PLANNING COMMISSION
\ AGENDA REPORT

MEETING DATE: NOVEMBER 23, 2015 ITEM NUMBER: @“,Q

SUBJECT: AN AMENDMENT TO VESTING TENTATIVE TRACT MAP NO. 17800 TO SUBDIVIDE A 9-
ACRE PROPERTY INTO FOUR CONDOMINIUM PARCELS

DATE: NOVEMBER 6, 2015
FROM: PLANNING DIVISION/DEVELOPMENT SERVICES DEPARTMENT
PRESENTATION BY: MINOO ASHABI, PRINCIPAL PLANNER

FOR FURTHER INFORMATION CONTACT: MINOO ASHABI, AlA (714) 754-5610
minoo.ashabi@costamesaca.gov

PROJECT DESCRIPTION

An amendment to previously approved Vesting Tentative Tract Map VT-17800 for a 177-
unit, live/work and residential loft development. The project was approved by the Planning
Commission on May 11, 2015, in conjunction with Master Plan PA-14-29. The purpose of
the amendment is to revise the tentative tract map, originally approved as a one-lot
condominium map subdivision into four condominium parcels. The four parcels each contain
one product (detached live/work, attached live/work townhomes and residential lofts) and a
portion of the common areas. No other changes to the project as originally approved are
proposed.

APPLICANT

The applicant is Dane McDougall, authorized agent of W-W Westside Gateway Owner VI,
LLC, the property owner.

RECOMMENDATION

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



BACKGROUND

Project Site/Environs

The project site is designated Light Industry in the City’s General Plan land use map, which
applies to areas intended for a variety of light and general industrial uses, including small
manufacturing and service industries, as well as larger industrial operations. The project site
is zoned MG (General Industrial) and is in the Mesa West Bluffs Urban Plan, which allows
mixed-use development including Live/Work and Residential Loft units.

The nine-acre project site (Assessor's Parcel Number 424-291-11) is an irregularly shaped
lot at 671 West 17 Street in the City of Costa Mesa, situated on the southeast corner of the
17th Street/Pomona Avenue intersection. The site includes 17 buildings and structures,
outdoor overhang work/assembly/storage areas, a liquefied natural gas testing facility on
the western portion of the site, and parking areas on the northern, northwestern, and
southern portions of the site.

A 177-unit development project (PA-14-29) was approved by the Planning Commission on
May 11, 2015. The approval also included a vesting tentative tract map for a one lot
condominium parcel.

Previous Entitlement
Site Plan

The approve site plan for the site includes three product types. The residential lofts take the
central portion of the project site, along the interior open space and east/west private street;
the attached live/work units are mostly facing 17t Street and Pomona Avenue; and the
detached live/work units are facing the southerly portion of Pomona Avenue and along the
southwestern site boundary and in the southern portion of the site. The proposed four
parcels each contain a product type and a portion of common areas.

Vesting Tentative Tract Map No. 17800

The amendment to vesting tentative tract map is proposed to subdivide the property originally
approved as one condominium parcel into four parcels, each containing one of the products
(live/work townhouses, live/work detached and residential lofts) and a portion of common areas
(parking, roadways and open space) as follows:

e Lots 1 and 3 - Attached Live/Work (its bifurcated by Lot 2)
e Lot 2 - Lofts/Master circulation
e Lot 4 - Detached Live Work

All common areas including the driveway and parking spaces will be commonly used and
maintained by a master homeowners association. To maintain the project site as one
community, a condition of approval requires recordation of reciprocal access, parking and
common area use for all four parcels.
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The request indicates that most of the onsite infrastructure and circulation was purposely
put into one phasing lot to minimize cross lot impacts and accommodate the likelihood of
master horizontal development with three planning areas for different product types.

The requested four-lot subdivision updates the Tentative Tract Map to be consistent with the
phasing and site plan as originally intended and approved by the Planning Commission. The
applicant has indicated that this is critical for the success of the project as lenders, equity
partners, etc. need phased commitments in order to fund projects of this nature. Based on
submitted letter by the applicant, approving this four-lot subdivision will help ensure that the
project moves forward as quickly and seamlessly as possible.

Status Update on the Remediation

The applicant has indicated that all Groundwater remediation is complete, and requirements
of the Soil Management Plan pre-remediation have been completed. Although, the formal
letter has not been received by the City, based on information submitted by the applicant,
the project is effectively “permit ready” with the Regional Water Quality Control Board
(RWQCB).

There is on-going asbestos abatement in progress that should be completed by end of
November and the demolition will commence shortly thereafter in two phases. Phase 1is a
structural removal that will demolish and remove all above-ground structures. Phase Il is
the removal of all sub-grade structures (including slabs and surface improvements) and will
be closely coordinated with implementation of the RWQCB-approved Soil Management Plan
(SMP) primarily consisting of soil excavation and removal.

In addition, the existing oil wells on the property will be uncovered and (re)abandoned under
State Division of Oil, Gas & Geothermal Resources oversite. Upon completion, a soil vapor
work plan will be prepared for the RWQCB followed up by a Human Health Risk Assessment,
and finally a vapor intrusion mitigation system will be prepared and approved if required
based on the HHRA report. All this process is intended to result in a No Further Action letter
from the RWQCB estimated in mid-2016.

ANALYSIS
Justifications for Approval

a) The creation of the subdivision and related improvements is consistent with the
General Plan and the Zoning Code.

The creation of the subdivision is consistent with General Plan Land Use Element in
that the project complies with Objectives 1A.4, 2A.7, and 2A.8 by developing owner-
occupied housing to improve the balance between rental and ownership housing
opportunities, the project provides sufficient easements as a condominium
developments, and encourages increased private market investment in declining or
deteriorating neighborhoods.
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b)

d)

The subject property is physically suitable to accommodate the subdivision in terms
of type, design, and density of development, and will not result in substantial
environmental damage nor public health problems, based on compliance with the
Zoning Code and General Plan, and consideration of appropriate environmental
information.

The overall design reflects a quality project that is consistent with the intent of the
Zoning Code and General Plan. The project was originally approved as a master
plan under PA-14-29. With the implementation of the mitigation measures identified
in the CEQA Initial Study/Mitigated Negative Declaration for the proposed project
(PA-14-29), all potentially significant impacts have been reduced to less than
significant levels.

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

As conditioned, the proposed project does not interfere with the public right-of-way.
The recommended improvements along 17" Street and Pomona Avenue will
significantly improve the public right-of-ways for vehicular and pedestrian traffic. A
condition of approval requires recordation of reciprocal access and use along all four
parcels for the common areas and a mandatory requirement to be part of a master
association for common areas.

The proposed four-lot subdivision will facilitate individual sale of each parcel to a

builder specialized in that specific development type. The location and design of the

units will need to stay consistent with the approved master plan (PA-14-29) for
maintenance of all common areas. As conditioned, membership into the master
association is mandatory and all units are subject to one set of CC&Rs.

ENVIRONMENTAL DETERMINATION

If approved, the project would be exempt from the provisions of the California Environmental
Quality Act under Section 15315 for Minor Land Subdivisions. If the use is denied, they would
be exempt from the provisions of the California Environmental Quality Act (CEQA) Section
15270(a) for projects which are disapproved.

GENERAL PLAN CONFORMITY

The proposed subdivision is consistent with polices of the Land Use Element that encourages
home ownership.

ALTERNATIVES

The Commission has the following alternatives:

. Approve the project with modifications. The Planning Commission may suggest specific

changes that are necessary to alleviate concerns. If any of the additional requested
changes are substantial, the item should be continued to a future meeting to allow
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additional analysis. In the event of significant modifications to the proposal, should the
Planning Commission choose to do so, staff will return with a revised resolution
incorporating new findings and/or conditions.

2. Deny the project. If the Planning Commission believes that there are insufficient facts to
support the findings for approval, Planning Commission must deny the application and
provide facts in support of denial to be included in the attached draft resolution for denial.
If the project were denied, the applicant could not submit substantially the same type of
application for six months.

CONCLUSION

The proposed subdivision is consistent with the City’s Subdivision Code and the approved
master plan. Approval of the amendment to Vesting Tentative Tract Map 17800 will facility
development of the project aby allowing conveyance ,of each individual parcel to a separate
builder.

e, ) (YA

MINOO ASHABI, AIA CLAIRE FLYNN,AICP
Principal Planner Asst. Development Services Director
Attachments: Draft Planning Commission Resolutions
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Tierra Development Advisors
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Newport Beach, CA 92660

Jamie Alai

W-W Westside Gateway
2201 Dupont Drive, Suite 700
Irvine, CA 92612



ATTACHMENT 1

RESOLUTION NO. PC-15-

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF COSTA MESA APPROVING AN AMENDMENT TO
VESTING TENTATIVE TRACT MAP (VT-17800 A1) TO
SUBDIVIDE A NINE-ACRE PROPERTY INTO FOUR
CONDOMINIUM PARCELS FOR PROPERTY LOCATED AT 671
W. 17t STREET

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

WHEREAS, an application was filed by W-W Westside Gateway Owner VII, LLC, the
property owner, requesting approval of an amendment to Vesting Tentative Tract Map 17800
for a 177-unit, live/work and residential loft development originally approved by the Planning
Commission on May 11, 2015, in conjunction with Master Plan PA-14-29. The purpose of
the amendment is to revise the tentative tract map, originally approved as a subdivision of a
nine-acre property as one numbered parcel, into four condominium parcels. The four parcels
each contain one of the products (detached live/work, attached live/work townhomes and
residential lofts) and a portion of the common areas.

WHEREAS, a duly noticed public hearing was held by the Planning Commission on
November 23, 2015 with all persons having the opportunity to speak for and against the
proposal.

BE IT RESOLVED that, based on the evidence in the record and the findings
contained in Exhibit A, and subject to the conditions of approval contained within Exhibits B,
the Planning Commission hereby APPROVES amendment to Vesting Tentative Tract Map
17800.

BE IT FURTHER RESOLVED that the Costa Mesa Planning Commission does
hereby find and determine that adoption of this Resolution is expressly predicated upon the
activity as described in the staff report for Vesting Tentative Tract Map 17800 and upon the
applicant’'s compliance with each and all of the conditions in Exhibit B, and compliance of all
applicable federal, state, and local laws. Any approval granted by this resolution shall be
subject to review, modification or revocation if there is a material change that occurs in the
operation, or if the applicant fails to comply with any of the conditions of approval and/or

mitigation measures.



BE IT FURTHER RESOLVED that if any section, division, sentence, clause, phrase
or portion of this resolution, or the documents in the record in support of this resolution, are
for any reason held to be invalid or unconstitutional by a decision of any court of competent
jurisdiction, such decision shall not affect the validity of the remaining provisions.

PASSED AND ADOPTED this 23rd day of November, 2015.

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



STATE OF CALIFORNIA )
) sS
COUNTY OF ORANGE )

I, Claire Flynn, Secretary to the Planning Commission of the City of Costa Mesa, do
hereby certify that the foregoing Resolution was passed and adopted at a meeting of the
City of Costa Mesa Planning Commission held on November 23, 2015 by the following votes:

AYES: COMMISSIONERS
NOES: COMMISSIONERS
ABSENT: COMMISSIONERS

ABSTAIN: COMMISSIONERS

Claire L. Flynn, Secretary
Costa Mesa Planning Commission



EXHIBIT A

FINDINGS (APPROVAL)

A.

The proposed vesting tentative tract map complies with Costa Mesa Municipal Code
Section 13-29(g)(13) because:

Finding: The creation of the subdivision and related improvements is consistent
with the General Plan and the Zoning Code.

Facts in Support of Findings: The creation of the subdivision is consistent
with General Plan Land Use Element in that the project complies with
Objectives 1A.4, 2A.7, and 2A.8 by developing owner-occupied housing to
improve the balance between rental and ownership housing opportunities, the
project provides sufficient easements as a condominium developments, and
encourages increased private market investment in declining or deteriorating
neighborhoods.

Finding: The proposed use of the subdivision is compatible with the General Plan.

Facts in Support of Findings: The density for the residential component is 13
units per acre, which complies with the General Plan and Urban Plan. The Floor
Area Ratio (FAR) for the live/work component are 1.15 and 0.87, which is within
the allowable FAR of 1.0 of the General Plan. The Mesa West Urban Plan allows
an increase in the FAR up to 1.25 subject to appropriate findings related to
excellence in design, site planning, integration of uses and structures and
protection of the integrity of the neighborhood. The subdivision is concurrent with
an approved master plan that provides for excellent architecture and site design
with integration of various building types (attached and detached), adequate
open space, and pedestrian linkages to the adjacent streets and through the
community.

Finding: The subject property is physically suitable to accommodate the subdivision
in terms of type, design, and density of development, and will not result in substantial
environmental damage nor public health problems, based on compliance with the
Zoning Code and General Plan, and consideration of appropriate environmental
information.

Facts in Support of Findings: The subdivision was originally approved with
a master plan (PA-14-29) that will remain unchanged. The overall design
reflects a quality project that is consistent with the intent of the Zoning Code
and General Plan. With the implementation of the mitigation measures
identified in the CEQA Initial Study/Mitigated Negative Declaration for the
proposed project, all potentially significant impacts have been reduced to less
than significant levels.

Finding: The design of the subdivision provides, to the extent feasible, for future
passive or natural heating and cooling opportunities in the subdivision, as required
by State Government Code Section 66473.1.
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Facts in Support of Findings: The subdivision was originally approved with
a master plan (PA-14-29) that will remain unchanged. The proposed buildings
include openings in an east-west direction to take advantage of passive solar
heating as well as passive ventilation from ocean breezes. The inclusion of a
combination of medium and large size trees will also help provide shade to
the residential and live/work units within the development.

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

Facts in Support of Findings: The subdivision was originally approved with
a master plan (PA-14-29) that will remain unchanged. As conditioned, the
proposed project does not interfere with the public right-of-way. The
recommended improvements along 17" Street and Pomona Avenue will
significantly improve the public right-of-ways for vehicular and pedestrian
traffic.

Finding: The discharge of sewage from this subdivision into the public sewer system
will not violate the requirements of the California Regional Water Quality Control
Board pursuant to Division 7 (commencing with Section 13000 of the Water Code).

Facts in Support of Findings: The applicant will be required to comply with all
regulations set forth by the Costa Mesa Sanitation District as well as the Mesa
Water District.

The project has been reviewed for compliance with the California Environmental
Quality Act (CEQA), the CEQA Guidelines, and the City’'s environmental procedures.
An Initial Study/Mitigated Negative Declaration (IS/MND) has been prepared for the
original project in accordance with the California Environmental Quality Act (CEQA). All
Mitigation measures from the IS/MND for PA-14-29 will remain in effect. The proposed
subdivision of the property into four parcel is categorically exempt under Section 156315
for minor land subdivisions. If any of these conditions are removed, the decision-
making body must make a finding that the project will not result in significant
environmental impacts, that the conditions are within the responsibility and jurisdiction
of another public agency, or that specific economic, social or other considerations make
the mitigation measures infeasible.
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EXHIBIT B

CONDITIONS OF APPROVAL

Ping.

1.

The expiration of Planning Application PA-14-29 shall coincide with the
expiration of the approval of the Vesting Tentative Tract Map 17800 A1
which is valid for two years. An extension request is needed to extend the
expiration for each additional year after the initial two-year period.

Planning Application PA-14-29 and Vesting Tentative Tract Map 17800 shall
comply with the conditions of approval, code requirements, special district
requirements, and mitigation measures of the IS/MND for this project and as
listed in the approved Mitigation Monitoring Program.

The Vesting Tentative Tract Map shall be processed as a common interest
residential development map consistent with Section 13-41 of the Zoning
Code.

Prior to issuance of building permits, the applicant shall provide the
Conditions, Covenants, and Restrictions (CC&Rs) to the Development
Services Director and City Attorney's office for review. The CC&Rs must be
in a form and substance acceptable to, and shall be approved by the
Development Services Director and City Attorney's office.

a. The CC&Rs shall contain provisions requiring that the HOA
homeowner's association (HOA) effectively manage parking and
contract with a towing service to enforce the parking regulations and
shall contain restrictions prohibiting parking in the driveway and in
front of garage doors.

b. The CC&Rs shall also contain provisions related to night-time lighting
and active use of the common areas. These provisions shall prohibit
amplified noise, loud parties/gatherings, night-time lighting after 9:00
PM other than for security purposes, or any other activities that may
be disruptive to the quiet enjoyment of neighboring properties after
9:00 PM.

c. The CC&Rs shall also contain provisions related to preservation and
maintenance of the common lot and common open space areas in
perpetuity by the homeowner's association. The CC&Rs shall also
contain the buyer's notice as an exhibit.

d. The CC&Rs shall contain a notice that all open parking spaces shall
be unassigned and available for visitors.

e. The CC&R'’s shall contain restrictions requiring residents to park
vehicles in garage spaces provided for each unit. Storage of other
items may occur only to the extent that vehicles may still be parked
within the required garage at the number for which the garage was
originally designed and to allow for inspections by the association to
verify compliance with this condition.

f. For Live/Work Units, the CC&R'’s shall contain provisions stating
that the 250 square foot work space on the first level shall not be
used as a bedroom for sleeping purposes.
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Eng.

Fire

10.

g. Any subsequent revisions to the CC&Rs related to these provisions
must be reviewed and approved by the City Attorney's office and the
Development Services Director before they become effective.

The CC&Rs shall be recorded prior to issuance of certificates of
occupancy.

Prior to issuance of building permits, the applicant shall provide proof of
recordation of Vesting Tract Map 17800.

The applicant shall provide proof of establishment of a master
homeowners association (HOA) prior to release of any utilities. The master
HOA shall be responsible for maintenance of all common areas, and
common services including but not limited to refusal and recycling pickup
services, common area lighting, private driveways, maintenance of parks,
on-site open space and perimeter landscaping, perimeter walls and fences
and common area utilities.

The applicant shall defend, indemnify, and hold harmless the City, its elected
and appointed officials, agents, officers and employees from any claim,
action, or proceeding (collectively referred to as "proceeding”) brought
against the City, its elected and appointed officials, agents, officers or
employees arising out of, or which are in any way related to, the applicant’s
project, or any approvals granted by City related to the applicant’s project.
The indemnification shall include, but not be limited to, damages, fees and/or
costs awarded against the City, if any, and cost of suit, attorney's fees, and
other costs, liabilities and expenses incurred in connection with such
proceeding whether incurred by the applicant, the City and/or the parties
initiating or bringing such proceeding. This indemnity provision shall include
the applicant's obligation to indemnify the City for all the City's costs, fees,
and damages that the City incurs in enforcing the indemnification provisions
set forth in this section. City shall have the right to choose its own legal
counsel to represent the City’s interests, and applicant shall indemnify City
for all such costs incurred by City.

Comply with the requirements contained in the letter prepared by the City
Engineer (Exhibit B1).

Submit a Fire Master Plan to Fire Prevention for Department’s review and
Approval.
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CODE REQUIREMENTS

The following list of federal, state and local laws applicable to the project has been compiled

by staff for the applicant’'s reference. Any reference to “City” pertains to the City of Costa
Mesa.

Ping. 1. Pay Park fee prior to building permit issuance or certificate of occupancy.
Applicable fee shall be that fee in effect at the time the subdivision
application is filed with the City.
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EXHIBIT B1
CITY OF COSTA MESA

P.O.BOX 1200 - 77 FAIRDRIVE - CALIFORNIA 92628-1200

FROM THE DEPARTMENT OF PUBLIC SERVICES/ENGINEERING DIVISION

November 13, 2015

Costa Mesa Planning Commission
City of Costa Mesa

77 Fair Drive

Costa Mesa, CA 92626

SUBJECT: Amendment to Vesting Tract No. 17800
LOCATION: 671 W. 17" Street

Dear Commissioners:

Amended Vesting Tentative Tract Map No. 17800 as furnished by the Planning Division for review
by the Public Services Department consists of subdividing two parcels into four numbered lots for
condominium purposes. Amended Vesting Tentative Tract Map No. 17800 meets with the
approval of the Public Services Department, subject to the following conditions:

1. The Tract shall be developed in full compliance with the State Map Act and the City of Costa
Mesa Municipal Code (C.C.M.M.C.), except as authorized by the Costa Mesa City Council
and/or Planning Commission. The attention of the Subdivider and his engineer is directed to
Section 13-208 through 13-261 inclusive, of the Municipal Code.

2. The Subdivider shall conduct soil investigations and provide the results to the City of Costa
Mesa Engineering and Building Divisions pursuant to Ordinance 97-11.

3. Two copies of the Final Tract Map shall be submitted to the Engineering Division for checking.
Map check fee shall be paid per C.C.M.M.C. Section 13-231.

4. A current copy of the title search shall be submitted to the Engineering Division with the first
submittal of the Final Tract Map.

5. Dedicate an ingress/egress easement to the City for emergency and public security vehicles
purposes only. Maintenance of easement shall be the sole responsibility of a Homeowners
Association formed to conform to Section 13-41 (e) of the C.C.M.M.C.

6. Vehicular and pedestrian access rights to Pomona Avenue, 17" Street and Superior Avenue
shall be released and relinquished to the City of Costa Mesa except at approved access
locations.

7. Provide a reciprocal easement establishing common access and use of driveways, parking,
drainage and all common areas between the four lots. The easements shall be shown on the
Final Tract Map.

8. Obtain a permit from the City of Costa Mesa, Engineering Division, at the time of development
and then remove any existing driveways and/or curb depressions that will not be used and
replace with full height curb and sidewalk.

PHONE: (714) 754-56335 FAX: (714) 754-5028 TDD: (714) 754-5244
www.costamesaca.gov



Planning Commission 2015

10.

11.

12.

13.

14.

Ss)

16.

17.

18.

19.

20.

21.

Obtain a permit from the City of Costa Mesa, Engineering Division, at the time of development
and then construct P.C.C. driveway approaches per City of Costa Mesa Standards as shown
on the Offsite Plan. Location and dimensions are subject to the approval of the Transportation

Services Manager.

Obtain a permit from the City of Costa Mesa, Engineering Division, at the time of development
and then construct P.C.C. sidewalk per City of Costa Mesa Standards as shown on the Offsite
Plan, including four (4) feet clear around obstructions in the sidewalk.

Submit for approval to the City of Costa Mesa, Engineering Division, Street Improvement
Plans that show Sewer and Water Improvements, prepared by a Civil Engineer.

Submit for approval to the City of Costa Mesa preliminary plans that shows the
undergrounding of utility poles along Pomona Avenue and 17" Street to the extent practical
or feasible.

Dedicate a ten foot drainage easement to the City of Costa Mesa behind the property line
along Pomona Avenue and 17" Street.

Dedicate 17th Street to the City of Costa Mesa for street & highway purposes per the Master
Plan of Highways and a diagonal corner cut-off at the corner of 17" Street and Pomona
Avenue.

The Subdivider shall submit a cash deposit of $1730 for street sweeping at time of issuance
of a Construction Access permit. Full amount of deposit shall be maintained on a monthly
basis prior to and during construction until completion of project.

Fulfill City of Costa Mesa Drainage Ordinance No. 06-19 requirements prior to approval of
Final Tract Map

The Subdivider's engineers shall furnish the Engineering Division a storm runoff study
showing existing and proposed facilities and the method of draining this area and tributary
areas without exceeding the capacity of any street or drainage facility on-site or off-site. This
study to be furnished with the first submittal of the Final Tract Map. Cross lot drainage shall
not occur.

Ownership and maintenance of the private on-site drainage facilities and parkway culverts
and other common areas shall be transferred by the owner to the Homeowner Association to
be formed pursuant to C.C.M.M.C. Section 13-41 (e) and said association shall indemnify and
hold harmless the City for any liability arising out of or in any way associated with the
connection of the private drainage system with the City’s drainage system and shall execute
and deliver to the City the standard (indemnity) Hold Harmless Agreement required for such
conditions prior to issuance of permits.

Sewer improvements shall meet the approval of the Costa Mesa Sanitary District; call (949)
631-1731 for information.

Water system improvements shall meet the approval of Mesa Consolidated Water District;
call (949) 631-1200 for information.

Dedicate easements as needed for public utilities.
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Planning Commission 2015

22.

23.

24.

25.

26.

27.

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 Subarticle 12, Section 7-9-337 of the Orange County
Subdivision Code.

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 Subarticle
12, Section 7-9-337 of the Orange County Subdivision Code.

Survey monuments shall be preserved and referenced before construction and replaced after
construction, pursuant to Section 8771 of the Business and Profession Code.

The elevations shown on all plans shall be on Orange County benchmark datum.

Prior to recordation of a Final Tract Map, submit required cash deposit or surety bond to
guarantee monumentation. Deposit amount to be determined by the City Engineer.

Prior to occupancy on the Tract, the surveyor/engineer shall submit to the City Engineer a
Digital Graphic File, reproducible mylar of the recorded Tract Map, and approved off-site plan
and nine copies of the recorded Tract Map.

erel’ q i
L0l

Fariba Fazeli, P

City Engineer

(Engr. 2015/Planning Commission Tract 17800)
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RESOLUTION NO. PC-15-

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF COSTA MESA DENYING AN AMENDMENT TO
VESTING TENTATIVE TRACT MAP (VT-17800 A1) TO
SUBDIVIDE A NINE-ACRE PROPERTY INTO FOUR
CONDOMINIUM PARCELS FOR PROPERTY LOCATED AT 671
W. 17t STREET
THE PLANNING COMMISSION OF THE CITY OF COSTA MESA HEREBY RESOLVES
AS FOLLOWS:

WHEREAS, an application was filed by W-W Westside Gateway Owner VII, LLC, the
property owner, requesting approval of an amendment to Vesting Tentative Tract Map 17800
for a 177-unit, live/work and residential loft development originally approved by the Planning
Commission on May 11, 2015, in conjunction with Master Plan PA-14-29. The purpose of
the amendment is to revise the tentative tract map, originally approved as a subdivision of
one numbered parcel into four condominium parcels. The four parcels each contain one of
the products (detached live/work, attached live/work townhomes and residential lofts) and a
portion of the common areas.

WHEREAS, a duly noticed public hearing was held by the Planning Commission on
November 23, 2015 with all persons having the opportunity to speak for and against the
proposal;

BE IT RESOLVED that, based on the evidence in the record and the findings
contained in Exhibit A, the Planning Commission hereby DENIES amendment to Vesting
Tentative Tract Map VT-17800.

PASSED AND ADOPTED this 23" day of November, 2015.

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



STATE OF CALIFORNIA )
) ss
COUNTY OF ORANGE )

I, Claire Flynn, Secretary to the Planning Commission of the City of Costa Mesa, do
hereby certify that the foregoing Resolution was passed and adopted at a meeting of the
City of Costa Mesa Planning Commission held on November 23, 2015 by the following votes:

AYES: COMMISSIONERS
NOES: COMMISSIONERS
ABSENT: COMMISSIONERS

ABSTAIN: COMMISSIONERS

Claire L. Flynn, Secretary
Costa Mesa Planning Commission



EXHIBIT A

FINDINGS (DENIAL)

C.

The subdivision of the property for a residential common interest development is not
consistent with the City’'s General Plan and Zoning Code.

The Costa Mesa Planning Commission has denied amendment to Vesting Tentative
Tract Map VT-17800. Pursuant to Public Resources Code Section 21080(b) (5) and
CEQA Guidelines Section 15270(a) CEQA does not apply to this project because it
has been rejected and will not be carried out.

The project is exempt from Chapter IX, Article 11, Transportation System
Management, of Title 13 of the Costa Mesa Municipal Code.
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ATTACHMENT 3

\}

WESTPORT PROPERTIES, INC.
November 12, 2015

Chairman Robert L. Dickson, Jr.; and, Sent Via Electronic Mail
Members of the Planning Commission

CITY OF COSTA MESA

77 Fair Drive

Costa Mesa, CA 92628-1200

RE: Westside Gateway Community - 671 W. 17th Street
Amendment to Vesting Tentative Tract Map #17800

Dear Honorable Chairman and Commissioners:

We request that you grant a revision to Vesting Tentative Tract Map #17800 approved by the Planning
Commission on May 11, 2015. This proposed amendment will subdivide the VTTM into four lots, with
boundaries consistent with the original phasing lot plan as approved under the original project Master Plan. No
additional modifications to the Master Plan are proposed.

The approved architectural site plan and Master Plan consist of four phasing lots with product types as follows:
- Lot 1 - Detached Live Work
- Lot 2 - Lofts/Master circulation
- Lots 3a/3b - Attached Live/Work (Lot 3 is bifurcated by Lot 2).

The above-described phasing lots were strategically designed such that onsite infrastructure and circulation
would be contained within one lot. Minimal cross lot impacts accommodate master horizontal development
with flexibility for three distinct planning areas for the three approved product types. As construction lenders
are insistent that each product type be an individual lot, securing approval for the amended VITM is of
paramount importance to our company’s business plan and the ultimate success of the project.

In summary, the requested subdivision does not deviate from and is in conformance with the approved Master
Plan and architectural site plan, only modifying phasing lots into subdivided lots. The approval of this revision
will ensure that the project moves forward as we originally intended. We appreciate your consideration and are
available to meet or discuss at any time.

Sincerely,
W-WP Westside Gateway Owner VI, L.L.C.

Y

David Kelly
Authorized Signer

CC: Charles Byerly

Al



&7T1 W, 17TH STREET, COSTA MESA, C.A. 92627

424-291-11

SITE_AR
NET: 90 AC
GROSS: 9.0 AC

ZONING INFORMATION

EXISTING ZONING: GENERAL INDUSTRIAL

PROPOSED ZONING: MIXED-USE DEVELOPMENT PER 19 WEST URBAN PLAN
EXISTING LAND USE: GENERAL INDUSTRIAL

PROPOSED LAND USE: MIXED-USE LIVE/WORK PER 19 WEST URBAN PLAN

NG DL
PANEL.

- CITY OF COSTA MESA DIVISION OF ENGINEERING HAS INDICATED PORTIONS
OF THIS SITE ARE SUBJECT TO INUNDATION DURING RAINFALL

HINATION PER FEMA MAP NO, 06053C0268J, A NON—PRINTED

TOTAL NUMBER OF LOTS: 4
TOTAL LETTERED LOTS: 1

TOTAL NUMBER OF UNIT:
3 STORY LWESADRE OO0
508 TOTAL FaAR%ING 'SPJ"" (CARAGE SPACES INCLUDED)

i FuBL: WTDLITIES SHOWN ON THIS MAP ARE BASED UPON THE BEST
AVAILABLE PUBLIC INFORMATION
- ALL EXISTING STRUCTURES ON SITE SHALL BE REMOVED

ok
1D B9 BF NEWPORT MESA TRACT, IN THE CITY OF COSTA MESA, COUNTY OF
OR TATE OF CAMGRIRS, &5 PER MAP RECORTAD
CELLANEDUS WARS, T CFTIE OF THE RECO ovn o 'J\D
COUNM SUD LAND & INCLUOED Watkdi THE AREA 04 A MAR TWED IN
BOOK 21, PAGE 42 OF RECORD OF SURVEYS, IN THE OFFICE OF THE COUNTY
RECORDER OF SAID COUNTY

PACE

BMchL 2.

THGSE POATIONS OF LOTS: 410 AND $11 OF NERPORT MESA TRACT, I THE
LY OF COSTA WESX COUNTY OF CRAMGE, STATL Of CAUFORIA AS PER MAP
EECORDED N BOOK 5, PACE | OF MECELLANEOUS WAFS, IN DHE OFTICE OF
THE COUNTY RECORDER OF SAID COUNTY, DESCRIBED AS FOLLOWS:

BEGINNING AT THE NORTHWESTERLY CORNER OF SAID LOT 510; THENCE NORTH
89" 427 4D" EAST 630.06 FEET ALONG THE NORTHERLY LINE OF SAID LOT
510, TO THE NORTHEASTERLY EOSMNER THEREOF; THENCE SOUTH 0" 18' 00"
EAST 56,91 FEET ALONG THE EABTERLY LINE OF SAID LOT, TO THE MOST
NORTHERLY CORNER OF THE LAND DESCRIBED IN THE DEED TO OLIVE A
ROBINSON AND WIFE, RECORDED JUNE 8, 1948 IN BOOK 1649, PAGE 409,
RECOMDS; THENCE SOUTH 40' 00' 00" WEST 235.83 FEET ALONG THE
NORTMAESIERLY LINE OF SAID LAND DESCRIBED IN THE DEED TO ROBINSON
TO THE MOST WESTERLY CORNER THEREOF; THENCE SOUTH 50" 00' 00" EAST
144.53 FEET ALONG THE SOUTHWESTERLY LINE OF SAID LAND DESCRIBED IN
THE DEED TO ROBINSON TO THE MOST SOUTHERLY CORNER THEREOF; SAID
SOUTHERLY CORNER ALONG BEING THE NORTHEASTERLY CORNER OF SAID LOT
511; WEREE SOUTH 40" 00' 00" WEST 60.00 FEET ALONG THE
SOUTMEASTERLY (INE OF SAID LOT 511; THENCE NORTH 50° 00' 00" WEST
200,00 FEET AT RIGHT ANGLES TO SAID SOUTHEASTERLY LINE; THENCE SOUTH
40° 00' 00" WEST 208,28 FEET PARALLEL WITH SAID SOUTHEASTERLY OF SAID
LOT 511; THENCE SOUTH 89" 42° 00" WEST 263.02 FEET TO A POINT IN THE
WESTERLY UNE CF SAID LOT 511; DISTANT SOUTH 0 18" 00' EAST 73.92 FEET
FROM THE NORTHWESTERLY CORNER OF LOT 511; THENCE NORTH O' 18 00"
WEST 404,00 FEET ALONG THE WESTERLY LINE OF LOT 511 AND ALONG THE
WESTERLY LINE OF LOT 510, TO THE POINT OF BEGINNING, SAID LAND IS
INCLUDED WITHIN THE AREA SHOWN ON A MAP FILED IN BOOK 21, PAGE 42
OF RECORD OF SURVEYS AND IN BODK 103, PAGE 12 OF RECORD OF
SURVEYS IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY.

THE BEMRNGS SHOON HEREON ARE BASED ON THE BEARING BETWEEN OCS
HORIZONTAL CONTROL STATION GPS NO. 6255 AND STATION GPS NO. 6263
BEING NORTH 47°46'24" EAST PER RECORDS ON FILE IN THE OFFICE OF THE
ORANGE COUNTY SURVEYOR

RATUM_STATEMENT

COORDMIATES SHOWN ARE BASED UPON THE CALIFORNIA STATE COORDINATE
SYSTEM, ZONE VI, NAD OF 1983 (1881,35 EPOCH). ALL DISTANCES SIDC“'I
ARE GROUND, UNLESS OTHERWISE HQTED. TO OBTAIN GRID DiSTANCE MULEPLY
GROUND DISTANCES BY 095996843

EXISTING EASEMENTS
@

EASEMENT IN FAVOR OF THERN CALIFOANL EDISON COMPANY, A
CORPORATION FOR POLE LINES AND UNDERGADGUND COMINTS AND RIGHTS
INCIDENTAL THERETO AS GRANTED (N A DOCUMENT RECORDED IN BOOK
2264, PACE 127, OF OFFICIAL RECORDS. PER SAID DOCUMENT, ALL POLES
SHALL BE ERECTED AND MAINTAINED WITHIN | FOOT OF THE CENTERLINE
SHOWN HEREON,

REFEAS TO CASEMENTIS) IN FavoR OF SOUTHERT CALIFCANS EOSDN
COUPANY, A COAPGRATION FQR UNDERGECUND CONDUITS. AND RIGHTS
MEGENTAL IWERETD 35 GRAMIED IN A DORUMENT RECORGED BOUS 9596,
PAGE 466, OF OFFICIAL RECORDS

P 4 10 DH]I\.J" BY J. C. CARTER COMF&NY, TO THE
A AL CORPORATION, FOR STREET PURPOSES
AS MUCH OF THE FOLLOWING DESCRlBED REAL PROPERTY AS THE CITY
MAY, AT A FUTURE DATE, DECIDE IS REQUIRED FOR SUCH PURFQSE.
PORTIONS OF LOTS 509, 510 -AND 511, AS MORE PARTICULARLY SHOWN
ON THE MAP ATTACHED AND MADE A PART THEREOF, AS PROVIDED IN AN
INSTRUMENT RECORDED JUNE 3, 1976, IN BOOK 11759, PAGE 1379, OF
OFFICIAL RECORDS AS INSTRUMENT NO. 4875, OFFICIAL RECORDS,

TELEPHONE AT&T (800) 310-2155
ELECTRIC SOUTHERN CALIFORNIA EDISON CO (800) 684-8123
GAS SOUTHERN CALIFORNIA GAS CO (800) 427-2100
CABLE TV, TIME WARNER CABLE (866) 744-1678
SEWER AND TRASH COSTA MESA SANITARY DISTRICT (949) 645-8400
WATER MESA WATER DISTRICT (949) 631-1200

AMENDED VESTING TENTATIVE TRACT MAP No.

FOR CONDOMINIUM PURPOSES
671 W, 17TH STREET, CITY OF COSTA MESA
COUNTY OF ORANGE, STATE OF CALIFORNIA
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