AGENDA

GARDEN GROVE GARDEN GROVE PLANNING COMMISSION

November 17, 2022 - 7:00 PM

COMMUNITY MEETING CENTER
11300 STANFORD AVENUE

COVID-19 Information: Masks are not required, however, the public is encouraged to
wear face masks in City facilities. Please do not attend this meeting if you have had direct
contact with someone who has tested positive for COVID-19, or if you are experiencing
symptoms such as coughing, sneezing, fever, difficulty breathing or have other flu-like
symptoms.

Meeting Assistance: Any person requiring auxiliary aids and services, due to a
disability, to address the Planning Commission, should contact the Department of
Community & Economic Development at (714) 741-5312 or email planning@ggcity.org 72
hours prior to the meeting to arrange for special accommodations. (Government Code
§5494.3.2).

Agenda Item Descriptions: Are intended to give a brief, general description of the
item. The Planning Commission may take legislative action deemed appropriate with
respect to the item and is not limited to the recommended action indicated in staff reports
or the agenda.

Documents/Writings: Any revised or additional documents/writings related to an item
on the agenda distributed to all or a majority of the Planning Commission within 72 hours
of a meeting, are made available for public inspection at the same time (1) in the Planning
Services Division Office at 11222 Acacia Parkway, Garden Grove, CA 92840, during
normal business hours; and (1) at the Community Meeting Center at the time of the
meeting.

Public Comments: Members of the public who attend the meeting in-person and would
like to address the Planning Commission are requested to complete a yellow speaker card
indicating their name and address, and identifying the subject matter they wish to
address. This card should be given to the Recording Secretary before the meeting begins.
General comments are made during "Oral Communications” and are limited to three (3)
minutes and to matters the Planning Commission has jurisdiction over. Persons wishing
to address the Planning Commission regarding a Public Hearing matter will be called to
the podium at the time the matter is being considered. Members of the public who wish
to comment on matters before the Commission, in lieu of doing so in person, may submit
comments by emailing public-comment@ggcity.org no later than 3:00 p.m. the day of the
meeting. The comments will be provided to the Commission as part of the meeting record.

PLEASE SILENCE YOUR CELL PHONES DURING THE MEETING.
REGULAR MEETING AGENDA

ROLL CALL: CHAIR RAMIREZ, VICE CHAIR LINDSAY
COMMISSIONERS ARESTEGUI, CUNNINGHAM, LEHMAN, PEREZ



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

A.

B.
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ORAL COMMUNICATIONS - PUBLIC

APPROVAL OF MINUTES - September 1, 2022

PUBLIC HEARING(S) (Authorization for the Chair to execute Resolution shall

be included in the motion.)

C.1.

C.2.

SITE PLAN NO. SP-117-2022

APPLICANT: ZBT GROUP
LOCATION: SOUTH SIDE OF STANFORD AVENUE, WEST OF LORNA

REQUEST:

STREET, AT 12771 LORNA STREET

Site Plan approval to construct six (6) three-story,
multi-family residential units with two-car garages on a
16,329 square foot lot currently improved with a two-
story, single-family dwelling, a detached second unit,
and a detached garage. Also, minor land deviation to
exceed the required number of bathrooms and allow an
additional half-bath on units 1, 3, 4, and 6. The site is
in the R-3 (Multiple-Family Residential) zone. The
project is exempt from the CEQA pursuant to
Government Code Section 15332 - In-Fill Development
Projects - of the State CEQA Guidelines.

STAFF RECOMMENDATION: Approval of Site Plan No. SP-117-2022,
subject to the recommended conditions of approval.

SITE PLAN NO. SP-119-2022

TENTATIVE TRACT MAP NO. TT-19129

APPLICANT: NRI PORTFOLIOS, LLC
LOCATION: SOUTH SIDE OF GARDEN GROVE BOULEVARD,

REQUEST:

BETWEEN NEWLAND STREET AND YOCKEY STREET, AT
8722 GARDEN GROVE BOULEVARD

A request for Site Plan approval to construct a three-
story, townhome residential project consisting of
twenty (20) units, which includes one (1) affordable
housing unit for “very low-income” households on a
36,945 square-foot (0.85 acres) site currently improved
with a vacant auto dealership. Pursuant to the State
Density Bonus law, the applicant is requesting one (1)
concession and one (1) waiver from the GGMU-2
(Garden Grove Mixed Use 2) zone development
standards: (1) a concession to allow the building to be
constructed within the 45-degree encroachment plane
required for mixed use zoned properties abutting
residentially zoned lots along the side yard setback; and
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D.

E.

F.

(2) a waiver to deviate from the requirement of a
boulevard garden plaza for properties in the GGMU
zones for properties abutting the Garden Grove
Boulevard right-of-way. In accordance with the State
Subdivision Map Act, the applicant is also requesting
approval of a Tentative Tract Map to subdivide the
existing property into two (2) lots for the purpose of
selling each townhome unit as a condominium. The site
is in the GGMU-2 (Garden Grove Boulevard Mixed Use
2) zone. The project is exempt from the CEQA pursuant
to Government Code Section 15332 - In-Fill
Development Projects - of the State CEQA Guidelines.

STAFF RECOMMENDATION: Approval of Site Plan No. SP-119-2022
and Tentative Tract Map No. TT-19129, subject to the recommended
conditions of approval.

MATTERS FROM COMMISSIONERS

MATTERS FROM STAFF

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

Meeting Minutes
Thursday, September 1, 2022

CALL TO ORDER: 7:00 p.m.

ROLL CALL:

Chair Ramirez

Vice Chair Lindsay
Commissioner Arestegui
Commissioner Cunningham
Commissioner Lehman
Commissioner Perez
Commissioner Soeffner

Absent: Lehman, Perez, Ramirez

PLEDGE OF ALLEGIANCE: Led by Commissioner Soeffner.

ORAL COMMUNICATIONS - PUBLIC - This comment applies to this meeting’s
proposed amendments to be considered for the Landscape Section of the Garden
Grove Municipal Code under Amendment No. A-035-2022. Mr. Robert Young
submitted three letters and on the subject, and spoke in regard to achieving
consistency for measuring setbacks for odd-shaped lots that have unknown side
and/or front property lines. For odd-shaped lots, he suggested measuring the front
or side setback from the back of the sidewalk, or street dedication line, into the lot,
rather than measure from the property line into the lot. He also suggested the public
parkway areas, between the curb and sidewalk, be fully landscaped.

August 4, 2022 MINUTES:

Action: Received and filed.

Motion: Cunningham Second: Lindsay

Ayes: (4) Arestegui, Cunningham, Lindsay, Soeffner
Noes: (0) None

Absent: (3) Lehman, Perez, Ramirez

PUBLIC HEARING ~ SITE PLAN NO. SP-084-2020TE1 AND TENTATIVE PARCEL MAP
NO. PM-2020-112TE1 FOR PROPERTY LOCATED BETWEEN MACMURRAY AND
MAGNOLIA STREETS, NORTH OF CHAPMAN AVENUE AT 11841 MAGNOLIA STREET.

Planning Commission -1- September 1, 2022



Applicant: ~ ANH MINH THAI
Date: September 1, 2022

Request: Approval of a one-year time extension for the entitlements approved
under Site Plan No. SP-084-2020 and Tentative Parcel Map No.
PM-2020-112 for the construction of two (2) new single-family
residences and the subdivision of the existing property into two (2)
equal parcels of 7,776 square feet each. The site is in the R-1 (Single-
Family Residential) zone. The City of Garden Grove recognizes that this
project was previously categorically exempt from the California
Environmental Quality Act (CEQA).

Action: Resolution No. 6050-22 was approved.

Motion: Arestegui  Second: Lindsay

Ayes: (4) Arestegui, Cunningham, Lindsay, Soeffner
Noes: (0) None

Absent: (3) Lehman, Perez, Ramirez

PUBLIC HEARING - AMENDMENT NO. A-035-2022, CITY OF GARDEN GROVE,
CITYWIDE.

Applicant:  CITY OF GARDEN GROVE
Date: September 1, 2022

Request: A request by the City of Garden Grove to amend Title 9 (Land Use) of
the Garden Grove Municipal Code to make focused zoning amendments
to implement various policies and programs set forth in the General Plan
Housing Element and Land Use Element and to ensure compliance with
applicable State housing laws. Focused zoning text amendments to
Chapters 9.04 (General Provisions), 9.08 (Single-Family Residential
Development Standards), 9.12 (Multifamily Residential Development
Standards), 9.16 (Commercial, Office Professional, Industrial, and Open
Space Development Standards), 9.18 (Mixed Use Regulations and
Development Standards), and 9.32 (Procedures and Hearings) of Title
9 of the Municipal Code are proposed to update the definitions,
development standards, and land use action procedures pertaining to
single-family residential, multiple-family residential, mixed use,
landscaping standards, supportive housing, and single room occupancy
housing. The addition of a new Chapter in Title 9 of the Municipal Code
containing and consolidating special regulations pertaining specifically
to housing development projects is also proposed. The proposed
focused zoning amendments are intended to implement recent updates
to the City’s General Plan Housing Element and Land Use Element and
to ensure the City of Garden Grove’s Land Use Code is consistent with
all applicable State housing laws, including, but not limited to, the
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Housing Accountability Act, the Housing Crisis Act, the State Density
Bonus Law, and the Housing Element Law.

In conjunction with this request, the City of Garden Grove will consider
a determination that no further review under the California
Environmental Quality Act ("CEQA") is required pursuant to Public
Resources Code Section 21166 and CEQA Guidelines Section 15162
because the proposed focused zoning amendments implement the
General Plan update analyzed in the City of Garden Grove Focused
General Plan Update and Zoning Amendments Environmental Impact
Report, State Clearinghouse No. 2021060714 (“Garden Grove General
Plan Update and Focused Zoning Amendments”), potential impacts of
the focused zoning amendments fall within the scope of the General Plan
Update EIR, and the focused zoning amendments will not result in any
new significant impacts or a substantial increase in the severity of
previously identified significant impacts. The Planning Commission will
make a recommendation to the Garden Grove City Council.

Action: Resolution No. 6051-22 was approved. Staff provided an
Exhibit C (Multifamily Residential) ‘yellow’ document,
which included additional red-lined revisions inadvertently
left out of the original agenda packet. See ‘Oral
Communications’ for public comment on this item.

Motion: Lindsay Second: Arestegui

Ayes: (4)  Arestegui, Cunningham, Lindsay, Soeffner
Noes: (0) None

Absent: (3) Lehman, Perez, Ramirez

MATTERS FROM COMMISSIONERS: None.

MATTERS FROM STAFF: Staff stated the September 15" and October 6™ meetings
would be cancelled.

ADJOURNMENT: At 7:30 p.m. to the next Meeting of the Garden Grove Planning
Commission on Thursday, October 20, 2022, at 7:00 p.m. in the Community Meeting
Center, 11300 Stanford Avenue, Garden Grove.

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

AGENDA ITEM NO.: SITE LOCATION: South side of Stanford
C.1. Avenue, west of Lorna Street, at 12771
Lorna Street
HEARING DATE: November 17, 2022 GENERAL PLAN: Medium Density

Residential (MDR)

CASE NOS.: Site Plan No. SP-117-2022 ZONE: R-3 (Multiple-Family Residential)

APPLICANT: Binh Tran, ZBT Group APN: 133-463-14

PROPERTY OWNER: CEQA DETERMINATION: Exempt-

Dan Vy Ngoc Nguyen Section 15332 “In-Fill Development
Projects”

REQUEST:

The applicant is requesting Site Plan approval to construct six (6) three-story,
multi-family residential units with two-car garages on a 16,329 square-foot (0.37 acres)
lot currently improved with a two-story, single-family dwelling, a detached second unit,
and a detached garage. The applicant also requested approval of a minor land deviation
to exceed the required number of bathrooms and allow an additional half-bath on Units
1, 3, 4, and 6.

BACKGROUND:

The project site is approximately 16,329 square feet (0.37 acres) and is located on the
south side of Stanford Avenue, west of Lorna Street, and is currently improved with a
two-story, 2,188 square-foot single-family dwelling, a detached second unit, and a
detached 600 square-foot garage. The existing improvements were constructed in
1935, prior to Garden Grove's incorporation. The subject site has a General Plan Land
Use designation of Medium Density Residential (MDR), and is zoned R-3 (Multiple-Family
Residential). The property abuts R-3 zoned properties to the north, south, and west,
and to the east across Lorna Street, that are improved with single-family and
multiple-family developments.

The property owner purchased the property in November 2019 and currently occupies
the unit. The applicant is requesting Site Plan approval to demolish the existing
improvements to construct six (6), three-story, multi-family residential units with
individual two-car garages and a detached ADU. Each unit is proposed to consist of a
kitchen, a dining area, a living room, two (2) bedrooms, two (2) full bathrooms, a study
area, a private deck with a storage room, and a two-car garage. Units 1, 3, 4, and 6
will also be improved with an additional half-bath. The site is proposed to be improved
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with four (4) covered guest parking spaces, one (1) handicap open parking stall, a trash
enclosure, and a BBQ area in a common recreation area. Additionally, the applicant is
proposing a detached Accessory Dwelling Unit (ADU) on the northwest corner of the site
that consists of one (1) bathroom, a kitchen, and an open living/sleeping area.

As shown on the project plans, the applicant is proposing a detached 446 square-foot
ADU. The ADU is being shown for reference only, as it does not require discretionary
approval. Pursuant to State legislation, the ADU will be processed ministerially during
the plan check phase of the project.

The project site has a General Plan land use designation of Medium Density Residential
(MDR). The City’s General Plan 2030 establishes that the MDR land use designation is
intended for the development of mainly multi-family residential neighborhoods that: 1)
provide a variety of housing types, 2) provide access to schools, parks, and other
community services, 3) provide a high-quality architectural design that preserves
privacy, 4) provide common spaces, recreation areas and services convenient to
residents, 5) provide an excellent environment for family life, and 6) preserve
residential property values. The MDR land use designation is intended to create,
maintain, and enhance residential areas characterized by mostly traditional multi-family
apartments, condominiums, townhomes, and single-family small-lot subdivisions.
Densities for the MDR land use designation are intended to range from 21.1 to 32.0
dwelling units per acre, and are implemented by the R-3 zone. The Land Use Element
provides that where density is expressed in ranges, the top of the range is the maximum
density permitted, however, densities below the bottom of the range are permitted.
The project is proposed to be developed at a density of 16 dwelling units per acre, which
is permitted by the General Plan Land Use Element and R-3 zone. The proposed project
has been designed to satisfy the goals and policies of the General Plan, including:

1. Goal LU-4: The City seeks to develop uses that are compatible with one
another.
2. LU-IMP-2B: New development shall be similar in scale to the adjoining

residential neighborhood to preserve its character.

3. LU-IMP-3D: Front muiti-family housing on local streets with appropriate
setbacks to be consistent with neighborhood development patterns.

4, Policy LU-2.4: Assure that the type and intensity of land use shall be
consistent with that of the immediate neighborhood.

Note: The project application was filed prior to the adoption of objective development
standards under Amendment No. A-035-2022, which became effective on
November 10, 2022. Thus, the project was designed in accordance with the
requirements of the R-3 zone prior to the Code Amendment, with the exception of the
additional half-baths in Units 1, 3, 4 and 6, which previously required approval of a
minor deviation, but which now are permitted without the need for a minor modification
approval. In compliance with Cal Gov. Code § 65941.1, the applicant has provided the
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City’s Housing Development Pre-Application prior to November 10, 2022, which allows
applicants for housing developments to vest zoning regulations for 180 days.

PROJECT STATISTICS:

Provided Code Requirement
Lot Size 16,329 S.F.
(0.37 acres) 7,200 S.F.
Density? 6 units 32 units per acre
Lot Coverage 39% 50% maximum
Building Height 32'-2" 35’-0”
Third Story Building Area? 41.4% 50% maximum
Residential Unit '~ o
Separation to Driveway? 10-0 10-0" minimum
Parking Total 17 spaces
Two-Car Garage (x6) 12 spaces 17 spaces
Carport 4 spaces (2.75 spaces / unit = 16.5 ~ 17 spaces)
Open 1
Recreation Area Total 2,697 S.F.
Common Area - Active 1,219 S.F. . 1,800 S'f'
Private Decks 1,488 S.F. (6 units x 300 S.F. = 1,800 S.F.)
Active Recreation Area 304" x 35"-3" 30'-0” minimum
Dimensions?
Building Setbacks!?
Front (east) 20°-0" 20’-0" minimum
Sides
north 11'-4" 11°-3"
south 10'-8” 8'-9”
Rear (west) 30°-4" 12'-6”

1. The project application was filed prior to the adoption of objective development standards under
Amendment No. A-035-2022, which became effective on November 10, 2022. The project was
designed to follow the requirements of the R-3 zone prior to the Code Amendment.

DISCUSSION:
SITE PLAN:

Site Design and Circulation

The proposed design consists of two (2) separate three-story apartment buildings, each
containing three (3) units, setback 20°-0” from the front property line along Lorna
Street. The two (2) separate structures run in a east-west direction with a shared 28’-0"
wide drive aisle that runs in between the structures. The drive aisle is accessed from a
drive approach that is centrally located on the easterly side of the property along Lorna
Street, making it the only vehicular access point to the site. Building 1, the building
located to the south of the site, is comprised of Units 1, 2, and 3, and is setback 10’-8”
from the southerly property line, and Building 2, the building located to the north of the
site, is comprised of Units 4, 5 and 6, and is setback 11'-4” from the northerly property
line, which exceeds the building separation standards of the R-3 zone per Municipal
Code Section 9.12.040.050 (Special Requirements - Multiple Family Residential).
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Each unit is proposed to be improved with an enclosed two-car garage that faces the
interior of the site and the shared drive aisle. Four (4) open tuck-under guest parking
spaces, located at the ends of each building, also have access from the shared drive
aisle. A handicap open guest parking space is located at the rear of the site, directly
west of Building 2. An active recreation area improved with a BBQ, an outdoor picnic
table, benches, and an overhead shade trellis, is located on the southwest corner of the
site directly west of Building 1. A trash enclosure is also proposed along the westerly
side of the property, adjacent to the common recreational area. The new drive
approach, drive aisle, trash enclosure, and parking layout have been designed in
accordance with City standards to provide adequate access for trash trucks and
emergency vehicles.

Each unit may be accessed from its attached two-car garage, or from the public
right-of-way via internal pedestrian walkways leading to each units’ front entry off of
the north and south side yards. Units 1 and 4 have front entries that face the front of
the site, Units 1 and 5 have front entries facing the north and south side yards, and
Units 3 and 6 have entries facing the rear of the site. Although not part of the
discretionary approval process, a detached ADU is being shown on the plans for
reference on the northwest corner of the site, which can be accessed via the internal
pedestrian walkway along the northerly side of the site.

Unit Design

The proposed project will consist of six (6) apartment units. Each unit is proposed to
consist of a kitchen, a dining area, a living room, two (2) bedrooms, two (2) bathrooms,
a study area, a private deck with a storage room, and a two-car garage. Units 1, 3, 4,
and 6 will also provide a third bathroom as a half-bath.

Units 1, 3, 4, and 6 are the end units of each building and will be 1,601 square feet.
Units 1 and 3 are located in Building 1, and Units 4 and 6 are located in Building 2. Each
of these units consists of a 430 square-foot two-car garage, a kitchen, a dining area,
and laundry closet on the ground floor. The second story consists of a living room, one
(1) bedroom, one (1) full bathroom, one (1) half-bath, an open study area, an outdoor
278 square-foot deck, and a storage room with access off of the deck with 306 cubic
feet of storage space capacity. The third story consists of the primary bedroom, which
has one (1) bathroom and a closet.

Units 2 and 5 are the interior units of each building and will be 1,256 square feet. Unit
2 is located in Building 1, and Unit 5 is located in Building 2. Each of these units consists
of a 471 square-foot two-car garage with washer and dryer hookups, a kitchen, and a
dining area on the ground floor. The second story consists of a living room, one (1)
bedroom, one (1) full bathroom, an outdoor 188 square-foot deck, and a storage room
with access off of the deck with 306 cubic feet of storage space capacity. The third story
consists of the primary bedroom, which has one (1) bathroom and a closet.
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Unit Types
Unit Plan Types Bedrooms Bathrooms Living Area

Building 1

Unit 1 2 3 1,601 S.F.
Unit 2 2 2 1,256 S.F.
Unit 3 2 3 1,601 S.F.
Building 2

Unit 4 2 3 1,601 S.F.
Unit 5 2 2 1,256 S.F,
Unit 6 2 3 1,601 S.F.
Total 8,916 S.F.
Parking

The residential units have been parked per the parking requirements of the R-3 zone,
which establishes the minimum parking requirement for residential units based on the
bedroom count of each unit. The six (6) proposed units consist of two (2) bedrooms
each. Accounting for guest and resident parking, the Code requires 2.75 parking spaces
per every two-bedroom unit. Therefore, the project is required to provide 17 parking
spaces per the following breakdown:

Parking Spaces Required per Unit

Unit Number Number of Bedrooms Eae:-]kui:‘gedspaces
Unit 1 2 Bedrooms 2.75
Unit 2 2 Bedrooms 2.75
Unit 3 2 Bedrooms 2.75
Unit 4 2 Bedrooms 2.75
Unit 5 2 Bedrooms 2.75
Unit 6 2 Bedrooms 2.75
Total 16.5 spaces
(~17 spaces)

Per the proposed design, twelve (12) parking spaces will be provided in the form of six
(6) enclosed two-car garages. Guest parking will be provided in the form of four (4)
open tuck-under parking spaces, and one (1) open handicap parking space to ensure
ADA compliance. With a total of 17 parking spaces, the project meets the minimum
required parking for a six (6) bedroom multi-family development per Municipal Code
Section 9.12.040.180 (Parking Spaces Required).

Open Space and Recreational Area

Section 9.12.040.050.K of the Municipal Code requires that the proposed development
provide a minimum of 1,800 square feet of recreation area, which is calculated at 300
square feet per unit. Since the site is over 14,400 square feet, and will be improved
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with more than five (5) units, the Municipal Code also requires a common active
recreation area that has minimum dimensions of 30’-0” by 30’-0”. The project will
provide the required recreation area in the form of both private and active open space.
Each private recreation area is required to be at least 90 square feet and have minimum
dimensions of 9'-0” by 9’-0” when located on an upper level. Units 1, 3, 4, and 6 are
proposed to provide 278 square-foot second-story decks that have a minimum
dimension of 10°-0”. Units 2 and 5 are proposed to provide 188 square-foot
second-story decks that have a minimum dimension of 10’-0”. The private decks have
access from the living rooms located on the second story of each unit. The combined
area of the decks is approximately 1,488 square feet and face the interior of the project
site. Therefore, the project exceeds the minimum requirements for private recreation
area, as required by the Municipal Code, per the following breakdown:

Private Recreation Area

Unit Number Second Story Deck Area Total
Units 1, 3, 4, 6: 278 S.F. x4 1,112 S.F.
Units 2, 5: 188 S.F. x2 376 S.F.

Total 1,488 S.F.

In addition to the private recreation areas, the project proposes an active recreation
area to satisfy the open space requirements. The recreation area is approximately 1,219
square feet and has clear dimensions of 30’-4” x 35’-3”. The area and dimensions
exceed the minimum threshold established for active recreation areas in the R-3 zone
under Municipal Code Section 9.12.040.050.K.4. The recreation area will be improved
with amenities that include a BBQ, an outdoor picnic table, benches, and an overhead
shade trellis. Since the project was designed and filed prior to the adoption of objective
development standards under Amendment No. A-035-2022, it is not required to comply
with the amenity types recently adopted for multi-family developments.

Inclusive of the 1,488 square-foot private recreation space, and 1,219 square feet of
active recreational area, the proposed development will provide a combined area of
2,697 square feet of recreation space. Thus, the project exceeds the minimum open
space requirement of the Municipal Code for a six (6) unit multi-family development in
the R-3 zone by 897 square feet.

Landscaping

Section 9.12.040.090 (Landscaping Requirements) of the Municipal Code requires all
areas that are not designated for walkways, parking spaces, drive aisles, and private
recreation areas, to be fully landscaped and irrigated. In addition, the applicant is
required to provide a landscape and irrigation plan that complies with the requirements
of the Municipal Code. The project proposes landscaping in all required setbacks
including front, side, and rear, with the exception of areas designated for the drive aisle
or walkways, using a variety of plant materials. All of the landscaped areas will be fitted
with automatic irrigation systems that comply with the City’s Water Efficiency
Guidelines.
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Building Architecture

The multi-family apartment buildings will be three (3) stories in height and will
incorporate a contemporary architectural style. The building design includes stucco
exteriors, fiber cement siding, and varied flat roofs that are common characteristics
found in modern contemporary architectural design. Per Section 9.12.040.050.A.4 of
the Municipal Code, third stories are allowed in the R-3 zone, not to exceed 50% of the
building footprint, to encourage articulation of the building massing and to be
architecturally sensitive to both on-site and abutting off-site residential structures. The
design proposes a third story that is 41.4% of the building footprint, which also creates
a visual illusion of different building massing to eliminate the appearance of a
boxed-shaped design, and enhances the curb appeal of the property while being
sensitive to adjacent residential uses.

Minor Land Deviation

The project was designed prior to the adoption of objective development standards
under Amendment No. A-035-2022, which became effective November 10, 2022.
However, the project may follow the bathroom standards recently adopted applicable
to residential dwelling units, which no longer limits the number of bathrooms per
bedroom count. Previously, Section 9.12.040.020.H.2 of the Municipal Code, limited the
number of bathrooms for a two (2) bedroom unit to two (2) bathrooms, with at least
one (1) bathroom having access from a common living area. The Code allowed for a
minor land use deviation to allow an additional half-bath, for a total of three (3)
bathrooms, for a two (2) bedroom unit. Since the amended Code is already in effect, a
minor land deviation is no longer required for the project to propose three (3) bathrooms
for a two (2) bedroom dwelling unit, which applies to Units 1, 3, 4, and 6.

California Environmental Quality Act

The proposed development has been determined to be exempt from the California
Environmental Quality Act ("CEQA"), pursuant to Section 15332 (In-Fill Development
Projects) of the CEQA Guidelines (14 Cal. Code Regs., Section 15303). As set forth in
the Class 32 exemption, the proposed project is: (1) consistent with the applicable
general plan designation and all applicable general plan policies as well as with
applicable zoning designation and regulations; (2) the proposed development occurs
within City limits on a project site of no more than five acres substantially surrounded
by urban uses; (3) the project site has no value as habitat for endangered, rare or
threatened species; (4) approval of the project would not result in any significant effects
relating to traffic, noise, air quality or water quality; and (5) the site can be adequately
served by all required utilities and public services.

No Net Loss

Government Code Section 65863 requires jurisdictions to maintain adequate sites to
accommodate their remaining unmet Regional Housing Needs Allocation (RHNA) by
each income category at all times throughout the Housing Element planning period. A
jurisdiction may not take any action to reduce a parcel’s residential density unless it
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makes findings that the reduction is consistent with the General Plan, including the
Housing Element, and that the remaining sites identified in its Housing Element sites
inventory can accommodate its remaining unmet RHNA by each income category or it
identifies additional sites so that there is no net loss of residential unit capacity.

In addition, if a jurisdiction approves a development on a parcel identified in its Housing
Element sites inventory with fewer units than shown in the Housing Element, the
jurisdiction must either make findings that the Housing Element’s remaining sites have
sufficient capacity to accommodate the remaining unmet RHNA by each income level,
or identify and make available additional adequate sites to accommodate the remaining
unmet RHNA for each income category. However, a jurisdiction may not disapprove a
housing development project on the basis that approval of the development would
trigger the identification or zoning of additional adequate sites to accommodate the
remaining RHNA.

The City’s 6™ Cycle RHNA requires the City to plan for 19,168 housing units for all
income levels. A component of preparing the City’s Housing Element is the identification
of vacant and underutilized sites suitable for residential development, and an evaluation
of the housing development potential of these sites in fulfilling the City’s RHNA. The
project site is identified in the City’s Housing Element sites inventory as having a realistic
capacity to accommodate a total of eight (8) “above moderate income” units. The
project proposes a total of six (6) “above moderate income” units. Because the
proposed project includes fewer units than shown in the Housing Element sites
inventory, the City must determine whether the remaining Housing Element inventory
sites have sufficient capacity to accommodate the City’s remaining unmet RHNA by
income level if the project is approved as proposed. Staff has evaluated the housing
projects that have been permitted or approved during the current planning period, or
which are otherwise not accounted for in the Housing Element site analysis, and has
determined that the remaining sites identified in the sites inventory have sufficient
capacity to accommodate the City’s remaining unmet RHNA need for each income level.

At the time the Housing Element was prepared and adopted, the City’s unmet RHNA
was calculated to be 18,208 units, broken down as follows: 6,567 low and very
low-income units, 3,087 moderate-income units, and 8,554 above moderate-income
units. The sites identified in the adopted Housing Element were determined adequate
to accommodate a total of 18,291 units, including 401 more units than the City’s unmet
RHNA in the low and very low-income categories and 240 more units than the City’s
unmet RHNA for the moderate-income category. Sites deemed adequate to
accommodate the lower and moderate-income categories are also adequate to
accommodate above-moderate income units. Overall, the sites inventory in the adopted
Housing Element reflected a total capacity surplus of 83 units. Due to this surplus, the
proposed project will not create a reduction to the City’s total required RHNA allocation.

Excluding ADUs, single-family dwellings, and SB 9 units, Staff has identified recently
permitted or approved new housing units not accounted for in the Housing Element site
capacity analysis. Some of these units were developed on sites not included in the
Housing Element sites inventory. After accounting for these permitted and entitled
units, and the six (6) units in the proposed project, the City’s total remaining unmet



STAFF REPORT FOR PUBLIC HEARING PAGE 9
CASE NO. SP-117-2022

RHNA would be 18,127 units?, broken down as follows: 6,562 low and very low-income
units, 3,087 moderate-income units, and 8,478 above-moderate income units. The
remaining capacity of the sites identified in the Housing Element would be 18,207 units,
resulting in a total capacity surplus of 80 units. The remaining sites are also adequate
to accommodate a surplus of low and very low-income units (406) and moderate-
income units (240), and such sites are also adequate to accommodate the City’s
remaining unmet above moderate-income RHNA. Due to this surplus, the overall
residential capacity on sites identified in the Housing Element will still be sufficient to
accommodate the City’s total remaining unmet RHNA if the proposed project is
approved. The required No Net Loss findings can be made and are included in Resolution
No. 6052-22,

1. Value does not reflect non-approved housing projects that are currently agendized.

SB 330 Compliance:

In 2019, the Legislature adopted and the Governor approved Senate Bill 330 (SB 330)
enacting the Housing Crisis Act of 2019 (Government Code § 66300). Among its
provisions, SB 330 imposed new requirements when a proposed new housing
development would require the demolition of existing residential units. Pursuant to
Government Code § 66300(d)(1), the City may not approve a housing development
project that will require the demolition of residential dwelling units unless the project
will create at least as many residential dwelling units as will be demolished. This
proposed project satisfies this requirement because it will replace two (2) existing units
with six (6) new dwellings.

In order to prevent new housing projects from displacing existing lower income rental
households, SB 330 also imposes several requirements that the City must require a
developer to comply with when a proposed housing development project will require the
demolition of occupied or vacant “protected units”. “Protected units” include residential
dwelling units that are or were occupied by lower or very low income households within
the past five (5) years. The City requires applicants for housing development projects
to complete a Replacement Housing Determination Form providing the information
necessary for the City to determine if any “protected units” will be demolished. The
Form completed by this Applicant indicates that the existing units have not been rental
units in the past five (5) years and are owner occupied. Therefore, the project is not
required to replace any “protected units”.

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

1. Adopt Resolution No. 6052-22 approving Site Plan No. SP-117-2022, subject to
the recommended Conditions of Approval.
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The human ear is not equally sensitive to all frequencies. Sound waves below 16 Hz are not heard at all and are “felt”
more as a vibration. Similarly, while people with extremely sensitive hearing can hear sounds as high as 20,000 Hz,
most people cannot hear above 15,000 Hz. In all cases, hearing acuity falls off rapidly above about 10,000 Hz and
below about 200 Hz. Since the human ear is not equally sensitive to sound at all frequencies, a special frequency
dependent rating scale is usually used to relate noise to human sensitivity. The A-weighted decibel scale (dBA)
performs this compensation by discriminating against frequencies in a manner approximating the sensitivity of the
human ear.

Noise is defined as unwanted sound, and is known to have several adverse effects on people, including hearing loss,
speech and sleep interference, physiological responses, and annoyance. Based on these known adverse effects of
noise, the federal government, the State of California, and many local governments have established criteria to protect
public health and safety and to prevent disruption of certain human activities.

2.2 Noise Measurement Scales

Several rating scales (or noise “metrics”) exist to analyze adverse effects of noise, including traffic-generated noise, on
a community. These scales include the equivalent noise level (Leq), the community noise equivalent level (CNEL),
and the day-night noise level (Ldn). Leq is a measurement of the sound energy level averaged over a specified time
period (usually 1 hour). Leq represents the amount of variable sound energy received by a receptor over a time
interval in a single numerical value. For example, a 1-hour Leq noise level measurement represents the average
amount of acoustic energy that occurred in that hour.

Unlike the Leq metric, the CNEL noise metric is based on 24 hours of measurement. CNEL also differs from Leq in
that it applies a time-weighted factor designed to emphasize noise events that occur during the evening and nighttime
hours (when quiet time and sleep disturbance is of particular concern). Noise occurring during the daytime period
(7:00 a.m. to 7:00 p.m.) receives no penalty. Noise produced during the evening time period (7:00 p.m. to 10:00 p.m.)
is penalized by 5 dBA, while nighttime noise (10:00 p.m. to 7:00 a.m.) is penalized by 10 dBA.

The Ldn noise metric is similar to the CNEL metric except that the period from 7:00 p.m. to 10:00 p.m. receives no
penalty. Both the CNEL and Ldn metrics yield approximately the same 24-hour value (within about 0.5 dBA) with the
CNEL being the more restrictive (i.e., its calculation results in the higher value of the two).

2.3 Vibration Fundamentals

Vibration is a trembling, quivering, or oscillating motion of the earth. Like noise, vibration is transmitted in waves,
but in this case through the earth or solid objects. Unlike noise, vibration is typically of a frequency that is felt rather
than heard.

Vibration can be either natural as in the form of earthquakes, volcanic eruptions, sea waves, landslides, etc., or man-
made as from explosions, the action of heavy machinery or heavy vehicles such as trucks or trains. Both natural and
man-made vibration may be continuous such as from operating machinery, or transient as from an explosion.

As with noise, vibration can be described by both its amplitude and frequency. Amplitude may be characterized in
three ways including displacement, velocity, and acceleration. Particle displacement is a measure of the distance that a
vibrated particle travels from its original position and for the purposes of soil displacement is typically measured in
inches or millimeters. Particle velocity is the rate of speed at which soil particles move in inches per second or
millimeters per second. Particle acceleration is the rate of change in velocity with respect to time and is measured in
inches per second per second or millimeters per second per second. Typically, particle velocity (measured in inches or
millimeters per second) and/or acceleration (measured in gravities) are used to describe vibration. Table 1 presents the
human reaction and effects on buildings exposed to various levels of continuous vibration.

Vibrations also vary in frequency and this affects perception. Typical construction vibrations fall in the 10 to 30 Hz
range and usually occur around 15 Hz. Traffic vibrations exhibit a similar range of frequencies. However, due to their
suspension systems, city buses often generate frequencies around 3 Hz at high vehicle speeds. It is more uncommon,
but possible, to measure traffic frequencies above 30 Hz.

The way in which vibration is transmitted through the earth is called propagation. Propagation of earth borne
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vibrations is complicated and difficult to predict because of the endless variations in the soil through which waves
travel. There are three main types of vibration propagation; surface, compression, and shear waves. Surface waves, or
Rayleigh waves, travel along the ground’s surface. These waves carry most of their energy along an expanding
circular wave front, similar to ripples produced by throwing a rock into a pool of water. P-waves, or compression
waves, are body waves that carry their energy along an expanding spherical wave front. The particle motion in these
waves is longitudinal (i.e., in a “push-pull” fashion). P-waves are analogous to airborne sound waves. S-waves, or
shear waves, are also body waves that carry energy along an expanding spherical wave front. However, unlike P-
waves, the particle motion is transverse or “side-to-side and perpendicular to the direction of propagation.”

Table 1
HUMAN REACTION TO TYPICAL VIBRATION LEVELS

Vibration Level
Peak Particle Velocity Human Reaction Effect on Buildings
(inches/second)
Threshold of perception, possibility of Vibrations unlikely to cause damage of any
0.006 - 0.019 ) .
intrusion type
Recommended upper level of vibration to
0.08 Vibrations readily perceptible which ruins and ancient monuments should
be subjected
0.10 Level at which continuous vibration begins | Virtually no risk of “architectural” damage to
) to annoy people. normal buildings
Vibrations annoying to people in Threshold at which there is a risk to
0.20 buil dingbs “architectural” damage to normal dwelling —
‘ houses with plastered walls and ceilings
Vibrations considered unpleasant by Vibrations at a greater level than normally
people subjected to continuous vibrations expected from traffic, but would cause
0.4-0.6 - o ”s . .
and unacceptable to some people walking architectural” damage and possibly minor
by bridges structural damage

Source: Caltrans 2002.

As vibration waves propagate from a source, the energy is spread over an ever-increasing area such that the energy
level striking a given point is reduced with the distance from the energy source. This geometric spreading loss is
inversely proportional to the square of the distance. Wave energy is also reduced with distance as a result of material
damping in the form of internal friction, soil layering, and void spaces. The amount of attenuation provided by
material damping varies with soil type and condition as well as the frequency of the wave.

2.4 Regulatory Environment

To limit population exposure to physically and/or psychologically damaging, as well as intrusive noise levels, the
federal government, the State of California, various County governments, and most municipalities in the State have
established standards and ordinances to control noise.

Federal Government
Occupational Health and Safety

The federal government regulates occupational noise exposure common in the workplace through the Occupational
Health and Safety Administration (OSHA) under the USEPA. Noise exposure of this type is dependent on work
conditions and is addressed through a facility’s Health and Safety Plan. The construction of the project will be subject
to these OSHA limitations and all workers would receive appropriate training, hearing protection, and breaks,
accordingly, ensuring that they are not exposed to harmful noise levels. Adherence to these OSHA requisites would
ensure that these impacts remain less than significant and noise in the workplace will not be addressed further in this
study.

Housing and Urban Development



The US Department of Housing and Urban Development (HUD) has set a goal of 45 dBA Ldn as a desirable
maximum interior standard for residential units developed under HUD funding. (This level is also generally accepted
within the State of California.) While HUD does not specify acceptable exterior noise levels, standard construction of
residential dwellings constructed under Title 24 standards typically provides 20 dBA, or more, of attenuation with the
windows closed. Based on this premise, the exterior Ldn should not exceed 65 dBA.

State of California Standards

The California Office of Noise Control has set acceptable noise limits for sensitive uses. Sensitive-type land uses,
such as homes, are “normally acceptable” in exterior noise environments up to 65 dBA CNEL and “conditionally
acceptable” in areas up to 70 dBA CNEL. A “conditionally acceptable” designation implies that new construction or
development should be undertaken only after a detailed analysis of the noise reduction requirements for each land use
type is made and needed noise insulation features are incorporated in the design. By comparison, a “normally
acceptable” designation indicates that standard construction can occur with no special noise reduction requirements.

City of Garden Grove

The project lies in the City of Garden Grove and is subject to the rules and regulations established therein. The City
Noise Element included in the General Plan has adopted the State of California Office of Planning and Research
(OPR) Noise Element Guidelines for recommended interior and exterior level standards for local jurisdictions to
identify and prevent the creation of incompatible land uses due to noise. The OPR Guidelines describe the
compatibility of various land uses with a range of environmental noise levels in terms of dBA CNEL. A noise
environment of 50 dBA CNEL to 60 dBA CNEL is considered to be “normally acceptable” for residential uses. The
State indicates that locating residential units, parks, and institutions (such as churches, schools, libraries, and hospitals)
in areas where exterior ambient noise levels exceed 65 dBA CNEL is undesirable. The OPR recommendations also
note that, under certain conditions, more restrictive standards than the maximum levels cited may be appropriate. As an
example, the standards for quiet suburban and rural communities may be reduced by 5 to 10 dB to reflect their lower
existing outdoor noise levels in comparison with urban environments.

In addition, Title 25, Section 1092 of the California Code of Regulations, sets forth requirements for the insulation of
multiple-family residential dwelling units from excessive and potentially harmful noise. Whenever multiple-family
residential dwelling units are proposed in areas with excessive noise exposure, the developer must incorporate
construction features into the building’s design that reduce interior noise levels to 45 dBA CNEL. Table 2 illustrates
the State guidelines established by the State Department of Health Services for acceptable noise levels for each county
and city. These standards and criteria are incorporated into the land use planning process to reduce future noise and
land use incompatibilities. This table is the primary tool that allows the City to ensure integrated planning for
compatibility between land uses and outdoor noise.

Table 2
LAND USE COMPATIBILITY FOR COMMUNITY NOISE ENVIRONMENTS
Community Noise Exposure (CNEL)
Land Use Category Normally Conditionally Normally Clearly
Acceptable Acceptable Unacceptable | Unacceptable
Residential-Low Density, Single-Family, 50—~ 60 55-170 70-175 75 -85
Duplex, Mobile Homes
Residential — Multiple Family 50 —65 60 - 70 70-75 70 - 85
Transient Lodging — Motel, Hotels 50 —65 60 - 70 70 - 80 80 -85
Schools, Libraries, Churches, Hospitals, 50-170 60 - 70 70 - 80 80 - 85
Nursing Homes
Auditoriums, Concert Halls, Amphitheaters NA 50-70 NA 65 - 85
Sports Arenas, Outdoor Spectator Sports NA 50-75 NA 70 -85







Figure 4, also included in the City Noise Element, shows the projected noise contours for the year 2030. In this case
noise in the project area is anticipated to rise slightly and the project site is located between the 60 and 65 dBA noise
contours.






The ordinance is designed to control unnecessary, excessive, and annoying sounds generated from a stationary source
impacting an adjacent property. It differentiates between environmental and nuisance noise. Environmental noise is
measured under a time average period while nuisance noise cannot exceed the established Noise Ordinance levels at
any time, subject to the duration limitations noted below. At the boundary line between a residential property and a
commercial and manufacturing property, the noise level of the quieter zone is required to be used.

Section 8.47.050 of the City Municipal Code defines the noise disturbance criteria. The section notes:

A. NOISE DISTURBANCE CRITERIA. It shall be unlawful for any person to willfully make, continue, or cause
to be made or continued, any loud, unnecessary, or unusual noise that disturbs the peace or quiet of any neighborhood,
or that causes discomfort or annoyance to any person of normal sensitiveness.

B. The criteria that shall be utilized in determining whether a violation of the provisions of this section exists
shall include, but not be limited to, the following:

The level of the noise.

The frequency of occurrence of the noise.

Whether the nature of the noise is usual or unusual.

The level and intensity of the background noise, if any.

The proximity of the noise to residential sleeping facilities.

The nature and zoning of the area within which the noise emanates.

The density of the inhabitation of the area within which the noise is received.

The time of day or night the noise occurs.

The duration of the noise.

DURATION OF NOISE. The following criteria shall be used whenever the noise level exceeds:
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The noise standard for a cumulative period of more than 30 minutes in any hour;
The noise standard plus five dB(A) for a cumulative period of more than 15 minutes in any hour;
The noise standard plus 10 dB(A) for a cumulative period of more than five minutes in any hour;

The noise standard plus 15 dB(A) for a cumulative period of more than one minute in any hour; or
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The noise standard plus 20 dB(A) for any period of time.

D. In the event the ambient noise level exceeds any of the first four noise limit categories above, the cumulative
period applicable to said category shall be increased to reflect said ambient noise level. In the event the ambient noise
level exceeds the fifth noise limit category, the maximum allowable noise level under said category shall be increased
to reflect the maximum ambient noise level. (2802 § 1, 2011; 2660 § 2, 2005)

Finally, the City recognizes construction is necessary, but can present a nuisance value to sensitive receptors if
performed in their proximity and sets limitations accordingly in Section 8.47.050. The ordinance notes that it shall be
unlawful for any person within a residential area, or within a radius of 500 feet there from, to operate equipment or
perform any outside construction or repair work on buildings, structures, or projects, or to operate any pile driver,
power shovel, pneumatic hammer, derrick, power hoist, or any other construction type device between the hour of
10:00 p.m. of one day and 7:00 a.m. of the next day in such a manner that a person of normal sensitiveness, as
determined utilizing the criteria established in Section 8.47.050(B), is caused discomfort or annoyance unless such
operations are of an emergency nature.

While the City’s general interpretation is that construction noise during the day is exempt from those levels included in
Table 3, the ordinance does not exempt construction noise within 500 feet of a residential area, nor does it set a
quantitative limitation on construction noise at proximate receptor locations.
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2.5 Existing Noise Environment
Field Measurements

The project is to be located in the City of Garden Grove and includes the removal of an existing home and subséquent
development of six townhomes and one ADU unit on approximately 0.375 acre of land. The project is to be sited
along the west side of Lora Street south of Stanford Avenue. The SR-22 (Garden Grove) Freeway lies about 2,300
feet to the south. The project includes a residential land use and is to be considered as sensitive in nature. Other
sensitive land uses, including single and multi-family residential units, are located proximate to the project on all sides.

A field survey was conducted on Thursday, October 28, 2021 to determine ambient noise levels at the site and
proximate area. The study included one noise reading taken at the project site. A weekday was chosen so as to be
representative of the general traffic patterns and its noise in the area. During the study, noise monitoring was
conducted using a Quest Technologies Model 2900 Type 2 Integrating/logging Sound Level Meter. The unit meets the
American National Standards Institute Standard S1.4-1983 for Type 2, International Electrotechnical Commission
Standard 651-1979 for Type 2, and International Electro-technical Commission Standard 651-1979 for Type 2 sound
level meters. The unit was field-calibrated using a Quest Technologies QC-10 calibrator at 10:33 a.m. immediately
prior to the readings. The calibration unit meets the requirements of the American National Standards Institute
Standard S1.4-1984 and the International Electrotechnical Commission Standard 942: 1988 for Class 1 equipment.
The calibration of the meter was rechecked at 11:02 a.m. and no meter “drift” was noted. The results of the field study
are summarized below. The obtained noise level measurements are included in Table 4. The monitoring location is
included in Figure 5.

Table 4
NOISE LEVEL MEASUREMENTS"
Monitoring Legq Loz Lys Ls Lsy Lmin Lmax
Location (dBA) (dBA) (dBA) (dBA) (dBA) (dBA) (dBA)
NR-1 50.1 58.1 52.6 49.2 47.9 43.0 63.9

! The Leq represents the equivalent sound level and is the numeric value of a constant level that over
the given period of time transmits the same amount of acoustic energy as the actual time-varying sound
level. The Loz, Los, L2s, and Lso are the levels that are exceeded 2, 8, 25, and 50 percent of the time,
respectively. Alternatively, these values represent the noise level that would be exceeded for 1, 5, 15,
and 30 minutes during a 1-hour period if the readings were extrapolated out to an hour’s duration. The
Lmin and Lmax represent the minimum and maximum root-mean-square noise levels obtained over a
period of 1 second during the measurement.

NR-1

In this case, a single reading was obtained at the project site. The reading is indicative of the general area when traffic
volumes would be representative the daytime “off-hour” (i.e., non-rush hour) traffic. Additional readings would yield
similar data, and because site noise was elevated due to local construction, the obtained reading already represents a
“worst-case” condition for off-hour traffic. Rush-hour traffic is actually quieter on a per vehicle basis than off-hour
traffic because vehicles are traveling at lower speeds and vehicles in the far lanes are partially shielded by the presence
of vehicles in the proximate lanes.

This reading was taken on the unpaved area in front of the existing dwelling along the roadway. The reading would
also be indicative of the noise expected at the proximate residents. Specifically the meter was placed next to the south-
side of the driveway at a distance of 17 feet from the centerline of Lorna Street. In this location, Lorna has a width of
about 32 feet. The 15-minute reading was taken from 10:42 a.m. The primary source of noise was from the operation
of a horizontal drill being used by a construction crew to bore under Acacia Avenue to the south. The boring machine
was a Ditch Witch JT20. The machine was located at a distance of 385 feet from the monitored location with the
engine oriented toward the project site. The JT20 is reported to produce a noise level of 87 dBA at the “operator’s
station” which would appear to be about 10 feet from the engine and exhaust, the noisiest part of the machine.
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Attenuation = 20 x log(385 feet/10 feet) =31.7 dB
87 dBA —31.7 dBA =55.3 dBA

Therefore, assuming the operator at 10 feet and based on distance of 385 feet, this noise would be attenuated by about
32 dBA to about 55 dBA. This is still louder than noted in the field, but longer distances actually result in additional
attenuation beyond the predicted losses used in the calculations. (The same concept would apply for site construction.)
This 1s because the calculations are only based on “spreading losses” and do not included “atmospheric attenuation” as
the noise gives up a portion of its energy to the air. Additionally, the calculations assume a clear line of site from the
source of the noise to receptor location, and this was partially obscured by vehicles parked along the curb and
vegetation.

Second to the operation of the boring machine, light plane overflights were the most notable noise source. Local
traffic also added to the noise profile and five automobiles proceeded southbound while two automobiles went
northbound along Lorna Street during the noise reading. Traffic along Stanford Avenue was also observed and while
no counts were obtained along this route, the vehicle count appeared to be higher than that noted along Loma Street.
Background traffic noise, primarily along Garden Grove and Magnolia Boulevards, was also audible in the distance.

2.6 Sensitive Receptors

Some land uses are considered more sensitive to noise than others due to the types of population groups or activities
involved. Sensitive receptors include residential areas and other sensitive land uses including any private or public
school, hospital, residential care facility for the elderly, and religious institutions.

The project is residential and is sensitive to the ambient noise in the area. Residential uses are also located to all sides
of the project site. The most proximate of these units is to the south at a distance of about 15 feet from the property
line. The residential units to the north and west are located about 30 feet from the property line while those to the east,
across Lorna Street, are at a distance of about 65 feet.

3.0 Thresholds of Significance

The City of Garden Grove General Plan Noise Element does not explicitly set indoor noise limitations for sensitive
receptors. The Element does cite the State of California Office of Planning and Research adopted standards and these
note that interior community noise equivalent levels (CNEL) attributable to external sources shall not exceed an annual
CNEL of 45 dB in any habitable room. Also, the standards specify that residential structures located within CNEL
contours of 60 dB adjacent to an existing or adopted freeway, expressway, parkway, major street, thoroughfare,
railroad, or rapid transit line shall require an acoustical analysis showing that the building has been designed to limit
intruding noise to an annual CNEL of 45 dB.

With respect to projected increases, noise impacts can be broken down into three categories. The first is “audible”
impacts, which refers to increases in noise level that are perceptible to humans. Audible increases in noise levels
generally refer to a change of 3 dBA or more since this level has been found to be barely perceptible in exterior
environments. The second category, “potentially audible,” refers to a change in noise level between | and 3 dBA.
This range of noise levels was found to be noticeable to sensitive people in laboratory environments. The last category
includes changes in noise level of less than 1 dBA that are typically “inaudible” to the human ear except under quiet
conditions in controlled environments. Only “audible” changes in noise levels at sensitive receptor locations are
considered potentially significant.

For stationary sources, the applicable noise standards include criteria established by local as well as any State
regulations applicable to the proposed project. Mobile-source noise (i.e., vehicle noise) is preempted from local
regulation but 1s still subject to CEQA review using threshold values for the level of increase for a significant noise
impact.

3.1 State CEQA Guidelines

In order to assist in determining whether a project will have a significant effect on the environment, the CEQA
Guidelines identify criteria that may be deemed to constitute a substantial or potentially substantial adverse change in
physical conditions. According to Appendix G of the California Environmental Quality Act (CEQA) Guidelines, a
project will normally have a significant adverse environmental impact on noise if the following apply:
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e Would the project result in the generation of a substantial temporary or permanent increase in ambient noise
levels in the vicinity of the project in excess of standards established in the local general plan or noise
ordinance, or applicable standards of other agencies?

o  Would the project be consistent with standards established in the local general plan or noise ordinance, or
applicable standards of other agencies? (i.e., See CEQA Initial Study Section XI, Land Use Planning, b) Cause
a significant environmental impact due to a conflict of any land use plan, policy or regulation adopted for the
purpose of avoiding or mitigating an environmental effect.)

e Would the project result in the generation of excessive ground borne vibration or ground borne noise levels?

e For a project located within the vicinity of a private airstrip or 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?

4.0 Environmental Impacts and Mitigation Measures

The project involves the demolition of an existing home and the construction and subsequent use of six townhomes
and one ADU. Existing on-site noise levels are based on data included in the City of Garden Grove General Plan
Noise Element supported by data obtained during the field study. Noise associated with site construction is based on
construction noise values provided by the USEPA for use in noise assessments.

Noise associated with site occupancy is primarily from mobile sources and most notably traffic traveling along Lorna
Street. This is because this street has a relatively low existing traffic volume, and the project would route all of its
traffic along this road. Once this traffic merges onto the adjacent streets, its addition to the system of roadways would
be too small to measure. Project-generated ADT volumes are as provided in the Traffic Impact Assessment for the
Proposed Lorna Street Townhomes Project (7raffic Assessment) prepared by Linscott Law & Greenspan (October 20,
2021). Based on the Traffic Assessment the Proposed Project would generate 52 Average Daily Trips (ADT) while
removing nine existing ADT for a net increase of 42 ADT. The calculated noise associated with this traffic is then are
compared to the thresholds of significance noted in Section 3.0, above. For ease of the reader, the included analysis
follows the outline of the CEQA Checklist.

4.1 Generation of a substantial temporary or permanent increase in ambient noise levels in the vicinity of the
project in excess of standards established in the local general plan or noise ordinance, or applicable standards of
other agencies

Temporary Noise, Less than Significant Impact with Mitigation

Noise levels associated with construction activities would typically be higher than the ambient noise levels in the
project area, but would subside once construction of the project is completed. Two types of noise impacts could occur
during the construction phase. First, the transport of workers and equipment to the construction site would
incrementally increase noise levels along site access roadways. Even though there could be a relatively high single
event noise exposure potential with passing trucks (a maximum noise level of 86 dBA at 50 feet), the increase in noise
would be less than 1 dBA when averaged over a 24-hour period, and would therefore have a less than significant
impact on noise receptors along the truck routes.

The second type of impact is related to noise generated by on-site construction operations and local residents would be
subject to elevated noise levels due to the operation of this equipment. Construction activities are carried out in
discrete steps, each of which has its own mix of equipment, and consequently its own noise characteristics. These
various sequential phases would change the character of the noise levels surrounding the construction site as work
progresses. Despite the variety in the type and size of construction equipment, similarities in the dominant noise
sources and patterns of operation allow noise ranges to be categorized by work phase. Table 5 lists typical
construction equipment noise levels recommended for noise impact assessment at a distance of 50 feet.
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Table 5
NOISE LEVELS GENERATED BY TYPICAL CONSTRUCTION EQUIPMENT

Range of Sound Levels | Suggested Sound Levels for

Type of Equipment Measured (dBA at 50 feet) | Analysis (ABA at 50 feet)
Pile Drivers, 12,000 to 18,000 ft-lb/blow 8l to 96 93
Rock Dirills 83 to 99 96
Jack Hammers 75 to 35 82
Pneumatic Tools 78 to 88 85
Pumps 68 to 80 77
Dozers 85 to 90 83
Tractor 77 to 82 80
Front-End Loaders 86 to 90 : 83
Hydraulic Backhoe 81 to 90 86
Hydraulic Excavators 81 to 90 86
Graders 79 to 89 86
Air Compressors 76 to 86 86
Trucks 81 to 87 86

Source: Noise Control for Buildings and Manufacturing Plants, BBN 1987

Noise ranges have been found to be similar during all phases of construction, although the actual construction of the
structures is typically reduced from the grading efforts. The grading and site preparation phase tends to create the
highest noise levels because the noisiest construction equipment is found in the earthmoving equipment category. This
category includes excavating machinery (backfillers, bulldozers, draglines, front loaders, etc.) and earthmoving and
compacting equipment (compactors, scrapers, graders, etc.). Typical operating cycles may involve one or two minutes
of full power operation followed by three to four minutes at lower power settings. Noise levels at 50 feet from
earthmoving equipment range from 73 to 96 dBA while Leq noise levels range up to about 88 dBA and 89 dBA for
residential and commercial development, respectively. The later construction of structure is somewhat reduced from
this value and the physical presence of the structure may break up line-of-sight noise propagation.

Table 6 shows both the maximum and average noise levels for construction equipment. Maximum noise levels
represent the noise levels from construction equipment occurring nearest to the off-site noise-sensitive residential
structure. In actuality, only ground clearing, site preparation, and paving activities would occur along the site
perimeter used here as the minimum distance for the off-site structures. Foundation and building activities, as well as
the bulk of the paving activities would not occur along the site perimeter, but at further distances and their off-site
noise at the proximate receptor locations is therefore overestimated. Average noise levels represent the noise exposure
to sensitive uses based on the approximate distance to the center of the project site. Noise levels from general project-
related construction activities would range from 81 to 98 dBA L., for the maximum noise levels and 72 to 84 dBA L.q
for the average noise levels as shown at the distances included in Table 6.

However, during the vast majority of the construction period, exterior noise would be 5 to 10 dBA lower due to lower
power settings and sound attenuation provided by longer distances and partial blocking from the presence of other
equipment, supplies, the physical presence of the structures under construction, and off-site structures and objects (e.g.,
cars parked along Lorna Street) that block the receptor’s view of the construction activities. Interior noise levels at the
proximate residents would be reduced by an additional 20+ dBA with windows closed. Ambient noise levels in the
project vicinity would increase during the construction phase, but would drop considerably after construction of the
proposed uses is completed.

15



Table 6
CONSTRUCTION NOISE LEVELS AT NOISE-SENSITIVE USES

Noise Levels (L., dBA)
Residence to Residence to Residence to Residence to
the North the South the East the West

Avg Avg

Max | Avg. | Max | Avg | Max | (140 Max (90
Construction Phase B0 | 9019 | (I5f0) | (75 f1) | (65 f1) S (30 f1) J1)
Ground Clearing/Demolition 87 78 93 79 81 74 87 77
Excavation (Site Preparation) 92 83 98 84 86 79 92 82
Foundation Construction 85 76 9] 77 79 72 85 75
Building Construction 85 76 91 77 79 72 85 75
Paving 92 83 98 84 86 79 92 82

Leqg dBA: Average noise energy level; Max: maximum; avg: average; ft: feet

Note: Noise levels from construction activities do not take into account attenuation provided by
intervening structures.

Source: Derived from USEPA 1971

All construction would be subject to the requirements set forth in the City of Garden Grove Municipal Code. The City
recognizes construction is necessary, but can present a nuisance value to sensitive receptors if performed in their
proximity and sets limitations accordingly in Section 8.47.050. The ordinance notes that it shall be unlawful for any
person within a residential area, or within a radius of 500 feet there from, to operate equipment or perform any outside
construction or repair work on buildings, structures, or projects, or to operate any pile driver, power shovel, pneumatic
hammer, derrick, power hoist, or any other construction type device between the hour of 10:00 p.m. of one day and
7:00 am. of the next day in such a manner that a person of normal sensitiveness, as determined utilizing the criteria
established in Section 8.47.050(B), is caused discomfort or annoyance unless such operations are of an emergency
nature. Again, it should be noted that Section 8.47.050(B) does not set a quantitative limitation on construction noise.

Because of the proximity to the adjacent residents, the impact of construction noise is considered to be potentially
significant and mitigation is warranted to ensure that the impact is reduced to a less than significant level.

Mitigation

Prior to issuance of building permits, the Director of the Garden Grove Community and Economic Development
Department, or designee, shall verify that grading and construction plans include the following requirements:

e Construction activities shall occur only between the hours of 7:00 am. and 10:00 p.m. Monday through
Saturday and shall not occur on Sundays or City holidays.

e A temporary 8-ft-high perimeter wall shall be placed along the north, south, and western perimeter of the
project site such that the line of sight from construction equipment and off-site, ground-level sensitive receptor
locations would be blocked. The construction barrier shall be composed of a material that has a minimum
Sound Transmission Class (STC) rating of 27.

e Construction equipment, fixed or mobile, shall be equipped with engine shrouds and properly operating noise
mufflers consistent with manufacturers’ standards.

e Construction staging areas shall be located as far from off-site sensitive uses as feasible.

e The project contractor shall place all stationary construction equipment so that emitted noise is directed away
from sensitive receptors nearest the project site whenever feasible.
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e The construction contractor shall use on-site electrical sources to power equipment rather than diesel
generators where feasible.

e A sign legible at a distance of 50 feet shall also be posted at the construction site. The sign shall indicate the
dates and duration of construction activities, as well as provide a telephone number for the “noise disturbance
coordinator.”

e A “noise disturbance coordinator” shall be established. The disturbance coordinator shall be responsible for
responding to any local complaints about construction noise. The disturbance coordinator shall determine the
cause of the noise complaint (e.g., starting too early, bad muffler, etc.) and shall be required to implement
reasonable measures to reduce noise levels.

The inclusion of these measures would ensure that construction noise impacts remain less than significant.
Permanent Noise, Less than Significant Impact

The project would place a common area toward the southwest corner. The most proximate off-site resident is to the
south at a distance of about 35 feet from the central portion of this common area (at the bar-b-que). Residential noise
from the use of this area would be expected to be minimal and typical of the multi- and single-family units located in
the immediate area. Additionally, the project includes a dedicated area for refuse disposal. This area is located about
70 feet from the most proximate off-site resident and would receive a screening wall. Neither of these onsite activities
would be projected to result in significant impacts.

The primary addition from the project to the ambient noise would be due to the addition of vehicles to the local
roadways. Because the increase in noise is in proportion to the addition of vehicles to the existing volumes, the
greatest impacts are expected where the project adds the greatest number of trips to roadways that include the lowest
existing volumes. This would along Lorna Street at the project entrance. In this case, an impact would be considered
significant if it raises the ambient noise level by 3 dB, a level considered to be barely discernable to the human ear.

No 24-hour vehicle counts were obtained along this street. Furthermore, the City of Garden Grove Circulation
Element does not detail the traffic volumes on the lesser traveled residential streets. Still, existing ADT traffic
volumes can be reasonably inferred using the following methodology:

o The nighttime traffic volume (i.e., 10:00 p.m. — 6:00 a.m.) includes 15 percent of the ADT
e On average, “rush hour” includes 6 hours of the day (i.e., 6:00 — 9:00 a.m. and 4:00 — 7:00 p.m.)

e On average, every hour of “rush hour” i1s equivalent to 2 hours of “off-hour” (i.e., not nighttime or rush hour)
traffic.

The count along Lorna Street obtained during noise measurement NR-1 (an “off-hour”) included seven vehicles over a
15-minute period. This would then equate to 28 vehicles over an hour’s duration. So each hour of “off-hour” traffic
would include 28 vehicles.

10 hr x 28 veh/hr = 280 veh
6 hr x 28 veh/hr x 2 =336 veh
(280 veh + 336 veh)/ 0.85 =725 ADT
Thus, Lorna Street would be projected to have an existing ADT of about 725 vehicles.

The Proposed Project would generate 52 ADT while removing nine existing ADT for a net increase of 42 ADT. When
considering the addition of this traffic, the increase in noise is calculated using the equation:

Resultant Noise Increase = 10 x log((Existing Volume + Projected Volume) / Existing Volume)
So for Lorna Street:
Resultant Noise Increase = 10 x log((725 +42)/ 725)= 0.2 dBA

As such, the increase in the noise generated along Lorna Street is projected at just 0.2 dBA. This increase is too small
to be audible and is less than significant.
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4.1A4  Project consistency with standards established in the local general plan or noise ordinance, or applicable
standards of other agencies (See CEQA Initial Study XI, Land Use Planning, b) Cause a significant environmental
impact due to a conflict of any land use plan, policy or regulation adopted for the purpose of avoiding or mitigating
an environmental effect.)

Less than Significant Impact

The City Noise Element included in the General Plan has adopted the State of California Office of Planning and
Research (OPR) Noise Element Guidelines for recommended interior and exterior level standards for local
jurisdictions to identify and prevent the creation of incompatible land uses due to noise (Table 2). The OPR
Guidelines describe the compatibility of various land uses with a range of environmental noise levels in terms of dBA
CNEL. A noise environment of 50 dBA CNEL to 60 dBA CNEL is considered to be “normally acceptable” for
residential uses and no mitigation would be necessary for approval. The State indicates that locating residential units,
parks, and institutions (such as churches, schools, libraries, and hospitals) in areas where exterior ambient noise levels
exceed 65 dBA CNEL is undesirable. Sensitive land uses located between the 60 and 65 dBA CNEL contours would
need to provide measures to ensure that interior levels do not exceed 45 dBA CNEL. This is attained by utilizing Title
24 Standards for the construction and operation of the structures which has been shown to provide in excess of 20 dBA
of attenuation from exterior levels. The use of Title 24 Standards is requisite and as such, not considered as mitigation
under CEQA.

Contours presented in the General Plan Noise Element indicate that the project is outside of the 60 dBA CNEL noise
contour and will remain outside of the 65 dBA CNEL contour in the foreseeable future. Additionally, on-site noise
measurements obtained during the field study confirm that noise at the project site would not exceed 60 dBA CNEL.

The CNEL is typically about 5 dB louder than “oft-hour” Leq noise levels. The field study noted an onsite noise level
of 50.1 dBA Leq, in the presence of ongoing construction noise at a distance of 385 feet. Even with the addition of 5
dBA, these levels would not exceed 60 dBA CNEL and Title 24 construction standards would ensure that future
interior noise levels remain at acceptable levels. The project would be consistent with the goals of the General Plan
and does not present a significant impact.

4.2 Generation of excessive ground borne vibration or ground borne noise levels
Less than Significant with Mitigation

The Proposed Project would involve the demolition of an existing residential structure and the construction and
occupancy of six townhomes and one ADU unit. The California Department of Transportation (Caltrans) notes that
ground borne vibration is typically associated with blasting operations, the use of pile drivers, and large-scale
demolition activities, none of which are anticipated for the construction or operation of the project.

There are no applicable City standards for vibration-induced annoyance or structural damage from vibration. The
Caltrans vibration damage potential guideline thresholds are shown in Table 6.

Table 6
VIBRATION DAMAGE THRESHOLD CRITERIA

Maximum ppv (in/sec)
Transient Continuous/Frequent
Structure and Condition Sources Intermittent Sources
Extremely fragile historic buildings, ruins, ancient monuments | 0.12 0.08
Fragile buildings 0.2 0.1
Historic and some old buildings 0.5 0.25
Older residential structures 0.5 0.3
New residential structures 1.0 0.5
Modern industrial/commercial buildings 2.0 0.5
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ppv: peak particle velocity; in/sec: inch(es) per second

Note: Transient sources create a single isolated vibration event, such as blasting or drop balls.
Continuous/frequent intermittent sources include impact pile drivers, pogo-stick compactors, crack-
and-seat equipment, vibratory pile drivers, and vibratory compaction equipment.

Source: Caltrans 2013

The Caltrans vibration annoyance potential guideline thresholds are shown in Table 7. Based on the table, the
“strongly perceptible” vibration level of 0.9 ppv in/sec is considered a threshold for a potentially significant vibration
impact for human annoyance.

Table 7
VIBRATION ANNOYANCE CRITERIA
Average Human Response ppv (in/sec)
Severe 2.0
Strongly perceptible 0.9
Distinctly perceptible 0.24
Barely perceptible 0.035

ppv: peak particle velocity; in/sec: inch(es) per second
Source: Caltrans 2013

The project area is dominated by multi-family residential complexes with relatively new structures. In these cases, the
value of 0.5 ppv would be the appropriate threshold for the analysis. With the inclusion of the home to the immediate
south, none of the neighboring land uses would exceed the 0.5 ppv threshold for any phase of construction.
Additionally, none of the homes, including that to the south, would exceed the 0.9 ppv threshold for annoyance.

On the other hand, the residential unit to the immediate south looks to be an older structure and in this case a threshold
value of 0.3 ppv would be more appropriate. The analysis indicates that with the structure located 15 feet from the
property line, the use of a vibratory roller at the proximate perimeter location could produce a vibration level of 0.45
ppv. The 0.3 ppv threshold value lies at a distance of 20 feet from the piece of equipment.

Here the issue is specific to the use of a vibratory roller and the home to the south and none of the other equipment
would exceed this 0.3 ppv threshold at this or any of the other residential units in the project area. The results of the
analysis are included in Table 8. Note that there is the potential for a vibratory compactor to create a significant
impact at the residential structure to the immediate south of the project site. The included mitigation will ensure that
this impact does not occur mitigating it to less than significant.

PROJECTED VIBRATION LE IT/zIZE' fi T PROXIMATE RESIDENTS’
Equipment North (30 Fy) South (15 Ft) East (65 F1) West (30 F¥) 20 Ft
Vibratory roller 0.16 0.45 0.05 0.16 0.29
Large bulldozer 0.07 0.19 0.02 0.07 0.12
Small bulldozer 0.00 0.01 0.00 0.00 0.00
Jackhammer 0.03 0.08 0.01 0.03 0.05
Loaded trucks 0.06 0.16 0.02 0.06 0.11
Threshold 0.5 0.3 0.5 0.5 0.30
Exceeds No Yes No No No
Threshold?
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The impact analysis contained in this report was prepared in accordance with the methodologies provided by the
South Coast Air Quality Management District (SCAQMD) as included in CEQA Air Quality Handbook (April
1993) (Handbook) as well as updates included on the SCAQMD Internet web site. The analysis makes use of the
California Emissions Estimator Model (CalEEMod Version 2020.4.0) distributed by the SCAQMD, and screening
tables included in the SCAQMD’s Final Localized Significance Threshold Methodology (June 2003) and Sample
Construction Scenarios for Projects Less than Five Acres in Size, (February 2005).

The CalEEMod model uses EMFAC2017 emissions factors for vehicle traffic and the OFFROAD2011 emissions
factors for construction equipment. For the purposes of this analysis, construction is estimated to begin on
January 3, 2022 and follows the CalEEMod default construction schedule.

The subsequent occupation of the site in 2022 is also based on the CalEEMod model using traffic-projections
provided therein and also used by Linscott Law & Greenspan (October 20, 2021).

2.0 Existing Conditions
2.1 Climate/Meteorology

The project area lies in the South Coast Air Basin (SCAB or Basin). The SCAB includes all of Orange County as
well as the non-desert portions of Los Angeles, Riverside, and San Bernardino Counties. The Basin is located in
a coastal plain with connecting broad valleys and low hills, bounded by the Pacific Ocean in the southwest
quadrant with high mountains forming the remainder of the perimeter. The general region lies in the semi-
permanent high-pressure zone of the eastern Pacific. As a result, the climate is mild, tempered by cool sea
breezes. This usually mild climatological pattern is infrequently interrupted by periods of extremely hot weather,
winter storms, or Santa Ana winds.

The annual average temperature varies little throughout the Basin, ranging from the low to middle 60s, measured
in degrees Fahrenheit. With a more pronounced oceanic influence, coastal areas show less variability in annual
minimum and maximum temperatures than inland areas. The climatological station located nearest to the site in
Los Alamitos reports a yearly average of 61°F. The average low is reported at 42°F in January while the average
high is 80°F in September. All areas in the Basin have recorded temperatures above 100°F in recent years and
temperatures as high as 108°F have been recorded at the Los Alamitos station. January is typically the coldest
month in this area of the Basin, with minimum temperatures in the 30s.

In contrast to a very steady pattern of temperature, rainfall is seasonally and annually highly variable. Almost all
rain falls from November through April. Summer rainfall is normally restricted to widely scattered
thundershowers near the coast with slightly heavier shower activity in the east and over the mountains. Rainfall
averages around 13.7 inches per year in the project area as measured in Santa Ana.

Although the Basin has a semi-arid climate, the air near the surface is typically moist because of the presence of a
shallow marine layer. Except for infrequent periods when dry, continental air is brought into the Basin by off-
shore winds, the ocean effect is dominant. Periods of heavy fog, especially along the coastline, are frequent; and
low stratus clouds, often referred to as “high fog” are a characteristic climatic feature. Annual average humidity
is 70 percent at the coast and 57 percent in the east portions of the Basin.



Wind patterns across the south coastal region are characterized by westerly and southwesterly on-shore winds
during the day and easterly or northeasterly breezes at night. Wind speed is somewhat greater during the dry
summer months than during the rainy winter season. Annually, typical winds in the project area average about 5
to 8 miles per hour during the day and 2 to 5 miles per hour during the night. The overall average wind speed is
reported at 5.2 mph in Los Alamitos.

Between the periods of dominant air flow, periods of air stagnation may occur, both in the morning and evening
hours. Whether such a period of stagnation occurs is one of the critical determinants of air quality conditions on
any given day. During the winter and fall months, surface high pressure systems over the Basin, combined with
other meteorological conditions, can result in very strong, downslope Santa Ana winds. These winds normally
have a duration of a few days before predominant meteorological conditions are reestablished.

In conjunction with the two characteristic wind patterns that affect the rate and orientation of horizontal pollutant
transport, there are two similarly distinct types of temperature inversions that control the vertical depth through
which pollutants are mixed. These inversions are the marine/subsidence inversion and the radiation inversion.
The height of the base of the inversion at any given time is known as the “mixing height.” This mixing height can
change under conditions when the top of the inversion does not change. The combination of winds and inversions
are critical determinants in leading to the highly degraded air quality in summer, and the generally good air
quality in the winter in the project area.

2.2 Ambient Air Quality

The following characterization of the baseline atmospheric environment includes an evaluation of the ambient air
quality and applicable rules, regulations, and standards for the area. Because the project has the ability to release
gaseous emissions of criteria pollutants and dust into the ambient air, it falls under the ambient air quality
standards promulgated on the local, State, and federal levels.

2.2.1 Affected Environment

Topographical features that affect the transport and diffusion of pollutants in the project area include the mountain
ranges to the northeast that prevent the transport of pollutants. Air quality in the SCAB generally ranges from fair
to poor and is similar to air quality in most of coastal southern California. The entire region experiences heavy
concentrations of air pollutants during prolonged periods of stable atmospheric conditions.

The quality of the ambient air is affected by pollutants emitted into the air from stationary and mobile sources.
Stationary sources can be divided into two major subcategories: point sources and area sources. Point sources
consist of one or more emission sources at a facility with an identified location and are usually associated with
manufacturing and industrial processing plants. Area sources are widely distributed and produce many small
emissions.

Mobile sources refer to emissions from motor vehicles (including tailpipe and evaporative emissions) and are
classified as either on-road or off-road. On-road sources are a combination of emissions from automobiles,
trucks, and indirect sources. Indirect sources are sources that, by themselves, may not emit air contaminants;
however, they indirectly cause the generation of air pollutants by attracting vehicle trips or consuming energy.



Examples of indirect sources include a commercial center that generates vehicle trips and consumes energy
resources through the use of natural gas for space and water heating. Indirect sources also include actions
proposed by local governments, such as public and private development projects. In addition, indirect sources
include those emissions created by the distance vehicles travel. Off-road sources include aircraft, ships, trains,
and self-propelled construction equipment.

2.2.2  Criteria Air Pollutants

The air pollutants emitted into the ambient air by stationary and mobile sources are regulated by State and federal
law. These regulated air pollutants are known as “criteria air pollutants” and are categorized as primary and
secondary pollutants. Primary air pollutants are those that are emitted directly from sources. Carbon monoxide
(CO), reactive organic gases (ROG), nitrogen oxides (NOx), sulfur dioxide (SO>), and most fine particulate matter
(PMyo and PM, ) including lead (Pb) and fugitive dust are primary air pollutants. Of these CO, SO;, PMie, and
PMs 5 are criteria pollutants. ROG and NOX are criteria pollutant precursors and go on to form secondary criteria
pollutants through chemical and photochemical reaction in the atmosphere. Ozone (Os) and nitrogen dioxide
(NO,) are the principal secondary pollutants.

Presented below is a description of each of these primary and secondary criteria air pollutants and their known
health effects. Other pollutants, such as carbon dioxide (CO>), a natural by-product of animal respiration that is
also produced in the combustion process, have been linked to such phenomena as global warming. These
emissions are now regulated and there are thresholds for their release. However, these pollutants do not
jeopardize the attainment status of the SCAB.

Carbon monoxide (CO) is a colorless, odorless, toxic gas produced by incomplete combustion of carbon
substances (e.g., gasoline or diesel fuel). The primary adverse health effect associated with CO is the interference
of normal oxygen transfer to the blood, which may result in tissue oxygen deprivation.

Reactive organic gases (ROGs) are compounds comprised primarily of atoms of hydrogen and carbon. Internal
combustion, associated with motor vehicle usage, is the major source of hydrocarbons. Other sources of ROG
include the evaporative emissions associated with the use of paints and solvents, the application of asphalt

paving, and the use of household consumer products such as aerosols. Adverse effects on human health are not
caused directly by ROG but rather by reactions of ROG to form secondary pollutants. Note that for the purposes
of this analysis ROG and volatile organic compounds (VOC), such as the emissions released from paint, are
Synonymous.

Nitrogen oxides (NOx) serve as integral participants in the process of photochemical smog production. The two
major forms of NOx are nitric oxide (NO) and nitrogen dioxide (NO;). NO is a colorless, odorless gas formed
from atmospheric nitrogen and oxygen when combustion takes place under high temperature and/or high pressure.
NO:; is a reddish-brown irritating gas formed by the combination of NO and oxygen (O). NOx acts as an acute
respiratory irritant and increases susceptibility to respiratory pathogens.

Nitrogen dioxide (NO>) is a by-product of fuel combustion. The principal form of NO; produced by combustion
is nitric oxide (NO). NO reacts to form NO,, creating the mixture of NO and NO, commonly called NOx. NO,
acts as an acute irritant and, in equal concentrations, is more injurious than NO. At atmospheric concentrations,
however, NO, is only potentially irritating. There is some indication of a relationship between NO, and chronic



pulmonary fibrosis. Some increase in bronchitis in children (2-3 years old) has been observed at concentrations
below 0.3 ppm. NO; absorbs blue light, resulting in a brownish-red cast to the atmosphere and reduced visibility.
NO; also contributes to the formation of PMjo (particulates having an aerodynamic diameter of 10 microns or
0.0004 inch or less in diameter).

Sulfur dioxide (SO;) is a colorless, pungent, irritating gas formed by the combustion of sulfurous fossil fuels.
Fuel combustion is the primary source of SO,. At sufficiently high concentrations, SO, may irritate the upper
respiratory tract. At lower concentrations, when combined with particulates, SO, may injure lung tissue.

Particulate matter (PM) consists of finely divided solids or liquids, such as soot, dust, aerosols, fumes, and
mists. Two forms of fine particulate are now recognized. Course particles (PM1g) include that portion of the
particulate matter with an aerodynamic diameter of 10 microns (i.e., 10 one-millionths of a meter or 0.0004 inch)
or less. Fine particles (PM25) have an aerodynamic diameter of 2.5 microns (i.e., 2.5 one-millionths of a meter or
0.0001 inch) or less. Particulate discharge into the atmosphere results primarily from industrial, agricultural,
construction, and transportation activities. Wind action on the arid landscape also contributes substantially to the
local particulate loading. Both PMio and PM; s may adversely affect the human respiratory system, especially in
those people who are naturally sensitive or susceptible to breathing problems.

Fugitive dust poses primarily two public health and safety concerns. The first concern is that of respiratory
problems attributable to the suspended particulates in the air. The second concern is that of motor vehicle
accidents caused by reduced visibility during severe wind conditions. Fugitive dust may also cause significant
property damage during strong windstorms by acting as an abrasive material agent. Fugitive dust can also result
in a nuisance factor due to the soiling of proximate structures and vehicles.

Ozone (03) is one of a number of substances called photochemical oxidants that are formed when reactive
organic compounds (ROC) and NOx (both by-products of the internal combustion engine) react with sunlight. Os
is present in relatively high concentrations in the SCAB and the damaging effects of photochemical smog are
generally related to the concentrations of Os. Os; may pose a health threat to those who already suffer from
respiratory diseases as well as healthy people. O; has been tied to crop damage (typically in the form of stunted
growth and pre-mature death) and acts as a corrosive (resulting in property damage such as the embitterment of
rubber products).

2.2.3 Toxic Air Contaminants

The public's exposure to toxic air contaminants (TAC) is an environmental health issue in California. In 1983, the
California Legislature enacted a program to identify the health effects of TACs and to reduce exposure to these
contaminants to protect the public health. The H&SC defines a TAC as “an air pollutant which may cause or
contribute to an increase in mortality or in serious illness, or which may pose a present or potential hazard to
human health.” A substance that is listed as a hazardous air pollutant (HAP), pursuant to Section 112(b) of the
CAA (42 US.C. 7412[b]) is a TAC.

Under State law, the California Environmental Protection Agency (CalEPA), acting through the CARB, is
authorized to identify a substance as a TAC if it determines the substance is an air pollutant which may cause or
contribute to an increase in mortality or serious illness or which may pose a present or potential hazard to human
health.



California regulates TACs primarily through Assembly Bills 1807 (Tanner Air Toxics Act) and 2588 (Air Toxics
“Hot Spot” Information and Assessment Act of 1987). The Tanner Air Toxics Act sets forth a formal procedure
for CARB to designate substances as TACs. Once a TAC is identified, CARB adopts an “airborne toxics control
measure” for sources that emit designated TACs. If there is a safe threshold for a substance at which there is no
toxic effect, the control measure must reduce exposure to below that threshold. If there is no safe threshold, the
measure must incorporate toxics best available control technology (T-BACT) to minimize emissions.

Air toxics from stationary sources are regulated in California under the Air Toxics “Hot Spot” Information and
Assessment Act of 1987. Under AB 2588, TAC emissions from individual facilities are quantified and prioritized
by the AQMD or APCD. High priority facilities are required to perform a health risk assessment and, if specific
thresholds are exceeded, required to communicate the results to the public in the form of notices and public
meetings. To date, the CARB has designated nearly 200 compounds as TACs. Additionally, the CARB has
implemented control measures for a number of compounds that pose high risks and show potential for effective
control. The majority of the estimated health risks from TACs can be attributed to a relatively few compounds,
the most important being particulate matter from diesel-fueled engines (diesel PM).

In 2000, the SCAQMD conducted a study on ambient concentrations of TACs and estimated the potential health
risks from air toxics. The results showed that the overall risk for excess cancer from a lifetime exposure to
ambient levels of air toxics was about 1,400 in a million. The largest contributor to this risk was diesel exhaust,
accounting for 71 percent of the air toxics risk.

2.2.4  Other Effects of Air Pollution

Just as humans are affected by air pollution, so too are plants and animals. Animals must breathe the same air and
are subject to the same types of negative health effects. Certain plants and trees may absorb air pollutants that can
stunt their development or cause premature death, as well as interfere with their ability to convert CO; to oxygen.
There are also numerous impacts to our economy including lost workdays due to illness, a desire on the part of
business to locate in areas with a healthy environment, and increased expenses from medical costs. Pollutants
may also lower visibility and cause damage to property. Certain air pollutants are responsible for discoloring
painted surfaces, eating away at stones used in buildings, dissolving the mortar that holds bricks together, and
cracking tires and other items made from rubber.

2.2.5 Greenhouse Gas Emissions
Federal Regulations

Office of the President

In 2021 President Biden rejoined the United States into the Paris climate accord. The Paris climate accord,
known as the “Paris Agreement” by the United Nations, is an international agreement reached in 2015 aimed at
reducing carbon emissions, slowing rising global temperatures and helping countries deal with the effects of
climate change.
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Under the terms of the agreement, signatories committed to “holding the increase in the global average
temperature to well below 2° C above pre-industrial levels and pursuing efforts to limit the temperature increase
to 1.5° C above pre-industrial levels.”

The deal requires countries to set their own targets for reducing emissions by 2020. The Obama administration
committed the U.S. to reducing carbon emissions by 26 to 28 percent by 2025. The agreement also established a
$100 billion fund to help vulnerable countries deal with the effects of climate change.

The final text of the agreement was adopted at the Conference of Parties to the U.N. Framework Convention on
Climate Change, known as COPy;, in December 2015. The U.S., which took the lead in negotiating the deal,
signed into agreement in April 2016, along with China, the European Union and 171 other nations. China and the
U.S. account for nearly 40 percent of global carbon emissions.

The agreement took effect in November of that year, after nations accounting for 55 percent of global emissions
ratified the treaty. As of May 2017, 147 parties have ratified the agreement, out of 195 who signed onto the
accord.

By way of background, in June 2013, the Executive Office of the President released The President’s Climate
Action Plan to reduce the causes and impacts of global climate change. The President’s comprehensive plan
includes numerous steps and measures to reduce climate change. For example, to cut carbon pollution in
America, the plan:

e Directs EPA to work closely with states, industry and other stakeholder to establish carbon pollution
standards for both new and existing power plants;

e Makes up to $8 billion in loan guarantee authority available for a wide array of advanced fossil energy
and efficiency projects to support investments in innovative technologies;

e Directs DOI to permit enough renewables project—Ilike wind and solar — on public lands by 2020 to
power more than 6 million homes; designates the first-ever hydropower project for priority permitting;
and sets a new goal to install 100 megawatts of renewables on federally assisted housing by 2020; while
maintaining the commitment to deploy renewables on military installations;

o Expands the President’s Better Building Challenge, focusing on helping commercial, industrial, and
multi-family buildings cut waste and become at least 20 percent more energy efficient by 2020;

e Sets a goal to reduce carbon pollution by at least 3 billion metric tons cumulatively by 2030 — more than
half of the annual carbon pollution from the U.S. energy sector — through efficiency standards set over the
course of the Administration for appliances and federal buildings;

o Commits to partnering with industry and stakeholders to develop fuel economy standards for heavy-duty
vehicles to save families money at the pump and further reduce reliance on foreign oil and fuel
consumption post-2018; and



o Leverages new opportunities to reduce pollution of highly-potent greenhouse gases known as
hydrofluorocarbons; directs agencies to develop a comprehensive methane strategy; and commits to
protect our forests and critical landscapes.

To prepare the United States for the impacts of climate change, the plan:

e Directs agencies to support local climate-resilient investment by removing barriers or counterproductive
policies and modernizing programs; and establishes a short-term task force of state, local, and tribal
officials to advise on key actions the Federal government can take to help strengthen communities on the
ground;

[}

Pilots innovative strategies in the Hurricane Sandy-affected region to strengthen communities against
future extreme weather and other climate impacts; and building on a new, consistent flood risk reduction
standard established for the Sandy-affected region, agencies will update flood-risk reduction standards for
all federally funded projects;

[:]

Launches an effort to create sustainable and resilient hospitals in the face of climate change through a
public-private partnership with the healthcare industry;

@

Maintains agricultural productivity by delivering tailored, science-based knowledge to farmers, ranchers,
and landowners; and helps communities prepare for drought and wildfire by launching a National
Drought Resilience Partnership and by expanding and prioritizing forest- and rangeland- restoration
efforts to make areas less vulnerable to catastrophic fire; and

@

Provides climate preparedness tools and information needed by state, local, and private-sector leaders
through a centralized “toolkit” and a new Climate Data Initiative.

Finally, to lead international efforts to address global climate change, the plan:

o Commits to expand major new and existing international initiatives, including bilateral initiatives with
China, India, and other major emitting countries;

e Leads global sector public financing towards cleaner energy by calling for the end of U.S. government
support for public financing of new coal-fired powers plants overseas, except for the most efficient coal
technology available in the world's poorest countries, or facilities deploying carbon capture and
sequestration technologies; and

o  Strengthens global resilience to climate change by expanding government and local community planning
and response capacities.

The Obama administration committed the U.S. to the agreement without seeking ratification in the Senate,
thereby allowing President Trump to withdraw support unilaterally. On the first day of the presidency of Donald
Trump, the White House website announced that Obama's Climate Action Plan would be eliminated, stating it is
'harmful and unnecessary'. In March 2017, Trump signed an executive order to officially nullify Obama's Clean
Power Plan in an effort, it said, of reviving the coal industry. Under President Trump, the U.S. joined Nicaragua
and Syria as the only countries not participating in the agreement.
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In January 2021, on the Inauguration Day of U.S. President Joe Biden, Trump's executive order was revoked by
the executive order “Protecting Public Health and the Environment and Restoring Science to Tackle the Climate
Crisis,” thereby re-instating the Obama Climate Action Plan.

USEPA

As part of President Obama’s Climate Action Plan to cut carbon pollution and lead in clean energy, EPA released
its 2013 Strategic Sustainability Performance Plan that outlines actions planned over the next year to cut energy
use and waste in agency operations. President Obama signed Executive Order 13514 on Federal Leadership in

Environmental, Energy, and Economic Performance in October 2009 setting aggressive targets for reducing waste
and pollution in Federal operations by 2020. EPA’s 2013 Sustainability Plan builds on four years of progress
under the Executive Order and provides an overview of how the agency is saving taxpayer dollars, reducing
carbon emissions, and saving energy.

The 2013 Sustainability Plan was to help guide EPA’s actions to meet the new goal by directing the federal
government to consume 20 percent of its electricity from renewable sources by 2020 — more than double the prior
level. Meeting this renewable energy goal reduces pollution in our communities, promotes American energy
independence, and supports homegrown energy produced by American workers. Under President Trump, this
goal was not attained, however, it is assumed that under President Biden, a new goal will be established.

The 2013 Sustainability Plan outlines actions planned for the upcoming year to continue progress in meeting the
President’s goals, including:

e  Pursuing reconstruction of key EPA research infrastructure;

e Consolidating the Research Toxicology Laboratory in Durham, NC into the Main laboratory at Research
Triangle Park, NC; and

e Continuing work on EPA’s award winning water conservation program.

Additionally, on June 2, 2014, the U.S. Environmental Protection Agency, under President Obama’s Climate
Action Plan, proposed a commonsense plan to cut carbon pollution from power plants. The EPA’s Clean Power
Plan was to cut carbon pollution from the power sector by 30 percent from 2005 levels. The proposal also cut
pollution that leads to soot and smog by over 25 percent in 2030. Additionally, the plan was anticipated to lead to
climate and health benefits worth an estimated $55 to $93 billion in 2030, including 2,700 to 6,000 premature
deaths and 140,000 to 150,000 asthma attacks in children. Again, with President Trump’s removal and
subsequent reinstatement of the Obama Climate Action Plan, it is assumed that under President Biden, new goals
will be established in the coming years.

State Regulations

In 2005, in recognition of California’s vulnerability to the effects of climate change, Governor Schwarzenegger
established Executive Order S-3-05, which sets forth a series of target dates by which statewide emission of
greenhouse gas would be progressively reduced, as follows:

e By 2010, reduce greenhouse gas emissions to 2000 levels;



e By 2020, reduce greenhouse gas emissions to 1990 levels; and

e By 2050, reduce greenhouse gas emissions to 80 percent below 1990 levels.

In 2006, California passed the California Global Warming Solutions Act of 2006 (AB 32; California Health and
Safety Code Division 25.5, Sections 38500, et seq.), which requires CARB to design and implement emission
limits, regulations, and other measures, such that feasible and cost-effective statewide greenhouse gas emissions
are reduced to 1990 levels by 2020 (representing an approximate 25 percent reduction in emissions).

In June 2007, CARB directed staff to pursue 37 early actions for reducing greenhouse gas emissions under AB
32. The broad spectrum of strategies to be developed — including a Low Carbon Fuel Standard, regulations for
refrigerants with high global warming potentials, guidance and protocols for local governments to facilitate
greenhouse gas reductions, and green ports — reflects that the serious threat of climate change requires action as
soon as possible.

In addition to approving the greenhouse gas reduction strategies, CARB directed staff to further evaluate early
action recommendations made at the June 2007 meeting, and to report back to CARB within 6 months. The
general sentiment of CARB suggested a desire to try to pursue greater greenhouse gas emissions reductions in
California in the near-term. Since the June 2007 CARB hearing, CARB staff has evaluated all 48
recommendations submitted by several stakeholder and several internally-generated staff ideas and published the
Expanded List of Early Action Measures To Reduce Greenhouse Gas Emissions In California, recommended for
board consideration in October 2007. Based on its additional analysis, CARB staff is recommending the
expansion of the early action list to a total of 44 measures. Nine of the strategies meet the AB 32 definition of
discrete early action measures. Discrete early action measures are measures that will be in place and enforceable
by January 1, 2010. The discrete early action items include: (1) a Low Carbon Fuel standards for ethanol,
biodiesel, hydrogen, electricity, compressed natural gas, liquefied petroleum gas, and biogas; (2) restrictions on
High Global Warming Potential Refrigerants; (3) Landfill Methane Capture; (4) Smartway Truck Efficiency; (5)
Port Electrification; (6) Reduction of perfluorocarbons from the semiconductor industry; (7) Reduction of
propellants in consumer products; (8) Tire inflation; and (9) Sulfur Hexafluoride (SFs) reductions from non-
electricity sector.

The 2020 target reductions are currently estimated to be 174 million metric tons of carbon dioxide (COy)
equivalent (MMTCOze). In total, the recommended early actions have the potential to reduce greenhouse gas
emissions by at least 42 MMTCO;e emissions by 2020, representing about 25 percent of the estimated reductions
needed by 2020. The CARB Board adopted Resolution 07-55 in December 2007, approving 427 MMTCO:ze as
the statewide greenhouse gas emissions limit for 2020, which is equivalent to the 1990 emissions level. The
measures are in the sectors of fuels, transportation, forestry, agriculture, education, energy efficiency, commercial,
solid waste, cement, oil and gas, electricity, and fire suppression. On July 28, 2021 the CARB released their
“greenhouse gas inventory” and reported that inventory data for 2019, showed further reductions below the AB 32
emissions reduction target. That target, a return to 1990 GHG levels, was achieved by the state four years ahead
of schedule in 2016.

The numbers in the new inventory demonstrate that emissions continue to fall, from 425 million metric tons in
2018 to 418 million metric tons in 2019.
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The most recent update to the AB 32 is the Final 2017 Scoping Plan that was approved by the CARB on
December 14, 2017. This Plan builds upon the 2008 and 2013 Scoping Plans with new strategies and
recommendations. The Plan identifies how the State can reach our 2030 climate target to reduce greenhouse gas
(GHG) emissions by 40 percent from 1990 levels, and substantially advance toward our 2050 climate goal to
reduce GHG emissions by 80 percent below 1990 levels. By selecting and pursuing a sustainable and clean
economy path for 2030, the State will continue to successfully execute existing programs, demonstrate the
coupling of economic growth and environmental progress, and enhance new opportunities for engagement within
the State to address and prepare for climate change.

This current Plan builds on and integrates efforts already underway to reduce the State’s GHG, criteria pollutant,
and toxic air contaminant emissions. Programs such as the Low Carbon Fuel Standard and Renewables Portfolio
Standard are delivering cleaner fuels and energy, the Advanced Clean Cars Program has put more than a quarter
million clean vehicles on the road, and the Sustainable Freight Action Plan will result in efficient and cleaner
systems to move goods throughout the State. Enhancing and implementing these ongoing efforts, paired with a
more stringent Cap-and-Trade Program, puts California on the path to achieving the 2030 target per SB 32 and to
deliver climate, air quality, and other benefits.

2.3 Ambient Air Quality Standards (AAQS)

The Clean Air Act Amendment of 1971 established national Ambient Air Quality Standards (AAQS) with states
retaining the option to adopt more stringent standards or to include other pollution species. These standards are
the levels of air quality considered safe, with an adequate margin of safety, to protect the public health and
welfare. They are designed to protect those “sensitive receptors” most susceptible to further respiratory distress
such as asthmatics, the elderly, very young children, people already weakened by other disease or illness, and
persons engaged in strenuous work or exercise. Healthy adults can tolerate occasional exposure to air pollutant
concentrations considerably above these minimum standards before adverse effects are observed.

Both the State of California and the federal government have established health based Ambient Air Quality
Standards for six air pollutants. As shown in Table 1, these pollutants include ozone, carbon monoxide, nitrogen
dioxide, sulfur dioxide, suspended particulate matter (PMyo, PMzs), and lead. In addition, the State has set
standards for sulfates, hydrogen sulfide, vinyl chloride, and visibility reducing particles. These standards are
designed to protect the health and welfare of the populace with a reasonable margin of safety.

In addition to primary and secondary Ambient Air Quality Standards, the State of California has established a set
of episode criteria for ozone, carbon monoxide, nitrogen dioxide, sulfur dioxide, and particulate matter. These
criteria refer to episode levels representing periods of short-term exposure to air pollutants, which actually
threaten public health.

2.4 Air Quality Management Planning
2.4.1 Local Planning Requirements
The SCAQMD and the Southern California Association of Governments (SCAG) are the agencies responsible for

preparing the Air Quality Management Plan (AQMP) for the SCAB. Since 1979, a number of AQMPs have been
prepared. The AQMP was designed to comply with State and federal requirements, reduce the high level of



Table 1

AMBIENT AIR QUALITY STANDARDS FOR CRITERIA POLLUTANTS

Averagi California Federal
n
Pollutant L 5 Primary Major Pollutant Sources
Time Standard
Standard
Ozone (O5) 1 hour 0.09 ppm * Motor vehicles, paints, coatings, and
8 hours 0.070 0.070 ppm | solvents.
C lh 20 35 . . L
Marbon- de o PP PPT | Internal combustion engines, primarily
onoxi . .
© O)O 8 hours 9.0 ppm 9 ppm gasoline-powered motor vehicles.
Nitrogen Annual 0.030 ppm | 0.053 ppm Motor.vehic.les, pe"[roleum—reﬁn'ing
Dioxide (NO») Average operations, industrial sources, aircraft,
1 hour 0.18 ppm * ships, and railroads.
Annual
Sulfi * 0.03 . X
1,1 u‘r Average ppm Fuel combustion, chemical plants, sulfur
Dioxide .
(SO) 1 hour 0.25 ppm * recovery plants, and metal processing.
? 24 hours 0.04 ppm 0.14 ppm
Annual Dust and fume-producing construction,
Suspended Arithmetic 20 pg/m? * industrial, and agricultural operations,
Particulate Mean combustion, atmospheric photochemical
Matter (PMo) reactions, and natural activities (e.g.
24 hour 3 3 . S
ours 20 pg/m 150 pg/m wind-raised dust and ocean sprays).
Annual Dust and fume-producing construction,
Suspended Arithmetic 12 pg/m’ 15 pg/m® | industrial, and agricultural operations,
Particulate Mean combustion, atmospheric photochemical
Matter (PMz 5) reactions, and natural activities (e.g.
2 * o/m3 ’
24 hours 35 ng/m wind-raised dust and ocean sprays).
Monthly 1.5 pug/m? * Present source: lead smelters, battery
Lead manufacturing & recycling facilities.
(Pb) Quarterly % 1.5 pg/m?’ Past s'ource: combustion of leaded
gasoline.
Sulfates (SOx4) 24 hours 25 pg/m? * Industrial processes.
Notes:

ppm: parts per million; pug/m3: micrograms per cubic meter

* Standard is not applicable for this pollutant/duration by this entity.

Source: California Air Resources Board

pollutant emissions in the SCAB, and ensure clean air for the region through various control measures. To
accomplish its task, the AQMP relies on a multilevel partnership of governmental agencies at the federal, State,
regional, and local level. These agencies (i.e., the USEPA, CARB, local governments, SCAG, and SCAQMD)
are the cornerstones that implement the AQMP programs.
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In December 2016, the SCAQMD prepared the Final Draft of the 2016 Air Quality Management Plan. The
SCAQMD reports that the 2016 AQMP includes integrated strategies and measures to meet the following
NAAQS 8-hour ozone standard of 75 parts per billion (ppb) by 2032, the annual PM> s standard of 12 pg/m?® by
2021-2025, the 8-hour ozone standard of 80 ppb by 2024 (updated from the 2007 and 2012 AQMPs), the 1-hour
ozone standard (120 ppb) by 2023 (updated from the 2012 AQMP), and the 24-hour PM> s standard of 35 pg/m?
by 2019 (updated from the 2012 AQMP). The 2016 AQMP also takes an initial look at proposed new federal 8-
hour ozone standard (in the 65-70 ppb range), as well as incorporate energy, transportation, goods movement,
infrastructure and other planning efforts that affect future air quality. The SCAQMD presented a Public Hearing
presentation for the 2016 AQMP on February 3, 2017 approved 2016 AQMP on March 3, 2017 that demonstrates
attainment of the 1-hr and 8-hr ozone NAAQS as well as the latest 24-hr and annual PM; 5 standards.

USEPA designates areas throughout the country as attainment or nonattainment with the National Ambient Air
Quality Standards (NAAQS) and establishes classifications for the nonattainment areas that dictate statutory
attainment dates and requirements pursuant to the Clean Air Act. On February 3, 2017, the USEPA made a
finding of failure to submit a State Implementation Plan (SIP) for the 2008 Ozone NAAQS including
nonattainment New Source Review (NSR) certification for the South Coast Air Basin and Coachella Valley. The
action would not change the existing SCAQMD NSR program or requirements for affected facilities. A
Nonattainment NSR Compliance Demonstration was completed and will be considered for certification by the
SCAQMD Governing Board.

On December 13, 2017 the SCAQMD convened a working group to address the Implementation of the 2016
AQMP - Stationary Source Incentive Guidelines. The working group discussed strategies and commitments.
The SCAQMD also estimated that 12 to 14 billion dollars in funding will be required for the implementation of
the Plan and has set up a working group to this end.

Subsequently, the SCAQMD has updated the attainment demonstration of the federal 1979 1-hour ozone standard
that was presented in the 2016 AQMP. The emissions inventory in the updated attainment demonstration is based
on the final emissions inventory in the 2016 AQMP in order to be consistent with the attainment demonstrations
of the 8-hour ozone and PM; 5 standards. The updated attainment demonstration also includes revised air quality
modeling and an updated attainment strategy for meeting the 1-hour ozone standard.

The updated attainment strategy relies only on SCAQMD’s proposed control measures in the 2016 AQMP, based
on the expectation that progress in emission reductions targeted toward attainment of the 1997 8-hour ozone
standard by 2023 will ensure attainment of the 1-hour ozone standard by 2022. As such, emission reductions
from CARB’s State Implementation Plan strategies, including 182(e)5 measures (“black box™ measures) are no
longer needed to attain the 1-hour standard. The updated attainment strategy successfully demonstrates
attainment of the 1-hour ozone standard by 2022.

The Coachella Valley is currently classified as Severe nonattainment for the 1997 8-hour ozone standard and was
required to demonstrate attainment by June 15, 2019. Despite air quality improvements in recent years, higher
ozone levels were experienced throughout California including in Coachella Valley in 2017 and 2018, resulting in
levels greater than the 1997 8-hour ozone standard. Ozone levels in the Coachella Valley are primarily impacted
by pollutants directly transported from the SCAB. Because of the recent high ozone levels, the Coachella Valley
will not be able to meet the 1997 8-hour ozone standard by June 2019.



Given that additional time is needed to bring the Coachella Valley into attainment of the 1997 §-hour standard,
staff recommended submitting a formal request to the USEPA to reclassify the Coachella Valley from Severe to
Extreme for the 1997 8-hour ozone standard based on the monitoring data indicating attainment is not practicable
by the current attainment date. The SCAQMD conducted two public consultation meetings for the purpose of
soliciting information, comments, and suggestions from the public, affected businesses, and stakeholders
regarding this voluntary reclassification request. On June 7, 2019, the SCAQMD Governing Board approved the
request for reclassification of the Coachella Valley and the formal request was submitted to the USEPA through
CARB.

The 2016 AQMP was adopted by the USEPA, on the October 31, 2019 and currently serves as the planning
document for air quality in the Basin. Meanwhile, the SCAQMD is currently working on the 2022 AQMP
expected to be released late in 2022.

2.4.2  Air Quality Attainment Status

Areas that meet the ambient air quality standards are classified as “attainment” areas while areas that do not meet
these standards are classified as “non-attainment” areas. The severities of the classifications for ozone non-
attainment include and range in magnitude from: marginal, moderate, serious, severe, and extreme. The
attainment status for the SCAB is included in Table 2.

Table 2
ATTAINMENT STATUS FOR THE SOUTH COAST AIR BASIN
Pollutant State Status Federal Status
Ozone (1-hour) Extreme Non-attainment | Extreme Non-attainment (under the prior standard)
Ozone (8-hour) Extreme Non-Attainment Severe-17 (may petition for Extreme)
PMio Sertous Non-attainment Serious Non-attainment
PM;s Non-attainment Non-attainment
CO Attainment Attainment/Maintenance
NGO, Attainment Attainment/Maintenance

Source: California Air Resources Board

The Basin is also designated as attainment of the California Ambient Air Quality Standards (CAAQS) for SO,
lead, and sulfates. Areas that are designated as Severe-17 for the ozone standard must meet attainment of the 8-
hour standard by 2021 (2024 if reclassified to Extreme). Areas considered as serious non-attainment of the PMo
standards must have reached attainment by the end of 2006, or as expeditiously as possible. To date, the Basin
still does not meet this standard. The PM; 5 attainment date was to be met in the year 2015.

2.4.3 State Planning Requirements
Executive Order S-3-05

Under Executive Order S-3-05, as signed by Governor Arnold Schwarzenegger on June 1, 2005, the following
greenhouse gas (GHG) emission reduction targets were established for California: (1) by 2010, reduce GHG
emissions to 2000 levels; (2) by 2020, reduce GHG emissions to 1990 levels; and (3) by 2050, reduce GHG
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emissions to 80 percent below 1990 levels. In response, in March 2006, the California Environmental Protection
Agency (CalEPA) published a Climate Action Team (CAT) report detailing how State agencies could implement
a series of policies to meet the 2010 and 2020 goals. As indicated therein, among the policy actions that are cited
are “smart land use and intelligent transportation.” The CAT states that smart land use is an umbrella term for
strategies that integrate transportation and land-use decisions. Such strategies generally encourage jobs/housing
proximity, promote transit-oriented development, and encourage high-density residential/commercial
development along transit corridors. These strategies develop more efficient land-use patterns within each
jurisdiction or region to match population increases, workforce, and socioeconomic needs for the full spectrum of
the population. Intelligent transportation systems (ITS) is the application of advanced technology systems and
management strategies to improve operational efficiency of transportation systems and movement of people,
goods, and service.

California Health and Safety Code

Section 41700 of the H&SC requires that “no person shall discharge from any source whatsoever such quantities
of air contaminants or other material which causes injury, detriment, nuisance, or annoyance to any considerable
number of persons or to the public, or which endanger the comfort, response, health, or safety of any such person
or the public, or which causes, or have a natural tendency to cause, injury or damage to business or property.”
Section 39606(b) of the H&SC authorizes the California Air Resources Board (CARB) to adopt standards for
ambient air quality “in consideration of public health and safety, and welfare, including but not limited to health,
illness, irritation to the senses, aesthetic value, interference with visibility, and the effects of air pollution on the
economy.” The objective of ambient air quality standards (AAQS) is to provide a basis for preventing or abating
adverse health or welfare effects of air pollution (17 CCR 70101).

Section 39607(e) requires that the CARB establish and periodically review area designation criteria. The CARB
makes area designations for the following nine pollutants: ozone (Os), carbon monoxide (CO), nitrogen dioxide
(NO»), sulfur dioxide (SO,), particulate matter less than 10 microns (PMio), sulfates (SOy4), lead (Pb), hydrogen
sulfide (H,S), and visibility-reducing particles. Assembly Bill 2595, known as the California Clean Air Act
(CCAA), divided non-attainment areas into categories with progressively more stringent requirements (Sections
40918-40920.5, H&SC). As specified, it is the responsibility of each air pollution control district (APCD) and air
quality management district (AQMD) within the State to attain and maintain California Ambient Air Quality
Standards (CAAQS). The CCAA requires that an attainment plan be developed by all non-attainment districts for
03, CO, sulfur oxides (SOx), and nitrogen oxides (NOX) that are either receptors or contributors of transported air
pollutants. The CAAQS are listed in Table 1. Areas meeting CAAQS are classified as attainment; areas not
meeting CAAQS are classified as non-attainment.

Assembly Bill 32 (California Global Warming Solutions Act of 2006), codified in Section 38500 ef seq. of the
H&SC, established a comprehensive program to reduce GHG by 2020 and identifies several major requirements
that CARB is required to implement, including: (1) adoption and implementation of a list of discrete and early
action GHG reduction measures; (2) approval of a Statewide1990 emission level that becomes the Statewide 2020
emissions limits; (3) adoption of mandatory GHG reporting rules for significant GHG sources; and (4) adoption
of regulations to achieve the maximum technologically feasible and cost-effective reductions. As defined in
Section 38505 of the H&SC, greenhouse gases include carbon dioxide (CO;), methane (CH), nitrous oxide
(N20), hydrofluorocarbons (HFCs), perfluorocarbons (PFCs), and sulfur hexafluoride (SFs).



2.4.4  Federal Clean Air Act Requirements

The Federal Clean Air Act of 1970 (42 U.S.C. Section 7401 ef seq.) (CAA) requires any new major stationary
sources of air pollution and any major modifications to major stationary sources to obtain an air pollution permit
before commencing construction. New Source Review (NSR) requirements (42 U.S.C. 7411) differ depending on
the attainment status of the area where the major facility is to be located. Prevention of Significant Deterioration
(PSD) requirements (42 U.S.C. 7470-7491) apply in areas that are in attainment of the National Ambient Air
Quality Standards (NAAQS). Non-attainment area NSR requirements apply to areas that have not been able to
demonstrate compliance with the NAAQS.

Section 108 of the CAA directs the USEPA to list pollutants that may reasonably be anticipated to endanger
public health and welfare and to issue air quality criteria for those pollutants. The USEPA has set NAAQS for the
following pollutants: carbon monoxide (CO), lead (Pb), nitrogen dioxide (NO3), ozone (Os), particulate matter
(PM), and sulfur dioxide (SO3). The NAAQS for those primary pollutants are listed in Table 1. Section 176(c)
prohibits federal agencies from taking actions in NAAQS non-attainment or maintenance areas that do not
conform to the State Implementation Plan (SIP) for the attainment and maintenance of NAAQS pursuant to
Section 110(a).

2.5 Baseline Air Quality

Existing levels of ambient air quality and historical trends and projections in the project area are best documented
by measurements made by the SCAQMD. The project is located in the central portion of Source Receptor Area
(SRA) 17 (Central Orange County). The SCAQMD maintains an air quality monitoring station for this area that
monitors all criteria pollutants. The results are included in Table 3. The station shows that ozone levels continue
to exceed the California and national hourly standards, and while local levels appeared to be decreasing over the
past several years, 2020 saw an increase in the number of violations over historic levels.

Although NO, measurements indicate that no standards were exceeded, NO is a precursor to O; formation, which
continually does exceed the standards. Hydrocarbons and NO, are emitted by both mobile and stationary sources,
with the greater portion emanating from mobile sources in the Basin. Pollutants emitted from upwind cities react
during their transport downwind to produce the oxidant concentrations measured at the Central Orange County
monitoring station. Therefore, all upwind areas within the SCAB contribute to the O; production. These
concentrations increase during the summer, with concentrations increasing from the late morning through the
afternoon.

With regard to particulate matter, no trend is readily apparent. The State standard for PMo was exceeded 59 of
the 1,698 (3.47 percent) in the last 5 years that it was monitored. The federal standard has not been violated in
more than the last 5 years. However, the federal standard for PM;s was exceeded 14 of the 1,708 times (0.82
percent) in the last 5 years. Suspended particulate matter (both total suspended particulates [TSP] and PM;¢ and
PM;5) is a mixture of natural and manmade materials that include soil particles, biological materials, sulfates,
nitrates, organic compounds, and lead. Smaller particles (PMio, PMz5) are created by the combustion of fossil
fuels, but are also given off from tire wear and brake dust as well as wild fires.
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Table 3
AIR QUALITY MONITORING SUMMARY FOR THE

CENTRAL ORANGE COUNTY MONITORING STATION
(Number Of Days Standards Were Exceeded And Maximum Levels During Such Violations?)

State and Federal

Pollutant/Standard 2016 2017 2018 2019 2020
Ozone (03)
State 1-hour > 0.09 ppm 2 0 0 1 6
State 8-hour >0.07 ppm 4 4 1 1 15
Federal 1-hour > 0.124 ppm 0 0 0 1 2
Federal 8-hour > 0.070 ppm 4 4 1 1 15
Max. 1-hour conc. (ppm) 0.103 0.090 0.112 0.096 0.142
Max. 8-hour conc. (ppm) 0.074 0.076 0.071 0.082 0.097
Carbon Monoxide (CO)
State 8-hour > 9.1 ppm 0 0 0 0 0
Max. 8-hour conc. (ppm) 2.1 2.1 1.9 1.3 1.7
Nitrogen Dioxide (NO>)
State 1-hour > 180 (ppb) 0 0 0 0 0
Max. 1-hour conc. (ppb) 64.3 81.2 66.0 59.4 70.9
Inhalable Particulates (PMio)?
State 24-hour > 50 pg/m? 3/353 17/332 13/320 13/364 13/329
Federal 24-hour > 150 (ng/m?) 0/353 0/332 0/320 0/364 0/329
Max. 24-hour conc. (ng/m?) 74 128 129 127 120
Inhalable Particulates (PM25s)?
Federal 24-Hour > 35 pg/m? 1/349 6/305° 3/353 3/346 1/355
Max. 24-Hour Conc. (pg/m?) 44.45 53.90° 54.10 36.10 41.40

Notes:

! With the exception of inhalable particulates (PMio and PM, 5), all values are based on 365 days per year.

2Violations per number of samples.

3 Incomplete data.

2.6 Standard Conditions and Uniform Codes

All projects constructed in the SCAB are subject to standard conditions and uniform codes. Compliance with

these provisions is mandatory. Those conditions and codes specific to air quality are included below.

e Adherence to SCAQMD Rule 403, which sets requirements for dust control associated with grading and

construction activities.

e Adherence to SCAQMD Rules 431.1 and 431.2, which require the use of low sulfur fuel for stationary

construction equipment.

o  Adherence to SCAQMD Rule 1108, which sets limitations on ROG content in asphalt.

o Adherence to SCAQMD Rule 1113, which sets limitations on ROG content in architectural coatings.



o  Adherence to SCAQMD Rule 1143, which sets limitations on ROG content in consumer paint thinners
and multipurpose solvents.

Furthermore, the project shall comply with Title 24 energy-efficient design requirements as well as the provision
of window glazing, wall insulation, and efficient ventilation methods in accordance with the requirements of the
Uniform Building Code (UBC).

During construction, the project would be subject to SCAQMD Rule 403 (Fugitive Dust). SCAQMD Rule 403
does not require a permit for construction activities but sets forth general and specific requirements for all
construction sites (as well as other fugitive dust sources) in the Basin. The general requirement prohibits a person
from causing or allowing emissions of fugitive dust from construction (or other fugitive dust source) such that the
presence of such dust remains visible in the atmosphere beyond the property line of the emissions source.
SCAQMD Rule 403 also prohibits a construction site from causing an incremental PM1o concentration impact at
the property line of more than 50 pug/m? as determined through PM;o high-volume sampling. The concentration
standard and associated PM;o sampling do not apply if specific measures identified in the rule are implemented
and appropriately documented.

In accordance with Rule 403, the SCAQMD requires that contractors implement Best Available Control
Technology (BACT) for construction activities. Rule 403 identifies two sets of specific measures, one for
projects less than 50 acres and another set of conditions for projects that exceed 50 acres. The requirements
applicable to the project are included in Table 4.

Table 4
SCAQMD REQUIRED BEST AVAILABLE CONTROL MEASURES
(Applicable to All Construction Activity Sources)

Source Category Control Measures Guidance

Mix backfill soil with water prior to moving;
and

Stabilize backfill material when not . . .
Dedicate water truck or high capacity hose to

actively handling; and Stabilize

Backfilling . . . lling equi t; and Empty |
acktiimg backfill material during handling; and backfilling equipment; and Empty loader
- . . . bucket slowly so that no dust plumes are
Stabilize soil at completion of activity . )
generated; and Minimize drop height from
loader bucket.
Maintain stability of soil through
tering of site prior to clearing . .
. prewa eur%c oF ste 1o'r .0 ¢ e.arlno . Maintain live perennial vegetation where
Clearing and and grubbing; and Stabilize soil during ) i X
. . . L possible; and Apply water in sufficient
Grubbing clearing and grubbing activities; and

.. i ) uantity to prevent generation of dust plumes.
Stabilize soil immediately after 1 ytop & ! P

clearing and grubbing activities.

Use water spray to clear forms; or Use
Clearing F sweeping and water spray to clear Use of high pressure air to clear forms may
earing Forms .

& forms; or Use vacuum system to clear | cause exceedance of Rule requirements.

forms.
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Stabilize surface soils prior to

Follow permit conditions for crushing
equipment; and
Pre-water material prior to loading into

Crushing operation of support equipment; and crusher; and
Stabilize material after crushing. Monitor crusher emissions opacity; and Apply
water to crushed material to prevent dust
plumes.
. . For large sites, pre-water with sprinklers or
Pre-water soils prior to cut and fill & P . P .
. . .. ) . water trucks and allow time for penetration;
Cut and Fill activities; and Stabilize soil during and .
o and Use water trucks/pulls to water soils to
after cut and fill activities. .
depth of cut prior to subsequent cuts.
Stabilize wind erodible surfaces to
reduce dust; and Stabilize surface soil
Demolition where support equipment and vehicles | Apply water in sufficient quantities to prevent
Mechanical/Manual | will operate; and Stabilize loose soil the generation of visible dust plumes.

and demolition debris; and Comply
with Rule 1403.

Disturbed Soil

Stabilize disturbed soil throughout the
construction site; and Stabilize
disturbed soil between structures

Limit vehicular traffic and disturbances on
soils where possible; and If interior block
walls are planned, install as early as possible;
and Apply water or a stabilizing agent in
sufficient quantities to prevent the generation
of visible dust plumes.

Earth-Moving

Pre-apply water to depth of proposed
cuts; and Re-apply water as necessary
to maintain soils in a damp condition
and to ensure that visible emissions do

Grade each project phase separately, timed to
coincide with construction phase; and Upwind
fencing can prevent material movement on

Activities . . site; and Apply water or a stabilizing agent in
not exceed 100 feet in any direction; . PP y' . £48 .
o ) ) sufficient quantities to prevent the generation
and Stabilize soils once earth-moving ..
. of visible dust plumes.
activities are complete.
Stabilize material while loading to
reduce fugitive dust emissions; and Use tarps or other suitable enclosures on haul
Maintain at least six inches of trucks; and Check belly-dump truck seals
. . freeboard on haul vehicles; and regularly and remove any trapped rocks to
Importing/Exporting o . . . . .
. Stabilize material while transporting to | prevent spillage; and Comply with track-out
of Bulk Materials .\ . . N .
reduce fugitive dust emissions; and prevention/mitigation requirements; and
Stabilize material while unloading to Provide water while loading and unloading to
reduce fugitive dust emissions; and reduce visible dust plumes.
Comply with CVC Section 23114.
Apply water to materials to stabilize; and
Maintain materials in a crusted condition; and
Landscaping Stabilize soils, materials, slopes Maintain effective cover over materials; and

Stabilize sloping surfaces using soil binders
until vegetation or ground cover can




effectively stabilize the slopes; and Hydroseed
prior to rain season.

Road Shoulder
Maintenance

Apply water to unpaved shoulders
prior to clearing; and Apply chemical
dust suppressants and/or washed gravel
to maintain a stabilized surface after
completing road shoulder maintenance.

Installation of curbing and/or paving of road
shoulders can reduce recurring maintenance
costs; and Use of chemical dust suppressants
can inhibit vegetation growth and reduce
future road shoulder maintenance costs.

Screening

Pre-water material prior to screening;
and

Limit fugitive dust emissions to
opacity and plume length standards;
and Stabilize material immediately
after screening,

Dedicate water truck or high capacity hose to
screening operation; and Drop material
through the screen slowly and minimize drop
height; and Install wind barrier with a porosity
of no more than 50% upwind of screen to the
height of the drop point.

Staging Areas

Stabilize staging areas during use; and
Stabilize staging area soils at project
completion.

Limit size of staging area; and Limit vehicle
speeds to 15 miles per hour; and Limit number
and size of staging area entrances/exits.

Stockpiles/Bulk
Material Handling

Stabilize stockpiled materials, and
stockpiles within 100 yards of off-site
occupied buildings must not be greater
than eight feet in height; or must have
a road bladed to the top to allow water
truck access or must have an
operational water irrigation system that
is capable of complete stockpile
coverage.

Add or remove material from the downwind
portion of the storage pile; and Maintain
storage piles to avoid steep sides or faces.

Traffic Areas for
Construction
Activities

Stabilize all off-road traffic and
parking areas; and Stabilize all haul
routes; and Direct construction traffic
over established haul routes.

Apply gravel/paving to all haul routes as soon
as possible to all future roadway areas; and
Barriers can be used to ensure vehicles are
only used on established parking areas/haul
routes.

Trenching

Stabilize surface soils where trencher
or excavator and support equipment
will operate; and Stabilize soils at the
completion of trenching activities.

Pre-watering of soils prior to trenching is an
effective preventive measure. For deep
trenching activities, pre-trench to 18 inches
soak soils via the pre-trench and resuming
trenching; and Washing mud and soils from
equipment at the conclusion of trenching
activities can prevent crusting and drying of
soil on equipment.
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Pre-water material prior to loading; Empty loader bucket such that no visible dust

Truck Loadine and plumes are created; and Ensure that the loader
u cading Ensure that freeboard exceeds six bucket is close to the truck to minimize drop
inches (CVC 23114) height while loading.

Apply sufficient water immediately
prior to conducting turf vacuuming
activities to meet opacity and plume
length standards; and

Cover haul vehicles prior to exiting the

Turf Overseeding Haul waste material immediately off-site.

site.

Stabilize soils to meet the applicable

performance standards; and Limit Restricting vehicular access to established
Unpaved

Roads/Parking Lots vehicular travel to established unpaved | unpaved travel paths and parking lots can

roads (haul routes) and unpaved reduce stabilization requirements.
parking lots.

In instances where vacant lots are 0.10
acre or larger and have a cumulative
area of 500 square feet or more that are
driven over and/or used by motor
vehicles and/or off-road vehicles,
Vacant Land .
prevent motor vehicle and/or off-road
vehicle trespassing, parking and/or
access by installing barriers, curbs,
fences, gates, posts, signs, shrubs, trees
or other effective control measures.

2.7 Sensitive Receptors

Some land uses are considered more sensitive to air pollution than others due to the types of population groups or
activities involved. Sensitive population groups include children, the elderly, the acutely ill, and the chronically
ill, especially those with cardio-respiratory diseases.

Residential areas are considered to be sensitive to air pollution because residents (including children and the
elderly) tend to be at home for extended periods of time, resulting in sustained exposure to any pollutants present.
Schools are also considered as sensitive since children are present for extended durations and engage in regular
outdoor activities. Recreational land uses are considered moderately sensitive to air pollution. Although
exposure periods are generally short, exercise places a high demand on respiratory functions, which can be
impaired by air pollution. In addition, noticeable air pollution can detract from the enjoyment of recreation.
Industrial and commercial areas are considered the least sensitive to air pollution since exposure periods are
relatively short and intermittent, as the majority of the workers tend to stay indoors most of the time. In addition,
the working population is generally the healthiest segment of the public.



3.0 Threshold of Significance Criteria

Presented below are the threshold of significance criteria identified by the SCAQMD relative to this topical issue.
In accordance therewith, the proposed project would normally be deemed to produce a significant land use impact
if the project or if project-related activities were to:

o  Conflict with or obstruct implementation of the applicable air quality plan.

e Violate any air quality standard or contribute substantially to an existing or projected air quality violation.

e 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 standards.

e Expose sensitive receptors to substantial air pollutant concentrations.

e Create objectionable odors affecting a substantial number of people.

e Generate greenhouse gas emissions, either directly or indirectly, that may have a significant impact on the
environment.

o  Conflict with an applicable plan, policy or regulation adopted for the purpose of reducing the emissions of
greenhouse gases.

As indicated in Section 15064(i)(1) of the State CEQA Guidelines, “cumulatively considerable” is defined to
mean “that the incremental effects of an individual project are considerable when viewed in connection with the
effects of past projects, the effects of other current projects, and the effects of probable future projects.”

In order to determine whether or not the proposed project would cause a significant effect on the environment, the
impact of the project must be determined by examining the types and levels of emissions generated, and its
impacts on factors that affect air quality. To accomplish this determination of significance, the SCAQMD has
established air pollution thresholds against which a proposed project can be evaluated and assist lead agencies in
determining whether or not the proposed project is significant. If the thresholds are exceeded by a proposed
project, then it should be considered potentially significant.

While the final determination of whether or not a project is significant is within the purview of the lead agency,
the SCAQMD recommends that the following air pollution thresholds be used in determining whether the
potential emissions from the construction or operational phase of a proposed project are potentially significant.

3.1 Construction Phase - Thresholds of Significance

The following significance thresholds for air quality have been established by the SCAQMD on a daily basis for
construction emissions:

e 75 pounds per day for ROG
e 100 pounds per day for NOx
o 550 pounds per day for CO

o 150 pounds per day of SOx
e 150 pounds per day for PMj
e 55 pounds per day for PM3 5
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During construction, if any of the identified daily air pollutant thresholds are exceeded by the proposed project,
then the project’s air quality impacts may be considered potentially significant.

3.2 Operational Phase - Thresholds of Significance
Criteria Pollutants

Specific criteria air pollutants have been identified by the SCAQMD as pollutants of special regional concern.
Based upon this categorization, the following significance thresholds have been established by the SCAQMD for
project operations:

e 55 pounds per day of ROG
o 55 pounds per day of NOx
e 550 pounds per day of CO
e 150 pounds per day of SOx
e 150 pounds per day of PMo
e 55 pounds per day for PM; 5

Projects within the SCAB with daily operational-related emissions that exceed any of the above emission
thresholds may be considered potentially significant. The SCAQMD indicates in Chapter 6 of their Handbook
that they consider a project to be mitigated to a level of insignificance if its primary effects are mitigated below
the thresholds provided above.

Greenhouse Gasses

On September 28, 2010, the SCAQMD presented their proposed significance thresholds for greenhouse gases. At
that time they determined a Tier 3 screening significance threshold level of 10,000 MTons CO,e/year for
industrial projects to be adopted where the SCAQMD is the lead agency. Staff also proposed to extend the
industrial GHG significance threshold for use by all lead agencies.

Similarly, with regard to numerical residential/commercial GHG significance thresholds, SCAQMD staff
presented two options that lead agencies could choose from. Option #1 presents separate numerical thresholds for
residential projects (3,500 MTons COqe/year), commercial projects (1,400 MTons COze/year), and mixed use
projects (3,000 MTons COze/year). Option #2 presents a single numerical threshold for all nonindustrial projects
of 3,000 MTons COse/year. If a lead agency chooses one option, it must consistently use that same option for all
projects where it is lead agency. The SCAQMD proposal is to recommend the use of Option #2, but allow lead
agencies to choose Option #1 if they prefer that approach.

3.3 Local Emission Standards

In addition to the mass daily threshold values presented above, projects that have the ability to exceed or add
measurably to an existing excess of the ambient concentrations presented in Table 1 may be considered
significant. The following localized significance thresholds have been established by the SCAQMD for
individual projects:



e California State 1-hour CO standard of 20.0 ppm

e California State 8-hour CO standard of 9.0 ppm

e (California State 1-hour NO; standard of 0.18 ppm

e SCAQMD 24-hour construction PMjg and PM; s standards of 10.4 pg/m?
e SCAQMD 24-hour operational PM;q and PM; s standards of 2.5 pg/m?

If ambient levels already exceed a State or federal standard, then project emissions are considered potentially
significant if they increase ambient concentrations by a measurable amount. In the case of CO, the SCAQMD
defines a measurable amount as 1.0 ppm or more for the 1-hour CO concentration or 0.45 ppm or more for the 8-
hour CO concentrations. However, since the Basin has come into attainment of all CO standards, elevated CO
concentrations are no longer a concern. The SCAQMD indicates that they consider a project to be mitigated to a
level of insignificance if its secondary effects are mitigated below these thresholds.

4.0 Environmental Impacts and Mitigation Measures

The Lorna Street project site currently includes an existing residential unit as shown in Figure 1. This would be
removed during demolition. The subsequent use includes the construction and operation of six townhomes and
one ADU. The conceptual site plan is included in Figure 2.

Projected air emissions are calculated using the California Emissions Estimator Model (CalEEMod Version
2020.4.0) distributed by the SCAQMD. The CalEEMod model uses EMFAC2017 emissions factors for vehicle
traffic and the OFFROAD2011 emissions factors for construction equipment. Operational vehicle emissions
projected by the model were scaled to represent the latest ITE values as provided by STS using the methodology
presented in Section 1.0.

For the purposes of this analysis, construction is estimated to begin on January 3, 2022 following the CalEEMod
default construction schedule. Based on the CalEEMod default construction schedule of 123 actual construction
days (does not include weekends), this would complete construction on June 22, 2022 allowing for occupancy in
that year. Daily construction emissions are based on the higher of the summer or winter emissions, regardless of
when they actually would occur.

The subsequent occupation of the site in 2022 is also based on the CalEEMod model. Again, the project would
remove an existing residential unit, as well as its existing emissions, and this is considered in the analysis.

For ease of the reader, the analysis follows the format included in the California CEQA Guidelines, Appendix G:

Environmental Checklist Form for Section III. AIR QUALITY and Section VII. GREENHOUSE GAS
EMISSIONS addressing each issue included in those sections, respectively.
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The City of Garden Grove Land Use and Zoning Maps show the project site to carry an R3 designation and
include medium density residential uses. The medium density residential (MDR) designation is intended to
create, maintain and enhance residential areas characterized by mostly traditional multi-family apartments,
condominiums, townhomes, and single-family small-lot subdivisions. Densities for medium density residential
range from 18.1 to 32 dwelling units per acre. The project represents infill development and is consistent with
both the zoning and land use designations. Neither the construction (Table 5) nor the operation (Table 6) of the
project is projected to exceed the daily threshold values suggested by the SCAQMD. Additionally, the project
would not result in significant localized air quality impacts. As such, the project is consistent with the goals of
the AQMP and, in that respect, does not present a significant air quality impact.

4.2 Project Potential to 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?

4.2.1 Construction Impacts

Less than Significant Impact. The potential air quality impacts associated with and attributable to the construction
and operation of the project are addressed separately below.

Equipment, Vehicles, and Dust

Air quality impacts may occur during site preparation and construction activities required to implement the
proposed land use. Major sources of emissions during construction include exhaust emissions, fugitive dust
generated as a result of soil disturbance during site preparation and grading activities, and the emission of ROGs
during the painting of the structures.

As noted, the project involves the construction of six townhomes and one ADU, also modeled as a townhome.
Based on the proposed land use, by default the CalEEMod model allocates the construction over 123 working
days and this schedule was retained for the analysis. For the purposes of this analysis, construction is assumed to
begin on January 3, 2022 and end on June 22, 2022 allowing for full occupancy in 2022,

This is considered as conservative as this date has already passed and construction now would not begin until mid
to late 2022, running into 2023. Because future emissions go down each year as older equipment and vehicles are
replaced by newer more efficient models, the CalEEMod model would project slightly less emissions for any
construction that would overlap into the year 2023. Therefore, keeping all of the construction with full occupancy
in the year 2022 presents a reasonable worst-case for these emissions.

The project site includes an existing residential unit totaling about 2,800 square feet, including out buildings, to be
removed at project implementation. Additionally, the existing asphalt is estimated at about 1,500 square feet.

With respect to the demolition of the existing structures, the CalEEMod model estimates that each square foot of
floor area generates 0.046 ton of waste material.

2,800 square feet x 0.046 ton/square foot = 129 tons
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Typical paving would have a depth of 6 inches. Based on an area of 1,500 square feet and a depth of 0.5 foot:
1,500 square feet x 0.5 foot / 27 cubic feet/cubic yard = 28 cubic yards to be removed

Asphaltic concrete has a weight of about 3,780 pounds per cubic yard.

28 cubic yards x 3,780 pounds per cubic yard = 105,840 pounds / 2,000 pounds/ton =33 tons

The total amount of material to be removed is then calculated below:

129 tons + 53 tons = 182 tons

The CalEEMod model default puts site demolition at 10 days. The CalEEMod model assumes that this
movement of materials would generate 18 truck trips over the 10 day period, or about two trips per day.

With respect to the subsequent installation of the paving material, the CalEEMod model calculates the equipment
and worker trip emissions, but does not calculate the off-gas emissions from the application of the asphalt.
However, in this case, he Applicant proposes the use of concrete, which does not generate VOC emissions as
asphalt does and these emissions, while miniscule, would not occur.

Based on the Cal[EEMod default values, the proposed structures would have a “foot print” of about 7,000 square
feet. The actual square footage would be a bit less than this value, but the CalEEMod value was retained as a
reasonable worst-case scenario. The remainder of the site is either landscaped or paved with concrete.

SCAQMD’s Rule 403 governs fugitive dust emissions from construction projects. This rule sets forth a list of
control measures that must be undertaken for all construction projects to ensure that no dust emissions from the
project are visible beyond the property boundaries. Adherence to Rule 403 is mandatory and as such, does not
denote mitigation under CEQA. The following analysis assumes the use of the minimal measures specified in
Rule 403 that overlap between the rule and the CalEEMod model. These include: (1) soil stabilizers shall be
applied to unpaved roads; (2) ground cover shall be quickly applied in all disturbed areas; and (3) the active
construction site shall be watered twice daily. The model assigns a control efficiency of 55 percent for twice daily
watering and a similar efficiency was assumed for other controlled dust-producing, heavy equipment activities. In
actuality, Rule 403 specifies several measures that the CalEEMod model does not consider (Table 4), so the
modeled PM;¢ and PMz 5 emissions associated with fugitive dust are considered conservative,

Table 5 includes the daily emissions projected for site construction. Note that all emissions are within their
respective threshold values and the impact is less than significant. Furthermore, all values are so low such that
even if phases were to overlap, the impact would remain less than significant.

4.2.2  Operational Impacts

Less than Significant Impact. The major source of long-term air quality impacts is that associated with the
emissions produced from project-generated vehicle trips. Stationary sources add only minimally to these values.



As previously noted, this analysis assumes the removal of an existing residential unit and its associated emissions.
These were calculated using the CalEEMod model and the results are included in Table 6.

Table 5
COMPARISON OF PROJECTED CONSTRUCTION EMISSIONS
AND DAILY CRITERIA VALUES
(pounds/day)!

PMiy| PMiuo |PMy |PM:s| PM:s | PM:s
Source ROG | NOx | €O | 50, Dust | Exhaust | Total | Dust | Exhaust | Total
Demolition
Off Road Diesel 0.71 641 | 747 | 0.01| 0.08 0.34 042 | 0.01 0.32 0.33
On Road Diesel 0.01 0.29 | 0.08 | 0.00 | 0.03 0.00 0.03 | 0.01 0.00 0.01
Worker Trips 0.03 0.02 | 033 {0.00 0.11 0.00 0.11 | 0.03 0.00 0.03
Total 0.75 6.72 | 7.88 1 0.01 | 0.22 0.34 0.56 | 0.05 0.32 0.37
Site Preparation
Off Road Diesel 0.58 693 | 3.96 | 0.01| 0.11 0.26 0.36 | 0.01 0.24 0.25
Worker Trips 0.02 0.01 | 0.16 | 0.00 | 0.06 0.00 0.06 | 0.01 0.00 0.02
Total 0.60 6.94 | 412 | 0.01 | 0.17 0.26 042 | 0.02 0.24 0.27
Grading
Off Road Diesel 1.08 | 12.00 | 594 | 0.01 | 1.08 0.52 1.59 | 0.52 0.48 0.48
Worker Trips 0.03 0.02 | 0.26 | 0.00 | 0.09 0.00 0.09 | 0.02 0.00 0.02
Total 1.11 12.02 | 6.20 | 0.01 | 1.17 0.52 1.68 | 0.54 0.48 0.50
Building Construction
Off Road Diesel 0.69 7.03 | 7.15 1 0.01 | 0.00 0.37 0.37 | 0.00 0.34 0.34
Vendor Trips 0.00 0.05 | 0.02 | 0.00 | 0.01 0.00 0.01 | 0.00 0.00 0.00
Worker Trips 0.02 0.01 | 0.16 | 0.00 | 0.06 0.00 0.06 | 0.01 0.00 0.02
Total 0.71 7.09 | 733 | 0.01 | 0.07 0.37 0.44 | 0.01 0.34 0.36
Asphalt Paving
Off Road Diesel 0.64 592 | 7.03 1 0.01 0.00 0.30 0.30 | 0.00 0.28 0.28
Worker Trips 0.06 0.04 | 059 ]0.00 020 0.00 0.20 | 0.05 0.00 0.05
Total 0.70 596 | 7.62 1 0.01] 0.20 0.30 0.50 | 0.05 0.28 0.33
Coating
Off-Gas 8.76 0.00 | 0.00 | 0.00 | 0.00 0.00 0.00 | 0.00 0.00 0.00
Off Road Diesel 0.20 1.41 | 1.81 | 0.00 | 0.00 0.08 0.08 | 0.00 0.08 0.08
Worker Trips 0.00 0.00 | 0.03 | 0.00 | 0.01 0.00 0.01 | 0.00 0.00 0.00
Total 8.96 1.41 | 1.84 | 0.00 | 0.01 0.08 0.09 | 0.00 0.08 0.08
Daily Threshold
Any Phase Total 75 100 550 | 150 | > > 150 > > 55
Exceeds Threshold? No No No | No No No

Notes:
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! The CalEEMod model projects summer and winter emissions and the higher of the two values is included in
the table.

Table 6
COMPARISON OF PROJECTED PEAK (WEEKDAY) OPERATIONAL EMISSIONS
FOR THE EXISTING RESIDENCE AND PROPOSED PROJECT

(pounds/day)!
Source ROG NOx CO SO; PM;o PM; s
Existing Peak Daily Emissions
Mobile Sources 0.03 0.03 0.29 0.00 0.07 0.02
Natural Gas 0.00 0.01 0.00 0.00 0.00 0.00
Structural Maintenance 0.00 0.00 0.00 0.00 0.00 0.00
Consumer Products 0.04 0.00 0.00 0.00 0.00 0.00
Landscape Maintenance 0.00 0.00 0.08 0.00 0.00 0.00
Total Existing Emission 0.07) (0.04) 037y | (0.00y | (0.07) (0.02)
Proposed Project Peak Daily Emissions

Mobile Sources 0.17 0.20 1.72 0.00 0.41 0.11
Natural Gas 0.00 0.03 0.01 0.00 0.00 0.00
Structural Maintenance 0.01 0.00 0.00 0.00 0.00 0.00
Consumer Products 0.14 0.00 0.00 0.00 0.00 0.00
Landscape Maintenance 0.02 0.01 0.58 0.00 0.00 0.00
Hearths (Common Area BBQ) 1.83 0.15 3.56 0.00 0.53 0.53
Total Daily Emissions 2.17 0.39 5.87 0.00 0.94 0.64
Total Existing Emission (0.07) (0.04) 037y | (0.00) | (0.07) (0.02)
Total Daily Increase in Emissions 2.10 0.35 5.50 0.00 0.87 0.62
Threshold 55 55 550 150 150 55
Exceeds Threshold? No No No No No No

Notes:
! The CalEEMod model projects summer and winter emissions. These can differ for mobile
sources and the higher of the two values were included in the table.

The CalEEMod model reports the day with the highest emissions production. The estimation of Saturday and
Sunday values are used in the calculation of the annual greenhouse gas emissions. Again, in the case of peak day
emissions, both summer and winter scenarios were modeled and the higher of the two values is included in Table
6. Note all emissions are within their criteria values and the impact is less than significant. Table 6 also
demonstrates that even if no land uses were removed, the project would not result in significant impacts with
respect to the daily threshold levels suggested by the SCAQMD.

4.3 Project Potential to Expose Sensitive Receptors to Substantial Pollutant Concentrations

4.3.1 Short-Term Localized Impacts



Less than Significant Impact. In addition to the mass daily threshold standards discussed above, project
construction has the potential to raise localized ambient pollutant concentrations. This could present a significant
impact if these concentrations were to exceed the ambient air quality standards included in Table 1 at receptor
locations.

The SCAQMD has developed screening tables for the construction and operation of projects up to five acres in
size. These tables are included in the SCAQMD’s Final Localized Significance Threshold Methodology (June
2003) and are periodically updated on the SCAQMD Internet web site. The most current update was in 2008 and
these data are used in the analysis. It should be noted that the emissions values included in the screening tables
are based on the emissions produced from on-site sources and do not include off-site mobile source emissions
(i.e., trucks and worker vehicles) that are spread over a much larger area.

Rather than using the actual size of the site, the CalEEMod emissions model bases the area of disturbance on
equipment use. Dozers, graders, and crawler tractors are estimated to disturb an area of 0.5 acre while scrapers
are estimated to disturb 1.0 acre over an 8-hour work day.

The CalEEMod model estimates that site preparation would use a grader (covering 0.5 acre) while grading would
use a grader and a rubber tired dozer (covering 1 acre). However, the site is only 0.375 acre in its entirety.

The SCAQMD screening tables include sites of 1, 2, and 5 acres with receptors at 25, 50, 100, 200, and 500
meters away. The provided methodology notes that site sizes and receptor distances that lie between those values
included in the screening manual may be determined by linear regression. In this case, the site covers an area of
0.375 acre and the threshold values were reduced accordingly. The project is bordered by residents on all four
sides. Based on these locations, the 25 meter minimal distance is to be used in the analysis even if receptors are
located closer than this distance.

Allowable emissions are based on the source receptor area in which they are produced. In this case, the project is
located in SRA 17 (Central Orange County). The screening level values for the four emissions types (i.e., NOx,
CO, PMuo, and PM;5) for the 1, 2, and 5-acre sites with receptors at 25 meters were placed in a linear regression
calculator and the slope and Y-intercept for the line that predicts the allowable emissions levels for each emission
type was generated. The allowable emissions for the 0.375-acre site were then calculated for each pollutant type.
These are 69.3652 pound per day for NOx, 384.3653 pounds per day for CO, 2.4664 pounds per day for PMo,
and 2.3750 pounds per day for PMzs. At 12.00, 5.94, 1.59, and 0.48 pounds per day, respectively (Table 5), all
values are well below the screening levels and any impact is less than significant. The linear regression
calculations are included in Appendix G.

4.3.2 Long-Term Localized Impacts, Off-site Criteria Pollutants

Less than Significant Impact. Long-term effects of the Proposed Project could also be significant if they exceed
the CAAQS. As noted for construction, these criteria only apply to CO, NO,, PMjo, and PMs. CO and NO»
would be significant if the project were to raise existing levels above those values included in the CAAQS.
Again, because the Basin is a non-attainment area for particulate matter, the operational thresholds for both PM
and PM, s are set at a measurable increase of 2.5 ng/m>.
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Unlike construction equipment that generates exhaust and dust in a set area, the primary source of emissions from
project operations is due to the addition of vehicles on the roadway system. These emissions are then spread over
a vast area and do not result in localized concentrations in proximity to the project site. As such, localized
modeling for the project operations is not prepared for residential, limited commercial, or light industrial
development that does not include a truck terminal.

Because CO is the criteria pollutant that is produced in greatest quantities from vehicle combustion and does not
readily disperse into the atmosphere, long-term adherence to AAQS is typically demonstrated through an analysis
of localized CO concentrations. In the past, areas of vehicle congestion had the potential to create “pockets” of
CO called “hot spots.” However, the SCAB has now been designated as an Attainment area of both the State and
federal CO standards, and no hot spots have been reported in project area in more than the last 5 years. CO is no
longer a localized pollutant of concern near roadways and as such this analysis is no longer necessary.

4.4 Project Potential to Create Objectionable Odors

Less than Significant Impact. Project construction would involve the use of heavy equipment creating exhaust
pollutants from on-site earth movement and from equipment bringing asphalt and other building materials to the
site. With regards to nuisance odors, any air quality impacts will be confined to the immediate vicinity of the
equipment itself. By the time such emissions reach any sensitive receptor sites away from the project site, they
will be diluted to well below any level of air quality concern. An occasional “whiff” of diesel exhaust from
passing equipment and trucks accessing the site from public roadways may result. Such brief exhaust odors are
an adverse but less-than-significant, air quality impact. Additionally, some odor would be produced from the
application of paints and coatings. Any exposure to these common odors would be of short-term duration and,
while potentially adverse, are less than significant.

Operational odors could be produced from on-site food preparation with use of the bar-b-que. These odors are
common in the environment and would not constitute a significant impact.

4.5 Project Potential to Generate Greenhouse Gas Emissions, Either Directly or Indirectly, that may have
a Significant Impact on the Environment

Less than Significant Impact. To provide guidance to local lead agencies on determining significance for GHG
emissions in their CEQA documents, the SCAQMD has convened a GHG CEQA Significance Threshold
Working Group. On December 5, 2008, SCAQMD recommended actions for determination of greenhouse gas
significance. The recommendations were tiered to determine what projects would be subject to analysis and
mitigation.

o Tier | consists of determining if the project would qualify for exemption under CEQA.

o Tier 2 consists of determining whether or not the project is consistent with a GHG reduction plan that
may be part of a local general plan, for example. The concept embodied in this tier is equivalent to the
existing concept of consistency in CEQA Guidelines §§15064(h)(3), 15125(d), or 15152(a). The GHG
reduction plan must, at a minimum, comply with AB 32 GHG reduction goals; include emissions
estimates agreed upon by either CARB or the AQMD, have been analyzed under CEQA, and have a
certified Final CEQA document. Further, the GHG reduction plan must include a GHG emissions



inventory tracking mechanism; process to monitor progress in achieving GHG emission reduction targets,
and a commitment to remedy the excess emissions if GHG reduction goals are not met (enforcement). If
the proposed project is consistent with the qualifying local GHG reduction plan, it is not significant for
GHG emissions. If the project is not consistent with a local GHG reduction plan, there is no approved
plan, or the GHG reduction plan does not include all of the components described above, the project
would move to Tier 3.

e Tier 3 establishes a screening significance threshold level of 10,000 MTons per year for industrial
facilities. This is based on a 90 percent emission capture rate. If a project exceeds the GHG screening
significance threshold level and GHG emissions cannot be mitigated to less than the screening level, the
project would move to Tier 4.

e Tier 4 consists of a “decision tree” that would allow lead agencies one of three compliance options based
on performance standards. Tier 4 was not recommended for approval by the SCAQMD.

e Tier 5 would allow a Project Proponent to implement off-site mitigation to reduce applicant emissions to
less than screening levels.

As noted, the tiered approach above was intended for industrial facilities. With respect to residential
development, to achieve the same policy objective of capturing 90 percent of the GHG emissions from new
development projects in the residential/commercial sectors and implement a “fair share” approach to reducing
emission increases from each sector, staff discussed with the working group a proposal combining performance
standards and screening thresholds. The performance standards primarily focus on energy efficiency measures
beyond Title 24 and a screening level of 3,000 Mtons CQOse/year based on the relative GHG emissions
contribution between residential/commercial sectors and stationary source (industrial) sectors. With respect to
construction, the SCAQMD recommends that the construction emissions be totaled and amortized over a period
of 30 years, then added to the emissions generated by the project’s operation.

On September 28, 2010, the SCAQMD presented their proposed significance thresholds for greenhouse gases. At
that time they determined a Tier 3 screening significance threshold level of 10,000 MTons COae/year for
industrial projects to be adopted where the SCAQMD is the lead agency. Staff also proposed to extend the
industrial GHG significance threshold for use by all lead agencies.

For the purposes of this analysis, the impact would be considered as significant if the project were to generate
greenhouse gases in excess of the recommendation by the SCAQMD for Option #2 land uses (i.e., 3,000 MTons
COqelyear).

Construction

The CalEEMod model default estimates that construction would take 123 working days to complete. For the
purposes of this analysis, construction is estimated to begin on January 3, 2022 and follow the CalEEMod default
construction schedule with completion on June 22, 2022 allowing for full occupancy in 2022. While the actual
date for the start of construction would not begin until mid to late 2022, any construction performed in 2022
would predict similar emissions regardless of the actual date. Furthermore, any overlap of construction into 2023
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would result in reduced emission levels as older equipment and vehicles are replaced by the CalEEMod model on
a yearly basis. Finally, keeping construction in 2022 allows for operations in 2022, and this would project slightly
higher operational emissions, again, as older vehicles are replaced on a calendar year. As such, keeping
construction and operations in 2022 represents a reasonable worst-case scenario.

Construction activities would consume fuel and result in the generation of greenhouse gases. Construction COze
emissions are projected using the CalEEMod computer model and included in Table 7.

Table 7
CONSTRUCTION-RELATED GREENHOUSE GAS EMISSIONS
(Mtons/year)
Year CO; CH, N:O Total COze!
2022 64.51 0.02 0.00 65.07
Total per Year? 2.15 0.00 0.00 2.17

Notes:
! Because different gases have different conversion factors, totals may not equal.

2 Averaged over a period of 30 years.

Site Operations

In the case of site operations, the majority of greenhouse gas emissions, and specifically CO,, is due to vehicle
travel and energy consumption. Again, the existing land use would also produce emissions that would be
removed with project implementation and this reduction is included in the analysis.

Table 8 shows the increase in the annual greenhouse gas emissions for the Proposed Project including the
amortized construction emissions presented in Table 7 as averaged over 30 years. Note that the overall increase is
estimated at 65.45 MTons COe/year and is well below the 3,000 MTons COse/year threshold suggested by the

SCAQMD and any impact is less than significant.

Table 8
YEARLY OPERATIONAL GREENHOUSE GAS EMISSIONS
FOR THE EXISTING LAND USE AND PROPOSED PROJECT

(Mtons/year)
Source CO, CH,4 N.O Total COze!
Existing Home
Mobile Sources 10.69 0.00 0.00 10.84
Electricity 1.39 0.00 0.00 1.39
Natural Gas 1.28 0.00 0.00 1.28
Landscape Maintenance 0.02 0.00 0.00 0.02
Water Use 0.25 0.00 0.00 0.32
Waste Disposal 0.25 0.01 0.00 0.62
Total Existing Yearly Emissions 13.88 0.01 0.00 14.47

Proposed Project
Mobile Sources? 5849 | 0.00 | 0.00 59.32




Electricity 6.00 0.00 0.00 6.00
Natural Gas 6.17 0.00 0.00 6.20
Landscape Maintenance 0.12 0.00 0.00 0.12
Hearths (Common Area BBQ) 2.17 0.00 0.00 2.24
Water Use 1.76 0.01 0.00 2.25
Waste Disposal 0.65 0.04 0.00 1.62
Amortized Construction 2.15 0.00 0.00 2.17
Proposed Project Yearly Emissions 77.51 0.05 0.00 79.92
Existing Yearly Emissions (13.88) | (0.01) (0.00) (14.47)
Total Increase in Emissions 63.63 0.04 0.00 65.45
Threshold ——- -— - 3,000
Exceeds Threshold? No
Notes:

! Because different gases have different conversion factors, totals may not equal.

4.6. Project potential to conflict with an applicable plan, policy or regulation adopted for the purpose of
reducing the emissions of greenhouse gases.

Less than Significant with Mitigation. An impact can also be potentially significant if the project does not comply
with the applicable plans necessary for the reduction of greenhouse gases.

The SCAQMD notes that it may be likely that projects can achieve the 2035 efficiency threshold because the
SB375 target GHG reductions are expected to be met primarily through cleaner vehicles as a result of fleet
turnover and reducing VMT. Consequently, fleet turnover plus a small increment of GHG reductions from land
use projects could potentially achieve the 2035 efficiency threshold.

Still, the SCAQMD also notes that small commercial and residential projects should implement some measure or
measures to contribute to reducing GHG emissions. Therefore, Tier 3 includes a requirement that all
residential/commercial projects with GHG emissions less than the screening level must include efficiency
components that reduce GHG emissions beyond the requirements of Title 24 (Part 6, California Code of
Regulations), California's energy efficiency standards for residential and nonresidential buildings. No percentage
is specified at this time.

Mitigation

e Where applicable, the Applicant shall specify Energy Star rated appliances and lighting.

With the implementation of these measures, the project would be consistent with the policies implemented by the
SCAQMD and the impact is less than significant.
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NOx = 24.8462 x 0.375 + 60.0769 = 69.3952 Pounds per Day
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Appendix B CalEEMod Model Results for the Existing Home’s Winter Emissions
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Appendix C CalEEMod Model Results for the Existing Home’s Summer Emissions



Appendix D CalEEMod Model Results for the Existing Home’s Annual Emissions
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Appendix E =~ CalEEMod Model Results for the Proposed Project’s Winter Emissions



Appendix F CalEEMod Model Results for the Proposed Project’s Summer Emissions
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RESOLUTION NO. 6052-22

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF GARDEN GROVE
APPROVING SITE PLAN NO. SP-117-2022 FOR PROPERTY LOCATED ON THE SOUTH
SIDE OF STANFORD AVENUE, WEST OF LORNA STREET, AT 12771 LORNA STREET,
ASSESSOR’S PARCEL NO. 133-463-14.

BE IT RESOLVED that the Planning Commission of the City of Garden Grove, in a
regular session assembled on November 17, 2022, hereby approves Site Plan
No. SP-117-2022 for a property located on the south side of Stanford Avenue, west
of Lorna Street, at 12771 Lorna Street, Assessor’s Parcel No. 133-463-14, subject to
the conditions of approval attached hereto as Exhibit “A”.

BE IT FURTHER RESOLVED in the matter of Site Plan No. SP-117-2022, the Planning
Commission of the City of Garden Grove does hereby report as follows:

1. The subject case was initiated by Binh Tran for ZBT Group.

2. The applicant is requesting Site Plan approval to construct six (6) three-story,
multi-family residential units with two-car garages on a 16,329 square-foot lot
currently improved with a two-story, single-family dwelling, a detached second
unit, and a detached garage. In conjunction with the Site Plan approval, the
applicant also requested approval of a minor land deviation to exceed the
required number of bathrooms and allow an additional half-bath on Units 1, 3,
4, and 6. Subsequent to the applicant’s submittal of a complete application,
the Land Use Code was amended to eliminate the limit on the number of
bathrooms based on number of bedrooms and the need for minor modification
approval.

3. The City of Garden Grove Planning Commission hereby determines that the
proposed project is categorically exempt from review under the California
Environmental Quality Act ("CEQA") pursuant to Section 15332 (In-Fill
Development Projects) of the State CEQA Guidelines (14 Cal. Code Regs.,
Section 15303). As set forth in the Class 32 exemption, the proposed project
is: (1) consistent with the applicable general plan designation and all applicable
general plan policies as well as with applicable zoning designation and
regulations; (2) the proposed development occurs within City limits on a
project site of no more than five acres substantially surrounded by urban uses;
(3) the project site has no value as habitat for endangered, rare or threatened
species; (4) approval of the project would not result in any significant effects
relating to traffic, noise, air quality or water quality; and (5) the site can be
adequately served by all required utilities and public services. The project is
therefore exempt from CEQA review.

4, The property has a General Plan Land Use designation of Medium Density
Residential (MDR) and is zoned R-3 (Multiple-Family Residential). The site is
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currently improved with a two-story, 2,188 square foot single-family dwelling,
a detached second unit, and a detached 600 square foot garage.

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 the City staff was reviewed.

7. Pursuant to a legal notice, a public hearing was held on November 17, 2022,
and all interested persons were given an opportunity to be heard.

8. The Planning Commission gave due and careful consideration to the matter
during its meeting on November 17, 2022; 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 9.04.030 are as follows:

FACTS:

The project site is approximately 16,329 square feet (0.37 acres) and is located on
the south side of Stanford Avenue, west of Lorna Street, and is currently improved
with a two-story, 2,188 square-foot single-family dwelling, a detached second unit,
and a detached 600 square-foot garage. The existing improvements were constructed
in 1935, prior to Garden Grove's incorporation. The subject site has a General Plan
Land Use designation of Medium Density Residential (MDR), and is zoned R-3
(Multiple-Family Residential). The property abuts R-3 zoned properties to the north,
south, and west, and to the east across Lorna Street, that are improved with
single-family and multiple-family developments.

The property owner purchased the property in November 2019 and currently occupies
the unit. The applicant is requesting Site Plan approval to demolish the existing
improvements to construct six (6), three-story, multi-family residential units with
individual two-car garages and a detached ADU, Each unit is proposed to consist of
a kitchen, a dining area, a living room, two (2) bedrooms, two (2) full bathrooms, a
study area, a private deck with a storage room, and a two-car garage. Units 1, 3, 4,
and 6 will also be improved with an additional half-bath. The site is proposed to be
improved with four (4) covered guest parking spaces, one (1) handicap open parking
stall, a trash enclosure, and a BBQ area in a common recreation area. Additionally,
the applicant is proposing a detached Accessory Dwelling Unit (ADU) on the northwest
corner of the site that consists of one (1) bathroom, a kitchen, and an open
living/sleeping area.

As shown on the project plans, the applicant is proposing a detached 446 square-foot
ADU. The ADU is being shown for reference only, as it does not require discretionary
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approval. Pursuant to State legislation, the ADU will be processed ministerially during
the plan check phase of the project.

The project site has a General Plan land use designation of Medium Density
Residential (MDR). The City’s General Plan 2030 establishes that the MDR land use
designation is intended for the development of mainly multi-family residential
neighborhoods that: 1) provide a variety of housing types, 2) provide access to
schools, parks, and other community services, 3) provide a high-quality architectural
design that preserves privacy, 4) provide common spaces, recreation areas and
services convenient to residents, 5) provide an excellent environment for family life,
and 6) preserve residential property values. The MDR land use designation is
intended to create, maintain, and enhance residential areas characterized by mostly
traditional multi-family apartments, condominiums, townhomes, and single-family
small-lot subdivisions. Densities for the MDR land use designation are intended to
range from 21.1 to 32.0 dwelling units per acre, and are implemented by the R-3
zone. The Land Use Element provides that where density is expressed in ranges, the
top of the range is the maximum density permitted, however, densities below the
bottom of the range are permitted. The project is proposed to be developed at a
density of 16 dwelling units per acre, which is permitted by the General Plan Land
Use Element and R-3 zone.

Note: The project application was filed prior to the adoption of objective development
standards under Amendment No. A-035-2022, which became effective on
November 10, 2022. Thus, the project was designed in accordance with the
requirements of the R-3 zone prior to the Code Amendment, with the exception of
the additional half-baths in Units 1, 3, 4 and 6, which previously required approval
of a minor deviation, but which now are permitted without the need for a minor
modification approval. In compliance with Cal Gov. Code § 65941.1, the applicant
has provided the City’s Housing Development Pre-Application prior to
November 10, 2022, which allows applicants for housing developments to vest
zoning regulations for 180 days.

FINDINGS AND REASONS:

SITE PLAN (HOUSING DEVELOPMENTS)

1. The proposed development project is consistent, in compliance, and in
conformity with the applicable, objective standards, provisions, conditions or
requirements of the General Plan, Title 9, or other applicable ordinances or
policies of the City.

The subject site has a General Plan land use designation of Medium Density
Residential (MDR), and is zoned R-3 (Multiple-Family Residential).

The proposed project was designed to comply with all applicable development
standards for the R-3 zone in existence at the time a complete application was
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submitted, with the exception of additional half-baths for some of the units.
Although approval of a minor deviation would have previously been required
for these half-baths, the City Council eliminated the prior Code provisions
limiting the number of bathrooms per bedroom through the adoption of
Ordinance No. 2939, which took effect on November 10, 2022.

The City’s General Plan 2030 establishes that the MDR land use designation is
intended for the development of mainly multi-family residential neighborhoods
that: 1.) provide a variety of housing types, 2.) provide access to schools,
parks, and other community services, 3.) provide a high-quality architectural
design that preserves privacy, 4.) provide common spaces, recreation areas
and services convenient to residents, 5.) provide an excellent environment for
family life, and 6.) preserve residential property values. The MDR land use
designation is intended to create, maintain, and enhance residential areas
characterized by mostly traditional multi-family apartments, condominiums,
townhomes, and single-family small-lot subdivisions. Densities for the MDR
land use designation are intended to range from 21.1 to 32.0 dwelling units
per acre, and are implemented by the R-3 zone. Where density is expressed
in ranges in the Land Use Element, the top of the range is the maximum
density permitted, however, densities below the bottom of the range are
permitted. The proposed project will have a density of 16 dwelling units per
acre, which is permitted by the General Plan and R-3 zoning.

In addition, the proposed Project is consistent with the goals and policies of
the General Plan, including:

a. Goal LU-4: The City seeks to develop uses that are compatible with one
another.

The project is located in a dense neighborhood that is improved with
multi-family and single-family housing developments. The properties in
the direct vicinity of the project site are also zoned R-3 and have a MDR
land use designation. The properties directly to the north and west are
developed with two-story multi-family apartment buildings. Three-story
multi-family buildings are also located in the vicinity. Thus, the proposed
housing project is consistent with the development pattern of the
surrounding residential uses.

b. LU-IMP-2B: New development shall be similar in scale to the adjoining
residential neighborhood to preserve its character.

The proposed design is compatible with the physical scale of the
immediate neighborhood, which is improved with multi-family and
single-family housing developments ranging from one to three stories
in height. Thus, the project is similar both in land use intensity and
physical scale of the adjoining residential neighborhood.
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C. LU-IMP-3D: Front multi-family housing on local streets with appropriate
setbacks to be consistent with neighborhood development patterns.

The project was reviewed by City staff and was determined to meet the
required front, side, and rear setbacks, as set forth by the R-3
development standards. The proposed buildings will maintain a 20’-0"
setback from the front property line along Lorna Street, and 30’-4” from
the rear property line. The proposed building located on the south side
of the site is setback 10’-8” from the southerly property line, and the
building located to the north of the site is setback 11'-4” from the
northerly property line, which exceeds the building separation and
setback standards of the R-3 zone. Furthermore, the design proposes a
third story that is 41.4% of the building footprint, which is sensitive to
adjacent residential uses. Thus, the setbacks are consistent with the
neighborhood development patterns.

d. Policy LU-2.4: Assure that the type and intensity of land use shall be
consistent with that of the immediate neighborhood.

The immediate area is a residential neighborhood that consists of both
single-family and multiple-family dwellings. The proposed six (6) unit
apartment building was reviewed and determined to be within the
allowed density and in compliance with the R-3 development standards,
as set forth by the Municipal Code. Thus, the development is consistent
with the type and intensity of land use of the immediate neighborhood.

2. The provisions of the California Environmental Quality Act have been complied
with.

The proposed development is exempt from the California Environmental
Quality Act ("CEQA"), pursuant to Section 15332 (In-Fill Development
Projects) of the CEQA Guidelines (14 Cal. Code Regs., Section 15303). As set
forth in the Class 32 exemption, the proposed project is: (1) consistent with
the applicable general plan designation and all applicable general plan policies
as well as with applicable zoning designation and regulations; (2) the proposed
development occurs within City limits on a project site of no more than five
acres substantially surrounded by urban uses; (3) the project site has no value
as habitat for endangered, rare or threatened species; (4) approval of the
project would not result in any significant effects relating to traffic, noise, air
quality or water quality; and (5) the site can be adequately served by all
required utilities and public services. Therefore, the provisions of the California
Environmental Quality Act have been complied with.

3. The proposed development project does not have specific, adverse impacts, as
defined in subdivision (j){(1)(A) of Government Code Section 65589.5, on
public health and safety without any feasible method to satisfactorily mitigate
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or avoid the specific adverse impact, other than the disapproval of the
proposed project.

The proposed six (6) unit multi-family development will not have specific,
adverse impacts on the public health and safety. The proposed project is within
the maximum allowable density, is compatible with surrounding uses, is similar
in scale to the adjoining residential neighborhood, and is consistent with the
land use type and intensity in the immediate neighborhood. Furthermore, the
Project will contribute to meeting the City’s Regional Housing Needs Allocation
(RHNA), as well as the Housing Element policies.

NO NET LOSS (GOVERNMENT CODE SECTION 65863) FINDINGS

1.

If approval of the proposed Project will result in development of the Site at a
lower residential density, the reduction in residential density is consistent with
the adopted general plan, including the housing element.

The project site is approximately 16,329 square feet and is located at 12771
Lorna Street (APN #133-463-14). The subject site has a General Plan Land
Use designation of Medium Density Residential (MDR), and is zoned R-3
(Multiple-Family Residential). The project site is identified in the City’s Housing
Element sites inventory as having a realistic capacity to accommodate a total
of eight (8) "above moderate income” units. The project proposes a total of six
(6) "above moderate income” units, resulting in a density of 16 dwelling units
per acre. Densities for the MDR land use designation are intended to range
from 21.1 to 32.0 dwelling units per acre, and are implemented by the R-3
zone. Where density is expressed in ranges in the Land Use Element, the top
of the range is the maximum density permitted, however, densities below the
bottom of the range are permitted. At the time the applicant submitted a
complete application, the Municipal Code allowed up to six (6) units for
properties with lot sizes ranging from 16,200 to 17,999 square feet within the
R-3 zone. Therefore, the applicant proposed a project at the then maximum
permitted density for the R-3 zone. Property owners are allowed to develop
their property at less than the maximum permitted density. Therefore, even
though the proposed project results in two (2) fewer units than identified in
the Housing Element site inventory, the six (6) units proposed is consistent
with the density limits of the General Plan. The proposed project is also
consistent with several goals and policies of the General Plan Land Use
Element, as noted in the findings above.

The remaining sites identified in the housing element are adequate to meet
the requirements of Government Code Section 65583.2 and to accommodate
the City’s share of the regional housing need pursuant to Government Code
Section 65584; or, if not, the City has, or will within 180 days, identify and
make available additional adequate sites to accommodate the City’s share of
the regional housing need by income level.
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The City’s 6t Cycle RHNA requires the City to plan for 19,168 housing units for
all income levels. A component of preparing the City’s Housing Element is the
identification of vacant and underutilized sites suitable for residential
development, and an evaluation of the housing development potential of these
sites in fulfilling the City’s RHNA. The project site is identified in the City’s
Housing Element sites inventory as having a realistic capacity to accommodate
a total of eight (8) “above moderate income” units. The project proposes a
total of six (6) “above moderate income” units. Although the proposed project
includes two (2) fewer units than shown in the Housing Element sites
inventory, the remaining Housing Element inventory sites have sufficient
capacity to accommodate the City’s remaining unmet RHNA by income level if
the project is approved as proposed.

At the time the Housing Element was prepared and adopted, the City’s unmet
RHNA was calculated to be 18,208 units, broken down as follows: 6,567 low
and very low-income units, 3,087 moderate-income units, and 8,554 above
moderate-income units. The sites identified in the adopted Housing Element
were determined adequate to accommodate a total of 18,291 units, including
401 more units than the City’s unmet RHNA in the low and very low-income
categories and 240 more units than the City's unmet RHNA for the
moderate-income category. Sites deemed adequate to accommodate the
lower and moderate-income categories are also adequate to accommodate
above-moderate income units. Overall, the sites inventory in the adopted
Housing Element reflected a total capacity surplus of 83 units.

Excluding ADUs, single-family dwellings, and SB 9 units, Staff has identified
recently permitted or approved new housing units not accounted for in the
Housing Element site capacity analysis. Some of these units were developed
on sites not included in the Housing Element sites inventory. After accounting
for these permitted and entitled units, and the six (6) units in the proposed
project, the City’s total remaining unmet RHNA would be 18,127 units?, broken
down as follows: 6,562 low and very low-income units, 3,087 moderate-
income units, and 8,478 above-moderate income units. The remaining
capacity of the sites identified in the Housing Element would be 18,207 units,
resulting in a total capacity surplus of 80 units. The remaining sites are also
adequate to accommodate a surplus of low and very low-income units (406)
and moderate-income units (240), and such sites are also adequate to
accommodate the City’s remaining unmet above moderate-income RHNA. Due
to this surplus, the overall residential capacity on sites identified in the Housing
Element will still be sufficient to accommodate the City’s total remaining unmet
RHNA if the proposed project is approved.

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.
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BE IT FURTHER RESOLVED that the Planning Commission does conclude:

1.

The Site Plan possesses characteristics that would justify the request in
accordance with Municipal Code Section No. 9.32.030.3 (Site Plan).

In order to fulfill the purpose and intent of the Municipal Code and thereby
promote the health, safety, and general welfare, the attached Conditions of
Approval (Exhibit “"A”) shall apply to Site Plan No. SP-117-2022.



1.

EXHIBIT “A"”
Site Plan No. SP-117-2022
12771 Lorna Street

CONDITIONS OF APPROVAL

General Conditions

The applicant and each owner of the property shall execute, and the applicant
shall record a “Notice of Agreement with Conditions of Approval and
Discretionary Permit of Approval,” as prepared by the City Attorney’s Office,
on the property. Proof of such recordation is required prior to issuance of
building permits.

All Conditions of Approval set forth herein shall be binding on and enforceable
against each of the following, and whenever used herein, the term “applicant”
shall mean and refer to each of the following: the project applicant, Binh Tran
for ZBT Group, the developer of the project, Dan Vy Ngoc Nguyen, the current
owner of the property, and the future owner(s) and tenants(s) of the property,
and each of their respective successors and assigns. All conditions of approval
are required to be adhered to for the life of the project, regardless of property
ownership. Except for minor modifications authorized to be approved by the
Community and Economic Development Director pursuant to Condition No. 4,
any changes of the Conditions of Approval require approval by the appropriate
City hearing body.

Site Plan No. SP-117-2022 only authorizes approval to construct six (6) three-
story multi-family residential units with two-car garages and related site
improvements on an approximately 16,329 square foot lot located on the
south side of Stanford Avenue, west of Lorna Street, at 12771 Lorna Street
(APN: 133-463-14), as depicted on the plans submitted by the applicant and
made part of the record of the November 17, 2022, Planning Commission
proceedings. Approval of this Site Plan shall not be construed to mean any
waiver of applicable and appropriate zoning and other regulations; and
wherein not otherwise specified, all requirements of the City of Garden Grove
Municipal Code shall apply.

The approved site plan and floor plan are an integral part of the decision
approving this Site Plan. There shall be no additional changes in the design of
the site plan and floor plan without the approval of the City. Minor
modifications to the Site Plan and/or these Conditions of Approval, which do
not materially change the scope or intensity of the project and which will not
result in impacts that have not previously been addressed, may be approved
by the Community and Economic Development Director, in his or her
discretion. Proposed modifications to the project and/or these Conditions of
Approval determined by the Community and Economic Development Director
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not to be minor in nature shall be subject to approval of new and/or amended
land use entitlements by the applicable City hearing body.

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

Public Works Engineering Division

Project Design

6.

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 per the requirements of the Orange
County Health Department and the mitigation requirements of governing
regulatory requirements. The report shall make recommendations for
foundations and pavement structural section design of interior streets and
parking spaces. The report shall also test and analyze soil conditions for LID
(Low Impact Development) principles and the implementation of water quality
for storm water run-off, including potential infiltration alternatives, soil
compaction, saturation, permeability and groundwater levels.

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

a. Addresses required mitigation Site Design Best Management Practices
(BMPs) based upon the latest Santa Ana Regional Water Quality Control
Board (SARWQCB) approved Drainage Area Management Plan (DAMP) as
identified in the geotechnical report recommendations and findings,
including, but not limited to, infiltration minimizing impervious areas,
maximizing permeability, minimizing directly connected impervious
areas, creating reduced or “zero discharge” areas, and conserving natural
areas as required by the latest adopted County of Orange Technical
Guidance Document (TGD).

b.  BMP’s shall be sized per the requirements of the latest Technical Guidance
Documents.

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

d. Incorporates structural and Treatment Control BMPs as defined in the
DAMP,
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e. Generally describes the long-term operation and maintenance
requirements for the Treatment Control BMPs.

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

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

h.  Provides a hydrological analysis with scaled map as well as hydrologic
and hydraulic calculations to size storm drains per the Orange County
RDMD standards.

Parkway culverts shall be designed per City of Garden Grove Standard Plan
B-209. Storm drain lateral pipe connections to City maintained storm drains
within City right-of-way shall be RCP with a minimum diameter of 18-inches.

Grading and Street improvement plans prepared by a registered Civil Engineer
are required. As required under Section 107 of the California Building Code
(CBC), the grading plan shall be based on a current survey of the site, including
a boundary survey, topography on adjacent properties up to 30’-0” outside the
boundary, and designed to preclude cross-lot drainage. Minimum grades shall
be 0.50% for concrete flow lines and 1.25% for asphalt. The grading plan shall
also include water and sewer improvements. The grading plan shall include a
coordinated utility plan showing all existing utility facilities, easements and
proposed utility facilities. All on-site improvements shall be tied by horizontal
dimensional control to the property boundary as established by survey. A
minimum uninterrupted 20’-0” wide throat access to the site is required from
the street for the multi-residential projects and shall meet the requirements of
the California Fire Code throughout the site. Vehicle maneuvering, as
demonstrated by Auto Turn along private streets and access ways, shall be
demonstrated on the grading plan. Street improvement plans shall conform to
all format and design requirements of the City Standard Drawings &
Specifications. The applicant has been notified by City of Garden Grove Public
Works depart to anticipate for a full Street Reconstruction Project first. The
property owner or developer is responsible to adjust their Final Grading Plan
reflecting the as-built condition of the off-site improvement completed by the
City. The developer is responsible for adjusting their Final Grading Plan design
as needed to tie in as-built conditions of Street Reconstruction Project. If
there's a conflict in construction schedule and activity during construction
phase, the City contractor for the street reconstruction shall be prioritized. The
contractor shall adjust his schedule accordingly.

All vehicular access drives to the site shall be provided in locations approved
by the City Traffic Engineer (Policies and Procedures - TE-17).
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11.

12.

13.

14,

15.

The applicant shall coordinate with Planning Services Division and Orange
County Fire Authority to identify proper emergency vehicle access to the site
and shall provide the Engineering Division a copy of the approval letters upon
first submittal of the grading and street improvement plans.

Any new drive approaches to the site shall be constructed in accordance with
Garden Grove Standard B-120 (Option #2) as they conform to land use and
roadway designation.

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

The grading plan shall depict an accessibility route for the ADA pathway in
conformance with the requirements of the Department of Justice standards,
latest edition and Section 1110A of the California Building Code.

All trash container areas shall meet the following requirements per City of
Garden Grove Standard B-502 and State mandated commercial organic
recycling Law, including AB 1826, SB 1383, and any other applicable State
recycling laws related to refuse, recyclables, and/or organics:

a. Paved with an impervious surface, designed not to allow run-on mixing
of drainage from adjoining areas, designed to divert drainage from
adjoining roofs and pavements to be directed around the area for trash
roll out, and screened or walled to prevent off-site transport of trash
by water or wind.

b. Provide solid roof or awning to prevent direct precipitation into the
enclosure.
C. Connection of trash area drains to the municipal storm drain system is

prohibited. Drainage from the enclosure may be directed to a
conforming grease or contaminant interceptor.

d. Potential conflicts with fire code access requirements and garbage
pickup routing for access activities shall be considered in
implementation of design and source control. See CASQA Storm Water
Handbook Section 3.2.9 and BMP Fact Sheet SD-32 for additional
information.

e. The trash enclosure and containers shall be located to allow pick-up
and maneuvering, including turn-arounds, in the area of enclosures,
and concrete aprons for roll-out areas.
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16.

f.

Pursuant to state mandated commercial organic recycling Law-AB
1826 and SB 1383, the applicant is required to coordinate storage and
removal of the organics waste with local recycling/trash company.

Pursuant to applicable state mandated laws, the applicant is required
to contact and coordinate with the operations manager of the local
recycling/trash company (Republic Services, 800-700-8610) to ensure
the trash enclosure includes the appropriate size and number of
containers for the disposal of items such as, but may not limited to,
municipal solid waste (MSW), recyclables, and organic green waste.

Based on the amount of waste disposed, per week, the applicant shall
coordinate with the local recycling/trash company to ensure the
adequate frequency of trash pick-up is serviced to the site for
municipal solid waste (MSW), recyclables, organic and green waste,
and any other type of waste.

The applicant shall ensure large bulk items, intended for coordinated
and scheduled pick-up by the local recycling/trash company, are not
placed in areas that encroach into drive aisles, parking spaces,
pedestrian pathways, or areas in the front of the property including
areas public right-of-way (e.g., street, sidewalk), during and after
construction. Any large bulk items shall be out of public vantage
points.

The requirements for the trash enclosure and design criteria are bound
and coordinated with the Water Quality Management Plan (WQMP),
when required, as depicted on the project grading plan, which shall be
incorporated into the WQMP by narrative description, exhibits and an
Operation and Maintenance Plan (O&M).

Any new or required block walls and/or retaining walls shall be shown on the
grading plans, both in plan-view and cross sections. Cross sections shall show
vertical and horizontal relations of improvements (existing and proposed) on
both sides of property lines. Required wall heights shall be measured vertically
from the highest adjacent finished grade. Block walls shall be designed in
accordance to City of Garden Grove Standard B-504, B-505, B-506 and B-508
or designed by a professional registered engineer. In addition, the following
shall apply:

a.

Any block walls shall be decorative and utilize stucco
finish, slump stone or split-face block, and shall include trailing vines,
hedges planted along the base of the exterior face, or other landscaping
treatments that deter graffiti.

Openings for drainage through walls shall be shown in section details
and approved by the City Engineer. Cross-lot drainage is not allowed.
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17.

The applicant shall remove any existing substandard driveway approaches,
curbs, sidewalks, ADA ramps, pavement sections, tree well and landscaping,
and construct Lorna Street frontage improvements as identified below. All
landscape, irrigation, sidewalk, and lighting improvements installed within the
public rights-of-way shall require the approval of the City Engineer, Street
Division, and the Planning Services Division, and shall be maintained by the
applicant for the life of the project. The applicant has been notified by City of
Garden Grove Public Works department to anticipate for a full Street
Reconstruction Project first. The applicant is responsible to adjust its Final
Grading Plan reflecting the as-built condition of the off-site improvements
completed by the City. The applicant is responsible for adjusting its Final
Grading Plan design as needed to tie in as-built conditions of Street
Reconstruction Project. If there's a conflict in construction schedule and
activity during construction phase, the City contractor for the street
reconstruction shall be prioritized. The contractor shall adjust its schedule
accordingly.

a. A separate street improvement plan shall be prepared and submitted
to the Engineering Division for the proposed improvements within the
public right-of-way on Lorna Street, which shall include any proposed
landscaping and irrigation plans. All work shall be per City standards
and specifications.

b. Existing substandard driveways on Lorna Street shall be removed and
replaced with new curb, gutter, landscape, and sidewalk per City
standards and specifications.

C. The new driveway approach to the site on Lorna Street shall be
constructed in accordance with Garden Grove Standard B-120
(Option #2).

d. Construct curb and gutter when replacing any existing driveway

approaches along the property frontage on Lorna Street in accordance
with City Standard Plan B-114.

e. The applicant shall remove and replace the pavement of the street from
the edge of the easterly gutter to the westerly gutter along the property
frontage per City Standard Plan B-104 and the direction of the City
Engineer.

f. The applicant shall locate all existing public utilities across the property
frontage and within the property boundary of the project prior to
commencement of grading operation and mobilization.

g. The applicant shall coordinate with the Planning Services Division and
Public Works Street Division before placing any type of tree within
public right-of-way and proposed landscape area.
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18.

19.

20.

21.

22.

23.

24,

25.

26.

27.

h. Street signs shall be installed as required and approved by the City
Traffic Engineer.

Any proposed new landscaping in public right-of-way shall be approved by the
Planning Services Division and maintained by the owner for the life of the
project,

Driveway widths shall be in accordance with City’s Traffic Engineering Policy
TE-8 (Driveway Opening Policy).

Sight Distance Standards shall be in accordance with City’s Traffic Engineering
Policy TE-13. All structures and walls shall be designed to ensure proper vision
clearance for cars entering or leaving the driveway and parking areas. No
structure, wall or fence shall cause an exceedance of the applicable site
distance standards set forth in City Traffic Engineering Policy TE 13.

The Site Plan shall comply with the completed Development Review and
Comment Sheet prepared pursuant to City’s Traffic Engineering Policy TE-17
and provided to the applicant.

Private Property Tow Away Sign Design shall be in accordance with City’s
Traffic Engineering Policy TE-19.

No Parking Fire Lane Sign Design shall be in accordance with City’s Traffic
Engineering Policy TE-20.

Traffic Impact Mitigation Fees shall be in accordance with Garden Grove City
Council Resolution 9401-16.

Parking lot layout shall be in accordance with City Standard B-311 & B-312.

Off-street parking requirements for residential uses shall be in accordance with
the City of Garden Grove's Traffic Engineering Policy TE-17.

A minimum five-foot-by-five-foot-wide maneuvering area shall be provided at
the end of a dead-end parking aisle and shall consists of a ten-foot-by-
nineteen-foot-wide turn-around space.

Permit Issuance

28.

The applicant shall be subject to Traffic Mitigation Fees, In-Lieu Park Fees
Drainage Facilities Fees, Water Assessment Fees, and other applicable
mitigation fees identified in Chapter 9.44 of the Garden Grove Municipal Code,
along with all other applicable fees duly adopted by the City. The amount of
said fees shall be calculated based on the City’s current fee schedule at the
time of permit issuance.
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29.

30.

31.

32.

33.

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

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

The applicant shall identify a temporary parking site(s) for construction crew
and construction trailers office staff prior to issuance of a grading permit. No
construction parking is allowed on local streets. Construction vehicles should
be parked off traveled roadways in a designated parking area. Parking areas,
whether on-site or off-site, shall be included and covered by the erosion control
plans.

Prior to issuance of a grading permit, the applicant shall submit and obtain
approval of a work-site traffic control plan for all the proposed improvements
within public right-of-way, and shall be subject to the review and approval of
the City Traffic Engineer.

In accordance to City of Garden Grove Municipal Code (Chapter 9.48.030), the
applicant is required to underground all existing and proposed on-site and off-
site utility facilities fronting the project which the developer is developing or
redeveloping. All existing improvements and utilities shall be shown as part
of the grading submittal package in the topography section.

Project Construction/Operation

34.

35.

36.

The applicant shall coordinate with City’s Public Works Department
(Engineering, Water Services and Streets Division) and setup appointments for
pre-construction inspections for all the on-site and off-site improvements prior
to commencement of grading operation and mobilization.

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

The applicant and his contractor shall be responsible for protecting all existing
horizontal and vertical survey controls, monuments, ties (centerline and
corner) and benchmarks located within the limits of the project. If any of the
above require removal; relocation or resetting, the Contractor shall, prior to
any construction work, and under the supervision of a California licensed Land
Surveyor, establish sufficient temporary ties and benchmarks to enable the
points to be re-set after completion of construction. Any ties, monuments and
bench marks disturbed during construction shall be re-set per Orange County
Surveyor Standards after construction. Applicant and his contractor shall also
re-set the tie monuments where curb or curb ramps are removed and replaced
or new ramps are installed. The Applicant and his contractor shall be liable
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37.

38.

for, at his expense, any resurvey required due to his negligence in protecting
existing ties, monuments, benchmarks or any such horizontal and vertical
controls. Temporary Benchmarks shall not be used for Vertical control.
Benchmarks shall be to the National Geodetic Vertical Datum (NGVD).

Heavy construction truck traffic and hauling trips, and any required lane
closures shall occur outside peak travel periods. Peak travel periods are
considered to be from 7:00 a.m. to 9:00 a.m. and 4:00 p.m. to 6:00 p.m.

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

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

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

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

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

Public Works Water Services Division

39.

40.

41.

New water service installations 2” and smaller, shall be installed by the City of
Garden Grove at owner’s/developer’'s expense, unless otherwise approved.
Installation shall be scheduled upon payment of applicable fees, unless
otherwise noted. Fire services and larger water services 3” and larger, shall
be installed by developer/owner’s contractor per City Standards.

Water meters shall be located within the City right-of-way. Fire services and
large water services 3” and larger, shall be installed by contractor with Class
A or C-34 license, per City water standards and inspected by approved Public
Works inspection.

A Reduced Pressure Principle Device (RPPD) backflow prevention device shall
be installed for meter protection if a large meter is proposed for the complex.
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. Owner shall have RPPD device
tested once a year thereafter by a certified backflow device tester and the test
results to be submitted to Public Works, Water Services Division. Property
owner must open a water account upon installation of RPPD device.
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42.

43.

44,

45.

46.

47.

48.

49,

50.

51.

52.

It shall be the responsibility of owner/developer 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.

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

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

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

Any existing meter and service shall be abandoned at the water main per City
Standard.

If individual water meters are proposed for each unit and fire sprinkler system
is required, the meters and services for the development shall be installed per
City Standard B-719, which specifies a residential fire sprinkler connection
(RFSC) on the backside of the meter.

If separate fire service or private fire hydrant lateral is proposed, the service(s)
shall have above-ground backflow device with a double-check valve assembly.
Device shall be tested immediately after installation and once a year thereafter
by a certified backflow device tester and the results to be submitted to Public
Works, Water Services Division. Device shall be on private property and is the
responsibility of the property owner. The above-ground assembly shall be
screened from public view as required by the Planning Division.

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

Location and number of fire hydrants shall be as required by Water Services
Division and the Orange County Fire Authority (OCFA).

Owner shall install new private sewer main with clean out at right-of-way line
and laterals on-site. The sewer main connection in public right-of-way shall
be 6” min. dia., extra strength VCP with wedgelock joints and inspected by
GGSD. All on site sewer and appurtenances to be installed per the California
Plumbing Code and inspected by the Building Service Division.

Contractor shall abandon any existing unused sewer lateral(s) at street right-
of-way on the property owner’s side. The sewer pipe shall be capped with an
expansion sewer plug and encased in concrete. Only one sewer connection per
lot is allowed.
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53. All perpendicular crossings of the sewer, including laterals, shall maintain a
vertical separation of min. 12" below the water main, outer diameter to outer
diameter. All exceptions to the above require a variance from the State Water
Resources Control Board.

54. If water main is exposed during installation of sewer lateral, a 20-foot section
of the water main shall be replaced with 20ft PVC C-900 DR-14 class 305 water
pipe, size in kind and centered at the crossing.

Orange County Fire Authority

55. The applicant shall comply with all applicable Orange County Fire Authority
(OCFA) requirements, including but not limited to the Fire Master Plan.

Building and Safety Division

56. All work shall comply with the latest edition of the California (CA) Building
Standards Code (CBC) at time of permit application.

57. An EV (electric vehicle) charger shall be provided in each private garage.
58. A separate solar system shall be provided for each unit.

59. A soils report per the latest edition of CBC Chapter 18 is required and shall be
submitted at time of building permit application.

60. An automatic fire sprinkler system shall be provided for each unit.

61. Public/guest parking shall comply with all requirements of the latest edition of
CBC Chapter 11B, Division 5.

62. Fire/sound separations shall be provided between the units per the latest
edition of CBC Chapter 7.

Planning Services Division

63. The applicant shall submit detailed plans showing the proposed location of
utilities and mechanical equipment to the Community and Economic
Development Department, Planning Services Division for review and approval
prior to submitting plans into the Building and Safety Division Plan Check
process. 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. All on-site
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and off-site utilities pertaining to the improvements proposed under this
Site Plan shall be installed or relocated underground.

b. All above-ground utility equipment (e.g. electrical, gas, telephone, cable
TV) shall not be located in the street setback, within the common areas,
or any parking areas, and shall be screened by densely planted and
maintained landscaped hedges or a fence or wall. Ground-mounted
equipment shall not exceed the maximum allowable height for a wall,
fence, or hedge.

C. Clinging vines shall be installed within the landscape planters along the
perimeter block walls to deter graffiti.

d. Roof-mounted mechanical equipment shall be screened by parapet
walls, rooftop architectural features such as a tower equal to the height
of the equipment, or low walls surrounding the equipment and shall be
painted to match the color of the building materials.

e. No exterior piping, plumbing, or mechanical ductwork shall be permitted
on any exterior fagade and/or be visible from any public right-of-way or
adjoining property. Roof rain gutters are permitted. The rain gutters
shall follow the natural architecture lines of the building.

64. All landscaping shall be consistent with the landscape requirements of Title 9
of the 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 and associated
Water Efficiency Guidelines. The landscape plan is also subject to the
following:

a. A complete, permanent, automatic remote control irrigation system
shall be provided for all landscaping areas shown on the plan. The
sprinklers shall be of drip or micro-spray system sprinkler heads for
water conservation.

b. Forty percent of the trees on a site shall consist of minimum size 24-inch
box, and the remaining 60 percent shall be of minimum size 15 gallons.
These trees shall be incorporated into the landscaped frontages of all
streets. Where clinging vines are considered for covering walls, Boston
Ivy shall be used.

C. The applicant or the property owner shall be responsible for installing
and maintaining the landscaping.
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d. No trees shall be planted closer than five feet (5'-0") from any public
right-of-way. Trees planted within ten feet (10'-0") of any public right-
of-way shall be planted in a root barrier shield. All landscaping along
street frontages adjacent to driveways shall be of the low-height variety
to ensure safe sight clearance. All trees planted on the subject property,
whether for screening the project from the neighboring lots or for
aesthetic or selling/marketing purposes, shall have an irrigation system
installed in order maintain the trees.

e. All trees shall be double-staked in accordance with City standards.

f. The landscaping treatment along the Lorna Street frontage, including
the area designated as public right-of-way, and the front setback areas
of each lot, shall incorporate a mixture of groundcover, flowerbeds,
shrubs, and trees.

g. Fifty percent (50%) of all required shrubs shall be a minimum size of
five (5) gallons at time of planting.

h. Live groundcover shall be planted and maintained where shrubbery is
not sufficient to cover exposed soil. Mulch may be used in place of
groundcover where groundcover will not grow or where groundcover will
cause harm to other plants, but not more than 30% of the groundcover
area shall have the mulch substitute.

i Groundcover plants shall be planted at a density and spacing
necessary for them to become well established and provide surface
coverage within 18 months of planting.

je 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 to also to be inclusive of any application of Water Quality
Management Plans (WQMP), Drainage Area Management Plans (DAMP)
and any other water conservation measures applicable to this type of
development.

k. At the time of irrigation installation, the irrigation system shall comply
with all applicable provisions of the City’'s Water Conservation
Ordinance, the City’s Municipal Code landscape provisions, and all
applicable state regulations.

All above-ground utilities (e.g. water backflow devices, electrical
transformers, irrigation equipment) shall be shown on the landscaping
plan in order to ensure landscape screening will be provided.
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65.

66.

67.

68.

69.

Hours and days of construction and grading shall be as set forth in the City of
Garden Grove Municipal Code Chapter 8.47 as adopted, except that:

a. Monday through Friday - not before 7:00 a.m. and not after 5:00 p.m.

b. Saturday - not before 8:00 a.m. and not after 5:00 p.m. All construction
activity on Saturday shall be limited to interior construction only.

C. Sunday and Federal Holidays — no construction shall occur.

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

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

All units shall maintain the ability to park two (2) cars within the garages at all
times. Unless otherwise required to be permitted by State Law, garages shall
not be converted to any other use. There shall be no business activities, day
care, or garage sales conducted within or from the garages. Parking spaces in
the garages shall be made available to the occupants of the unit at all times.
The applicant/property owner shall ensure that this condition is complied with
at all times by tenants of the units and shall include notice of this requirement
in all lease agreements.

The main drive aisle serves the entire project for vehicular circulation. The
applicant shall utilize effective signage, and/or other acceptable means (i.e., a
painted/marked red fire lane), to communicate to residents and guests that
there shall be no parking in front of garages or anywhere within the drive aisle,
except for within the designated guest parking spaces. Additionally, the
applicant shall ensure and enforce lease or other restrictions providing that
there will be no long term parking of vehicles in the guest parking spaces and
that guest parking spaces shall not be enclosed or reserved for any particular
units.
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70.

71,

72.

73.

74,

75.

76.

The applicant/property owner shall abate all graffiti vandalism within the
premises. The property owner shall implement best management practices to
prevent and abate graffiti vandalism within the premises throughout the life of
the project, including, but not limited to, timely removal of all graffiti, the use
of graffiti resistant coatings and surfaces, the installation of vegetation
screening of frequent graffiti sites, and the installation of signage, lighting,
and/or security cameras, as necessary. Graffiti shall be removed/eliminated
by the property owner as soon as reasonably possible after it is discovered,
but not later than 72 hours after discovery.

The trash enclosure shall have unifying colors and exterior finishes that match,
the development. The proposed roof design of the trash enclosure shall be
architecturally compatible with the design of the existing development. The
proposed roof and materials shall also comply with the building code
requirements.

Each unit shall have a separate area for storage having a minimum of three
hundred (300) cubic feet of private and secure space. This storage may be
located within the enclosed garages, provided that it does not interfere with
automobile parking.

The covered guest parking spaces shall remain unenclosed and be available to
guests at all times.

Decorative stamped concrete or pavers shall be provided for the entire depth
of the drive aisle.

Storage of boats, recreational vehicles, or commercial vehicles on the property
shall be prohibited. The applicant/property owner shall ensure that this
condition is complied with at all times by tenants of the units and shall include
notice of this requirement in all lease agreements.

All new block walls, and/or retaining wall(s), including existing block walls to
remain, 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 north, south, and west
property lines and shall be constructed to a minimum height of 6’-0”, as
measured from highest point of finished grade. The block walls shall be
decorative and utilize stucco finish, slump stone or split-face block, and
shall include trailing vines, hedges planted along the base of the exterior
face, or other landscaping treatments that deter graffiti.

b. The applicant shall work with the existing property owners along the
project perimeter in designing, constructing, and maintaining the
required perimeter block walls. This requirement is to avoid having



Exhibit “A” Page 16
Site Plan No. SP-117-2022
Conditions of Approval

77.

78.

79.

80.

81.

82.

83.

84.

double walls and to 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 applicant shall work with City Staff to address this situation.
The Community and Economic Development Director shall be authorized
to approve minor alterations the size and/or location of the landscape
planter to accommodate the placement of such wall.

No security fencing/gate shall be permitted to be installed within the entry of
the project, unless a vehicular turn around area meeting Public Works
Engineering Division requirements can be accommodated.

All recreation areas, landscaping along the interior project street and
entryway, landscaped areas in all common areas, and any landscaping within
the public right-of-way shall be maintained for the life of the project.

The common recreation area, as identified on the approved site plan, shall be
equipped with outdoor furniture and BBQ equipment, subject to review by the
Planning Services Division, and Building and Safety Division.

There shall be no parking allowed along the drive aisle, except within the
designated parking areas. All curbs not designated as parking areas shall be
painted red. The applicant shall post “*No Parking” signs along the drive aisle.

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

All decks shall remain open and shall not be enclosed at any time. There shall
be no storage allowed in the decks at any time, except within the storage
closets.

The maintenance of the drive aisles, storm drains, sewer system, and open
space areas is the responsibility of the applicant and property owner, including
the common recreation area, and the common landscape areas.

Each unit shall be provided with an air conditioning condensing unit and/or
system so that there are no wall-mounted, or window mounted units. If units
are located on the roof, an architectural design of the roof areas shall be done
to effectively screen such units from adjacent properties and the public right-
of-way.
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85.

86.

87.

88.

89.

90.

91.

Mailboxes shall be provided and installed by the applicant. The local
postmaster shall approve the design and location.

Each unit shall be provided with washer and dryer hook-ups.

During construction, if paleontological or archaeological resources are found,
all attempts will be made to preserve in place or leave in an undisturbed state
in compliance with applicable law. In the event that fossil specimens or cultural
resources are encountered on the site during construction and cannot be
preserved in place, the applicant shall contact and retain, at applicant’s
expense, a qualified paleontologist or archaeologist, as applicable, acceptable
to the City to evaluate and determine appropriate treatment for the specimen
or resource, and work in the vicinity of the discovery shall halt until appropriate
assessment and treatment of the specimen or resource is determined by the
paleontologist or archeologist (work can continue elsewhere on the project
site). Any mitigation, monitoring, collection, and specimen/resource treatment
measures recommended by the paleontologist/archaeologist shall be
implemented by the applicant at its own cost.

The applicant shall comply with the Migratory Bird Treaty Act (MBTA), and
Sections 3503, 3503.5 and 3515 of the California Fish and Game regulations,
which require the protection of active nests of all bird species, prior to the
removal of any on-site landscaping, including the removal of existing trees.

A copy of the resolution approving Site Plan No. SP-117-2022, including these
Conditions of Approval, shall be kept on the premises at all times.

The applicant shall submit a signed letter acknowledging receipt of the decision
approving Site Plan No. SP-117-2022 and his/her agreement with all conditions
of the approval.

The applicant shall, as a condition of Project approval, at its sole expense,
defend, indemnify and hold harmless the City, its officers, employees, agents
and consultants from any claim, action, or proceeding against the City, its
officers, agents, employees and/or consultants, which action seeks to set
aside, void, annul or otherwise challenge any approval by the City Council,
Planning Commission, or other City decision-making body, or City staff action
concerning Site Plan No. SP-117-2022. The applicant shall pay the City’s
defense costs, including attorney fees and all other litigation related expenses,
and shall reimburse the City for court costs, which the City may be required to
pay as a result of such defense. The applicant shall further pay any adverse
financial award, which may issue against the City including but not limited to
any award of attorney fees to a party challenging such project approval. The
City shall retain the right to select its counsel of choice in any action referred
to herein.
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92. Unless a time extension is granted pursuant to Section 9.32.030.D.9 of Title 9
of the Municipal Code, the use authorized by this approval of Site Plan
No. SP-117-2022 shall become null and void if the subject use or construction
necessary and incidental thereto is not commenced within one (1) year of the
expiration of the appeal period and thereafter diligently advanced until
completion of the project. In the event construction of the project is
commenced, but not diligently advanced until completion, the rights granted
pursuant to SP-117-2022 shall expire if the building permits for the project
expire.



COMMUNITY AND ECONOMIC
DEVELOPMENT DEPARTMENT
PLANNING STAFF REPORT

AGENDA ITEM NO.: SITE LOCATION: South side of Garden
C.2. Grove Boulevard, between Newland Street
and Yockey Street, at 8722 Garden Grove
Boulevard

HEARING DATE: November 17, 2022 GENERAL PLAN: Residential/Commercial
Mixed Use 2 (RC2)

CASE NOS.: Site Plan No. SP-119-2022 | ZONE: GGMU-2 (Garden Grove Boulevard
Tentative Tract Map No. TT-19129 Mixed Use 2)

APPLICANT: NRI Portfolios, LLC APN: 097-222-03

PROPERTY OWNER: Same as applicant | CEQA DETERMINATION: Exempt- Section
15332 “In-Fill Development Projects”

REQUEST:

The applicant is requesting Site Plan approval to construct a three-story, townhome
residential project consisting of twenty (20) units, which includes one (1) affordable
housing unit for “very low-income” households on a 36,945 square-foot (0.85 acres)
site currently improved with a vacant auto dealership. Pursuant to the State Density
Bonus law, the applicant is requesting one (1) concession and one (1) waiver from the
GGMU-2 (Garden Grove Mixed Use 2) zone development standards: (1) a concession to
allow the building to be constructed within the 45-degree encroachment plane required
for mixed use zoned properties abutting residentially-zoned lots along the side yard
setback; and (2) a waiver to deviate from the requirement of a boulevard garden plaza
for properties in the GGMU zones for properties abutting the Garden Grove Boulevard
right-of-way. In accordance with the State Subdivision Map Act, the applicant is also
requesting approval of a Tentative Tract Map to subdivide the existing property into two
(2) lots for the purpose of selling each townhome unit as a condominium.

BACKGROUND:

The project site is approximately 36,945 square feet (0.85 acres) and is located on the
south.side of Garden Grove Boulevard, between Newland Street and Yockey Street, and
is currently improved with a vacant auto dealership constructed in 1956, which operated
under Conditional Use Permit No. CUP-124-91. The subject site has a General Plan Land
Use designation of Residential/Commercial Mixed Use 2 and is zoned GGMU-2 (Garden
Grove Boulevard Mixed Use 2). The property abuts a GGMU-2 zoned property to the
east improved with a commercial center, R-3 (Multiple-Family Residential) zoned
properties to the south, across an alley, improved with multi-family units, a Planned
Unit Development No. PUD-131-99 zoned property to the west improved with a small
lot single-family subdivision development, and GGMU-2 zoned properties to the north
across Garden Grove Boulevard improved with commercial buildings.
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The car dealership ceased operation in 2018 when the property was sold to the current
owner, NRI Portfolios, LLC. The applicant is requesting Site Plan approval to demolish
the existing car dealership to construct a three-story, townhome residential project
consisting of twenty (20) for-sale condominium units, which includes one (1) affordable
housing unit for “very low-income” households. With the exception of four (4) units,
which are only improved with two-car garages, each unit is proposed to consist of a
three-car garage, a kitchen, a dining area, a living room, four (4) bedrooms, three (3)
bathrooms, a laundry room, a foyer, a front porch, and a second story balcony. The
project will provide 16 three-car garages where two (2) parking spaces will be tandem,
four (4) two-car garages, and six (6) open guest parking spaces. The site will also be
improved with two (2) active recreation areas and a trash enclosure. In conjunction
with the request for Site Plan approval, the applicant is requesting Tentative Tract Map
approval to subdivide the subject property to facilitate the development of the project
with condominium units.

The project site has a General Plan land use designation of Residential/Commercial
Mixed Use 2 (RC2). The RC2 land use designation is intended to allow for mixed use
residential and commercial development with higher residential densities up to 24
dwelling units per acre. The RC2 land use designation is implemented by the GGMU-2
zone, which allows the development of residential projects without a commercial
component. In addition, the proposed Project is consistent with the goals and policies
of the General Plan, including:

1. Goal LU-3: Higher-density residential development along major thoroughfares and
in areas well served by public transit, retail and service businesses, public services,
and public gathering places.

2. Policy LU-3.2: Support development of multi-family housing that provides a
diversity of densities, types, and prices that meet the needs of all household
income levels.

3. Policy LU-3.3: Encourage developers to build housing projects at or maximum
allowable densities.

4. Goal LU-4: The City seeks to develop uses that are compatible with one another.

5. LU-IMP-2B: New development shall be similar in scale to the adjoining residential
neighborhood to preserve its character.

6. LU-IMP-3D: Front multifamily housing on local streets with appropriate setbacks
to be consistent with neighborhood development patterns.

7. Policy LU-2.4: Assure that the type and intensity of land use shall be consistent
with that of the immediate neighborhood.

8. Policy 2.3 of the Housing Element: Provide density bonuses and other financial and
regulatory incentives to facilitate the development of affordable housing.
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The applicant is requesting State Density Bonus allowances for parking, one (1)
concession, and one (1) waiver to deviate from the GGMU-2 zone development
standards: (1) a concession to allow the building to be constructed within the 45-degree
encroachment plane required for mixed use zoned properties abutting
residentially--zoned lots along the side yard setback; and (2) a waiver to deviate from
Section 9.18.090.020.F of the Municipal Code, which requires a boulevard garden plaza
for properties in the GGMU zones for properties abutting the Garden Grove Boulevard
right-of-way. An Affordable Housing Regulatory Agreement consistent with the State
Density Bonus Law and the Garden Grove Municipal Code will be recorded to ensure
affordability of the very low-income unit.

Note: The project application was filed prior to the adoption of objective development
standards under Amendment No. A-035-2022, which became effective on
November 10, 2022. Thus, the project was designed pursuant to the requirements of
the GGMU-2 zone prior to the Code Amendment.

PROJECT STATISTICS:

Code Requires a
Provided . Meets Code Concession
Requirement .
or Waiver
Lot Size 36,945 S.F.
(0.8 acres) 15,000 S.F. Yes
Density . 20 units maximum
20 units (24 units per acre) Yes
th;tarlaParkmg gé 50 State Density State Density
arages Bonus Law Bonus Law!
Open 6
Recreation Area Total? 6,394 S.F. 6,000 S.F.
Common Area - Active 2,554 S.F. (20 units x 300 S.F. Yes
Private 3,840 S.F. = 6,000S.F.)
Active Recreation Area | 35/ vy 3667 | 350" minimum Yes
Dimensions
State Density
Boulevard Garden Plaza None 600 S.F. Bonus Law Yes
Building Setbacks
North (Front) 17'-5” 15°-0" Yes
r_n 10"0" pIUS
south (Rear) 12"-3 encroachment plane ves
East (Side) 10’-6" 10’-0” Yes
. ‘o 10’-0" plus State Density 3
West (Side) 11-6 encroachment plane Bonus Law ves
Building Height 36’-10" 50°-0” or 4-stories Yes
Building Height
Stepbacks?
36’-10” overall 50’-0” height within
Garden Grove Boulevard height 45'-0" feet Yes

1. The State Density Bonus law requires 2.5 parking spaces for each four (4) bedroom unit.

2. Stand-alone multi-family developments in mixed use zones are required to comply with the open space standards of
the R-3 (Multiple-Family Residential) zone.
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3. No buildings or structures are allowed to be located within an encroachment plane sloping upward and inward to the
site at a 45-degree angle, commencing 15 feet above the existing grade at the property line for mixed use zoned
properties abutting residentially-zoned lots along the side yard setback.

4. The Code requires building heights within 45’-0” of the Garden Grove Boulevard property line not to exceed 50°-0".
DISCUSSION:

State Density Bonus Law:

The State Density Bonus Law (Section 65915 et seq. of the California Government Code)
entitles applicants to a density bonus, concessions, waivers, and reduced parking to
encourage the construction of affordable housing units. During the initial design
development stages of the proposed project, the City adopted an increased density for
the GGMU-2 zone from 21 to 24 dwelling units per acre. At twenty (20) units, the project
is within the recently adopted density for the GGMU-2 zone. Therefore, the project no
longer requires a density bonus under the State Density Bonus Law. However, the
applicant has developed its proposal based on the State Density Bonus law allowances
for reduced parking, and concessions and waivers. In exchange for providing one (1)
“very low-income” unit, the applicant has requested one (1) concession and one (1)
waiver to deviate from the development standards of the GGMU-2 zone, and to apply
reduced parking ratios established by the State Density Bonus law.

The Project has been designed to comply with the parking requirements of the State
Density Bonus Law, which requires 2.5 parking spaces for units consisting of four (4) or
more bedrooms. The project provides twenty (20) four-bedroom units, which requires
a total of 50 parking spaces. Under the State Density Bonus Law, tandem parking may
also be provided to satisfy the required on-site parking. The project will provide four (4)
two-car garages, 16 three-car garages with two tandem spaces, and six (6) visitor
parking spaces. Therefore, 56 spaces will be provided in garages, and six (6) spaces
will be open, for a total of 62 spaces, which exceeds the required parking under the
Density Bonus Law by 12 spaces.

Parking Spaces Required per Unit

Units 1 - 20 Required parking spaces Provided

Four (4) bedrooms 2.5 spaces x20 Garage: 56
Visitor: 6

Total 50 spaces 62

Concession and Waivers

The applicant has requested one (1) concession and one (1) waiver pursuant to the
State Density Bonus Law to facilitate the development of the Project. '

The State Density Bonus Law provides that an applicant is entitled to one (1)
“concession or incentive” if it offers to restrict 5% of the housing units for very
low-income households. A “concession or incentive” includes a reduction in site
development standards or a modification of zoning code requirements or architectural
design requirements. The State Density Bonus Law provides that a city must grant a
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requested concession or incentive unless it makes a written finding, based upon
substantial evidence, that the concession or incentive (1) does not result in identifiable
and actual cost reductions to provide for affordable housing costs or for the targeted
units; (2) would have a specific, adverse impact upon public health and safety or on
any real property that is listed in the California Register of Historical Resources and for
which there is no feasible method to satisfactorily mitigate or avoid the specific, adverse
impact without rendering the development unaffordable to low-income and moderate-
income households; or (3) would be contrary to state or federal law.

The following concession is requested for the Project:

Concession: The applicant requests a concession to deviate from Section
9.18.100.020.D.2 of the Municipal Code to allow the building to be constructed within
the 45-degree encroachment plane required for mixed use zoned properties abutting
residentially-zoned lots along the side yard setback. No buildings or structures are
allowed to be located within an encroachment plane sloping upward and inward to the
site at a 45-degree angle, commencing 15 feet above the existing grade at the property
line. The subject property abuts a PUD zoned property to the west, which is improved
with a small lot single-family subdivision development. A 6’-9” portion of the third
stories of Buildings A and B encroaches into the 45-degree encroachment plane along
the westerly property line, which is shared with the small lot single-family subdivision
development. Justification for the concession, as provided by the Applicant, is that the
encroachment plane would reduce the buildable area and would inhibit the projects
ability from reaching the maximum density allowed in the zone.

The State Density Bonus Law provides that, in addition to a density bonus and
concessions or incentives, an applicant may also request a waiver or reduction of
development standards that will have the effect of physically precluding the construction
of the proposed development, with the required density bonus and concessions or
incentives. Similar to a concession or incentive, a city must waive or reduce a
development standard that would physically preclude construction of the proposed
development unless the waiver or reduction (1) would have a specific, adverse impact
upon health or safety, and for which there is no feasible method to satisfactorily mitigate
or avoid the specific adverse impact; (2) would have an adverse impact on any real
property that is listed in the California Register of Historical Resources; or (3) would be
contrary to state or federal law.

The following waiver is requested for the Project:

Waiver: The applicant requests a waiver to deviate from Section 9.18.090.020.F of the
Municipal Code, which requires a boulevard garden plaza for properties in the GGMU
zones for properties abutting the Garden Grove Boulevard right-of-way to liven the
streetscape, and to promote a multi-purpose space that can be used for pedestrian
activity, public gatherings, art, and passive recreation. Justification for the waiver, as
provided by the Applicant, is that the boulevard garden plaza would reduce the buildable
area and would inhibit the projects ability from reaching the maximum density allowed
in the zone.
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A copy of the density bonus application for the project is attached as Exhibit B, and
includes the applicant’s justification for granting the concession and waiver to facilitate
the development of the project.

SITE PLAN:

Site Design and Circulation

The proposed design consists of four (4) three-story townhome buildings, each
containing five (5) units. Buildings A and D are located toward the front of the site and
are setback 17’-5" from the front property line that runs along Garden Grove Boulevard.
Buildings B and C are located at the rear of the site and are setback approximately
12’-3” from the rear property line, which abuts an alley. A shared 28’-0” wide drive aisle
leading from a drive approach that is centrally located along the northerly property line
off of Garden Grove Boulevard, is proposed as the primary vehicular access point to the
site. The project proposes an automatic vehicular gate at the rear of the site off the
20’-0" wide alley, which serves as a secondary vehicular exit. Buildings A and B are
located on the west side of the drive aisle, while Buildings C and D are located on the
east side of the drive aisle. Setback 11'-6" from the westerly property line is Building
A, which is located on the northwest corner of the site (Units 1 thru 5), and Building B,
which is located on the southwest corner of the site (Units 6 thru 10). Setback 10’-6"
from the easterly property line is Building C, which is located on the southeast corner
of the site (Units 11 thru 15), and Building D, which is located on the southwest corner
of the site (Units 16 thru 20). All four (4) proposed structures satisfy the building
separation requirements for residential developments in mixed use zones, which is at
least 10’-0” from rear and interior side property lines.

With the exception of Units 5, 6, 15 and 16, which are only improved with two-car
garages, each unit will consist of an enclosed three-car garage facing the shared drive
aisle. The garages have capacity for three (3) vehicles due to two spaces being tandem.
A total of six (6) guest parking spaces are provided on-site: three (3) spaces in between
Buildings A and B to the west of the drive aisle, two (2) spaces in between Buildings C
and D to the east of the drive aisle, and one (1) space at the rear of the site directly
south of Building C, also east of the drive aisle. Two (2) separate 1,277 square-foot
active recreation areas improved with table tennis and benches are provided in between
the buildings: one (1) on the west side of the drive aisle between Buildings A and B,
and the second on the east side of the drive aisle between Buildings C and D. A trash
enclosure is also proposed along the easterly side of the drive aisle, directly south of
Building D. The new drive approach, drive aisle, trash enclosure, and parking layout
have been designed in accordance with City standards to provide adequate access for
trash trucks and emergency vehicles.

Each unit can be accessed from its attached garage, or from the public right-of-way via
internal pedestrian walkways leading to each units’ front entry off of the east and west
side yards. The units in Buildings A and B (Units 1 thru 10) provide front entries that
face the westerly property line, and the units in Buildings C and D (Units 11 thru 20)
provide front entries that face the easterly property line. The internal walkways also
lead to the active recreation areas and visitor parking spaces.
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Unit Design

The proposed project will consist of twenty (20), three-story townhome units. Each unit
will consist of approximately 1,801 square feet of living area, 192 square feet of private
open space, and 644 square feet of garage space, which includes 300 cubic feet of
storage space capacity. Each unit will be improved with an attached garage, a foyer,
and a 100 square-foot porch on the ground floor, a living room, a kitchen, a dining area,
one (1) bedroom, one (1) bathroom, and a 92 square-foot balcony on the second floor,
and three (3) bedrooms, two (2) bathrooms, and a laundry room on the third floor.

Units
Units 1 - 20
Four (4) bedrooms Living Area Private Recreation Areas Garage
Three (3) bathrooms
First Floor 154 S.F. 100 S.F. (porch) 644 S.F.
Second Floor 786 S.F. 92 S.F. (balcony) NA
Third Floor 861 S.F. NA NA
Total 1,801 S.F. 192 S.F. 644 S.F.

Open Space and Recreational Area

Stand-alone residential developments in the mixed use zones are required to comply
with the R-3 (Multiple-Family Residential) zone standards for private and common open
space. Pursuant to the standards in effect at the time the applicant designed the project
and submitted its application, the proposed development is required to provide a
minimum of 6,000 square feet of recreation area (300 square feet per unit) and a
common active recreation area that has minimum dimensions of 35’-0” by 35’-0”. The
project will provide the required recreation area in the form of both private and active
recreation areas. In addition, each private recreation area is required to be at least 100
square feet with a minimum dimension of 9’-0” when located on the first level, and at
least 90 square feet with a minimum dimension of 9'-0” ” when located on an upper
level. Each unit consists of a 9'-7” x 10’-6" porch on the ground level leading to the
front entry of each unit, and a 9’-2” x 10’-0” balcony on the second level with access
from the dining area. The combined area of the private recreation areas is approximately
3,840 square feet. Therefore, the project exceeds the minimum requirements for private
recreation area per the following breakdown:

Private Recreation Areas

Units 1 - 20 Private Recreation Areas Total

Ground Level Porch 100 S.F. x20 2,000 S.F.

Second Level Balcony 92 S.F. x20 1,840 S.F.
Total 3,840 S.F.

In addition to the private recreation areas, the project proposes to provide two (2)
active recreation areas. Each recreation area is approximately 1,277 square feet and
has clear dimensions of 35’-0" x 36’-6". The combined area for the common recreation
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areas is 2,554 square feet, which exceeds the minimum threshold established for active
recreation areas under the requirements in effect at the time the applicant submitted
its application. The recreation areas will be improved with amenities that include table
tennis equipment and benches. The updated amenity requirements included in
Amendment No. A-035-2022 do not apply to this project.

With the 3,840 square-foot private recreation space and 2,554 square feet of active
recreational area, the proposed development will provide a combined area of 6,394
square feet of recreation space. Thus, the project exceeds the minimum requirement of
the Municipal Code for a twenty (20) unit multi-family development by 394 square feet.

Garden Grove Boulevard Pedestrian Oriented Setback

Municipal Code Section 9.18.090.020.B requires that GGMU-2 zoned properties provide
a pedestrian activity area within the first 5-0” of the minimum required 15’-0” front
yard setback. Said area shall be paved, landscaped, and be improved with elements
that enhance the pedestrian experience. Such design elements should include benches,
lighting, and enhanced paving.

Additionally, Municipal Code Section 9.18.090.020.C establishes requirements for trees
and planting within the public right-of-way and the front setback along Garden Grove
Boulevard. Canopy trees within public right-of-way are required at no more than 30’-0”
apart on center. Within the front 10-0" of the front setback area, columnar trees are
required at regular intervals no more than 40’-0” on center that have a maturity height
of at least 45'-0". Additionally, canopy trees are required within the front setback at a
ratio of at least one (1) tree for every 50-0” of lot frontage, either spaced equally or
clustered. For all trees within the public right-of-way or front setback, a minimum of
sixteen (16) square feet of planting of shrubs and/or groundcover are required at the
base of each required tree, unless tree grates are provided.

The proposed project has been designed with enhanced concrete stamped paving along
the front 5’-0" of the front setback area. Additionally, conditions of approval will require
that the pedestrian activity area be improved with benches and lighting. The project
also proposes four (4) canopy trees within the public right-of-way within 30’-0"
intervals, three (3) columnar trees less than 40’-0” from each other within the front
10’-0" setback area, and an additional four (4) canopy trees within the front setback
area, exceeding the minimum required for a property with a 132’-0” wide lot frontage.
The trees within the public right-of-way will have grates, while all other trees within the
front setback area will have the required base planting. Therefore, the project complies
with the pedestrian oriented front setback requirements, as required for GGMU-2 zoned
properties that front Garden Grove Boulevard.

Site Landscaping

Aside from the pedestrian oriented front setback landscaping and tree requirements,
Section 9.18.100.020.C.5 of the Municipal Code requires 60% of the surface area of the
required side and rear setbacks to be landscaped in all mixed use zones. The project
proposes landscaping along the side and rear setbacks, except on areas designated for
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walkways, parking spaces, the drive aisle, and private recreation areas, using a variety
of plant materials. In addition, the applicant is required to provide a landscape and
irrigation plan that complies with the requirements of the Municipal Code. All of the
landscaped areas will be fitted with automatic irrigation systems that comply with the
City’'s Water Efficiency Guidelines.

Building Architecture

The four (4) multi-family townhome buildings will be three (3) stories in height and will
incorporate a contemporary architectural style in a white and grey color scheme. The
building design includes stucco exteriors, trimmed vinyl windows, and a combination of
gable and hip design roofs finished with asphalt shingles. The porch and balcony areas
will be accentuated with wooden columns, steel railing, and black wall light fixtures. The
side elevations of the buildings have varied roof lines to break down the overall massing
and provide further architectural articulation of the facades, as required by Municipal
Code Section 9.18.100.040 (Enhanced Building Design Standards).

Tentative Tract Map

In accordance with the State Subdivision Map Act, the applicant is requesting approval
of Tentative Tract Map No. TT-19129-2022 to subdivide the subject property into two
(2) lots for the purpose of selling each townhome unit as a condominium. Lot 1 will be
comprised of Units 1 thru 20, and Lot 2 will include all common areas, including the
drive aisle, guest parking, trash enclosure, and active recreation areas. The proposed
Tentative Tract Map is in conformance with the City’s General Plan, the City’'s
Subdivision Ordinance, the GGMU-2 zone requirements, and the State’s Subdivision Map
Act.

California Environmental Quality Act

Staff has initially determined that the proposed development is exempt from the
California Environmental Quality Act ("CEQA”), pursuant to Section 15332 (In-Fill
Development Projects) of the CEQA Guidelines (14 Cal. Code Regs., Section 15303). As
set forth in the Class 32 exemption, the proposed project is: (1) consistent with the
applicable general plan designation and all applicable general plan policies as well as
with applicable zoning designation and regulations; (2) the proposed development
occurs within City limits on a project site of no more than five acres substantially
surrounded by urban uses; (3) the project site has no value as habitat for endangered,
rare or threatened species; (4) approval of the project would not result in any significant
effects relating to traffic, noise, air quality or water quality; and (5) the site can be
adequately served by all required utilities and public services.

No Net Loss

Government Code Section 65863 requires jurisdictions to maintain adequate sites to
accommodate their remaining unmet Regional Housing Needs Allocation (RHNA) by
each income category at all times throughout the Housing Element planning period. A
jurisdiction may not take any action to reduce a parcel’s residential density unless it



STAFF REPORT FOR PUBLIC HEARING PAGE 10
CASE NOS. SP-119-2022 AND TT-19129

makes findings that the reduction is consistent with the General Plan, including the
Housing Element, and that the remaining sites identified in its Housing Element sites
inventory can accommodate its remaining unmet RHNA by each income category or it
identifies additional sites so that there is no net loss of residential unit capacity.

In addition, if a jurisdiction approves a development on a parcel identified in its Housing
Element sites inventory with fewer units than shown in the Housing Element, the
jurisdiction must either make findings that the Housing Element’s remaining sites have
sufficient capacity to accommodate the remaining unmet RHNA by each income level,
or identify and make available additional adequate sites to accommodate the remaining
unmet RHNA for each income category. However, a jurisdiction may not disapprove a
housing development project on the basis that approval of the development would
trigger the identification or zoning of additional adequate sites to accommodate the
remaining RHNA.

The City’s 6™ Cycle RHNA requires the City to plan for 19,168 housing units for all
income levels. A component of preparing the City’s Housing Element is the identification
of vacant and underutilized sites suitable for residential development, and an evaluation
of the housing development potential of these sites in fulfilling the City’'s RHNA. The
project site is identified in the City’s Housing Element sites inventory as having a realistic
capacity to accommodate a total of nineteen (19) "moderate income” units. The project
proposes a total of twenty (20) units consisting of nineteen (19) “above moderate
income” and one (1) “very low-income” unit. Because the proposed project provides
units in differing income categories than shown in the Housing Element sites inventory,
the City must determine whether the remaining Housing Element inventory sites have
sufficient capacity to accommodate the City’s remaining unmet RHNA by income level if
the project is approved as proposed. Staff has evaluated the housing projects that have
been permitted or approved during the current planning period, or which are otherwise
not accounted for in the Housing Element site analysis, and has determined that the
remaining sites identified in the sites inventory have sufficient capacity to accommodate
the City’s remaining unmet RHNA need for each income level.

At the time the Housing Element was prepared and adopted, the City’s unmet RHNA
was calculated to be 18,208 units, broken down as follows: 6,567 low and very
low-income units, 3,087 moderate-income units, and 8,554 above moderate-income
units. The sites identified in the adopted Housing Element were determined adequate
to accommodate a total of 18,291 units, including 401 more units than the City’s unmet
RHNA in the low and very low-income categories and 240 more units than the City’'s
unmet RHNA for the moderate-income category. Sites deemed adequate to
accommodate the lower and moderate-income categories are also adequate to
accommodate above-moderate income units. Overall, the sites inventory in the adopted
Housing Element reflected a total capacity surplus of 83 units. Due to this surplus, the
proposed project will not create a reduction to the City’s total required RHNA allocation.

Excluding ADUs, single-family dwellings, and SB 9 units, Staff has identified recently
permitted or approved new housing units not accounted for in the Housing Element site
capacity analysis. Some of these units were developed on sites not included in the
Housing Element sites inventory. After accounting for these permitted and entitled
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units, and the twenty (20) units in the proposed project, the City’s total remaining
unmet RHNA would be 18,113 units?, broken down as follows: 6,561 low and very low-
income units, 3,087 moderate-income units, and 8,465 above-moderate income units.
The remaining capacity of the sites identified in the Housing Element would be 18,196
units, resulting in a total capacity surplus of 83 units. The remaining sites are also
adequate to accommodate a surplus of low and very low-income units (407) and
moderate-income units (221), and such sites are also adequate to accommodate the
City’s remaining unmet above moderate-income RHNA. Due to this surplus, the overall
residential capacity on sites identified in the Housing Element will still be sufficient to
accommodate the City’s total remaining unmet RHNA if the proposed project is
approved. The required No Net Loss findings can be made and are included in Resolution
No. 6053-22.

1. Value does not reflect non-approved housing projects that are currently agendized.

SB 330 Compliance:

In 2019, the Legislature adopted and the Governor approved Senate Bill 330 (SB 330)
enacting the Housing Crisis Act of 2019 (Government Code § 66300). Among its
provisions, SB 330 imposed new requirements when a proposed new housing
development would require the demolition of existing residential units. Pursuant to
Government Code § 66300(d)(1), the City may not approve a housing development
project that will require the demolition of residential dwelling units unless the project
will create at least as many residential dwelling units as will be demolished. This
proposed project will be constructed on a site that is currently improved with a car
dealership. Therefore, no existing residential units will be replaced.

RECOMMENDATION:
Staff recommends that the Planning Commission take the following action:
1. Adopt Resolution No. 6053-22 approving Site Plan No. SP-119-2022 and

Tentative Tract No. TT-19129, subject to the recommended Conditions of
Approval.

ee Marino
Planning Services Manager

:  Mary Martinez
Associate Planner

Attachments: Exhibit “"A” — Technical Studies
Exhibit "B” - Density Bonus Application
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Roadway Construction Noise Model (RCNM),Version 1.1

Report dat: 6/7/2021
Case Descr 9Max Capital - Typical Case

---- Receptor #1 --—
Baselines (dBA)

Descriptior Land Use  Daytime Evening  Night

R1 Residential 60 60 55

Equipment

Spec Actual Receptor Estimated

Impact Lmax Lmax Distance  Shielding

Description Device Usage(%) {dBA} {dBA}) (feet) {dBA}
Excavator No 40 80.7 350 0
Front End Loader Na 40 79.1 350 0
Dump Truck No 40 76.5 350 0
Concrete Pump Truck No 20 81.4 350 0
Forklift Na 20 75 350 0

Results

Calculated {dBA) Noise Limits {dBA}

Day Evening Night
Equipment *Lmax Leq Lmax Leq Lmax Leq Lmax
Excavator 63.8 59.8 85 65 N/A N/A N/A
Front End Loader 62.2 58.2 85 65 N/A N/A N/A
Dump Truck 59.5 55.6 85 65 N/A N/A N/A
Concrete Pump Truck 64.5 57.5 85 65 N/A N/A N/A
Forklift 58.1 48.1 85 65 N/A N/A N/A

Total 64.5 64.2 85 65 N/A N/A N/A

*Calculated Lmax is the Loudest value.

- Receptor #2 -
Baselines (dBA)
Descriptior Land Use Daytime Evening  Night

R2 Residential 60 60 55

Equipment

Spec Actual Receptor Estimated

Impact Lmax Lmax Distance  Shielding

Description Device Usage(%) (dBA) (dBA} (feet) {dBA}
Excavator No 40 80.7 330 0
Front End Loader Na 40 79.1 330 0
Dump Truck No 40 76.5 330 o]
Concrete Pump Truck No 20 814 330 0
Forkiift No 20 75 330 0

Results

Calculated (dBA) Noise Limits (dBA}

Day Evening Night
Equipment *Lmax Leq Lmax Leq Lmax Leq Lmax
Excavator 64.3 60.3 85 65 N/A N/A N/A
Front End Loader 62.7 58.7 85 65 N/A N/A N/A
Dump Truck 60.1 56.1 85 65 N/A N/A N/A
Concrete Pump Truck 65 58 85 65 N/A N/A N/A
Forklift 58.6 48.6 85 65 N/A N/A N/A

Total 65 64.7 85 65 N/A N/A N/A

*Calculated Lmax is the Loudest value.

---- Receptor #3 -
Baselines {dBA)
Descriptior Land Use Daytime Evening  Night

R3 Residential 60 60 55

Equipment

Spec Actual Receptor Estimated

Impact Lmax Lmax Distance  Shielding

Description Device Usage(%) (dBA} {dBA) {feet) {dBA)
Excavator No 40 80.7 100 0
Front End Loader No 40 79.1 100 0
Dump Truck No 40 76.5 100 0
Concrete Pump Truck No 20 81.4 100 0
Forklift No 20 75 100 0

Results

Calculated (dBA} Noise Limits (dBA)

Leq
N/A
N/A
N/A
N/A
N/A
N/A

Leq

N/A
N/A
N/A
N/A
N/A
N/A

Day

Lmax
None
None
Nane
None
None
None

Day

Lmax
None
None
None
None
None
None

Noise Limit Exceedance {dBA}

Evening
Leq Lmax Leq
None N/A N/A
None N/A N/A
None N/A N/A
None N/A N/A
None N/A N/A
None N/A N/A

Noise Limit Exceedance {dBA)

Evening
Leq Lmax Leq
None N/A N/A
Nane N/A N/A
None N/A N/A
None N/A N/A
Nane N/A N/A
None N/A N/A

Noise Limit Exceedance {dBA}

Night
Lmax
N/A
N/A
N/A
N/A
N/A
N/A

Night
Lmax
N/A
N/A
N/A
N/A
N/A
N/A

Leq
N/A
N/A
N/A
N/A
N/A
N/A

Leq

N/A
N/A
N/A
N/A
N/A
N/A



Day Evening

Equipment *Lmax Leq Lmax Leq Lmax
Excavator 74.7 70.7 85 65 N/A
Front End Loader 73.1 69.1 85 65 N/A
Dump Truck 70.4 66.5 85 65 N/A
Concrete Pump Truck 75.4 68.4 8s 65 N/A
Forklift 69 62 85 65 N/A
Total 75.4 75.2 85 65 N/A
*Calculated Lmax is the Loudest value.
---- Receptor #4 ----
Baselines (dBA)
Descriptior Land Use Daytime Evening  Night
R4 Residential 60 60 55
Equipment
Spec Actual Receptor
impact Lmax Lmax Distance
Description Device Usage(%) (dBA) (dBA) {feet)
Excavator No 40 80.7 70
Front End Loader No 40 79.1 70
Dump Truck No 40 76.5 70
Concrete Pump Truck No 20 81.4 70
Forklift No 20 75 70
Results
Calculated (dBA} Noise Limits {dBA)
Day Evening
Equipment *Lmax Leg Lmax Leg Lmax
Excavator 77.8 73.8 85 65 N/A
Front End Loader 76.2 72.2 8s 65 N/A
Durmp Truck 735 69.5 8s 65 N/A
Concrete Pump Truck 78.5 71.5 85 65 N/A
Forklift 72.1 62.1 85 65 N/A
Total 78.5 78.2 85 65 N/A
*Calculated Lmax is the Loudest value.
- Receptor #5 ----
Baselines {dBA}
Descriptior Land Use Daytime Evening  Night
RS Residential 60 60 SS
Equipment
Spec Actuai Receptor
impact Lmax Lmax Distance
Description Device Usage(%) (dBA} {dBA} {feet}
Excavator No 40 80.7 200
Front End Loader No 40 79.1 200
Dump Truck No 40 76.5 200
Concrete Pump Truck No 20 81.4 200
Forklift No 20 75 200
Results
Calculated (dBA) Noise Limits {dBA}
Day Evening
Equipment *Lmax Leq Lmax Leq Lmax
Excavator 68.7 64.7 85 65 N/A
Front End Loader 67.1 63.1 85 65 N/A
Dump Truck 64.4 60.4 85 65 N/A
Concrete Pump Truck 69.4 62.4 85 65 N/A
Forklift 63 53 8s 65 N/A
Total 69.4 69 85 65 N/A

*Calculated Lmax is the Loudest value.

Leq
N/A
N/A
N/A
N/A
N/A
N/A

Estimated

Shielding
{dBA}

Leqg
N/A
N/A
N/A
N/A
N/A
N/A

0 o o oo

Estimated

Shielding
(dBA}

Leq
N/A
N/A
N/A
N/A
N/A
N/A

o oo oo

Night
Lmax
N/A
N/A
N/A
N/A
N/A
N/A

Night
Lmax
N/A
N/A
N/A
N/A
N/A
N/A

Night
Lmax
N/A
N/A
N/A
N/A
N/A
N/A

Leq
N/A
N/A
N/A
N/A
N/A
N/A

Leq
N/A
N/A
N/A
N/A
N/A
N/A

Leq
N/A
N/A
N/A
N/A
N/A
N/A

Day

Lmax
None
None
None
None
None
None

Day

Lmax
None
None
None
None
None
None

Day

Lmax
None
None
None
None
None
None

Evening
Leq Lmax
5.7 N/A
4.1 N/A
1.4 N/A
3.4 N/A
None N/A
10.2 N/A

Noise Limit Exceedance {dBA}

Evening
Leq Lmax
8.8 N/A
7.2 N/A
4.5 N/A
6.5 N/A
None N/A
13.2 N/A

Noise Limit Exceedance {dBA}

Evening

Leq Lmax
None N/A
None N/A
None N/A
None N/A
None N/A

4 N/A

Leg
N/A
N/A
N/A
N/A
N/A
N/A

Leq
N/A
N/A
N/A
N/A
N/A
N/A

Leq
N/A
N/A
N/A
N/A
N/A
N/A

Night
Lmax
N/A
N/A
N/A
N/A
N/A
N/A

Night
Lmax
N/A
N/A
N/A
N/A
N/A
N/A

Night
Lmax
N/A
N/A
N/A
N/A
N/A
N/A

Leq
N/A
N/A
N/A
N/A
N/A
N/A

Leq
N/A
N/A
N/A
N/A
N/A
N/A

Leq
N/A
N/A
N/A
N/A
N/A
N/A
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CITY OF GARDEN GROVE
PLANNING SERVICES DIVISION
11222 ACACIA PARKWAY
GARDEN GROVE, CA 92840

' TEL: (714) 741-5312 FAX: (714) 741-5578
GARDEN GROVE gty .org

Density Bonus Application
(Government Code §65915 et seq.)

Housing development profect applicants intending to request a density bonus, Incentives or concessions,
modifications or walvers, and/or reduced parking pursuant to the Section 65915 et seg, of the Californla Government
(Density Bonuses and Other Incentives) must compiete the following application. For addjtlonal Information
regarding density bonuses and affordabliity agreements, please refer to Section 9.12.030.070 of the Garden Grove
Municlpal Code, and to the Garden Grove Density Banus Agreement Guldelines.

Date Filed: K/Qg/g/

DENSITY BONUS TYPE , i

Please check one of the following (as proposed at the time of application submittal): |

100% of all units In the development, Including Total Units and density bonus units, but exclusive of a
manager’s unit or units, are for low income households, as defined by Sectlon 50079.5 of the Health and
Safety Code, except that up to 20 percent of the units in the development, Including Total Units and density
bonus units, may be for moderate income households, as defined in Section 50053 of the Health and Safety
Code.

At least 5% of the Total Units for very low Income households, as defined In Sectlon 50105 of the California
Health and Safety Code.

At least 10% of the Total Units far lower income households, as defined In Section 50079.5 of the Californla
Health and Safety Code,

At least 10% of the Total Units for moderate Income households, as defined In Section 50093 of the California
Health and Safety Code {common interest development offered to the publlc for purchase unless on-site
option for Impact Fees, see 15.72.100.B.4).

A senlor citizen housing development, as defined in Sections 51.3 and 51.12 of the California Civil Code.

At least 10% of the Total Units for transitional foster youth, as defined In Califernla Education Code section
66025.9 (very low income households as defined In Section 50105 of the Callfornla Health and Safety Code).
AF least 10% of the Total Units for disabled veterans, as defined in California Government Code Section
18541 (very low Income househalds as defined in Section 50105 of the California Health and Safety Code).
At least 10% of the Total Units for homeless persons, as defined In the federal McKinney-Vento Homeless
Assistance Act (42 U.S.C. Sec. 11301 et seq.) {very low Income households, as defined in Sectlon 50105 of
the California Health and Safety Code),

At least 20% of the Total Units for lower Income students In a student housing development (that satisfles
the requirements of California Government Code Section 65915(b)(1)(F)).

Land donatlon (at least one acre in size, or of sufficlent size to permit development of at least 40 units and
otherwlse satisfles the requirements of California Government Code Sectlon 65915(g).

Child care facility (that satisfies the requirements of Californla Government Code Subsection 65915(h)).
Condominlum Conversion (that satisfles the requirements of Californla Government Code 65915.5)).

PRIMARY CONTACT INFORMATION ,

Name:gﬂ{,{’\; 5}0"—&&0\'7}511&%( N ke Lrine #

Contact Type: [ ] Architect [] Engineer roperty Owner [] Representative [} Other
Malling Address! }Q Q4 A Mo A S}—/{;

City, State, Zip Code: (7(:/0‘7{//\ @f& v@// 71 9a .?V)ﬂ

Phone No-: 5419) 226 - 564 4

. 7
E-mall: M txX_ }ic’,@ o ‘/?'1 ons. /\(é»«»
PROPERTY OWNER CONTACT YNFORMATION (If different than Primary Contact)
Name:

Malling Address:
City, State, Zip Code:

00 e

0 oo ooo

Phone No.:

E-mail:




PROJECT INFORMATION:

Project Address:
87 29\ (,aro/a/;(:()‘,e />'(/// &0" #n é/or,«? [/{

APN(s):

01— Q0 -03

Zoning & Generai Plan Land Use:
GG MU~

Maximum Allowable Residential Density (before density bonus): §g

Total Base Number of Housing Units (before density bonus):

| %

Market Rate Base Housing Unlits (before density bonus): \ g

Affordable Base Housing Units (before density bonus): ]

S!Ze O' 'lal ket Rate Ul ’B (# O' StUdIOS, 1 bedIOOH ! 2 bedIOOI 1, etC) 9 !

Size of Affordable Units (# of Studios, 1 bedroom, 2 bedroom, etc.): s
| €0l¢ é:y/- é{’" / ,al N
4 T Kl ropn &

Proposed number of Very Low Income units : \

Proposed number of Low Income units :

Proposed number Moderate Income units :

Percentage of Total Base Housing Unlts that are Affordable: 59{/0

Maximum Density Bonus Percentage (See chart on page 4):
Ao Yo

Number of Required Parking Spaces:
i

Number of Parking Spaces Provided:

56

Residentlal Tenure: Does the project propose rental or ownership units? N 9

DENSITY BONUS REQUEST

Density Bonus Percentage (calculate using “Denslty Bonus Chart") (900/0

Total Number of Denslty Bonus Units: 9\

Total Units In Development After Density Bonus Is Applled: 9 .

If requesting a Density Bonus for the following project types, please check the appropriate box and
provide the following information:

Land Donatlon | Address (or APN) of land to be dedicated:

Attach proof of site control.

Attach evidence of meeting conditions for a land transfer density bonus as
specified In the State Housing Denslity Bonuses and Incentives Law

1 | child-Care Address and APN of child-care facility:
Facllity

Square footage of facllity:

Attach evidence of meeting conditions for a child care facility density bonus or
Incentive as specified in the State Housing Density Bonuses and Incentives Law.

7 | Condominium | Attach evidence of meeting conditions for a condominium conversion Density
Conversion Bonus as specified In the State Mousing Density Bonuses and Incentives Law.




INCENTIVES/CONCESSIONS REQUEST - [

An applicant for a density bonus may also propose specific Incentives/concessions pursuant to
Subsection (d) of Government Code Section 65915. The number of Incentives/concessions an
applicant may receive is based on the number of affordable units and level of affordabliity provided.
Use the Incentives/Concessions Calculator below to determine the number of incentlves or
concesslons you are eligible for.

,INCENTIVES/CONCESSIONS:CALCULATOR. ) BT
Affordability . | Restricted | % of Base Threshold for | Threshold for | Threshold for | Threshold = for
‘Level: " | Affordable | Project Jrone (1) two () | three (3§ four . 7(4)
‘ S Unlkst Incentjve/ Ingentives/ | Incentives/. | Incentives/'.
-Provided. - in. Concession Concesslons: | :Concesslons | Coneessions™®
oo ootono| Project (#.0f units) |- (3 of unlts) - {:(# of units) . .| (¥ of units).
Very  Low | 0 / 5% 10% 15% 1%2‘33‘-51
Tni : : 8 able
ey 5o \ | with
p o - A 280%low
Low Income . 10% 17% 24% income,
£70%
Moderate’ 10% 20% 30%
Income

* If a 100% affordable project is located within Y2 mile of a major transit stop, the project Is eligible
for a height Increase of up to three (3) additional stories, or thirty-three feet (33-0"); however, If the
project also seeks a waiver from any maximum controls on density, the project cannot receive a
waiver of any other development standards (but can still receive four incentives), If this allowance is
sought, please describe/identify the major transit stop that is within 'z mile of the quallfying 100%
affordable project:

DESCRIPTION OF INCENTIVES/CONCESSIONS REQUESTED

List all requested incentives/concessions. If a reduction In site development standards or a
modification of zoning code requirements is sought, include references to specific Municipal Code
Sections in question, and reference the requested incentives/concessions on the submitted plans.

Trcedivelor q.14./00-020.0. . +
o~ Hee \E)J‘\(}“‘) 5 %5510—7@.3 andle flz\;\.f\ 5(,\\0aol§ r@ql/”(’,r.'v@'\/
“\\/O\I’MGL ‘Q/ﬂ"\ \J\’V" b‘;‘\‘;’: 77 )""/RL')\'\“' i\ﬁ Q/f\c,’aa\(/’,\ " A\‘D '\'L&

('{Tok&j,_e{ g [C' 40\0;4(

Provide evidence substantlating the applicant’s ellgibllity for each incentive/concession requested,
including information that cfearly demonstrates that the requested Incentive/concession will result in
Identifiable and actual cost reductions to provide for affordable housing costs. The Applicant may
attach additional documentation as required,

Dm;)\% p\(;w\ r,,jw,e,g 'L,V‘.\JQL,/é 4/‘.&&1 ok Yhe +i ke
m.r\()7 “/\L\l 19\, . :LLL ffaj z,d ¢ als’ }: 7’{ do QTC/L\',(/"\{
%)/\.L AvA e © MY T Awi"*# a’Ha"’H’/ ECY Vz"" F’(/j(o{'

?D‘g.\f{:g ZO\'\:/‘? ar}?.f\an[é :




MODIFICATION/WAIVER REQUEST : ’ ‘

Pursuant to Subsection (e) of Government Code Section 65915, an applicant may also propose the
waiver or reduction of development standards that have the effect of physically precluding the
construction of a housing development incorporating the density bonus and any incentives or
concessions granted to the applicant.

DESCRIPTION OF MODIFICATIONS /WAIVERS REQUESTED

List all development standards for which you are seeking a waiver or reduction pursuant to Subsection
(e) of Government Code Sectlon 65915, Include references to specific Municipal Code Sections In
qguestion, and reference development standards to be modified or waived on the submitted plans.

Wave~ G~ G 18.090. 010, F,

For ‘\’\\4 [\L[U,“.,Ld 6@}'){)4@[4 0‘[\\'\/‘1’\ L;s\o{,:-mj‘ ¢
:}’0 loe‘.,«c;/césaJ {;”CJ-M )5I Yo ;S—'C"” S‘/L“——

—lr ﬂ*t Alolaza +0 bé }(/\,}J—

ad#st& Qro.& o&\ s‘\,‘ﬁi f/a;(d‘j é)'ke, .

red (/ﬂ re N~ LA~

Provide evidence substantiating the applicant's eligibility for each waiver or reduction of a
development standard being requested, Including documentation demonstrating that the waiver or
reduction Is physically necessary to construct the housing development with the additional density
allowed pursuant to the density bonus and incorporating any Incentives or concesslons required to be
granted. Where more than one modification or waiver s sought, the appllcant should clearly
demonstrate why the modifications/waivers are cumulatively necessary to prevent a development
standard from physically precluding the construction of the development.

(QM-:QV\ o= fﬂdaj,ploZo\ rgJ(/C(z} Mo ):w'?[d)&té(-c
pre_al ok Yhe 57 l—cctf\cg YA I/\L)G}’}ﬁ Ve

P"«’)D 6/(/%5 a1 *{ o Qc/[/\,‘,@.ug ‘3[—\,\,2. AAAE AN
desdy Moved by e f/oj@ o evtes

Lo~ D GI‘J “Aend<ie,




PARKING RATIOS

Are you requesting application of the onsite vehicular parking ratios set forth in Subsection (p)(1) of
Government Code Section 659157

0 | Yes [[J [ No

SPECIAL PARKING REQUIREMENTS

If you are requesting application of a reduced onsite parking ratio pursuant to Subsections (p)(2),
(p)(3), or (p)(4) of Government Code Section 65915, seject the onsite parking standard requested
per the appropriate development type:

Rental/for sale projects with at least 11% very low Income or 20% lower income units, within V2
mile of accesslble major transit stop** ~ 0,5 spaces per unit

Rental projects 100% affordable to lower Income, within %2 mile of accessible major transit
stop** ~ 0 spaces per unit

[J | Rental senlor projects 100% affordable to lower income, either with paratransit service or within
1 half mile of accessible bus route** (operating 28 times per day) — 0 spaces per unit

[J T Rental special needs projects 100% affordable to lower income households, either with
paratransit service or within ¥z half mile of accessible bus route** (operating =8 times per day)
- () spaces per unit

[J | Rental supportive housing developments 100% affordable to lower Income households - O spaces
** [f applicable, please describe/identify the major transit stop or accessibie bus route that is within
V> mile of the project,

g

ASSOCIATED HOUSING DEVELOPMENT FORMS & APPLICATIONS T
Dependent upon the nature of the request, and the design of the project, the following forms may
also be reguired:

Replacement Unit Determination SB 330 Houslng Development Pre-Application

SB 35 Housing Streamlining Eligibiiity Preliminary Development Review Application
Checklist

CERTIFICATION:

I certify and declare under penalty of perjury under the laws of the State of California that the answers
furnished above, and in any attached exhibits, and that the facts, statements, and information presented
are true and correct to the best of my knowledge and bellef. I further understand that additional
information may be required by the City of Garden Grove to complete my review. Furthermare,
developments requesting a density bonus shall enter into a density bonus housing agreement with the
City. Adensity bonus housing agreement shall be made a condition of the discretionary planning permits
for all housing developments, and shall be recorded as a restriction on any parcels on which the target
units or density bonus units will be constructed. The density bonus housing agreement shall be recorded
prior to final or parcel map approval, or, where the housing development does not include a map, prior
to lssuance of a building permit for any structure in the housing development.
The density bonus housing agreement shall run with the land and bind on all future owners and
successors In interest,

Voo g /25 /3]

Apdllcant Sig ngfure Date

Pro’perty owner Signature Date




RESOLUTION NO. 6053-22

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF GARDEN GROVE
APPROVING SITE PLAN NO. SP-119-2022 AND TENTATIVE TRACT MAP NO.
TT-19129-2022 FOR PROPERTY LOCATED ON THE SOUTH SIDE OF GARDEN GROVE
BOULEVARD, BETWEEN NEWLAND STREET AND YOCKEY STREET, AT 8722 GARDEN,
ASSESSOR’S PARCEL NO. 097-222-03.

BE IT RESOLVED that the Planning Commission of the City of Garden Grove, in a
regular session assembled on November 17, 2022, hereby approves Site Plan
No. SP-119-2022 and Tentative Tract Map No. TT-19129 for a property located on
the south side of Garden Grove Boulevard, between Newland Street and Yockey
Street, at 8722 Garden Grove Boulevard, Assessor’s Parcel No. 097-222-03, subject
to the conditions of approval attached hereto as Exhibit “A”.

BE IT FURTHER RESOLVED in the matter of Site Plan No. SP-119-2022 and Tentative
Tract Map No. TT-19129, the Planning Commission of the City of Garden Grove does
hereby report as follows:

1. The subject case was initiated by NRI Portfolios, LLC.

2. The applicant is requesting Site Plan approval to construct a three-story,
townhome residential project consisting of twenty (20) units, which includes
one (1) affordable housing unit for “very low-income” households on a 36,945
square foot (0.85 acres) site currently improved with an auto dealership.
Pursuant to the State Density Bonus law, the applicant is requesting one (1)
concession and one (1) waiver from the GGMU-2 (Garden Grove Mixed Use 2)
zone development standards: (1) a concession to allow the building to be
constructed within the 45-degree encroachment plane required for mixed use
zoned properties abutting residentially-zoned lots along the side yard setback;
and (2) a waiver to deviate from the requirement of a boulevard garden plaza
for properties in the GGMU zones for properties abutting the Garden Grove
Boulevard right-of-way. In accordance with the State Subdivision Map Act, the
applicant is also requesting approval of a Tentative Tract Map to subdivide the
existing property into two (2) lots for the purpose of selling each townhome
unit as a condominium.

3. The City of Garden Grove Planning Commission hereby determines that the
proposed project is categorically exempt from review under the California
Environmental Quality Act ("CEQA”) pursuant to Section 15332 (In-Fill
Development Projects) of the State CEQA Guidelines (14 Cal. Code Regs.,
Section 15303). As set forth in the Class 32 exemption, the proposed project
is: (1) consistent with the applicable general plan designation and all applicable
general plan policies as well as with applicable zoning designation and
regulations; (2) the proposed development occurs within City limits on a
project site of no more than five acres substantially surrounded by urban uses;
(3) the project site has no value as habitat for endangered, rare or threatened



Resolution No. 6053-22 Page 2

species; (4) approval of the project would not result in any significant effects
relating to traffic, noise, air quality or water quality; and (5) the site can be
adequately served by all required utilities and public services. The project is
therefore exempt from CEQA review.

4. The property has a General Plan Land Use designation of
Residential/Commercial Mixed Use 2. The site is currently developed with an
auto dealership.

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 the City staff was reviewed.

7. Pursuant to a legal notice, a public hearing was held on November 17, 2022,
and all interested persons were given an opportunity to be heard.

8. The Planning Commission gave due and careful consideration to the matter
during its meeting on November 17, 2022.

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 9.04.030 are as follows:

FACTS:

The project site is approximately 36,945 square feet (0.85 acres) and is located on
the south side of Garden Grove Boulevard, between Newland Street and Yockey
Street, and is currently improved with a vacant auto dealership constructed in 1956,
which operated under Conditional Use Permit No. CUP-124-91. The subject site has
a General Plan Land Use designation of Residential/Commercial Mixed Use 2 and is
zoned GGMU-2 (Garden Grove Boulevard Mixed Use 2). The property abuts a GGMU-2
zoned property to the east improved with a commercial center, R-3 (Multiple-Family
Residential) zoned properties to the south, across an alley, improved with
multi-family units, a Planned Unit Development No. PUD-131-99 zoned property to
the west improved with a small lot single-family subdivision development, and
GGMU-2 zoned properties to the north across Garden Grove Boulevard improved with
commercial buildings.

The car dealership ceased operation in 2018 when the property was sold to the
current owner, NRI Portfolios, LLC. The applicant is requesting Site Plan approval to
demolish the existing car dealership to construct a three-story, townhome residential
project consisting of twenty (20) for-sale condominium units, which includes one (1)
affordable housing unit for “very low-income” households. With the exception of four
(4) units, which are only improved with two-car garages, each unit is proposed to
consist of a three-car garage, a kitchen, a dining area, a living room, four (4)
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bedrooms, three (3) bathrooms, a laundry room, a foyer, a front porch, and a second
story balcony. The project will provide 16 three-car garages where two (2) parking
spaces will be tandem, four (4) two-car garages, and six (6) open guest parking
spaces. The site will also be improved with two (2) active recreation areas and a trash
enclosure. In conjunction with the request for Site Plan approval, the applicant is
reguesting Tentative Tract Map approval to subdivide the subject property to facilitate
the development of the project with condominium units.

The project site has a General Plan land use designation of Residential/Commercial
Mixed Use 2 (RC2). The RC2 land use designation is intended to allow for mixed use
residential and commercial development with higher residential densities up to 24
dwelling units per acre. The RC2 land use designation is implemented by the GGMU-2
zone, which allows the development of residential projects without a commercial
component.

The applicant is requesting State Density Bonus allowances for parking, one (1)
concession, and one (1) waiver to deviate from the GGMU-2 zone development
standards: (1) a concession to allow the building to be constructed within the
45-degree encroachment plane required for mixed use zoned properties abutting
residentially-zoned lots along the side yard setback; and (2) a waiver to deviate from
Section 9.18.090.020.F of the Municipal Code, which requires a boulevard garden
plaza for properties in the GGMU zones for properties abutting the Garden Grove
Boulevard right-of-way. An Affordable Housing Regulatory Agreement consistent with
the State Density Bonus Law and the Garden Grove Municipal Code will be recorded
to ensure affordability of the very low-income unit.

Note: The project application was filed prior to the adoption of objective development
standards under Amendment No. A-035-2022, which became effective on
November 10, 2022. Thus, the project was designed pursuant to the requirements of
the GGMU-2 zone prior to the Code Amendment. In compliance with Cal Gov. Code
§ 65941.1, the applicant has provided the City’s Housing Development
Pre-Application prior to November 10, 2022, which allows applicants for housing
developments to vest zoning regulations for 180 days.

FINDINGS AND REASONS:

SITE PLAN (HOUSING DEVELOPMENTS)

1. The proposed development project is consistent, in compliance, and in
conformity with the applicable, objective standards, provisions, conditions or
requirements of the General Plan, Title 9, or other applicable ordinances or
policies of the City.

The applicant is requesting Site Plan approval to demolish the existing car
dealership to construct a three-story, townhome residential project consisting
of twenty (20) for-sale units, which includes one (1) affordable housing unit
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for “very low-income” households. In conjunction with the request for Site Plan
approval, the applicant is requesting Tentative Tract Map approval to subdivide
the subject property into (2) lots for the purpose of selling each unit as a
condominium.

The subject site has a General Plan land use designation of
Residential/Commercial Mixed Use 2 (RC2), and is zoned GGMU-2 (Garden
Grove Boulevard Mixed Use 2). The RC2 land use designation is intended to
allow for mixed use residential and commercial developments with higher
residential densities up to 24 dwelling units per acre. The RC2 land use
designation is implemented by the GGMU-2 zone, which allows residential
developments without a commercial component.

The project has been designed to comply with the development standards of
the Municipal Code for the GGMU-2 zone and the State Density Bonus
allowances and is within the density permitted under the General Plan. In
addition, the proposed project is consistent with the goals and policies of the
General Plan, including:

a. Goal LU-3: Higher-density residential development along major
thoroughfares and in areas well served by public transit, retail and
service businesses, public services, and public gathering places.

The project site has a General Plan land use designation of RC2, which
is intended to allow higher residential densities up to 24 dwelling units
per acre. The site fronts Garden Grove Boulevard, which is a major
thoroughfare served by public transit, retail and service businesses, and
public services.

b. Policy LU-3.2: Support development of multi-family housing that
provides a diversity of densities, types, and prices that meet the needs
of all household income levels.

The proposed project is a multi-family, twenty (20) unit for-sale
townhome development designed at 24 dwelling units per acre. The
proposed project has been designed under the State Density Bonus
allowances for parking, one (1) concession, and one (1) waiver.
Therefore, the project includes one (1) for-sale affordable unit for “very
low-income” households. Furthermore, the project will contribute to
meeting the City’s Regional Housing Needs Allocation (RHNA), as well
as the Housing Element policies.

C. Policy LU-3.3: Encourage developers to build housing projects at or
maximum allowable densities.
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Under RC2 General Plan land use designation, the subject project is
allowed a maximum density of 24 dwelling units per acre, which yields
twenty (20) units. The project proposed is a twenty (20) unit townhome
residential development that maximizes the allowable density.
Furthermore, the Project will contribute to meeting the City’s Regional
Housing Needs Allocation (RHNA), as well as the Housing Element
policies.

d. Goal LU-4: The City seeks to develop uses that are compatible with one
another.

The project is located in a dense neighborhood that is improved with
multi-family and commercial developments. The properties in the direct
vicinity of the project site are zoned GGMU-2 or R-3 (Multiple-Family
Residential), and have a RC2 or Medium Density Residential (MDR) land
use designations, respectively. The properties directly to the south and
west are developed with two-story multi-family residential buildings.
Thus, the proposed housing project is consistent with the development
pattern of the surrounding residential uses.

e. LU-IMP-2B: New development shall be similar in scale to the adjoining
residential neighborhood to preserve its character.

The proposed density, which is twenty (20) townhome units for a 36,945
square foot (0.8 acres) lot, maximizes the allowable density for the
GGMU-2 zoned site. The proposed project was reviewed by the City staff
and deemed to be within the allowed density, as set forth by the Code.
The proposed design is compatible with the physical scale of the
immediate neighborhood, which is improved with multi-family
developments ranging from one to two stories. Thus, the project is
similar both in land use intensity and physical scale of the adjoining
residential neighborhood.

f. LU-IMP-3D: Front multi-family housing on local streets with appropriate
setbacks to be consistent with neighborhood development patterns.

The project was reviewed by City staff and was determined to meet the
required front, side, and rear setbacks, as set forth by the GGMU-2 zone
development standards. The proposed buildings will maintain a 17-5"
setback from the front property line along Garden Grove Boulevard, and
12'-3” from the rear property line. The proposed buildings located on
the east side of the site are setback 10’-6” from the easterly property
line, and the buildings located to the west of the site are setback 11'-6”
from the westerly property line, which exceeds the setback standards of
the GGMU-2 zone. Thus, the setbacks are consistent to the
neighborhood development patterns.
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g. Policy LU-2.4: Assure that the type and intensity of land use shall be
consistent with that of the immediate neighborhood.

The immediate area consists of both multiple-family dwellings and
commercial developments. The proposed twenty (20) unit townhome
project was reviewed and determined to be within the allowed density
and in compliance with the GGMU-2 zone development standards as set
forth by the Municipal Code. Thus, the development is consistent with
the type and intensity of land use of the immediate neighborhood.

h. Policy 2.3 of the Housing Element: Provide density bonuses and other
financial and regulatory incentives to facilitate the development of
affordable housing.

The proposed project includes one (1) for-sale affordable unit for “very
low-income” households. To facilitate the development, the applicant is
requesting State Density Bonus allowances for parking, one (1)
concession, and one (1) waiver to deviate from the GGMU-2 zone
development standards: (1) a concession to allow the building to be
constructed within the 45-degree encroachment plane required for
mixed use zoned properties abutting residentially-zoned lots along the
side yard setback; and (2) a waiver to deviate from Section
9.18.090.020.F of the Municipal Code, which requires a boulevard
garden plaza for properties in the GGMU zones for properties abutting
the Garden Grove Boulevard right-of-way. The granting of the
concession and waiver is needed to facilitate the construction of the
proposed development and to support the creation of more affordable
housing units in the City. Furthermore, the Project will contribute to
meeting the City’s Regional Housing Needs Allocation (RHNA).

2. The provisions of the California Environmental Quality Act have been complied
with.

The proposed development is exempt from the California Environmental
Quality Act ("CEQA”), pursuant to Section 15332 (In-Fill Development
Projects) of the CEQA Guidelines (14 Cal. Code Regs., Section 15303). As set
forth in the Class 32 exemption, the proposed project is: (1) consistent with
the applicable general plan designation and all applicable general plan policies
as well as with applicable zoning designation and regulations; (2) the proposed
development occurs within City limits on a project site of no more than five
acres substantially surrounded by urban uses; (3) the project site has no value
as habitat for endangered, rare or threatened species; (4) approval of the
project would not result in any significant effects relating to traffic, noise, air
quality or water quality; and (5) the site can be adequately served by all
required utilities and public services. Therefore, the provisions of the California
Environmental Quality Act have been complied with.
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3.

The proposed development project does not have specific, adverse impacts, as
defined in subdivision (j)(1)(A) of Government Code Section 65589.5, on
public health and safety without any feasible method to satisfactorily mitigate
or avoid the specific adverse impact, other than the disapproval of the
proposed project.

The proposed twenty (20) unit townhome development will not have specific,
adverse impacts on the public health and safety. The proposed project is within
the maximum allowable density, is compatible with surrounding uses, is similar
in scale to the adjoining neighborhood, and is consistent with the land use type
and intensity in the immediate neighborhood. Furthermore, the Project will
contribute to meeting the City’s Regional Housing Needs Allocation (RHNA), as
well as the Housing Element policies.

TENTATIVE TRACT MAP

1.

The proposed map is consistent with the General Plan.

The proposed map is consistent with the provisions of the General Plan. The
applicant is requesting Tentative Tract Map No. TT-19129 approval to
subdivide the subject property to facilitate the development of a three-story,
townhome residential project consisting of twenty (20) for-sale condominium
units, which includes one (1) affordable housing unit for “very low-income”
households. The site has a land use designation of Residential/Commercial
Mixed Use 2 (RC2), which is intended to allow for mixed use residential and
commercial developments with higher residential densities at 24 dwelling units
per acre. The RC2 land use designation is implemented by the GGMU-2
(Garden Grove Boulevard Mixed Use 2) zone, which allows residential
developments without a commercial component. The proposed project will
consist of twenty (20) units, which is the maximum number of units allowed
by the RC2 land use designation and the GGMU-2 zone, and is therefore
consistent with the General Plan. Moreover, construction of the residential
project will increase the number of available housing in the area, and further
the goals of the Housing Element of the General Plan to meeting the City’s
Regional Housing Needs Allocation (RHNA).

In addition, the proposed map is consistent with the goals and policies of the
General Plan, including:

a. Goal LU-3: Higher-density residential development along major
thoroughfares and in areas well served by public transit, retail and
service businesses, public services, and public gathering places.

The project site has a General Plan land use designation of RC2, which
is intended to allow higher residential densities at 24 dwelling units per
acre. The site fronts Garden Grove Boulevard, which is a major
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thoroughfare served by public transit, retail and service businesses, and
public services.

b. Policy LU-3.2: Support development of multi-family housing that
provides a diversity of densities, types, and prices that meet the needs
of all household income levels.

The proposed project is a multi-family, twenty (20) unit for-sale
townhome development designed at 24 dwelling units per acre. The
proposed project has been designed under the State Density Bonus
allowances for parking, one (1) concession, and one (1) waiver.
Therefore, the project includes one (1) for-sale affordable unit for “very
low-income” households. Furthermore, the project will contribute to
meeting the City’s Regional Housing Needs Allocation (RHNA), as well
as the Housing Element policies.

C. Policy LU-3.3: Encourage developers to build housing projects at or
maximum allowable densities.

Under RC2 General Plan land use designation, the subject project is
allowed a maximum density of 24 dwelling units per acre, which yields
twenty (20) units. The project proposed is a twenty (20) unit townhome
residential development that maximizes the allowable density.
Furthermore, the Project will contribute to meeting the City’s Regional
Housing Needs Allocation (RHNA), as well as the Housing Element
policies.

d. Goal LU-4: The City seeks to develop uses that are compatible with one
another.

The project is located in a dense neighborhood that is improved with
multi-family and commercial developments. The properties in the direct
vicinity of the project site are zoned GGMU-2 or R-3 (Multiple-Family
Residential), and have a RC2 or Medium Density Residential (MDR) land
use designations, respectively. The properties directly to the south and
west are developed with two-story multi-family residential buildings.
Thus, the proposed housing project is consistent with the development
pattern of the surrounding residential uses.

e. LU-IMP-2B: New development shall be similar in scale to the adjoining
residential neighborhood to preserve its character.

The proposed density, which is twenty (20) townhome units for a 36,945
square foot (0.8 acres) lot, maximizes the allowable density for the
GGMU-2 zoned site. The proposed project was reviewed by the City staff
and deemed to be within the allowed density, as set forth by the Code.
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The proposed design is compatible with the physical scale of the
immediate neighborhood, which is improved with multi-family
developments ranging from one to two stories. Thus, the project is
similar both in land use intensity and physical scale of the adjoining
residential neighborhood.

f. LU-IMP-3D: Front multi-family housing on local streets with appropriate
setbacks to be consistent with neighborhood development patterns.

The project was reviewed by City staff and was determined to meet the
required front, side, and rear setbacks, as set forth by the GGMU-2 zone
development standards. The proposed buildings will maintain a 17-5”
setback from the front property line along Garden Grove Boulevard, and
12’-3" from the rear property line. The proposed buildings located on
the east side of the site are setback 10’-6” from the easterly property
line, and the buildings located to the west of the site are setback 11’-6”
from the westerly property line, which exceeds the setback standards of
the GGMU-2 zone. Thus, the setbacks are consistent to the
neighborhood development patterns.

g. Policy LU-2.4: Assure that the type and intensity of land use shall be
consistent with that of the immediate neighborhood.

The immediate area consists of both multiple-family dwellings and
commercial developments. The proposed twenty (20) unit townhome
project was reviewed and determined to be within the allowed density
and in compliance with the GGMU-2 zone development standards as set
forth by the Municipal Code. Thus, the development is consistent with
the type and intensity of land use of the immediate neighborhood.

h. Policy 2.3 of the Housing Element: Provide density bonuses and other
financial and regulatory incentives to facilitate the development of
affordable housing.

The proposed project includes one (1) for-sale affordable unit for “very
low-income” households. To facilitate the development, the applicant is
requesting State Density Bonus allowances for parking, one (1)
concession, and one (1) waiver to deviate from the GGMU-2 zone
development standards: (1) a concession to allow the building to be
constructed within the 45-degree encroachment plane required for
mixed use zoned properties abutting residentially-zoned lots along the
side yard setback; and (2) a waiver to deviate from Section
9.18.090.020.F of the Municipal Code, which requires a boulevard
garden plaza for properties in the GGMU zones for properties abutting
the Garden Grove Boulevard right-of-way. The granting of the
concession and waiver is needed to facilitate the construction of the
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proposed development and to support the creation of more affordable
housing units in the City. Furthermore, the Project will contribute to
meeting the City’s Regional Housing Needs Allocation (RHNA).

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

The proposed map is consistent with the provisions of the General Plan. The
applicant is requesting Tentative Tract Map No. TT-19129 approval to subdivide
the subject property to facilitate the development of a three-story, townhome
residential project consisting of twenty (20) for-sale condominium units, which
includes one (1) affordable housing unit for “very low-income” households. The
subject site has a General Plan Land Use Designation of RC2 which is intended
to allow for mixed use residential and commercial developments with higher
residential densities at 24 dwelling units per acre. The RC2 land use
designation is implemented by the GGMU-2 zone which allows residential
developments without a commercial component. In accordance with the State
Subdivision Map Act, the applicant is requesting approval of Tentative Tract
Map No. TT-19129 to subdivide the existing property into two (2) lots for the
purpose of selling each townhome unit as a condominium. Lot 1 will be
comprised of Units 1 thru 20, and Lot 2 will include all common areas, including
the drive aisle, guest parking, trash enclosure, and active recreation areas.
The proposed Tentative Tract Map is in conformance with the City’s General
Plan, the City’s Subdivision Ordinance, the GGMU-2 zone requirements, and
the State’s Subdivision Map Act.

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

The site is physically suitable for the type of development proposed by the
developer and complies with the spirit and intent of the Municipal Code. The
proposed project will consist of a stand-alone residential development, which
is an allowed use by the Municipal Code for GGMU-2 zoned properties. The
project has also been designed to comply with the development standards in
the Municipal Code and the State Density Bonus allowances for parking, one
(1) concession, and one (1) waiver to deviate from the GGMU-2 development
standards: (1) a concession to allow the building to be constructed within the
45-degree encroachment plane required for mixed use zoned properties
abutting residentially-zoned lots along the side yard setback; and (2) a waiver
to deviate from Section 9.18.090.020.F of the Municipal Code, which requires
a boulevard garden plaza for properties in the GGMU zones for properties
abutting the Garden Grove Boulevard right-of-way. As designed, the site is
able to accommodate twenty (20) units, and the required parking,
landscaping, private and common recreation areas, setbacks, and building
height. Therefore, the property is sufficient in size to accommodate the
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proposed development, and complies with all applicable provisions of the City
of Garden Grove Municipal Code and the State Density Bonus Laws.

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

Pursuant to the California Environmental Quality Act ("CEQA"), the City of
Garden Grove Planning Commission has determined that the proposed project
is categorically exempt from the CEQA pursuant to Section 15332 (In-Fill
Development Projects) of the CEQA Guidelines (14 Cal. Code Regs., Section
15332). The proposed project is characterized as in-fill development meeting
conditions described in Section 15332.

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

The site is physically suitable for the density proposed by the developer. The
General Plan land use designation of RC2 is intended to allow for mixed use
residential and commercial developments with higher residential densities at
24 dwelling units per acre. The RC2 land use designation is implemented by
the GGMU-2 zone which allows residential developments without a commercial
component. The proposed project will consist of twenty (20) units, which is the
maximum number of units allowed by the General Plan land use designation
and the GGMU-2 zone. The project has also been designed to comply with
State Density Bonus allowances for parking, one (1) concession, and one (1)
waiver to deviate from the GGMU-2 development standards: (1) a concession
to allow the building to be constructed within the 45-degree encroachment
plane required for mixed use zoned properties abutting residentially-zoned lots
along the side yard setback; and (2) a waiver to deviate from Section
9.18.090.020.F of the Municipal Code, which requires a boulevard garden plaza
for properties in the GGMU zones for properties abutting the Garden Grove
Boulevard right-of-way. As designed, the site is able to accommodate twenty
(20) units, and the required parking, landscaping, private and common
recreation areas, setbacks, and building height. Therefore, the property is
sufficient in size to accommodate the proposed development, and complies
with all applicable provisions of the City of Garden Grove Municipal Code and
the State Density Bonus Laws.

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

The design of the subdivision and the proposed improvements are not likely to
cause serious public health problems since conditions of approval will be in
place to safeguard the public health. The proposed subdivision has been
designed to comply with the development standards of the GGMU-2 zone and



Resolution No. 6053-22 Page 12

the State Density Bonus Laws. City Departments, including the Traffic
Division, Water Division, Engineering Division and the Planning Division, and
the Orange County Fire Authority (OCFA) have reviewed the proposed
development and have applied conditions of approval to minimize potential
negative impacts that the project may have on the community. The conditions
of approval for on and off-site improvements will safeguard the public health.

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

The design of the subdivision and the proposed improvements will not conflict
with easements of record or easements established by court judgment
acquired by the public at large for access through or use of property within the
proposed subdivision. The project has been designed to avoid development
over existing easements.

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

The proposed subdivision has been specifically designed to accommodate the
proposed twenty (20) unit residential townhome project on the property, which
has been designed to comply with the GGMU-2 zone developments standards
and State Density Bonus allowances for parking, concessions, and waivers:
one (1) concession, and one (1) waiver to deviate from the GGMU-2
development standards: (1) a concession to allow the building to be
constructed within the 45-degree encroachment plane required for mixed use
zoned properties abutting residentially-zoned lots along the side yard setback;
and (2) a waiver to deviate from Section 9.18.090.020.F of the Municipal Code,
which requires a boulevard garden plaza for properties in the GGMU zones for
properties abutting the Garden Grove Boulevard right-of-way. As designed,
the subdivision is able to accommodate twenty (20) units, and the required
parking, landscaping, private and common recreation areas, setbacks, and
building height. Therefore, the design and improvement of the proposed
subdivision is suitable for the proposed use and the subdivision can be
developed in compliance with the applicable provisions of the City of Garden
Grove Municipal Code and the State Density Bonus Laws.

9. The design of the subdivision provides, to the extent feasible, for future passive
or natural heating and cooling opportunities in the subdivision.
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10.

11.

12,

To the extent feasible, the project has been designed in accordance with
Government Code Section 66473.1, such as to allow for passive or natural
heating opportunities in the subdivision design, to encourage the orientation
of structures to take advantage of shade and prevailing breezes, to allow solar
access for passive heating and opportunities for placement of shade trees and
other vegetation for cooling.

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

The applicant is requesting approval of Tentative Tract Map No. TT-19129 to
subdivide the existing property into two (2) lots for the purpose of selling each
townhome unit as a condominium. Lot 1 will be comprised of Units 1 thru 20,
and Lot 2 will include all common areas, including the drive aisle, guest
parking, and active recreation areas. Approval of the map will allow
construction of a three-story, townhome residential project consisting of
twenty (20) units, which includes one (1) affordable housing unit for “very low-
income” households on a site currently improved with an auto dealership that
has been out of business since 2018. The project has been reviewed in relation
to the housing needs and goals of the City and is compatible with existing
residential developments in the vicinity. The property is located in an area
with existing multi-family and commercial uses. Per the maximum density
allowed by the Residential/Commercial Mixed Use 2 land use designation, the
proposal includes twenty (20) new multi-family residential townhomes that will
increase the number of available housing in the area, and further the goals of
the Housing Element of the General Plan. The project complies with the density
requirements of the General Plan, as well as the GGMU-2 zone development
standards and allowances allowed by State Density Bonus laws.

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

The discharge of waste from the proposed subdivision into the existing sewer
system will not result in violation of existing requirements prescribed by the
California Regional Water Quality Control Board. The conditions of approval for
on and off-site improvements will ensure permitted capacity of the public
sewer system is not exceeded.
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NO NET LOSS (GOVERNMENT CODE SECTION 65863) FINDINGS

1.

If approval of the proposed Project will result in development of the Site at a
lower residential density, the reduction in residential density is consistent with
the adopted general plan, including the housing element.

The project site is approximately 36,945 square feet (0.85 acres) and is located
at 8722 Garden Grove Boulevard (APN #097-222-03). The subject site has a
General Plan Land Use designation of Residential/Commercial Mixed Use 2 and
is zoned GGMU-2 (Garden Grove Boulevard Mixed Use 2). The project site is
identified in the City’s Housing Element sites inventory as having a realistic
capacity to accommodate a total of twenty (20) “*moderate income” units. The
project proposes a total of twenty (20) units consisting of nineteen (19) “above
moderate income” units and one (1) “very low income” unit. The maximum
allowable residential density for the site under the General Plan Land Use
Element and Municipal Code is 24 units per acre, or twenty (20) units. The
applicant is proposing to develop the site at the maximum permitted density.
The City cannot require the applicant to seek a larger density bonus.
Therefore, even though the proposed project results in units with differing
income categories than identified in the Housing Element site inventory, the
twenty (20) units proposed is consistent with the density limits of the General
Plan. The proposed project is also consistent with several goals and policies
of the General Plan Land Use Element, as noted in the findings above.

The remaining sites identified in the housing element are adequate to meet
the requirements of Government Code Section 65583.2 and to accommodate
the City’s share of the regional housing need pursuant to Government Code
Section 65584; or, if not, the City has, or will within 180 days, identify and
make available additional adequate sites to accommodate the City’s share of
the regional housing need by income level.

The City’s 6™ Cycle RHNA requires the City to plan for 19,168 housing units for
all income levels. A component of preparing the City’s Housing Element is the
identification of vacant and underutilized sites suitable for residential
development, and an evaluation of the housing development potential of these
sites in fulfilling the City’s RHNA. The project site is identified in the City’s
Housing Element sites inventory as having a realistic capacity to accommodate
a total of nineteen (19) "moderate income” units. The project proposes a total
of twenty (20) units consisting of nineteen (19) “above moderate income” units
and one (1) “very low income” unit. Although the proposed project provides
units in differing income categories than shown in the Housing Element sites
inventory, the remaining Housing Element inventory sites have sufficient
capacity to accommodate the City’s remaining unmet RHNA by income level if
the project is approved as proposed.
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At the time the Housing Element was prepared and adopted, the City’s unmet
RHNA was calculated to be 18,208 units, broken down as follows: 6,567 low
and very low-income units, 3,087 moderate-income units, and 8,554 above
moderate-income units. The sites identified in the adopted Housing Element
were determined adequate to accommodate a total of 18,291 units, including
401 more units than the City’s unmet RHNA in the low and very low-income
categories and 240 more units than the City’'s unmet RHNA for the
moderate-income category. Sites deemed adequate to accommodate the
lower and moderate-income categories are also adequate to accommodate
above-moderate income units. Overall, the sites inventory in the adopted
Housing Element reflected a total capacity surplus of 83 units.

Excluding ADUs, single-family dwellings, and SB 9 units, Staff has identified
recently permitted or approved new housing units not accounted for in the
Housing Element site capacity analysis. Some of these units were developed
on sites not included in the Housing Element sites inventory. After accounting
for these permitted and entitled units, and the twenty (20) units in the
proposed project, the City’s total remaining unmet RHNA would be 18,113
unitst, broken down as follows: 6,561 low and very low-income units, 3,087
moderate-income units, and 8,465 above-moderate income units. The
remaining capacity of the sites identified in the Housing Element would be
18,196 units, resulting in a total capacity surplus of 83 units. The remaining
sites are also adequate to accommodate a surplus of low and very low-income
units (407) and moderate-income units (221), and such sites are also
adequate to accommodate the City’s remaining unmet above moderate-
income RHNA. Due to this surplus, the overall residential capacity on sites
identified in the Housing Element will still be sufficient to accommodate the
City’s total remaining unmet RHNA if the proposed project is approved.

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

In order to fulfill the purpose and intent of the Municipal Code and thereby
promote the health, safety, and general welfare, the attached Conditions of
Approval (Exhibit "A”) shall apply to Site Plan No. SP-119-2022 and Tentative
Tract Map No. TT-19129.



1.

EXHIBIT “A”
Site Plan No. SP-119-2022
Tentative Tract Map No. 19129
8722 Garden Grove Boulevard

CONDITIONS OF APPROVAL

General Conditions

The applicant and each owner of the property shall execute, and the applicant
shall record a “Notice of Agreement with Conditions of Approval and
Discretionary Permit of Approval,” as prepared by the City Attorney’s Office,
on the property. Proof of such recordation is required prior to issuance of
building permits.

All Conditions of Approval set forth herein shall be binding on and enforceable
against each of the following, and whenever used herein, the term “applicant”
shall mean and refer to each of the following: the project applicant, owner and
developer of the project, NRI Portfolios, LLC, and the future owner(s) and
tenants(s) of the property, and each of their respective successors and assigns.
All conditions of approval are required to be adhered to for the life of the
project, regardless of property ownership. Except for minor modifications
authorized to be approved by the Community and Economic Development
Director pursuant to Condition No. 4, any changes of the Conditions of
Approval require approval by the appropriate City hearing body.

. Site Plan No. SP-119-2022 only authorizes approval to a three-story,

townhome residential project consisting of twenty (20) units, which includes
one (1) affordable housing unit for “very low-income” households on a 36,945
square-foot (0.85 acres) lot located on the south side of Garden Grove
Boulevard, between Newland Street and Yockey Street, at 8722 Garden Grove
Boulevard (APN: 097-222-03), as depicted on the plans submitted by the
applicant and made part of the record of the November 17, 2022, Planning
Commission proceedings. Approval of this Site Plan shall not be construed to
mean any waiver of applicable and appropriate zoning and other regulations;
and wherein not otherwise specified, all requirements of the City of Garden
Grove Municipal Code shall apply.

The approved site plan and floor plan are an integral part of the decision
approving this Site Plan. There shall be no additional changes in the design of
the site plan and floor plan without the approval of the City. Minor
modifications to the Site Plan and/or these Conditions of Approval, which do
not materially change the scope or intensity of the project and which will not
result in impacts that have not previously been addressed, may be approved
by the Community and Economic Development Director, in his or her
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discretion. Proposed modifications to the project and/or these Conditions of
Approval determined by the Community and Economic Development Director
not to be minor in nature shall be subject to approval of new and/or amended
land use entitlements by the applicable City hearing body.

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

Public Works Engineering Division

Project Design

6.

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 per the requirements of the Orange
County Health Department and the mitigation requirements of governing
regulatory requirements. The report shall make recommendations for
foundations and pavement structural section design of interior streets and
parking spaces. The report shall also test and analyze soil conditions for LID
(Low Impact Development) principles and the implementation of water quality
for storm water run-off, including potential infiltration alternatives, soil
compaction, saturation, permeability and groundwater levels.

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

a. Addresses required mitigation Site Design Best Management Practices
(BMPs) based upon the latest Santa Ana Regional Water Quality Control
Board (SARWQCB) approved Drainage Area Management Plan (DAMP) as
identified in the geotechnical report recommendations and findings,
including, but not limited to, infiltration minimizing impervious areas,
maximizing permeability, minimizing directly connected impervious
areas, creating reduced or “zero discharge” areas, and conserving natural
areas as required by the latest adopted County of Orange Technical
Guidance Document (TGD).

b. BMP’s shall be sized per the requirements of the latest Technical Guidance
Documents.

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



Exhibit “"A” Page 3
Site Plan No. SP-119-2022 and Tentative Tract Map No. 19129
Conditions of Approval

10.

11.

12.

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

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

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

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

h.  Provides a hydrological analysis with scaled map as well as hydrologic
and hydraulic calculations to size storm drains per the Orange County
RDMD standards.

Parkway culverts shall be designed per City of Garden Grove Standard Plan
B-209. Storm drain lateral pipe connections to City maintained storm drains
within City right-of-way shall be RCP with a minimum diameter of 18-inches.

Grading plans prepared by a registered Civil Engineer are required. As required
under Section 107 of the California Building Code (CBC), the grading plan shall
be based on a current survey of the site, including a boundary survey,
topography on adjacent properties up to 30°-0” outside the boundary, and
designed to preclude cross lot drainage. Minimum grades shall be 0.50% for
concrete flow lines and 1.25% for asphalt. The grading plan shall also include
water and sewer improvements. The grading plan shall include a coordinated
utility plan showing all existing utility facilities, easements and proposed utility
facilities. All on-site improvements shall be tied by horizontal dimensional
control to the property boundary as established by survey. A minimum
uninterrupted 20-foot wide throat access to the site is required from the street
for the multi residential projects and shall meet the requirements of the
California Fire Code throughout the site. Vehicle maneuvering, as
demonstrated by Auto Turn along private streets and access ways, shall be
demonstrated on the grading plan. Street improvement plans shall conform to
all format and design requirements of the City Standard Drawings &
Specifications.

All vehicular access drives to the site shall be provided in locations approved
by the City Traffic Engineer (Policies and Procedures - TE-17).

The applicant shall coordinate with Planning Services Division and Orange
County Fire Authority to identify proper emergency vehicle access to the site
and shall provide the Engineering Division a copy of the approval letters upon
first submittal of the grading and street improvement plans.

The applicant shall complete the following for the tract map:
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13.

14.

15.

16.

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

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

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

d. Al subdivision mapping shall be concurrently reviewed by the City
Engineering Division and the County of Orange Survey Department. The
applicant shall forward all plan check comments received from the County
of Orange Survey Department to the City of Garden Grove’s Engineering
Division upon receipt from the county.

Prior to the issuance of the street improvement encroachment permit and
grading permit, provide subdivision completion bonds for all work constructed
under the street improvements and grading permit for review and approval by
the City Engineer, City Attorney, and City Finance Department (Risk
Management). Alternate forms of security may be considered, solely at the
discretion of the City Engineer and with the concurrence of the City Attorney
and City Finance Department (Risk Management).

Any new drive approaches to the site shall be constructed in accordance with
Garden Grove Standard B-120 (Option #2) as they conform to land use and
roadway designation.

The grading plan shall depict an accessibility route for the ADA pathway in
conformance with the requirements of the Department of Justice standards,
latest edition and section 1110A of the California Building Code (CBC).

All trash container areas shall meet the following requirements per City of
Garden Grove Standard B-502 and State mandated commercial organic
recycling Law, including AB 1826, SB 1383, and any other applicable State
recycling laws related to refuse, recyclables, and/or organics:
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a.

Paved with an impervious surface, designed not to allow run-on mixing of
drainage from adjoining areas, designed to divert drainage from adjoining
roofs and pavements to be directed around the area for trash roll out, and
screened or walled to prevent off-site transport of trash by water or wind.

Provide solid roof or awning to prevent direct precipitation into the
enclosure.

Connection of trash area drains to the municipal storm drain system is
prohibited. Drainage from the enclosure may be directed to a conforming
grease or contaminant interceptor.

Potential conflicts with fire code access requirements and garbage pickup
routing for access activities shall be considered in implementation of
design and source control. See CASQA Storm Water Handbook Section
3.2.9 and BMP Fact Sheet SD-32 for additional information.

The trash enclosure and containers shall be located to allow pick-up and
maneuvering, including turn-arounds, in the area of enclosures, and
concrete aprons for roll-out areas.

Pursuant to state mandated commercial organic recycling Law-AB 1826
and SB 1383, the applicant is required to coordinate storage and removal
of the organics waste with local recycling/trash company.

Pursuant to applicable state mandated laws, the applicant is required to
contact and coordinate with the operations manager of the local
recycling/trash company (Republic Services, 800-700-8610) to ensure
the trash enclosure includes the appropriate size and number of
containers for the disposal of items such as, but may not limited to,
municipal solid waste (MSW), recyclables, and organic green waste.

Based on the amount of waste disposed, per week, the applicant shall
coordinate with the local recycling/trash company to ensure the adequate
frequency of trash pick-up is serviced to the site for municipal solid waste
(MSW), recyclables, organic and green waste, and any other type of
waste.

The applicant shall ensure large bulk items, intended for coordinated and
scheduled pick-up by the local recycling/trash company, are not placed in
areas that encroach into drive aisles, parking spaces, pedestrian
pathways, or areas in the front of the property including areas public
right-of-way (e.g., street, sidewalk), during and after construction. Any
large bulk items shall be out of public vantage points.

The requirements for the trash enclosure and design criteria are bound
and coordinated with the Water Quality Management Plan (WQMP), when
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17.

18.

required, as depicted on the project grading plan, which shall be
incorporated into the WQMP by narrative description, exhibits and an
Operation and Maintenance Plan (O&M).

Any new or required block walls and/or retaining walls shall be shown on the
grading plans, both in plan-view and cross sections. Cross sections shall show
vertical and horizontal relations of improvements (existing and proposed) on
both sides of property lines. Required wall heights shall be measured vertically
from the highest adjacent finished grade. Block walls shall be designed in
accordance to City of Garden Grove Standard B-504, B-505, B-506 and B-508
or designed by a professional registered engineer. In addition, the following
shall apply:

a. Any block walls shall be decorative and utilize stucco finish, silump stone
or split-face block, and shall include trailing vines, hedges planted along
the base of the exterior face, or other landscaping treatments that deter
graffiti.

b. Openings for drainage through walls shall be shown in section details and
approved by the City Engineer. Cross-lot drainage is not allowed.

The applicant shall remove any existing substandard driveway approaches,
curbs, sidewalks, ADA ramps, pavement sections, tree well and landscaping,
and construct Garden Grove Boulevard frontage improvements as identified
below. All landscape, irrigation, sidewalk, and lighting improvements installed
within the public rights-of-way shall be maintained by the applicant and shall
require the approval of the City Engineer, Street Division, and Planning
Division, and shall be maintained by the applicant for the life of the project.

a. Existing substandard driveways on Garden Grove Boulevard shall be
removed and replaced with new curb, gutter, landscape, and sidewalk per
City standards and specifications.

b. The new driveway approach to the site on Garden Grove Boulevard shall
be constructed in accordance with Garden Grove Standard B-120
(Option #3).

c. The applicant shall remove the existing damaged sidewalk panels fronting
the project on Garden Grove Boulevard and replace it with new sidewalk
panels in accordance with City of Garden Grove Standard B-106. The
owner/contractor shall verify the removal and replacement sections of the
sidewalk concrete panels with Public Works inspector prior to start of
construction.

d. The new tree wells fronting the project on Garden Grove Boulevard shall
be constructed in accordance with Garden Grove Standard B-123 and
B-127.
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19.

20.

21.

22.

23.

24.

25.

26.

e. The applicant shall plant total of four Columbia Sycamore tree (36-inch
box). The applicant shall coordinate with City’s Public Works Department
prior to order and placement of trees on Garden Grove Boulevard.

f.  Construct curb and gutter when replacing any existing driveway approach
along the property frontage on Garden Grove Boulevard in accordance
with City Standard Plan B-113.

g. The applicant shall locate all existing public utilities across the property
frontage and within the property boundary of the project prior to
commencement of grading operation and mobilization.

h. The applicant shall coordinate with the Planning Services Division and
Public Works Street Division before placing any type of tree within public
right-of-way and proposed landscape area.

i Street signs shall be installed as required and approved by the City Traffic
Engineer.

Any proposed new landscaping in public right-of-way shall be approved by the
Planning Services Division and maintained by the owner for the life of the
project.

Driveway widths shall be in accordance with City’s Traffic Engineering Policy
TE-8 (Driveway Opening Policy).

Sight Distance Standards shall be in accordance with City’s Traffic Engineering
Policy TE-13. All structures and walls shall be designed to ensure proper vision
clearance for cars entering or leaving the driveway and parking areas. No
structure, wall or fence shall cause an exceedance of the applicable site
distance standards set forth in City Traffic Engineering Policy TE 13.

The Site Plan shall comply with the completed Development Review and
Comment Sheet prepared pursuant to City’s Traffic Engineering Policy TE-17
and provided to the applicant.

Private Property Tow Away Sign Design shall be in accordance with City’s
Traffic Engineering Policy TE-19.

No Parking Fire Lane Sign Design shall be in accordance with City’'s Traffic
Engineering Policy TE-20,

Parking lot layout shall be in accordance with City Standard B-311 and B-312.

Off-street parking requirements for residential uses shall be in accordance with
the City of Garden Grove’s Traffic Engineering Policy TE-17.
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27.

A minimum five-foot-by-five-foot-wide maneuvering area shall be provided at
the end of a dead-end parking aisle and shall consists of a ten-foot-by-
nineteen-foot-wide turn-around space.

Permit Issuance

28.

29.

30.

31.

32.

33.

The applicant shall be subject to Traffic Mitigation Fees (Garden Grove City
Council Resolution 9401-16), In-Lieu Park Fees Drainage Facilities Fees, Water
Assessment Fees, and other applicable mitigation fees identified in Chapter
9.44 of the Garden Grove Municipal Code, along with all other applicable fees
duly adopted by the City. The amount of said fees shall be calculated based
on the City’s current fee schedule at the time of permit issuance.

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

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

The applicant shall identify a temporary parking site(s) for construction crew
and construction trailers office staff prior to issuance of a grading permit. No
construction parking is allowed on local streets. Construction vehicles should
be parked off traveled roadways in a designated parking area. Parking areas,
whether on-site or off-site, shall be included and covered by the erosion control
plans.

Prior to issuance of a grading permit, the applicant shall submit and obtain
approval of a work-site traffic control plan for all the proposed improvements
within public right-of-way, and shall be subject to the review and approval of
the City Traffic Engineer.

In accordance to City of Garden Grove Municipal Code (Chapter 9.48.030), the
applicant is required to underground all existing and proposed on-site and
off-site utility facilities fronting the project which the developer is developing
or redeveloping. All existing improvements and utilities shall be shown as part
of the grading submittal package in the topography section.

Project Construction/Operation

34.

35.

The applicant shall coordinate with City’s Public Works Department
(Engineering, Water Services and Streets Division) and setup appointments for
pre-construction inspections for all the on-site and off-site improvements prior
to commencement of grading operation and mobilization.

In accordance with the Orange County Storm Water Program manual, the
applicant and/or its contractors shall provide dumpsters on-site during
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36.

37.

38.

construction unless an Encroachment Permit is obtained for placement in
street.

The applicant and his contractor shall be responsible for protecting all existing
horizontal and vertical survey controls, monuments, ties (centerline and
corner) and benchmarks located within the limits of the project. If any of the
above require removal; relocation or resetting, the Contractor shall, prior to
any construction work, and under the supervision of a California licensed Land
Surveyor, establish sufficient temporary ties and benchmarks to enable the
points to be re-set after completion of construction. Any ties, monuments and
bench marks disturbed during construction shall be re-set per Orange County
Surveyor Standards after construction. Applicant and his contractor shall also
re-set the tie monuments where curb or curb ramps are removed and replaced
or new ramps are installed. The Applicant and his contractor shall be liable
for, at his expense, any resurvey required due to his negligence in protecting
existing ties, monuments, benchmarks or any such horizontal and vertical
controls. Temporary Benchmarks shall not be used for Vertical control.
Benchmarks shall be to the National Geodetic Vertical Datum (NGVD).

Heavy construction truck traffic and hauling trips, and any required lane
closures shall occur outside peak travel periods. Peak travel periods are
considered to be from 7:00 a.m. to 9:00 a.m. and 4:00 p.m. to 6:00 p.m.

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

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

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

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

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

Public Works Water Services Division

39.

New water service installations 2” and smaller, shall be installed by the City of
Garden Grove at owner’s/developer’s expense. Installation shall be scheduled
upon payment of applicable fees, unless otherwise noted. Fire services and
larger water services 3” and larger, shall be installed by developer/owner’s
contractor per City Standards.
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40.

41.

42.

43.

44,

45,

46.

47.

48.

49.

Water meters shall be located within the City right-of-way. Fire services and
large water services 3” and larger, shall be installed by contractor with Class
A or C-34 license, per City water standards and inspected by approved Public
Works inspection.

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

It shall be the responsibility of owner/developer 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.

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

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

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

If fire sprinkler system is required, and a separate fire service is not proposed,
the meter and service for the new lot shall be installed per City Standard
B-719, which specifies a residential fire sprinkler connection (RFSC) on the
backside of the meter.

If required, fire service and any private fire hydrant laterals shall have
above-ground backflow device with a double check-valve assembly. Device
shall be tested immediately after installation and once a year thereafter by a
certified backflow device tester and the results to be submitted to Public Works,
Water Services Division. Device shall be on private property and is the
responsibility of the property owner. The above-ground assembly shall be
screened from public view as required by the Planning Division.

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

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



Exhibit “A” Page 11
Site Plan No. SP-119-2022 and Tentative Tract Map No. 19129
Conditions of Approval

50.

51.

52.

53.

Owner shall install new sewer lateral with clean out at right-of-way line.
Lateral in public right-of-way shall be 6” min. dia., extra strength VCP with
wedgelock joints. Lateral shall connect to the 18” sewer main in Garden Grove
Blvd through a new manhole.

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

All perpendicular crossings of the sewer, including laterals, shall maintain a
vertical separation of min. 12” below the water main, outer diameter to outer
diameter. All exceptions to the above require a variance from the State Water
Resources Control Board.

If water main is exposed during installation of sewer lateral, a 20-foot section
of the water main shall be replaced with 20ft PVC C-900 DR-14 Class 305 water
pipe, size in kind and centered at the crossing.

Orange County Fire Authority

54.

The applicant shall comply with all applicable Orange County Fire Authority
(OCFA) requirements, including but not limited to the Fire Master Plan.

Building and Safety Division

55.

56.

57.

58.

59.

60.

61.

All work shall comply with the latest edition of the California (CA) Building
Standards Code (CBC) at time of permit application.

A soils report per the latest edition of CBC Chapter 18 is required and shall be
submitted at time of building permit application.

A fire sprinkler system shall be provided per the latest edition of CBC
Chapter 9.

Fire and sound rated constructions shall be provided between the units and
shall comply with the latest edition of CBC Chapter 7.

Common use areas shall comply with the latest edition of CBC Chapter 11A.

A minimum 10% of the total units shall comply with the latest edition of CBC
Section 1102A.3.

Complete mechanical, plumbing and electrical plans shall be required.
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62.

63.

64.

65.

66.

HVAC systems shall be designed to comply with the latest edition of California
Green Building Standards Code Section 4.507.

Each dwelling unit shall be equipped with a future ready EV charger.

Each dwelling shall be provided with a minimum 250 square foot solar ready
zone.

All rooms and spaces on the primary level shall be on an accessible route.

A path of travel to the trash enclosure shall be provided.

Planning Services Division

67.

68.

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

The applicant shall submit detailed plans showing the proposed location of
utilities and mechanical equipment to the Community and Economic
Development Department, Planning Services Division for review and approval
prior to submitting plans into the Building and Safety Division Plan Check
process. 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. All on-site
and off-site utilities pertaining to the improvements proposed under this
Site Plan shall be installed or relocated underground.

b. All above-ground utility equipment (e.g. electrical, gas, telephone, cable
TV) shall not be located in the street setback, within the common areas,
or any parking areas, and shall be screened by densely planted and
maintained landscaped hedges or a fence or wall. Ground-mounted
equipment shall not exceed the maximum allowable height for a wall,
fence, or hedge.

C. Clinging vines shall be installed within the landscape planters along the
perimeter block walls to deter graffiti.

d. Roof-mounted mechanical equipment shall be screened by parapet
walls, rooftop architectural features such as a tower equal to the height
of the equipment, or low walls surrounding the equipment and shall be
painted to match the color of the building materials.
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e. No exterior piping, plumbing, or mechanical ductwork shall be permitted
on any exterior fagade and/or be visible from any public right-of-way or
adjoining property. Roof rain gutters are permitted. The rain gutters
shall follow the natural architecture lines of the building.

69.  All landscaping shall be consistent with the landscape requirements of Title 9
of the 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 and associated
Water Efficiency Guidelines. The landscape plan is also subject to the
following:

a. A complete, permanent, automatic remote control irrigation system
shall be provided for all landscaping areas shown on the plan. The
sprinklers shall be of drip or micro-spray system sprinkler heads for
water conservation.

b. Forty percent of the trees on a site shall consist of minimum size 24-inch
box, and the remaining 60 percent shall be of minimum size 15 gallons.
These trees shall be incorporated into the landscaped frontages of all
streets. Where clinging vines are considered for covering walls, Boston
Ivy shall be used.

C. The applicant or the property owner shall be responsible for installing
and maintaining the landscaping.

d. No trees shall be planted closer than five feet (5'-0”) from any public
right-of-way. Trees planted within ten feet (10'-0”) of any public right-
of-way shall be planted in a root barrier shield. All landscaping along
street frontages adjacent to driveways shall be of the low-height variety
to ensure safe sight clearance. All trees planted on the subject property,
whether for screening the project from the neighboring lots or for
aesthetic or selling/marketing purposes, shall have an irrigation system
installed in order maintain the trees.

e. All trees shall be double-staked in accordance with City standards.

f. Landscaping along Garden Grove Boulevard shall comply with the
landscape requirements of the Garden Grove Mixed Use Zones. Off-site
landscaping shall include 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 rights-of-ways 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
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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".

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

h. Fifty percent (50%) of all required shrubs shall be a minimum size of
five (5) gallons at time of planting.

i Live groundcover shall be planted and maintained where shrubbery is
not sufficient to cover exposed soil. Mulch may be used in place of
groundcover where groundcover will not grow or where groundcover will
cause harm to other plants, but not more than 30% of the groundcover
area shall have the mulch substitute.

je Groundcover plants shall be planted at a density and spacing
necessary for them to become well established and provide surface
coverage within 18 months of planting.

k. 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 to also to be inclusive of any application of Water Quality
Management Plans (WQMP), Drainage Area Management Plans (DAMP)
and any other water conservation measures applicable to this type of
development.

At the time of irrigation installation, the irrigation system shall comply
with all applicable provisions of the City’s Water Conservation
Ordinance, the City’s Municipal Code landscape provisions, and all
applicable state regulations.

m. All above-ground utilities (e.g. water backflow devices, electrical
transformers, irrigation equipment) shall be shown on the landscaping
plan in order to ensure landscape screening will be provided.

70.  Hours and days of construction and grading shall be as set forth in the City of
Garden Grove Municipal Code Chapter 8.47 as adopted, except that:



Exhibit "A” Page 15
Site Plan No. SP-119-2022 and Tentative Tract Map No. 19129
Conditions of Approval

71,

72.

a. Monday through Friday - not before 7:00 a.m. and not after 5:00 p.m.

b. Saturday - not before 8:00 a.m. and not after 5:00 p.m. All
construction activity on Saturday shall be limited to interior construction
only.

C. Sunday and Federal Holidays - no construction shall occur.

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

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

a. Units 1-4, 7-14, and 17-20 shall maintain the ability to park three (3)
vehicles at all times, or two (2) vehicles for Units 5, 6, 15 and 16.
Garages shall not be converted to any other use.

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

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

d. Residents shall not park or store vehicles anywhere on the site except
within the designated parking spaces in the garages for their dwelling
unit. However, the six (6) unassigned open, guest parking spaces,
located throughout the development, may be utilized by residents or
guests for temporary parking. Any issues arising from the use,
application, or restriction of such open parking spaces shall be at the
resolve of the Homeowner’s Association.

e. All graffiti vandalism shall be abated within the premises. Best
management practices shall be implemented to prevent and abate
graffiti vandalism within the premises throughout the life of the project,
including, but not limited to, timely removal of all graffiti, the use of
graffiti resistant coatings and surfaces, the installation of vegetation
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screening of frequent graffiti sites, and the installation of signage,
lighting, and/or security cameras, an necessary. Graffiti shall be
removed/eliminated as soon as reasonably possible after it is
discovered, but not later than 72 hours after discovery.

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

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

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

i The CC&R’s shall include stipulations that maintenance of the private
drive aisles, storm drain, sewer system, open space areas within the
interior of the development, and the common landscaped areas, are the
responsibility of the Homeowner’s Association.

3. Each unit shall have a minimum of 300 cubic feet of storage space,
which may be provided in the garage parking areas, and typical closet
space within the unit shall not count toward this requirement.

K. The Standards of Development and Conditions of Approval for Site Plan
No. SP-119-2022 and Tentative Tract Map No. TT-19129, shall be
incorporated into the CC&Rs, and provisions corresponding to any
applicable Conditions of Approval shall be included in the CC&Rs.

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

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

2. Description of the Property owner’s(s’) responsibilities and
required  training of persons performing BMP
implementation, operation and maintenance,

3. Implementation frequency and operating schedule,
4. Inspection/maintenance frequency and schedule,
5. Specific maintenance activities,

6. Required permits from resource agencies, if any,

7. Forms to be used in documenting implementation,
operation and maintenance activities,

8. Recordkeeping requirements.

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

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

ii. Enforcement: The City is hereby made a party to this Declaration
solely for purposes of enforcing its provisions and the Standards
of Development and Conditions of Approval of Site Plan
No. SP-119-2022 and Tentative Tract Map No. TT-19129. The
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iii.

City, its agents, departments and employees shall have the
unrestricted right and authority, but not the obligation, to enforce
the provisions of this Declaration and the Standards of
Development and Conditions of Approval of Site Plan
No. SP-119-2022 and Tentative Tract Map No. TT-19129. In the
enforcement of this Declaration, the City shall not be limited to
the procedures or processes described in this Declaration and
may use any remedy provided under law or equity, including the
City’s Municipal Code. The City, its agents, departments and
employees may further refuse to issue any building, electrical or
plumbing permit that may be in violation of these Declarations or
Site Plan No. SP-119-2022 and Tentative Tract Map No. TT-19129
approvals. However, the City shall not be liable for failing or
refusing to enforce the provisions of these Declarations or the
Standards of Development and Conditions of Approval of Site Plan
No. SP-119-2022 and Tentative Tract Map No. TT-19129. The
alternative dispute resolution provisions set forth in Section /
Article [SECTION] of this Declaration shall not apply to or legally
bind the City.

Assessments: The City may levy special assessments against the
properties in connection with its actions to enforce the conditions
of this Declaration or Site Plan No. SP-119-2022 and Tentative
Tract Map No. TT-19129 approvals, or to abate the violation
thereof. The City shall have the same power as the Association
to levy special assessments pursuant to the provisions of
[SECTION] of this Declaration in the event that it incurs expenses
in the enforcement of the conditions of these Declarations or Site
Plan No. SP-119-2022 and Tentative Tract Map No. TT-19129
approvals. Notice of intention to make such assessment shall be
mailed by the City to the Owner of each affected [LOT/UNIT]
affording the Owner thirty (30) days’ notice to satisfy or
reimburse the City’s expenditure. In the event of the failure of
any Owner of any affected [LOT/UNIT] to reimburse the City
within thirty (30) days, notice of such assessment shall be mailed
by the City to said Owner, and said assessment shall thereafter
be due as a separate debt to the City within thirty (30) days
following the mailing of such notice. Any such delinquent
assessment may be and may become a lien upon the interest of
the defaulting Owner in the Lot upon the execution by the City
and the recording in the Orange County Recorder’s office of a
notice of delinquent assessment under the same conditions that
the Association could record the same pursuant to the provisions
of [SECTION]. The City may foreclose on such notice of
delinquent assessment in the same manner and with the same
power as the Association could foreclose on such notice pursuant
to the provisions of [SECTION]. It is the intent of Declarant,
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73.

74.

75.

which intent shall be binding upon all of Declarant’s successors in
interest in the Properties, that the City shall be deemed an
interest holder pursuant to the provisions of these Declarations in
order to enforce the rights which have been given to the City
generally in these Declarations and specifically pursuant to this
Section.

iv. Attorney Fees: The City shall be entitled to recover its attorney’s
fees incurred in connection with its actions to enforce the
conditions of these Declarations or Site Plan No. SP-119-2022
and Tentative Tract Map No. TT-19129 approvals, or to abate the
violation thereof.

v. Public Safety Access: The Police and Orange County Fire Authority
personnel may enter upon any part of the common area for the
purpose of enforcing State and Local laws.

vi. Modification/Termination: This Declaration shall not be
terminated or substantially amended without the prior written
approval of the City of Garden Grove Community and Economic
Development Department.

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

Per the approved site plan, Units 1-4, 7-14, and 17-20 shall maintain the ability
to park three (3) vehicles at all times, or two (2) vehicles for Units 5, 6, 15
and 16. Unless otherwise required to be permitted by state law, garages shall
not be converted to any other use. There shall be no business activities, day
care, or garage sales conducted within or from the garages. Parking spaces in
the garages shall be made available to the occupants of the unit at all times.
The applicant/property owner shall ensure that this condition is complied with
at all times by tenants of the units and shall include notice of this requirement
in all lease agreements.

The main drive aisle serves the entire project for vehicular circulation. The
applicant shall utilize effective signage, and/or other acceptable means (i.e., a
painted/marked red fire lane), to communicate to residents and guests that
there shall be no parking in front of garages or anywhere within the drive aisle,
except for within the designated guest parking spaces. Additionally, applicant
shall ensure and enforce lease or other restrictions providing that there will be
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76.

77.

78.

79.

80.

81.

no long term parking of vehicles in the guest parking spaces and that guest
parking spaces shall not be reserved for any particular units.

The applicant/property owner shall abate all graffiti vandalism within the
premises. The property owner shall implement best management practices to
prevent and abate graffiti vandalism within the premises throughout the life of
the project, including, but not limited to, timely removal of all graffiti, the use
of graffiti resistant coatings and surfaces, the installation of vegetation
screening of frequent graffiti sites, and the installation of signage, lighting,
and/or security cameras, as necessary. Graffiti shall be removed/eliminated
by the property owner as soon as reasonably possible after it is discovered,
but not later than 72 hours after discovery.

The trash enclosure shall have unifying colors and exterior finishes that match,
the development. The proposed roof design of the trash enclosure shall be
architecturally compatible with the design of the existing development. The
proposed roof and materials shall also comply with the building code
requirements.

Each unit shall have a separate area for storage having a minimum of three
hundred (300) cubic feet of private and secure space. This storage may be
located within the enclosed garages, provided that it does not interfere with
automobile parking.

Decorative stamped concrete or pavers shall be provided within the front
20-feet for the driveway along Garden Grove Boulevard. The final design and
configuration shall be shown on the final site plan, grading plan, and landscape
plans.

Storage of boats, recreational vehicles, or commercial vehicles on the property
shall be prohibited. The applicant/property owner shall ensure that this
condition is complied with at all times by tenants of the units and shall include
notice of this requirement in all lease agreements.

All new block walls, and/or retaining wall(s), including existing block walls to
remain, if any, 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 south, east, and west
property lines and shall be constructed to a minimum height of 6’-0”, as
measured from highest point of finished grade. The block walls shall be
decorative and utilize stucco finish, slump stone or split-face block, and
shall include trailing vines, hedges planted along the base of the exterior
face, or other landscaping treatments that deter graffiti.
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82.

83.

84.

85.

86.

b. The applicant shall work with the existing property owners along the
project perimeter in designing, constructing, and maintaining the
required perimeter block walls. This requirement is to avoid having
double walls and to 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 applicant shall work with City Staff to address this situation.
The Community and Economic Development Director shall be authorized
to approve minor alterations the size and/or location of the landscape
planter to accommodate the placement of such wall.

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

Both common recreation areas, as identified on the approved site plan, shall
be equipped with outdoor furniture and table tennis equipment, subject to
review by the Planning Services Division, and Building and Safety Division.

During construction, if paleontological or archaeological resources are found,
all attempts will be made to preserve in place or leave in an undisturbed state
in compliance with applicable law. In the event that fossil specimens or cultural
resources are encountered on the site during construction and cannot be
preserved in place, the applicant shall contact and retain, at applicant’s
expense, a qualified paleontologist or archaeologist, as applicable, acceptable
to the City to evaluate and determine appropriate treatment for the specimen
or resource, and work in the vicinity of the discovery shall halt until appropriate
assessment and treatment of the specimen or resource is determined by the
paleontologist or archeologist (work can continue elsewhere on the project
site). Any mitigation, monitoring, collection, and specimen/resource treatment
measures recommended by the paleontologist/archaeologist shall be
implemented by the applicant at its own cost.

The applicant shall comply with the Migratory Bird Treaty Act (MBTA), and
Sections 3503, 3503.5 and 3515 of the California Fish and Game regulations,
which require the protection of active nests of all bird species, prior to the
removal of any on-site landscaping, including the removal of existing trees.

The proposed development will consist of the construction of twenty (20)
townhome units, and one (1) unit shall be reserved for very low-income.
households.
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87.

88.

89.

90.

91.

92.

93.

94,

95.

The vehicular gate at the alley shall be of automatic type.

There shall be no parking allowed along any drive-aisle, except within the
designated parking areas. All curbs not designated as parking areas shall be
painted red. The applicant shall post "No Parking” signs along the drive aisle.

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

All balconies shall remain open and shall not be enclosed at any time. There
shall be no storage allowed in the balconies at any time.

The maintenance of the drive aisles, storm drains, sewer system, and open
space areas is the responsibility of the applicant and property owner, including
the common recreation areas, and the common landscape areas.

Each unit shall be provided with an air conditioning condensing unit and/or
system so that there are no wall-mounted, or window mounted units. If units
are located on the roof, an architectural design of the roof areas shall be done
to effectively screen such units from adjacent properties and the public
right-of-way.

Mailboxes shall be provided and installed by the applicant. The local
postmaster shall approve the design and location.

Each unit shall be provided with washer and dryer hook-ups.

At applicant’s request, applicant has been granted State Density Bonus
allowances for parking, one (1) concession, and one (1) waiver in exchange
for the applicant’s agreement to reserve one (1) dwelling unit in the project
for occupancy by very low-income households for a period of 45 years
commencing with the issuance of the certificate of occupancy for the project.
The applicant shall at all times during the term of the affordability period
comply with the requirement to sell the target unit to very low-income
households at an affordable price as required by the Garden Grove Municipal
Code and State Law. Pursuant to State law, the Garden Grove Municipal Code,
and the City’s Density Bonus Agreement Guidelines, the record owner or
owners of the subject property shall enter into an affordable housing regulatory
agreement with the City pursuant to Garden Grove Municipal Code Section
9.60.050, which satisfies the criteria set forth in subdivision (c) of Government
Code Section 65915. The regulatory agreement shall be prepared by the City
at the applicant/owner’s expense, and the applicant and/or owner shall pay
applicable fees pursuant to GGMC Section 9.60.050.G and reimburse the City
for the actual fees and costs charged for the services of attorneys and/or other
professional third-party consultants engaged by the City for the purposes set
forth in GGMC Section 9.60.050.F. Prior to preparation of the regulatory
agreement, applicant and/or property owner shall execute a reimbursement
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96.

97.

98.

99.

100.

agreement with the City, in a form approved by the City Attorney, and provide
a deposit to the City in an amount sufficient to cover the estimated professional
fees and costs to be incurred by the City, as determined by the Department
Director, in his or her reasonable discretion. The regulatory agreement shall
be approved by the City and recorded prior to final map approval. The
regulatory agreement shall remain a senior, non-subordinate covenant and as
an encumbrance running with the land for the full term thereof. In no event
shall the regulatory agreement be made junior or subordinate to any deed of
trust or other documents providing financing for the construction or operation
of the project, or any other lien or encumbrance whatsoever for the entire term
of the required covenants.

Final Tentative Tract Map No. TT-19129 shall be approved by the City and
recorded by the applicant prior to issuance of building permits for the proposed
development.

A copy of the resolution approving Site Plan No. SP-119-2022 and Tentative
Tract Map No. TT-19129, including these Conditions of Approval, shall be kept
on the premises at all times.

The applicant shall submit a signed letter acknowledging receipt of the decision
approving Site Plan No. SP-119-2022 and Tentative Tract Map No. TT7-19129
and his/her agreement with all conditions of the approval.

The applicant shall, as a condition of Project approval, at its sole expense,
defend, indemnify and hold harmless the City, its officers, employees, agents
and consultants from any claim, action, or proceeding against the City, its
officers, agents, employees and/or consultants, which action seeks to set
aside, void, annul or otherwise challenge any approval by the City Council,
Planning Commission, or other City decision-making body, or City staff action
concerning Site Plan No. SP-119-2022 and Tentative Tract Map No. TT-191269.
The applicant shall pay the City’s defense costs, including attorney fees and all
other litigation related expenses, and shall reimburse the City for court costs,
which the City may be required to pay as a result of such defense. The
applicant shall further pay any adverse financial award, which may issue
against the City including but not limited to any award of attorney fees to a
party challenging such project approval. The City shall retain the right to select
its counsel of choice in any action referred to herein.

In accordance with Garden Grove Municipal Code Sections 9.32.160 and
9.40.070.A, respectively, the rights granted pursuant to Site Plan No.
SP-119-2022 and Tentative Tract Map No. TT-19129 shall be valid for a period
of two years from the effective date of this approval. Unless a time extension
is granted pursuant to Section 9.32.030.D.9 of the Municipal Code, the rights
conferred by Site Plan No. SP-119-2022 and Tentative Tract Map No. TT-19129
shall become null and void if the subject development and construction
necessary and incidental thereto is not commenced within two (2) years of the



Exhibit “A” Page 24
Site Plan No. SP-119-2022 and Tentative Tract Map No. 19129
Conditions of Approval

expiration of the appeal period and thereafter diligently advanced until
completion of the project. In the event construction of the project is
commenced but not diligently advanced until completion, the rights granted
pursuant to Site Plan No. SP-119-2022 and Tentative Tract Map No. TT-19129
shall expire if the building permits for the project expire.



