AGENDA

GARDEN GROVE GARDEN GROVE PLANNING COMMISSION

REGULAR MEETING

FEBRUARY 7, 2019

COMMUNITY MEETING CENTER
11300 STANFORD AVENUE

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

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

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

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

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

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

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

A. ORAL COMMUNICATIONS - PUBLIC

B. APPROVAL OF MINUTES: January 17, 2019

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

C.1. SITE PLAN NO. SP-062-2019
LOT LINE ADJUSTMENT NO. LLA-020-2019

APPLICANT: DAVID NGUYEN

LOCATION: SOUTH SIDE OF GARDEN GROVE BOULEVARD,
WEST OF COAST STREET AT 8218 AND 8242
GARDEN GROVE BOULEVARD



REQUEST: Site Plan approval to construct a 46-unit apartment
complex with a 21.7% affordable housing density
bonus on two parcels, along with a Lot Line
Adjustment to consolidate the existing two parcels
into one parcel for a total area of 66,000 square feet.
The site is in the R-3 (Multiple-Family Residential)
zone.

STAFF RECOMMENDATION: Approve Site Plan No. SP-062-2019
and Lot Line Adjustment No. LLA-020-2019, subject to the
recommended conditions of approval. In conjunction with the
request, the Planning Commission will consider a determination
that the project is categorically exempt from the California
Environmental Quality act (CEQA) pursuant to Section 15332 -
In-Fill Development Projects.

C.2. MITIGATED NEGATIVE DECLARATION
MITIGATION MONITORING AND REPORTING PROGRAM
PLANNED UNIT DEVELOPMENT NO. PUD-010-2019
SITE PLAN NO. SP-063-2019
VARIANCE NO. V-022-2019
TENTATIVE TRACT MAP NO. TT-18169-2019

APPLICANT: MELIA HOMES, INC. (CHAD BROWN)

LOCATION: NORTH SIDE OF 11™ STREET BETWEEN KERRY
STREET AND BROOKHURST STREET AT 9861 11™
STREET :

REQUEST: To develop a 1.8-acre lot, with a multiple family
residential project consisting of 31 two- and three-
story townhomes. The specific land use ‘entitlement
approvals requested include: (i) Residential Planned
Unit Development zoning to facilitiate the
development of the townhome project; (ii) Site Plan
to construct the 31 two- and three-story townhomes
along with associated site improvements; (iii)
Tentative Tract Map to subdivide the subject
properties to facilitate the development of the
townhome project; and (iv) Variance to deviate from
the minimum lot size for a Residential Planned Unit
Development. The site is in the R-3 (Multiple-Family
Residential) zone. In conjunction with the request,
the Planning Commission will also consider a
recommendation that the City Council adopt a
Mitigated Negative Declaration and Mitigation
Monitoring and Reporting Program for the project.

STAFF RECOMMENDATION: Recommend adoption of Mitigated
Negative Declaration and Mitigation and Monitoring Reporting
Program, and approval of Planned Unit Development No.
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PUD-010-2019 to City Council, and approve of Site Plan No.
SP-063-2019, Variance No. V-022-2019, and Tentative Tract Map
No. TT-18169-2019, subject to the recommended conditions of
approval.

C.3. SITE PLAN NO. SP-064-2019

APPLICANT: ANNIE TRAN

LOCATION: SOUTH SIDE OF WESTMINSTER AVENUE, BETWEEN
FLOWER STREET AND HOPE STREET, AT 10152
WESTMINSTER AVENUE

REQUEST: Site Plan approval to demolish an existing 800
square foot medical office building and an existing
detached 400 square foot two-car garage, in order
to construct a new 3,000 square foot two-story
office building with associated site improvements on
a lot located at 10152 Westminster Avenue (APN
099-162-38). The new office building will utilize a
shared driveway with the abutting lot to the west at
10142 Westminster Avenue (APN 099-162-30),
which is currently developed with an existing auto
repair shop. The site is in the C-1 (Neighborhood
Commercial) zone.

STAFF RECOMMENDATION: Approve Site Plan No. SP-064-2019,
subject to the recommended conditions of approval. In
conjunction with the request, the Planning Commission will also
consider a determination that the project is categorically exempt
from the California Environmental Quality act (CEQA) pursuant to
Section 15303(c) - New Construction or Conversion of Small
Structures.

C.4. SITE PLAN NO. SP-065-2019
LOT LINE ADJUSTMENT NO. LLA-021-2019

APPLICANT: MY DAM

LOCATION: SOUTH SIDE OF CENTRAL AVENUE BETWEEN
BROOKHURST STREET AND FLOWER STREET AT
10052 CENTRAL AVENUE

REQUEST: Site Plan approval to construct a new duplex
consisting of two (2) two-story attached dwelling
units on an 11,700 square foot vacant site, in
addition to a Lot Line Adjustment approval to
remove an existing lot line between the two (2)
subject parcels, Assessor’s Parcel Numbers 099-
031-08 and 09, to consolidate the two lots into a
single lot. The site is in the R-2 (Limited Multiple-
Family Residential) zone.
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D.

E.

F.

C.5.

STAFF RECOMMENDATION: Approve Site Plan No. SP-065-2019
and Lot Line Adjustment No. LLA-021-2019, subject to the
recommended conditions of approval. In conjunction with the
request, the Planning Commission will also consider a
determination that the project is categorically exempt from the
California Environmental Quality act (CEQA) pursuant to Section
15303(b) - New Construction or Conversion of Small Structures.

CONDITIONAL USE PERMIT NO. CUP-148-2019

APPLICANT: DAN NGUYEN

LOCATION: NORTHEAST CORNER OF GARDEN GROVE
BOULEVARD AND NUTWOOD STREET AT 10531 AND
10561 GARDEN GROVE BOULEVARD

REQUEST: Conditional Use Permit approval to operate a new TV
Studio within an existing 23,768 square foot building
at 10531-10561 Garden Grove Boulevard (Assessor
Parcel Numbers 089-081-07 and 08). The site is in
the A-R (Adaptive Reuse) zone.

STAFF RECOMMENDATION: Approve Conditional Use Permit No.
CUP-148-2019, subject to the recommended conditions of
approval. In conjunction with the request, the Planning
Commission will also consider a determination that the project is
categorically exempt from the California Environmental Quality
act (CEQA) pursuant to Section 15301 - Existing Facilities.

MATTERS FROM COMMISSIONERS

MATTERS FROM STAFF

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

Meeting Minutes
Thursday, January 17, 2019

CALL TO ORDER: 7:00 p.m.

ROLL CALL.:

Vice Chair Truong

Commissioner Kanzler
Commissioner Lazenby
Commissioner Lehman
Commissioner Nguyen
Commissioner Salazar

Absent: None.

PLEDGE OF ALLEGIANCE: Led by Commissioner Lazenby.

ORAL COMMUNICATIONS - PUBLIC ~ None.

December 6, 2018 MINUTES:

Action: Received and filed.

Motion: Lazenby Second: Salazar

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

Abstain: (1) Kanzler

Absent: (0) None

PUBLIC HEARING -~ CONDITIONAL USE PERMIT NO. CUP-147-2019 FOR ONE (1)
EXISTING UTILITY POLE OWNED BY SOUTHERN CALIFORNIA EDISON IN THE CITY'S
PUBLIC RIGHT-OF-WAY, EAST SIDE OF SPRINGDALE STREET, BETWEEN LENORE
AVENUE AND TRINETTE AVENUE.

Applicant:  AT&T (SYNERGY ENGINEERING)
Date: January 17, 2019

Request: A request for Conditional Use Permit approval to allow for the installation
and operation of one (1) Citywide small wireless telecommunication
facility along with related below-grade or internally concealed meter,
attached equipment, and site improvements. The site is in the R-1
(Single-Family Residential) zone. In conjunction with the request, the
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Planning Commission will also consider a determination that the project
is categorically exempt from the California Environmental Quality act
(CEQA) pursuant to Section 15301 - Existing Facilities.

Action: Public Hearing held. Speaker(s): Walter Callejas

Action: Resolution No. 5942-19 was approved.

Motion: Lazenby Second: Lehman

Ayes: (6) Kanzler, Lazenby, Lehman, Nguyen, Salazar, Truong
Noes: (0) None

Absent: (0) None

PUBLIC HEARING - SITE PLAN NO. SP-061-2019 AND TENTATIVE PARCEL MAP NO.

PM-2018-150 FOR A PROPERTY AT 10862 GARDEN GROVE BOULEVARD, SOUTH SIDE

OF GARDEN GROVE BOULEVARD, BETWEEN CENTURY BOULEVARD AND EUCLID

STREET.

Applicant:
Date:

Request:

DARREN NGUYEN
January 17, 2019

Site Plan approval to construct a new two-story, 9,229 square foot
building for professional offices, medical offices, and retail on a 23,393
square foot lot along with site improvements that include a parking area
with 41 spaces and landscaping. Additionally, a request for Tentative
Parcel Map approval to consolidate the existing three (3) parcels into
one (1) parcel. The site is in the GGMU1 (Garden Grove Boulevard Mixed
Use 1) zone. In conjunction with the request, the Planning Commission
will also consider a determination that the project is categorically
exempt from the California Environmental Quality act (CEQA) pursuant
to Section 15303 - New Construction or Conversion of Small Structures.

Action: Public Hearing held. Speaker(s): Quoc Do

Action: Resolution No. 5943-19 was approved.

Motion: Lehman Second: Lazenby

Ayes: (5) Lazenby, Lehman, Nguyen, Salazar, Truong
Noes: (1) Kanzler

Absent: (0) None

MATTERS FROM COMMISSIONERS: None.

MATTERS FROM STAFF: Community Services staff is requesting all Commissioners

take the online park survey on the City’s website.
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On February 7t, 2019 there will be five (5) items coming before the Commission.

ADJOURNMENT: At 7:36 p.m. to the next Meeting of the Garden Grove Planning
Commission on Thursday, February 7, 2019, at 7:00 p.m. in the Council Chamber of
the Community Meeting Center, 11300 Stanford Avenue, Garden Grove.

Motion: Lehman Second: Lazenby

Ayes: (6) Kanzler, Lazenby, Lehman, Nguyen, Salazar, Truong
Noes: (0) None

Absent: (0) None

Rosemarie Jacot
Recording Secretary
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COMMUNITY AND ECONOMIC
DEVELOPMENT DEPARTMENT
PLANNING STAFF REPORT

AGENDA ITEM NO.: SITE LOCATION: South side of Garden
C.1 Grove Boulevard, east of Coast Street, two
at 8218 and 8242 Garden Grove Boulevard
HEARING DATE: February 7, 2019 EXISTING GENERAL PLAN: Medium

Density Residential

CASE NOS.: Site Plan No. SP-062-2019 and | EXISTING ZONE:
Lot Line Adjustment No. LLA-020-2019 R-3 (Multiple-family Residential)

PROPERTY OWNERS: David Nguyen, Tuyet | APN: 097-011-06, 097-011-07
Oanh Trinh, Loan Nguyen, Chinh Nguyen

APPLICANT/REPRESENTATIVE: David CEQA DETERMINATION: Exempt (Section
Nguyen 15332 "In-Fill Development Projects”)

REQUEST:

The applicant is requesting Site Plan approval to construct a 46-unit apartment
complex, located at 8218 and 8242 Garden Grove Boulevard, with a 27.8% affordable
housing density bonus for “low-income” families. Pursuant to the State Density Bonus
Law, the applicant is requesting two (2) concessions from the R-3 (Multiple-Family
Residential) zone development standards: (1) to allow the third-story to exceed the
maximum 50% threshold for third floor areas; and (2) to reduce the minimum
distance between the residential building and an open parking space. In conjunction
with this request, the applicant is also requesting approval of a Lot Line Adjustment to
remove an existing property line to consolidate the two (2) existing parcels into a
single lot.

BACKGROUND:

The subject site (the “property”) is a combination of a 32,400 square foot lot
(APN: 097-011-06) and an abutting 33,600 square foot lot (APN: 097-011-07) that will
be consolidated into one 66,000 square foot lot, located on the south side of Garden
Grove Boulevard, just east of Coast Street, at 8218 and 8242 Garden Grove Boulevard.
The property has a General Plan Land Use Designation of Medium Density Residential
(MDR) and is zoned R-3 (Multiple-Family Residential). The property is adjacent to R-3
zoned properties to the east, west and south, and commercial uses that are within the
City of Stanton, across Garden Grove Boulevard, to the north.

The lot at address 8218 Garden Grove Boulevard is currently improved with a used car
dealership, while the lot at address 8242 Garden Grove Boulevard is currently improved
with two (2) separate auto repair shops. Each property currently has separate access,
vehicular circulation and parking. As part of the Project, all existing structures and
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improvements will be demolished. The demolished buildings will be replaced with the
new two-story, 46-unit apartment building, open space areas, and associated parking
and landscaping improvements.

The Project will use the State Density Bonus Law allowances for density, concessions and
parking standards. The Project will provide eight (8) units for “low-income” residents. A
Density Bonus Housing Agreement will be recorded with the City.

PROJECT STATISTICS:

R-3 Multiple-family Meets
Provided Residential Code Code
Requirement
Total Lot Size 66,000 S.F. 7,200 S.F. Yes
Density 46 units (10 additional units with a 27.8% 24 units/acre (36 units base Yes
By Lot Area State Density Bonus) density)
Total Parking One Bedroom = 1 stall/unit _ ;
(19 One Bedroom units = 19 stalls) One Bedroom = 1 stalliumt
; Two/Three Bedroom = 2
Two/Three Bedroom = 2 stalls/unit ) Yes
- stalls/unit
(27 Two/Three Bedroom units = 54 stalls)
73 total stalls
73 total stalls
Recreation Area 300 S.F. per unit
Total 14,393 S.F. 46 units x 300 = 13,800 S.F. | €S
. -Passive Rec. not more than
Common Area 7,782 S.F. ACt.'Ve Rec, 50% of overall
861 S.F. Passive Rec. Shared Passive R Yes
Total 8,643 S.F -Shared Passive Rec, not
! v more than 25% of overall
. . -Min. Area of 90 S.F. & min. Yes
Private Balconies 5,551 S.F, dimension of six feet
Building Yes
Setbacks
Front 20'-0" 20-0" Yes
Rear 48'-0" 25'-0” Yes
Side 15'-0” 12'-5” Yes
Building Height 35'-0" 35'-0" Yes
DISCUSSION:

State Density Bonus Law:

The applicant has developed their proposal based on the allowances of the State
Density Bonus Law. The State Density Bonus Law became effective on January 1,
2005. In response, the City Council of Garden Grove approved an ordinance
(Ordinance No. 2668) that amended Title 9 to be in conformance with State Law. The
ordinance states that "the California Legislature has determined that the provision of
affordable housing for moderate, lower and very low-income individuals ... [is] of
primary importance in the state and must be encouraged at the local level." The
proposal for 46 units meets the requirements of the State Density Bonus Law and
Ordinance No. 2668 of Title 9, City of Garden Grove Municipal Code.
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The base density (maximum number of units allowed) for this site, under the R-3
(Multiple-Family Residential) zone, is 36 dwelling units. The proposed Project includes
46 units. The Project proposes to provide eight (8) “target units” reserved for
low-income households. A “target unit” is defined as a dwelling unit within a housing
development that will be reserved for sale or rent to, and is made available at an
affordable rent or affordable ownership cost to, very low, low, or moderate-income
households, or is a unit in a senior citizen housing development. Based on the
number of proposed target units (8) reserved for low-income households, and
pursuant to State Law, the Project would be eligible for the maximum 35% density
bonus, which would equate to 49 units. The Project proposes 46 units, which equates
to a 27.8% density bonus increase, which is less than what the maximum 35% density
bonus would provide.

The Project meets the parking requirements of State Law, which allows for one (1)
on-site parking space for each one (1) bedroom unit and two (2) on-site parking
spaces for each two (2) to three (3) bedroom units. The units will range from one (1)
to three (3) bedrooms in size. Based on the number of 1-bedroom and 2/3-bedroom
units, the Project provides a total of 73 parking stalls, which complies with the parking
requirements pursuant to State Law.

Parking stalls are allocated as follow: 27 attached tuck-under stalls (three (3)
handicapped accessible and one (1) EV/Van accessible); 21 remote carports; 25 open
stalls.

The following table reflects the parking calculations for the Project:

1BR Between to 1,213 19 1 19

2BR | Between 1,013 t0 1,312 19 2 38

3BR | Between 1,300 to 1,312 8 2 16
Figure 1

The applicant has requested two (2) concessions per the allowances of the State
Density Bonus Law: (1) to allow the third-story to exceed the maximum 50%
threshold for third floor areas: and (2) to reduce the minimum distance between the
residential building and an open parking space. The Code states that for portions of
buildings located beyond 40 feet from property zoned R-1, 50% of the building area
may be situated in a three-story configuration at or below the 35-foot height limits.
However, as a concession, 100% of the third floor will be built out. The Code all states
that the distance between open, guest parking areas and residential units shall be 15

feet. As a concession, the distance between open guest parking areas and residential
units will be six feet.
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To qualify for the number of requested concessions (2), the Project is required to
provide a minimum of eight (8) target units reserved for low-income households. The
Project provides a total of eight (8) such units, and is therefore eligible for the
requested concessions.

Site Design, Circulation & Floor Plan:

The applicant is proposing to construct a new 46-unit, three-story walk-up apartment
building in a gated complex. The building layout consists of one (1), two (2) and three
(3) bedroom units in a “U-shaped” configuration accessed off either a single or
double-loaded corridor. Corridors for the second and third-story units rely on stair
access. The unit mix consists of 19 one (1) bedroom units, 19 two (2) bedroom units,
and 8 three (3) bedroom units of varying sizes. Interior units face a ground floor
courtyard recreation area containing seating, a barbecue area, and a playground.

Parking is contained within a combination of attached tuck under stalls, remote
carports and open stalls located along two-way drive aisles that run adjacent to the
west and south property lines. Vehicular circulation is in an “L” shape that terminates
at a turn-around at the southeast corner of the site. The site contains one (1) EV
charging/van-accessible parking space. An emergency gate with a Fire Department
Knox Box is located at the southwest portion of the site. Two (2) covered trash and
recycling enclosures are provided.

Open Space:

Project open space is provided in a combination of common active recreation areas,
common passive recreation areas, and private recreation areas. The common active
recreation area, totaling 7,782 square feet, is centrally located between the two (2)
main segments of the apartment building. This active open space includes multiple
seating areas, a barbecue area, and a playground (tot-lot) with play equipment.
Walkways, groundcover/turf and other landscape areas make up the common passive
open space, which totals 861 square feet. Private open space is located in the decks
and balconies within individual units. The total private open space provided is 5,551
square feet.

Building Design/Architecture:

The building architecture will reflect a contemporary style with straight lines and a flat
roof. Building materials will consist of light and dark-colored finished stucco, dark
accent trims, and stone veneer accents. Balconies are enclosed by metal railing and
stucco. The stairways, portions of the tuck-under parking and the trash areas will
feature low-pitched tiled roofs.

Landscaping:

The proposed Project meets the requirements of Code Section 9.12.040.090,
Landscaping Requirements. The applicant is required to submit a landscape and
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irrigation plan to the City that complies with the landscaping requirements of Title 9 of
the Municipal Code, including the City’s Landscape Water Efficiency Guidelines.

Lot Line Adjustment:

In order for the Project to move forward, and in accordance with the State Subdivision
Map Act, the applicant is requesting approval of a Lot Line Adjustment to consolidate
the two (2) parcels (a 32,400 square foot lot (APN: 097-011-06) and an abutting
33,600 square foot lot (APN: 097-011-07)) into a single lot. After consolidation, the
site will maintain a final lot area of 66,000 square feet. The consolidation of the lots is
consistent with the City’s General Plan, Zoning Ordinance, Subdivision Ordinance, and
the State Subdivision Map Act.

California Environmental Quality Act:

The proposed development is exempt from the California Environmental Quality Act
("CEQA”) pursuant to CEQA'’s Class 32, In-Fill Development Projects (CEQA Guidelines
Section 15332).

RECOMMENDATION:
Staff recommends that the Planning Commission take the following action:
1. Adopt Resolution No. 5944-19 approving Site Plan No. SP-062-2019 and Lot

ine Adjustment LLA-020-2019, subject to the recommended Conditions of
broval.

l‘ee Marino
Planning Services Manager

By: Gena Guisar
Planning Consultant
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RESOLUTION NO. 5944-19

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF GARDEN GROVE
APPROVING SITE PLAN NO. SP-062-2019 AND LOT LINE ADJUSTMENT
NO. LLA-020-2019, FOR A PROPERTY LOCATED ON THE SOUTH SIDE OF GARDEN
GROVE BOULEVARD, EAST OF COAST DRIVE, AT 8218 AND 8242 GARDEN GROVE
BOULEVARD, ASSESSOR PARCEL NOS. 097-011-06 AND 097-011-07.

BE IT RESOLVED that the Planning Commission of the City of Garden Grove, in
regular session, assembled on February 7, 2019, approved Site Plan
No. SP-062-2019 and Lot Line Adjustment No. LLA-020-2019, subject to the
Conditions of Approval attached hereto as “Exhibit A”.

BE IT FURTHER RESOLVED in the matter of Site Plan No. SP-062-2019 and Lot Line
Adjustment No. LLA-020-2019, the Planning Commission of the City of Garden
Grove does hereby report as follows:

1. The subject case was initiated by David Nguyen (the “Applicant”), partial
owner of the subject parcels.

2.
3. The applicant is requesting Site Plan approval to construct a 46-unit
apartment complex, located at 8218 and 8242 Garden Grove Boulevard, with
a 27.8% affordable housing density bonus for “low-income” families.
Pursuant to the State Density Bonus Law, the applicant is requesting two (2)
concessions from the R-3 (Multiple-Family Residential) zone development
standards: (1) to allow the third-story to exceed the maximum 50%
threshold for third floor areas; and (2) to reduce the minimum distance
between the residential building and an open parking space. In conjunction
with this request, the applicant is also requesting approval of a Lot Line
Adjustment to remove an existing property line to consolidate the two (2)
existing parcels into a single lot.

u b

The proposed project is categorically exempt from the California
Environmental Quality Act ("CEQA") pursuant to the Class 32 exemption for
"In-Fill Development Projects” (CEQA Guidelines Section 15332). As set forth
in the Class 32 exemption, the proposed project is: (1) consistent with the
applicable general plan designation and all applicable general plan policies as
well as with applicable zoning designation and regulations: (2) the proposed
development occurs within city limits on a project site of no more than five
acres substantially surrounded by urban uses; (3) the project site has no
value as habitat for endangered, rare or threatened species; (4) approval of
the project would not result in any significant effects relating to traffic, noise,
air quality or water quality; and (5) the site can be adequately served by all
required utilities and public services. The project is therefore, exempt from
CEQA review.

6. The properties have a General Plan Land Use designation of Medium Density
Residential and are currently zoned R-3 (Multiple-family residential).
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7. The existing land use, zoning, and General Plan designations of properties in
the vicinity of the subject property have been reviewed.

8. Report submitted by City staff was reviewed.

9. Pursuant to a legal notice, a public hearing was held on February 7, 2019,
and all interested persons were given an opportunity to be heard.

10.  The Planning Commission gave due and careful consideration to the matter
during its meeting of February 7, 2019.

BE IT FURTHER RESOLVED, FOUND AND DETERMINED that the facts and reasons
supporting the conclusion of the Planning Commission, as required under Municipal
Code Sections 9.32.030 and 9.40.190 are as follows:

FACTS:

The subject site (the “property”) is a combination of a 32,400 square foot lot
(APN: 097-011-06) and an abutting 33,600 square foot lot (APN: 097-011-07) that
will be consolidated into one 66,000 square foot lot, located on the south side of
Garden Grove Boulevard, just east of Coast Street, at 8218 and 8242 Garden Grove
Boulevard. The property has a General Plan Land Use Designation of Medium
Density Residential (MDR) and is zoned R-3 (Multiple-Family Residential). The
property is adjacent to R-3 zoned properties to the east, west and south, and
commercial uses that are within the City of Stanton, across Garden Grove
Boulevard, to the north.

The lot at address 8218 Garden Grove Boulevard is currently improved with a used
car dealership, while the lot at address 8242 Garden Grove Boulevard is currently
improved with two (2) separate auto repair shops. Each property currently has
separate access, vehicular circulation and parking. As part of the Project, all existing
structures and improvements will be demolished. The demolished buildings will be
replaced with the new two-story, 46-unit apartment building, open space areas, and
associated parking and landscaping improvements.

The Project will use the State Density Bonus Law allowances for density,
concessions, and parking standards. The Project will provide eight (8) units for
“low-income” residents. A Density Bonus Housing Agreement with the City providing
that the continued affordability of these eight (8) target units for at least fifty-five
(55) years will be required.

The Applicant has developed the proposal based on the allowances of the State
Density Bonus Law. Based on the number of proposed target units (8) reserved for
low-income households, and pursuant to State Law, the Project would be eligible for
the maximum 35% density bonus, which would equate to 49 units. The Project
proposes 46 units, which equates to a 27.8% density bonus increase, which is less
than what the maximum 35% density bonus would provide.
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The applicant is proposing to construct a new 46-unit, three-story walk-up
apartment building in a gated complex. The building layout consists of one (1), two
(2), and three (3) bedroom units in a “U-shaped” configuration accessed off either a
single or double-loaded corridor. Corridors for the second and third-story units rely
on stair access. The unit mix consists of 19 one (1) bedroom units, 19 two (2)
bedroom units, and 8 three (3) bedroom units of varying sizes.

The Project meets the parking requirements of State Law, which allows for one (1)
on-site parking space for each one (1) bedroom unit and two (2) on-site parking
spaces for each two (2) to three (3) bedroom units. The units will range from one
(1) to three (3) bedrooms in size. Based on the number of 1-bedroom and 2/3-
bedroom units, the Project provides a total of 73 parking stalls, which complies with
the parking requirements pursuant to State Law.

Project open space is provided in a combination of common active recreation areas,
common passive recreation areas, and private recreation areas. The common active
recreation area, totaling 7,782 square feet, is centrally located between the two (2)
main segments of the apartment building. This active open space includes multiple
seating areas, a barbecue area, and a playground (tot-lot) with play equipment.
Walkways, groundcover/turf and other landscape areas make up the common
passive open space, which totals 861 square feet. Private open space is located in
the decks and balconies within individual units. The total private open space
provided is 5,551 square feet.

The building architecture will reflect a contemporary style with straight lines and a
flat roof. Building materials will consist of light and dark-colored finished stucco,
dark accent trims, and stone veneer accents. Balconies are enclosed by metal
railing and stucco. The stairways, portions of the tuck-under parking, and the trash
areas will feature low-pitched tiled roofs.

As conditioned, the Project will satisfy all required standards and provisions
pertaining to landscaping.

To facilitate the Project, the applicant is also requesting approval of a Lot Line
Adjustment to consolidate the two (2) parcels (a 32,400 square foot lot (APN: 097
011-06) and an abutting 33,600 square foot lot (APN: 097 011 07)) into a single
lot. After consolidation, the site will maintain a final lot area of 66,000 square feet,

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.
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The subject site has a General Plan Land Use Designation of Medium Density
Residential and is zoned R-3 (Multiple-family Residential). The project is
consistent with both the Medium Density Residential General Plan designation
and R-3 zone since it proposes a contemporary multiple-family residential
project that provides additional housing for the community that will be
available for larger family sizes, provides a high quality project design that
will preserve residential property values, and provides both common and
private open space areas that are available to serve the residents of the
subject project. The requested concessions to development standards are
reasonable and required to be granted by the State Density Bonus Law, and
the project otherwise meets the standards of the R-3 (Multiple-Family
Residential) zoning of the property, as they pertain to the access, building
setbacks, number of parking spaces, and landscaping. Therefore, the
proposed project will improve the site and fulfill the goals and policies of the
General Plan and Land Use Code by creating a well-maintained and attractive
development that enhances the existing residential neighborhood.

The two (2) underlying parcels will be consolidated into one cohesive Project
through a Lot Line Adjustment, which shall be recorded prior to issuance of a
building permit to facilitate the proposed development.

The design and improvement of the proposed project is consistent with the
spirit and intent of the General Plan, through its goals, policies, and
implementation programs, including specifically:

LU-IMP-2B - New development shall be similar in scale to the adjoining
residential neighborhood to preserve its character. The Project will contain a
three-story apartment building and parking, which is similar in scale to the
three-story residential uses to the east and two-story residential uses to the
south.

Policy LU-4.1 Locate higher density residential uses within proximity of
commercial uses to encourage pedestrian traffic, and to provide a consumer
base for commercial uses. The Project is located south of a shopping center
containing a variety of restaurants, retail, and other commercial uses, which
are within a short walking distance.

LU-IMP-6C - Encourage fagade renovation, enhanced parking area
landscaping, improved lighting, development of pad buildings, and the use of
pedestrian amenities, such as fountains, plazas, promenades, seating, and
like features. The project has been designed to comply with all requirements
of Title 9 of the Municipal Code. The placements of the structures, the site
design, the parking lot layout, the number of on-site parking spaces, and the
landscape areas are consistent with the spirit and intent of the requirements
of the Municipal Code.



Resolution No. 5944-19 Page 5

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.

The applicant meets the parking requirements for affordable housing,
pursuant to the allowances of State Density Bonus Law. Additionally, the
proposed development has been designed to meet the Code’s requirements
for access and on and off-site circulation.

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 development
once the developer provides the necessary improvements for the project.
Utilities and drainage channels in the area, if and where necessary, will be
made adequate to accommodate the development. The property is not
located in a sewer deficiency area.

The proposed development will also provide landscaping and proper grading
of the site in order to improve drainage in the area. The Public Works
Engineering and Water Services Division have reviewed the plans, and all
appropriate conditions of approval will eliminate any adverse impacts to the
streets and alleys, utilities and drainage channels.

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

The proposed project has been designed to provide drive lanes and a parking
layout that enables residents to maneuver effectively through the site.
Sufficient on-site parking is provided to accommodate residents. Issues
raised by the project have been addressed in the project design and the
appropriate conditions of approval included by the Public Works Department
will eliminate any adverse impacts to the streets and alleys, utilities and
drainage channels, and will ensure that 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 proposed project is consistent with the existing residential uses and
improvements in the surrounding area. The proposed project will significantly
improve the aesthetics of the property by modernizing the property through
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the construction of a contemporary apartment building. Other site
improvements will include new landscaping, a new parking lot, and an
entrance fitted with decorative enhanced concrete. The resulting
development will be an improvement, visually, for the community while also
maintaining a reasonable degree of physical, functional, and visual
compatibility with neighboring uses and the desirable neighborhood
characteristics. Therefore, the proposed project is consistent with the
surrounding area and compatible with the existing uses on the properties.

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 to provide an attractive and
appropriately-scaled apartment complex with consideration for building
appearance, building placement, landscaping, and other amenities in order to
Create an attractive environment. The building architecture will reflect a
contemporary style with straight lines and a flat roof. Building materials will
consist of light and dark-colored finished stucco, dark accent trims, and stone
veneer accents. Balconies are enclosed by metal railing and stucco. The
building layout consists of one, two, and three-bedroom units in a “U-shaped”
configuration accessed off either a single or double-loaded corridor. Several
units face a ground floor courtyard recreation area containing seating, a
barbecue area, and a playground. All landscaped areas are required to
adhere to the landscaping requirements of the Title 9 of the Municipal Code,
which includes the City’s Landscape Water Efficiency Guidelines. The
necessary agreements for the protection and maintenance of all landscaping
will be achieved through the conditions of approval for the Project

LOT LINE ADJUSTMENT :

1.

The parcels, as the result of the Lot Line Adjustment, will conform to the City’s
General Plan, Zoning Ordinance, Subdivision Ordinance, and State Subdivision
Map Act.

The proposed Lot Line Adjustment will consolidate two existing parcels into a
single 66,000 square foot lot in order to facilitate the development of a 46-unit
multiple-residential density bonus housing project, which, as described above,
is consistent with State law and the City’s General Plan and Land Use Code.
The subject parcels have a General Plan Land Use Designation of Medium
Density Residential and are zoned R-3 (Multiple-family Residential). The
resulting 66,000 square foot lot area will exceed the 7,200 square foot minimum
lot area required in the R-3 zoning district.
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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 does possess characteristics that would indicate justification of
the request in accordance with Municipal Code Section 9.32.030.

2. The Lot Line Adjustment possesses characteristics that would indicate

justification of the request in accordance with Municipal Code Section
9.40.190.

3. 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-062-2019 and Lot Line
Adjustment No. LLA-020-2019,



1.

EXHIBIT “A"”

Site Plan No. SP-062-2019
Lot Line Adjustment No. LLA-020-2019

8218 and 8242 Garden Grove Boulevard
(Assessor’s Parcel Nos. 097-011-06 and 07)

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.

Al Conditions of Approval set forth herein, or contained in Resolution
No. 5944-19, 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, David Nguyen, 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 and
Economic 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-062-20109.

Approval of this Site Plan 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 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 and Economic 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 and Economic Development Director not to be minor in nature
shall be subject to approval of new and/or amended land use entitlements by
the applicable City hearing body.

All conditions of approval shall be implemented at the applicant’s expense,
except where otherwise expressly specified in the individual condition.
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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 Services Division. Lighting adjacent to residential properties
shall be restricted to low, decorative, 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 a manner so as not to unreasonably illuminate the window areas of
nearby residences. Provide a lighting plan for review and approval by the
Planning Services Division prior to issuance of a building permit.

The applicant shall submit detailed plans showing the proposed location of
utilities and mechanical equipment to the Community and Economic
Development Department for review and approval prior to Building and
Safety 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 be screened to the satisfaction of the Community and Economic
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 and Economic 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.

Public Works Engineering Division

8.

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

10.

11.

12.

13.

14.

15.

16.

17.

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

Grading/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’-0”
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. The Street Improvement plan
shall conform to all format and design requirements of the City Standard
Drawings & Specifications.

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

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

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

All parking spaces that abut a sidewalk that is not elevated with a curb face
to the stall, shall have wheel stops.

Prior to issuance of a grading permit, the applicant shall design lighting for
the walkway lighting within the development in a manner meeting the
approval of the City Engineer and the Planning Services Division. If
pedestrian-scaled light poles are proposed, they shall be shown on the
precise grading plan.

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 of the 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.

The grading plan shall depict an accessibility route for the ADA pathway in
conformance with the requirements of the Department of Justice standards
latest edition.
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18. In accordance with the Orange County Storm Water Program manual, the
applicant and/or its contractors shall provide dumpsters on-site during
construction unless and Encroachment permit is obtained for placement in
street.

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

a.

Addresses Site Design Best Management Practices (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.

. 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.

. ldentifies 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.

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

a.

Demonstrate that all structural Best Management Practices (BMPs)
described in the Project WQMP have been constructed and installed in
conformance with approved plans and specifications.

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

BMPs described in the Project WQMP.

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

Submit for review and approval by the City an Operations and Maintenance
(O&M) Plan for all structural BMPs.
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21.

22.

23.

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

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

b. Provide solid roof or awning to prevent direct precipitation;

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

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

e. See CASQA Storm Water Handbook Section 3.2.9 and BMP Fact Sheet
SD-32 for additional information.

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

g. Pursuant to state mandated commercial organic recycling law AB 1826, the
applicant is required to coordinate storage and removal of the organic
waste with local recycling/trash company.

The applicant and his contractor shall be responsible for protecting all
existing horizontal and vertical survey controls, monuments, ties (centerline
and corner) and benchmarks located within the limits of the project. If any
of the above requires removal; relocation or resetting, the Contractor shall,
prior to any construction work, and under the supervision of a California
licensed Land Surveyor, establish sufficient temporary ties and benchmarks
to enable the points to be reset after completion of construction. Any ties,
monuments and bench marks disturbed during construction shall be reset per
Orange County Surveyor Standards after construction. Applicant and his
contractor shall also re-set the tie monuments where curb or curb ramps are
removed and replaced or new ramps are installed. The Applicant and his
contractor shall be liable for, at his expense, any resurvey required due to his
negligence in protecting existing ties, monuments, benchmarks or any such
horizontal and vertical controls.

Prior to issuance of a grading permit, the applicant shall submit to the
Planning Division an updated title report along with copies of the recorded
instruments listed in the title report, reference maps used to prepare legal
description and the plat for review and approval of the lot line adjustment
application.
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24.

25.

26.

27.

28.

29.

30.

31.

Prior to the issuance of any grading or building permits for projects that will
result in soil disturbance of one acre or more of land, the applicant shall
demonstrate that coverage has been obtained under California’s General
Permit for Stormwater Discharges Associated with Construction Activity by
providing a copy of the Notice of Intent (NOI) submitted to the State Water
Resources Control Board and a copy of the subsequent notification of the
issuance of a requirement shall prepare and implement a Stormwater
Pollution Prevention Plan (SWPPP). A copy of the current SWPPP shall be kept
at the project site and be available for City review on request.

Any new or required block walls and/or retaining walls shall be shown on the
grading plans. Cross sections shall show vertical and horizontal relations of
improvements and property line. Block walls shall be designed in accordance
to City standards or designed by a professional registered engineer. In
addition, the following shall apply:

a. The color and material of all proposed block walls, columns, and wrought
iron fencing shall be approved by the Planning Services Division Prior to
installation.

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

Prior to issuance of a grading permit, the applicant shall submit for review
and approval a worksite traffic control plan that is satisfactory to the City
Traffic Engineer.

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

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

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 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.

The applicant shall remove substandard driveway approaches, curb and the
existing landscape within sidewalk area along Garden Grove Boulevard and
construct street frontage improvements as identified below. All landscape,
sidewalk and lighting improvements installed within the public rights-of-way
shall be maintained by the applicant in a manner meeting the approval of the
City Engineer and Planning Division. A separate street improvement plan
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shall be prepared for Garden Grove Boulevard and submitted to the
Engineering department for improvements within the City right of way.

Garden Grove Boulevard

a.

The applicant shall remove the existing sidewalk and driveway approaches
along the property frontage and construct a ten-foot sidewalk per City
Standard Plan B-106.

The new driveway approaches to the site on Garden Grove Boulevard shall
be constructed in accordance with City of Garden Grove Standard Plan B-
120 (option #2). Standard Plan B-120 calls for a minimum width of 30 feet
for commercial and multiple residential projects.

New wheelchair ramps and landings shall be constructed per latest
Caltrans Standard Plan ASSA.

. The applicant shall construct S-inch curb and gutter replacing the driveway

approaches along the property frontage at 40' from centerline in
accordance with City Standard Plan B-113 (Type C-S Modified).

. The new drive approach to the development on Garden Grove Boulevard

shall restrict left turn out movement. Applicant shall install a R3-5R sign at
the east side of the new driveway approach to prevent left-turn-out
movement.

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

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

Building and Safety Division

32.

33.

34.

Project shall comply with the 2016 CA Building Code (CBC), CA Mechanical
Code (CMC), CA Plumbing Code (CPC), CA Electrical Code (CEC), CA Green
Building Standards Code (CGBSC) and the 2016 CA Building Energy
Efficiency Standards.

Future electric vehicle (EV) charging shall be provided per CGBSC Section
4.106.4 and Table 4.106.4.3.1

Construction waste reduction, disposal, and recycling shall comply with
CGBSC Chapter 5; CALGreen Mandatory checklist and City Construction
Waste Management forms shall be completed and imprinted on plan.
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35.

36.

37.

38.

39.

40.

41.

42,

43.

44,

Outdoor water usage in landscape shall comply with CGBSC and the City of
Garden Grove Landscape Water Efficiency Guidelines . A worksheet showing
compliance shall be included in landscaping plans for review.

Project shall comply with CBC Chapter 11B for exterior/interior accessibility
requirements.

Multiple-story dwellings without elevators shall comply with CBC Section
11B-233.3.1.2.5.

5% of the total units shall meet mobility feature requirements per CBC
Section 11B-233.3.1.1 and 2% of the total units shall meet communication
features per CBC Section 11B-233.3.1.3.

Parking facilities shall comply with CBC Section 11B-208.

All common areas shall be made accessible and shall comply with CBC
Chapter 11B.

Play areas for children ages two and over shall comply with CBC Section 11B-
204.

Fire-rated constructions shall comply with CBC Chapter 7.

Egress and accessible means of egress shall comply with CBC Chapter 10.
Plans, when submitted for review, shall include an exiting analysis and
maximum travel distance.

Short term bicycle parking shall be provided in accordance with CGBSC
Section 5.106.4.

Garden Grove Fire Department

45.

46.

47.

Show on plans the deferred submittal for fire sprinklers and alarms.

The Garden Grove Fire Department turning radius and access shall be shown
in CAD on the plans.

Plans shall dimension distances between fire hydrants.

Public Works Water Services Division

48.

A Reduced Pressure Principle Device (RPPD) backflow prevention device shall
be installed for meter protection. The landscape system shall also have RPPD
device. The RPPD installation shall be per City Standard B-770. Any
carbonation dispensing equipment shall have a RPPD device. Installation
shall be per City Standards and shall be tested by a certified backflow device
tester immediately after installation. Cross-connection inspector shall be
notified for inspection after the installation is completed. Owner shall have
RPPD device tested once a year thereafter by a certified backflow device
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49.

tester and the test results to be submitted to Public Works, Water Services
Division. Property owner must open a water account upon installation of
RPPD device.

In the event that this property uses a septic tank, the owner shall
remove/abandon the unit and 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.

Community & Economic Development Department

50.

51.

52.

This approval is for the construction of a new three-story, 46-unit apartment
building. The property consists of two underlying parcels being combined
pursuant to a Lot Line Adjustment. The approved Lot Line Adjustment shall
be recorded prior to the issuance of building permits.

Prior to the Certificate of Occupancy or installation of any signage, the
applicant shall submit for review and approval by the Community & Economic
Development Department a Sign Program for the building. All signage shall
comply with Chapter 20 of Title 9 of the City’s Municipal Code. The applicant
shall work with the Fire Department to determine the location of building
numbers.

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

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

b. Areas considered “shared passive” or “passive” recreation areas shall
consist of landscape areas that incorporate pathways, waterscape,
hardscape (i.e., large rocks or boulders, benches, gazebos, raised
planters), and unique features that enhance the appearance, desirability,
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53.

and usability of the area. The intent is to provide landscaped areas that
can be utilized for walking, sitting, viewing plants and vegetation,
reading, and similar types of activities.

c. Landscaping shall be maximized on the site where possible. The narrow
planters and wall trellises shall have plants carefully selected to provide
maximum impact.

d. All landscape areas are the responsibility of the applicant/property
owner(s).

e. 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.

f.  No trees shall be planted closer than five feet (5) from the public right of-
way. Trees planted within fifteen feet (15") 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. All proposed trees, planted within fifteen feet
(15") of any public right of way, shall be non-fruit bearing, evergreen
trees that require minimal maintenance.

The project includes a 27.8% density bonus for which the applicant shall
reserve eight (8) dwelling units for occupancy by low-income households for
a period of 55 years commencing with the issuance of the certificate of
occupancy for the project. The applicant shall at all times during the term of
the affordability period comply with the requirement to rent the eight (8)
target units to low-income households at an affordable rent as required by
the Garden Grove Municipal Code and State Law. Landlords receive fair
market rent from tenants who are recipients of subsidies under Section 8 of
the U.S. Housing Act of 1937, which do not qualify as affordable rent for
purposes of the eight (8) target units set aside for low-income households. A
Density Bonus Housing Agreement, pursuant to Ordinance 2668 and Section
9.12.030.070 (Density bonuses and other incentives for affordable housing)
(Subsection I ~ “Density Bonus Housing Agreement”) of Title 9, shall be
prepared by the City, at the applicant/owner’s expense. The Density Bonus
Housing Agreement shall be approved by the City Council and recorded prior
to issuance of a building permit for any structure in the housing
development. The Density Bonus Housing Agreement shall run with the land
and bind on all future owners and successors in interest. The Density Bonus
Housing Agreement shall include, without limitation, the following:
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54,

55.

56.

a. The total number of units approved for the Housing Development, the
number, location, and level of affordability of target units, and the
number of density bonus units.

b. Standards for determining affordable rent for the target units.

C. The location, unit size in square feet, and number of bedrooms of
target units.

d. Provisions to ensure affordability for 55 years pursuant to Government

Code section 65915 and otherwise in accordance with Subsection G of
section 9.12.030.070.

e. A schedule for completion and occupancy of target units in relation to
construction of non-restricted units.

f. A description of any concessions or incentives or waivers and
modifications being provided by the City.

g. A description of remedies for breach of the agreement by either party.

The City may identify tenants or qualified purchasers as third party
beneficiaries under the agreement.

h. Procedures for qualifying tenants and prospective purchasers of target
units.

i Any other provisions to ensure implementation and compliance with
section 9.12.030.070.

j Procedures for establishing affordable rent, filling vacancies, and
maintaining target units for eligible tenants.
K. Provisions requiring verification of household incomes.

l. Provisions requiring maintenance of records to demonstrate
compliance with section 9.12.030.070.

m. The property owner shall restrict tenancy occupancy to a “2 + 1”
formula, 2 persons per bedroom plus one additional person (ex: a two
bedroom unit can only house five persons).

n. The property owner shall provide a professional caretaker, as defined
and required by Title 25, Division 4, Article 5, Section 42 of the State
Housing Law Regulations.

All proposed walls, fences, and hedges shall be consistent with Garden Grove
Municipal Code Section 9.18.130.

The applicant shall abate all graffiti vandalism on or within the subject site.
Best Management Practices shall be incorporated in the management of the
site to deter 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. Graffiti shall be removed/eliminated
by the applicant as soon as reasonably possible after it is discovered, but not
later than 72 hours after discovery.

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:
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57.

58.

59.

60.

61.

62.

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 and the use of low-sodium parking lot lights to ensure compliance
with Title 24.

Building colors and material samples shall be submitted to the Planning
Division for review and final approval prior to issuance of building permits.

Each unit shall provide a separate storage area having a minimum of 300
cubic feet of private and secured storage space. The storage may be
provided within the tuck under parking and carports provided it does not
interfere with garage use for automobile parking.

A copy of the resolution approving Site Plan No. SP-062-2019 and Lot Line
Adjustment No. LLA-020-2019, 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-062-2019 and Lot Line Adjustment
No. LLA-020-2019 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 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-062-2019 and Lot Line Adjustment
No. LLA-020-2019. The applicant shall pay the City’s defense costs, including
attorney fees and all other litigation related expenses, and shall reimburse
the City for court costs, which the City may be required to pay as a result of
such defense. The applicant shall defend the City with legal counsel mutually
selected by the applicant and the office of the City Attorney and shall further
pay any adverse financial award, which may issue against the City including
but not limited to any award of attorney fees to a party challenging such
project approval. The City shall retain the right to select its counsel of choice
in any action referred to herein.
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63.

64.

The Conditions of Approval set forth herein include certain development
impact fees and other exactions. Pursuant to Government Code §66020(d),
these Conditions of Approval constitute written notice of the amount of such
fees. To the extent applicable, the applicant is hereby notified that the
90-day protest period, commencing from the effective date of approval of
Site Plan No. SP-062-2918 and Lot Line Adjustment No. LLA-020-2019 has
begun.

Unless a time extension is granted pursuant to Section 9.32.030.D.9 of Title
9 of the Municipal Code, the rights granted by this approval of Site Plan
No. SP-062-2019 and Lot Line Adjustment No. LLA-020-2019 shall become
null and void if construction of the project is not commenced within one (1)
year of the expiration of the appeal period and thereafter diligently advanced
until completion of the project. In the event construction of the project is
commenced, but not diligently advanced until completion, the rights granted
pursuant to Site Plan No. SP-062-2019 and Lot Line Adjustment No. LLA-020-
2019 shall expire if the building permits for the project expire.



COMMUNITY AND ECONOMIC
DEVELOPMENT DEPARTMENT
PLANNING STAFF REPORT

AGENDA ITEM NO.: SITE LOCATION: North side of 11t
C.2. Street between Kerry Street and

Brookhurst Street, at 9861 11™ Street

HEARING DATE: February 7, 2019 GENERAL PLAN: Medium Density
Residential

CASE NOS.: Planned Unit Development | EXISTING ZONE: R-3 (Multiple-Family

No. PUD-010-2019, Site Plan Residential)

No. SP-063-2019, Variance PROPOSED ZONE: Planned Unit

No. V-022-2019 and Tentative Tract Map | Development No. PUD-010-2019
No. TT-18169-2019

APPLICANT: Melia Homes, Inc. (Attn: APN: 098-120-18
Chad Brown)

PROPERTY OWNER: Consolidated CEQA DETERMINATION: Mitigated
Industries, Inc. (Attn: Michael F. Tatham) | Negative Declaration

REQUEST:

A request by Melia Homes to develop a 1.8-acre lot, located at 9861 11th Street
(Assessor's Parcel No. 098-120-18), with a multiple-family residential project (the
“Project”) consisting of 31 two- and three-story townhomes. The specific land use
entitlement approvals requested include the following: (i) Residential Planned Unit
Development zoning to facilitate the development of the townhome project; (ii) Site
Plan approval to construct the 31 two- and three-story townhomes along with
associated site improvements; (iii) Tentative Tract Map approval to create the
one-lot subdivision for the purpose of selling each townhome as a condominium;
and (iv) Variance approval to deviate from the minimum lot size for a Residential
Planned Unit Development.

BACKGROUND:

The subject 1.8-acre lot is currently improved with a 33,200 square foot
intermediate care facility for the developmentally disabled, which currently operates
with 59 beds and is planned to operate on-site through May 2019. The facility was
originally developed to accommodate 147 patients. However, due to state licensing
constraints, the facility is now limited to 59 beds. The existing 33,200 square foot
single-story structure is surrounded by asphalt parking areas with two (2)
driveways providing vehicular access from 11% Street.

The subject property has a General Plan Land Use Designation of Medium Density
Residential, which provides an allowable density of up to 32 dwelling units per acre,
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and is zoned R-3 (Multiple-Family Residential), which allows up to 24 dwelling units
per acre. The subject property is adjacent to R-3 zoned properties to the north,
south, east, and across 11™ Street to the south. The existing surrounding uses
include:  two-story apartment buildings to the north; a two-story apartment
building to the east of the site’s northern portion, and a single-family residence to
the east of the site’s southern portion; two-story townhomes across 11% Street to
the south; and a vacant site, which was recently approved by the City to develop a
three-story apartment building, to the west.

The applicant proposes to construct a multiple-family residential project consisting
of 31 two- and three-story townhomes along with associated site improvements.
Approval of a Planned Unit Development (PUD) is necessary to accommodate the
proposed project, along with a Site Plan, Tentative Tract Map, and a Variance to
deviate from the minimum three-acre lot size requirement for a residential Planned
Unit Development. The Site Plan, Tentative Tract Map, and Variance approvals by
the Planning Commission would be contingent upon the City Council's approval of
the proposed Planned Unit Development zoning and adoption of a Mitigated
Negative Declaration and associated Mitigation Monitoring and Reporting Program
(“MMRP").

DISCUSSION:

PLANNED UNIT DEVELOPMENT NO. PUD-010-2019:

The General Plan Land Use designation for the subject property is Medium Density
Residential, which allows for up to 32 dwelling units per acre. The subject property
is currently zoned R-3, which allows for the development of multiple-family
dwellings for up to 24 dwelling units per acre. The proposed Project will consist of
17.2 dwelling units per acre, which is well below the density allowed by the General
Plan and the R-3 zone. The applicant is requesting approval of Planned Unit
Development No. PUD-010-2019 to establish a precise plan in order to facilitate and
permit the development of the site with the proposed residential townhome project.
If PUD-010-2019 is approved, the site would have a zoning designation of
Residential Planned Unit Development zoning (PUD-010-2019), with R-3 base
zoning.

A Planned Unit Development (PUD) is a precise plan, adopted by City Council
ordinance that provides the means for the regulation of buildings, structures and
uses of land in order to facilitate the implementation of the General Plan. The
Planned Unit Development (PUD) zoning designation establishes development
standards and uses specific to a particular project provided that the quality of the
project achieved through the PUD zoning is greater than could be achieved with
traditional zoning. The specific development standards applicable to a Planned Unit
Development are those set forth in the ordinance approving the PUD. Where a
Planned Unit Development is silent regarding operating conditions, maintenance or
other standards regulating a particular use, the Land Use Code standards applicable
to the base zone (in this case, R-3) apply.
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Through the residential Planned Unit Development, and the flexibility in site design
it accommodates, the proposed Project provides a greater quality development by
utilizing certain modifications to traditional strict zoning standards, which include: a
reduced separation between habitable portions of buildings in front-to-front
orientations; a reduced separation between habitable portions of buildings to open
guest parking stalls; encroachment of private open patios in the front yard setback;
and allowing an additional powder room for a residential unit. Such minor
deviations have been previously approved for other similar residential projects in
the City.

Planned Unit Development No. PUD-010-2019 would permit development of the
property in accordance with the proposed Site Plan and Tentative Tract Map for the
project and would accommodate the development of 31 two- and three-story
residential townhome units as part of a multiple-family residential development that
will be compatible with the existing neighborhood, which is comprised primarily of
multiple-family residential developments.

SITE PLAN:

Project Statistics

Provided Code Requirement
Lot Size 1.8 acres 3 acrest?
Density 17.2 units per acre 24 units per acre (max)
Parking
Enclosed (Garaged) 62 62
Open Guest Spaces 30 30
Total Parking Spaces 92 92
Recreation Area 9,453 S.F. 9,300 S.F. (min)
Building Height 33"-6" 35’-0” (max)

! The code requires a minimum lot size of 3 acres for a residential Planned Unit Development (PUD).
Therefore a Variance is required in order to implement the PUD zoning designation.

Building Design

Number of Living Area? Total Number of
Bedrooms/Baths Units
Plan A 2 Bedrooms, 3 Baths 1,650 S.F. 12
Plan B 3 Bedrooms, 3 Baths 1,700 S.F. 15
Plan C 3 Bedrooms, 4 Baths 1,940 S.F. 4

2 Garages are not included in total living area.

Site Design and Circulation

The project consists of 31 two- and three-story townhomes with attached enclosed
two-car garages. The units are dispersed amongst three (3) main structures: Nine
attached (9) units in a structure along the easterly property line; ten (10) attached
units in a structure located toward the rear (northwest corner) of the property; and
twelve (12) attached units in a structure located toward the front of the property.
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The attached two-car garages for each unit are accessible from the private
driveways, which circulate throughout the development. The width of the drive
aisles have been designed to accommodate two-way traffic and ranges between
25’-0" to 28’-0" in width. The private driveways have been designed in accordance
with City Standards, and provides the required turnaround access for trash trucks
and emergency vehicles. A total of 30 open guest parking stalls will be
conveniently located throughout the development. The remaining 62 parking
spaces are comprised of 31 enclosed, attached two-car garages for the 31
townhomes.

Vehicular access to the site will be from 11™ Street via an enhanced entry driveway
that will include decorative paving and landscaping. No vehicular access gate is
proposed. Various sidewalks will provide pedestrian access to the site from the 11t
Street public right-of-way.

Unit Nos. 1-6 will have entries facing the 11™ Street public right-of-way with private
porch areas that are open to the sky. The remaining units will have entries facing,
and accessible from, private walkways, which circulate throughout the
development. = The common/active recreation area is centrally located and
conveniently accessible to all units within the development.

Perimeter Walls and Landscaping

A new, six-foot high, decorative masonry block wall will be constructed along the
perimeter of the site on the northerly, westerly, and easterly property lines, as
necessary. The private porch recreation areas, at ground level, will be enclosed by
3’-0" high fences to delineate the private open spaces.

The project will provide new landscape installations through the development,
including all common areas such as the active and passive recreation areas, in
addition to landscaping within the front setback area facing 11™ Street. The
applicant is required to provide a landscape and irrigation plan to the City, through
a complete Landscape Documentation Package, that complies with the landscaping
requirements, including the City’s Landscape Water Efficiency Guidelines, of Title 9
of the Municipal Code. The Planning Division will review the type and location of all
proposed plant materials. As part of the landscape plan, a variety of trees, shrubs,
and flowers are required for all common and private areas.

Unit Design

The proposed Project consists of 31 two- and three-story townhomes with three (3)
different floor plan designs (Plan A, B, and C), with an attached two-car garage
provided for each unit.

Plan A (Units 2, 3, 10, 11, 13, 20, 21, 23, 25, 26, 29, and 30) is a three-story
dwelling unit that consists of a total living area of 1,650 square feet, in addition to a
440 square foot attached two-car garage. The first floor consists of the two-car
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garage, den, powder room (public 1/2 bathroom), and a 142.5 square foot private
patio that is uncovered and open to the sky. The second floor consists of the
kitchen, living room, dining room, and a 60 square foot deck. The third floor
consists of two (2) bedrooms, two (2) bathrooms (1 private full bathroom and 1
public full bathroom), and washer and dryer closet.

Plan B (Units 1, 4, 5, 8, 9, 12, 14, 15, 18, 19, 22, 24, 27, 28, and 31) is a two-story
dwelling unit that consists of a total living area of 1,700 square feet, in addition to a
480 square foot attached two-car garage. The first floor consists of the two-car
garage, kitchen, dining room, living room, a powder room (public 1/2 bathroom),
and a 144 square foot private patio that is uncovered and open to the sky. The
second floor consists of the loft, three (3) bedrooms, two (2) bathrooms (1 private
full bathroom and 1 public full bathroom) and a laundry room.

Plan C (Unit 6, 7, 16, and 17) is a three-story dwelling unit that consists of a total
living area of 1,940 square feet, in addition to a 440 square foot attached two-car
garage. The first floor consists of the two-car garage, den, powder room (public
1/2 bathroom), and a 142.5 square foot private patio that is uncovered and open to
the sky. The second floor consists of the kitchen, living room, dining room, a
bedroom, a bathroom (public full bathroom), and a 41 square foot deck. The third
floor consists of two (2) bedrooms, two (2) bathrooms (1 private full bathroom and
1 public full bathroom), and a laundry room.

Building Architecture

The building elevations are designed to look like contemporary multi-family homes.
Each unit’s front building elevation incorporates projecting and recessed building
masses, along with varied rooflines in order articulate the building’s facade. The
buildings” architectural detailing includes the use of wood trellises, wood timber
columns, iron railings, tile roofing, foam corbel detailing, varied window shapes,
multi-pane windows, and decorative trim around the windows and doors to enhance
the building.

The exterior building materials for each unit consist of a stucco finish that will be
painted a natural color scheme consisting of complimentary tones. The roofing
material will consist of tile with a color palette that compliments the exterior
finishes.

Recreation Area

The project, as a whole, is required to provide a minimum 9,300 square feet (300
square feet per unit) of recreation space, which is split amongst active, passive, and
private recreation areas. The Project provides a total of 9,453 square feet of
recreation area.

The project is required to provide an active recreation area that is a minimum of
3,600 square feet of contiguous recreation space with amenities. The proposed
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Project provides a 3,786.5 square foot active recreation area that is centrally
located and conveniently accessible to all units within the development. Said active
recreation area will provide a tot lot, various seating areas, and landscaping. The
Project will also provide 2,453 square feet of passive recreation area, which is
connected to the active recreation area, with additional seating areas, walkways,
and landscaping.

Each dwelling unit will provide a private patio, at ground level, in the form of an
enclosed front porch area, which ranges between 142.50 to 144 square feet, and is
uncovered and open to the sky. The Plan A and Plan C floor plans will provide a 2nd
floor deck for additional private recreation area.

Staff has reviewed the plans and finds that the proposed Project complies with all
recreation requirements of the Municipal Code.

Parking

The project provides a total of 92 parking spaces, which meets the minimum
number of parking spaces required by the Municipal Code. The breakdown of
parking spaces includes 62 garaged parking spaces and 30 unassigned open guest
parking spaces.

As part of the Initial Study report prepared for the Mitigated Negative Declaration
for the Project, a technical memo was prepared by Translutions, a licensed traffic
engineering firm, to determine the potential impacts relating to trip generation (the
expected number of vehicle trips originating in or destined for a particular traffic
analysis zone) and parking demand (the projected parking demand for the site).
Based on the trip generation and project parking demand analyses conducted,
Translutions concluded that the proposed Project is unlikely to have any significant
impacts on nearby traffic circulation and that the number of parking spaces
provided would be adequate to meet the parking demand for the Project. A traffic
study would typically be required by the City if the trip generation for a project was
projected to increase by more than 50 trips during peak times. The trip generation
rates in the report were based on the nationally referenced rates from the Institute
of Transportation Engineers’ (ITE) Trip Generation (10% Edition) - commonly
referred to as the “ITE Manual”. The analyses of the report found that the
projected new trip generation, resulting from the proposed residential project (197
daily trips), would actually be less (by -23 trips) than the current trip generation of
the existing intermediate care facility (220 daily trips). The City’s Traffic
Engineering Division reviewed the report and concurred with the report’s findings.

VARIANCE:

Section 9.12.030.020.C.2 of Title 9 of the Municipal Code requires all residential
Planned Unit Developments to provide a minimum lot size of three (3) acres. The
subject lot is 1.8 acres in area, which is less than the minimum required. The
applicant is requesting a Variance from the minimum three-acre lot size
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requirement to facilitate the approval of the proposed residential Planned Unit
Development.

Pursuant to State law and Garden Grove Municipal Code Section 9.32.030.D.6, in
order to grant a property owner's request for a Variance, the Planning Commission
must make each of the following five (5) findings:

1.

That there are exceptional or extraordinary circumstances or conditions
applicable to the property involved or to the intended use or development of
the property that do not apply generally to other property in the same zone
or neighborhood.

The City of Garden Grove is built-out with very few vacant sites available.
Most current projects are in-fill, which is defined as the development of new
housing or other buildings on scattered vacant or currently developed sites in
a built-up area. The acquisition of additional land to meet the three-acre lot
size requirement is not feasible as the property is bounded by existing
residential developments to the north and east, an apartment development
to the west that is expected to commence construction in the near future,
and 11 Street to the south. The limited size of the site prevents the
applicant from proposing a residential project that strictly meets all of the
required development standards of the R-3 (Multiple-Family Residential)
zone. The Planned Unit Development (PUD) zoning designation establishes
development standards and uses specific to a particular project, and
independent of certain aspects of the Municipal Code, provided that the
quality of the project achieved through the PUD zoning is greater than could
be achieved through traditional zoning. Changing the zoning of the property
to a residential Planned Unit Development will ensure the property is
consistent with the spirit and intent of the General Plan, which, in part,
encourages the development of residential units to meet the city’s regional
housing needs and to further the goals of the City’s Housing Element.

Additionally, the intent of Goal LU-3 of the General Plan is to add higher
density residential development adjacent to major thoroughfares in the City.
The subject site is in close proximity to Brookhurst Street, which is a major
arterial street. There are exceptional or extraordinary circumstances or
conditions applicable to the property involved, particularly in regards to
limited developable lot size and feasibility to acquire additional land, that do
not apply generally to other similar properties in the immediate vicinity,
within the same zone, or other similar zoned properties throughout the City.
As mentioned prior, due to the location of the property, and the surrounding
existing improvements, the applicant is unable to acquire additional land area
to meet the three-acre size requirement of the PUD. The proposed lot area is
sufficient in size to accommodate the proposed development, and the Project
has been designed to comply with development standards of the zoning code,
including setbacks, lot coverage, parking, recreation space, and building
height.
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2.

That such Variance is necessary for the preservation and enjoyment of a
substantial property right possessed by other property in the same vicinity
and zone, but which is denied to the subject property.

The Variance is necessary for the property to be developed with the same
property rights that exist for other similar residential developments located
throughout the City that may not meet minimum lot size requirements. The
proposed Variance will allow the Project to deviate from the three-acre lot
size requirement for a residential Planned Unit Development. There are other
similar residential projects in the immediate vicinity, within the same zone, or
other similar zoned properties through the City that do not meet the
minimum three-acre lot size requirement and therefore required the approval
of the same Variance. The property is bounded by existing residential
developments to the north and east, an apartment development to the west
that is expected to commence construction in the near future, and 11% Street
to the south. The location of the project site precludes the applicant from
being able to acquire additional land area to meet the three-acre
requirement. The approval of the requested Variance is necessary to ensure
the preservation and enjoyment of a substantial property right possessed by
other property in the immediate vicinity, within the same zone, or other
similar zoned properties throughout the City.

That the granting of a Variance will not be materially detrimental to the public
welfare or injurious to the property or improvements in such zone or
neighborhood in which the property is located.

The proposed Variance will allow the project to deviate from the three-acre
lot size requirement for a residential Planned Unit Development. The subject
site is located in an area improved with multiple-family and single-family
homes. The existing surrounding uses include: two-story apartment
buildings to the north; a two-story apartment building to the east of the site’s
northern portion and a single-family residence to the east of the site’s
southern portion; two-story townhomes across 11% Street to the south; and
a vacant site, which was recently approved by the City to develop a
three-story apartment building, to the west. Therefore, the proposed Project
will be compatible with the existing residential developments in the area. The
proposed lot area is sufficient in size to accommodate the proposed
development, and the Project has been designed to comply with development
standards of the zoning code, including setbacks, lot coverage, parking,
recreation space, and building height. The project will be required to comply
with all applicable building and safety codes and regulations to ensure that
there is not an adverse impact on public health, safety, or welfare.
Furthermore, the proposal has been reviewed by all City Departments in
order to ensure compliance with all applicable code provisions.
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4,

That the granting of such Variance will not adversely affect the City’s General
Plan.

The proposed Variance will allow the project to deviate from the three-acre
lot size requirement of the residential PUD zone. The proposed lot area is
sufficient in size to accommodate the proposed development, and the Project
has been designed to comply with development standards of the zoning code,
including setbacks, lot coverage, parking, recreation space, and building
height. The General Plan Land Use designation for the subject property is
Medium Density Residential, which allows for up to 32 dwelling units per acre.
The subject property is currently zoned R-3, which allows for the
development of multiple-family dwellings for up to 24 dwelling units per acre.
The proposed Project will consist of 17.2 dwelling units per acre, which is well
below the density allowed by the General Plan and the R-3 zone.
Furthermore, the Medium Density Residential land use designation is
intended for a variety of types and densities of multiple-family residential
dwellings as well as to promote housing opportunities in close proximity to
employment and commercial centers.

The proposed Project meets the spirit and intent of the General Plan and
furthers the following goals, policies, and implementation programs:

Goal LU-3, which intends to add higher density residential development
adjacent to major thoroughfares in the City;

Policy LU-2.2, which strives to provide a diverse mix of housing types, along
with uniformly high standards of residential property maintenance to
preserve residents’ real estate values and their high quality of life;

Policy LU-2.4, which intends to assure that the type and intensity of land use
shall be consistent with that of the immediate neighborhood;

LU-IMP-2B, which intends for new development to be similar in scale to the
adjoining residential neighborhood to preserve its character;

LU-IMP-3D, which intends for multi-family housing on local streets with
appropriate setbacks to be consistent with neighborhood development
patterns; and

Policy LU-4.1, which strives to locate higher density residential uses within
proximity of commercial uses to encourage pedestrian traffic, and to provide
a consumer base for commercial uses.

The proposed Project will be consistent with the spirit and intent of the
General Plan and will help in meeting the City’s regional housing needs.
Therefore, the granting of the requested Variance will not adversely affect
the City’s General Plan.
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5. That approval of the Variance is subject to such conditions as will assure that
it does not constitute a grant of special privileges inconsistent with the
limitations upon other properties in the vicinity and zone in which the subject
property is situated.

The Variance is necessary for the property to be developed with the same
property rights that exist for other similar residential developments located
throughout the City. The proposed Variance will allow the Project to deviate
from the three-acre lot size requirement for a residential Planned Unit
Development. There are other similar residential projects in the immediate
vicinity, within the same zone, or other similar zoned properties through the
City that do not meet the minimum three-acre lot size requirement and
therefore required the approval of the same Variance. The property is
bounded by existing residential developments to the north and east, an
apartment development to the west that is expected to commence
construction in the near future, and 11" Street to the south. The Project is
subject to extensive Conditions of Approval that impose requirements and
limitations similar to those placed on other multiple-family residential projects
and properties in the immediate vicinity, within the same zone, or on other
similarly zoned properties throughout the City, and which are intended to
assure that the granting of a variance to allow PUD zoning will not constitute
a special privilege inconsistent with the limitations upon other properties in
the vicinity and zone in which the subject property is situated.

TENTATIVE TRACT MAP:

In accordance with the State Subdivision Map Act, the developer has filed a
Tentative Tract Map for the project. The map creates a one-lot subdivision for the
purpose of selling each townhome unit as a condominium. The proposed Tentative
Tract Map is consistent with the City’s General Plan, the City’s Zoning Code, the
City’s Subdivision Ordinance, and the State Subdivision Map Act.

California Environmental Quality Act (CEQA):

In conjunction with the proposed Project, the City (through an environmental
consultant) has prepared an Initial Study report and Mitigated Negative Declaration
("IS/MND") in accordance with the California Environmental Quality Act ("CEQA”)
analyzing the potential environmental impacts of the proposed residential
townhome project. In accordance with CEQA Guidelines, the City made the IS/MND
available for public review and comment prior to the meeting. The IS/MND
concludes that the proposed Project will have no, or a less than significant, impact
on all relevant environmental factors, provided specified mitigation measures are
incorporated, as per the Mitigation Monitoring and Reporting Program (“MMRP”).
The mitigation measures are included within the MMRP. The applicant will be
required to coordinate with an environmental consultant to implement the
mitigation measures in the MMRP, as identified in the Mitigated Negative
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Declaration, and shall provide updates about the implementation process to the
Community and Economic Development Department until completion of the project.

Neighborhood Meeting:

On November 7, 2018, the applicant voluntarily held a neighborhood meeting at the
site of the Islamic Society of Orange County, which is in close proximity (just to the
west) of the project site. The neighborhood meeting was held by applicant to
present the Project details, to garner feedback from the community attendees, and
to answer any questions about the proposed Project. Approximately forty (40)
persons were in attendance for the meeting. Questions and concerns raised by the
attendees included, but were not limited to, the following topics: existing traffic
issues; if the residential project was a gated complex; potential exacerbating of
existing on-street parking issues; potential overcrowding in the new residential
units; if the project would include Section 8 housing tenants; construction time
frame; if the environmental study is commissioned by the applicant or the City; if
the project exceeds the maximum number of dwelling units allowed by the R-3
zone; and if the project had already been approved by the City. In response the
various inquiries, the applicant stated, in part: that the Project will not be gated;
that the proposed Project would decrease the existing traffic (trip generation)
compared to the existing use; that the Project proposes substantially less dwelling
units than the maximum allowed by the zone; that the Project provides adequate
parking on-site and complies with the City’s parking requirements; that the Project
has not yet been approved by the Planning Commission and City Council; and that
the units will be market rate for-sale townhomes and will not be not restricted as
affordable housing.
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RECOMMENDATION:

Staff recommends that the Planning Commission hold a public hearing and take the
following actions:

1.

2.

Lee

arino

Adopt the attached Resolution No. 5945-19 recommending that the Garden
Grove City Council adopt a Mitigated Negative Declaration and the associated
Mitigation Monitoring and Reporting Program, and approve Planned Unit
Development No. PUD-010-2019; and

Adopt the attached Resolution No. 5946-19 approving Site Plan
No. SP-063-2019, Variance No.V-022-2019, and Tentative Tract Map
No. TT-18169-2019, subject to the recommended Conditions of Approval, and
contingent upon Garden Grove City Council adoption of a Mitigated Negative
Declaration and Mitigation Monitoring Program for the Project, and adoption
and effectiveness of an Ordinance approving Planned Unit Development
. PUD-010-20109.

Planning Services Manager

By:

Chris Chung
Urban Planner

Attachment: Draft Initial Study/Mitigated Negative Declaration and

Mitigation Monitoring and Reporting Program
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RESOLUTION NO. 5945-19

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF GARDEN GROVE
RECOMMENDING THAT THE CITY COUNCIL: (I) ADOPT A MITIGATED NEGATIVE
DECLARATION AND AN ASSOCIATED MITIGATION MONITORING AND REPORTING
PROGRAM FOR THE 11™ STREET TOWNHOME PROJECT; AND (II) APPROVE
PLANNED UNIT DEVELOPMENT NO. PUD-010-2019 FOR A PROPERTY LOCATED AT
9861 11™ STREET, ASSESSOR'S PARCEL NO. 098-120-18.

BE IT RESOLVED that the Planning Commission of the City of Garden Grove, in
regular session assembled on February 7, 2019, does hereby recommend that the
City Council adopt a Mitigated Negative Declaration and associated Mitigation
Monitoring and Reporting Program for the 11* Street Townhome Project and adopt
an ordinance approving Planned Unit Development No. PUD-010-2019, for land
located on the north side of 11" Street between Kerry Street and Brookhurst
Street, at 9861 11 Street, Assessor’s Parcel No. 098-120-18.

BE IT FURTHER RESOLVED, FOUND, AND DETERMINED AS FOLLOWS:

1.  The Planning Commission has considered the proposed Mitigated
Negative Declaration together with comments received during the public
review process.

2. The Planning Commission finds that the Mitigated Negative Declaration
reflects the City’s independent judgment and analysis.

3.  The Planning Commission finds 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, with the proposed mitigation
measures, will have a significant effect on the environment.

4.  The Planning Commission recommends City Council adopt the Mitigated
Negative Declaration and an associated Mitigation Monitoring and
Reporting Program.

5.  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. The custodian of record of proceedings is the
Director of Community and Economic Development.

BE IT FURTHER RESOLVED in the matter of Planned Unit Development
No. PUD-010-2019, the Planning Commission of the City of Garden Grove does
hereby report as follows:

1. The subject case was initiated by Melia Homes, Inc., with the authorization of
the property owner, Consolidated Industries, Inc.
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2.

The applicant requests (a) City Council adoption of Residential Planned Unit
Development No. PUD-010-2019 for a 1.8-acre lot, located at 9861 11th
Street (Assessor's Parcel No. 098-120-18), and currently zoned R-3
(Multiple-Family Residential) to allow and facilitate the development of a
multiple-family residential project (consisting of 31 two- and three-story
townhomes; (b) Planning Commission approval of Site Plan No. SP-063-2019
to construct the 31 two- and three-story townhomes along with associated
site improvements; (c) Planning Commission approval of Tentative Tract Map
No. TT-18169-2019 to create a one-lot subdivision for the purpose of selling
each townhome as a condominium; and (d) Planning Commission approval of
Variance No. V-022-2019 to deviate from the 3-acre minimum lot size for a
Residential Planned Unit Development (collectively, the “Project”).

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 implementation of 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 and Mitigation Monitoring and Reporting
Program were prepared and circulated in accordance with CEQA and CEQA's
implementing guidelines.

The property has a General Plan Land Use designation of Medium Density
Residential and is currently zoned R-3 (Multiple-Family Residential). The
subject 1.8-acre lot is currently improved with a 33,200 square foot
intermediate care facility for the developmentally disabled.

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

Report submitted by City staff was reviewed.

Pursuant to a legal notice, a public hearing was held on February 7, 2019,
and all interested persons were given an opportunity to be heard.

The Planning Commission gave due and careful consideration to the matter
during its meeting of February 7, 2019, and considered all oral and written
testimony presented regarding the project, the initial study, and the
Mitigated Negative Declaration.

Concurrently with its adoption of this Resolution (5945-19), the Planning
Commission adopted Resolution No. 5946-19 approving Site Plan
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No. SP-063-2019, Variance No. V-022-2019 and Tentative Tract Map
No. TT-18169-2019, for land located on the north side of 11" Street between
Kerry Street and Brookhurst Street, Assessor’s Parcel No. 098-120-18, subject
to (i) the Conditions of Approval attached hereto as “Exhibit A”; (ii) Garden
Grove City Council adoption of a Mitigated Negative Declaration and
Mitigation Monitoring Program for the Project, and adoption and effectiveness
of an Ordinance approving Planned Unit Development No. PUD-010-2019
with R-3 (Multiple-Family Residential) base zoning. The facts and findings set
forth in Resolution No. 5946-19 are hereby incorporated into this Resolution
by reference.

BE IT FURTHER RESOLVED, FOUND AND DETERMINED that the facts and reasons
supporting the conclusion of the Planning Commission, as required under Municipal
Code Sections 9.12.030.020 and 9.32.030, are as follows:

FACTS:

The subject 1.8-acre lot is currently improved with a 33,200 square foot
intermediate care facility for the developmentally disabled, which currently operates
with 59 beds and is planned to operate on-site through May 2019. The facility was
originally developed to accommodate 147 patients. However, due to state licensing
constraints, the facility is now limited to 59 beds. The existing 33,200 square foot
single-story structure is surrounded by asphalt parking areas with two (2)
driveways providing vehicular access from 11™ Street.

The subject property has a General Plan Land Use Designation of Medium Density
Residential, which provides an allowable density of up to 32 dwelling units per acre,
and is zoned R-3 (Multiple-Family Residential), which allows up to 24 dwelling units
per acre. The subject property is adjacent to R-3 zoned properties to the north,
south, east, and across 11™ Street to the south. The existing surrounding uses
include: two-story apartment buildings to the north; a two-story apartment
building to the east of the site’s northern portion and a single-family residence to
the east of the site’s southern portion; two-story townhomes across 11t Street to
the south; and a vacant site, which was recently approved by the City to develop a
three-story apartment building, to the west.

The applicant proposes to construct a multiple-family residential project consisting
of 31 two- and three-story townhomes along with associated site improvements.
Approval of a Planned Unit Development (PUD) is necessary to accommodate the
proposed project, along with a Site Plan, Tentative Tract Map, and a Variance to
deviate from the minimum three-acre lot size requirement for a residential Planned
Unit Development. The Site Plan, Tentative Tract Map, and Variance approvals by
the Planning Commission would be contingent upon the City Council's approval of
the proposed Planned Unit Development zoning and adoption of a Mitigated
Negative Declaration and associated Mitigation Monitoring and Reporting Program
(*MMRP").
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The application for the Residential Planned Unit Development zoning
(PUD-010-2019) is being processed in conjunction with Site Plan No. SP-063-2019,
Variance No. V-022-2019 and Tentative Tract Map No. TT-18169-2019. If approved
by the City Council, Planned Unit Development No. PUD-010-2019 will create a
precise plan and zoning for the property with implementation provisions
corresponding to the project proposed pursuant to Site Plan No. SP-063-2019,
Variance No. V-022-2019 and Tentative Tract Map No. TT-18169-2019.

FINDINGS AND REASONS:

Planned Unit Development:

1. The location of the buildings, architectural design, and proposed use are
compatible with the character of existing residential development in the
vicinity, and the project will be well-integrated into its setting.

The subject 1.8-acre lot is located in an area that is adjacent to R-3 zoned
properties to the north, south, east, and across 11% Street to the south. The
existing surrounding uses include: two-story apartment buildings to the
north; a two-story apartment building to the east of the site’s northern
portion and a single-family residence to the east of the site’s southern
portion; two-story townhomes across 11" Street to the south; and a vacant
site, which was recently approved by the City to develop a three-story
apartment building, to the west. Planned Unit Development
No. PUD-010-2019 would permit development of the property in accordance
with the proposed Site Plan and Tentative Tract Map for the project and
would accommodate the development of 31 two- and three-story residential
townhome units as part of a multiple-family residential development that will
be compatible with the existing neighborhood, which is comprised primarily of
multiple-family residential developments and multi-story structures. The
General Plan Land Use designation for the subject property is Medium
Density Residential, which allows for up to 32 dwelling units per acre. The
subject property is currently zoned R-3, which allows for the development of
multiple-family dwellings for up to 24 dwelling units per acre. The proposed
Project will consist of 17.2 dwelling units per acre, which is well below the
density allowed by the General Plan and the R-3 zone. The proposed
development will include parking spaces on-site to adequately serve the
development, along with private and common recreation space. The
proposed development will be an added value to the neighborhood, and will
add additional housing units that will further the goals of the City’s Housing
Element.

2. The plan will produce a stable and desirable environment and will not cause
undue traffic congestion on surrounding streets.



Resolution No. 5945-19 Page 5

The project consists of 31 two- and three-story townhomes with attached
enclosed two-car garages. The units are dispersed amongst three (3) main
structures: Nine attached (9) units in a structure along the easterly property
line; ten (10) attached units in a structure located toward the rear
(northwest corner) of the property; and twelve (12) attached units in a
structure located toward the front of the property. The attached two-car
garages for each unit are accessible from the private driveways, which
circulate throughout the development. The width of the drive aisles have
been designed to accommodate two-way traffic and ranges between 25’-0” to
28’-0” in width. The private driveways have been designed in accordance
with City Standards, and provides the required turnaround access for trash
trucks and emergency vehicles. A total of 30 open guest parking stalls will
be conveniently located throughout the development. The remaining 62
parking spaces are comprised of 31 enclosed, attached two-car garages for
the 31 townhomes. Vehicular access to the site will be from 11% Street via
an enhanced entry driveway that will include decorative paving and
landscaping. No vehicular access gate is proposed. Various sidewalks will
provide pedestrian access to the site from the 11% Street public right-of-way.
Unit Nos. 1-6 will have entries facing the 11% Street public right-of-way with
private porch areas that are open to the sky. The remaining units will have
entries facing, and accessible from, private walkways, which circulate
throughout the development. The common/active recreation area is centrally
located and conveniently accessible to all units within the development. No
vehicular access gate is proposed.

The project provides a total of 92 parking spaces, which meets the minimum
number of parking spaces required by the Municipal Code. The breakdown of
parking spaces includes 62 garaged parking spaces and 30 unassigned open
guest parking spaces.

As part of the Initial Study report prepared for the Mitigated Negative
Declaration for the Project, a technical memo was prepared by Translutions,
a licensed traffic engineering firm, to determine the potential impacts relating
to trip generation (the expected number of vehicle trips originating in or
destined for a particular traffic analysis zone) and parking demand (the
projected parking demand for the site). Based on the trip generation and
project parking demand analyses conducted, Translutions concluded that the
proposed Project is unlikely to have any significant impacts on nearby traffic
circulation and that the number of parking spaces provided would be
adequate to meet the parking demand for the Project. A traffic study would
typically be required by the City if the trip generation for a project was
projected to increase by more than 50 trips during peak times. The trip
generation rates in the report were based on the nationally referenced rates
from the Institute of Transportation Engineers’ (ITE) Trip Generation (10%
Edition) -~ commonly referred to as the “ITE Manual”. The analyses of the
report found that the projected new trip generation, resulting from the
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proposed residential project (197 daily trips), would actually be less (by -23
trips) than the current trip generation of the existing intermediate care
facility (220 daily trips). The City’s Traffic Engineering Division reviewed the
report and concurred with the report’s findings.

The Engineering Division has reviewed the plan and all appropriate conditions
of approval and mitigation measures have been incorporated to minimize any
adverse impacts on surrounding streets. Therefore, the design of the project
complies with the spirit and intent of the Garden Grove Municipal Code for
multiple-family residential uses and will provide for a stable and desirable
environment.

3. Provision is made for both public and private open spaces.

The project, as a whole, is required to provide a minimum 9,300 square feet
(300 square feet per unit) of recreation space, which is split amongst active,
passive, and private recreation areas. The Project provides a total of 9,453
square feet of recreation area.

The project is required to provide an active recreation area that is a minimum
of 3,600 square feet of contiguous recreation space with amenities. The
proposed Project provides a 3,786.5 square foot active recreation area that is
centrally located and conveniently accessible to all units within the
development. Said active recreation area will provide a tot lot, various
seating areas, and landscaping. The Project will also provide 2,453 square
feet of passive recreation area, which is connected to the active recreation
area, with additional seating areas, walkways, and landscaping.

Each dwelling unit will provide a private patio, at ground level, in the form of
an enclosed front porch area, which ranges between 142.50 to 144 square
feet, and is uncovered and open to the sky. The Plan A and Plan C floor
plans will provide a 2nd floor deck for additional private recreation area.

The proposed Project complies with all recreation requirements of the
Municipal Code.

4, Provision is made for the protection and maintenance of private areas
reserved for common use.

Through the conditions of approval for the project, all necessary agreements
for the protection and maintenance of private areas reserved for common use
will be in place prior to the start of construction and will be required to be
adhered to for the life of the project.



Resolution No. 5945-19 Page 7

5.

The quality of the project achieved through the proposed Planned Unit
Development zoning is greater than could be achieved under the current
zoning.

The City of Garden Grove is built-out with very few vacant sites available.
Most current projects are in-fill, which is defined as the development of new
housing or other buildings on scattered vacant or currently developed sites in
a built-up area. The acquisition of additional land to meet the three-acre lot
size requirement is not feasible as the property is bounded by existing
residential developments to the north and east, an apartment development
to the west that is expected to commence construction in the near future,
and 11™ Street to the south. The limited size of the site prevents the
applicant from proposing a residential project that strictly meets all of the
required development standards of the R-3 (Multiple-Family Residential)
zone. A Planned Unit Development (PUD) is a precise plan that establishes
development standards and uses specific to a particular project, and
independent of certain aspects of the Municipal Code, provided that the
quality of the project achieved through the PUD zoning is greater than could
be achieved through traditional zoning. Adopting a residential Planned Unit
Development for the site will ensure development of the property consistent
with the spirit and intent of the General Plan, which, in part, encourages the
development of residential units to meet the City’s regional housing needs
and to further the goals of the City’s Housing Element. Additionally, the
intent of Goal LU-3 of the General Plan is to add higher density residential
development adjacent to major thoroughfares in the City. The subject site is
in close proximity to Brookhurst Street, which is a major arterial street.

The proposed lot area is sufficient in size to accommodate the proposed
development, and the Project has been designed to comply with most R-3
development standards of the zoning code, including setbacks, lot coverage,
parking, recreation space, and building height. The project has been
designed to create a residential community that is compatible with the
surrounding multiple-family and single-family homes in the area. The
Residential Planned Unit Development (PUD) zoning allows the project to
have an overall quality that is greater than the current zoning as it allows a
more integrated design of multiple-family residential buildings. The design
creates a sense of neighborhood with walkways, landscaping frontages, and
active, passive, and private open spaces, and shared open space amenities.
The proposed development will be an added value to the neighborhood, and
will add additional housing units that furthers the goals of the City’s Housing
Element.

The PUD is internally consistent with the goals, objectives, and elements of
the General Plan.
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The General Plan Land Use Designation of the subject site is Medium Density
Residential, which is intended for a variety of types and densities of
multiple-family residential dwellings as well as to: (i) provide an excellent
environment for family life; preserve residential property values; (iii) provide
access to schools, parks, and other community services; (iv) promote
housing opportunities in close proximity to employment and commercial
centers and; (v) provide a high-quality architectural design. The proposed
project would create a neighborhood of 31 two- and three-story townhomes,
with attached two-car garages, that satisfies each of these objectives and
results in a density of 17.2 dwelling units per acre, which is well below the
density allowed by the Medium Density Residential General Plan Land Use
Designation (max 32 units per acre) and the R-3 zone (max 24 units per
acre). Approval and effectiveness of the proposed Site Plan is contingent
upon City Council approval of a Planned Unit Development that will establish
zoning standards for the site consistent with the proposed Site Plan and
Tentative Tract Map.

Furthermore, the Medium Density Residential land use designation is
intended for a variety of types and densities of multiple-family residential
dwellings as well as to promote housing opportunities in close proximity to
employment and commercial centers.

The proposed Project meets the spirit and intent of the General Plan and
furthers the following goals, policies, and implementation programs:

Goal LU-3, which intends to add higher density residential development
adjacent to major thoroughfares in the City;

Policy LU-2.2, which strives to provide a diverse mix of housing types, along
with uniformly high standards of residential property maintenance to
preserve residents’ real estate values and their high quality of life;

Policy LU-2.4, which intends to assure that the type and intensity of land use
shall be consistent with that of the immediate neighborhood;

LU-IMP-2B, which intends for new development to be similar in scale to the
adjoining residential neighborhood to preserve its character;

LU-IMP-3D, which intends for multi-family housing on local streets with
appropriate setbacks to be consistent with neighborhood development
patterns; and

Policy LU-4.1, which strives to locate higher density residential uses within
proximity of commercial uses to encourage pedestrian traffic, and to provide
a consumer base for commercial uses.
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The proposed Project will be consistent with the spirit and intent of the
General Plan and will help in meeting the City’s regional housing needs.

7. The PUD will promote the public interest, health, and welfare.

The PUD will facilitate a new 31-unit multiple-family residential housing
development, which will be an added value to the neighborhood and will add
additional housing units that will further the goals of the City’s Housing
Element.

8. The subject parcel is physically suitable for the requested PUD designation,
compatible with surrounding land uses, and consistent with the General Plan.

The subject 1.8-acre lot is located in an area that is adjacent to R-3 zoned
properties to the north, south, east, and across 11th Street to the south.
The existing surrounding uses include: two-story apartment buildings to the
north; a two story apartment building to the east of the site’s northern
portion and a single family residence to the east of the site’s southern
portion; two-story townhomes across 11th Street to the south; and a vacant
site, which was recently approved by the City to develop a three story
apartment building, to the west. Planned Unit Development No. PUD 010
2019 would permit development of the property in accordance with the
proposed Site Plan and Tentative Tract Map for the project and would
accommodate the development of 31 two- and three-story residential
townhome units as part of a multiple-family residential development that will
be compatible with the existing neighborhood, which is comprised primarily of
multiple family residential developments and multi-story structures. The
General Plan Land Use designation for the subject property is Medium
Density Residential, which allows for up to 32 dwelling units per acre. The
subject property is currently zoned R-3, which allows for the development of
multiple-family dwellings for up to 24 dwelling units per acre. The proposed
Project will consist of 17.2 dwelling units per acre, which is well below the
density allowed by the General Plan and the R-3 zone. The proposed
development will include parking spaces on-site to adequately serve the
development, along with private and common recreation space. The
proposed development will be an added value to the neighborhood, and will
add additional housing units that will further the goals of the City’s Housing
Element.
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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.

1. The Planned Unit Development possesses characteristics that would indicate
justification of the request in accordance with Municipal Code Section
9.08.030.020 (Planned Unit Development).

2. The implementation provisions for Planned Unit Development
No. PUD-010-2019 are found under Planning Commission Resolution
No. 5946-19 for Site Plan No. SP-063-2019, Variance No. V-022-2019 and
Tentative Tract Map No. TT-18169-2019.

3. The following Standards of Development shall apply to PUD-010-2019:
STANDARDS OF DEVELOPMENT:

All standards of development as specified in the attached Exhibit “B” (Standards of
Development for Planned Unit Development No. PUD-010-2019) shall apply.
Deviations from the development standards contained in Exhibit “B” shall be
approved by the Planning Commission. Wherever a development standard is not
specified in the PUD, the latest provisions of the Garden Grove Municipal Code shall

apply.



EXHIBIT “B”

STANDARDS OF DEVELOPMENT
FOR PLANNED UNIT DEVELOPMENT NO. PUD-010-2019

ATTACHMENT TO PLANNING COMMISSION RESOLUTION NO. 5945-19
SECTION I. APPLICABILITY

The provisions contained in this Planned Unit Development (PUD)
supplemental text shall apply, as specified, to the multiple-family residential uses
permitted under PUD-010-2019, and pursuant to the implementation provisions for
PUD-010-2019 as found under Planning Commission Resolution No. 5946-19 for Site
Plan No. SP-063-2019, Variance No. V-022-2019 and Tentative Tract Map
No. TT-18169-2019. Deviations from the Development Standards contained herein
shall be approved by the Garden Grove Planning Commission. Except as otherwise
stated in this text, the requirements of the City of Garden Grove Municipal Code
development standards for the R-3 (Multiple-Family Residential) zone and applicable
zoning ordinances shall apply.

SECTION II. GENERAL DEVELOPMENT STANDARDS

A. Purpose and Intent

Planned Unit Development No. PUD-010-2019 is comprised of a 31-unit
multiple-family residential townhome project on a single-lot located at 9861 11t
Street (Assessor’s Parcel No. 098-120-18). The implementation provisions for
PUD-010-2019 are found under Planning Commission Resolution No. 5946-19 for Site
Plan No. SP-063-2019, Variance No. V-022-2019 and Tentative Tract Map
No. TT-18169-2019. The project consists of 31 two- and three-story townhomes with
attached enclosed two-car garages. The units are dispersed amongst three (3) main
structures: Nine attached (9) units in a structure along the easterly property line;
ten (10) attached units in a structure located towards the rear (northwest corner) of
the property; and twelve (12) attached units in a structure located towards the front
of the property. The attached two-car garages for each unit are accessible from the
private driveways, which circulate throughout the development. A total of 30 open
guest parking stalls are conveniently located throughout the development. The
remaining 62 parking spaces are comprised of 31 enclosed, attached two-car garages
for the 31 townhomes. All buildings shall be of high architectural quality, both
individually as well as in the context of the total complex. The shape, scale, exterior
design, and exterior finish of each building shall be consistent.



Permitted Uses

All uses permitted in the R-3 (Multiple-Family Residential) zone, pursuant to
the Garden Grove Municipal Code and subject to applicable general limitations
on uses, special operating conditions and development standards, and parking
requirements, and also subject to any additional limitations as stated in the
Covenants, Conditions, and Restrictions (“"CC&R’s”) for the residential
development.

Setbacks

1. Front (Street Side - Northerly Property Line) Setback
Buildings/structures shall provide a minimum setback of 20 feet.
Private open (recreation) patios shall provide a minimum setback of
12 feet and shall not cover more than 50% of its respective front setback
area, which is defined as the width of the dwelling unit’s front entry
elevation. Private open (recreation) patios shall not contain any
buildings/structures (including patio covers) or storage, and shall be
uncovered and open to the sky.

2. Side Yard (Westerly and Easterly Property Lines)
Buildings/structures shall provide a minimum setback of 12.5 feet.

3. Rear Yard (Northerly Property Line)

Buildings/structures shall provide a minimum setback of 15 feet.

Separation of Main Buildings

Separation requirements shall apply to habitable portions only. Garages,
projections, balconies, and other non-habitable areas, are not included in these
separation requirements.

3-story to 3-story structures (front-to-front orientation) shall maintain a
minimum separation of 40 feet.

3-story to 3-story structures (rear-to-rear orientation) shall maintain a
minimum separation of 28 feet,



Separation of Parking Areas and Vehicular Accessways

Minimum distance between open, guest parking areas and habitable portions
of residential units is 5 feet.

Minimum distance between vehicular accessways and habitable portions of
residential units is 5 feet.

Bathrooms
Maximum Number of Bathrooms Per Number of Bedrooms.

Dwelling units shall provide no more bathrooms than as specified below:

Number of Sleeping Rooms: 1 2 3 4
Number of Bathrooms: 1 2 3 4

A dwelling unit may contain one (1) additional powder room (1/2 bathroom),
one (1) above the maximum number of bathrooms permitted based on the
total number of bedrooms in the unit (as specified in the table above), provided
the design of the floor plan warrants the need for an additional powder room,
and subject to review and approval by the Community and Economic
Development Department, Planning Division.

At least 50% of the bathrooms provided within a residential unit shall be
accessed solely from a public area such as a hallway, living room, family room,
or a laundry room, and not directly from a sleeping room.



RESOLUTION NO. 5946-19

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF GARDEN GROVE
ADOPTING APPROVING SITE PLAN NO. SP-063-2019, VARIANCE NO. V-022-2019
AND TENTATIVE TRACT MAP NO. TT-18169-2019, FOR PROPERTY LOCATED AT 9861
11™ STREET, ASSESSOR'S PARCEL NO. 098-120-18.

BE IT RESOLVED that the Planning Commission of the City of Garden Grove, in
regular session assembled on February 7, 2019, does hereby approve Site Plan
No. SP-063-2019, Variance  No. V-022-2019 and Tentative Tract Map
No. TT-18169-2019, for land located on the north side of 11% Street between Kerry
Street and Brookhurst Street, Assessor’s Parcel No. 098-120-18, subject to (i) the
Conditions of Approval attached hereto as “Exhibit A”; (ii) Garden Grove City
Council adoption of a Mitigated Negative Declaration and Mitigation Monitoring
Program for the Project, and adoption and effectiveness of an Ordinance approving
Planned Unit Development No. PUD-010-2019 with R-3 (Multiple-Family Residential)
base zoning.

BE IT FURTHER RESOLVED in the matter of Site Plan No. SP-063-2019, Variance
No. V-022-2019 and Tentative Tract Map No.TT-18169-2019, the Planning
Commission of the City of Garden Grove does hereby report as follows:

1. The subject case was initiated by Melia Homes, Inc., with the authorization of the
property owner, Consolidated Industries, Inc.

2. The applicant requests (a) City Council adoption of Residential Planned Unit
Development No. PUD-010-2019 for a 1.8-acre lot, located at 9861 11th Street
(Assessor's Parcel No. 098-120-18), and currently zoned R-3 (Multiple-Family
Residential) to allow and facilitate the development of a multiple-family
residential project (consisting of 31 two- and three-story townhomes; (b)
Planning Commission approval of Site Plan No. SP-063-2019 to construct the 31
two- and three-story townhomes along with associated site improvements; (c)
Planning Commission approval of Tentative Tract Map No. TT-18169-2019 to
create a one-lot subdivision for the purpose of selling each townhome as a
condominium; and (d) Planning Commission approval of Variance
No. V-022-2019 to deviate from the 3-acre minimum lot size for a Residential
Planned Unit Development (collectively, the “Project”).

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 implementation of 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
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Negative Declaration and Mitigation Monitoring and Reporting Program were
prepared and circulated in accordance with CEQA and CEQA's implementing
guidelines.

4, Concurrently with its adoption of this Resolution (5946-19), the Planning
Commission adopted Resolution No. 5945-19 recommending that the City
Council: (i) adopt the Mitigated Negative Declaration and the associated
Mitigation Monitoring and Reporting Program for the 11t Street Townhome
Project; and (ii) approve Planned Unit Development No. PUD-010-2019. The
facts and findings set forth in Resolution No. 5945-19 are hereby incorporated
into this Resolution by reference.

5. The property has a General Plan Land Use designation of Medium Density
Residential and is currently zoned R-3 (Multiple-Family Residential). The subject
1.8-acre lot is currently improved with a 33,200 square foot intermediate care
facility for the developmentally disabled.

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

7. Report submitted by City staff was reviewed.

8. Pursuant to a legal notice, a public hearing was held on February 7, 2019, and
all interested persons were given an opportunity to be heard.

9. The Planning Commission gave due and careful consideration to the matter
during its meeting of February 7, 2019, and considered all oral and written
testimony presented regarding the project, the initial study, and the Mitigated
Negative Declaration.

BE IT FURTHER RESOLVED, FOUND AND DETERMINED that the facts and reasons
supporting the conclusion of the Planning Commission, as required under Municipal
Code Sections 9.32.030 and 9.40.060, are as follows:

FACTS:

The subject 1.8-acre lot is currently improved with a 33,200 square foot
intermediate care facility for the developmentally disabled, which currently operates
with 59 beds and is planned to operate on-site through May 2019. The facility was
originally developed to accommodate 147 patients. However, due to state licensing
constraints, the facility is now limited to 59 beds. The existing 33,200 square foot
single-story structure is surrounded by asphalt parking areas with two (2)
driveways providing vehicular access from 11% Street.

The subject property has a General Plan Land Use Designation of Medium Density
Residential, which provides an allowable density of up to 32 dwelling units per acre,
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and is zoned R-3 (Multiple-Family Residential), which allows up to 24 dwelling units
per acre. The subject property is adjacent to R-3 zoned properties to the north,
south, east, and across 11™ Street to the south. The existing surrounding uses
include: two-story apartment buildings to the north; a two-story apartment
building to the east of the site’s northern portion and a single-family residence to
the east of the site’s southern portion; two-story townhomes across 11t Street to
the south; and a vacant site, which was recently approved by the City to develop a
three-story apartment building, to the west.

The applicant proposes to construct a multiple-family residential project consisting
of 31 two- and three-story townhomes along with associated site improvements.
Approval of a Planned Unit Development (PUD) is necessary to accommodate the
proposed project, along with a Site Plan, Tentative Tract Map, and a Variance to
deviate from the minimum three-acre lot size requirement for a residential Planned
Unit Development. The Site Plan, Tentative Tract Map, and Variance approvals by
the Planning Commission would be contingent upon the City Council's approval of
the proposed Planned Unit Development zoning and adoption of a Mitigated
Negative Declaration and associated Mitigation Monitoring and Reporting Program
(“MMRP").

The application for Site Plan No. SP-063-2019, Variance No. V-022-2019 and
Tentative Tract Map No. TT-18169-2019 is being processed in conjunction with an
application for approval of Planned Unit Development No. PUD-010-2019. If
approved by the City Council, Planned Unit Development No. PUD-010-2019 will
create a precise plan and zoning for the property with implementation provisions
corresponding to the project proposed pursuant to Site Plan No. SP-063-2019,
Variance No. V-022-2019 and Tentative Tract Map No. TT-18169-2019.

FINDINGS AND REASONS:

Site Plan:

1. The Site Plan complies with the spirit and intent of the provisions, conditions
and requirements of Title 9 and is consistent with the General Plan.

The General Plan Land Use Designation of the subject site is Medium Density
Residential, which is intended for a variety of types and densities of
multiple-family residential dwellings as well as to: (i) provide an excellent
environment for family life; preserve residential property values; (iii) provide
access to schools, parks, and other community services; (iv) promote
housing opportunities in close proximity to employment and commercial
centers and; (v) provide a high-quality architectural design. The proposed
project would create a neighborhood of 31 two- and three-story townhomes,
with attached two-car garages, that satisfies each of these objectives and
results in a density of 17.2 dwelling units per acre, which is well below the
density allowed by the Medium Density Residential General Plan Land Use
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Designation (max 32 units per acre) and the R-3 zone (max 24 units per
acre). Approval and effectiveness of the proposed Site Plan is contingent
upon City Council approval of a Planned Unit Development that will establish
zoning standards for the site consistent with the proposed Site Plan and
Tentative Tract Map.

Furthermore, the Medium Density Residential land use designation is
intended for a variety of types and densities of multiple-family residential
dwellings as well as to promote housing opportunities in close proximity to
employment and commercial centers.

The proposed Project meets the spirit and intent of the General Plan and
furthers the following goals, policies, and implementation programs:

Goal LU-3, which intends to add higher density residential development
adjacent to major thoroughfares in the City;

Policy LU-2.2, which strives to provide a diverse mix of housing types, along
with uniformly high standards of residential property maintenance to
preserve residents’ real estate values and their high quality of life;

Policy LU-2.4, which intends to assure that the type and intensity of land use
shall be consistent with that of the immediate neighborhood;

LU-IMP-2B, which intends for new development to be similar in scale to the
adjoining residential neighborhood to preserve its character;

LU-IMP-3D, which intends for multi-family housing on local streets with
appropriate setbacks to be consistent with neighborhood development
patterns; and

Policy LU-4.1, which strives to locate higher density residential uses within
proximity of commercial uses to encourage pedestrian traffic, and to provide
a consumer base for commercial uses.

The proposed Project will be consistent with the spirit and intent of the
General Plan and will help in meeting the City’s regional housing needs.

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

The project consists of 31 two- and three-story townhomes with attached
enclosed two-car garages. The units are dispersed amongst three (3) main
structures: Nine attached (9) units in a structure along the easterly property
line; ten (10) attached units in a structure located towards the rear
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(northwest corner) of the property; and twelve (12) attached units in a
structure located towards the front of the property. The attached two-car
garages for each unit are accessible from the private driveways, which
circulate throughout the development. The width of the drive aisles have
been designed to accommodate two-way traffic and range between 25’-0” to
28’-0” in width. The private driveways have been designed in accordance
with City Standards, and provides the required turnaround access for trash
trucks and emergency vehicles. A total of 30 open guest parking stalls will
be conveniently located throughout the development. The remaining 62
parking spaces are comprised of 31 enclosed, attached two-car garages for
the 31 townhomes. Vehicular access to the site will be from 11% Street via
an enhanced entry driveway that will include decorative paving and
landscaping. No vehicular access gate is proposed. Various sidewalks will
provide pedestrian access to the site from the 11™ Street public right-of-way.
Unit Nos. 1-6 will have entries facing the 11% Street public right-of-way with
private porch areas that are open to the sky. The remaining units will have
entries facing, and accessible from, private walkways, which circulate
throughout the development. The common/active recreation area is centrally
located and conveniently accessible to all units within the development. No
vehicular access gate is proposed.

The project provides a total of 92 parking spaces, which meets the minimum
number of parking spaces required by the Municipal Code. The breakdown of
parking spaces includes 62 garaged parking spaces and 30 unassigned open
guest parking spaces.

As part of the Initial Study report prepared for the Mitigated Negative
Declaration for the Project, a technical memo was prepared by Translutions,
a licensed traffic engineering firm, to determine the potential impacts relating
to trip generation (the expected number of vehicle trips originating in or
destined for a particular traffic analysis zone) and parking demand (the
projected parking demand for the site). Based on the trip generation and
project parking demand analyses conducted, Translutions concluded that the
proposed Project is unlikely to have any significant impacts on nearby traffic
circulation and that the number of parking spaces provided would be
adequate to meet the parking demand for the Project. A traffic study would
typically be required by the City if the trip generation for a project was
projected to increase by more than 50 trips during peak times. The trip
generation rates in the report were based on the nationally referenced rates
from the Institute of Transportation Engineers’ (ITE) Trip Generation (10t
Edition) - commonly referred to as the “ITE Manual”. The analyses of the
report found that the projected new trip generation, resulting from the
proposed residential project (197 daily trips), would actually be less (by -23
trips) than the current trip generation of the existing intermediate care
facility (220 daily trips). The City’s Traffic Engineering Division reviewed the
report and concurred with the report’s findings.



Resolution No. 5946-19 Page 6

The Engineering Division has reviewed the plan and all appropriate conditions
of approval and mitigation measures have been incorporated to minimize any
adverse impacts on surrounding streets. Therefore, the design of the project
complies with the spirit and intent of the Garden Grove Municipal Code for
multiple-family residential uses and will provide for a stable and desirable
environment.

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

The Public Works Department has reviewed the plans and all appropriate
conditions of approval have been incorporated. The proposed development
will provide landscaping and proper grading of the site to provide adequate
on-site drainage. All other appropriate conditions of approval and mitigation
measures have been included, which will minimize any adverse impacts to
surrounding streets.

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

The Public Works Department has reviewed the project, and has incorporated
all the appropriate conditions of approval and mitigation measures to
minimize any adverse impacts, and to ensure the project will not adversely
impact the Public Works Department's ability to perform its required
function(s).

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

The subject 1.8-acre lot is located in an area that is adjacent to R-3 zoned
properties to the north, south, east, and across 11t Street to the south. The
existing surrounding uses include: two-story apartment buildings to the
north; a two-story apartment building to the east of the site’s northern
portion and a single-family residence to the east of the site’s southern
portion; two-story townhomes across 11% Street to the south; and a vacant
site, which was recently approved by the City to develop a three-story
apartment building, to the west. Planned Unit Development
No. PUD-010-2019 would permit development of the property in accordance
with the proposed Site Plan and Tentative Tract Map for the project and
would accommodate the development of 31 two- and three-story residential
townhome units as part of a multiple-family residential development that will
be compatible with the existing neighborhood, which is comprised primarily of
multiple-family residential developments and multi-story structures. The
General Plan Land Use designation for the subject property is Medium
Density Residential, which allows for up to 32 dwelling units per acre. The
subject property is currently zoned R-3, which allows for the development of
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multiple-family dwellings for up to 24 dwelling units per acre. The proposed
Project will consist of 17.2 dwelling units per acre, which is well below the
density allowed by the General Plan and the R-3 zone. The proposed
development will include parking spaces on-site to adequately serve the
development, along with private and common recreation space. The
proposed development will be an added value to the neighborhood, and will
add additional housing units that will further the goals of the City’s Housing
Element.

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

The proposed lot is sufficient in size and shape to accommodate the proposed
development, and the Project has been designed to comply with development
standards of the zoning code, including setbacks, lot coverage, parking,
recreation space, and building height. The project has been designed to create
a residential community that is compatible with the surrounding multiple-family
and single-family homes in the area. The Residential Planned Unit
Development (PUD) zoning allows the project to have an overall quality that is
greater than the current zoning as it allows a more integrated design of
multiple-family residential buildings. The design creates a sense of
neighborhood with walkways, landscaping frontages, and active, passive, and
private open spaces, and shared open space amenities. The proposed
development will be an added value to the neighborhood, and will add
additional housing units that furthers the goals of the City’s Housing Element.

Variance:

1.

That there are exceptional or extraordinary circumstances or conditions
applicable to the property involved or to the intended use or development of
the property that do not apply generally to other property in the same zone
or neighborhood.

The City of Garden Grove is built-out with very few vacant sites available.
Most current projects are in-fill, which is defined as the development of new
housing or other buildings on scattered vacant or currently developed sites in
a built-up area. The acquisition of additional land to meet the three-acre lot
size requirement is not feasible as the property is bounded by existing
residential developments to the north and east, an apartment development
to the west that is expected to commence construction in the near future,
and 11™ Street to the south. The limited size of the site prevents the
applicant from proposing a residential project that strictly meets all of the
required development standards of the R-3 (Multiple-Family Residential)
zone. The Planned Unit Development (PUD) zoning designation establishes
development standards and uses specific to a particular project, and
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independent of certain aspects of the Municipal Code, provided that the
quality of the project achieved through the PUD zoning is greater than could
be achieved through traditional zoning. Changing the zoning of the property
to a residential Planned Unit Development will ensure the property is
consistent with the spirit and intent of the General Plan, which, in part,
encourages the development of residential units to meet the city’s regional
housing needs and to further the goals of the City’s Housing Element.

Additionally, the intent of Goal LU-3 of the General Plan is to add higher
density residential development adjacent to major thoroughfares in the City.
The subject site is in close proximity to Brookhurst Street, which is a major
arterial street. There are exceptional or extraordinary circumstances or
conditions applicable to the property involved, particularly in regards to
limited developable lot size and feasibility to acquire additional land, that do
not apply generally to other similar properties in the immediate vicinity,
within the same zone, or other similar zoned properties throughout the City.
As mentioned prior, due to the location of the property, and the surrounding
existing improvements, the applicant is unable to acquire additional land area
to meet the three-acre size requirement of the PUD. The proposed lot area is
sufficient in size to accommodate the proposed development, and the Project
has been designed to comply with development standards of the zoning code,
including setbacks, lot coverage, parking, recreation space, and building
height.

2. That such Variance is necessary for the preservation and enjoyment of a
substantial property right possessed by other property in the same vicinity
and zone, but which is denied to the subject property.

The Variance is necessary for the property to be developed with the same
property rights that exist for other similar residential developments located
throughout the City that may not meet minimum lot size requirements. The
proposed Variance will allow the Project to deviate from the three-acre lot
size requirement for a residential Planned Unit Development. There are other
similar residential projects in the immediate vicinity, within the same zone, or
other similar zoned properties through the City that do not meet the
minimum three-acre lot size requirement and therefore required the approval
of the same Variance. The property is bounded by existing residential
developments to the north and east, an apartment development to the west
that is expected to commence construction in the near future, and 11 Street
to the south. The location of the project site precludes the applicant from
being able to acquire additional land area to meet the three-acre
requirement. The approval of the requested Variance is necessary to ensure
the preservation and enjoyment of a substantial property right possessed by
other property in the immediate vicinity, within the same zone, or other
similar zoned properties throughout the City.
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3.

That the granting of a Variance will not be materially detrimental to the public
welfare or injurious to the property or improvements in such zone or
neighborhood in which the property is located.

The proposed Variance will allow the project to deviate from the three-acre
lot size requirement for a residential Planned Unit Development. The subject
site is located in an area improved with multiple-family and single-family
homes. The existing surrounding uses include: two-story apartment
buildings to the north; a two-story apartment building to the east of the site’s
northern portion and a single-family residence to the east of the site’s
southern portion; two-story townhomes across 11 Street to the south; and
a vacant site, which was recently approved by the City to develop a
three-story apartment building, to the west. Therefore, the proposed Project
will be compatible with the existing residential developments in the area. The
proposed lot area is sufficient in size to accommodate the proposed
development, and the Project has been designed to comply with development
standards of the zoning code, including setbacks, lot coverage, parking,
recreation space, and building height. The project will be required to comply
with all applicable building and safety codes and regulations to ensure that
there is not an adverse impact on public health, safety, or welfare.
Furthermore, the proposal has been reviewed by all City Departments in
order to ensure compliance with all applicable code provisions.

That the granting of such Variance will not adversely affect the City’s General
Plan.

The proposed Variance will allow the project to deviate from the three-acre
lot size requirement of the residential PUD zone. The proposed lot area is
sufficient in size to accommodate the proposed development, and the Project
has been designed to comply with development standards of the zoning code,
including setbacks, lot coverage, parking, recreation space, and building
height. The General Plan Land Use designation for the subject property is
Medium Density Residential, which allows for up to 32 dwelling units per acre.
The subject property is currently zoned R-3, which allows for the
development of multiple-family dwellings for up to 24 dwelling units per acre.
The proposed Project will consist of 17.2 dwelling units per acre, which is well
below the density allowed by the General Plan and the R-3 zone.
Furthermore, the Medium Density Residential land use designation is
intended for a variety of types and densities of multiple-family residential
dwellings as well as to promote housing opportunities in close proximity to
employment and commercial centers.

The proposed Project meets the spirit and intent of the General Plan and
furthers the following goals, policies, and implementation programs:
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Goal LU-3, which intends to add higher density residential development
adjacent to major thoroughfares in the City;

Policy LU-2.2, which strives to provide a diverse mix of housing types, along
with uniformly high standards of residential property maintenance to
preserve residents’ real estate values and their high quality of life;

Policy LU-2.4, which intends to assure that the type and intensity of land use
shall be consistent with that of the immediate neighborhood;

LU-IMP-2B, which intends for new development to be similar in scale to the
adjoining residential neighborhood to preserve its character;

LU-IMP-3D, which intends for multi-family housing on local streets with
appropriate setbacks to be consistent with neighborhood development
patterns; and

Policy LU-4.1, which strives to locate higher density residential uses within
proximity of commercial uses to encourage pedestrian traffic, and to provide
a consumer base for commercial uses.

The proposed Project will be consistent with the spirit and intent of the
General Plan and will help in meeting the City’s regional housing needs.
Therefore, the granting of the requested Variance will not adversely affect
the City’s General Plan.

5. That approval of the Variance is subject to such conditions as will assure that
it does not constitute a grant of special privileges inconsistent with the
limitations upon other properties in the vicinity and zone in which the subject
property is situated.

The Variance is necessary for the property to be developed with the same
property rights that exist for other similar residential developments located
throughout the City. The proposed Variance will allow the Project to deviate
from the three-acre lot size requirement for a residential Planned Unit
Development. There are other similar residential projects in the immediate
vicinity, within the same zone, or other similar zoned properties through the
City that do not meet the minimum three-acre lot size requirement and
therefore required the approval of the same Variance. The property is
bounded by existing residential developments to the north and east, an
apartment development to the west that is expected to commence
construction in the near future, and 11t Street to the south. The Project is
subject to extensive Conditions of Approval that impose requirements and
limitations similar to those placed on other multiple-family residential projects
and properties in the immediate vicinity, within the same zone, or on other
similarly zoned properties throughout the City, and which are intended to
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assure that the granting of a variance to allow PUD zoning will not constitute
a special privilege inconsistent with the limitations upon other properties in
the vicinity and zone in which the subject property is situated.

Tentative Tract Map:

1.

The proposed map is consistent with the General Plan.

The proposed map is consistent with the provisions of the General Plan for
the land use designation for Medium Density Residential, which allows for up
to 32 dwelling units per acre. The subject property is currently zoned R-3,
which allows for the development of multiple-family dwellings for up to 24
dwelling units per acre. The proposed Project will consist of 17.2 dwelling
units per acre, which is well below the density allowed by the General Plan
land use designation and the R-3 zone, and is therefore consistent with the
General Plan.

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

The design and improvements of the proposed subdivision meets the spirit
and intent of the General Plan and furthers the following goals, policies, and
implementation programs:

Goal LU-3, which intends to add higher density residential development
adjacent to major thoroughfares in the City;

Policy LU-2.2, which strives to provide a diverse mix of housing types, along
with uniformly high standards of residential property maintenance to
preserve residents’ real estate values and their high quality of life;

Policy LU-2.4, which intends to assure that the type and intensity of land use
shall be consistent with that of the immediate neighborhood;

LU-IMP-2B, which intends for new development to be similar in scale to the
adjoining residential neighborhood to preserve its character;

LU-IMP-3D, which intends for multi-family housing on local streets with
appropriate setbacks to be consistent with neighborhood development
patterns; and

Policy LU-4.1, which strives to locate higher density residential uses within
proximity of commercial uses to encourage pedestrian traffic, and to provide
a consumer base for commercial uses.
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3.

The site is physically suitable for the proposed type of development.

The site has a net lot area of 1.8-acres. The project has been designed to
comply with the development requirements of the R-3 (Multiple-Family
Residential) zone, including setbacks, parking, landscaping, and recreation
area. In addition, the proposed private driveway system throughout the
development has been designed per the City’s standard and provides
adequate access for trash trucks and emergency vehicle access.

The design of the subdivision and the proposed improvements are not likely
to cause substantial environmental damage or substantially and avoidably
injure fish or wildlife or their habitat, and the requirements of the California
Environmental Quality Act have been satisfied.

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.
The Mitigated Negative Declaration with mitigation measures was prepared
and circulated in accordance with CEQA and CEQA's implementing guidelines.

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

The General Plan Land Use designation for the subject property is Medium
Density Residential, which allows for up to 32 dwelling units per acre. The
subject property is currently zoned R-3, which allows for the development of
multiple-family dwellings for up to 24 dwelling units per acre. The proposed
Project will consist of 17.2 dwelling units per acre, which is well below the
density allowed by the General Plan and the R-3 zone.

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

The design of the subdivision and the proposed improvements are not likely
to cause serious public health problems since conditions of approval will be in
place to safeguard the public health. City Departments, including Traffic
Division, Water Division, Engineering Division, Fire Department, and the
Planning Division, have reviewed the proposed development and have applied
conditions of approval as mitigating measures against any potential negative
impacts that the project may have on the community.

The design of the subdivision and the proposed improvements will not conflict
with easements of record or easements established by court judgment
acquired by the public at large for access through or use of property within
the subdivision; or, if such easements exist, alternate easements for access
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10.

11.

or for use will be provided and these will be substantially equivalent to the
ones previously acquired by the public.

The project has been designed to avoid development over existing
easements.

The design and improvement of the proposed subdivision are suitable for the
uses proposed and the subdivision can be developed in compliance with the
applicable zoning requirements.

The proposed subdivision has been specifically designed to accommodate the
proposed 31-unit residential townhome project on the property and is being
processed in conjunction with a request for approval of Planned Unit
Development zoning for the specific project proposed.

The design of the subdivision provides, to the extent feasible, for future
passive or natural heating and cooling opportunities in the subdivision.

The project has been designed in accordance with Government Code Section
66473.1, which encourages the orientation of the units to take advantage of
shade and prevailing breezes.

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

The proposed tentative tract map will create a one-lot subdivision for planned
condominium development purposes. The individual townhome/condominium
units will range in size from 1,650 square feet to 1,940 square feet, which is
compatible with the size of other condominium units in the general area. The
project has been reviewed in relation to the housing needs and goals of the
City and is compatible with existing residential developments in the vicinity.
The property is located in an area with the existing multiple-family and
single-family residences. The proposal is to construct 31 new multiple-family
residential townhomes that will increase the number of available housing in
the area, and further the goals of the Housing Element of the General Plan.
The project complies with the density requirements of the General Plan, as
well as most of the R-3 (Multiple-Family Residential) zone development
standards.

The subject property is not located within in a state responsibility area or a
very high fire hazard severity zone, the proposed subdivision is served by
local fire suppression services, and the proposed subdivision meets applicable
design, location, and ingress-egress requirements.
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12.

The discharge of waste from the proposed subdivision into the existing sewer
system will not result in violation of existing requirements prescribed by the
California Regional Water Quality Control Board. The conditions of approval
for on and off-site improvements will ensure permitted capacity of the public
sewer system is not exceeded.

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.

BE IT FURTHER RESOLVED that the Planning Commission does conclude:

1.

The Site Plan, Variance, and Tentative Tract Map possess characteristics that
would justify the request in accordance with Municipal Code Sections
No. 9.32.030.3 (Site Plan), 9.32.030.6 (Variance), and Section 9.40.060
(Tentative Maps).

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-063-2019, Variance
No. V-022-2019 and Tentative Tract Map No. TT-18169-2019.

The effectiveness of approval of Site Plan No. SP-063-2019, Variance
No. V-022-2019 and Tentative Tract Map No. TT-18169-2019 shall be
contingent upon City Council adoption a Mitigated Negative Declaration and
an associated Mitigation Monitoring and Reporting Program for the Project
and the adoption and effectiveness of an ordinance approving Planned Unit
Development No. PUD-010-2019.



1.

EXHIBIT “"A”

Site Plan No. SP-063-2019
Variance No. V-022-2019
Tentative Tract Map No. TT-18169-2019

9861 11t Street
Assessor’s Parcel No. 098-120-18

CONDITIONS OF APPROVAL

General Conditions

The applicant and each owner of the property shall execute, and the applicant
shall record against the property a “Notice of Agreement with Conditions of
Approval and Discretionary Permit of Approval,” as prepared by the City
Attorney’s Office. Proof of such recordation is required within 30 days of this
approval. All Conditions of Approval set forth herein shall be binding on and
enforceable against each of the following, and whenever used herein, the term
“applicant” shall mean and refer to each of the following: the project applicant,
Melia Homes, Inc., the developer of the project, the current owner of the
Property, Consolidated Industries, Inc., the future owner(s) and tenants(s) of
the Property, and each of their respective successors and assigns. All Conditions
of Approval are required to be adhered to for the life of the project, regardless
of property ownership. Any changes of the Conditions of Approval require
approval by the Planning Commission. All Conditions of Approval herein shall
apply to Site Plan No. SP-063-2019, Variance No. V-022-2019 and Tentative
Tract Map No. TT-18169-2019.

Approval of Site Plan No. SP-063-2019, Variance No. V-022-2019 and Tentative
Tract Map No. TT-18169-2019 shall be contingent upon City Council adoption of
a Mitigated Negative Declaration and an associated Mitigation Monitoring and
Reporting Program for the Project and an ordinance approving Planned Unit
Development No. PUD-010-2019, and 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, Tentative Tract Map and/or these
Conditions of Approval may be approved by the Community and Economic
Development Director, in his or her discretion. Proposed modifications, to the
project and/or these Conditions of Approval, determined by the Community
and Economic Development Director not to be minor in nature shall be subject
to approval of new and/or amended land use entitlements by the applicable
City hearing body.



Exhibit “A” Page 2
Conditions of Approval for
SP-063-2019, V-022-2019, and TT-18169-2019

4,

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

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

Public Works Engineering Division

6.

10.

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.

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

The applicant shall submit an in-lieu fee of one-percent (1%) of the total
estimated construction cost of the developer's project, in-lieu of
under-grounding the existing off-site utilities which include the power poles,
overhead wires, and associated structures used for the transmission of
electrical energy, located primarily along the frontage of the project site facing
11th Street, as determined by the City Engineer. Unless otherwise specified,
all other on-site and off-site utilities shall be under-grounded as necessary.

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’
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11.

12.

13.

14.

15.

16.

17.

18.

19.

outside the boundary, and designed to preclude cross-lot drainage. Minimum
grades shall be 0.50% for concrete flow lines and 1.25% for asphalt. The
grading plan shall also include water and sewer improvements. The grading
plan shall include a coordinated utility plan. Street improvement plan shall
conform to all format and design requirements of the City Standard Drawings &
Specifications.

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

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

The new drive approaches to the site shall be constructed in accordance with
Garden Grove Standard B-121.

Provide additionally maneuvering area (minimum 5 feet) at the end of the
private parking driveways on the west side of the property.

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

Prior to issuance of a grading permit, the applicant shall design overhead street
lighting within and frontage of the development in a manner meeting the
approval of the City’s Lighting Administrator. Location of lighting poles shall be
shown on the precise grading and street improvement plans.

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

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

Prior to the issuance of any grading or building permits, the applicant shall
submit to the City for review and approval a Water Quality Management Plan
that:

e 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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20.

21,

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

e 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.

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:

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

¢ Demonstrate that applicant is prepared to implement all non-structural
BMPs described in the Project WQMP.

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

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

The applicant and his contractor shall be responsible for protecting all existing
horizontal and vertical survey controls, monuments, ties (centerline and
corner) and benchmarks located within the limits of the project. If any of the
above require removal; relocation or resetting, the Contractor shall, prior to
any construction work, and under the supervision of a California licensed Land
Surveyor, establish sufficient temporary ties and benchmarks to enable the
points to be reset after completion of construction. Any ties, monuments and
bench marks disturbed during construction shall be reset per Orange County
Surveyor Standards after construction. Applicant and his contractor shall also
re-set the tie monuments where curb or curb ramps are removed and replaced
or new ramps are installed. The Applicant and his contractor shall be liable for,
at his expense, any resurvey required due to his negligence in protecting
existing ties, monuments, benchmarks or any such horizontal and vertical
controls.
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22.

23.

24.

25.

26.

27.

28.

29.

30.

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

Prior to the issuance of any grading or building permits for projects that will
result in soil disturbance of one acre or more of land, the applicant shall
demonstrate that coverage has been obtained under California’s General
Permit for Stormwater Discharges Associated with Construction Activity by
providing a copy of the Notice of Intent (NOI) submitted to the State Water
Resources Control Board and a copy of the subsequent notification of the
issuance of a Waste Discharge Identification (WDID) Number. Projects subject
to this requirement shall prepare and implement a Stormwater Pollution
Prevention Plan (SWPPP). A copy of the current SWPPP shall be kept at the
project site and be available for City review on request.

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

Prior to issuance of a grading permit, the applicant submit and obtain approval
of a worksite traffic control plan, satisfactory to the City Traffic Engineer.

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

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

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

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

TIES TO HORIZONTAL CONTROL:

Prior to recordation of a final tract map, the surveyor/engineer preparing the
map shall tie the boundary of the map into the Horizontal Control System
established by the County Surveyor in a manner described in Sections 7-9-330
and 7-9-337 of the Orange County Subdivision Code and Orange County
Subdivision Manual, Subarticle 18. The surveyor/engineer shall submit record
information to the City on Auto Cad DWG format.
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31.

32.

33.

DIGITIAL MAP SUBMISSION:

Prior to recordation of a final tract map, the surveyor/engineer preparing the
map shall submit to the County Surveyor a digital graphics file of said map in a
manner described in Sections 7-9-330 and 7-9-337 of the Orange County
Subdivision Code and Orange County Subdivision Manual, Subarticle 18. The
surveyor/engineer shall submit record information to the City on Auto Cad
DWG format.

Any new or required block walls and/or retaining walls shall be shown on the
grading plans. Cross sections shall show vertical and horizontal relations of
improvements and property line. Block walls shall be designed in accordance
to City standards or designed by a professional registered engineer. In
addition, the following shall apply:

e The color and material of all proposed block walls, columns, and wrought
iron fencing shall be approved by the Planning Services Division Prior to
installation.

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

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.

e Provide solid roof or awning to prevent direct precipitation.

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

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

o See CASQA Storm Water Handbook Section 3.2.9 and BMP Fact Sheet
SD-32 for additional information.

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

e Pursuant to state mandated commercial organic recycling law-AB 1826, the
applicant is required to coordinate storage and removal of the organics
waste with local recycling/trash company.
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34.

The applicant shall remove substandard driveway approaches, curb, sidewalk
and the existing landscape and trees (total 8 trees) within sidewalk area along
11% Street and construct street frontage improvements as identified below. All
landscape, sidewalk and lighting improvements installed within the public
rights-of-way shall be maintained by the applicant in a manner meeting the
approval of the City Engineer and Planning Division. A separate street
improvement plans shall be prepared for 11™ Street and submitted to the
engineering department for improvements within the City right of way. Prior to
final map approval, the applicant shall design and construct street frontage
improvements as identified below:

11th Street

e Applicant shall remove the existing easterly and westerly substandard
driveway approaches and existing landscaping on 11™ Street and construct
new curb, gutter and sidewalk.

e The new driveway approaches to the site on 11" Street shall be
constructed in accordance with City of Garden Grove Standard Plan B-121.
Standard Plan B-121 calls for a minimum width of 30-feet for commercial
and multi residential projects.

e Applicant shall construct 6-inch curb and gutter replacing the westerly
driveway approaches along the property frontage at 30’ from centerline in
accordance with City Standard Plan B-114.

¢ Applicant shall remove all trees within the landscaping area that are
fronting the project on 11™" Street and plant total of eight Western
Redbuds (single trunk) trees.

e Applicant shall remove and replace 4-foot sidewalk fronting the project on
11t Street in accordance with City Standard B-105.

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

e Applicant shall coordinate the location of all new water meters, backflow
preventers and backflow devices to be placed in sidewalk/landscape area
on 11% Street with Planning Division and Water Division.

* Any proposed new landscaping in public right of way shall be approved by
Planning Division and maintained by the owner.
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Garden Grove Fire Department

35.

36.

37.

38.

39.

40.

Fire sprinkler system is required throughout the entire project per the
California Fire Code and adopted City standards (NFPA). NFPA 13D compliant
system is required throughout with a density and configuration as required by
that standard. Sprinkler systems shall meet further City water standards as
determined by the fire and water departments (i.e., testable double check
valves, fire flow water meters if required).

Smoke/CO alarm system shall be provided and interconnected;
interconnectivity shall exist with fire sprinkler system also, as per NFPA 72.

Fire hydrants to be shown on submitted grading plan. Fire hydrants shall be
provided on-site, and the number of hydrants and locations are subject to Fire
Department and Water Services Department approval. The fire hydrants shall
be on a loop system approved by the Fire Department. Prior to any
combustible material being delivered to the site, the fire hydrants shall be
installed and fully operational and an all-weather road must be provided for fire
truck access.

The final roadway layout and construction shall maintain a minimum width
clearance of 20-feet and a minimum height clearance of 13’-6”. All designated
corners shall meet the Fire Department minimum turning radius. Applicant
shall submit CAD drawing to the Fire Department for review showing fire
engine accessibility and meeting the Fire Department minimum turning radius.
The roadway shall be constructed to support 75,000 pounds (CFC 07102.1).
During grading plan preparation, the applicant shall work with the Garden
Grove Fire Department in determining the exact location of on-site curb
returns, curb locations, and any other related matters pertaining to Fire Truck
access and turning maneuvers throughout the entire site. Upon completion of
the project, the Homeowner’s Association shall become fully responsible for
replacing any damaged curbs and gutters throughout the development. All fire
related matters/issues referenced on construction plans and documents, and
during construction, shall be referenced as “per the Garden Grove Fire
Department.”

All Fire related aspects of the proposed project shall comply with California Fire
Codes and the California Building Codes 2010 Edition.

Where required, red curbing will be required in designated fire access lanes as
directed by the Fire Department and such red curbing and any related Fire
Lane signage shall be maintained at all times by the Homeowner’s Association.
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Building and Safety Division

41.

42.

43.

44,

45.

46.

47.

48.

49,

50.

51.

52.

53.

54.

Project shall comply with the 2016 CA Building Code (CBC), CA Residential
Code, CA Mechanical Code (CMC), CA Plumbing Code (CPC), CA Electrical Code
(CEC), CA Green Building Standards Code (CGBSC) and the 2016 CA Building
Energy Efficiency Standards.

All non-structural portions of the building(s) shall comply with the 2016 CA
Residential Code (CRC).

Future electric vehicle (EV) charging shall be provided per CGBSC Sections
4.106.4.1 and 4.106.4.1.1.

Construction waste reduction, disposal and recycling shall comply with CGBSC
Section 4.408 and City Construction Waste Management forms shall be
completed and imprinted on plan.

Outdoor water usage in landscape shall comply with CGBSC and the City’s
Landscape Water Efficiency Guidelines. A worksheet showing compliance shall
be included in landscaping plans for review.

Project shall comply with CBC Chapter 11A for exterior/interior accessibility
requirements.

At least 10% (4 units) of the total units shall be made adoptable and shall
comply with CBC Section 1102A.3 and CBC Chapter 11A, Division IV.

All common use areas shall comply with CBC Section 1127A.
All public use areas shall comply with CBC Chapter 11B.

Building(s) shall be solar ready and shall comply with Building Energy Efficiency
Standards Section 110.10.

Common walls between units shall be fire resistance rating in accordance with
CRC Section R302.2 and a minimum of 50 STC shall be provided.

Parapet is required between units and shall comply with CRC Sections R302.2.2
and R302.2.3.

Each individual unit shall be “structural independence” in accordance with CRC
Section R302.2.4.

Penetrations in common walls and/or floor shall comply with CRC Section
R302.4.
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Public Work’s Water Services Division

Prior to final map approval, the applicant shall design and construct improvements
as identified below:

55.

56.

57.

58.

59.

60.

61.

62.

63.

64.

The applicant shall install 1” water meter and service with residential fire
service connections in the 11™ Street right-of-way. Meter located within the
complex to be located in the side walk. No water meters to be located within
the drive aisle.

Existing fire service DCDA (Double Check Detector Assembly) to be removed
and connection at the street to be abandoned per Water Services Inspectors
instructions.

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

A composite utility site plan shall be part of the water plan approval.

Water system within private streets shall be constructed per City Standards by
developer and dedicated to the City. Bonding will be required.

There shall be a minimum 15-foot clearance of building footings from water
main. Clearances less than 15 feet shall be reviewed and approved by the
Water Services Division.

There shall be no structures or utilities built on or crossing water or sewer main
easements.

New utilities shall have a minimum 5-foot horizontal and a minimum 1-foot
vertical clearance from water main and appurtenances.

There shall be a minimum clearance from sewer main and water main of 10
feet from outside of pipe to outside of pipe.

Any new or existing water valve located within new concrete driveway or
sidewalk construction shall be reconstructed per City Standard B-753.
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65.

66.

67.

68.

69.

70.

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.

Water meters and boxes shall be installed by City forces upon payment of
applicable fees and after new water system (including water services) pass all
bacteriological and pressure tests.

No permanent structures, trees or deep-rooted plants shall be placed over
sewer main or water main.

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

Owner shall install new sewer lateral with clean out at right-of-way line.
Lateral in public right-of-way shall be 6” min. dia., extra strength VCP with
wedgelock joints. All on-site sewer to be per California Plumbing Code.

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

Planning Services Division

71. The applicant shall submit a complete landscape plan governing the entire

development. The plans shall be consistent with the plans submitted to the
Planning Commission for review and approval, except as modified herein. 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 and associated Water Efficiency Guidelines. The
landscape plan is also subject to the following:

a. A complete, permanent, automatic remote control irrigation system shall be
provided for all common area landscaping shown on the plan. The
sprinklers shall be of 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, Boston Ivy
or other acceptable vines, shall be used.
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72.

73.

C.

The applicant shall be responsible for installing and maintaining the
common area landscaping until such time as the project nears complete
sell-out and the Homeowner’s Association takes over maintenance
responsibility.

Trees planted within ten feet (10') 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. The number of street trees to be planted along the 11% Street
frontage shall be incorporated into the front landscape setback, no street
trees will be planted in the sidewalk. The street right-of-way plans may be
modified to have the sidewalk adjacent to the curb, meeting City
Standards, in order to minimize tree overhanging in the street.

The landscape treatment along the street frontages, including the area
designated as public right-of-way, shall incorporate the landscape area
between the sidewalk and the development wall with ground cover, shrubs
and bushes, and trees that highlight the project’s entrance as well as
enhance the exterior appearance along 11" Street. The plant material for
the entrances shall be the type to inhibit graffiti such as vines and dense
growing shrubs and bushes, and shall be maintained.

All landscape areas, in common areas are the responsibility of the
Homeowner’s Association. Maintenance of this landscape area shall be
included within the CC&R’s for the project.

. Final design and configuration of the enhanced landscaping along the 11%

Street frontage shall be reviewed and approved by the Planning Division as
part of the required 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).

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

The applicant shall prepare Covenants, Conditions, and Restrictions (CC&R's)
for review and approval by the City Attorney's office and Community and
Economic Development Department prior to final map approval. The approved
CC&R’s shall be recorded at the same time that the subdivision map is
recorded and two copies (a hard copy and an electronic copy) of the recorded
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CC&R'’s shall be provided to the Planning Division. The CC&R's shall include the
following stipulations and/or provisions:

a.

All units shall maintain the ability to park two cars within the garages at all
times. Garages shall not be converted to any other use.

There shall be no business activities, day care, or garage sales conducted
within or from the garages.

Parking spaces in the garages shall be made available to the occupants of
the unit at all times.

Residents shall not park or store vehicles anywhere on the site except
within the designated parking spaces in the garages for their dwelling unit.
However, the 30 unassigned open, on-street, guest parking spaces, located
throughout the development, may be utilized by residents or guests for
temporary parking. Any issues arising from the use, application, or
restriction of such open parking spaces shall be at the resolve of the
Homeowner’s Association.

All graffiti vandalism shall be abated within the premises. Best management
practices shall be implemented to prevent and abate graffiti vandalism
within the premises 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, an
necessary. Graffiti shall be removed/eliminated as soon as reasonably
possible after it is discovered, but not later than 72 hours after discovery.

Each residence shall be utilized as one (1) dwelling unit. No portion of any
residence shall be utilized or rented as a separate dwelling unit.

The CC&R’s shall include provisions providing the owners or tenants a
means of contacting persons responsible for site maintenance, repairs,
trash pick-up, and other related matters for a development of this type.
This shall also include scheduling of maintenance of such items as the
recreation area, landscape area maintenance, etc. This also includes
ensuring tree overhangs do not block or hinder any vehicles such as street
sweepers, trash trucks, fire trucks, etc., from maneuvering around the
cul-de-sac.

Storage of boats, recreational vehicles, or commercial vehicles on the
property is prohibited.

The CC&R'’s shall include stipulations that maintenance of the private drive
aisles, storm drain, sewer system, open space areas within the interior of



Exhibit “A” Page 14
Conditions of Approval for
SP-063-2019, V-022-2019, and TT-18169-2019

the development, and the common landscaped areas, are the responsibility
of the Homeowner’s Association.

j. Each unit shall have a minimum of 200 cubic feet of storage space, which
may be provided in the garage parking areas, and typical closet space
within the unit shall not count toward this requirement.

k. Private open (recreation) patios shall provide a minimum setback of 12 ft.
and shall not cover more than 50% of its respective front setback area,
which is defined as the width of the dwelling unit’s front entry elevation.
Private open (recreation) patios shall not contain any buildings/structures
(including patio covers) or storage, and shall be uncovered and open to the
sky.

|. The Standards of Development and Conditions of Approval for Planned Unit
Development No. PUD-010-2019, Site Plan No. SP-063-2019, Variance
No. V-022-2019 and Tentative Tract Map No. TT-18169-2019, shall be
incorporated into the CC&Rs, and provisions corresponding to any
applicable Conditions of Approval shall be included in the CC&Rs.

m. The following provisions shall be included within the CC&R’s (in substantially
the same form as below or as otherwise approved by the City Attorney):

i. Compliance with Stormwater Quality Regulations: The Homeowner's
Association shall implement, and fund implementation of, the Operation
and Maintenance (“"O&M”) Plan for the Property, which was approved by
the City as part of the Water Quality Management Plan (“WQMP")
required for development of the Property, and shall operate and
maintain the Best Management Practices ("BMPs”) described in the O&M
Plan for the Property, which includes:

a. Description of all post-construction BMPs (non-structural and
structural),

b. Description of the Property owner’s(s’) responsibilities and required

training of persons performing BMP implementation, operation and

maintenance,

Implementation frequency and operating schedule,

Inspection/maintenance frequency and schedule,

Specific maintenance activities,

Required permits from resource agencies, if any,

Forms to be used in documenting implementation, operation and

maintenance activities,

Recordkeeping requirements.

T @moao

A copy of the approved O&M Plan is described in the current WQMP for
the Project, as it may be amended from time to time according to its
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terms, which is on file with the City of Garden Grove Community and
Economic Development Department, and is incorporated herein by this
reference. The Committee shall maintain a copy of the current WQMP at
a location on the Property.

The Property shall be, and the Homeowner's Association shall ensure,
that the Property is used and maintained in full compliance with the
provisions of the O&M Plan and Chapter 6.40 (Stormwater Quality) of
the Garden Grove Municipal Code, as it may be amended. The City shall
have the right to inspect the Property for the purpose of verifying
compliance with this provision. The City of Garden Grove shall be an
intended third-party beneficiary to this provision. The City shall have
the right and authority, but not the obligation, to enforce this provision
by any legal or equitable means, or by any method available to the
Property owners as provided elsewhere in the Declaration, against the
Declarant, Homeowner's Association, Owners, their successors and
assigns, or other persons in possession of the Property. This provision
shall not be amended or terminated without the written approval of the
City of Garden Grove Community and Economic Development
Department.

. Enforcement: The City is hereby made a party to this Declaration solely

for purposes of enforcing its provisions and the Standards of
Development and Conditions of Approval of Planned Unit Development
No. PUD-010-2019, Site Plan No. SP-063-2019, Variance
No. V-022-2019 and Tentative Tract Map No. TT-18169-2019. The City,
its agents, departments and employees shall have the unrestricted right
and authority, but not the obligation, to enforce the provisions of this
Declaration and the Standards of Development and Conditions of
Approval of Planned Unit Development No. PUD-010-2019, Site Plan
No. SP-063-2019, Variance No. V-022-2019 and Tentative Tract Map
No. TT-18169-2019. In the enforcement of this Declaration, the City
shall not be limited to the procedures or processes described in this
Declaration and may use any remedy provided under law or equity,
including the City’s Municipal Code. The City, its agents, departments
and employees may further refuse to issue any building, electrical or
plumbing permit that may be in violation of these Declarations or
Planned Unit Development No. PUD-010-2019, Site Plan
No. SP-063-2019, Variance No. V-022-2019 and Tentative Tract Map
No. TT-18169-2019 approvals. However, the City shall not be liable for
failing or refusing to enforce the provisions of these Declarations or the
Standards of Development and Conditions of Approval of Planned Unit
Development No. PUD-010-2019, Site Plan No. SP-063-2019, Variance
No. V-022-2019 and Tentative Tract Map No. TT-18169-2019. The
alternative dispute resolution provisions set forth in Section / Article
[SECTION] of this Declaration shall not apply to or legally bind the City.
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Assessments: The City may levy special assessments against the
properties in connection with its actions to enforce the conditions of this
Declaration or Planned Unit Development No. PUD-010-2019, Site Plan
No. SP-063-2019, Variance No. V-022-2019 and Tentative Tract Map
No. TT-18169-2019 approvals, or to abate the violation thereof. The
City shall have the same power as the Association to levy special
assessments pursuant to the provisions of [SECTION] of this Declaration
in the event that it incurs expenses in the enforcement of the conditions
of these Declarations or Planned Unit Development No. PUD-010-2019,
Site Plan No. SP-063-2019, Variance No. V-022-2019 and Tentative
Tract Map No. TT-18169-2019 approvals. Notice of intention to make
such assessment shall be mailed by the City to the Owner of each
affected [LOT/UNIT] affording the Owner thirty (30) days’ notice to
satisfy or reimburse the City’s expenditure. In the event of the failure of
any Owner of any affected [LOT/UNIT] to reimburse the City within
thirty (30) days, notice of such assessment shall be mailed by the City
to said Owner, and said assessment shall thereafter be due as a
separate debt to the City within thirty (30) days following the mailing of
such notice. Any such delinquent assessment may be and may become
a lien upon the interest of the defaulting Owner in the Lot upon the
execution by the City and the recording in the Orange County Recorder’s
office of a notice of delinquent assessment under the same conditions
that the Association could record the same pursuant to the provisions of
[SECTION]. The City may foreclose on such notice of delinquent
assessment in the same manner and with the same power as the
Association could foreclose on such notice pursuant to the provisions of
[SECTION]. It is the intent of Declarant, which intent shall be binding
upon all of Declarant’s successors in interest in the Properties, that the
City shall be deemed an interest holder pursuant to the provisions of
these Declarations in order to enforce the rights which have been given
to the City generally in these Declarations and specifically pursuant to
this Section.

. Attorney Fees: The City shall be entitled to recover its attorney’s fees

incurred in connection with its actions to enforce the conditions of these
Declarations or Planned Unit Development No. PUD-010-2019, Site Plan
No. SP-063-2019, Variance No. V-022-2019 and Tentative Tract Map
No. TT-18169-2019 approvals, or to abate the violation thereof.

Public Safety Access: The Police and Fire Department personnel may
enter upon any part of the common area for the purpose of enforcing
State and Local laws.
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vi. Modification/Termination: This Declaration shall not be terminated or
substantially amended without the prior written approval of the City of
Garden Grove Community and Economic Development Department.

74. The applicant shall comply with all provisions of the Community and Economic
Development Department including, but not limited to, the following:

a. The facades of the units shall be designed with sound attenuation features
including the use of dual pane windows and limiting, when possible, the use
of windows and vents. These features shall be approved by the Community
and Economic Development Department prior to the issuance of building
permits.

b. Prior to the finalization of working drawings for Planning Division,
Engineering Division, and Building and Safety Division Plan Check, the
applicant shall submit to the Community and Economic Development
Department detailed and dimensioned plot plans, floor plans, exterior
elevations, and landscape plans which reflect the above Conditions of
Approval. The plans shall indicate cross-sections of all streets within the
development, landscape materials, wall materials, and building materials
proposed for the project. Each unit shall have phone jacks and cable-TV
outlets in all rooms, except the laundry area, hallways, and bathrooms.
Mechanical equipment, including air conditioning units, Jacuzzi spa
equipment, sump pump, etc., shall not be located closer than 5-feet of any
side or rear property line and shall not be located in the front landscape
setback. Air conditioning units may be placed adjacent to or in front of the
dwelling units provided the location does not obstruct, impede, or hinder
any vehicle traffic or pedestrian access to any unit.

c. Should the applicant elect to build the project in more than one phase, then
a phasing plan shall be submitted to the Community and Economic
Development Department prior to releasing units for model purposes. The
phasing plan shall include, but not be limited to, a site plan showing the
phasing areas, protection of finished units, and protection for related safety
issues concerning pedestrians and non-construction vehicles. The
perimeter improvements including landscaping, walls, street improvements,
and underground utilities, shall be completed in the first phase. The
phasing plan shall be approved by the Community and Economic
Development, Fire, and Public Works Departments prior to issuance of
building permits. Notwithstanding if the applicant elects to construct the
Project in phases, the applicant shall record a single final map, not multiple
phased final maps, and the CC&Rs shall apply to the entire property
covered by the Tentative Tract Map at the time of recordation.

75. 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
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76.

77.

78.

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 north, west, and east
property lines and shall be constructed to a minimum height of 6’-0”, as
measured from highest point of finished grade. These walls shall use
decorative masonry or stucco block with decorative caps, subject to the
Community and Economic Development Department’s approval.

b. The applicant shall make good faith efforts to work with the existing
property owners along the project perimeter in designing and constructing
the required perimeter block walls. The purposes of 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 other 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 applicant shall
work with City Staff to address this situation. The Community and
Economic Development Director shall be authorized to approve minor
alterations the size and/or location of the landscape planter to
accommodate the placement of such wall.

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 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, and use of low-sodium parking lot lights, and to ensure compliance
with Title 24.

The common recreation area improvements shall be reviewed and approved by
the Community and Economic Development Department, Planning Division
prior to issuance of building permits. The common recreation area shall be
completed at the time that the applicant completes no more than 50 percent of
the units (15 units). The improvements within the main open space shall
include a children’s playground (tot lot), open turf area, built-in bench seating,
a hedge screen and landscaping around the area, and related equipment and
improvements.

The applicant shall submit detailed plans showing the proposed location of
utilities and mechanical equipment to the Community and Economic
Development Department for review and approval prior to Building and Safety
Division Plan Check. The project shall also be subject to the following:
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79.

80.

81.

82.

83.

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 or any parking areas, and shall
be screened to the satisfaction of the Community and Economic
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 and
Economic 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.

All ground- or wall-mounted mechanical equipment shall be screened from
view from any place on or off the site.

Building color and material samples shall be submitted to the Planning Division
for review and approval prior to issuance of building permits. The buildings
shall include multi-toned stuccoed exteriors, window and door trim, decorative
paneled front doors, multi-paned windows, window boxes, shutters, paneled
roll-up garage doors, decorative entry, and varied roof lines with tile roofing
material. All side and rear elevations that face a street or a common usable
open space area shall maintain the same, or enhanced, level of detail as the
fronts of the homes, including but not limited to, window trims, and
multi-paned windows.

The driveway entrance off 11%" Street, located along the southerly property
line, shall have enhanced concrete treatment subject to the Community and
Economic Development Department’s approval.

All recreation areas, landscaping along the interior project street and entryway,
any landscaping within the public right-of-ways fronting along the project site,
shall be maintained for the life of the project and such maintenance provisions
shall be included in the CC&R’s.

Decorative mailboxes shall be provided that include elements that are
complimentary to the architectural style of the buildings. Final design of the
mailboxes shall be reviewed and approved by the Planning Division prior to the
issuance of building permits
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84.

85.

86.

87.

88.

All on-site lighting shall be decorative. Final design of the street lighting shall
be reviewed and approved by the Planning Division prior to the issuance of
building permits.

All lighting structures shall be placed so as to confine direct rays to the subject
property. All exterior lights shall be reviewed and approved by the Planning
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.

The applicant shall implement the Mitigation Monitoring and Reporting Program
as identified in the adopted Mitigated Negative Declaration, and shall provide
updates about the implementation process to the City of Garden Grove,
Community Department until completion of the project.

The applicant shall, as a condition of Project approval, at its sole expense,
defend, indemnify and hold harmless the City, its officers, employees, agents
and consultants from any claim, action, or proceeding against the City, its
officers, agents, employees and/or consultants, which action seeks to set
aside, void, annul or otherwise challenge any approval by the City Council,
Planning Commission, or other City decision-making body, or City staff action
concerning Planned Unit Development No. PUD-010-2019, Site Plan
No. SP-063-2019, Variance No.V-022-2019 and Tentative Tract Map
No. TT-18169-2019 (collectively, the "Project entitlements"), and/or the
adopted Mitigated Negative Declaration and the associated Mitigation
Monitoring and Reporting Program for the Project. 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 defend the City
with legal counsel mutually selected by the applicant and the office of the City
Attorney and shall further pay any adverse financial award, which may issue
against the City, including but not limited to any award of attorney fees to a
party challenging such project approval.

The Conditions of Approval set forth herein include certain development impact
fees and other exactions. Pursuant to Government Code §66020(d), these
Conditions of Approval constitute written notice of the amount of such fees. To
the extent applicable, the applicant is hereby notified that the 90-day protest
period, commencing from the effective date of approval of Site Plan
No. SP-063-2019, Variance No.V-022-2019 and Tentative Tract Map
No. TT-18169-2019, has begun.



COMMUNITY AND ECONOMIC
DEVELOPMENT DEPARTMENT
PLANNING STAFF REPORT

AGENDA ITEM NO.: C.3. SITE LOCATION: Southwest side of
Westminster Avenue, approximately 740
feet east of Brookhurst Street, at 10142
and 10152 Westminster Avenue

HEARING DATE: February 7, 2019 GENERAL PLAN: Light Commercial

CASE NO.: Site Plan No. SP-064-2019 | ZONE: C-1 (Neighborhood Commercial)

APPLICANT: Annie Tran CEQA DETERMINATION: Exempt
15303 (c¢) New Construction or
conversion of small structures

PROPERTY OWNER(S): Diana Pham | APN: 099-162-38 & 099-162-30

REQUEST:

The applicant is requesting Site Plan approval to construct a new 3,000 square foot
two-story, medical/office building on a 14,000 square foot site (two 7,000 square foot
lots), located at 10142 and 10152 Westminster Avenue, along with associated
improvements including fagade enhancements on the existing auto repair facility on
the west lot, new drive aisles, parking and landscaping, collectively known as the
“Project”. The request also includes the demolition of an existing 800 square foot
medical office building and 400 square foot detached garage.

PROJECT STATISTICS:

Provided Code
Landscaping All Required Setbacks All Required Setbacks
1,264.5 S.F. (15%) 10% of Net Dev. Site Area (826.9 S.F.)
Parking 22 22 (plus 2 bicycle parking)
Building Height 32'-0" 35'-0" Maximum
Building Setbacks
North (Front) 15'-0" 15'-0"
South (Rear) 45'-0" (to the building) |5'-0"
West (Interior Side) 0'-0" 0'-0"
East (Interior Side) 0'-6" 0'-0"
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BACKGROUND:

The subject property (the “property”) is a combination of two 7,000 square foot lots
(14,000 square feet total) located on the south side of Westminster Avenue,
approximately 740 feet east of Brookhurst Street. The property has a General Plan
Land Use Designation of Light Commercial and is zoned C-1 (Neighborhood
Commercial). The property is adjacent to C-1 zoned properties to the west, south
and east, and PUD-108-96 (Planned Unit Development) zoned properties, across
Westminster Avenue, to the north. The lot at address 10152 Westminster Avenue,
the eastern lot, is currently improved with a medical office building, which is a
converted single-family detached building. The lot at address 10142 Westminster
Avenue, the western lot, is currently improved with, and operates as, a 1,502
square foot auto repair shop (7 Minute Smog Check). The two properties are under
one ownership and share a common driveway through an existing easement, which
encompasses the immediate front driveway approach area off Westminster Avenue.
The properties have a slight difference in grade and are separated by a wall.

DISCUSSION:
SITE PLAN:

Site Design, Circulation & Floor Plan:

The applicant is proposing to construct a new 3,000 square foot two-story
medical/office building, which will be situated on the northeast corner of the site,
with the auto repair shop to remain on the westerly site. The site will be redesigned
to function as a cohesive development with a shared driveway, drive aisles and
parking, but will remain as two (2) separate legal lots. The existing 800 square foot
medical office building and 400 square foot detached two-car garage will be
demolished and replaced with the new medical/office building. In addition, the
facade of the existing 1,502 square foot auto repair shop will be upgraded to match
the new medical/office building. The remainder of the site will be improved with the
new drive aisles, parking and landscaping. In order to facilitate the new shared
driveway, the east lot will be re-graded to match the elevation of the western lot.
Additionally, Conditions of Approval will require that the property owner record a
reciprocal easement agreement (“REA”) to establish an easement in order to
maintain reciprocal access across the property line for shared driveway access and
shared parking. Said REA shall be recorded on title of both properties and shall be
maintained in perpetuity for the life of the integrated development. Parking bays will
be located on the south portion of the property, along with a shared trash
enclosure. The site contains one (1) EV charging space and one van-accessible
parking space, which are situated below the second floor of the new medical/office
building as tuck-under parking. The medical/office building’s second floor is
accessed via a staircase located at the south end of the building.
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The applicant has proposed to occupy each tenant space of the new medical/office
building with specific uses and the parking requirements (the minimum number of
parking spaces required) have been calculated as such. The ground floor contains
one 1,141 square foot medical tenant space consisting of two (2) exam rooms, a
waiting room, a billing room, an office, file storage rooms, one (1) unisex restroom,
a lounge, a medicine room, a lab, and a utility room. The second floor contains two
(2) general office tenant spaces, which are 908 square feet and 905 square feet,
respectively.

Although the applicant is proposing specific uses (medical and general office) in
each tenant space of the new building, any use permitted in the C-1 zone would be
allowed to occupy and operate within the building subject to satisfying the
requirements for parking, zoning, and any other local, state, or federal
requirements respective to each use.

The following table reflects the parking calculations for the Project:

100 1,141 Medical 170 6.7
200 905 General Office 250 3.6
201 908 General Office 250 3.6
2 Service Bays 3 (3 per bay) 6
3224 Auto Repair Office 200 1.6
s - Total # of Parking Spaces Required .

Figure 1

The proposed new building and reconfigured site is designed for medical office uses,
general office uses, and auto repair shop. Municipal Code Section 9.16.040.150,
Parking Spaces Required, requires one (1) parking space per 170 square feet of
gross floor area for “Medical, dental, and related service support facilities” uses, and
one (1) parking space per 250 square feet of gross floor area for “General business
offices” uses. The parking requirement for the auto repair shop is one (1) space per
200 square feet of gross floor area of office space, plus three (3) spaces per service
bay. Thus, as shown in the above exhibit, Figure 1, the Code requires a minimum of
twenty-two (22) parking spaces. The Project provides a total of twenty-two (22)
parking spaces (10 standard spaces, 4 compact spaces, 1 ADA (Americans with
Disabilities Act) van accessible space, 1 electric vehicle charging space, and 6
spaces available to accommodate queued vehicles as part of the auto repair
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business operation). A condition of approval will restrict the uses of each tenant, as
noted in Figure 1 above, and as proposed by the Project applicant. Should the City
receive a proposal to change the use(s) of a tenant space(s), the applicant will be
required to demonstrate compliance with all Municipal Code requirements, and any
other requirements set forth in the California Building Code, and/or other related
local, state, or federal requirements.

In the event the site cannot accommodate the parking demand at any given time,
which causes a nuisance, hindrance, and/or problem with either on-site and off-site
parking and circulation, the business owner/property owner will be required to
create and implement a parking plan to relieve the situation. Conditions of approval
will require the business owner/property owner to submit a plan to manage parking
issues for review and approval by the Community and Economic Development
Department. The plan may include, but not be limited to: reducing the hours of
operation; instituting an off-site parking arrangement; having on-site parking
control personnel; and/or other actions that may be deemed applicable to the
situation. If the City’s Community and Economic Development Director deems such
action is necessary to remedy parking and circulation problems, such action must
be implemented within 30 days of written notice. Failure to take appropriate action
will be deemed a violation of the Conditions of Approval and may result in the City
restricting the overall use of the negatively impacting operation.

Building Architectural Design:

The new medical/office building architecture will reflect a modern style with straight
lines and a flat roof complimented by large expanses of glazing. Building materials will
consist of light-colored finished stucco, dark accent trims, wood siding, and stone
veneer accents. The main entrance will be punctuated by a metal canopy and
signage. In addition, the facade of the existing auto repair building will be updated
and enhanced in a style consistent with the new building.

Landscaping:

The Municipal Code requires that all setback areas be landscaped. Additionally,
Code requires that a minimum of ten (10) percent of the parking lot areas are to be
landscaped. The proposed site includes a total of 8,269 square feet of parking area,
and therefore requires a minimum of 826.9 square feet of landscaping, exclusive of
the required landscaped setback areas. The total proposed landscaped area for the
site, including all landscaped setback areas, is 3,264 square feet, which consists of
a variety of trees, plants, and groundcover. The applicant is required to submit a
landscape and irrigation plan to the City that complies with the landscaping
requirements of Title 9 of the Municipal Code, as well as the State’s Model Water
Efficient Landscape Ordinance.
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Signage:

The applicant is required to submit a detailed and fully dimensioned sign program
governing the entire site to the Planning Division for review and approval.

Furthermore, exterior advertisement displays and exterior wall advertisements are
not allowed. Advertisements can only be placed on the windows provided that the
combined signage does not exceed 15% of the total window area.

California Environmental Quality Act:

The proposed development is exempt from the California Environmental Quality Act
("CEQA") pursuant to CEQA's Class 3, New Construction or Conversion of Small
Structures (CEQA Guidelines §15303).

RECOMMENDATION:

Staff recommends that the Planning Commission take the following action:

1. Adopt the attached Resolution approving Site Plan No. SP-064-2019, subject to
-jhe recommended Conditions of Approval.

LEE MARINO
Planning\Services Manager

By: Gena Guisar, AICP
Planning Consultant



i
e
g
4

1S 18 gl
S e A e
5 &
# &
? %
e
s
0
=
o
: e
%
b3
W
=

B ASULBBEY

LG L

g Rl

AUNooL

15183

YO "HAOYO NIQUVD 40 ALID — i ‘ : s

6102-¥90-dS 8€ 2 08294660 NGV

IAY HILSNINLSIM 26101 2 210t

-~ b




S1

O3A0HddY

.08, 39 LSNW A3 TIVASNI 38 OL S3DIAITMOTHOVE TIY

(S6ES"LL¥1 L) NOILDINNOD S

SOHD /ALAVND

ALY HLM INGIANOD 38 LSNIW NOILYIOT 3DIA3A MOTMOVE
(9¥ES-1bL-P1L) SINIWIHINO3Y NOLLOILSNI SSNOSIA
OL ONIFINIONT Y3 LWM TT¥I 3SVTTd "NOLLINHLISNOD OL HORId

«

-

o

3000 (N33O WD)

SOMVONYLS ONITING NIZHO VINHOAITYD 9107
¥Z F1LIL 3000 A9HINT VINHOAITYD 9102
3000 T¥ORLITNI VINHOAIYD 9102

ON 133HS (<] H3L4VIYIHL SISVE 2 3414 VINHOAITYD 9107
L26081 IYANNY NO ONY NOLLYTIVASNI 40 JWLL JHL 1¥ §31S3L MOT0vE mo_o_ Hid VNSO 1%
ON L3N0 314D ALNNOD FONVHO N¥ A8 031531 38 0L SIONIATIY ¢ 2000 SHIEN(TI VINFOANIVO 9100
RPTT W3LSAS WavTY 3514 8 satis iy 3000 WIINVHIIW VINSOAIYD 9108
N = 3 9
SR I SHYIETAR Y S30IA30 TYHHALNI HIHLO HOKNY ANIHIVH HOLYNOBNYD 3HL 40 vz Anuia00d OHTID Yo TRl
8eul SIVEH ATELYNYLIS OILLINSNS 38 1SNW 301S L3INI 3HL NO 031vD01 38 TIM 3DIA30 SIHL) GYVONYLS ALID
— ONYSTYLLINGNS 0353430 38Y ONMOTIOH 3HL 3 334:4-0¥31 38 OL 301A30 TIIONRID JHNSSIHA 03ONAFH WY | YINMOAYO "3A0HE NIOHYS 40 AL1D INOLLOIGSINF T¥O 31
A8 OBIOTHD 24910 urpie
an
A8 NAVaID
TEoNey Tvos dVIN ALINIDIA| STIVLLINGNS A3¥y343a S31LON MHOM DI19nd JONVITdNOD 3A0D
=
w % w “ $30VdS T - ONDiYVd 37104018
A w > 0O $30Vds @ vioL dOHS OOWS 40 INFWIAOHANI 30VOYS
g4 F i
mz= o W SAVIS 0 = WIANVLS Ava 201A35 (3) WO TIVIICHBEWYHANYT IVIE
z 3z a3 SIS b LOVANOD (M) 45 ELE'E 40 YIHY SSOHO HLM ONITTING 301440 S1Z6-bLy (b1L) SNOHd
06 © - P - N WYHA NY1 1DVINOD
i ] N.!r bt 30vds | = 394YHO A3 (N) TVHINIOIVWOIOIN AHOLS-Z M3N 40 NOLLONELSNOD 1400C (1412 SHIVLS) 14011 € 8016 102 £FBZ6 VD 'IAONO NIQUYD
M arg s = FBESI0 () 1400 (302 suvisiL4ee | ¢ 688 000 QNS HOBUVH BE(6Y
[a} o s SYIVLS] < i : ;
My S3ovds 01 HYIN93N (N) MHOM 40 Ad02S o e - —r S3LVIO0SSY 7 NV TVNOLLVNYILNI ‘030
o < Ro ‘030IA0Yd SADVAS ONDIE VA 40 HIBWNN EEENSNERICH
PM o saovds 2z = Q3IN03 30NVISI 3onvisia o T e
: TIAVML SSI0OVLIXT [13AWIL SSID0V 163 AONYAN30 WOD DNISLNYLINSNOOSHABR3 s ¥
w W $30VdS LT = Iviol SNOILYATTI JOHS SONWS 8-V D PNEINEINNGS cwm.wr‘wwhéawh_uvmzonw
3 o) SIOVIS 191 =e0uIvEEE 30105080 90MS NYId3IVOSONYT LY (z2101 378VL) 2INVLSI0 1FAVSL $5300V LIXT NYAM3Q M3ONNNS LOVLINOD
S M SI0OVAS 9 = £ ADIAYIS - SAVE IDIANTS SNOLVATH!  B°V - 09826 ¥ 'IAOHS NATHYS
o SIOVLS vv L =05Z/658'1 301440 WHINID 4004 ANT NVid 4008 §-v 962 avioL £0Z 3LS LS SM3IT 1LELL
o SIOVAS 129 =0LL/1IpLL IIKDAN HOOTd LSL o S . ] | 806 ool a 45 806 | 10 “"ONI'SINVLINSNOD SWa
:QIHINDIY STOVAS ONIMYVA 40 HIBWNN s i 1 06 oot 8 | 45508 | 00C HFINIONT TAD
o e e Ly el NY'k . 2
“NOLLVIND VD ONIMH VI < EO“(“MM”I e 4 I 1Y ool a [4s1r1'Lf ool WO TIVNODSNNNG TIYHNI
s ooy aizla
N Q30IA0Nd |034IN03Y avol LNYdNI20/ 9922-822 (929) ANOHI
QIVINOIY TAVISANYT %0L < %Sl = 4S 05'79T'L NYId SIUMOVA ONULSIKE | -V SLIX3 40 ¥ |SLIX3 40 # | AONVAAD00 | STONYWOTIV |3dAtL| vauy | LNn 9NN ATINYD LOVINOD
(swovaLas FEETEE ITTRTY Y3y H 14 X9H 06L18 ¥ 'YNIAOD LS3M
QIMINDIY 034 YISANYT ONIANT9X3) GIAIAOHd VMY JAVOSANYT WENLIILFIEY SYOLAONNANIN0 N MY Teet
= 35 6928 = %0LX69ZTD 20,034 VIV 3dVOSANYT NIN St Io)8 20 Suanl oML
- e T530H08Y 3aVo5aHva
u 45 6928 =205 1+62Z C+000°'T)-000 ¥ L
h 15 w5t IO SOHS X3ANI 133HS SISATVNY 1IX3 OO TOVBVYYLOT T VI
35 BT SNKITING V103N 8086-68Z (929) INOHd
@ 45 000°C $10val3s = ONOHZ ONOWAVY LOVLINOD
% 45 000'F1 3215 101 E0816 VO 'VHEWVYHIY
R OAI8 AITIVA MBIKE
3 S5V 3AVOSANVT —
ﬂ NOILVING1V0 V3HV 3dVOSaNV ONI'LNIW4OT3AIA 7 NOISIA 1D34u3d
HIINTONT IVIINVHOIW
s 000't 37avasn 1vioL
45 9 AL 13N 1w8019085D831 ONVLNYHD TIVWI
45 006 @010 TWHINIO) 102 LiND 105€ - Br2 (#12) SNOHd
3 z ONVLAVHD LOVINOD
48 nem. (FOI440 TWHINIO) 002 LINN €8976 VO "HALSNINLSIM
s 658'L Y0074 ANOD3S AV YNIIS 522
48 'y (321440 WIITIN) HOOT4 LSHId ONINIINIONS 020
NWOGHVaNE VAUV 318VISN BNV
s oize :vaMY ONIGTING V101 WOO IYHOBONOOSNONAL WA
35 000%F V35 378V3SN TWIOL ¥LBZHOZ (b1L) 3NOHd
48 £42 YIHY NOWWNOD V101 ONOT AQHL LOVINOD

LT

v NOWANISID  A3H

D R ]
1o0c400(89) vt
omoocsei) AL

eV WA oSN

AL HON 15 10LAN80H

zes0ss wolelyon
Soseio o

DN SIMO3E

NOIST

2

VIHALEO NS1S3a

z AHOLS 40 H3BWNN
on QIHITINRS
an JdAL NOILOMRLSNOD

] ADNVAND20

(510712) 45 000'p1 V34V 101
0€-291-660

86-291-660 Nel¥

10 GNINOZ

£¥BI6 VO 'TAOHI NIV
"HI0 HINNS 26901
ONIMIINIONS ON
HIINIONI WHNLONHLS

WOD DD0LABNVHLA VI
9600-02€ (bi2) INOHJ

NYAL AINNIA LOVINOD
09926 Y2 'HOVEE LHOMIAN
02Z 31S 1S NI0LSINE 029p1
“ONI S3ULTVIOTAS NOISIA LA
T5aLIHoEY

woam
103w

R uen

gt

‘oaom

3300 vavew.

i

W

30000 1D WXL
Theimn

aLss

Q0N 310 S50
e

Anommy
Son

]

Frry

o

10000 030AUL TS
Trersii

g
T
Ehr
gery

QTN 0 LN
Tty e

a0 201
el bl
b w

o ¥
ot wr
o e
o e
33530 o
et 1l
oo Zon
Nl o
ot i
Faece 2931
oot o
03 mATIOH T
A 0 w
razao
3000
3o
oz
S0
o100
svioot
s w01
Nl 1034
A0 3
Wares 1037
30N 4034
a0t
ey
"ot
Wl
meavasoh s
‘s u0oTs
etier i}
oassia
woua d
NowaR
el
s
Youisan
Wonean
i
]
10iswnoa
o)
NaBa
i
s 513000
i3
umi03n
ensamn0y
TuL o
Snong)
No¥aN0)
Frereiney
ey
"
ot v
fre)
bera)
et
rouos 108
o Il
owcoaTa and
"ot B
Bt ot
oavos o
It rodda
o i
Tevimy o
NGO 1000
Lo no3

SNOILVIATHEav

HIMON HOBAIY

L3305 10935 N

SO MG WTR0) 303

HBININALON I NI T4

VAN T

3N W00a

WM 00y

3o 13305

waamn 135

N NoU 53

uaON LTS

u3eN NOUvATTE

aanN L3S

Fomavasaywaas

FM3u3 3y WA

ATy

Wi ¥a100

3oM39343 2108

303143 MO,

303wy Heod

30T WOOH

333
NGHLVATI3 B3N
ANV U DD

TN NI

330343430 NOUYATTS

IoMaIAN W

V1iva 103rodd

NOILVAIT3 HLYON ONIaTing 1vola3n

SINVLINSNOD

STO9NAS

¥¥826 YO 'IAOYO NIAYVYO
ANV 43LSNINLS3IM 25101 ANV ZvLoL

dOHS O0INS ? ONIA1ING TVOIa3n




L-V

O 133HG
TEhea1
S 1OFDHY
GG
3190 L
BBILL
FAVO NV
Y (gogomm
ou A8 18AV8G

GALONSY  2IVOE

P86 YO "BAOYD N3QHVYD
SAVY Y3 LSNINLSIM

26101 R2YI0L

ONIATING TVYOIa3 N

STLLIMOVA ONILSIX3

Y U BN
LIS MR 1 N

sennse oty o
s e

it

o

SHITING MDFHD TUOWS g
FOVY [Z]

OMETHNG TOI0aN 3 8]
HABNUTLAONLSND [§]
LHANBSVE AAIART ONILSKE ¥
LHg oo anena ]
ONS NN i wa (2]
AHLG SIS LNBHONOW ONLSXE (1]
SHION A3

SO0 =97 31908

@uvz SOV ONILSIX3

1S 43IMOT1d

L5 HEMOTN ZE0v

LHY TYILEVIN OVE NBAMD |

/!

AV UILSNINLS BN 02301
A OMd

23RN0

BAY SRLSHIAL

HOUYLS HITHG I

|

g

i

ORITUNG T3 BAY HBISNIHISIMISI0)

T

i

o

D07

ol
3

3y

A

<
/

oNigng
Tvoiaan (3)

a5

e

=gy

IAY UILSNIANLSIMN 201

g

"AAV HALSNINLSIM




c-v

ON 133HS
608t
ON 1D30H
/UL
3LV LNIdd
8LBLILL
3.v0 NV
Y sgamnam
N g wavaa
CAUONSY  IWIS
S =
EEEE
»
o el
M2 e
Z> 2P
=)
Q0w
D HaC
Qmr =
< A o
m H
<
Q 2]
» M
©
N
2
B
R
@
3
m
m
=4

LA

LT

LINONOD ¥3vd 9in —1—
TIVLS ONDASYE 4O IFNAN @
advasant [1]
ANMHILWW DLLSTROA @. 1 M 1IN HALWW (3) @
IWM3AIS AAIAONOD L1540 [82]
02178 VL0 CHVONYLS ALID 43d HOVONAY AR [52]
Fnnuavas.e [r]
H39VHO A3 [82]
HOYORdY AVMIAHO ALRONOD 3ALVa0030 [Z]
107 ONDIHY NO ONIAYY LTVHASY JLIHONOD @
3N AL30Nd [02]
3A08vHOO ONE [61]
NOIS aNDiYd 1332415440 [81]
331 (1]
NIV 10401 [94]
(85N QHYOB HOLMS NIVW [81]

AHLNG FHL 40 5T NHLIW GVOTIV LON S| SNPIOWS LYHL ONILON 30VNaIS
TIVAS LOVANOD GALYIIONI (2. SHILLTT ILIHM HOM .ZL H

RLS 3TM P HILINRITD HIM D 0 .0-£ D SIARILS GILNIV] JALOT 143 38 3AM . @
sanoa aatvonnaL 1]

CHVONVLS ALID 834 34NSO1oNE Hsvell [01]

TIAVELL 40 Hivd TBISSTOIV 40 NOLLOZIN SNl 6]

(TIAVHL 50 HLYG O3LOHLSHONN HYZ1D NIW.8F) TIAVNLZ 40
NOILOZHIA NISOTS %S XYW ONY 340TS SSOMD %2 XYW T3AVAL 30 3LN0Y T18ISSIOIVMEN 8]

SIMVECIS HSINA 3A0BY .08 NIN 3003 VOV 43d T10d ATVE NO NOIS dvDONVHMEN [Z]
8410 31340M00.9 [9]

3000 VOV 434
TOBKAS HIVHOT3FHM 0901 GAINIV [5 ]

Tanvd 031 [v]

1S303d ILTHONOD @.81 NO 104 1HON [€]
STIvAS ONDive [2]

NOIS BAVAL 40 310N TaISSI0V [1]

S3LON A3X NV1d 40074

Hn

SO0 =8/ 37VIS

+0-001

«9°EL

Loaie

<0001

NVd 3LIS
00r
908 ._ 9l £ 951 0z
IovioLs i
0 Bns01oma 3
3 i
AT
/) 1 s .
H
WN& _ p m | A_ 4
m £ | 359651 5
|52 doHs z
| o3 %03HD 9OMS () =
(I A
O, i | _ .
N v L &
B (I
N
AN
/ 3 AVMIAING 8
5 g
0z
|
H KR 89
i
&
0.2 -
] o 3
Ei—» 5 2
3E 7. _. e v
0761 N 0-52 N 0Ll
o
— &
3 PRy
Amv o 3 & 1IN0 TvoI03W Iz ¥
i o E
- aufs 3 5
o aEM.I I._n ~ = ReCIES @
s T & 049 N 085 * 05t

£0-0rL

"3AV YILSNIWLSIM




€~V

oN 133HS
T608t
14 L03r08d
VOV 3 va g
BIBILL
2Lv0 NV
Y ka amoan
AR g waveia
CIIONSY  FVOS
@ 3=
> W Sm
D@ >0
Oy
mzZ ey
z= L2
]
QB2 w
DB - 5
O m hd
< O
m =
<
(¢}
gm @
©
]
&
B
kS
.
b 1 Iy
n O
e
H py
Y
Qr
O >
a2

=

Aivd  NOMANDS3S ATY

Do Yms
swrioatms)  XYs
emaceeid 12

TV UV D0dwI

O£ 31% UGN 4510/ N800}

2at0ee srutven
eslasun

RIS
2N

2N

[ _ NvLIA LIX3 HOO0Td Lsuid - ITNAFHOS HSINIG
LK
m « - > (HLOOWS) Kot 313 AHMVOO % %
=]
ISNINIG NV NOISNIN Y.
Hors CUVORYLS OISNING QHvaNVLS . . - o HOOH AOOM O LIVD | 2
ATvaIE 11 BOVHO SNIGNOISTIROD FTHVHE i 30vYO ONIGNOJSIHE0D W
*J ﬁ! oo o] [+]¢]* > 3108 335 (4nsNON) 3IL DvaE0 | §
=y r > ; J37 8% OL 90013 WOu4 3111
|| — QWSO HO il HLM SNIINOD TIVM | <
fr SION 935 FLOOWS JHVAGYM | £
vyt o [o|e]e] =]
w LEIENMOd @ 1 bl Il NIV TINVNG $5019 1ES | -
Sl S¥iviS b = S3 sl el o|*]oixt*i "l =] > ANV HIM {08 WNSIAD) TIvMANG
LIXE " 382 8102 '6 £08 TIBYL HLIM K130 SBHSINGG HORIBINITIY § - olelwfuloiniuin] o “1ENYE DUS(0DY 230 M ONITBO MVEL |
— %
! ! HSINI TIEVHE W AN 5 ) ; SIGN 355 HICOHS | &
+ L QY TIGYNYITIO AUSYA' LNSBHOSBYNON HLOOS '18vanG 33 OL SAISHIANN QNN IONI BOVANAS BHLNNCO TV b 5 FIBYHIVM LIV ‘_mwﬂ.ﬂw_w%ﬂw,hﬁw 3
o3 o3 o1 E
o e AINO SYIMY Didaveil O GILORILSHY 38 TIVHS SINZOV INVISISEY drIS NIVLNOD Bk EREeEE Ry T
K 5 HOIHAM STOV-ANNS HOOTA HLOOWS AT3LIIIHOD 38 TIVHS SH3A0D 3SVE THL LY ONY IN3NJINO3 130NA onioos ¢ (2|2 |1g1% 15 m N E m S0E
E Z|5i= £ rt
<& NYHL BHOW ON 108 HOI .6/5 LSVST1Y 38 1IVHS IBYHSYM ATSYA ONY INSBHOSBYNON FI8WING 33 0L I BLBOOW 1YW & (& 3|33 m RIS 3L m w
SHILOVAVHO (3SIVY BTIVAE Il 3AVHD HLI GINVANODDY § m 3 RPRIR ER 2
367IVHS ONY SdAL S35 T1dWIS HO HMES SNYS LOISHIVMEOS ONNIOVE Ok 3571 (3130 ol 12 BRI8IRIS 3
HO %04 40 BIVA BONYLOFHIH LHON ¥ ONIAYH SY GINISIT S GIBOTI0D LHOM OIHOTOD LHOM ¥ HLM FEVNYIT0 3181 RIBEIRS
'B8YD u3dAN \IEA TISIVY 38 TIVHS STVHINNAN ONY SHILLI ASYE'S 1NIBHOSEYNON "BIBVHN0 FIBYHSYM "HIOOMWS 38 TIVHS V3MY S3FA0 WS TIY NI SONTIED ONY TIWA TV ' a1 e
HEOW $TVIHIIVIH ONV 10N 3TRGIHI5 HSNIZ
@ s 3908
2] 3
Za
06 B <004 06 )44
«
ualvm eviod 61
@
OMRIVID oNpEAnanv i 4
UIHSINONOE BUIAD BV 3GN0HS i)
3o AB FBvLIVE  [oF) =
SLYNIWYT DILSYId LINEYD QILNOWTIoM (8]
NOLLYINEYS O HORId NOISI] IACHIY UMY SHO0D
OMILYNINYT LOT13S OL HINMO HOLOYMINGDBNS  [8] @ ~ e m
A8 L7106 QMY OINOS30 38 0L ALINIBYD I R lm.tmx 1_ o soudo
XYW LH b6 MIINNOD "ASVE L3NEYD @ s:ud "
29NN L rxa 2
MU0 TOVAS HOOTI AVETD v x.0e (3] @ @
1M ZpuANNOD Haddn (3] E 2 %l -~
G -
(908813 D8) 6L MOZ IH NI () \ @] G ¢ 3
+LT BONVEVET 331017LIE " LH OE ¥BLNN0D FIBISTAD0Y - — B e P — P — >~ — D — Ty L e
F 48y -
.03ND00 §1 IIVIS N\ vive |3 1INNTVYDIQ3NW
SIHL NIHM CIHDOINN NIYW3Y 01 4000 SIHL ONILYLS  [E] [N - . —
—
SUILLFTHOM .| HLIWA BAOBY NOIS JAVH OL HOOD SIHL ™7 lao v e oHITIE
™
1YL IS0 338 WXL IOWNOIS L0@ F1UovL (V] 2 H o auun av e L &
= 2 30VH01S
AULMZ ) 01340
NIVH LV NOIS TOBNAS ALNMIBISSEOOY Lman sanosd L b v r O b Sa—
SZLON A3M NV'1d HOOT4 ] — m. ! _.
95 06 N .08 s 06 s 9L
SSIYOT O HAVA NOWKOD - 985
anNgoa




V-V

hiZEELE

L6081
DN LI

1000) LRt

A8 0.

AB WAV

QAN SY  FWIS

"SAV U3 LSNINLSTIM
26101 BZYiol
ONIATING T¥2Ia3W

¥$826 VO "IAOHO NIAWVO

¥00Td ANOO3S
NVId ¥00Td

VT HONIISIT Ay

oy e T
woes R v
PROTIID a0

eI I 1O
WIS MR 23 ALY

seme wasteon
asalo S

TGO
z@mwm_

“2

L TYLEA LIX3
carom g v
CAYOBTIA WIS MDD B AL S5 Ny KOS QuwNYLS NOWS AWK QuVIONVLS
HOWYIISNI BI AN SHIHLYIHS SAN M A0 BISYIANN - 3 3.
B e o dassny 3] [ STIVHE 1 0V OMIOHOISIOD r FTIVHE 1 OVHE DNIHOI3 30T
€ : % s fclf i B
HLKE 3H 0 BO1Y2 B0NONS 3] ! = ] wrQn o]
IV BSHIDVY J00H "] o R NMOG o g
RAOI0 51 3IVES T SHIVLS T m l_l_ Xm ~k
SIHL MY TIHI NIYREH OL 8000 Sk SHILYLS iG] 7 11X3
SuALLT LWL BAGBY HOIS BAYH OL H0OOT Stk
ki:H B
WLBO 333 AMOT SUIVLS LI, FOVIOIS 16@ FIeow: B0 ZE] &3
SS3UOT 4O HIVA HOWKDD  ~C K- YL ULIRD FIF LS, OVNOIS 16@ FOvL W) 9
T e AMINE
PEERLY HDIS TOSWAS ALFIBISS IOV LNIAMEN 300 E
aNFoaT SILON AT NVTd ¥OOHd
A\I z W51 2,61 191Y0S
/\ w JO0Td ANODES
a6
ok e
AR
e g e — € ——— -
2 1 By B
Y | ANOOWE ] 4,
o “
i = T
g % m_; / |
T I g
|- 4 _
& - | |
| |
1495
_ £ Ik‘/Mw_
% I I A U G
E} A A R &
1469 _ _
THIvY | |
! 45 506 4S 806 | 3
] FOI440 TVAINTD 301440 TvHaNao|
A 00Z LINN LZLUNA |
| mﬁr
| ANODVE
I ! o
A _

ey oy




G-V

o1 L33HE

L6031
oM 153

HAVG L

BB

3060 MYl
Y amamonan
oW

A5 HAVEG

GEONSY  3W05

AL

NOILVAZT3 HLNOS

o483
mz
zz L R
D5 w
D - &5
omNE
<D 5
‘_‘:W Z
e}

pmo @
0

5]

o

s

E-s

m

[

P

»

=

[o]

=

[73
=y
[P V.

Pt

R
wzanananots (1 @ ” _ _ * i
sdonvavian [ s ?L ; ;r’;— s il
MOONIVHO0A LNOMATHOLS 3] e TS = ==
BOLAUORALKE  [F]
TVHOHYND LS SEFIVIS (]
DEBGooM  [£} m
HSINEZODONIS 17}
ANESHT HSING §OINI G
[ s
L0351 BIVOS J031 2471 13IV0S
NOILVAZTE LS3mMm NOILVYATTE HLYMON
._. 505
. H g P et
i _ e s ._ *.Z 1 ._ bt y o«._ o @ o _ [
=} o T : ¢ e e N
=t ! 4 6] 1
s = e
_ — @ L —d o
T E T e ) 1} — ) m = ]
) = 13 e | 3 i S ———————. H .
- == | s — 8 |
i i e . | i
1 S 2 !
- * T < 1
| = | qe
t
i [t} -
o ’
o8 Bt




9-V

23 13IHS

OGN EYIOMd

B
T4 LIS

AU

3190 1V
B opnan
ow A8 G

GALONSY  HIVIE

"3AV H3LSNINLSIM
ZGL0L B 2P0l
ONIQUNE TVIIQ3W

¥7826 VO "IAOUD NIQUVD

NVd 4004

SHINIDY
ONY B3I0D SRS OO0 UL 00 ATHL NS S9030
QO0M NO GAGH T AN SWALSAS SNINFLSYS TIIVLS G v

ADNY LG TYMVIOH LA OV 3 PALER
TR 263 FHVADS 4 GTHOVLLY HEW FTVN 350 200 Sofvl
LB LYY HOOOMHL 13315 58 THIVLIIO0Y HY HOVILY
NFHIVLLY 008

AFIATS

S TG QO (RIVRILLS SAHILALIVAOHA FHADH
FLHM 53 TIVHG 4O SV 0 IEHOAN0D LIFHT
4D SIVIIHIR LIIHG o) HOVHINS TR TN SYIADEING
AYIROUING SRR

ALV
6 A0 DALY 33 TIWHS L WHISY
V3 OL A0 IR0D LIVHGY D00

SLI00U
AL @

AL AL BLITO WLSY) OF DNBRIOINDD SLITHG AT SYI33U

BRTBE ST

| HBAAL OISV
D1 DHINZ0ANOD 1333 35YE BIBI SSVID DIV LTVHASY
1BIHG BSVOSLE 1HINS BSvE

SRHOOH S Iag
LN AT 4
LRI HIHE dH

TRMAI 0L TRADT

13drened 33 dOL

[IEBER]

awa  woneNdsIa_hay

wor i) e “WAv)
A0 vs
omooitims ML

SRS DRI
S HRN £ 10190 0

2asoin sy o
At

SHMAE

NS

2

TIVM Ldvendd 3HL 30 DDV 1V E

LR OYAR
VIR YA MVIOS BH0LNY

SHOHRONININO D30 S0 TN LIVINHYR
3d TIVESHI (Y SSVIDHRIVIA BT WHISAS J008 drLHng

W82 X608 TYADF A0 WO HEs A HILVH SEADIY A0

SN 08 T3 D

VHS OO0 Y SY2ih
MO B HIT 30U

T Lidvavd

SHIGN AS3 HV1d 3608

™ W05 5.t SATY0S
v e aoos

41 401
LR -

- £ - [l
,m [ [
S8 tws 1w
Blg 1 1 '

Lo e

dh
632

*,




L-V

oN 133HS
TZ6081
ON 103008
BUBUTT
31V0 LNdd
CICI
3490 NV
Y gamnan
N amwwag
CAUONSY  FI¥S
3=
£522
w &
OanNEa
m=z e 3
Z=@
Q52w
A -Hac
QO mrN -
< A o
mx» Z
o <
>mo @
©
I}
53
R
£
-
>
P4
o]
(7]
Q
»
o
m
.ﬂa
=2

Il

5

NOUdINISII Add

wesoepB M Y3
ioocioaem  Xvi
smoocTi) T

mwz NV1d 3dVOSANV1

001 =81 :3TV0S

"SAV ¥3LSNINLSIM




8-V

‘ON 133HS

LdizB08t
‘ON LO3rOYd

4004 V1IN

NIVW3Y OL SMOGNIM ONV SH00a TV
310N

W00 =918 FIVOS

T

LIp0IZY
VO NVId

W e avozHo
AN agNmvra

GILONSY VIS

TS0 B ZP10L

"3AV H3LSNINLSIM
dOHS DOWS % "9079 TVIIa3N

¥¥826 VO ‘IAOUD NIAUVD

SNOILVATT3 3S0d0¥d

NOILLVAZTE HLMON

SNOILVAZT3
dOHS DONS

6LEM3A 00791

SQUYMAINNNG  [E]

NOILVAZT3 LSv3

@

B8LEM3T FLIHM 3DVLLOD

SQYVMAINNNG  [8

S19130 ‘NOSYW INOLS
SQYYMAINNNG 2]

el

ONIQIS aoom [

NOILVAZT3 HLNOS

=

S mall

ot

i

«

L0t = QL TFIVOS

SNOILVAZTE ONILSIX3

NOILVAZT3 HLYON

NOILVAZT3 Lsv3

NOILVAZTE HLNOS

£

£

T

o

£

5z £

V0 NOUENDEIT AW

wesssenDm wvmy
1ooei00(0n v
sooe(rid s

O9RER VD 1 LU0

B2 L8 MLMON 18 Ol 82

dsinsn mo'ay o
Sevaio O on

NOIs3

N

| 031D DOWS w2

| XOIHO DOMWS unuz |

Z

Ta




RESOLUTION NO. 5947-19

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF GARDEN GROVE
APPROVING SITE PLAN NO. SP-064-2019, FOR TWO PROPERTIES LOCATED ON THE
SOUTH SIDE OF WESTMINSTER AVENUE, APPROXIMATELY 740 FEET EAST OF
BROOKHURST STREET, AT 10142 AND 10152 WESTMINSTER AVENUE,
ASSESSOR’S PARCEL NOS. 099-162-38 AND 099-162-30.

BE IT RESOLVED that the Planning Commission of the City of Garden Grove, in
regular session assembled on February 7, 2019, approves Site Plan
No. SP-064-2019.

BE IT FURTHER RESOLVED in the matter of Site Plan No. SP-064-2019, the
Planning Commission of the City of Garden Grove does hereby determine and report
as follows:

1. The subject case was initiated by Annie Tran pursuant to the authorization of
the property owner, Diana Pham.

2. The applicant is requesting Site Plan approval to construct a new 3,000
square foot two-story, medical/office building on a 14,000 square foot site
(two 7,000 square foot lots) located at 10142 and 10152 Westminster
Avenue, along with associated improvements, which include facade
enhancements for an existing 1,536 auto repair shop, grading, new drive
aisles, a parking lot and landscaping, collectively known as the “Project”. The
project will also consist of demolition of an existing 800 square foot medical
office building and 400 square foot detached garage.

3. The proposed project is categorically exempt from the California
Environmental Quality Act ("CEQA") pursuant to Section 15303(c) (New
Construction or Conversion of Small Structures) of the CEQA Guidelines (14
Cal. Code Regs., Section 15303). The proposed project consists of the
construction of a new commercial structure not exceeding 10,000 square feet
in an urbanized area.

4. The property has a General Plan Land Use designation of Light Commercial
and is currently zoned C-1 (Neighborhood Commercial). The property
contains an existing medical office facility in a converted single-family
detached building and an auto repair facility, both of which are currently
active businesses.

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 February 7, 2019,
and all interested persons were given an opportunity to be heard.
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8. The Planning Commission gave due and careful consideration to the matter
during its meeting of February 7, 2019, and

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

FACTS:

The subject property (the “property”) is a 14,000 square foot site (two 7,000
square foot lots), located on the south side of Westminster Avenue, approximately
740 feet east of Brookhurst Street. The property has a General Plan Land Use
Designation of Light Commercial and is zoned C-1 (Neighborhood Commercial). The
property is adjacent to C-1 zoned properties to the east, west and south, and
PUD-108-96 (Planned Unit Development) zoned properties, across Westminster
Avenue, to the north. The lot at address 10152 Westminster Avenue, the eastern
lot, is currently improved with a medical office building, which is a converted
single-family detached building. The lot at address 10142 Westminster Avenue, the
western lot is currently improved with, and operates as, a 1,502 square foot auto
repair shop (7 Minute Smog Check). The two properties are under one ownership
and share a common driveway through an existing easement, which encompasses
the immediate front driveway approach area off Westminster Avenue. The
properties have a slight difference in grade and are separated by a wall.

The applicant is proposing to construct a new 3,000 square foot, two-story
medical/office building, which will be situated on the northeast corner of the site,
with the auto repair shop to remain on the westerly site. The site will be redesigned
to function as a cohesive development with a shared driveway, drive aisles and
parking, but will remain as two (2) separate legal lots. The existing 800 square foot
medical office building and 400 square foot detached two-car garage will be
demolished and replaced with the new medical/office building. In addition, the
facade of the existing 1,502 square foot auto repair shop will be upgraded to match
the new medical/office building. The remainder of the site will be improved with the
new drive aisles, parking and landscaping.

Parking bays will be located on the south portion of the property, along with a
shared trash enclosure. The site contains one (1) EV charging space and one van-
accessible parking space, which are situated below the second floor of the new
medical/office building as tuck-under parking. The medical/office building’s second
floor is accessed via a staircase located at the south end of the building.

In order to facilitate the new shared driveway, the east lot will be re-graded to
match the elevation of the western lot. Additionally, Conditions of Approval will
require that the property owner record a reciprocal easement agreement ("REA”) to
establish an easement in order to maintain reciprocal access across the property
line for shared driveway access and shared parking. Said REA shall be recorded on
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title of both properties and shall be maintained in perpetuity for the life of the
integrated development.

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 Light Commercial
and is zoned C-1 (Neighborhood Commercial). The Project complies with the
land use designation and the zoning requirements for the property. The Light
Commercial (LC) designation is intended to allow a range of commercial
activities, including medical and general office services that serve local
residential neighborhoods and the larger community. The Project will not
exceed the maximum Floor Area Ratio (“FAR") permitted by Light Commercial
Land Use Designation. The General Plan allows a maximum FAR of 0.55 for LC,
and the Project FAR is 0.33.

The design and improvement of the proposed project is consistent with the
spirit and intent of the General Plan, through its goals, policies, and
implementation programs, including specifically:

Policy LU-1.7 - To encourage the design of new commercial developments as
integrated centers, rather than as small individual strip developments; and

LU-IMP-6C - Encourage fagade renovation, enhanced parking area
landscaping, improved lighting, development of pad buildings, and the use of
pedestrian amenities, such as fountains, plazas, promenades, seating, and
like features.

The project has been designed to comply with all requirements of Title 9 of
the Municipal Code. The placements of the structures, the site design, the
parking lot layout, the number of on-site parking spaces, and the landscape
areas are consistent with the spirit and intent of the requirements of the
Municipal Code.

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.

The proposed project has been designed to provide drive lanes and a parking
layout that enable customers to maneuver effectively through the site.
Sufficient on-site parking is provided to accommodate the proposed
medical/office building and existing auto repair building. An easement for
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shared parking and driveways will be recorded and maintained for the life of
the development.

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

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

The Project utilizes access off Westminster Avenue, which will be adequate to
accommodate the development once the developer provides the necessary
improvements for the project. Utilities and drainage channels in the area, if
and where necessary, will be made adequate to accommodate the
development. The property is not located in a sewer deficiency area. The
Public Works Department has incorporated conditions of approval to mitigate
potential impacts to the sewer system.

The proposed development will also provide landscaping and proper grading
of the site in order to improve drainage in the area. The Public Works
Engineering and Water Services Division have reviewed the plans, and all
appropriate conditions of approval will eliminate any adverse impacts to the
streets and alleys, utilities and drainage channels.

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, which has
required various on-site and off-site improvements, including sidewalks,
driveways, and grading improvements. The proposed project has been
designed to provide drive lanes and a parking layout that enable customers
to maneuver effectively through the site. Sufficient on-site parking is
provided to accommodate the proposed medical/office building and existing
auto repair building. All appropriate conditions of approval included by the
Public Works Department will eliminate any adverse impacts to the streets
and alleys, utilities and drainage channels, and will ensure that the project
will not adversely impact the City’s ability to perform its required public works
functions.

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

The proposed project is consistent with the existing commercial uses and
improvements in the surrounding area. The property is currently improved
with existing commercial uses - the existing medical office building and the
existing auto repair building. The proposed project will not see any change in
the commercial use activities. Additionally, the proposed project will
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significantly improve the aesthetics of the property by modernizing the
property through the construction of a new medical/office building along with
proposed enhancements to the fagade of the existing auto repair building.
Other site improvements will include new landscaping, a new parking lot, and
an entrance fitted with decorative enhanced concrete. The resulting
development will be an improvement, visually, for the community while also
maintaining a reasonable degree of physical, functional, and visual
compatibility with neighboring uses and the desirable neighborhood
characteristics.  Therefore, the proposed project is consistent with the
surrounding area and compatible with the existing uses on the properties.

The planning and design of buildings, building placement, and provision of
landscaping will provide an attractive environment for the occupants of the
property.

The project has been designed to consider building appearance, building
placement, landscaping, and other amenities in order to create an attractive
environment. All landscaped areas are required to adhere to the landscaping
requirements of the Title 9 of the Municipal Code, which includes the City’'s
Landscape Water Efficiency Guidelines. The necessary agreements for the
protection and maintenance of all landscaping will be achieved through the
conditions of approval for the Project.

INCORPORATIQN 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.

BE IT FURTHER RESOLVED that the Planning Commission does conclude:

1.

The Site Plan possesses characteristics that would indicate justification of the
request in accordance with Municipal Code Section 9.32.030.

In order to fulfill the purpose and intent of the Municipal Code, and, thereby,
promote the health, safety, and general welfare, the following conditions of
approval, attached as “Exhibit A,” shall apply to Site Plan No. SP-064-2019.



1.

EXHIBIT “"A"”

Site Plan No. SP-064-2019

10142 and 10152 Westminster Avenue

CONDITIONS OF APPROVAL

General Conditions

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

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

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

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

All conditions of approval shall be implemented at the applicant’s expense,
except where specified in the individual condition.
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Building and Safety Division

6.

10.

11.

Project shall comply with the 2016 CA Building Code (CBC), CA Mechanical
Code (CMC), CA Plumbing Code (CPC), CA Electrical Code (CEC), CA Green
Building Standards Code (CGBSC) and the 2016 CA Building Energy
Efficiency Standards.

Soil report in accordance with CBC Chapter 18 shall be provided for this
project.

Construction waste reduction, disposal and recycling shall comply with
CGBSC Chapter 5; CALGreen Mandatory checklist and City Construction
Waste Management forms shall be completed and imprinted on plan.

All exterior and interior accessibility requirements shall comply with CBC
Chapter 11B.

Fire-rated exterior wall shall comply with CBC Chapter 6

Fire-rated constructions shall comply with CBC Chapter 7.

Public Works Engineering Division

12.

13.

14.

15.

16.

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

All vehicular access drives to the site shall be provided in locations approved
by the City of Garden Grove's City Traffic Engineer.

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

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

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
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17.

18.

19.

20.

21,

22.

23.

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.

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

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

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

An agreement, declaration of covenants, conditions and restrictions, or
similar document that provides for reciprocal access and parking between the
two subject properties in perpetuity ("CC&Rs"), in a form acceptable to the
City Engineer and City Attorney, shall be prepared by the applicant, approved
by the City, and recorded prior to the issuance of a grading permit. The
CC&Rs shall, at a minimum, specifically identify the reciprocal access areas
and shared parking spaces and shall provide that such reciprocal access and
parking may not be modified without City approval.

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

Prior to the issuance of any grading or building permits or prior to
recordation upon subdivision of land if determined applicable by the City
Building Official, the applicant shall submit to the City for review and
approval a Water Quality Management Plan that:
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a. Addresses Site Design BMPs based upon the geotechnical report
recommendations and findings such as infiltration minimizing
impervious areas, maximizing permeability, minimizing directly
connected impervious areas, creating reduced or “zero discharge”
areas, and conserving natural areas.

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

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

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

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

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

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

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

b. Demonstrate that applicant is prepared to implement all non-structural
BMPs described in the Project WQMP.

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

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

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

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

b. Provide solid roof or awning to prevent direct precipitation.
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26.

27.

28.

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

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

e. See CASQA Storm Water Handbook Section 3.2.9 and BMP Fact Sheet
SD-32 for additional information.

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

g. Pursuant to state mandated commercial organic recycling law-AB
1826, the applicant is required to coordinate storage and removal of
the organics waste with local recycling/trash company.

The applicant and his contractor shall be responsible for protecting all
existing horizontal and vertical survey controls, monuments, ties (centerline
and corner) and benchmarks located within the limits of the project. If any
of the above require removal; relocation or resetting, the Contractor shall,
prior to any construction work, and under the supervision of a California
licensed Land Surveyor, establish sufficient temporary ties and benchmarks
to enable the points to be reset after completion of construction. Any ties,
monuments and bench marks disturbed during construction shall be reset per
Orange County Surveyor Standards after construction. Applicant and his
contractor shall also re-set the tie monuments where curb or curb ramps are
removed and replaced or new ramps are installed. The Applicant and his
contractor shall be liable for, at his expense, any resurvey required due to his
negligence in protecting existing ties, monuments, benchmarks or any such
horizontal and vertical controls.

Any new or required block walls and/or retaining walls shall be shown on the
grading plans. Cross sections shall show vertical and horizontal relations of
improvements and property line. Block walls shall be designed in accordance
to City standards or designed by a professional registered engineer. In
addition, the following shall apply:

a. The color and material of all proposed block walls, columns, and
wrought iron fencing shall be approved by the Planning Services
Division prior to installation.

The applicant shall identify a temporary parking site(s) for construction crew
and construction trailers office staff prior to issuance of a grading permit. No
construction parking is allowed on local streets.
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29.

30.

31.

32.

33.

34.

Prior to issuance of a grading permit, the applicant shall submit and obtain
approval of a worksite traffic control plan, satisfactory to the City Traffic
Engineer,

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

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

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

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

All landscape, sidewalk and lighting improvements installed within the public
rights-of-way shall be maintained by the applicant in a manner meeting the
approval of the City of Garden Grove. Prior to issuance of a building permit,
the applicant shall design and construct street frontage improvements as
identified below:

Westminster Avenue

a. The existing substandard driveway approach and landscape fronting
the property along Westminster Avenue shall be removed, and curb
and gutter, sidewalk and new driveway approach shall be constructed
in accordance with City Standard;

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

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

d. Construct 8-foot sidewalk adjacent to the street curb in accordance
with City Standard Plan B-106.
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e. Applicant shall coordinate the location of all new water meters,
backflow preventers and backflow devices to be placed in
sidewalk/landscape area on Westminster Avenue with the Planning
Division and the Water Services Division.

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

Public Works Water Services Division

35. A Reduced Pressure Principle Device (RPPD) backflow prevention device shall
be installed for meter protection. The landscape system shall also have RPPD
device. The RPPD installation shall be per City Standard B-770. Any
carbonation dispensing equipment shall have a RPPD device. Installation
shall be per City Standards and shall be tested by a certified backflow device
tester immediately after installation. Cross connection inspector shall be
notified for inspection after the installation is completed. Owner shall have
RPPD device tested once a year thereafter by a certified backflow device
tester and the test results to be submitted to Public Works, Water Services

Division. Property owner must open a water account upon installation of
RPPD device.

36. In the event that this property uses a septic tank, the owner shall
remove/abandon the unit and 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.

Police Department

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

Fire Department

38. The applicant shall ensure that the project/building complies with all life
safety matters, as required by the Fire Department, which include, but not
limited to: fire sprinklers, fire alarm, maximum occupancy, and emergency
lighting throughout the building.

Community and Economic Development Department

39. The approved site plan and floor plan are an integral part of the decision
approving this Site Plan. There shall be no additional changes in the design of
the site plan or new medical/office building floor plan without the approval of
the Community and Economic Development Department, Planning Division.
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40.

41.

Any additional changes in the approved floor plan, which have the effect of
expanding or intensifying the present use, shall require obtaining the proper
entitlement(s).

a. The medical uses occupying tenant spaces 100, 200 and 201 shall be
restricted to those uses proposed by the applicant, as shown on the
submitted plans as part of the Project, and shall be as follows: Suite
100 (1,141 square feet) to be occupied by a Medical office use; Suite
200 (905 square feet) to be occupied by a general office use; and
Suite 201 (908 square feet) to be occupied by a general office use.

b. Should the City receive a proposal to change the use(s) of a tenant
space(s), the applicant shall demonstrate compliance with all Municipal
Code requirements, including, but not limited to, parking standards,
any other requirements set forth in the California Building Code,
and/or other related local, state, or federal requirements.

c. If, at any time, the subject site cannot accommodate the parking
demand generated by the uses on the site, which causes a nuisance,
hindrance, and/or problem with either on-site and off-site parking and
circulation, the applicant shall devise and implement a plan, prepared
by a licensed traffic engineer and approved by the City, to relieve the
situation.  Upon written request by the City, the applicant shall to
submit said plan to manage the parking issues for review and approval
by the Community and Economic Development Department. The plan
may include, but is not be limited to: reducing the hours of operation,
instituting an off-site parking arrangement; having on-site parking
control personnel; and/or other actions that may be deemed applicable
to the situation. If the City’s Community and Economic Development
Director deems such action is necessary to address parking and
circulation problems, such action must be implemented within 30 days
of written notice. Failure to take appropriate action will be deemed a
violation of the Conditions of Approval and may result in the City
restricting the overall use of the subject site

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

There shall be no deliveries to or from the premises between the hours of
10:00 p.m. and 8:00 a.m., seven (7) days a week. No delivery vehicles,
including refrigerated trucks, shall be permitted to be left running or idling
during deliveries.
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42.

43.

44,

45.

46.

47.

48.

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

The applicant/property owner shall abate all graffiti vandalism within the
premises. The applicant/property owner shall implement best management
practices to prevent and abate graffiti vandalism within the premises
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.
Graffiti shall be removed/eliminated by the applicant/property owner as soon
as reasonably possible after it is discovered, but not later than 72 hours after
discovery.

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

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

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

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

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

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

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



Exhibit “"A” Page 10
SP-064-2019
Conditions of Approval

49.

50.

51.

52.

53.

54.

The applicant / property owner shall comply with the adopted City Noise
Ordinance.

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

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

All lighting structures shall be placed so as to confine direct rays to the
subject property. All exterior lights shall be reviewed and approved by the

Planning Division. Lighting in the common and parking areas shall be

directed, positioned or shielded in such manner so as not to unreasonably
illuminate the window area of nearby residences. Parking area lighting shall
be provided during the hours of darkness the establishment is open at a
minimum of two-foot candles of light, and one-foot candle of light during all
other hours of darkness.

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

a. All above-ground utility equipment (e.g., electrical, gas, telephone)
shall not be located in the street setbacks and shall be screened to the
satisfaction of the Community and Economic Development
Department, Planning Division.

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

The applicant shall submit a complete landscape plan governing the entire
development for review and approval by the Community and Economic
Development Department prior to building permit issuance. The landscaping
plan shall comply with all the landscaping requirements as specified in Title 9
of the City of Garden Grove Municipal Code, including the City’s Water
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55.

56.

57.

58.

Efficiency Guidelines, as well as recently adopted provisions by the State of
California concerning drought tolerant landscape measures. Said plan shall
include type, size, location and quality of all plant material. This includes
enhanced landscaping for the walkway areas. The plan shall include an
irrigation plan, and staking and planting specification. The landscape plan is
subject to the following:

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

b. All above-ground utilities (e.g., water backflow devices, electrical
transformers, irrigation equipment, etc.) shall be shown on the
landscape plan in order to ensure proper landscape screening and will
be provided around each of these equipment/apparatus.

c. The applicant shall be responsible for the installation and maintenance
of all landscaping on the property during and after the construction
period. Said responsibility shall extend to within the public
right-of-way.

d. No trees shall be planted closer than five feet (5) from the public
right-of-way. Trees planted within fifteen feet (15") 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. All proposed trees,
planted within fifteen feet (15') of any public right-of-way, shall be
non-fruit bearing, evergreen trees that require minimal maintenance.

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

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

All driveway approaches shall be treated with decorative stamped concrete or
interlocking pavers or other enhanced treatment, excluding scored and/or
colored concrete. Color, pattern and material shall be approved by the
Community and Economic Development Department, Planning Division, and
shall be shown on the final site plan and the grading plan.

All on-site curbs, not associated with a parking space, shall be painted red.
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59.

60.

61.

62.

63.

64.

65.

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

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

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

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

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

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

The applicant shall work with the Planning Division to ensure that the
proposed building colors are appropriate and not overly bright. The applicant
shall submit the actual chip samples of the proposed paint colors to the
Planning Division for review and approval.

A copy of the resolution approving Site Plan No. SP-064-2019, including
these Conditions of Approval, shall be kept on the premises at all times.

The applicant shall submit a signed letter acknowledging receipt of the
decision approving Site Plan No. SP-064-2019, and his/her agreement with
all conditions of the approval.

Building shall comply with California Building Standards Code.

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-064-2019. The applicant shall pay the City’s
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66.

67.

defense costs, including attorney fees and all other litigation related
expenses, and shall reimburse the City for court costs, which the City may be
required to pay as a result of such defense. The applicant shall further pay
any adverse financial award, which may issue against the City including, but
not limited, to any award of attorney fees to a party challenging such project
approval. The City shall retain the right to select its counsel of choice in any
action referred to herein.

It shall be the applicant’s responsibility to verify that any building or site
improvements do not impermissibly interfere with any recorded easements
on the subject property or the adjacent properties.

Unless a time extension is granted pursuant to Section 9.32.030.D.9 of
Title 9 of the Municipal Code, the uses and development authorized by this
approval of Site Plan No. SP-064-2019 shall become null and void if the
subject use or construction necessary and incidental thereto is not
commenced within one (1) year of the expiration of the appeal period and
thereafter diligently advanced until completion of the project. In the event
construction of the project is commenced but not diligently advanced until
completion, the rights granted pursuant to Site Plan No. SP-064-2019 shall
expire if the building permits for the project expire.



COMMUNITY AND ECONOMIC
DEVELOPMENT DEPARTMENT
STAFF REPORT

AGENDA ITEM NO.: C.4. SITE LOCATION: South side of Central
Avenue between Brookhurst Street and
Flower Street, at 10052 Central Avenue

HEARING DATE: February 7, 2019 GENERAL PLAN: Low Medium Density
Residential

CASE NOS.: Site Plan No. ZONE: R-2 (Limited Multiple Residential)

SP-065-2019 and Lot Line Adjustment

No. LLA-021-2019

APPLICANT: My Dam CEQA DETERMINATION:
Exempt - CEQA Guidelines § 15303 and
15305

PROPERTY OWNER: Linh Hoang | APN NOS.: 099-031-08 and 09

Nguyen

REQUEST:

The applicant is requesting Site Plan approval to construct a new duplex, consisting
of two (2), two-story attached dwelling units on an 11,700 square foot vacant site.
In conjunction with this request, the applicant is also requesting approval of a Lot
Line Adjustment to remove an existing property line to consolidate the two (2)
existing parcels into a single lot.

BACKGROUND:

The subject site is comprised of two (2) separate, abutting parcels (Assessor’s Parcel
Nos. 099-031-08 and 09) located on the south side of Central Avenue, between
Brookhurst Street and Flower Street, with a total combined lot area of 12,350 square
feet. The subject lot was previously developed with an existing single-family dwelling
and a detached garage. In July of 2018, a demolition permit was issued by the
Building and Safety Division, and the existing structures were demolished shortly
thereafter. The site is currently vacant and unimproved.

The site has a General Plan Land Use Designation of Low Medium Density Residential
and is within R-2 (Limited Multiple Residential) zoning district. The site abuts a C-1
(Neighborhood Commercial) zoned property to the west, C-2 (Community
Commercial) and R-2 zoned properties to the south, R-2 zoned properties, across
Central Avenue, to the north, and an R-2 zoned property to the east.

The applicant is proposing to improve the vacant site with a new duplex consisting of
two (2) new, attached, two-story dwelling units with two (2) attached two-car
garages. The Municipal Code stipulates that the Community and Economic
Development Director is authorized to review and approve a duplex or triplex
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residential project, provided it complies with all requirements of the Duplex and
Triplex development standards, per Municipal Code Section 9.16.065, and provided
it does not require approval of any other discretionary action, including but not limited
to, a variance, zoning change, general plan amendment, or other land use
entitlements. The Municipal Code further stipulates that any duplex or triplex project
that requires the approval of a discretionary action, shall require the approval of a
Site Plan land use entitlement. The proposed duplex project includes an additional
request for Lot Line Adjustment approval to consolidate the two (2) existing parcels
into a single lot, thereby requiring Site Plan approval, and Planning Commission
consideration.

Based on the title report of the subject properties, the site is comprised of two (2)
separate abutting parcels under Assessor’s Parcel Numbers (APN) 099-031-09 (Parcel
A - 135" x 65’) and 099-031-08 (Parcel B - 55’ x 65’). Parcel B is land-locked and
does not have street frontage. Combined, the properties have a current lot size of
12,350 square feet. The applicant is requesting to remove the shared property line
in order to develop the site with the proposed duplex. In order for the proposed
project to move forward, the Municipal Code requires Lot Line Adjustment approval
to consolidate the two (2) lots into one.

Central Avenue has an ultimate right-of-way width of 60 feet, from property line to
property line. Currently, the measurement from the centerline of Central Avenue to
the front (northerly) property line of the subject site is 20 feet. As part of the project,
a 10-foot public right-of-way dedication, along the 65-foot frontage of the subject
site (the northerly property line), will be required to establish the 60-foot ultimate
right-of-way for Central Avenue. Therefore, after the Lot Line Adjustment and
10-foot right-of-way dedication, the resulting lot size of the consolidated property
will be 11,700 square feet.

DISCUSSION:
SITE PLAN:

Site Design and Circulation

Pursuant to Municipal Code Section 9.12.040.040.A, the minimum lot size
requirement for a duplex in R-2 zone is 8,712 square feet. The total lot area of the
project site, after lot consolidation and street dedication, is 11,700 square feet, which
exceeds the minimum lot size required.

The project is designed with two (2) attached, two-story dwelling units with two (2)
attached, two-car enclosed garages. Unit 1 will be located at the front of the lot,
while Unit 2 will be located at the rear of the lot. Both units will have their respective
entries oriented toward, and facing, Central Avenue.

Each unit will have an attached two-car enclosed garage with two (2) open guest
parking spaces (tandem) in front of each garage. A new 20'-0” wide drive aisle, along
the easterly property line, will serve as a single shared access for the proposed two
(2) new units.
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Unit Design
Building Design
Number of . 1
Bedrooms/Baths Living Area
Unit 1 (Front) 4 Bedrooms, 4 Baths 2,574 S.F.
Unit 2 (Rear) 4 Bedrooms, 4 Baths 3,683 S.F.

! Garages are not included in total living area.

Unit 1 will have a total living area of 2,574 square feet, excluding the 400 square foot
attached two-car garage. The first floor provides 1,274 square feet of living area and
will consist of a kitchen, a dining room, a family room, two (2) bathrooms (1 public
powder room and 1 public full bathroom), and a bedroom. The second floor provides
1,300 square feet of living area and will consist of a loft area that opens to below,
three (3) bedrooms, and two (2) bathrooms (1 private full bathroom and 1 public full
bathroom). Unit 1 will also include a 50 square foot porch on the first floor, and a
111 square foot balcony on the second floor.

Unit 2 will have a total living area of 3,683 square feet, excluding the 400 square foot
attached two-car garage. The first floor provides 1,830 square feet of living area and
will consist of a living room, family room, a kitchen, a dining room, a bedroom, and
two (2) bathrooms (1 public powder room and 1 private full bathroom). The second
floor provides 1,853 square feet of living area and will consist of a loft area that opens
to below, three (3) bedrooms, a laundry room, and two (2) bathrooms (1 private full
bathroom and 1 “Jack-and-Jill” full bathroom). Unit 2 will also include a 26 square
foot porch, a 102 square foot covered patio on the first floor, and a 64 square foot
balcony on the second floor.

The total building footprint of the duplex will equate to 3,953 square feet of
structures. Based on the lot size of 11,700 square feet (after lot consolidation and
right-of-way dedication), the proposed lot coverage will be 33.8%, which is below
the maximum 50% lot coverage requirement by Code.

Parking

Pursuant to Municipal Code Section 9.12.040.040.K, Parking Requirements for a
Duplex, each unit is required to provide a two-car enclosed garage with minimum
interior dimensions of 20" by 20, and the site shall provide a minimum of three (3)
open guest parking spaces. The proposed project provides an attached two-car
garage along with two (2) open guest (tandem) parking spaces in front of the garage
for each unit. Therefore, the project complies with, and exceeds, the parking
requirements of the Code.

Landscaping and Recreation Area

The Municipal Code requires all areas that are not designated for walkways, parking
spaces, drive aisles, and private recreation areas, to be fully landscaped and irrigated.
In addition, the applicant is required to provide a landscape and irrigation plan that
complies with the requirements of Title 9 of the Municipal Code. Based on the
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proposed plans, the project will provide landscaping in the front, side and rear yard
setback areas, and additional landscaped areas to create a buffer between the
driveway and the residential units, using a variety of plant materials. All landscaped
areas/installations will be fitted with automatic irrigation systems and comply with
the City’s Water Efficiency Guidelines.

The Municipal Code requires a minimum, and continuous private recreation area of
225 square feet with a minimum interior dimension of 15’ by 15’, to be provided for
each unit. The project includes private open patios (open to the sky) with dimensions
of 15" by 15’ (225 square feet) for Unit 1, and 15’ by 65’ (975 square feet) for Unit
2. Each private recreation area is located at the rear of each dwelling unit and is
accessible from a common area within the dwelling. Additionally, each unit will
provide a covered balcony on the second floor. The project complies with all
landscaping and recreation requirements of the Municipal Code.

LOT LINE ADJUSTMENT:

In order for the project to move forward, and in accordance with the State Subdivision
Map Act, the applicant is requesting approval of a Lot Line Adjustment to consolidate
the two (2) parcels: Parcel A (099-031-09) and Parcel B (099-031-08) into a single
lot. Parcel A has lot depth of 125" (after the 10-foot public right-of-way dedication),
and Parcel B has a lot depth of 55’. Both Parcel A and B have a lot width of 65’. The
consolidation of the lots is consistent with the City’s General Plan, Zoning Ordinance,
Subdivision Ordinance, and the State Subdivision Map Act. After consolidation, and
after the required public right-of-way dedication of 10 feet along the northerly
property line, the site will maintain a final lot area of 11,700 square feet.

CALIFORNIA ENVIRONMENTAL QUALITY ACT:

The proposed development is exempt from the California Environmental Quality Act
("CEQA”) pursuant to CEQA’s Class 3, New Construction or Conversion of Small
Structures (CEQA Guidelines §15303), and Class 5, Minor Alterations in Land Use
Limitations (CEQA Guidelines §15305.

RECOMMENDATION:
Staff recommends that the Planning Commission take the following action:
e Adopt Resolution No. 5948-19 approving Site Plan No. SP-065-2019 and Lot

Line Adjustment No. LLA-021-2019, subject to the recommended Conditions
of Approval.

% By: Huong Ly

Planning Services Manager Assistant Planner
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RECORDING REQUESTED BY:

WHEN RECORDED MAIL TO:
City of Garden Grove

P.C. Box 3070

Garden Grove, CA 92842

Attn: Planning Services Division

SPACE ABOVE THIS LINE FOR RECORDERS USE

LOT LINE ADJUSTMENT NO. LLA-02! -2019

RECORD OWNERS:

PARCEL No, _099-031-08 PARCEL No.  099-031-09

NAME: LINH HOANG NGUYEN NAME: LINH HOANG NGUYEN

ADDRESS: 10052 CENTRAL AVENUE ADDRESS: 10052 CENTRAL AVENUE
GARDEN GROVE, CA 92843 GARDEN GROVE, CA 92843

NAME: NAME:

ADDRESS: ADDRESS:

(I/We) hereby certify that: 1) (I am/We are) the record owner(s) of all parcels proposed for adjustment by this
application, 2) (I/We) have knowledge of and consent to the filing of this application, and 3) the information
submitted in connection with this application is true and correct.

APPLICANT/OWNER APPLICANT/OWNER
By:__ LINH HOANG NGUYEN gy: __ LINH HOANG NGUYEN
Title:  pROPERTY OWNER Title:  pROPERTY OWNER
By: By:
Title: Title:
By: : By:
Title: Title:
Date: Date:
Contact Person: JENNY TRAN Address:__JENNY TRAN
Daytime Phone No.: 714“914‘7649 714'914'7649

SPACE BELOW FOR OFFICIAL USE ONLY

Date Received Land Use CEQA Status Subdivision Land Use
Designation Committee Action APPROVED
APPROVED By:
Date: Date:
Zoning AP Numbers Filing Fee Date Filed Recording Date

Receipt Number

City of Garden Grove
Planning Services Division
(714) 741-5312




EXHIBIT “A”
LOT LINE ADJUSTMENT
LLA- 021 - 209

LEGAL DESCRIPTION

Owners | o Existing Parcels mem Parcels
AF MWumbers Reference Mumbers

Parcel A 099-031-08 Parcel 1

Parcel 099-031-09 Parcel 1

BCRIGED A5
CAIARTER OF

Bag F-5
EESTRNING AT & POINT WHERE THE CENTERLINE OF FLOWER ETHEET 45 CORVEYED T THE DFNTY OF ORAMGE BY DEED
RECCRDED ROVEMEBER 24, 1941 1N 8004 £120, DAGE 238, DFFICIAL RECORLSE, INTEREESTS THE SOUTH LINE DF THE
TRACT OF LAND COMYEYED T4 JEMNIE L, FOSTER AND HUSBAND OY DEE0 RECOSDED POWEMBER 24, 1941 1M B00% rirg,
FA3E 234, DFFICIAL RECTORDS: THEN WEST ALDRS THE SOUTH LINS 55 FEST T THE TRIE POENT OF BEGIMHING OF THE
PRAPERTY HEREZIN DERCRIBED; THENCE CONTINUING WEST ALONG SALD SOVUTH LINE 55 FE
WETH THE CEMTER 23 FEET,
SHUTH 250 PE d |

Foie o] G8%-031-04
PERIZEL. B
BEGINNING AT & POTNT WHERE THE CENTERLIAS OF FUOWWER STREST A% COMVEYED T0 THE DOUNTY OF DEANGE BY DEED
RECORDED NOWEHBER 24, 1543 [ BOOE 11030, DaSE 738, CEFLTss HECONDSE, TNTERSELTE THE BULUTH LINE 09 Tas
TRACT OF LARD DOSWEYED: T IERNIE L. PORTESR &ND HUSHESD BY DEED RECORNED HIEMBER 24, 1947 I3 B0 1128,
BAGE 234, DFFICIAL RELORDE! THEN WEST ALOHS THE SOATH LINE 55 FEET TO THE FRUE PUINT CF SEGINNIRG OF THE
FROPERTY HEREIH DESCRIAED: THERCE COMTINUINS WEST ALDKG SAID STUTH LINE £5 FEET) THENCE MORTE PEBALLEL
WITH THE CEMTER LINE OF SAID FLOWER STREET 55 FEET: THENCE EAST 65 FEET T POUNT 95 FEET WEST OF THE CENTER
LENE OF FLOVWER STREET; THENCE SOUTH 3% FEET TO THE THAE BoaT o SEFIMNIRG,

FE PEE-RE-5

1 isEW
KNGS AT & BN WHERE THE CENTERLINE OF FLOWER STREET A5
BECOMDED NOVEMBER 34, 1042 1% D09 1190, RAGSE 236, OFFI
OF LAND CONVEYED T JERNIE L. FORTER AND HUSBAND BY DEED RECORDED SOVEMBER 24, 1941 1N BOOK 130, PAGE 234,
OFFICIAL RECORDE: THEN WEST ALONG THE SCATH LENE 55 FEET 70 THE TRUE FIINT OF SEGINNING OF THE PROSESTY
HEREIN DESCRIBED: THEMIE CONTINUING WEST ALONG S4I0 SOUTH LIXE 65 FEET; THENMCE NORTH PARALLEL WITH THE
CENTEFR LIKE DF SAID FUOWER STREET 200,74 FEET, MORE OR LESS, TO & POINT IN THE HORTH LINE 0F THE SOUTHWEST
QUARTER OF THE NORTHWEST QUSRTER OF SRID SECTION 5t THENCE EAST ALOKG NORTH LINE 65 FEET TO POINT 5 FEET
OF THE INTERSECTEON OF SAI0 BORTH LINE WITH THE BAID CENTER LINE OF FLOWER STREET; THENCE SCUTH 20%. 74 FEST,
M G LERS, TO CHTE

3T THE COUNTY OF DRAMIE Y BEED

T3 THE TELIT &

fresr 373172019

Garden Grove, O 975843
Teleghone: 714-414-9215
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- 204
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Existing Parcels
AP iﬂumhérf

Proposed Parcels
_Reference Numbers

LIMH HOANG NGUYEN

099-031-08

Parcel 1

LENH HERMG BGLYEN

059-031-09

Parcel 1

—— CL CENTRAL AVENUE

e ?‘éEx?! 5?’3%”?’.
A cewmmaavenue S E
Fole j;g Y L WORTH UNHE swd. rwd s505,
% [ & My ) TIE. RIOW
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:z: e . - e ﬁ - o e L i
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0 s BASIS OF REARING
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i TOBE REMIOWVED | TFT] EASERENT FOR ROAD PURPOSES ;
; 1 RECORMED 1M BODK 474, PAGE 235 OF DEED
i | (B3] micsT.orway DEDICATION
i e s i
L aewossasiow —PROPERTY LINE
i : CEMTER Ui
% i H {
1 L "
5, NES'4T'35"E e POB 95 i
ﬁ‘; ; R ) pi—
APM: 05%-011-11 gg AN 09903105

Frepared by Lan N. Pham
RCE 29555, Explres: /31720
Acldrpss: 12139 Harbor Bled,
Garden Groose, 0LV SRR
Telephons: 714-414.9715

Date:




EXHIBIT “C”
LOT LINE AE’EUSTM ENT

Ohwners

Existing Parcels
AP Numbers

Proposed Parcels
Reference Numbers

LEMH HOANG RGEHY E%’*i’

099-031-08

Parcel 1

LEMH HOAMG

!"”"i
“‘"&

099-031-09

Farcel 1
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Prepared byt Lan N, Pharn

RCE 259595, Expires: 3/31/2019

Arddress: 13139 Harbor Bled,

Garden Grows, Ch OZR43

Bore: 114-414-9215

Diate:

[E 1] FESSERERT FOM ACAL FURICSES REODRIED
T BOOW E0, PRGE 205 OF OEED)
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RESOLUTION NO. 5948-19

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF GARDEN GROVE
APPROVING SITE PLAN NO. SP-065-2019 AND LOT LINE ADJUSTMENT
NO. LLA-021-2019, FOR PROPERTIES LOCATED ON THE SOUTH SIDE OF CENTRAL
AVENUE, BETWEEN BROOKHURST STREET AND FLOWER STREET, AT 10052
CENTRAL AVENUE, ASSESSOR’S PARCEL NOS. 099-031-08 AND 09.

BE IT RESOLVED that the Planning Commission of the City of Garden Grove, in regular
session assembled on February 7, 2019, does hereby approve Site Plan
No. SP-065-2019 and Lot Line Adjustment No. LLA-021-2019, for land located on the
south side of Central Avenue, between Brookhurst Street and Flower Street,
Assessor’s Parcel Nos. 099-031-08 and 09, subject to the Conditions of Approval
attached hereto as “Exhibit A”.

BE IT FURTHER RESOLVED in the matter of Site Plan No. SP-065-2019 and Lot Line
Adjustment No. LLA-021-2019, the Planning Commission of the City of Garden Grove
does hereby report as follows:

1. The subject case was initiated by My Dam pursuant to the authorization of the
property owner, Linh Hoang Nguyen.

2. The applicant is requesting Site Plan approval to construct a new duplex,
consisting of two (2), two-story attached dwelling units on an 11,700 square foot
vacant site. In conjunction with this request, the applicant is also requesting
approval of a Lot Line Adjustment to remove an existing property line to
consolidate the two (2) existing parcels into a single lot.

3. Pursuant to the California Environmental Quality Act ("CEQA"), the City of Garden
Grove has determined that the proposed project is categorically exempt from the
CEQA pursuant to Section 15303 (New Construction or Conversion of Small
Structures) and Section 15305 (Minor Alterations in Land Use Limitations) of the
CEQA Guidelines (14 Cal. Code Regs., Section 15303 and 15305).

4. The property has a General Plan Land Use Designation of Low Medium Density
Residential and is zoned R-2 (Limited Multiple Residential). The site is currently
vacant and unimproved.

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 February 7, 2019, and all
interested persons were given an opportunity to be heard.

8. The Planning Commission gave due and careful consideration to the matter during
its meeting on February 7, 2019, and considered all oral and written testimony
presented regarding the project; and



Resolution No. 5948-19 Page 2

BE IT FURTHER RESOLVED, FOUND AND DETERMINED that the facts and reasons
supporting the conclusion of the Planning Commission, as required under Municipal
Code Sections 9.32.030 and 9.40.190, are as follows:

FACTS:

The subject site is comprised of two (2) separate, abutting parcels (Assessor’s Parcel
Nos. 099-031-08 and 09) located on the south side of Central Avenue, between
Brookhurst Street and Flower Street, with a total combined lot area of 12,350 square
feet. The subject lot was previously developed with an existing single-family dwelling
and a detached garage. In July of 2018, a demolition permit was issued by the
Building and Safety Division, and the existing structures were demolished shortly
thereafter. The site is currently vacant and unimproved.

The site has a General Plan Land Use Designation of Low Medium Density Residential
and is zoned R-2 (Limited Multiple Residential). The site abuts a C-1 (Neighborhood
Commercial) zoned property to the west, C-2 (Community Commercial) and R-2
zoned properties to the south, R-2 zoned properties, across Central Avenue, to the
north, and an R-2 zoned property to the east.

The applicant is proposing to improve the vacant site with a new duplex consisting of
two (2) new, attached, two-story dwelling units with two (2) attached two-car
garages. The Municipal Code stipulates that the Community and Economic
Development Director is authorized to review and approve a duplex or triplex
residential project, provided it complies with all requirements of the Duplex and
Triplex development standards, per Municipal Code Section 9.16.065, and provided
it does not require approval of any other discretionary action, including but not limited
to, a variance, zoning change, general plan amendment, or other land use
entitlements. The Municipal Code further stipulates that any duplex or triplex project
that requires the approval of a discretionary action, shall require the approval of a
Site Plan land use entitlement. The proposed duplex project includes an additional
request for Lot Line Adjustment approval to consolidate the two (2) existing parcels
into a single lot, thereby requiring Site Plan approval.

Based on the title report of the subject properties, the site is comprised of two (2)
separate abutting parcels under Assessor’s Parcel Numbers (APN) 099-031-09 (Parcel
A - 135" x 65) and 099-031-08 (Parcel B - 55’ x 65’). Parcel B is land-locked and
does not have street frontage. Combined, the properties have a current lot size of
12,350 square feet. The applicant is requesting to remove the shared property line
in order to develop the site with the proposed duplex. In order for the proposed
project to move forward, the Municipal Code requires Lot Line Adjustment approval
to consolidate the two (2) lots into one.

Central Avenue has an ultimate right-of-way width of 60 feet, from property line to
property line. Currently, the measurement from the centerline of Central Avenue to
the front (northerly) property line of the subject site is 20 feet. As part of the project,
a 10-foot public right-of-way dedication, along the 65-foot frontage of the subject
site (the northerly property line), will be required to establish the 60-foot ultimate
right-of-way for Central Avenue. Therefore, after the Lot Line Adjustment and
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10-foot right-of-way dedication, the resulting lot size of the consolidated property
will be 11,700 square feet.

FINDINGS AND REASONS:

1.

Site Plan:

The Site Plan is consistent with the General Plan and complies with the spirit and
intent of the provisions, conditions, and requirements of Title 9 and the General
Plan.

The project complies with the goals of the Low Medium Density Residential Land
Use Designation for the property by providing additional housing for the
community that will be available for larger family sizes, providing a high quality
project design that will preserve residential property values, and providing both
common and private open space areas that are available to serve the residents
of the development. The project meets all requirements of the R-2 (Limited
Multiple Residential) zoning of the property, as they pertain to the building
setbacks, number of parking spaces, open space, and landscaping. Therefore,
the proposed project will improve the site and fulfill the goals and policies of the
General Plan and Land Use Code by creating a well-maintained and attractive
development that enhances the existing residential neighborhood.

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

The proposed drive aisle, along the easterly property line, is adequate for
vehicular access to both dwelling units. Additionally, the project exceeds the
minimum parking requirements of the R-2 zone for duplexes. Finally, adequate
pedestrian access is provided within the project.

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

Existing utilities and drainage facilities within the area are adequate to
accommodate the project. The on-site circulation and parking are sufficient for
the proposed development.

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, which has
required various on- and off-site improvements, including a new sidewalk, new
driveway approach, and grading improvements. Issues raised by the project
have been addressed in the project design and the conditions of approval.

The project is compatible with the physical, functional, and visual quality of the
neighboring uses and desirable neighborhood characteristics.
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The project has been designed to consider building appearance, building
placement, landscaping, and other amenities in order to create an attractive
environment that will be an enhancement to the neighborhood and is compatible
with the physical, functional, and visual quality of the neighboring uses and
desirable neighborhood characteristics. All landscaped areas are required to
adhere to the landscaping requirements of the Title 9 of the Municipal Code
including the City's Water Efficiency Guidelines. Through the conditions of
approval for the project, the necessary agreements for the protection and
maintenance of all landscaping will be achieved.

6. That through the planning and design of buildings and building placement, the
provision of open space, landscaping and other site amenities, the project 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 that will
be an enhancement to the neighborhood.

The Municipal Code requires all areas that are not designated for walkways,
parking spaces, drive aisles, and private recreation areas, to be fully landscaped
and irrigated. In addition, the applicant is required to provide a landscape and
irrigation plan that complies with the requirements of Title 9 of the Municipal
Code. Based on the proposed plans, the project will provide landscaping in the
front, side and rear yard setback areas, and additional landscaped areas to
create a buffer between the driveway and the residential units, using a variety
of plant materials. All landscaped areas/installations will be fitted with automatic
irrigation systems and comply with the City’s Water Efficiency Guidelines.

The Municipal Code requires a minimum, and continuous private recreation area
of 225 square feet with a minimum interior dimension of 15" by 15/, to be
provided for each units. The project includes private open patios (open to the
sky) with dimensions of 15’ by 15 (225 square feet) for Unit 1, and 15’ by 65’
(975 square feet) for Unit 2. Each private recreation area is located at the rear
of each dwelling unit and is accessible from a common area within the dwelling.
Additionally, each unit will provide a covered balcony on the second floor. The
project complies with all landscaping and recreation requirements of the
Municipal Code.

The total building footprint of the duplex will equate to 3,953 square feet of
structures. Based on the lot size of 11,700 square feet (after lot consolidation
and right-of-way dedication), the proposed lot coverage will be 33.8%, which is
below the maximum 50% lot coverage requirement by Code.

The applicant has proposed a contemporary architectural style for the apartment
dwelling units that exhibit stucco exteriors with rock veneers, contemporary
decorative wrought iron balcony, varying window sizes, decorative light fixtures,
a hip roof design, and an effective use of articulation on the building facade and
design.
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Lot Line Adjustment:

1.

The parcels, as the result of the Lot Line Adjustment, will conform to the City’'s
General Plan, Zoning Ordinance, Subdivision Ordinance, and State Subdivision
Map Act.

The subject parcels have a General Plan Land Use Designation of Low Medium
Density Residential and are zoned R-2 (Limited Multiple Residential). The
subject site is comprised of two (2) separate abutting parcels under Assessor’s
Parcel Numbers (APN) 099-031-09 (Parcel A - 135’ x 65') and 099-031-08
(Parcel B - 55" x 65'). Parcel B is land-locked and does not have street frontage.
Combined, the properties have a current lot size of 12,350 square feet. The
applicant is requesting to remove the shared property line to facilitate the
development of the two-unit multiple-family residential development (duplex)
proposed for the site. After consolidation, and after the required public
right-of-way dedication of 10 feet along the northerly property line, the site will
maintain a final lot area of 11,700 square feet. Pursuant to Municipal Code
Section 9.12.040.040.A, the minimum lot size requirement for a duplex in R-2
zone is 8,712 square feet. The total lot area of the project site, after lot
consolidation and street dedication, is 11,700 square feet, which exceeds the
minimum lot size required. As discussed above, the proposed duplex
development is consistent with the General Plan and Zoning Ordinance. The
consolidation of the lots is consistent with the City’s General Plan, Zoning
Ordinance, Subdivision Ordinance, and the State Subdivision Map Act.

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.

BE IT FURTHER RESOLVED that the Planning Commission does conclude:

1. The Site Plan possesses characteristics that would indicate justification of the

request in accordance with Municipal Code Section 9.32.030.

. The Lot Line Adjustment possesses characteristics that would indicate

justification of the request in accordance with Municipal Code Section
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 following Conditions of
Approval, attached as “Exhibit A”, shall apply to Site Plan No. SP-065-2019
and Lot Line Adjustment No. LLA-021-20109.



EXHIBIT “"A”

Site Plan No. SP-065-2019
Lot Line Adjustment No. LLA-021-2019

10052 Central Avenue
(Assessor’s Parcel Nos. 099-031-08 and 09)

CONDITIONS OF APPROVAL

General Conditions

1.

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

Approval of this Site Plan and 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. Modifications which do not change the intent
of the project may be approved by the Community and Economic Development
Director.

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

The approved site plan, floor plan, and use of the subject property, as
represented by the Applicant, are an integral part of the decision approving this
Site Plan. If major modifications are made to the approved floor plan, site plan,
or other related changes that result in the intensification of the project or create
impacts that have not been previously addressed, the proper entitlements shall
be obtained reflecting such changes.
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5.

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

Public Works Engineering Division

6.

10.

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

A geotechnical study prepared by a registered geotechnical engineer is required.
The report shall analyze the liquefaction potential of the site and make
recommendations. The report shall analyze sub-surface issues related to the
past uses of the site, including sub-surface tanks and basement and septic
facilities. Any soil or groundwater contamination shall be remediated prior to
the issuance of a building permit in a manner meeting the approval of the City
Engineer in concert with the Orange County Health Department. The report
shall make recommendations for pavement design 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.

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

Prior to the issuance of any grading or building permits, the applicant shall
submit to the City for review and approval a Non Priority Water Quality
Management Plan that:

a. Incorporates all Source Control BMPs (routine structural and routine
non-structural);

b. Incorporates Site Design BMPs; and
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11.

12.

13.

14.

15.

16.

17.

18.

c. Identifies the person(s) or entity(ies) that will be responsible for long-
term operation and maintenance of the BMPs.

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
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.

The applicant shall construct new driveway approach in accordance with City of
Garden Grove Standard Plan B-121 with conforming ADA landing and pathways
where public and private sidewalks intersect. All designs must conform to latest
ADA standards.

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

Orange County Storm Water Program manual requires all contractors to provide
a dumpster on-site during construction unless an Encroachment Permit is
obtained for placement in street.

Any new or required block walls and/or retaining walls shall be shown on the
grading plans. Cross sections shall show vertical and horizontal relations of
improvements and property line. Block walls shall be designed in accordance to
City standards or designed by a professional registered engineer. In addition,
the following shall apply:

a. The color and material of all proposed block walls, columns, and wrought
iron fencing shall be approved by the Planning Services Division prior to
installation.

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

Prior to issuance of a grading permit, the applicant shall submit to the Planning
Division an updated title report along with copies of the recorded instruments
listed in the title report, reference maps used to prepare legal description and
the plat for review and approval of the lot line adjustment application.

Prior to the issuance of a building permit, the applicant shall dedicate to the City
ten (10) feet of road right-of-way on Central Avenue along the property frontage
for an ultimate half-width right-of-way width of 30 feet, to provide for future
street improvements. Such dedication shall be in a form approved by the City
Engineer and City Attorney and shall be recorded prior to permit issuance.
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19. The applicant shall remove the existing chain-link fence within sidewalk area
along Central Avenue and construct street frontage 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 and Planning Division.

Central Avenue

a. The applicant shall remove the existing westerly substandard driveway
approach and existing landscaping on Central Avenue and construct new
curb, gutter, landscape and sidewalk per approved site plan.

b. The new driveway approach to the site shall be constructed in
accordance with City of Garden Grove Standard Plan B-121. The
proposed deviation of 24 feet is acceptable by the City Traffic Engineer.

c. Construct 6” curb and gutter along the property frontage at 20’ from
centerline in accordance with City Standard Plan B-114 (Type D-6).

d. The applicant shall 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.

e. The applicant shall construct a 4-foot sidewalk adjacent to the ultimate
right-of-way line and a 6-foot landscape parkway adjacent to the street
curb in accordance with City Standard Plan B-105. The area between
the sidewalk and curb within the 10 feet of road right-of-way shall be
landscaped per the direction of the Planning Division.

f.  Applicant shall coordinate the location of all new water meters to be

placed in sidewalk area on Garden Grove Boulevard with the Planning
Division and Water Services Division.

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

Garden Grove Fire Department

20. Fire sprinkler system is required throughout each apartment building per the
California Fire Code and adopted City standards (NFPA). NFPA 13D compliant
system is required throughout with a density and configuration as required by
that standard. Sprinkler systems shall meet further City water standards as
determined by the fire and water departments (i.e., testable above-ground
double check valves, fire flow water meters if required).
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21.

All Fire-related aspects of the proposed project shall comply with applicable
California Fire Codes and the California Building Codes.

Public Works Water Services Division

22,

23.

24.

25.

26.

Two new 1” water meters and services to be installed for the new units per City
Standard B-719 within the Central Ave right-of-way.

The fire sprinkler riser shall have a single spring-loaded check valve.

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

If needed, the applicant shall install new sewer lateral with clean out at right-
of-way line. Lateral in public right-of-way shall be 4” min dia., extra strength
VCP with wedge lock joints. If the existing lateral is used then a clean-out is to
be installed at the property line per City Standard S-105 if one is not already in
place.

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

Community and Economic Development Department

27.

The applicant shall submit a detailed landscape and irrigation plan of all
landscape areas. The plan shall be submitted to and be approved by the
Community and Economic Development Department, Planning Services Division
prior to the issuance of any permit for construction. Said plan shall include
substantial plantings that create a natural setting and include type (both
common and botanical names), size, location, and quantity of all plant material.
The landscaping shall be planted prior to the finalization of the permit for
construction. The landscape plan shall also include the following:

a. The landscaping plan shall comply with all the landscaping requirements as
specified in Title 9 of the City of Garden Grove Municipal Code. All landscape
irrigation shall comply with the City’s Landscape Ordinance and associated
Water Efficiency Guidelines.

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%) maybe of any size. These
trees shall be incorporated into the landscaped frontage of Central Avenue.

Where clinging vines are considered for covering walls, drought tolerant vines
shall be used.
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28.

29.

30.

C.

The height of the plant material and any fences located within the front
setback areas, shall not exceed 36 inches in height in order to ensure
visibility to the site from the public right-of-way.

. Trees planted within ten (10) feet of any public right-of-way shall be planted

in a root barrier shield. No street trees will be planted in the sidewalk, unless
required by the City’s Public Works Department. The landscape plan shall
maximize the plantings along the perimeter wall where planters are possible.
There shall be vine plantings along the length of the perimeter walls. The
vines shall be mainly perennial and evergreen with some flowering,
deciduous types interspersed.

. A complete, permanent, and automatic remote control irrigation system shall

be provided for all landscape areas shown on the plan. Subsurface irrigation
systems are encouraged. The irrigation plan for any trees planted in the
setback areas adjacent to the sidewalks and in the parking areas shall have
a deep-water irrigation system that shall be specified on the landscape plan.
A detail of the deep-water irrigation system shall be provided for review. If
sprinklers are used in other areas, they shall be low flow/precipitation
sprinkler heads for water conservation.

Al above-ground utilities (e.g., water backflow devices, electrical
transformers, irrigation equipment, etc.) shall be shown on the landscaping
plan and shall be screened from view by appropriate plantings.

. The applicant is responsible for the installation of all landscaping, irrigation,

and other site improvements on the property. Said responsibility shall extend
to all landscaped areas, the playground, the landscape setbacks, sidewalk,
curb and pavement of the site.

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).

. Sunday and Federal Holidays may work same hours, but subject to noise

restrictions as stipulated in section 8.47.010 of the Municipal Code.

The approval and effectiveness of Site Plan No. SP-065-2019 shall be expressly
contingent upon the effectiveness and recordation, by the County Surveyor’s
Office, of Lot Line Adjustment No. LLA-021-2019.

All lighting structures shall be placed so as to confine direct rays to the subject
property. All exterior lights shall be reviewed and approved by the Planning
Services Division. Lighting adjacent to residential properties shall be restricted
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31.

32.

33.

34.

35.

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.

The applicant shall submit detailed plans showing the proposed location of
utilities and mechanical equipment to the Community and Economic
Development Department for review and approval prior to Building and Safety
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. All above-ground utility equipment (e.g., electrical, gas, telephone) shall not
be located in the street setbacks and shall be screened to the satisfaction of
the Community and Economic Development Department, Planning Services
Division.

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 and
Economic 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- or wall-mounted mechanical equipment shall be screened from
view from any place on or off the site.

Each unit/residence shall be utilized as one (1) dwelling unit. No portion of any
residence shall be utilized or rented as a separate dwelling unit.

Each Unit shall have phone-jacks and cable-TV in all rooms, except any laundry
area, hallways, and bathrooms.

The open private yard areas for each, as shown on the plan, shall remain as
open areas and shall be utilized only by the occupants of each unit.

All units shall maintain the ability to park two (2) cars within the garages at all
times. The garages shall be equipped with an automatic roll-up type garage
door, and shall not be converted to any other use. There shall be no business
activities, day care, or garage sales conducted within or from the garages.
Parking spaces in the garages shall be made available to the occupants of the
unit at all times. The applicant/property owner shall ensure that this condition
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36.

37.

38.

39.

40.

41.

42.

43.

is complied with at all times by tenants of the units and shall include notice of
this requirement in all lease agreements.

The main drive aisle serves the entire development for vehicular circulation. The
applicant shall utilize effective signage, and/or other acceptable means (i.e., a
painted/marked red fire lane), to communicate to residents and guests that
there shall be no parking anywhere within the drive aisle, except for within the
designated guest parking spaces. Additionally, there shall be no long term
parking of vehicles in the guest parking spaces nor shall covered guest parking
spaces be reserved for any particular units.

The applicant/property owner shall abate all graffiti vandalism within the
premises. The property owner shall implement best management practices to
prevent and abate graffiti vandalism within the premises 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, an necessary. Graffiti shall be removed/eliminated by the property
owner as soon as reasonably possible after it is discovered, but not later than
72 hours after discovery.

Each unit shall be provided with an air conditioning condensing unit so that there
are no wall-mounted, window mounted, or roof type air conditioning systems on
the building.

All units shall be equipped with trash compactors and shall provide a minimum
of three cubic feet of space for the collection and storage of refuse and recyclable
material. All exterior collection areas shall be located within a screened yard.

Each unit shall have a separate area for storage having a minimum of two
hundred (200) cubic feet of private and secure space. This storage may be
located within the enclosed garages, provided that it does not interfere with 20’
by 20" vehicle parking area.

Enhanced concrete treatment shall be provided at a 20-foot depth within the
entry drive from Central Avenue. Concrete treatment and color shall be
approved by the Community and Economic Development Department prior to
issuance of building permits.

Storage of boats, recreational vehicles, or commercial vehicles on the property
shall be prohibited. The applicant/property owner shall ensure that this
condition is complied with at all times by tenants of the units and shall include
notice of this requirement in all lease agreements.

The applicant shall comply with all provisions of the Community and Economic
Development Department including, but not limited to, the following:
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a. The facades of the units shall be designed with sound attenuation features
including the use of dual pane windows and limiting, when possible, the use
of windows and vents. These features shall be approved by the Community
and Economic Development Department prior to the issuance of building
permits.

b. Prior to the finalization of working drawings for Planning Services Division,
Engineering Division, and Building and Safety Division, the developer shall
submit to the Community and Economic Development Department detailed
and dimensioned plot plans, floor plans, exterior elevations, and landscape
plans which reflect these Conditions of Approval. The plans shall indicate
cross-sections of all streets within the development, landscape materials,
wall materials, and building materials proposed for the project. Each unit
shall have phone jacks and cable-TV outlets in all rooms, except the laundry
area, hallways, and bathrooms. Mechanical equipment, including air
conditioning units, Jacuzzi spa equipment, sump pump, etc., shall not be
located closer than 5 feet of any side or rear property line and shall not be
located in the front landscape setback. Air conditioning units may be placed
adjacent to or in front of the dwelling units provided the location does not
obstruct, impede, or hinder any vehicle traffic or pedestrian access to any
unit,

44. 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 west, east, and south
property lines and shall be constructed to a minimum height of 6-0”, as
measured from highest point of finished grade. These walls shall use
decorative masonry or stucco block with decorative caps, subject to the
Community and Economic Development Department’s approval.

b. The applicant shall work in good faith with the existing property owners along
the project perimeter in designing and constructing the required perimeter
block walls. 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. Furthermore, the outward facing portion of the new wall
shall be compatible in design and match the color of the existing wall it is
abutting. 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. Additionally, the applicant
shall work in good faith with the existing property owners along the project
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45.

46.

47.

48.

49.

50.

perimeter in designing and constructing any required perimeter blocks walls
and/or retaining walls so as not to construct new walls that unreasonably
cause shade and shadow issues to nearby homes or are unreasonably tall in
height, as measured from grade on the side of the neighboring properties.
The applicant shall work with the City to mitigate any such occurrences and
issues relating to any walls, subject to final review and approval by the City.

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 methanol,
natural gas, propane or butane vehicles instead of gasoline or diesel powered
equipment, where feasible. Also, use of solar, low-emission water heaters, and
low-sodium parking lot lights, shall be required to ensure compliance with Title
24,

Building color and material samples shall be submitted to the Planning Services
Division for review and approval prior to issuance of building permits. The
buildings shall include architectural enhancements such as multi-toned stucco
exteriors with window and door trim, decorative siding, decorative lighting,
decorative paneled front doors, shutters, and varied rooflines.

No security fencing/gate shall be permitted to be installed within the entry of
the project, unless a vehicular turn-around area meeting Public Works
Engineering Division requirements can be accommodated.

All recreation areas, landscaping along the interior project street and entryway,
landscaped areas in all common areas, and any landscaping within the public
right-of-ways shall be maintained for the life of the project.

The applicant shall, as a condition of Project approval, at its sole expense,
defend, indemnify and hold harmless the City, its officers, employees, agents
and consultants from any claim, action, or proceeding against the City, its
officers, agents, employees and/or consultants, which action seeks to set aside,
void, annul or otherwise challenge any approval by the City Council, Planning
Commission, or other City decision-making body, or City staff action concerning
Site Plan No. SP-065-2019 and Lot Line Adjustment No. LLA-021-2019
(collectively, the "Project entitiements"). The applicant shall pay the City’s
defense costs, including attorney fees and all other litigation related expenses,
and shall reimburse the City for court costs, which the City may be required to
pay as a result of such defense. The applicant shall further pay any adverse
financial award, which may issue against the City including but not limited to
any award of attorney fees to a party challenging such project approval. The
City shall retain the right to select its counsel of choice in any action referred to
herein.

The Conditions of Approval set forth herein include certain development impact
fees and other exactions. Pursuant to Government Code §66020(d), these
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51.

52.

53.

54.

55.

56.

57.

58.

Conditions of Approval constitute written notice of the amount of such fees. The
applicant is hereby notified that the 90-day protest period, commencing from
the effective date of approval of Site Plan No. SP-065-2019 and Lot Line
Adjustment No. LLA-021-2019, has begun.

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

Unless a time extension is granted pursuant to Section 9.32.030.D.9 of Title 9
of the Municipal Code, the use authorized by this approval of Site Plan
No. SP-065-2019 and Lot Line Adjustment No. LLA-021-2019 shall become null
and void if the subject use or construction necessary and incidental thereto is
not commenced within one (1) year of the expiration of the appeal period and
thereafter diligently advanced until completion of the project. In the event
construction of the project is commenced, but not diligently advanced until
completion, the rights granted pursuant to Site Plan No. SP-065-2019 and Lot
Line Adjustment No. LLA-021-2019 shall expire if the building permits for the
project expire.

Project shall comply with the 2016 CA Building Code (CBC), CA Residential Code,
CA Mechanical Code (CMC), CA Plumbing Code (CPC), CA Electrical Code (CEQ),
CA Green Building Standards Code (CGBSC) and the 2016 CA Building Energy
Efficiency Standards.

A soil report in accordance with CBC Chapter 18 shall be provided for this
project.

Precise grading and drainage plans are required when soil report recommends
over-excavations.

Residential CALGreen checklist plans and City Waste Construction Management
forms shall be imprinted on plans.

A 250 square-foot solar-ready roof area for shall be provided for each unit.

Each unit shall be provided with a minimum 40-Amp dedicated circuit for future
electric vehicle charging.



COMMUNITY AND ECONOMIC
DEVELOPMENT DEPARTMENT
PLANNING STAFF REPORT

AGENDA ITEM NO.: SITE LOCATION: Northeast corner of
C.5. Garden Grove Boulevard and Nutwood

Street, at 10531-10561 Garden Grove
Boulevard

HEARING DATE: February 7, 2019 GENERAL PLAN: Industrial/Residential
Mixed Use 2

CASE NO.: Conditional Use Permit ZONE: A-R (Adaptive Reuse)

No. CUP-148-2019

APPLICANT: Dan Nguyen CEQA DETERMINATION: Exempt

PROPERTY OWNER: NPT Investment, APN: 089-081-07 & 08

LLC

REQUEST:

A request for Conditional Use Permit approval to operate a new TV studio, Saigon
Broadcasting Television Network (“SBTN”), within an existing 27,414 square foot
building, located at 10531-10561 Garden Grove Boulevard (Assessor's Parcel
Nos. 089-081-07 and 08).

BACKGROUND:

The subject site is improved with an existing 24,614 square foot two-story building,
which is part of an integrated multi-tenant, multi-building (six buildings) business
park, Burke Community Center Business Park, with shared drive aisles and shared
parking spaces circulated throughout. Each building is comprised of two (2)
primary suites (12 total suites), which in some cases are connected. The subject
building is located on the southeast corner of the business park. The subject
24,614 square foot building includes two (2) 12,307 square foot connected suites.

The subject property is zoned A-R (Adaptive Reuse) and has a General Plan Land Use
Designation of Industrial/Residential Mixed Use 2. The specific site/building is
adjacent to A-R zoned properties to the north, west, and east, and GGMU1 and
GGMU3 (Garden Grove Mixed Use 1 and 3) zoned properties, across Garden Grove
Boulevard, to the south. The existing surrounding uses, adjacent to the business
park, include a residential condominium complex, across Nutwood Street, to the west,
industrial uses, across Acacia Avenue, to the north, and the east, and commercial
uses, across Garden Grove Boulevard, to the south.
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According to business license records, the subject building, located at 10531-10561
Garden Grove Boulevard, was previously occupied by, and in operation as, a
wholesale beauty supply business. The building is currently unoccupied.

The applicant currently operates a TV studio, Saigon Broadcasting Television
Network, in the adjacent 23,768 square foot building, located to the west of the
subject building, and within the same business park (at the southwest corner), at
10501-10517 Garden Grove Boulevard. A law office was also sharing a portion of
the building, operating as a general office use. When the applicant had initially
established its TV studio business (at 10501-10517 Garden Grove Boulevard),
based on the nature of its operation (without on-site filming including audiences and
events) and the zoning requirements at the time, a Conditional Use Permit was not
required. As part of this application, the applicant intends to close the current TV
studio location and move its operation (along with the shared law offices) to the
new building, at 10531-10561 Garden Grove Boulevard (the subject site).

In 2012, the City of Garden Grove established new mixed use zones throughout the
City, including the subject property/business park, which was rezoned to A-R
(Adaptive Reuse). As part of the new A-R zoning requirements, a “Radio/TV and
Recording” use is now considered an automatically permitted use if 1,500 square
feet or smaller, and a conditionally permitted use (approval of Conditional Use
Permit required) when larger than 1,500 square feet. The proposed TV studio is
larger than 1,500 square feet, thereby requiring the approval of a Conditional Use
Permit.

DISCUSSION:

The applicant is requesting Conditional Use Permit approval to operate a new TV
Studio (a “Radio/TV and Recording” use), Saigon Broadcasting Television Network
("SBTN"), within the existing 24,614 square foot two-story building, in Suites 7 and
8 as shown on the attached site plan. The existing building includes approximately
8,500 square feet of existing office space (on both the first and second floors), with
the remaining portions of the building having previously been used as
industrial/warehousing space.

In November of 2018, a building permit was issued by the City to allow interior
tenant improvements, which included approximately 2,800 square feet of additional
office/storage space in Suite 7, all within the existing building (no new building
footprint area added). Following the addition of the new office/storage space, the
new gross floor area of the building will be approximately 27,414 square feet. The
tenant improvements are currently under construction and undergoing building
inspections by the Building & Safety Division.

The new TV studio, will occupy approximately 75% of the 27,414 square foot
building (approximately 20,500 square feet), with the remaining floor area to be
occupied by the shared law offices. The first floor of the proposed TV studio will
consist of various offices, a stairwell, women’s and men’s restrooms, conference
room, a waiting room, prop storage space, and TV studio areas for associated
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activities such as filming and temporary studio sets. The second floor of the TV
studio will consist of additional office spaces, a server room, and additional storage
space. The law office portion of the building (first and second floors), which is not a
part of this Conditional Use Permit request, will consist of various office space and
conference rooms, an employee break room, men’s and women’s restrooms,
reception area, respective stairwell, and storage spaces.

SBTN will operate as a typical TV studio, filming various types of television and
internet media such as, but not limited to, children’s shows, local news, game
shows, and other similar shows. The shows are broadcast to both television and
internet platforms. SBTN’s operation, at its previous location (at 10501-10517
Garden Grove Blvd.), did not involve the presence and/or participation of audiences
as part the filming process, and operated primarily as an industrial/warehousing use
(prop manufacturing and storage) with ancillary office spaces for post-production
editing. At the proposed new location, SBTN proposes to expand its TV studio
operation to include, on an infrequent basis (typically once a quarter at most), and
only during non-peak times (after other businesses are closed during the night on a
weekday or on weekends), event type filming with up to a maximum of 300 persons
(extras/guests) to participate in the filming/broadcasting process. SBTN has stated
that such events would typically involve between 10 to 20 extras/guests, but that
on occasion, a larger event may include up to a maximum of 300 persons.
Additionally, said events are by invitation only and are closed to the public
(private). Security guards would be present for any such events, and proposed
Conditions of Approval would require as such. It should be noted, the typical daily
operation of the TV studio, at its prior location (at 10501-10517 Garden Grove
Blvd.) included ten (10) staff members maximum at any one time. The new TV
studio will carry over the same staff members, and it is anticipated that the nature
of the operation will not change, with exception to the proposed quarterly event
filming activities.

Parking:

The parking supply of 241 parking spaces in the Burke Community Center Business
Park (“business park”) is shared between the building tenants, and parking spaces
are not individually dedicated to any particular suite(s). Pursuant to CC&Rs
previously approved by the City, there are reciprocal parking easements over all of
the parcels in the business park. The CC&Rs also provide that all parking spaces
must be maintained and available for parking at all times unless otherwise approved
by the City.

The current/existing parking requirement for the business park is based on the
Municipal Code parking requirements for industrial uses, which requires 2.25
parking spaces per 1,000 square feet of gross floor area (1 parking space per 444
square feet). Code requires a minimum of 228 parking spaces (see Table 1 below),
and the business park provides 241 parking spaces. Therefore, there is an existing
surplus of 13 parking spaces.
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Table 1. Existing Parking Requirements and Parking Supply

Burke Community Center Business Park
Existing Conditions
City Parking | Parking
Existing Requirement | Spaces
Suite | Land Use | Square Footage | (1 space per} | Required

1 Industrial 11,884 SF | 444 sq ft 26.7

2 Industrial 11,884 SF | 444 sq.ft 26.7

3 Industrial 6,264 SF | 444 sq.ft 14.1

4 Industrial 6,264 SF | 444 sq ft. 14.1

5 Industrial 6,264 SF | 444 sqft 14,1

6 Industrial 6,300 SF | 444 sq.ft 14.2

7 Industrial 12,307 SF | 444 sq.ft 27.7

8 Industrial 12,307 SF | 444 sq.ft 27.7

9 Industrial 6,450 SF | 444 sq.ft 14.5
10 Industrial 7,450 SF | 444 sq.ft 16.8
11 Industrial 6,950 SF | 444 sqft 15.6
12 Industrial 7,000 SF | 444 sq.ft 15.8
TOTAL 101,324 SF 228
Parking Spaces Provided 241
Parking Surplus / (Deficit) 13

Per the Municipal Code parking requirements, a “Radio/TV and Recording” use
requires a minimum of 1 parking space per 200 square feet of gross floor area
(5 parking spaces per 1,000 square feet). While a small portion (approximately
25%) of the building will be occupied by the law offices (general office requires less
parking than a TV studio use - 1 parking space per 250 square feet), Staff
conservatively calculated the parking requirements for the TV studio by including
the entire 27,414 square feet of the building. Based on Code requirements, a
minimum of 137 parking spaces would be required for the TV studio (see Table 2
below), which results in a deficit of 69 parking spaces (22% deficiency).
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Table 2. Proposed Parking Requirements and Parking Supply

Burke Community Center Business Park
Proposed Conditions
City Parking | Parking
Proposed Requirement Spaces
Suite | Land Use | Square Footage | (1 space per) | Required
1 Industrial 11,884 SF | 444 sq.ft 26.7
2 Industrial 11,884 SF | 444 sq.ft 26.7
3 Industrial 6,264 SF | 444 sq. ft 14.1
4 Industrial 6,264 SF | 444 sq.ft 14.1
5 Industrial 6,264 SF | 444 sq.ft 14.1
6 Industrial 6,300 SF | 444 sq.ft 14.2
7 TV Studio 15,107 SF | 200 sq.ft 75.5
8 TV Studio 12,307 SF | 200 sq.ft 61.5
9 Industrial 6,450 SF | 444 sq. ft 14.5
10 Industrial 7,450 SF | 444 sq.ft 16.8
11 Industrial 6,950 SF | 444 sq.ft 15.6
12 Industrial 7,000 SF | 444 sq.ft 15.8
TOTAL 104,124 SF 310
Parking Spaces Provided 241
Parking Surplus / (Deficit) (69)

When a proposed parking deficiency is not more than 25%, the Municipal Code
allows the submittal of a parking management plan prepared by a licensed traffic
engineer, which evaluates the existing and proposed uses, conducts a parking
demand analysis, and determines the projected parking demand, based on the
proposed business/activities.

As part of the project, the applicant submitted a parking management plan
prepared by a licensed traffic engineering firm, Kimley Horn (see attached). The
existing parking characteristics for the business park were observed to determine
the actual parking demand generated by the existing uses, including the existing
to-be-relocated TV studio located in Suites 1 and 2 (10501-10517 Garden Grove
Blvd.). Parking data was collected on a typical weekday (Wednesday) and a typical
weekend day (Saturday) on an hourly basis between typical business hours of 8:00
a.m. to 7:00 p.m. to encompass morning, midday, and evening peak period
conditions in the parking lot (the 241 parking spaces in the business park).

Review of the parking data indicated that peak occupancy occurred at 1:00 p.m.,
where the total number of occupied parking spaces did not exceed 39%. During
the weekend, peak occupancy occurred at 11:00 a.m., where the total number of
occupied parking spaces did not exceed 16%.
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To determine future/projected parking demand, and as required by the Municipal
Code, a 10% increase in the minimum number of spaces was added to the peak
demand calculation to allow for potential fluctuations in parking demand. The
parking demand observed for the existing TV studio (located at 10501-10517
Garden Grove Blvd.) was assumed to carry over to the new location, since no
change is expected to the typical daily operation and staff of the TV studio. To
account for the larger size of the new building, it was determined that the TV studio
would require an additional 44 parking spaces, with a projected peak demand of
151 parking spaces (63% of the total shared parking available in the business park)
occurring on a weekday. This projected parking demand represents a net surplus
of 90 parking spaces in the business park. Therefore the existing parking supply is
adequate to accommodate the new TV studio and the existing businesses.
Projected peak demand was lower on a weekend, requiring a maximum of 71
parking spaces for the TV studio, and resulting in a net surplus of 170 parking
spaces in the business park.

The report also evaluated the potential impacts and projected demand for the
proposed event parking, which are expected to occur on an infrequent basis
(typically once a quarter at most), and only during non-peak times (after other
businesses are closed during the night on a weekday or on weekends). Such
events are expected to generate a greater parking demand than typical operation
conditions. Such events will involve various program recordings on an invite only
basis, closed to the public, comprised of guests and staff members not exceeding a
total of 300 persons. On average, attendance is expected to be lower than 300
persons. An analysis was conducted to verify that the parking supply within the
Burke Community Center Business Park is adequate to accommodate these planned
events. The analysis assumed that 300 persons would attend a single event.

The 2009 National Household Travel Survey, published by the Federal Highway
Administration (FHWA), provides various statistics pertaining to vehicle occupancy
rates based on trip purposes. The publication indicates that the average vehicle
occupancy for a social/recreational trip is 2.20 persons per vehicle. By applying this
rate to the 300 person count that would attend an event, 137 vehicles would be
anticipated. However, it should also be noted that this value would typically be
lower. The events hosted by the TV studio are expected to be family-oriented and
may therefore be conducive to greater occurrence of ride-sharing (carpooling).

Given that the events would typically occur during non-peak hours, the 137 vehicles
required would be accommodated by the existing parking supply. The parking
demand at 7:00 p.m. on a weekday (after other businesses are closed) was
observed and determined to be 90 spaces. That demand would continue to
decrease throughout the night. If all 137 event vehicles parked within the business
park, the parking demand would peak at an estimated 227 spaces and would not
exceed the 241-space parking supply on a weeknight. Most of the businesses
within the business park do not operate during the weekend. Therefore, available
parking during the weekends would be greater, resulting in less of a parking
demand. Assuming all 137 vehicles were present during such events, the demand
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would peak at 208 parking spaces and would not exceed the 241-space parking
supply on the weekend.

Finally, the parking study assessed the potential traffic impacts of the project and
determined that the proposed relocation of the existing TV studio is not anticipated
to cause any changes to traffic patterns in the vicinity. Based on the parking
occupancy data, eighteen vehicles arrive before 8:00 a.m. during the morning peak
period and occupy parking spaces adjacent to the TV production facility. Throughout
the course of the day, there is a gradual ebb and flow of vehicles, with fluctuations
of no more than 5 vehicles entering and leaving the parking lot over the course of
an hour. These volumes are low and did not warrant additional analyses. The City
Traffic Engineering Division reviewed the submitted report and concurred with the
findings. '

In accordance with Section 9.18.140.060.D.4 of the Garden Grove Municipal Code,
in the event that future use changes in the business park result in more than a 10%
increase in aggregate peak parking demand for the shared on-site parking spaces
as determined by the parking study, an amended parking management plan must
be submitted and approved by the City. In addition, the proposed Conditions of
Approval require that, if, at any time, the business park cannot accommodate the
parking demand generated by the TV studio business, the applicant will be required
to devise and implement a plan, prepared by a licensed traffic engineer and
approved by the City, to relieve the situation. Such a plan may include, but is not
be limited to: reducing the hours of operation, instituting an off-site parking
arrangement; having on-site parking control personnel; and/or other actions that
may be deemed applicable to the situation.

Prior to the submittal of their Conditional Use Permit application, the
applicant/operator, including the property owner, submitted notices in writing and
via email, to all tenants and property owners of the Burke Community Center
Business Park, including all members of the Garden Grove Business Park
Association, in an effort to garner feedback, comments, or questions regarding the
proposed TV studio use/relocation, its business activities, including most notably the
proposed events activities and projected parking demand. The recipients were
given approximately one month to comment on the proposal. During the comment
period, no comments, including any opposition, were received from the tenants and
property owners of the business park. The applicant also received correspondence
from the Garden Grove Business Park Association acknowledging and approving the
proposed business activities. At the time of this writing, no additional public
comments were received by Staff,

The Community and Economic Development Department has reviewed the
applicant’s request in full and supports the proposal.
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RECOMMENDATION:

Staff recommends that the Planning Commission hold a public hearing and take the
following action:

1. Adopt Resolution No. 5949-19 approving Conditional Use Permit No. CUP-148-
-2019, subject to the recommended Conditions of Approval.

Lee Marino
Planning Services Manager

A

By: Chris Chung
Urban Planner
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