AGENDA

GARDEN GROVE GARDEN GROVE PLANNING COMMISSION

REGULAR MEETING

MAY 19, 2016

COMMUNITY MEETING CENTER
11300 STANFORD AVENUE

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

ROLL CALL: CHAIR O’NEILL, VICE CHAIR KANZLER
COMMISSIONERS BARKER, MARGOLIN, NUYGEN, PAREDES,
ZAMORA

Members of the public desiring to speak on any itemn 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 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

ORAL COMMUNICATIONS - PUBLIC

APPROVAL OF MINUTES: April 21, 2016

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

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

APPLICANT: TONY LAM




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

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

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

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

D.1. INTERPRETATION OF USE NO, I0U-109-2016
CONDITIONAL USE PERMIT NO. CUP-069-2016

APPLICANT: SHORELINE AMBULANCE
LOCATION: NORTH SIDE OF GARDEN GROVE FREEWAY (SR-
22), EAST SIDE OF VALLEY VIEW STREET AT

12882 VALLEY VIEW STREET

REQUEST: Pursuant to the requirements of Planned Unit
Development No. PUD-105-76, a request for an
Interpretation of Use to determine compatibility
between the proposed ambulance service and the
existing Planned Unit Development No. PUD-105-
76, in conjunction with a Conditional Use Permit
request to operate a new 3,600 square foot
ambulance service business, Shoreline Ambulance,
within an existing facility located at 12882 Valley
View Street, Suites 12, 13, and 14. The site is in
the PUD-105-76 (Planned Unit Development) zone.
The project is exempt pursuant to CEQA Section
15301 - Existing Facilities.
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STAFF RECOMMENDATION: Approval of Interpretation of Use
No. I0U-109-2016 and Conditional Use Permit No. CUP-069-
2016, subject to the recommended conditions of approval.

D.2. CONDITIONAL USE PERMIT NO. CUP-071-2016

APPLICANT: GOLDEN SEA RESTAURANT AND BANQUET

LOCATION: SOUTH SIDE OF KATELLA AVENUE, WEST OF THE
INTERSECTION OF KATELLA AVENUE AND
BROOKHURST STREET AT 9802 KATELLA AVENUE

REQUEST: Conditional Use Permit approval to operate an
existing 9,120 square foot restaurant/banquet
facility, Golden Sea Chinese Seafood Restaurant
and Banquet, with live entertainment and an
original State Alcoholic Beverage Control Type “47”
(On-Sale, Distilled spriits, Beer and Wine, Eating
Place} License. The site is in the C-2 (Community
Commercial) zone. The project is exempt pursuant
to CEQA Section 15301 - Existing Facilities.

STAFF RECOMMENDATION: Approval of Conditional Use Permit
No. CUP-071-2016, subject to the recommended Conditions of
Approval.

D.3. CONDITIONAL USE PERMIT NO. CUP-074-2016

APPLICANT: MATTHEW BACA (ALDI, INC.)

LOCATION: NORTH SIDE OF CHAPMAN AVENUE, BETWEEN
BROOKHURST STREET AND DALE STREET AT 9901
CHAPMAN AVENUE

REQUEST: Conditional Use Permit approval to operate an
approximately 21,567 square foot grocery store
with an original Alcoholic Beverage Control type
207 (Off-Sale, Beer and Wine) License. The site is
in the NMU (Neighborhood Mixed Use) zone. The
project is exempt pursuant to CEQA Section 15301
- Existing Facilities.

STAFF RECOMMENDATION: Approval of Conditional Use Permit
No. CUP-074-2016, subject to the recommended Conditions of

Approval.

D.4. INTERPRETATION OF USE NO, 10U-001-2016
CONDITIONAL USE PERMIT NO. CUP-072-2016

APPLICANT: HUYENZ VUONG
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E.

F.

G.

LOCATION: WEST SIDE OF EUCLID STREET, BETWEEN FORBES

REQUEST:

AVENUE AND BUSINESS CENTER PARKWAY AT
14241 EUCLID STREET #C101-104

Conditional Use Permit approval to allow the
operation of a 4,647 square foot billiard hali, Duy
Tan Billiard, in a portion of the tenant space
previously occupied by the Can Restaurant and
Club. Also, Interpretation of Use approval to
determine the compatibility between the proposed
billiard hall and the existing zoning classification.
The site is in the PUD-104-81/88 Rev. 90 (Planned
Unit Development) zone. The project is exempt
pursuant to CEQA Sections 15303 - New
Construction or Conversion of Small Structures and
15301 - Existing Facilities.

STAFF RECOMMENDATION: Approval of Conditional Use Permit
No. CUP-072-2016 and Interpretation of Use No. IOU-001-2016,
subject to the recommended conditions of approval.

D.5. MITIGATED NEGATIVE DECLARATION

CONDITIONAL USE PERMIT NO, CUP-073-2016

APPLICANT: HEAVEN’S GATE FUNERAL HOME, INC.
LOCATION: SOUTH SIDE OF GARDEN GROVE BOULEVARD,

REQUEST:

EAST OF FAIRVIEW STREET AT 13272 GARDEN
GROVE BOUELVARD

Conditional Use Permit approval to operate a new
funeral home, within an existing approximately
19,460 square foot office building, which will
include a mortuary and crematory.

STAFF RECOMMENDATION: Adoption of Mitigated Negative
Declaration and approval of Conditional Use Permit No. CUP-
073-2016, subject to the recommended Conditions of Approval.

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, April 21, 2016

CALL TO ORDER: 7:02 p.m.

ROLL CALL:

Chair O'Neill

Vice Chair Kanzler
Commissioner Barker
Commissioner Margolin
Commissioner Paredes
Commissioner Zamora

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

PLEDGE OF ALLEGIANCE: Led by Chair O'Neill.

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

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

March 17, 2016 MINUTES:

Action: Received and filed.

Motion: Margolin Second: Barker

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

Absent: (1) Zamora

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

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

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

Motion: O’Neill Second: Kanzier

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

Absent: (1) Zamora

PUBLIC HEARING -~ MITIGATED NEGATIVE DECILARATION, SITE PLAN NO.
SP-022-2016, CONDITIONAL USE PERMIT NO. CUP-065-2016, LOT LINE
ADMUSTMENT NO. 11A-011-2016, AND _DEVELOPMENT AGREEMENT NO.
DA-002-2016 FOR PROPERTY LOCATED AT 10641 GARDEN GROVE BOULEVARD,
10661 GARDEN GROVE BOUILEVARD, AND 10662 PEARL STREET, NORTH SIDE OF
GARDEN GROVE BOULEVARD, WEST OF NELSON STREET. PEARL STREET PROPERTY
IS CONTIGUOUS TO NORTH SIDE OF GARDEN GROVE BOULEVARD PROPERTIES AND
FRONTS ON SOUTH SIDE OF PEARL STREET, WEST OF NELSON STREET.

Applicant: Tony Lam
Date: April 21, 2016

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

Motion No. 1:
Action: Public Hearing held. Public Hearing closed then re-opened.
Speaker(s): Joe Dovinh, Tony Lam, George Behnam

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

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

Action:

Motion:

Ayes:
Noes:
Absent:

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

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

(0) None
(0) None

Motion No. 3:

Action:

Motion:

Ayes:
Noes:
Absent:

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

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

(0) None
(0) None

ITEM FOR CONSIDERATION - ACKNOWLEDGEMENT OF THE 2015 ANNUAL REPORT

ON THE STATUS OF THE GENERAL PLAN:

Action:

Motion:

Ayes:
Noes:
Absent:

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

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

(0) None
(0) None

ITEM FOR CONSIDERATION - REVIEW OF THE CODE QOF ETHICS: Commissioners

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

MATTERS FROM COMMISSIONERS: Commissioner Margolin asked staff for updates

on the Promenade Shopping Center, the Inge sign, and the Galleria. Staff responded
that Chipotle, Wing Stop, Yogurtland, and Panda Express were in plan check; no
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update on the Inge sign; as money becomes available, the businesses that want to
comply with the new sign program would be first up; and in regard to the Galleria,
the two parties were in court, with the issue to be back at City Council on the second
meeting in May.

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

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

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

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

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

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

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

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

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

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

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

AGENDA ITEM NO.: C.1 SITE LOCATION: Two properties are located
on the north side of Garden Grove Boulevard,
west of Nelson Street. The third property is
contiguous to the north side of the Garden
Grove properties and fronts on the south side
of Pearl Street, west of Nelson Street. North
side of Garden Grove Boulevard, west of
Nelson Street. The property addresses are

{ C\‘ 10641 and 10661 Garden Grove Boulevard
/ and 10662 Pear| Street.

HEARING DATE: May/‘S, 2016 GENERAL PLAN:

Industrial/Commercial Mixed Use

CASE NOS.: Site Plan No. SP-022-2016 EXISTING ZONE:

CUP-065-2016, Lot Line Adjustment No, AR {Adaptive Reuse)

LLA-011-2016, and Development Agreement No.

DA-002-2016

APPLICANT: Tony Lam APN: 089-092-06, 089-092-26, and
089-092-25

PROPERTY OWNER: Tony Lam and CEQA DETERMINATION: Mitigated Negative

Jennie Do Declaration

REQUEST:

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

PROJECT STATISTICS:
Provided Code Requirement Meets Code
Total Lot Size .69 acres 15,000 S.F. Yes
Work/Live Density . .
By Total Site Area 10 units per acre 32 units per acre Yes
i i Yes
Work/Live Units 10 units 22 units
Total Parking
Work/Live 32* 30 Yes
i Yes**
Recreation Area 4,376.85 S.F. 3,000 S.F.
Total
Common Area 3,500 5.F.
Private Balcony 876.85 S.F.
Building Setbacks Yes
Front 15-0" 15’-0"
Rear 28'-g" Q'-0"
sides 0'-0” 0-0"

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




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

BACKGROUND /DISCUSSION:

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

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

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

RECOMMENDATION:

Staff recommends that the Planning Commission take the following actions:

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

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

L= 7 / 7
// gl
Karl Hill
Planning Services Manager

Lee Marino
Senior Planner




RESOLUTION NO. 5857-16

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

STREET.

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

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

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

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

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




Resolution No. 5857-16 Page 2

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

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

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

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

6. Report submitted by City staff was reviewed,

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

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

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

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

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

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

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

FINDINGS AND REASONS:

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

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

INCORPORATION OF FACTS AND FINDINGS SET FORTH IN THE STAFF REPORT

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

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

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




RESOLUTION NO, 5858-16

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

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

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

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

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

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

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

6. Report submitted by City staff was reviewed.

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

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

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

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

FACTS:

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

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

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

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

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

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

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

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

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

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

FINDINGS AND REASONS:

SITE PLAN:

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

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

2. The proposed development does not adversely affect essential on-site
facilities such as off-street parking, loading and unloading areas, traffic
circulation and points of vehicular and pedestrian access.
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The proposed development has been designed to meet the Code’s
requirements for access, on and off-site circulation and off-street parking
The plans have been reviewed by the City’s Traffic Engineering Division as
well as a traffic consultant and it has been determined that the project will
have no adverse impacts to surrounding streets. The site provides sufficient
parking to accommodate the proposed work-live mixed use development.
The project has been designed to provide a drive aisle and parking layout
that enables customers to maneuver effectively through the site.

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

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

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

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

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

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

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

The project is located in an area with a mix of industrial, commercial and
non-conforming, single-family homes. The proposed project is consistent
with the surrounding area and compatible with the existing uses along
Garden Grove Boulevard and within the AR (Adaptive Reuse) zone. The
building has been designed to be oriented toward Garden Grove Boulevard to
ensure a reasonable degree of compatibility with adjacent developments.
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Through the planning and design of buildings and building placement, the
provision of open space landscaping and other site amenities will attain an
attractive environment for the occupants of the property.

The project has been designed for building appearance, building placement,
landscaping, and other amenities to attain an attractive environment. All
landscaped areas are required to adhere to the landscaping requirements of
the Title 9 of the Municipal Code. Through the conditions of approval for the
project, the necessary agreements for the protection and maintenance of all
landscaping will be achieved.

CONDITIONAL USE PERMIT:

1.

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

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

That the requested use at the location proposed will not adversely affect the
health, peace, comfort, or welfare of the persons residing or working in the
surrounding area.

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

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

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

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

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

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

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

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

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

LOT LINE ADJUSTMENT:

1.

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

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

INCORPORATION OF FACTS AND FINDINGS SET FORTH IN STAFF REPORT

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

BE IT FURTHER RESOLVED that the Planning Commission does conclude:

1.

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

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

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




EXHIBIT “A"

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

Lot Line Adjustment No. LLA-011-2016

10641 and 10661 Garden Grove Boulevard and
10662 Peart Street

CONDITIONS OF APPROVAL

General Conditions

1.

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

All Conditions of Approval, approved under Site Plan No. SP-022-2016,
Conditional Use Permit No. CUP-065-2016, and Lot Line Adjustment No.
LLA-011-2016 contained in Resolution No. 5858-16, shall remain in full force
and effect, except as modified herein. Al Conditions of Approval set forth
herein, or contained in Resolution No. 5858-2016, shail be binding on and
enforceable against each of the following, and whenever used herein, the term
“applicant” shall mean and refer to each of the following: the project applicant,
Tony Lam, the developer of the project, the owner(s) and tenants(s) of the
property, and each of their respective successors and assigns. All Conditions
of Approval are required to be adhered to for the life of the project,
regardless of property ownership. Except for minor modifications approved
by the Community Development Director pursuant to Condition No. 4, below,
any changes to the Conditions of Approval require approval by the Planning
Commission. Ali Conditions of Approval herein shall apply to Site Plan No.
SP-022-2016 and Conditional Use Permit No. CUP-065-2016. The Conditions
of Approval applying to Lot Line Adjustment No. LLA-011-2016 shall only be
those that so expressly state and/or those necessary to conform to the
General Plan, any applicable specific plan, and zoning and building
ordinances, to require the prepayment of real property taxes prior to the
approval of the lot line adjustment, or to facilitate the relocation of existing
utilities, infrastructure, or easements.

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

Minor modifications to the Site Plan, Conditional Use Permit, Lot Line
Adjustment and/or these Conditions of Approval, which do not materially
change the scope or intensity of the project and which will not result in
impacts that have not previously been addressed, may be approved by the
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Community Development Director, in his or her discretion. Proposed
modifications to the project, approved site plan, floor plan, and/or these
Conditions of Approval determined by the Community Development Director
not to be minor in nature shall be subject to approval of new and/or
amended land use entitlements by the applicable City hearing body.

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

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

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

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

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

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

properties.

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

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

Public Works Engineering Division

8.

10.

11,

12.

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

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

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

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

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

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

14.

15.

16.

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

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

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

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

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

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

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

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

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

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

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

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

18.

19.

20.

21.

22.

23.

24,

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

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

All trash container areas shall meet the following requirement:

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

e Provide solid roof or awning to prevent direct precipitation into the
enclosure per City of Garden Grove Standard Plan B-502;

« Provide a drain to a sanitary waste line. Connection of trash area drains
to the municipal storm drain system is prohibited;

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

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

¢ The trash shall be located to allow pick-up and maneuvering, inciuding
turnarounds, in the area of enclosures per City of Garden Grove Standard
Plan B-502.

Prior to the issuance of the street .improvements and grading permit, the
applicant shall provide completion bonds for all work constructed under the
street improvements and grading permit in a manner satisfactory to the City
Engineer, City Attorney, and City Finance Department (Risk Management).
Alternate forms of security may be considered, solely in the discretion of the
City Engineer and with the concurrence of the City Attorney and City Finance
Department (Risk Management).

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

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

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

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

Garden Grove Boulevard

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

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

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

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

direction.

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

Pearl Street

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

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

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

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

]

°

Conditions of Approval for LLA-011-2016:

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

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

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

Public Works Water Services Division

Water Conditions

26.

27.

28.

29.

30.

31.

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

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

~ year thereafter by a certified backflow device tester and the test results to be

submitted to Public Works, Water Services Division. Property owner(s) must
open a water account upon instailation of RPPD device.

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

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

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

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

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

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

Sewer Conditions

33.

34.

35.

36.

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

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

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

A properly sized Grease Control Device (GCD) shall be installed on the waste

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

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

Building Services Division

38.

39.

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

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

Planning Services Division

40.

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

42,

43,

a4,

45.

46.

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

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

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

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

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

All landscaping shall be consistent with the landscape requirements set forth
and/or incorporated in the Garden Grove Municipal Code. The developer shall
submit a complete landscape plan governing the entire development. The
landscape irrigation plans shall include type, size, location and quantity of all
plant material., The landscape plan shall include irrigation plans and staking
and planting specifications. All landscape irrigation shall comply with the
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City's Landscape Ordinance, associated Water Efficiency Guidelines and all
recent applicable revisions from the State of California on water conservation
measures shall be to the landscape plans. The landscape plan is also subject
to the following:

d.

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

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

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

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

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

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

48,

49,

50.

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

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

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

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

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

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

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

52.

53.

54,

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

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

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

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

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

umbrellas.

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

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

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

58. The appiicant shall, as a condition of Project approval, at its sole expense,
defend, indemnify and hold harmless the City, its officers, employees, agents
and consultants from any claim, action, or proceeding against the City, its
officers, agents, employees and/or consultants, which action seeks to set
aside, void, annul or otherwise challenge any approval by the City Council,
Planning Commission, or other City decision-making body, or City staff action
concerning Site Plan No. SP-022-2016, Conditional Use Permit No.
CUP-065-2016, Lot Line Adjustment No. LLA-011-2016, and/or the
associated Development Agreement {collectively, the "Project entitlements").
The applicant shall pay the City’s defense costs, including attorney fees and
all other litigation related expenses, and shall reimburse the City for court
costs, which the City may be required to pay as a result of such defense.
The applicant shall further pay any adverse financial award, which may issue
against the City including but not limited to any award of attorney fees to a
party chalienging such project approval. Notwithstanding the foregoing, in
the event any legal action or proceeding is filed against the City and/or
applicant, seeking to attack, set aside, void or annul any of the Project
entitlements, applicant shall have the right and obligation to either: (1)
defend the City with legal counsel mutuaily selected by the applicant and the
office of the City Attorney; or (2) request that the City rescind the Project
entitlements and mutually terminate the Development Agreement , in which
case the applicant would have no obligation to defend or indemnify the City;
however, applicant shall reimburse the City for any costs incurred or
assessed against the City as a result of the filing of such legal action or
proceeding, provided the City acts promptly to rescind the Project
entitlements.

Garden Grove Fire Department

59. The applicant, developer or contractor shall submit fire sprinkler plans, as
defined by NFPA 13, 2013 Edition, to the City for review and approval prior to
issuance of Building permits.
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60.

61.

62.

63.

64.

65.

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

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

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

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

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

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

DEVELOPMENT AGREEMENT NO. DA-002-2016
SP-022-2016, CUP-065-2016, and LLA-011-2016
{(Tony Lam and Jennie Do)

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

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

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

B. In order to implement the PROJECT, DEVELOPER has submitted, and CITY has
approved, Site Plan No. SP-022-2016, Conditional Use Permit No.




CUP-065-2016, and Lot Line Adjustment No. LLA-022-2016, and associated
conditions of approval, for the PROJECT.

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

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

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

DEVELOPER represents that it owns the PROPERTY in fee.

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

AGREEMENT
THE PARTIES MUTUALLY AGREE AS FOLLOWS:

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

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




Density/Intensity. The density or intensity of the PROJECT is as follows:
4-story, work/live development consisting of 10 units with related
improvements on a .69 acre site.

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

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

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

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

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

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

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

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




10.

11.

12.

13.

14.

15.

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

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

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

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

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

B. Mutual agreement of the parties.

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

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

permits.

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




16.

17.

18.

19.

20,

21,

22,

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

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

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

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

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

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

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

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

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

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




23.

24,

25.

26.

27.

28.

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

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

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

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

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

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




29.

30.

31.

32.

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

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

Remedies Cumulative. No right, power, or remedy given by the terms of this

Agreement is intended to be exclusive of any other right, power, or remedy;
and each other and every such right, power, remedy shall be cumulative and in
addition to every other right, power, or remedy given by the terms of any such
instrument, or by any statute or otherwise.

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

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

[SIGNATURES ON FOLLOWING PAGE]




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

day and year shown below.

Date:

ATTEST:

CITY CLERK

DATE:

APPROVED AS TO FORM:

Garden Grove City Attorney

Date:

“CITY”
CITY OF GARDEN GROVE, a

municipal corporation

By:
Its:

"DEVELOPER"
TONY LAM, an individual

By:

Date:

(Signature must be notarized.)

JENNIE DO, as Trustee of Jennie Do
Revocable Trust

By:

Date:

(Signature must be notarized.)

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




EXHIBIT “A"

LEGAL DESCRIPTION OF PROPERTY

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

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

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

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

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

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

COUNTY.




EXHIBIT “B"”

CONDITIONS OF APPROVAL




COMMUNITY DEVELOPMENT DEPARTMENT
PLANNING STAFF REPORT

AGENDA ITEM NO.: C/Z , SITE LOCATION: Two properties are located
C; i ‘ . on the north side of Garden Grove Boulevard,

west of Nelson Street. The third property is
contiguous to the north side of the Garden
Grove properties and fronts on the south side
of Pearl Street, west of Nelson Street. North
side of Garden Grove Boulevard, west of
Nelscn Street. The property addresses are
10641 and 10661 Garden Grove Boulevard
and 10662 Pearl Street.

HEARING DATE: April 21, 2016 GENERAL PLAN:
Industrial/Commercial Mixed Use

CASE NOS.: Site Plan No. SP-022-2016 EXISTING ZONE:

CUP-065-2016, Lot Line Adjustment No. AR {Adaptive Reuse)

LLA-011-2016, and Development Agreement No.

DA-002-2016

APPLICANT: Tony Lam APN: 089-092-06, 089-092-26, and
089-092-25

PROPERTY OWNER: Tony Lam and CEQA DETERMINATION: Mitigated Negative

Jennie Do Declaration

REQUEST:

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

PROJECT STATISTICS:

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

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




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

BACKGROUND:

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

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

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

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

DISCUSSION:

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

SITE PLAN:

Site Design, Parking, and Circulation

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




STAFF REPORT FOR PUBLIC HEARING PAGE 3
CASE NOS. 5P-022-2016, CUP-065-2016, LLA-011-2016 and DA-002-2016

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

Recreation Area and Landscaping:

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

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

Unit Design

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

City Code does not allow the commercial portion of the units to be leased out
separately from the residential portion. The intent of the work-live unit is to provide
an alternative space where people can have a space that allows them to live in the
same unit as they work,
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CASE NOS. 5P-022-2016, CUP-065-2016, LLA-011-2016 and DA-002-2016

Building Architecture

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

CONDITIONAL USE PERMIT:

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

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

LOT LINE ADJUSTMENT:

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

DEVELOPMENT AGREEMENT:

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

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

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

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

L

Karl Hill
Planning Services Manager

By: Lee Marino
Senior Planner




I

T

ﬁ._msﬁmsgﬂ SACID USples T990T-IH90T =SS31ppy a1

T T

923038 |Mesd 29901

9T0T-200-vd "ON Juowea.6Yy Juswdoaag
9T0T-TT0-Y11 "ON WBLunShipy aury 307 |
9T0Z~TZ0-dS "ON ue[d 2yg

L

T AT L Tgioju

Mm e

—

L

......

2|

laN ..

.. .)BUOS

FES g,

I D

L T P U VUV

¥O 'JA0L YD 40 ALID

~-15po

e g

1 SNIPEY "1d wut 9102-220-dS

]
RN



7301
1 N v UL S T3 L —
133Hs
NYld SNOHING = NOMvHvIS ADNYINI DO 4§
3118 HOIH 14 59 JANOIS * /8 G092 = g
HOM LA 67 /4018 5745005726 = 9 Svady IEvMOTIY i TIs2 et
3dhl NONINALSNO S M 3Lt
R _._ .| SHOOMHIENGY T ONOIET IsHd (8} NOIYDHISSYID ADNYdNDID0 _ H
FULLI3HE NZOTYD “DdDDIWD' D30 "DES03EN 200D e :
3000 oHITINE s :
SY3Hw 1 SO0 L5 N GIONI5N LON S9Ny 30vEvS 2 R
SY3HY NN 3A0EY 3HI
NI CIANTIN LON SINTWITA NOUYINDED TYINCTHOH On DlLedn’|
SILON
EERLELE QAT STD¥ LS DRIXEY |
SIIVASOC = NG/ SIDVRE (1R 4l QIRNETY 133w a5 DNDIRv a R
* - a
" T o
25 920BE e ssQED = i 2128 K -
%IHE 45518 wNY YUNIONIY 13 i n
- ] LI w3y ssINsed : : H
B m al # UNn i
g oz, 0 4505¢ wgY WUNZOST r
B 2T Js 56l VMY $ENISE =
ro T O 42NN " NVl SevDsaNYY
rmm o m 45082 wIYY IWILNITISIY H i muz«.h
IET 455861 e SIS - RS
Rl m a4 NN 5
—0F LT 105 w2 NS : Flviza ORv SUON 8
~EimS Y 4 — vl AL 9
B, = 5808 RE PR = NYldITEHS v
80 - - ! £ 1 1n = NYd NOISOHET ‘e
ERP L =L GLe VR THIINICIEY W14 ONIOvHD 3653k T
e B 4E5L vade SEINIENE N :
e - JECRLY ST
B EESC] A
A 45006 VY TRIINIAST — !
. Tovla WIE b @ TG
3 S0TT =0 SvEL 3y CSENISNE RIS B 8 20 SWYYOWIQ ONY SNOILYAST v '
§ 1 i SNV 40D QUL ONY ONOD3S & ¢
45104 V3 TeNI0sE SNNYITIN ONw 152 2% CF
45 €6L' =0/A+EZE w3y SEINISNE SUON? SIAGD NV EDS v |
UL TIRRNIDAUHIYY
45008 W3V WIMITSR
A4S 45T =028+ (3L w3y $3NE08 N SAORTEERE
£ 1 INA 1a
45004 W3RV WNEAISEY i
2 E0TT 30004560 ARy SIS .
Z #UND P WO IIBYIT TSI .
45008 wEAY IWINZ 353 R
459417 e0FE-HEE] WIRY SIENERD - w
L ¥ nn E 5
IEWIYY NN "or 1Y TNV tasst
. " DOV T IOUHIMON: STTYHD
= 45 0052 VBYY NOUVIEDIY NSO Wl UDHIHDAY BE¥ TSN
2 o
= % 2 CMIDFAWO T VI SO0 QHHL i -~
g % 3 IT¥INDISTY) 3w 2O0T ONCDES g I
o2 08 IWIDEIWOD] YaHY SO0 SNNYITEW T T
e = [DNT GO wlay HOCT LI RS V2 IO T4V
g < £31 30" BONIVALTZrit
2E 3 “DN| “OMLINENOD SUANIONT To MO Gt
ae M SUMA 33N IR DL SUNA IS QIR 4O HTTWNN ERNIDNT WA
i o
o M waNY Ganvd RO TSRS W
m 2 m 55 LMEd 1O0d DRICTINE [N BN
Bo . ! i
e m FO-2&0-480 — — ) T ETLET . —_—
Yo o3 §TLOCEI0VELalrem LY R : ; 401 1IN SUNOHIIENYE '3 02| ¢
= 3% 650 Ay 1o LOZUHDHY WrNHIT 30030
5 = aA18 yvag ADEIHDAY
M [181'501] 2090 NIDYBIMNGT 35N Q0 —
3 ay DNINO? N384 TINVIISROD 129044
ViVG o sa

T HINMD

£¥Y8C4 VO 'TACYD NIQIVD
133418 1dV3d ¢r90L
JAVAIINOG JIAOCIAD NIAAVO
= 19901 B 1¥901L T
103rodd 35N dIXinw e

‘mzo,m_\ﬁz

£0826 YD " MTISNINESAV
407 2UINS “3AY YSTI0A (P26

QG JINNTT S R WY HIN

el

Er)




FdoE
&Y
133

HS

SNY1d
€004

il s

604 ¥ IGROHIIDNRID FO51L
L23LiH2HY

P

WYNH38 35¥039

£3
g o
ERE
Ba O =
£z ©
f @
no M
EE
2 Qg
FE oM
0g &
58 m
88 —
[0 o
“2 3
5 =
om
rd
=
Z
3 g
m
B
£ o
AR
Ow m
5S 2
ir 2
5¥ m
o]
©

-z

IOO._u_,r Leyld

.lﬁ —

3
4 * £
i i
‘a3 pory 5 S5 . . ot o 05 4 W P
5 # INDIDIHC ¥ f 1N 30120 i 3 N £ § U5 3040 Z f LN 3000 1 # INA IO
: ! &1
-~ ’ , 1ov3
. ;s . |8 : 3, N
Ers i i Zh ] 3 1 =] s = E
R R =1 : by i
i ] 3 4

Ry

S y

P
s

VYV

oGl ANIT Aldadodd

fimZagNa

it T

NYTd ININVZZZW-HOOCTd gNCD3S

........ J «\lu.{.
™. Be AN .
R N .
, . 5
MO OLNGIG
v = .; . e 4/
. "
s
L B
[t
n:ﬂ.mm
Y. W am
B e THHYIZIN

D_m T

Fm——-n

.,
o
Ji— Wa— o
AR 2 2
\\ /- - /; \\
;1 S r, \\ 1’ ‘\
N ; . . N .
/—. \\ s s S nd
MOELOL N3O MONI9OLNIEO MOTE O} N30
b Y Y
—— i et
hJ 4 . - . o
g, B Ae
H
= H
& Wm z b M
s g e 0
g £ C !
I = = ]
: iy I [ iy i s
o _ = o :
ININYIIIW ININVITEN ANINYZIIW o

e
¥ il

= T £
= S )
Lok | TRy [SNIZYTe WEYH
T v
{HINAIHIS MOTNIM

ot e Teuouss MZ_HH, .M,._.ml«.M eNie aase
[ : J
L i N it iosmen
: IS I - —
F-ES HE=S T
- - BT ma | d | wor |
el - HOHE aw il [ 2 5=
- e I T e e I
= = T E I e e N
- ~ el | s | /1| G% g | G| r6r
S ene EY am [wg 1 [ema] eT 2 =
- =2 A bt STE | - B E=D
T | am a Y o-8 | v | e
SRV | vk [ onme 1o [ Taven [ a [ odh | sy
Y d
woaa
TINQIKIS TWHL ONY B0

* ZMNACEHOE ¥00a




“es ataoen
it ")mligﬁwﬂ
=2 T IMA0%

+O50T 0N 13350Hd

[Gr=tT

D0ECE V3 Ao
501 FRUORIASNIO 3051
LOILIHDHY
W¥YNH38 395039

SERE TSl v

ple i)t

THOEE ¥ 'INCYD MDYV
QAT FAOHD HIOKVD LT+ 7 (2901

INIFWSOTZATA ISN d3IXIW

L HIRMG

E6926 Y3 ' YALSNINESIM
WIZFLNS "IV Y510 LELE

O JINNAF "SI B W HIW

EICE]

SNOISIATY

ER e

S

WIGEOEIY T5008

aeEd

Ada

LETant 3R

TUNIGSIE F S 051

II Il - - - - - -
i
= = P 1 = B £ L
e e . NYT1d HO0C2 H Pmmn Q3 i & o i G ES Gt
;  E— )
I aF
.mwﬁ
. v g Amo\?
'S S’ 4% 6Bl IS SERl 45 BEE'L AT 51F)
Ol # INN 3080 & £ INM IDIHH0 ey 8 # INN3ADIO £ INA3DIHC ¢ UNA TOHH0

e
T e,

= TRA

i~

H
TELEN Ty Az | SN

ArwFdosd

KEa

Leten

14 0% 0w

Wade'w 3

ferta otor

dap
o e

oy T

f

* IINTIHOS MOGNIM
wooe g " e HICHTS
e TenoumDs g e e Az
O — t— - -
7 : it
i i
P o | el [ T N )
- | wosn | aw S ud [ 7| Lot
= Gwa ] aw orud| % | en
- b TR LT e | @ | &or
- ARGl | Tanie oGdd| @ | rol
am aw aw Az | v | @t
oM e aw )
M s as oE | v | e
v [ oNTere | e A | o | e
Dovaid i
IHIIHIS Bvind ORY 80
+ IINCIHOS HOOT




4O ot TR

o ) ETNOIIYAZIE 5415 m
. - e s
P@Tu |Linn HooTa Lk HJ| , | sowvouvoz|[F
SNOILOaS rmermn I T T e T T .m. .«.n@«.f.ﬁ \.,W o A o
SNOLVAT @ v ] \VI 0
- o
o) NI TS ey e A T
- & T i .._\.Vn e ISER Y .\w_.\ww\\aw\._\wu\»\u‘\m_“m\_mmmvwn &
BT ® ’ B
) m\v\\\\«\\\m\\\.\w\\m
_ “h T k._-_Zj HOOTd ¥add
| :
- il - Tighane e L S b ] L e e Y AT pact] g _l
| A )
.
NOILYAZTT dvaY
o} TR e
s R =R
tE . Q %
,ﬁmm o m _
3R -
05 I e e e e
A E e e e e
] g
o= :

oo oo
Wv OC BC

it

NOILYAZ1E gAld ZACHD NIQIVD

[ i Lt € ERE ——t =
| s wmm qur‘L\

©

4D3FOHA

€FPZ6 ¥ "AACYUD HADEYD
“AATS IAQUD NIOWVD 1¥E0-F 19901

INIWJOTIAIA ISH AIXIN

Bo
oo
oo
oo

Erae

NY3d JOOH

T
i

acwmd

002 v
A00Y [V

CHITGE WD T NAISMIISIMN
107 NS TIAY VEICH LRIG

Q0 SINNIM "SI 3 WY Wi

aki1 arwm

o

. Fiwa L :i!.

SHOISIASY




Rpp—

w28

was

WINYZVD ONTIFFAL

WIS VIHAMVINOE TN AT

WlilzDrd

g WS L0S

™o | SEVAD WHLYRI VDRI

wIs

bi=ci 24

™o st

OB #T

%08 2

5e

00 28

LAntdd St
MV QAN
Anwaw
]

YITILANIDIE ‘3

WTIONDYIN duvnc)

AL

FOA YIS

SHAINS Nty

I N NV

ITVIN QTed

Si-g-3

VO ‘HAOUD NIQUVDO - LDAr0Yd SN TIXIN

SHCBD abap
MMNELIA VINVZVD

WIACIANNORD

smevsaes venonca /WAEENOY

g
g

RISV VNI

WATNSHIOT, GONLD HAWIISTTIVE

VHISEINNGL YTIIEEYR

JAARTa SVGIL T WITALGNAN

0D HENE, GOHANYZODIN

YUY Invere

A JTNCRE, XYNILL WO

LOLNT NI, YNNG

@ % % @ % OO

SdMdks
o
NID TULIML ANV VISR n’
e
T ISE 2N
.

GOANRINCD NOVRLEOHICT

LENGCE ¥INOLANIHEVA

HNZENPE NIGIE WLz

RIS INYN ROAWWOD

v T DINVIOE g

31TV NV

NV'Id HdVOSANVT ATVNINTTIId

Free]
N¥1ld 9178

GUIMILL ANV GOITIHE NG00 Wi
YA QLTHINGD LHORM LHSIT TWIedul,

WIRY OHLVIE Calvid Y TTavL TolAL

FADACH CILLO HLM CINIA TYDIEAL

FATIATANT S Tl

STVNL O30 SUYHD SONNOT Wil

futl Wl -

TGN FEVHE ALVIOOTD T

NIV [VTNL TOWLNG BANLVHOOIC TY AL

HONIG RANUYEOIIC TeHdhL

SUTHS ONY BITIL NIV WL
WL TLTHDNCD SHDIM L2571 TYDIAL

ISEEIAET)

TATE THvEd



Seted
(i pmunnzy Mo g 1Ltz
v LI nor ot
i Pt e c
! plat Yo afare
- _
B " —
[ o
; eas T
q Ao vt B¥pu 2y
: agve pa sy
SeEEEE 04 0s 000, 9 40, 4 EONT 1 S PV P
o GolIERR 20 oy o 30F
; pe OBV Y 70 87 08, 00, b v 4,
P , SRITECEE, £, 01 paan 3 - z
! 5 L. i : n N N
Ef o i e
B3 =T .
PACE :
1%, 00 4
JOLTRP -
9,85, = | | z
[y g gy ? ary -
| = ,._,._..Sﬁ.ﬂ..ﬁaﬂﬁﬂms.mﬂ T R L L T TN A3 "
f - 0T, vL 94,00 64, 05 15 0% €T, GIC 0% L WTIF HE I, 45,0 -
3% 15,63, -
S
i % E
v
P EmE .
2w O = Vladdnea
Bz o R LS TR R
“RE 3
o M
28
=
H ]
oI < a
i2g & i
nee =
ER 0 e 7 H -
& > : i i
. | * z | A
8 H g anaau]
nE . e OIMADE  IWTILVIAKE: BE1AS Sewr vl o das0d 21 !
T - - n s awum | womatom| 1 Qo somivtian| Vo 30 N | e dicaud _Dous et A ae e — I
a W_ = = _ | =
o [ T ¢ —
I 23 " 3 4 . Iy
! £ n g—— PO O B
7 - & wn pEMm . el dleaXikgd| g al wrartdator izl wmas bl PrLa 1 i B 0w O swao Ay wpan| ]
R i
noE g - | — E
o mg u e ey
7 -~ & - a 1 .FM.M! ‘o020t oY k| .B.: on 26 N14 DEVAYD Db Daiczl L |
=g W 2 R R anar] ] o] s )
iH z
g2 P ;
FE = Z
ez @
48]._ [
ee m
55 Z
wn 2 s wi 1na
By 5 o
jw)
=]
g
Ep
8
£ .
)
-
5
18
H
i
|
i
|




ADNIDV SHEOM DENd

i
Bl e
Oty : [ty
L7'Z9+| WLS OL 00+ V.S B ErEL L) i Da T D
INIWLOTIASA 38N QIXIW t
W28+L YIS OL 000 WLS [LICEEE UERGES] Gy Thidav] NOHLEIEEE [STRENI] Stva [FTanrn|
"GATE FAOYD NIAYYD LyR0L ¥ 19901 0 HOISIING T WIANN Q3biva s SFONTYITR SNOISIATE
L1EB-T06 [#1L) 07 nHO? NGV Tl
T625~999 (rlL) ANYRUTS~ZINILGYH 3LIIAL ek
Nrld ST€130 ¥ SZ0M 'S 133MS 9105~#8 (¥12) HBOvm T o GRS
T — mmxw £S+5—CLE J QOWNON THIe ‘03 NOSIOY vINEOITVD NMIHINGS
NI DL N 7z QgEL-6S (rLL) HUMS NOSTR AQNEH LIMUISIO AdYENVE AINMCD JONVD
YTy DMOVND SSHud Z O3S SBLE-1pe (hLe) SRFIECND NYG NOIGIAY DIl IADHS NITWWS
1IHS T~ 13HE SES-Lrs (p1e) HIPNASNT_QIAVE HIMI$ W HAleM 3AOMS NTDY
HNOHJITEL JOYINOD SHIDNASY/ANYINOD
SONIMYET OL XIANI Tirnin
' 3HD ONMIE KNI Qv TIAVEL 4D NOUDINO N WEI3 01 GZ0WS 38 THHS S400T S m
k! " =, ¥ @
"SHOILONDD 0TI NUSIXE
L33K OL ANYSSIOAN SY QILSAPOY 38 MTNOHS ONY ALVWIXONddy 34y NRAOHS SNODVION NS T 4
ONILND A¥E 0L HOMdd TWACHddY 303 QILNIWE 39 T7%HS SHOMVI0T 20U ¥OIIRUID TWNIIS Siidwel g
HOUNIOIAY Tonity
OL HOG SYOIIZASNI Q731 Qv MIINOND DVl THL AD G3A0Yed¥ 38 TIHS OIS TV S
INIYS 38 TIWHS OIS Jaavit DUSYTAONUIHL 18 YIRS SONDIVA ONv SONTIT Dlsdvdy o
WIS NG HKOHS
J¥YIN NOILYIO1 SY QY LNGWZINS YINSOJIYD 0102 O3LNA ¥3d SNOLYDOT LNWSOAH Jd12 LY SidY 318 TISN T
\ KNG STYACWIN ANVHOdMIIL B0 SMIZM T
e | 20020 4 H NYHL MIONAT OM QINGTR 35 TIM INWG INO-UIVIE CSMGSYIE ONYS LIw Ad SuBidwr
3 iy W T TR =y NNV T3SV ONY SONBAUYY ‘S3QIMES ONILOTTNDD Al SAOMIH TIYHS SOLOVAINGS JHE 2
B EIE B A § H NCUYDUIZIAS OHY SNYLd 193MOMd IS3HL ONY S00Z AVA G20vD SNOIVDIIIECS QEYONWLS
it o1 ot o e :nu#auh§ﬁ &.ﬁw??eﬁ-ﬁ. 2 e .u_wnu.du B R k= H “SNYl QRONYIS NOILVINOMSNYHL 90 INZlNvd3g WH0ATYD “ININIIDANS WNE0ATYD 010Z Ol
VRl BhAE, T e Do S B S L birolas pud poiuitr v0 = QLW 0102 211 3 30 TVHS SUDRIVH INIMINYS (S ONv SONITET ININAANG -S3HIHLE STidval o1
un s B 22 v m_._/ Fr
o Tl ol opri 26 "8y 33015 5 g
e SIS ol o ooty stowm e Dz G o ) el ialloln ED & SHLON DNIdIEALS ANV ONINDIS TV daNao
2125 rlindus e 8] EiAUGD WSURBSS pus Wolioss b LBROUBLAS saiairs k 3
vo bkin spe ud Feuisyis 5q s pNIARURS 43 AR Sen s Sreseie g1 I . [S—
wans s AT T o T AL O o ol i o Dew [T . DABNDS 04 TTRISHOSSI B KEIVONDS PRI e S e
ursuss 21 s e S3D ] IEYED KIAMIGENK TIVHS AADOSID L 49 AUNIGIA 3HE M) HOM TIV NOILONSLSHOT
Lapsod > wort dDe oo, B A L e 1S ; el G LLiT 3 .
. r}%g..“uus“.mu‘n\S:Wﬁﬁwmwﬂﬂ%ﬁwmmwﬁ\ﬁ”ﬂwuvxmWM‘nbﬁ-.m“ . IOEMDNE 3H1 DNIENG Q3Y3A03EI0 wﬂzwuuwmhmcw“MMEmswumWMwﬂi MUW“._UU“O hN_ gl
» [ R 3 Bk 5. _ WIND S 404 SHIM
e sy on ey o surau LTI B Pousioite o o weneks EE z DAL MIONOT ON HIMOTIY 38 TIk AN¥e L0508 ONILSYIR O3ve LM AR Sudserii
wa v oo ot s d L .
o TE T R g0 St oy oo rssad pur ez i sasgone st NS ISV QY SENINMYN "E3dnLS ONUDILNDD WY 3AGHAN Times ucﬁﬂ% WH <1
PR TP L Bt i [ [s KO TIVHS SOMAYTIY % SONI0T] ININIAVG 'SONISIT ¥ S34pus TV TAUOLSTIEN ‘v
103 813 BTG Sayn 2048 apo wentomy g LEEF,SIOBISEEL N “NYd 38 TMHS ONIDMIS Oldsvall JUSVISOMMIHL 33 TIWHS SONDIMVA Qny SONIOIT JAdvHL T
2342, o L iy e -, 7 SNYTd TOHINGD Jlddwye MO UIUDN INIL 3AVK TIWHS SISO el
RS B S R RS u.w”aﬂw:ﬁ.,\nm “ P UOLIZAG Siom SUERe L A Sidedey A0 SSTING SON0N N0 o ON
ptuen pronun o or £ stewsg “top uian 300 0 varsmoris XI, SUTED | |3 A¥Qldd HONOUHL AVONGN WdoDi+ ONv WvOD NF3M23S 38 TIVHS SHNOM ONDNGM %)
F2 30g 31 iay Ak welp JERer s il DD eneoD Pyl 8 S0P PRPES 1 e "MTYdId ADNIONING
anvgasras sy way pumay :EKw.oﬁnwnﬁ_,mownmﬁbodﬁueﬁuﬁn.wcwﬁm —ard | ANV 2UQ3XI OL SIWIL TOF Ly GeH ND STOMALYN INFILIAS TavH TIVHS HOLOVIGNGD 11
R R g e e e I g e E gl 5 g ION TT9HS SINDD ONY SNOIS ONINMYM, QIINVADY CIIYNINATI
A s e \o.»ﬂwﬁn:h__aﬁw_uﬂﬁqw.ﬁ pr B R o8o§E ¥ ONIQNTITY L=l WY OUVONYVIS SHYWLTD 3H: MO 9 (NY & STION SAWKHIH TROINSARGD
SuBEU30 i jasadein DIoWNIN yim IaU AHORGIE e s Eoraseie =" -1 NG 3UMSOT 3NV MOS MELSAS I0MINGD Dlifvdl Li-L AWId QuYONWLS SHYELTYD
“Ww@ﬁﬂtnuhﬂ..nwﬂ.\“r-wn%. ﬂwﬂuﬂﬂ.ﬁwﬁ%uﬁ;ﬂ\(ﬂﬂ%ﬁ ..‘_M!_“b.\huew-&,unnn‘!mn w.wbn“. .Nﬂﬂﬂ}ﬂ HLPA ONF CTeMINYI HOLVe) MOOEANYH TDYINOD HAHEL vaHY O 40 SNBILOI 1S3 3HL
e B Bulioolip b 0 GG el ol ot Ao s (G STasE TeNINDD Bl 49 HE0dn NG WENer NOLIGD 1S3 Sh “SaOlITadE
Zoltim LaEon wguoey \u..zbgtu .:Eu,no» Zaiam wioe JrsuED PuD LSoN uise RONYLS SITELTYD 4O CALdws ONy JONIINIANDD JPEnd. ‘0L—4 NOUIZE M SHOISIAONA
e W.m.wﬁé ,Mvmﬁwmwu.“ms.% m_,.mrswmoawww. L”Nﬂﬂsh wﬂm.m,wﬁx‘w_“.m-\m ML CE 3L ADN0d SNWIINIOND SlAdvHL 3H1 OL NEDINQD TIHS TOMINGD Sldivdl oy
e A e I e A 1 BN NOISTNG CIvHeSY RO TITY3S 38 TIVHS SSHOLv ‘O Tlv 40 $3903 ML 5
o & ! ¥ |
oyt pupny o spode: fene o o aneoiTHle Skl LN O 38 TS TIN50 Snonan BRARE I s et DI o
i e ge ol e S U0 venos vio 0 o srsvm s conliene “umi L 40 S1ave
w s o . ¥ o o " T YIHLO MO NOUMAYDX3 ML IMINAING 20dN0S ANV WOMZ HIIVH TV JO 3S04LSid
[ St g 3 P A bt ool Lt L1830 QMY IAGM3N KILANONG OL MMM Hiw E3omdd Ory SNl e )
Gy G 40 D o pesad Aievdeid pus PN 0 (O SaTw NOUIMALSKOS ONTENG SANLL TIW LY NIWLNIYH ONv 3008a TIvHS HOIIWRINGS Ful 'L
FITTH P CuGeR WONHIRUAS 42 Km0 SO U3 KOP e300 1 pub By 4 'SINTA HILYH INT NN ANY 3LvEId0 LON TIVHS HDIYVHINGD 3HL g
<000 Hudings uSHINEDD [IOROSCD Lo PUe e sdalosd )
A SAMERIL CUNTRENEEAGY DS DG RRDOKT ICGUbOuDue by paimbal ay] ‘SIUALYY MOUINBISHOD 40 ININFINENNGDD
2 eint pou g @) S (MG D\0NGOINE Pub SEi3eec wOROT T G 0 U0ISS IO TRUIEE N 30 AUD KAION THHS SYEEVELRTD SAUMLDY NCCORHISNG
THOINOD DD il st Saputds g8 SIET 3} PHDE TEetm 40 LN3HENEANOI OL ¥ Y3l NOUIOMISNTD ML NI ST Tiv 13 HiddC Onw oot
B e KA N SSUMILN NS T 0 NGUYOOT JHE SNINTMIIN 404 JIASNGICH 38 TIvHS HOLWANDD 'S
0 i A 31 "
20 ey Eauc EuenT 6} 3 syl el AIGINAR Sinm o o ‘NOTLYAYIET ANY SMIGH Ol HOMd SAYC ONMUOM
Rl e et S A e P A oML (STL¥-TTP-008=1) LYTW IoWES ONNGUSEIONA TWD 105 MOLOVEINGD 3L '+
s 49 Digaot "
. s p o y SIUIYS UITHL AO_AUNIII THL NI ONDINOM OL NOfug
Lot L i B oy ey Bt YL, St o) pi gl IIMACY NI SAVO DNINHOM DAL SIHWNGD AL 3HA ATLON TIWHS HOLOMANDS 3H: ‘¢
L : DILE=102 [¥l2) ¥ SHOM DMIHYLS OL MO
Susn airs uo pauies 2y 04T WOGAYDGED A4 ROGnISE Chac wis Husil T SH¥D ONIMMOM OML MOIOZJSHI 404 HIINSNT JHL AdLON TWHS SOIMMINGD IHL T
= £ ooy ity 1
- o udiig roo o

5 w0z aatuals 1855 G

10w DU 1B 10) Dojpns

FUTE PO AU NESO] B O JOINE ST D) U DI SO aiedit 0
Sajo  Fudiioyilic Pua lanar S3ins JORISLADHALS JDI0) DUD “HOJE adpoy PY
T STt B FAPUBY G ([T FIITE SOIIEDD o) Lopud i

STON [5Gl OIAS GORRET

TSI TGEIDO RGO

H

2

"AATE AACYED NITIVO T#901 22 19907

Io4
LNHNJOTHATA ST XTN

SNOISINGHD WID34S awy ™ LYILIIIAS 'Sl 123M0H

353 Iy 'STyANV N9SIC (OMON) INTRINrgI0 INFWIOVNYI INZMLOTIASN ONy
SVHNGSIY ONY SNvId QuvONewls ALNNGD I9NYHQ "SNY-d ONYONTIS 3AOMD N30MW0
39 ALY (MOOENZ3UO} NOILDAYLSNOD SHNOM JNBNe 404 SNOUWHADIJS OdvaNYLS
Omidy) SHOILTI0SSY SHuOM ONENd MYy 'SHOILYILISISS ONv Myld QAvANYLS

SHRILTE) 40 NOUID3 LS3IVE JHL HLM AOdWOD TIWHS SToiM3ivie AN et 11w -

*SALON TV IINID




R pasErss

ADNIDV SHHOM D180 "
= AL 073 B2 TAY 103 § ZAY O0GMLNAR o0 “tN 3 0 HCD AN THL
HPESHL VIS OL 00-0WiS EERTL e I QALY B LNINDIA - NISYE HoLYS SROS THEZ ¥ 40 A N aH)
ANIWLOTIAZA I8N 43K T R DO L AR SO Y R R AT T2
L¥ES+} WAS OL 00+0 YAS TR OAVN BT § s AETE U5y G W YA HIHET ExeaZ) Falgav. NSl ETT TN Siva_jmsaniK|
‘GATE 3ACHD NEOWYD LFS0L ' L9e0) SHONIHIIZY | SNOISIASE
HrZ60-dud ¥ 5Z-TEO-BA0 'ST-I60-BID NdY A% HHdvan
"
ob G £
e
i t 0
b, 2 s 2
o
= - e 306,97, 585 .
5 o
e BEVEL .
L [
GATH JAOYD NEFAYVD SININTACUA BUS S0 MO My 1d LTIMLS 538
O8N
e Ty
A.90.9%.685 Seln, = =
[ 65'6E1 G [
44200 9'LHS NO V.30 M3d TATHO 030vHO-NIdO HOMHL N b . g
% HEAQ SHANYd TTEVIWHT 4 INOLS0DE " LSNDD D) pre =t G g i ]
nag ‘Tald ITVNIVEC DAd ST TIVISML 6D o e L TR
viz LT INI <OMQ $ROOKE 292 TIVASHI e d = bl
¥3ZT SNYd SHOUY Y34 S150d 1322 TVISNL ~ (B) et P Aqin sfrn & [ ER N
V3 SNV S:HIEY HEd TUNSOINT HEVEL 'Lenog (B) ﬁlé ST [T 1= %
walL 9 'IHS NO S1¥L30 ¥3d f3ma) PN Ll e
TSSOV AVA T UNESI U STIELS JYSIONVEZ INvd () T N i ]
g8 S0V BN =)
Nl "0LS SNYATYD W SJHILS TAMM JOIM . LNFYd )] EYl 2] \\@ & i -,
vaL caon §HHLONNYTd 018 39NVEE 4O ® 2 :
ALNNDT W (GOFD S FtAL SV IHNT 'DNOD " LENSD s o i
Nz 0Z1 'ON Nyl "0LS ZONVEO At Wi [ [ o RTE F)
40 ALNNND Wad D¥3 (40.5) 2 3dAL 1SNOD (7 L w1 B eg=gyy , 9'BH=0vd w‘m £8=0%d d
4158 0ZLLON NVTd "OLS SONVHO 92 e 3) 4 M b
40 ALNNOD ¥34 SUNY "ONCO 0 3aAL asnes _ (®) a "
47057 KOZHH V130 ¥Ed ¥2UArS 'DNGI IO LINGD () 0l e 0
45 5LT ANIWIAVE ONOD WML .6 1SNOD () 2 " i R - -
EE T TE3100 NSHLINGISNDD o 7 o l_ _l
e i)
Ok~ i
b 0 i s
3 B
e 1 < =g Ao 20
T | = = o i <3 by
- J@% % o =43 W ) . e b=
@Wzﬁ & 0 "
"CAHIHTIMN QN JALLIMINN ‘AVGNIZM DL LTSNS DO M-S, > T muan
NeHl ST NYOM BOS SLFTHLS NOLDFTION B0 SUNZIVIHING TS SM Y 2wt OVONYIS
ENANEAEIE TR gL '8 £ @ [Ba_
5 o & R
Brvaoovis S b o 2
MOLIMHIENGD Q3P0 Ot BHL S0 ZERYNID0 SO SHINAMG ALNTd e ONLLLASY A2ON ks T g -
OL AIMNOIH 5 HOEAVHAMOD II NOLLIMAIINGD 40 LHVAS THE 36000 247 01 A5V T LY 5 the e 1O 200 4
TRoUIVIIiN 7 B s 5 N 5 %
LK MO VAIRD [
3HU NO A31I0TaS S¥ 3B TIPS SNIDVIANSTY ONY THAYIVE WINRIL 30 SNOILINOD
ANSASOLIATE SIHE IAHIE (F 03 TIVSA) N3 BAYN SENIT ALITUA TH3HM EYIYY TP -
B e i P e Lt
AT GINNDIH XN WO LINELENED M 1
SOMITvVamSIN HANAETALTIR f i @
HALNID MO L3T4 S°TE LA T8 TTVHT 3
RELDNYHL ETTT OVYD MIM VLMD TMGALENGT ONY T B S3NYLS NOLLINLENGD MO
“HIINIING ALID THL A0 NOLIVISLLYS SHL OL INZWIAOYM B
LTHL A0 YAY FHL NI SO 04 INGIVIOY A TRLFISWAI INIAEA Ve LTIHLE BO MIVHZOIS 2
WALLND 'SHNT AITHINGD FAPYHD 10 IO NINONE INUEDE ANV I TN HCINY Mt
TEHIENG GHY UNGE T =ar 4
“IMIFLVIT0 =8
ALD LUNTHAONT Y JHL NOHS HOLIVELNOL Sl SOMINT VST AD OZNIYLE0 20 TTons GEUON 9, [
NAT SYH AL @t CALLYDIONT H30HIN NOLIYWMIANGD ¥ WY VANYS 50 AL AN T HINMD LR
ALFULS? 2l ot DAL 10 AL LyHE Q5 omon SN TAEVLE
HOLIYHINDD DHA SNTAI0 QWY DINVD St 0NN 71 210 N2LY QIMOTIY S0 TTeHG

SAND INIICM Gl TU0ZLE {008 DNTTIYD AD MM T AMIONT (WER) LNV FHAYDS
NY NIYLEO TTen:

2L NOLLYAYDID ANV ONTAINNGS SNCOR
R Somaiat aRAGEERIGRN ¥

FHIHIO AR CRIVDOTIY HQ GIAOHIY 20 TIVRS SELLUN IT B
LOIroN
SiML A0 NQLDNYLSNOT THL Wl F4aLNT LYHL EIHANIAGHGH NSV The hAoTe +

ISraonzy v

"CEHINCTH 51 NOULDTLEN AV JHL Fu0aDT
AN INDRICH SHL 37 NOON JHOST0 NOLLIZGSNI O LIFFENS J4¥ STAATLN 7 4i0m T
ENOUITIIEN T

WO KU Bl NG SO QFTRID MY 10 SAPSNOD SINTAS AT SHL
FIING LT WYL E

LIOOBKACHE) HOLOMILSNDD SHNTH S1Nd BOS

P SNOLKITY SMHOM I 40 INDWLK YT

kS ] A L ¥ 04 D781
RAPONYLS IHE 30 SANZNT LIS F NDILIOS LEALYT SN OL AHDINDZ TIwks Siuom T
HGLYILIITE ")
e O JoHon

3.21.68,008
LLSEN

A.02.08.005

L1t

2.1%.0€,008
DLCET

L5 TIVHAS

M.t £Y.688
oraoz




EECERCEC

AONISY SHHOM DMNENd

LPEO+L VLS DL 00+0 wiS
ANINLOTISASA ISN AIXIN
VPZI+L VLS OL 00+0 YALS
‘CATE AACHD NIOHYYD LPSCL % LS90L

Rancuddy | BN SR 'S S cm o SAY 0T B Ha GO0 NN S ]
IOAONARRGERN, | AN Sl 1O BGD S It NI OS0YD0T B LNSRNNON, NSV
g TERADHaAY fwH | HE WD TONGS X 40

ONCD Q3S0J40dYd

AT DLNT T

FANCIHL N7 L iGN isL
T NTASKTGI NS W SADED NSO 50 AL 2ZNOuE

TR GEE0 = CETD0 vy HoNEs

E ] Haolv|

SAONIWISIZY

RO -
SNOISIADY

HV13g SNOIAYEd IINOLS-00H

(WoLLos »
S3AAIS TV}

£S5 WISV Ol

ONIWEOANGD [ Z/1—L 3ZIS "Xvn
3AYHD A3AVHO-NIdO MOIHL .#Z

NIvH 1S3
&Eam ONOD

LA :
Pk

L il . o

ISHN0D A R e e

E

i s e
I e S s

¥

el T,

2

A
iy

2y

~
i)
Ry
By

T e R R

N

A

NOF L 1dveia
DOl¥gvs S3L074 q
NIVY1S3S
32403 ONOD
o sy
ERa
e

N

4
B
N
f:

\-,z‘l{"’)
Y
Sk
h

Wit
i
:i:l},
)
Ak
KR

>“
),
0
%

S R i e

i

A%y
{r;l
]
:
.I;
W S S X |

oNIag3 il nd el
MOIML Sl
Ryl
i

N .
A
i
2
i
e
o

U
(y
)

A
Ky
)
\y
]

»
iy
2]

EN

A

)
&

M
B

A0y
A
='|
1
‘iz.
j AN
4
i

A4S

NivH1S3y 39d3,/m
ATIVDIHLIONOW Q3dnod
HILINDS "INOD Q3S0dodd

NIYYLS3Y 3203/ M
ATTYDIHLIIONSN 038N0d
24N 'DNCD d3S020dd

MOIHL .8/ 1—€ 'M3AYd "ONOD
SNOIAYZS ANQLS~0D3

BETS EL b 1L~AMIAI SI33a¢ A s
WOIJ (DT 1708 VR UITIGE NPYE I0OBCHUDT B IO I D) KT Gy U TR P
PRl 3 SuIBUBY TU 39L1 QM0 341 DD PIADAS 39 1/0VD FUIE0S HI3E3 DIpeUn gy by

*{40) 3% Brd POROOWIE paY B 30 B0
=1 1% poLedia pUT PIUGAM RE Jous BIRUD 01 JEREIDT 4 IO AIIGRUGIRS 54y 1| Ty

LOOCIUBWAIGWR DUR MDAZ 30) JE3ND3 uodn
BRI T 01 wONOmSUT? OV1 10 B9 04T POIIDG il [dddhS) UTlg UDINOABIY
UOHIMIE] J3GM WUDIS DUR FUEId 1DAUDY WBSCL] DhRGHIde 46 ST EUDLIIMGE
{an: Jwwdupaag Drd) wel padepe pue {4 Ut UOREUSWSKDY  [eson
D0 GSPILD Jo My U VLK SIQIN 1519) DL M TOUTILT 0D L 3 ([t om |1y T
hep a3 Trusind 1o 20 o o W L3 o e

“umnis 0g amE
94T D61 30 Lo ueld Bt 917 UG O BQ [i7ys ‘Spaepuyass Dusyfly G
fue|d dRpUe| pastudde D Jod £0 FURNEMEOY puNME pud LRSI aceiipuet oy

Jopupbuy A3 5] J8 Uspae)sies
) 8 padded HUE LT J0 (IASR Luidhun © &3 0N J0 HONOKIs Pud FIAGLIZL 3q ROUS
S OUPION 50330 UDLITARE Juy “PISN|daa DT FRAOLIDU ST [0S JSIEN, DU FRAT
IPBUES ALY ZIUNE DU P FUaie PAAAC 10 AUDOD]) AG PIXIEYD b g Sdeurery 'SE

“WBHIFPY IEer 'FRALeES
e L1 JRdoyD opoD Buppng ojwn)|e £loz
8 QU T IGIUB3 Beus SLIa BUpYD HeSipUt v ¢

WS, J5 WeWLedeg By Pl
“PE B, 2UD ‘EUTE 30} LB wweys

'UBINDO 3333 'SROVTIS QINER] 16 WdktHOdSE D) PUT L1 BUZ ¥]T
407004 *3RE3 BulpIRE IRUSATD CTOZ “BT AL I8 AUSLLAANDOL U7 O3 UIVED HOLY s
IPr HEATDIS J0 AT D) 0 2RI TUS IATR NIMT DUE SN JG I SIGILT £ ARST
PGB 3L |[ed 3P0 T GILM D.INBD £ N3 U ‘ROPIASI 5 eAPURY IO IrRIAIBND. ¢ W ot

Avm3als
ONCD 03S0<04d

"Ho-G0u3 fERied 48 PR ST waem 0L SN ATMIRIE 0 e By

731 30 BEK0.A SGr A PoUuRD) OG fDLS EAvk urynsapsd
UR 1D “TrRmOpl 92 WI0(00 0w, pO%rIe) AURIUNG) JO ESKIDT 38 5o yans
“UQIEALHD 12 £ Ul & BUPI35E3 *ARBM3ALD JQ B21Z LT UL iz WAL
70 M0 € vORdE 002K NAad) Ul FPUEYD 0Dy ISR M WAL Tio|

Brage iy B o

3 DAY G2 BODIE USABINAE S0 15 ToRE THOMODGEEYd Marepuen UrEy SNEH

“UOEAFUILEGD Y IO wolide Al 6] AANETS B
aeynz Buby O, 2123 BAGAD E35UL D 10 WALIKILL @ 39 |/t Ao, CLI59pod 7 BUHUCHOns
SAIDRANID Gy 'a30dE BULAATBUIN JO SIA6) ST U 0 LD S0 24 SAnpor
30U HOYE CI2340 OUPRAaE 00 RIHTIUY & FUNGE DaY IROTT 243 OF 0 SONBLI L3
Wy WIREAXHLY SAEN 71 SPRUIDAD AR BRO[AG 20 Syi0d W0 pIND SI0[46 Buputzases

"UNDWE 4Ue Sphiead 3oy kew soay
AOUBI) ) 900 JUDL| £7 MBLDI 10 Je 503 Burpi DU} Yl Paurens XD TER
40 shemabivrzed 'TIa00.03 ‘TATU 'TNIEM O] SOLOL| p TR} 2UGUS QU TPRIIDHT NPT aBBY
Fnrug 03 IA0QT G2 g SN L7 LMIDY £20P3 CUIDRD) 1) WP, {ETUDLAIED
FSRAXD J0)) T Wos

"0 1593 ‘EPIUPLAS S3psAL

10 udduedaq dux pue ‘a1t pug yi Wy “apen Buip)

10 BWpURE Jo Snuns (oad] DL U JG0I0Q pdaceid @ DG (1EUT AT G0 Jubla A
3L Pk QD DUL I D ) UIOWIIY PAOIISUDS SUAE AN |y BIADGAE Sy Jo oE
US £33 i BII0dB ARIEUINAAE 3PS LD BUE Dat DU Jo 07 33 Gutyl XIEMIDES ST 1

SUIPLST 12 23619 9433 DU 39 fnm Sa43u) T IPQHCR ROAC0IS 7 IATLE g airos o

P33 PoIGITd D (043 |40 Supyaed © e
PRICRCE 10w S MY PRCUD TG 34 IONS TIME BUJIG fiv "S30LNE Soets
BuiIED 3y 1 poew puF Pacu3s AIARIAHYI OF JIEYF FITIE BUpHDD SUOWES [y D

'PEIRd 5 BFAURA B3 TS SSIH0 KabORICRD
UIER 0 & Bl 3 3 3043 UING PIEINH 39 110S GWAS 'PUNGIGH3TD SN & uo
TAGM U] CINIID Ylaes ARUZIDOUH < D DR DILGID FOUDL) BE X FIUR 9 ¢ Aptanag ‘Q

Haviny BULIRALED SO0 Jo) e
1 SIS0 s PPN © 0 M3jn SO = 3B DUE AN LI (43 53 PG <0

1101 31 10 Sy 30 HORE3Y IR H3epng
© 30y [ 8300 Bupad 4o00 I a3emns

"BUBIE ju vREIRN; 01 IO WBRIEHDD SANT UIWA SIGUNE AfIbAS
FETEYFITFIZ Suuoutnm

AG Poweoas 2 Avul RUmA PoMEL  ‘asendin Soaimd 10 AdmE pEMDI 8¢
AR Swoadd BIGESE APTISAG Jo) PADSSt O1esd SSUDH; IO SIS SuninBonmp

Buhedar 1oy 563008 peddedipucy pmenlisip W Uped SRvSs gemogmE, -

SBUIMRI19) 3] 2300 AlZENRASNCT FUG 4TS Pl WY L] AU

T ing 9591 104 Buluonn 2 1 SoU3a| TE A VI £T ueL
“vands 0 {61 UIDA Wi BIQrEiA Fui 6 Ja0IL[aN AINADWIY 3 “S(uar) Dymaed J905E
99 DAURILD Y33 3“0 AewdTHUGD B U “PANAT 3 OHE (ruz LG (QUDIIDRE y

~uaiy PAAUIIS TILENE 1o JuimnIedng L oUp ‘RTT pue
11 R350R ‘opos dolping v CI10F bZ DAL O3 wadjuny (oys o4 5je3a Bupyaey
ARNSYI 49 QUNQIE 358 poysIY 3003 BIMLING 307 WO SOUIUN B Jo SBEY LB I
3 9305 BuI%II 34} JO P JOLDTI 341 38 ik U3 U o 5 deln Auw sulls ~spasg
oSy D3ucs Bnied a3 ) ufiis 4 10 WOROY I4) whi EAUT OF J0 WAOY Wksluu

HAMN00 ANUSGRLIAGS UG DOTUDINN: ¢ AQ RONAUAT BQ {I€GS SRS [ehnAue

UM EUREIRG 40} PAAIDER) 2303 SuIMIOT LAER 'BUIGHIS P BUIEID Suedals) by} apeating -

'SARD 37 3T (3¢ DOCE 04 [|Pys 5130 x50 pue

SHERq Y20 "alep T 30 (IU DOST BE (IPYS DMASHIE PUE "LIZING ‘IR Jof BIASLD Ly

“(pa03%H Ja
AR B2 AQ FOuBIS-alm BLe /415 DU Wiss} 9u1030e O BOUT Sund) WGRENTINS) -U0E)
G|y IWOJ|E 343 JO Y2131 J3bUn paxnsas 51 SUGINAT|2 RalTey
AOWES [Hpontadn Joby YR 1500 350 300 Sujs|aa SUTRRIYARS
1IFE IEPwIBUD BALD Dl "d3dy pavzEl aur
PRAGaGR DT UD BLOIGADI DT ‘5apR.
Uit w) AJPLIE ([P (0352 ja soavbl

UKy ADAGAA0R I 1 LOTSIARS JOT SANDE B 10 (EhuGnS
4G D143 30 Jutnusyasd 02 1oud PIKIOAOP 50 SUCND AU U3 A [EACIOAD GBS RS
SURIE ano.ddR BEUS Wiy SUCNDINIP Auy IOt PIUCY M DT J6Adns pasusdll ©
AR 3645 uD|d i0) PaIAC 3 1242 EISIND DBRMEID PUE QA3 A0} CUEIAYY W) 310D

2af0ud 343 s opd|duies aefpue Buuy
ANGUAG AT Jo YD|IBRALSES Uodn Fasonn) 00 TS D] Bl uyounod 198ToR

4 3338 3 3300 Uy LSS v 00, (9] K13 & UEIUIOU PUR 15U [OUr SIRINCD Sl

530 F1QEIACAR I AR Uodr £34r05 Aarm AQ POLIE) 3G 0 330 P I S0, -

“GIuE o 5B A3mnzoE
241 DULn1200 10} HYZUBAEN S0 py I839RRUGT DUy, “FISOdNd Burdpe e 10U — Ars

SUSOAING 90 H3DUF UNT PUR Ju|en 291 RANINGE LU SAALEAD JDLAD DU XIAULED [y ©

[55089] 2w 300D e
(5501 BT, 313 w3 o
tuaosy

05 Byt ui POAUOLIMGIRS 39 BUIBEID [igswar (9 Buipnidu « CORIUERD o TSLI0YS ¢

oAl (G0 3400 5 Suled DuE SATIYIUM JOUDIYD oy

MBS CAAbIIAOGE Su7 03 UGRIDDY U]

PR PIE JO JUOLLIDIEI00I BUD 0ACWISH Jo S8R 24 (IBE RUZBIMED: 0732
F1 0j0% OF RIS “S09p AU 10 Bo] UG vedp 3 |eys MO0 LGALY 3oubug 5
DY G5 palwnns RIMSH) QUR B odW) ua PALUDLAD D BSP ous jeay an)
42] Auawg 15 S0 vy

"o e
1o M1 a1 w PGB Joau|ug (UNDITI0NT 40 AE) B A0 FUOR 9G [[0NA KLAEY) pur
Toas YT *9URId SE34Y 0 198 1 DR B KIS “URJays POURmILGY SUGARPRBILIID.
i pue AR ¢ 4q pRIRE0Id Leddy TS auy

“AEne3B-TUON; BT LN A 10 AEND Burd) 10 FBudussns £ 50 By
5 RAGLRY Jeriad ‘iaguar Sy O anpd sRRLBUI ATD Syl ANOw (s JeRenua) Jr

“a9anbury 2L i us
J0 TIIESAT AU 03 PARDUIRS 0 RITICII “FoNEN 30 JRUT SO (12D Syon gy

by

A2 541 18 Sudnminkar A LR LD BuPE BWOMT 1 16 £F JNETUD Wiy
041 &8 poy|gnd ¢ ATNUDE YNNG/ W1 pUR 703Us LWOREIHROES K SLLL Pl
] PUR SISR NG o a8 9 Waoeoa

(1742 Leyanuizue? BULng GD15306a0 UR 552370 URKZ2PAT Pulr (@003 At Aieinduss

“JIBUIDL A3 U3 AR FEIIAD TE [ U A3LG 13 paKidos 3 IRy
At - 24BN 10 3590048 MM 2U22TPR L0 FIWIRLIAL] FDELIED 40 LN Ao

“3D03 I3l AT I3 UL DGR JO DRI Sips “apnsy BADLLNY sty
29l 8 UDQITD J7OU DL3 i CRUDQUIEIC UL BUDRID Dupi FRISINOAND SHUDY IXIBE A8
“EIRAGTLI UR{OM 0N TIL D LTINS KT USFUEGE FUP ‘T3 “IAGuN Il0yE JOSEAUDD ML

“UBI3AMa s Posasosd a3 gl BujspSu)
T AT J} POIEIGKU J6 EOUIDUBGY ‘O0ATNE SOL| DUSRUBIDY sh RIICEILI “ALEXS
TEND UM USMR3 BUE-LQ BUASIXD [Ic DARY D1 TUCHIADID SNCw U SEREANDD L

“2poy Bul NG s
v SUraojuty U PO 08 {0y 918pOUSa ALe WEid uo

LI £F sadeyn
IS0 UORINALD ¥

“SUBNT.AG AQ DBOBMITR HG[31[FY RIS O IUDLLE3TIENS D o) 1 3500 K303 J50q
IO JE5ERUDY AL *BEPLICD wbl) ALY 33050.d 0 PUE TOU UG UDWISK OGS 1BLINH
Bmugy  AJRAD jb SORRRA Mp awmop JOTIRLWOD BUY 40 AiqieundsRy GUL DG REYR 3

“DITHAZ YUY B 63 1no upiTedWwes A6
LU SS3F 300 AU [[OYE JRIT SEOMON | 0 MRUOTUDY T WRHL SHONIS o 3 a3 SIIDE [y

“PHBULIE 30U 5f BUls agm aaizg “BURTEN 40 W02 IR 2406 OU TuoTod
35T PO DUTY PUES {ASNN] 'ZZATE W' W O Funt “{aums pres) BEETO WILSY
"LESTQ WS AQ PIILUNSH 20 AIZUOP %06 03 NGNS PRGN 20 [HE Tl

PUNGLS jo
veneandaad 340,600 4303 STOS DU PUR RYSD Bvipang 3 1aun 2001d 59 HIUS [y Okt
*2000) BRI BIHO) N7 30 LTS WIrAT% il DuCunopsD? bl AIANG P 350ty

242 Jo I00UIDHD v PRSI BLT A UDIIE Buiping bu1 o Suju Uf poyuaA B¢ 1ML
Z/awia2 BUIRING 343 Pue Wil BK 341 *HEjTis uoRPLND) AUT (0 SUMNGE M) 01 woid -

“UIRID LLANSE 3200k 43 Sy0nd | Sus 3T 4 8 Pue paupeies 3
H4E EINIE 343 L35 ABIE2D] 0 H1PYE E00Y30: “3415 Ut EPUICIUIRI 24 22 (4T115T) AMTIIIS

“S3UADROIAB 1217510 worDAvroy ykundy apv 700D wnos:
AL O QUIDNED) JUT UM TRD UG]S 11 pue Bupmos Aq pagtguct ag geus eN)

ARGZU] K213 B1 AG PORIER 5T TINDY MNDH-KIEML
() ey 208401 UKD ZISABLIZA AP udUbd DEIDE OF |84E BuIATC ) ALodur)
BoMeJ0-3BH JVIAT TR Ui Ar00 7 10 IAIOU MRS € UIEIGD PR JOIEIIIOY BT

"D 9 4 PAMAGE SF Susdsaidit o Buiseud Auy ')
123U L P332 40/PUS BRAGWI] D B3 MILSLIIAGIHLE I6] H10M WD[DWIE *D

£(apay DuIpEng MUIoHIED 5T 40T
BIIDENEDD S| LG LMBLF UENZOdID (O3 JEABOAATINCION AT 1D NG
A3 ATAINZ it JIEQLIADE I UD LOAN [3RNG TY TE Tomd BUPGIB/E wy D

T ey
Pul £26tiuns 1aloid e 2o} TORWE UBRAp pasadent pun TR 1035 Bupsia

3(1aaue> 3ydeafiods) sy posn 20 30U 19y3
B yAUNg AIOULIDI)  jBauEe HUSREAGR] 10} IBWLEULY Ak 7B pUR
| 30 Aadlasd DI 83 HORNY up TEPREAIID PUT ZTUDHID (GA(W3A PUE EVETION

AJEDUNOG ALDdold gy we) (0L} 100; Aupn jo
IR F 0|2 1A 01 dsRfAe pue 0 oy w0 EXIMIANAE Bupleisn U GBHSNRAIDY
#AU J0 UOR3Q DUE 5 a3 G28 G3 BLMOHK Lol ars Uik bbd Bpen ¢

Buzjwa; o3 BuEnAYT ‘TP Buy UIBSIED 340 45 [T AU ot Lupjiog
10 Suwumbos 1g 01 QDD WAL @ Jo poys Sudwpanbas PO (enang |

*AUAA] SORIRILICY AVITT SPGHOA D11 L SeRANAIUE
16 Suseyd 118 HIFUMAIN0Y 00 JTEUED a3 J0 AUKITUOSSES DY3 3G RUS T UanansILeY ril
31850 0172 63 S NS Gy J2 el € SAMATEWGD LA JOHB 38 pue uDiuLiRdod Sy
MDD WILITY 40 AID DY AINDY PUT R AICITINM YU UTIIG IIOVE STIEINDS U

“HORIPS Z107 {y00quaaz)
HARIILCD BHIGK RN Jof SMORIMAIGS LRARS byl puv *3003 GUING GilisDken
107 DU OEST "Iy SIURUIID I80L5 LIDIED J0 A1) Su) *GORISiom [0 WALiLadad
ERLTJIE) 3 A5 i 1o POPUNS Loz oul PR oy
PASRUEIS. SEETON S3U0UIAI0 YNT BAGD UDRIRD 0 AAD DUT OF WaBHIDY 1T Widm | -3

TONEYTTRYT NUCARRY
O Y1 ST UL SO TR AT OT ST IS YT AOY SITOR FS

SALON YTUENED BNXGYHD QHYANYLS




PECENEET] e

ADNIDY SMHOM 2IMand _ [ e - - Sy SHOS L
AR AT L N, sl et S B
| W ORI AT aiOus NETEwE 33 A 1T S7NOES

A L Z8+L WIS OL 00+0 W1S I TR R TN 1T ¥ IVE ) L5 AT REET REIE BT ) ER AT

ZD@:H.."—,_ BA0HED NIGHYVYD LPR0L 8 LO90L SIONIWIITAY “ SENQISIATY Ej

S
ozt
L

= IS D
; T
P. ot wz T 8 o

M90.97.68S

N B (=1} anN_J . N BuPsL N - h N m
1=} HOWYZMIEYAS ANLNG Tivlsn) ¥
cons 0 AL LT
os Prape e ——
("da1) S3WE 3AVED HOIM MDY ZNO TTvISHI = A90,97.683
j ) ; 00001
Ymea ﬂl....
ot : I.A L
Nl
UI=32 T'aA) SOVE Thvdd MOt MOY OML TIYLSHI
I
i . L) SOYE TARVED HOM MOF 3ND TIVLSM
2
U=
e L0 L ket [T
=13 P g s e | 3
e e 2
3 - dz
iy 0 5 2 S
= =y =
— = : RERR H T
S = 1 = ?&LMmﬂhm TIAYHI HOIH MOM ANQ TIvLS:
HOH SMO¥ ML $9vE 13AYYHD — X bbb
BT e =i - 20001, . 20001
j 3 o
! ]
e,
|
HOIH MM -
QML $9YE T3V iy
SN e saar -
HOIH MOY 3NO S9VE T3AvED P o . ;
oika 3= - A | k2 2
; l 2
<] H
] 8|y H]
L& Al g JlL
KO MmOy - el
3N SIvE TANYHD (i) SOVE TIAVHD HOM MOY INO TIwLSNI] I ¥ e
IS b ™ 2
. g {'dAL) BOVE “TIAVYD MO MOH TAN-TIviSHt
8 - Ll
=i - L 2 w
o|¢ B o 2
21 1 L~ e
9 : r
m ? /
... ,?m_ [ (AL} Sova Taavas zu,_. MDY 3y, THGHLEES
, 2 = > npusd [mays peiobry
. e e LT
[ I D Tail] SOYE BAved HOH MOd Gl TIVASN -
TS
i {1~0L) SOUYZIUEVIS ANIN TIWISNK
TV 7

2 umy ssipum yng

L o wioast 0(oB306D Drushey




95§ LTOHE

AINIDY SHMOM O8N AP
WeE YISO IO VIS SRENTODaY THI O
‘A8 THYad 8 aamaais SQ3n0NdCY A

L2041 V1S OL 0040 ¥1S

TN D AN i BHL,

Y] NG L A0 THORD AR 3HL

T
i
¥
I
11

4504 HOLYIIONI

LT Cor NG HLLLOGINTTA
AOIND HIALNI MG
“NHGY TEIRVEG, B/ 1=2n i LT

- HLEON Ty TLAGaGAvN RIa gl = AaTd B3-S W SV HONSE B Gl NOLdREIS [STRUNI] Saws [WFaRinN|
aAT8 3AOHE NIaHYD [ arg ]
NI ALAILD auvo__| w0 vomwmans mu g coveme SIONZMISTE SNOISIARY
35 Dindva
Pt g
* INFHOKCH AZANTS/ UV HONIE sesHa w o i o e
@ 3ATYA IVITI/NIADNA Alv weny
.uux@ 310 INOHGIT3L/HINCA Tiodd
a \ A3 3L
4 LHRIT L133LT e
. ¥3LH YA PeTE
- AnTen ELN LY u
= FI0HNTH JOHNYH W
- ANVEIAH 3d14 Ha H.
Va1 311 F0MHIE MALYMNDLYORRE B TS ) = S SO dHrn g
va HICTEHSNLKL TLIHINDD LINHIENOD @ I3 NOILAI¥IS3T MDOTE  3weN NI0TE
($ V130 THON HO- SNY1d SHIMY 335) NOBUEM
v V50 23 NOILIINNOD HESIH SNIOTNG TivisK (R
(3 1vAlticl NOSHEH Y. VL3 Had
vai NOILIFNNOS "1a/3G Tl ¥ HOLYDION] 150 TISH  63) 52y
4158 SNITUILYM 0060 DAd 9 TMENT 63 12y,
® o gy
¥ak ATEWESEV INVA BLVD 3 TVISN B SR 8
vat FATTUS ONIAYL. D TIVIEN VL LOH  ER P +
a traizee
s SN BOINYES HILYM b TIVASNE R i
¥Ik MRLIH WILWM LS0CT 0L LOTNNOD (1) TRIGnvd 30 353
EHION NOLLOEIENOS WALSAS BIVA ]
T T T
- T B
vag 1n0vED VIS D TTm——
nme TYINILYIHIMES dOAF TIVISNL (2 ST B
TR TSIE o
¥al NIk ONILSBCE B 153MN0D  ((§) ST M NY
B wno E o
BRI SITON NOIONULINGD WRLSAS HAMas sty OATH 3ADHS N0 !
Elupmey
TS " -
ERETT - A #.90.9%,68S o
B e BLbEL - ™~
T P e w
TV TR TATH FAOHD NIGHVH :
B repe—
P S A,50,50.683 & @@\ &
Q>l_m qum& fALvAINL) REEBRL M Sl . . EE
' - -
7 s Tl NOILOINNOD &35 oMgiAg -8, 1Ivi3ad Py 3 1
; " . T B0y .6 7 b
1 ” 2 i i _V_
=== ; . ~ .
3 E HI0T0 1% AN ~TRAM AN T - 7
" 2 T = 5 T 4(
haLsiz . 2| ST W T TR M ks B = - - =
NOLYDRH O3 rA - & o, . ) Jtt
NVid BROHY 338 _ = " T e — L ELENE
el ~ LE E v Fa——
T £0; Bt o7 wee 4T awma
2 F = v
2 b - v |
A S e ek T e w
e TR | i
o+ - T b
S Bt o 7 o |- @ J _I _. il
(31¥Aled} Y30 NOLDINNOD = P
e 130 3ul/BOLYHAN 1S0d LY, IYL3Q 3
> o (s l Eal = T ] J
4 |




§I0F Lians

AINIDY SHHOM DTN 2% MHR
V25T VIS UL 000 VI O T S T T G Bt o S S
‘aAd Tuyad L Y=C ST IRANANOR TYd WLV D2 It it SR Bt T T T
| VoZoeL YUE OL 00%0 Yag T TSR, A FON R N AW WAESIvY L1 TR Lol
GATE SADHD NICHYD FELES MR HONGE EiTar] [ETPTEFT LN T T
NYId 133418 SAONIH243Y SNOISIADY
IS DlHdY D
Fits VIZLYON NI ‘018 FIHVED
40 ALNNOD HEd BUND QITION 'INOS IONMLSNGD (&) §:
45098 Camx 7 S2=p) OZLL ON N TV ‘0LS T INTHONOW SIAUTS/Navk Hon3d HEHE s ar oe 9 o o
FINVHO H0ALNNOD H3d HOVOAAY INHQ LIy e @ B 3ATWA ZSYTTREANMMA div ey
W AE N NYTd O AL oy -y
M I 56V 8, SdAL THEATTIO AViMY LONGIENGD G T DRI R
vaz SHLLON NYTd “d18 . 334l I
FONVHO 40 ALNMIOD HBd £ SCAL dAVH BINT LINKLSNO? () K MOy £33LS k
val . {5Zam) 9024 "IN Ny "dLg ® . YZIIA HILYA ¥3L3m
SNVEO 0 ALNNOD 13d NOILDISHITINE 10AHISNOD . T 387
sn - m.nn_v.%z 1774 JHYENYS FOWVIC SO AIKNOD ® = u.sxzb u.ﬁﬂzﬂw MIN NYId m
U3 D=0 AING X, H: MY JAHT LONHLSNOD . I Tallhsl [ = k
FL3 T4 "ON Nyl 0LS SONYEd - LNeiTih 3zls e [N = 11>D&O Zmﬂmd‘o &
40 ALNNOD B2d XTWADIR HOIKL 2 LONHISNOD  (T) m ehFY v dhvnt &
Eak--l Lo 2021 "ON Nyl UHVaNYLS SONYED 0 AL I
ALNNOD 3¢ MILIND T TN T SdAL LINHLENDD - 3
. N e A NI AOLGWISIC MODIE  IneN NITE a,m. £1:90,97.685 -
a5 ek 'SEINDITIRL "LSIXE NYHL zmnmmu.—wnovm@ L."_uf S2SL o L
SSANMDIHL T3 ‘NGILIZS LNZWIAVe MIN TWLSH 3 i
ETe NOILOSE INBIEAYS LSIXNE SACHT 7 LISYS — (8) JYD NFTEVD &) # 52 G L o (8
den H3 152 3A0NIE ¥ 1oy @ o O 5 H © & A0,
sz NTWAnITS “LSDE AAQWEY § LNDAMYS o o s
SEEINAS TSIACH NGILINBLENOD oux@ 2997150 @9% PG ;%m ] M b T ———" %av% W
M NYTd . b ; T 3 S auE g
* i B S YN I N
s = g o > 5 - dw%
D eatSiom -
2 = @ 1 K Aor.oRGR] ~ 1 |
Ergre ;

£

2 Wy i 5 . 85
g L T T e aun
el SR - =
3h T ¥ TR S R4 G = . - o P =
1 TR T L | k&wvi
o A= = ol [* ™
HIT AT T oy = 5 &
— EaET ;
Lot ;u%.», Y I (O _..t,:..ﬁ i
ﬁ%% T =3 - mum B l_ _l _.w ﬁ
L D Ak m bt 2yt
B e T ame ] pen o E i l_
R TR~ i e
T D o il ] =
) o N M [ K 7S
ot Ears it
00+0 0G=1 00+0 05+ 00+2 0G+
H T F 1 H | | 1
T T T 02e.1 IR T :
! [ AT IT0ud U _ i A, | ok " !
, " | ya ]
a ) G
1
H Ty
! .
o] i v &
i
o i = > & 4e
e H
3 0. o) :
T
| ZIE Tt
i3 57 id Tl
) i L
& £ —
Ll T I
A t— & : H
.aim1 {
i 3 !
E = & - o
”M S H zhoda bdor 231 el 5 'ibocs del
H u_an _\.} ! % L o, R -
4 = A 3 7 [ 7 ) A
2 2 - & ousA WJ 25 > h N B | 1) i
} i il A | p
B i1 Lo el b Iliqu i
Z o xun&!.|ﬂ.imll z T ol ok | [oien | @l o [ 3] BRI B L e
i 5 I & b £ P MR i
o Eald i o [ i L ol ki e
! e 5] = 5 A Bl R M
! ] = B B ne =1l [
i L i Wt E I Ml | AL
] 3 = aot.z| ming) i = =t
& w@ Ey muwmnﬂa.waum&ﬁﬂ._ & T ..D‘._ mﬁ o g i o EGp
% T s
O O O & | SlLEHL 2 | I -
i ) 0 “ (EMEE D NS (e =f T, )
+ | ¥ ISk
L [l ] i i




RESOLUTION NO. 5857-16

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

STREET.

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

“Property”).

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

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

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

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

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

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

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

6. Report submitted by City staff was reviewed.

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

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

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

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

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

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

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

FINDINGS AND REASONS:

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

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

INCORPORATION OF FACTS AND FINDINGS SET FORTH IN THE STAFF REPORT

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

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

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




RESOLUTION NO. 5858-16

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

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

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

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

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

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

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

6. Report submitted by City staff was reviewed.

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

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

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

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

FACTS:

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

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

In 2012, the City Council approved a Code Amendment that established the AR
Mixed Use Zone within this area along with associated development standards in
order to provide the consistency between the new General Plan Land Use
Designation and the Zoning classification that is required by State Law.
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The subject properties are developed with a vacant commercial building and a
bicycle shop on the Garden Grove Boulevard properties and a non-conforming
single-family home on the Pearl Street property. The applicant is proposing to
combine the three subject properties and demolish the existing improvements in
order to develop a four-story, ten-unit, work-live mixed-use development.

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

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

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

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

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

work.

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

FINDINGS AND REASONS:

SITE PLAN:

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

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

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

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

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

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

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

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

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

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

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

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

6. Through the planning and design of buildings and building placement, the
provision of open space landscaping and other site amenities will attain an
attractive environment for the occupants of the property.
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The project has been designed for building appearance, building placement,
landscaping, and other amenities to attain an attractive environment. All
landscaped areas are required to adhere to the landscaping requirements of
the Title 9 of the Municipal Code. Through the conditions of approval for the
project, the necessary agreements for the protection and maintenance of all
landscaping will be achieved.

CONDITIONAL USE PERMIT:

1.

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

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

That the requested use at the {ocation proposed will not adversely affect the
health, peace, comfort, or welfare of the persons residing or working in the
surrounding area.

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

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

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

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

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

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

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

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

LOT LINE ADJUSTMENT:

1.

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

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

INCORPORATION OF FACTS AND FINDINGS SET FORTH IN STAFF REPORT

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

BE IT FURTHER RESOLVED that the Planning Commission does conclude:

i.

The Site Plan, Conditional Use Permit, and Lot Line Adjustment possess

characteristics that would indicate justification of the request in accordance
with Municipal Code Sections 9.32.030 and 9.40.190.

In order to fulfili the purpose and intent of the Municipal Code, and, thereby,
promote the health, safety, and general welfare, the attached Conditions of
Approval (Exhibit "A") shall apply to Site Plan No. SP-022-2016, Conditional
Use Permit No. CUP-065-2016, and Lot Line Adjustment No. LLA-011-2016,
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3. Approval of this Site Plan, Conditional Use Permit, and Lot Line Adjustment
shall be contingent upon the approval of Development Agreement No. DA-
002-2016 and adoption of the Mitigated Negative Declaration and the

Mitigation Monitoring Program for the project by the Garden Grove City
Council. _




EXHIBIT "A"

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

Lot Line Adjustment No. LLA-011-2016

10641 and 10661 Garden Grove Boulevard and
10662 Pearl Street

CONDITIONS OF APPROVAL

General Conditions

1.

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

All Conditions of Approval, approved under Site Plan No. SP-022-2016,
Conditional Use Permit No. CUP-065-2016, and Lot Line Adjustment No.
LLA-011-2016 contained in Resolution No. 5858-16, shall remain in full force
and effect, except as modified herein. All Conditions of Approval set forth
herein, or contained in Resolution No. 5858-2016, shall be binding on and
enforceable against each of the following, and whenever used herein, the term
“applicant” shall mean and refer to each of the following: the project applicant,
Tony Lam, the developer of the project, the owner(s) and tenants(s) of the
property, and each of their respective successors and assigns. All Conditions
of Approval are required to be adhered to for the life of the project,
regardless of property ownership. Except for minor modifications approved
by the Community Development Director pursuant to Condition No. 4, below,
any changes to the Conditions of Approval require approval by the Planning
Commission. All Conditions of Approval herein shall apply to Site Plan No.
SP-022-2016 and Conditional Use Permit No. CUP-065-2016. The Conditions
of Approval applying to Lot Line Adjustment No. LLA-011-2016 shall only be
those that so expressly state and/or those necessary to conform to the
General Plan, any applicable specific plan, and zoning and building
ordinances, to require the prepayment of real property taxes prior to the
approval of the lot line adjustment, or to facilitate the relocation of existing
utilities, infrastructure, or easements.

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

Minor modifications to the Site Plan, Conditional Use Permit, Lot Line
Adjustment and/or these Conditions of Approval, which do not materially
change the scope or intensity of the project and which will not result in
impacts that have not previously been addressed, may be approved by the
Community Development Director, in his or her discretion. Proposed
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modifications to the project, approved site plan, floor plan, and/or these
Conditions of Approval determined by the Community Development Director
not to be minor in nature shall be subject to approval of new and/or
amended land use entitlements by the applicable City hearing body.

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

6. All lighting structures shall be placed so as to confine direct rays to the
subject property. All exterior lights shall be reviewed and approved by the
City's Planning Division. Lighting adjacent to residential properties shall be
restricted to low decorative type wall-mounted lights, or a ground lighting
system. Lighting shall be provided throughout all private drive aisies and
entrances to the development per City standards for street lighting. Lighting
in the common areas shall be directed, positioned, or shielded in such
manner so as not to unreasonably illuminate the window area of nearby
residences.

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

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

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

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

properties.

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

site areas.

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

Public Works Engineering Division

8.

10.

11.

12.

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

A geotechnical study prepared by a registered geotechnical engineer is
required. The report shail 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 @ manner meeting the approval
of the City Engineer in concert with the Orange County Health Department.
The report shall make recommendations for pavement design the interior
streets and parking spaces. The report shall also test and analyze soil
conditions for LID (Low Impact Development) principles and
implementations, including potential infiltration alternatives, soil compaction,
saturation, permeability and groundwater levels.

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

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

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

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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13.

14,

15.

16.

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

o 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
demonstrate compliance with the WQMP in @ manner meeting the satisfaction
of the City Engineer, including:

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.

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

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

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

Guidance Documents.

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

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

18.

19.

20.

21.

22,

23.

24.

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

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

All trash container areas shall meet the following requirement:

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

e Provide solid roof or awning to prevent direct precipitation into the
enclosure per City of Garden Grove Standard Plan B-502;

 Provide a drain to a sanitary waste line. Connection of trash area drains
to the municipal storm drain system is prohibited;

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

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

« The trash shall be located to allow pick-up and maneuvering, including
turnarounds, in the area of enclosures per City of Garden Grove Standard
Plan B-502.

Prior to the issuance of the street improvements and grading permit, the
applicant shall provide completion bonds for all work constructed under the
street improvements and grading permit in a manner satisfactory to the City
Engineer, City Attorney, and City Finance Department (Risk Management).
Alternate forms of security may be considered, solely in the discretion of the
City Engineer and with the concurrence of the City Attorney and City Finance
Department (Risk Management).

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

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

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

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

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

Garden Grove Boulevard

¢« Remove the existing easterly and westerly substandard driveway approaches
and existing landscaping on Garden Grove Boulevard and construct new curb,

gutter and sidewalk.

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

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

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

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

Engineer.
Pear!| Street

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

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

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

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

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

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

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

Public Works Water Services Division

Water Conditions

26.

27.

28.

29.

30.

31.

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

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

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

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

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

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

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

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

Sewer Conditions

33.

34,

35.

36.

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

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

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

A properly sized Grease Control Device (GCD) shall be installed on the waste
line and maintained by the property owner. There shall be a separate
sanitary waste line that will connect to the sewer lateral downstream of the
GCD. All other waste lines shall be drained through the grease trap. The
GCD may be located inside of the building per County Heaith Department
requirements. Prior to City permit issuance, trap location must be approved
by the Orange County Health Department as evidenced by their stamp on the
plans. Owner shall maintain comprehensive GCD maintenance records and
shall make them available to the City of Garden Grove upon demand.
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37. Food grinders {(garbage disposal devices) are prohibited within the
commercial part of the unit per Ordinance 6 of the Garden Grove Sanitary
District Code of Regulations.

Building Services Division

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

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

Planning Services Division

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

42.

43.

a4,

45,

46.

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

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

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

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

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

All landscaping shall be consistent with the landscape requirements set forth
and/or incorporated in the Garden Grove Municipal Code. The developer shall
submit a complete landscape plan governing the entire development. The
landscape irrigation plans shall include type, size, location and quantity of all
plant material. The landscape plan shall include irrigation plans and staking
and planting specifications. All landscape irrigation shall comply with the
City's Landscape Ordinance, associated Water Efficiency Guidelines and all
recent applicable revisions from the State of California on water conservation
measures shall be to the landscape plans. The landscape plan is also subject
to the following:
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a. A complete, permanent, automatic remote control irrigation system shall
be provided for all landscaping areas shown on the plan. The sprinklers
shall be low flow/precipitation sprinkier heads for water conservation.

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

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

d. Landscaping along Garden Grove Boulevard shall match the landscape
requirements of the Garden Grove Mixed Use Zones. Off-site landscaping
shall include 4-0" x 8’-0" planters with canopy trees spaced 30’-0" apart
on center with an under planting of shrubs and flowering ground cover.
Plant materials within the public right-of-way shall be determined by the
City’s Public Work’s Department. On-site landscaping shali include both
columnar and canopy trees. Columnar trees (minimum height at maturity
of 45”-0") shall be planted within 10’-0 of the public right-of-way and
shall be placed at regular intervals and no more than 407-0" on center.
On-site canopy trees shall be planted at a ratio of at least one tree for
every 50’-0” of the Garden Grove Boulevard street frontage. The on-site
front yard landscape area shall also include shrubs and flowering ground
covers. All on and off-site canopy trees shall be a minimum size of
24-inch box. Columnar trees shall be a minimum of 25'-0” tall. Should
palm trees be proposed, the brown trunk height of the palm trees shall be
25'-0",

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

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

g. The landscape plan shall incorporate and maintain for the life of the
project those means and methods to address water run-off also identified
as Low Impact Development provisions, which address water run-off.
This is also to be inclusive of any applicable Water Quality Management
Plan (WQMP), the Orange County Drainage Area Management Plan
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47.

48,

49,

50.

51.

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

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

Hours and days of construction and grading shall be as follows as set forth in
the City of Garden Grove's Municipal Code Section 8.47.010 referred to as

the County Noise Ordinance as adopted:

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

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

Construction activities shall adhere to SCAQMD Ruie 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 vehicies instead of gasoline or diesel powered
equipment, where feasible, Also, the use of solar or low-emission water
heaters, the use of low-sodium parking lot lights, and to ensure compliance
with Title 24,

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

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

53.

54.

55.

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

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

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

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

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

umbrelias.

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

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

Certificate of Occupancy.
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56,

57.

58.

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

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

The applicant shall, as a condition of Project approval, at its sole expense,
defend, indemnify and hold harmless the City, its officers, employees, agents
and consultants from any claim, action, or proceeding against the City, its
officers, agents, employees and/or consuitants, which action seeks to set
aside, void, annul or otherwise challenge any approval by the City Council,
Planning Commission, or other City decision-making body, or City staff action
concerning Site Plan No. SP-022-2016, Conditional Use Permit No.
CUP-065-2016, Lot Line Adjustment No. LLA-011-2016, and/or the
associated Development Agreement (collectively, the "Project entitlements").
The applicant shall pay the City’s defense costs, including attorney fees and
all other litigation related expenses, and shall reimburse the City for court
costs, which the City may be required to pay as a result of such defense.
The applicant shall further pay any adverse financial award, which may issue
against the City including but not limited to any award of attorney fees to a
party challenging such project approval. Notwithstanding the foregoing, in
the event any legal action or proceeding is filed against the City and/or
applicant, seeking to attack, set aside, void or annul any of the Project
entitlements, applicant shall have the right and obligation to either: (1)
defend the City with legal counsel mutually selected by the applicant and the
office of the City Attorney; or (2) request that the City rescind the Project
entitlements and mutually terminate the Development Agreement , in which
case the applicant would have no obligation to defend or indemnify the City;
however, applicant shall reimburse the City for any costs Incurred or
assessed against the City as a result of the filing of such legal action or
proceeding, provided the City acts promptly to rescind the Project
entitlements.

Garden Grove Fire Department

59.

60.

61.

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

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

Fire hydrants shall meet the specification as outline by the Fire Chief and the
City's Water Department.
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62. Fire hydrants shall be spaced in accordance to the California Fire Code and at
the directions from the City of Garden Grove’s Fire Department.

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

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

Fire Code Section 8704.3.

65. Applicant, developer, or contractor shall provide Fire Apparatus access on the
sire prior to any flammable material is placed on-site,
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Dated:

DEVELOPMENT AGREEMENT NO. DA-002-2016
SP-022-2016, CUP-065-2016, and LLA-011-2016
(Tony Lam and Jennie Do)

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

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

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




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

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

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

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

DEVELOPER represents that it owns the PROPERTY in fee.

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

AGREEMENT
THE PARTIES MUTUALLY AGREE AS FOLLOWS:

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

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




Density/Intensity. The density or intensity of the PROJECT is as follows:
4-story, work/live development consisting of 10 units with related
improvements on a .69 acre site.

Maximum Height and Building Size. The maximum height and building sizes
are as follows: The maximum building height shall be four (4) stories with an

overall height not to exceed 46-9” and the building area is comprised of 10
work/live units ranging in size from 2,330 square feet to 3,168 square feet, as
indicated on the site plan and elevations.

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

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

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

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

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

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

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

3




10.

11.

12.

13.

14.

15.

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

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

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

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

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

B. Mutual agreement of the parties.

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

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

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




16.

17.

18.

19.

20.

21.

22,

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

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

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

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

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

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

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

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

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

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




23.

24,

25,

26.

27.

28.

Authority to Execute. The persons executing this Agreement on behalf of the

parties warrant that they are duly authorized to execute this Agreement and
that by executing this Agreement, the parties are formally bound.

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

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

Statute.

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

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

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




29.

30.

31.

32.

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

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

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

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

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

[SIGNATURES ON FOLLOWING PAGE]




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

day and year shown below.

Date:

ATTEST:

CITY CLERK

DATE:

APPROVED AS TO FORM:

Garden Grove City Attorney

Date:

“CITY”

CITY OF GARDEN GROVE,
municipal corporation

a

By:
Its:

"DEVELOPER"
TONY LAM, an individual

By:

Date:

(Signature must be notarized.)

JENNIE DO, as Trustee of Jennie Do

Revocable Trust

By:

Date:

(Signature must be notai‘ized.)

If DEVELOPER is a corporation, a

Corporate Resolution and/or Corporate

Seal is required. If a partnership,
Statement of Partnership must be
submitted to CITY.




EXHIBIT “A"

LEGAL DESCRIPTION OF PROPERTY

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

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

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

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

COUNTY.

PARCEL 3

LOTS 9 AND 10 OF TRACT NO. 412 IN THE CITY OF GARDEN GROVE, COUNTY OF
ORANGE, STATE OF CALIFORNAI, AS PER MAP RECORDED IN BOOK 16, PAGE 17 OF
MISCELLANEOUS MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID

COUNTY.




EXHIBIT “"B"”

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

GARDEN GROVE, CALIFORNIA

GARPEN GROVE

LEAD AGENCY:

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

REPORT PREPARED BY:

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

APRIL 12, 2016
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1. OVERVIEW OF THE PROJECT

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

2. FINDINGS OF THE ENVIRONMENTAL ASSESSMENT

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

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

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

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

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

3. FINDINGS RELATED TO MITIGATION MONITORING

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

e A mitigation monitoring and reporting program will be required;

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

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

4. MITIGATION MEASURES

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

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

MITIGATION MONITORING & REPORTING PROGRAM o PaGE3
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disturbance activities. Ground disturbance is defined by the Tribal Representatives from the Gabrielino
Band of Mission Indians, Kizh Nation as activities thatinclude, but are not limited to, pavernent removal,
pot-holing or auguring, boring, grading, excavation, and trenching, within the project area. The
monitor(s) must be approved by the tribal representatives and will be present on-site during the
construction phases that involve any ground disturbing activities. The Native American Monitor will
complete monitoring logs on a daily basis. The logs will provide descriptions of the daily activities,
including construction activities, locations, soil, and any cultural materials identified. The Monitor will
photo-document the ground disturbing activities. The monitors must also have Hazardous Waste
Operations and Emergency Response (HHAZWOPER) certification. In addition, the monitors will be
required to provide insurance certificates, including liability insurance, for any archaeological resource(s)
encountered during grading and excavation activities, pertinent to the provisions outlined in the California
Environmental Quality Act, California Public Resources Code Division 13, Section 21083.2 (a) through (k).
The on-site monitoring shall end when the project site grading and excavation activities are completed, or
when the monitor has indicated that the site has a low potential for archeological resources.

5. MITIGATION MONITORING

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

TABLE 1
MITIGATION-MONITORING PROGRAM
Measure Eﬂf;)gl'gﬁglyent Moli]ﬁ;(;l'elng Verification
Date:
Mitigation Measure No. 1 (Cultural Resources Impacts).
The project building contractors will be required to obtain the Name & Title:
services of a qualified Native American Monitor during
construction-related ground disturbance activities. Ground
disturbance is defined by the Tribal Representatives from the
Gabrielino Band of Mission Indians, Kizh Nation as activities that
include, but are not limited to, pavement removal, pot-holing or
auguring, horing, grading, excavation, and trenching, within the Prior to the start
project area. The monitor{s) must be approved by the tribal City of Garden of any
representatives and will be present on-site during the Grove Community construction
construction phases that involve any ground disturbing activities. Development related activities
The Native American Monitor will complete monitoring logs on a Department and .
daily basis. The logs will provide descriptions of the daily the Gabrielino Mitigation ends
activities, including construetion activities, locations, soil, and B . . when eround
) e N and of Mission &
any cultural materials identified. The Monitor will photo- - ! disturbance is
document the ground disturbing activities. The monitors must Indians, Kizh oman] -
also have Hazardous Waste Operations and Emergency Response Nation comp .eted of
(HAZWOPER) certification. In addition, the monitors wil be . otherwise noted
required to provide insurance certificates, including Hability by the tr lbf'ﬂ
insurance, for any archaeological resource{s) encountered during representative.
grading and excavation aetivities, pertinent to the provisions
outlined in the California Environmental Quality Act, California
Public Resources Code Division 13, Section 21083.2 (a) through
(k). The on-site monitoring shall end when the project site
grading and excavation activities are completed, or when the
monitor has indicated that the site has a low potential for
archeological resources.
MITIGATION MONITORING & REPORTING PROGRAM @ PAGE4
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MITIGATED NEGATIVE DECLARATION
~ AND INITIAL STUDY

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

LEAD AGENCY:

CITY OF GARDEN GROVE
COMMUNITY DEVELOPMENT DEPARTMENT
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HACIENDA HEIGHTS, CALIFORNIA 91745
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A

GARDEN GROVE
MITIGATED NEGATIVE DECLARATION

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

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

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

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

Cortese List: The project [ does M does not involve a site located on the Cortese list.

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

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

Mitigation Measure No. 1 (Cultural Resources Impacts). The project building contractors will be
required to obtain the services of a qualified Native American Monitor during construction-related
ground disturbance activities. Ground disturbance is defined by the Tribal Representatives {rom the
Gabrielino Band of Mission Indians, Kizh Nation as activities that include, but are not limited to,
pavement removal, pot-holing or auguring, boring, grading, excavation, and trenching, within the
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project area. The monitor(s) must be approved by the tribal representatives and will be present on-site
during the construction phases that involve any ground disturbing activities. The Native American
Monitor will complete monitoring logs on a daily basis. The logs will provide descriptions of the daily
activities, including construction activities, locations, soil, and any cultural materials identified. The
Monitor will photo-document the ground disturbing activities. The monitors must also have
Hazardous Waste Operations and Emergency Response (HAZWOPER) certification. In addition, the
monitors will be required to provide insurance certificates, including liability insurance, for any
archaeological resourcé(s) encountered during grading and excavation activities, pertinent fo the
provisions outlined in the California Environmental Quality Act, California Public Resources Code
Division 13, Section 21083.2 {a) through (k). The on-site monitoring shall end when the project site
grading and excavation activities are completed, or when the monitor has indicated that the site has a
low potential for archeological resources.
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ENVIRONMENTAL CHECKLIST FORM
1. PROJECT TITLE: Mixed-Use Development (10641 & 10661 Garden Grove Blvd. and 10642 Pearl St.).

2. LEAD AGENCY:

City of Garden Grove

11222 Acacia Parkway

P.O. Box 3070

Garden Grove, California 92840

3. CONTACT PERSON:

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

(714) 741-5312

4. PROJECT LOCATION:

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

5. PROJECT SPONSOR:

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

6. ENVIRONMENTAL SETTING:

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

Street frontage.
7. GENERAL PLAN DESIGNATION:

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

ENVIRONMENTAL CHECKLIST FORM » PAGEQ
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8. ZONING:

The project site is zoned AR (Adaptive Reuse). The properties located to the north, east, and west are also
zoned AR. The parcels located to the south of the project site, along the south side of Garden Grove
Boulevard, are zoned GGMU3 (Garden Grove Mixed Use 3). No Zone Change is required to accommodate
the proposed use.

9. DESCRIPTION OF PROJECT:

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

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

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

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED:

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

O | Aesthetics Q ﬁgmcu%ture & Forest O | Air Quality
es0urces
0O | Biological Resources v’ | Cultural Resources 8 | Geology & Soils
. Hazards & Hazardous . .
O | Greenhouse Gas Emissions a Materials U | Hydrology & Water Quality
O | Land Use & Planning O | Mineral Resources U | Noise
1 | Population & Planning O | Public Services (3 | Recreation
g | Lransportation & O | Utilities & Sexrvice Systems | U N.Ian.d atory Findings of
Circulation Significance
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DETERMINATION

1 find that the proposed projeet COULD NOT have a significant effect on the environment, and a

Q
NEGATIVE DECLARATION will be prepared.

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

I find that the proposed project MAY have a significant effect on the environment, and an

a
ENVIRONMENTAL IMPACT REPORT is required.
I find that the proposed project MAY have a “potentially significant impact” or “potentiaily
significant unless mitigated” impact on the environment, but at least one effect 1) has been

o adequately analyzed in an earlier document pursuant to applicable legal standards, and 2) has been

addressed by mitigation measures based on the earlier analysis as described on attached sheets. An
ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the effects that remain
to be addressed.

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

Signature: . Date:

Printed Name For:
City of Garden Grove
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EVALUATION OF ENVIRONMENTAL IMPACTS:

1.

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

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

operational impacts.

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

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

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

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

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

analysis.

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

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

statement is substantiated.
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7. Supporting Information Sources: A source list should be attached, and other sources used or
individuals contacted should be cited in the discussion.

8. This is only a suggested form, and lead agencies are free to use different formats; however, lead
agencies should normally address the questions from this checklist that are relevant to a proj ect’s
environmental effects in whatever format is elected.

9. The explanation of each issue should identify:
a) The significance criteria or threshold, if any, used to evaluate each question; and,
1) The mitigation measure identified, if any, to reduce the impact to less than significant.

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

fs

GARDEN GROVE
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SECTION 1 INTRODUCTION
1.1 PURPOSE OF THE INITIAL STUDY

This Initial Study evaluates the environmental impacts associated with the construction and subsequent
occupancy of ten work-live units within a 0.6g-acre site. The project’s implementation will necessitate the
removal of an existing single-family unit fronting on Pearl Street and two existing commercial structures
located along the Garden Grove Boulevard frontage. The new building will consist of four levels and will
have a maximum height of approximately 47 feet. The total gross floor area of the new building will be
28,424 square feet. A total of 32 parking spaces, including two ADA stalls, will be provided. Access to the
project will be provided by a driveway connection on the north side of Garden Grove Boulevard and a
second driveway connection on the south side of Pearl Street. Landscaping, totaling 4,410 square feet or
14.7% of the site area, will be provided along the project site’s Garden Grove Boulevard frontage and
around the rear parking area.! The proposed project is described further in Section 2.

The proposed development is considered to be a project under the California Environmental Quality Act
(CEQA).2 The City of Garden Grove is the designated Lead Agency for the proposed project and the City
will be responsible for the project's environmental review. Section 21067 of CEQA defines a Lead Agency
as the public agency that has the principal responsibility for carrying out or approving a project that may
have a significant effect on the environment.3 The project Applicants are Mr. Lam and Ms. Jennie Do, with
offices located at 9741 Bolsa Avenue, Suite 201, Westminster, California 92883.

As part of the proposed project's environmental review, the City of Garden Grove authorized the
preparation of this Initial Study.4 The primary purpose of CEQA is to ensure that decision-makers and the
public understand the environmental impacts of a specific action or project. The purpose of this Initial
Study is to ascertain whether the proposed project will have the potential for significant adverse impacts
on the environment. Pursuant to the CEQA Guidelines, additional purposes of this Initial Study include

the following:

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

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

proposed project;
¢ To eliminate unnecessary EIRs; and,

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

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

2 California, State of, Title 14. California Code af Regulations. Chapter 3. Guidelines for the Implementation of the California
Environmmental Quality Act (CEQA Guidelines). § 150606 (b).

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

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

1.2 INITIAL STUDY’S ORGANIZATION

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

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

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

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

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

e Section 5 References, identifies the sources used in the preparation of this Initial Study.
1.3 INITIAL STUDY CHECKLIST

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

s California, State of. California Public Resources Code. Division 13, Chapter 2.5, Definitions. Chapter 2.6, Section 2109(b). 2000.
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Table 1-1

Initial Study Checklist

Section

Description of Issue

Potentially
Significant
Impact

Less than
Significant
Impact with
Mitigation

Less Than
Significant
Impaet

No
Impact

Sceon 5 Aestheticmpacts

1.1.A

Would the project have a substantial adverse effect ona
scenic vista?

3.1.B

Would the project substantially damage scenic resources,
including, but not limited to, trees, rock outeroppings,
and historic buildings within a State scenic highway?

Would the ptoject substantiatly degrade the existing
visual character or quality of the site and its
surroundings?

3.1D

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

“Section

3.2 Agricultural & Forestry ResourcesImpacts

3.2.A

‘Wonld the project convert Prime Farmiand, Unique
Farmland, or Farmland of Statewide Importance
(Farmiand), as shown on the maps prepared pursuant to
the Farmland Mapping and Monitoring Program of the
California Rescurces Agency, to non-agricultaral use?

3.2.B

Would the project conflict with existing zoning for
agricultural use, or a Williamson Act Contract?

3.2.C

Would the project conflict with existing zoning for or
cause rezoning of, forest land {as defined in Public
Resources Code section §12220(g)), timberland {as
defined by Public Resources Code section §4526), or
timberland zoned Timberland Production (as defined by
Government Code section §51104(g))?

3.2.D

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

1.2.E

Would the project involve other changes in the existing
environment which, due to their loeation or nature, could
result in the conversion of farmiand to non-agriculturat
use ot the conversion of forest land to a non-forest use?

3.3.A

Would the project conflict with or obstruct
implementation of the applicable air quality plan?

3.3.B

Would the project violate any air quality standard or
contribute substantiafly to an existing or projected air
guality violation?

INITIAL STUDY ® SECTION 1. INTRODUCTION
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Table 1-1

Initial Study Checklist

Section

Description of Issue

Potentially
Significant
Impact

Less than
Significant
Impact with
Mitigation

Less Than
Significant
Impaect

No
Impact

3.3.C

Would the project result in a cumalatively considerable
net increase of any criteria pollutant for which the project
region is non-attainment under an applicable Federal or
State ambient air quality standard (including releasing
emissions which exceed quantitative thresholds for ozone
preeursors)?

3.3.D

Would the project expose sensitive receptors to
substantial pollutant concentrations?

3.3.E

Would the project create objectiorable odors affecting a
substantial number of people?

“Section 3.4 Biological Resources Tmpacts .

3.4.A

Would the project, either divectly or through habitat
modifications, have a substantial adverse effect on any
species identified as a candidate, sensitive, or special
status spectes in local or regional plans, policies, or
regulations, or by the California Department of Fish and
wildlife or U. S. Fish and Wildlife Service?

3.4.B

Would the project have a substantial adverse effect on any
ripatian habitat or other sensitive natural communities
identified in local or regional plans, policies, regulations
or by the California Department of Fish and Wildlife or
1.8, Fish and Wildlife Service?

3.4.C

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

3.4.D

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

3.4.E

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

34.F

Would the project conflict with the provisions of an
adopted Habitat Conservation Plan, Natural Community
Conservation Plan, or other approved local, regional or
State habitat conservation plans?

Section

350ultural Resources .':I:I_:I:;pac'ts RiERis

3.5.A

Wold the project cause a substantial adverse change in
the significance of a historical resource as defined in
§15064.5 of the CEQA Guidelines?

INITIAL STUDY # SECTION 1. INTRODUCTION
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Table 1-1

Initial Study Checklist

Section

Description of Issue

Potentially
Significant
Impact

Less than
Significant
Impact with

Mitigation

Less Than
Significant
TIimpact

No
Impact

2.5.B

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

X

35.C

Would the project, directly or indirectly, destroy a unique
pafeontological resource, site, or unique geologic feature?

3.5.D

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

“Section 3.6 Geology & Soils Impacts

3.6.A

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

3.6.B

Would the project result in substantial soil erosion or the
loss of topsoil?

3.6.C

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

3.6.D

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

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

7 Greenhouse Gas Emlssmnslmpacts :

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

3.7.B

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

Section 3.8 Hazards & Hazardous Materials Impacts

3.8.A

Would the project create a significant hazard to the public
or the environment through the routine transport, use, or
disposal of hazardous materials?
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Table 1-1 -
Initial Study Checklist

Section

Description of Issue

Potentially
Significant
Impact

Less than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

Impact

3.8.B

Wouid the project create a significant hazard to the public
or the environment or result in reasonably foresceable
upset and accident conditions involving the release of
hazardous materials into the environment?

28.C

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

3.8.D

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

3.8.E

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

3.8.F

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

3.8.G

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

3.8.H

Would the project expose people or structuresto a

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

Section 3.9 Hydrology & Water Quality Impacts

3.9.4A

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

398

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

349.C

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

s Less than
Potentially Significant

Section Description of Issue Significant Impact with
Impact Mitigation

Less Than
Significant
Impact

Impact

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

Would the project create or contribute runoff water,
which would exceed the capacity of existing or planned
3.9.E storm water drainage systems or provide substantial
additional sources of polluted runoff?

Would the project otherwise substantiaily degrade water
3.9.F guality?

‘Would the project place housing within a 100-year flood
hazard area as mapped on a Federal Flood Hazard
396 Boundary, Flood Insurance Rate Map, or other flood
hazard delineation map?

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

Would the project expose people or structurestoa
3.9.I significant risk of loss, injury, or death involving flooding,
as a result of the failure of a levee or dam?

Would the project result in inundation by seiche, tsunami,
3:94 or mudflow?

Section 3.10 Land Use & Planning Impacts- -

‘Would the project physically divide an established

3.10.A community?

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

3.10.B

Would the project conflict with any applicable habitat

310.C conservation or natural community conservation plan?

Section 3.1 Mineral Resources Impacts -

Would the project result in the loss of availability of a
3.I11LA known mineral resdurce that would be of value to the
region and the residents of the State?

Would the project result in the loss of availability of a
locally-important mineral resource recovery site

3.11.B delineated on a local general plan, specific plan, or other
land use plan?
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Table 1-1

Initial Stedy Checklist

Section

Description of Issue

Potentially
Significant
Impact

Less than
Significant
Impaect with
Mitigation

Less Than
Significant
Impact

No
Impact

‘Section 3.12 Noise Impacts =~

3.12.4

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

3.12.B

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

3,12,C

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

3.12.D

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

q.12.E

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

q.12.F

For a project within the vicinity of a private airstrip,
would the project expose people residing or working in
the project area to excessive noise Ievels?

Section 3.13 Population & Housing Impacts

3.13.A

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

3.13.B

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

3.13.C

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

 Section 3.14 Public Services Impacts | -

3.14.A

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

Initial Study Checllist

Section

Description of Issue

Potentially
Significant
Impact

Less than
Significant
Impact with
Mitigation

Less Than
Significant
Impact

Impact

3.14.B

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

3.14.C

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

3.14.D

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

3.14.E

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

 Section 3.15 Recreation Impacts -

other performance objectives in other public facilities?

3.15.A

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

3.15.B

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

Section 3.16 Transportation & Circulation Impacts

3.16.A

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

Initial Study Checllist

Section

Description of Issue

Potentially
Significant
Impact

Less than
Significant
Impact with
Mitigation

Less Than
Significant

Impact Impact

3.16.B

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

3.16.C

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

3.16.D

Would the project substantially inerease hazards dueto a
design feature (e.g., sharp curves or dangerous
intersections) or incompatible uses (e.g., farm
equipment)?

3.16.E

‘Would the project result in inadequate parking capacity?

3.16.F

Would the project result in inadequate emergency access?

3.16.G

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

3.17.A

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

3.17.B

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

3.17.C

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

3.17.D

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

3.17.E

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

3.17.F

Would the project be served by a landfill with sufficient
permitted capacity to accommodate the project’s solid
waste disposal needs?
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Table 1-1
Initial Study Checklist

. Less than
Potentially Significant

Section Description of Issue Si;’;niﬁ.(:i‘itnt Impact with
mpac Mitigation

Less Than
Significant

Tmpact Impact

Would the project comply with Federal, State, and local X
317.G statutes and regulations related to solid waste?

Setion 3,48 Mandatory Findings of Sigoificance. Tie aprovel ad suseqient nementatonf o proposed

Does the project have the potential to degrade the quality
of the environment, substantially reduce the habitat ofa
fish or wildlife species, cause a fish or wildlife population
to drop below self-sustaining levels, threaten to eliminate X
318.4 a plant or animal commueinity, reduce the number or
restrict the range of a rare or endangered plant or animal
or eliminate important examples of the major periods of
California history or prehistory?

Does the project have impacts that are individually
limited, but cumulatively considerable? (“Cumulatively
considerable” means that the incremental effects of 3 X
318.B project are considerable when viewed in connection with
the effocts of past projects, the effects of other current
projects, and the effects of probable future projects)?

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

Ll

GARDEN GROVE
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SECTION 2 PROJECT DESCRIPTION

2.1 PROJECT LOCATION

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

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

2.2 ENVIRONMENTAL SETTING

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

The project site is designated as Industrial/Residential Mixed Use 2 in the City of Garden Grove General
Plan. The properties located on either side of the project site and to the north are also designated as
Industrial/Residential Mixed Use. Finally, the properties located to the south and opposite the project
site, on the south side of Garden Grove Boulevard, are designated as Light Commercial. The project site is
zoned AR (Adaptive Reuse). The properties that surround the project site continuing north are also zoned
AR The parcels located to the south of the project site, along the south side of Garden Grove Boulevard,
are zoned GGMU3 (Garden Grove Mixed Use 3).

s United States Geological Survey and Microsoft Research Maps. The National Map, Garden Grove, Calijfornia.

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

8 Ihid.
v Blodgett Baylosis Environmental Planning, Site Survey (Survey were completed on August 24 and 27, 2015.)

w0 George Behnam, Architect, Design Package [Mixed Use Development], 10641 & 10661 Garden Grove Blod. & 10642 Pearl St.
April 21, 2015.
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i

Project Area

EXHIBIT 2-1
REGIONAL LOCATION MAP

SOURCE: QUANTUM GIS, 2015
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T

EXHIBIT 2-2
CITYWIDE MAP

SOURCE: QUANTUM GIS, 2015
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VICINITY MAP

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

SOURCE: GOOGLE
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View of vacant business along the Garden Grove Blvd. frontage (10641 Garden
Grove Blvd.). This building will be demolished to accommodate the project.

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

EXHIBIT 2-5
PHOTOGRAPHS OF THE PROJECT SITE

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

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

EXHIBIT 2-6
PHOTOGRAPHS OF THE PROJECT SITE

SOURCE: BLODGETT BAYLOSIS ENVIRONMENTAL PLANNING, 2015
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View along Pearl St., looking east.

EXHIBIT 2-7
PHOTOGRAPHS OF THE PROJECT SITE

SOURCE: BLODGETT BAYLOSIS ENVIRONMENTAL PLANNING, 2015
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2.3 PROJECT DESCRIPTION

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

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

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

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

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

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

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

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

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

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

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

Other project elements are described below.:2

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

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

driveway connection on the south side of Pear] Street.

» Landscaping, totaling 4,410 square feet or 14.7% of the site area, will be provided along the project
site’s Garden Grove Boulevard frontage and around the rear parking area. A total floor area of
2,500 square feet consisting of outside terrace area will be centrally located on the third level.

A conceptual site plan for the proposed project is provided in Exhibit 2-8. Floor plans are illustrated in
Exhibit 2-9 and 2-10. Building elevations are provided in Exhibit 2-11. The proposed project is
summarized below in Table 2-1,

Table 2-1
Summary of Proposed Project

Project Element Description
Land Area of Project Site 0.69 acre (30,056 sq. ft.}

Building Floor Area (Total) 28,424 sq. ft.

Land Use 10 live work units (residential}
Residential 10 work-live rental units,
Parking 32 parking stalls

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

12 George Behnam, Architeet. Design Package [Mixed Use Development], 10641 & 10661 Garden Grove Blvd. & 10642 Pearl St, April
21, 2015.
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EXHIBIT 2-8
SITE PLAN

SOURCE: GEORGE BEHNAM, ARCHITECTS
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EXHIBIT 2-9
FLOOR PLAN — FIRST AND SECOND FLOORS

SOURCE: GEORGE BEHNAM, ARCHITECTS
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EXHIBIT 2-10
FLOOR PLANS — THIRD AND FOURTH FLOORS
SOURCE: GEORGE BEHNAM, ARCHITECTS
PAGE 39

INITIAL STUDY  SECTION 2, PROJECT DESCRIPTION




CITY OF GARDEN GROVE ® MITIGATED NEGATIVE DECLARATION & INETIAL STUDY
MIXED-USE DEVELOPMENT # 10641 & 10661 GARDEN GROVE BLVD. & 10642 PEARL ST,

& HH B N G IS
] | g -!.-ﬂE 4— -HEHH— :k A e -“m"”"'ff?l' _l_ + & +

GARDEN QROVE BILVD ELEVATION

[
e 5 e s

B o

qs

LIPIRIE LI E SR AP

H

ZGAR BANAGT TIRET 0D UATT]-

SIRE ELEVATIOQONIS

EXHIBIT 2-11
BUILDING ELEVATIONS

SOURCE! GEORGE BEHNAM, ARCHITECTS
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2.4 PROJECT CONSTRUCTION CHARACTERISTICS

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

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

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

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

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

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

2.5 OBJECTIVES OF THE PROJECT

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

e To further facilitate new residential infill development as a means to provide new housing
opportunities for various income groups;

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

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

» To facilitate the development of a blighted, underntilized property;

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

e To realize a fair return on investment.
2,6 DISCRETIONARY ACTIONS

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

» The approval of a lot line adjustment;

INITIAL STUDY  SECTION 2. PROJECT DESCRIPTION PAGE 41




CITY OF GARDEN GROVE @ MITIGATED NECGATIVE DECLARATION 8 INITIAL STUDY
MIxXED-USE DEVELOPMENT @ 10641 & 10661 GARDEN GROVE BLVD. & 10642 PEARL ST.

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

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

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

GARDEN GROVE
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SECTION 3 ENVIRONMENTAL ANALYSIS

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

e Hydrology & Water Quality (Section 3.9);
¢ Land Use & Planning (Section 3.10);
e Mineral Resources (Section 3.11);

¢ Aestheties (Section 3.1);
e Agricultural & Forestry Resources (Section

3'_2) ; ) ) & Noise (Section 3.12);

¢ Afr Qu.ahty (Section 3.3); ) e Population & Housing {Section 3.13);

e Biological Resources (Section 3.4); o Public Services (Section 3.14);

o Cultural Rescurces (Section 3.5); « Recreation (Section 3.15);

* Geology & Soils (Section 3.6); » Transportation (Section 3.16);

e Greenhouse Gas Emissions (Section 3.7); o Utilities (Section 3.17); and

e Hazards & Hazardous Materials (Section
3.8);

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

s Mandatory Findings (Section 3.18).

e NoImpact. The proposed project will not result in any adverse environmental impacts.

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

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

s Potentially Significant Impact. The proposed project may result in environmental impacts
that are significant. This finding will require the preparation of an environmental impact
report (EIR). '
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3.1 AESTHETIC IMPACTS
3.1.1 THRESHOLDS OF SIGNIFICANCE

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

e A substantial adverse effect on a scenic vista;

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

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

surroundings; or,

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

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

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

along Pearl Street.

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

13 George Behnam, Architcct, Design Package fMixed Use Development], 10641 & 10661 Gurden Grove Blud. & 10642 Pearl St.
April 21, 2015.

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

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

implementation.

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

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

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

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

5 George Behnam, Architect. Design Package fMived Use Development], 16641 & 10661 Garden Grove Blud. & 10642 Pearl St,
April 21, 2015.

16 The historical significance of the site and the potential impacts are evaluated herein in Section 3.5.

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

The analysis determined that the proposed project would not result in any aesthetic impacts. As a
result, no mitigation is required.
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3.2 AGRICULTURE & FORESTRY RESOURCES IMPACTS

3.2.1 THRESHOLDS OF SIGNIFICANCE

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

e The conversion of Prime Farmland, Unique Farmland, or Farmland of Statewide Importance;
e A conflict with existing zoning for agricultural use or a Williamson Act Confract;

e A conflict with existing zoning for, or cause rezoning of, forest land (as defined in Public
Resources Code section §12220(g}}, timberland (as defined by Public Resources Code section
§4526), or timberland zoned Timberland Production (as defined by Government Code section

§51104(g));

o The loss of forest land or the conversion of forest land to a non-forest use; or,

e Changes to the existing environment that due to their location or nature may result in the
conversion of farmland to non-agricultural uses,

3.2.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A,

Would the project convert Prime Farmland, Unique Farmland, or Farmland of Statewide
Importance (Farmland), as shown on the maps prepared pursuant fo the Farmland Mapping
and Monitoring Program of the California Resources Agency, to non-agriculiural use? « No

Impact.

No agricultural activities are located within the project site or within the adjacent parcels (refer to
Exhibit 3-1). The project site and the surrounding area are underlain by the Hueneme-Bolsa Soils
Association.®® In the urbanized areas of Orange County, this scil is not considered to be a prime
farmland soil, unique farmland soil, or a sofl of statewide importance. As a result, no impacts will
occur as part of the project site’s development.

B. Would the project conflict with existing zoning for agriculiural use or a Williamson Act Contract?

e No Impact.

No agricultural activities are located within the project site or in the surrounding area. In addition, the
project site is not zoned for an agricultural use.”? Finally, the project site is not subject to a Williamson
Act Contract.?® As a result, no impacts on existing Williamson Act Contracts will result.

18

United States Department of Agriculture. Soil Survey of Orange County and Western Park of Riverside County. 1969.

 City of Garden Grove. City of Garden Grove Zoning Map. hitp://wwi.ci.garden-grove.cans/ comimdev/ mapreom. Site

20

accessed August 24, 2015.

State of California. The California Land Conservation {Williumson) Act, 2010 Status Report, November 2010.
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EXHIBIT 3-1
EXISTING LAND COVER

SOURCE: BLODGETT BAYLOSIS ENVIRONMENTAL PLANNING, 2015
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C. Would the project conflict with existing zoning for or cause rezoning of, forest land (as defined in
Public Resources Code section $12220(g)), timberland (as defined by Public Resources Code
section §4526), or timberland zoned Timberland Production (as defined by Government Code
section §51104(g))? « No impact.

The City of Garden Grove and the project site are located in the midst of a larger urban area and no
forest lands are located within the City or within this portion of Orange County {refer to Exhibit 3-1j.
In addition, the project site is not zoned for a forestland use.?! As a result, no impacts on forest land or

timber resources will result from the proposed project's implementation.

D. Would the project result in the loss of forest land or the conversion of forest land to a non- forest

use? e No Impact.

As indicated in the previous section, no forest lands will be affected by the proposed project. As a
result, there will not be any loss or conversion of existing forest lands and no impacts will result from

the project's implementation.

E. Would the project involve other changes in the existing environment that, due to their location or
nature, may result in conversion of Farmland to non-agricultural use or the conversion of forest
land to a non-forest use? ¢ No Impact.

No agricultural activities or farmland uses are located on the project site or in the surrounding area.2?
The proposed project will not invelve the conversion of any existing farmland area to urban uses and,
as a result, no impacts are anticipated.

3.2.3 MITIGATION MEASURES

The analysis of agricultural and forestry resources indicated that no impacts on these resources would
occur as part of the proposed project's implementation. As a result, no mitigation is required.

2t City of Garden Grove, City of Garden Grove Zoning Map. hitp://www.ci.garden-grove.ca.us/ commdev/ maproom. Site
accessed August 24, 2015.

22 Blodgett Baylosis Environmental Planning. Site Survey. (Survey were completed on August 24 and 27, 2015).
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3.3 AIR QUALITY IMPACTS
3.3.1 THRESHOLDS OF SIGNIFICANCE

According to the City of Garden Grove, acting as Lead Agency, a project will normally be deemed to
have a significant adverse environmental impact on air quality, if it results in any of the following:

e A conflict with the obstruction of the implementation of the applicable air quality plan;

e Aviolation of an air quality standard or substantial contribution to an existing or projected air

quality violation;

s A cumulatively considerable net increase of any criteria pollutant for which the project region
is in non-attainment under an applicable Federal or State ambient air quality standard;

» The exposure of sensitive receptors to substantial pollutant concentrations; or,
e The creation of objectionable odors affecting a substantial number of people.

The South Coast Air Quality Management District (SCAQMD) has established quantitative thresholds
for criteria pollutants that include the following:

e Ozone (0,) is a nearly colorless gas that irritates the lungs, damages materials, and vegetation.
0, is formed by photochemical reaction (when nitrogen dioxide is broken down by sunlight).

s  Carbon monoxide (CO), a colorless, odorless toxic gas that interferes with the transfer of
oxygen to the brain, is produced by the incomplete combustion of carbon-containing fuels
emitted as vehicle exhaust.

e Nitrogen dioxide (NO:) is a yellowish-brown gas, which at high levels can cause breathing
difficulties. NQ., is formed when nitric oxide (a pollutant from burning processes) combines

with oxygen.

s Sulfur dioxide (S0,)} is a colorless, pungent gas formed primarily by the combustion of sulfur-

containing fossil fuels.

&  PM,, and PM,; refers to particulate matter less than ten microns and two and one-half
microns in diameter, respectively. Particulates of this size cause a greater health risk than
larger-sized particles since fine particles can more easily be inhaled.

The California Air Resources Board (CARB) has also established ambient air quality standards for six of
the pollutants regulated by the EPA (CARB has not established standards for PMz).»3 Table 3-1 lists
the current National and State ambient air quality standards for each criteria pollutant,

23 South Coast Air Quality Management District, Final 2007 Air Quality Plan, Adopted June 2607.
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Table 3-1
National and California Ambient Air Quality Standards
Pollutants National Standards State Standards
Lead {Pb) 1.5 ug/ms(calendar quarter) 1.5 ug/ma (3o-day average)
Sulfur Diexide {Soz) 0.14 ppm (24-hour) 0.25 ppm (1-hour); 0.04 ppin (24-howr)

Carbon Monoxide (CO) 9.0 ppm(8-how}; 35 ppm{z-hour) ¢.0 ppm (8-hour); 20 ppm (1-hour)

Nitrogen Dioxide (NO») 0.053 ppm; (annual average) 0.25 ppm; (1-hour)
Ozone (O5) 0.12 ppm; (1-hour) 0,09 ppm; {1-howr)
Particulates (PMio) 150 pg/ms (24-hour) 50 pg/ms {24-hour)
Sulfate None 25 pg/ms (24-hour)

Source: South Coast Air Quality Management District. 2010,

In addition to the Federal and State ambient air quality standards (AAQS) thresholds, there are daily
and quarterly emissions thresholds for construction emissions, mobile emissions, and stationary
emissions established by the SCAQMD. Projects in the South Coast Air Basin (SCAB) generating
construction-related emissions that exceed any of the following emissions thresholds are considered to
be significant under CEQA:

s 75 pounds per day of reactive organic compounds;
e 100 pounds per day of nitrogen dioxide;

e 550 pounds per day of carbon monoxide;

e 150 pounds per day of PM;q;

e 55 pounds per day of PM,; or,

e 150 pounds per day of sulfur oxides.

The proposed project would have a significant effect on air quality if any of the following operational
emissions thresholds for criteria pollutants are exceeded:

e 55 pounds per day of reactive organic compounds;
e 55 pounds per day of nitrogen dioxide;

e 550 pounds per day of carbon monoxide;

e 150 pounds per day of PM,.;

s 55 pounds per day of PM,g; or,

¢ 150 pounds per day of sulfur oxides.
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3.3.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A. Would the project conflict with or obstruct the implementation of the applicable air quality plan?
e No Impact.

The SCAB is subject to the Final 2012 AQMP, which was jointly prepared with the CARB and the
Southern California Association of Governments (SCAG).2¢ Two consistency criteria that should be
referred to in determining a project’s conformity with the AQMP are identified in Section 12.3 of the
SCAQMD's CEQA Air Quality Handbook. The two consistency criteria and the proposed project’s
conformity with each arte summarized below,

¢ Consistency Criteria 1 refers to a project's potential for resulting in an inerease in the
frequency or severity of an existing air quality violation or a contribution to the continuation of
an existing air quality violation. The proposed project's construction and operational
emissions are below the SCAQMD's thresholds (refer to Tables 3-2 and 3-3).

e Consistency Criteria 2 rvefers to the project's potential for exceeding the assumptions included
in the AQMP or other regional growth projections relevant to the AQMP's implementation.2s
According to the City’s regional population growth projections developed for the City by the
SCAG, the City’s 2020 population will be 179,400 persons.2¢ This 2020 projection translates
into a population increase of 4,626 persons over the Current 2015 population estimate of
174,774 persons. Assuming an average household size of 3.76 persons per unit derived from
the 2015 California Department of Finance (DOF), the ten new units would result in a potential
population of 36 persons. As a result, the proposed project’s implementation will not result in
the S8CAG projections being exceeded.

The proposed project is also an infill development which further promotes the region's sustainable
growth objectives. Based on the above findings, the proposed project will not result in an obstruction
of the AQMP and no impacts are anticipated.

B. Would the project violate any air quality standard or contribute substantially to an existing or
projected air quality violation? ® Less than Significant Impact.

The proposed project's implementation will resuit in short-term (construction-related) emissions
associated with demolition, site preparation, grading, and construction activities. The emissions were
estimated using the computer model (CalEEModV.2013. 2.2} developed for the SCAQMD. Estimated
Mass Daily Construction Emissions are estimated emissions that will potentially occur on peak
construction days. The analysis assumed that the proposed project would be constructed over a nine-
month period. As shown in Table 3-2, daily construction emissions are not anticipated to exceed the
SCAQMD significance thresholds. Therefore, the mass daily construction-related impacts associated
with the proposed project would be less than significant.

21 Sputh Coast Air Quality Management District, Final 2o07 Air Quality Plan, Adopted June 2007,
25 South Coast Air Qualfty Management District, CEQA Afr Quality Handbook. April 1993 [as amended 2009]. Table 11-4.

26 These SCAG projections are used in the preparation of the Regional Transportation Plan,
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Table 3-2
Estimated Daily Construction Emissions

Construction Phase ROG NO- Cco 50, PM.o PM:.;
Demolition {on-site} 1.31 1123 8.70 0.01 0.9t 0.78
Demolition {off-site) 0.05 0.19 0.75 b 0.12 0.03
Total Demolition Phase 1.36 11.42 9.45 0.01 1.03 0.81
Site Preparation {on-site) 1.35 13.63 7-34 - 0.85 0.76
Site Preparation (off-site) 0.02 0.02 .32 - .05 .01
Total Site Preparation 1.37 13.65 7.66 - 0.90 0.77
Grading {on-site) . 1.31 11.23 8.70 0.01 1.55 118
Grading {off-site) 0.04 0.05 0.65 -- 0.11 0.03
Total Grading 1.35 11.28 9.65 0.01 1.66 1,21
Building Construction (on-site) 1.38 13.70 8.21 0.01 0.93 0.86
Building Construction {off-site) 0.07 0.32 1.14 -- 0.16 0.04
Total Building Construction 1.45 14.02 9.35 0.01 1,09 0.90
Paving (on-site) 115 10.62 7.29 0.01 0.66 0.61
Paving (off-site) 0.07 0.09 1.17 - 0.20 0.05
Total Paving 122 10,71 8.46 0.01 0.86 0.66
Architectural Coatings {on-site} 4.16 2.37 1.88 - 0,19 0.1
Architectural Coatings {off-site) 0.01 0.0t 0.19 - 0.03 -
Total Architectural Coatings 4.7 2.38 2.07 - 0.22 0.19
Maximum Daily Emissions 4,17 14.03 9.45 0.01 1.66 1.21
Daily Thresholds 75 100 550 150 150 55

Source: CalEEMod V.2013.2.2.

Long-term emissions refer to those air quality impacts that will oceur once the proposed project has
been constructed and is operational. These impacts will continue over the operational life of the
project. The long-term air quality impacts associated with the proposed project include the following:
mobile emissions associated with vehicular traffic and off-site stationary emissions associated with the
generation of energy (natural gas and electrical). The analysis of long-term operational impacts also
used the CalEEModV.2013.2.2 computer model.
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Table 3-3
Estimated Operational Emissions
Criteria Pollutants (Ibs/day)
Emissions Type

ROG NO- cO S0, PM.o PMa.s
Area-wide 312 0.07 5.86 e 0.76 0.76
Energy - 0.04 0.01 -- - -
Mobile ' 0.25 0.74 3,00 - 0.52 0.14
Total (Ibs/day) 3.38 0.85 0,88 0.01 130 0.92
Daily Thresholds 55 55 550 150 150 b5

Source: California Air Resources Board, CAlEEMod [CalEEMod V. 2013, 2,2]

As indicated in Table 3-3, the projected long-term emissions are below those thresholds considered to
be a significant impact. As a result, the long-term air quality impacts will be less than significant.

C. Would the project result in a cumulatively considerable net increase of any criteria pollutant for
which the project region is non-attainment under an applicable Federal or State ambient air
quality standard (including releasing emissions which exceed quantitative thresholds for ozone
precursors)}? » Less than Significant Impact.

The SCAB is a designated non-attainment area for ozone and particulates. The proposed project's
implementation will result in construction-related emissions due to the use of construction equipment
as well as particulate emissions generated during demolition and grading (refer to the discussion
provided in the previous section). Operational emissions will be limited to vehicles traveling to and
from the proposed project and off-site area-wide stationary emissions related to power generation.

As indicated in Table 3-3, the projected long-term emissions are below thresholds considered to
represent a significant adverse impact. In addition, the project is an infill development, which is
beneficial because it reduces urban sprawl and the overall vehicle miles traveled (VMT). Finally, the
proposed project will not exceed these adopted projections used in the preparation of the Regional
Transportation Plan (refer to the discussion included in Subsection 3.3.2.A). As a result, the potential
curnulative air quality impacts are deemed to be less than significant related to the generation of
criteria pollutants.

D. Would the project expose sensitive receptors fo substantial pollutant concentrations? » No
Impact.

The SCAQMD requires that CEQA air quality analyses indicate whether a proposed project will result
in an exceedance of localized emissions thresholds or 1STs, LSTs only apply to short-term
(construction) and long-term (operational) emissions at a fixed location and do not include off-site or
area-wide emissions. The approach used in the analysis of the proposed project utilized a number of
screening tables that identified maximum allowable emissions (in pounds per day) at a specified
distance to a receptor. The pollutants that are the foeus of the LST analysis include the conversion of
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NO, to NO,; carbon monoxide (CO) emissions from construction and operations; PM,, emissions from
construction and operations; and PM. ; emissions from construction and operations 27

Sensitive receptors refer to land uses and/or activities that are especially sensitive to poor air quality
and typically include homes, schools, playgrounds, hospitals, convalescent homes, and other similar
facilities where children or the elderly may congregate.2® Sensitive receptors, including homes located
in the vicinity of the proposed project site, are identified in Exhibit 3-2. The nearest sensitive receptors
to the project site are the single-family homes located along Pearl Street on either side of the project
site. Furthermore, the proposed project, once occupied, will be a sensitive receptor.

The use of the “Jook-up tables” (LSTs) is permitted since each of the construction phases will involve
the disturbance of less than one acre of land area. As indicated in Table 3-4, the proposed project will
not exceed any LSTs based on the information included in the Mass Rate LST Look-up Tables provided
by the SCAQMD. For purposes of the LST analysis, the receptor distance used was 25 meters. As
indicated in the table, the proposed project will not exceed any LSTs based on the information included
in the Mass Rate LST Look-up Tables.

Table 3-4
Local Significance Thresholds Exceedance SRA 17
. L. Allow?ble Emissions Threshold (Ibs(day) and a
Emissions Prqleitl:lt’ SE;EI:;!;IOHS Type Specified Distance from Receptor (in meters)
25 50 100 200 500
NO. 14.03 Construction 81 83 98 123 192
NO2 0.85 Operations 81 83 98 123 192
CO 9.45 Construction 485 753 1,128 2,109 6,941
CcO 0.88 Operations 485 753 1,128 2,109 6,841
PMio 1L.30 Operations 1 3 7 i5 38
PMie 1.66 Construction 4 12 28 60 158
PMa; 0.92 Operations 1 1 2 6 21
PMa; 1,21 Construction 3 4 9 22 85

Source: South Coast Air Quality Management District. Final Localized Significance Threshold Methodology. June 2003.

27 South Coast Air Quality Management District. Final Localized Significance Threshold Methodology. June 2003,

28 South Coast Air Quality Management District. CEQA Air Quality Handbook. April 1993.
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Most vehicles generate carbon monoxide (CO) as part of the tail-pipe emissions and high
concentrations of CO along busy roadways and congested intersections are a concern. Two variables
influence the creation of a hot-spot and these variables include traffic volumes and traffic congestion.
Typically, a hot-spot may occur near an intersection that is experiencing severe congestion.®

The SCAQMD stated in its CEQA Handbook that a CO hot-spot would not likely develop at an
intersection operating at LOS C or better.2¢ Since the Handbook was written, there have been new CO
emissions controls added to vehicles and reformulated fuels are now sold in the SCAB. These new
automobile emissions controls, along with the reformulated fuels, have resulted in a lowering of both
ambient CO concentrations and vehicle emissions, The proposed project will generate approximately
eight AM peak hour trips and ten PM peak hour trips, This additional peak hour traffic will not affect
any local intersection’s level of service (LOS E or F). The nearest major intersection is Euelid Street to
the east and Brookhurst Street, to the west. For the Euclid Street and Garden Grove Boulevard
intersection, the morning (AM) peak hour LOS is LOS D and the evening (PM) peak hour LOS is LOS
E. For the Brookhurst Street and Garden Grove Boulevard intersection, the morning {AM) peak hour
LOS is LOS B and the evening (PM) peak hour LOS is LOS B. The additional project-generated traffic
at these intersections will be no more than five trips during the peak hours and, as a result, this
additional traffic will not result in the creation of a carbon monoxide hot-spot. As a result, no impacts
are anticipated to occur.

E. Would the praject create objectionable odors affecting a substantial number of people? No
Impact.

The SCAQMD has identified those land uses that are typically associated with odor complaints. These
uses inelude activities involving livestoek, rendering facilities, food processing plants, chemical plants,
composting activities, refineries, landfills, and businesses involved in fiberglass molding.st The
proposed project will be a mixed-use, work-live development and no generation of odors is anticipated.
The placement and design of the trash receptacles must also be approved by the City. As a result, no
odor-related impacts from the proposed residential development are anticipated.

3.3.3 MITIGATION MEASURES

The proposed project’s air emissions are not considered to represent a significant adverse impact. The
construction activities will also be required to comply with SCAQMD rules and regulations. As a result,

no mitigation is required.

29 South Coast Air Quality Management Distriet. CEQA Air Quality Handbook. April 1993,
3o Thid.

3 South Coast Air Quality Management District, CEQA Afr Quality Handbook. April 1993.
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3.4 BIOLOGICAL RESOURCES IMPACTS

3.4.1 THRESHOLDS OF SIGNIFICANCE

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

A substantial adverse effect, either directly or through habitat medifications, on any species
identified as a candidate, sensitive or special status species in local or regional plans, policies,
or regulations, or by the California Department of Fish and Wildlife or the U.S. Fish and
Wildlife Service;

A substantial adverse effect on any riparian habitat or other sensitive natural communities
identified in local or regional plans, policies, regulations or by the California Department of
Fish and Wildlife or U.8. Fish and Wildlife Service;

A substantal adverse effect on Federally protected wetlands as defined by Section §404 of the
Clean Water Act through direct removal, filling, hydrological interruption, or other means;

A substantial interference with the movement of any native resident or migratory fish, or
wildlife species or with established native resident or migratory life corridors, or impede the
use of native wildlife nursery sites;

A conflict with any local policies or ordinances protecting biological resources, such as a tree
preservation policy or ordinance; or,

A conflict with the provisions of an adopted Habitat Conservation Plan, Natural Community
Conservation Plan, or other approved local, regional, or State habitat conservation plans.

3.4.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A,

Would the project either directly or through habitat modifications, have a substantial adverse
effect on any species identified as a candidate, sensitive, or special status species in local or
regional plans, policies, or regulations, or by the California Department of Fish and Wildlife or
[7.8. Fish and Wildlife Service? » No Impact,

The project’s implementation will necessitate the removal of an existing single-family unit fronting on
Pearl Street and two existing commercial structures that have frontage along Garden Grove
Boulevard.32 A review of the California Natural Diversity Database indicates that no sensitive habitats
or protected plant and animal species are located on the project site or within the adjacent parcels.s3
As a result, no impacts will result from proposed project's implementation.

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

April 21, 2015.

33 California Department of Fish and Game, Natural Diversity Database, 1998.

INITIAL STUDY ® 3.4 BIGLOGICAL RESOURCES IMPACTS PaGE58




CITY OF GARDEN GROVE © MITIGATED NEGATIVE DECLARATION & INITIAL STUDY
MIXED-USE DEVELOPMENT @ 10641 & 10661 GARDEN GROVE BLvD, & 10642 PEARL S1.

B. Would the project have a substantial adverse effect on any riparian habitat or other sensitive
natural communities identified in local or regional plans, policies, regulations, or by the
California Department of Fish and Wildlife or U.S. Fish and Wildlife Service? e No Impact.

No natural plant communities or habitats remain on the project site or the surrounding properties.
The project site is located in the midst of an urbanized area that does not include any riparian areas.3
As a result, no impacts on natural or riparian habitats or sensitive habitats will oceur.

C. Would the project have a substantial adverse effect on Federally protected wetlands as defined
by Section §404 of the Clean Water Act (including, but not limited to, marsh, vernal pool,
coastal, ete.) through direct removal, filling, hydrological interruption, or other means? e No
Impact.

The project site and the adjacent developed properties do not contain any natural wetland and/or
riparian habitat. The project site is located in an urbanized setting.35 As a result, the proposed project
will not impact any protected wetland areas, Waters of the U.S., or a designated "blue-line" stream.

D. Would the project interfere substantially with the movement of any native resident or migratory
fish, wildlife species or with established native resident or migratory life corridors, or impede
the use of native wildlife nursery sites? e No Impact.

No natural open space areas are located on-site or in the adjacent properties that would potentially
serve as an animal migration corridor (refer to Exhibit 3-3). The project site is surrounded by urban
development and all of the adjacent properties are presently developed. As a result, no impacts are
anticipated. :

E. Would the project confliet with any local policies or ordinances protecting biological resources,
such as a tree preservation policy or ordinance? ¢ No Impact.

The affected parcels contain limited shrubbery and several smaller trees. No mature trees or heritage
trees are located within the three parcels that comprise the project site.36 This existing landscaping will
be removed to accommodate the project site’s development. The proposed project is not in conflict
with any loeal policies or ordinances protecting biological resources and no impacts are anticipated.

3 U.S. Fish and Wildlife, Wetlands Mapper. http://www.fws.gov/wetlands/Data/Mapper.hitml. Site accessed August 29, 2015.
35 Ihid,

a6 Biodgett Baylosis Environmental Planning. Site Survey (Survey were completed on August 24 and 27, 2015.)
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EXHIBIT 3-3
LAND USES AND GROUND COVER

SOURCE: UNITED STATES GEOLOGICAL SURVEY
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F. Would the project conflict with the provisions of an adopted Habitat Conservation Plan, Natural
Community Conservation Plan, or other approved local, regional, or State habitat conservation
plans? ¢ No Impact.

The project site is located within an urban area and no natural habitats are found on the project site or
within the adjacent properties.?” The project site is not located within an area governed by a habitat
conservation or community conservation plan. As a result, no impacts on local, regional, or State
habitat conservation plans will result from the proposed project's implementation.

3.4.3 MITIGATION MEASURES

The analysis indicated that the proposed project would not result in any impacts on biological
resources, As a result, no mitigation measures are required.

37 United States Geological Survey, Garden Grove 71/2 Minute Quadrangle. Release Date March 25, 1999.
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3.5 CULTURAL RESOURCES IMPACTS
3.5.1 THRESHOLDS OF SIGNIFICANCE

According to the City of Garden Grove, acting as Lead Agency, a project will normally have a significant

adverse impact on cultural resources if it results in any of the following:

A substantial adverse change in the significance of a historical resource as defined in §15064.5
of the State CEQA Guidelines;

e A substantial adverse change in the significance of an archaeological resource pursuant to
§15064.5 of the State CEQA Guidelines;

s The destruction of a unique paleontological resource, site, or unique geologic feature; or,

¢ The disturbance of any human remains, including those interred outside of formal

cemeteries,
3.5.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A. Would the project cause a substantial adverse change in the significance of a historical resotrce
as defined in §15064.5 of the State CEQA Guidelines? « No Impact.

Historic structures and sites are generally defined by local, State, and Federal criteria, A site or
structure may be historically significant if it is protected through a local general plan or historic
preservation ordinance. The U.S. Departinent of the Interior has established specific guidelines and
criteria that indicate the manner in which a site, structure, or district is to be identified as having
historic significance through a determination of eligibility for listing on the National Register of
Historic Places. Significance may be determined if the property is associated with events, activities, or
developments that were important in the past, with the lives of people who were important in the past,
or represents significant architectural, landscape, or engineering elements.3® Buildings and properties
will qualify for a listing on the National Register if they are integral parts of districts that meet certain
criteria or if they fall within the following categories:

s A religious property deriving primary significance from architectural or artistic distinction or
historical importance;

e A birthplace or grave of a historical figure of outstanding importance if there is no appropriate
site or building associated with his or her productive life;

o A building or structure removed from its original location but which is primarily significant for
architectural value, or which is the surviving structure most importantly associated with a
historic person or event;

38 U3, S, Department of the Interior, National Park Service, National Register of Historic Places. hitp://nrhp.focus.nps.gov.
2010.
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e A cemetery that derives its primary importance from graves of persons of transcendent
importance, from age, from distinctive design features, or from association with historic

events;

¢ Areconstructed building when aceurately executed in a suitable environment and presented in
a dignified manner as part of a restoration master plan, and when no other building or
structure with the same association has survived;

e A property primarily commemorative in intent if design, age, tradition, or symbolic value has
invested it with its own exceptional significance; or,

e A property achieving significance within the past 5o years if it is of exceptional importance.3?

The project site is occupied by commercial structures located along the Garden Grove Boulevard
frontage and a single-family residence along Pearl Street. These structures will be demolished to
accommodate the proposed project. . The existing structures do not meet any of the aforementioned
significance criteria. Furthermore, the project site is not identified as a historic resource by the City’s
Historical Society.4 In addition, the proposed project will not adversely impact any designated
landmark. As a result, no impacts are anticipated with the proposed project’s implementation.

B. Would the project cause a substantial adverse change in the significance of an archaeological
resource pursuant to §15064.5 of the State CEQA Guidelines? e Less than Significant Impact with
Mitigation.

Prior to European contact, the local Gabrielefio Indians lived in more than 50 villages located
throughout the Los Angeles Basin and Orange County coastal plain. Archaeological sites are often
located along creek areas, ridgelines, and vistas.#* The project site has been extensively disturbed due
to the previous development activities. No unknown archaeological sites or resources are likely to be
discovered during excavation activities due to the previcus soil disturbance. Native American
consultation was undertaken pursuant to AB-52 on September 28™, 2015. Formal AB-52 consultation
letters were mailed to a total of six tribes, including the different Gabrielefio subsets and the Soboba
tribe. The specific tribal contacts included the following:

® Linda Candelaria, Co-Chairperson, Gabrielino-Tongva Tribe;

« Anthony Morales, Chairperson, Gabrieleno/Tongva — San Gabriel Band of Mission Indians;

e Robert F. Dorame, Tribal Chair/Cultural Resources, Gabrielino Tongva Indians of California
Tribal Council;

s Joseph Ontiveros, Cultural Resource Director, Soboba Band of Luiseno Indians;

39 1.5, Department of the Interior, National Park Service, National Register of Historic Places. kttp://nrhp.focus.nps.gov. 2010.

4 City of Garden Grove. City of Garden Grove Historical Society. hittp://www.ci.garden-grove.ca.us/ ?q=/HistoricalSociety.
Website accessed on August 29, 2015.

41 McCawley. The First Angelinos, The Gabrielefio Indians of Los Angeles County. 1996.
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e  Andrew Salas, Chairman, Gabrieleno Band of Mission Indians - Kizh Nation; and,
¢ Sam Dunlap, Cultural Resources Director, Gabrielino/Tengva Nation.

The State of California Native American Heritage Commission indicated that the project site was
located within the ancestral homeland of the Gabrielefio-Kizh. As a result, this latter tribe was
contacted as part of the early consultation requirements. Representatives from the Gabrielefio-Kizh
indicated that development sites that would require grading and/or excavation will need to be
monitored during these activities. The tribal representatives indicated that this monitoring was
necessary due to the area’s high sensitivity for cultural resources.

Tribal representatives were concerned that construction workers not familiar with archeological
resources might unknowing damage and/or destroy significant resources. For this reason, the
following mitigation will be required:

e Mitigation Measure 10 (Cultural Resources Impacts). The project building contractors will be
required to obtain the services of a qualified Native American Monitor during construction-
related ground disturbance activities. Ground disturbance is defined by the Tribal
Representatives from the Gabrielino Band of Mission Indians, Kizh Nation as activities that
include, but are not limited to, pavement removal, pot-holing or auguring, boring, grading,
excavation, and trenching, within the project area. The monitor(s) must be approved by the
tribal representatives and will be present on-site during the construction phases that involve
any ground disturbing activities. The Native American Monitor will complete monitoring logs
on a daily basis. The logs will provide descriptions of the daily activities, including
construction activities, locations, soil, and any cultural materials identified. The Monitor will
photo-document the ground disturbing activities. The monitors must also have Hazardous
Waste Operations and Emergency Response (HAZWOPER) certification. In addition, the
monitors will be required to provide insurance certificates, including liability insurance, for
any archaeological resource(s} encountered during grading and excavation activities, pertinent
to the provisions outlined in the California Environmental Quality Act, California Public
Resources Code Division 13, Section 21083.2 (a) through (k). The on-site monitoring shall end
when the project site grading and excavation activities are completed, or when the monitor has
indicated that the site has a low potential for archeological resources.

The aforementioned mitigation will reduce the potential impacts to levels that are less than significant.

C. Would the praject, directly or indirectly, destroy a unique paleontological resource, site, or
unique geclogic feature? « No Impact,

The City is generally underlain by Pleistocene shallow marine, lagoonal, floodplain, and terrace
deposits approximately 40,000 years to 1.8 million years old.#? The potential for paleontological
resources in the area is also considered low due to the character of subsurface soils (recent alluvium)

4 Blodgett Baylosis Environmental Planning. Site Survey (Survey were completed on August 24 and 27, 2015.}
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and the amount of disturbance associated with the previous development that has occurred. The
construction activities will be limited to the removal of the existing buildings, concrete foundations, the
excavation required for new utility connections, and limited excavation for the new building footings.
No excavation will be below the layer of recent alluvium and due to the limited excavation depths, no

impacts on paleontological resources are anticipated.

D. Would the project disturb any human remains, including those interred outside of formal

cemeteries? ® No Impact.

The historic map collection al California State University, Chico was also reviewed and no cemeteries
were identified on a historic USGS map of the area dated 1901.42 However, any unanticipated discovery
of human remains must be handled pursuant to Health and Safety Code §70505 which provides that in
the event that human remains are discovered during construction, construction activity shall cease and
the coroner shall be notified. As a result, no impacts are anticipated.

3.5.3 MITIGATION MEASURES

Tribal representatives were concerned that construction workers not familiar with archeological
resources might unknowing damage and/or destroy significant resources. For this reason, the
following mitigation will be required to address potential cultural resources impacts:

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

The aforementioned mitigation will reduce the potential impacts to levels that are less than significant.

43 California State University, Chico, Meriam Library Special Collections. California Historic Map Collection.
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3.6 GEOLOGY & SOILS IMPACTS

3.6.1 THRESHOLDS OF SIGNIFICANCE

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

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

Substantial soil erosion resulting in the loss of topsoil;

The exposure of people or structures to potential substantial adverse effects, including location
on a geologic unit or a soil that is unstable, or that would become unstable as a result of the
project, and potentially result in on-or off-site landslide, lateral spreading, subsidence,

liquefaction, or collapse;

Locating a project on an expansive soil, as defined in the California Building Code, creating
substantial risks to life or property; or,

Locating a project in, or exposing people to potential impacts, including soils incapable of
adequately supporting the use of septic tanks or alternative wastewater disposal systems where
sewers are not available for the disposal of wastewater,

3.6.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A,

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

A number of active faults traverse the Southern California region, posing a threat to millions of
residents including those who reside in the City. Earthquakes from several active and potentially active
faults in the surrounding region could affect the project site. The project site is not located in an area
that is at risk for fault rupture according to the latest Alquist-Priolo Earthquake Fault Zone list. In
1972, the Alquist-Priolo Earthquake Zoning Act was passed in response to the damage sustained in the

1971 San Fernando Earthquake.+4

44 California Department of Conservation. What is the Alquist-Priolo Act hitp://www.conservation.ca.gov fegs/ighm/ap/

Pages/main.aspx
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Major active faults in the region are identified in Table 3-5, along with their distance from the City and
their Maximum Credible Richter {MCR) magnitude. A map indicating the location and extent of major
faults in the Southern California region is provided in Exhibit 3-4. The project site is not located within
an Alquist-Priolo Special Studies Zone, and no fault rupture from a known fault is anticipated.

Table 3-5

Active Earthquake Faults Near the Site

Fault Name Miles from Site MCR
San Andreas Fault 43 miles N 8.0
Palos Verdes Fauit 22 miles SW 6.7
Elsinore Fault 37 miles SE 7.1
Newport-Inglewood Fault 6 miles SW 7.6
Whittier Fault 6 miles NE 7.0
Sierra Madre Fault 20 miles N 8.0

MCR - Maximum Credible Richter Magnitude.
Source: United States Geological Survey.

The California Geological Survey (CGS) is authorized to implement the Seismic Hazards Mapping Act
of 1990.45 According to the Seismic Zones Hazard Map (refer to Exhibit 3-5) prepared for the Garden
Grove 7%2 Minute Quadrangle, the project site is in a potential visk area for liquefaction. As is apparent
from the review of the map, major portions of the City are also included within an area where there is
an elevated risk for liquefaction. The map also indicates the site is not located in an area that is subject
to potential landslides. The topography of the project site and the surrounding area is generally level.
The design of the residential units will be required to conform to the current Building Code seismic
requirement. The most recent California Building Code requirements call for stronger masonry
construction on-site through shear-testing, wall anchors, and embedded wall bolts, As a result, the
impacts will be less than significant. ‘

B. Would the project result in substantial soil erosion or the loss of topsoil? « No Impact.

The project site will continue to be covered over in impervious surfaces (paved parking areas,
roadways, and buildings) following development. Limited excavation will be required for building
footings and utility connections. Given the developed character of the project area, no impacts related
to soil erosion or the loss of topsoil are anticipated.

45 United States Geological Survey. http://earthquake.usgs.gov/regional/neca/bayarea/apfaulis.php. Site accessed on September

2, 2015.
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EXHIBIT 3-4
GENERAL LOCATION OF MAJOR SOUTHERN CALIFORNIA FAULTS

SOURCE: UNITED STATES GEOLOGICAL SURVEY
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Areas where there is a potential
risk for liguefaction

EXHIBIT 3-5
LIQUEFACTION RISKS

SOURCE: CALIFORNIA GEOLOGICAL SURVEY

INITIAL STUDY @ 3.6 GEOLOGY & SOILS IMPACTS PAGE 69




Crry O GARDEN GROVE ® MITIGATED NEGATIVE DECLARATION & INITIAL STUDY
MXED-USE DEVELOPMENT @ 10641 & 10661 GARDEN GROVE BLVD. & 10642 PEARL ST,

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

Recent studies completed by the CGS Seismic Hazard Zones Mapping Program indicate the project site
is not located within an area that is subject to potential slope failure. As indicated previously, the
project site is located within an area that may be subject to potential liquefaction risk. The soils that
underlie the project site are suitable for future development. The design of the project improvements
will be required to conform to the current Building Code seismic requirement. As indicated previously,
the most recent Building Code requirements call for stronger masonry construction, the use of wall
anchors, and embedded wall bolts. As a result, the impacts will be less than significant,

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

The Hueneme-Bolsa Soils Association exhibits severe shrink-swell characteristics according to the
United States Department of Agriculture {USDA).4¢ The shrink swell potential refers to the extent to
which the soil shrinks as it dries out or swells when the soils get wet. The extent of shrinking and
swelling is influenced by the amount and kind of clay in the soil. Shrinking and swelling of soils may
cause damage to building foundations, roads, and other structures. Special geotechnical and structural
considerations can mitigate the effects of soils that have a high shrink-swell potential. The proposed
project will be designed to ameliorate the effects of the underlying expansive soils. As a result, the
potential impacts will be less than significant.

E.  Would the project be located on soils that are incapable of adequately supporting the use of septic
tanks or alternative wastewater disposal systems where sewers are not available for the disposal
of wastewater? « No Impact. .

No septic tanks will be used as part of proposed project. The proposed project will be required to
connect with the sanitary sewer system. As a result, no impacts associated with the use of septic tanks
will occur as part of the proposed project's implementation.

2.6.3 MITIGATION MEASURES

The analysis determined that the proposed project would not result in any impacts related to earth and
geology. As aresult, no mitigation measures are required.

a5 United States Department of Agriculture, Soil Conservation Scrvice. Soil Survey of Orange County and Western Part of
Riverside County, California.
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3.7 GREENHOUSE GAS EMISSIONS IMPACTS
3.7.1 THRESHOLDS OF SIGNIFICANCE

A project may be deemed to have a significant adverse impact on greenhouse gas emissions if it results

in any of the following:

e The generation of greenhouse gas emissions, either directly or indirectly, that may have a
significant impact on the environment; and,

e The potential for conflict with an applicable plan, policy or regulation adopted for the
purpose of reducing emissions of greenhouse gases.

3.7.2 ENVIRONMENTAL ANALYSIS

A. Would the project generate greenhouse gas emissions, either directly or indirectly, that may have
a significant impact on the environment? e Less than Significant Impact.

The State of California requires CEQA documents to include an evaluation of greenhouse gas (GIG)
emissions or gases that trap heat in the atmosphere. GHG are emitted by both natural processes and
human activities. Examples of GHG that are produced both by natural and industrial processes
include carbon dioxide (CO.), methane (CI,), and nitrous oxide (N.O). The aceumulation of GHG in
the atmosphere regulates the earth's temperature. Without these natural GHG, the FEarth's surface
would be about 61°F cooler.#” However, emissions from fossil fuel combustion have elevated the
concentrations of GHG in the atmosphere to above natural levels.

GHG differ from criteria or toxic air pollutants in that the GHG emissions do not cause direct adverse
human health effects. Rather, the direct environmental effect of GHG emissions is the increase in
global temperatures, which in tuwrn has numerous impacts on the environment and humans. For
example, some observed changes to include shrinking glaciers, thawing permafrost, later freezing and
earlier break-up of ice on rivers and lakes, a lengthened growing season, shifts in plant and animal
ranges, and earlier flowering of trees. Other, longer term environmental impacts of global warming
may include a rise in sea level, changing weather patterns with increases in the severity of storms and
droughts, changes to local and regional ecosystems including the potential loss of species, and a
significant reduction in winter snow pack.

Table 3-6 summarizes annual greenhouse gas (CO.E) emissions from build-out of the proposed
project. Carbon Dioxide equivalent, or CO.E, is a term that is used for describing different
greenhouses gases in a common and collective unit, The SCAQMD has recommended severai GHG
thresholds of significance. These thresholds include 1,400 metric tons per year of CO.E for
commercial projects, 3,500 tons per year for residential projects, 3,000 tons per year for mixed-use
projects, and 7,000 tons per year for industrial projects.

%7 California, State of. OPR Technical Advisory — CEQA and Climate Change: Addressing Climate Change through the California
Environmental Quality Act (CEQA) Review. June 19, 2008,
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Table 3-6
Greenhouse Gas Emissions Inventory
GHG Emissions (Lbhs/Day)
Source

CO: CH4 N0 CO:E
Construction Phase — Demolition 1,093.61 0.23 - 1,098.62
Construetion Phase — Site Preparation 973.08 0.29 - 979.24
Construction Phase — Grading 1,093.61 0.23 - 1,198.62
Construction Phage - Construction 1,178.55 0.35 -- 1,186.02
Construction Phase - Paving 1,083.58 0.29 -- 1,089.81
Construction Phase - Coatings 281.44 0.03 - 282.14
Long-Term Area Emissions 245,16 0.28 - 283.03
Long-Term Energy Emissions 58.00 -- - 51.31
Long-Term Mobile Emissions 660.70 0.02 - 661.22
Total Long-Term Emissions 986.87 0.30 -- 995.57

Source: California Air Resources Board, CalEEMad [CalEEMod V., 2013 2.2,

As indicated in Table 3-6, the CO,E total for the project is 995.57 pounds per day {(0.45 tons of MTCO,E
per day). This equates to approximately 164.25 tons per year. This amount is well under the
thresholds of significance for mixed-use, which is 3,000 tons per year. Therefore, the project’s GHG
impacts are less than significant.

B. Would the project conflict with an applicable plan, policy, or regulation adopted for the purpose
of reducing emissions of greenhouse gases? o Less than Significant Impact.

The proposed project will be consistent with the California Environmental Protection Agency Climate
Action Team’s proposed early action measures to mitigate climate change, These early action measures
are designed to ensure that projects meet the Governor's climate reduction targets, and are documented
in the Climate Action Team Report to Governor Schwarzenegger at the Legislature, March 2006. The
early action measures are also included in the CARB Scoping Plan and are mandated under AB 32. A
complete list of CARB Scoping Plan Measures/Recommended Actions needed to obtain AB 32 goals, as
well as the Governor's Executive Order, are referenced in Table 3-7. Table 3-7 also identifies which
CARB Recommended Actions apply to the proposed project, and of those, whether the proposed project

is consistent.
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Table 3-7
Recommended Actions for Climate Change
ID # Sector . Strategy Name Ap plic-able (;g:'l]fllilt'%lct:l
to Project? (Implementation?
T-1 Transporiation Pavley I and II — Light-Duty Vehicte GHG Standards No No
T-2 Transportation Low Carbon Fuel Standard (Diserete Eaxly Action) No No
T-35 Transportation Regional Transportation-Related GHG Targets No No
T-4 Transportation Vehicle Efficiency Measures No No
T-5 Transportation Ship Electrification at Ports (Discrete Early Action) No No
T-6 Transportation Goods-movement Efficiency Measures No No
T7 Transportation ‘;Igggt i}lllltym‘g(;l;igg Greenhouse Gas Emission No No
T-8 Transportation Medium and Heavy-Duty Vehicle Hybridization No No
T-9 Transportation High Speed Rait No No
B | Electricity and Natural Gas | grereased Ot i Fnersy Boteton ey e 1O Yes No
E-2 Electricity and Natural Gas |Increase Combined Heat and Power Use by 30,000GWh No No
E-3 Electricity and Natural Gas jRenewable Portfolio Standard No No
E-4 Electricity and Natural Gas [Million Solar Roofs No No
CR-1 Electricity and Natural Gas [Energy Efficiency Yes No
CR-z Electricity and Natural Gas |Solar Water Heating No No
GB-1 Green Buildings Green Buildings No No
W-1 Water ‘Water Use Efficiency Yes No
Wz Water Water Recycling No No
Ww-3 Water Water System Energy Efficiency Yes No
W-4 Water Reuse Urban Runoff No No
W-5 Water Increase Renewabie Energy Production No No
Ww-6 Water Public Goods Charge (Water) No No
T Tndustry Eﬁ?&g E&%ﬁ?ﬁé and Co-benefits Audits for Large No No
I-2 Industry 0il and Gas Extraction GHG Emission Reduction No No
13 Industry GHG Leak Reduction from Qil and Gas Transmission No No
1-4 Industry Refinery Flare Recovery Process Improvements No No
I Industry Egg:;:filo(:lfs Methane Exemption from Existing Refinery No No
RW-1 I&?g;g:ﬂ% glrlltd Waste Landfill Methane Control {Discrete Early Action} No No
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Table 3-7
Recommended Actions for Climate Change (continued)
licabl Will Project
D # Sector Strategy Name Applicable Conflict With
to Project? |implementation?
RW-2 Recycling and Waste Additional Reductions in Landfill Methane — Capture No No
Management Improvements
Recycling and Waste : . § !
RW-3 Management High Recycling/Zero Waste Yes No
F-1 Forestry Sustainable Forest Target No No
He High Global Warming Motor Vehiele Air Conditioning Systems (Discrete Early No No
Potential Gases Action)
Heo High Global Warming 5T6 Limits in Non-Utility and Non-Semiconductor No No
Potential Gases Applications (Discrete Early Action)}
H- High Global Warming Reduction in Perflourocarbons in Semiconductor No No
3 Potential Gases Manufacturing {Discrete Farly Action)
H- High Global Warming Limit High GWP Use in Consumer Produets [Discrete No No
4 Potential Gases ) Early Action, Adopted June 2008)
High Global Warming . " . ]
H-5 Potential Gases High GWP Reductions from Mobile Sources No No
H-6 ;I;%:nﬁgilg;:gsﬂfmlﬁg High GWP Reductions from Stationary Sources No No
High Global Warming s .
H-7 Potential Gases Mitigation Fee on High GWP Gases No No
A-1 Agriculture Methane Capture at Large Dairies No No

Source: California Air Resources Board, Assembly Bill 32 Scoping Plan, 2008.

Of the 39 measures identified, those that would be considered to be applicable to the proposed project
include actions related to electricity and natural gas use and water conservation. The proposed project
would not conflict with adopted initiatives that are desighed to control GHG emissions in the coming
years. The project will involve the reuse of an existing urban property and infill development is seen as
an important strategy in reducing regional GHG emissions. The proposed project’s implementation of
Title 24 measures, the installation and use of Energy Star® appliances, and water conservation
measures will be effective in indirectly reducing GHG emissions. Therefore, the proposed project will
not be in conflict with the State’s recommended actions for addressing climate change. As a result, the

impacts will be less than significant.

3.7.3 MITIGATION MEASURES

The analysis of potential impacts related to greenhouse gas emissions indicated that the potential
GHG impacts associated with the project’s implementation would be less than significant. As a result,

no mitigation measures are required.
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3.8 HAZARDS & HAZARDOUS MATERIALS IMPACTS
3.8.1 THRESHOLDS OF SIGNIFICANCE

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

¢ The creation of a significant hazard to the public or the environment through the routine
transport, use, or disposal of hazardous materials;

e The creation of a significant hazard to the public or the environment through reasonably
foreseeable upset and accident conditions involving the release of hazardous materials into
the environment;

¢ The generation of hazardous emissions or the handling of hazardous or acutely hazardous
materials, substances or waste within one-quarter mile of an existing or proposed school;

e Locating the project on a site that is included on a list of hazardous material sites compiled
pursuant to Government Code Section §65962.5 resulting in a significant hazard to the public
or the environment;

e Locating the project within an area governed by an airport land use plan, or where such a plan
has not been adopted, within two miles of a public airport or a public use airport that would
result in a safety hazard for people residing or working in the project area;

e Locating the project in the vicinity of a private airstrip that would resuit in a safety hazard for
people residing or working in the project area;

s The impairment of the implementation of, or physical interference with, an adopted
eniergency response plan or emergency evacuation plan; or,

¢ The exposure of people or structures to a significant risk of loss, injury, or death involving wild
land fire.

3.8.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A. Would the praject create a significant hazard to the public or the environment through the
routine transport, use, or disposal of hazardous materials? ¢ No Impact.

The Environmental Protection Agency’s (EPA’s) Enviranfacts Database was consulted to identify EPA-
regulated facilities within the project area. The site is not inclizded on this Hst. All demolition debris
that may contain lead or asbestos containing materials will be handled and disposed of in accordance
with existing regulations. These regulations include equipment and the training of personnel engaged
in the handling and removal of hazardous materials, and the means of transport and disposal. Finally,
the proposed ten work-live units will not involve the storage and use of any hazardous produets other
than those cormmonly used in a household setting. As a result, no impacts are anticipated.
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B. Would the project create a significant hazard to the public or the environment, or result in
reasonably foreseeable upset and accident conditions involving the release of hazardous
materials into the environment?  No Impact.

Future development arising as part of the proposed project's implementation will include ten work-live
units. The use of hazardous materials for the development will consist of those commonly used in a
household setting for routine maintenance and cleaning. As a result, no impacts are anticipated.

C. Would the project emit hazardous emissions or handle hazardous or acutely hazardous
materials, substances, or waste within ene-quarter mile of an existing or proposed school? e No

impact.

Hazardous chemicals and materials used on-site will be limited to common household maintenance
and cleaning products, Because of the nature of the proposed use, no hazardous or acutely hazardous
materials will be emitted. During the demolition phases, asbestos containing materials and/or lead
paint may be encountered. As indicated in subsection 3.8.2.A, any such materials would be handled
and disposed of in accordance with the existing regulations. As a result, no impacts concerning a

release of hazardous materials are anticipated.

D. Would the project be located on a site, which is included on a list of hazardous material sites
compiled pursuant to Government Code Section §65962.5, and, as a result, would it create a
significant hazard to the public or the environment? » No Impact.

The project site is not included on a hazardous sites list compiled pursuant to California Government
Code Section §65962.5.48  As a result, no impacts are anticipated.

E. Would the project be located within an airport land use plan, or where such a plan has not been
adopted, within fwo miles of a public airport or a public use airport, would the project result in a
safety hazard for people residing or working in the project area? « No Impact.

The nearest general aviation airport is the Fullerton Municipal Airport (FMA) located at 4011 West
. Commonwealth Avenue, 6.92 miles to the northwest of the projéct site. The FMA is within the
oversight of the Orange County Airport Land Use Commission (ALUC). The ALUC is required to .
prepare and adopt an airport land use plan for each of the airports within its jurisdiction. The ALUC
prepared the Airport Environs Land Use Plan for Fullerton Municipal Airport (AELUP) as a means to
protect the public from the adverse effects of aircraft noise, to ensure that people and facilities are not
concentrated in areas susceptible to aircraft accidents, and to ensure that no structures or activities
adversely affect navigable airspace. A Runway Protection Zone (RPZ) is a trapezoidal area located off
of each end of a runway that is used to enhance the protection of people and property on the ground.
The proposed project site is located over 6.92 miles to the southeast of the nearest RPZ.

8 California, State of, Department of Toxic Substances Control, DTSCs Hazardous Waste and Substances Site List -
Site Cleanup (Cortese List), 2009,
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The nearest military airport is the Los Alamitos Joint Forces Training Base (JFTB), located
approximately 5.78 miles to the northwest of the project site. As a result, the proposed project will not
affect or be affected by aircraft operations and no impacts will result.

F. Would the project be located within the vicinity of a private airstrip, result in a safety hazard for
people residing or working in the project area? ® No Impact.

The project site is not located within two miles of a private airstrip.49 As a result, the proposed project
will not present a safety hazard related to aircraft and/or airport operations at a private use airstrip and

no impacts are anticipated.

G. Would the project impair implementation of, or physically interfere with, an adopted emergency
response plan or emergency evacuation plan? e No Impact.

At no time will the adjacent public streets, Garden Grove Boulevard or Pear] Street, be completely
closed to traffic during the construction phases. The construction plans will be reviewed by the City to
identify specific provisions for the regulation of construction vehicle ingress and egress to the site
during construction as a means to provide continued access. As a result, no impacts are associated
with the proposed project's implementation.

H. Would the project expose people or structures to a significant risk of loss, injury, or death
involving wild lands fire, including where wild lands are adjacent to urbanized areas or where
residences are intermixed with wild lands?  No Impact.

The projéct area is developed as are the surrounding properties. There are no areas of native
vegetation found within the project site or in the surrounding properties that could provide a fuel
source for a wildfire.5¢ As a result, there are no impacts associated with potential wildfires from off-site

locations,
3.8.3 MITIGATION MEASURES

The analysis determined that no significant impacts related to hazardous materials or human health
would be associated with the proposed project’s implementation., As a result, no mitigation is
required.

49 United States Geological Survey. Garden Grove 7 1/2 Minufe Quadrangle. 1994.

50 Thid.

INITIAL STUDY @ 3.8 HAZARDS & HAZARDOUS MATERIALS IMPACTS PAGE 77




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

3.9 HYDROLOGY & WATER QUALITY IMPACTS
3.9.1 THRESHOLDS OF SIGNIFICANCE

According to the City of Garden Grove, acting as Lead Agency, a project may be deemed to have a
significant adverse environmental impact on water resources or water quality if it results in any of the

following:
e A violation of any water quality standards or waste discharge requirements;

e A substantial depletion of groundwater supplies or interference with groundwater recharge
such that there would be a net deficit in aquifer volume or a lowering of the loeal groundwater
table level;

&« A substantial alteration of the existing drainage pattern of the site or area through the
alteration of the course of a stream or river in a manner that would result in substantial erosion

or siltation on- or off-site;

s A substantial alteration of the existing drainage pattern of the site or area, including the
alteration of the course of a stream or river, in a manner that would result in flooding on-site or
off-site;

e The creation or contribution of water runoff that would exceed the capacity of existing or
planned storm water drainage systems or the generation of substantial additional sources of
polluted runoff;

¢ The substantial degradation of water quality;

e The placement of housing within a 100-year flood hazard area as mapped on a Federal Flood
Hazard Boundary, Flood Insurance Rate Map, or other flood hazard delineation map;

¢ The placement of structures within 100-year flood hazard areas that would impede or redirect
flood flows;

s The exposure of people or structures to a significant risk of loss, injury, or death involving
flooding as a result of dam or levee failure; or,

¢ The exposure of a project to inundation by seiche, tsunami, or mudflow.
3.9.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A, Would the project violate any water quality standards or waste discharge requirements? e Less
than Significant Impact.

The proposed project will consist of ten work-live units within the 0.69-acre site. The major source of
potential water pollution is related to sheet runoff capturing surface pollutants from driveways and
other impervious areas that are then conveyed into the local storm water system that is composed of
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gutters, drains, catch basins, and pipes. This storm water infrastructure will collect the water run-off
which will be conveyed to the focal storm drain system. In the absence of certain design measures,
trash, animal waste, chemicals, and other pollutants would be transported untreated through the storm
water system where it is ultimately conveyed to the regional storm drain system.

As part of the development, certain improvements will be installed that will affect the amount of
potential storm water runoff.st For example, the majority of the project site will continue to be paved
or otherwise covered in impervicus surfaces. The existing landscaping includes the front and rear yard
areas of the single-family home and very limited landscaping for the commercial properties. The
estimated existing pervious area is 3,358 square feet. According to the proposed project’s site plan, the
total landscaped area will be 4,410 square feet.52 As a result, the proposed project’s pervious area will
be greater than the existing amount. In addition, the site’s topography will not significantly change. As
a result, there will not be an increase in either peak run-off volumes or peak run-off velocity.

The proposed project will be required to comply with all pertinent requirements of the National
Pollutant Discharge Elimination System (NPDES), The first NPDES requirement involves the
preparation, submittal, and implementation of a Standard Urban Storm Water Mitigation Plan
{SUSMP) that includes design features and Best Management Practices {BMPs), These BMPs may
include, but not be limited to, the use of sandbag berms, stabilized construction entrance/exit,
sediment traps, and storm drain inlet projections. The purpose of the SUSMP is to reduce the potential
for post-construction pollutants entering into the storm water system. The City is required to approve
the SUSMP prior to the issuance of any grading or building permit.

The second requirement involves the preparation of a Storm Water Pollution Prevention Plan (SWPPP)
for development that disturbs areas of between two to five acres, The Applicant must ensure that a
SWPPP is approved, or file a Notice of Intent to comply with the State permit prior to issuance of a
grading permit.53 Adherence to the aforementioned requirements will reduce the potential impacts to
levels that are less than significant.

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

The proposed development is projected to consume approximately 2,500 gallons per day assuming 250
gallons per day per unit. However, the proposed project will utilize low-flush toilets and other water
conservation devices as a means to reduce water consumption. In addition, the development will be
required to employ the water conserving irrigation equipment as a means to further reduce
consumption. When considering the consumption from the three existing units, the net change will be

o The first 34 inches of rainfall from any storm shall be treated and infiltvated through the use of vegetated swales,

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

53 City of Garden Grove, The Garden Grove Plan, Program Environmental Impact Report, February 2012,
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negligible. Because of the minimal change in overall water consumption, the projected water
consumption will not result in an overdraft of the existing available groundwater supply. In addition,
the landscaping will consist of drought tolerant species that will conserve water, As a result, the
potential impacts are anticipated to be less than significant.

C. Would the project substantially alter the existing drainage pattern of the site or area, including
the alteration of the course of a stream or river, in a manner, which would result in substantial
erosion or siltation on- or off-site? « No Impact.

No natural drainage or riparian areas remain within the project site or the surrounding area due to the
past development. During construction, the contractors must adhere to all regulations that govern
erosion control during construction (refer to Section 3.9.2.A). Since there are no natural streams or
riparian areas, no impacts are anticipated.

D. Would the project substantially alter the existing drainage pattern of the site or area, including
the alteration of the course of a streant or river, in a manner, which would result in flooding on-
or off-site? ® No Impact.

The project site and the adjacent properties are developed in residential and commercial uses. There
are no natural lakes or streams within or adjacent to the project site.s4 The project site is located in
the midst of an existing urban area and no natural drainage features are found within the project site
or on the adjacent parcels.ss As a result, no impacts are anticipated.

E. Would the project create or contribute runoff water, which would exceed the capacity of existing
or planned stornuwater drainage systems or provide substantial additional sources of polluted
runoff? @ No Impact,

The stormwater runoff will continue to be conveyed to local storm drains via the curb and gutters. The
nature and extent of stormwater runoff ultimately discharged into the existing storm drain system will
not significantly change from the existing levels. The areas where the new construction will occur are
presently covered over in impervious surfaces. In addition, BMPs will be employed to capture storm
water runoff during construction. These potential BMPs are summarized under Section 3.9.2.A. Asa

result, no impacts are anticipated,
F. Would the project otherwise substantially degrade water quality? ¢ No Impact.

The standard regulations concerning stormwater runoff will mitigate any potential impacts from the
proposed project. The existing landscaping includes the front and rear yard areas of the single-family
home and very limited landscaping for the commercial properties, The estimated existing pervious
area is 3,358 square feet. According to the proposed project’s site plan, the total landscaped area will
be 4,410 square feet.5® As a result, the proposed project’s pervious area will be greater than the

54 Blodgett Baylosis Environmental Planning, Site Survey (Survey were completed on August 24 and 27, 2015.)
55 United States Geological Survey. Garden Grove 71/2 Mimuie Quadrangle. 1994.

56 George Behnam, Architect, Design Package [Mixed Use Development], 10641 & 10661 Garden Grove Blud. & 10642 Pearl St.
April 21, 2015.
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existing amount, and no additional impacts beyond those previously identified are anticipated.

G. Would the project place housing within a 100-year flood hazard area as mapped on a Federal
Fiood Hazard Boundary, Flood Insurance Rate Map or other flood hazard delineation map?
Less than Significant Impact.

The project site is not located within a designated 100-year flood hazard area as defined by FEMA. (the
flood zones are well east of the site, east of Euclid Street). However, the project site is located within
the Regular Flood Hazard Zone “X" as determined by FEMA Flood Insurance Rate Map
No.06059C0138J {Community No. 060229, Panel 0138J), issued on December 3, 2009. Flood Zone
“X”, which is not subject to the Flood Hazard Overlay Zone, includes areas of a potential 500-year
flood; with average flood water depths of less than one foot, or with an average drainage area less of
less than one square mile, and areas protected by levees from 100-year floods.s” As a result, the
proposed project will not involve the placement of any structures that would impede or redirect
potential floodwater flows. Therefore, less than significant flood-related impacts are anticipated.

H. Would the profect place within a 100-year flood hazard area, structures that would impede or
redirect flood flows? e No Impact.

As indicated previously, the project site is not located within a designated 100-year flood hazard area
as defined by FEMA.5® The proposed project will not involve the placement of any structures that
would impede or redirect potential floodwater flows. Therefore, no impacts are anticipated with the
proposed project’s implementation,

I. Would the project expose people or structures to a significant risk of loss, injury, or death,
involving flooding as a result of the failure of levee or dam? » Less than Significant Impact,

The project site and the majority of the City are located within an area that could be subject to flows
due to failure or overflow at the Prado Dam. Inundation from dam failure will potentiaily affect the
entire City. The primary impact associated with potential dam failure will be related to property
damage since flood water will be relatively shallow and the flood water releases would be gradual.s® In
addition, this risk generally applies to the entire City. As a result, the potential impact is considered to
be less than significant,

J.  Would the project result in inundation by seiche, tsunami, or mudflow? ¢ No Impact,

The project site is located approximately ten miles inland from the Pacific Ocean and, as a result, would
not be exposed to the effects of a tsunami. In addition, there are no surface water bodies in the
immediate area of the project site that would result in a potential seiche hazard. As a result, no impacts
related to seiche, tsunami, or mudflows will result from the implementation of the proposed project.

57 Blodgett Baylosis Environmental Planning. Sife Survey (Survey were completed on August 24 and 27, 2015.)
58 City of Garden Grove. The Garden Grove Plan, Program Environmental Impact Report. Exhibit 5.8-2,

59 United States Army Corps of Engineers, Los Angeles Distriet. Dam Safety Prograrm. http://fwww.spl.usace, army.mil/Media/
FactSheets/tabid/1321/Article/477349/dam-safety-program.aspx.
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3.9.3 MITIGATION MEASURES

The analysis determined that the proposed project would not result in any significant hydrology or
water quality impacts. As a result, no mitigation is required.
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3.10 LAND USE & PLANNING IMPACTS
3.10.1 THRESHOLDS OF SIGNIFICANCE

According to the City of Garden Grove, acting as Lead Agency, a project may be deemed to have a
significant impact on land use and development if it results in any of the following:

e The physical division and disruption of an established community;

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

e A conflict with any applicable habitat conservation or natural community conservation plan.
3.10.2 ANALYSIS OF ENVIRONMENTAL IMPACTS
A. Would the project physically divide an established community? ¢ No Impact.

The project site is located in the midst of an urbanized area that includes commercial development
along the site’s Garden Grove Boulevard frontage and a single-family unit along the Pearl Street
frontage. These existing uses and the related improvements will be demolished to accommodate the
proposed project. Commercial uses abut that portion of the project located along the Garden Grove
Boulevard frontage while residential uses abut the northern portion of the project site along the Pearl
Street frontage. The dominant land uses located further north of the project site are manufacturing
uses.b0 The existing land uses in the vicinity of the project site are noted in Exhibit 3-6. The proposed
mixed-use project will not result in the division of an established residential neighborhood. As a

result, no impacts are anticipated.

B. Would the project conflict with an applicable land use plan, policy, or regulation of an agency
with jurisdiction over the project (including, but not limited to, a general plan, specific plan, local
coastal program, or zoning ordinance) adopted for the purpose of avoiding or mitigating an
environmental effect? « No Impact,

The project site is designated as Industrial/Residenticl Mived Use 2 in the City of Garden Grove
General Plan. The properties located on either side of the project site and to the north are also
designated as Industrial/Residential Mixed Use 2. Finally, the properties located to the south and
opposite the project site, on the south side of Garden Grove Boulevard, are designated as Light
Commercial. The project site is zoned AR (Adaptive Reuse). The properties located to the north, east,
and west are also zoned AR.%

4o Blodgett Baylosis Environmental Planning. Site Survey (Survey were completed on August 24 and 27, 2015.)

@ George Behnam, Architect. Design Package [Mixed Use Development], 10641 & 10661 Garden Grove Blud. & 16642 Pearl St
April 21, 2015.
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Project Site

Joy St

Garden Grove Bivd

T

Hammontres Dr

EXHIBIT 3-6
EXISTING LAND USES AND DEVELOPMENT

SOURCE: BLODGEIT BAY1.081S ENVIRONMENTAL PLANNING
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parcels located to the south of the project site, along the south side of Garden Grove Boulevard, are
zoned GGMU3 (Garden Grove Mixed [Fse 3). The General Plan and Zoning Map are shown in Exhibit
3-7 and 3-8, respectively. As indicated previously, the project site and the properties located to the
west, east, and north of the project site are zoned AR (Adaptive Reuse). The AR zone allows for a mix
of work-live units, light industrial uses including activities engaged in research and technology, office,
limited entertainment, and complementary uses. Residential uses within the AR zone are permitted
only as work-live, either in new developments or as adaptive reuse of existing structures. The AR zone
implements the Industrial/Residential Mixed-Use 2 land use designation which is applicable to the
project site. The applicable zoning regulations for the AR zone are summarized below and on the

following pages.s2

e Permitted Uses. Residential uses within the AR zone are permitted only as work-live, either in
new developments or as adaptive reuse of existing structures. The non-residential component
of a work-live development shall be a use allowed within the applicable zone by Section
9.18.020 (Uses Permitted) and Table 9.18-1 (Use Regulations for the Mixed-Use Zones). All
floor area other than that reserved for living space shall be reserved and regularly used for
working space. The proposed ten work-live units conform to these land use requirements.

» Prohibited Uses. Prohibited uses include auto repair uses, including paint, body work, or auto
maintenance; storage of flammable liquids or hazardous materials (beyond that normally
associated with a residential use); and any other activity or use, as determined by the
responsible review authority to not be compatible with residential activities.®s The proposed
ten work-live units will include the residential units and office space which is permitted.

e Conversion of Work-tive Units. After approval, a work-live unit may not be converted to
entirely residential use. The covenants, conditions, and restrictions of any work-live praject or
unit in any Mixed-Use zone shall include the requirement that the work-live use shall not be
converted to exclusive residential use. The proposed project will be required to comply with
this requirement.

s Floor Area Requirement. A work-live unit shall have a minimum floor area of at least 750
square feet. The maximum size of the residential portion of the work-live unit shall be no more
than 40 percent of the unit to ensure that the residential portion remains accessory to the
primary commercial use. The proposed project will comply with this requirement.

o2 City of Garden Grove. Garden Grove Mixed Use Zones Zoning Ordinance Amendment. http://www.ci garden-grove.c:
pdf/citymanager/mixed-use-regulations.pdf.

o3 Uses that have the possibility of affecting the health or safety of work-live unit residents due to the potential for the use to
create dust, glare, heat, noise, noxious gases, odor, smoke, traffic, vibration or other impacts, or would be hazardous because
of materials, processes, products, or wastes.
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Low Density Residential

Medium Density Residential

Light Consmercial

Heavy Commsreial

Residential /Comumercial
Mixed Use 1

Project Site

Residential /Commnyercial
Mixed Use 2

Indnstrial/Residential
Mived Use z

EXHIBIT 3-7
EXISTING GENERAL PLAN LAND USE DESIGNATIONS

SOURCE; CITY OF GARDEN GROVE
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R-5 — Multple Family Residental

PUD-117-98 — Planned Unit
Develoepment

CCSP-DC30 — Commmnity
Center Specific Plan

GGMU1 — Garden Grove Blvd
bFived Use 1

GGMUEz - Garden Grove Blvd
Mixed Use 3

AR -~ Adaptve Reunse

Praject Site

Benton St

Cypress St

EXHIBIT 3-8
EXISTING ZONING LAND USE DESIGNATIONS

SOURCE: CITY OF GARDEN GROVE

INITIAL STUDY & 3.10 LAND USL & PLANNING IMPACES PAGE 87




Cr1yY 0F GARDEN GROVE @ MITIGATED NEGATIVE DECLARATION & INITIAL STUDY
MIXED-USE DEVELOPMENT & 10641 & 10661 GARDEN GROVE BLVD. & 10642 PEARL ST,

e Separation and Access of Individual Units. Each work-live unit shall be separated from other
units and other uses in the building., Access to each unit shall be provided via storefronts or
from common access areas, corriders, or halls. The access to each unit shall be clearly
separated from other work-live units or other uses within the building. Living space shall be
located in the rear ground level or second floor and above to maintain activity and commercial
access along the frontage.

e Facilities to Accommodate Commercial or Industrial Activities. A work-live unit shall be
designed to accommodate non-residential uses as evidenced by the provision of ventilation,
interior storage, flooring, and other physical improvements of the type commonly found in
exclusively nonresidential facilities nsed for the same work activity. The proposed project will
comply with this requirement.

e Integration of Living and Working Space. Areas within a work-live unit that are designated as
living space shall be an integral part of the work-live unit and not separated {(or occupied
and/or rented separately) from the work space, except that mezzanines and lofts may be used
as living space. The proposed project will comply with this requirement.

¢ Parking Requirements. Fach work-live unit shall meet off-street parking requirements as
provided in Section 9.18.140 (parking). The proposed project will provide 32 parking spaces
while 30 spaces are required.

e Operating/Oceupancy Requirements. A work-live unit shall be oecupied and used only by the
operator of the business within the unit or a household of which at least one member shall be
the business operator, At least one of the residents of a work-live unit shall be required to have
a business license with the City of Garden Grove, The proposed project will comply with this
requirement.

¢ Sale or Rental of Portions of Unit. No portion of a work-live unit may be separately rented or
sold as a commercial space for any person not living in the premises or as a residential space
for any person not working in the same unit. The proposed project will comply with this
requirement.

e Non-Resident Employees. Up to two persons who do not reside in the work-live unit may work
in the unit unless this employment is prohibited or limited by the conditional use permit. The
employment of three or more persons who do not reside in the work-live unit may be permitted
subject to conditional use permit approval. The proposed project will comply with this

requirement.

e (Client and Customer Visits. Client and customer visits to work-live units are permitted subject
to any applicable conditions of the conditional use permit, to ensure compatibility with
adjacent commercial or industrial uses, or adjacent residentially zoned areas or uses. The
proposed project will comply with this requirement.
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The proposed project will conform to all pertinent development régulations. As a result, no impacts are
anticipated.

C. Will the project conflict with any applicable habitat conservation or natural community
conservation plan? e No Impact.

The project site is located in the midst of an existing urbanized commercial and residential area. No
natural or native habitats are found within the site or on the adjacent parcels. In addition, there are
no areas within the vicinity of the project site that are subject to habitat conservation plans. As a
result, no impacts are anticipated.

3.10.3 MITIGATION MEASURES

The analysis determined that no impacts on land use and planning would result from the
implementation of the proposed project. As a result, no mitigation meastres are required.
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3.11 MINERAL RESOURCES IMPACTS
3.11.1 THRESHOLDS OF SIGNIFICANCE

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

e The loss of availability of a known mineral resource that would be of value to the region and the

residents of the State; or,

e The loss of availability of a locally-important mineral resource recovery site delineated on a
local general plan, specific plan, or other land use plan.

3.11.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A. Would the project result in the loss of availability of a known mineral resource that would be of
value to the region and the residents of the State? » No Impact,

According to the State of California Department of Conservation Regional Wildcat Map, the project site
is not located over any oil wells. In addition, the project area is not located within a Significant
Mineral Aggregate Resource Area (SMARA), nor is it located in an area with active mineral extraction
activities.®4 As a result, no impacts on existing mineral resources will result from the proposed project's
implementation.

B. Would the project result in the loss of availability of a locally-important mineral resource
recovery site delineated on a local general plan, specific plan, or other land use plan? » No
Impaect.

There are no mineral, oil, or energy extraction activities located within the project area. Review of
maps provided by the State Department of Conservation indicated that there are no oil wells located
within the project site.55 The resources and materials used in the construction of the proposed ten
work-live units will not include any materials that are considered rare or unique. Thus, the proposed
project will not result in any impacts on mineral resources in the region.

3.11.3 MITIGATION MEASURES

The analysis of potential impacts related to mineral resources indicated that no impacts would result
from the proposed project's approval and subsequent implementation. As a result, no mitigation
measures are required.

64 California Department of Conservation, Mineral Land Classification of the Greater Los Angeles Area, 1987,

4 State of California Department of Conservation, Regional Wildcat Mup. September 2015,
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3.12 NOISE IMPACTS
3.12.1 THRESHOLDS OF SIGNIFICANCE

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

e The exposure of people to, or generation of, noise levels in excess of standards established in
the local general plan or noise ordinance or applicable standards of other agencies;

e The exposure of people to, or generation of, excessive vibration or ground-borne noise levels;

e A substantial permanent increase in ambient noise levels in the project vicinity above levels

existing without the project;

e A substantial temporary or periodic increase in ambient noise levels in the project vicinity
above levels existing without the project;

e Located within an area with an airport land use plan or, where such a plan has not been
adopted, within two miles of a public airport or public use airport, where the project would
expose people to excessive noise levels; or,

e Located within the vicinity of a private airstrip that would result in the exposure of people
residing or working in the project area to excessive noise levels.

3.12.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A, Would the project resulf in exposure of people to, or generation of, noise levels in excess of
standards established in the local general plan or noise ordinance, or applicable standards of
other agencies? ® Less than Significant Impact.

Noise levels may be described using a number of methods designed to evaluate the "loudness" of a
particular noise. The most commonly used unit for measuring the level of sound is the decibel (dB).
Zero on the decibel scale represents the lowest limit of sound that can be heard by humans. The
eardrum may rupture at 140 dB. In general, an increase of between 3.0 dB and 5.0 dB in the ambient
noise level is considered to represent the threshold for human sensitivity. Noise levels that are
associated with common, everyday activities are illustrated in Exhibit 3-9. Noise may be generated
from a point source, such as a piece of construction equipment, or from a line source, such as a road
containing moving vehicles. Because the area of the sound wave increases as the sound gets further
and further from the source, less energy strikes any given point over the surface area of the wave. This
phenomenon is known as spreading loss. Due to spreading loss, noise decreases with distance. The
City of Garden Grove's noise control regulations are included in Title 8, Chapter 47 (Noise Control) of
the Municipal Code. The State of California has mandated that local governments prepare a noise
element as part of their general plans. The Garden Grove Noise Element contains noise guidelines with
respect to land use and noise exposure compatibility (refer to Exhibit 3-10). These standards are
contained in the Garden Grove General Plan Noise Element (page 7-7; Table 7-1).
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Noise Levels — in dBA
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sonic boom

Jet take off at 200 ft.

music in night club interior
motorcycle at 20 ft.

power inower

Jreight train at 50 ft.

food blender

electric mixer, ight rail train horn

portable fan, roadway traffic at 50 jt.
dislavasher, air conditioner

normal conversation
refrigerator, light traffic at 100 ft.

library mmterior {qudet study areda)

rustling leaves

EXHIBIT 3-9

TYPICAL NOISE LEVELS FROM COMMON ACTIVITIES

SOURCE: BLODGEFT BAYLOSIS ENVIRONMENTAL PLANNING
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City of Garden Grove Noise and Land Use Compatibility Standards

Community Noise Exposure {La or CNEL, dBA)

Land Use Category Normally | Conditionally | Normaty Cleany
Accaplable Acceptable | Unacceptatle | Unacceplable

Besidenlial - Low Denslly, Singla-Family, Duplex, Mobile Homes 50 - 60 86-70 7075 75-85
Rasidential - Multple Farnily 58 - 65 60- 70 70-75 70--85
Teansient Lodging - Moted, Hotels 56-85 80- 70 T80 a0 - 8
Schools, Librades, Churches, Hospitals, Norsing Homes 60-70 60 -7 70-80 80 - B5

" | Auditerdums, Concert Halls, Amphitheaters NA §0- 70 NA 65— B&
Sports Aranas, Qutdoor Speciator Sporis NA 50-75 NA 70-85
Play grounds, Neighborhood Parks 53.70 NA 67.5-75 725--85
Golf Courses, Riding Statfes, Water Becreation, Cemeteties 870 NA 70- 80 80-85
Office Buitdings, Business Commercial and Professional .10 67.5-7715 75-85 NA
Industrial, Manufacturing, Utifities, Agriculture 83-75 70-80 7585 NA
BA: NotApplicabie

Source: Office of Planning and Research, California, General Plan Guiddines, Octobar 2003,

Formally Actaptabie — Qpeched Iand Use 15 SaEtaciory, Dased Upon (e assumplion that any bulcings inv olved are of nomal corventianal
construction, without ary special noise insulalion requirements.

Conditionally Acceplable — New construction ar development should be undertaken only after a detafled analysis of the noise eeduction
requitements is made and needed nolsa insulation features inchided in the design. Corwentional construction, but with closed windows and
fresh ajr supply systems o air condiioning, will nermally suffice.

Normally Uneccaptable — New construgtion or development should be discouraged. [ new construction or development does proceed, a
detafled analysis of the nelse reduction requirements rust be made and needed noise insufation features incheded in the design.

Clearly Unacceptable — New construction or development should generally not be underisken.

Citly of Garden Grove Noise Ordinance Standards

— Ambient Base .
Land Use Designation ;::J ?sen!t.e\ﬂe! Fime Of Day

Sensitive Uses Residential Use 55 dBA .00 AM - 10:00 PM
50 dBA 10:00 PM —7:00 AM

institutional Use 65 dBA Any Time

Coaditionally Sensftive Uses Offico-Profossional Uso 66 dBA Any Time

Hotals and Motels 85 dBA Any Tima

Commarcial Uses 70 dBA Any Time
Non-Sesitive Usas Commsrciab’lncfusirivai Uses within 65 dBA 7:00 AM ~ 10:00 PM
_ 150 teet of Rasidential Uses 50 dBA 10:00 PM —7:00 AM

Industriai Uses 7adBA Any Time

Sourca; City of Garden Grove, Municipal Cods, Seclion 8, 4?, Naise Conirol, 2005,

EXHIBIT 3-10

NOISE AND LAND USE COMPATIBILITY, CITY OF GARDEN GROVE

GENERAL PLAN

SOURCE: CII'Y OF GARDEN GROVE
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A series of noise measurements were taken to characterize the existing noise environment. The noise
measurements indicated that the average noise levels within the property ranged from 64 dBA to 71
dBA. The ambient noise environment was dominated by traffic on Garden Grove Boulevard. Overall,
the ambient noise levels were well below the 70 dBA level. According to the aforementioned land use
and noise exposure compatibility guidelines, residential development is compatible in those areas
where the ambient noise levels are 70 dBA, CNEL, or less. The proposed ten work-live units will be
required to conform to the City’s noise control requirements in the same manner as other residential
development in the City. The potential construction noise impacts are discussed under Section
3.12.2.D. As aresult, the impacts are less than significant.

B. Would the project result in exposure of people to, or generation of, excessive ground borne
vibration or ground borne noise levels? ¢ Less than Significant Impact.

The current noise environment within the project area is dominated by traffic noise emanating from
Garden Grove Boulevard. The major source of noise from the proposed project itself will be related to
typical residential activities and vehicle noise (horns, alarms, ete.) from the internal drive-aisle and
parking area. As indicated previously, the City of Garden Grove's noise control regulations are included
in Title 8, Chapter 47 (Noise Control) of the Municipal Code. The proposed ten work-live units will be
required to conform to the requirements included in the City’s Noise Control Ordinance. The
aforementioned regulations will reduce the potential impacts to levels that are less than significant.

C. Would the project result in a substantial permanent increase in ambient noise levels in the project
vicinity above levels existing without the project? » No Impact.

The proposed project is considered to be a noise sensitive receptor. As indicated previously, the
proposed use will also be required to conform to the City of Garden Grove's noise control regulations
included in the Municipal Code. The cumulative traffic will not be great enough to result in a
measurable or perceptible increase in traffic noise on either Pearl Street or Garden Grove Boulevard,
It typically requires a doubling of traffic volumes to increase the ambient noise levels to 3.0 dBA or
greater which is considered to be the threshold for persons with normal hearing to discern a change in
the ambient noise levels. As a result, the proposed project's implementation will not result in any

permanent noise impacts,

D. Would the project result in substantial temporary or periodic increases in ambient noise levels in
the project vicinity above levels existing without the project? » Less than Significant Impact.

Noise levels associated with various types of construction equipment are illustrated in Exhibit 3-11.
The noise levels that are indicated in the exhibit illustrate the typical noise at a distance of 50 feet from
the noise source. The construction noise would subside once construction of a particular project is
completed. Two types of noise impacts could occur during the construction phase: the transport of
workers and noise from construction equipment. Composite construction noise is best characterized
by Bolt, Beranek, and Newman,56

66 USEPA, Protective Noise Levels. 1971.
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Noise Levels in dBA, 50 feet
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TYPICAL CONSTRUCTION NOISE LEVELS

SOURCE: BLODGETT BAYLOSIS ENVIRONMENTAL PLANNING
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In this study, the noisiest phases of construction for residential development is presented at 89 dBA as
measured at a distance of 50 feet from the construction activity. These values take into account both
the number of construction eguipment and the timing of heavy equipment use during construction. In
later phases during building erection, noise levels are typically reduced from these values because the
physical structures recently constructed further break up line-of-sight noise. However, as a worst-case
scenario the 89 dBA value is used as an average noise level for the construction effort.

In general, the noise level adjustment that takes the spreading loss into account calls for a 6.0 dBA
reduction for every doubling of the distance beginning with the initial 50-foot distance. When taking
into account the spreading loss, the construction equipment will generate noise levels in excess of 80
dBA during the noisiest construction phases at the nearest sensitive receptor. While there will be a
limited duration for the construction activities, all construetion activities must adhere to the City's
noise control requirements. The demolition activities along with the proposed project's construction
operations must adhere to the requirements of the City of Garden Grove Noise Control Ordinance.s
The aforementioned noise control regulations will limit construction nocise levels and construction
times, and will reduce the potential demolition and construction noise impacts to levels that are less
than significant.

E. For a project located within an airport land use plan or, where such a plan has not been adopted,
within two miles of a public airport or public use airport, would the project expose people
residing or working in the project area to excessive noise levels? » No Impact.

The nearest airport is the Los Alamitos Joint Forces Training Base (JFTB), located approximately 5.78
miles to the northwest of the project site. The Los Alamitos JFTB is located in the City of Los Alamitos.
A second airport, the Fullerton Municipal Airport, is a general aviation airport that is located
approximately 7.29 miles to the north of the project site. As a result, no impacts related to the exposure
of persons to aircraft noise from a public use airport are anticipated.

F. Within the vicinity of a private airstrip, would the project expose people residing or working in
the project area to excessive noise levels? ¢ No Impact.

The project site is not located within two miles of a private airstrip.9” No private airports are located in
the City. As a result, no noise impacts from a private airstrip will affect the project site.

3.12.3 MITIGATION MEASURES

The analysis of potential noise impacts indicated no significant noise impacts would result from the
proposed project’s implementation. As a result, no mitigation is required.

67 United States Geological Survey, TerraServer USA. The Nutional Map — Garden Grove, California. July 1, 1979.
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3.13 POPULATION & HOUSING IMPACTS
3.13.1 THRESHOLDS OF SIGNIFICANCE

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

e A substantial growth in the population within an area, either directly (for example by proposing
new homes or businesses) or indirectly (for example, through extension of new homes or

infrastructure) related to a project;

e The displacement of a substantial number of existing housing units, necessitating the
construction of replacement housing; or,

e The displacement of substantial numbers of people, necessitating the construction of

replacement housing.
3.13.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A. Would the project induce substantial population growth in an areq, either directly (for example
by proposing new homes or businesses) or indirectly (for example, through extension of new
homes or infrastructure) related to a project)? » Less than Significant Impact.

The existing uses within the project site include commercial and residential. A single-family home is
located in the northern portion of the project site. The proposed project involves the construction of
ten work-live units. Assuming an average household size of 3.64 persons per unit, which was derived
from the 2010 Census, a potential of 36 residents would occupy the proposed units.

According to the City’s regional population growth projections developed for the City by the Southern
California Association of Governments (SCAG), the City’s 2020 population will be 179,400 persons.f8
This 2020 projection translates into a population increase of 4,626 persons over the current 2015
population estimate of 174,774 persons. Assuming an average household size of 3.76 persons per unit
derived from the 2015 California Department of Finance (DOF), the ten new units would result in a
potential population of 36 persons. As a result, the proposed project’s implementation will not result
in the SCAG projections being exceeded.

Growth-inducing impacts are generally associated with the provision of urban services to an
undeveloped or rural area, such as utilities, improved roadways, and expanded public services. The
variables that typically contribute to growth-inducing impacts, and the project’s contribution to
potential growth-inducing impacts, are identified in Table 3-8. The utility connections and other
infrastructure will continue to serve the project site. The increase in on-site population will not lead to
substantial growth, As a result, the impacts are less than significant.

58 These SCAG projections are used in the prepavation of the Regional Transportation Plan.
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Table 3-8

Potential Growth-Inducing Impacts

Factor Contributing to Growth
Inducement

Project’s Potential Contribution

Basis for Determination

New development in an area presently
undeveloped and ecoromic factors which
may influence development.

The proposed project will promote
development of an underutilized pareel,

The new development will promote new
infill residential development.

Extension of roadways and other
transportation facilities,

The proposed project wili not involve the
extension or modification of any off-site
existing roadways,

The only off-site improvements include
those requived to facilitate access.

Extension of infrastructure and other
improvements.

No off-site water, sewer, and other critical
infrastructure improvements arve
anticipated.

The only infrastructure improvements will
be designed to serve the proposed project.

Major off-site public projects {treatment
plants, etc.}.

No major facilities ave proposed at this
time.

No off-site facilities will be required to
accommodate the projected demand for
wastewater treatment or water.

Removat of housing requiring
replacement housing elsewhere,

The project does not involve the removal
or the replacement of existing affordable
or subsidized housing units.

No affordable housing will be affected by
the proposed project.

Additional population growth leading to
increased demand for goods and
services.

The proposed project wili provide
additional employment opportunities in
the 10 work-live units.

Limited potential long-term employment
will be provided by the proposed mixed-use
development,

Short-term growth inducing impacts
related to the project’s construction.

The proposed project may result in the
creation of new construction employment.

Short-term increases in construction
empioyment are considered a beneficial
impact.

Source: Blodgett Baylosis Environmental Planning, 2015,

B. Would the project displace substantial numbers of existing housing, necessitating the construction

of replacement housing elsewhere? « No Impact.

The proposed project involves the construction of ten work-live units within a site that is currently

occupied by a single-family units and commercial uses.59 The existing housing unit will be demolished

to accommodate the proposed new mixed-use development. However, the existing unit is a market rate
unit which will be replaced by the proposed ten-unit development. As a result, no impacts related to
housing displacement will result from the proposed project's implementation.

49 Blodgett Baylosis Environmental Planning, Site Survey {Survey were completed on August 24 and 27, 2015.}
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C. Would the praject displace substantial numbers of people, necessitating the construction of
replacement housing elsewhere? ¢ No Impact.

The existing housing unit will be demolished to accommodate the proposed new mixed-use
development. As indicated previously, the existing unit is market rate units which will be replaced by
the proposed ten-unit development. As a result, no impacts will result.

3.13.3 MITIGATION MEASURES

The analysis of potential population and housing impacts indicated that no impaets would result from
the proposed project's approval and subsequent implementation. As a result, no mitigation is required.
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3.14 PUBLIC SERVICES IMPACTS

3.14.1 THRESHOLDS OF SIGNIFICANCE

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

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

objectives relative to fire protection services;

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

objectives relative to police protection services,

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

objectives relative to school services;

A substantial adverse physical impacts associated with the provision of new or physically
altered governmental facilities, need for new or physically altered governmental facilities, the
construction of which would cause significant environmental impacts in order to maintain
acceptable service ratios, response times, or other performance objectives for parks; or,

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

3.14.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A,

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

Impact.

The Garden Grove Fire Department (GGFD) provides fire and emergency services to the project site.
The GGFD operates seven fire stations within its service area. The nearest station to the project site is
located at 11301 Acacia Parkway within the Civic Center. The proposed project will be subject to review
and approval by the GGFD to ensure that fire safety and fire prevention measures are incorporated into
the project. The GGFD currently reviews all new development plans, and the project will be required to
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conform to all fire protection and prevention requirements, including, but not limited to, building
setbacks, emergency access, the availability of fire hydrants, use of interior sprinklers, etc.’> GGFD
conditions of approval will be incorporated into the applicable plans prior to the issuance of building
permits. As a result, the impacts will be less than significant.

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

Impact.

The Garden Grove Police Department (GGPD) provides law enforcement services to the City. The
GGPD operates from a central facility located in the Civic Center complex (11301 Acacia Parkway). The
proposed site plan, lighting plan, and other recommended improvements must be reviewed by the
GGPD. Any Department’s conditions of approval must be incorporated into the applicable plans prior
to the issuance of building permits. The implementation of these conditions wiil reduce the level of
impact to levels that are less than significant.

C. Would the project result in substantial adverse physical impacts associated with the provision of
new or physically altered governmental facilities, the construction of which would cause
significant environmental impacts in order fo mainiain acceptable service ratios or other
performance objectives relative to school services? e Less than Significant Impact.

A majority of the students residing within the City of Garden Grove and the project site are served by
the Garden Grove Unified School District (GGUSD). The GGUSD provides educational services for
students in kindergarten through the 121 grade. Student generation factors were used to calculate the
proposed project’s potential enrollments (refer to Table 3-9). As indicated in Table 3-9, there is a
potential for seven students.

Table 3-9
Projected School Enrollments
Grade Levels Student Generation Factor Projected Enrollment
Elementary/Middie School 0.5 students/unit 5 students
High School 0.205 students/unit 2 students
Total 7 students

Source: Garden Grove Unified School District.

School districts assess development fees against residential development to mitigate impacts resulting
from the increase in demand for school-related services. Pursuant to SB-50, payment of fees to the
applicable school district is considered full mitigation for project-related impacts. The proposed
project's school enrollment impacts will be off-set by the school fees that will be paid by the developer.
As a result, the impacts will be less than significant.

7 City of Garden Grove. http://www.ci.garden-grove.ca.us/fire/generclinfo
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D. Would the project result in substantial adverse physical impacts associated with the provision of
new or physically altered public facilities, need for new or physically altered public facilities, the
construction of which would cause significant environmental impacts in order to maintain
acceptable service ratios, response times, or other performance objectives for parks? e Less than
Significant Impact.

The City of Garden Grove Community Services Department maintains public parks located throughout
the City. The proposed proiect's ten work-live units will potentially result in a projected resident
population of up to 36 persons. The potential resident population will lead to a slight incremental
increase in the demand on existing recreation services, However, no physical change to an existing
park or recreation facility will oceur as part of the proposed project's implementation. The project site
is privately owned and secured from public use. As a result, the impacts will be less than significant.

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

The addition of ten new work-live units will translate into an incremental increase in the demand for
other governmental services. However, the proposed project is consistent with the growth projections
developed for the City by the Southern California Association of Governments (SCAG). In addition,
any impact may be partially offset by the increase in the taxes and in the assessed valuation of the
property. As a result, the potential impacts associated with the proposed project's adoption and
subsequent implementation, are considered to be less than significant.

3.14.3 MITIGATION MEASURES

The analysis determined that the proposed project would not result in any significant impact on public
services. As a result, no mitigation is required.
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3.15 RECREATION IMPACTS
3.15.1 THRESHOIL.DS OF SIGNIFICANCE

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

e The use of existing neighborhood and regional parks or other recreational facilities such that
substantial physical deterioration of the facility would oceur or be accelerated; or,

e The construction or expansion of recreational facilities, which might have an adverse physical

effect on the environment,
3.15.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A. Would the project increase the use of existing neighborhood and regional parks or other
recreational faetlities such that substantial physical deterioration of the facility would occur or be
accelerated? » Less than Significant Impact.

The City of Garden Grove Community Services Department maintains public parks located throughout
the City. The nearest park facility to the project site is the Village Green Park located at 12732 Main
Street, This 6.3-acre park includes a play area, game courts, and a community center. The park is
located approximately 0.39 miles to the northwest of the project site. No physical change to an existing
park or recreation facility will occur as part of the proposed project's implementation. As a result, the
impact will be less than significant.

B. Would the project include recreational facilities or require the construction or expansion of
recreational facilities which might have an adverse physical effect on the environment? e No

Impact.

The proposed project's ten work-live units will potentially result in a resident population of up to 36
persons. This additional population will lead to a slight incremental increase in the demand on existing
recreation services. However, no physical change to an existing park or recreation facility will oceur as
part of the proposed project's implementation. The project site is privately owned and secured from
public use. As a result, no impacts related to the need for replacing park facilities will result.

3.15.3 MITIGATION MEASURES

The analysis of potential impacts related to parks and recreation indicated that no impacts would result
from the proposed project's approval and subsequent implementation. As a result, no mitigation
measures are required.
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3.16 TRANSPORTATION & CIRCULATION IMPACTS

3.16.1 THRESHOLDS OF SIGNIFICANCE

According to the City of Garden Grove, acting as Lead Agency, a project will normally have a significant
adverse impact on traffic and circulation if it results in any of the following:

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

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

Results in a change in air traffic patterns, including either an increase in traffic levels or a
change in the location that results in substantial safety risks;

Substantially increases hazards due to a design feature {e.g., sharp curves or dangerous
intersections) or incompatible uses (e.g., farm equipment);

Results in inadequate parking capacity;
Results in inadequate emergency access; or,

A conflict with adopted policies, plans, or programs regarding public transit, bicycle, or
pedestrian facilities, or ctherwise decrease the performance or safety of such facilities.

3.16.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A

Would the project cause a conflict with an applicable plan, ordinance, or policy establishing
measures of effectiveness for the performance of the circulation system, taking into account all
modes of transportation including mass transit and non-motorized itravel and relevant
components of the circulation system, including but not limited to, intersections, streets,
highways and freeways, pedestrian and bicycle paths, and mass transit? e Less than Significant
Impact.

Trip generation rates are developed by the ITE (Institution of Transportation Engineers) in their Trip
Generation Manual, gth Edition, 2012. The trip generation rates for this project are shown in Table 3-
10. As indicated in Table 3-10, the proposed project will generate 95 trip ends per day, with eight
vehicle trip ends per hour during the AM peak hour and ten vehicle trip ends per hour during the PM
peak hour. Compared to the existing land uses (the commercial businesses and the single-family
residence), the proposed project’s potential net increased trip generation is negligible.
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Table 3-10
Project Tratfic Forecast
ITE Land Use Code/ Daily AM Pealk Hour PM Peak Hour
Project Description 2-Way Enter Exit Total Enter Exit Total
Future Rates (Trips/Unit) 9.52 0,19 0.56 - 0.63 0.37 -
Future Trips (10 ve6 units) 05 2 6 8 6 4 10

Source: Blodgett Baylosis Environmental Planning

The traffic volumes fall below the threshold of 50 peak hour trips that have been identified as requiring
a project traffic study. The proposed project is an urban infill development that will be effective in
reducing overall VMT. Therefore, a full traffic study is not required and the potential impacts will be
less than significant.

B. Would the project result in a conflict with an applicable congestions management program,
including but not limited to, level of service standards and travel demand rneasures, or ather
standards established by the County Congestion Management Agency for designated roads or
highways? & No Impact.

The proposed project will generate 95 trip ends per day, with eight vehicle trip ends per hour during
the AM peak hour and ten vehicle trip ends per hour during the PM peak hour. These figures do not
take into account the existing land uses (the commercial businesses and the single-family residence)
that occupy the project site. When factoring the existing trips generated by the appliance business and
the single-family residence, the proposed project’s potential net increased trip generation will be
negligible. The only CMP “intersection” located in Garden Grove is the SR-22 freeway ramp
connections with Harbor Boulevard. No other CMP intersections are located in the study area. Asa
result, no CMP impacts are anticipated.

C. Would the project result in a change in air traffic patterns, including either an increase in traffic
levels or a change in the location that results in substantial safety risks?  No Fmpact.

The nearest airport is the Los Alamitos Joint Forces Training Base (JFIB), located approximately 5.78
miles to the northwest of the project site. The Los Alamitos JFTB is located in the City of Los Alamitos.
The nearest general aviation airport is the Fullerton Municipal Airport (FMA) located at 4011 West
Commonwealth Avenue approximately 6.92 miles to the northwest of the project site. The proposed
ten work-live units will not result in a change in air traffic patterns or otherwise impact aircraft
operations. As a result, no impacts are anticipated.

D. Would the project substantially increase hazards due to a design feature (e.g., sharp curves or
dangerous infersections) or incompatible uses (e.g., farm equipment)? e No Impact.

The design features of the project will not create any safety hazards since no modifications to any
existing public roadways will occur. As a result, no impacts are anticipated.
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E. Would the project result in inadequate parking capacity? ¢ No Impact.

A total of 32 parking spaces within the enclosed garages of each unit and in the surface parking area
located in the northern portion of the project site. According to the to the City’s off-street parking
requirements, a total of 30 parking spaces are required.” The proposed project will exceed these
requirements and, as a result, no parking impacts are anticipated.

F, Would the project result in inadequate emergency access?  No Impact.

The proposed project would not result in inadequate emergency access. The proposed project will be
required to comply with conditions of approval established by the GGFD and the GGPD. As indicated
previously, the GGFD and GGPD will review the site plan including all buildings, fences, drive gates, or
other features that might affect emergency access. This review process, along with the project's
compliance with the applicable regulations and standards, would ensure that adequate emergency
access would be provided. As a result, no impacts are anticipated.

G. Would the project result in a conflict with adopted policies, plans, or programs regarding public
transit, bicycle, or pedestrian facilities, or otherwise decrease the performance or safety of such
Jacilities? « No Impact.

The Orange County Transportation Authority (OCTA) operates several bus routes throughout the City
of Garden Grove. The nearest bus route that serves the project site is OCTA Line 56 which extends
along Garden Grove Boulevard. No bus stop is located along the project site’s Garden Grove Boulevard
frontage. The proposed project will not affect any existing bus stops and/or routes. As a result, no
impacts will result from the proposed project’s implementation.

3.16.3 MITIGATION MEASURES

The analysis of potential impacts related to traffic and circulation indicated that no traffic impacts
would result. As aresult, no mitigation is required.

7 George Behnam, Architect. Design Package [Mixed Use Development], 10641 & 10661 Garden Grove Blud, & 10642 Pearl St.
April 21, 2015.
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3.17 UTILITIES IMPACTS
3.17.1 THRESHOLDS OF SIGNIFICANCE

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

¢ An exceedance of the wastewater treatment requirements of the applicable Regional Water
Quality Control Board;

e The construction of new water or wastewater treatment facilities or expansion of existing
facilities, the construction of which could cause significant environmental impacts;

e The construction of new storm water drainage facilities or expansion of existing facilities, the
constriction of which could cause significant environmental effects;

¢ Insufficient water supplies to serve the project from exisiing entitlements and resources, or
need new or expanded entitlements;

e A determination by the wastewater treatment provider that serves or may serve the project that
it has inadequate capacity to serve the project's projected demand;

# The project will be served by a landfill with sufficient permitted capacity to accommodate the
project's solid waste disposal needs; or,

¢ Non-compliance with Federal, State, and local statutes and regulations relative to solid waste;
3.17.2 ANALYSIS OF ENVIRONMENTAL IMPACTS

A. Would the project exceed wastewater treatment requirements of the applicable Regional Water
Quality Control Board? » Less than Significant Impact.

The City of Garden Grove's sewer system operates entirely using gravity flow and the effluent is
conveyed to one of several of Orange County Sanitation District's (OCSD) sewer trunk lines.”? The
future residential development contemplated under the proposed project (ten work-live units} is
anticipated to generate approximately 1,800 gallons of effluent daily.?s This effluent generation
assumes a rate of 180 gallons per day, per unit. The OCSD has indicated that there is sufficient
capacity to treat the additional effluent. No new off-site treatment facilities will be required to meet
the projected demand. As a result, the potential impacts are less than significant.

72 City of Garden Grove. City of Garden Grove General Plan, Chapler 6 Infrastructure Element, http:// www.ci. garden-
grove.ca.us/ (website accessed on September 8, 2015).

7 Qrange County Sanitation District rates. 2015
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B, Would the profect require or result in the construction of new water or wastewater treatment
facilities or expansion of existing facilities, the construction of which could cause significant
environmental impacts?  Less than Significant Impact.

The City receives its water from two main sources; the Lower Santa Ana River Groundwater Basin and
imported water from the Metropolitan Water District of Southern California (MWD). This imported
water is treated at the Robert B. Diemer Filtration Plant located north of Yorba Linda and the F.E.
Weymouth Treatment Plant in the City of La Verne.74 The proposed ten work-live units are projected
to consume 2,500 gallons of water on a daily basis. This consumption assumes 250 gall'ons of water
per day per unit.”s

The OCSD collects, treats, and disposes of and/or reclaims the wastewater generated by 2.5 million
people living and working in central and northwestern Orange County. OCSD's service area
encompasses approximately 479 square miles, and its system includes approximately 580 miles of
sewer lines and two treatment plants located in the Cities of Fountain Valley and Huntington Beach.
Through these facilities, OCSD collects, conveys, treats, and/or reclaims approximately 230 million
gallons of wastewater generated daily in its service area. Wastewater from the City's local conveyance
system is then conveyed to the OCSD trunk sewers and treated at the OCSD Plant No. 2 located in
Huntington Beach. The OCSD Revenue Area 3 serves the City of Buena Park, La Habra, Garden
Grove, Anaheim, Cypress, La Palma, Stanton, Los Alamitos, Westminster, and Fountain Valley, All
sewage flow from Revenue Area 3 is collected and treated at Treatment Plant No. 2, which is located at

22212 Brookhurst Street, Huntington Beach,76

The estimated average daily effluent received at Plant No. 2 is 127 million gallons (mgd). This facility
currently has a total primary treatment capacity of 168 mgd, with an average daily treatment of
approximately 127 mgd. Therefore, there is approximately 41 mgd of excess primary treatment
capacity at OCSD Plant No. 2, Plant No. 2 also has 90 mgd of secondary treatment capacity. The
future mixed-use development contemplated under the proposed project (ten work-live units) is
anticipated to generate approximately 1,800 gallons of effluent daily, This effluent generation
assumes a rate of 180 gallons per day, per unit.”? This effluent generation represents a small
proportion of the remaining total treatment capacity of Treatment Plant No. 2. As a result, the
potential impacts will be less than significant.

71 City of Garden Grove. City of Garden Grove General Plan, Chapter 6 Infrastruciure Element. hitp:// www.ci, garden-
grove.ca,us/ (website accessed on September 8, 2015).

# Derived from Orange County Sanitation District rates (150% of effluent generation),

76 City of Garden Grove. City of Garden Grove General Plan, Chapter 6 Infrastructure Element. http:// www.ci. garden-
grove.ca.us/ (website accessed on September 8, 2015},

7 Orange County Sanitation District rates. 2015.
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C. Would the project require or result in the construction of new storm water drainage facilities or
expansion of existing facilities, the construction of which could cause significant environmental
effects? e No Impact.

The City of Garden Grove is served by the County of Orange, Orange County Flood Control District
{OCFCD?), which operates and maintains regional and municipal storm drainage facilities. As part of
the development, certain improvements will be installed that will affect the amount of potential storm
water runcff.”® For example, the majority of the project site will continue to be paved or otherwise
covered in impervious surfaces, The existing landscaping includes the front and rear yard areas of the
single-family home and very limited landscaping for the commercial properties. The estimated existing
pervious area is 3,358 square feet. According to the proposed project’s site plan, the total landscaped
area will be 4,410 square feet.”? Therefore, the proposed project’s pervious area will be greater than the
existing amount, In addition, the site’s topography will not significantly change. As a result, there will
not be an increase in either peak run-off volumes or peak run-off velocity.

D. Would the project have sufficient water supplies available to serve the project from existing
entitlements and resources, or are new or expanded entitlements needed? » Less than Significant

Impact.

The proposed ten work-live units are projected to consume approximately 2,500 gallons of water per
day assuming 250 gallons per day per unit.8¢ The proposed project will utilize low-flush toilets and
other water conservation devices as a means to reduce water consumption. In addition, the
development will be required to employ the water conserving irrigation equipment as a means to
further reduce consumption. When considering the consumption frem the existing uses, the net
change will be minimal. As a result, the potential impacts are anticipated to be less than significant. As
a result, the potential impacts will be less than significant.

E. Would the project result in a determination by the wastewater treatment provider, which serves
or may serve the project that it has inadequate capacity to serve the project’s projected demand
in addition to the provider's existing commitments? ® Less than Significant Impact.

The potential impacts on this issue are discussed herein in Section 3.17.2.B. No increase on wastewater
treatment capacity and/or water supply commitments are required to accommodate the proposed
project. As a result, the impacts are less than significant.

78 The first 3/4 inches of rainfalf from any storm shall be treated and infiltrated through the use of vegetated swales,

7 (eorge Behnam, Architect. Design Package [Mixed Use Development], 10641 & 10661 Garden Grove Blud. & 10642 Pear! St.
April 21, 2015..

8¢ Derived from Orange County Sanitation District rates {150% of efftuent generation).
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F. Would the project be served by a landfill with sufficient permitied capacity to accommodate the
project's solid waste disposal needs? » Less than Significant Impact.

The proposed project is projected to generate 40 pounds of solid waste on a daily basis. This waste
generation rate assumes that each unit will generate four pounds of solid waste per average day. This
generation rate represents a small proportion of the total waste generated citywide. As a result, the
potential impacts are less than significant.

G. Would the project comply with Federal, State, and local siatutes and regulations related to solid
waste? © No Impact.

The proposed project, like all other development in Garden Grove, will be required to adhere to City
and County ordinances with respect to waste reduction and recycling. As a result, no impacts related to
State and local statutes governing solid waste are anticipated.

| 3.17.3 MITIGATION MEASURES

The analysis of utilities impacts indicated that no impacts would result from the proposed project's
approval and subsequent implementation. As a result, no mitigation is required.
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3.18 MANDATORY FINDINGS OF SIGNIFICANCE

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

e The approval and subsequent implementation of the proposed project will not have the
potential to degrade the quality of the environment.

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

e The approval and subsequent implementation of the proposed project will not have impacts
that are individually limited, but cumulatively considerable, when considering planned or
proposed development in the immediate vicinity. The potential for cumulative impacts are

outlined below:

The potential aesthetic impacts related to views, aesthetics, and light and glare is site
specific, As aresult, no cumulative aesthetic impacts are anticipated.

The analysis determined that there are no agricultural or forestry resources in the project
area and that the implementation of the proposed project would not result in any impacts
on these resources. As a result, no cumulative impacts on agricultural or farmland

resources will oceur.

The proposed project's long-term operational emissions are not considered to represent a
significant impact, As a result, the potential cumulative air quality impacts will be less
than significant.

The impacts on biological resources are site specific. The proposed project will not involve
any loss of protected habitat. The analysis also determined that the proposed project will
not result in any impacts on protected plant and animal species. As a result, no cumulative
impacts on. biological resources will be associated with the proposed project's
implementation.

The potential cumulative impacts related to cultural resources are -site specific.
Consultation with the Gabrielefio-Kizh Band of Mission Indians indicated that there was a
potential for impacts as part of any construction activity involving ground disturbance. As
a result, any cumulative project where a discretionary action is involved that would require
ground disturbance to implement would likely have the same mitigation identified herein
(refer to Section 3.5.3).

The analysis herein determined that the proposed project would not result in any
cumulative impacts related to landform modification, grading, or the destruction of a
geologically significant landform or feature. As a result, no cumulative earth and geology
impacts are anticipated.

Pacr iz
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- The analysis herein also determined that the proposed project would not result in any
cumulative impacts related to the emissions of greenhouse gases, As a result, no
cumulative impacts will result from the proposed project's implementation.

- The potential cumulative impacts related to hazardous materials are site specific.
Furthermore, the analysis herein also determined that the implementation of the proposed
project would not result in any impacts related to hazards and/or hazardous materials. As
a result, no cumulative impacts related to hazards or hazardous materials will result from

the proposed project's implementation.

- The potential cumulative impacts related to hydrology and storm water runoff are typically
site specific, Furthermore, the analysis determined that the implementation of the
proposed project would not result in any impacts. As a result, no cumulative impacts are

anticipated.

- The potential cumulative impacts with respect to land use are site specific. Furthermore,
the analysis determined that the proposed project will not result in any impacts. As a
result, no cumulative land use impacts will occur as part of the proposed project’s
implementation,

- The potential cumulative impacts on mineral resources are site specific. Furthermore, the
analysis determined that the proposed project would not result in any impacts on mineral
resources. As a result, no cumulative impacts will occur.

- The analysis indicated the proposed project would not result in any cumulative noise
impacts. The stationary noise from the proposed residential development will be
comparable to that associated with the existing residential use. The anticipated mobile
noise impacts will be consistent with that considered in the Garden Grove General Plan. As
a result, no cumulative noise impacts will occur.

- The analysis of potential population and housing impacts indicated that no cumulative
impacts would result from the proposed project's implementation. As a result, no
cumulative noise impacts related to population and housing will oceur.

- The future development contemplated as part of the proposed project's implementation
will not result in an incremental increase in the demand for emergency services. As a
result, no cumulative impacts are anticipated.

- The analysis determined the proposed project would not result in any potential cumulative
impact on recreational facilities and services. As a result, no cumulative impacts on
recreational facilities would result from the proposed project's implementation.
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- The future development contemplated as part of the proposed project's implementation
will result in an incremental increase in citywide traffic. However, the residential units
address an existing need contemplated in the SCAG's RTP. As a result, no cumulative
impacts are anticipated.

- The potential cumulative impacts related to water line and sewer line capacities are site
specific. There is sufficient water and sewer infrastructure serving the project to provide
capacity for the project at build-out and cumulatively. As a result, no cumulative impacts
are anticipated.

e The approval and subsequent implementation of the proposed project will not have
environmental effects that will adversely affect humans, either directly or indirectly.

e This Initial Study indicated there is no evidence that the proposed project will have an adverse
effect on wildlife resources or the habitant upon which any wildlife depends.

GARDEN GROVE
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SECTION 4 CONCLUSIONS

4.1 FINDINGS

The Initial Study determined that the proposed project is not expected to have significant adverse
environmental impacts. The following findings can be made regarding the Mandatory Findings of
Significance set forth in Section 15065 of the CEQA Guidelines based on the results of this Initial Study:

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

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

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

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

e A Mitigation Monitoring and Reporting Program will be required.

GREC

GARDEN GROV
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GalEEMod Varsion: CalEEMod 2013.2.2
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CITY OF GARDEN GROVE @ MITIGATED NEGATIVE DECLARATION & INITIAL STUDY
MixED-USE DEVELOPMENT 10641 & 10661 GARDEN GROVE BLVD, & 10042 PEARL ST.

GCalEEMod Varsion: CalEEMad 2013.2.2

3.3 Site Propamtion - 2016
Hitigated Conatmuction Off-Sile
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CITY OF GARDEN GROVE ¢ MITIGATED NEGATIVE DECLARATION & INITIAL STUDY
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3.5 Bullding Construction - 2016
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CITY OF GARDEN GROVE @ MITIGATED NEGATIVE DECLARATION & INITIAL STUDY
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2.6 Paving - 2016
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Cr1y o GARPEN GROVE @ MITIGATED NEGATIVE DECLARATION & INITIAL STUDY
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CalEEMod Versicn: CalEEMDd. 2013.2.2 Page 17 of 24 Date: 9'4/2015 2:14 PM

3.6 Paving - 2016

T R ] b 0000 7 5006 OO0y D008 7 OLC0D § OO0 1 §D03 Ao 1 OO0 | 0D D0
I3
00030 | BOOO0 | 0.0000 E 06003 | ©.0000 | LOEO0 | G408 | O0COD F Q.0000 woox § TN0 | OO0 ] 00K T |
H
DO7EE 1 GO ‘1.11:30 a.%ul%o; 82012 1.%%%:‘; 02020 1 CZwod E1.ugotg1m posis § 214166 2141%% EEIED) 274.33%]
Tord Toraz | BOMD | 11730 T XL Tﬁ;ﬂ{;i:na.- 52020 | 05904 1.::3’@:. G0 TUA020 | 2141025 | 05110 7145002 |

3.7 Architectural Coating - 2016

Archit, Caning T T
H H H
[ ™7 oad Z37E | 1Hew : Zerie o990 | G.9008 Gioes { o0 § ZHLAABT | BBI4AD1 | 000X 2EZ.1440]
Tokd Wiees | 2322 | TRuE | _2%&» n.m_'_e G.16eE GEE T e PRI4S0T | ZoiAA01 | 04002 TP AT
CalEEMed Varslon: CalEEMod, 2013.2.2 Page 18 of 24 Data: 942015 2:14 PM

3.7 Architoctural Coating - 2018
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CITY OF GARDEN GROVE @ MITIGATED NEGATIVE DECLARATION & INITIAL STUDY
MIxED-USE DEVELOPMENT @ 10641 8 10661 GARDEN GROVE BLVD. & 10642 PEARL ST.
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COMMUNITY AND ECONOMIC
DEVELOPMENT DEPARTMENT
PLANNING STAFF REPORT

AGENDA ITEM NO.: SITE LOCATION: North side of Garden
D.1 Grove Freeway (SR-22), east side of Valley
View Street
HEARING DATE: May 19, 2016 GENERAL PLAN: Industrial/ Commercial
Mixed Use

CASE NO.: Conditional Use Permit No. ZONE: PUD-105-76
CUP-069-2016 and Interpretation of
Use No. IOU-109-2016

APPLICANT: Shoreline Ambulance CEQA DETERMINATION: Exempt -
Existing Facilities
PROPERTY OWNER: Bridgecreek APN.: 217-052-01 and 02

Garden Grove, LLC

REQUEST:

Pursuant to the requirements of Planned Unit Development No. PUD-105-76, a
request for an Interpretation of Use (IOU) to determine the compatibility between
the proposed ambulance service and the existing Planned Unit Development
(PUD-105-76), in conjunction with a Conditional Use Permit (CUP) request to
operate a new 3,600 square foot ambulance service business, Shoreline Ambulance
within an existing facility located at 12882 Valley View Street, Suite 12, 13, and 14.

DISCUSSION:

Bridgecreek Garden Grove LLC, the property owner of 12752 - 12882 Valley View
Street, Garden Grove, CA, 92845, APN 217-052-01 and 02, is requesting that the
City of Garden Grove Planning Commission withdraw Conditional Use Permit
application request (CUP-069-2016 and IOU-109-2016). No terms and financial
agreements were reached with the applicant and no lease documents were

executed.

REQUEST

Staff is requesting that the Planning Commission withdraw Conditional Use Permit
CUP-069-2016 and Interpretation of Use IOU-109-2016.

-

arl Hill
Planning Servite M

Senior Program Specialist




BRIDGECREEK BUSINESS PARK

OFFICE AND INDUSTRIAL PARK

12752 Valley View Street, Suite J, Garden Grove, CA 92845
" Managed and Leased by Seligman Western Enterpiises, Lid,

City of Garden Grove

Planning Division

11222 Acacia Parkway

Garden Grove, CA 92840

Attention: Paul Guerrerc

Subject: Withdraw of Conditional Use Permit CUP-069-2016 and IOU-103-
2016

May 3, 2016,

Dear: Mr, Guerrero

At this time, Bridgecreek Garden Grove LLC, property owners of 12812
and 12842 Valley View Street, Garden Grove, CA, 92845, APN 217-052-01
and 02 is requesting that thé City of Garden Grove Planning Division
withdraw Conditionél Use Permit application request (CUP-069-2016 and
I0U-109-2016). No terms and financial agreements were reached and no
lease documents were executed, In addition, the last correspondence
with Shoreline Ambulance Company LLC or from their authorized agent was

March 24, 2016, Thank you for your assistance in this matter.

Sincerely,

oo —

ary Meade,
Property Manager

Phone: {714) 373-5075 Email: bridgccrcck@setigm anwestern.com Fax;: (714) 373-5196




COMMUNITY AND ECONOMIC
DEVELOPMENT DEPARTMENT
PLANNING STAFF REPORT

AGENDA ITEM NO.: SITE LOCATION: South side of Katella
D‘ A Avenue, west of Brookhurst Street and
g Katella Avenue
HEARING DATE: May 19, 2016 GENERAL PLAN: Light Commercial

CASE NO.: Conditional Use Permit No. ZONE: C-2 (Community Commercial)
CUP-071-2016

APPLICANT: Andy Nguyen CEQA DETERMINATION: Exempt -
Existing Facilities
PROPERTY OWNER: An Tang Dao APN.: 132-111-21
REQUEST:

The applicant requests approval of Conditional Use Permit (CUP) to operate an
existing 9,120 square foot restaurant/banquet facility, Golden Sea Chinese
Restaurant and Banquet, with live entertainment and an original State Alcoholic
Beverage Controt (ABC) type “47" (On-Sale General, Eating Piace) License.

BACKGROUND:

The site for the existing restaurant is improved with an integrated multi-tenant
shopping center located on the south side of Katella Avenue, west of Brookhurst
Street. The shopping center includes several retail uses, financial and eating
establishments, professional and medical offices, and other related uses. The subject
restaurant under application is a 9,120 square foot tenant space located on the north
side of the shopping center at 9802 Katella Avenue. The restaurant’s existing
designated parking area provides 106 parking spaces. Title 9 of the Municipal Code
parks restaurant use at a rate of one (1) space per 100 square feet of gross floor
area, based on this rate, the restaurant provides fourteen (14) spaces above code.

The site is located in the C-2 (Community Commercial) zone and has a General Plan
Land Use designation of Light Commercial. The existing restaurant is adjacent to
R-1 (single-family residential} to the east, R-3 {(multiple-family residential) to the
south, C-2 (Community Commercial) to the west, and single-family residential units
to the north located within the City of Anaheim.

The subject restaurant changed ownership in February 2016 and is open for business.
On May 17, 2000, the Planning Commission approved Conditional Use Permit No.
CUP-504-00 to operate a restaurant/banquet facility, Royal Dragon Seafood
Restaurant with live entertainment in conjunction with a State Alcoholic Beverage
Control Type “47” (On-Sale General - Eating Place) License. However, the prior
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CASE NO. CUP-071-2016

restaurant owner, Seafood Kingdom and the new owners were unable to reach an
agreement to complete the transfer of the ABC type "47" and thus, the new owner is
requesting approval of a Conditional Use Permit for an original State Alcoholic
Beverage Control type “47" (On-Sale General - Eating Place) License.

Municipal Code Section No. 9.18.060 requires the approval of a Conditional Use
Permit when there is a use that engages in on-sale of alcoholic beverages and when
there is an application for a new original ABC license.

DISCUSSION:

The Golden Sea Chinese and Banquet operates as a sit-down, family-style restaurant
that specializes in Chinese cuisine. A portion of the restaurant will continue to be a
banquet facility with live entertainment that will be an incidental use to the
restaurant. The restaurant’s total floor area is 9,120 square feet which consists of a
dining and banquet room both separated by sound proof retractable panel walls,
hostess and service station, cashier area, service bar, men’s and women’s restrooms,
office, kitchen, dry and cold storage, trash enclosure, and entertainment stage. No
exterior alcoholic beverage consumption is requested. The layout of the tenant space
along with the entrance locations will remain as originally approved under
CUP-504-00.

A permanent raised entertainment stage approximately (12'X32') is located in the
banquet room. The stage is only to be used by the leasee and their guest during the
banquet event. The restaurant owner is solely responsible to book all banquet events
and will review the executed agreement to ensure that the live entertainment is in
compliance with the conditions of approval. The banquet leasee is responsible to
execute an agreement with the live entertainment. Additionally, according to the
restaurant owner, the live entertainment has an option to use their own equipment or
that of the restaurant.

The restaurant will operate from 11:00 a.m. to 11:00 p.m., seven (7) days a week,
The banquet facility with live entertainment will occur on Fridays, Saturdays, and
Sundays from 11:00 a.m. to 11:00 p.m. The banquet facility will remain incidental
to the restaurant use, and the live entertainment in the form of karaoke, a solo
karaoke performer, solo disc-jockey, one-man band, or solo performer with
accompaniment of one instrumentalist will only be permitted in conjunction with the
banquet event. The restaurant is considered a “bone-fide public eating place,” and
as such, is required to maintain a section of the dining area available for the general
public to use for dining purpose during banquet hours.

The restaurant is located in a high-crime district and in an area with an over
concentration of Alcoholic Beverage Control Licenses. A summary of the district,
along with findings for public convenience and necessity, can be found in Resolution
No. 5862-16 for Conditional Use Permit No. CUP-071-2016.
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CASE NO. CUP-071-2016

Upon inspection of the site, Staff observed several property maintenance items that
have been address in the conditions of approval.

The Community and Economic Development Department and the Police Department
have reviewed the request and are in support of the proposal. All standard
conditions of approval for a restaurant that operates with an ABC Type “47"” (On-
Sale General, Eating Place) License along with an incidental banquet facility with live
entertainment will apply.

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

1, Adopt Resolution No. 5862-16 approving Conditional Use Permit No.
CUP-071-2016, subject to the recommended conditions of approval.

ol

Karl Hill
Planning Servicg Manager

ul Guerrero
Senior Program Specialist
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RESOLUTION NO. 5862-16

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF GARDEN GROVE
APPROVING CONDITIONAL USE PERMIT NO. CUP-071-2016 FOR PROPERTY
LOCATED AT 9802 KATELLA AVENUE, ASSESSOR'S PARCEL NO. 132-111-21.

BE IT RESOLVED that the Planning Commission of the City of Garden Grove in a
regular session assembled on May 19, 2016, hereby approves Conditional Use
Permit No. CUP-071-2016 to permit operation of restaurant/banquet facility with
live entertainment and an original State Alcohol Beverage Control (ABC) Type “47”
License for a property located on the south side of Katella Avenue, west of
Brookhurst Street and Katella Avenue at 9802 Katella Avenue, Assessor’s Parcel No.
132-111-21.

BE IT FURTHER RESOLVED in the matter of Conditional Use Permit No.
CUP-071-2016, the Planning Commission of the City of Garden Grove does hereby
report as follows:

1. The subject case was initiated by Andy Nguyen for Golden Sea Chinese
Restaurant and Banquet.

2. The applicant is requesting Conditional Use Permit (CUP) approval to allow
Golden Sea Chinese Restaurant and Banquet, to operate an existing 9,120
square foot restaurant/banquet facility with live entertainment with a new
State Alcoholic Beverage Control (ABC) Type "47” (On-Sale General, Eating
Place) License.

3. The City of Garden Grove has determined that this project is not subject to the
California Environmental Quality Act (“CEQA”) (Cal. Pub. Resources Code
Section 21000 et seq.) pursuant to Section 15301 of the State CEQA
Guidelines (Cal. Code of Regs., Title 14, Section 15000 et seq.).

4. The property has a General Plan Land Use Designation of Light Commercial,
and is zoned C-2 (Community Commercial). The site for the existing restaurant
is improved with an integrated multi-tenant shopping center.

5. Existing land use, zoning, and General Pian designation of property within 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 May 19, 2016, and all
interested persons were given an opportunity to be heard.

8. The Planning Commission gave due and careful consideration to the matter
during its meeting of May 19, 2016, and
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BE IT FURTHER RESQLVED, FOUND AND DETERMINED that the facts and reasons
supporting the conclusion of the Planning Commission, as required under Municipal
Code Section 9.32.030 (Conditional Use Permits), are as follows:

FACTS:

The site for the existing restaurant is improved with an existing integrated multi-
tenant shopping center that is approximately 12.17 acres (530,038 square feet) and
is improved with an approximately 124,448 square feet multi-tenant commercial
center.

The existing restaurant occupies an end-cap tenant space of 9,120 square feet. The
portion of this multi-tenant shopping center incorporating the existing
restaurant/banquet facility was constructed in 1987. The restaurant’s existing
designated parking area provides 106 parking spaces. Title 9 of the Municipal Code
parks restaurant use at a rate of one (1) space per 100 square feet of gross floor
area, based on this rate, the restaurant provides fourteen (14) spaces above code.

The subject site is located in the C-2 (Community Commercial) zone and has a
General Plan Land Use designation of Light Commercial. The existing restaurant is
adjacent to R-1 (single-family residential) to the east, R-3 (multiple-family
residential) to the south, C-2 (Community Commercial) to the west, and single-
family residential units to the north located within the City of Anaheim.

On May 17, 2000, the Planning Commission approved Conditional Use Permit No.
CUP-504-00 to operate a restaurant/banquet facility, Royal Dragon Seafood
Restaurant with live entertainment in conjunction with a State Alcoholic Beverage
Control Type “47” (On-Sale General, Eating Place) License.

Golden Sea Chinese Restaurant and Banquet, will operate as a sit-down, family-style
restaurant that specializes in Chinese cuisine. The restaurant will operate from 11:00
a.m. to 11:00 p.m., seven (7) days a week. The banquet facility will operate Fridays,
Saturdays, and Sundays from 11:00 a.m. to 11:00 p.m. The proposed hours of
operation are within the City’s approved hours of operation for an approved State
Alcoholic Beverage Control Type “47” (On-Sale General, Eating Place) licensed
establishment. The layout of the tenant space along with the entrance locations will
remain as originally approved under CUP-504-00.

Restaurants that operate a banquet facility with live entertainment with a State ABC
Type “47” License selliing alcohol are conditionally permitted uses in the C-2
(Community Commercial) zone.

Municipal Code Section No. 9.18.060 requires the approval of a Conditional Use
Permit when there is a use that engages in on-sale of alcoholic beverages and when
there is an application for a new original State ABC license.
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The existing restaurant/banquet facility is in a high-crime district, and in an area with
an over concentration of Alcoholic Beverage Control Licenses. A summary of the
District is as follows:

The subject site is located in Crime Reporting District is No. 91.

The crime count for the District is 104.

Average crime count per District in the City is 85,

A District is considered high crime when it exceeds the City-wide average by 20%.

The subject District has a crime count of 22% above the City-wide average;

therefore, it is considered a high-crime area.

e The subject site is located in Alcoholic Beverage Control (ABC) Census Reporting
District No. 882.01.

« ABC Census Reporting District No. 882.01 allows for four {(4) on-sale licenses

within the District. Currently, there are nine (9) on-sale licenses in the District.

The approval of this new State ABC on-sale license will increase the number of

licenses in the District to ten (10).

s o & © @

The Community and Economic Development Department and the Police Department
have reviewed the request and are in support of the proposal. All standard
conditions of approval for a restaurant that operates with a State ABC Type “47”
(On-Sale General, Eating Place) License along with an incidental banquet facility
with live entertainment will apply.

PUBLIC CONVENIENCE OR NECESSITY:

A finding for public convenience or necessity would have to be made in order to
approve an establishment that is requesting a new original State Alcoholic Beverage
Control license that is located within a district with a high crime rate and/or in an
area with an over-concentration of ABC licenses. California Business and
Professions Code Section 23817.5 prohibits the ABC from issuing new alcoholic
licenses in areas of over-concentration. Business and Professions Code
Section 23958 states:

“Upon receipt of an application for a license or for a transfer of a license and the
applicable fee, the department shall make a thorough investigation to determine
whether the applicant and the premises for which a license is applied qualify for a
license and whether the provisions of this division have been complied with, and
shall investigate all matters connected therewith which may affect the public
welfare and morals. The department shall deny an application for a license or for a
transfer of a license if either the applicant or the premises for which a license is
applied do not qualify for a license under this division.”

“The department further shall deny an application for a license if issuance of that
license would tend to create a taw enforcement problem, or if issuance would result
in or add to an undue concentration of licenses, except as provided in




Resolution No. 5862-16 Page 4

Section 23958.4.”

California Business and Professions Code Section 23958.4(b) provides the following
exception:

(b) Notwithstanding Section 23958, the department may issue a license as follows:

(2) With respect to any other license, if the local governing body of the area in
which the applicant premises are located, or its designated subordinate officer or
body, determines within 90 days of notification of a completed application that
public convenience or necessity would be served by the issuance. The 90-day
period shall commence upon receipt by the local governing body of (A) notification
by the department of an application for licensure, or (B) a completed application
according to local requirements, if any, whichever is later.

ABC Census Reporting District No. 882.01 shows the subject site to be located in a
high-crime area with an over-concentration of on-sale State ABC licenses. Staff is
supportive of the request for a new original State ABC Type "47" (On-Sale General,
Eating Place) License. A finding of public convenience or necessity is warranted
given the potential community benefit through the addition of a State ABC Type
*47" License, which would provide an additional amenity that would enhance the
dining experience at Golden Sea Chinese Restaurant and Banquet. The use will not
adversely affect the health, peace, comfort or welfare of persons residing or
working in the surrounding area. The conditions of approval will minimize potential
impacts to the adjoining area. Provided the conditions of approval are adhered to
for the life of the project, the use will be harmonious with the persons who work
and live in the area.

Furthermore, the establishment shall provide an assortment of foods normally
offered in restaurants, and the kitchen shall be open, and preparing food, during all
hours that the establishment is open. At all times the establishment is open, the
sale of alcohol shall be incidental to the sale of food; and the quarterly gross sales
of alcoholic beverages shall not exceed 35% of the total gross sale of food during
the same period.

FINDINGS AND REASONS:

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

The subject site has a General Plan Land Use Designation of Light Commercial
which is intended to allow a range of commercial activities that serve local
residential neighborhoods and the larger community. Policy LU-1.3 of the
General Plan Land Use Element seeks to encourage a wide variety of retail and
commercial services, restaurant and cultural arts/entertainment, in appropriate
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locations. Eating establishments with alcohol sales are conditionally permitted
in the C-2 (Community Commaercial) zone. This approval will allow the existing
restaurant to operate with a new State ABC Type “47” (On-Sale General,
Eating Place) License. Provided that the Conditions of Approval are complied
with and the use will be consistent with the General Plan. Furthermore, on
May 17, 2000, the Planning Commission approved Conditional Use Permit
No. CUP-504-00 to operate a restaurant/banquet facility with live entertainment
in conjunction with a State Alcoholic Beverage Control Type “47" (On-Sale
General — Eating Place) License. The layout of the tenant space along with the
entrance locations will remain as originally approved under CUP-504-00.

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

The use will not adversely affect the health, peace, comfort or welfare of
persons residing or working in the surrounding area, as the sale of alcohol will
be ancillary to the sale of food.

The restaurant is required to operate as a family-style restaurant that operates
from 11:00 a.m. to 11:00 p.m., seven (7) days a week. This is the standard
hours of operation that are applied to State ABC Type "47” licensed
establishments. Food is required to be served during all hours of operation,
and the sale of beer, wine, and distilled spirits will be incidental to the sale of
food. The banquet facility with live entertainment will occur on Fridays,
Saturdays, and Sundays from 11:00 a.m. to 11:00 p.m. The banquet facility
will remain incidental to the restaurant use, and the live entertainment in the
form of karaoke, a solo karaoke performer, solo disc-jockey, one-man band, or
solo performer with accompaniment of one instrumentalist will only be
permitted in conjunction with the banquet event. The conditions of approval will
minimize potential impacts to the adjoining area. Provided the conditions of
approval are adhered to for the life of the project, the use will not adversely
affect the health, peace, comfort, or welfare of the persons residing or working
in the surrounding area, or unreasonably interfere with the use, enjoyment, or
valuation of the property of other persons located in the vicinity of the site, or
jeopardize, endanger, or otherwise constitute a menace to public health,
safety, or general weifare.

The use will not unreasonably interfere with the use, enjoyment or valuation of
the property of other persons located within the vicinity of the site, provided
the conditions of approval are adhered to for the life of the project.
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3.

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

The site for the existing restaurant is improved with an integrated muiti-tenant
shopping center. The restaurant’s existing designated parking area provides 106
parking spaces. Title 9 of the Municipal Code parks restaurant use at a rate of
one (1) space per 100 square feet of gross floor area, based on this rate, the
restaurant provides fourteen (14) spaces above code. The site, with the
existing site improvements and modifications, is of adequate size to
accommodate the proposed uses within the surrounding area.

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

The site is adequately served by six (6} main driveways, two (2) driveways are
located on Brookhurst Street and four (4) driveways are located on Katella
Avenue, two (2) of those four (4) Katella Avenue driveways are adjacent to the
restaurant. The site is also adequately served by the public service facilities
required such as public utilities: gas, electric, water, and sewer facilities.

INCORPORATION OF FACTS AND REASONS SET FORTH IN STAFF REPORT

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

BE IT FURTHER RESOLVED that the Planning Commission does conclude:

1.

Conditional Use Permit No. CUP-071-2016 does possess characteristics that
would indicate justification of the request in accordance with Municipal Code
Section 9.32.030 (Conditional Use Permits) and 9.16.020.080 (Alcoholic
Beverage Sales).

In order to fulfill the purpose and intent of the Municipal Code and thereby
promote the health, safety, and general welfare, the following Conditions of
Approval, attached as Exhibit “A”, shall apply to Conditional Use Permit
No. CUP-071-2016.




1.

EXHIBIT “A”
Conditional Use Permit No. CUP-071-2016
9802 Katella Avenue

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. This Conditional Use Permit runs with the
land and is binding upon the property owner, his/her/its heirs, assigns, and
successors in interest.

All Conditions of Approval set forth herein shall be binding on and enforceable
against each of the following, and whenever used herein, the term
“applicant” shall mean and refer to the project applicant, Andy Nguyen for
Golden Sea Chinese Restaurant and Banquet, the current owner of the
property, An Tang Dao, the future owner(s) and tenant(s) of the property,
and each of their respective successors and assigns, including all subsequent
purchasers and/or tenants. The applicant and subsequent owner/operators
of such business shall adhere to the conditions of approval for the life of the
project, regardless of property ownership. Any changes of the conditions of
approval require approval by the Planning Commission, except as otherwise
provided herein.

This Conditional Use Permit only authorizes the operation of a 9,120 square
foot restaurant/banqguet facility with live entertainment and an original State
Alcoholic Beverage Control Type “47" License as identified on the floor plan
attached to this Conditions of Approval. Approval of this Conditional Use
Permit shall not be construed to mean any waiver of applicable and
appropriate zoning and other regulations; and wherein not otherwise
specified, all requirements of the City of Garden Grove Municipal Code shall

apply.

Minor modifications to the approved site plan, floor 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
approved floor plan, site plan, or Conditions of Approval that would result in
the intensification of the project or create impacts that have not been
previously addressed, and which are determined by the Community and
Economic Development Director not to be minor in nature shall be subject to
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5.

approval of new and/or amended land use entitlements by the applicable City
hearing body.

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

Public Works

6.

8.

Commercial food use of any type requires the installation of an approved
grease interceptor, according to Garden Grove Sanitary District’s Ordinance
No. 6 (Fats, Oil and Grease Control Regulations Applicable to Food Service
Establishments). In the event that an approved grease interceptor is not
already installed, a properly sized grease interceptor shall be installed on the
sewer lateral and be maintained by the property owner. There shall be a
separate sanitary waste line that will connect to the sewer lateral
downstream of the grease interceptor. All other waste lines shall be drained
through the grease interceptor. Grease interceptor shall be located outside
of the building and accessible for routine maintenance. Owner shall maintain
comprehensive grease interceptor maintenance records and shall make them
available to the City of Garden Grove upon demand.

Food grinders {garbage disposal devices) are prohibited per Ordinance 6 of
the Garden Grove Sanitary District Code of Regulations. Any existing units
are to be removed.

All requirements of the Water Engineering Services shali be met.

Fire Department

9.

10.

11.

12.

The applicant shall have a plan for the current fire sprinkler, alarm, and
control valves system that is certifled and tagged by an approved fire
protection contractor all in accordance with the California Fire Code.

An automatic extinguishing system shall be provided to protect cooking
equipment.

The applicant shall provide emergency lighting, illuminated exit signs, and
shall indicate the occupancy type and occupancy load per room as
determined by the Fire Department and shali not be exceeded at any time

and/or for any reason.

A sign shall be posted on the exit door that reads “Door to remain unlocked
during business hours.”
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Police Department

13.

14.

15.

16.

17.

i8.

19.

20.

The hours of operation shall be permitted from 11:00 a.m. to 11:00 p.m.,
seven (7) days a week. Banquets with live entertainment in the form of
karaoke, a solo karaoke performer, solo disc-jockey, one-man band, or solo
performer with accompaniment of one instrumentalist shall be permitted on
Fridays, Saturdays, and Sundays from 11:00 a,m. to 11:00 p.m. The City of
Garden Grove reserves the right to reduce hours of operation, by order of the
Chief of the Police Department, if problems arise due to the operation of the
business.

There shall be no customers or patrons in or about the premises when the
establishment is closed.

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

There shall be no enclosed booths on the premises at any time. Walls and/or
partitions exceeding thirty-six (36) inches in height, which partially enclose or
separate booths, shall be of a clear and transparent material. No item shall
be placed In the area of the booths that would limit or decrease the visibility
of the interior of the business from any location within the business.

“Last Call” for the sale and service of alcohol shall be announced and stop
thirty (30) minutes prior to the designated closing time.

The business shall show proof to the Police Department that all members of
the business staff have completed the LEAD training (Licensee Education on
Alcohol and Drugs) through the Alcohol Beverage Control Department or an
ABC approved “Responsible Beverage Service (RBS) Training” program.

Applicant shall comply with Chapter 8.20 of the Garden Grove Municipal
Code. There shall be no gaming tables or gaming machines on the premises
at any time. No card games shall be permitted.

Any violations or noncompliance with the conditions of approval may resuit in
the issuance of an Administrative Citation of up to $1,000 pursuant to GGMA
1.22.010(a) in addition to other penalties provided by law.
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Building Services Division

21.

Any building modifications shall comply with all provisions to the California
Building Code Standards, City adopted amendments and California Plumbing
and Electrical Code.

Community Development Department

22.

23.

24.

25.

26.

Approval of this Conditional Use Permit will allow the establishment to
operate with an original State Alcoholic Beverage Control Type "47” (On-Sale
General, Eating Place) License. There shall be no additional changes in the
design of the floor plan without the approval of the Community and Economic
Development Department, Planning Division. Any additional changes in the
approved floor plan, which has the effect of expanding or intensifying the
present use, shall require a new Conditional Use Permit. No alcoholic
beverages shall be sold until all conditions of approval have been met and the
State Alcoholic Beverage Control Board (ABC) has approved the release of
the ABC License.

The restaurant shall be operated as a "Bona-fide Public Eating Place” as
defined by ABC. The restaurant shall contain sufficient space and equipment
to accommodate a full restaurant kitchen, and the kitchen shall be open
preparing and serving meals to the general public for dining purpose during
all hours the restaurant is open, including during banguet events as well as
when alcoholic beverages are being served. The restaurant shall provide an
assortment of foods normally offered in restaurants. The service of only
appetizers, sandwiches and/or salads shall not be deemed in compliance with
this requirement.

Alcohol sales shall not exceed thirty-five percent (35%) of the business gross
sales, with a minimum of sixty-five percent (65%) food sales. Any income or
revenue derived from sales of merchandise, and non-food related items, shall
be excluded from the business gross sales in the calculation of the ratio of
food to alcoholic beverage sales. The sale of alcoholic beverages shall be
incidental to the sale of food.

The owner of the establishment shall, upon request, provide the City of
Garden Grove with an audited report of sales ratio of food to alcoholic

beverages.

There shall be no bar or lounge area upon the licensed premises.
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27.

28.

29.

30.

31.

32.

33.

34.

35.

The sale of alcoholic beverages for consumption off the licensed premises is
prohibited.

No employee or agent shall solicit or accept any alcoholic or non-alcoholic
beverage from any customer while in the licensed premises.

In the event that an ABC License is suspended for any period of time and/or
fined for any ABC violation as a result of disciplinary action, the Conditional
Use Permit shall be presented to the Planning Commission for review or
further consideration.

Approval of this Conditional Use Permit will allow the restaurant to operate a
banquet facility with the live entertainment that shall be an incidental use to the
restaurant. The live entertainment shall be limited to banquet events, and shall
be limited in the form of karaoke, a solo karacke performer, solo disc-jockey,
one-man band or solo performer with accompaniment of one instrumentalist.
The live entertainment has an option to use their own equipment or that of
the restaurant All amplified music shall not be audible outside the boundaries of
the interior of the restaurant nor exceed the standard county decibel level. All
entertainment shall stop fifteen (15) minutes prior to the designated closing time.

The establishment can only operate as a banquet facility on Fridays,
Saturdays, and Sundays during the normal restaurant hours of operation.

The restaurant owner/operator of the establishment shall be solely
responsible for all banquet event bookings and reviewing contractual
arrangements for live entertainment in conjunction with the banquet event to
ensure that the live entertainment is in compliance with the conditions of

approval.

No employee or agent shall be permitted to accept money or any other thing of
value from a customer for the purpose of sitting or otherwise spending time with
customers while in the establishment, nor shall the business provide or permit, or
make available either gratuitous or for compensation, male or female persons
who act as escorts, companions, or guests for the customers.

At no time shall the live entertainment become the attracting venue for the
establishment. The purpose of permitting live entertainment is to enhance
the banquet event and associated activity. '

There shall be no special entertainers (i.e., Go-Go dancers) permitted to
dance/perform in the business, There shall be no “party fliers” or special
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36.

37.

38.

39,

40.

41.

42.

43,

A4,

45,

promotion events (promoter parties). Entrance fees and cover charges shall
be prohibited. “Under 18” or “Under 21" promotion parties are prohibited.

The business operator shall not permit “Taxi Dancing” or similar type of
activity, to occur at the business wherein partners are provided for dancing
or social purposes. Social purposes include, but are not limited to, the
soliciting or accepting of any alcoholic beverages, money, or other forms of
compensation, from any customers within the business.

There shall be no uses or activities permitted of an aduit-oriented nature as
outlined in the City Code, Section 9.04.060.

There shall be no cover charge for any event to gain access to the licensed
business.

There shall be no pool tables or amusement devices on the licensed premises
at any time,

There shall be no smoking permitted inside the licensed business at any time
pursuant to State Labor Code Section 6404.5 {ref: State Law AB 13).

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 restaurant’s entrance, and shall also be visible to the public.

A prominent sign stating “RESTAURANT ENTRANCE” and "“BANQUET
ENTRANCE” shall be posted on each entrance location and in a place that is
clearly visible to direct patrons to the proper venue. The sign lettering shall
be four (4) to six (6) inches high with black letters on a white background.

The exit doors shall be kept closed at all times during the operation of the
licensed premises, except in case of emergency or to permit deliveries.
Panic hardware shall be provided on doors and comply with all City code
requirements.

There shall be no deliveries to or from the licensed premises before 8:00
a.m. and after 9:00 p.m., seven (7) days a week.

No outside storage or displays shall be permitted at any time on the licensed
premises.




Exhibit "A” Page 7
Conditional Use Permit No. CUP-071-2016
Conditions of Approval

46.

47.

48.

49,

50.

51.

52.

53.

The applicant/property owner shall be responsible for maintaining free from
debris and litter daily from the licensed premises, including adjacent to the
licensed premises, public sidewalks, and from all parking areas under the
control of the licensee. These areas shall be swept or cleaned continuously,
either mechanically or manually, on a weekly basis, to maintain the said area
in a clean and orderly condition.

All trash bins shall be kept inside the trash enclosure, and gates closed at all
times, except during disposal and pick-up. Trash pick-up shall be based on
the existing schedule provided by the commercial center. Trash pick-up shall
be at least three (3) times a week.

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

No roof-mounted. mechanical equipment, including exhaust vents, shall be
permitted unless a method of screening complementary to the architecture of
the building is approved by the Community and Economic Development
Department, Planning Division. Said screening shall block visibility of any
roof-mounted mechanical equipment from view of public streets and
surrounding properties.

No sateliite dish antennas shall be installed on said premises unless, and
until, plans have been submitted to and approved by the Community and
Economic Development Department, Planning Division. No advertising
material shail be placed thereon.

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

Permits from the City of Garden Grove shall be obtained prior to displaying
any temporary advertising (i.e., banners).

Signs shall comply with the City of Garden Grove sign requirements. No
more than fifteen percent (15%) of the total window area and clear doors
shall bear advertising or signs of any sort. No signs advertising alcoholic
beverages shall be placed on the windows. Any opaque material applied to
the store front, such as window shall count toward the maximum window

coverage area.
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54.

55.

56.

57.

58.

59.

60,

61.

62.

63.

Any modifications to existing signs or the installation of new signs shall
require approval by the Community and Economic Development Department,
Planning Services Division prior to issuance of a building permit.

All parking lot areas of the licensed premises shall be equipped with lighting
of sufficient power to illuminate and make easily discernible the appearance
and conduct of all persons on or about the parking lots. The
applicant/property owner shall be sure that all parking lot lighting are in
proper working order including the rear parking area.

Lighting in the parking area of the licensed premises shail be directed,
positioned, or shielded in such a manner so as not to unreasonably illuminate
the window areas of nearby residences.

All parking lot light standard poles and heads designated to the licensed
premises shall be painted and maintained.

The current vehicle “Stop”, “Solid Line”, and “Directional Arrow” markers
most adjacent to the restaurant on the licensed premises most northerly
parking area shall be repainted white and maintained. A total of two (2)
sets.

Conditional Use Permit No. CUP-504-00 shall become null and void, and
superseded in its entirety, by the approval of CUP-071-2016.

A copy of the Resolution No. 5862-16 approving Conditional Use Permit No.
CUP-071-2016 shall be kept on the licensed premises at all times and be
made available upon request by City Staff and/or Police Department.

The permittee shall submit a signed letter acknowiedging receipt of the
decision approving Conditional Use Permit No. CUP-071-2016, and his/her
agreement with all conditions of the approval. '

The Conditional Use Permit shall be reviewed within one (1) year from the
date of this approval. On a vyearly basis, as determined by Staff, the
business operator shall meet with members of the Planning Department and
Police Department to discuss operating conditions of the business and to
determine if the business is operating in compliance with the Conditions of
Approval.

In the event the site cannot accommodate the parking demand for Golden
Sea Chinese Restaurant and Banquet, or any future eating
establishment/restaurant, at any given time, which causes a nuisance,
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64.

hindrance, and/or problem with both on-site and/or off-site parking and
circulation, the business owner/property owner shall devise and implement a
plan to relieve the situation. The business owner/property owner shall
submit a plan to manage parking issues for review and approval by the
Community and Economic Development Department. The plan may inciude,
but not be limited to: reducing the hours of operation, limiting the number of
customers within the establishment, limiting the number of seats and
customer dining area within the establishment, instituting an off-site parking
arrangement; having on-site parking control personnel; and/or other
alternatives that may be deemed applicable to the situation. If the City
deems such action is necessary to address parking and circuiation problems,
such action shall be required within thirty (30) days of written notice. Failure
to take appropriate action may result in the City restricting the overall use of
the facility or revoking Conditional Use Permit No. CUP-071-2016.

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 Conditional Use Permit No. CUP-071-2016. The applicant shall
pay the City’s defense costs, including attorney fees and all other litigation
related expenses, and shall reimburse the City for court costs, which the City
may be required to pay as a result of such defense. The applicant shall
further pay any adverse financial award, which may issue against the City
including, but not limited to, any award of attorney fees to a party
challenging such project approval. Notwithstanding the foregoing, in the
event any legal action or proceeding is filed against the City and/or applicant,
seeking to attack, set aside, void or annul any of the Project entitlements,
applicant shall have the right and obligation to either: (1) defend the City
with legal counsel mutually selected by the applicant and the office of the
City Attorney; or (2) request that the City rescind the entitlement approvals,
in which case the applicant would have no obligation to defend or indemnify
the City; however, the applicant shall reimburse the City for any costs
incurred or assessed against the City as a result of the filing of such legal
action or proceeding, provided the City acts promptly to rescind the
entitlements.




COMMUNITY AND ECONOMIC
DEVELOPMENT DEPARTMENT
PLANNING STAFF REPORT

AGENDA ITEM NO.:/@Q’ SITE LOCATION: North side of
Dl%f Chapman Avenue, between Brookhurst
’ Street and Gilbert Streef, at 9901

Chapman Avenue

HEARING DATE: May 19, 2016 GENERAL PLAN:
Residential/Commercial Mixed Use 2

CASE NO.: Conditional Use Permit No. ZONE: NMU (Neighborhood Mixed Use)
CUP-074-2016

APPLICANT: Matthew Baca, Aldi, Inc. CEQA DETERMINATION: Exempt

PROPERTY OWNER: APN: 132-402-38
HCCA Promenade, L.P.

REQUEST:

The applicant is requesting Conditional Use Permit approval to operate a new
21,567 square foot supermarket, Aldi, located as 9901 Chapman Avenue, with a
new original State Alcoholic Beverage (ABC) Control “Type 20" (Off-Sale Beer and
Wine) License.

BACKGROUND:

The subject site is improved with an integrated muiti-tenant retail shopping center
called the Promenade located on the north side of Chapman Avenue, between
Brookhurst Street and Gilbert Street. The specific 21,567 square foot in-line tenant
space under application is located west of the Marshall’s retail tenant space, with
primary tenant frontage facing Chapman Avenue. The subject tenant space was
previously occupied by Anna’s Linens, whose business license expired on
March 30, 2016. Prior history of this site included Miller's Outpost retail store. The
shopping center includes a Regal movie theater, restaurants, retail stores, a Bank of
America, 24-Hour Fitness Center, and other related retail and office businesses.

The subject property maintains a Residential/Commercial Mixed Use 2 General Plan
Land Use designation and is zoned NMU (Neighborhood Mixed Use). The property
abuts NMU zoned properties to the east, west, and south, and R-1 (Single-Family
Residential)} zoned properties to the north,

Municipal Code Section No. 9.18.060 reguires a Conditional Use Permit when there
is a use that engages in off-site retail sales of alcoholic beverages and that is
required to operate with a State Alcoholic Beverage Control license.
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DISCUSSION:

The proposed Aldi market will occupy an existing 21,567 square foot in-line tenant
space located west of the Marshall’s retail store in the Promenade shopping center.
The interior of the market consists of retail sales area with display shelves, storage
areas, food coolers and freezers, office, employee break room, and restrooms. The
beer and wine will be displayed on the display shelves located on the most
southerly shelving unit facing the south wall, toward the center of store. Hours of
operation for the market are proposed to be from 9:00 a.m. to 9:00 p.m., seven
days a week. -

Aldi is a nationwide low-price grocer that operates over 1,500 stores in 33 states.
The first store was opened in the Midwest in 1976. Aldi carries their own exclusive
brands on more than 1,300 of the most commonly purchased grocery items.
According to the Aldi website, as of April 24, 2016, 18 stores have been opened in
Southern California.

In order to accommodate the new market, Aldi’'s will be modifying the interior of the
tenant space as well as modifying the storefront to coincide with the changes to the
interior of the store and the company’s corporate identity. The exterior changes will
be consistent with the overall design of the in-line tenants, exhibiting the same
color scheme, stucco finishes, score lines, and varied parapet heights, and gabled
parapet over entry. Additionally, a cart corral will be added to the front of the store
and the parking lot area in front of the store will be modified to include a new
handicap ramp and new handicap parking spaces. The rear parking area will be
modified to include relocation of an existing trash enclosure adjacent to the tenant
space and relocation of planter areas. It should be noted that both the interior and
exterior improvements do not require Planning Commission review and approval,
however, the applicant has shown them on plan to highlight the investment and
improvements that they are proposing to make for the establishment of the new

store,

The proposed market is located in a high-crime district and in an area of
over-concentration of Alcoholic Beverage Control off-sale licenses. A summary of
the district, along with findings for public convenience and necessity, can be found
in Resolution No. 5861-16 for Conditional Use Permit No. CUP-074-2016.

The Community and Economic Development Department and the Police Department
have reviewed the request and are supporting the proposal. All standard conditions
of approval for a Type “20” License will apply.
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RECOMMENDATION:
Staff recommends that the Planning Commission take the following action:

1. Adopt a Resolution approving Conditional Use Permit No. CUP-074-2016,
subject to the recommended conditions of approval.

Lo b7

Karl Hill

Plannipg Services Manager

Lee Marino
Senior Planner
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RESOLUTION NO. 5861-16

A DECISION OF THE PLANNING COMMISSION OF THE CITY OF GARDEN GROVE
APPROVING CONDITIONAL USE PERMIT NO. CUP-074-2016.

BE IT RESOLVED that the Planning Commission of the City of Garden Grove does
hereby approve Conditional Use Permit No. CUP-074-2016 for a property located on
the north side of Chapman Avenue, between Brookhurst Street and Gilbert Street,
at 9901 Chapman Avenue, Assessor’s Parcel No. 132-402-38.

BE IT FURTHER RESOLVED in the matter of Conditional Use Permit No.
CUP-074-2016, the Planning Commission of the City of Garden Grove does hereby
report as follows:

1. The subject case was initiated by Matthew Baca, Aldi, Inc.

2. The applicant is requesting Conditional Use Permit approval to operate a new
21,567 square foot grocery store, Aldi, with a new original State Alcoholic
Beverage Control (ABC) “Type 20" (Off-Sale, Beer and Wine) License.

3. The City of Garden Grove has determined that this project is exempt pursuant
to Article 19, Section 15301, Existing Facilities, of the California Environmental
Quaiity Act.

4, The property has a General Plan Land Use designation of
Residential/Commercial Mixed Use 2, and is zoned NMU (Neighborhood Mixed
Use).

5. Existing land use, zoning, and General Plan designation of property within 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 May 19, 2016 and ail
interested persons were given an opportunity to be heard.

8. The Planning Commission gave due and careful consideration to the matter
during its meeting of May 19, 2016 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,.24.030 (Conditional Use Permits), are as follows:
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FACTS:

The subject site is improved with an integrated multi-tenant retail shopping center
called the Promenade located on the north side of Chapman Avenue between
Brookhurst Street and Gilbert Street. The specific 21,567 square foot in-line tenant
space under application is located west of the Marshall’s retail tenant space, with
primary tenant frontage facing Chapman Avenue. The subject tenant space was
previously occupied by Anna’s Linens, whose business license expired on
Maich 30, 2016. Prior history of this site included Miller’s Outpost retail store. The
shopping center includes a Regal movie theater, restaurants, retail stores, a Bank of
America, 24-Hour Fitness Center, and other related retail and office businesses.

The subject property maintains a Residentiai/Commercial Mixed Use 2 General Plan
Land Use designation and is zoned NMU (Neighborhood Mixed Use). The property
abuts NMU zoned properties to the east, west, and south, and R-1 (Single-Family
Residential) zoned properties to the north.

The proposed Aldi market will occupy an existing 21,567 square foot in-line tenant
space located west of the Marshall’s retail store in the Promenade shopping center.
The interior of the market consists of retail sales area with display shelves, storage
areas, food coolers and freezers, office, employee break room, and restrooms. The
beer and wine wiil be displayed on the display shelves located on the most
southerly shelving unit facing the south wail, toward the center of store. Hours of
operation for the market are proposed to be from 9:00 a.m. to 9:00 p.m., seven
days a week,

Aldi's is a nationwide low-price grocer that operates over 1,500 stores in 33 states.
The first store was opened in the Midwest in 1976. Aldi’s carries their own exclusive
brands on more than 1,300 of the most commonly purchased grocery items.
According to the Aldi website, as of April 24, 2016, 18 stores have been opened in
Southern California.

Municipal Code Section No. 9.18.060 requires a Conditional Use Permit when there
is a use that engages in off-site retail sales of alcoholic beverages and that is
required to operate with a State Alcoholic Beverage Control license.

The store is located in a high-crime district, and in an area with an
even-concentration of Alcoholic Beverage Control Licenses. A summary of the

district is as follows:

The subject site is located in Crime Reporting District No. 92.

The crime count for the District is 104.

Average crime count per district in the City is 85.

A District is considered high when it exceeds the citywide average by 20%.
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o The subject District has a crime count of 22% above the citywide average;
therefore, it is considered a high-crime area.

° The subject site is located in Alcoholic Beverage Control Census Report District
No. 882.01.

. ABC Census Reporting District No., 882.01 allows for three (3) off-saie licenses
within the District. Currently, there are four (4) off-sale licenses in the District.
The approval of this CUP will increase the number of off-sale ABC Licenses in
the District to five (5). '

The Community Development Department and the Police Department have

reviewed the request and are supporting the proposal. All standard conditions of

approval for a Type “20” License will apply.

PUBLIC CONVENIENCE OR NECESSITY:

A finding for public convenience or necessity would have to be made in order to
approve an establishment that is requesting a new original Alcoholic Beverage
Control license that is located within a district with a high crime rate and/or in an
area with an over-concentration of ABC licenses. California Business and
Professions Code Section 23817.5 prohibits the ABC from issuing new aicoholic
licenses in areas of over-concentration. Business and Professions Code Section
23817.7 provides the following exception:

(a) Notwithstanding Section 23817.5, the department may approve an application
for an off-sale beer and wine license in areas covered by Section 23817.5, if the
applicant shows that public convenience or necessity would be served by the
issuance, and where all of the following conditions are found to exist:

(1) The applicant premises are ilocated in a crime-reporting district that is below
that specified pursuant to paragraph (1) of subdivision (a) of Section 23958.4.

(2) The applicant premises are {ocated in an area that falls below the concentration
level provided in paragraph (3) of subdivision (a) of Section 23958.4.

(3) The local governing body of the area in which the applicant premises are
located, or its designated subordinate officer or body determines that public
convenience or necessity would be served by the issuance,

Furthermore, California Business and Professions Code Section 23958 states the
following:

The department further shall deny an application for a license if issuance of that
license would tend to create a law enforcement problem or if issuance would result
in or add to an undue concentration of licenses, except as provided in Section
23958.4
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California Business and Professions Code Section 23958.4(b) provides the following
exception:

(b) Notwithstanding Section 23958, the department may issue a license as follows:

{1) With respect to a nonretail license, a retail on-sale bona fide eating place
license, a retail license issued for a hotel, motel, or other lodging establishment, as
defined in subdivision (b) of Section 25503.16, a retail license issued in conjunction
with a beer manufacturer’s license, or a winegrower’s license, if the applicant shows
that public convenience or necessity would be served by the issuance.

(2) With respect to any other license, if the local governing body of the area in
which the applicant premises are located, or its designated subordinate officer or
body, determines within 90 days of notification of a completed application that
public convenience or necessity would be served by the issuance. The 90-day
period shali commence upon receipt of the local governing body of (A) notification
by the department of an application for licensure, or (B) a completed application
according to local requirements, if any, whichever is later.

ABC Census Reporting District No. 882.01 shows the subject site to be located in an
area considered to be in a high-crime district and in an area with an
over-concentration of off-sale ABC licenses. Staff is supportive of the request for a
new original ABC Type “20” (Off-Sale, Beer and Wine} License. Staff is able to
support a finding for public convenience or necessity given the potential community
benefit through the addition of an ABC Type “20” License, which would provide an
additional amenity that, would enhance the customer shopping experience and have
the intent on being a business serving the local community. Staff has determined
that the use will not adversely affect the health, peace, comfort or welfare of
persons residing or working in the surrounding area. The conditions of approval will
minimize potential impacts to the adjoining area. Provided the conditions of
approval are adhered to for the life of the project, the use will be harmonious with
the persons who work and live in the area.

FINDINGS AND REASONS:

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

The subject site has a General Plan Land Use Designation of
Residential/Commercial Mixed Use 2, and is zoned NMU (Neighborhood Mixed
Use). Grocery stores with retail sales of beer and wine are conditionally
permitted in this zone. This approval will allow the store to obtain a Type “20”
(Off-Sale, Beer and Wine) License. Provided that the conditions of approval are
complied with, the use will be consistent with the General Plan.
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2.

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

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

The use will not unreasonably interfere with the use, enjoyment or valuation of
the property of other persons located within the vicinity of the site, provided
the conditions of approval are adhered to for the life of the project. By
operating as a grocery store with ancillary beer and wine sales for off-site
consumption, the use will be compatible with the surrounding uses.

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

The site, with the existing site improvements and modifications, is of adequate
size to accommodate the proposed uses within the surrounding area.

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

The site is fronted by Chapman Avenue, which is a fully developed street that
provides adequate traffic circulation and driveway access to public parking
areas. The site is also sufficiently served by the public service facilities required
such as public utilities: gas, electric, water, and sewer facilities.

INCORPORATION OF FACTS AND REASONS SET FORTH IN STAFF REPORT

In addition to the foregoing, the Planning Commission incorporates herein by this
reference, the facts and reasons set forth in the staff report.
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BE IT FURTHER RESOLVED that the Planning Commission does conclude:

1.

The Conditional Use Permit does possess characteristics that would indicate
justification of the request in accordance with Municipal Code Section 9.24.030
(Conditional Use Permits).

In order to fulfill the purpose and intent of the Municipal Code and thereby
promote the heaith, safety, and general welfare, the following Conditions of
Approval, attached as Exhibit “A”, shall apply to Conditional Use Permit
No. CUP-074-2016.




1.

EXHIBIT “"A"
Conditional Use Permit No. CUP-074-2016

9901 Chapman Avenue

CONDITIONS OF APPROVAL

General Conditions

Each owner of the property shall execute, and the applicant shall record, a
“Notice of Discretionary Permit Approval and Agreement with Conditions of
Approval,” as prepared by the City Attorney’s Office, on the property within
30 days of approval. This Conditional Use Permit runs with the land and is
binding upon the property owner, his/her/its heirs, assigns, and successors in
interest, subject to Condition No. 40 below.

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

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

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 entitiements
shall be obtained refiecting such changes.

All conditions of approval shall be implemented at the appl:cants expense,
except where specified in the individual condition.
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Conditional Use Permit No. CUP-074-2016
Conditions of Approval

Police Department

6.

7.

10.

11.

12.

13.

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

Hours of operation for the supermarket shall be permitted from 9:00 a.m. to
9:00 p.m., seven (7) days a week; however, if problems arise where the
hours of operation need to be reduced in order to minimize any problems,
the operator shall change the hours of operation, as prescribed by the Police
Department.

There shall be no customers or patrons loitering in or about the premises
during store hours of operation. If the store operators decide to close the
store for short periods of time, there shall be no customers or patrons on or
about the premises when the establishment is closed.

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

All pay phones located on the property, adjacent to the premises, shall be
limited to out-going calls only. This condition shall be comphed with within
30 days following approval of this application.

The sale of alcoholic beverages for consumption on the premises is
prohibited. And no open alcoholic beverages are allowed within the
establishment or anywhere on the premises.

The business , prior to obtaining the Type “20” ABC License, shall show proof
to the Police Department that all members of the business staff have
completed the LEAD ftraining (Licensee Education on Alcohol and Drugs)
through the Alcoholic Beverage Control Department or an ABC approved
“Responsible Beverage Service (RBS) Training” program.

Any violations or noncompliance with the conditions of approval may result in
the issuance of an Administrative Citation of up to $1,000 pursuant to GGMC
1.22.010 (a). ,

Community Development Department

14,

Approval of this Conditional Use Permit will allow the establishment to
operate with a Type “20” ABC License. There shall be no additional changes
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Conditional Use Permit No. CUP-074-2016
Conditions of Approval

15,

16.

17.

18.

19,

20.

21,

22.

23.

24,

in the design of the floor plan without the approval of the Community
Development Department, Planning Division. Any additional changes in the
approved floor plan, which has the effect of expanding or intensifying the
present use, shall require a new Conditional Use Permit. No alcoholic
beverages shall be sold until all conditions of approval have been met and the
State Alcoholic Beverage Control Board (ABC) has approved the release of
the ABC License.

Alcoholic beverages in containers of 16 ounces or less shall not be sold by
single containers, and shall be sold in manufactured, pre-packaged,
multiple-unit quantities.

No outdoor storage or display shall be permitted outside of the building,
including, but not limited to, storage and display of merchandise, cardboard,
pallets, or boxes.

There shall be no outdoor activities conducted on the premises without
approval of a Special Event Permit or Community Event Permit from the City.

There shall be no amusement devices on the premises at any time.

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 supermarket’s entrance, and shall also be visible to the public.

There shall be no uses or activities permitted of an adult-oriented nature as
outlined in City Code Section 9.18.050.

All rear doors shall be kept closed at all times, except to permit employee
ingress and egress, and in emergencies,

All unloading and loading of goods from vehicles shall occur on-site.

There shall be no deliveries to or from the premises before 7:00 a.m. and
after 10:00 p.m., seven days a week. Refrigerated trucks shall not be kept
running while parked or during loading activities.

Customer and employee parking areas shall be illuminated during hours of
darkness at a minimum of two foot-candles of light on the parking surface
during operating hours. During non-operating hours, illumination shail be
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Conditions of Approval

25.

26,

27.

28.

29.

30.

31.

32.

33.

one foot-candle of light on the parking surface. Lighting on the site shall be
directed, positioned, or shielded in such a manner so as not to unreasonably
illuminate adjacent properties.

New exterior storefront systems shall comply with disabled access
requirements.

In the event that an Alcoholic Beverage Control (ABC) License is suspended
for any period of time and/or fined for any ABC violation as a result of
disciplinary action, the Conditional Use Permit shall be presented to the
Planning Commission for review and further consideration.

The sales area for alcoholic beverages shall not exceed 2% of the retail sales
floor area of the supermarket.

Exterior signage shall be consistent with Chapter 20 of Title 9 of the Municipal
Code as well as the established sign program for the center. All signs shall
require a separate permit. No more than 15% of the total window area and
clear doors shall bear advertising or signs of any sort. No signs advertising
alcoholic beverages shall be placed on the windows. Any modifications to
existing signs or the installation of new signs shall require approval by the
Community and Economic Development Department, Planning Services
Division prior to issuance of a building permit.

Litter shall be removed daily from the premises, including adjacent public
sidewalks, and from all parking areas under the control of the licensee.
These areas shall