AGENDA

GARDEN GROVE GARDEN GROVE PLANNING COMMISSION

REGULAR MEETING

MAY 5, 2016

COMMUNITY MEETING CENTER
11300 STANFORD AVENUE

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

ROLL CALL: CHAIR O'NEILL, VICE CHAIR KANZLER
COMMISSIONERS BARKER, MARGOLIN, NGUYEN, PAREDES,
ZAMORA

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 publlc W|sh|ng 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 Councit Chamber at the time of the meeting.

Agenda itern 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 legistative action it deems
appropriate with respect to the item and is not {imited 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: April 21, 2016

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

C.1. MITIGATED NEGATIVE DECLARATION
SITE PLAN NO. SP-022-2016
CONDITIONAL USE PERMIT NQ. CUP-065-2016
LOT LINE ADJUSTMENT NO. LLA-011-2016
DEVELOPMENT AGREEMENT NO. DA-002-2016

APPLICANT: TONY LAM




LOCATION: NORTH SIDE OF GARDEN GROVE BOULEVARD,
WEST OF NELSON STREET. PEARL STREET
PROPERTY IS CONTIGUOUS TO NORTH SIDE OF
GARDEN GROVE PROPERTIES AND FRONTS SOUTH
SIDE OF PEARL STREET, WEST OF NELSON STREET
AT 10641 GARDEN GROVE BOULEVARD, 10661
GARDEN GROVE BOULEVARD, AND 10662 PEARL
STREET.

REQUEST: Site Plan and Conditional Use approval to construct
a four-story, 10-unit, work-live mixed-use
development on three separate properties, in
conjunction with a Lot Line Adjustment to
consolidate three properties into one. A
Development Agreement Is also included.

STAFF RECOMMENDATION: Recommend adoption of the
Mitigated Negative Declaration and approval of Development
Agreement No. DA-002-2016 to City Council, and approve Site
Plan No. SP-022-2016, Conditional Use Permit No.
CUP-065-2016, and Lot Line Adjustment No. LLA-011-2016,
subject to the recommended conditions of approval and City
Council approval of Development Agreement No. DA-002-2016.

D. MATTERS FROM COMMISSIONERS

E. MATTERS FROM STAFF

E.1. REVIEW OF BROWN ACT - Conflict of Interest Laws

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

Meeting Minutes
Thursday, April 21, 2016

CALL TO ORDER: 7:02 p.m.

ROLL CALL:

Chair O'Neill

Vice Chair Kanzler
Commissioner Barker
Commissioner Margolin
Commissioner Paredes
Commissioner Zamora

Absent: Zamora
Commissioner Zamora joined the meeting at 7:29 p.m.

PLEDGE OF ALLEGIANCE: Led by Chair O'Neill.

Staff introduced the City’s new Community and Economic Development Director, Lisa
Kim.

ORAL COMMUNICATIONS — PUBLIC - Mr. Charlie Zabinski asked for the status of the
bike path between Nelson Street and Stanford Avenue. Vice Chair Kanzler stated
that a consultant had been hired to develop a Bicycle Master Plan for the City.

March 17, 2016 MINUTES:

Action: Received and filed.

Motion: Margolin Second: Barker

Ayes: (5) Barker, Kanzler, Margolin, O’Neill, Paredes
Noes: (0) None

Absent: (1) Zamora

PUBLIC HEARING — CONDITIONAL USE PERMIT NO. CUP-066-2016. FOR PROPERTY
LOCATED AT 12755 BROOKHURST STREET, SOUTH OF STANFORD AVENUE, WEST
OF BROOKHURST STREET AND STANFORD AVENUE.

Applicant:  Karie Barker
Date: April 21, 2016
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Request: Conditional Use Permit approval to operate a new 1,850 square foot
after-school tutoring center for 46 students and six {6) instructors. The
site is in the GGMU1 (Garden Grove Mixed Use 1) zone. The project is
exempt pursuant to CEQA Section 15301 - Existing Facilities,

Action: It was moved to continue the item to a date uncertain per
the applicant’s request.

Motion: O'Neill Second: Kanzier

Ayes: (5) Barker, Kanzler, Margolin, O'Neill, Paredes
Noes: (0) None

Absent: (1) Zamora

PUBLIC HEARING - MITIGATED NEGATIVE DECLARATION, SITE PLAN NO.
SP-022-2016, CONDITIONAL USE PERMIT NO. CUP-065-2016, 1OT LINE
ADMUSTMENT NO. LLA-011-2016, AND DEVELOPMENT AGREEMENT NO.
DA-002-2016 FOR PROPERTY LOCATED AT 10641 GARDEN GROVE BOULEVARD,
10661 GARDEN GROVE BOULEVARD, AND 10662 PEARL STREET, NORTH SIDE OF
GARDEN GROVE BOULEVARD, WEST OF NELSON STREET. PEARL STREET PROPERTY
IS CONTIGUOUS TO NORTH SIDE OF GARDEN GROVE BOQULEVARD PROPERTIES AND
FRONTS ON SOUTH SIDE OF PEARL STREET, WEST OF NELSON STREET.

Applicant: Tony Lam
Date: April 21, 2016

Request: Site Plan and Conditional Use approval to construct a four-story,
10-unit, work-live mixed-use development on three separate properties,
in conjunction with a Lot Line Adjustment to consolidate three properties
into one. A Development Agreement is also included.

Motion No. 1:
Action: Public Hearing held. Public Hearing closed then re-opened.

Speaker(s): Joe Dovinh, Tony Lam, George Behnam

Action: Motion to leave the Public Hearing open and continue the
item to the May 19 Planning Commission meeting in order
for staff to review updated architectural plans was

approved.
Motion: Kanzier Second: Zamora
Ayes; (6) Barker, Kanzler, Margolin, O'Neill, Paredes, Zamora
Noes: (0) None
Absent: {(0) None
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Motion No. 2:

Action:

Motion:

Avyes:
Noes:
Absent:

Due to the number of items on the May 19 agenda, a
motion to leave the Public Hearing open and to reconsider
continuing the item to the May 5th Planning Commission
meeting was approved.

Kanzler Second: Zamora
(6) Barker, Kanzler, Margolin, O'Neill, Paredes, Zamora

{0} None
{0)) None

Motion No. 3:

Action:

Motion:

Avyes:
Noes:
Absent:

Motion to leave the Public Hearing open and continue the
item to the May 5% Planning Commission meeting in order
for staff to review updated architectural plans was
approved.

Margolin Second: Kanzler
(6) Barker, Kanzler, Margolin, O'Neill, Paredes, Zamora

(0) None
(0 None

ITEM FOR CONSIDERATION - ACKNOWLEDGEMENT OF THE 2015 ANNUAL REPQRT

ON THE STATUS OF THE GENERAL PLAN:

Action:

Motion:

Ayes:
Noes:
Absent:

Received and filed. Discussion included clarification on the
number of housing units per levels of income, as well as
homelessness, including how to obtain resources and the
methodology of the Police Department’s resource team to
reach out to the homeiless.

Kanzler Second: Zamora
(6) Barker, Kanzler, Margolin, O’Neill, Paredes, Zamora

(0) None
{(0) None

ITEM _FOR CONSIDERATION - REVIEW OF THE CODE OF ETHICS: Commissioners

reviewed and acknowledged the Code of Ethics governing the Planning Commission.

MATTERS FROM COMMISSIONERS: Commissioner Margolin asked staff for updates

on the Promenade Shopping Center, the Inge sign, and the Galleria. Staff responded
that Chipotle, Wing Stop, Yogurtland, and Panda Express were in plan check; no

Planning Commission
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update on the Inge sign; as money becomes available, the businesses that want to
comply with the new sign program would be first up; and in regard to the Galleria,
the two parties were in court, with the issue to be back at City Council on the second

meeting in May.

Vice Chair Kanzier asked if the City had a ‘'mansionization’ ordinance. Staff replied
that the City presented a report years ago, however, the topic did not move forward.

Commissioner Zamora asked for an update on the mini-park at the corner of
Brookhurst Street and Lampson Avenue; about the roadwork on Brookhurst Street
between Chapman Avenue and Lampson Avenue; about a list of City projects posted
online; and about Costco traffic. Staff responded that the park was being renovated
to be drought tolerant using City funds; the roadwork would be looked into; a list of
City projects was being worked on to be posted online; and that Dal Vu would be
contacted regarding the Costco traffic.

Commissioner Barker asked if Commissioners could give recommendations for the
District Maps. The advice was to attend City Councii to express suggestions, along
with a reminder that the topic was not under the Planning Commission’s jurisdiction.

Commissioner Paredes asked if the May 5% Planning Commission meeting could
include a public forum to discuss opportunities for vacant businesses.

Lisa Kim, responded that City Council had tasked the Community and Economic
Development Department to bring forward an economic development strategy over
the next six months, by way of community outreach, and a report with elements of
the strategy could be brought back to Planhing Commission.

Commissioner Margolin asked if a property owner could sit on their vacant property
for years. Staff replied yes, as long as the property was maintained and that the City
would become involved if the property became a public nuisance. Staff then added
that in regard to a public forum for suggestions to fill vacant businesses, it was better
for Commissioners to remain non-prejudiced and neutral in regard to future
development.

Chair O'Neill mentioned the Graduates Reception, which would occur prior to the City
Council meeting on April 26%,

MATTERS FROM STAFE: Staff reiterated that the May 5" meeting would include the
continued item and a review of the Brown Act, and that the memo on Historic
Preservation would go to City Council in June.

ADJOURNMENT: At 8:50 p.m. to the next Regular Meeting of the Garden Grove
Planning Commission on Thursday, May 5, 2016, at 7:00 p.m. in the Council Chamber
of the Community Meeting Center, 11300 Stanford Avenue, Garden Grove.
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Motion: Zamora Second: Barker

Ayes: (6) Barker, Kanzler, Margolin, O’Neill, Paredes, Zamora
Noes: (0) None
Absent: (0) None

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

AGENDA ITEM NO.: C.1

SITE LOCATION: Two properties are located
on the north side of Garden Grove Boulevard,
west of Nelson Street. The third property is
contiguous to the north side of the Garden
Grove properties and fronts on the south side
of Pear} Street, west of Nelson Street. North
side of Garden Grove Boulevard, west of
Nelson Street. The property addresses are
10641 and 10661 Garden Grove Boulevard
and 10662 Pearl Street,

HEARING DATE: May 5, 2016

GENERAL PLAN:
Industrial/Commercial Mixed Use

CASE NOS.: Site Plan No. SP-022-2016
CUP-065-2016, Lot Line Adjustment No.

LLA-011-2016, and Development Agreement No.

DA-G02-2016

EXISTING ZONE:
AR (Adaptive Reuse)

APPLICANT: Tony Lam

APN: 089-092-06, 089-092-26, and
089-092-25

PROPERTY OWNER: Tony Lam and
Jennie Do

CEQA DETERMINATION: Mitigated Negative
DPeclaration

REQUEST:

A request for approval of a Site Plan and Conditional Use Permit approval to

construct a four-story, 10-unit,

work-live,

mixed-use development on three

separate properties in conjunction with a Lot Line Adjustment to consolidate the
three properties into one. A Development Agreement is also included.

PROJECT STATISTICS:
Provided Code Requirement Meets Code
Total Lot Size .69 acres 15,000 S.F. Yes '
Work/Live Density . )
By Total Site Area 10 units per acre 32 units per acre Yes
Work/Live Units . . Yes
10 units 22 units
Total Parking
Work/Live 32% 30 Yes
- Y b2
Recreation Area 4,376.85 S.F. 3,000 S.F. es
Total
Common Area 3,500 S.F,
Private Balcony 876.85 S.F,
Building Setbacks Yes
Front 15°-0" 15°-0"
Rear 28-9” 0’-0”
sides 0-0" o’-0”

*Table on plans says there are 31 spaces, but plans actually show 32 spaces,
**Private balconies range in size from 32.9 square feet to 132 square feet and are not a Code requirement.




STAFF REPORT FOR PUBLIC HEARING PAGE 2
CASE NOS. SP-022-2016, CUP-065-2016, LLA-011-2016 and DA-002-2016

BACKGROUND /DISCUSSION:

On April 21, 2016, the subject applications were presented to the Planning
Commission for consideration. During the meeting, concerns were raised regarding
accessible bathrooms in the commercial portions of the units, as well as access to
the units from the shared garages. Since the plans that were submitted did not
show accessible bathrooms nor separated garaged spaces, the Planning
Commission continued the item in order for the applicant to provide plans that
addressed their concerns.

The applicant has revised the plans and provided accessible bathrooms in each of
the commercial areas of the units. The dividing wall within the garages have been
shown on the plans for three of the garages, however, due to structural reasons,
dividing walls within the two garages located at either end of the building could not
be included without substantially impacting the layout of the units and reconfiguring
the stairwells located on the east and west sides of the structure. Therefore, the
applicant has proposed to leave the two garages as originally proposed with the
change that the garages would not have direct access to the downstairs units. All
other aspects of the project remain as originally proposed. The original staff report
has been attached for reference.

Based on the new set of plans, a new Resolution of Approval has been provided
with Conditions of Approval that include new conditions that require the provision
for accessible bathrooms in the commercial areas of each unit, that the garages
shall include a dividing wall between each garage space with the exception of the
two end garages located along the easterly and westerly property lines, and that
access to the units from the two end garages be prohibited.

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

1. Adopt Resolution No. 5857-16 recommending that the City Council approve
Development Agreement No. DA-002-2016; and

2. Adopt Resolution No. 5858-16 approving Site Plan No. SP-022-2016,
Conditional Use Permit No. CUP-065-2016, and Lot Line Adjustment No.
LLA-011-2016, subject to the recommended Conditions of Approval, and
subject to City Council adoption of a Mitigated Negative Declaration and
Mitigation Monitoring Program for the Project and City Council approval of
Development Agreement No. DA-002-2016.

Karl Hill
Planning Services Manager

Lee Marino
Senior Planner

By:



RESOLUTION NO. 5857-16

A RESOLUTION OF THE PLANNING COMMISSION RECOMMENDING ADOPTION OF A
MITIGATED NEGATIVE DECLARATION AND MITIGATION MONITORING AND
REPORTING PROGRAM AND APPROVAL OF DEVELOPMENT AGREEMENT NO.
DA-002-2016 FOR A MIXED-USE DEVELOPMENT ON THREE CONTIGUOUS
PROPERTIES LOCATED ON THE NORTH SIDE OF GARDEN GROVE BOULEVARD, WEST
OF NELSON STREET AND THE SOUTH SIDE OF PEARL STREET, WEST OF NELSON
STREET, AT 10641 AND 10661 GARDEN GROVE BOULEVARD AND 10662 PEARL

STREET.

BE IT RESOLVED that the Planning Commission of the City of Garden Grove, in
regular session, assembled on April 21, 2016 and May 5, 2016, does hereby
recommend City Council adoption of a Mitigated Negative Declaration and Mitigation
Monitoring and Reporting Program and approval of Development Agreement No.
DA-002-2016, for a four-story, 10-unit, work-live, mixed-use development (the
“Project”) on land consisting of three properties, two located on the north side of
Garden Grove Boulevard west of Nelson Street and one located contiguous to the
north side of the Garden Grove Boulevard properties that fronts on the south side of
Pearl Street, west of Nelson Street, at 10641 and 10661 Garden Grove Boulevard
and 10662 Pearl Street, Assessor's Parcel Nos. 089-092-06, 089-092-25, and
089-092-26 (collectively, the “Property”).

BE IT FURTHER RESOLVED that the Planning Commission has considered the
proposed Mitigated Negative Declaration and Mitigation Monitoring and Reporting
Program, together with comments received during the public review process, and
finds that (1) the record of proceedings on which the Planning Commission’s
decision is based is located at the City of Garden Grove, 11222 Acacia Parkway,
Garden Grove, California; (2) that the custodian of record of proceedings is the
Director of Community Development; (3} that the Mitigated Negative Declaration
reflects the City's independent judgment and analysis; and (4) that on the basis of
the whole record before it, including the initial study and comments received, that
~ there is no substantial evidence that the Project will have a significant effect on the
environment; therefore, the Planning Commission hereby recommends the City
Council adopt the Mitigated Negative Declaration and Mitigation Monitoring and
Reporting Program for this Project,

BE IT FURTHER RESOLVED in the matter of Development Agreement No.
DA-002-2016, the Planning Commission of the City of Garden Grove does hereby

report as follows:
1. The subject case was initiated by Tony Lam (the “Applicant”).

2. The Applicant has requested Planning Commission approval of Site Plan No.
SP-022-2016, Conditional Use Permit No. CUP-065-2016, and Lot Line
Adjustment No. LLA-011-2016 to construct a four-story, 10-unit, work-live,
mixed-use development on three separate properties proposed to be
consolidated into a single parcel, and is requesting the Planning Commission




Resolution No. 5857-16 Page 2

recommend approval to City Council of Development Agreement No.
DA-002-2016 between the City of Garden Grove and Tony Lam and Jennie Do
for the Project on the Property.

3. Pursuant to the California Environmental Quality Act CEQA), Public Resources
Code Section 21000 et. seq., and the CEQA guidelines, 14 California Code of
Regulations Sec. 15000 et. seq., an initial study was prepared and it has been
determined that the proposed project qualifies for a Mitigated Negative
Declaration because the proposed project with the proposed mitigation measure
cannot, or will not, have a significant effect on the environment. A Mitigation
Monitoring and Reporting Program has been prepared and is attached to the
Mitigated Negative Declaration listing the mitigation measures to be monitored
during project implementation. The Mitigated Negative Declaration was
prepared and circulated in accordance with CEQA and CEQA's impiementing
guidelines.

4. The Property has a General Plan Land Use designation of Industrial/Commercial
Mixed Use and is currently zoned AR (Adaptive Reuse). The .69-acre site is
currently developed with a vacant commercial building, a bicycle shop on the
Garden Grove Bouievard properties and a non-conforming single-family home on
the Pear! Street property.

5. Existing land use, zoning, and General Plan designation of property in the vicinity
of the subject property have been reviewed.

6. Report submitted by City staff was reviewed.

7. Pursuant to a legal notice, a public hearing was held on April 21, 2016 and
May 5, 2016, and all interested persons were given an opportunity to be heard.

8. Concurrently with adoption of this Resolution, on May 5, 2016, the Pianning
Commission adopted Resolution No. 5858-16 approving Site Plan No.
SP-022-2016, Conditional Use Permit No. CUP-065-2016, and Lot Line
Adjustment No. LLA-011-2016, subject to specified Conditions of Approval, and
subject to the adoption of the Mitigated Negative Declaration and Mitigation
Monitoring and Reporting Program and approval of Development Agreement No.
DA-002-2016 by the Garden Grove City Council. The facts and findings set forth
in Planning Commission Resolution No. 5858-16 are hereby incorporated into
this Resolution by reference.

9. The Planning Commission gave due and careful consideration to the matter
during its meetings on April 21, 2016 and May 5, 2016 and considered all oral
and written testimony presented regarding the project.

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

The Property is .69-acres in area, and is currently developed with a vacant
commercial building and a bicycle shop on the Garden Grove Boulevard properties
and a non-conforming single-family home on the Pear| Street property.

The Property has a General Plan Land Use designation of Medium Density
Residential and is zoned R-3 (Multiple-Family Residential).

The Applicant desires to construct a 10-unit, work-live, mixed-use development on
the Property pursuant to Site Plan No. SP-022-2016, CUP-065-2016, and Lot Line
Adjustment No. LLA-011-2016. The maximum building height will be four (4) stories
with an overall height not to exceed 46’-9” and the building area will be comprised of
10 work/live units ranging in size from 2,330 square feet to 3,168 square feet.
Pursuant to the proposed Development Agreement with the City, the applicant will
be guaranteed four years to construct the Project in accordance with Site Plan No.
SP-022-2016, CUP-062-2016, and Lot Line Adjustment No. LLA-011-2016, and the
City will receive a development agreement payment in an amount not to exceed
$19,160 to reimburse the City for the cost of certain City services required by the
Project that are not otherwise being reimbursed to the City.

FINDINGS AND REASONS:

1. The Development Agreement is consistent with the General Plan.

The proposed 10-unit, work-live, mixed-use development Project authorized to
be constructed under the Development Agreement is consistent with the
Property’s General Plan Land Use Designation of Industrial/Commercial Mixed
Use, which is intended to provide for a mix of uses. The Project is also
consistent with Policy LU-1.6 of the General Plan’s Land Use Element, which
provides for the City to encourage workplace development in close proximity to
residences in areas designated as Mixed Use.

INCORPORATION OF FACTS AND FINDINGS SET FORTH IN THE 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 and in Resolution No.

5858-16.
BE IT FURTHER RESOLVED that the Planning Commission does conclude:
1. The Development Agreement possesses characteristics that would indicate

justification of the request in accordance with Government Code Section
65864 et. seq, provisions for Development Agreements.




RESOLUTION NO, 5858-16

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF GARDEN GROVE
APPROVING SITE PLAN NO. SP-022-2016, CONDITIONAL USE PERMIT NO.
CUP-065-2016, AND LOT LINE ADJUSTMENT NO. LLA-011-2016 FOR THREE
CONTIGUOUS PROPERTIES THAT ARE LOCATED ON THE NORTH SIDE OF GARDEN
GROVE BOULEVARD, WEST OF NELSON STREET AND THE SOUTH SIDE OF PEARL
STREET, WEST OF NELSON STREET, AT 10641 AND 10661 GARDEN GROVE
BOULEVARD AND 10662 PEARL STREET, ASSESSOR PARCEL NOS. 089-092-06,
089-092-25, AND 089-092-26.

BE IT RESOLVED that the Planning Commission of the City of Garden Grove, in
regular session, assembied on April 21, 2016 and May 5, 2016, and approved Site
Plan No. SP-022-2016, Conditional Use Permit No. CUP-065-2016, and Lot Line
Adjustment No. LLA-011-2016, subject to the Conditions of Approval attached
hereto as “Exhibit A”, and subject to the approval of Development Agreement No.
DA-002-2016 by the Garden Grove City Council.

BE IT FURTHER RESOLVED in the matter of Site Plan No. SP-022-2016, Conditional
Use Permit No. CUP-065-2016, and Lot Line Adjustment No. LLA-011-2016 the
Planning Commission of the City of Garden Grove does hereby report as follows:

1. The subject case was initiated by Tony Lam (the “Applicant”).

2. The Applicant is requesting approval of a Site Plan and Conditional Use Permit
to construct a four-story, 10-unit, work-live, mixed-use development on
three separate properties in conjunction with a Lot Line Adjustment to
consolidate the three properties into one. A Development Agreement
incorporating these proposed land use entitlements is also proposed.

3. Pursuant to the California Environmental Quality Act CEQA), Public Resources
Code Section 21000 et. seq., and the CEQA guidelines, 14 California Code of
Regulations Sec. 15000 et. seq., an initial study was prepared and it has
been determined that the proposed project qualifies for a Mitigated Negative
Declaration because the proposed project with the proposed mitigation
measures cannot, or will not, have a significant effect on the environment.
A Mitigation Monitoring and Reporting Program has been prepared and is
attached to the Mitigated Negative Declaration listing the mitigation
measures to be monitored during project implementation. The Mitigated
Negative Declaration was prepared and circulated in accordance with CEQA
and CEQA's implementing guidelines.

4, The properties have a General Plan Land Use designation of
Industrial/Commercial Mixed Use, and are currently zoned AR (Adaptive
Reuse). The subject properties are currently improved with a vacant
commercial building, a bicycle shop, and a non-conforming singie-family
home.
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L

Existing land use, zoning, and General Plan designation of property in the
vicinity of the subject property have been reviewed.

6. Report submitted by City staff was reviewed.

7. Pursuant to a legal notice, a public hearing was held on April 21, 2016 and
May 5, 2016, and all interested persons were given an opportunity to be
heard.

8. Concurrently with adoption of this Resolution, on May 5, 2016, the Planning
Commission adopted Resolution No. 5857-16, recommending that the City
Council adopt the Mitigated Negative Declaration and Mitigation Monitoring
and Reporting Program and approve Development Agreement No. DA-002-
2016 for the Project. The facts and findings set forth in Planning Commission
Resolution No. 5857-16 are hereby incorporated into this Resolution by
reference,

9. The Planning Commission gave due and careful consideration to the matter
during its meetings of April 21, 2016 and May 5, 2016.

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 property is approximately .69 acres and consists of three properties,
two located on the north side of Garden Grove Boulevard west of Nelson Street and
one located contiguous to the north side of the Garden Grove Boulevard properties
that fronts on the south side of Pearl Street, west of Nelson Street. The subject
properties have a General Plan Designation of Industrial/Commercial Mixed Use and
are zoned AR (Adaptive Reuse). The properties to the north, east, and west are
zoned AR and are developed with non-conforming, single-family homes and
commercial uses. The properties to the south, across Garden Grove Boulevard are
zoned GGMU-3 (Garden Grove Mixed Use 3) and are developed commercially.

In 2008 the City Council adopted the current General Plan, which changed the Land
Use Designation of the area generally located north of Garden Grove Boulevard,
west of Nelson Street, east of Flower Street to the north of Stanford Avenue and
Nutwood Street to the south Stanford Avenue, as well as the area that is south of
the portion of the OCTA right-of-way that is north of Stanford Avenue, from Office
Professional, Mixed Use, and Industrial to Industrial/Commercial Mixed Use. This
area maintains a variety of uses that include eating establishments, auto repair,
light industrial uses, offices, and non-conforming residential uses.

In 2012, the City Council approved a Code Amendment that established the AR
Mixed Use Zone within this area along with associated development standards in
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order to provide the consistency between the new General Plan Land Use
Designation and the Zoning classification that is required by State Law.

The subject properties are developed with a vacant commercial building and a
bicycle shop on the Garden Grove Boulevard properties and a non-conforming
single-family home on the Pear! Street propeity. The applicant is proposing to
combine the three subject properties and demolish the existing improvements in
order to develop a four-story, ten-unit, work-live mixed-use development.

The new four-story building will be constructed to face Garden Grove Boulevard and
will maintain a 15'-0” setback from the front property line and will constructed over
the main driveway. The building will maintain zero setbacks along the east and west
property lines and 28'-0” from the rear property line. Main access to the property
will be via a 25’-0" wide drive way from Garden Grove Boulevard with a secondary
access to Pearl Street from the north side of the project. While Code requires a
minimum of 30 parking spaces to accommodate the development, a total of 32
parking spaces have been provided (10 garaged, 11 covered, and 11 open). The
Site design, including parking and, circulation, have been designed to comply with
requirements of Title 18, Mixed Use Regulations and Development Standards, of the
City’'s Municipal Code.

The project has been designed to comply with the City Code zoning requirements
for landscaping, and active and private recreation areas for the work live units. City
Code requires 3,000 square feet of recreational area for the ten proposed units. A
total of 4,376.85 square feet of both common useable and private open space has
been provided, that includes a 3,500 square common useable recreation area on
the third fioor of the building that is suspended over the main driveway and private
patios that range in size from 32.9 square feet to 132 square feet. The common
useable recreation area includes landscaping, umbrellas, lounge chairs, tables, and
barbeques.

Landscaping along Garden Grove Boulevard will inciude both columnar and canopy
trees with shrubs and ground cover on-site and canopy trees and ground covers
within the parkway adjacent to the street. Landscaping within the site and along
Pearl Street will include canopy trees, shrubs, vines, and ground covers.
Landscaping within the third floor common useable open space area will include
decorative paving, artificial turf, potted trees, shrubs, and flowering planTs.

The project consists of 10 work-live units with private balconies. The units range in
size from 2,330 square feet to 3,168 square feet. Each unit includes work space and
a small residential space that maintains access from the work space area of the unit
to the living space via an interior stair case. The residential portions of the units
also have a secondary entrance to the third floor. The residential portions of the
units range in size from 750 square feet to 915 square feet. Eight of the units
maintain two bedrooms and two bathrooms, and the remaining two units maintain
one bedroom and one and a half bathrooms. The commercial areas of the five lower
units maintain direct access to Garden Grove Boulevard and have two floors of
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commercial space. The commercial areas of the top 5 units maintain access from
the walkway located on the fourth floor with the majority of the residential area
(with the exception of a bedroom) of the unit below the commercial area of the unit
on the third floor. Each unit will aiso include kitchen, living room, dining area and
laundry facilities.

City Code does not allow the commercial portion of the units to be leased out
separately from the residential portion or for the units to be converted entirely to
residential use. The intent of the work-live unit is to provide an alternative space
where people can have a space that aliows them to live in the same unit as they
work.

The design of the four-story building is contemporary exhibiting a two-toned kaki
and red brown (burnt sienna} stucco exterior with teal metal railing on the balconies
and upper story walkways, and aluminum store front glazing. The articulated
fagade, varying roof heights, and color pattern of the building provide visual interest
to the building.

FINDINGS AND REASONS:
SITE PLAN:

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 land use designation of
Industrial/Commercial Mixed Use (IC) and is zoned AR (Adaptive Reuse).
The proposed project consists of a 4-story, mixed-use development consisting
of ten (10) work-live units in a single building, along with 32 parking spaces
consisting of garage spaces, covered spaces, and an open parking lot. The
proposed mixed use development is consistent with the General Plan iand use
designation, which is intended to provide for a mix of uses, as well as with
Policy LU-1.6 of the General Plan’s Land Use Element, which provides for the
City to encourage workplace development in close proximity to residences in
areas designated as Mixed Use. The Site Plan also complies with the spirit
and intent of the provisions, conditions, and reguirements of the Municipal
Code and other applicable ordinances. The zoning of the property permits
work-live units subject to the approval of a Conditional Use Permit. The
placements of the structures, the site design, the parking lot layout, the
number of on-site parking spaces, and the landscape areas are all consistent
with the development standards applicable to the AR zone.

2. The proposed development does 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.
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The proposed development has been designed to meet the Code’s
requirements for access, on and off-site circulation and off-street parking
The plans have been reviewed by the City’s Traffic Engineering Division as
well as a traffic consultant and it has been determined that the project will
have no adverse impacts to surrounding streets. The site provides sufficient
parking to accommodate the proposed work-live mixed use development.
The project has been designed to provide a drive aisle and parking layout
that enables customers to maneuver effectively through the site.

Furthermore, the City’s Fire Department has also reviewed the plans, and all
appropriate conditions of approval will eliminate any adverse impacts to
surrounding streets should there be an emergency.

3. The development, as proposed, will not adversely affect essential public
facilities such as streets and alleys, utilities and drainage channels.

The streets in the area will be adequate to accommodate the proposed
development once the developer provides the necessary improvements for
the project. The proposed work-live mixed-use project will not adversely
affect essential public facilities such as streets and alleys, utilizes, and
drainage channels. Utilities and drainage channels in the area are adequate
to accommodate the development.

The proposed development will also provide landscaping and proper grading
of the site in order to maintain proper drainage in the area. The Public Works
Engineering and Water Services Division have reviewed the plans.

4, The project will not adversely impact the City's ability to perform its required
public works functions.

The project has been reviewed by the Public Works Department. There were
no issues raised by the project. Therefore, the project will not adversely
impact the City’s ability to perform its required public works functions.

5. The development does have a reasonable degree of physical, functional, and
visual compatibility with neighboring uses and desirable neighborhood
characteristics.

The project is located in an area with a mix of industrial, commercial and
non-conforming, single-family homes. The proposed project is consistent
with the surrounding area and compatible with the existing uses along
Garden Grove Boulevard and within the AR (Adaptive Reuse) zone. The
building has been designed to be oriented toward Garden Grove Boulevard to
ensure a reasonable degree of compatibility with adjacent developments.
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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 project has been designed for building appearance, building placement,
landscaping, and other amenities to attain an attractive environment. 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 agreements for the protection and maintenance of all
landscaping will be achieved.

CONDITIONAL USE PERMIT:

1.

That the proposed use will be consistent with the City’s adopted General Plan
and redevelopment plan.

The proposed work-live mixed-use development will be consistent with the
General Plan Land Use Designation of the property, which is
Industrial/Commercial Mixed Use, provided that the project complies with al
conditions of approval. The proposed work-live development is consistent
with the Industrial/Commercial Mixed Use land use designation, which is
intended to provide for a mix of uses, as well as with Policy LU-1.6 of the
General Plan’s Land Use Element, which provides for the City to encourage
workplace development in close proximity to residences in areas designated
as Mixed Use.

That 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.

The proposed work-live development will not adversely affect the health,
peace, comfort, or welfare of the persons residing or working in the
surrounding area. The property is zoned for commercial and light industrial
uses and work-live units like those proposed are expressly permitted
pursuant to a conditional use permit. Pursuant to the conditions of approval,
only uses permitted or conditionally permitted in the AR zone may be
maintained in the live-work units; auto repair uses, the storage of flammable
liquids or hazardous materials beyond that normally associated with a
residential use, heavy industrial uses, entertainment uses, and full service
restaurants will be prohibited; no uses that cause vibration, noise, odor,
traffic or other impacts that could cause excessive impacts to the surrounding
properties shall be permitted; and all work associated with a non-residential
use in any of the work-live units shall be done indoors. The project design
and conditions of approval will minimize potential impacts to the adjoining
area. In addition, Chapter 9.18 of the Garden Grove Municipal Code contains
express restrictions on the use and operation of work-live mixed-use projects
such as the one proposed that must be adhered to for the life of the project.
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Provided the conditions of approval for the project are adhered to for the life
of the project, the use will be harmonious with persons who work and live in
the area.

3. The proposed use will not interfere with the use, enjoyment, or valuation of
the property of other persons located in the vicinity of the site.

The proposed work-live mixed-use project will not unreasonably interfere
with the use, enjoyment, or valuation of the property of other persons
located within the vicinity of the site, provided that the conditions of approval
are adhered to for the life of the project. The property and adjacent
properties are zoned for commercial and light industrial uses and work-live
units like those proposed are expressly permitted pursuant to a conditional
use permit. Pursuant to the conditions of approval, only uses permitted or
conditionally permitted in the AR zone may be maintained in the live-work
units; auto repair uses, the storage of flammable liquids or hazardous
materials beyond that normaily associated with a residential use, heavy
industrial uses, entertainment uses, and full service restaurants will be
prohibited; no uses that cause vibration, noise, odor, traffic or other impacts
that could cause excessive impacts to the surrounding properties shail be
permitted; and ali work associated with a non-residential use in any of the
work-live units shall be done indoors. 1In addition, Chapter 9.18 of the
Garden Grove Municipal Code contains express restrictions on the use and
operation of work-live mixed use projects such as the one proposed that
must be adhered to for the life of the project.

4, The proposed use will not jeopardize, endanger,' or otherwise constitute a
menace to public health, safety, or general welfare.

Pursuant to the conditions of approval, only uses permitted or conditionally
permitted in the AR zone may be maintained in the live-work units; auto
repair uses, the storage of flammable liquids or hazardous materials beyond
that normally associated with a residential use, heavy industrial uses,
entertainment uses, and full service restaurants will be prohibited; no uses
that cause vibration, noise, odor, traffic or other impacts that could cause
excessive impacts to the surrounding properties shall be permitted; and all
work associated with a non-residential use in any of the work-live units shall
be done indoors. In addition, Chapter 9.18 of the Garden Grove Municipal
Code contains express restrictions on the use and operation of work-live
mixed use projects such as the one proposed that must be adhered to for the
life of the project. Provided that proposed work-live mixed-use development
adheres to the conditions of approval for the life of the project, the proposed
project will not jeopardize, endanger, or otherwise constitute a menace to
public health, safety, or general welfare.

5. That the proposed site is adequate in size and shape to accommodate the
vards, walls, fences, parking and loading facilities, landscaping and other
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development features prescribed in this title or as is otherwise required in
order to integrate such use with the uses in the surrounding area.

The proposed project has been designed to comply with the development
standards and requirements of the AR (Adaptive Reuse) zone. The site is
adequate in size and shape to accommodate the new structure and
associated site improvements, which include parking facilities, landscaping,
and development walls.

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

The site is adequately served by Garden Grove Boulevard and Pearl Street
and the development of the project will include accessible driveways
providing both ingress and egress. The site is also adequately served by the
public service facilities required such as public utilities: gas, electric, water,
and sewer facilities.

LOT LINE ADJUSTMENT:

1.

The parcel, as a result of the Lot Line Adjustment, will conform to the zoning
and building codes.

The subject parcels have a General Plan Land Use designation of
Industrial/Commercial Mixed Use and are zoned AR (Adaptive Reuse). The
property is comprised of three (3) lots each with a combine lot area of .69
acres. The Lot Line Adjustment will consolidate the three (3) parcels into one
lot to allow the construction of a 10-unit, work-live project that is approved
via Site Plan No. SP-022-2016 and Conditional Use Permit No.
CUP-065-2016. The Lot Line Adjustment and all subsequent site
improvements will be in conformance with the applicable zoning and building
code regulations as well as be consistent with the City’s Subdivision
Ordinance and the State Subdivision Map Act.

INCORPORATICON 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, Conditional Use Permit, and Lot Line Adjustment possess
characteristics that would indicate justification of the request in accordance
with Municipal Code Sections 9.32.030 and 9.40.190.

In order to fulfill the purpose and intent of the Municipal Code, and, thereby,
promote the health, safety, and general welfare, the attached Conditions of
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Approval (Exhibit "A") shall apply to Site Plan No. SP-022-2016, Conditional
Use Permit No. CUP-065-2016, and Lot Line Adjustment No. LLA-011-2016.

3. Approval of this Site Plan, Conditional Use Permit, and Lot Line Adjustment
shall be contingent upon the approval of Development Agreement No.
DA-002-2016 and adoption of the Mitigated Negative Declaration and the
Mitigation Monitoring Program for the project by the Garden Grove City
Council.




EXHIBIT “A"”

Site Plan No. SP-022-2016, Conditional Use Permit No. CUP-065-2016 and

Lot Line Adjustment No. LLA-011-2016

10641 and 10661 Garden Grove Boulevard and
10662 Pearl Street

CONDITIONS OF APPROVAL

General Conditions

1.

Fach owner of the property shall execute, and the applicant shall record
against the property, a “Notice of Discretionary Permit Approval and
Agreement with Conditions of Approval,” as prepared by the City Attorney’s
Office, within 30 days of approval. The applicant shall provide the City with a
copy of the recorded Notice within ten (10) days of its recordation.

All Conditions of Approval, approved under Site Plan No. SP-022-2016,
Conditional Use Permit No. CUP-065-2016, and Lot Line Adjustment No.
LLA-011-2016 contained in Resolution No. 5858-16, shall remain in full force
and effect, except as modified herein. All Conditions of Approval set forth
herein, or contained in Resolution No. 5858-2016, 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 foliowing: the project applicant,
Tony Lam, 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,
regardiess of property ownership. Except for minor modifications approved
by the Community Development Director pursuant to Condition No. 4, below,
any changes to the Conditions of Approval require approval by the Planning
Commission. All Conditions of Approval herein shall apply to Site Plan No.
SP-022-2016 and Conditional Use Permit No. CUP-065-2016. The Conditions
of Approval applying to Lot Line Adjustment No. LLA-011-2016 shall only be
those that so expressly state and/or those necessary to conform to the
General Plan, any applicable specific plan, and zoning and building
ordinances, to require the prepayment of real property taxes prior to the
approval of the lot line adjustment, or to facilitate the relocation of existing
utilities, infrastructure, or easements.

Approval of this Site Plan, Conditional Use Permit, and Lot Line Adjustment
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 Site Plan, Conditional Use Permit, Lot Line
Adjustment and/or these Conditions of Approval, which do not materially
change the scope or intensity of the project and which will not result in
impacts that have not previously been addressed, may be approved by the
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Community Development Director, in his or her discretion. Proposed
modifications to the project, approved site plan, floor plan, and/or these
Conditions of Approval determined by the Community 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.

5. All conditions of approval shall be implemented at the applicant’s expense,
except where otherwise expressly specified in the individual condition.

6. Ali 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
City's Planning Division. Lighting adjacent to residential properties shali be
restricted to low decorative type wall-mounted lights, or a ground lighting
system. Lighting shall be provided throughout all private drive aisles and
entrances to the development per City standards for street lighting. Lighting
in the common areas shall be directed, positioned, or shielded in such
manner so as not to unreasonably illuminate the window area of nearby
residences.

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

a. All on-site and off-site utilities (off-site refers to the areas within public
right-of-way to the center line of the streets adjacent to the subject
property) within the perimeter of the site and to the centerline of the
adjacent streets shall be installed or relocated underground.

b. Above-ground utility equipment (e.g., electrical, gas, telephone, cable
TV) shall not be located in the street setbacks, within the common areas
along Garden Grove Boulevard and Pearl Street, or any parking areas
and shall be screened to the satisfaction of the Community Development
Department.

¢. No roof-mounted mechanical equipment, including but not limited to dish
antennas, shall .be permitted unless a method of screening
complementary to the architecture of the building is approved by the
Community Development Department prior to the issuance of building
permits. Said screening shall block visibility of any roof-mounted
mechanical equipment from view of public streets and surrounding
properties.

d. All ground, roof, or wall-mounted mechanical equipment shall be
screened from public view from adjacent properties and the public
right-of-way and shall also be screened, to the extent feasible, from on-
site areas.
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e. The mitigation measure that is part of the Mitigated Negative Declaration
that is adopted for Site Plan No. SP-022-2016, Conditional Use Permit
No. CUP-065-2016, and Lot Line Adjustment No. LLA-011-2016 (the
"Mitigated Negative Declaration") is incorporated herein by this reference
and shall be implemented as conditions of approval for this project

Publlic Works Engineering Division

8.

10.

11.

12.

The applicant shall be subject to Traffic Mitigation Fees in accordance with
Chapter 9.44 of the Garden Grove Municipal Code; In-Lieu Park Fees in
accordance with the City’s current Fee Resolution; and all other applicable
fees duly adopted by the City.

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 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.

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

Separate 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 shali include a coordinated utility plan.
Street improvement plan shall conform to all format and design requirements
of the City Standard Drawings & Specifications. All fees collected at the time
of permit issuance shall be based on the fee schedule in effect at that time.

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 Final Water Quality Management Plan that:

¢ Addresses Site Design BMPs based upon the geotechnical report
recommendations and findings such as infiltration minimizing impervious
areas, maximizing permeability, minimizing directly connected impervious
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13.

14.

15.

16.

areas, creating reduced or “zero discharge” areas, and conserving natural
areas.

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

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

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

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

¢ 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
demonstrate compliance with the WQMP in a manner meeting the satisfaction
of the City Engineer, including:

¢ 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.

e 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.

* Demonstrate that the applicant has agreed to and recorded an agreement
or another legal instrument approved by the City Attorney that shall
require the property owner, successors, tenants (if applicable), and
assigns to fund, operate and maintain in perpetuity the post-construction
BMPs described in the Project WQMP and Q&M Plan.

Prior to the issuance of a grading permit, the applicant shall provide a
hydrological analysis with scaled map and calculations and hydraulic
calcuiations to size drainage facilities per 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 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 grading
plan.

Provide a separate coordinated utility plan showing the location of all utilities
serving the site. Any easements required providing locations and access for
the utilities and their appurtenances shall be provided by separate
instrument.
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17.

18.

19,

20.

21.

22.

23.

24,

The applicant shall construct the driveway entrance to the development per
City of Garden Grove Standard Plan B-120 with conforming ADA landing and
pathways where public and private sidewalks intersect. All designs must
conform to latest ADA standards.

The grading plan shall provide an accessibility route for the ADA pathway in
conformance with the requirements of the department of justice standards,
latest edition.

All trash container areas shall meet the following requirement:

¢ 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 into the
enclosure per City of Garden Grove Standard Plan B-502;

¢« Provide a drain to a sanitary waste line. 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 per City of Garden Grove Standard
Plan B-502.

~ Prior to the issuance of the street improvements and grading permit, the

applicant shall provide completion bonds for all work constructed under the
street improvements and grading permit in a manner 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).

No parallel curb parking shall be permitted anywhere on the site and Garden
Grove Boulevard.

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

Any new or required block walis and/or retaining walls shall be shown on the
grading plans with a minimum height of 6-feet from the highest finished
grade. Cross sections shall show vertical and horizontal relations of
improvements and property line. Block walls shall be designed in accordance
to City standards or designed by a professional registered engineer

The applicant shall remove the existing landscaping within sidewalk areas
along Garden Grove Boulevard and Pearl Street and construct street frontage
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improvements as identified below. All landscaping installed within the public
rights-of-way shall be maintained by the applicant in a manner meeting the
approval of the City Engineer. A separate street improvement plan shall be
prepared for Garden Grove Boulevard and Pearl Street and submitted to the
engineering department for improvements within the existing and proposed
right of way.

Garden Grove Boulevard

Remove the existing easterly and westerly substandard driveway approaches
and existing landscaping on Garden Grove Boulevard and construct new curb,
gutter and sidewalk.

The new driveway approach to the site shall be constructed in accordance
with City of Garden Grove Standard Plan B-120. Standard Plan B-120 calls
for a maximum width of 30-feet for commercial and multi residential
projects, with any deviation from the standard to be approved by the City
Engineer and detailed on the plan showing all modifications.

Construct 8” curb and gutter along the property frontage at 42’ from
centerline in accordance with City Standard Plan B-113 (Type C-8).

Construct a 8-foot sidewalk and landscape adjacent to the street curb in
accordance with City Standard Plan B-106 and planning department
direction.

Remove and replace the street pavement from the edge of the median to the
edge of the gutter per City Standard B-102 andlas directed by the City

Engineer.

Pear] Street

Construct 6” rolled curb and gutter along the property frontage at 20’ from
centerline in accordance with City Standard Plan B-116,

Remove and replace the pavement of the street from the edge of the
northerly gutter to the edge of new southerly gutter along the property
frontage per City Standard Plan B-104 and the direction of the City Engineer.

Construct new driveway approach to the site in accordance with City of
Garden Grove Standard Plan B-121.

Construct a new 4-foot parkway adjacent to the new 6-inch curb and 4-foot
sidewalk per City Standard Plan B-105.
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25,

Conditions of Approval for LLA-011-2016:

The applicant shall submit an updated title report along with copies of the
recorded instruments listed in the title report.

The applicant shall submit copies of the reference maps used to prepare the
legal description and the plat.

The Lot Line Adjustment shall comply with all provisions of the City of Garden
Grove Public Work’s Engineering Service Division and shall be reflected in a
deed or record of survey that shall be recorded, with copies filed with the
City, prior to issuance of a building permit for the structure.

Public Works Water Services Division

Water Conditions

26.

27.

28.

29.

30.

31,

New water services 2” and smaller can be installed by the Water Services
Division upon payment of applicable fees, or by the applicant’s contractor
and inspected by Water Engineering Inspector. Applicant’s contractor shall
have a Class A or C-34 License. Fire services and larger water services 3"
and larger, shall be installed by developer/owner’s contractor per City
Standards and inspected by the Water Engineering Inspector.

A Reduced Pressure Principle Device (RPPD) backflow prevention device shall
be installed for meter protection. The landscape system shall also have RPPD
device. Installation shall be per City Standards and shall be tested by a
certified backflow device tester immediately after instaliation. Cross
connection inspector shall be notified for inspection after the installation is
completed. The property owner(s) 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(s) must
open a water account upon installation of RPPD device.

It shall be the responsibility of the applicant to abandon any existing private
water well(s) per Orange County Health Department requirements.
Abandonment(s) shall be inspected by Orange County Health Department
inspector after permits have been obtained.

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

The City shall determine if existing water services(s) is/are usable and meets
current City Standards. Any existing meter and service {ocated within new
driveway(s) shall be relocated at owner’s expense.

Fire service connection shall have above ground double check detector
assembly (DCDA) per City Standard B-773. Device shall be tested
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32,

immediately after installation and once a year thereafter by a certified
backfiow device tester and the resuits to be submitted to Water Quality,
Water Services Division. Device shall be on private property and is the
responsibility of the property owner(s). The above ground assembly shall be
screened from public view as required by the Planning Division.

l.ocation and number of fire hydrants shall be as required by Water Services
Division and the Fire Department.

Sewer Conditions

33.

34.

35.

36.

The applicant 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. '

In order for the project to be constructed as proposed by the applicant, the
existing off-site and on-site sewer main going from west to east of the
property will need to be removed and new sewer improvements constructed
on the property and the immediately adjacent properties. Accordingly, the
applicant shall remove and remediate the existing sewer main located within
the proposed project boundary and construct the new sewer line within the
project boundary to tie into the main in Grove Boulevard. The applicant shall
also work with the adjacent property owners to ensure that (a) the remaining
downstream portion of the sewer main in the adjacent property to the east is
capped and plugged and a new sewer cleanout installed at the east property
line to allow access to the remaining sewer, and (b) a new reroute for a
lateral to the south to tie into the main on Garden Grove Bouievard is
installed on the adjacent property to the west. Prior to commencement of
any field investigation and design work, the applicant SHALL provide
evidence satisfactory to the City Engineer that the applicant has entered into
a binding agreement or agreements with the adjacent property owners
providing applicant with the right to construct the above-described
improvements on the neighboring properties. The sewer improvements
described in this Condition shall be designed, constructed and installed at the
applicant’s expense and shall be fully compieted and approved by the City
prior to issuance of a certificate of occupancy.

Commercial food uses of any type shall require the installation of an
approved Grease Control Device (GCD) prior to obtaining a business license.

A properly sized Grease Control Device (GCD) shall be installed on the waste
line and maintained by the property owner. There shall be a separate
sanitary waste line that will connect to the sewer lateral downstream of the
GCD. All other waste lines shall be drained through the grease trap. The
GCD may be located inside of the building per County Health Department
requirements. Prior to City permit issuance, trap location must be approved
by the Orange County Health Department as evidenced by their stamp on the
plans. Owner shall maintain comprehensive GCD maintenance records and
shall make them available to the City of Garden Grove upon demand.
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37.

Food grinders (garbage disposal devices) are prohibited within the
commercial part of the unit per Ordinance 6 of the Garden Grove Sanitary
District Code of Regulations.

Building Services Division

38.

39.

The buildings shall be designed to comply with all provisions of the California
Building Codes and City adopted amendments.

All units shall be adaptable and on an accessible route. Office spaces shall
meet all disability access requirements, including constructing a handicap
accessible bathroom in each unit.

Planning Services Division

40.

This approval is for the construction of a four-story, ten-unit, work-live,
mixed-use development. The living area of each unit shall be incidental to
the work area of the unit and shall not be leased out separately from the
work area of the unit. Interior access between the work and live areas of
each unit shall be maintained. The portion of each work-live unit used for
residential purposes shall at no time exceed 40 percent of the total area of
the work-live unit, and no work-live unit may be converted entirely to
residential use. Each occupant of a work-live unit shall at all times comply
with the restrictions on uses and activities within a vertically integrated
residential/commercial mixed use development set forth in Garden Grove
Municipal Code section 9.18.020.070 and the use limitations, design
standards, and operating requirements for work-live units set forth in Garden
Grove Municipal Code section 9.18.030.360. The owner(s) of the property
shall be responsible for ensuring that tenants comply with these
requirements at ail times. In addition, prior to the issuance of a certificate of
occupancy the then current owner(s) of the property shall enter into and
record a Covenant Agreement (or other appropriate document acceptable to
the City) with the City in a form approved by the City Attorney and City
Manager, restricting use and occupancy of property in accordance with
Conditions of Approval 40, 41, 42, and 43 and sections 9.18.020.070 and
9.18.030.360 of the Garden Grove Municipa! Code. The Covenant Agreement
shall run with the land and be binding upon all current and future owners and
tenants of the property and their respective heirs, successors, and assignees;
provide that the Covenant Agreement may not be substantively amended or
terminated without City approval; and provide that the City may, but shall
not be obligated to, enforce the provisions of the Covenant Agreement. The
City Manager shall be authorized to execute the Covenant Agreement on
behalf of the City. The Covenant Agreement shall be recorded prior to the
issuance of any certificates of occupancy. Evidence of the recordation of the
agreement shall be provided to the City prior to the issuance of a certificate
of occupancy. The applicant shall provide City with a current title report
and/or other evidence satisfactory to the City evidencing title ownership of
the property at the time of recordation of the Covenant Agreement.
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41.

42,

43,

44,

45,

46.

Only uses listed as permitted or conditionally permitted within the Land Use
Chart, Table 9.18-1 of Section 9.18.020.030 of Title 9 of the City’s Municipal
Code shall be maintained in the live-work units. Auto repair uses, the storage
of flammable liquids or hazardous materials beyond that normally associated
with a residential use, heavy industrial uses, entertainment uses, and full
service restaurants shall be prohibited. No uses that cause vibration, noise,
odor, traffic or other impacts that could cause excessive impacts to the
surrounding properties shall be permitted. All work associated with a non-
residential use in any of the work-live units shall be done indoors. The
owner(s) of the property shall be responsible for ensuring that tenants
comply with these requirements at all times. The applicant and/or property
owner(s) or managers shall provide written notice to all occupants and users
of the work-live units that the surrounding area may be subject to levels of
noise, dust, fumes, or other effects associated with commercial and industrial
uses at higher levels than would be expected in strictly residential areas.

Parking spaces in the garages shall maintain the ability to park either one car
in a one-car garage and two cars in a two-car garage at all times. The
garages shall not be used for storage. The owner(s) of the property shall be
responsible for ensuring that tenants comply with these requirements at all
times. Each unit shall be designated a garage space. With the exception of
the garages located behind units 1 and 5, all other garage spaces shall be
separated with a dividing wall between the units. No access into units 1 and
5 from the respective adjoining garages shall be permitted.

Residents shall not park or store vehicles anywhere on the site except within
the designated parking spaces in the garages for their unit. The open
parking shall be made available for patrons of the on-site business during all
hours of operation. The owner(s) of the property shall be responsible for
ensuring that tenants comply with these requirements at all times,

No outside storage shall be permitted on-site. Storage of boats, recreational
vehicles, or commercial vehicles on the property is prohibited. The owner(s)
of the property shall be responsible for ensuring that tenants comply with
these requirements at all times.

Best Management Practices shall be incorporated in the management of the
site to detour and/or abate any graffiti vandalism throughout the life of the
project, including, but not limited to, timely removal of all graffiti, the use of
graffiti resistant coatings and surfaces, the installation of vegetation
screening of frequent graffiti sites, and the installation of signage, lighting,
and/or security cameras, as necessary.

All landscaping shall be consistent with the landscape requirements set forth
and/or incorporated in the Garden Grove Municipal Code. The developer shall
submit a complete landscape plan governing the entire development. The
landscape irrigation plans shall include type, size, location and guantity of all
plant material. The landscape plan shall include irrigation plans and staking
and planting specifications. All landscape irrigation shall comply with the
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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 aiso subject
to the following:

d.

A complete, permanent, automatic remote control irrigation syétem shall
be provided for all landscaping areas shown on the plan. The sprinklers
shall be low flow/precipitation sprinkler heads for water conservation.

The plan shall provide a mixture of a minimum of ten percent (10%) of
the trees at 48-inch box, ten percent (10%) of the trees at 36-inch box,
fifteen percent (15%) of the trees at 24-inch box and sixty percent (60%)
of the trees at 15-gallon. The remaining five percent (5%) may be of any
size. These trees shall be incorporated into the landscaped frontages of
all streets. Where clinging vines are considered for covering walls,
drought tolerant vines shall be used.

Trees planted within 10-feet of any public right-of-way shall be planted in
a root barrier shield. All landscaping along street frontages adjacent to
driveways shall be of the low height variety to ensure safe sight
clearance.

Landscaping along Garden Grove Boulevard shall match the landscape
requirements of the Garden Grove Mixed Use Zones. Off-site landscaping
shall include 4’-0” x 8’-0” planters with canopy trees spaced 30’-0" apart
on center with an under planting of shrubs and flowering ground cover.
Plant materials within the public right-of-way shall be determined by the
City’s Public Work’s Department. On-site landscaping shall include both
columnar and canopy trees. Columnar trees (minimum height at maturity
of 45"-0") shall be planted within 10°-0 of the public right-of-way and
shall be placed at regular intervals and no more than 40”-0” on center,
On-site canopy trees shall be planted at a ratio of at least one tree for
every 50-0" of the Garden Grove Boulevard street frontage. The on-site
front yard landscape area shall also include shrubs and flowering ground
covers. All on and off-site canopy trees shall be a minimum size of
24-inch box. Columnar trees shall be a minimum of 25-0” tall. Should
palm trees be proposed, the brown trunk height of the palm trees shall be
25-0".

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

Landscaping within the third floor open space area shall include decorative
paving, artificial turf, and planters with canopy trees, shrubs, and
fiowering plants.
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47.

438.

49,

50.

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 20-foot. deep
driveway throats along Garden Grove Boulevard and Pearl Street, subject to
the Community Development Department's approval. Such enhanced
concrete treatment includes decorative stamped concrete or interlocking
pavers, or other enhanced treatment, excluding scored and/or colored
concrete. Color, pattern, material, and final design and configuration shall be
approved by the Community Development Department, Planning Division,
and shall be shown on the final site plan, grading plan, and landscape plans.

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).

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

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

Pursuant to the Mitigation Measure stated within the Mitigated Negative
Declaration and Initial Study for the subject project, the applicant shall be
required to obtain the services of a qualified archaeologist during the grading
and excavation phases of the construction. The monitor(s) shall be approved
by the tribal representatives and will be present on-site during the
construction phases that involve any ground disturbing activities. The
monitor(s) shall have Hazardous Waste Operations and Emergency Response
(HAZWOPER) certification. In addition, the monitor(s) shall be required to
provide insurance certificates, including liability insurance, for archaeological
resource(s) encountered during grading and excavation activities. Pertinent
provisions outlined in the California Environmental Quality Act, California
Public Resources Code Division 13, Section 21083.2(a) through (k) shali
apply. The on-site monitoring shall end when the project site grading and
excavation activities are complete.
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51.

52.

53.

54,

The approval and effectiveness of Site Plan No. SP-022-2016, Conditional
Use Permit No. CUP-065-2016, and Lot Line Adjustment No. LLA-011-2016
shall be expressly contingent upon the adoption and effectiveness of a
binding Development Agreement between the applicant and the City of

Garden Grove.

Any new or required block walls and/or retaining wall(s)} shall be shown on
the grading plans. Block walls shall be developed to City Standards or
designed by a Registered Engineer and shall be measured from on-site
finished grade. The applicant shall provide the following:

a. Decorative masonry walls are required along the northerly property lines
of the Garden Grove Boulevard properties and along all the easterly, and
westerly property lines. The masonry wall shall be constructed to a
maximum height of 8-feet, as measured from highest point of finished
grade on the project’s side. A higher wall may be constructed if needed
for additional sound attenuation. These walls shall use slumpstone or
split-face block with decorative caps, subject to Community
Development Department’s approval.

b. The applicant shall work with the existing property owner(s) along the
northerly, southerly, and westerly property lines in designing and
constructing the required block wall. This requirement is to avoid having
double walls and minimize any impact that it might cause to the existing
landscaping on the neighbor’s side as much as possible. The perimeter
block wali shall be constructed and situated entirely within the subject
property. In the event that the applicant cannot obtain approval from
the property owners, the applicant shall construct the new wall with a
decorative cap to be placed between the new and existing walls. In the
event the location of a new wall adjacent to an existing wall or fence has
the potential to affect the landscape planter, then the Developer shali
work with City Staff to address this situation.

The common recreation area improvements shall be reviewed and approved
by the Community Development Department, Planning Division, prior to
issuance of building permits. The common recreation area shall include, at a
minimum, landscaping, decorative paving, barbecues, benches and table with
umbrellas.

Building colors and materials samples shall be submitted to the Planning
Division for review and approval prior to issuance of building permits. The
buildings shall include muiti-toned stucco exteriors with a minimum of 1-inch
reveal lines, windows recessed a minimum of 2-inches, aluminum store front
glazing, metal railings on the balconies and upper story walkways, varying
roof height, and decorative garage doors that are in keeping with the modern
design of the building.
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55. All signage shall comply with Chapter 20 of Title 9 of the City’s Municipal
Code. A sign program shall be established for the development prior to
Certificate of Occupancy.

56. A copy of the resolution approving Site Plan No. SP-022-2016, Conditional
Use Permit No. CUP-065-2016, and Lot Line Adjustment No. LLA-011-2016,
including these Conditions of Approval, shall be kept on the premises at all
times.

57. The permittee shall submit a signed letter acknowledging receipt of the
decision approving Site Plan No. SP-022-2016, Conditional Use Permit No.
CUP-065-2016, and Lot Line Adjustment No. LLA-011-2016, and his/her
agreement with all conditions of the approval.

58. 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-022-2016, Conditional Use Permit No.
CUP-065-2016, Lot Line Adjustment No. LLA-011-2016, and/or the
associated Development Agreement (collectively, the "Project entitlements").
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. Notwithstanding the foregoing, in
the event any legal action or proceeding is filed against the City and/or
applicant, seeking to attack, set aside, void or annul any of the Project
entitlements, applicant shall have the right and obligation to either: (1)
defend the City with legal counsel mutually selected by the applicant and the
office of the City Attorney; or (2) request that the City rescind the Project
entitlements and mutually terminate the Development Agreement , in which
case the applicant wouid have no obligation to defend or indemnify the City;
however, applicant shall reimburse the City for any costs incurred or
assessed against the City as a result of the filing of such legal action or
proceeding, provided the City acts promptly to rescind the Project
entitlements.

Garden Grove Fire Department

59. 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.
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60.

61.

62.

63.

64.

65.

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.

Fire hydrants shall meet the specification as outline by the Fire Chief and the
City’s Water Department.

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.

Fire flow requirements and/or peculiar street configurations may dictate the
necessity for additional fire hydrants per California Fire Code, Appendix III-A.

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
sire prior to any flammable material is placed on-site.
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DEVELOPMENT AGREEMENT NO. DA-002-2016
SP-022-2016, CUP-065-2016, and LLA-011-2016
(Tony Lam and Jennie Do)

THIS DEVELOPMENT AGREEMENT (“Agreement” or “Development
Agreement”) is made this day of , 2016 (“Effective Date”), by the
CITY OF GARDEN GROVE, a municipal corporation ("CITY”) on the one hand, and
Tony Lam, an individual, and Jennie Do, Trustee of Jennie Do Revocable Trust
(coliectively, "DEVELOPER"), on the other hand, pursuant to the authority set forth
in Article 2.5 of Chapter 4 of Division I of Title 7, Sections 65864 through 65869.5
of the California Government Code.

RECITALS
The following recitals are a substantive part of this Agreement:

A, The CITY and DEVELOPER desire to enter into this Development Agreement for
the construction of a 4-story, 10-unit, work/live mixed use development on a
.69-acre lot with related site improvements (the “"PROJECT") on that certain
real property described on Exhibit "A” attached hereto and incorporated herein
by reference (the "PROPERTY").




In order to implement the PROJECT, DEVELOPER has submitted, and CITY has
approved, Site Plan No. SP-022-2016, Conditional Use Permit No.
CUP-065-2016, and Lot Line Adjustment No. LLA-022-2016, and associated
conditions of approval, for the PROJECT.

The CITY and DEVELOPER desire to enter into this Development Agreement for
the construction of the PROJECT pursuant to Article 2.5 (commencing with
Section 65864) of Chapter 4 of Division 1 of Title 7 of the California
Government Code (the “"Development Agreement Statute”).

The PROJECT is a development requiring certain discretionary approvals by the
CITY before it may be constructed.

The Development Agreement Statute provides the authority for CITY to enter
into binding development agreements with a person having a legal or equitable
interest in real property.

DEVELOPER represents that it owns the PROPERTY in fee.

As consideration for the benefits gained by DEVELOPER from the vested rights
acquired pursuant to the Development Agreement Statute, CITY is requiring
that DEVELOPER construct and install as part of development of the PROJECT
certain public improvements and provide other public benefits.

AGREEMENT
THE PARTIES MUTUALLY AGREE AS FOLLOWS:

DURATION. This Agreement and Land Use Entitlements described in Section 2
shall expire four (4) years from the Effective Date, unless any duty specified
remains executory, in which case this Agreement may be renewed for a
successive one year term at discretion of CITY, pursuant to law, until all duties
are performed. The effective date of this Agreement shall begin on the date
first identified above.

Permitted Uses/Land Use Entitlements. The following uses are permitted on
the PROPERTY: A 4-story, 10-unit work-live development. The units range in
size from 2,330 square feet to 3,168 square feet. The PROIJECT has been
granted the following land use entitiements: Site Plan No. SP-022-2016,
Conditional Use Permit No. CUP-065-2016, and Lot Line Adjustment No.
LLA-011-2016 (subject to associated conditions of approval). The PROJECT is
subject to the development standards of the AR {Adaptive Reuse) zoning
requirements of Chapter 18, of Title 9 of the City’s Municipal Code and the
Conditions of Approval to Site Plan No. SP-022-2016, Conditional Use Permit
No. CUP-065-2016, and Lot Line Adjustment No. LLA-011-2016.
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Density/Intensity. The density or intensity of the PROJECT is as follows:
4-story, work/live development consisting of 10 units with related
improvements on a .69 acre site.

Maximum Height and Building Size. The maximum height and building sizes
are as follows: The maximum building height shall be four (4) stories with an
overall height not to exceed 46’-9” and the building area is comprised of 10
work/live units ranging in size from 2,330 square feet to 3,168 square feet, as
indicated on the site plan and elevations.

Reservation or Dedication. The reservation of easements or dedication of
property to the CITY to allow the construction of the proposed residential
development shall be as shown on and/or conditioned in the approved Site
Plan No. SP-022-2016, Conditional Use Permit No. CUP-065-2016, and Lot Line
Adjustment No. LLA-011-2016.

Improvements. The improvements described in Planning Commission
Resolution No. 5858-16 shall be constructed prior to the occupancy of the
proposed development or the issuance of any certificate of occupancy for any
unit of the development, all in accordance with the terms and conditions of Site
Plan No. SP-022-2016, Conditional Use Permit No. CUP-065-2016, and Lot Line
Adjustment No. [LLA-011-2016.

Scope of PROJECT. The PROIJECT shall consist of a work-live project consisting
of 10-units that range in size from 2,330 square feet to 3,168 square feet, for
a total of 10 units with related improvements.

Resolution/Material Terms. All Conditions of Approval of SP-022-2016,
Conditional Use Permit No. CUP-065-2016, and Lot Line Adjustment No.
LLA-011-2016, as per Planning Commission Resolution No. 5858-16, attached
hereto and incorporated herein as “Exhibit B," are material terms of this
Agreement. Breach of any condition of approval shall be deemed to be a
breach of this Development Agreement.

Development Agreement Payment. DEVELOPER shall pay a development
agreement payment to the CITY as follows:

9.1 Amount. $750 per unit and shall be paid prior to issuance of any
building permits.

9.2 Amount. The DEVELOPER shall make a contribution of $1,166 per unit
toward construction of a Fire Station, including, but not limited to,
related equipment, furnishings, and fixtures, etc., as part of this
Development Agreement and shall be paid prior to issuance of any
building permits.
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10.

11.

12.

13.

14,

15.

9.3 Not to Exceed. Payment under this Agreement shall not exceed
$19,160.00.

City Agreement. CITY agrees that the sums to be paid to the CITY, pursuant
to Paragraph 9, will reimburse CITY for the cost of certain CITY services
required by the PROJECT that are not otherwise being reimbursed to CITY.

Payment Due Date. The payment amount of $19,160.00 shall be due and
payable prior to the issuance of building permits for the PROJECT.

Termination Provisions. This Agreement may be terminated upon the
happening of any of the following events;

A. Failure of DEVELOPER to perform any of the provisions of this
Agreement, or

B. Mutual agreement of the parties.

Periodic Review. CITY’s Director of Community Development shall review
DEVELOPER'S performance every twelve (12) months at the anniversary of the
adoption of this Agreement. DEVELOPER shall demonstrate good faith
compliance with the terms of this Agreement. If as a result of the review,
CITY’s Community Development Director determines that DEVELOPER has not
demonstrated good faith compliance with this Agreement, CITY shall hold a
public hearing before CITY’s City Council. If, following such public hearing,
CITY’s City Council finds and determines, based upon substantial evidence,
that DEVELOPER has not complied in good faith with terms or conditions of this
Agreement, CITY may terminate the Agreement.

City Discretion. So long as the Agreement remains in effect, DEVELOPER shall
have the full vested right to construct and complete development of the
PROJECT and the use of the PROPERTY consistent with the land use
entitlements identified in Paragraph 2. Otherwise, CITY retains its right and
discretion, under all applicable Codes, to approve or disapprove any item
related to this PROJECT that it has not specifically agreed to via this
Agreement. DEVELOPER acknowledges that it shall comply with all CITY
requirements for applications and permits of any nature that apply to the
PROJECT and the PROPERTY and that this Agreement does not relieve
DEVELOPER of the necessity of filing applications for and obtaining any such
permits.

Improvement Schedule. The following improvements shall be constructed by
the stated dates:




16.

17,

18.

19.

20.

21,

22.

All repairs and improvements to the public right-of-way required pursuant to
Planning Commission Resolution No. 5858-16 shall be completed prior to the
issuance of any certificates of occupancy or release of any public utilities.

Developer Breach. Failure of DEVELOPER to construct improvements as
specified, or to pay amounts specified in a timely fashion, shall resuilt in the
withholding of building permits, any other permit or certificate of occupancy
until the breach is remedied.

Non-Liability of Officials and Employees of the City. No official or employee of
CITY shall be personally liable to DEVELOPER in the event of any default or
breach by CITY, or for any amount that will become due to DEVELOPER, or any
obligation under the terms of this Agreement.

Notices. All notices shall be personally delivered or mailed to the below listed
address, or to such other address as may be designated by written notice.
These addresses shall be used for delivery of service of process.

A. Address of DEVELOPER is as follows:
Tony Lam
9741 Bolsa Avenue, #201
Westminster, CA 92683

B. Address of CITY is as follows:
City of Garden Grove
11222 Acacia Parkway
Garden Grove, CA 92840

DEVELOPER'S Proposal. The PROJECT shall include DEVELOPER's proposal, as
modified by Planning Commission and City Council, including all Conditions of
Approval contained in Planning Commission Resolution No. 5858-16, which
shall be incorporated herein by this reference. In the event of any
inconsistency between terms of the proposal and this Agreement, the terms of
this Agreement shall govern.

Licenses, Permits, Fees, and Assessments. At its sole expense, DEVELOPER
shall obtain all licenses, permits, and approvals as may be required by this
Agreement, or by the nature of the PROJECT.

Time of Essence. Time is of the essence in the performance of this Agreement.

Successor’s In Interest. The provisions of this Agreement shall be binding
upon and inure to successors in interest of the parties and shall be specifically
binding upon and for the benefit of any future lessees or other owners of an
interest in PROPERTY.




23,

24.

25.

26.

27.

28.

Authority to Execute. The persons executing this Agreement on behalf of the
parties warrant that they are duly authorized to execute this Agreement and
that by executing this Agreement, the parties are formally bound.

Indemnification. DEVELOPER agrees to protect, defend, and hold harmless
CITY and its elective or appointive boards, officers, agents, and employees
from any and all claims, liabilities, expenses or damages of any nature,
including attorneys' fees, for injury or death of any person, or damage to
property, or interference with use of property, arising out of, or in any way
connected with performance of the Agreement by DEVELOPER, DEVELOPER'S
agents, officers or employees, or contractors or subcontractors hired by
DEVELOPER.

Modification. This Agreement constitutes the entire agreement between the
parties and supersedes any previous agreements, oral or written, regarding the
subject matter set forth herein. This Agreement may be modified only by
subsequent mutual written agreement executed by CITY and the DEVELOPER
and approved by CITY in accordance with the Development Agreement
Statute.

Recordation. The City Clerk shall cause this Agreement to be recorded against
the PROPERTY within ten (10) days of its Effective Date.

Remedies, The breach or default of any term or provision of this Agreement
by either party shall give the nondefaulting party the right to proceed with any
and all remedies set forth in this Agreement, including an action for damages,
an action or proceeding at law or in equity to require the defaulting party to
perform its obligations and covenants under this Agreement or to enjoin acts
or things which may be unlawful or in violation of the provisions of this
Agreement, and the right to terminate this Agreement.

Force Majeure. Subject to the party’s compliance with the notice requirements
as set forth below, performance by either party hereunder shall be deemed to
be in default, and all performance and other dates specified in this Agreement
shall be extended, where delays or default are due to causes beyond the
control and without the fault of the party claiming an extension of time to
perform, which may include, without limitation, the following: war,
insurrection, strikes, lockouts, riots, floods, earthquakes, fires, assaults, acts of
God, acts of the public enemy, epidemics, quarantine restrictions, freight
embargoes, lack of transportation, governmental restrictions or priority,
litigation, unusually severe weather, inability to secure necessary labor,
material or tools, acts or omissions of the other party, or acts or failures to act
of any public or governmental entity (except that the City's acts or failure to
act shall not excuse performance of the City hereunder). An extension of the
time for any such cause shall be for the period of the enforced delay and shall
commence to run from the time of the commencement of the cause, if notice
6




29,

30.

31.

32.

by the party claiming such extension is sent to the other party within thirty
(30) days of the commencement of the cause.

Attorney’s Fees. In addition to any other remedies provided hereunder or
available pursuant to law, if either party brings an action or proceeding to
enforce, protect or establish any right or remedy hereunder, the prevailing
party shall be entitled to recover from the other party its costs of suit and
reasonable attorney’s fees.

Remedies Cumulative. No right, power, or remedy given by the terms of this
Agreement is intended to be exclusive of any other right, power, or remedy;
and each other and every such right, power, remedy shall be cumulative and in
addition to every other right, power, or remedy given by the terms of any such
instrument, or by any statute or otherwise.

Waiver of Terms and Conditions. The CITY may, in its sole discretion, waive in
writing any of the terms and conditions of this Agreement. Waivers of any
covenant, term, or condition contained herein shall not be construed as a
waiver of any subseguent breach of the same covenant, term, or condition.

Non-Liability of City Officials and Employees. No member, official, employee or
agent of the CITY shall be personally liable to the DEVELOPER, or any
successor in interest, in the event of any default or breach by the CITY or for
any amount that may become due to the DEVELOPER or its successors, or on
any obligations under the terms of this Agreement.

[SIGNATURES ON FOLLOWING PAGE]




IN WITNESS WHEREOF, these parties have executed this Agreement on the

day and year shown below.

Date:

ATTEST:

CITY CLERK

DATE:

APPROVED AS TO FORM:

Garden Grove City Attorney

Date:

“CITY”
CITY OF GARDEN GROVE, a

municipal corporation

By:
Its:

"DEVELOPER"
TONY LAM, an individual

By:

Date:

{Signature must be notarized.)

JENNIE DO, as Trustee of Jennie Do
Revocable Trust

By:

Date:

(Signature must be notarized.)

If DEVELOPER is a corporation, a
Corporate Resolution and/or Corporate
Seal is required. If a partnership,
Statement of Partnership must be
submitted to CITY.




EXHIBIT "A"”

LEGAL DESCRIPTION OF PROPERTY

PARCEL 1
LOT 17 OF TRACT NO. 412 IN THE CITY OF GARDEN GROVE, COUNTY OF ORANGE,

STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 16, PAGE 17 OF
MISCELLANEOUS MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID

COUNTY.

PARCEL 2
LOTS 7 AND 8 OF TRACT NO. 412 IN THE CITY OF GARDEN GROVE, COUNTY OF

ORANGE, STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 16, PAGE 17 OF
MISCELLANEOUS MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID

COUNTY.

PARCEL 3
LOTS 9 AND 10 OF TRACT NO. 412 IN THE CITY OF GARDEN GROVE, COUNTY OF

ORANGE, STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 16, PAGE 17 OF
MISCELLANEOUS MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID

COUNTY.




EXHIBIT “B"”

CONDITIONS OF APPROVAL




COMMUNITY DEVELOPMENT DEPARTMENT
PLANNING STAFF REPORT

AGENDA ITEM NO.: C.2 SITE LOCATION: Two properties are located
on the north side of Garden Grove Boulevard,
west of Nelson Street. The third property is
contiguous to the north side of the Garden -
Grove properties and fronts on the south side
of Pearl Street, west of Nelson Street, North
side of Garden Grove Boulevard, west of
Nelson Street. The property addresses are
10641 and 10661 Garden Grove Boulevard
and 10662 Pearl Street.

HEARING DATE: April 21, 2016 GENERAL PLAN:
' Industrial/Commercial Mixed Use
CASE NOS.: Site Plan No. SP-022-2016 EXISTING ZONE:
CUP-065-2016, Lot Line Adjustment No. AR (Adaptive Reuse)
LLA-011-2016, and Development Agreement No.
DA-002-2016
APPLICANT: Tony Lam APN: 089-092-06, 089-092-26, and
' ' 089-092-25
PROPERTY OWNER: Tony Lam and CEQA DETERMINATION: Mitigated Negatlve
Jennie Do Declaration
REQUEST:

A request for approval of a Site Plan and Conditional Use Permit approval to
construct a four-story, 10-unit, work-live, mixed-use development on three
separate properties in conjunction with a Lot Line Adjustment to consolidate the
three properties into one, A Development Agreement is also included.

PROJECT STATISTICS:
Provided Code Requirement Meets Code
Total Lot Size .69 acres 15,000 S.F. Yes
Work/Live Density . .
By Total Site Area 10 units per acre 32 units per acre Yes
Work/Live Units . . Yes
- 10 units 22 units

Total Parking

Work/Live 32% 30 Yes
Recreation Area Yes™
Total 4,376.85 S.F. 3,000 S.F.

Commeon Area 3,500 S.F.

Private Balcony 876.85 S.F.
Building Setbacks Yes

Front 15'-0” 15'-0" .

Rear 28°-9” 0'-0"

sides 0’-0” 0-0”

*Table on plans says there are 31 spaces, but plans actually show 32 spaces,
**Private halconies range in size from 32.9 square feet to 132 square feet and are not a Code requirement.
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STAFF REPORT FOR PUBLIC HEARING PAGE 2
CASE NOS. SP-022-2016, CUP-065-2016, LLA-011-2016 and DA-002-2016

BACKGROUND:

The subject site is approximately .69 acres and consists of three contiguous
properties, two fronting on the north side of Garden Grove Boulevard, west of
Nelson Street, and one located on the north side of the Garden Grove Boulevard
properties, fronting on Pearl| Street. The General Plan designation of the properties
is Industrial/Commercial Mixed Use with a zoning designation of AR (Adaptive
Reuse). The properties are developed with a vacant commercial building and a
bicycle shop on the Garden Grove Boulevard properties and a non-conforming
single-family home on the Pearl Street property. The properties to the north, east,
and west are zoned AR and are developed with non-conforming single-family homes
and commercial uses. The properties to the south, across Garden Grove Boulevard
are zoned GGMU-3 (Garden Grove Mixed Use 3) and are developed commercially.

In 2008 the City Council adopted the current General Plan, which changed the Land
Use Designation of the area generally located north of Garden Grove Boulevard,
west of Nelson Street, east of Flower Street to the north of Stanford Avenue and
Nutwood Street to the south Stanford Avenue, as well as the area that is south of
the portion of the OCTA right-of-way that is north of Stanford Avenue, from Office
Professional, Mixed Use, and Industrial to Industrial/Commercial Mixed Use. This
area maintains a variety of uses that include eating establishments, auto repair,
light industrial uses, offices, and non-conforming residential uses.

In 2012, the City Council approved a Code Amendment that established the AR
Mixed Use Zone within this area along with associated development standards in
order to provide the consistency between the new General Plan Land Use
Designation and the Zoning classification that is required by State Law.

The applicant is proposing to combine the three subject properties and demolish the
existing improvements in order to develop a four-story, ten-unit, work-live
mixed-use development. The proposal also includes a Development Agreement.

DISCUSSION:

The proposal for the development of a four-story, 10-unit, work-live project is
required by City Code to be approved via the Site Plan and Conditional Use Permit
processes. In addition, since the design of the project is designed to be built over
property lines, the applicant is also required to consolidate the three subject

- properties into one paicel.

SITE PLAN:

Site Design, Parking, and Circulation

The new four-story building will be constructed to face Garden Grove Boulevard and
will maintain a 15’-0" setback from the front property line and will constructed over
the main driveway. The building will maintain zero setbacks along the east and west
property lines and 28°-0" from the réar property line. Main access to the property.
will be via a 25’-0" wide driveway from Garden Grove Boulevard with a secondary




STAFF REPORT FOR PUBLIC HEARING PAGE 3
CASE NOS. SP-022-2016, CUP-065-2016, LLA-011-2016 and DA-002-2016

access to Pearl Street from the north side of the project. While Code requires a
minimum of 30 parking spaces to accommodate the development, a total of 32
parking spaces have been provided (10 garaged, 11 covered, and 11 open). The
Site design, including parking and circulation, has been designed to comply with
requirements of Title 18, Mixed Use Regulations and Development Standards, of the
City’s Municipal Code.

Recreation Area and Landscaping:

The project has been designed to comply with the City Code zoning requirements for
landscaping, and active and private recreation areas for the work-live units. City Code
requires 3,000 square feet of recreational area for the ten proposed units, A total of
4,376.85 square feet of both common useable and private open space has been
provided, that includes a 3,500 square common useable recreation area on the third
floor of the building that is suspended over the main driveway and private patios
that range in size from 32.9 square feet to 132 square feet. The common useable
recreation area includes landscaping, umbrellas, lounge chairs, tables, and
barbeques.

Landscaping along Garden Grove Boulevard will include both columnar and canopy
trees with shrubs and ground cover on-site and canopy trees and ground covers
within the parkway adjacent to the street. Landscaping within the site and along
Pearl Street will include canopy trees, shrubs, vines, and ground covers.
Landscaping within the third floor common useable open space area will include
decorative paving, artificial turf, potted trees, shrubs, and flowering plans.

Unit Design

The project consists of 10 work-live units with private balconies. The units range in
size from 2,330 square feet to 3,168 square feet. Each unit includes work space and
a small residential space that maintains access from the work space area of the unit
to the living space via an interior staircase. The residential portions of the units
also have a secondary entrance to the third floor. The residential portions of the
units range in size from 750 square feet to 915 square feet. Eight of the units
maintain two-bedrooms and two-bathrooms, and the remaining two-units -maintain
one-bedroom and one and half-bathrooms. The commercial areas of the five lower
units maintain direct access to Garden Grove Boulevard and have two floors of
commercial space. The commercial areas of the top five units maintain access from
the walkway located on the fourth floor with the majority of the residential area
(with the exception of a bedroom) of the unit below the commercial area of the unit
on the third floor. Each unit will also include kitchen, living room, dining area and

laundry facilities.

City Code does not ailow the commercial portion of the units to be leased out
separately from the residential portion. The intent of the work-live unit is to provide
an alternative space where people can have a space that allows them to live in the
same unit as they work. ‘
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CASE NOS. SP-022-2016, CUP-065-2016, LLA-011-2016 and DA-002-2016 '

Building Architecture

The design of the four story building is contemporary exhibiting a two-toned kaki
and red brown (burnt sienna) stucco exterior with teal metal railing on the balconies
and upper story walkways, and aluminum store front glazing. The articulated
fagade, varying roof heights, and color pattern of the building provide visual interest
to the building.

CONDITIONAL USE PERMIT:

The requested Conditional Use Permit (CUP-065-201), along with the subject Site
Plan (SP-022-2016), will allow the applicant to develop the properties with work-live
units. Additionally, the Conditional Use Permit will include conditions of approval
reguiating the development in order to minimize impacts to the site and
surrounding areas.

The AR zone is intended for a mix of office, restaurants, limited commercial uses,
and light industrial uses. The only residential uses that are permitted are small
scale residential units that are part of a commercial/industrial unit in a work-live
environment. The Code only allows the residential use as incidental to the non-
residential use. The residential portions of the units cannot be leased out
separately from the commercial/industrial portion of the tenant space, and the
work-live units cannot be converted entirely to residential use. Additionally, all
future non-residential uses shall comply with Chapter 18, Mixed Use Regulations
and Development Standards, of the City’s Municipal Code. Pursuant to the
proposed Conditions of Approval, the applicant will be required to enter into and
record a Covenant Agreement with the City preventing future owners and tenants
of the property from using, leasing or converting the property in an unpermitted
manner. :

LOT LINE ADJUSTMENT:

In order to facilitate the development of the subject project, the three existing
parcels are required to be consolidated into one parcel. This will aliow the building
to be constructed as proposed since the Building Code does not allow buildings to
be constructed over property lines. Additionally, the consolidation of the lots will
connect the open' parking lot that faces Pearl Street to the rest of the project.
When complete, the combined lot area will be .69 acres. The proposed Lot Line
Adjustment is consistent with the City’s General Plan, Zoning Ordinance, the City’s
Subdivision Ordinance, and the State Subdivision Map Act.

DEVELOPMENT AGREEMENT:

The applicant will enter into a Development Agreement with the City. The applicant
will be guaranteed four years to construct the project, and the City will receive
development agreement payments from the developer in an amount not to exceed
$19,160. Development Agreement payments are designed to reduce the economic
costs of new projects to the public and mitigate development-related impacts on
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the community. The Pianning Commission recommendation on the Development
Agreement will be forwarded to the City Council for final action.

RECOMMENDATION:

Staff recommends that the Planning Commission take the following actions:

1. Adopt Resolution No. 5857-16 recommending that the City Council approve
Development Agreement No. DA-002-2016; and

2. Adopt Resolution No. 5858-16 approving Site Plan No. SP-022-2016,
Conditional Use Permit No. CUP-065-201, and Lot Line Adjustment No.
LLA-011-2016, subject to the recommended Conditions of Approval, and
subject to City Council adoption of a Mitigated Negative Declaration and
Mitigation Monitoring Program for the Project and City Council approval of
Development Agreement No. DA-002-2016.

y oy A

Karl Hill
Planning Services Manager

By: Lee Marino
"~ Senior Planner
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RESOLUTION NO. 5857-16

A RESOLUTION OF THE PLANNING COMMISSION RECOMMENDING ADOPTION OF A
MITIGATED NEGATIVE DECLARATION AND MITIGATION MONITORING AND
REPORTING PROGRAM AND APPROVAL OF DEVELOPMENT AGREEMENT NO.
DA-002-2016 FOR A MIXED-USE DEVELOPMENT ON THREE CONTIGUOUS
PROPERTIES LOCATED ON THE NORTH SIDE OF GARDEN GROVE BOULEVARD, WEST
OF NELSON STREET AND THE SOUTH SIDE OF PERAL STREET, WEST OF NELSON
STREET, AT 10641 AND 10661 GARDEN GROVE BOULEVARD AND 10662 PEARL

STREET.

BE IT RESOLVED that the Planning Commission of the City of Garden Grove, in -
regular session assembled on April 21, 2016, does hereby recommend City Council
adoption of a Mitigated Negative Declaration and Mitigation Monitoring and Reporting
Program and approval of Development Agreement No. DA-002-2016, for a four-
story, 10-unit, work-live, mixed-use development (the “Project”) on land consisting
of three properties, two located on the north side of Garden Grove Boulevard west
of Neilson Street and one located contiguous to the north side of the Garden Grove
Boulevard properties that fronts on the south side of Pearl Street, west of Nelson
Street, at 10641 and 10661 Garden Grove Boulevard and 10662 Pearl Street,
Assessor’s Parcel Nos. 089-092-06, 089-092-25, and 089-092-26 (collectively, the
“Property”).

BE IT FURTHER RESOLVED that the Planning Commission has considered the
proposed Mitigated Negative Declaration and Mitigation Monitoring and Reporting
Program, together with comments received during the public review process, and
finds that (1) the record of proceedings on which the Planning Commission’s
decision is based is located at the City of Garden Grove, 11222 Acacia Parkway,
Garden Grove, California; (2) that the custodian of record of proceedings is the
Director of Community Development; (3) that the Mitigated Negative Declaration
reflects the City's independent judgment and analysis; and (4) that on the basis of
the whole record before it, including the initial study and comments received, that
there is no substantial evidence that the Project wiil have a significant effect on the
environment; therefore, the Planning Commission hereby recommends the City
Council adopt the Mitigated Negative Declaration and Mitigation Mon:tormg and
Repotrting Program for this Project.

BE IT FURTHER RESOLVED in the matter of Development Agreement No.
DA-187-12, the Planning Commission of the City of Garden Grove does hereby
report as follows:

1. The subject case was initiated by Tony Lam (the “Applicant”).

2. The Applicant has requested Planning Commission approval of Site Plan No.
SP-022-2016, Conditional Use Permit No. CUP-065-2016, and Lot Line
Adjustment No. LLA-011-2016 to construct a four-story, 10-unit, work-live,
mixed-use development on three separate properties proposed to be
consolidated into a single parcel, and is requesting the Planning Commission
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recommend approval to City Council of Development Agreement No.
DA-002-2016 between the City of Garden Grove and Tony Lam and Jennie Do
for the Project on the Property.

3. Pursuant to the California Environmental Quality Act CEQA), Public Resources
Code Section 21000 et. seq., and the CEQA guidelines, 14 California Code of
Regulations Sec. 15000 et. seq., an initial study was prepared and it has been
determined that the proposed project quaiifies for a Mitigated Negative
Declaration because the proposed project with the proposed mitigation measure
cannot, or will not, have a significant effect on the environment. A Mitigation
Monitoring and Reporting Program has been prepared and is attached to the
Mitigated Negative Declaration listing the mitigation measures to be monitored
during project implementation. The Mitigated Negative Declaration was
prepared and circulated in accordance with CEQA and CEQA's implementing

guidelines.

4. The Property has a General Plan Land Use designation of Industrial/Commercial
Mixed Use and is currently zoned AR (Adaptive Reuse). The .69 acre site is
currently developed with a vacant commercial building, a bicycle shop on the
Garden Grove Boulevard properties and a non-forming single-family home on
the Peari Street property.

5. Existing land use, zoning, and General Plan designation of property in the vicinity
of the subject property have been reviewed.

6. Report submitted by City staff was reviewed.

7. Pursuant to a legal notice, a public hearing was held on April 21, 2016, and all
interested persons were given an opportunity to be heard.

8. Concurrently with adoption of this Resolution, on April 21, 2016, the Planning
Commission adopted Resolution No. 5858-16 approving Site Plan No.
SP-022-2016, Conditional Use Permit No. CUP-065-2016, and Lot Line
Adjustment No. LLA-011-2016, subject to specified Conditions of Approval, and
subject to the adoption of the Mitigated Negative Declaration and Mitigation
Monitoring and Reporting Program and approval of Development Agreement No..
DA-002-2016 by the Garden Grove City Council. The facts and findings set forth
in Planning Commission Resolution No. 5858-16 are hereby incorporated into

this Resolution by reference.

9. The Planning Commission gave due and careful consideration to the matter
during its meeting on April 21, 2016 and considered ali oral and wrltten

testimony presented regarding the project.

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:
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FACTS:

The Property is .69 acres in area, and is currently deveioped with a vacant
commercial building and a bicycle shop on the Garden Grove Boulevard properties
and a non-conforming single-family home on the Pearl Street property.

The Property has a General Plan Land Use designation of Medium Density
Residential and is zoned R-3 (Muitiple-Family Residential).

The Applicant desires to construct a 10-unit, work-live, mixed-use development on
the Property pursuant to Site Plan No. SP-022-2016, CUP-065-2016, and Lot Line
Adjustment No. LLA-011-2016. The maximum building height will be four (4) stories
with an overall height not to exceed 46'-9" and the building area will be comprised of
10 work/live units ranging in size from 2,330 square feet to 3,168 square feet.
Pursuant to the proposed Development Agreement with the City, the applicant will
be guaranteed four years to construct the Project in accordance with Site Plan No.
SP-022-2016, CUP-062-2016, and Lot Line Adjustment No. LLA-011-2016, and the
City will receive a development agreement payment in an amount not to exceed
$19,160 to reimburse the City for the cost of certain City services required by the
Project that are not otherwise being reimbursed to the City.

FINDINGS AND REASONS:

1. The-Development Agreement is consistent with the General Plan.

The proposed 10-unit, work-live, mixed-use development Project authorized to
be constructed under the Development Agreement is consistent with the
Property’s General Plan Land Use Designation of Industrial/Commercial Mixed
Use, which is intended to provide for a mix of uses. The Project is also
consistent with Policy LU-1.6 of the General Plan’s Land Use Element, which
provides for the City to encourage workplace development in close proximity to
residences in areas designated as Mixed Use.

INCORPORATION OF FACTS AND FINDINGS SET FORTH IN THE STAFF REPOQRT

In addition to the foregoing, the Planning Commission incorporates herein by this
reference, the facts and findings set forth in the staff report and in Resolution No.
5858-16.

BE IT FURTHER RESOLVED that the Planning Commission does conclude:

1. The Development Agreement possesses characteristics that would indicate
justification of the request in accordance with Government Code Section
65864 et. seq, provisions for Development Agreements.




RESOLUTION NO, 5858-16

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF GARDEN GROVE
APPROVING SITE PLAN NO. SP-022-2016, CONDITIONAL USE PERMIT NO.
CUP-065-2016, AND LOT LINE ADJUSTMENT NO. LLA-011-2016 FOR THREE
CONTIGUOUS PROPERTIES THAT ARE LOCATED ON THE NORTH SIDE OF GARDEN
GROVE BOULEVARD, WEST OF NELSON STREET AND THE SOUTH SIDE OF PERAL
STREET, WEST OF NELSON STREET, AT 10641 AND 10661 GARDEN GROVE
BOULEVARD AND 10662 PEARL STREET, ASSESSOR PARCEL NOS. 089-092-06,
089-092-25, AND 089-092-26. ‘

BE IT RESOLVED that the Planning Commission of the City of Garden Grove, in
regular session assembled on April 21, 2016, and approved Site Plan
No. SP-022-2016, Conditional Use Permit No. CUP-065-2016, and Lot Line
Adjustment No. LLA-011-2016, subject to the Conditicns of Approval attached
hereto as “Exhibit A”, and subject to the approval of Development Agreement No.
DA-002-2016 by the Garden Grove City Council.

BE IT FURTHER RESOLVED in the matter of Site Plan No. SP-022-2016, Conditional
Use Permit No. CUP-065-2016, and Lot Line Adjustment No. LLA-011-2016 the
Planning Commission of the City of Garden Grove does hereby report as follows:

1. The subject case was initiated by Tony Lam (the “Applicant”).

2. The Applicant is requesting approval of a Site Plan and Conditional Use Permit
to construct a four-story, 10-unit, work-live, mixed-use development on
three separate properties in conjunction with a Lot Line Adjustment to
consolidate the three properties into one. A Development Agreement
incorporating these proposed land use entitlements is also proposed.

3. Pursuant to the California Environmental Quality Act CEQA), Public Resources
Code Section 21000 et. seq., and the CEQA guidelines, 14 California Code of
Regulations Sec. 15000 et. seq., an initial study was prepared and it has
been determined that the proposed project qualifies for a Mitigated Negative
Declaration because the proposed project with the proposed mitigation
measures cannot, or will not, have a significant effect on the environment.
A Mitigation Monitoring and Reporting Program has been prepared and is
attached to the Mitigated Negative Declaration listing the mitigation
measures to be monitored during project implementation. The Mitigated
Negative Declaration was prepared and circulated in accordance with CEQA
and CEQA's implementing guidelines.

4, The properties have a General Plan Land Use designation of
Industrial/Commercial Mixed Use, and are currently zoned AR (Adaptive
Reuse). The subject properties are currently improved with a vacant
commercial building, a bicycle shop, and a non-conforming single-family
home.
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5. Existing land use, zoning, and General Plan designation of property in the
vicinity of the subject property have been reviewed.

6. Report submitted by City staff was reviewed.

7. Pursuant to a legal notice, a public hearing was held on April 21, 2016, and
all interested persons were given an opportunity to be heard.

8. Concurrently with adoption of this Resolution, on April 21, 2016, the Planning
Commission adopted Resolution No. 5857-16, recommending that the City
Council adopt the Mitigated Negative Declaration and Mitigation Monitoring and
Reporting Program and approve Development Agreement No. DA-002-2016 for
the Project. The facts and findings set forth in Planning Commission Resolution
No. 5857-16 are hereby incorporated into this Resolution by reference.

9. The Planning Commission gave due and careful consideration to the matter
during its meeting of April 21, 2016.

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 property is approximately .69 acres and consists of three properties,
two located on the north side of Garden Grove Boulevard west of Nelson Street and
one located contiguous to the north side of the Garden Grove Boulevard properties
that fronts on the south side of Pearl Street, west of Nelson Street. The subject
properties have a General Plan Designation of Industrial/Commercial Mixed Use and
are zoned AR (Adaptive Reuse). The properties to the north, east, and west are
zoned AR and are developed with non-conforming single-family homes and
commercial uses. The properties to the south, across Garden Grove Boulevard are
zoned GGMU-3 (Garden Grove Mixed Use 3) and are developed commercially.

In 2008 the City Council adopted the current General Plan, which changed the Land
Use Desighation of the area generally located north of Garden Grove Boulevard,
west of Nelson Street, east of Flower Street to the north of Stanford Avenue and
Nutwood Street to the south Stanford Avenue, as well as the area that is south of
the portion of the OCTA right-of-way that is north of Stanford Avenue, from Office
Professional, Mixed Use, and Industrial to Industrial/Commercial Mixed Use. This
area maintains a variety of uses that include eating establishments, auto repalr
light industrial uses, offices, and non-conforming residential uses.

In 2012, the City Council approved a Code Amendment that established the AR
‘Mixed Use Zone within this area along with associated development standards in
order to provide the consistency between the new General Plan Land Use

Designation and the Zoning classification that is required by State Law. '
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The subject properties are developed with a vacant commercial building and a
bicycle shop on the Garden Grove Boulevard properties and a non-conforming
single-family home on the Pearl Street property. The applicant is proposing to
combine the three subject properties and demolish the existing improvements in
order to develop a four-story, ten-unit, work-live mixed-use development.

The new four-story building will be constructed to face Garden Grove Boulevard and
will maintain a 15’ 0” setback from the front property line and will constructed over
the main driveway. The building will maintain zero setbacks along the east and west
property lines and 28" 0” from the rear property line. Main access to the property
will be via a 25’ 0" wide drive way from Garden Grove Boulevard with a secondary
access to Pearl Street from the north side of the project. While Code requires a
minimum of 30 parking spaces to accommodate the development, a total of 32
parking spaces have been provided (10 garaged, 11 covered, and 11 open). The
Site design, including parking and, circulation, have been designed to comply with
requirements of Title 18, Mixed Use Reguiations and Development Standards, of the
City’s Municipal Code.

The project has been designed to comply with the City Code zoning requirements
for landscaping, and active and private recreation areas for the work live units. City
Code requires 3,000 square feet of recreational area for the ten proposed units. A~
total of 4,376.85 square feet of both common useable and private open space has
heen provided, that includes a 3,500 square common useable recreation area on
the third floor of the building that is suspended over the main driveway and private
patios that range in size from 32.9 square feet to 132 square feet. The common
useable recreation area includes landscaping, umbrellas, lounge chairs, tables, and

barbeques.

Landscaping along Garden Grove Boulevard will include both columnar and canopy
~ trees with shrubs and ground cover on site and canopy trees and ground covers
within the parkway adjacent to the street. Landscaping within the site and along
Pear] Street will include canopy trees, shrubs, vines, and ground covers.
Landscaping within the third floor common useable open space area will include
decorative paving, artificial turf, potted trees, shrubs, and flowering plans.

‘The project consists of 10 work-live units with private balconies. The units range in
size from 2,330 square feet to 3,168 square feet. Each unit includes work space and
a small residential space that maintains access from the work space area of the unit
to the living space via an interior stair case. The residential portions of the units
also have a secondary entrance to the third floor. The residential portions of the
units range in size from 750 square feet to 915 square feet. Eight of the units
maintain two bedrooms and two bathrooms, and the remaining two units maintain
one hedroom and one and half bathrooms. The commercial areas of the five lower
units maintain direct access to Garden Grove Boulevard and have two floors of
commercial space. The commercial areas of the top 5 units maintain access from
the walkway located on the fourth floor with the majority of the residential area
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~ (with the exception of a bedroom) of the unit below the commercial area of the unit
on the third floor. Each unit will also include kitchen, living room, dining area and
laundry facilities.

City Code does not allow the commercial portion of the units to be leased out
separately from the residential portion or for the units to be converted entirely to
residential use. The intent of the work-live unit is to provide an alternative space
where people can have a space that allows them to live in the same unit as they
work,

The design of the four story building is contemporary exhibiting a two toned kaki
and red brown (burnt sienna) stucco exterior with teal metal railing on the balconies
and upper story walkways, and aluminum store front glazing. The articulated
facade, varying roof heights, and color pattern of the building provide visual interest
to the building.

FINDINGS AND REASONS:

SITE PLAN:

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 applicabie ordinances.

The subject site has a General Plan Jland use designation of
Industrial/Commercial Mixed Use (IC) and is zoned AR (Adaptive Reuse).
The proposed project consists of a 4-story, mixed-use development consisting
of ten (10) work-live units in a single building, along with 32 parking spaces
consisting of garage spaces, covered spaces, and an open parking lot. The
proposed mixed use development is consistent with the IC land use
designation, which is intended to provide for a mix of uses, as well as with
Policy LU-1.6 of the General Plan’s Land Use Element, which provides for the
City to encourage workplace development in close proximity to residences in
areas designated as Mixed Use. The Site Pian also complies with the spirit
and intent of the provisions, conditions, and requirements of the Municipal
Code and other applicable ordinances. The zoning of the property permits
work-live units subject to the approval of a Conditional Use Permit. The
placements of the structures, the site design, the parking lot layout, the
number of on-site parking spaces, and the landscape areas are all consistent
with the development standards applicable to the AR zone.

2. The proposed development does not adversely affect essential on-site
facilities such as off-street parking, loading and unioading areas, traffic
circulation and points of vehicular and pedestrian access.

The proposed development has been designed to meet the Code’s
requirements for access, on and off-site circulation and off-street parking
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The .plans have been reviewed by the City's Traffic Engineering Division as
well as a traffic consultant and it has been determined that the project will
have no adverse impacts to surrounding streets. The site provides sufficient
parking to accommodate the proposed work-live mixed use development.
The project has been designed to provide a drive aisle and parking layout
that enables customers to maneuver effectively through the site.

Furthermore, the City’s Fire Department has also reviewed the plans, and all
appropriate conditions of approval will eliminate any adverse impacts to
surrounding streets should there be an emergency.

3. The development, as proposed, will not adversely affect essential pubiic
facilities such as streets and alleys, utilities and drainage channels.

The streets in the area will be adequate to accommodate the proposed
development once the developer provides the necessary improvements for
the project. The proposed work-live mixed use project will not adversely
affect essential public facilities such as streets and alleys, utilizes, and
drainage channels. Utilities and drainage channels in the area are adequate
to accommodate the development.

The proposed development will also provide landscaping and proper grading
of the site in order to maintain proper drainage in the area. The Public Works
- Engineering and Water Services Division have reviewed the plans.

4, The project will not adversely impact the City's ability to perform its required
 public works functions.

The project has been.reviewed by the Public Works Department. There were
no issues raised by the project. Therefore, the project will not adversely
impact the City’s ability to perform its required public works functions.

5. The dev'elopment does have a reasonable degree of physical, functional, and
visual compatibility with neighboring uses and desirable neighborhood
characteristics.

The project is located in an area with a mix of industrial, commercial and
non-conforming single-family homes. The proposed project is consistent with
the surrounding area and compatible with the existing uses along Garden
Grove Boulevard and within the AR (Adaptive Reuse) zone. The building has
been designed to be oriented toward Garden Grove Boulevard to ensure a
reasonable degree of compatibility with adjacent developments.

6. 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.




~ Resolution No. 5858-16 Page 6

The project has been designed for building appearance, building placement,
landscaping, and other amenities to attain an attractive environment. Ali
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 agreements for the protection and maintenance of all
landscaping will be achieved.

CONDITIONAL USE PERMIT:

1.

That the proposed use will be consistent with the City’s adopted General Plan
and redevelopment plan.

The proposed work-live mixed use development will be consistent with the
General Plan Land Use Designation of the property, which s
Industrial/Commercial Mixed Use, provided that the project complies with all
conditions of approval. The proposed work-live development is consistent
with the Industrial/Commercial Mixed Use land use designation, which is
intended to provide for a mix of uses, as well as with Policy LU-1.6 of the
General Plan’s Land Use Element, which provides for the City to encourage
workplace development in close proximity to residences in areas designated
as Mixed Use.

That 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.

The proposed work-live development will not adversely affect the health,
peace, comfort, or welfare of the persons residing or working in the
surrounding area. The property is zoned for commercial and light industrial
uses and work-live units like those proposed are expressly permitted
pursuant to a conditional use permit. Pursuant to the conditions of approval,

" only uses permitted or conditionally permitted in the AR zone may be

maintained in the live-work units; auto repair uses, the storage of flammabie
liquids or hazardous materials beyond that normally associated with a
residential use, heavy industrial uses, entertainment uses, and full service
restaurants will be prohibited; no uses that cause vibration, noise, odor,
traffic or other impacts that could cause excessive impacts to the surrounding
properties shall be permitted; and all work associated with a non-residential
use in any of the work-live units shall be done indoors. The project design
and conditions of approval will minimize potential impacts to the adjoining
area. In addition, Chapter 9.18 of the Garden Grove Municipal Code contains
express restrictions on the use and operation of work-live mixed use projects
such as the one proposed that must be adhered to for the life of the project.
Provided the conditions of approval for the project are adhered to for the life
of the project, the use will be harmonious with persons who work and live in
the area.
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3. The -proposed use will not interfere with the use, enjoyment, or valuation of
the property of other persons located in the vicinity of the site.

The proposed work-live mixed use project will not unreasonably interfere with
the use, enjoyment, or valuation of the property of other persons located
within the vicinity of the site, provided that the conditions of approval are
adhered to for the life of the project. The property and adjacent properties
are zoned for commercial and light industrial uses and work-live units like
those proposed are expressly permitted pursuant to a conditional use permit.
Pursuant to the conditions of approval, only uses permitted or conditionally
permitted in the AR zone may be maintained in the live-work units; auto
repair uses, the storage of flammable liquids or hazardous materials beyond
that normally associated with a residential use, heavy industrial uses,
entertainment uses, and full service restaurants will be prohibited; no uses
that cause vibration, noise, odor, traffic or other impacts that could cause
excessive impacts to the surrounding properties shall be permitted; and all
work associated with a non-residential use in any of the work-live units shall
be done indoors. In addition, Chapter 9.18 of the Garden Grove Municipal
Code contains express restrictions on the use and operation of work-live
mixed use projects such as the one proposed that must be adhered to for the
life of the project.

4, The proposed use will not jecopardize, endanger, or otherwise constitute a
menace to public health, safety, or general welfare.

Pursuant to the conditions of approval, only uses permitted or conditionally
permitted in the AR zone may be maintained in the live-work units; auto
repair uses, the storage of flammable liquids or hazardous materials beyond
that normally associated with a residential use, heavy industrial uses,
entertainment uses, and full service restaurants will be prohibited; no uses
that cause vibration, noise, odor, traffic or other impacts that could cause
excessive impacts to the surrounding properties shall be permitted; and all
work associated with a non-residential use in any of the work-live units shall
be done indoors. In addition, Chapter 9.18 of the Garden Grove Municipal
Code contains express restrictions on the use and operation of work-live
mixed use projects such as the one proposed that must be adhered to for the
life of the project. Provided that proposed work-live mixed use development
adheres to the conditions of approval for the life of the project, the proposed
project will not jeopardize, endanger, or otherwise constitute a menace to
public health, safety, or general welfare.

5. That 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 this title or as is otherwise required in
order to integrate such use with the uses in the surrounding area.
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The .proposed project has been designed to comply with the development
standards and requirements of the AR (Adaptive Reuse) zone. The site is
adequate in size and shape to accommodate the new structure and
associated site improvements, which include parking facilities, landscaping,
and development walls.

The proposed site is adequately served by highways or streets of sufficient

width and improved as necessary to carry the kind and quantity of traffic to
be generated, and by other public or private service facilities as required.

The site is adequately served by Garden Grove Boulevard and Pearl Street
and the development of the project will include accessible driveways
providing both ingress and egress. The site is also adequately served by the
public service facilities required such as public utilities: gas, electric, water,
and sewer facilities.

LOT LINE ADJUSTMENT:

1.

The parcel, as a result of the Lot Line Adjustment, will conform to the zoning
and building codes. :

The subject parcels have a General Plan Land Use designation of
Industrial/Commercial Mixed Use and are zoned AR (Adaptive Reuse). The

property is comprised of three (3) lots each with a combine lot area of .69

acres. The Lot Line Adjustment will consolidate the three (3) parcels into one

lo to allow the construction of a 10-unit, work-live project that is approved

via Site Plan No. SP-022-2016 and Conditional Use Permit No.

CUP-065-2016. The Lot Line Adjustment and all subsequent site

improvements will be in conformance with the applicable zoning and building
code regulations as well as be consistent with the City’s Subdivision

Ordinance and the State Subdivision Map Act.

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, Conditional Use Permit, and Lot Line Adjustment possess
characteristics that would indicate justification of the request in accordance
with Municipal Code Sections 9.32.030 and 9.40.190.

In order to fulfill the purpose and intent of the Municipal Code, and, thereby,
promote the health, safety, and general welfare, the attached Conditions of
Approval (Exhibit “A”) shall apply to Site Plan No. SP-022-2016, Conditional
Use Permit No. CUP-065-2016, and Lot Line Adjustment No. LLA-011-2016.
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3. Approval of this Site Plan, Conditional Use Permit, and Lot Line Adjustment
shall be contingent upon the approval of Development Agreement No. DA-
002-2016 and adoption of the Mitigated Negative Declaration and the
Mitigation Monitoring Program for the project by the Garden . Grove City
Council. .




EXHIBIT “A”

Site Plan No. SP-022-2016, Conditional Use Permit No. CUP-065-2016 and

1.

Lot Line Adjustment No. LLA-011-2016

10641 and 10661 Garden Grove Boulevard and
10662 Pear! Street

CONDITIONS OF APPROVAL

General Conditions

Each owner of the property shall execute, and the applicant shall record
against the property, a “Notice of Discretionary Permit Approval and
Agreement with Conditions of Approval,” as prepared by the City Attorney’s
Office, within 30 days of approval. The applicant shall provide the City with a
copy of the recorded Notice within ten (10) days of its recordation.

All Conditions of Approval, approved under Site Plan No. $P-022-2016,

Conditional Use Permit No. CUP-065-2016, and Lot Line Adjustment No.

LLA-011-2016 contained in Resolution No. 5858-16, shall remain in full force
and effect, except as modified herein. All Conditions of Approval set forth
herein, or contained in Resolution No. 5858-2016, 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,
Tony Lam, 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. Except for minor modifications approved
by the Community Development Director pursuant to Condition No. 4, below,
any changes to the Conditions of Approval require approval by the Planning
Commission. All Conditions of Approval herein shall apply to Site Plan No.

.SP-022-2016 and Conditional Use Permit No. CUP-065-2016. The Conditions

of Approval applying to Lot Line Adjustment No. LLA-011-2016 shall only be
those that so expressly state and/or those necessary to conform to the
General Plan, any applicable specific plan, and zoning and building
ordinances, to require the prepayment of real property taxes prior to the
approval of the lot line adjustment, or to facilitate the relocation of existing
utilities, infrastructure, or easements.

Approval of this Site Plan, Conditional Use Permit, and Lot Line Adjustment
shall not be construed to mean any waiver of applicable and appropriate
zoning and other regulations; and wherein not otherwise specified, ali
requirements of the City of Garden Grove Municipal Code shall apply.

Minor modifications to the Site Plan, Conditional Use Permit, Lot Line
Adjustment and/or these Conditions of Approval, which do not materially
change the scope or intensity of the project and which will not result in
impacts that have not previously been addressed, may be approved by the
Community Development Director, in his or her discretion. Proposed
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modifications to the project, approved site plan, floor plan, and/or these
Conditions of Approval determined by the Community 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.

5, All conditions of approval shall be implemented at the applicant’s expense,
except where otherwise expressly specified in the individual condition.

6. 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
City's Planning Division. Lighting adjacent to residential properties shall be
restricted to low decorative type wall-mounted lights, or a ground lighting
system. Lighting shall be provided throughout all private drive aisles and
entrances to the development per City standards for street lighting. Lighting
in the common areas shall be directed, positioned, or shielded in such
manner so as not to unreasonably illuminate the window area of nearby

residences.

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

a. All on-site and off-site utilities (off-site refers to the areas within public
right-of-way to the center line of the streets adjacent to the subject
property) within the perimeter of the site and to the centerline of the
adjacent streets shall be installed or relocated underground.

b. Above-ground utility equipment (e.g., electrical, gas, telephone, cable
TV) shall not be located in the street setbacks, within the common areas
along Garden Grove Boulevard and Pearl Street, or any parking areas
and shall be screened to the satisfaction of the Community Development

Department.

c. No roof-mounted mechanical equipment, including but not limited to dish
antennas, shall be permitted unless a method of screening
complementary to the architecture of the building is approved by the
Community Development Department prior to the issuance of building
permits. Said screening shall block visibility of any roof-mounted
mechanical equipment from view of public streets and surrounding
properties.

d. All ground, roof, or wall-mounted mechanical equipment shall be
screened from public view from adjacent properties and the public
right-of-way and shall also be screened, to the extent feasible, from on-

site areas. '

e. The mitigation measure that is part of the Mitigated Negative Declaration
that is adopted for Site Plan No. SP-022-2016, Conditional Use Permit
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No. CUP-065-2016, and Lot Line Adjustment No. LLA-011-2016 (the
"Mitigated Negative Declaration"} is incorporated herein by this reference
and shall be implemented as conditions of approval for this project

Public Works Engineering Division

8.

10.

11.

12.

The applicant shall be subject to Traffic Mitigation Fees in accordance with
Chapter 9.44 of the Garden Grove Municipal Code; In-Lieu Park Fees in
accordance with the City’s current Fee Resolution; and all other applicable
fees duly adopted by the City.

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 Heaith Department.
The report shall make recommendations for pavement design 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.

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

Separate 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, inciuding 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. All fees coliected at the time
of permit issuance shall be based on the fee schedule in effect at that time.

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 Final Water Quality Management Plan that:

¢ 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.
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13,

14.

15.

16.

e Incorporates the applicable Routine Source Control BMPs as defined in the
DAMP,

e Incorporates structural and Treatment Control BMPs as defined in the

DAMP, .
e 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,

e 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
demonstrate compliance with the WQMP in a manner meeting the satisfaction

of the City Engineer, including:

o Demonstrate that all structural best management practices (BMPs)
described in the Project WQMP have been constructed and |nstalled 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.

e Submit for review and approval by the City an Operations and
Maintenance (O&M) Plan for all structural BMPs.

« Demonstrate that the applicant has agreed to and recorded an agreement
or another legal instrument approved by the City Attorney that shall
require the property owner, successors, tenants (if applicable), and
assigns to fund, operate and maintain in perpetuity the post -construction
BMPs described in the Project WQMP and O&M Plan.

Prior to the issuance of a grading permit, the applicant shall provide a
hydrological analysis with scaled map and calculations and hydraulic
calculations to size drainage facilities per Orange County RDMD standards.
Parkway culverts shali 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 grading permit, the applicant shall design overhead
street lighting within the development in @ manner meeting the approval of
the City Engineer. Location of lighting poles shall be shown on the grading

plan.

Provide a separate coordinated utility plan showing the location of all utilities
serving the site. Any easements required providing locations and access for
the utilities and their appurtenances shall be provided by separate
instrument.
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17,

18.

19.

20.

21,
22.

23.

24,

The applicant shall construct the driveway entrance to the development per
City of Garden Grove Standard Plan B-120 with conforming ADA landing and
pathways where public and private sidewalks intersect. All designs must
conform to latest ADA standards.

The grading plan shall provide.an accessibility route for the ADA pathway in
conformance with the requirements of the department of justice standards,
latest edition.

All trash container areas shall meet the following requirement:

e 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 into the
enclosure per City of Garden Grove Standard Plan B-502;

« Provide a drain to a sanitary waste line. 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;

s 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 per City of Garden Grove Standard
Plan B-502.

Prior to the issuance of the street improvements and grading permit, the
applicant shall provide completion bonds for all work constructed under the
street improvements and grading permit in a manner 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).

No paraltel curb parking shall be permitted anywhere on the S|te and Garden
Grove Boulevard.

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

Any new or required block walls and/or retaining walls shall be shown on the
grading plans with a minimum height of 6-feet from the highest finished
grade. Cross sections shall show vertical and horizontal relations of
improvements and property line. Block walis shall be designed in accordance
to City standards or designed by a professional registered engineer

The applicant shall remove the existing landscaping within sidewalk areas
along Garden Grove Boulevard and Pear! Street and construct street frontage
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25.

improvements as identified below. All landscaping installed within the public
rights-of-way shall be maintained by the applicant in a manner meeting the
approval of the City Engineer. A separate street improvement plan shall be
prepared for Garden Grove Boulevard and Pear| Street and submitted to the
engineering department for improvements within the existing and proposed
right of way.

Garden Grove Boulevard

Remove the existing easterly and westerly substandard driveway approaches
and existing landscaping on Garden Grove Boulevard and construct new curb,
gutter and sidewalk. :

The new driveway approach to the site shall be constructed in accordance
with City of Garden Grove Standard Plan B-120. Standard Plan B-120 calis
for a maximum width of 30-feet for commercial and multi residential
projects, with any deviation from the standard to be approved by the City.
Engineer and detailed on the plan showing all modifications.

Construct 8" curb and gutter along the property frontage at 42’ from
centerline in accordance with City Standard Pian B-113 (Type C-8).

Construct a 8-foot sidewalk and landscape adjacent to the street curb in
accordance with City Standard Plan B-106 and planning department
direction.

Remove and replace the street pavement from the edge of the median to the
edge of the gutter per City Standard B-102 and as directed by the City

Engineer.

Pearl Street

Construct 6” rolled curb and guttér along the property frontage at 20’ from

centerline in accordance with City Standard Plan B-116.

Remove and replace the pavement of the street from the edge of the
northerly gutter to the edge of new southerly gutter along the property
frontage per City Standard Plan B-104 and the direction of the City Engineer.

Construct new driveway approach to the site in accordance with City of
Garden Grove Standard Plan B-121.

Construct a new 4-foot parkway adjacent to the new 6-inch curb and 4-foot
sidewalk per City Standard Plan B-105.

Conditions of Approval for LLA-011-2016:
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The applicant shall submit an updated title report aiohg with copies of the
recorded instruments listed in the title report.

The applicant shall submit copies of the reference maps used to prepare the
legal description and the plat,

The Lot Line Adjustment shall comply with all provisions of the City of Garden
Grove Public Work’s Engineering Service Division and shall be reflected in a
deed or record of survey that shall be recorded, with copies filed with the
City, prior to issuance of a building permit for the structure.

Public Works Water Services Division

Water Conditions

26.

27.

28.

29.
30.

31.

New water services 2” and smaller can be installed by the Water Services
Division upon payment of applicable fees, or by the applicant's contractor
and inspected by Water Engineering Inspector. Applicant’s contractor shall
have a Class A or C-34 License. Fire services and larger water services 3”
and larger, shall be installed by developer/owner’s contractor per City
Standards and inspected by the Water Engineering Inspector.

A Reduced Pressure Principle Device (RPPD) backflow prevention device shall
be installed for meter protection. The landscape system shall also have RPPD
device. Installation shall be per City Standards and shall be tested by a
certified backflow device tester immediately after instailation. Cross
connection inspector shall be notified for inspection after the installation is
completed. The property owner(s) 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(s) must
open a water account upon installation of RPPD device.

It shall be the responsibility of the applicant to abandon any existing private
water well(s) per Orange County Health Department requirements.
Abandonment(s) shall be inspected by Orange County Heaith Department
inspector after permits have been obtained.

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

The City shall determine if existing water services(s) is/are usable and meets
current City Standards. Any existing meter and service located within new
driveway(s) shall be relocated at owner’s expense.

Fire service connection shall have above ground double check detector
assembly (DCDA) per City Standard B-773. Device shall be tested
immediately after installation and once a year thereafter by a certified
backflow device tester and the results to be submitted to Water Quality,
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32.

Water Services Division. Device shall be on private property and is the
responsibility of the property owner(s). The above ground assembly shall be
screened from public \(iew as required by the Planning Division.

Location and number of fire hydrants shall be as required by Water Services
Division and the Fire Department.

Sewer Conditions

33.

34.

35.

36.

The applicant shall install new sewer lateral with clean out at right-of-way
line. Lateral in publiic right-of-way shall be 6” min. dia., extra strength VCP
with wedgelock joints.

In order for the project to be constructed as proposed by the applicant, the
existing off-site and on-site sewer main going from west to east of the
property will need to be removed and new sewer improvements constructed
on the property and the immediately adjacent properties. Accordingly, the
applicant shall remove and remediate the existing sewer main located within
the proposed project boundary and construct the new sewer line within the
project boundary to tie into the main in Grove Boulevard. The applicant shall
also work with the adjacent property owners to ensure that (a) the remaining
downstream portion of the sewer main in the adjacent property to. the east is
capped and plugged and a new sewer cleanout installed at the east property
line to allow access to the remaining sewer, and (b) a new reroute for a
lateral to the south to tie into the main on Garden Grove Boulevard is
installed on the adjacent property to the west. Prior to commencement of
any field investigation and design work, the applicant SHALL provide
evidence satisfactory to the City Engineer that the applicant has entered into
a binding agreement or agreements with the adjacent property owners
providing applicant with the right to construct the above-described
improvements on the neighboring properties. The sewer improvements
described in this Condition shall be designed, constructed and installed at the
applicant’s expense and shall be fully completed and approved by the City
prior to issuance of a certificate of occupancy.

Commercial food uses of any type shall require the installation of an
approved Grease Control Device (GCD) prior to obtaining a business license.

A properly sized Grease Control Device (GCD) shall be installed on the waste
line and maintained by the property owner. There shall be a separate
sanitary waste line that will connect to the sewer lateral downstream of the
GCD. All other waste lines shall be drained through the grease trap. The
GCD may be located inside of the building per County Health Department
requirements. Prior to City permit issuance, trap location must be approved
by the Orange County Health Department as evidenced by their stamp on the
plans. Owner shall maintain comprehensive GCD maintenance records and
shall make them available to the City of Garden Grove upon demand.
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37.

Food grinders (garbage disposal devices) are prohibited within the
commercial part of the unit per Ordinance 6 of the Garden Grove Sanitary
District Code of Regulations.

Building Services Division

38.

39.

The buildings shall be designed to comply with all provisions of the California
Building Codes and City adopted amendments.

All units shall be adaptable and on an accessible route. Office spaces shall
meet all disability access requirements.

Planning Services Division

40.

This approval is for the construction of a four-story, ten-unit, work-live,
mixed use development. The living area of each unit shall be incidental to
the work area of the unit and shall not be leased out separately from the
work area of the unit. Interior access between the work and live areas of
each unit shall be maintained. The portion of each work-live unit used for
residential purposes shall at no time exceed 40 percent of the total area of
the work-live unit, and no work-live unit may be converted entirely to
residential use. Each occupant of a work-live unit shall at all times compiy
with the restrictions on uses and activities within a vertically integrated
residential/commercial mixed use development set forth in Garden Grove
Municipal Code section 9.18.020.070 and the use limitations, design
standards, and operating requirements for work-live units set forth in Garden
Grove Municipal Code section 9.18.030.360. The owner(s) of the property
shall be responsible for ensuring that tenants comply with these
requirements at all times. In addition, prior to the issuance of a certificate of
occupancy the then current owner(s) of the property shall enter into and
record a Covenant Agreement (or other appropriate document acceptable to
the City) with the City in a form approved by the City Attorney and City
Manager, restricting use and occupancy of property in accordance with
Conditions of Approval 40, 41, 42, and 43 and sections 9.18.020.070 and
9.18.030.360 of the Garden Grove Municipal Code. The Covenant Agreement
shall run with the land and be binding upon all current and future owners and
tenants of the property and their respective heirs, successors, and assignees;
provide that the Covenant Agreement may not be substantively amended or
terminated without City approval; and provide that the City may, but shall
not be obligated to, enforce the provisions of the Covenant Agreement. The
City Manager shall be authorized to execute the Covenant Agreement on
behalf of the City. The Covenant Agreement shall be recorded prior to the
issuance of any certificates of occupancy. Evidence of the recordation of the
agreement shall be provided to the City prior to the issuance of a certificate
of occupancy. The applicant shall provide City with a current title report
and/or other evidence satisfactory to the City evidencing title ownership of
the property at the time of recordation of the Covenant Agreement.
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41,

42,

43.

44,

45.

46,

Only uses listed as permitted or conditionally permitted within the Land Use
Chart, Table 9.18-1 of Section 9.18.020.030 of Title 9 of the City’s Municipal
Code shall be maintained in the live-work units. Auto repair uses, the storage
of flammable liquids or hazardous materials beyond that normally associated
with a residential use, heavy industrial uses, entertainment uses, and full
service restaurants shall be prohibited. No uses that cause vibration, noise,
odor, traffic or other impacts that could cause excessive impacts to the
surrounding properties shali be permitted. All work associated with a non-
residential use in any of the work-live units shall be done indoors. The

~owner(s) of the property shall be responsible for ensuring that tenants

comply with these requirements at all times. The applicant and/or property
owner(s) or managers shall provide written notice to all occupants and users
of the work-live units that the surrounding area may be subject to levels of
noise, dust, fumes, or other effects associated with commercial and industrial
uses at higher levels than would be expected in strictly residential areas.

Parking spaces in the garages shall maintain the ability to park two cars at all
times. The garages shall not be used for storage. The owner(s) of the
property shall be responsible for ensuring that tenants comply with these
requirements at ali times.

Residents shall not park or store vehicles anywhere on the site except within
the designated parking spaces in the garages for their unit. The open
parking shall be made available for patrons of the on-site business during all
hours of operation. The owner(s) of the property shall be responsible for
ensuring that tenants comply with these requirements at all times.

No outside storage shall be permitted on-site. Storage of boats, recreational
vehicles, or commercial vehicles on the property is prohibited. The owner(s)
of the property shall be responsible for ensuring that tenants comply with
these requirements at all times.

Best Management Practices shall be incorporated in the management of the
site to detour and/or abate any graffiti vandalism throughout the life of the
project, including, but not limited to, timely removal of all graffiti, the use of
graffiti resistant coatings and surfaces, the installation of vegetation
screening of frequent graffiti sites, and the installation of signage, lighting,
and/or security cameras, as necessary.

All landscaping shall be consistent with the landscape requirements set forth
and/or incorporated in the Garden Grove Municipal Code. The developer shall
submit a complete landscape plan governing the entire development. The
landscape irrigation plans shall include type, size, location and quantity of all
plant material. The landscape plan shall include irrigation plans and staking
and planting specifications. 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:
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a. A complete, permanent, automatic remote control irrigation system shall
be provided for all landscaping areas shown on the plan. The sprinklers
shall be low flow/precipitation sprinkler heads for water conservation.

b. The plan shall provide a mixture of a minimum of ten percent (10%) of
the trees at 48-inch box, ten percent (10%) of the trees at 36-inch box,
fifteen percent (15%) of the trees at 24-inch box and sixty percent (60%)
of the trees at 15-gallon. The remaining five percent (5%) may be of any
size. These trees shall be incorporated into the landscaped frontages of
all streets. Where clinging vines are considered for covering walls,
drought tolerant vines shall be used.

¢. Trees planted within 10-feet of any public right-of-way shall be planted in
a root barrier shield. All landscaping along street frontages adjacent to
driveways shall be of the low height variety to ensure safe sight
clearance,

d. Landscaping along Garden Grove Boulevard shall match the landscape
requirements of the Garden Grove Mixed Use Zones. Off-site landscaping
shall include 4'-0” x 8’-0” planters with canopy trees spaced 30’-0” apart
on center with an under planting of shrubs and flowering ground cover.
Plant materials within the public right-of-way shall be determined by the
City’'s Public Work's Department. On-site landscaping shall include both
columnar and canopy trees. Columnar trees (minimum height at maturity
of 45”-0") shall be planted within 10’-0 of the public right-of-way and
shall be placed at regular intervals and no more than 40”-0” on center.
On-site canopy trees shall be planted at a ratio of at least one tree for
every 50'-0” of the Garden Grove Boulevard street frontage. The on-site
front yard landscape area shall also include shrubs and flowering ground
covers. All on and off-site canopy trees shall be a minimum size of
24-inch box. Columnar trees shall be a minimum of 25’-0” tall. Should
palm trees be proposed, the brown trunk height of the palm trees shall be
25'-0".

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

f. Landscaping within the third floor open space area shall include decorative
paving, artificial turf, and planters with canopy trees, shrubs, and
flowering plans.

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
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47.

48.

49,

50.

51.

(DAMP), and/or other water conservation measures applicable to this type
of development.

Enhanced concrete treatment shall be provided within the 20-foot. deep
driveway throats along Garden Grove Boulevard and Pearl Street, subject to
the Community Development Department’'s approval. Such enhanced
concrete treatment includes decorative stamped concrete or interlocking
pavers, or other enhanced treatment, excluding scored and/or colored
concrete. Color, pattern, material, and final design and configuration shall be
approved by the Community Development Department, Planning Division,
and shall be shown on the final site plan, grading plan, and landscape plans.

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).

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

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

Pursuant to the Mitigation Measure stated within the Mitigated Negative
Declaration and Initial Study for the subject project, the applicant shall be
required to obtain the services of a qualified archaeologist during the grading
and excavation phases of the construction. The monitor(s) shall be approved
by the tribal representatives and will be present on-site during the
construction phases that involve any ground disturbing activities, The
monitor(s) shall have Hazardous Waste Operations and Emergency Response
(HAZWOPER) certification. In addition, the monitor(s) shall be required to
provide insurance certificates, including liability insurance, for archaeological
resource(s) encountered during grading and excavation activities. Pertinent
provisions outlined in the California Environmental Quality Act, California
Public Resources Code Division 13, Section 21083.2(a) through (k) shall
apply. The on-site monitoring shall end when the project site grading and
eXcavation activities are complete.

The approval and effectiveness of Site Plan No. SP-022-2016, Conditional
Use Permit No. CUP-065-2016, and Lot Line Adjustment No. LLA-011-2016
shall be expressly contingent upon the adoption and effectiveness of a
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52.

53.

54.

55.

binding Development Agreement between the applicant and the City of
Garden Grove.

Any new or required block walls and/or retaining wall(s) shall be shown on
the grading plans. Block walls shall be developed to City Standards or
designed by a Registered Engineer and shall be measured from on-site
finished grade. The applicant shall provide the following

a. Decorative masonry walls are required along the northerly property lines
of the Garden Grove Boulevard properties and along all the easterly, and
westerly property lines. The masonry walil shall be constructed to a
maximum height of 8-feet, as measured from highest point of finished
grade on the project’s side. A higher wall may be constructed if needed
for additional sound attenuation. These walls shall use slumpstone or
split-face block with decorative caps, subject to Community
Development Department’s approval.

b. The applicant shall work with the existing property owner(s) along the
northerly, southerly, and westerly property lines in designing and
constructing the required block wall. This requirement is to avoid having
double walls and minimize any impact that it might cause to the existing
landscaping on the neighbor’s side as much as possible. The perimeter
block wall shall be constructed and situated entirely within the subject
property. In the event that the applicant cannot obtain approval from
the property owners, the applicant shall construct the new wall with a
decorative cap to be placed between the new and existing walls. In the
event the location of a new wall adjacent to an existing wall or fence has
the potential to affect the landscape planter, then the Developer shall
work with City Staff to address this situation.

The common recreation area improvements shall be reviewed and approved
by the Community Development Department, Planning Division, prior to
issuance of building permits. The common recreation area shall include, at a
minimum, landscaping, decorative paving, barbecues, benches and table with
umbrellas. '

Building colors and materials samples shall be submitted to the Planning
Division for review and approval prior to issuance of building permits. The
buildings shall include multi-toned stucco exteriors with a minimum of 1-inch
reveal lines, windows recessed a minimum of 2-inches, aluminum store front
glazing, metal railings on the balconies and upper story walkways, varying
roof height, and decorative garage doors that are in keeping with the modern
design of the building.

All signage shall comply with Chapter 20 of Title 9 of the City’s Municipal
Code. A sign program shall be established for the development prior to
Certificate of Occupancy.
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56.

57.

58.

A copy of the resolution approving Site Plan No. SP-022-2016, Conditional

Use Permit No. CUP-065-2016, and Lot Line Adjustment No. LLA-011-2016,
including these Conditions of Approval, 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-022-2016, Conditional Use Permit No.
CUP-065-2016, and Lot Line Adjustment No. LLA-011-2016, and his/her
agreement with all conditions of the approval.

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 consuitants, 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-022-2016, Conditional Use Permit No.
CUP-065-2016, Lot Line Adjustment No. LLA-011-2016, and/or the
associated Development Agreement (collectively, the "Project entitlements").
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. Notwithstanding the foregoing, in
the event any legal action or proceeding is filed against the City and/or
applicant, seeking to attack, set aside, void or annul any of the Project
entitlements, applicant shall have the right and obligation to either: (1)
defend the City with legal counsel mutually selected by the applicant and the
office of the City Attorney; or (2) request that the City rescind the Project
entitlements and mutually terminate the Development Agreement , in which
case the applicant would have no obligation to defend or indemnify the City;
however, applicant shall reimburse the City for any costs incurred or -
assessed against the City as a result of the filing of such legal action or
proceeding, provided the City acts promptly to rescind the Project
entitlements.

Garden Grove Fire Department

59.

60,

61.

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.

Fire hydrants shall meet the specification as outline by the Fire Chief and the
City’s Water Department.
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62.

63.

64.

65.

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.

Fire flow requirements and/or peculiar street configurations may dictate the
necessity for additional fire hydrants per California Fire Code, Appendix III-A.

All water mains and fire hydrants shall be installed, accessible and operabie
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
sire prior to any flammable material is placed on-site,
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DEVELOPMENT AGREEMENT NO. DA-002-2016
SP-022-2016, CUP-065-2016, and LLA-011-2016
(Tony Lam and Jennie Do)

THIS DEVELOPMENT AGREEMENT (TAgreement” or “Development
Agreement”) is made this day of , 2016 (“Effective Date”), by the
CITY OF GARDEN GROVE, a municipal corporation ("CITY”) on the one hand, and
Tony Lam, an individual, and Jennie Do, Trustee of Jennie Do Revocable Trust
(collectively, "DEVELOPER"), on the other hand, pursuant to the authority set forth
in Article 2.5 of Chapter 4 of Division I of Title 7, Sections 65864 through 65869.5
of the California Government Code.

RECITALS
The following recitals are a substantive part of this Agreement:

A. The CITY and DEVELOPER desire to enter into this Development Agreement for
the construction of a 4-story, 10-unit, work/live mixed use development on a
.69 acre lot with related site improvements (the "PROJECT") on that certain
real property described on Exhibit "A” attached hereto and incorporated herein
by reference (the "PROPERTY")..




In order to implement the PROJECT, DEVELOPER has submitted, and CITY has
approved, Site Plan No. SP-022-2016, Conditional Use Permit No.
CUP-065-2016, and Lot Line Adjustment No. LLA-022-2016, and associated
conditions of approval, for the PROJECT.

The CITY and DEVELOPER desire to enter into this Development Agreement for
the construction of the PROJECT pursuant to Article 2.5 (commencing with
Section 65864) of Chapter 4 of Division 1 of Title 7 of the California
Government Code (the “Development Agreement Statute”).

The PROJECT is a development requiring certain discretionary approvals by the
CITY before it may be constructed.

The Development Agreement Statute provides the authority for CITY to enter
into binding development agreements with a person having a legal or equitable
interest in real property.

DEVELOPER represents that it owns the PROPERTY in fee.

As consideration for the benefits gained by DEVELOPER from the vested rights
acquired pursuant to the Development Agreement Statute, CITY is requiring
that DEVELOPER construct and install as part of development of the PROJECT
certain public improvements and provide other public benefits.

_ AGREEMENT
THE PARTIES MUTUALLY AGREE AS FOLLOWS:

DURATION. This Agreement and Land Use Entitlements described in Section 2
shall expire four (4) years from the Effective Date, unless any duty specified
‘remains executory, in which case this Agreement may be renewed for a
successive one year term at discretion of CITY, pursuant to law, until all duties
are performed. The effective date of this Agreement shall begin on the date
first identified above.

Permitted Uses/Land Use Entitlements. The following uses are permitted on
the PROPERTY: A 4-story, 10-unit work-live development. The units range in

size from 2,330 square feet to 3,168 square feet. The PROIJECT has been
granted the following land use entitlements: Site. Plan No. SP-022-2016,
Conditional Use Permit No. CUP-065-2016, and Lot Line Adjustment No.
LLA-011-2016 (subject to associated conditions of approval). The PROJECT is
subject to the development standards of the AR (Adaptive Reuse) zoning
requirements of Chapter 18, of Title 9 of the City’s Municipal Code and the
Conditions of Approval to Site Plan No. SP-022-2016, Conditional Use Permit
No. CUP-065-2016, and Lot Line Adjustment No. LLA-011-2016.
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Density/Intensity. The density or intensity of the PROJECT is as follows:
4-story, work/live development consisting of 10 units with related
improvements on a .69 acre site.

Maximum Height and Building Size. The maximum height and building sizes
are as follows: The maximum building height shall be four (4) stories with an
overall height not to exceed 46-9” and the building area is comprised of 10
work/live units ranging in size from 2,330 square feet to 3,168 square feet, as

indicated on the site plan and elevations.

Reservation or Dedication. The reservation of easements or dedication of
property to the CITY to allow the construction of the proposed residential
development shall be as shown on and/or conditioned in the approved Site
Plan No. SP-022-2016, Conditional Use Permit No. CUP-065-2016, and Lot Line
Adjustment No. LLA-011-2016.

Improvements. The improvements described in Planning Commission
Resolution No. 5858-16 shall be constructed prior to the occupancy of the
proposed development or the issuance of any certificate of occupancy for any
unit of the development, all in accordance with the terms and conditions of Site
Plan No. SP-022-2016, Conditional Use Permit No. CUP-065-2016, and Lot Line
Adjustment No. LLA-011-2016. ‘

Scope of PROJECT. The PROJECT shall consist of a work-live project consisting
of 10-units that range in size from 2,330 square feet to 3,168 square feet, for

a total of 10-units with related improvements,

Resolution/Material Terms.  All Conditions of Approval of SP-022-2016,
Conditional Use Permit No. CUP-065-2016, and Lot Line Adjustment No.

LLA-011-2016, as per Planning Commission Resolution No. 5858-16, attached
hereto and incorporated herein as “Exhibit B," are material terms of this
Agreement. Breach of any condition of approval shall be deemed to be a
-breach of this Development Agreement.

Development Agreement Payment. DEVELOPER shall pay a development
agreement payment to the CITY as follows:

9.1 Amount. $750 per unit and shall be paid prior to issuance of any
building permits.

9.2  Amount. The DEVELOPER shall make a contribution of $1,166 per unit
toward construction of a Fire Station, including, but not limited to,
related equipment, furnishings, and fixtures, etc., as part of this
Development Agreement and shall be paid prior to issuance of any
building permits.

3




10.

11.

12,

13.

14.

15.

9.3 Not to Exceed. Payment under this Agreement shall not exceed
$19,160.00.

City Agreement. CITY agrees that the sums to be paid to the CITY, pursuant
to Paragraph 9, will reimburse CITY for the cost of certain CITY services
required by the PROJECT that are not otherwise being reimbursed to CITY.

Payment Due Date. The payment amount of $19,160.00 shall be due and
payable prior to the issuance of building permits for the PROJECT.

Termination Provisions. This Agreement may be terminated upon. the

happening of any of the following events:

A, Failure of DEVELOPER to perform any of the provisions of this
Agreement, or '

B. Mutual agreement of the parties.

Periodic Review. CITY’s Director of Community Development shall review
DEVELOPER'S performance every twelve (12) months at the anniversary of the
adoption of this Agreement. DEVELOPER shall demonstrate good faith
compliance with the terms of this Agreement. If as a result of the review,
CITY’s Community Development Director determines that DEVELOPER has not
demonstrated good faith compliance with this Agreement, CITY shall hold a
public hearing before CITY's City Council. If, following such public hearing,
CITY’s City Council finds and determines, based upon substantial evidence,
that DEVELOPER has not complied in good faith with terms or conditions of this
Agreement, CITY may terminate the Agreement.

City Discretion. So long as the Agreement remains in effect, DEVELOPER shall
have the full vested right to construct and complete development of the
PROJECT and the use of the PROPERTY consistent with the land use
entitlements identified in Paragraph 2. Otherwise, CITY retains its right and
discretion, under all applicable Codes, to approve or disapprove any item
related to this PROJECT that it has not specifically agreed to via this
Agreement. DEVELOPER acknowledges that it shall comply with all CITY
requirements for applications and permits of any nature that apply to the
PROJECT and the PROPERTY and that this Agreement does not relieve
DEVELOPER of the necessity of filing applications for and obtaining any such
permits.

Improvement_Schedule. The following improvements shall be constructed by
the stated dates:




16.

17.

18.

19,

20.

21.

22,

All repairs and improvements to the public right-of-way required pursuant to
Planning Commission Resolution No. 5858-16 shall be completed prior to the
issuance of any certificates of occupancy or release of any public utilities.

Developer Breach. Failure of DEVELOPER to construct improvements as
specified, or to pay amounts specified in a timely fashion, shall result in the
withholding of building permits, any other permlt or certificate of occupancy
until the breach is remedied.

Non-Liability of Officials and Employees of the City. No official or employee of
CITY shall be personally liable to DEVELOPER in the event of any default or
breach by CITY, or for any amount that will become due to DEVELOPER, or any
obligation under the terms of this Agreement.

Notices. All notices shall be personally delivered or mailed to the below listed
address, or to such other address as may be designated by written notice.
These addresses shall be used for delivery of service of process.

A. Address of DEVELOPER is as follows:
Tony Lam
9741 Bolsa Avenue, #201
Westminster, CA 92683

B. Address of CITY is as follows:
City of Garden Grove '
11222 Acacia Parkway
Garden Grove, CA 92840

DEVELOPER'S Proposal. The PROJECT shall include DEVELOPER's proposal, as
modified by Planning Commission and City Council, including all Conditions of
Approval contained in Planning Commission Resolution No. 5858-16, which
shall be incorporated herein by this reference. In the event of any
inconsistency between terms of the proposal and this Agreement, the terms of
this Agreement shall govern.

Licenses, Permits, Fees, and Assessments. At its sole expense, DEVELOPER
shall obtain all licenses, permits, and approvals as may be required by this
Agreement, or by the nature of the PROJECT.

Time of Essence. Time is of the essence in the performance of this Agreement.

Successor’s In Interest. The provisions of this Agreement shall be binding

upon and inure to successors in interest of the parties and shali be specifically
binding upon and for the benefit of any future lessees or other owners of an
interest in PROPERTY.




23.

24.

25.

26.

27.

28.

Authority to Execute. The persons executing this Agreement on behalf of the
parties warrant that they are duly authorized to execute this Agreement and
that by executing this Agreement, the parties are formally bound.

Indemnification. DEVELOPER agrees to protect, defend, and hold harmiess
CITY and its elective or appointive boards, officers, agents, and employees
from any and all claims, liabilities, expenses or damages of any nature,
including attorneys' fees, for injury or death of any person, or damage to
property, or interference with use of property, arising out of, or in any way
connected with performance of the Agreement by DEVELOPER, DEVELOPER'S
agents, officers or employees, or contractors or subcontractors hired by

DEVELOPER.

Modification. This Agreement constitutes the entire agreement between the
parties and supersedes any previous agreements, ora! or written, regarding the
subject matter set forth herein. This Agreement may be modified only by
subsequent mutual written agreement executed by CITY and the DEVELOPER
and approved by CITY in accordance with the Development Agreement
Statute.

Recordation. The City Clerk shall cause this Agreement to be recorded against
the PROPERTY within ten (10) days of its Effective Date.

Remedies. The breach or default of any term or provision of this Agreement
by either party shall give the nondefaulting party the right to proceed with any
and all remedies set forth in this Agreement, including an action for damages,
an action or proceeding at law or in equity to require the defaulting party to
perform its obligations and covenants under this Agreement or to enjoin acts
or things which may be unlawful or in violation of the provisions of this
Agreement, and the right to terminate this Agreement.

Force Majeure. Subject to the party’s compliance with the notice requirements
as set forth below, performance by either party hereunder shall be deemed to
be in default, and all performance and other dates specified in this Agreement
shall be extended, where delays or default are due to causes beyond the
control and without the fault of the party claiming an extension of time to
perform, which may include, without limitation, the following: war,
insurrection, strikes, lockouts, riots, floods, earthquakes, fires, assaults, acts of
God, acts of the public enemy, epidemics, quarantine restrictions, freight
embargoes, lack of transportation, governmental restrictions or priority,
litigation, unusually severe weather, inability to secure necessary labor,
material or tools, acts or omissions of the other party, or acts or failures to act
of any public or governmental entity (except that the City’s acts or failure to
act shall not excuse performance of the City hereunder). - An extension of the
time for any such cause shall be for the period of the enforced delay and shall
commence to run from the time of the commencement of the cause, if notice
6




29.

30.

31.

32.

by the party claiming such extension is sent to the other party within thirty
(30) days of the commencement of the cause.

Attorney’s Fees. In addition to any other remedies provided hereunder or
available pursuant to law, if either party brings an action or proceeding to
enforce, protect or establish any right or remedy hereunder, the prevailing
party shall be entitled to recover from the other party its costs of suit and
reasonable attorney’s fees.

Remedies Cumulative, No right, power, or remedy given by the terms of this
Agreement is intended to be exclusive of any other right, power, or remedy;
and each other and every such right, power, remedy shall be cumulative and in
addition to every other right, power, or remedy given by the terms of any such
instrument, or by any statute or otherwise.

Waiver of Terms and Conditions. The CITY may, in its sole discretion, waive in
writing any of the terms and conditions of this Agreement. Waivers of any
covenant, term, or condition contained herein shall not be construed as a
waiver of any subsequent breach of the same covenant, term, or condition.

Non-Liability of City Officials and Employees. No member, official, employee or
agent of the CITY shall be personally liable to the DEVELOPER, or any

successor in interest, in the event of any default or breach by the CITY or for
any amount that may become due to the DEVELOPER or its successors, or on
any obligations under the terms of this Agreement.

[SIGNATURES ON FOLLOWING PAGE]




IN WITNESS WHEREOF, these parties have executed this Agreement on the

day and year shown below.

Date:

ATTEST:

CITY CLERK

DATE:

APPROVED AS TO FORM:

Garden Grove City Attorney .

' Date:

“CITY”

CITY OF GARDEN GROVE, a
municipal corporation

By:
Its:

"DEVELOPER"
TONY LAM, an individual

By:

Date:

(Signature must be notarized.)

JENNIE DO, as Trustee of Jennie Do
Revocable Trust

By:

Date:

(Signature must be notarized.)

If DEVELOPER is a corporation, a
Corporate Resolution and/or Corporate
Seal is required. If a partnership,
Statement of Partnership must be
submitted to CITY.




EXHIBIT "A”

LEGAL DESCRIPTION OF PROPERTY

PARCEL 1
LOT 17 OF TRACT NO. 412 IN THE CITY OF GARDEN GROVE, COUNTY OF ORANGE,

STATE OF CALIFORNAI, AS PER MAP RECORDED IN BOOK 16, PAGE 17 OF
MISCELLANEOUS MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID

COUNTY.

PARCEL 2
LOTS 7 AND 8 OF TRACT NO. 412 IN THE CITY OF GARDEN GROVE, COUNTY OF

ORANGE, STATE OF CALIFORNAI, AS PER MAP RECORDED IN BOOK 16, PAGE 17 OF
MISCELLANEQUS MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID

COUNTY.

PARCEL 3
LOTS 9 AND 10 OF TRACT NO. 412 IN THE CITY OF GARDEN GROVE, COUNTY OF

ORANGE, STATE OF CALIFORNAI, AS PER MAP RECORDED IN BOOK 16, PAGE 17 OF
MISCELLANEQUS MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID

COUNTY.




EXHIBIT “B"

CONDITIONS OF APPROVAL




CITY OF GARDEN GROVE @ MITIGATED MONITORING AND REPORTING PROGRAM
MIXED-USE DEVELOPMENT @ 10641 & 10661 GARDEN GROVE BLVD. & 10642 PEARL ST,

MIXED-USE DEVELOPMENT
10641 & 10661 GARDEN GROVE BLVD. &
10642 PEARL ST.

GARDEN GROVE, CALIFORNIA

e

GARDEN GROVE

" LEAD AGENCY:

CITY OF GARDEN GROVE
PLANNING AND COMMUNITY DEVELOPMENT DEPARTMENT
1600 WEST BEVERLY BOULEVARD
GARDEN GROVE, CA 90640

REPORT PREPARED BY:

BLODGETT BAYLOSIS ENVIRONMENTAL PLANNING
16388 EAST COLIMA ROAD, SUITE 206.J
HACIENDA HEIGHTS, CALIFORNIA 91745

APRIL 12, 2016

GGRO o0h




CrTY OF GARDEN GROVE @ MITIGATED MONITORING AND REPORTING PROGRAM
MXED-USE DEVELOPMENT © 10641 & 10661 GARDEN GROVE BLVD, & 10642 PEARL ST,

TABLE OF CONTENTS

Section ' Page
1. Overview of the PRojech. s Feb4TefesnreabeEeseEeeEeareRtaSe e re e rSr R ETR A b e bt s bR eNe e s Re R e e 3

2. Findings of the Environmental Assessment............ eerrAbeeAeebtesetatressberteseiestesiteierteestestrenbteinnaesaretsinan 3

C 3. Findings Related to Mitigation MOTIEOTIIE ...rwwrersessssimssimis e siasesessessosssisss s ssssssassasseanasns 3
4. MItIZAHON MBASUIES 11rieensereserecserainesrisssmsimisssssirasto kb basssssbebabansss s as s st s st st sb s s s e e sa s enas 3

5. MIHgation MOMILOTIIIE covoiriiinieiisensieessisrmsssessesesssstorsboisiss issss sinssst st s s ssssasstssssssessisssssesssarasensesanseses 4

MITIGATION MONITORING AND REPORTING PROGRAM © Pace2




CITY OF GARDEN GROVE ® MITIGATED MONITORING AND REPORTING PROGRAM
MIXED-USE DEVELOPMENT & 10641 & 10661 GARDEN GROVE BLVD. & 10642 PEARL ST.

1. OVERVIEW OF THE PROJECT

The proposed project is a request to construct ten work-live units within a 0.69-acre site. The project’s
implementation will necessitate the removal of an existing single-family unit fronting on Pearl Street and two
existing commercial structures that have frontage along Garden Grove Boulevard. The new building that will
be constructed will contain the ten work-live rental units. The new building will consist of four levels with a
maximum height of approximately 47 feet. The total gross floor area of the proposed project will be 28,424
square feet. Atotal of 32 parking spaces, including two ADA stalls, will be provided. Accesstothe project will
be possible with a driveway connection along the north side of Garden Grove Boulevard and a second driveway
connection along the south side of Pearl Street. The project Applicaht is Mr. Lam and Ms. Do with offices at
9741 Bolsa Avenue, Suite 201, Westminster, California, 92843.

2, FINDINGS OF THE ENVIRONMENTAL ASSESSMENT

" The following findings can be made regarding the Mandatory Findings of Significance set forth in Section
15065 of the CEQA Guidelines based on the results of this Initial Study:

e The proposed project will not have a significant effect on the environment.

e The proposed project will not have the potential to achieve short-term goals to the disadvantage of
long-term environmental goals.

s The proposed project will not have impacts that are individually limited, but cumulatively
considerable, when considering planned or proposed development in the immediate vicinity.

s The proposed project will not have environmental effects that will adversely affect humans, either
directly or indirectly.

3. FINDINGS RELATED TO MITIGATION MONITORING

Section 21081(a) of the Public Resources Code states that findings must be adopted by the decision-makers
coincidental to the approval of a Mitigated Negative Declaration. In accordance with the requirements of
Section 21081(a) and 21081.6 of the Public Resources Code, the following additional findings may be made:

e A mitigation monitoring and reporting program will be required;

o Site plans and/or building plans, submitted for approval by the responsible monitoring agency, shall
include the required standard conditions; and,

e An accountable enforcement agency or monitoring agency shall be identified for the mitigations
adopted as part of the decision-maker’s final determination.

4. MITIGATION MEASURES

The environmental analysis determined that the proposed project is located in an area that has a high
sensitivity for cultural resources. As a result, the following mitigation is required:

Mitigation Measure No. 1 (Cultural Resources Impacts). The project building contractors will be required
to obtain the services of a qualified Native American Monitor during construction-related ground

MITIGATION MONITORING & REPORTING PROGRAM ® PAGES




Crry OF GARDEN GROVE e MITIGATED MONITORING AND REPORTING PROGRAM
MIXED-USE DEVELOPMENT @ 10641 & 10661 GARDEN GROVE BLVD. & 10642 PEARL ST.

disturbance activities. Ground disturbance is defined by the Tribal Representatives from the Gabrielino
Band of Mission Indians, Kizh Nation as activities that include, but are not limited to, pavement removal,
pot-holing or auguring, boring, grading, excavation, and trenching, within the project area. The
monitor{s} must be approved by the tribal representatives and will be present on-site during the
construction phases that involve any ground disturbing activities. The Native American Monitor will
complete monitoring logs on a daily basis. The logs will provide descriptions of the daily activities,
including construction activities, locations, soil, and any cultural materials identified. The Monitor will
photo-document the ground disturbing activiies. The monitors must also have Hazardous Waste
Operations and Emergency Response (HAZWOPER) certification. In addition, the menitors will be
required to provide insurance certificates, including liability insurance, for any archaeological resource(s)
encountered during grading and excavation activities, pertinent to the provisions cutlined in the California
Environmental Quality Act, California Public Resources Code Division 13, Section 21083.2 (a) through (k).
The on-site monitoring shall end when the project site grading and excavation activities are completed, or
when the monitor has indicated that the site has a low potential for archeological resources.

5. MITIGATION MONITORING

The . monitoring and reporting on the implementation of these measures, including the period for
implementation, monitoring agency, and the monitoring action, are identified in Table 1 provided below.

TABLE 1
MITIGATION-MONITORING PROGRAM
Measure Enf;)gr:ﬁ::r;ent Mo;lﬁzosl‘;mg Verification
Date:
Mitigation Measure No. 1 (Cultural Resources Impacts).
The project building contractors wili be required to obtain the Name & Title:
services of a qualified Native American Monitor during
construction-refated ground disturbance activities. Ground
disturbance is defined by the Tribal Representatives from the
Gabrielino Band of Mission Indians, Kizh Nation as activities that
include, but are not limited to, pavement removal, pot-holing or
auguring, boring, grading, excavation, and trenching, within the Prior to the start
project area. The monitor(s) must be approved by the tribal City of Garden of any
representatives and will be present on-site during the . Grove Commnugity construction
consteuetion phases that involve any ground disturbing activities. Development related activities
The Native American Monitor will complete monitoring logsona Department and ™
daily basis. The logs will provide desetiptions of the dall'y the Gabrielino Mitigation ends
activities, including construction activities, locations, soil, and B - when ground
o ea s ; . . and of Mission 2
any cultural materials identified. The Monitor will photo- . . disturbance is
document the ground disturbing activities. The monitors must I“dla“’f’ Kizh
also have Hazardous Waste Operations and Emergency Response Nation comp¥eted oF
(HAZWOPER) certification. In addition, the monitors will be . otherwise fmted
required to provide insurance certificates, including liability by the tmb'al
insuranee, for any archaeological resource(s) encountered during representative.
grading and excavation activities, pertinent to the provisions
outlined in the California Environmentai Quality Act, California
Public Resources Code Division 13, Section 21083.2 (a) through
(X). The on-site monitoring shall end when the project site
grading and excavation activities are completed, or when the
monitor has indicated that the site has a low potential for
archeological resources.
MITIGATION MONITORING & REPORTING PROGRAM & PAGE 4




CITY OF GARDEN GROVE © MITIGATED NEGATIVE DECLARATION & INITIAL STUDY
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MITIGATED NEGATIVE DECLARATION
- AND INITIAL STUDY

MIXED-USE DEVELOPMENT
10641 & 10661 GARDEN GROVE BLVD. &
10642 PEARL ST.
GARDEN GROVE CALIFORNIA

GARDEN GROVE

LEAD AGENCY:

CITY OF GARDEN GROVE
COMMUNITY DEVELOPMENT DEPARTMENT
PLANNING SERVICES DIVISION
11222 ACACIA PARKWAY

GARDEN GROVE, CA 92840

REPORT PREPARED BY:

BLODGETT BAYLOSIS ENVIRONMENTAL PLANNING
16388 E. COLIMA ROAD, SUITE 206.J
HACIENDA HEIGHTS, CALIFORNIA 91745

MARCH 15, 2016
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CITY OF GARDEN GROVE @ MITIGATED NEGATIVE DECLARATION & INITIAL STUDY
MIxED-USE DEVELOPMENT @ 10641 & 10661 GARDEN GROVE BLVD. & 10642 PEARL ST.

GARDEN GROVE
MITIGATED NEGATIVE DECLARATION

Title of Project: Mixed Use Development (10641 & 10661 Garden Grove Blvd. and 10642 Pearl St.).

Brief Description of Project: The proposed project is a request to construct ten work-live units within
a 0.69-acre site. The project’s implementation will necessitate the removal of an existing single-family unit
fronting on Pearl Street and two existing commercial structures that have frontage along Garden Grove
Boulevard. The new building that will be constructed will contain the ten work-live units. The ten new
work-live units will be rental units. The new building will consist of four levels with a maximuin height of
approximately 47 feet. The total gross floor area of the proposed project will be 28,424 square feet. A total
of 32 parking spaces, including two ADA stalls, will be provided. Access to the project will be possible with
a driveway connection along the north side of Garden Grove Boulevard and a second driveway connection
along the south side of Pearl Street. Landscaping, totaling 4,410 square feet or 14.7% of the site area, will
be provided along the project site’s Garden Grove Boulevard frontage and around the rear surface parking
area. The discretionary approvals that are being requested by the project Applicant include a lot line
adjustment, the approval of a Conditional Use Permit, a site plan approval to construct ten work-live units,
and the approval of the Mitigated Negative Declaration and Mitigation Monitoring and Reporting
Program.

Project Location (see also attached map): The 0.69-acre project site is located within the central
porﬁdn of the City of Garden Grove. The proposed project site is located on the north side of Garden Grove
Boulevard and on the south side of Pearl Street. The project site currently consists of three separate
parcels. The legal addresses of the three parcels include 10641 Garden Grove Boulevard, 10661 Garden
Grove Boulevard, and 10642 Pearl Street. The corresponding Assessor’s Parcel Numbers include 089-092-
026, 089-092-025, and 089-092-006.

Name of the Project Proponent: The project Applicant is Mr. Lam and Ms. Do with offices at 9741
Bolsa Avenue, Suite 201, Westminster, California, 92843.

Cortese List: The project O does # does not involve a site located on the Cortese list.

Project Impacts: The Initial Study/MND found that the environmental effects from the project would
be less than significant with the incorporation of mitigation measures.

Mitigation Measures: The mitigation measures required for the project are outlined below:

Mitigation Measure No. 1 (Cultural Resources Impacts). The project building contractors will be
required to obtain the services of a qualified Native American Monitor during construction-related
groﬁnd disturbance activities. Ground disturbance is defined by the Tribal Representatives from the
Gabrielino Band of Mission Indians, Kizh Nation as activities that include, but are not limited to,
pavement removal, pot-holing or auguring, boring, grading, excavation, and trenching, within the
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project area. The monitor(s) must be approved by the tribal representatives and will be present on-site
during the construction phases that involve any ground disturbing activities. The Native American
Monitor will complete monitoring logs on a daily basis. The logs will provide descriptions of the daily
activities, including construction activities, locations, soil, and any cultural materials identified. The
Monitor will photo-document the ground disturbing activities. The monitors must also have
Hazardous Waste Operations and Emergency Response (HAZWOPER) certification. In addition, the
monitors will be required to provide insurance certificates, including Hability insurance, for any
archaeological resourcé(s) encountered during grading and excavation activities, pertinent to the
provisions outlined in the California Environmental Quality Act, California Public Resources Code
Division 13, Section 21083.2 {a) through (k). The on-site monitoring shall end when the project site
grading and excavation activities are completed, or when the monitor has indicated that the site hasa
low potential for archeological resources.

PaGE4




CiTY OF GARDEN GROVE ¢ MITIGATED NEGATIVE DECLARATION & INTTIAL STUDY
MIXED-USE DEVELOPMENT & 10641 & 10661 GARDEN GROVE BLVD. & 10642 PEARL ST.

st 31

Swg st

. Project Site

@mwag den=GrovesBivdme-

PROJECT LOCATION MAP

SoURCE: QUuANTUM GIS AND GOOGLE MAPS

PAGES




CITY OF GARDEN GROVE  MITIGATED NECATIVE DECLARATION & INITIAL STUDY
MIXED-USE DEVELOPMENT ¢ 10641 & 10661 GARDEN GROVE BLVD. & 10642 PEARL ST.

THIS PAGE HAS BEEN INTENTIONALLY LEFT BLANK.

PAGES




CiTY OF GARDEN GROVE e MITIGATED NEGATIVE DECLARATION & INITIAL STUDY
MiIXED-USE DEVELOPMENT @ 10641 & 10661 GARDEN GROVE BLVD. & 10642 PEARL ST.

TABLE OF CONTENTS

Seclion Page

Environmental ChecKlist FOrNM..coiiiiiiisrisirisiisiiiisisitacsiacssnsacsssasesssass @

1.0

2.0

6.0

I OAUCH IO cnenervrrassessssesnsssrarsrrsessesssnsrssssssssssasssassessnsasessasssnssssnsasenses 15
1.1 Purpose of the Initial StuAY ..o sssssssssissesssosons 15
1.2 Initial Study’s OrganIZATON cvevvererereerreernereerrerssissn s sssss sttt ssssssssssssissssssssssssssssssersesensans 10
13" Initial STudy Checklist. i s s s 16

Project DesScriplion .....ccciviiicninriirnsennssirscessenissnessnenssossnsssssnsccacssaes 27
2.1 Project Location ............ et et b bR R At sttt et se s s s e s asaenar e anraneesenranbertstatietesraniaresss 2T
2.2 Environmental Setting....
2.3 Project DESCIIPHIOMN cuiivrcricereererissnstsissisistanssbs s s nsssssssssnstssssnssssssanssssnsssaasssasss st saesssasasseaes 35
2.4 Project Construction Charactenstlcs crereressteerenisserannesterenerarasnessanesrerenbeserassinssnsssssarsrses 1
2.5 ObIECHVES OF L PPOJECL ..vvvrrvesereerrmsesenesensssetstesissmssasstsasssssssssssssassisassissssssstossassssassssnnsass 41
2.6 Discretionary Actions......... e eetrrereaeeerre e st hE e RS e S r et e R s AT e e e R e saes weervssvrsraennens 41

Environmental ANAlysis ...ccccvevriiiiiinniimniieiianinscineirnsensisssssnnssd3
3.1 Aesthetic IMpPactS....ccvcissiiicssirrisneeens e eteebertbeAeabeeLbeeAeiebeettte s bbrbe et e ne e ereareReents 44
3.2 Agricultural & Forestry Resources IMPacts .....cvvemnnsimnniiassssesnssnsssaiers PRI by
2.3 AT QUAlY TIMPACIS vecerrriireve sttt bbb s bas st stsasssensassrsnssss 50
3.4 Biological ReSoUrces IMPacts .. sssssssssssssssssssssssssasssanas 58
3.5 Culinral Resources IMPAcES . it msssesssesssssssessnees veerersevananies
3.6 Geology & Soils Impacts ...ccumeeiniinescninnn: et e bR RS RS sa s bR R e e R SRR 66
3.7 Greenhouse Gas Emissions TMPAacts ... iimiirnneninmmssesssssssssssssssssees veasenen 71
3.8 Hazards & Hazardous Materials Impacts......oiveiinn teteresssesseresseseessrsertnaesstaresnesrnnsesnasecans 75
3.9 Hydrology & Water Quality Impacts .....
3.10  Land Use & Planning IMPAcs e sssssss ssnsseansssseeses 83
211  Mineral Resources Impacts ..covuvinnns ettt irrea st etabesteeresbe et et e aretesstsnraressnesseerssanesnesensrerse OO
3.12 Noise Impacts ..ooeeeseeenerenens etebitssseNseEseueseRERANtEISIStoNaTEaTeteereera R e e enrea e s e e nnrnraras vevreeseranenn 91
3.13 Population & Housing Impacts ................ eeretetrtenteeeereeatar Rt ar atarannr areranrnrerrareany 97
3.14  Publc Services IIMPACES .uririsisiisersmisssinsssesssissrsssnssssssssssssssssenisssssnssssssansenssasassnsssanens 100
215  Recreation Impacts........ e eesssheist bAoA e s s ar e s as e e re se e nre e naeararanes reveraeetrrtsannat st stans 103
3.16  Transportation & Circulation IMPacts ...t ssssisees 104
3.17  Utilities Impacts............. srestea e e naar b on reevssesntsesnessansessssaresnosnenes 107
3.18  Mandatory Findings of Significance......cuuuimiminis s 11

Conclusionsll..l.‘.l....lll..“‘.-..l.l.ll"‘.ll..'l.l..I'..O..Ul.'.'..“‘..".‘“.O‘.‘O..l.l.l.lls
4.1 FAILAITIES v veveeersrencaeisererres s sess e seaestsnebe o ba bt stsasae b s s bt as SR Bt s e s a2 e 0B SRR 2404 e b s e AR s nas s Ean st n e e 115

REFEIEIICES 1uvveruarrrrersrersrsrasecansesesssnnossrssrsssnnssssssssssssasssssansesssnssagessss 117
5.1 Preparers
5.2 References
APPENAICES..cciiirriiisiirrnnmeessisernrnisissciasnnntrssesesrenssssssnsressssssansssssassssssss 119
6.1 Appendix A — Air Quality WOrksSheets ......viecernenstesnsrscnnesisnecencnens vrecrersrrssnanssssssnenns 120

s

" Garuen GrovE

rretre bt r e revrseressesssssnnsnssrsrssesnsn 117

rEAsRestssns sttt s a s aa e sr s sarar e O sesssrssrsrsrnrsernsanensesnsnarees 117

PaGEy




CiTY OF GARDEN GROVE @ MITIGATED NEGATIVE DECLARATION & INITIAL STUDY
" MIxED-USE DEVELOPMENT @ 10641 & 10661 GARDEN GROVE BLVD, & 10642 PEARL ST.

THIS PAGE HAS BEEN INTENTIONALLY LEFT BLANK.

PAGE 8




Criy OF GARDEN GROVE ¢ MITIGATED NEGATIVE DECLARATION & INITIAL STUDY
MIXED-USE DEVELOPMENT @ 10641 & 10661 GARDEN GROVE BLVD. & 10642 PEARL ST.

ENVIRONMENTAL CHECKLIST FORM
1. PROJECT TITLE: Mixed-Use Development (10641 & 10661 Garden Grove Blvd. and 10642 Pearl St.).

2. LEAD AGENCY:

City of Garden Grove

11222 Acacia Parkway

P.O. Box 3070

Garden Grove, California 92840

3. CONTACT PERSON:

Lee Marino, Senior Planner
Planning Services Division
City of Garden Grove

(714) 741-5312

4. PROJECT LOCATION:

The proposed project site is located between Garden Grove Boulevard (on the south) and Pearl Street (on
the north). The project site currently consists of three separate parcels. The legal addresses of the three
parcels include 10641 Garden Grove Boulevard, 10661 Garden Grove Boulevard, and 10642 Pearl Street.
The corresponding Assessor’s Parcel Numbers include 089-092-026, 089-092-025; and 089-092-006.
The 0.69-acre project site is located in the central portion of the City of Garden Grove.

5. PROJECT SPONSOR:

Mr. Lam and Ms. Do
9741 Bolsa Avenue, Suite 201,
Westminster, California, 92843.

6. ENVIRONMENTAL SETTING:

The project site is located in the midst of an urbanized area that includes commercial buildings and
surface parking along the site’s Garden Grove Boulevard frontage and a single-family unit along the Pearl
Street frontage. These existing uses and the related improvements will be demolished to accommodate
the proposed project. Commercial uses abut that portion of the project located along the Garden Grove
Boulevard frontage while residential uses abut the northern portion of the project site along the Pearl

Street frontage.
7. GENERAL PLAN DESIGNATION:

The project site is designated as Industrial/Residential Mixed Use 2 in the City of Garden Grove General
Plan. The properties located on either side of the project site and along the north side of Pearl Street are
also designated as Industrial/Residential Mixed Use 2. Finally, the properties located to the south and
opposite the project site, on the south side of Garden Grove Boulevard, are designated as Light
Commercial. No General Plan Amendment is required to accomnmodate the proposed project.
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8. ZONING:

The project site is zoned AR (Adaptive Reuse). The properties located to the north, east, and west are also
zoned AR. The parcels located to the south of the project site, along the south side of Garden Grove
Boulevard, are zoned GGMU?3 (Garden Grove Mixed Use 3). No Zone Change is required to accommodate
the proposed use.

9. DESCRIPTION OF PROJECT:

The proposed project is a request to construct ten work-live units within a 0.69-acre site. The ten work-
live units will be rental units. The project’s implementation will necessitate the removal of an existing
single-family unit located along Pearl Street and the existing commercial structures located on the Garden
Grove Boulevard frontage, The new building will include four levels and the building’s maximum height
will be approximately 47 feet. The total gross floor area of the proposed new building will be 28,424
square feet. A total of 32 parking spaces will be provided including two ADA stalls. Access to the project
will be provided by a driveway connection on the north side of Garden Grove Boulevard and a second
driveway connection on the south side of Pearl Street. Landscaping, totaling 4,410 square feet or 14.7% of
the total site area, will be provided along the project site’s Garden Grove Boulevard frontage and along the
perimeter of the rear parking area. The discretionary approvals that are being requested by the project
Applicant include a lot line adjustment, the approval of a Conditional Use Permit, a site plan approval to
construct ten work-live units, approval of a Development Agreement for the mitigation fees, and the
approval of the Mitigated Negative Declaration and Mitigation Monitoring and Reporting Program.

10. OTHER AGENCIES WHOSE APPROVAL (AND PERMITS) IS REQUIRED:

City of Garden Grove Planning Commission
City of Garden Grove City Council

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED:

The environmental factors checked below would be potentially affected by this project, involving at least
one impact that is a “Potentially Significant Impact” or “Potentially Significant Unless Mitigated,” as
indicated by the checklist provided herein in Section 1.3 of the attached Initial Study.

O | Acsthetics o | Asriculture & Forest 0 | Air Quality
esources
O | Biological Resources v" | Cultural Resources Q0 | Geology & Soils
. Hazards & Hazardous .
O | Greenhouse Gas Emissions | O Materials O | Hydrology & Water Quality
O | Land Use & Planning O | Mineral Resources O | Naise
1 | Population & Planning O | Public Services Q | Recreation
g | Lransportation & O | Utilities & Service Systems | O N.Ian.datory Findings of
Circulation Significance
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DETERMINATION

O

I find that the proposed project COULD NOT have a significant effect on the environment, and a
NEGATIVE DECLARATION will be prepared.

I find that although the proposed project could have a significant effect on the environment, there
will not be a significant effect in this case because revisions in the project have been made by or
agreed to by the project proponent. A MITIGATED NEGATIVE DECLARATION will be prepared.

I find that the proposed project MAY have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is required.

I find that the proposed project MAY have a “potentially significant impact” or “potentially
significant unless mitigated” impact on the environment, but at least one effect 1) has been
adequately analyzed in an earlier document pursuant to applicable legal standards, and 2) has been
addressed by mitigation measures based on the earlier analysis as described on attached sheets. An
ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the effects that remain
to be addressed.

I find that although the proposed project could have a significant effect on the environment,
because all potentially significant effects (a) have been analyzed adequately in an earlier EIR or
NEGATIVE DECLARATION pursuant to applicable standards, and (b) have been avoided or
mitigated pursuant to that earlier EIR or NEGATIVE DECLARATION, including revisions or
mitigation measures that are imposed upon the proposed project, nothing further is required.

Signature: | Date:

Printed Name ) For:

City of Garden Grove
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EVALUATION OF ENVIRONMENTAL IMPACTS:

1.

A brief explanation is required for all answers except “No Impact” answers that are adequately
supported by the information sources a lead agency cited in the parentheses following each question.
A “No Impact” answer is adequately supported if the referenced information sources show that the
impact simply does not apply to projects like the one involved (e.g., the project falls outside a fault
rupture zone). A “No Impact” answer should be explained where it is based on project-specific factors
as well as general standards (e.g., the project will not expose sensitive receptors to pollutants, based on

a project-specific screening analysis).

All answers must take into account the whole of the action involved, including off-site as well as on-
site, cumulative as well as project-level, indirect as well as direct, and construction as well as

" operational impaets.

Once the lead agency has determined that a particular physical impact may occur, then the checklist
answers must indicate whether the impact is potentially significant, less than significant with
mitigation, or less than significant, “Potentially Significant Impact” is appropriate if there is
substantial evidence that an effect may be significant. If there are one or more “Potentially Significant
Impact” entries when the determination is made, an EIR is required.

Negative Declaration: Less Than Significant With Mitigation Incorporated” applies where the
incorperation of mitigation measures has reduced an effect from “Potentially Significant Impact” to a
“Less than Significant Impact.” The lead agency must describe the mitigation measures and briefly
explain how they reduce the effect to a less than significant level (mitigation measures from “Earlier
Analysis,” as described in (5) below, may be cross-referenced.

Farlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA process, an
effect has been adequately analyzed in an earlier EIR or negative declaration. Section 15063(c)(3)(D}.
In this case, a brief discussion should identify the following:

a) FEarlier Analysis Used. Identify and state where they are available for review.

b) Tmpacts Adequately Addressed. Identify which effects from the above checklist were within the
scope of and adequately analyzed in an earlier document pursuant to applicable legal standards,
and state whether such efforts were addressed by mitigation measures based on the earlier

analysis.

¢) Mitigation Measures, For effects that are “Less than Significant with Mitigation Measures
Incorporated,” describe the mitigating measures which were incorporated or refined from the .
earlier document and the extent to which they address site-specific conditions for the project.

Lead agencies are encouraged to incorporate into the checklist references to information sources for
potential impacts (e.g. general plans, zoning ordinances). Reference to a previously prepared or
outside document should, where appropriate, include a reference to the page or pages where the

statement is substantiated.
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7. Supporting Information Sources: A source list should be attached, and other sources used or

individuals contacted should be cited in the discussion.

8. Thisis only a suggested form, and lead agencies are free to use different formats; however, lead
agencies should normally address the questions from this checklist that are relevant to a project’s

environmental effects in whatever format is elected.
g. The explanation of each issue should identify:
a) Thesignificance criteria or threshold, if any, used to evaluate each question; and,
b) The mitigation measure identified, if any, to reduce the impact to less than significant.

The potential impacts are summarized in Table 1-1 (Initial Study Checklist) and Section 3 of the attached
Initial Study,

GARDEN GROVE
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CITY OF GARDEN GROVE e MITIGATED NEGATIVE DECLARATION & INITIAL STUDY
M1xED-USE DEVELOPMENT e 10641 & 10661 GARDEN GROVE BLVD, & 10642 PEARL ST.

SECTION 1 INTRODUCTION
1.1 PURPOSE OF THE INITIAL STUDY

This Initial Study evaluates the environmental impacts associated with the construction and subsequent
occupancy of ten work-live units within a 0.69-acre site. The project’s implementation will necessitate the
removal of an existing single-family unit fronting on Pear] Street and two existing commercial structures
located along the Garden Grove Boulevard frontage. The new building will consist of four levels and will
have a maximum height of approximately 47 feet. The total gross floor area of the new building will be
28,424 square feet. A total of 32 parking spaces, including two ADA stalls, will be provided. Access to the
project will be provided by a driveway connection on the north side of Garden Grove Boulevard and a
second driveway connection on the south side of Pearl Street. Landscaping, totaling 4,410 square feet or
14.7% of the site area, will be provided along the project site’s Garden Grove Boulevard frontage and
around the rear parking area. The proposed project is described further in Section 2.

The proposed development is considered to be a project under the California Environmental Quality Act
(CEQA).2 The City of Garden Grove is the designated Lead Agency for the proposed project and the City
will be responsible for the project's environmental review. Section 21067 of CEQA defines a Lead Agency
as the public agency that has the principal responsibility for carrying out or approving a project that may
have a significant effect on the environment.? The project Applicants are Mr. Lam and Ms. Jennie Do, with
offices located at 9741 Bolsa Avenue, Suite 201, Westminster, California 92883,

As part of the proposed project’s environmental review, the City of Garden Grove authorized the
preparation of this Initial Study.# The primary purpose of CEQA is to ensure that decision-makers and the
public understand the environmental impacts of a specific action or project. The purpose of this Initial
Study is to ascertain whether the proposed project will have the potential for significant adverse impacts
on the environment., Pursuant to the CEQA Guidelines, additional purposes of this Initial Study include

the following:

e To provide the City of Garden Grove with information to use as the basis for deciding whether to
prepare an environmental impact report (EIR), mitigated negative declaration, or negative

declaration for a project;

¢ To facilitate the project's environmental assessment early in the design and development of the

proposed project;
e To eliminate unnecessary EIRs; and,

e To determine the nature and extent of any impacts associated with the proposed project.

1 George Behnam, Architect. Design Package fMixed Use Development], 10641 & 10661 Garden Grove Blud, & 10642 Pearl St. April
21, 2015,

2z California, State of. Title 14. California Code of Regulations. Chapter 2, Guidelines for the Implementation of the Cahfomia
Environmental Quality Act (CEQA Guidelines). § 15060 (b}.

3 California, State of. California Public Resources Code. Division 13, Chapter 2.5. Definitions. § 21067.
4 Thid. (CEQA Guidelines)} § 15050.
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Although this Initial Study was prepared with consultant support, the analysis, conclusions, and findings
made as part of its preparation fully represent the independent judgment and position of the City of
Garden Grove, in its capacity as the Lead Agency. The City also determined, as part of this Initial Study's
preparation, that a Mitigated Negative Declaration is the appropriate environmental document for the

project's environmental review pursuant to CEQA.

‘This Initial Study and the Notice of Intent to Adopt a Mitigated Negative Declaration will be forwarded to
responsible agencies, trustee agencies, and the public for review and comment. A 20-day public review
period will be provided to allow these agencies and other interested parties to comment on the proposed
project and the findings of this Initial Study.5

1.2 INITIAL STUDY’S ORGANIZATION

The following annotated oufline summarizes the contents of this Initial Study:

e Section 1 Introduction, provides the procedural context surrounding this Initial Study's
preparation and insight into its composition. This section also includes a checklist that
summarizes the findings of this Initial Study.

e Section 2 Project Description, provides an overview of the existing environment as it relates to the
project site and describes the proposed project's physical and operational characteristics.

® Section 3 Environmental Analysis, includes an analysis of potential impacts associated with the
proposed project's construction and the subsequent occupancy.

e Section 4 Findings, indicates the conclusions of the environmental analysis and the Mandatory
Findings of Significance.

s Section 5 References, identities the sources used in the preparation of this Initial Study.

1.3 INITIAL STUDY CHECKLIST

The environmental analysis provided in Section 3 of this Initial Study indicates that the proposed project
will not result in any unmitigable, significant impacts on the environment. For this reason, the City of
Garden Grove determined that a Mitigated Negative Declaration is the appropriate CEQA document for
the proposed project. The findings of this Initial Study are summarized in Table 1-1 provided on the

following pages.

s California, State of, California Public Resources Code. Division 13, Chapter 2.5. Definitions. Chapter 2.6, Section 2109(b). 2000.
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Table 1-1
Initial Study Checklist
Potentially | gelalll, | LessThan |
Section Description of Issue Significant | ¢ o0 o iy | Signifieant oyl
Impact Mitigation Impact
“'Section 3.1 Aesthetic Impacts -
‘Would the project have a substantial adverse effectona X

3.LA scenic vista?

Wonld the project substantially damage scenic resources,
3.1.B inchuding, but not limited to, trees, rock outcroppings, X
and historie buildings within a State scenic highway?

Would the project substantially degrade the existing
3.1.C visual character or quality of the site and its X
surroundings?

Would the project create a new source of substantial lght
31D or glare which would adversely affect day- or —night-time X
views in the area?

_' Section 3.2 Agricultural & Fdresﬁ-y Resouréés Impacts .

Would the project convert Prime Farmland, Unique
Farmland, or Farmland of Statewide Importance
3.2.A {Farmland), as shown on the maps prepared pursuant to X
the Farmland Mapping and Monitoring Program of the
California Resources Agency, t0 non-agricultural use?

Would the project confliet with existing zoning for X
32.B agricultural use, or a-Williamson Act Contract?

Would the project conflict with existing zoning for or
cause rezoning of, forest land (as defined in Public
Resources Code section §i2220{g)}, timberland (as X
3.2.C defined by Public Resources Code section §4526), or
timberland zoned Timberland Production (as defined by
Government Code section §51104(g))?

Would the project result in the loss of forest land or the X
32D conversion of forest land to a non-forest use?

Would the project involve other changes in the existing

environment which, due to their location or nature, could X
3:2.E result in the conversion of farmland to non-agricultural

use or the conversion of forest land to a non-forest use?

A Would the project conflict with or obstruct X
3-3- implementation of the applicable air quality plan?
Would the project violate any air quality standard or
3.3.B contribute substantially to an existing or projected air X

quality viclation?

INITIAL STUDY ® SECTION 1. INTRODUCTION PAGE17
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Table 1-1
Initial Study Checklist

Potentially SI;; fﬁ f;l;:lamr:t Less Than

Section Descripﬁon of Issue SiIg::ﬁaC;nt Impact with Sl;{::ﬁ:l(;tﬂt Tmpact
p Mitigation P

Would the project result in a cumulatively considerable
net increase of any criteria pollutant for which the project
3.3.C region is non-attainment under an applicable Federal or X

e State ambient air quality standard {(including releasing
emissions which exceed guantitative thresholds for ozone
precursors)?

Would the project expose sensitive receptors to X

3.3.D substantial pollutant concentrations?

Would the project create objectionable odors affecting a X

3.3.F substantial number of people?

_ Section 3.4 Biological Resources Impacts -

Would the project, either directly or through habitat
modifications, have a substantial adverse effect on any
species identified as a candidate, sensitive, or special

34.A status species in local or regional plans, policies, or X
regulations, or by the California Department of Fish and
wildlife or U. S. Fish and Wildlife Serviee?

Would the project have a substantial adverse effect on any
. riparian habitat or other sensitive natural communities

3.4.B identified in [ocal or regional plans, policies, regulations ) X
or by the California Departiment of Fish and Wildlife or
U.S. Fish and Wildlife Sexvice?

Would the project have a substantial adverse effect on
Federally protected wetlands as defined by §404 of the
3.4.C Clean Water Act (including, but not limited to, marsh, X
vernal pool, coastal, etc.) through direct removal, filling,
hydrological interruption, or other means?

Would the project interfere substantially with the-
movement of any native resident or migratory fish,
3.4.D wildlife species or with established native resident or X
migratory life corridors, or impede the use of native
wildlife nursery sites?

Would the project conflict with any local policies or
3.4.E ordinances protecting biological resources, such as a tree X
preservation policy or ordinance?

‘Would the project conflict with the provisions of an
adopted Habitat Conservation Plan, Natural Community X
34.F Conservation-Flan, or other approved local, regional or
State habitat conservation plans?

" Séction 3.5 Cultural Resoui'_cés Iinliacts_ '

Would the project cause a substantial adverse change in
3.5.A the significance of a historical resource as defined in X
§15064.5 of the CEQA Guidelines?

INITIAL STUDY ¢ SECTION 1, INTRODUCTION PACE 18
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Table 1-1

Initial Study Checklist

Section

Description of Issue

Potentially
Significant
Impact

Less than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

Impact

3.5.B

Would the project cause a substantial adverse change in
the significance of an archaeclogical resource pursuant to
§15064.5 of the CEQA Guidelines?

X

3.5.C

Would the project, dirvectly or indirectly, destroy a unique
paleontological resource, site, or unique geologic feature?

3.5.D

Would the project disturb any human remains, including
those interred outside of formal cemeteries?

- Section 3.6 Geology & Soils Impacts

3.6.A

Would the project expose people or structures to potential
substantial adverse effects, including the risk of loss,
injury, or death involving rupture of a known earthquake
fault {as delineated on the most recent Alquist-Priolo
Earthquake Fault Zoning Map issued by the State
Geologist for the area or based on other substantial
evidence of a known fault), ground- shaking, liquefaction,
or landslides?

3.6.B

Would the project result in substantial soif erosion or the
loss of topseil?

3.6.C

Would the project be located on a soil or geologic unit that
is unstable, or that would become unstable as a result of
the project, and potentially result in on—site or off-site
landslide, lateral spreading, subsidence, liquefaction, or
collapse?

3.6.D

Would the project be located on expansive soil, as defined
in Table 18-1-B of the Uniform Building Code (2012)
creating substantial risks to life or property?

3.6.E

Would the project be located on soils that are incapable of
adequately supporting the use of septic tanks or
alternative waste water disposal systems where sewers are
not available for the disposal of waste water?

S_écﬁo_h é.’?Gx‘éénhousé Gas Em'issio'ns'lmpact_s.

3.7.A

Would the project generate greenhouse gas emissions,
either directly or indirectly, that may have a significant
impact on the envivenment?

3.7.B

Would the projeét conflict with an applicable plan, policy,
or regulation adopted for the purpose of reducing
emissions of greenhouse gases?

3 S_éc_ti'o.n 3.8 :I{.a'z,a.'rds & Haiardous Materials Impacts

3.8.A

Would the project create a significant hazard to the public
or the environment through the routine transport, use, or
disposal of hazardous materials?

INTTIAL STUDY ® SECTION 1, INTRODUCTION
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Table 1-1 -
Initial Study Checklist

Section

Description of Issue

Potentialty
Significant
Impact

Less than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

No
Impact

3.8.B

Would the project create a significant hazard to the public
or the environment or result in reasonably foreseeable
upset and accident conditions invoiving the release of
hazardous materials into the environment?

3.8.C |

Would the project emit hazardous emissions or handle
hazardous or acutely hazardous materials, substances or
waste within one-quarter mile of an existing or proposed
school?

3.8.D

Would the project be located on a site which is ineluded
on a list of hazardous material sites compiled pursuant to
Government Code §65962.5, and as a result, would it
create a significant hazard to the public or the
environment?

3.8.E

Woutld the project be located within an airport land use
plan, or where such a plan has not been adopted, within
two miles of a public airport or a public use airport,
would the project result in a safety hazard for people
residing or working in the project ayea?

3.8F

‘Would the project be located within the vieinity of a
private airstrip, result in a safety hazard for people
residing or workdng in the project area?

3.8.G

‘Would the project impair implementation of, or physically
interfere with an adopted emergency response plan or
emergency evacuation plan?

3.8.H

Would the project expose people or structures to a

significant risk of loss, injury or death involving wild land
fire, including where wild lands are adjacent to urbanized
areas or where residences are intermixed with wild lands?

B Section 3.9 I—Iydrology & :W.;:l_te.r Quahty 'I.m'pa_(;ts

3.9.A

‘Would the project violate any water quality standards or
waste discharge requirements?

3.9.B

Would the project substantially deplete groundwater
supplies or interfere substantially with groundwater
recharge in such a way that would cause a net deficit in
aquifer volume or a lowering of the local groundwater
table level {e.g., the production rate of pre-existing nearby
wells would drop to a level which would not support
existing land uses or planned uses for which permits have
been granted)?

3.9.C

Would the project substantially alter the existing drainage
pattern of the site or area, including the alteration of the
course of a stream or river, in a manner which would
result in substantial erosion or siltation on- or off-site?
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Table 1-1
Initial Study Checklist

R Less than
Potentially Significant

Section Description of Issue Si!IK::liﬁ:é’t“t Impact with
P Mitigation

Less Than
Significant
Impact

Impact

Waouild the project substantially alter the existing drainage
pattern of the site or area, including the alteration of the
39.D course of a stream or river, in a manner which would
result in flooding on- or off-site?

Would the project create or contribute runoff water,

. which would exceed the capacity of existing or planned
3.9.E storm water drainage systems or provide substantial

additional sources of polluted runoff?

Would the project otherwise substantially degrade water

3.9.F quality?

Would the project place housing within a 100-year fiood
hazard area as mapped on a Federal Flood Hazard
3.9.G Boundary, Flood Insurance Rate Map, or other flood

’ hazard delineation map?

Would the project place within a 100-year flood hazard
3.0.H area structures which would impede or redirect flood
flows?

Would the project expose people or structures to a
3.9.1 significant risk of loss, injury, or death involving flooding,
as a result of the failure of a levee or dam?

Would the projeet result in inundation by seiche, tsunami,
394 or mudflow?

- Section 3.10 Land Use & Planning Impacts .

Would the project physically divide an established

310.4 commmnity?

Would the project conflict with an applicable land use
plan, policy, or regulation of an agency with jurisdiction
over the project (including, but not limited to, a general
plan, specific plan, local coastal program, or zoning
ordinance) adopted for the purpose of avoiding or
mitigating an environmental effect?

3.10.B

410.C Would the project conflict with any applicable habitat

conservation or natural community conservation plan?

“Section 3.11 Mineral Resomceslmpacts ST

Would the project resuilt in the loss of availability of a
3.I1LA known mineral resource that would be of value to the
region and the residents of the State?

Would the project result in the loss of availabitity of a
locally-important mineral resource recovery site
delineated on a local general plan, specific plan, or other
land use plan?

3.11.B
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Table 1-1

Initial Study Checklist

Section

Description of Issue

Potentially
Significant
Impact

Less than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

Impact

. 'Section 3.12 Noise Impacts

3.E2,A

Would the project result in exposure of people to, or
generation of, noise levels in excess of standards
established in the local general plan or noise ordinance, or
applicable standards of other agencies?

3.12.B

Would the project result in exposure of people to, or
generation of, excessive ground-borne vibration or
ground borne noise levels?

3.12.C

Would the project result in substantial permanent
increase in ambient noise levels in the project vicinity
above levels existing without the project?

2.12.D

Would the project resuit in substantial temporary or
periodic increases in ambient noise levels in the project
vicinity above levels existing without the project?

3.12.E

For a project located with an airport land use plan or,
where such a plan has not been adopted, within two miles
of a public airport or public use airport, would the project
expose people residing or working in the project area to
excessive noise levels?

3.12.F

For a project within the vieinity of a private airstrip,
would the project expose people residing or working in
the project area to excessive notse levels?

Section 313 P:dpl':_lzlatioi.l' & ﬁbuéhig Impacts ”

3.13.A

Would the project induce substantial population growth
in an area, either directly or indireetly?

3.13.B

Would the project displace substantial munbers of
existing housing, necessitating the construction of
replacement housing elsewhere?

3.:3.C

Would the project displace substantial numbers of people,
necessitating the construction of replacement housing
elsewhere?

‘Section 3.14 Public Services Iimpacts '

3.14.A

Would the project result in substantiat adverse physical
impacts associated with the provision of new or physically
altered governmental facilities, the construction of which
would cause significant environmental impacts in order to
maintain acceptable service ratios, response times, or
other performance objectives in fire protection services?
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Table 1-1

Initial Study Checklist

Section

Description of Issue

Potentially
Significant
Impact

Less than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

Impact

3.14.B

Would the project result in substantial adverse physical
impacts associated with the provision of new or physically
altered governmental facilities, the construction of which
would cause significant environmental impacts in order
to maintain acceptable service ratios, response times, or
other performance objectives in police protection
services?

3.14.C

Would the project result in substantial adverse physical
impacts associated with the provision of new or physically
altered governmental facilities, the construction of which
would cause significant environmental impacts in order to
maintain acceptable service ratios, response times, or
other performance objectives in school services?

-3.14.D

Would the project result in substantial adverse physical
impacts associated with the provision of new or physically
altered public facilities, the construction of which could
cause significant environmental impacts, in order to
maintain acceptable service ratios, response times, or
other performance objectives for parks?

3.14.E

Would the project result in substantial adverse physical
impacts associated with the provision of new or physically
altered governmental facilities, the construction of which
would cause significant environmental impacts in order to
maintain acceptable service ratios, response times, or
other performance objectives in other public facilities?

' ‘Section 3_.'15-Recreati6n I'mpac.ts‘ E

315.A

Would the project increase the use of existing
neighborhood and regional parks or other recreational
facilities such that substantial physical deterioration of
the facility would oceur ot be accelerated?

3.15.B

Would the project include recreationat facilities or require
the construction or expansion of recreational facilities
which might have an adverse physical effect on the
environment? )

Section 3'.16.'.I‘ransp0rtat;l0n &.Cir'culati_l')ﬁ' Impéc_ts'. o

3.16.A

Would the project conflict with an applicable plan,
ordinance, or policy establishing measures of
effectiveness for the performance of the circulation
system, taking into account all modes of transportation
including mass transit and non-motorized travel and
relevant components of the circulation system, including
but not limited to, intersections, streets, highways and’
freeways, pedestrian and bicycle paths, and mass transit?
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Table 1-1

Initial Study Checklist

Section

Description of Issue

Potentially
Significant
Impact

Less than
Significant
Impact with
Mitigation

Less Than
Significant

Impact Impaet

3.16.B

Would the project conflict with an applicable congestions
management program, including but not limited to, level
of service standards and travel demand measures, or
other standards established by a County Congestion
Management Agency for designated roads or highways?

3.16.C

Would the project result in a change in air traffic patterns,
including either an inerease in traffic levels or a change in
the location that results in substantial safety risks?

3.16.D

Would the project substantially increase hazards due toa
design feature (e.g., sharp curves or dangerous
intersections) or incompatible uses (e.g., farm
equipment)?

3.16.E

Would the project result in inadequate parking capacity?

3.16.F

Would the project result in inadequate emergenicy access?

3.16.G

Would the project conflict with adopted policies, plans or
programs regarding public transit, bicycle, or pedestrian
facilities, or otherwise decrease the performance or safety
of such facilities?

Section 3.17 Uti]itiés Impaéts

3.17.A

Would the project exceed wastewater treatment
requirements of the applicable Regional Water Quality
Control Board?

3.17.B

Wonid the project require or result in the construction of
new water or wastewater treatment facilities or expansion
of existing facilities, the construction of which could cause
significant environmental impacts?

3.17.C

Would the project require or result in the construction of
new storm water drainage facilities or expansion of
existing facilities, the construction of which could cause
significant environmental effects?

3.17.D

Would the project have sufficient water supples available
to serve the project from existing entitlements and
resources, or are new or expanded entitlements needed?

3.17.E

Would the project result in a determination by the
wastewater treatment provider, which serves or may serve
the project that it has inadequate capacity to serve the
project’s projected demand in addition to the provider’s
existing commitments?

3.17.F

Would the project be served by a landfill with safficient
permitted capacity to accommodate the project’s solid
waste disposal needs?
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Table 1-1
Initial Study Checklist
poentaty | L | pomthan |,
Section Description of Issue Significant | [ o ien | Signifieant b oo
Impact Mitigation Impact
Would the project comply with Federal, State, and local X
3.17.G statutes and regulations related to solid waste?

. ‘Section 3.18 Mandatory Findings of Significance. The c_lpprbval and subsetjuem_: implementation of the proposed

: prpjéét:

Does the project have the potential to degrade the quality
of the environment, substantially reduce the habitat of a
fish or wildlife species, cause a fish or wildlife population
to drop below self-sustaining levels, threaten to eliminate

318.A a plant or animal community, reduce the number or X
restrict the range of a rare or endangered plant or animal
or eliminate important examples of the major periods of
California history or prehistory?

Does the project have impacts that are individually
limited, but cumulatively considerable? {“Cumulatively
considerable” means that the incremental effects of a

3.18.B project are considerable when viewed in connection with X
the effects of past projects, the effects of other current
projects, and the effects of probable future projects}?

Does the project have environmental effects which will
3.18.C cause substantial adverse effects on human beings, either X
directly or indirectly?

GARDEN GROVE
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SECTION 2 PROJECT DESCRIPTION

2.1 PROJECT LOCATION

The project site is located within the corporate boundaries of the City of Garden Grove which is located in
the western portion of Orange County. Surrounding cities include Stanton on the west, Anaheim on the
north, Orange and Santa Ana on the east, and Westminster and Santa Ana on the south.6 Regional access
to the City is provided by the Garden Grove Freeway (State Route [SR] 22) that extends through the City in
an east-west orientation. The location of Garden Grove in a regional context is shown in Exhibit 2-1. A
Citywide map is provided in Exhibit 2-2. '

The 0.69-acre project site is located in the central portion of the City. The proposed project site is located
between Garden Grove Boulevard (on the south) and Pearl Street (on the north). The project site
currently consists of three separate parcels. The legal addresses of the three parcels include 10641 Garden
Grove Boulevard, 10661 Garden Grove Boulevard, and 10642 Pear] Street. The corresponding Assessor’s
Parcel Numbers include 089-092-026, 089-092-025; and 089-092-006.7 The project site is located
approximately 2.63 miles east of Beach Boulevard, 0.52 miles west of Euclid Street, and 0.55 miles north
of the Garden Grove Freeway (SR-22). The SR-22 Freeway provides the most direct regional freeway
access to the site.® A vicinity map is provided in Exhibit 2-3. A local map is provided in Exhibit 2-4.

2.2 ENVIRONMENTAL SETTING

The project site is located in the midst of an urbanized area that includes commercial development on the
site’s Garden Grove Boulevard frontage and a single-family unit on the Pearl Street frontage. These
existing uses and the related improvements will be demolished to accommodate the proposed project.
Commercial uses abut that portion of the project site located along the Garden Grove Boulevard frontage
while residential uses abut the northern portion of the project site along the Pear] Street frontage. The
dominant land uses located further north of the project site are manufacturing uses.? Photographs of the
project site are provided in Exhibits 2-5 through 2-7,

The project site is designated as Industrial/Residential Mixed Use 2 in the City of Garden Grove General
Plan. The properties located on either side of the project site and to the north are also designated as
Indusirial/Residential Mixed Use. Finally, the properties located to the south and oppostte the project
site, on the south side of Garden Grove Boulevard, are designated as Light Commercial. The project site is
zoned AR (Adaptive Reuse). The properties that surround the project site continuing north are also zoned
AR. 10 The parcels located to the south of the project site, along the south side of Garden Grove Boulevard,
are zoned GGMUg (Garden Grove Mixed Use 3).

¢ United States Geological Survey and Microsoft Research Maps. The National Map, Garden Grove, California.

7 George Behnam, Architect. Design Package [Mixed Use Development], 10641 & 10661 Garden Grove Blud. & 10642 Pearl St. April
21, 2015.

8 hid,
9 Blodgett Baylosis Environmental Planning. Sife Survey (Survey were completed on August 24 and 27, 2015.)

® (George Behnam, Architect. Design Package [Mixed Use Development], 10641 & 10661 Garden Grove Blud. & 10642 Pear] St.
April 23, 20185,
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EXHIBIT 2-1
REGIONAL LOCATION MAP

SOURCE: QUANTUM GIS, 2015
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EXHIBIT 2-2
CITYWIDE MAP

SOURCE: QUANTUM GIS, 2015
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VICINITY MAP

QUANTUM GIS, 2015
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EXHIBIT 2-4
AERIAL PHOTOGRAPH OF THE SITE AND THE
SURROUNDING AREA

SOURCE: GOOGLE
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o
A

View of vacant business aong the Garden Grov Blvd. ontage (1641. Garden
Grove Blvd.). This building will be demolished to accommodate the project.

View of the garage located next to the vacant business in the preceding photograph.
This building will be demolished to accommodate the proposed project

EXHIBIT 2-5
PHOTOGRAPHS OF THE PROJECT SITE

SOURCE: SOURCE: BLODGETT BAYLOSIS ENVIRONMENTAL PLANNING, 2015
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View of existing business along the Garden Grove Blvd. frontage (10661 Garden
Grove Blvd.). This building will be demolished to accommodate the project.

[

View of existing residence located on Pearl St. (10642 Pearl St.}. This residence
will be demolished to accommodate the project.

EXHIBIT 2-6
PHOTOGRAPHS OF THE PROJECT SITE

SOURCE! BLODGETT BAYLOSIS ENVIRONMENTAL PLANNING, 2015
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H
]

View along Pearl 8t., looking east.

EXHIBIT 2-7
PHOTOGRAPHS OF THE PROJECT SITE

SOURCE: BLODGETT BAYLOSIS ENVIRONMENTAL PLANNING, 2015

INFTIAL STUDY @ SECTION 2. PROJECT DESCRIPTION

PAGE 34




Cr1y OF GARDEN GROVE @ MITIGATED NEGATIVE DECLARATION & INITIAL STUDY
MIXED-USE DEVELOPMENT @ 10641 & 10661 GARDEN GROVE BLVD. & 10642 PEARL ST.

2.3 PROJECT DESCRIPTION

The proposed project is a request to construct ten owner-occupied, work-live units within a 0.69-acre site.
The new structure that will contain the ten work-live units will consist of four levels with 2 maximum
height of approximately 47 feet. The total gross tloor area of the new building will be 28,424 square feet. A
total of 32 parking spaces, inciudiﬁg two ADA stalls, will be provided. Access to the project will be
provided by a driveway connection on the north side of Garden Grove Boulevard and a second driveway
connection on the south side of Pearl Street. Landscaping, totaling 4,410 square feet or 14.7% of the site
area, will be provided along the project site’s Garden Grove Boulevard frontage and around the rear
parking area. The propbsed ten mixed-use units (referred to as Unit #1 to Unit #10) are described below.

e [init #1 will have a total floor area of 3,096 square feet. The total commercial floor area will be
2,196 square feet. The commercial floor area will be located on the first and second levels. The
floor area of the residential unit will be 900 square feet. This unit will contain two bedrooms and

two baths.

e Unit #2 will have a total floor area of 3,168 square feet. The total commercial floor area will be
2,268 square feet. The commercial floor area will be located on the first and second levels. The
floor area of the residential unit will be 900 square feet. This unit will contain two bedrooms and

two baths,

¢ [Unit #3 will have a total floor area of 3,157 square feet. The total commercial floor area will be
2,257 square feet. The commercial floor area will be located on the first and second levels. The
floor area of the residential unit will be 900 square feet. This unit will contain two bedrooms and

two baths.

& Unit #4 will have a total floor area of 3,093 square feet. The total commercial floor area will be
2,193 square feet. The commercial floor area will be located on the first and second levels. The
floor area of the residential unit will be 900 square feet. This unit will contain two bedrooms and

two baths.

o [’nit #5 will have a total floor area of 3,105 square feet. The total commercial floor area will be
2,205 square feet. The commercial floor area will be located on the first and second levels. The
floor area of the residential unit will be 900 square feet. This unit will contain two bedrooms and

two baths.

e [t #6 will have a total floor area of 2,330 square feet. The total commercial floor area will be
1,415 square feet. The commercial floor area will be located on the fourth level, The floor area of
the residential unit will be 915 square feet. This unit will contain one bedroom and one and one-

half baths.

s Unit #7 will have a total floor area of 2,588 square feet. The total commercial floor area will be
1,838 square feet. The commercial floor area will be located on the fourth level. The floor area of
the residential unit will be 750 square feet. This unit will contain one bedroom and one bath.

1 George Behnam, Architect. Design Package [Mired Use Development], 10641 & 10661 Garden Grove Blud, & 10642 Pearl St. April
21, 2015,
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o [nit #8 will have a total floor area of 2,635 square feet, The total commercial floor area will be
1,885 square feet. The commercial floor area will be located on the fourth level. The floor area of
the residential unit will be 750 square feet. This unit will contain one bedroom and one bath.

e Unit #9 will have a total floor area of 2,635 square feet. The total commercial floor area will he
1,885 square feet, The commercial floor area will be located on the fourth level. The floor area of
the residential unit will be 750 square feet. This unit will contain one bedrooms and one bath.

e Unit #10 will have a total floor area of 2,330 square feet. The total commercial floor area will be
1,415 square feet. The commercial floor area will be located on the fourth level. The floor area of
the residential unit will be 915 square feet. This unit will contain one bedroom and one and one

half baths.
Other project elements are described below.12

e The total gross floor area of the proposed new four level building will be 28,424 square feet. The
maximum height of the building wiil be approximately 47 feet. ‘

e Atotal of 32 parking spaces, including two ADA stalls, will be provided. Access to the project will
be provided by a driveway connection on the north side of Garden Grove Boulevard and a second

driveway connection on the south side of Pearl Street.

¢ Landscaping, totaling 4,410 square feet or 14.7% of the site area, will be provided along the project
site’s Garden Grove Boulevard frontage and around the rear parking area, A total floor area of
3,500 square feet consisting of outside terrace area will be centrally located on the third level.

A conceptual site plan for the proposed project is provided in Exhibit 2-8. Floor plans are illustrated in
Exhibit 2-9 and 2-10. Building elevations are provided in Exhibit 2-11. The proposed project is

summarized below in Table 2-1.

Table 2-1
Summary of Proposed Project
Project Element _ Description
Land Area of Project Site 0.69 acre (30,056 sq. ft.)
Building Floor Area (Total) 28,424 sq, ft.
Land Use 10 kive work units (residential)
Residential 10 worlc-live rental units.
Parking 32 parking stalls

Source: George Behnam, Architect. Design Package [Mixed Use Development], 10641 &
10661 Garden Grouve Blud, & 10642 Pearl St.

1z George Behnam, Architect. Design Package [Mived Use Development], 10641 & 10661 Garden Grove Blud. & 10642 Pearl St. April
21, 2015.
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SITE PLAN
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FLOOR PLAN — FIRST AND SECOND FLOORS

SOURCE: GEORGE BEHNAM, ARCHITECTS
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2.4 PROJECT CONSTRUCTION CHARACTERISTICS

According to the project architect, the proposed project is anticipated to take approximately nine months
to complete. The proposed project’s construction will consist of the following phases:

¢ Demolition. The foundations, staircases, and other on-site improvements from the existing
buildings (the commercial buildings and the residential unit} will need to be demolished in order
to accommaodate the proposed project. This phase will take approximately one month to complete.

¢ Grading. During this phase, the entire project site will be graded and leveled. This phase will take
approximately one menth to complete.

e Site Preparation. The project site will be prepared for the construction of the new four-level
structure. This phase will take approximately one month to complete.

e Construction. The new four-level, 28,424 square-foot building will be constructed during this
phase. This phase will take approximately four months to complete.

e Paving, Landscaping, and Finishing. This phase will involve paving, the installation of the
landscaping, and the completion of the on-site improvements. This phase will last approximately

two months,
2.5 OBJECTIVES OF THE PROJECT

The objectives that the City of Garden Grove seek to accomplish as part of the proposed project’s
implementation include the following: '

e To further facilitate new residential infill development as 2 means to provide new housing

opportunities for various income groups;

e To ensure that the proposed project conforms to all pertinent City of Garden Grove land use and
development regulations; and, )

# To ensure that the proposed project’s environmental impacts are mitigated,
The objectives of the project Applicant include the following:

e Tofacilitate the development of a blighted, underutilized property;

e To facilitate the development of new rental, work-live housing; and,

o Torealize a fair return on investment.
2.6 DISCRETIONARY ACTIONS

A Discretionary Acton is an action taken by a government agency (for this project, the government agency
is the City of Garden Grove) that calls for an exercise of judgment in deciding whether to approve a project.
As part of the proposed project's implementation, the City will consider the following approvals:

¢ The approval of a lot line adjustment;
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e The approval of a Conditional Use Permit (CUP);
e A site plan approval to construct ten work-live units;
e The approval of the Development Agreement (for the mitigation fees); and,

e The adoption of the Mitigation Negative Declaration and Mitigation Monitoring and Reporting
Program. '

Other permits required for the project will include, but may not be limited to, the issuance of
encroachment permits for the new driveways and sidewalks, demolition permits, grading permits, building
permits, and permits for the new utility connections. '

iy

GARDEN GROVE
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SECTION 3 ENVIRONMENTAL ANALYSIS

This section of the Initial Study prepared for the proposed project analyzes the potential environmental
impacts that may result from the proposed project's implementation. The issue areas evaluated in this
Initial Study inclide the following:

e Hydrology & Water Quality (Section 3.9);

e Land Use & Planning (Section 3.10);
e Mineral Resources (Section 3.11);

@ Aesthetics (Section 3.1);
o Agricultural & Forestry Resources (Section

3.2); e Noise (Section 3,12);

® Air Quality (Section 3.3); e Population & Housing (Section 3.13);
e Biological Resources (Section 3.4);

e Cultural Resources (Section 3.5);
e Geology & Soils {Section 3.6);

® Public Services {Section 3.14);
® Recreation (Section 3.15);
e Transportation (Section 3.16);

e Greenhouse Gas Emissions (Section 3.7); o Utilities (Section 3.17); and
. * 3 il
¢ Hazards & Hazardous Materials (Section
3.8); ¢ Mandatory Findings (Section 3.18).

Under each issue area, a description of the thresholds of significance is provided. These thresholds will
assist in making a determination as to whether there is a potential for significant impaects on the
environment. The analysis considers both the short-term (construction-related} and long-term
(operational) impacts associated with the proposed project's implementation, and where appropriate,
the cumulative impacts. To each question, there are four possible responses:

s No Fmpact. The proposed project will not result in any adverse environmental impacts.

e Less than Significant Impact. The proposed project may have the potential for affecting the
environment, although these impacts will be below levels or thresholds that the City of Garden
Grove or other responsible agencies consider to be significant.

e  Less than Significant Impact with Mitigation, The proposed project may have the potential to
generate a significant impact on the environment. However, the level of impact may be
reduced to levels that are less than significant with the implementation of the recommended

mitigation measures.

e Potentially Significant Impact. The proposed project may result in environmental impacts
that are significant. This finding will require the preparation of an environmental impact

report (EIR).

INITIAL STUDY & SECTION 3. ENVIRONMENTAL ANALYSIS PAGE 43




CITY OF GARDEN GROVE & MITIGATED NEGATIVE DECLARATION & INFTIAL STUDY
MXED-USE DEVELOPMENT ® 10641 & 10661 GARDEN GROVE BLvD. & 10642 PEARL ST.

3.1 AESTHETIC IMPACTS
3.1.1 THRESHOLDS OF SIGNIFICANCE

According to the City of Garden Grove, acting as Lead Agency, a project may be deemed to have a
significant adverse aesthetic impact if it results in any of the following:

o A substantial adverse effect on a scenie vista;

e Substantial damage to scenic resources, including, but not limited to, trees, rock outcroppings,
and historic buildings within a State scenic highway;

e Substantial degrading of the existing visual character or quality of the site and its

surroundings; or,

e A new source of substantial light and glare that would adversely affect day-time or night-time

views in the area.
3.1.2 ANALYSIS OF ENVIRONMENTAL IMPACTS
A, Would the project have a substanital adverse effect on a scenic vista? « No Impact.

The proposed project is a request to construct ten work-live rental units within a 0.69-acre site. The
project’s implementation will necessitate the removal of an existing single family-unit fronting on
Pearl Street and two existing commercial structures that have frontage along Garden Grove Boulevard.,
The new structure that will contain the ten work-live units will consist of four levels with a maximum
height of approximately 47 feet. The total gross floor area of the new building will be 28,424 square
feet.3 The site plan calls for the aforementioned four-level structure to be constructed along the
Garden Grove Boulevard frontage. The rear (northerly) portion of the property will he used for surface
parking. As a result, the main building will be located away from the residential properties located

along Pearl Street.

The new building will be located to the south of an existing sewer line easement approximately 29 feet -
from the property line of the existing homes located to the north. The parcels located to the east and
west of the new building are commercial properties. The project site and the surrounding area is
relatively level with no obvious scenic vistas that are visible.4 The proposed use’s development
density will be 15 units per acre and the maximum building height will be approximately 47 feet. Both
the density and height are consistent with newer residential development that is occurring along the
Garden Grove Boulevard corridor. The building’s cross-section from two perspectives is illustrated in
Exhibit 2-11. Given the new building’s orientation within the project site and the nature and extent of
the existing uses, no impacts on scenic vistas will result from the proposed project’s implementation.

13 George Behnam, Architect. Design Package [Mixed Use Development], 10641 & 10661 Garden Grove Blud, & 10642 Pearl St.
April 23, 2015,

14 Blodgett Baylosis Environmental Planning. Sife Survey (Survey were completed on August 24 and 27, 2015.)
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B. Would the project substantially damage scenic resources, including, but not limited to, trees, rock
outcroppings, and histortc buildings within a State scenic highway? e No Impact.,

As indicated previously, the 0.69-acre project site is occupied by an existing single-family unit fronting
on Pearl Street and two existing commercial structures that have frontage along Garden Grove
Boulevard.®s No designated State or County designated scenic highways are located in the vicinity of
the project site.. In addition, there are no historically significant buildings that would be affected by the
proposed project.’® As a result, no impacts on scenic resources will result from the proposed project's
implementation.

C. Would the project substantially degrade the existing visual character or quality of the site and its
surroundings? e No impact.

The proposed project is a request to construct ten renter-occupied, work-live units within a 0.69-acre
site. The project’s implementaﬁon will necessitate the removal of an existing single-family unit
fronting on Pearl Street and two existing commercial structures that have frontage along Garden
Grove Boulevard. The new structure that will contain the ten work-lve units will consist of four levels
with a maximum height of approximately 47 feet. The total gross floor area of the new building will be
28,424 square feet.7 The proposed use (mixed-use), development density {15 units per acre}, and the
maximum building height (approximately 47 feet} are consistent with newer development that is
oceurring along the Garden Grove Boulevard corridor. As a result, no impacts to the existing visual
character or quality of the site and its surroundings will occur,

D. Would the project create a new source of substantial light or glare that would adversely affect
day- or night-time views in the area? » Less than Significant Impact.

The proposed project is considered to be a light sensitive receptor. The northern portion of the project
site extends to Pearl Street. Residential uses extend along both sides of the aforementioned street.
Potential sources of light and glare that may result from the proposed project’s implementation
include decorative lighting, parking area lighting, interior lighting, exterior safety lghting, and vehicle
headlights. The project will be required to comply with the City’s lighting requirements. The Cit_;f of
Garden Grove Zoning Ordinance (Section 9.08.020.050.A.7) states that “All lights provided to
illuminate any parking area or building on such site shall be so arranged as to direct the light away
from any adjoining premise.” The developer may utilize a number of design measures to accomplish
this including the use of light shielding, directing light downward, and employing lower intensity
lighting, Conformance with the standard conditions required under the City’s Zoning requirements
will reduce the potential light and glare impacts to levels that are less than significant,

5 George Behnam, Architeet. Design Package [Mived Use Development], 10641 & 10661 Garden Grove Blud, & 10642 Pearl St,
April 21, 2015. -

16 The historical significance of the site and the potential impacts are evaluated herein in Section 3.5.

7 George Behnam, Architect. Design Package [Mixed Use Development], 10641 & 10661 Garden Grove Blud. & 10642 Pearl St.
April 21, 2015,
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' 3.1.3 MITIGATION MEASURES

The analysis determined that the proposed project would not result in any aesthetic impacts. As a
result, no mitigation is required. '
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3.2 AGRICULTURE & FORESTRY RESOURCES IMPACTS
3.2.1 THRESHOLDS OF SIGNIFICANCE

According to the City of Garden Grove, acting as Lead Agency, a project may be deemed to have a
significant impact on agriculture resources if it results in any of the following:

e The conversion of Prime Farmland, Unique Farmland, or Farmland of Statewide Importance;
¢ A conflict with existing zoning for agricultural use or a Williamson Act Contract;

e A conflict with existing zoning for, or cause rezoning of, forest land (as defined in Public
Resources Code section §12220(g)), timberland (as defined by Public Resources Code section
§4526), or timberland zoned Timberlard Production (as defined by Government Code section

“§51104(9));

e Theloss of forest land or the conversion of forest land to a non-forest use; or,

e Changes to the existing environment that due to their location or nature may result in the
conversion of farmland to non-agricultural uses.

3.2.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A, Would the project convert Prime Farmland, Unigue Farmland, or Farmland of Statewide
Importance (Farmland), as shown on the maps prepared pursuant to the Farmland Mapping
and Monitoring Program of the California Resources Agency, to non-agricultural use? ¢ No

Impact.

No agricultural activities are located within the project site or within the adjacent parcels (refer to
Exhibit 3-1). The project site and the surrounding area are underlzin by the Hueneme-Bolsa Seils
Asscciation.® In the urbanized areas of Orange County, this soil is not considered to be a prime
Sfarmland seil, unique farmland soil, or a soil of statewide importance. As a result, no impacts will

oceur as part of the project site’s development.

B. Would the project conflict with existing zoning for agricultural use or a Williamson Act Contract?

e No Impact.

No agricultural activities are located within the project site or in the surrounding area. In addition, the
project site is not zoned for an agricultural use. Finally, the project site is not subject to a Williamson
Act Contract.2® As a result, no impacts on existing Williamson Act Contracts will result.

18 United States Department of Agriculture. Sofl Survey of Orange County and Western Park of Riverside County. 1969.

18 City of Garden Grove. City of Garden Grove Zoning Map. http://www.ci.garden-grove.ca.us/ commdev/ maproom. Site
accessed August 24, 2015,

20 State of California. The California Land Conservation (Williamson) Act, 2010 Status Report, November 2010.
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EXHIBIT 3-1
EXISTING LAND COVER

SOURCE: BLODGETT BAY1L0S1S ENVIRONMENTAL PLANNING, 2015
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C. Would the project conflict with existing zoning for or cause rezoning of, forest land (as defined in
Public Resources Code section §12220(g)), timberland (as defined by Public Resources Code
section §4526), or timberland zoned Timberland Production (as defined by Government Code
section §51104(g))}? ® No impact.

The City of Garden Grove and the project site are located in the midst of a larger urban area and no
forest lands are located within the City or within this portion of Orange County (refer to Exhibit 3-1).
In addition, the project site is not zoned for a forestland use.>* As a result, no impacts on forest land or
timber resources will result from the proposed project’s implementation.

D. Would the project result in the loss of forest land or the conversion of forest land to a non- forest

use? ® No Impact.

As indicated in the previous section, no forest lands will be affected by the proposed project. As a
result, there will not be any loss or conversion of existing forest lands and no impacts will result from
the project's implementation.

E. Would the project involve other changes in the existing environment that, due to their location or
nature, may result in conversion of Farmland to non-agricultural use or the conversion of forest
land to a non-forest use? » No Impact.

- No agricultural activities or farmland uses are located on the project site or in the surrounding area.22
The proposed project will not involve the conversion of any existing farmland area to urban uses and,

as a result, no impacts are anticipated.
3.2.3 MITIGATION MEASURES

The analysis of agricultural and forestry resources indicated that no impacts on these resources would
oceur as part of the proposed project's implementation. As a result, no mitigation is required.

2t City of Garden Grove, City of Garden Grove Zoning Map. http://www.ci.garden-grove.ca.us/ commdev/ maproom. Site
accessed August 24, 2015.

= Blodgett Baylosis Environmental Planning, Site Survey. (Survey were completed on August 24 and 27, 2015).

INITIAL STUDY @ 3.2 AGRICULTURE & FORESTRY RESOURCES IMPACTS PAGE 49




CITY OF GARDEN GROVE & MITIGATED NEGATIVE DECLARATION & INITIAL STUDY
MIxXED-USE DEVELOPMENT & 10641 & 10661 GARDEN GROVE BLVD. & 10642 PEARL ST.

3.3 AIR QUALITY IMPACTS
3.3.1 THRESHOLDS OF SIGNIFICANCE

According to the City of Garden Grove, acting as Lead Agency, a project will normally be deemed to
have a significant adverse environmental impact on air quality, if it results in any of the following:

e A conflict with the obstruction of the implementation of the applicable air quality plan;

e A violation of an air quality standard or substantial contribution to an existing or projecteéd air

quality violation;

e A cumulatively considerable net increase of any criteria pollutant for which the project region
is in non-attainment under an applicable Federal or State ambient air quality standard;

¢ 'The exposure of sensitive receptors to substantial pollutant concentrations; or,
¢ The creation of objectionable odors affecting a substantial number of people.

The South Coast Air Quality Management District (SCAQMD) has established quantitative thresholds
for criteria pollutants that include the following:

e (zone (O;) is a nearly colorless gas that irritates the lungs, damages materials, and vegetation.
Q, is formed by photochemical reaction {when nitrogen dioxide is broken down by sunlight},

e Carbon monoxide (CO), a colorless, odorless toxic gas that interferes with the transfer of
oxygen to the brain, is produced by the incomplete combustion of carbon-containing fuels
emitted as vehicle exhaust.

s Nitrogen dioxide (NO:) is a yellowish-brown gas, which at high levels can cause breathing
difficulties. NO,, is formed when nitric oxide (a pollutant from burning processes) combines

with oxygen.

s Sulfur dioxide (50;) is a colorless, pungent gas formed primarily by the combustion of sulfur-

containing fossil fuels.

© PM,, and PM,, refers to particulate matter less than ten microns and two and one-half
microns in diameter, respectively. Particulates of this size cause a greater health risk than
larger-sized particles since fine particles can more easily be inhaled.

The California Air Resources Board (CARB) has also established ambient air quality standards for six of
the pollutants regulated by the EPA {CARB has not established standards for PM,;).23 Table 3-1 lists
the current National and State ambient air quality standards for each criteria pollutant.

23 South Coast Alr Quality Management District, Final 2007 Air Quality Plan, Adopted June 2007,
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Table 3-1
National and California Ambient Air Quality Standards
Pollutants National Standards State Standards
Lead (Ph) 1.5 ng/mo(calendar quarter) 1.5 ug/ms3 (30-day average)
Sulfur Dioxide (So.) 0.14 ppm (24-hour) V‘ 0.25 ppm {1-hour); 0.04 ppm {24-hour)

Carbon Monoxide (CO) 9.0 ppm(8-hour); 35 ppm(t-hour) 9.0 ppm (8-hour); 20 ppm (1-hour)

~ Nitrogen Dioxide (NO.} 0.053 ppm; (annual average) .25 ppm; (1-hour)
Ozone (03} 0.12 ppm; (t-hour) 0,09 ppm; {1-hour)
Particulates (PMio) 150 pg/ms (24-hour} 50 g/ms (24-hour)
Sulfate None 25 ug/ma {24-hour}

Source: South Coast Air Quality Management District, 2010,

In addition to the Federal and State ambient air quality standards {(AAQS) thresholds, there are daily
and quarterly emissions thresholds for constriction emissions, mobile emissions, and stationary
emissions established by the SCAQMD. Projects in the South Coast Air Basin (SCAB) generating
constfruction-related emissions that exceed any of the following emissions thresholds are considered to
be significant under CEQA:

e 75 pounds per day of reactive organic compounds;
e 100 pounds per day of nitrogen dioxide;

e 550 pounds per day of carbon monoxide;
¢ 150 pounds per day of PM.g;

e 55 pounds per day of PM, ;; or,

e 150 pounds per day of sulfur oxides.

The proposed project would have a significant effect on air quality if any of the following operational
emissions thresholds for eriteria pollutants are exceeded:

¢ 55 pounds per day of reactive organic compounds;
s 55 pounds per day of nitrogen dioxide;

o 550 pounds per day of carbon monoxide;

e 150 pounds per day of PM,,;

s 55 pounds per day of PM,; or,

¢ 150 pounds per day of sulfur oxides.
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3.3.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A. Would the project conflict with or obstruct the implementation of the applicable air quality plan?
® No Impact.

The SCAB is subject to the Final 2012 AQMP, which was jointly prepared with the CARB and the
Southern California Association of Governments (SCAG).2¢ Two consistency criteria that should be
referred to in determining a project's conformity with the AQMP are identified in Section 12.3 of the
SCAQMD's CEQA Air Quality Handbook. The two consistency criteria and the proposed project’s
conformity with each arte summarized below.

° Consistenéy Criteria 1 refers to a project's potential for resulting in an increase in the
frequency or severity of anrexisting air quality violation or a contribution to the continuation of
an existing air quality violation. The proposed project's construction and operational
emissions are below the SCAQMD's thresholds (refer to Tables 3-2 and 3-3).

e Conststency Criteria 2 refers to the project's potential for exceeding the assumptions included
in the AQMP or other regional growth projections relevant to the AQMP's implementation.?s
According to the City’s regional population growth projections developed for the City by the
SCAG, the City’s 2020 population will be 179,400 persons.2¢ This 2020 projection translates
into a population increase of 4,626 persons over the Current 2015 population estimate of
174,774 persons. Assuming an average household size of 3.76 persons per unit derived from
the 2015 California Department of Finance (DOF), the ten new units would result in a potential
population of 36 persons. As a result, the proposed project’s implementation will not result in
the SCAG projections being exceeded.

The proposed project is also an infill development which further promotes the region's sustainable
growth objectives. Based on the above findings, the proposed project will not result in an obstruction
of the AQMP and no impacts are anticipated.

B. Would the project violate any air quality standard or contribute substantially to an existing or
projected air quality viclation? e Less than Significant Impact.

The proposed project's implementation will result in short-term (construction-related) emissions
associated with demolition, site preparation, grading, and construction activities. The emissions were
estimated using the computer model (CalEEModV.2013. 2.2} developed for the SCAQMD. Estimated
Mass Daily Construction Emissions are estimated emissions that will potentially occur on peak
construction days. The analysis assumed that the proposed project would be constructed over a nine-
month period. As shown in Table 3-2, daily construction emissions are not anticipated to exceed the
SCAQMD significance thresholds. Therefore, the mass daily construction-related impacts associated
with the proposed praject would be less than significant.

24 South Coast Air Quatity Management District, Final 2007 Air Quality Plan, Adopted June 2007.
25 South Coast Air Qua]i'ty Management District. CEQA Afr Quality Handbook. April 1993 [as amended 2o004]. Table 11-4.

#6 These SCAG projections are used in the preparation of the Regional Transportation Plan.
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Table 3-2
Estimated Daily Construction Emissions

Construction Phase ROG NO. Cco 50: PMio PM..5
Demolition {on-site) 1.3t 11.23 8.70 0.01 0,91 0.78
Demolition {off-site) 0.05 019 ©.75 - 0.12 0.03
Total Demolition Phase 1.36 11.42 9.45 0.01 1.03 0.81
Site Preparation {on-site) L35 13.63 7.34 - 0.85 0.76
Site Preparation (off-site) 0.02 0.02 0.32 -- 0.05 0.01
Total Site Preparation 1.37 13.65 7.66 - 0.90 0.77
Grading (on-site) . 131 1123 8.70 0.01 1.55 118
Grading (off-site) ‘ 0.04 0.05 0.65 - 0.11 0.03
Total Grading 1.35 11.28 .65 0.01 1.66 1.21
Building Construction {on-site) 1.38 13.70 8.21 0.01 0.93 0.86
Building Construction (off-site} 0.07 0.32 114 - 0.16 0.04
Total Building Construction 145 14.02 9.35 0.01 1.09 0.90
Paving (on-site) 1.15 10.62 7.29 0.01 0.66 0,61
Paving (off-site) 0.07 0.09 1.17 - 0.20 0.05
Total Paving 1.22 10.71 8.46 0.01 .86 0.66
Architectural Coatings (on-site} 4.16 2.37 1.88 - 0.19 0.19
Architectural Coatings (off-site) 0.01 | 0.01 0.19 - 0.03 -
Total Architectural Coatings 4.17 2.38 2,07 - 0.22 .19
Maximum Daily Emissions 4.17 14.03 9.45 .01 1.66 1.21
Daily Thresholds 75 100 _550 150 150 55

Source: CalEEMod V.2013.2.2.

Long-term emissions refer to those air quality impacts that will occur once the proposed project has
bheen constructed and is operational. These impacts will continue over the operational life of the
project. The long-term air quality impacts associated with the proposed project include the following:
mobile emissions associated with vehicular traffic and off-site stationary emissions associated with the
generation of energy (natural gas and electrical). The analysis of long-term operational impacts also
used the CalEEModV.2013.2.2 computer model,
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Table 3-3
Estimated Operational Emissions
Criteria Pollutants (lbs/day)
Emissions Type

ROG NO-: CO S0. PM;o PM..5
Area-wide 312 0.07 5.86 -- 0.76 0.76
Energy -- 0.04 0.01 -- - -
Mobile ' 0.25 0.74 3.00 - 0.52 0.14
Total (Ibs/day) " 3.38 0.85 0.88 0.01 1.30 0.92
Daily Thresholds 55 B3 550 150 150 55

Source; California Afr Resources Board, CalEEMod [CalEEMod V. 2013, 2.2]

As indicated in Table 3-3, the projected long-term emissions are below those thresholds considered to
be a significant impact. As a result, the long-term air quality impacts will be less than significant.

C. Would the project result in a cumulatively constderable net increase of any criteria pollutant for
which the praject region is non-attainment under an applicable Federal or State ambient air
quality standard (including releasing emissions which exceed quantitative thresholds for ozone
precursors)? & Less than Significant Impact.

The SCAB is a designated non-attainment area for ozone and particulates. The proposed project's
implementation will result in construction-related emissions due to the use of construction equipment
as well as particulate emissions generated during demolition and grading (refer to the discussion
provided in the previous section). Operational emissions will be limited to vehicles traveling to and
from the proposed project and off-site area-wide stationary emissions related to power generation.

As indicated in Table 3-3, the projected long-term emissions are below thresholds considered to
represent a significant adverse impact. In addition, the project is an infill development, which is
beneficial because it reduces urban sprawl and the overall vehicle miles traveled (VMT). Finally, the
proposed project will not exceed these adopted projections used in the preparation of the Regional
Transportation Plan (refer to the discussion included in Subsection 3.3.2.A). As a result, the potential
cumulative air quality impacts are deemed to be less than significant related to the generation of
criteria pollutants.

D. Would the project expose sensitive receptors to substantial pollutant concentrations? e No
Impact,

The SCAQMD requires that CEQA air quality analyses indicate whether a proposed project will result
in an exceedance of localized emissions thresholds or LSTs. LSTs only apply te short-term
(construction) and long-term (operational) emissions at a fixed location and do not include off-site or
area-wide emissions. The approach used in the analysis of the proposed project utilized a number of
screening tables that identified maximum allowable emissions (in pounds per day) at a specified
distance to a receptor. The pollutants that are the focus of the LST analysis include the conversion of

INITIAL STUDY @ 3.3 AIR QUALITY IMPACTS PAGE 54




CITY OF GARDEN GROVE @ MITIGATED NEGATIVE DECLARATION & INITIAL STUDY
MIXED-USE DEVELOPMENT @ 10641 & 10661 GARDEN GROVE BLVD. & 10642 PEARL ST.

NO to NO,; carbon monoxide (CQ) emissions from construction and operations; PM,, emissions from
construction and operations; and PM, s emissions from construction and operations.2?

Sensitive receptors refer to land uses and/or activities that are especially sensitive to poor air quality
and typically include homes, schools, playgrounds, hospitals, convalescent homes, and other similar
facilities where children or the elderly may congregate.2® Sensitive receptors, including homes located
in the vicinity of the proposed project site, are identified in Exhibit 3-2. The nearest sensitive receptors
to the project site are the single-family homes located along Pearl Street on either side of the project
site. Furthermore, the proposed project, once occupied, will be a sensitive receptor.

The use of the “look-up tables” (LSTs) is permitted since each of the construction phases will involve
the disturbance of less than one acre of land area. As indicated in Table 3-4, the proposed project will
not exceed any LSTs based on the information included in the Mass Rate LST Look-up Tables provided
by the SCAQMD. For purposes of the LST analysis, the receptor distance used was 25 meters. As
indicated in the table, the proposed project will not exceed any 1.STs based on the information included
in the Mass Rate LST Look-up Tables. .
Table 3-4
Local Significance Thresholds Exceedance SRA 17

. L. A]low‘able EI.IliSSiOI‘lS Threshold (lbs( day) and a
Ymissions Pl'ﬂjizllllt) SE/I;;;-‘;IODS Type Specified Distance from Receptor (in meters)

25 50 100 200 500
NO. 14.03 Construction 81 83 98 123 192
NO. 0.85 Operations 81 83 98 123 192

[&0] 9.45 Construction 485 753 1,128 2',109 6,841

cOo 0.88 Operations 485 753 1,128 2,100 6,841
PMio 1.30 Operations 1 3 " 15 28
PMQ 1.66 Construction 4 12 28 60 158
PM.5 0.92 Operations 1 1 2 & 21
PMas 1.21 Construction 3 4 9 22 85

Source: South Coast Air Quality Management District. Final Localized Significance Threshold Methodology. June 2003.

27 South Coast Air Quality Management District. Final Localized Significanee Threshold Methodology. June 2603.

28 South Coast Air Quality Management District. CEQA Air Quality Handbook. April 1993.
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SOURCE: BLODGETT BAYLOSIS ENVIRONMENTAL PLANNING, 2015
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Most vehicles generate carbon monoxide (CO) as part of the tail-pipe emissions and high
concentrations of CO along busy roadways and congested intersections are a concern. Two variables
influence the creation of a hot-spot and these variables include traffic volumes and traffic congestion.
Typically, a hot-spot may occur near an intersection that is experiencing severe congestion.»

The SCAQMD stated in its CEQA Handbook that a CO hot-spot would not likely develop at an
intersection operating at LOS C or better.3¢ Since the Handbook was written, there have been new CO
emissions controls added to vehicles and reformulated fuels are now sold in the SCAB. These new
automobile emissions controls, along with the reformulated fuels, have resulted in a lowering of both
ambient CO concentrations and vehicle emissions. The proposed project will generate approximately
eight AM peak hour trips and ten PM peak hour trips. This additional peak hour traffic will not affect
any local intersection’s level of service (LOS E or F). The nearest major intersection is Euclid Street to
the east and Brookhurst Street, to the west. For the Euclid Street and Garden Grove Boulevard
intersection, the morning (AM) peak hour LOS is LOS D and the evening {PM) peak hour LOS is LOS
E. For the Brookhurst Street and Garden Grove Boulevard intersection, the morning (AM) peak hour
LOS is LOS B and the evening (PM) peak hour LOS is LOS B. The additional project-generated traffic
at these intersections will be no more than five trips during the peak hours and, as a result, this
additional traffic will not result in the creation of a carbon monoxide hot-spot. As a result, no impacts
are anticipated to occur.

E. Would the praject create objectionable odors affecting a substantial number of people? No
Impact.

The SCAQMD has identified those land uses that are typically associated with odor complaints. These
uses include activities involving livestock, rendering facilities, food processing plants, chernical plants,
composting activities, refineries, landfills, and businesses involved in fiberglagss molding.31 The
proposed project will be a mixed-use, work-live development and no generation of odors is anticipated.
The placement and design of the trash receptacles must also be approved by the City. As a result, no
odor-related impacts from the propesed residential development are anticipated.

3.3.3 MITIGATION MEASURES

The proposed project's air emissions are not considered to represent a significant adverse impact. The
construction activities will also be required to comply with SCAQMD rules and regulations. As a result,

no mitigation is required.

29 South Coast Air Quality Management District. CEQA Atr Quality Handbook. April 1993.
30 Ihid. '
#1 South Coast Air Quality Management District. CEQA Air Quality Handbook. April 1993,
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3.4 BIOLOGICAL RESOURCES IMPACTS

2.4.1 THRESHOLDS OF SIGNIFICANCE

According to the City of Garden Grove, acting as Lead Agency, a project may be deemed to have a
significant adverse impact on biological resources if it results in any of the following:

A substantial adverse effect, either directly or through habitat modifications, on any species
identified as a candidate, sensitive or special status species in local or regional plans, policies,
or regulations, or by the California Department of Fish and Wildlife or the U.S. Fish and
Wildlife Service;

A substantial adverse effect on any riparian habitat or other sensitive natural communities
identified in local or regional plans, policies, regulations or by the California Department of
Fish and Wildlife or U.S. Fish and Wildlife Service;

A substantial adverse effect on Federally protected wetlands as defined by Section §404 of the
Clean Water Act through direct removal, filling, hydrological interruption, or other means;

A substantial interference with the movement of any native resident or migratory fish, or
wildlife species or with established native resident or migratory life corridors, or impede the

~ use of native wildlife nursery sites;

A conflict with any local policies or ordinances protecting biological resources, such as a tree

preservation policy or ordinance; or,

A conflict with the provisions of an adopted Habitat Conservation Plan, Natural Community
Conservation Plan, or other approved local, regional, or State habitat conservation plans.

3.4.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A.

Would the project either directly or through habitat modifications, have a substantial adverse

effect on any spectes identified as a candidate, sensitive, or special status species in local or
regional plans, policies, or regulations, or by the California Department of Fish and Wildlife or

U.S. Fish and Wildlife Service? ® No Impact.

The project’s implementation will necessitate the removal of an existing single-family unit fronting on
Pearl Street and two existing commercial structures that have frontage along Garden Grove
Boulevard.?2 A review of the Califoriiia Natural Diversity Database indicates that no sensitive habitats
or protected plant and animal species are located on the project site or within the adjacent parcels.ss
As a result, no impacts will result from proposed project's implementation.

3 (George Behnam, Architect. Design Package [Mixed Use Development], 10641 & 10661 Garden Grove Blvd. & 10642 Pearl St.

April 21, 2015.

33 California Department of Fish and Game, Natural Diversity Database, 1998.
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B. Would the project have a substantial adverse effect on any riparian habitat or other sensitive
natural communities identified in local or regional plans, policies, regulations, or by the
California Department of Fish and Wildlife or U.S. Fish and Wildlife Service? @ No Impact.

No natural plant communities or habitats remain on the project site or the surrounding properties.
The project site is located in the midst of an urbanized area that does not include any riparian areas.34
As aresult, no impacts on natural or riparian habitats or sensitive habitats will occur.

C. Would the project have a substantial adverse effect on Federally protected wetlands as defined
by Section §404 of the Clean Water Act (including, but not Iimited to, marsh, vernal pool,
coastal, ete.) through direct remouval, filling, hydrological interruption, or other means? e No

Impact.

The project site and the adjacent developed properties do not contain any natural wetland and/or
riparian habitat. The project site is located in an urbanized setting.3 As a result, the proposed project
will not impact any protected wetland areas, Waters of the U.S,, or a designated "blue-line" stream.

D. Would the project interfere substantially with the movement of any native resident or migratory
fish, wildlife species or with established native resident or migratory life corridors, or impede
the use of native wildlife nursery sites? « No Impact.

No natural open space areas are located on-site or in the adjacent properties that would potentially
serve as an animal migration corridor (refer to Exhibit 3-3). The project site is surrounded by urban
development and all of the adjacent properties are presently developed. As a result, no impacts are

anticipated.

E. Would the project conflict with any local policies or ordinances protecting biological resources,
such as a tree preservation policy or ordinance? ® No Impact.

The affected parcels contain limited shrubbery and several smaller trees. No mature trees or herifage
trees are located within the three parcels that comprise the project site.36 This existing landscaping will
be removed to accommodate the project site’s development. The proposed project is not in conflict
with any local policies or ordinances protecting biological resources and no impacts are anticipated.

3 U.8. Fish and Wildlife, Wetlands Mapper. htip://www.fws.gov/wetlands/Data/Mapper.html. Site accessed August 29, 2015.
% Ihid. ‘

36 Blodgett Baylosis Envivonmental Planning. Site Survey (Survey were completed on August 24 and 27, 2015.)
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EXHIBIT 3-3
- LAND USES AND GROUND COVER

SOURCE: UNITED STATES GEOLOGICAL SURVEY
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F. Would the project conflict with the provisions of an adopted Habitat Conservation Plan, Natural
Community Conservation Plan, or other approved local, regional, or State habitat conservaiion

plans? e No Impact,

The project site is located within an urhan area and no natural habitats are found on the project site or
within the adjacent properties.?” The project site is not located within an area governed by a habitat
conservation or community conservation plan. As a result, no impacts on local, regional, or State
habitat conservation plans will result from the proposed project’s implementation.

3.4.3 MITIGATION MEASURES

The analysis indicated that the proposed project would not result in any impacts on biclogical
resources. As a result, no mitigation measures are required.

3 United States Geological Survey, Garden Grove 71/2 Minute Quadrangle. Release Date March 25, 1999,
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3.5 CULTURAL RESOURCES IMPACTS
3.5.1 THRESHOLDS OF SIGNIFICANCE

According to the City of Garden Grove, acting as Lead Agency, a project will normally have a significant
adverse impact on cultural resources if it results in any of the following:

& A substantial adverse change in the significance of a historical resource as defined in §15064.5
of the State CEQA Guidelines; '

e A substantial adverse change in the significance of an archaeological resource pursuant to
§15064.5 of the State CEQA Guidelines;

e The destruction of a unique paleontelogical resource, site, or unique geologic feature; or,

e The disturbance of any human remains, including those interred outside of formal

cemeteries.
3.5.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A, Would the project cause a substantial adverse change in the significance of a historical resource
as defined in §15064.5 of the State CEQA Guidelines? » No Impact. :

Historic structures and sites are generally defined by local, State, and Federal criteria. A site or
structure may be historically significant if it is protected through a local general plan or historic
preservation ordinance. The U.S. Department of the Interior has established specific guidelines and
criteria that indicate the manner in which a site, structure, or district is to be identified as having
historic significance through .a determination of eligibility for listing on the National Register of
Historic Places. Significance may be determined if the property is associated with events, activities, or
developments that were important in the past, with the lives of people who were important in the past,
or represents significant architectural, landscape, or engineering elements.?® Buildings and properties
will qualify for a listing on the National Register if they are integral parts of districts that meet certain
criferia or if they fall within the following categories:

¢ A religious property deriving primary significance from architectural or artistic distinction or
historical importance;

¢ A birthplace or grave of a historical figure of outstanding importance if there is no appropriate
stte or building associated with his or her productive life;

¢ A building or structure removed from its original location but which is primarily significant for
architectural value, or which is the surviving structure most importantly associated with a
historic person or event;

3 U. 8. Department of the Interior, National Park Service. National Register of Historic Places. http:/ /mrhp.focus.nps.gov,
2010,
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¢ A cemetery that derives its primary importance from graves of persons of transcendent
importance, from age, from distinctive design features, or from association with historic

events;

e Areconstructed building when accurately executed in a suitable environment and presented in
a dignified manner as part of a restoration master plan, and when no other building or
structure with the same association has survived;

® A property primarily commemorative in intent if design, age, tradition, or symbolic value has
invested it with its own exceptional significance; or,

¢ A property achieving significance within the past 50 years if it is of exceptional importance.3?

The project site is occupied by commercial structures located along the Garden Grove Boulevard
frontage and a single-family residence along Pearl Street. These structures will be demolished to
accommodate the proposed project. . The existing structures do not meet any of the aforementioned
significance criteria. Furthermore, the project site is not identified as a historic resource by the City’s
Historical Society.4e In addition, the proposed project will not adversely impact any designated
landmark. As a result, no impacts are anticipated with the proposed project’s implementation.

B. Would the project cause a substantial adverse change in the significance of an archaeological
resource pursuant to §15064.5 of the State CEQA Guidelines? ¢ Less than Significant Irnpact with
Mitigation.

Prior to European contact, the local Gabrielefio Indians lived in more than 50 villages located
throughout the Los Angeles Basin and Orange County coastal plain. Archaeclogical sites are often
located along creek areas, ridgelines, and vistas.# The project site has been extensively disturbed due
to the previous development activities. No unknown archaeological sites or resources are likely to be
discovered during excavation activities due to the previous soil disturbance. Native American
consultation was undertaken pursuant to AB-52 on September 28th, 2015. Formal AB-52 consultation
letters were mailed to a total of six tribes, including the different Gabrielefio subsets and the Soboba
tribe. The specific tribal contacts included the following:

s Linda Candelaria, Co-Chairperson, Gabrielino-Tongva Tribe;

¢ Anthony Morales, Chairperson, Gabrieleno/Tongva — San Gabriel Band of Mission Indians;

¢ Robert F. Dorame, Tribal Chair/Cultural Resources, Gabrielino Tongva Indians of California
Tribal Council;

o Joseph Ontiveros, Cultural Resource Director, Soboba Band of Luiseno Indians;

3 U.8. Department of the Interior, National Park Service, National Register of Historic Places. hitp: //nrhp.focus.nps.gov, 2010,

° City of Garden Grove. City of Garden Grove Historical Society. htip: ¢i.garden-grove,ca.us/ ?q=/HistoricalSociety.
Website accessed on August 29, 2015.

41 McCawley, The First Angelinos, The Gabrielefio Indians of Los Angeles County. 1996.
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e Andrew Salas, Chairman, Gabrieleno Band of Mission Indians — Kizh Nation; and,
e Sam Dunlap, Cultural Resources Director, Gabrielino/Tongva Nation,

The State of California Native American Heritage Commission indicated that the project site was
located within the ancestral homeland of the Gabrielefio-Kizh. As a resull, this latter tribe was
contacted as part of the early consultation requirements. Representatives from the Gabrielefio-Kizh
indicated that development sites that would require grading and/or excavation will need to be
monitored during these activities. The tribal representatives indicated that this monitoring was
necessary due to the area’s high sensitivity for eultural resources.

Tribal representatives were concerned that construction workers not familiar with archeological
resources might unknowing damage and/or destroy significant resources. For this reason, the
following mitigation will be required;

e Mitigation Measure 10 (Cultural Resources Impacts). The project building contractors will be
required to obtain the services of a qualified Native American Monitor during construction-
related ground disturbance activities. Ground disturbance is defined by the Tribal
Representatives from the Gabrielino Band of Mission Indians, Kizh Nation as activities that
include, but are not limited to, pavement removal, pot-holing or auguring, boring, grading,
excavation, and trenching, within the project area. The monitor(s} must be approved by the
tribal representatives and will be present on-gite during the construetion phases that involve
any ground disturbing activities. The Native American Monitor will complete monitoring logs
on a daily basis. The logs will provide descriptions of the daily activities, including
construction activities, locations, soil, and any cultural materials identified. The Monitor will
photo-document the ground disturbing activities. The monitors must also have Hazardous
Waste Operations and Emergency Response (HAZWOPER) certification. In addition, the
menitors will be required to provide insurance certificates, including Hability insurance, for
any archaeological resource(s) encountered during grading and excavation activities, pertinent
to the provisions outlined in the California Environmental Quality Act, California Public
Resources Code Division 13, Section 21083.2 (a) through (k). The on-site monitoring shall end
when the project site grading and excavation aclivities are completed, or when the monitor has
indicated that the site has a low potential for archeological resources.

The aforementioned mitigation will reduce the potential impacts to levels that are less than significant.

C. Would the project, directly or indirectly, destroy a unique paleontological resource, site, or
unigue geologic feature? » No Impact.

The City is generally underlain by Pleistocene shallow marine, lagoonal, floodplain, and terrace
deposits approximately 40,000 years to 1.8 million years old.2 The potential for paleontological
resources in the area is also considered low due to the character of subsurface soils {recent alluvium)

12 Blodgett Baylosis Environmental Planning. Site Survey (Survey were completed on August 24 and 27, 2015.)
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and the amount of disturbance associated with the previous development that has occurred. The
construction activities will be limited to the removal of the existing buildings, concrete foundaticns, the
excavation required for new utility connections, and limited excavation for the new building footings.
No excavation will be below the layer of recent alluvium and due to the limited excavation depths, no
impacts on paleontological resources are anticipated.

D, Would the project disturb any human remains, including those interred outside of formal

cemeteries? o No Impact.

The historic map collection at California State University, Chico was also reviewed and no cemeteries
were identified on a historic USGS map of the area dated 1901.43 However, any unanticipated discovery
of human remains must be handled pursuant to Health and Safety Code §70505 which provides that in
the event that human remains are discovered during construction, construction.activity shall cease and
the coroner shall be notified, As a result, no impacts are anticipated.

3.5.3 MITIGATION MEASURES

Tribal representatives were concerned that construction workers not familiar with archeological
resources might unknowing damage and/or destroy significant resources. For this reason, the
following mitigation will be required to address potential cultural resources impacts:

Mitigation Measure No. 1 (Cultural Resources). The project building contractors will be required
to obtain the services of a qualified Native American Monitor during construction-related ground
disturbance activities. Ground disturbance is defined by the Tribal Representatives from the
Gabrielino Band of Mission Indians, Kizh Nation as activities that include, but are not limited to,
pavement removal, pot-holing or auguring, boring, grading, excavation, and trenching, within the
project area. The monitor(s) must be approved by the tribal representatives and will be present on-
site during the construction phases that involve any ground disturbing activities. The Native
American Monitor will complete monitoring logs on a daily basis. The logs will provide
descriptions of the daily activities, including construction activities, locations, soil, and any cultural
materials identified. The Monitor will photo-document the ground disturbing activities. The
monitors must also have Hazardous Waste Operations and Emergency Response (HAZWOPER)
certification. In addition, the monitors will be required to provide insurance certificates, including
liability insurance, for any archaeclogical resource(s) encountered during grading and excavation
activities, pertinent to the provisions outlined in the California Environmental Quality Act,
California Public Resources Code Division 13, Section 21083.2 (a) through (k). The on-site
monitoring shall end when the project site grading and excavation activities are completed, or
when the monitor has indicated that the site has a low potential for archeological resources.

The aforementioned mitigation will reduce the potential impacts to levels that are less than significant.

43 California State University, Chico. Merfam Library Special Collections. California Historic Map Collection.
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3.6 GEOLOGY & SOILS IMPACTS

3.6.1 THRESHOLDS OF SIGNIFICANCE

According to the City of Garden Grove, acting as Lead Agency, a project may be deemed to have a
significant adverse impact on the environment if it results in the following:

e The exposure of people or structures to potential substantial adverse effects, including the risk
of loss, injury, or death involving rupture of a known earthquake fault (as delineated on the
most recent Alquist-Priolo Earthquake Fault Zoning Map issued by the State Geologist for the
area or based on other substantial evidence of a known fault), ground-shaking, liquefaction, or

landslides;
e Substantial soil erosion resulting in the loss of topsoil;

e The exposure of people or structures to potential substantial adverse effects, including location
on a geologic unit or a soil that is unstable, or that would become unstable as a result of the
project, and potentially result in on-or off-site landslide, lateral spreading, subsidence,

liquefaction, or collapse;

¢ Locating a project on an expansive soil, as defined in the California Building Code, creating
substantial risks to life or property; or,

e Locating a project in, or exposing people to potential impacts, including soils incapable of
adequately supporting the use of septic tanks or alternative wastewater disposal systems where
sewers are not available for the disposal of wastewater.

3.6.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A. Would the project expose people or structures to potential substantial adverse effects, including
the risk of loss, infury, or death involving rupture of a known earthquake fault (as delineated on
the most recent Alquist-Priolo Earthquake Fault Zoning Map issued by the State Geologist for the
area or based on other substantial evidence of a known fault), ground—shaking, liquefaction, or
landslides? e Less than Significant Impact.

A number of active faults traverse the Southern California region, posing a threat to millions of
residents including those who reside in the City. Earthquakes from several active and potentially active
faults in the swrrounding region could affect the project site. The project site is not located in an area
that is at risk for fault rupture according to the latest Alquist-Priolo Earthquake Fault Zone list. In
1972, the Alquist-Priolo Earthquake Zoning Act was passed in response to the damage sustained in the
19771 San Fernando Earthquake. 4

4 California Department of Conservation. What is the Alquist-Priolo Act hitp: / /www.conservation.ca.gov fcgs/rghm/ap/
Pages/main,aspx
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Major active faults in the region are identified in Table 3-5, along with their distance from the City and
their Maximum Credible Richter (MCR) magnitude, A map indicating the location and extent of major
faults in the Southern California region is provided in Exhibit 3-4. The project site is not located within
an Alquist-Priolo Special Studies Zone, and no fault rupture from a known fault is anticipated.

Table 3-5

Active Earthqualke Faults Near the Site

Fault Name Miles from Site MCR
San Andreas Fault 43 miles N 8.0
Palos errdes Fauit 22 miles SW 6.7
Elsinore Fault 37 miles SE 7.1
Newport-Inglewood Fault 6 miles SW 7.6
Whittier Fault 6 miles NE 7.0
Sierra Madre Fault 20 miles N 8.0

MCR - Maximum Credible Richter Magnitude,
Source: United States Geological Survey,

The California Geological Survey {CGS) is authorized to implement the Seismic Hazards Mapping Act
of 199045 According to the Seismic Zones Hazard Map (refer to Exhibit 3-5) prepared for the Garden
Grove 7¥2 Minute Quadrangle, the project site is in a potential risk area for liquefaction. Asis apparent
from the review of the map, major portions of the City are also included within an area where there is
an elevated risk for liquefaction. The map also indicates the site is not located in an area that is subject
to potential landslides. The topography of the project site and the surrounding area is generally level.
The design of the residential units will be required to conform to the current Building Code seismic
requirement. The most recent California Building Code requirements call for stronger masonry
construction on-site through shear-testing, wall anchors, and embedded wall bolts. As a result, the

impacts will be less than significant.
B.  Would the project result in substantial soil erosion or the loss of fopsoil? ¢ No Impact.

The project site will continue to be covered over in impervious surfaces (paved parking areas,
roadways, and buildings) following development. Limited excavation will be required for building
footings and utility connections. Given the developed character of the project area, no impacts related
to soil erosion or the loss of topsoil are anticipated,

45 United States Geological Survey. http://earthquake usgs.gov/regional/nea/bayarea/apfaults,php. Site accessed on September
2, 2015.
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| EXHIBIT 3-4
GENERAL LOCATION OF MAJOR SOUTHERN CALIFORNIA FAULTS

SOURCE: UNITED STATES GEOLOGICAL SURVEY
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Areas where there is a potential
risk for liquefaction

EXHIBIT 3-5
LIQUEFACTION RISKS

SOURCE: CALIFORNIA GEOLOGICAL SURVEY
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C. Would the project be located on a geologic unit or soil that is unstable, or that would becorne
unstable as a result of the project, and potentially result in on-site or off-site landslide, lateral
spreading, subsidence, liquefaction, or collapse? e Less than Significant Impact.

Recent studies completed by the CGS Seismie Hazard Zones Mapping Program indicate the project site
is not located within an area that is subject to potential slope failure. As indicated previously, the
project site is located within an area that may be subject to potential liquefaction risk, The soils that
underlie the project site are suitable for future development. The design of the project improvements
will be required to conform to the current Building Code seismic requirement. As indicated previously,
the most recent Building Code requirements call for stronger masonry construction, the use of wall
anchors, and embedded wall bolts. As a result, the impacts will be less than significant.

D. Would the project be located on expansive soil, as defined in Table 18-1-B of the Uniform Building
Code (2012) creating substantial risks to life or property? e Less than Significant Impact.

The Hueneme-Bolsa Soils Association exhibits severe shrink-swell characteristics according to the
United States Department of Agriculture (USDA}.46 The shrink swell potential refers to the extent to
which the soil shrinks as it dries out or swells when the soils get wet, The extent of shrinking and
swelling is influenced by the amount and kind of elay in the soil. Shrinking and swelling of soils may
cause damage to building foundations, roads, and other structures. Special geotechnical and structural
considerations can mitigate the effects of soils that have a high shrink-swell potential. The proposed
project will be designed to ameliorate the etfects of the underlying expansive soils. As a result, the
potential impacts will be less than significant.

E. Would the project be located on soils that are incapable of adequately supporting the use of septic
tanks or alternative wastewater disposal systems where sewers are not avatlable for the disposal
of wastewater? » No Impact. -

No septic tanks will be used as part of proposed project. The proposed project will be required to
connect with the sanitary sewer system. As a result, no impacts associated with the use of septic tanks
will oceur as part of the proposed project's implementation. :

3.6.3 MITIGATION MEASURES

The analysis determined that the proposed project would not result in any impacts related to earth and
geology. As aresult, no mitigation measures are required.

46 United States Department of Agriculture, Soil Conservation Service. Soil Survey of Orange County and Western Part of
Riverside County, California.
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3.7 GREENHOUSE GAS EMISSIONS IMPACTS
3.7.1 THRESHOLDS OF SIGNIFICANCE

A project may be deemed to have a significant adverse impact on greenhouse gas emissions if it results

in any of the following:

¢ The generation of greenhouse gas emissions, either directly or indirectly, that may have a
significant impact on the environment; and,

e The potential for conflict with an applicable plan, policy or regulation adopted for the
purpose of reducing emissions of greenhouse gases.

3.7.2 ENVIRONMENTAL ANALYSIS

A. Would the project generate greenhouse gas emissions, either directly or indirectly, that may have
a significant impact on the environment? ® Less than Significant Impact,

The State of California requires CEQA documents to include an evaluation of greenhouse gas (GHG)
emissions or gases that trap heat in the atmosphere. GHG are emitted by both natural processes and
human activities. Examples of GIHG that are produced both by natural and industrial processes
include carbon dioxide (CO.), methane (CH,), and nitrous oxide (N.Q). The accumulation of GHG in
the atmosphere regulates the earth's temperature. Without these natural GHG, the Earth's surface
would be about 61°F cooler.#” However, emissions from fossil fuel combustion have elevated the
concentrations of GHG in the atmosphere to above natural levels.

GHG differ from criteria or toxic air pollutants in that the GHG emissions do not cause direct adverse
human health effects. Rather, the direct environmental effect of GHG emissions is the increase in
global temperatures, which in turn has numerous impacts on the environment and humans. For
example, some observed changes to include shrinking glaciers, thawing permafrost, later freezing and
earlier break-up of ice on rivers and lakes, a lengthened growing season, shifts in plant and animal
ranges, and earlier flowering of trees. Other, Jonger term environmental impacts of global warming
may include a rise in sea level, changing weather patterns with increases in the severity of storms and
droughts, changes to local and regional ecosystems including the potential loss of species, and a
significant reduction in winter snow pack.

Table 3-6 summarizes annual greenhouse gas {CC.E) emissions from build-out of the proposed
project. Carbon Dioxide equivalent, or CO.E, is a term that is used for describing different
greenhouses gases in a common and collective unit. The SCAQMD has recommended several GHG
thresholds of significance. These thresholds include 1,400 metric tons per year of CO.E for
commercial projects, 3,500 tons per year for residential projects, 3,000 tons per year for mixed-use
projects, and 7,000 tons per year for industrial projects.

47 California, State of. OPR Technical Advisory - CEQA and Climate Change: Aédressmg Climate Change through the California
Environmental Quality Act (CEQA) Review. June 1g, 2008,
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Table 3-6
Greenhouse Gas Emissions Inventory
GHG Emissions (Lbs/Day)
Source

CO. CH4 N:O CO:E
Construction Phase ~ Demolition 1,093.61 0.23 - 1,008.62
Construction Phase ~ Site Preparation 973.08 0.29 - 979.24
Construction Phase — Grading 1,003.61 0.23 - 1,198.62
Construction Phase - Construction 1,178.55 0.35 - 1,186.02
Construetion Phase - Paving 1,083.58 0.29 . -- 1,089.81
Construction Phase - Coatings 281.44 0.03 | - 282.14
Long-Term Area Emissions 275.16 0.28 - 283.03
Long-Term Energy Emissions 58.00 - - 51.31
Long-Term Mobile Emissions . 660.70 0.02 - 661,22
Total Long-Term Emissions 986.87 0.30 - 995.57

Source: California Air Resources Board, CalEEMod [CalEEMod V. 2013 2.2.

As indicated in Table 3-6, the CQ:E total for the project is 995.57 pounds per day (0.45 tons of MTCO.E
per day). This equates to approximately 164.25 tons per year. This amount is well under the
thresholds of significance for mixed-use, which is 3,000 tons per year, Therefore, the project’s GHG
impacts are less than significant.

B. Would the project conflict with an applicable plan, policy, or regulation adopted for the purpose
of reducing emissions of greenhouse gases? ® Less than Significant Impact.

The proposed project will be consistent with the California Environmental Protection Agency Climate
Action Team’s proposed early action measures to mitigate climate change. These early action measures
are designed to ensure that projects meet the Governor's climate reduction targets, and are documented
in the Climate Action Team Report to Governor Schwarzenegger at the Legislature, March 2006, The
early action measures are also included in the CARB Scoping Plan and are mandated under AB 32. A
complete list of CARB Scoping Plan Measures/Recommended Actions needed to obtain AB 32 goals, as
well as the Governor's Executive Order, are refefenced in Table 3-7. Table 3-7 also identifies which
CARB Recommended Actions apply to the proposed project, and of those, whether the proposed project

1s consistent,
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Table 3-7
Recommended Actions for Climate Change
D # s ’ Applicable will _Proje.c !
ector Strategy Name i Conflict With
to Project? |Implementation?
T-1 Transportation Pavley I and II — Light-Duty Vehicle GHG Standards No No
T-2 Transportation Low Carbon Fuel Standard (Discrete Early Action) No No
T-3 Transportation Regional Transportation-Related GHG Targets No No
T-4 Transportation Vehicle Efficiency Measures No No
T-5 Tramsportation Ship Electrification at Ports (Discrete Early Action) No No
T-6 Transportation Goods-movement Efficiency Measures No No
Ty Transportation ;I:guvyct E)TH\/[ \;2}8151(;1: Greenhouse Gas Emission No No
T-8 ‘Fransportation Medium and Heavy-Duty Vehicle Hybridization No No
T-9 Transportation - High Speed Rail No No
B4 | Electicty and Natural Gas | Jocressed Utlty Bnergy Bffiiency Programs More Yes | Mo
E-2 Electricity and Natural Gas |Increase Combined Heat and Power Use by 30,000GWh No No
E-3 Electricity and Natural Gas {Renewable Portfolio Standard No No
E-4 Electricity and Natural Gas |Million Solar Roofs No No
CR-1 Electricity and Natural Gas {Energy Efficiency Yes - No
CR-2 Electricity and Natural Gas [Solar Water Heating No No
GB-1 Green Buildings Green Buildings No No
WA Water Water Use Efficiency Yes No
W-2 Water Water Recycling No No
W-3 Water Water System Energy Efficiency Yes No
W-4 Water Reuse Urhan Runoff No No
W-5 Water Increase Renewable Energy Production No No
W-6 Water Public Goods Charge (Water) No No
L1 Industry Ei;f% ;E?is(ii?ggs and Co-benefits Audits for Large No No
| £ Industry 0il and Gas Extraction GHG Emission Reduction No No
I-3 Industry GHG Leak Reduction from OQil and Gas Transmission No No
I-4 Industry Refinery Flare Recovery Process Improvements No No
I-5 Industry Eg;nu(;;filozfs Methane Exemption from Existing Refinery No No
RW-1 i{;:g;g;% :;&d Waste Landfill Methane Control (Discrete Early Action) No No
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Table 3-7
Recommended Actions for Climate Change (continued)
Apwlicabl Will Project
I # Sector Strategy Name pplicable | confliet With
to Praject? |Implementation?
Recycling and Waste Additional Reductions in Landfiil Methane - Capture
RW-2 Managernent Improvements No No
Recycling and Waste : :
RW-3 Management High Recycling/Zeroc Waste Yes No
F4 Forestry Sustainable Forest Target No No
He1 High Global Warming Motor Vehicle Air Conditioning Systems (Diserete Early No No
Potential Gases Action)
Hes High Global Warming SF6 Limits in Non-Utility and Non-Semiconductor No No
Potential Gases Applications (Discrete Early Action)
H-g High Globat Warming Reduction in Perflourocarbons in Semiconductor No No
Potential Gases Manufacturing (Discrete Early Action)
H- High Global Warming Limit High GWP Use in Consumer Products (Discrete N N
4 Potential Gases ] Early Action, Adopted June 2008) o 2
H-5 E;%é:nggigll;girmmg High GWP Reductions from Mobile Sources No No
High Global Warming . . . !
H-6 Potential Gases High GWP Reductions from Stationary Sources No No
: High Global Warming P .
H-7 Potential Gases Mitigation Fee on High GWP Gases No No
A-1 Agriculture Methane Capture at Large Dairies No No

Source: California Air Resources Board, Assembly Bill 32 Scoping Plan, 2008.

Of the 39 measures identified, those that would be considered to be applicable to the proposed project
include actions related to electricity and natural gas use and water conservation. The proposed project
would not conflict with adopted initiatives that are designed to control GHG emissions in the coming
years. The project will involve the reuse of an existing urban property and infill development is seen as
an important strategy in reducing regional GHG emissions. The proposed project’s implementation of
Title 24 measures, the installation and use of Energy Star® appliances, and water conservation
measures wili be effective in indirectly reducing GHG emissions. Therefore, the proposed project will
not be in conflict with the State’s recommended actions for addressing climate change. As a result, the

impacts will be less than significant.

3.7.3 MITIGATION MEASURES

The analysis of potential impacts related to greenhouse gas emissions indicated that the potential
GHG impacts associated with the project's implementation would be less than significant. As a result,

no mitigation measures are required.
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3.8 HAZARDS & HAZARDOUS MATERIALS IMPACTS
3.8.1 THRESHOLDS OF SIGNIFICANCE

According to the City of Garden Grove, acting as Lead Agency, a project may be deemed to have a
significant adverse impact on risk of upset and human health if it results in any of the following:

e The creation of a significant hazard to the public or the environment through the routine
transport, use, or disposal of hazardous materials;

e The creation of a significant hazard to the public or the environment through reasonably
foreseeable upset and accident conditions involving the release of hazardous materials into
the environment;

e The generation of hazardous emissions or the handling of hazardous or acutely hazardous
materials, substances or waste within one-quarter mile of an existing or proposed school;

e Locating the project on a site that is included on a list of hazardous material sites compiled
pursuant to Government Code Section §65962.5 resulting in a significant hazard to the public
or the environment;

¢ Locating the project within an area governed by an airport land use plan, or where such a plan
has not been adopted, within two miles of a public airport or a public use airport that would
result in a safety hazard for people residing or working in the project area;

¢ Locating the project in the vicinity of a private airstrip that would result in a safety hazard for
people residing or working in the project area;

e The impairment of the implementation of, or physical interference with, an adopted
emergency response plan or emergency evacuation plan; or,

¢ The exposure of people or structures to a significant risk of loss, injury, or death involving wild
land fire, .

3.8.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A. Would the project create a significant hazard to the public or the environment through the
routine transport, use, or disposal of hazardous materials? « No Impact.

The Environmental Protection Agency’s (EPA’s) Environfacts Database was consulted to identify EPA-
regulated facilitfes within the project area. The site is not included on this list. All demolition debris
that may contain lead or asbestos containing materials will be handled and disposed of in accordance
with existing regulations. These regulations include equipment and the training of personnel engaged
in the handling and removal of hazardous materials, and the means of transport and disposal. Finally,
the proposed ten work-live units will not involve the storage and use of any hazardous products other
than those commonly used in a household setting. As a result, no impacts are anticipated.
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B. Would the project create a significant hazard to the public or the environment, or result in
reasonably foreseeable upset and accident conditions involving the release of hazardous
materials into the environment? e No Impact.

Future development arising as part of the proposed project's implementation will include ten work-live
units. The use of hazardous materials for the development will consist of those commonly used in a
household setting for routine maintenance and cleaning. As a result, no impacts are anticipated.

C.- Would the project emit hazardous emissions or handle hazardous or acutely hazardous
materials, substances, or waste within one-quarter mile of an existing or proposed school? e No

impact.

Hazardous chemicals and materials used on-site will be limited to common household maintenance
and cleaning products, Because of the nature of the proposed use, no hazardous or acutely hazardous
materials will be emitted. During the demolition phases, asbestos containing materials and/or lead
paint may be encountered. As indicated in subsection 3.8.2.A, any such materials would be handled
and disposed of in accordance with the existing regulations. As a result, no impaets concerning a
release of hazardous materials are anticipated.

D, Would the praject be located on a site, which is included on a list of hazardous material sites
compiled pursuant to Government Code Section §65962.5, and, as a result, would it create a
significant hazard to the public or the environment? ¢ No Impact.

The project site is not included on a hazardous sites list compiled pursuant to California Government
Code Section §65962.5.48  As a result, no impacts are anticipated. :

E. Would the project be located within an airport land use plan, or where such a plan has not been
adopted, within two miles of a public airport or a public use airport, would the project result in a
safety hazard for people residing or working in the project area?  No Impact.

The nearest general aviation airport is the Fullerton Municipal Airport (FMA) located at 4011 West
- Commonwealth Avenue, 6.92 miles to the northwest of the project site. The FMA is within the
oversight of the Orange County Airport Land Use Commission (ALUC). The ALUC is required to .
prepare and adopt an airport land use plan for each of the airports within its jurisdiction. The ALUC
prepared the Airport Environs Land Use Plan for Fullerton Municipal Airport (AELUP) as a means to
protect the public from the adverse effects of aircraft noise, to ensure that people and facilities are not
concentrated in areas susceptible to aircraft accidents, and to ensure that no structures or activities
adversely affect navigable airspace. A Runway Protection Zone (RPZ) is a trapezoidal area located off
of each end of a runway that is used to enhance the protection of people and property on the ground.
The proposed project site is located over 6.92 miles to the southeast of the nearest RPZ,

48 California, State of, Department of Toxic Substances Control, DTSC's Hazardous Waste and Substances Site List -
Site Cleanup (Cortese List), 2009,
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The nearest military airport is the Los Alamitos Joint Forces Training Base (JFTB), located
approximately 5.78 miles to the northwest of the project site. As a result, the proposed project will not
affect or be affected by aircraft operations and no impacts will result.

F. Would the project be located within the vicinity of a private airstrip, result in a safety hazard for
people residing or working in the profect area? ® No Impact.

The project site is not located within two miles of a private ‘airstrip.49 As a result, the proposed praoject
will not present a safety hazard related to aireraft and/or airport operations at a private use airstrip and
no impacts are anticipated.

7. Would the project impair implementation of, or physically interfere with, an adopted emergency
response plan or emergency evacuation plan? e No Impact, '

At no time will the adjacent public streets, Garden Grove Boulevard or Pearl Street, be completely
closed to traffic during the construction phases. The construction plans will be reviewed by the City to
identity specific provisions for the regulation of construction vehicle ingress and egress to the site
during construction as a means to provide continued access. As a result, no impacts are associated
with the proposed project's implementation.

H. Would the project expose people or structures to a significant risk of loss, injury, or death
involving wild lands fire, including where wild lands are adjacent to urbanized areas or where
residences are intermixed with wild lands?  No Impact.

The project area is developed as are the surrounding properties. There are no areas of native
vegetation found within the project site or in the surrounding properties that could provide a fuel
source for a wildfire.5* As a result, there are no impacts associated with potential wildfires from off-site

locations.
3.8.3 MITIGATION MEASURES

The analysis determined that no significant impacts related to hazardous materials or human health
would be associated with the proposed project’s implementation. As a result, no mitigation is

required.

19 United States Geological Survey. Garden Grove 7 1/2 Minute Quadrangle. 1994.

s0 Ibid.
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3.9 HYDROLOGY & WATER QUALITY IMPACTS
3.9.1 THRESHOLDS OF SIGNIFICANCE

According to the City of Garden Grove, acting as Lead Agency, a project may be deemed to have a
significant adverse environmental impact on water resources or water quality if it results in any of the

following:
e Aviolation of any water quality standards or waste discharge requirements;

e A substantial depletion of groundwater supplies or interference with groundwater recharge
~ such that there would be a net deficit in aquifer volume or a lowering of the local groundwater
table level;

e A substantial alteration of the existing drainage pattern of the site or area through the
alteration of the course of a stream or river in a manner that would result in substantial erosion
or siltation on- or off-site;

¢ A substantial alteration of the existing drainage pattern of the site or area, including the
alteration of the course of a stream or river, in a manner that would result in flooding on-site or
off-site;

¢ The creation or contribution of water runoff that would exceed the capacity of existing or
planned storm water drainage systems or the generation of substantial additional sources of
polluted runoff;

¢ The substantial degradation of water quality;

e The placement of housing within a 100-year flood hazard area as mapped on a Federal Flood
Hazard Boundary, Flood Insurance Rate Map, or other flood hazard delineation map;

¢ The placement of structures within 100-year flood hazard areas that would impede or redirect
flood flows;

s The exposure of people or structures to a significant risk of loss, injury, or death involving
flooding as a result of dam or levee failure; or,

¢ The exposure of a project to inundation by seiche, tsunami, or mudflow.
3.9.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A, Would the project violate any water quality standards or waste discharge requirements? e Less
than Significant Impact.

The proposed project will consist of ten work-live units within the 0.69-acre site. The major source of
potential water pollution is related to sheet runoff capturing surface pollutants from driveways and
other impervious areas that are then conveyed into the local storm water system that is composed of
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gutters, drains, catch basins, and pipes. This storm water infrastructure will collect the water run-off
which will be conveyed to the local storm drain system. In the absence of certain design measures,
trash, animal waste, chemicals, and other pollutants would be transported untreated through the storm
water system where it is ultimately conveyed to the regional storm drain system.

As part of the development, certain improvements will be installed that will affect the amount of
potential storm water runoff.s* For example, the majorify of the project site will continue to be paved
or otherwise covered in impervious surfaces. The existing landscaping includes the front and rear yard
areas of the single-family home and very limited landscaping for the commercial properties. The
estimated existing pervious area is 3,358 square feet. According to the proposed project’s site plan, the
total landscaped area will be 4,410 square feet.52 As a result, the proposed project’s pervious area will
be greater than the existing amount, In addition, the site’s topography will not significantly change. As
a result, there will not be an increase in either peak run-off volumes or peak run-off velocity.

The proposed project will be required to comply with all pertinent requirements of the National
Pollutant Discharge Elimination System (NPDES). The first NPDES requirement involves the
preparation, submittal, and implementation of a Standard Urban Storm Water Mitigation Plan
{SUSMP) that includes design features and Best Management Practices (BMPs). These BMPs may
include, but not be limited to, the use of sandbag berms, stabilized construction entrance/exit,
sediment traps, and storm drain inlet projections. The purpose of the SUSMP is to reduce the potential
for post-construction pollutants entering into the storm water system. The City is required to approve
the SUSMP prior to the issuance of any grading or building permit. ‘

The second requirement involves the preparation of a Storm Water Pollution Prevention Plan (SWPPP)
for development that disturbs areas of between two to five acres. The Applicant must ensure that a
SWPPP is approved, or file a Notice of Intent to comply with the State permit prior to issuance of a
grading permit.53 Adherence to the aforementioned requirements will reduce the potential impacts to

levels that are less than significant.

B. Would the profect substantially deplete groundwater supplies or interfere substantially with
groundwater recharge in such a way that would cause a net deficit in aquifer volume or a
lowering of the local groundwater table level (e.g., the production rate of pre-existing nearby
wells would drop to a level which would not support existing land uses or planned uses for which
permits have been granted)? » Less than Significant Impact.

The proposed development is projected to consume approximately 2,500 gallons per day assuming 250
gallons per day per unit. However, the proposed project will utilize low-flush toilets and other water
conservation devices as a means to reduce water consumption, In addition, the development will be
required to employ the water conserving irrigation equipment as a means to further reduce
consumption. When considering the consumption from the three existing units, the net change will be

st The firgt 34 inches of rainfall from any storm shall be treated and infiltrated through the use of vegetated swales.

52 George Behnam, Architect. Design Package [Mived Use Development], 10641 & 10661 Garden Grove Blud, & 10642 Pearl St.
April 23, 2015.

53 City of Garden Grove, The Garden Grove Plan, Program Environmental fmpact Report. February 2012.
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negligible. Because of the minimal change in overall water consumption, the projected water
consumption will not result in an overdraft of the existing available groundwater supply. In addition,
the landscaping will consist of drought tolerant species that will conserve water. As a result, the
potential impacts are anticipated to be less than significant.

C. Would the project substantially alter the existing drainage pattern of the site or area, including
the alteration of the course of a stream or river, in a manner, which would result in substantial

erosion or siltation on- or off-site? e No Impact,

No natural drainage or riparian areas remain within the project site or the surrounding area due to the
past development. During construction, the contractors must adhere to all regulations that govern
erosion control during construction (refer to Section 3.9.2.A). Since there are no natural streams or

riparian areas, no impacts are anticipated.

D. Would the project substantially alter the existing drainage pattern of the site or area, including
the alteration of the course of a stream or river, in a manner, which woild result in flooding on-
or off-site? e No Impact.

The project site and the adjacent properties are developed in residential and commercial uses. There
are no natural lakes or streams within or adjacent to the project site.54 The project site is located in
the midst of an existing urban area and no natural drainage features are found within the project site
or on the adjacent parcels.5s As a result, no impacts are anticipated.

E. Would the project create or contribute runoff water, which would exceed the capacity of existing
or planned stormuwater drainage systems or provide substantial additional sources of polluted

runoff? e No Impact.

The stormwater runoff will continue to be conveyed to local storm drains via the curb and gutters. The
nature and extent of stormwater runoff ultimately discharged into the existing storm drain system will
not significantly change from the existing levels. The areas where the new construction will occur are
presently covered over in impervious surfaces. In addition, BMPs will be employed to capture storm
water runoff during construction. These potential BMPs are summarized under Section 3.9.2.A. Asa

result, no impacts are anticipated.
F. Would the project otheriwise substantially degrade water quality? ¢ No Fmpact.

The standard regulations concerning stormwater runoff will mitigate any potential impacts from the
proposed project. The existing landscaping includes the front and rear yard areas of the single-family
home and very limited landscaping for the commercial properties, The estimated existing pervious
“area is 3,358 square feet. According to the proposed project’s site plan, the total landscaped area will
be 4,410 square feet.56 As a result, the proposed project’s pervious area will be greater than the

s¢ Blodgett Baylosis Environmental Planning. Site Survey {(Survey were completed on August 24 and 27, 2015.)

55 United States Geological Survey. Garden Grove 71/2 Minute Quadrangle. 1994.

56 George Behnam, Architect. Design Package [Mived Use Development], 10641 & 10661 Garden Grove Blud. & 10642 Pearl St,
April 21, 20135.
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existing amount, and no additional impacts beyond those previously identified are anticipated.

G. Would the project place housing within a 100-year flood hazard area as mapped on a Federal
Flood Hazard Boundary, Flood Insurance Rate Map or other flood hazard delineation map? e
Less than Significant Impact.

The project site is not located within a designated 100-year flood hazard area as defined by FEMA (the
flood zones are well east of the site, east of Euclid Street). However, the project site is located within
the Regular Flood Hazard Zone “X” as determined by FEMA Flood Insurance Rate Map
No.06059C0138J (Community No. 060229, Panel 0138J), issued on December 3, 2009. Flood Zone
“X”, which is not subject to the Flood Hazard Overlay Zone, includes areas of a potential 500-year
flood; with average flood water depths of less than one foot, or with an average drainage area less of
less than one square mile, and areas protected by levees from 100-year floods.s” As a result, the
proposed project will not involve the placement of any structures that would impede or redirect
potential floodwater flows. Therefore, less than significant flood-related impacts are anticipated.

H. Would the project place within a 100-year flood hazard area, structures that would impede or
redirect flood flows? e No Impact,

As indicated previously, the project site is not located within a designated 100-year flood hazard area
as defined by FEMA.5® The proposed project will not involve the placement of any structures that
would impede or redirect potential floodwater flows. Therefore, no impacts are anticipated with the
proposed project's implementation.

1. Would the project expose people or structures to a significant risk of loss, injury, or death,
involving flooding as a result of the failure of levee or dam? e Less than Significant Impact.

The project site and the majority of the City are located within an area that could be subject to flows
due to failure or overflow at the Prado Dam. Inundation from dam failure will potentially affect the
entire City. The primary impact associated with potential dam failure will be related to property
damage since flood water will be relatively shallow and the flood water releases would be gradual.5 In
addition, this risk generally applies to the entire City. As a result, the potential impact is considered to
be less than significant.

J.  Would the project result in inundation by seiche, tsunami, or mudflow? e No Impact.

The project site is located approximately ten miles inland {from the Pacific Ocean and, as a result, would
not be exposed to the effects of a tsunami. In addition, there are no surface water bodies in the
immediate area of the project site that would result in a potential seiche hazard. As a result, no impacts
related to seiche, tsunami, or mudflows will result from the implementation of the proposed project.

5 Blodgett Baylosis Environmental Planning. Site Survey (Survey were completed on August 24 and 27, 2015.)
5 City of Garden Grove, The Garden Grove Plan, Program Environmental Impact Report. Exhibit 5.8-2.

43 United States Army Corps of Engineers, Los Angeles District. Dam Safety Program. http://www.spl.usace. army.mil/Media/
FactSheets/tabid/1321/Article/477349 /dam-safety-program.aspx.
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3.9.3 MITIGATION MEASURES

The analysis determined that the proposed project would not result in any significant hydrology or
water quality impacts, As a result, no mitigation is required.
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3.10 LAND USE & PLANNING IMPACTS
'3.10.1 THRESHOLDS OF SIGNIFICANCE

According to the City of Garden Grove, acting as Lead Agency, a project may be deemed to have a
significant impact on land use and development if it results in any of the following;

e The physical division and disruption of an established community;

e A conflict with an applicable land use plan, policy, or regulation of an agency with jurisdiction
over the project (including, but not limited to, a general plan, specific plan, local coastal
program, or zoning ordinance) adopted for the purpose of avoiding or mitigating an
environmental effect; or,

e A conflict with any applicable habitat conservation or natural community conservation plan.
3.10.2 ANALYSIS OF ENVIRONMENTAL IMPACTS
A. Would the profect physically divide an established community? e No Impact.

- 'The project site is located in the midst of an urbanized area that includes commercial development
along the site’s Garden Grove Boulevard frontage and a single-family unit along the Pearl Street
frontage. These existing uses and the related improvements will be demolished to accommuadate the
proposed project. Commercial uses abut that portion of the project located along the Garden Grove
Boulevard frontage while residential uses abut the northern portion of the project site along the Pearl
Street frontage. The dominant land uses located further north of the project site are manufacturing
uses.5¢ The existing land uses in the vicinity of the project site are noted in Exhibit 3-6. The proposed
mixed-use project will not result in the division of an established residential neighborhood. As a

result, no impacts are anticipated.

B. Would the project conflict with an applicable land use plan, pelicy, or regulation of an agency
with jurisdiction over the project (including, but not limited to, a general plan, specific plan, local
coastal program, or zoning ordinance) adopted for the purpose of aveiding or mitigaiing an
environmental effect? » No Impact.

The project site is designated as Industrial/Residential Mixed Use 2 in the City of Garden Grove
General Plan. The properties located on either side of the project site and to the north are also
designated as Industrial/Residential Mixed Use 2. Finally, the properties located to the south and
opposite the project site, on the south side of Garden Grove Boulevard, are designated as Light
Commercial. The project site is zoned AR (Adaptive Reuse). The properties located to the north, east,
and west are also zoned AR.%

~

%o Blodgett Baylosis Environmental Planning, Site Survey (Survey were completed on August 24 and 27, 2015.)

& George Behnam, Architect. Design Package [Mixed Use Developinent], 10641 & 10661 Garden Grove Blud. & 10642 Pearl St.
April 21, 2015.
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Project Site

Joy 5t

Garden Grove Blvd

Harmnmontree Dr

EXHIBIT 3-6
EXISTING LAND USES AND DEVELOPMENT

SOURCE: BLODGETT BAYLOSIS ENVIRONMENTAL PLANNING
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parcels located to the south of the project site, along the south side of Garden Grove Boulevard, are
zoned GGMU3 (Garden Grove Mixed Use 3). The General Plan and Zoning Map are shown in Exhibit
3-7 and 3-8, respectively. As indicated previously, the project site and the properties located to the
west, east, and north of the project site are zoned AR (Adaptive Reuse). The AR zone allows for a mix
of work-live units, light industrial uses including activities engaged in research and technology, office,
limited entertainment, and complementary uses. Residential uses within the AR zone are permitted
only as work-live, either in new developments or as adaptive reuse of existing structures. The AR zone
implements the Industrial/Residential Mixed-Use 2 land use designation which is applicable to the
project site. The applicable zoning regulations for the AR zone are summarized below and on the

following pages.62

e Permitted Uses. Residential uses within the AR zone are permitted only as work-live, either in
new developments or as adaptive reuse of existing structures. The non-residential component
of a work-live development shall be a use allowed within the applicable zone by Section
9.18.020 (Uses Permitted) and Table 9.18-1 (Use Regulations for the Mixed-Use Zones). All
floor area other than that reserved for living space shall be reserved and regularly used for
working space. The proposed ten work-live units conforim to these land use requirements. '

e Prohibited Uses. Prohibited uses include auto repair uses, including paint, body work, or auto
maintenance; storage of flammable liquids or hazardous materials (beyond that normally
associated with a residential use); and any other activity or use, as determined by the
responsible review authority to not be compatible with residential activities.63 The proposed
ten work-live units will include the residential units and office space which is permitted.

e Conversion of Work-live Units, Afier approval, a work-live unit may not be converted to
entirely residential use. The covenants, conditions, and restrictions of any work-live project or
unit in any Mixed-Use zone shall include the requirement that the work-live use shall not be
converted to exclusive residential use. The proposed project will be required to comply with

this requirement.

o Floor Area Requirement, A work-live unit shall have a minimum floor area of at least 750
square feet. The maximum size of the residential portion of the work-live unit shall be no more
than 40 percent of the unit to ensure that the residential portion remains accessory to the
primmary commercial use. The proposed project will comply with this requirement.

s2 City of Garden Grove, Garden Grove Mixed Use Zones Zoning Ordinance Amendment. hitp: {[www.ci.garden-grove.ca.us[
pdf/citymanager/mixed-use-regulations.pdf. ’

&3 [Jses that have the possibility of affecting the health or safety of work-live unit residents due to the potential for the use to
create dust, glare, heat, noise, noxious gases, edor, smoke, traffic, vibration or other impacts, or wouid be hazardous because

of materials, processes, products, or wastes.
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Iedium Density Residential

Light Commercial

Heavy Comxmercial

Residential/Comnzevcial
Mixed Use s

Project Site

Rési&eutial;ﬂonmxerciz}
Mixed Use 2

Indastrial/Residential
Mived Use z

EXHIBIT 3-7
EXISTING GENERAL PLAN LAND USE DESIGNATIONS

SOURCE: CITY OF GARDEN GROVE
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R-z — Multiple Family Residential

PUB-157-08 — Planned Unit
Development

CCSP-DCz0 — Community
Center Specific Plan

GLGMUL — Garden Grove Bhed
Mixed Use ¢

GEMUs - Garden Grave Blvd
Iixved Use g

AR — Adaptive Rsuse

#  Project Site

Benton St

-Cypiess St

EXHIBIT 3-8
EXISTING ZONING LAND USE DESIGNATIONS

SOURCE: CITY OF GARDEN GROVE
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Separation and Access of Individual Units. Each work-live unit shall be separated from other
units and other uses in the building. Access to each unit shall be provided via storefronts or
from common access areas, corridors, or halls. The access to each unit shall be clearly
separated from other work-live units or other uses within the building. Living space shall be
located in the rear ground level or second floor and above to maintain activity and commercial

access along the frontage.

Facilities to Accommodate Commercial or Industrial Activities. A work-live unit shall be
designed to accommodate non-residential uses as evidenced by the provision of ventilation,
interior storage, flooring, and other physical improvements of the type commonly found in
exclusively nonresidential facilities used for the same work activity. The proposed project will

comply with this requirement.

Integration of Living and Working Space. Areas within a work-live unit that are designated as
living space shall be an integral part of the work-live unit and not separated (or occupied
and/or rented separately) from the work space, except that mezzanines and lofts may be used
as living space. The proposed project will comply with this requirement,

Parking Requirements. Each work-live unit shall meet off-street parking requirements as
provided in Section 9.18.140 (parking). The proposed project will provide 32 parking spaces
while 30 spaces are required.

Operating/Occupancy Requirements. A work-live unit shall be occupied and used only by the
operator of the business within the unit or a household of which at least one member shall be
the business operator. At least one of the residents of a worle-live unit shall be required to have
a business license with the City of Garden Grove, The proposed project will comply with this

requirement.

Sale or Rental of Portions of Unit. No portion of a work-live unit may be separately rented or
sold as a commercial space for any person not living in the premises or as a residential space
for any person not working in the same unit, The proposed project will comply with this

requirement.

Non-Resident Employees. Up to two persons who do not reside in the work-live unit may work
in the unit unless this employment is prohibited or limited by the conditional use permit. The
employment of three or more persons who do not reside in the work-live unit may be permitted
subject to conditional use permit approval. The proposed project will comply with this

requirement.

Client and Customer Visits. Client and customer visits to work-live units are permitted subject
to any applicable conditions of the conditional use permit, to ensure compatibility with
adjacent commercial or industrial uses, or adjacent residentially zoned areas or uses. The
proposed project will comply with this requirement.
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The proposed project will conform to all pertinent development régulations. As aresult, no impacts are

anticipated.

C. Will the project conflict with any applicable habitat conservation or natural community

conservation plan? e No Impact.

The project site is-located in the midst of an existing urbanized commercial and residential area. No
natural or native habitats are found within the site or on the adjacent parcels. In addition, there are
no areas within the vicinity of the project site that are subject to habitat conservation plans. As a

result, no impacts are anticipated.

3.10.3 MITIGATION MEASURES

The analysis determined that no impacts on land use and planning would result from the
implementation of the proposed project. As a result, no mitigation measures are required.
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3.11 MINERAL RESOURCES IMPACTS
3.11.1 THRESHOLDS OF SIGNTFICANCE

According to the City of Garden Grove, acting as Lead Agency, a project may be deemed to have a
significant adverse impact on energy and mineral resources if it results in any of the following:

@ Theloss of availability of a known mineral resource that would be of value to the region and the

residents of the State; or,

o The loss of availability of a locally-important mineral resource recovery site delineated on a
local general plan, specific plan, or other land use plan.

3.11.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A. Would the project result in the loss of availability of a known mineral resource that would be of
value to the region and the residents of the State? ® No Impact.

According to the State of California Department of Conservation Regional Wildcat Map, the projéct site
is not located over any oil wells, In addition, the project area is not located within a Significant
Mineral Aggregate Resource Area (SMARA), nor is it located in an area with active mineral extraction
activities.54 As a result, no impacts on existing mineral resources will result from the proposed project's

implementation.

B. Would the project result in the loss of availability of a locally-important mineral resource
recovery site delineated on a local general plan, specific plan, or other land use plan? « No

Impact,

There are no mineral, oil, or energy extraction activities located within the project area. Review of
maps provided by the State Department of Conservation indicated that there are no oil wells located
within the project site.®5 The resources and materials used in the construction of the proposed ten
work-live units will not include any materials that are considered rare or unique. Thus, the proposed
project will not result in any impacts on mineral resources in the region,

3.11.3 MITIGATION MEASURES

The analysis of pdtential impacts related to mineral resources indicated that no impacts would result
from the proposed project's approval and subsequent implementation. As a result, no mitigation

measures are required.

64 California Department of Conservation, Mineral Land Classification of the Greater Log Angeleé Area, 1987,

% State of California Department of Conservation. Regional Wildcat Map. September 2015.
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3.12 NOISE IMPACTS
3.12.1 THRESHOLDS OF SIGNIFICANCE

According to the City of Garden Grove, acting as Lead Agency, a project may be deemed to have a
significant impact on the environment if it results in any of the following:

e The exposure of people to, or generation of, noise levels in excess of standards established in
the local general plan or noise ordinance or applicable standards of other agencies;

e The exposure of people to, or generation of, excessive vibration or ground-borne noise levels;

e A substantial permanent increase in ambient noise levels in the project vicinity above levels
existing without the project;

¢ A substantial temporary or periodic increase in ambient noise levels in the project vicinity
above levels existing without the project;

e Located within an area with an airport land use plan or, where such a plan has not been
adopted, within two miles of a public airport or public use airport, where the project would
expose people to excessive noise levels; or,

¢ Located within the vicinity of a private airstrip that would result in the exposure of people
residing or working in the project area to excessive noise levels.

3.12.2 ANALYSIS OF ENVIRONMENTAL IMPACTS -

A. Would the project result in exposure of people to, or generation of, nvise levels in excess of
standards established in the local general plan or noise ordinance, or applicable standards of
other agencies? ¢ Less than Significant Impact.

Noise levels may be described using a number of methods designed to evaluate the "loudness" of a
particular noise. The most commonly used unit for measuring the level of sound is the decibel (dB).
Zero on the decibel scale represents the lowest limit of sound that can be heard by humans, The
eardrum may rupture at 140 dB. In general, an increase of between 3.0 dB and 5.0 dB in the ambient
noise level is considered to represent the threshold for human sensitivity. Noise levels that are
associated with common, everyday activities are illustrated in Exhibit 3-9. Noise may be generated
from a point source, such as a piece of construction equipment, or from a line source, such as a road
containing moving vehicles. Because the area of the sound wave increases as the sound gets further
and further from the source, less energy strikes any given point over the surface area of the wave, This
phenomenon is known as spreading loss. Due to spreading loss, noise decreases with distance, The
City of Garden Grove's noise control regulations are included in Title 8, Chapter 47 (Noise Control) of
the Municipal Code. The State of California has mandated that local governments prepare a noise
element as part of their general plans. The Garden Grove Noise Element contains noise guidelines with
respect to land use and noise exposure compatibility (refer to Exhibit 3-10). These standards are
contained in the Garden Grove General Plan Neise Element (page 7-7; Table 7-1).
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Noise Levels — in dBA
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sonic boom

Jet take off at 200 ft.

music in night club interior
motorcycle at 2o fr.
power mower

Disconifort
Jreight train at 50 ft.
Jood blender
electric miver, light rail train horn

portable fan, roadwa traffic at 50 ft.
Raonge of Typical b Jan J 501t
Noise Levels

dishmweasher, air conditioner

nornal conversation
refrigerator, light traffic at 100 T,

library interior (qudet study area)

Threshold of

Hearing rustling leaves

EXHIBIT 3-9

TYPICAL NOISE LEVELS FROM COMMON ACTIVITIES

SOURCE: BL_ODGETT BAYLOSIS ENVIRONMENTAL PLANNING
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= City of Garden Grove Noise and Land Use Compatibility Standards

Commniupty Noise Expasura (La. or CNEL, dBA}

Land Use Calegory Normally | Conditionally |  Normally Clearly

. Accaplable Acceptable | Unatceptable | Unacceptable
Residentisl - Low Density, Singe-Famify, Duplex, Mobite Homes & -60 86-70 7075 75-85
Residential - Multiple Farnily 5-65 8G-70 0-75 70-85
Transtent Lodging - Mote], Hotels 50 - 65 60- 70 7080 80 -85
8chools, Librades, Churches, Hospilals, Nursing Hormes 58 -70 60-70 70-80 80~ 85

" | Auditoriums, Goneest Halls, Amphithieaters MA §0-70 A 85-86

Spons Arsnas, Quidoor Speciator Sporis NA 50-75 NA, 70-85
Playgrounds, Neighborhood Parks 53-70 NA 67.5-75 725-85
Golf Courses, Aidng Stables, Water Bagreation, Cemeteries 5G-T0 NA 78~ 80 80 - &5
Cfice Buildings, Business Commercial and Professional B3-70 6756-715 75- 85 NA
Irdusinial, Manufacturing, Usilitiss, Agricuiiure 56-75 -8 75-85 NA
NA: Not Applicabie

Source: Office of Planning and Research, Califomia, General Plan Guiddlines, October 2003,

Normally Acceptable - Speciffed land use is salisfactory, based upon the assumpticn thal any bulldings involved are of normaf corveniional
congtruction, wthout any special nefse insulation mguirements. .

Conditionally Acceptable — New constuuation or development shauld be underiaken only after a deafled anlysis of the nolse reduclion
requirements is made and needad nolse insulation features Inclidad In the design. Comventional construction, It with closad windows and
fresh et supply systems or air condilioning, will normally suffice.

Nermatly Unacoeplabke — New construction or development should be discouraged. I new eonstruction or development does procesd, a
detaliled analysis of the acise reduction requirements must be made and needad noise insufation features inofudsd in the dasign.

Clearly Unacceplable — New construction or development should genesally not be underiaken.

City of Garden Grove Noise Ordinance Standards

Land Use Designation Atent Base Time Of Day
Sansitive Usos Residantial Lss 55dBA 7:00 AM - 10:00 PM
50 dBA 10:00 PM —7:00 AM
Institutional Use 65 dBA Any Time
Conditionafly Sensifive Uses | Office-Professional Uss 65 dBA Any Time
Hotels and Matels 85 dBA Any Tima
Commerclal Uses 70 dBA Any Time
Non-Sensitive Usas CommercialIndustrial Uses within 65 dBA 7:00 AM - 10:00 PM
) 150 feet of Residential Uses 50 dBA 1000 PM —7-00 AM
Industrial Uses 70 dBA Any Time
Source: Lily of Garden Grove, Muricipal Cods, Section 847, Noise Controf, 2005,

EXHIBIT 3-10
NOISE AND LAND USE COMPATIBILITY, CITY OF GARDEN GROVE
' GENERAL PLAN

SOURCE: CITY OF GARDEN GROVE
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A series of noise measurements were taken to characterize the existing noise environment, The noise
measurements indicated that the average noise levels within the property ranged from 64 dBA to 71
dBA. The ambient noise environment was dominated by traffic on Garden Grove Boulevard. Overall,
the ambient noise levels were well below the 70 dBA level. According to the aforementioned land use
and noise exposure compatibility guidelines, residential development is compatible in those areas
where the ambient noise levels are 70 dBA, CNEL, or less. The proposed ten work-live units will be
required to conform to the City’s noise control requirements in the same manner as other residential
development in the City. The potential construction noise impacts are discussed under Section
3.12.2.D. As a result, the impacts are less than significant.

B. Would the project result in exposure of people to, or generation of, excessive ground borne
vibration or ground borne noise levels? » Less than Significant Impact.

The current noise environment within the project area is dominated by traffic noise emanating from
Garden Grove Boulevard. The major source of noise from the proposed project itself will be related to
typical residential activities and vehicle noise (horms, alarms, etc.} from the internal drive-aisle and
parking area. As indicated previously, the City of Garden Grove's noise control regulations are included
in Title 8, Chapter 47 (Noise Control) of the Municipal Code. The propesed ten work-live units will be
required to conform to the requirements included in the City’s Noise Centroel Ordinance. The
aforementioned regulations will reduce the potential impacts to levels that are less than significant.

C. Would the project result in a substantial permanent increase in ambient noise levels in the project
vicinity above levels existing without the project? » No Impact.

The proposed project is considered to be a noise sensitive receptor. As indicated previously, the
proposed use will also be required to conform to the City of Garden Grove's noise control regulations
included in the Municipal Code. The cumulative traffic will not be great enough to result in a
measurable or perceptible increase in tratfic noise on either Peart Street or Garden Grove Boulevard.
It typically requires a doubling of traffic volumes to increase the ambient noise levels to 3.0 dBA or
greater which is considered to be the threshold for persons with normal hearing to discern a change in
the ambient noise levels. As a result, the proposed project's implementation will not result in any
permanent noise impacts,

D. Would the praject result in substantial temporary or periedic increases in ambient noise levels in
the project vicinity above levels existing without the project? e Less than Significant Impact,

Noise levels associated with various types of construction equipment are illustrated in Exhibit 3-11.
The noise levels that are indicated in the exhibit illustrate the typical noise at a distance of 50 feet from
the noise source. The construction noise would subside once construction of a particular project is
completed. Two types of noise impacts ¢outld occur during the construction phase: the transport of
workers and noise from construction equipment. Composite construction noise is best characterized
by Bolt, Beranek, and Newman,6¢

8 USEPA, Protective Noise Levels. 1971.
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EXHIBIT 3-11
TYPICAL CONSTRUCTION NOISE LEVELS

SOURCE: BLODGETT BAYLOSIS ENVIRONMENTAL PLANNING
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In this study, the noisiest phases of construction for residential development is presented at 89 dBA as
measured at a distance of 50 feet from the construction activity. These values take into account both
the number of construction equipment and the timing of heavy equipment use during construction. In
later phases during building erection, noise levels are typically reduced from these values because the
physical structures recently constructed further break up line-of-sight noise. However, as a worst-case
scenario the 89 dBA value is used as an average noise level for the construction effort.

In general, the noise level adjustment that takes the spreading loss into account calls for a 6.0 dBA
reduction for every doubling of the distance beginning with the initial 50-foot distance. When taking
into account the spreading loss, the construction equipment will generate noise levels in excess of 80
dBA during the noisiest construction phases at the nearest sensitive receptor. While thefe will be a
limited duration for the construction activities, all construction activities must adhere to the City's
noise control requirements. The demolition activities along with the proposed project's construction
operations must adhere to the requirements of the City of Garden Grove Noise Control Ordinance,5
The aforementioned noise control regulatons will limit construction noise levels and construction
times, and will reduce the potential demolition and construction noise impacts to levels that are less

than significant.

E. For a project located within an airport land use plan or, where such a plan has not been adopted,
within two miles of a public airport or public use airport, would the project expose people
residing or working in the project area to excessive noise levels?  No Impact.

The nearest alrport is the Los Alamitos Joint Forces Training Base (JFTB), located approximately 5.78
miles to the northwest of the project site. The Los Alamitos JFTB is located in the City of Los Alamitos.
A second airport, the Fullerton Municipal Airport, is a general aviation airport that is located
approximately 7.29 miles to the north of the project site. As a result, no impacts related to the exposure
of persons to aircraft noise from a public use airport are anticipated.

F. Within the vicinity of a private airstrip, would the project expose people reszdmg or working in
the project area to excessive noise levels? e No Impact.

The project site is not located within two miles of a private airstrip.5? No private airports are located in
the City. As aresult, no noise impacts from a private airstrip will affect the project site,

3.12.3 MITIGATION MEASURES

The analysis of potential noise impacts indicated no significant noise impacts would result from the
proposed project’s implementation. As a result, no mitigation is required.

t7 United States Geological Survey. TerraServer USA. The National Maﬁ — Garden Grove, California. July t, 1979.
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3.13 POPULATION & HOUSING IMPACTS
3.13.1 THRESHOLDS OF SIGNIFICANCE

According to the City of Garden Grove, acting as Lead Agency, a project may be deemed to have a
significant impact on housing and population if it results in any of the following:

e A substantial growth in the population within an area, either directly (for example by proposing
new homes or businesses) or indirectly (for example, through extension of new homes or

_ infrastructure) related to a project;

e The displacement of a substantial number of existing housing units, necessitating the
construction of replacement housing; or,

e The displacement of substantial numbers of people, necessitating the construction of

replacement housing,
2.13.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A. Would the project induce substantial population growth in an area, either directly (for example
by proposing new homes or businesses) or indirectly (for example, through extension of new
homes or infrastructure) related to a project)? o Less than Significant Impact.

The existing uses within the project site include commercial and residential. A single-family home is
located in the northern portion of the project site. The proposed project involves the construction of
ten work-live units. Assuming an average household size of 3.64 persons per unit, which was derived
from the 2010 Census, a potential of 36 residents would occupy the proposed units,

According to the City’s regional population growth projections developed for the City by the Southern
California Association of Governments (SCAG), the City’s 2020 population will be 179,400 persons.é8
This 2020 projection translates into a population increase of 4,626 persons over the current 2015
population estimate of 174,774 persons. Assuming an average household size of 3.76 persons per unit
derived from the 2015 California Department of Finance (DOF), the ten new units would result in a
potential population of 36 persons. As a result, the proposed project’s implementation will not result
in the SCAG projsctions being exceeded.

Growth-inducing impacts are generally associated with the provision of urban services to an
undeveloped or rural area, such as utilities, improved roadways, and expanded public services. The
variables that typically contribute to growth-inducing impacts, and the project's contribution to
potential growth-inducing impacts, are identified in Table 3-8. The utility connections and other
infrastructure will continue to serve the project site. The increase in on-site population will not lead to
substantial growth, As a result, the impacts are less than significant.

8 These SCAG projections are used in the preparation of the Regional Transportation Plan.
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Table 3-8

Potential Growth-Inducing Impacts

Factor Contributing to Growth
Inducement

Project’s Potential Contribution

Basis for Determination

New development in an area presently
undeveloped and economic factors which
may influence development.

The proposed project will promote
development of an underutilized parcel,

'The new development will promote new
infill residentiat development,

Extension of roadways and other
transportation facilities.

The proposed project will not involve the
extension or modification of any off-site
existing roadways.

The only off-site improvements include
those required to facilitate access.

Extension of infrastracture and other
improvements.

No off-site water, sewer, and other eritical
infrastructure improvements are
anticipated,

The only infrastrueture improvementé will
be designed to serve the proposed project.

Major off-site public projects (treatment
plants, etc.).

No major facilities are proposed at this
time.

No off-site facilities will be required to
accornmodate the projected demand for
wastewater treatment or water.

Removal of housing requiring
- replacement housing elsewhere,

The project does not involve the removal
or the replacement of existing affordable
or subsidized housing units.

No affordable housing will be affected by
the proposed project.

Additional population growth leading to
inereased demand for goods and
services.

The proposed project witl provide
additional employment opportunities in
the 10 work-live units.

Limited potential long-term employment
wil be provided by the proposed mixed-use
development.

Short-term growth inducing impacts
related to the project’s construction,

The proposed project may result in the
ereation of new construction employment.

Short-term increases in construction
employment are considered a beneficial
impact.

Source; Blodgett Baylosis Environmental Planning, 2015,

B. Would the project displace substantial numbers of existing housing, necessitating the construction
of replacement housing elsewhere? « No Impuact. '

The proposed projéct involves the construction of ten work-live units within a site that is currently
occupied by a single-family units and commercial uses.®9 The existing housing unit will be demolished
to accommodate the proposed new mixed-use development. However, the existing unit is a market rate
unit which will be replaced by the proposed ten-unit development, As a result, no impacts related to
housing displacement will result from the proposed project's implementation.

6 Blodgett Baylosis Environmental Planning. Site Survey (Survey were completed on August 24 and 27, 2015.)
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C. Would the project displace substantial numbers of people, necessitating the construction of
replacement housing elsewhere? e No Impact.

The existing housing unit will be demolished to accommodate the proposed new mixed-use
development. As indicated previously, the existing unit is market rate units which will be replaced by
the proposed ten-unit development. As a result, no impacts will result.

3.13.3 MITIGATION MEASURES

The analysis of potential population and housing impacts indicated that no impacts would result from
the proposed project's approval and subsequent implementation. As a result, no mitigation is required.
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3.14 PUBLIC SERVICES IMPACTS

3.14.1 THRESHOLDS OF SIGNIFICANCE

According to the City of Garden Grove, acting as Lead Agency, a project may be deemed to have a
significant adverse impact on public services if it results in any of the following:

A substantial adverse physical impact associated with the provision of new or physically altered
governmental facilities, the construction of which would cause significant environmental
impacts in order to maintain acceptable service ratios, response times, or other performance

objectives relative to fire protection services;

A substantial adverse physical impact associated with the provision of new or physically altered
governmental facilities, the construction of which would cause significant environmental
impacts in order to maintain acceptable service ratios, response times, or other performance

objectives relative to police protection services;

A substantial adverse physical impact associated with the provision of new or physically altered
governmental facilities, the construction of which would cause significant environmental
impacts in order to maintain acceptable service ratios, response times, or other performance
objectives relative to school services;

A substantial adverse physical impacts associated with the provision of new or physically
altered governmental facilities, need for new or physically altered governmental facilities, the
construction of which would cause significant environmental impacts in order to maintain
acceptable service ratios, response times, or other performance objectives for parks; or,

A substantial adverse physical impact associated with the provision of new or physically altered
governmental facilities, the construction of which would cause significant environmental
impacts in order to maintain acceptable service ratios, response times, or other performance
objectives relative to other public facilities.

3.14.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A,

Would the project result in substantial adverse physical impacts associated with the provision of
new or physically altered governmental facilities, the construction of which would cause
stgnificant environmental impacts in order to maintain acceptable service ratios, response times,
or other performance objectives relative to fire protection services? e Less than Sigmﬁca'nt'

Impact.

The Garden Grove Fire Department (GGFD) provides fire and emergency services to the project site.
The GGFD cperates seven fire stations within its service area. The nearest station to the project site is
located at 11301 Acacia Parkway within the Civic Center. The proposed project will be subject to review
and approval by the GGFD to ensure that fire safety and fire prevention measures are incorporated into
the project. The GGFD currently reviews all new development plans, and the project will be required to
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conform to all fire protection and prevention requirements, including, but not limited to, building
setbacks, emergency access, the availability of fire hydrants, use of interior sprinklers, ete. GGFD
conditions of approval wiil be incorporated into the applicable plans prior to the issuance of huilding
permits, As aresult, the impacts will be less than significant,

B. Would the project result in substantial adverse physical impacts associated with the provision of
new or physically altered governmental facilities, the construction of which would cause
significant environmental impacts in order to maintain acceptable service ratios, response times ,
or other performance objectives relative to police protection services? e Less than Significant

Impact.

The Garden Grove Police Department (GGPD) provides law enforcement services to the City. The
GGPD operates from a central facility located in the Civie Center complex (11301 Acacia Parkway). The
proposed site plan, lighting plan, and other recommended improvements must be reviewed by the
GGPD. Any Department’s conditions of approval must be incorporated into the applicable plans prior
to the issuance of building permits. The implementation of these conditions will reduce the level of
impact to levels that are less than significant.

C. Would the project result in substantial adverse physical impacts associated with the provision of
new or physically altered governmental facilities, the construction of which would cause
significant environmental impacts in order to maintain acceptable service ratios or other
performance objectives relative to school services? ¢ Less than Significant Impact.

A majority of the students residing within the City of Garden Grove and the project site are served by
the Garden Grove Unified School District (GGUSD). The GGUSD provides educational services for
students in kindergarten through the 12t grade. Student generation factors were used to caleulate the
proposed project’s potential enrollments (refer to Table 3-9). As indicated in Table 3-9, there is a
potential for seven students,

Table 3-9
Projected School Enrollments
Grade Levels Student Generation Factor Projected Envollment
Elementary/Middle Schoot 0.5 students/unit 5 students
High School 0.205 students/unit 2 students
Total 7 students

Source: Garden Grove Unified School District.

School districts assess development fees against residential development to mitigate impacts resulting

from the increase in demand for school-related services. Pursuant to SB-50, payment of fees to the
applicable school district is considered full mitigation for project-related impacts. The proposed
project’s school enrollment impacts will be off-set by the school fees that will be paid by the developer.
As a result, the impacts will be less than significant.

7 City of Garden Grove, http.//www.ci.garden-grove.ca.us/fire/generalinfo
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D. Would the project result in substantial adverse physical impacts associated with the provision of
new or physically altered public facilities, need for new or physically altered public facilities, the
construction of which would cause significant environmental impacts in order to maintain
acceptable service ratios, response times, or other performance objectives for parks? e Less than

Significant Impact,

The City of Garden Grove Community Services Departiment maintains public parks located throughout
the City. The proposed project's ten work-live units will potentially result in a projected resident
population of up to 36 persons. The potential resident population will lead to a slight incremental
inerease in the demand on existing recreation services. However, no physical change to an existing
park or recreation facility will occur as part of the proposed project's implementationn. The project site
is privately owned and secured from public use. As a result, the impacts will be less than significant,

E  Would the project result in substantial adverse physical impacts associated with the provision of
new or physically altered public facilities, the construction of which would cause significant
environmental impacts in order to maintain acceptable service ratios, response fHmes, or other
performance objectives in other public facilities?  Less than Significant Impact.

The addition of ten new work-live units will translate into an incremental increase in the demand for
other governmental services. However, the proposed project is consistent with the growth projections
developed for the City by the Southern California Association of Governments (SCAG), In addition,
any impact may be partally offset by the increase in the taxes and in the assessed valuation of the
property. As a result, the potential impacts associated with the proposed project’s adoption and
subsequent implementation, are considered to be less than significant.

32.14.3 MITIGATION MEASURES

The analysis determined that the proposed project would not result in any significant impact on public
services. As a result, no mitigation is required.
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3.15 RECREATION IMPACTS
3.15.1 THRESHOLDS OF SIGNIFICANCE

According to the City of Garden Grove, acting as Lead Agency, a project may be deemed to have a
significant adverse impact on the environment if it results in any of the following:

e The use of existing neighborhood and regional parks or other recreational facilities such that
substantial physical deterioration of the factlity would occur or be accelerated; or,

® The construction or expansion of recreational facilities, which might have an adverse physical
effect on the environment.

3.15.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A. Would the profect increase the use of existing neighborhood and regional parks or other
recreational facilities such that substantial physical deterioration of the facility would occur or be
accelerated? e Less than Significant Impact.

The City of Garden Grove Community Services Department maintains public parks located throughout
the City. The nearest park facility to the project site is the Village Green Park located at 12732 Main
Street. This 6.3-acre park includes a play area, game courts, and a community center. The park is
located approximately 0.39 miles to the northwest of the project site. No physical change to an existing
park or recreation facility will occur as part of the proposed project's implementation. As a result, the
impact will be less than significant.

B. Would the project include recreational facilities or require the construction or expansion of
recreational facilities which might have an adverse physical effect on the environment? & No

Impact.

The proposed project’s ten work-live units will potentially result in a resident population of up to 36
persons. This additional population will lead to a slight incremental increase in the demand on existing
recreation services. However, no physical change to an existing park or recreation facility will occur as
part of the proposed project's implementation. The project site is privately owned and secured from
public use. As a result, no impacts related to the need for replacing park facilities will result.

3.15.3 MITIGATION MEASURES_ '

The analysis of potential impacts related to parks and recreation indicated that no impacts would result
from the proposed project's approval and subsequent implementation. As a result, no mitigation

measures are required.
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3.16 TRANSPORTATION & CIRCULATION IMPACTS

3.16.1 THRESHOLDS OF SIGNIFICANCE

According to the City of Garden Grove, acting as Lead Agency, a project will normally have a significant
adverse impact on traffic and circulation if it results in any of the following;

A conflict with an applicable plan, ordinance, or policy establishing measures of effectiveness
for the performance of the circulation system, taking into account all modes of transportation
including mass transit and non-motorized travel and relevant components of the circulation
system, including but not limited to, intersections, streets, highways and freeways, pedestrian
and bicycle paths, and mass transit; '

A conflict with an applicable congestions management program, including but not limited to,
level of service standards and travel demand measures, or other standards established by the
County Congestion Management Agency for designated reads or highways;

Results in a change in air traffic patterns, including either an increase in traffic levels or a
change in the location that results in substantial safety risks;

Substantially increases hazards due to a design feature (e.g., sharp curves or dangerous
intersections) or incompatible uses (e.g., farm equipment);

Results in inadequate parking capacity;
Results in inadequate emergency access; or,

A conflict with adopted policies, plans, or programs regarding public transit, bicycle, or
pedestrian facilities, or otherwise decrease the performance or safety of such facilities.

3.16.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A,

Would the project cause a conflict with an applicable plan, ordinance, or policy establishing

measures of effectiveness for the performance of the circulation system, taking into account all

modes of transportation including mass transit and non-motforized travel and relevant

. components of the circulation system, including but not limited to, intersections, streets,
 highways and freeways, pedestrian and bicycle paths, and mass transit? e Less than Significant
Impact.

Trip generation rates are developed by the ITE (Institution of Transportation Engineers) in their Trip
Generation Manual, 9th Edition, 2012. The trip generation rates for this project are shown in Table 3-
10. As indicated in Table 3-10, the proposed project will generate 95 trip ends per day, with eight
vehicle trip ends per hour during the AM peak hour and ten vehicle trip ends per hour during the PM
peak hour. Compared to the existing land uses (the commercial businesses and the single-family
residence), the proposed project’s potential net increased trip generation is negligible.
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Table 3-10
Project Traffic Forecast
ITE Land Use Code/ Daily AM Peak Hour PM Peak Hour
Project Deseription z-Way Enter Exit Total Enter Exit Total
Future Rates (Trips/Unit} 9.52 0.19 0.56 - 0.63 0.37 --
Future Trips (10 lveé units) 95 2 6 8 6 4 10

Source: Blodgett Baylosis Environmental Planning

The traffic volumes fail below the threshold of 50 peak hour trips that have been identified as requiring
a project traffic study. The proposed project is an urban infill development that will be effective in
reducing overall VMT, Therefore, a full traffic study is not required and the potential impacts will be
less than significant,

B. Would the project result in a conflict with an applicable congestions management program,
including but not limited to, level of service standards and travel demand measures, or other
standards established by the County Congestion Management Agency for designated roads or
highways? ¢ No Impact.

The proposed project will generate g5 trip ends per day, with eight vehicle trip ends per hour during
the AM peak hour and ten vehicle trip ends per hour during the PM peak hour. These figures do not
take into account the existing land uses (the commercial businesses and the single-family residence)
that occupy the project site. When factoring the existing trips generated by the appliance business and
the single-family residence, the proposed project’s potential net increased trip generation will be
negligible. The only CMP “intersection” located in Garden Grove is the SR-22 freeway ramp
connections with Harbor Boulevard. No other CMP intersections are located in the study area. As a
result, no CMP impacts are anticipated.

C. Would the project result in a change in air traffic patterns, including either an increase in traffic
levels or a change in the location that results in substantial safety risks? « No Impact.

The nearest airport is the Los Alamitos Joint Forces Training Base (JFTB), located approximately 5.78
miles to the northwest of the project site, The Los Alamitos JFTB is located in the City of Los Alamitos.
The nearest general aviation airport is the Fullerton Municipal Airport (FMA) located at 4011 West
-Commonwealth Avenue approximately 6.92 miles to the northwest of the project site. The proposed
ten work-live units will not result in a change in air traffic patterns or otherwise impact aircrafi
operations. As a result, no impacts are anticipated.

D, Would the project substantially increase hazards due to a design feature (e.g., sharp curves or
dangerous intersections) or incompatible uses (e.g., farm equipment)? « No Impact.

The design features of the project will not create any safety hazards since no modifications to any
existing public roadways will occur. As a result, no impacts are anticipated.
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E. Would the project result in inadequate parking capacity? ¢ No Impact.

A total of 32 parking spaces within the enclosed garages of each unit and in the surface parking area
located in the northern portion of the project site. According to the to the City’s off-street parking
requirements, a total of 30 parking spaces are required.” The proposed project will exceed these
requirements and, as a result, no parking impacts are anticipated.

F. Would the project result in inadequate emergency access? ¢ No Impact.

The proposed project would not result in inadequate emergency access. The proposed project will be
required to comply with conditions of approval established by the GGFD and the GGPD. As indicated
previously, the GGFD and GGPD will review the site plan including all buildings, fences, drive gates, or
other features that might affect emergency access. This review process, along with the project's
compliance with the applicable regulations and standards, would ensure that adequate emergency
access would be provided, As a result, no impacts are anticipated.

G. Would the project result in a conflict with adopted policies, plans, or programs regarding public
transit, bicycle, or pedesirian facilities, or otherwise decrease the performance or safety of such
Jacilities? @ No fmpact.

The Orange County Transportation Authority (OCTA) operates several bus routes throughout the City
of Garden Grove. The nearest bus route that serves the project site is OCTA Line 56 which extends
along Garden Grove Boulevard. No bus stop is located along the project site’s Garden Grove Boulevard
frontage. The proposed project will not affect any existing bus stops and/or routes. As a result, no
impacts will result from the proposed project’s implementation. '

3.16.3 MITIGATION MEASURES

The analysis of potential impacts related to traffic and circulation indicated that no traffic impacts
would result. As a result, no mitigation is required. '

7t George Behnam, Architect, Design Package [Mixed Use Development], 10641 & 10661 Garden Grove Blud. & 10642 Pearl St,
" April 21, 2015.
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3.17 UTILITIES IMPACTS
3.1%.1 THRESHOLDS OF SIGNIFICANCE

According to the City of Garden Grove, acting as Lead Agency, a project may be deemed to have a
significant adverse impact on utilities if it results in any of the following:

e An exceedance of the wastewater treatment requirements of the applicable Regional Water
Quality Control Board;

e The construction of new water or wastewater treatment facilities or expansion of existing
facilities, the construction of which could cause significant environmental impacts;

e The construction of new storm water drainage facilities or expansion of existing facilities, the
construetion of which could cause significant environmental effects;

e Insufficient water supplies to serve the project from existing entitlements and resources, or
need new or expanded entitlements;

e A determination by the wastewater treatment provider that serves or may serve the project that
it has inadequate capacity to serve the project's projected demand;

e The project will be served by a landfill with sufficient permitted capacity to accommodate the
project’s solid waste disposal needs; or,

¢ Non-compliance with Federal, State, and local statutes and regulations relative to solid waste;
3.17.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A. Would the project exceed wastewater treatment requirements of the applicable Regional Water
Quality Control Board? e Less than Significant Impact. '

The City of Garden Grove's sewer system operates entirely using gravity flow and the effluent is
conveyed to one of several of Orange County Sanitation District's (OCSD) sewer trunk lines.”2 The
future residential development contemplated under the proposed project (ten work-live units) is
anticipated to generate approximately 1,800 gallons of effluent daily.”s This effluent generation
assumes a rate of 180 gallons per day, per unit. The OCSD has indicated that there is sufficient
capacity to treat the additional effluent. No new off-site treatment facilities will be required to meet
the projected demand. As a result, the potential impacts are less than significant.

7 City of Garden Grove. City of Garden Grove General Plan, Chapter 6 Infrastructure Element. http:// www.ci. garden-
grove.ca.us/ (website accessed on September 8, 2015).

7 Orange County Sanitation District rates, 2015
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B. Would the project require or result in the construction of new water or wastewater treatment
Jacilities or expansion of existing facilities, the construction of which could cause significant
environmental impacts? e Less than Significant Impact.

The City receives its water from two main sources: the Lower Santa Ana River Groundwater Basin and
imported water from the Metropolitan Water District of Southern California (MWD). This imported
water is treated at the Robert B. Diemer Filtration Plant located north of Yorba Linda and the F.E.
Weymouth Treatment Plant in the City of La Verne.” The proposed ten work-live units are projected
to consume 2,500 gallons of water on a daily basis. This consumption assumes 250 gallons of water

per day per unit.”

The OCSD collects, treats, and disposes of and/or reclaims the wastewater generated by 2.5 million
people living and working in central and northwestern Orange County. OCSD's service area
encompasses approximately 479 square miles, and its system includes approximately 580 miles of
sewer lines and two treatment plants located in the Cities of Fountain Valley and Huntington Beach.
Through these facilities, OCSD collects, conveys, treats, and/or reclaims approximately 230 million
gallons of wastewater generated daily in its service area. Wastewater from the City's local conveyance
system is then conveyed to the OCSD trunk sewers and treated at the OCSD Plant No. 2 located in
Huntington Beach. The OCSD Revenue Area 3 serves the City of Buena Park, La Habra, Garden
Grove, Anaheim, Cypress, La Palma, Stanton, Los Alamitos, Westminster, and Fountain Valley, All
sewage flow from Revenue Area 3 is collected and treated at Treatment Plant No. 2, which is located at
22212 Brookhurst Street, Huntington Beach.”s

The estimated average daily effluent received at Plant No, 2 is 127 million gallons (mgd). This facility
currently has a total primary treatment capacity of 168 mgd, with an average daily treatment of
approximately 127 mgd. Therefore, there is approximately 41 mgd of excess primary treatment
capacity at OCSD Plant No. 2. Plant No. 2 also has 90 mgd of secondary treatment capacity. The
future mixed-use development contemplated under the propoesed project (ten work-live units) is
anticipated to generate approximately 1,800 gallons of effluent daily. This effluent generation
assumes a rate of 180 gallons per day, per unit77 This effluent generation represents a small
proportion of the remaining total treatment capacity of Treatment Plant No. 2. As a result, the
potential impacts will be less than significant,

 City of Garden Grove. City of Garden Grove General Plan, Chapter 6 Infrastructure Element. http:// www.ci. garden-
grove.ca.us/ (website accessed or September 8, 2015).

7% Derived from Orange County Sanitation District rates (150% of effluent generation).

7 City of Garden Grove. City of Garden Grove General Plan, Chapter 6 Infrastructure Element, http:// www.ci. garden-
grove.ca.us/ (website accessed on Septeruber 8, 2015}

7 Orange County Sanitation District rates. 2015.
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C. Would the project require or result in the construction of new storm water drainage facilities or
expansion of existing facilities, the construction of which could cause significant environmental

effects? ®« No Impact.

The City of Garden Grove is served by the County of Orange, Orange County Flood Control District
(OCFCD), which operates and maintains regional and municipal storm drainage facilities. As part of
the development, certain improvements will be installed that will affect the amount of potential storm
water runoff.7”® For example, the majority of the project site will continue to be paved or otherwise
covered in impervious surfaces. The existing landscaping includes the front and rear yard areas of the
single-family home and very limited landscaping for the commerecial properties. The estimated existing
pervious area is 3,358 square feet. According to the proposed project’s site plan, the total landscaped
area will be 4,410 square feet.”s Therefore, the proposed project’s pervious area will be greater than the
existing amount. In addition, the site’s topography will not significantly change. As a result, there will
not be an increase in either peak run-off volumes or peak run-off velocity.

D. Would the project have sufficient water supplies available to serve the project from existing
entitiements and resources, or are new or expanded entitlements needed? ® Less than Significant

_Impact.

The proposed ten work-live units are projected to consume approximately 2,500 gallons of water per
day assuming 250 gallons per day per unit.8¢ The proposed project will utilize low-flush toilets and
other water conservation devices as a means to reduce water consumption, In addition, the
development will be required to employ the water conserving irrigation equipment as a means to
further reduce consumption. When considering the consumption from the existing uses, the net
change will be minimal. As a result, the potential impacts are anticipated to be less than significant. As
a result, the potential impacts will be less than significant.

E. Would the project resuit in a determination by the wastewater treatment provider, which serves
or may serve the project that it has inadequate capacity to serve the project’s projected demand
in addition to the provider's existing commitments? e Less than Significant Impact.

The potential impacts on this issue are discussed herein in Section 3.17.2.B. No increase on wastewater
treatment capacity and/or water supply commitments are required to accommodate the proposed
project. As a result, the impacts are less than significant.

78 The first 3/4 inches of rainfall from any storm shall be treated and infiltrated through the use of vegetated swales,

7 George Behnam, Architect. Design Package [Mixed Use Development], 10641 & 10661 Garden Grove Blud. & 10642 Pearl St.
April 21, 2015..

% Derived from Orange County Sanitation District rates (:50% of effluent generation).
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F. Would the project be served by a landfill with sufficient permitted capacity to accommodale the
profect’s solid waste disposal needs? e Less than Significant Impact.

The proposed project is projected to generate 40 pounds of solid waste on a daily basis. This waste
generation rate assumes that each unit will generate four pounds of solid waste per average day. This
generation rate represents a small proportion of the total waste generated citywide. As a result, the
potential impacts are less than significant.

G. Would the project comply with Federal, State, and local statutes and regulations related to solid
waste? e No Impact. '

The proposed praject, like all other devélopment in Garden Grove, will be required to adhere to City
and County ordinances with respect to waste reduction and recycling. As a result, no impacts related to
State and local statutes governing solid waste are anticipated.

'3.17.3 MITIGATION MEASURES

The analysis of utilities impacts indicated that no impacts would result from the proposed project’s
approval and subsequent implementation. As a result, no mitigation is required.
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3.18 MANDATORY FINDINGS OF SIGNIFICANCE

The following findings can be made regarding the Mandatory Findings of Significance set forth in
Section 15065 of the CEQA Guidelines based on the results of this environmental assessment:

e The approval and subsequent implementation of the proposed project will not have the
potential to degrade the quality of the environment.

¢ The approval and subsequent implementation of the proposed project will not have the
potential to achieve short-term goals to the disadvantage of long-term environmental goals.

e The approval and subsequent implementation of the proposed project will not have impacts
that are individually limited, but cumulatively considerable, when considering planned or
proposed development in the immediate vicinity. The potential for cumulative impacts are
outlined below:

- The potential aesthetic impacts related to views, aesthetics, and light and glare is site
specific. As a result, no cumulative aesthetic impacts are anticipated.

- The analysis determined that there are no agricultural or forestry resources in the project
area and that the implementation of the proposed project would not result in any impacts
ont these resources. As a result, no cumulative impacts on agricultural or farmland
resources will occur,

- The proposed project’s long-term operational emissions are not considered to represent a
significant impact. As a result, the potential cumulative air quality impacts will be less
than significant.

- The impaets on biological resources are site specific, The proposed project will not involve
any loss of protected habitat. The analysis also determined that the proposed project will
not result in any impacts on protected plant and animal species, As a result, no cumulative
impacts on biological resources will be associated with the proposed project's
implementation,

- The potential cumulative impacts related to cultural resources are site specific.
Consultation with the Gabrielefio-Kizh Band of Mission Indians indicated that there was a
potential for impacts as part of any construction activity involving ground disturbance. As
a result, aﬂy cumlative project where a discrefionary action is involved that would require
ground disturbance to implement would likely have the same mitigation identified herein
{refer to Section 3.5.3). '

- The analysis herein determined that the proposed project would not result in any
cumulative impacts related to landform modification, grading, or the destruction of a
geologically significant landform or feature. As a result, no cumulative earth and geology
impacts are anticipated,
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- The analysis herein also determined that the proposed project would not result in any
cumulative impacts related to the emissions of greenhouse gases. As a result, no
cumulative impacts will result from the proposed project's implementation.

-~ The potential cumulative impacts related to hazardous materials are site specific.
' Furthermore, the analysis herein also determined that the implementation of the proposed
project would not result in any impacts related to hazards and/or hazardeus materials. As
a result, no cumulative impacts related to hazards or hazardous materials will result from
the proposed project's implementation.

- The potential cumulative impacts related to hydrology and storm water runoff are typically
site specific. Furthermore, the analysis determined that the implementation of the
proposed project would not result in any impacts. As a result, no cumulative impacts are
anticipated.

- The potential cumulative impacts with respect to land use are site specific. Furthermore,
the analysis determined that the proposed project will not result in any impacts. As a
result, no cumulative land use impacts will occur as part of the proposed project's
implementation. '

- The potential cumulative impacts on mineral resources are site specific. Furthermore, the
analysis determined that the proposed project would not result in any impacts on mineral
resources, As a result, no cumulative impacts will occur.

- The analysis indicated the proposed project would not result in any cumulative noise
impacts. The stationary noise from the proposed residential development will be
comparable to that associated with the existing residential use. The anticipated mobile
noise impacts will be consistent with that considered in the Garden Grove General Plan, As
a result, no cumulative noise impacts will occur,

- The analysis of potential population and housing impacts indicated that no cumulative
impacts would result from the proposed project's implementation. As a result, no
cutnulative noise impacts related to population and housing will ocecur.

- The future development contemplated as part of the proposed project's implementation
will not result in an incremental increase in the demand for emergency services. As a

result, no cumulative impacts are anticipated.

- The analysis determined the proposed project would not result in any potential cumulative
impact on recreational facilities and services. As a result, no cumulative impacts on
recreational facilities would result from the proposed project's implementation,
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- The future development contemplated as part of the proposed project's implementation
will result in an incremental increase in citywide traffic. However, the residential units
address an existing need contemplated in the SCAG's RTP, As a result, no cumulative
impacts are anticipated.

- The potential cumulative impacts related to water line and sewer line capacities are site
specific. There is sufficient water and sewer infrastructure serving the project to provide
capacity for the project at build-out and cumulatively. As a result, no cumulative impacts
are anticipated. '

o The approval and subsequent implementation of the proposed project will not have
environmental effects that will adversely affect humans, either directly or indirectly.

e This Initial Study indicated there is no evidence that the proposed project will have an adverse
effect on wildlife resources or the habitant upon which any wildlife depends.

GARDEN GROVE
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SECTION 4 CONCLUSIONS

4.1 FINDINGS

The Initial Study determined that the proposed project is not expected to have significant adverse
environmental impacts. The following findings can be made regarding the Mandatory Findings of
Significance set forth in Section 15065 of the CEQA Guidelines based on the results of this Initial Study:

The proposed project will not have a significant effect on the environment.

The proposed project will not have the potential to achieve short-term goals to the
disadvantage of long-term environmental goals.

The proposed project will not have impacts that are individually limited, but cumulatively
congsiderable, when considering planned or proposed development in the immediate vicinity,

The proposed project will not have environmental effects that will adversely affect humans,
either directly or indirectly.

A Mitigation Monitoring and Reporting Program will be required.

GARDEN GROVE
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