - sq. ft.
Medical Office 2170 sq. ft.

C
Professional Office D 912 sq. ft.
Professional Office E 912 sq. ft.
Professional Office F - sq. ft.
G
H
I

Professional Office 2170 sq. ft.
Professional Office 912 sq. ft.
Professional Office 804 sq. ft,

NINIMNININ e =

Building Elevations:

The proposed building is designed in a Greek Revival architectural style. The
building’s elevations consist of a single mass, horizontal, with multiple openings
that create an overall visual interest. The roof is designed as a hipped roof with
concrete "S” tiles. As required by the Zoning Code, the first floor commercial
fagade has 18-foot high ground floor spaces with large storefront windows screened
with multiple archway openings leading to the tenant space entries, walkways,
stairwells, parking area, and public right-of-way. The second floor consists of
multiple rectangular window openings that are capped with a decorative crown. At
the beginning of the roof line is a perimeter cornice line that is emphasized with a
wide band of trim. The front and rear entrances are designed with full-height
porches supported by prominent Corinthian columns and capped with a decorative
triangular gable.

Parking:

The project includes 7,059 square feet of general business office and 2,170 square
feet of medical office. For a “General Business Office” use, the Municipal Code
requires @ minimum of one (1) parking space per 250 square feet of gross floor
area resulting in a minimum of 28.24 parking spaces. For a “Medical, Dental and
related Services” use, the Municipal Code requires a minimum of one (1) parking
space per 170 square feet of gross floor area resulting in a minimum of 12.76
parking spaces. For the general business office and medical office spaces, together,
the project requires a minimum of forty-one (41) parking spaces. The project
provides a total of forty-one (41) on-site parking spaces.

Landscaping:

The proposed landscaping satisfies the requirements of Chapter 9.18 of the City’s
Municipal Code. 10% of the total net developable site area, or 2,177 square feet, is
proposed to be landscaped. In addition, 289 square feet of landscaping is proposed
in the front setback area, and 335 square feet of landscaping is proposed in the
rear setback area. The required 1,000 square feet of garden plaza off of Garden
Grove Boulevard and the minimum of 25% plaza landscaping will be provided, as
well as the required parkway, columnar, and setback canopy trees. As a condition
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of approval, the applicant will be required to submit a complete and detailed
landscaping and irrigation plan that complies with the landscaping requirements of
Title 9 of the Municipal Code to the City for review and approval prior to the
issuance of building permits.

Signhage:

All proposed signage must adhere to Section 9.20, Sign Standards, of Title 9 of the
Municipal Code. Pursuant to Municipal Code Section 9.20.100, the Applicant must
submit a sign program for approval for the subject site to assist in reviewing and
approving sign application submittals. A separate sign application will be submitted
and building permit will be obtained for any proposed on-site signage.

TENTATIVE PARCEL MAP:

In accordance with the State Subdivision Map Act, approval of a Tentative Parcel
Map to eliminate the existing lot lines and to consolidate the three (3) contiguous
parcels into one (1) parcel is required in order to facilitate the construction of the
proposed 9,229 square foot building for professional and medical offices.

The Applicant proposes to merge Parcel 099-091-37, Parcel 099-091-04, and Parcel
099-091-05 to create one (1) parcel as identified in the attached plans. Currently,
Parcel 099-091-37 has a lot size of 9,747 square feet, Parcel 099-091-04 has a lot
size of 7,148 square feet, and Parcel 099-091-05 has a lot size of 6,498 square
feet. The combined lot area will be 23,393 square feet.

The proposed Tentative Parcel Map is in conformance with the City’'s General Plan,
the City’s Municipal Code, the City’s Subdivision Ordinance, and the State’s
Subdivision Map Act. Therefore, Staff is recommending approval of the Tentative
Parcel Map.

California Environmental Quality Act:

The proposed development project consists of the construction of a new commercial
office building that is less than 10,000 square floor area on a site in an urbanized
area that is zoned for the proposed uses, which does not involve the use of
significant amounts of hazardous substances, where all necessary public services
and facilities are available, and where the surrounding area is not environmentally
sensitive. Therefore, the project is categorically exempt from review under the
California Environmental Quality Act ("CEQA") pursuant to Section 15303(c) of the
State CEQA Guidelines (Class 3, New Construction or Conversion of Small
Structures).

RECOMMENDATION:

Staff recommends that the Planning Commission take the following action:
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e Adopt Resolution No. 5943-19 approving Site Plan No. SP-061-2019 and
Tentative Parcel Map No. PM-2018-150, subject to the recommended Conditions

Senior Program Specialist



g Plowy

ok

3

Gardery Grove By

o

o Plowy

P

Son

. i W”% - . -
. ... .. B @ - .
| e - . = L - -
-

= .
.

- - -

. ~ 4

.

. .
, . = 1
.

-
.
,"?W.:?f;’:/@

- - >

< v{j}%’:«’(}é}y - ¢ - - Vf_(;y«/ . -

. , - -
.

.

-

o
&
kol
&

P
.

o
.

-

e
- -
. : . -
. Yy
- - X -

-

L
L

c -

Y .
_ - X .
.

.

-

CITY OF GARDEN GORVE, CA

-
.
-

arder Grove

]

-

.
.

&mg :
W&ﬁmmi@t

. ; . o 5 : Ak . -
sy

-

& 4oE




830 MrcoNTum Noos (&) moao s (T
ameswmn [iZ] | -0 ms) 3eama oeess same ) [ii]
HOO-V wou peos 3 [{ o wos i[5
owomiy | TaTomml m
w0 i) Ten X000 1008 3 O} 18]
O Wrxom ) @ 30 LN S AROESToY B
[ b 6] Tm06 IS (7]
w00 9190 0ot Bor e w1 10 R0 ava (8 (@] SIS TERS M o et Y ¥ 5 [3)
xrur 06 0 (0] arnroni 5]
L wainss ovs s () [ s a0 [7]
NN w1y 0 [5i) ansm i €]
(-8 ¢ ws) sug owowd tvaeo [} werhon 1y {7}
Dig-a # 08} srs momve v 0 [G1) e iy {7}

‘SHLON ADX

FLO3FOud

VY14 BAQYD NAOUVD

LYETS Vo "SAGRED NS 204
DHTTNG NINGC CRY T INRSS 00

STUL | P

NYd TS UES040ud

(1014 b L1
I wghcouggcood»mw

‘S8IUAGY

S| SiuF [ERuRUlg o

BTS2 M O W iRy s

5 e
o ¥ 1108 RETYE
W zsmhhgga»»m_é AR RSO 0 3L B3 0 AONTATI0
o YR [ N0 il [
m D, 1H0M1 T3 Y0 G-I i YDevd L)
" DL = GOVE (000568 XNERG3 10T (¥ 0N 5 Ci1e
1305 DOTECSL IR 101 ) TALE Y3 Wrs Wi M Wiy wHeT FREL 5SROV
HRLA050 WOTY
YIVQ LOFrONd
FTITY 0L L0w ey
0 dVIW ALUNIDIA mu
g s 0T
o i
% - .
8 S i
1 / -
2 Semstenns
&
= R N
8 oA
» RIS s
.
! 1
——y
N, -y .
1 ) L~ i
o .W LYTS V3 SAQUD NI I
75 ONIOHNE AHOISZ 035040ud

VZY'1d AQYS N3QUYo

NYVId ONIOVHO OL M343H ONIQVHD
NV ONIdWISONYT OL ¥343H 3vISONYT

W % O ey

/ NV1d LIS QmmOmjm&

7y

Lhstd STHS 11} ek

3
R
&
3
; z
= iz
MA i g M
H » -
EERE m
W ERA
& ¢
z
. g
%.
H V] 4
o C 1 JHsE 1L ._\dﬁmm I g ..m,imiﬁw!.
= W] t (W W mmmm
1 T H e §E 3
! » ;. mw N
— I8
_” | i y
I TA S W
* T
G
Lx 1
i S o SR e S e e T T 2 o ry
& ] aa— T R =g
T O L S U S U T A4
: \\\\\! e
e s .W 3OASIAGHE NIIEVE W«m et ] A I




930
1oLV

e S QM 42T )

Db = N TS

00 A% BWVHG

00 §153 TLH FOr

S0

DOTS201 ;3w
Tl ]
il e
—— s Fe
2 e FLsLisH
GNIOZTONINVHS VAN THVLZOVIO03 TIVIDS VHEL YOO 181
kgt
] @ NV1d HOOT4 1S1 03S0d0Hd
HE ®
w 1
m m M - >
wm 3 S
£ 2 8 -
i
M wes wws , m
W M m (¥3ung] ~ B AETH eS|
Bl ©- =i . R

nl
Co i
&7
&
R4
7

L

ey

K2R

R
®
4
®

LTS YD LA LI g T a2
K qug epuengop ¢
Bkl L itaiciel
a2t
Ris
e

B
el

¥
E
ey P

H

| [

ol JE S A R I T A ) Y] Lo TS ey e 3 % 4 L‘.-ﬁ..-..'.. EZUI SRR & BV EY ) AT o8
+

APy A S SN A

it

BSIHOAY
‘@INDISI0

vy
X PR WO

$391TG2E YD "FADYD HIGWVD
U AURYRI 20T,
OO % SHYAD -
OO X QNVID
a2\

)
e m N
ey
-1~~
R

e
&




LE ]

201
§ N 33Ny
ECTXRTIRILLLLE Tt o0
L3 - S INIG TR DAY
T——tT Tex &2 Orzs 052
03 A0 KMYLG
TR, TR K TS
03 9400 7 OH DOr
RIGES201 YD ON3OTT ONINVES TIVM
L3 LdLd

e

T

PAIGS SR 1] i8ngy
F0VL I9YA004 IMNOS INVIEL 8O0 ONZ

L gt

nw NV1d HOOTd aNZ d3S0d0Hd

S 2

VIVld IAOYO NSOUVED  °103roud

“H

e
=
mm ¢ 2 |
of g ”
B g E _ﬂ I
] g
W M M _ M @w e m T X D 8 XT3 842 Ml W _ :
2 ~ H Iodd0 0430 = “ ;e
. B ] ! (BRI EIE =
H ; :
¥ m m ! X overd :
|z g 3 _ £ _
FEl R )
P | |
i £ L3 3 o
. T 7
3 _ :
' m 4 i o - '
1 : L]
] L
m o m.v. [RIAC S B TR R TR s oY) P TR B RS 2 26 e ) ) o JE ST BV S P S R 2. N S S S S NS S B O L W, St e e
m, &5 L= ar e 3 s AN x
mwmm W g
8
infe| 2
igas 8
mm

2

)
s
T

%'u




s40
£0b-v

PONAIING

L e TIVIS

ORAS VLD

P90 9150 TOH §OF

FOTEOLIUVG

BibIp

Ay

RYd 00U ER0SR

VZVd 3A0UD N3OWVD  “103raNd

Y408 VD "SR NIGHYD 0L
DRI WINFD ORY 1190 WS LI0Ud

NVT1d JO0H J3S0dOHd

1t

1+
¥

BT
SR

"y

R
113

SEIHCaY
YWD

SOLT YO deA Ry ey mprsioven Bt
Hi siug EpueYls o k
A EUF PRGSO

L&

T

et
e

11T
asse

T

a5

T

e

Eacd]

o il 6

aenaa

HH

¥

-f

i

SSTVOAY
U3NDISIO

i
$ITYELS YO HACHD NIIVD

LANDNYAD
a0 ¥ ONVAD

HID AUNYHD T

]

A3 o

e

F 22




Log-v

L Loniang

S e 2 TG

001:AR v

0 10 TON ROF

BHRST04 SHAVG

»ibip

VIVId JAQHD NSOYVD  *1o3roMd

CVE08 VD AU NIGYD 29K

TROUE WUSIONY UK
SOUVATH UV O OB 05000 UL | e

KW < XIS WGE W iemed

T - ar

At

AEES sarey w e
DA WS ATTS )

wid % U 2hpe0g

‘AH BIINIA INCLS

SSITHAAY
WO

T0UZS ¥ "GN LD Ny weradnni 4028
Ui suI ERUBUg ot
DR prve

B et
M CTOOW W 2l AP BT WS v Aoen T

EMr a2

TU K I3 2 G M DN T
TN MOIT Pes LTIRLIG B8 O KRSV BRATY |

WL A 5

NOLLYAZTE (HLNOS) HvY3H G3S0d0oHd

s

O w L HEOG J

38 01 SIHSING HONILXS

SEIUOaY
*Q3NDIS3Q

WO JUNVEDTELLL
04 % DRYID )
00 ¥ DNVRO

EE LTSy
$ERE-EITZE YO TADUD NIOUYD

Sl
PP
-m A
T

DEAIOMIN OW PRI

AP Kt LU DO ECH T X, KV
PR 21 Ko}

GINCE LS 13 73 NSO

WIS O DOXT Kok ERITM BN} XD W

a6 0 208¥sYus

NOLLVAS13 (HLIHON) INOHA 3S0dOHd ./

e

S3LON NOILVAT TS

11 &
M. T &
W . L.J
[ c——— [
(s WOl T R
£
N _E
by 4
I B N 212 s et i L e e e rasn et et e St R Eadmeta it ter s sttt e aana E“II - |
5 fitiig ‘ .
T Y
K @ %
Do 5 war ™ - .ll.l.!l.i..'..,ll..'n.!l.ll.!i,ilx.\ru.li..i»-II,!.II.II..IL..I‘llxmaﬂuo,um*
k1 61




[Av A4

b R AT )

Lrg . LTV

T AT BMYBD

000 §107 "ON 80OF

OSSO Siva

Bibip

LYE8 ¥ "B0UD NIGHYD 19BN
VZVid SAQHO N3QUYD  L03roud

DRI MG MY TXLI0 WNOITSLAE

SHOUYATT L0 ONY L3 (2504004 UL

B ]
£z - hE v k)

KITEYS Iy 6

M MG 13 mevecrart

“AS MIINIA INOLS

‘SSIHOAQY
WD

ULE VD Lo yrnreg ey wershacy pos
U} s [epuBuL of
Of S e Y

A g LKW N Y JFEM DD aw T

O e
ETE WD e ATACIS W N kDT 0T 4

R VD01 N
HRILINIE VO 30D K30
W) ALNYYD THLZL
OT N VN
O ¥ ONYND

38 OL SIHEINGG HOMIE
i=3
m B
o
gl &
b4 Q
TIM &3 ZLWKM T8 SEXT WA vy

E :

W T WL EAMES KO KM P 2D WIS

DKM O ST ILI N

A0 Khe S P A W X KD
s e Bn)

CIAOR A0S 13 77 N S0MORS

WEMi o B ke KAEYW MMRL) JOM L

SALOH NOLLYATZ

A

NOILYAZT3 (1S3IM) LHOIH a350d04d

)@ﬂ 2T pO0Y setvar 151

i
Rt

5ot
ey

WO b # L Q1L MRS

NOLLYATTT (1S¥3} 1437 0350d04d

SERRRERRES o o A

o W WG FER 3
3, 4 <
4 <
it e e T e e e e e R RST B
5 Y
£ 5
Iy IS

J155:




€¥8T6 YO UAOHD NIAQHUYD

WPRIO ST Ot L
O XTI SR LRTION H Y LRIVt ] 2716 A INOVCLUCTI 1D BV DELIY
T G e TN N Ut &} 4756 QNHOTNIIOUS WO By IS .
o TSR e TR | s
A RN DE gﬁo(.ﬂx(!‘ TSI S0 anaom POVT L P
D VI TR WCIERY) T LRI SRR PEIOCY [ . s
MITOMT AvrOnY L5 PR,
[ g WM IO UG uve ProvEgwom
WIALHCD IWId Y BTG TR G MRS mava TEETTAROKT DR T TR e ke gzﬁ(vz?ﬁhﬂtﬁhﬂu\ﬂngﬂéatgb
TRV Dl TRINY AT ] WALV SO MOOBIYM WRLEH MU iy p Uesloaitopd R
| B R R | T St
By o Kreid ATHIENIT WLV KD HAICH MUIEANHIEDS S0 a7 S CHY SOOT e
HIALL-IG O ALy l&ﬂ%&gﬁgﬁﬂvnrﬁ‘w%g& tnﬁaxﬂgbtﬁasfggx“ »vslg MALONHLEDY IS P PRI OCENY Y CATLE WhidALD D ELERCMITTN Tl MIM SR IbiTD
ST o0 7 | AR T2 MO0 I MG HOUNT TS T I Lo WD S I D | st e e et TRt DL it T A o7
[P »tglonxynggz.gg\sgg-gﬂw sxvuhsruv.»nnu!.ﬂrgggusggqﬁ,?
CUYIT AU 2 20U OUCTTIYD 0 WLUTM e 1S3 STV D | exainrocrt Aikiaind o MO BATY T 7 vt OO b Brvoses D L
e EIIAUDE 1 EIC BV DY THOTADITIA KBAC U y NI Ry IO PSR HUAOW.
WYL PP ) OO - — - DL SUOID 43 BIVIE DU I CIDEITT ALY DAY Mudl B ¥ RUOUTYD 40 HVIO 2t 0 I A TR ooy
V¥ V04 STYNRIYM O dIENAO0KH DY AUV TIHS WAUDYRINDS 3 WETIOUMOT DUy 1T VML ARIMES AGKIN ¢ v iy "
O WL S SR AT B sk T SRS > - woraw e aes | NOISHA SdYISANVT A0 NOLLYOLLLHID NOLLITdNOD 40 NOHLYOILLHAD
rouoo siea " NOLLYTIVISNI HdVOSaNY'1
DL AWAANETTIN BV CIURLY 0 HOUYIT SHLEDA AiNBA TIYWE WU TYRINTT & CMCIE EMY NOVEL D OIS
. O WD DN AR ARIAATNS
e e e e B LSS et oz P s, s aoe @ SNSRI iop iy hitatpytosarion
s 70 o - pErm ey po—— SHLON (S3adN) WALSAS SO 81 Bt 40 THYLTS O GLIRS 20 TG SRR 20
i 0 VLS O ks e P e e iyt ! i o NOLLYNIWFII SDHVHOSIO e s ke e “
Aley O MOALVIINE (L) WOt £500 1030 ENLLTM L i siad 5 T A WO ONIIYRL
2o s Lacres Sorsanr i 4 slom e s sbe [l T T aoveaern INVINTIOd TYNOLLYN TR whaN i SN 1 O 40 Y S it
BL T U RO SMOAITIL ICBOCR T NH DL MY AITT ATt
EIMVOG CRINDY AL WS LTINS M08 A STRLTINIUY Oy T IUD VI LAINT i ryrd i Ok
SILON TVHINID TINAIHOS FONYNIINIVIN 3dYOSANYT ARSI YIS AR D T B WLIRSE PO XU EPUETS Py WA 5 HOYHIET BT o W 5 N
DVATION "WHCU Y ¥ GRS RIAVACHICI CoEL VM7 ANO N CRwLind 33 TG ML AIARALYS AG CITWLEI SVRY e I O 13
O POMLNID UL AT S RO SRS TIV.ON YW ETOR CRLYMIRYANYS OF SOITIXE WVTIOL JTTRVEIE HYM AVCS DU N LY (S PHOUTM OV O
TRUSRA TIV Oy SCMETT WIWAETIE I SRNITNS g - - - T 3 LY I0VI I8 TIE SR AAUTLIOW WO SR ACKTE " 8
TOR O LY 4LV 2D OV SROULY TN WRKTRG MG AN SNV XN ETTAZE AR X0 HOUXLENED (e
SDVINAER LU LR SOCYT ¥ YIS a AY TIRCCXUYS TEY UM N T0Y
[ WY You 3TMT GL W WO TEND UVONLE D TWAE FTYTIRLAYH JWYTRTI0N  HODYIG LA0wa Sk SMOT CRAL Ty Ly
“IYAOHdAY 40 NOLLGNOD [ o P —— L e e o e v e crvonia P oy e i s
AL DUR OF CTNTNS HRLXDUTATT AT HOLT WA (300 TN i
oo ovex PR B e [oYVRe AL MDD TRV SO TS T BRIV DU WO WIIRAS KV LS DAL OI E IR O k]
: T DL A LTI W RO AMUYS LM CAO0 MACAE SR YA DN AL CUING SLMGAIA 9 BTIET) AR Wkl "YRLLUNN TR MNTHRETS
-l WY LR NORKINOD ¥ HOG K CEMOYIAR S TR AL NOUTTRABNO? ¢ WRAOVIINTD WRCHEID W ARITH ThARS snmdd DG 73
bl I Doicuci OWGE TFTALND T HYRL Y CLNTWdetY DL LA TMYTRODPY B VRO B IvU a0 DY S
R CROWES A DGR Y CRUXTTIOZ Dk THHS S WKLV il i OHY SONGRT AHIEIT HONCRE Bl LTTFDE THIH NOLIVEMINTD ONY LK D6 81
hasasatibidhinddimidond IR - YR HOUSIRLINGS T AAADY HOUDIMLSNTD U3 ¥ WY wC OO DG 1Y L IABAOT FDCUVTR ¥ KUY TS WA LN Tbds
ey COVIMY SR LR NOLL IR ERDT R CYIAY QUG COVEIINS UK INIATI (i TG AN TRRITON
AT AN HOUTP - B COLYIDOCHY ANy C¥F QLT AT Tk L MO ST I SRR FL T Cxte Easiditiod hsad
DD oy EFTADNNd LIGBSTINOWI LD TIOR3 I3 Ty Dy CESRUN OV PRLLVIMNEIS (el CRLOZWS 3G O B
DG YR FOTOW = G Y TR aw R2 PR AVD AR MY G MOTRTEINDTS B 1 N2MTIE A RIS DU
WAL WS HOUL AVIIY HEVING JHY WL YWY (LMD T 10 BVIWY XVHE
-t P il 150 WD Yk % bk QI LTI IR W T Ol CRLY I FETH ST MALDBDCDY SO0 TrIAE Y VAT OO RN NYEMOTIY
0 AV CREVINTZ T TG SV TTONIA OOy UGl T0 MM M & 1 IROHCKD BAYPITY Hal AN XL Ty LNRLOW AN
8 vo LA TWYTIOR Wt CMCTTTY R CU) MOUDIY S NOFRIIETS v TED A WO CH M AR CRUMI A POy WO SR AT PPV CUYPMP IS LTIl AT YWY ST UG CTTEMINDD SNV RN K
g RUZTING 0L DL D MW LUOMIOML TN O CRINRAT bl N TIVHE FIVACLY KT wi? O T SXLLSAG P XD PRW
) oer Dy VO] aevas .3 STLAS R WYY XL WO b WG Y MV TR IO SRR W WIS Y WNIOVWDACT
IS WO ONEEY TINMAA AN YIA ST IV MG SWYETI HYILS AMY MWL
B ¢ 3/ 9 ¥ T X IEW GO X OIS » v LENTON WG KRNIV IR TATINLS G2 LS T HO% MOy TV T 3 AMIONLISD Er AT PRI Y 31O OM MR Eved
SNFATIN TR 0, YLD SOKGAT Rt L TIVVS DR 0 ST LIPS W A IR TIVETONGA SITT RN BATM ANLLLYT WO MOV IIYM I OMELH
AINTTIVG] DTI MU 16 30 UYMWy LLVILTT ™ AT TAMDIDUDY I AHRNT WHNYH L QL SMIPO? YU TIRLS PHIST 308 giggggﬂxgig
HO ATV DR TG NOLLITIANG'T A8l CNOW KT WYRNY MM DR T COLEDTDY ULIANIE Drev o
T OV T e IO e v ERTCATT RO IR OIS MY M £V W TRG TYIRGHD
m W 300 MELYM GETdY CRLVIMLST HRORYINITYD 1895 6Y R IV AN w3 IS LK T G O IS L DAY KO T MRS DM RIS TSR 8
O TRvioe R WAL
- CaGELARLE DI
m 14 O LT RN Bl T
0 -] AAOCLIOTY B Al - ¥4 (7 Mral SINYINO Y7V B WAS T M IRy O
o) L4 DR IGNT e 4o
m LaGnaand bt O DK YT DRI IR - VR
Trre-dld T
m I?(.vaQ.‘E‘iD . PRl TR s L0 DR} YIS SITIN Vi SISTRONT WIRL @ ¥
ATRIE A0 PETh WD DACHE KXWy
5 2t wrarosont oo o o e oy copct wea vtz ot s s 2+
3 s ey
U] TRt NOLL RIS et oo HO0L TvnOs Wik BITTIWE CU NOLIVI NFRIANOD » ¥
wcor | ore e o -su*n-.nmc—n 6t vl o » ooy 0 rie s s . el + 1+ cis it
VLVJ LOSMOHd T — o el e sl wiedia, e, ]o, AR IR el ] sas
: - mwwmmwsmmummmmmmammmm&mmmmmmm H
vy w3 22, wviaa 4l Ll UVITDl THWCITTY HOLLYM L et MRAEXVTY % Vv m 3 g m S m ’ Ed ¢ é d w 3 a 4 4 &
; v memon P :mm:mnmmzmwamam:w:m:unmmm:fa
. WKLYt FTORYMTTTY SENORYHIOTYD m H m w w w m w
A ORI oo iosolT N HILYAR Q37164 RANOIYY st -y 3 amw umwwamm mm mu mw mm mm mm.mw mm
ndadnidoliR o . PUR LY. SNOLLOES
“ it I HIUVEOIM G SRUDH LR MARDT ol e e MIHLXTH DTN EP“Q WA LG rgm AT ST AVH i g MW Rddt 2] Adrrrer
_ B JEIONT 133HS NOLLVINOTVYO JOVSN HALYM FINAIHOS BNIHILYM ATHYIA




£ Eid 3 Q

DHIIYOSANY]
YZV'1d JAOUD NAaHYD

E€¥8Z6 VO “JAQHD NITUVD
QAT GAQHD NATYYD 29801

[ w— oo
S I=8/) CZTIVOS @
NV1d ALIS ey - ey . A
i i ] /4
! i 7
| t ; /75
| > A
; /.
| i SN
i AL
>
%
s @ K
o A TR R L A A N AR A CEr T EET §
e OO eI OO P e 2
SISO N 0 oo RS I S R R B N L ]Ik
G O A O A O OO UL L0 LA O S L B B B S S R R UL g
lﬁlﬁlﬁl—nlalmlﬂlml.ﬁlﬁlwlmlﬂlqll‘11»'&11&\111»‘1&!}1171111“\1.’“717"1\lﬂ)ﬂ(nlnl;—l.n(;ﬂzhl-\ln\-‘} 4 T w M
P T, 13
=
e
i o v 0
Fe T \ %
I TR SEE T 7
T Kt B W (R A =71 1V
x E __ rerrT 4 \ . Ay
2 5 e Y (S 4 Sy
g . P VAR vt
= ' ¥
o £ [Cors = 11T ]
- = T
2 il IR = I -
M . - e {Er 28
2 i R g =7
2 2 IR S [ s i 525542
o m;@fzﬁi%.fi [rrrr I S | S5
& T & bef] — — 7
is %
. %
yed
oA
%
.
4
[

it

ENIT AL WBIORS DOT T

“JATE JAOYD NIQUVD 79801

TYIOYIWINOD DNILSIXT




€¥876 YD "TAOYD NACHVD
QAT JA0UD RAQUYD 79801

e WOR XD
Su oce | ROREhME DLYIC ONUSXD
Tu iy LDV NLOL
Su oxrO8 TN Y DS
e PO iy
PO e DOg TRLE WM WPNLLLLL DR VKWL Wl
SRR N,
ROY TN OE Ol TORAUY MWL L TG RAA-
WO Tow FRE TAWA ST [y D Xt nn
handiii it d LOGS #hcdd It Lt WL WS AR IA WAt G
WY VEd KT | WRANAAG MO LDV s MWL WA ER G rr s
WROT I CTT | T S W3 DR T YIS
" OUOC A% AP e ]
T 0 Bk TN SKRMOD  EITKPMO Vi SRR EPEY TUTINR A KEFY Ok WAL TVMIRT' S OO ST A6 458 78 1 G TR e mA T minars & ) 1% aeo MU ol e mn
Eggggv(gegjggég(évlhggég g Ral OOt QL WP of e i
BRI AT0007 DL DTV THWE H3F O HONAS SR TAGKIYS 247 DI HVH MELYIOR TTY WO AKILVEIevH WAL T8 1EnEDLs Sinas & WO TEM Oy [LO0Y BN TS WG 1| RO W E W m H
OVICRYS (Y 1) NOU T S Y D] O MO T ATy Y WL TIINE WO wpxae gu) . OTF AL Hu9 S D H
PR P 2 . WdDZI-L 11V JATVA HOL 18
33§§¥‘§!t§§¥!)§§§3§13§ ‘WA XUE Cb ¥ IO B0 H
om a0 48 P o v WY BHOR-108 0 AT m o oo POWOENG Wad RIS OGT Priu . R T Dy INCHE T AEVITT Cv ANCNG o] - g
TR JOTHns "WONYA D N1 IKIVIR ZAORY LT WD MILOvE 8 Il WO Bicd WMV OOy By wodeangrel T 4 ) SRR
WA PET DAY - -
TR INE BOCU WONYA ALYOD bdiggggggggitﬁ’.’\)ﬂ»‘gts(ggzzégg - Or TTOTS wILY —————
LU FUG T WY WL TV A 7 MBS okt O%
WMBAKT D JCOT O AY W LIV L D TIVHS Sr AT WOOW RIFG I3 LY TI DAk OF ITXINTG Pk HOVHE - N bttt
EHTULYS BALTAND ST WBIAE 1D UM STV oD BAPC it WD IO o3 CXNbd ¢ 200, CRRDETMTTS STTU DT T PO . S Ia iy GL D
DS WYL T O S0 AT R LAY 38 T4 Oty WO0D MM ¥ 1 AT VI VE M o : oy CIICUO T O, MRS WAL HOUNPOW PR S| M
ATHVETI TRELIWHD Lae3 METIOUIHED HH0 $i1 Rhve O RITIORD0 VOvE 23 NIAIVA SNFLNOT HDND SAREEOND EIATVA TV O ALY DY
HORG VI GOMIYIG TR 3 HI-TY, IUITOCHN SO LTS TATUIHOD ¥ MK G Akt S5 Cla MILDFIMTT HOGLY SIS MOLTIO? WO § - . AANA LTI NI - otaa Gaz e >4
AHT DAL AUNE AT CTWATCAOS PY Sl LTI WY, B L SPULLL BEWY TAM T B )
vl 4O MO SIATVA vn i MIGADI LOVLDENS THTIng (T ) wece| oo m
TR SV OLHORIKTY b W TIV B UL DPeS MO HOWE TH VNG SYHICH O GRMT #Y SAATYA NTID GICVTT Griairs n 53N TYA XTI st TIAEN b .
PHAOHS AL VI SMHD MIADD O CTRYIOTM B CTTIVION T8 T h O DUV 31 4etd HO A B Phas rver . Aq
DIV 1T LTI o CETIADE S TS PV w03 Sk 2 H EATCUINGD SW7E WY TOON UOOAIND O ¥ L3 cusivy,
PR AvIE ON 30 TP L SR, MBI Gl WO WACYRH DAL MMALE G SO0 S T S T T
TEVEY W D PRIV U 1 M RO o1 SO R ORYI 1Y CIOVAE TU T L3 FIVAMS T 1O oL S T30 L8 DO (106 S it - - - (ALK D1 INIED POEIATTS NG W7 v | cunrmv G
AVBIERIAD O RAM LCYM QL QYL MOWL I CLDTTY I3 TH $OYIH WIDMWS T # = T O
SR B0 MOV 441 OL Owe 20 EINNIE 1630 M IS SN TIVE St "3 SV Tk N e - - Zi DIURID N 00U L8u9R) NIA N MY | - hitsotid oo \/
W Ao LNEAIM DL O RN WO AWTCV O ST TV HATIY 04 ML DYRINGS HOU Vot H
©% - - - 2 Mo SRvIO! - AP cruxrovn
Wi WIAL WAITD T OV DAYS CL TIY T A o O WO M0 I Sl IMAYS - i foabidad Ko d -
DTN B ! H oo
AU DRald T R IR RIAL FEIAATD T D SIS ¥ O O] DK Y MRAD SR Y SEEN DAL e paey - . " - » BATA e . Nl
§§i§ﬂg§§=ﬂﬁggi>g(ﬂg.zz§¥§r“ - H
SHVAIC Wkt O IBANTT THIDE @ wg?&h..u:ig!ﬂcoho»gigim
e pmgissyimell I B B =Ty
W WD DEIAMAS ¥ N 9 3 ikt WORMTD WSO W Bimbd 3 G 20 Ox Sww MY TS B é%}.a?*dw“ﬁg POT | CHTHYN | Wbl
W DNTHIVI WY HOMDAL BB e TIVAEN DRI vie WG “T0emd 17300 WAiGD BE Gf ARATNVA TAYHOUW Q) MITKINTS MCwd Shd T1v 8 ~ - ke (SA) YD) coiu3,
FUDUL A CIRADMS ST RO FONS FEUTTICUIHET TUVHOUY L S LICHOD w3 2T ™ - - . i oy TN TG 0% A | CMEPare
v v s kv . ez s R B S S (OO 2 o = R i hed le]
gﬁggé;gﬁuelg)gvﬁ:g!Lﬂégllg‘hgggzgﬂt’gcz - e | ok OA‘Q“ - -t £ 30 £ MILESS DROTivAd LOGW SNL COrHD 00N | CUPHYN @
gggsggaiugggggggg(rggg!bvﬂg(gpg
DTG SHOU RO % NP PRING MAOWS A0 S 1w 180D ROVHE W SO AL 1) ICHE ST v LS DL TWION ATHWTIM 104 OF B AEDE nd T | JIVH ) LD HOGanrasa| avy P 00n] univ gl |
VLI T THRH TR TVD
SITY OB HOOWS T EDBACTT ARIENHUNTD 2K TIWIE WIADS NI Orcws et
L-al CR g B i
> e e A
oY RN LY N DL 3 g
Lo ) TS
o o bl 2 ot
WS VLD O3 MO D1 OIGTivTl LOOW HUB L0
e ey e D
SIS WO BANKICES AR XD EROW S AU A
WA ST 33 T A s SIS S v o il had = e ey | 45| 8
BAeCHELE CV WT DM JOrUNAITTHd WO ITVRCIA SSEAYT e pgns
. Sniroort JomiL vl Ly AT Suid e TTUL A WD Ui MIDLITS 1Kad ©F W HIORE Y T e . e pro-s v} o | 85| ©
YT ¥ TN A1 I & U524 €3 Nl 14 I LN OV TUL 0 WAURES ML NEBALIT L CF oD 101 ¥ '
W A0 LHOTS AL 14 FTUL D4 N KIULNOD WAWYR SOCW B py . ey - 2o Y
puwart WOAYDXTY EWL, HEIVE A R ATl VDY G D s 61 MOS0 D0 ik B2 ST €0 2 VDALY il ik hitiothie ».P.:‘”.-t
PHRAYA IO U KIS DAy DRI OL SHTNPOY TR MING AT o
L DENTAY * (LW A0 L0 ML BILLE A0 AATVAN A e T TR0 e s K 3 § 40 bevwas v M o sa [ rvrivsecary  werc awinon | 5] @
O TYUILL a6t T, WO TEIRATS WML WY SO0M VL RS i
Pimidel Auszherrer ES Debre mwod PPN WORYLON idd
TO L0 IV TrC WU TaE A HAC K-S W I BPEIEONT DL
SHPGD NeLZ, A CAVIWY KIS L TTT SYIY HbYT Oy RO T Y NG KOS NOLYOME XP4LE SNV DA YORUND SDveS .
TR TIE I B TROOTT A O MO GINTL D WEEMN
s pogiwausan T e Y YOKLIIWS VIV W30 4% KTAALLTD £ W DA Joee
Lao8 o007 st Vawy €3 W S 053 R 20 i odni] @
e e - . - rIOaSd
2w oo wad e~ S e A ¥ DL GV I TS P} VAT 1599 OT o hinditid o o
. T zb.ﬂﬂdl.ﬂvﬁtr"ex-a IhdOM §2‘.3§§2§b§§2nﬂ- L
PN TN TRUT MY ITXLNY Sanl RIEDEID Y O N e AN ET TN AP0 JUCT W4
DU DIACUIA QL U WO IAVH TR U DINGS BNV € O AW T O FVY RO STHUILL DY ST T B IOV IV IV FYH OO 19 () OGOV} AN UKV VIYAWT VIO | B @
v T 0 ASDINE DL LU0 L NN THE Vi Tl Seary it
TV CAINGD LRPNRINGD 3 TIO WAOD HOTH) s p ¥ IRELIY MU0 iy WO UO¥ Vi O GRICEIGIND 20 Sy
TR WO (EEN - KN STIHYIUS it M A .6 AV CIINN FIIM GEROACHS WAT TR SHAEND SIS GILENEON OL WCLVRIND ' DIOYIUE XONHGATIY
HTTH O VOORE. RIYM E CONGIACS SO H T DEYITOA M G LN TY R BTG LY ISR WYV O~ 08 LNy et oo ,0y) Nvookher ey (-3
4O A | O] ITIH A0 Lk T Y ZAYN TG SV DN T G
GO APONTU TV T FYPE WAL W
Y T8 JWIA = SOMLIIA WO EHY T HOUNUINOD LIV IHILTD 00 FHOVIO MY 4O bou T B4 GIIINT THLE IRITIIL EROITs O TY
CADRIN LON Dury AL 4O SCLIN HITSEES IVMIBIONCIY WY e TN, T AR AEL TN LMD OVES T STV B TY HTve
ALNGAC A T il TVELTE Wb DSV DNVESIE 100 LM Ty > FOVINGUL IV PN XVH -0 D0 PO . OO .0P] POV WY RN NG u
CIWssepD Avers hre AT
B T il 51 MOADTMITD, TTIIN 3w el OMIENG Oy, OVIy MNY'I (T MDD THAL O Lol L7
W RO TOND ¥ A0 Dary SEIT IR NG KDL A et AL RIS 2567 SSY o i T4 O o oive
WDV PO WS IND Ly f WA TR MOLTVRINOT 1 ddad bl 4 orevrisn Putbintiet A psewre . WtV MCrArS BN VORvION | ST T
WYP WY IAVEY ST SRS O1 T AGH ANV HOYIIY LOMOG W
7 L0RTe Tr L O HRANGD TS i
S310N DNLINYd SIS TN OO X TS ST SR T # ASIT IVIHILYIN LNV I




CY8Z6 VO "IACHD NIQUVD
"QATS FAOHD NIQHYD 29901

DNIAVOSUNYT

YZV'ld GAQHD NAQUYD

AW I TIVOS
NVId 4LIS

TVIOYIWNNOD ONLLSIXH

INFYALNLITAL 36T {HE0M S0 LI

TYIDYINNOD ONILLSTXE

‘GATE SACUD NAAYVD 79801




NS0 fic]

=== cconm (g =77 SIIUIUCT NOLVTIVISRI S
=2 S3LL HONID HLIM DNLLNVTd 33HL ONLINVTd SNIA

NOLLYDOT HOSNES INS-ds3 W3LSAS ONIHALYM LOOH ]
1L o
TS M [EOsem——

LRI & RSN ESNEESEi

o

2
1 o .
A L v d
N €
® B L Tt ETDUL LG WO IS DT WY T
M WO DIV U CTTF R AWEAT (BB WOS Gt B WL T
<

/

SUN TS fuoeaino} uF

DNIHONSHL FHIM ONV 3did & WILSAS TOHINOD LHVNS INS-d53

SR,

il o I o

CORALL-OOW
et @ -
Loy [T
R XOFINTVA zqmzcu\ow/
TOHINOD JHd-6L0-20X 2>/
[2riop-i

B O Sab 0o O}

-
nnw EEEEEEE L4 OIS IAYNP Wb NN STHYY B Tt EIT AP KEI) W petnd S0
B o ek NOUL VML 00U I ULV N WiV
[+)} T ROaAT el MENYIUITTE € 10 B ENCW L7
[ ] NV AIYA YONTS Aioite (B NI AV | COF TTOT AVTI MO Carrss ATISTMULNE W INTIVSTN HA8s b
m St Tractive @ MINGD OL TN ALY B LD WAINTT W v S8 (A ORn) TR e B
“\q& ¥¥¥¥¥ @ 7 w3 U VNS WS HIM IOAD § ZEvHE DU Lys OB S0 THISH) T
m m 0T w CIOTE = (oRA VMNPt T T AN AY OBV 1 v a1
WL OIUYIIIN ST (D A
o] m m ek S
T B PR ) -
= o 0w < Savis v ne AT 2
CEE - 3oL
25 ciran o s ;
D MM OB TATYA v Dvi Q) —
[fe) m s v (D & & od » s
% m AQ-00L HO AG-S20 STIMIS A s i ,
5 M SATVA TOHINOD-ZLONIH OIHL03 13 P
DI SRR
o C——
Brioree
T8 ¥ BACM MXAND
LEBHLD UL 17961

ORI LINVT Oy TWYS TS TIALM L0 2 LA
REYWE DTN ST WU WM WTRET HP ST T
107 SITTMOY-D-Deye-shie CHG vt

rISAE OWIKLLVIS 100N

{EXITIHY b €T IOV OHET MM WIS
AT LUV OO SV Ey




\\w/ SN T3S ANOAVT g334 mzwe s AV ANOAVT 0334 HIINIO Z1 )T HAINIAGHL M
...1..%.... s TV JATYA J3N3H KNNOVAHIV /| ANINCIHG IOVIHNS-ans sdx AN 30VAHNS-ANS 84X MOTLDIOVE JHNSEIM g30Na3H

S N TS TS e o
AUNS ON . . . TS SO~ SO DY G A0 WO ) b T
SO SO DN, S SR N UV~ SRR SO S TR S
r
v ey by vyt o) oy immeny ed
L) A= i T aeln 1o

BT 4 ThaOK, MIAD DKt HOTEXD MM SELI LUyl WD IS ¥
VIR O S50 s LY STTIVEE DK CL YA SXTHE WY R
TXPYL PRI BATTIC DL T NS
LRI DO AL CETINE SO SXIOT8 “TVURSYY IS 2500 o aTT T

\\ N AT T N e

FATVA HENTH OLLVIROLOY >/ s st 200 ©

KA MY T LEDE MY W
N TAVNS CEIEIAL NS I NIV IAIVA ST e A

D R PPRH DAY
eyttt
WG SIk 4aT8 Gwved X Swve (B
A RIS e UL v
1T a0 ot S v e ®

AR S\

Bl IR Dk VB SO MU
Ome . CETWRSNE
£ T 58 Q1 A TIITNd MBI B
ANIVA HATHE DUTHALY ) v
i ke i WX VEwY O WAzl B 4
i Corrn CHE HvE IATYA TIVU rLb 3900 MO
; WA R WO IATYA X, TYIIA TR NVM Z —~
! 7440 e i T Ay
Lo e
L & M s L YT Lt T B ;
CORALL OO LI TV X v Fonhdd IO o Vi Cowl KON
AN it T3 W0 3 O 2w e PLLLE T X B (B
S AL B T a\ FreDLans TR0 33 OF Wik DA D)
OO
e HITYD A DA (D DAY SLIVD DA ()
QoY a1 L

Sin TS ATENISEY mwﬂmA U San TS
4
INMdIHA 3OVAHNS-ENS 84X ANTVA 023&:8.!056@

ATUODN WY HLINTT S
D AT o Cont ey [

T Hise DTD-RCL G YT

DHIdVOSINYT

YZV1d dA0UD NAGHYD
B
i
i

IMheract EIUT 2 it YR

SUH T YO

0
TVIHNG INITdIHG IOVAHNS -80S S4X "/

€¥8T6 YD "HAOHD NAQUYD
‘QATE JAOHD NIQUYD 29801

it
Peny T Oy HMOG T T SO O BARIVTIVIRN




TR WL Aivd A DA My ST NN B2 SITTPRW W 1 RGN g
¥D IAGED NIGHYD AW JADHG WIGHYD ZRFOL ¥ IR0 X9W0) PEEEN ¥ LIINA Heiky WSS s Serrs F3et6 ¥3 VI i AT 3 9 DONsH e
ABANNS DIHGVAOOHOL ONILSIXS o TG pow 128 o Lot WS T s R ] wnsa o
YZV1d SAOHD NIQBVD DI Sand TeDHvNIE OF 08 » onvno DN SINI TMOMYNLS OF m < S.a o __u.mv:uawoqﬁb&?“zm
OS1-8102 dYW 1H0HYd SAILVINTL V09 OINEAINy ST e ¥awo 10 Chwearae [Ea RO G530 X A ) 1§ 5030 i ant _ i gosy
5
SAOHD NIOHVD 40 ALD R SHOmn Y i1 P ey i 1 SR
BYEW D W 13X Ce DAL P AR D0l ITRRD Pr PRNTHE RIS

9 10 L0-1A-RAD MY TH24 -3 "M XKwrD

e Y M
~wﬂ!“!v.
; ™ o™i " |

IWIE DiHdYHD

Y3 MO A LT DTS NN

sy o
t._«..:uu N. .

;
XU e YN TR o~ 1
TRREASI Y B e = =
o . // mm mm,‘w. W..M .ﬂ_m %m ,,m Mm
A e~ e R Ty et oy L | W

LA - P ony ——
% ~ A S
N - e : S goun .

g Gty i

5

-

.

A 000 SNty

o,

PRI ST

G ——
R NN 2

TOR Kl ¥ b0 DS 34 R
4 BWEI LT e wI L W LEWRE oY 1) B

P2 W

B OITALY Y3 WE T (OSBRI 2% Devont
. PN,
Ty . £
R RORE 3 I3
7 v iy
? ~
At soven e e 1 : ]
o T e B T TR
T TR e oli 4
SRV 30 SEVE H if
WU O Yivers £52 M 1
T s s £
TR v A
St WERAD A6 WA Bovd (R bt A E - /
nm s e BRI S AN e w1
e - e o Xy f&r3 23 Eddu et o) N s serveras sy
. LY i By
SION DBV Piren § £
XN e nw- —
L -
s orares 52 2 i IR 30N 0D N e
e e Tu—— Thrw Doerle G N HOACH S0 W) € 1308vd
214 % v 4 AKX 2T TOrEd) S5 P ored jhags Gyl g N ]
RULEYATERS i e S i o : 3
[ et oottty byt w0l G es & }
¢ Teors e 3a o
T e o LTRSS R S i g
R TANS e R AT T ..,m..nn. v Yo [TE i i
S
PR, | =2<E7E) 3 zf !
- EXMEI N A Bia O TINAIUD B WS TIN5 LawRT E D T S ot k3 .:.udqd'lcccl.ll.., i
MRS SIS ALK % 2 S KIS DX RO L N PO, 1 v %, N
. OTW LA £ AT T 1NN e SUQRD 'k Oor § LAY X A s, sroon, s . s,
T P 0w s P o
Lk 10 i 2w oo © s Ty 13— H ¥ o s s 3
o S IR L TR v 5 S
Pivawne Fateg 1. _ ]
OUA530 o o © — I VAR d
s L
Borrgiolin SE e - i IO W
~R i [{TEoY3] SRV 1O % : - SRS S &5 ——r e e L
VN ALNGIA ! : + .
t P 5 5
2% <. Y
oy W
H
= -,
B s %
- g2
I - By
M e
T T 2 U O A e B B A
= - R e .

F I & Rl e

[Py ROV, Ut a2 O e a0 AT
SV R IS SL DS e e T
AREYE Y Pl X VYU

DE-L2/08 I HKD N (v
EN 20 K 30N N M 00 AR
£ 410, Ehreis W3 St Lfiet DTS




e /Ry uv Erttaett tomcs nﬁqﬁﬂtm: SRR B YT W
¥3 TIA0ND N3IONYD 'DAID 3ADUD N3QuYD ZUROl ® LrGOt ‘Z99001 YIS ¥3 AINA wINT AB-EETA-YD A B> 0248 ¥3 ST wriwcs KT Il
NVl ONIGYND Ld3INOD U ITOBAIOH 1k Prptetaps iy DAY SDCRABCH 008 UM 30 WICNTNNS
v £ IOCHEFS LD (Rvddes Wy
VZVld 3AOMD NIQHVE M) SINI MISNYNLE O @@ * onvno SHE EIND WONNS DF vl 5% T T
051-9102 dYW 130HVd SAILVINSL 03 Ovil I 12nsowe . 2 REITFEED) NS 0K a_wmns | woesn
SNOISATE o111 b i
1a7% Ty orcamEan masviscs 48 Srn PR
TN I A T e Y PP Bt

BAOHD NIQHYO 40 ALID

0 0 LS 1E0-H0 Ny

LI« TTLASEY TTIONs 1Y
i Evmet 10 yrvn W36 a0 € Wt $1 71004 DPOEA IOV 7%
BB YRORTL  Siomrn jowit he RADI & Tall Bal vk sen o)

XD MOS0 WO O O 111 G RIS ERTIT ¢ % o w12 1D
T DA W00 150 POKION O DANLI TWKIN W 5 GATAM B =R

THELEYD bPATY £ (KT DTS DR
3

B D D

TATER LIS T B Jals KNDRALIAT B Ju)
TR CTOW DRNE MOW0 HXRNT} MAD TMOF DAY
Y1¥0 133 0ud4

i—-_
==
|
{

||||||||||||||||||

; ST AR e SENE M B AT D e T T Ty ey
* [ AR AR T
; . ; . ;- - i

" | [ pore oY A1

T

LE L3

— — s T

A B3 G0

X

“
—— i S
&
s
S § ¥ . ; Ay B
o “ s | E
Ika (ate) Lanfrose H Hm ! N
i
wy N ] 5. ' - Fi# *
PPETR S, o n\w.. ; ’ 9
wrn reae) o . A -
e e K g
ey Beecwse et 8 PR et =
H 3 z & i i
i % ¢
TOn G330 Tt P i SRS Z ro &
S NP3 0 10 e ¥ O R ot 13 Y e % ;
Proviaiisrbrapetiba b w At iy 0 1 b et pe
e are Aot Kv. Yretvi I
RVIIONID 2 A1
o WIS by 8 N0 by 4 131 2 SeveTe — An &
50 07 e AR e et e L B Taly, w1 234
LM L 5 D M 34 VI I YNGR ek A > [ o %
THINGE X0 SEVE £
S0 WY B ICH T4 19 WO £ z
4 VIBI 10 LXT ST RIAND Gt D er s ri) sk
DR T e i 2 6 3 M et s e (1) s oou_ | i
v sxiom e 3 et
Lo I ast B2 e TR H 2
‘SHON INFNISY3 Sk ;
LD TS 6 ST T VAT
DL T e T b e 3
a8 AP N o Asr T £i3
T T WQUIR Qv Qvy
e s i 4 moee s Bin e ERSIIS Son A by %
e L r R gty i koL 4
U RPN A T SOANT LAID 4T, Rro tpen 3,
o 150 33
Lre g 91
0TI 43
(L2
L T
Xreas Qperes 34
ek e B W
YR L0t )
®OU ErEME )2
Evees Srema 4
R i Y
sevre TErnna I
T8
Eail sl b o
20 B b -
Pl el dd ol )
R il s landand -t
sronac 23 v
Wvh e El
IO O "
THuawos > ~
P T z. - .
GN3931 B it
<N<.E JAQHD Zmom<...u

0S1-810¢ "ON dVIN T1304HVYd JALLVINIL




RESOLUTION NO. 5943-19

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF GARDEN GROVE
APPROVING SITE PLAN NO. SP-061-2019 AND TENTATIVE PARCEL MAP NO.
PM-2018-150, FOR A PROPERTIES LOCATED ON THE SOUTH SIDE OF GARDEN
GROVE BOULEVARD BETWEEN CENTURY BOULEVARD AND EUCLID STREET, AT
10862, 10872, AND 10882 GARDEN GROVE BOULEVARD, ASSESSOR’S PARCEL
NOS. 099-091-37, 099-091-04, AND 099-091-05.

BE IT RESOLVED that the Planning Commission of the City of Garden Grove, in
regular session assembled on January 17, 2019, does hereby approve Site Plan
No. SP-061-2019 and Tentative Parcel Map No. PM-2018-150, for parcels of land
located on the south side of Garden Grove Boulevard between Century Boulevard
and Euclid Street, at 10862, 10872, and 10882 Garden Grove Boulevard, Assessor’s
Parcel Nos. 099-091-37, 099-091-04, and 099-091-05.

BE IT FURTHER RESOLVED in the matter of Site Plan No. SP-061-2019 and
Tentative Parcel Map No. PM-2018-150, the Planning Commission of the City of
Garden Grove does hereby report as follows:

1. The subject case was initiated by Darren Nguyen for JC Financial Enterprise,
Inc.
2. The applicant is requesting Site Plan approval to demolish an existing 2,500

square foot structure and site improvements to facilitate the development of
a new two-story, 9,229 square foot building for professional and medical
offices, along with related site improvements that include 41 on-site parking
spaces, landscaping, and related improvements, on three (3) currently
improved parcels with a total land area of 23,393 square feet located at
10862, 10872, and 10882 Garden Grove Boulevard (APN: 099-091-37, 099-
091-04, 099-091-05). To facilitate the project, the applicant is also
requesting approval of a Tentative Parcel Map to consolidate the three (3)
contiguous parcels into one (1) parcel.

3. The proposed project is categorically exempt from review under the
California Environmental Quality Act ("CEQA") pursuant to Section 15303
(New Construction or Conversion of Small Structures) of the CEQA Guidelines
(14 Cal. Code Regs., Section 15303).

4. The subject site has a General Plan Land Use designation of
Residential/Commercial MU1 and is zoned GGMU1 (Garden Grove Boulevard
Mixed Use 1).

5. Existing land use, zoning, and General Plan designation of property within the

vicinity of the subject site have been reviewed.

6. Report submitted by City staff was reviewed.
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7. Pursuant to a legal notice, a public hearing was held on January 17, 2019,
and all interested persons were given an opportunity to be heard.

8. The Planning Commission gave due and careful consideration to the matter
during its meeting of January 17, 2019, and

BE IT FURTHER RESOLVED, FOUND AND DETERMINED that the facts and reasons
supporting the conclusion of the Planning Commission, as required under Municipal
Code Section 9.32.030 are as follows:

FACTS:

The subject site is comprised of three (3) contiguous developed parcels with a total
land area of 23,393 square feet, located on the south side of Garden Grove
Boulevard between Century Boulevard and Euclid Street. Parcel 099-091-37,
located at 10862 Garden Grove Boulevard, is developed with an approximately
2,500 square foot structure and a detached 3,200 square open patio. Parcel
099-091-04 and Parcel 099-091-05, located at 10872 and 10882 Garden Grove
Boulevard, are both developed as a paved parking lot.

The subject site has a General Plan Land Use Designation of Residential/Commercial
MUL and is zoned GGMU1 (Garden Grove Boulevard Mixed Use 1). The property
abuts CCSP-DC 30 (Community Center Specific Plan - District Commercial 30),
zoned property to the north across Garden Grove Boulevard, GGMU1l (Garden
Grove Mixed Use 1) to the east and the west, and residential PUD-125-10 zoned
property to the south across Sonoma Lane.

As of 1998, the subject site operated as a retail home improvement supply
business. Currently, the site is being occupied as a retail home improvement
business.

The Applicant is requesting Site Plan approval to demolish an existing 2,500 square
foot structure and site improvements and is proposing to develop a new two-story,
9,229 square foot building for professional and medical offices, along with related
site improvements that include 41 on-site parking spaces, landscaping, and related
improvements, on three (3) currently improved parcels with a total land area of
23,393 square feet located at 10862, 10872, and 10882 Garden Grove Boulevard
(APN: 099-091-37, 099-091-04, 099-091-05).

Additionally, the Applicant is requesting a Tentative Parcel Map approval to
consolidate the three (3) contiguous parcels into one (1) parcel.
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Site Design and Circulation

The site plan is designed with the building situated on the north side of the subject
site. Vehicular access to the subject site will be via a new “right-in” and “right-out”
30°-0" wide driveway approach designed with a 20°-0” long stamped concrete
driveway throat off of Garden Grove Boulevard that meets current City standards.
The parking lot layout is “S” shaped with a 25’-0” wide drive aisle beginning off of
Garden Grove Boulevard and meandering through the site and exiting onto Sonoma
Lane on the south portion of the subject site. The drive aisle accommodates two-
way vehicle circulation to provide access to the double-loaded perpendicular
parking areas, and accommodates access and radius turns for trash trucks, delivery
trucks, and emergency vehicles. The building is designed with a porte-cochere on
the east side of the parking lot with the required fire truck height clearance of
13'-6".

The pedestrian path-of-travel begins at the public right-of-way and onto the subject
site via four (4) ADA compliant walkways adjacent to the garden plaza areas and
leading directly into the ground/first floor tenants’ entrances. The perimeter and
selected interior areas of the site plan will be landscaped and a trash enclosure will
be provided on the southwest section of the site. The subject site will be
illuminated with wall pack light standards.

Floor Plan

The building will be a two (2) story structure with partial tuck under parking, 41'-
10" high, with nine (9) tenant spaces, ranging in floor size from 804 to 2,170
square feet, each designed with an ADA unisex restroom. The ground/first floor
consists of four (4) tenant spaces, two (2) at 912 square feet each and two (2)
tenant spaces that will be combined as one (1) space for a total of 2,170 square
feet and a covered public open area. Each tenant space is designed with an
entrance off of Garden Grove Boulevard and an entrance off of the on-site parking
area.

Stairwells at each end of the building lead up to the second floor to five (5) tenant
spaces, one (1) at 804 square feet, two (2) at 912 square feet, and two (2) tenant
spaces that will be combined as one (1) space for a total of 2,170 square feet,
Each tenant space is designed with an entrance off of the open passageway and the
public terrace space (a non-usable space and not counted toward parking).

Building Elevations:

The proposed building is designed in a Greek Revival architectural style. The
building’s elevations consist of a single mass, horizontal, with multiple openings
that create an overall visual interest. The roof is designed as a hipped roof with
concrete "S” tiles. As required by the Zoning Code, the first floor commercial
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fagade has 18-foot high ground floor spaces with large storefront windows screened
with multiple arch way openings leading to the tenant space entries, walkways,
stairwells, parking area, and public right-of-way. The second floor consists of
multiple rectangular window openings that are capped with a decorative crown. At
the beginning of the roof line is a perimeter cornice line that is emphasized with a
wide band of trim. The front and rear entrances are designed with full-height
porches supported by prominent Corinthian columns and capped with a decorative
triangular gable.

Parking:

A total of forty-one (41) on-site parking spaces will be provided, which satisfies the
minimum number of parking spaces required for the proposed uses under the City’s
Municipal Code.

Landscaping:

The proposed landscaping satisfies the requirements of Chapter 9.18 of the City’s
Municipal Code. Ten percent of the total net developable site area, or 2,177 square
feet, is proposed to be landscaped. In addition, 289 square feet of landscaping is
proposed in the front setback area, and 335 square feet of landscaping is proposed
in the rear setback area. The required 1,000 square feet of garden plaza off of
Garden Grove Boulevard and the minimum of 25% plaza landscaping will be
provided, along with the required parkway, columnar, and setback canopy trees.
As a condition of approval, the applicant is required to submit a complete and
detailed landscaping and irrigation plan that complies with the landscaping
requirement of Title 9 of the Municipal Code to the City for review and approval
prior to the issuance of building permits.

FINDINGS AND REASONS:

SITE PLAN:

All findings for approval of the proposed Site Plan required under Section
9.32.030.D.3 (Site Plan) of the Garden Grove Municipal Code can be made.

1. The Site Plan is consistent with the General Plan and complies with the spirit
and intent of the provisions, conditions and requirements of the Municipal
Code and other applicable ordinances.

The subject site has a General Plan Lland Use Designation
Residential/Commercial MU1 and is zoned GGMU1 (Garden Grove Boulevard
Mixed Use 1). The proposed project of nine (9) commercial tenant spaces
along the Garden Grove Boulevard frontage meets the intent of the
Residential/Commercial MU1 General Plan Land Use designation, which calls
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for commercial uses with structures that have a human scale with pedestrian-
friendly streetscapes along with articulated buildings. The proposal is also
consistent with several policies from the General Plan’s Land Use Element,
including Policy LU-1.3, to encourage a wide variety of commercial services,
and Policy LU-1.4, to encourage active and inviting pedestrian-friendly street
environments that include a variety of uses.

The proposed Site Plan complies with both the spirit and intent of the
provisions, conditions, and requirements of the Municipal Code and other
applicable ordinances. The proposal complies with the requirements of the
GGMU-1 zone to allow a commercial project on the subject site along Garden
Grove Boulevard. The design of the site, placement of the buildings, the
garden plaza areas, the number of on-site parking spaces, on-site circulation,
and the landscape areas are all consistent with the development standards of
the GGMU-1 zone.

2. The project will not adversely affect essential on-site facilities such as off-
street parking, loading and unloading areas, traffic circulation, and points of
vehicular and pedestrian access.

The proposed development has been designed to meet the Code's
requirements for vehicular and pedestrian access, on-site vehicular
circulation, loading and unloading areas, and off-street parking. The
proposed project has been designed with a new “right-in” and “right-out”
30'-0" wide driveway approach designed with a 20’-0" long driveway throat
off of Garden Grove Boulevard. The on-site vehicular circulation is designed
with a 25’-0” wide drive aisle for two-way vehicle circulation beginning off of
Garden Grove Boulevard and meandering through the site providing access
to the double-loaded perpendicular parking areas and exiting onto Sonoma
Lane. The vehicle circulation accommodates access and radius turns for
trash trucks, delivery trucks, and emergency vehicles. The project has been
designed to meet the parking requirements of the Municipal Code with a total
of 41 parking spaces.

The pedestrian path-of-travel begins at the public right-of-way and onto the
subject site via four (4) ADA compliant walkways adjacent to the garden
plaza areas and leading directly into the tenants’ entrances.

Furthermore, the City’'s Traffic Engineering Division and the City’s Fire
Department has reviewed the plans, and all appropriate conditions of
approval have been incorporated to eliminate any adverse impacts to
surrounding streets.

3. The project will not adversely affect essential public facilities such as streets
and alleys, utilities and drainage channels.
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The streets in the area will be adequate to accommodate the proposed
development once the developer provides the necessary improvements for
the project. Street improvements to be made as part of the project include
one (1) vehicle access point located off of Garden Grove Boulevard at a width
of 30-0”, along with a 20’-0” long driveway throat. The proposed
commercial project will not adversely affect essential public facilities such as
streets and alleys, utilities, and drainage channels. Utilities and drainage
channels in the area are existing and adequate to accommodate the
development.

The proposed development will provide landscaping and proper grading of
the project site to improve on-site drainage.

The City’s Public Works Department has reviewed the proposed project, and
all appropriate conditions of approval have been incorporated to minimize
any adverse impacts to surrounding streets and alleys, utilities and drainage
channels.

4, The Project will not adversely impact the Public Works Department's ability to
perform its required function.

The proposed project requires various on- and off-site improvements,
including requiring a new 30-foot driveway and grading improvements. The
applicant has worked with the Public Works Department on the location of
the water lines, water meters, and sewer line. The Public Work’s Department
has reviewed the Project and has incorporated conditions of approval that will
minimize any adverse impacts.

5. The project is compatible with the physical, functional, and visual quality of the
neighboring uses and desirable commercial area characteristics.

The proposed project has been designed to consider building placement and
appearance, access, circulation, landscaping, parking, and other amenities in
order to create an attractive environment that will be an enhancement to the
commercial area and is compatible with the physical, functional, and visual
quality of the commercial area uses and desirable commercial area
characteristics. The large storefront windows, multiple archway openings, the
front entrance designed with full-height porch supported by Corinthian
columns and capped with a decorative triangular gable, and the tall ceiling
heights of the commercial storefronts create interest along the sidewalk. The
project is located between a medical and a home improvement building and
its classic Greek Revival architectural design will enhance the area., All
landscaped areas are required to adhere to the landscaping requirements of
the Title 9 of the Municipal Code. Through the conditions of approval for the
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project, the necessary agreements for the protection and maintenance of all
landscaping will be achieved.

That through the planning and design of buildings and building placement,
the provision of open space landscaping and other site amenities will attain
an attractive environment for the occupants of the property.

The proposed project has been designed to meet the GGMU-1 zone
development standards for a commercial building. The project has been
designed with consideration to the building’s architectural appearance,
building placement, form, function, circulation, landscaping, signage, as well
as other amenities, such as garden plaza areas and pedestrian path
gateways to achieve an attractive environment. The proposed project will
construct a new building and provide a commercial use that will be both
modern and productive. The proposed project may be the catalyst to inspire
adjacent business or property owners to enhance the commercial area.

All landscaped areas are required to adhere to the landscaping requirements
of the Title 9 of the Municipal Code. Through the conditions of approval for
the project, the necessary protection and maintenance of all landscaping will
be achieved.

TENTATIVE TRACT MAP:

All findings for approval of the proposed Tentative Parcel Map under Section
9.40.060 (Tentative Maps - Findings Required) of the Garden Grove Municipal Code
and State law can be made.

1.

The proposed map is consistent with the General Plan.

The proposed tentative parcel map will consolidate three (3) contiguous
parcels into a single parcel to facilitate a development project consisting of a
multi-story building with nine (9) commercial tenant spaces along Garden
Grove Boulevard, with a Floor Area Ratio of 0.4 The subject parcels each
have a General Plan Land Use designation of Residential/Commercial Mixed
Use 1, which is intended to provide for a mix of higher density residential and
commercial uses and allows a Floor Area Ratio up to 1.0 for non-residential
uses. The size of the lot created by the parcel map will accommodate the
new building and provide for sufficient setbacks, landscaping, parking spaces,
and adequate vehicular and pedestrian circulation. Land Use designation and
is consistent with several policies from the General Plan’s Land Use Element
including Policy LU-1.3, to encourage a wide variety of commercial services,
and Policy LU-1.4, to encourage active and inviting pedestrian-friendly street
environments that include a variety of uses.
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2.

The design and improvement of the proposed subdivision is consistent with
the General Plan.

The proposed tentative parcel map will consolidate three (3) contiguous
parcels into a single parcel to facilitate a development project consisting of a
multi-story building with nine (9) commercial tenant spaces along Garden
Grove Boulevard, with a Floor Area Ratio of 0.4 The subject parcels each
have a General Plan Land Use designation of Residential/Commercial Mixed
Use 1, which is intended to provide for a mix of higher density residential and
commercial uses and allows a Floor Area Ratio up to 1.0 for non-residential
uses. The proposed use is permitted in the GGMU-1 zone, which is
consistent with the Residential/Commercial General Plan Land Use
Designation.  The design and improvement of the subject site, as
conditioned, will be consistent with the spirit and intent of the General Plan
provisions for the parcel location, proximity to similar uses, lot width, and
overall depth. In addition, the proposed improvements are consistent with
several policies from the General Plan’s Land Use Element including Policy LU-
1.3, to encourage a wide variety of commercial services, and Policy LU-1.4, to
encourage active and inviting pedestrian-friendly street environments that
include a variety of uses.

The site is physically suitable for the type of development and complies with
the spirit and intent of the Municipal Code.

The consolidation of three (3) parcels into one (1) parcel will create a new
parcel with a total lot size of 23,393 square feet. The new parcel is large
enough to ensure that the proposed project meets all applicable provisions of
the City of Garden Grove Municipal Code. The project complies with the
minimum lot size and lot width required in the GGMU-1 zone. The project
also complies with the required building setbacks, the required parking, and
the required landscaping for the zone.

The design of the subdivision and the proposed improvements are not likely
to cause substantial environmental damage or substantially and avoidably
injure fish or wildlife or their habitat.

The subject site is located in a developed urban area, and the proposed
improvements are not anticipated to impact any existing fish or wildlife
habitat.

The requirements of the California Environmental Quality Act have been
satisfied.
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The proposed project is categorically exempt from CEQA pursuant to Section
15303 (New Construction or Conversion of Small Structures) of the CEQA
Guidelines (14 Cal. Code Regs., Section 15303).

6. The site is physically suitable for the proposed density of the development.

The consolidation of the parcels will create a site that is adequate in size and
shape to accommodate the proposed development of a new commercial
structure with nine (9) commercial spaces and a Floor Area Ratio of 0.3 and
meet all the development standards and City requirements for the GGMU-1
zone. The combined site is large enough to accommodate the proposed
project with sufficient parking, street access, landscaping, and pedestrian
access.

7. The design of the subdivision and the proposed improvements are not likely
to cause serious public health problems.

The proposed parcel map will consolidate three (3) contiguous lots into a
single lot. The proposed improvements are typical of similar-sized
developments in City. The project has been reviewed by all City
Departments to determine that serious public health problems are not likely
and the appropriate conditions of approval have been imposed to assist
safeguarding the public health.

8. That the design of the subdivision and the proposed improvements will not
conflict with easements of record or easements established by court
judgement acquired by the public at large for access through or use of
property within the proposed subdivision; or, if such easements exist, that
alternate easements for access or for use will be provided, and that these will
be substantially equivalent to the ones previously acquired by the public.

No such easements for public access are associated with the subject parcels.
In addition, the property is not subject to the Williamson Act contract, an
open space easement, or conservation easement.

S. The design and improvements of the proposed subdivision are suitable for
the uses proposed, and the subdivision can be developed in compliance with
the applicable zoning regulations.

The design of the commercial subdivision creates a suitable environment for
the proposed professional and medical office uses and meets all applicable
zoning regulations. The consolidation of the parcels will enable the project to
comply with the required minimum lot size, lot frontage, building setbacks,
floor area ratio, landscaping, and parking, and other development standards
of the GGMU-1 zone and with the spirit and intent of the zoning regulations.
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10,

11.

12.

13.

The design of the subdivision provides, to the extent feasible, for future
passive or natural heating and cooling opportunities in the subdivision (Gov.
Code Sec. 66473.1).

The design of the subdivision accommodates a future commercial
development that can take advantage of passive or natural heating and
cooling opportunities by architectural means such as roof covered public
open spaces and the provision of landscaping that includes a variety of tree
sizes and canopies.

The design, density and configuration of the subdivision strikes a balance
between the effect of the subdivision on the housing needs of the region and
of public service needs. In addition, the character of the subdivision is
compatible with the design of the existing structures and the lot sizes of the
subdivision are substantially the same as the lot sizes within the general
area.

The subdivision strikes a good balance of providing the Downtown character
of interesting fagade and streetscape along Garden Grove Boulevard and
providing modern commercial tenant spaces within walking distance of
residential, retail, restaurants, and parks. The Tentative Parcel Map
(PM-2018-150) is to consolidate three underlying parcels into a single parcel
and create nine (9) commercial tenant spaces. The lot size is similar to other
commercial developments in the area and the unit sizes are typical of current
market trends. The subdivision meets the intent of the General Plan and
Garden Grove Mixed Use zoning to create an interesting mix of uses in the
pedestrian-oriented Downtown district.

The subject property is not located within a state responsibility area or a very
high fire hazard severity zone, the proposed is served by local fire
suppression services, and the proposed subdivision meets applicable design,
location, and ingress-egress requirements.

The proposal has been reviewed by the City’s Fire Department and meets all
applicable design, location, and ingress-egress requirements. The subject
property is not located within a state responsibility area or a very high fire
hazard severity zone.

The discharge of waste from the proposed subdivision into the existing sewer
system will not result in violation of existing requirements prescribed by the
California Regional Water Quality Control Board. The conditions of approval
for on- and off-site improvements will ensure permitted capacity of the public
sewer system is not exceeded.
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The proposal has been reviewed by the City’s Public Works, Water Services
Division, to ensure compliance with applicable requirements by the California
Regional Water Quality Control Board. Conditions of Approval have been
included to ensure that the sewer system meets all requirements and that all
on- and off-site improvements ensure the permitted capacity of the public
sewer system is not exceeded.

INCORPORATION OF FACTS AND FINDINGS SET FORTH IN STAFF REPORT

In addition to the foregoing, the Planning Commission incorporates herein by this
reference, the facts and findings set forth in the staff report.

BE IT FURTHER RESOLVED that the Planning Commission does conclude:

1. The Site Plan (SP-061-2019) and Tentative Parcel Map (PM-2018-150)
possess characteristics that would indicate justification of the request in
accordance with Municipal Code Sections 9.32.030 and 9.40.060.

2. In order to fulfill the purpose and intent of the Municipal Code, and, thereby,
promote the health, safety, and general welfare, the following conditions of
approval, attached as “Exhibit A,” shall apply to Site Plan No. SP-061-2019
and Tentative Parcel Map No. PM-2018-150.



1.

EXHIBIT “A"”

Site Plan No. SP-061-2019
Tentative Parcel Map No. PM-2018-150

10862, 10872, and 10882 Garden Grove Boulevard

CONDITIONS OF APPROVAL

General Conditions

The applicant and each owner of the property shall execute, and the applicant
shall record against the property, a “Notice of Agreement with Conditions of
Approval and Discretionary Permit Approval,” as prepared by the City
Attorney’s Office. Proof of such recordation is required within 30 days of this
approval. All Conditions of Approval set forth herein shall be binding on and
enforceable against each of the following, and whenever used herein, the term
“applicant” shall mean and refer to each of the following: the project applicant,
Darren Nguyen (JC Financial Enterprise, Inc.), the developer of the project,
the owner(s) and tenants(s) of the property, and each of their respective
successors and assigns. All conditions of approval are required to be adhered
to for the life of the project, regardless of property ownership. Any changes
of the Conditions of Approval require approval by the Planning Commission.

Approval of this Site Plan and Tentative Parcel Map shall not be construed to
mean any waiver of applicable and appropriate zoning and other regulations;
and wherein not otherwise specified, all requirements of the City of Garden
Grove Municipal Code shall apply. Modifications which do not change the
intent of the project may be approved by the Community and Economic
Development Director.

Minor modifications to the Site Plan and/or these Conditions of Approval may
be approved by the Community and Economic Development Director, in his
or her discretion. Proposed modifications to the project and/or these
Conditions of Approval determined by the Community and Economic
Development Director not to be minor in nature shall be subject to approval
of new and/or amended land use entitlements by the applicable City hearing
body.

The approved site plan, floor plan, and use of the subject property, as
represented by the Applicant, are an integral part of the decision approving
this Site Plan and Tentative Parcel Map. If major modifications are made to
the approved floor plan, site plan, or other related changes that result in the
intensification of the project or create impacts that have not been previously
addressed, the proper entitlements shall be obtained reflecting such changes.

All conditions of approval shall be implemented at the applicant’s expense,
except where specified in the individual condition.
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Public Works Engineering Division

6.

10.

11.

12,

The applicant shall be subject to Traffic Mitigation Fees, Drainage Facilities
Fees, Water Assessment Fees, and other applicable mitigation fees identified
in Chapter 9.44 of the Garden Grove Municipal Code, along with all other
applicable fees duly adopted by the City. The amount of said fees shall be
calculated based on the City’s current fee schedule at the time of permit
issuance.

A geotechnical study prepared by a registered geotechnical engineer is
required. The report shall analyze the liquefaction potential of the site and
make recommendations. The report shall analyze sub-surface issues related
to the past uses of the site, including sub-surface tanks and basement and
septic facilities. Any soil or groundwater contamination shall be remediated
prior to the issuance of a building permit in a manner meeting the approval
of the City Engineer in concert with the Orange County Health Department.
The report shall make recommendations for pavement design for the interior
streets and parking spaces. The report shall also test and analyze soil
conditions for LID (Low Impact Development) principles and
implementations, including potential infiltration alternatives, soil compaction,
saturation, permeability and groundwater levels.

Grading and street improvement plans prepared by a registered Civil
Engineer are required. The grading plan shall be based on a current survey of
the site, including a boundary survey, topography on adjacent properties up
to 30 outside the boundary, and designed to preclude cross-lot drainage.
Minimum grades shall be 0.50% for concrete flow lines and 1.25% for
asphalt. The grading plan shall also include water and sewer improvements.
The grading plan shall include a coordinated utility plan. Street improvement
plan shall conform to all format and design requirements of the City Standard
Drawings & Specifications.

Grading fees shall be calculated based on the current fee schedule at the
time of permit issuance.

The grading plan shall depict an accessibility route for the ADA pathway in
conformance with the requirements of the Department of Justice standards,
latest edition.

A separate street permit is required for work performed within the public
right-of-way.

All vehicular access drives to the site shall be provided in locations approved
by the City Traffic Engineer.
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13.

14,

15.

16.

17.

18.

19.

The new drive approaches to the site shall be constructed in accordance with
Garden Grove Standard B-120, option #2.

All parking spaces that abut to sidewalks that are not elevated with a curb
face to the stall, if any shall have wheel stops.

No parallel curb parking shall be permitted anywhere on the site.

Prior to issuance of a grading permit, the applicant shall design overhead
street lighting within the development in a manner meeting the approval of
the City Engineer. Location of lighting poles shall be shown on the precise
grading plans.

In accordance with the Orange County Storm Water Program manual, the
applicant and/or its contractors shall provide dumpsters on-site during
construction unless an Encroachment Permit is obtained for placement in
street.

Prior to the issuance of any grading or building permits or prior to
recordation upon subdivision of land if determined applicable by the City
Building Official, the applicant shall submit to the City for review and
approval a Water Quality Management Plan that:

a. Addresses Site Design BMPs based upon the geotechnical report
recommendations and findings such as infiltration minimizing impervious
areas, maximizing permeability, minimizing directly connected impervious
areas, creating reduced or “zero discharge” areas, and conserving natural
areas

b. Incorporates the applicable Routine Source Control BMPs as defined in the
DAMP

c. Incorporates structural and Treatment Control BMPs as defined in the
DAMP

d. Generally describes the long-term  operation and maintenance
requirements for the Treatment Control BMPs

e. Identifies the entity that will be responsible for long-term operation and
maintenance of the Treatment Control BMPs

f. Describes the mechanism for funding the long-term operation and
maintenance of the Treatment Control BMPs

Prior to grading or building permit closeout and/or the issuance of a
certificate of use or a certificate of occupancy, the applicant shall:
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20.

21.

a.

Demonstrate that all structural best management practices (BMPs)
described in the Project WQMP have been constructed and installed in
conformance with approved plans and specifications

. Demonstrate that applicant is prepared to implement all non-structural

BMPs described in the Project WQMP

Demonstrate that an adequate number of copies of the approved Project
WQMP are available on-site

. Submit for review and approval by the City an Operations and

Maintenance (O&M) Plan for all structural BMPs

All trash container areas shall meet the following requirements per City of
Garden Grove Standard B-502 and state mandated commercial organic
recycling law-AB 1826:

a.

Paved with an impervious surface, designed not to allow run-on from
adjoining areas, designed to divert drainage from adjoining roofs and
pavements diverted around the area, screened or walled to prevent off-
site transport of trash;

. Provide solid roof or awning to prevent direct precipitation;

Connection of trash area drains to the municipal storm drain system is
prohibited;

Potential conflicts with fire code and garbage hauling activities should be
considered in implementing this source control;

. See CASQA Storm Water Handbook Section 3.2.9 and BMP Fact Sheet SD-

32 for additional information.

The trash shall be located to allow pick-up and maneuvering, including
turnarounds, in the area of enclosures.

. Pursuant to state mandated commercial organic recycling law-AB 1826,

the applicant is required to coordinate storage and removal of the
organics waste with local recycling/trash company.

The applicant and his contractor shall be responsible for protecting all
existing horizontal and vertical survey controls, monuments, ties (centerline
and corner) and benchmarks located within the limits of the project. If any
of the above require removal; relocation or resetting, the Contractor shall,
prior to any construction work, and under the supervision of a California
licensed Land Surveyor, establish sufficient temporary ties and benchmarks
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22.

23.

24.

25.

26.

to enable the points to be reset after completion of construction. Any ties,
monuments and bench marks disturbed during construction shall be reset per
Orange County Surveyor Standards after construction. Applicant and his
contractor shall also re-set the tie monuments where curb or curb ramps are
removed and replaced or new ramps are installed. The Applicant and his
contractor shall be liable for, at his expense, any resurvey required due to his
negligence in protecting existing ties, monuments, benchmarks or any such
horizontal and vertical controls.

Prior to the issuance of the street improvements and grading permit, the
applicant shall provide improvement bonds (Faithful Performance, Labor &
Material and Monument Bond) acceptable to the City guaranteeing that all
work constructed under said permits will be completed according to the
approved plans, applicable laws, and in compliance with all terms specified in
the permit(s). All bonds shall be in a form satisfactory to the City Engineer,
City Attorney, and City Finance Department (Risk Management). Alternate
forms of security may be considered, solely in the discretion of the City
Engineer and with the concurrence of the City Attorney and City Finance
Department (Risk Management).

TIES TO HORIZONTAL CONTROL:

Prior to recordation of a final parcel 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 Sections
7-9-330 and 7-9-337 of the Orange County Subdivision Code and Orange
County Subdivision Manual, Subarticle 18. The surveyor/engineer shall
submit record information to the City on Auto Cad DWG format.

DIGITAL MAP SUBMISSION:

Prior to recordation of a final parcel 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 Sections 7-9-330 and 7-9-337 of the Orange
County Subdivision Code and Orange County Subdivision Manual,
Subarticle 18. The surveyor/engineer shall submit record information to the
City on Auto Cad DWG format.

Prior to issuance of a grading permit, the applicant shall submit to planning
division an updated title report along with copies of the recorded instruments
listed in the title report, reference maps used to prepare legal description and
the plat for review and approval of the parcel map.

Any new or required block walls and/or retaining walls shall be shown on the
grading plans. Cross sections shall show vertical and horizontal relations of
improvements and property line. Block walls shall be designed in accordance
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27.

28.

29.

30.

31.

32.

33.

to City standards or designed by a professional registered engineer. In
addition, the color and material of all proposed block walls, columns, and
wrought iron fencing shall be approved by the Planning Services Division
Prior to installation.

The applicant shall identify a temporary parking site(s) for construction crew
and construction trailers office staff prior to issuance of a grading permit. No
construction parking is allowed on local streets.

Prior to issuance of a street permit, the applicant shall submit and obtain
approval of an off-site traffic control plan, satisfactory to the City Traffic
Engineer.

Heavy construction truck traffic and hauling trips should occur outside peak
travel periods. Peak travel periods are considered to be from 7 a.m. to 9
a.m. and 4 p.m. to 6 p.m.

Any required lane closures should occur outside of peak travel periods.

Construction vehicles should be parked off of traveled roadways in
designated parking.

Prior to issuance of a grading permit, the applicant shall provide a
hydrological analysis with scaled map and calculations and hydraulic
calculations to size storm drains per the Orange County RDMD standards.
Parkway culverts shall be designed per Orange County standard plan 1309,
Type B. BMP’s shall be sized per the requirements of the latest Technical
Guidance Documents.

Prior to issuance of a building permit, the applicant shall design and construct
the following public improvements fronting the development as identified
below:

Garden Grove Boulevard

a. The three existing substandard driveway approachs and landscape
fronting the property along Garden Grove Boulevard shall be removed and
curb & gutter, sidewalk shall be constructed in accordance with City
Standard;

b. New 8-inch curb and gutter shall be constructed replacing the existing
westerly driveways at 40-feet from the center line of Garden Grove
Boulevard according to City of Garden Grove Standard Plan B-113 (Type
C-8 Modified).
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¢. Construct a 10-foot sidewalk adjacent to the new 8-inch curb and gutter,
replacing the existing westerly driveway aprons in accordance to standard
B-106.

d. Remove and replace the easterly drive approach per City Standard Plan B-
120 (Option #2). The new easterly driveway approach to the site on
Garden Grove Boulevard shall be constructed in accordance with City of
Garden Grove Standard Plan B-120 (Options #2 & #3 only). Standard
Plan B-120 calls for a minimum width of 30-feet for commercial and multi
residential projects, with any deviation from the standard requiring
approval by the City Traffic Engineer and detailed on the street
improvement plan showing all modifications.

e. Remove easterly planter boxes and trees next to curb/gutter (total one)
fronting the project on Garden Grove Boulevard and replace the lifted
sidewalk panels in accordance to City of Garden Grove Standard B-106.

f. Applicant shall coordinate the location of all new water meters, backflow
preventers and backflow devices to be placed in sidewalk area on Garden
Grove Boulevard with Planning Division and Water Division.

g. Any proposed new landscaping in public right of way shall be approved by
Planning Division and maintained by the owner.

Sonoma Lane (Alley)

a. Reconstruct 4’-0” wide alley gutter along the center of the alley where
proposed 12" storm drain crosses the gutter per City Standard Plan No. B-
118.

b. Remove and replace the existing 3” A.C. from north to south side of the
Alley along the entire alignment of the proposed 12” storm drain.

c. Applicant shall coordinate the location of all new water meters, backflow
preventers and backflow devices to be placed in sidewalk area on Garden
Grove Boulevard with Planning Division and Water Division.

d. Any proposed new landscaping in public right of way shall be approved by
Planning Division and maintained by the owner.

Public Works Environmental Compliance Division

34. The applicant shall comply will all National Pollutant Discharge Elimination
System (NPDES) protocol during construction.
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Public Works Water Services Division

35.

36.

37.

38.

39.

A Reduced Pressure Principle Device (RPPD) backflow prevention device shall
be installed for meter protection. The landscape system shall also have RPPD
device. Any carbonation dispensing equipment shall have a RPPD device.
Installation shall be per City Standards and shall be tested by a certified
backflow device tester immediately after installation. Cross connection
inspector shall be notified for inspection after the installation is completed.
Owner shall have RPPD device tested once a year thereafter by a certified
backflow device tester and the test results to be submitted to Public Works,
Water Services Division. Property owner must open a water account upon
installation of RPPD device.

Any new or existing water valve located within new concrete driveway or
sidewalk construction shall be reconstructed per City Standard B-753.

City shall determine if existing water services(s) is/are usable and meets
current City Standards. If a new water meter and service is required then it
will be installed by City forces upon payment of applicable fees. Any existing
meter and service located within new driveway(s) shall be relocated at
owner’s expense.

If required, the Owner shall install new sewer lateral with clean out at right-
of-way line. Lateral in public right-of-way shall be 6” min. dia., extra
strength VCP with wedgelock joints.

Contractor shall abandon any existing unused sewer lateral(s) at street right-
of-way on the property owner’s side. The sewer pipe shall be capped with an
expansion sewer plug and encased in concrete.

Police Department

40.

41.

42.

There shall be no gaming tables or gaming machines as outlined in City Code
Sections 8.20.010 and 8.20.050 on the premises at any time.

In the event security problems occur, and at the request of the Police
Department, the permittee, at his own expense, shall provide a California
licensed, uniformed security guard(s) on the premises during such hours as
requested by the Police Department.

All pay phones located adjacent to the premises shall be limited to out-going
calls only. This condition shall be complied within 30 days following approval
of this application.
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Garden Grove Fire Department

43.

44,

45.

46.

47.

48.

The Applicant, developer or contractor shall submit fire sprinkler plans, as
defined by NFPA 13, 2013 Edition, to the City for review and approval prior to
issuance of Building permits.

The Applicant, developer, or contractor shall submit a Fire Alarm plan, as
defined by NFPA 72, 2013 Edition, to the City for review and approval prior to
issuance of a Building permit.

If needed, fire hydrants shall meet the specification as outlined by the Fire
Chief and the City’s Water Department.

If needed, fire hydrants shall be spaced in accordance to the California Fire
Code and at the directions from the City of Garden Grove's Fire Department.

All water mains and fire hydrants shall be installed, accessible and operable
prior to any on-site use or storage of combustible materials per California
Fire Code Section 8704.3.

Applicant, developer, or contractor shall provide Fire Apparatus access on the
site prior to any flammable material being placed on-site.

Community and Economic Development Department

49,

50.

51.

52.

The approved site plan and floor plan are an integral part of the decision
approving this Site Plan and Tentative Parcel Map. There shall be no
additional changes in the design of the floor plan without the approval of the
Community and Economic Development Department, Planning Division. Any
additional changes in the approved floor plan, which have the effect of
expanding or intensifying the present use, shall require obtaining the proper
entitlement(s).

The project is designed with a maximum of 2,170 square feet of medical
tenant space. If in the future, the Applicant decides to increase the medical
office square footage beyond the 2,170 square feet, the Applicant shall
comply with the Municipal Code and satisfy the minimum required parking
space per gross floor area for medical use.

The public terrace space shall remain as a non-usable space, which is not
counted toward parking. If in the future, the Applicant decides to change
the public terrace space into usable tenant space, the Applicant shall comply
with the Municipal Code and satisfy the minimum required parking space per
gross floor area for the proposed use.

No outside display of merchandise shall be permitted at any time.
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53.

54.

55.

56.

57.

58.

59.

60.

61.

62.

A prominent, permanent sign, stating "NO LOITERING IS ALLOWED ON OR
IN FRONT OF THE PREMISES,” shall be posted in a place that is clearly visible
to patrons of the licensee. The sign lettering shall be four (4) to six (6)
inches high with black letters on a white background. The sign shall be
displayed near or at the entrance, and shall also be visible to the public.

There shall be no pool tables or incidental amusement devices on the
premises at any time.

There shall be no uses or activities of an adult-oriented nature permitted as
outlined in City Code Section 9.08.070.

Litter shall be removed daily from the premises, including adjacent public
sidewalks, and from all parking areas under the control of the licensee.
These areas shall be swept or cleaned, either mechanically or manually, on a
weekly basis, to control debris.

Graffiti shall be removed, from the premises and all parking lots under the
control of the licensee and/or the property owner, within 120 hours upon
notification.

The applicant is advised that the establishment is subject to the provisions of
State Labor Code Section 6404.5 (ref: State Law AB 13), which prohibits
smoking inside the establishment as of January 1, 1995.

Any satellite dish antennas installed on the premises shall be screened,
subject to approval by the Community and Economic Development
Department, Planning Division. No advertising material shall be placed
thereon.

Signs shall comply with the City of Garden Grove sign requirements. No
more than 15% of the total window area and clear doors shall bear
advertising or signs of any sort. No signs advertising alcoholic beverages
shall be placed on the windows or on exterior of the building.

Exterior advertisement displays or exterior wall advertisements shall not be
allowed.

Hours and days of construction and grading shall be as follows as set forth in
the City of Garden Grove’s Municipal Code Section 8.47.010 referred to as
the County Noise Ordinance as adopted:

a. Monday through Saturday - not before 7 a.m. and not after 8 p.m. (of
the same day).
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63.

64.

65.

66.

67.

68.

b. Sunday and Federal Holidays may work the same hours, but subject to
noise restrictions as stipulated in Section 8.47.010 of the Municipal
Code.

Construction activities shall adhere to SCAQMD Rule 403 (Fugitive Dust),
which includes dust minimization measures, using electricity from power
poles rather than diesel or gasoline powered generators, and using methanol,
natural gas, propane or butane vehicles instead of gasoline or diesel powered
equipment, where feasible, using solar or low-emission water heaters, and
using low-sodium parking lot lights, to ensure compliance with Title 24.

The property owner shall comply with the adopted City Noise Ordinance.
During permitted hours of operation, noise generated by the operation shall
not exceed 55 dBA as measured at the boundaries of the property lines.

The building plans, including grading and development plans and all
construction activity shall comply with the current editions of the California
Building Regulations as found in the California Code of Regulations (CCR),
Title 24, Parts 2 through 12 as adopted by the City of Garden Grove.

As a part of the finalized working drawings for Planning Division, Engineering
Division and Building Plan Check, the developer shall submit a detailed and
dimensioned plot plan, floor plans, exterior elevations, and landscape plans
that reflect the above conditions of approval. The plans shall indicate
landscape materials, wall materials and building materials proposed for the
project.

All lighting structures shall be placed so as to confine direct rays to the
subject property. All exterior lights shall be reviewed and approved by the
Planning Services Division. Lighting adjacent to residential properties shall
be restricted to low, decorative type, wall-mounted lights, or ground lighting
system. Lighting in the common and parking areas shall be directed,
positioned or shielded in such manner so as not to unreasonably illuminate
the window area of nearby residences. Parking area lighting shall be
provided during the hours of darkness the establishment is open at a
minimum of two-foot candles of light, and one-foot candle of light during all
other hours of darkness.

The applicant shall submit detailed plans showing the proposed location of
utilities and mechanical equipment to the Community and Economic
Development Department, Planning Division, for review and approval prior to
submittal of plans for Building Division, Plan Check. The project shall also be
subject to the following:

a. All above-ground utility equipment (e.g., electrical, gas, telephone)
shall not be located in the street setbacks and shall be screened to the
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69.

satisfaction of the Community and Economic Development
Department, Planning Division.

b. No roof or wall mounted mechanical equipment shall be permitted
unless the Planning Division Services approves a method of screening
complementary to the architecture of the building, prior to the
issuance of building permits. Said screening shall block visibility of
any roof-mounted mechanical equipment from view of public streets,
including the surrounding properties.

The applicant shall submit a complete and detailed landscaping plan with
irrigation systems included for review and approval by the Community and
Economic Development Department prior to the issuance of a building
permit. Drought tolerant plantings are encouraged. The landscape plan shall
include the type (both common and botanical names), size, location, and
quantity of all proposed plant material. The proposed landscaping shall be
planted prior to the finalization of the building permit. The plan shall be
consistent with the landscape requirements set forth and/or incorporated in
the Garden Grove Municipal Code. All landscape irrigation shall comply with
the City’s Landscape Ordinance, associated Water Efficiency Guidelines and
all recent applicable revisions from the State of California on water
conservation measures shall be to the landscape plans. The landscape plan
is also subject to the following:

a. A complete, permanent, automatic remote control irrigation system shall
be provided for all landscaping areas shown on the plan. Subsurface
systems are encouraged. The irrigation plan for any new trees shall have
a deep-water irrigation system that shall be specified on the landscape
plan. A detail of the deep-water irrigation system shall be provided for
review. If sprinklers are used, they shall be low flow/precipitation
sprinkler heads for water conservation.

b. The landscape/irrigation plan shall incorporate benches or other seating in
the landscaped garden plaza area. These areas are considered passive
areas and as such shall consist of landscape areas that incorporate
pathways, waterscape, hardscape (i.e. large rocks or boulders, benches),
and unique features that enhance the appearance, desirability, and
usability of the area. The intent is to provide landscaped areas that can
be utilized for walking, sitting, viewing plants and vegetation, reading,
and similar types of activities.

C. A bike rack shall be incorporated on the property.

d. Trees planted within 10-feet of any public right-of-way shall be planted in
a root barrier shield.
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70.

71.

72,

73.

74.

e. Landscaping along Garden Grove Boulevard shall match the landscape
requirements of the Garden Grove Mixed Use Zones. Parkway plantings
typically include canopy trees at a distance of 30’ on center in
4’-0” x 8'-0" landscape planters with underplantings of shrubs, decorative
grasses and ground cover. New street trees shall be Liquid Amber
Rotundilobia or other species as determined by the Public Works
Department.

f. All landscape areas, including the areas located within the public
right-of-way along Garden Grove Boulevard that abuts the subject
property, are the responsibility of the applicant/property owner(s).

g. The landscape plan shall incorporate and maintain for the life of the
project those means and methods to address water run-off also identified
as Low Impact Development provisions, which address water run-off.
This is also to be inclusive of any applicable Water Quality Management
Plan (WQMP), the Orange County Drainage Area Management Plan
(DAMP), and/or other water conservation measures applicable to this type
of development,

Enhanced concrete treatment shall be provided within the front 20-feet of the
driveway along Garden Grove Boulevard, subject to the Community and
Economic Development Department, Planning Division’s approval. Such
enhanced concrete treatment includes decorative stamped concrete or
interlocking pavers, or other enhanced treatment, excluding scored and/or
colored concrete. Also, the two pedestrian paths across the drive aisle shall
be delineated by enhanced paving clearly differentiated from the drive aisle
paving as well as a painted design. For these paving treatments, the color,
pattern, material, and final design and configuration shall be approved by the
Community and Economic Development Department, Planning Division, and
shall be shown on the final site plan, grading plan, and landscape plans.

During construction, if paleontological or archaeological resources are found,
all attempts will be made to preserve in place or leave in an undisturbed
state in compliance with all applicable laws and regulations.

No exterior piping, plumbing, roof top access ladders, or mechanical
ductwork shall be permitted on any exterior facade and/or be visible from
any public right-of-way or adjoining property.

Any and all correction notice(s) generated through the plan check and/or
inspection process is/are hereby incorporated by reference as conditions of
approval and shall be fully complied with by the owner, applicant and all
agents thereof.

All on-site curbs, not associated with a parking space, shall be painted red.



Exhibit “A” Page 14
SP-061-2019 & PM-2018-150
Conditions of Approval

75.

76.

77.

78.

The site improvements and subsequent operation of the site/business(es)
shall adhere to the following:

a. There shall be no business activities, or storage permitted outside of
the building. All business related equipment and material shall be kept
inside the building except for loading or unloading purposes.

b. Property owners, employees, and business operators shall not store
vehicles anywhere on the site.

c. The trash enclosure shall match the color and material type used for
the block walls and shall be gated. The trash bins shall be kept inside
the trash enclosure, and gates closed at all times except during
disposal and pick-up. The property owner shall provide sufficient trash
bins and pick-up to accommodate the site. The trash shall be picked
up at least once per week.

d. All drive aisles on the site are considered to be fire lanes and shall
remain clear and free of any materials, and/or vehicles.

The proposed development shall comply with all applicable provisions of the
Garden Grove Local Implementation Plan (LIP), including but not limited to,
providing a Water Quality Management Plan (WQMP) and Section 7
addressing reducing water run-off from the site (e.g., directing roof rain
gutter’s downspouts to permeable areas such as landscape planters).

In the event the development cannot accommodate the parking demand, due
to impacts generated by the development, at any given time, which causes a
nuisance, hindrance, and/or problem with either on-site and off-site parking
and circulation, the applicant shall devise and implement a plan approved by
the City to relieve the situation.

Upon written request by the City, the applicant shall submit a plan to
manage parking issues for review and approval by the Community and
Economic Development Department. The plan may include, but is not be
limited to: reducing the hours of operation, instituting an off-site parking
arrangement; having on-site parking control personnel; and/or other actions
that may be deemed applicable to the situation.

If the City’'s Community and Economic Development Director deems such
action is necessary to address parking and circulation problems, such action
shall be implemented within 30 days of written notice. Failure to take
appropriate action shall be deemed a violation of these Conditions of
Approval and may result in the City restricting the overall use of the site.

The applicant shall work with the Planning Division to ensure that the
proposed building colors are appropriate, and not overly bright. The
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79.

80.

81.

82.

83.

84.

85.

applicant shall submit the actual chip samples of the proposed paint colors to
the Planning Division for review and approval.

In the event problems arise where the hours of operation need to be reduced
in order to minimize problems, the operator shall change the hours of
operation as prescribed by the City.

A copy of the resolution including the conditions approving Site Plan
No. SP-061-2019 and Tentative Parcel Map No. PM-2018-150 shall be kept
on the premises at all times.

The permittee shall submit a signed letter acknowledging receipt of the
decision approving Site Plan No. SP-061-2019 and Tentative Parcel Map
No. PM-2018-150, and his/her agreement with all conditions of the approval.

Development shall comply with all applicable requirements of the 2016 CBC
(California Building Standards Code), CMC (California Mechanical Code), CPC
(California Plumbing Code), CEC (California Electrical Code), CGBC (California
Green Building Standards Code), and 2016 T-24 (Title 24) Energy Standards.

The applicant shall, as a condition of project approval, at its sole expense,
defend, indemnify and hold harmless the City, its officers, employees, agents
and consultants from any claim, action, or proceeding against the City, its
officers, agents, employees and/or consultants, which action seeks to set
aside, void, annul or otherwise challenge any approval by the City Council,
Planning Commission, or other City decision-making body, or City staff action
concerning Site Plan No. SP-061-2019 and Tentative Parcel Map
No. PM-2018-150. The applicant shall pay the City’s defense costs, including
attorney fees and all other litigation related expenses, and shall reimburse
the City for court costs, which the City may be required to pay as a result of
such defense. The applicant shall further pay any adverse financial award,
which may issue against the City including, but not limited, to any award of
attorney fees to a party challenging such project approval. The City shall
retain the right to select its counsel of choice in any action referred to herein.

It shall be the applicant’s responsibility to verify that any building or site
improvements do not cross over, encroach into, or cause issue with any
recorded easements on the subject property or the adjacent properties.

The Conditions of Approval set forth herein include certain development
impact fees and other exactions. Pursuant to Government Code §66020(d),
these Conditions of Approval constitute written notice of the amount of such
fees. The applicant is hereby notified that the 90-day protest period,
commencing from the effective date of approval of Site Plan
No. SP-061-2019 and Tentative Parcel Map No. PM-2018-150, has begun.



