AGENDA

GARDEN G.ROVE GARDEN GROVE PLANNING COMMISSION

REGULAR MEETING

November 18, 2021

COMMUNITY MEETING CENTER
11300 STANFORD AVENUE

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
planning@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.
Members of the public are asked to consider very carefully before attending this
meeting in person and are encouraged to wear face masks and maintain a six foot
distance from others. 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
other flu-like symptoms.

REGULAR SESSION - 7:00 P.M.

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

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

Meeting Assistance: Any person requiring auxiliary aids and services, due to a disability, 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).

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

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

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

A. ORAL COMMUNICATIONS - PUBLIC

B. APPROVAL OF MINUTES: November 4, 2021




C. CONTINUED PUBLIC HEARING(S) (Authorization for the Chair to execute

Resolution shall be included in the motion.)

C.1.

MITIGATED NEGATIVE DECLARATION
MITIGATION MONITORING AND REPORTING PROGRAM
SITE PLAN NO. SP-101-2021

APPLICANT: DENNIS O’NEIL (SUNBELT STORES, INC.)
LOCATION: NORTH SIDE OF WESTMINSTER AVENUE, WEST OF
BROOKHURST STREET AT 13861 BROOKHUST STREET

REQUEST: Site Plan approval to expand an existing 180,449
square foot shopping center, which is currently
improved with the Garden Grove Superstore, a Target
retail store, and a Firestone auto repair shop, by
constructing (i) two (2) new 4,000 square foot drive-
thru pad buildings, (ii) one (1) new 4,000 square foot
multi-tenant commercial building attached to the
existing Target, and (iii) replacing the existing Firestone
auto repair shop with a 5,600 square foot drive-thru
multi-tenant building. The site is in the C-2 (Community
Commercial) zone. In conjunction with the request, the
Planning Commission will also consider the adoption of
a Mitigated Negative Declaration and Mitigation
Monitoring and Reporting Program for the project.

STAFF RECOMMENDATION: Adoption of the Mitigated Negative
Declaration and Mitigation Monitoring and Reporting Program and
approval of Site Plan No. SP-101-2021, subject to the recommended
Conditions of Approval.

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

be included in the motion.)

D.1.

SITE PLAN NO. SP-105-2021
LOT LINE ADJUSTMENT NO. LLA-028-2021

APPLICANT: TOBY NGUYEN
LOCATION: NORTHWEST CORNER OF YOCKEY STREET AND
DAKOTA AVENUE AT 13361 YOCKEY STREET

REQUEST: Site Plan approval to construct a 5-unit apartment
complex that includes one (1) affordable unit for very
low income. Pursuant to State Density Bonus Law, the
applicant requests the following three (3) concessions
from the R-3 (Multiple-Family Residential) zone
development standards: (1) to increase the maximum
building height from 35 feet to 37 feet, (2) to allow the
3rd story building area to increase from 50% threshold
to 100%, and (3) to reduce the distance between
residential units and the drive-aisle along the northerly
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property line from 10 feet to zero feet. Also, a request
for Lot Line Adjustment approval to consolidate the two
(2) existing parcels into one (1) lot. The site is in the
R-3 (Multiple-Family Residential) zone. In conjunction
with the request, the Planning Commission will also
consider a determination that the project is
categorically exempt from the California Environmental
Quality Act (CEQA) pursuant to Sections 15303 - New
Construction or Conversion of Small Structures and
15305 - Minor Alterations in Land Use Limitations.

STAFF RECOMMENDATION: Approval of Site Plan No. SP-105-2021
and Lot Line Adjustment No. LLA-028-2021, subject to the
recommended Conditions of Approval.

E. MATTERS FROM COMMISSIONERS

F. MATTERS FROM STAFF

F.1. DISCUSSION REGARDING SB9

G. ADJOURNMENT

Planning Commission Agenda 3 November 18, 2021



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

Meeting Minutes
Thursday, November 4, 2021

CALL TO ORDER: 7:00 p.m.

ROLL CALL:

Chair Perez

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

Absent: Lehman, Ramirez

PLEDGE OF ALLEGIANCE: Led by Commissioner Arestegui.

ORAL COMMUNICATIONS - PUBLIC - None.

October 21, 2021 MINUTES:

Action: Received and filed.

Motion: Lindsay Second: Soeffner

Ayes: (5) Arestegui, Cunningham, Lindsay, Perez, Soeffner
Noes: (0) None

Absent: (2) Lehman, Ramirez

PUBLIC HEARING - AMENDMENT NO. A-032-2021, CITY OF GARDEN GROVE,
CITYWIDE.

Applicant:  CITY OF GARDEN GROVE
Date: November 4, 2021

Request: A City-initiated text amendment to Title 9 of the Garden Grove Municipal
Code pertaining to Eating Establishments/ Restaurants with Outdoor
Seating in the C-1 (Neighborhood Commercial), C-2 (Community
Commercial), C-3 (Heavy Commercial), M-1 (Limited Industrial), and
M-P (Industrial Park) zones. In conjunction with the request, the
Planning Commission will also consider a determination that the project
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is categorically exempt from the California Environmental Quality Act
(CEQA) pursuant to Sections 15061 - Common Sense, 15301 - Existing
Facilities, and 15303 - New Construction or Conversion of Small

Structures.

Action: Resolution No. 6033-21 was approved.

Motion: Lindsay Second: Arestegui

Ayes: (5) Arestegui, Cunningham, Lindsay, Perez, Soeffner
Noes: (0) None

Absent: (2) Lehman, Ramirez

MATTERS FROM COMMISSIONERS: None.

MATTERS FROM STAFF: Staff gave a brief description of future agenda items and
mentioned that the Cottage Farm Block demolition permits had been pulled, leases
were being worked on and interior permits would follow. As a follow up to Vice Chair
Lindsay’s inquiry, staff stated the recycle center at Mays Avenue and Magnolia Street
was permitted through ministerial approval and that the agreement was with the
stores, in lieu of the property owner.

ADJOURNMENT: At 7:23 p.m. to the next Meeting of the Garden Grove Planning
Commission on Thursday, November 18, 2021, 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: North side of

C.1. Westminster Avenue, west of Brookhurst
Street, south of Woodbury Avenue, at
13861 Brookhurst Street
HEARING DATE: November 18, 2021 GENERAL PLAN: Light Commercial (LC)

CASE NO.: Site Plan No. SP-101-2021 ZONE: C-2 (Community Commercial)

APPLICANT: Dennis O'Neil, APN: 098-621-01

Sunbelt Stores, Inc.

PROPERTY OWNER: CEQA DETERMINATION:
Same as applicant Mitigated Negative Declaration
REQUEST:

The applicant is requesting Site Plan approval to expand an existing 180,449 square
foot shopping center, which is currently improved with the Garden Grove Superstore,
a Target retail store, and a Firestone auto repair shop, by constructing (i) two (2) new
4,000 square foot drive-thru pad buildings, (ii) one (1) new 4,000 square foot multi-
tenant commercial building attached to the existing Target, (jii) replacing the existing
Firestone auto repair shop with a 5,600 square foot drive-thru multi-tenant building,
and (iv) removing Target’s 13,600 square foot garden center.

DISCUSSION:

The Applicant, Sunbelt Stores, Inc., had previously requested that the Public Hearing
for Site Plan No. SP-101-2021 be continued from the September 2™, 2021 Planning
Commission meeting to October 21%, 2021, and then November 18t, 2021, in order to
prepare additional cost estimates for off-site improvements, and to prepare a
construction phasing plan. The Planning Commission opened the public hearing with
no members of the public speaking in favor, or against the item. Per Staff’s
recommendation, the Planning Commission left the public hearing open and continued
the item to the November 18, 2021 Planning Commission meeting.

Attached is the original Staff Report dates September 2, 2021, and updated Resolution
and Conditions of Approval with bolded and strikethrough text that highlights the
changes to the Conditions of Approval. The Mitigated Negative Declaration and
Mitigation Monitoring and Reporting Program was previously provided for the
September 2", 2021 meeting in hardcopy and CD formats, and can be found on the
City's website at https://agcity.org/sites/default/files/2021-
08/13861%20Brookhurst%20St%20Shopping%20Ctr Draft%20Initial%20Study with
%20Figures%20and%20Appendices.pdf.
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RECOMMENDATION:

Staff recommends that the Planning Commission take the following action:

1. Adopt Resolution No. 6029-21 adopting a Mitigated Negative Declaration and
Mitigation Monitoring and Reporting Program and approving Site Plan
No. SP-101-2021, subject to the recommended conditions of approval.

Lee Marino
Planning Services Manager
<

AT

By: Mary Martinez
Associate Planner



COMMUNITY AND ECONOMIC
DEVELOPMENT DEPARTMENT
PLANNING STAFF REPORT

AGENDA ITEM NO.: SITE LOCATION: North side of

C.1. Westminster Avenue, west of Brookhurst
Street, south of Woodbury Avenue, at
13861 Brookhurst Street

HEARING DATE: September 2, 2021 GENERAL PLAN: Light Commercial (LC)

CASE NO.: Site Plan No. SP-101-2021 | ZONE: C-2 (Community Commercial)

APPLICANT: Dennis O'Neil, APN: 098-621-01

Sunbelt Stores, Inc.

PROPERTY OWNER: CEQA DETERMINATION:

Same as applicant Mitigated Negative Declaration
REQUEST:

The applicant is requesting Site Plan approval to expand an existing 180,449 square
foot shopping center, which is currently improved with the Garden Grove Superstore,
a Target retail store, and a Firestone auto repair shop, by constructing (i) two (2)
new 4,000 square foot drive-thru pad buildings, (ii) one (1) new 4,000 square foot
multi-tenant commercial building attached to the existing Target, (iii) replacing the
existing Firestone auto repair shop with a 5,600 square foot drive-thru multi-tenant
building, and (iv) removing Target’s 13,600 square foot garden center.

BACKGROUND:

The subject property is located on the west side of Brookhurst Street, north of
Westminster Avenue, south of Woodbury Avenue. The site, approximately 16.95
acres (738,758 square feet), is currently developed with an 110,384 square foot
Target general retail store with a 13,600 square foot garden center, and a 10,925
square foot grocery store, Garden Grove Superstore, which is an indoor multi-tenant
commercial building with retail and restaurant uses, and a 5,760 square foot
Firestone auto repair and tire shop.

The subject site is zoned C-2 (Community Commercial) and has a General Plan Land
Use designation of Light Commercial (LC). The property abuts an O-S (Open Space)
zoned property to the north, across Woodbury Avenue, developed with the Donald S.
Jordan Intermediate School, an O-S zoned property to the west developed with the
Cook Elementary School and a Planned Unit Development (PUD-103-71) zoned
property developed with condominiums, a C-1 (Neighborhood Commercial) zoned
shopping center to the south, across Westminster Avenue, and a C-2 zoned shopping
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center to the east, across Brookhurst Street, developed with a commercial shopping
center. The parcel located at the southeast corner, which is developed with a Lee’s
Sandwiches fast food restaurant, is zoned C-2 and is not a part of the subject
shopping center.

The shopping center was originally built in 1968, approved under Site Plan No.
SP-111-68, consisting of a department store, a food market, and an automotive
service center. In 1982, under Site Plan No. SP-134-82, the food market was
demolished to allow the construction of a 40,000 square foot Ralphs grocery store.
Subsequently, the Target retail store began operation in the former department store
in 1983. A 30,000 square foot addition to the 40,000 square foot grocery store was
approved in 1998 under Site Plan No. SP-227-98. In 2003, under Conditional Use
Permit No. CUP-125-03, an indoor, multi-tenant retail commercial building and
supermarket was approved within the grocery store, presently known as Garden
Grove Superstore. Currently, the following businesses are in operation within the
three (3) existing structures: the Target retail store and the Garden Grove
Superstore, which share a common wall, and Firestone in the automotive service
center building, which is detached and fronts Brookhurst Street.

The applicant is proposing to demolish Target’s 13,600 square foot garden center and
the existing 5,760 square foot Firestone auto repair and tire shop to construct a 5,600
square foot drive-thru multi-tenant building, two (2) additional 4,000 square foot
drive-thru pad buildings, and one (1) additional 4,000 square foot multi-tenant
commercial building attached to the Target retail store, on the existing 180,449
square foot shopping center. Along with the request, the applicant is proposing site
improvements, including landscaping, trash enclosures, and a reconfigured parking
lot to comply with the requirements of Title 9 of the Municipal Code and to support
the expansion of the shopping center.

The subject shopping center is located within the Light Commercial Land Use
designation, which is intended to allow a range of commercial activities that serve
local residential neighborhoods and the larger community. The desired character and
uses for the Light Commercial Land Use designation per the City’s General Plan 2030
includes a variety of retail services such as markets, drug stores, retail shops,
financial institutions, service establishments, and restaurants. Commercial uses
should also be located so they are compatible with the surrounding area and, in
particular, with any abutting residential uses. Per Land Use Goal LU-6 of the General
Plan, the proposed expansion to the shopping center implements the goals for the
Light Commercial Land Use designation. Specifically, Policy LU-6.2 encourages a mix
of retail shops and services along the commercial corridors and in centers that better
meet the needs of area’s present and potential clientele. Moreover, to meet the intent
of Goal LU-6, the proposed expansion will renovate the shopping center with the
development of pad buildings with improved parking and landscaping areas.

Further, with the proposed improvements, the shopping center will fulfill the goals of
the Community Design Element and the Economic Development Element of the City’s
General Plan. Per Policy CD-1.4, the proposed project will create unique retail spaces
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CASE NO. SP-101-2021

that are architecturally rich, pedestrian friendly, culturally sensitive, and economically
viable. Additionally, Implementation Program CD-IMP-1A promotes commercial uses
near residential neighborhoods that serve local residents and create neighborhood-
gathering places, which the shopping center expansion will continue to provide.
Lastly, the General Plan’s Economic Development Element, per Policy ED-3.3, the
project will enhance and retain retail opportunities to serve the local population.

PROJECT STATISTICS:

Provided

Required

Total Project Area:

16.95 ac. (738,758 S.F.)

15,000 S.F.

Existing Building Areas:

Superstore 70,065 S.F.

Target 110,384 S.F. -
Firestone (to be demolished) 5,760 S.F.

Garden Center (to be demolished) 13,600 S.F,

Proposed Buildings:

Building A 4,000 S.F.

Building B 5,600 S.F. -
Building C 4,000 S.F.

Building D 4,000 S.F.

Proposed Building Height: _
Building A 26'-1" 3 stories, or 35 feet
Building B 26'-4 1/2" maximum
Building C 26'-4 1/2"

Building D 26'-4 1/2"

Proposed Building Setbacks (Corner Lot):

Front (Westminster Avenue)

Building A 28'-0" 15’-0”
Street side (Brookhurst Street)

Building B 23'-0” 10'-0”
Building C 33-0"

Rear (Woodbury Avenue)

Building C 23'-0" 10-0"
Building D 90’-0”

Landscaping: 30,640 S.F. (7%) 44,428 S.F. (10%)
Trees?: 141 115
Parking: 946 spaces 921 spaces

! The Municipal Code requires projects to provide 10% on-site landscaping, excluding the required
setback areas. The project will increase the total on-site landscaping from approximately 23,058 square
feet (5%) to 30,640 square feet (7%) to be further in compliance with the Municipal Code.

2 The Municipal Code requires one (1) tree per every eight (8) parking spaces.
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DISCUSSION:
SITE PLAN:

Site Design and Circulation

The applicant is requesting Site Plan approval to expand an existing 180,449 square
foot shopping center, which is currently improved with the Garden Grove Superstore,
a Target retail store, and a Firestone auto repair shop, by constructing (i) two (2)
new 4,000 square foot drive-thru pad buildings, (ii) one (1) new 4,000 square foot
multi-tenant commercial building attached to the existing Target, (iii) replacing the
existing Firestone auto repair shop with a 5,600 square foot drive-thru multi-tenant
building, and (iv) removing Target’s 13,600 square foot garden center.

Building A, a 4,000 square foot single-tenant pad building for a bank use, is proposed
to be located at the southwest corner of the site fronting Westminster Avenue.
Building B, a 5,600 square foot multi-tenant commercial building, will replace the
current Firestone structure on the southeast corner of the site and will be improved
with a drive-thru for a future restaurant use. Building C, a 4,000 square foot single-
tenant drive-thru pad building, will be occupied by a restaurant and will be located
on the northeast corner of the site with frontages along Brookhurst Street and
Woodbury Avenue. Building D, a 4,000 square foot multi-tenant building commercial
building, will be attached to the northeast corner of the Target retail store. In
addition, Buildings B and C will be improved with 300 square foot outdoor dining
patios to compliment the future restaurant uses. The 10,925 square foot Garden
Grove Superstore and the 110,384 square foot Target retail store will remain
unchanged on-site, with the exception of the removal of Target’s garden center.

Vehicular access to the site is currently via three (3) drive approaches off Brookhurst
Street along the easterly property line, three (3) drive approaches off of Westminster
Avenue along the southerly property line, and two (2) drive approaches off of
Woodbury Avenue along the northerly property line. Although the existing eight (8)
drive approaches will be upgraded to meet current City standards, they will remain
in the same locations. Therefore, the site will continue to maintain the same vehicular
access. With the addition of the proposed buildings, various on-site drive aisles are
proposed to be reconfigured to provide an effective circulation pattern, which has
been designed per the City’s standard, and will provide the required drive aisle width
to accommodate two-way vehicular traffic, as well as trash truck and emergency
vehicle access. Current loading docks and loading/unloading areas are located at the
rear of the Garden Grove Superstore, and the Target retail store, and will remain
unaffected.

A Traffic Study was prepared for the project that reviewed the project’s site access
and circulation, including the queuing for the drive-thru buildings, and determined
the site design is adequate. Moreover, when drive-thru facilities are proposed, the City
requires queuing of a minimum of eight (8) vehicles per drive-thru to allow for
adequate vehicle backup. Although the applicant has provided queuing for a minimum
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of thirty (30) vehicles, in the event queuing issues arise, a Condition of Approval (COA)
requires that a queuing analysis be provided for review and approval by the City’s
Traffic Engineer to minimize any impacts to surrounding streets.

Lastly, the site will be developed with four (4) new trash enclosures to comply with
the City’s Standard Detail (B-502) for refuse storage enclosures to support the
additional uses as required by the City’s Public Works Department.

Parking

The existing shopping center is currently improved with 946 parking spaces. Based
on the parking requirements of Section 9.18.140.030 (Parking Spaces Required) of
Title 9 of the Municipal Code, 857 parking spaces are required, resulting in a surplus
of 89 spaces. Without Target’s 13,600 square foot garden center and the 5,760
square foot Firestone auto repair shop, the required number of parking spaces is 780.
Therefore, an additional 77 parking spaces will become available upon the removal
of the two (2) structures to accommodate the expansion. In addition, with the
proposed buildings, the site parking layout will be reconfigured and improved to
accommodate additional parking stalls to support the new uses. Moreover, additional
compact parking is being proposed, up to 19% of the total parking amount, to further
support the expansion. The existing and proposed parking breakdown is as follows:

Parking
Required Spaces Spaces
Uses S.F. (1 space/xxx S.F.) Provided
Existing Shopping Center (Uses to remain) ! '
Superstore
Retail 59,140 S.F. 1/250 = 236
Full Service Restaurant 9,191 S.F. 1/100 = 93
Take-out Restaurant 1,734 S.F. 1/200 =9 946
Target 13,600 S.F. 1/250 = 442
Total 780
Proposed Expansion
Retail Uses 7,664 S.F. 1/250 = 16
Bank Uses 4,000 S.F. 1/200 = 20
Full Service Restaurant 9,936 S.F. 1/100 = 99 141
Outdoor Dining Patios 600 S.F. 1/100 = 6
Total 141
Totals 921 921
1 The removal of the Firestone and the Garden Center generates an additional 77 surplus parking

spaces.

Based on the parking requirements of the Municipal Code, 141 additional parking
spaces are required to support the new buildings, resulting in a total of 921 parking
spaces required for the shopping center with the proposed expansion. With the
reconfiguration of the shopping center’s parking lot, a total of 921 parking spaces are
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proposed, therefore, the proposed project complies with the parking requirements of
the Municipal Code.

The future uses within the four (4) new structures will consist of retail, bank, and
restaurants. Since the general retail square footage within the shopping center
exceeds 40,000 square feet, Section 9.16.040.150 (Parking Spaces Required) of Title
9 of the Municipal Code allows a reduced parking ratio of one (1) parking space per
250 square feet of gross floor area for existing and proposed general retail uses.
Parking for additional uses within the new structures must also comply with the
following: full-service restaurants shall be parked at one (1) parking space per 100
square feet of gross floor area, and take-out restaurants with less than 300 square
feet of customer dining area and 16 seats or less, and banks, shall be parked at one
(1) parking space per 200 square feet of gross area. While the applicant has not
identified specific uses for the proposed buildings, the project has been designed to
consist of no more than 9,936 square feet for restaurant uses, 7,664 square feet for
general retail uses, and 4,000 square feet for a bank use to prevent parking
deficiencies in the future.

Landscaping

Due to the reconfigured parking layout, the planters are being modified to provide
additional landscaping to further comply with Section 9.16.040.070 (Landscaping
Requirements) of Title 9 of the Municipal Code. The Code requires a minimum of ten
(10%) percent of the total net developable site area to be landscaped, excluding the
landscaping provided in required setbacks, with the minimum landscaped area to be
counted at 24 square feet. All areas not used for structures, parking spaces, drive
aisles, refuse storage areas, or walkways, are to be landscaped with adequate
groundcover. The Code also requires that one (1) site tree be located in landscape
planters for every eight (8) parking spaces, evenly distributed throughout the parking
lot to shade the parking area. .

The subject shopping center is currently improved with approximately 25,122 square
feet of planting area and 114 trees. Under its current condition, the shopping center
is deficient in landscaping and trees as the site was developed under prior
development standards and is legal nonconforming. Under the current code, the total
net developable area, 456,121 square feet, requires at least 10% of landscaping,
which is at least 45,612 square feet. The existing landscaping in the net developable
area is 23,058 square feet, or 5%, which is deficient by 22,554 square feet. To satisfy
the requirement of one (1) for every eight (8) parking spaces, the total number of
trees required for the existing 946 parking spaces is 119 trees, which results in a
deficiency of five (5) trees.

The proposed shopping center aims to provide as much landscaping in the net
developable area and trees to achieve the most conformance with the requirements
of Section 9.16.040.070 (Landscaping Requirements) of Title 9 of the Municipal Code
as possible. The setbacks will continue to be fully landscaped with adequate
groundcover. In addition, the proposed landscaping improvements include 27 new
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trees and an additional 27,160 square feet of new planting area for a total of 141
trees and 52,282 square feet of planting area. With the proposed modification, the
shopping center will provide 921 parking spaces, which requires 115 trees minimum
to satisfy the requirement of one (1) for every eight (8) parking spaces. Per the 141
trees provided, the total number of trees will exceed the minimum 115 required by
26 trees. The total net developable area, 444,281 square feet, requires at least 10%
of landscaping, which is at least 44,428 square feet. The proposed landscaping in the
net developable area is 30,640 square feet, or 7%, which is deficient by 13,788
square feet. With the existing improvements and proposed modifications, the City
recognizes there are constraints in achieving the 10% of landscaping area in the net
developable area. However, the project proposes to lessen the degree of
nonconformity by providing more landscaping where possible, while complying with
other requirements, such as parking and setbacks, and modifications required to
improve on-site vehicular circulation and minimum queuing distances.

The proposed shopping center landscaping is to comply with the landscaping
requirements of Title 9 of the Municipal Code, including the City’s Landscape Water
Efficiency Guidelines. The Planning Division will review the type and location of all
proposed plant materials, including irrigation methods, to ensure compliance with
state and local water efficient requirements. Moreover, new landscaping and trees
will be required to match the existing conditions to provide a consistent plant, tree,
and groundcover palette.

Building Architecture

Although the architectural style of the existing shopping center is inconsistent,
uniform exterior colors and finishes provide a visual connection within the center.
The Garden Grove Superstore has enhanced storefronts with hipped roofs with clay
tile, while the Target retail store is contemporary in style with a flat roof and a modern
storefront. Therefore, the proposed buildings will match similar styles to provide
uniformity within the shopping center. Building A, which will be situated the closest
to the Garden Grove Superstore, will match in architectural style, with a hipped roof
over the storefront with clay tile roofing, similar stucco exterior finishes and colors,
metal awnings, and anodized aluminum storefront systems. Buildings B, C and D will
more closely resemble the modern and contemporary design of the Target retail
store, with varied flat rooflines, similar stucco exterior finishes and colors, metal
awnings, and anodized aluminum storefront systems to match Building A.

Signage

The shopping center is to comply with the requirements of Chapter 9.20 (Sign
Standards) of Title 9 of the Municipal Code. The shopping center has three (3) existing
pylon signs that will remain. The Garden Grove Superstore has tenant identification
on two (2) of the pylon signs along each street frontage, and the Target retail store
has tenant identification on one (1) pylon sign along Brookhurst Street. The multi-
tenant Garden Grove Superstore also has various tenant spaces with individual wall
signage over each storefront. Therefore, to achieve consistent signage between the
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existing and new buildings, the conditions of approval will require that a sign program
be submitted for review and approval by the Planning Services Division. The sign
program, and all future signage, shall comply with Chapter 9.20 (Sign Standards) of
Title 9 of the Municipal Code.

California Environmental Quality Act (CEQA):

The proposed project was reviewed and an Initial Study report and Mitigated Negative
Declaration (IS/MND) was prepared pursuant to the California Environmental Quality
Act (CEQA), Public Resources Code Section 21000 et seq. and the CEQA Guidelines
(California Code of Regulations, Title 14, Sections 15000 et seq.). Based on the Initial
Study and supporting technical analyses, it was determined that all potentially
adverse environmental impacts can be mitigated to a level of less than significant.
On this basis, a Mitigated Negative Declaration and Mitigation Monitoring and
Reporting Program (MMRP) have been prepared. Copies of the Mitigated Negative
Declaration and Mitigation Monitoring and Reporting Program are attached to this
report along with a CD that contains a complete digital version of the environmental
document with the corresponding technical studies. The 20-day public comment
period on the Mitigated Negative Declaration occurred from August 4, 2021 to August
23, 2021.

RECOMMENDATION:

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

1. Adopt Resolution No. 6029-21 adopting a Mitigated Negative Declaration and
Mitigation Monitoring and Reporting Program and approving Site Plan
0. SP-101-2021, subject to the recommended conditions of approval.

Lee Marino
Planning Services Manager

===

By: Mary Martinez
Associate Planner

Attachment: Draft Initial Study/Mitigated Negative Declaration and
Mitigation Monitoring and Reporting Program
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RESOLUTION NO. 6029-21

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF GARDEN GROVE
ADOPTING A MITIGATED NEGATIVE DECLARATION AND MITIGATION MONITORING
AND REPORTING PROGRAM AND APPROVING SITE PLAN NO. SP-101-2021 FOR
PROPERTY LOCATED AT 13861 BROOKHURST STREET, ASSESSOR’S PARCEL NO.
098-621-01.

BE IT RESOLVED that the Planning Commission of the City of Garden Grove, in regular
session assembled on September 2, 2021, October 21, 2021, and
November 18, 2021, does hereby approve Site Plan No. SP-101-2021 for a parcel
located on the north side of Westminster Avenue, west of Brookhurst Street, at 13861
Brookhurst Street, Assessor’s Parcel No. 098-621-01, subject to the conditions of
approval attached hereto as Exhibit “B”.

BE IT FURTHER RESOLVED in the matter of Site Plan No. SP-101-2021, the Planning
Commission of the City of Garden Grove does hereby report as follows:

1. The subject case was initiated by Dennis O'Neil, Sunbelt Stores, Inc.

2. The applicant is requesting Site Plan approval to expand an existing 180,449
square foot shopping center, which is currently improved with the Garden Grove
Superstore, a Target retail store, and a Firestone auto repair shop, by constructing
(i) two (2) new 4,000 square foot drive-thru pad buildings, (ii) one (1) new 4,000
square foot multi-tenant commercial building attached to the existing Target, (iii)
replacing the existing Firestone auto repair shop with a 5,600 square foot
drive-thru multi-tenant building, and (iv) removing Target’s 13,600 square foot
garden center.

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

4. The property has a General Plan Land Use Designation of Light Commercial, and
is zoned C-2 (Community Commercial). The subject 16.95-acre site is improved
with an 180,449 square foot shopping center comprised of a Target retail store,
the Garden Grove Superstore, and a Firestone auto repair and tire shop.
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Existing land use, zoning, and General Plan designation of property within the
vicinity of the subject property have been reviewed.

Report submitted by City Staff was reviewed.

. Pursuant to a legal notice, a public hearing was held on September 2, 2021,

October 21, 2021, and November 18, 2021, and all interested persons were given
an opportunity to be heard.

The Planning Commission gave due and careful consideration to the matter during
its meeting on September 2, 2021, October 21, 2021, and November 18, 2021,
and considered all oral and written testimony presented regarding the project.

BE IT FURTHER RESOLVED, FOUND, AND DETERMINED as follows:

1.

The Planning Commission of the City of Garden Grove has independently
considered the proposed Mitigated Negative Declaration and the Mitigation
Monitoring and Reporting Program, together with comments received during the
public review process.

. The Planning Commission of the City of Garden Grove finds on the basis of the

whole record before it, including the Initial Study and comments received, that
there is no substantial evidence that the Project will have a significant effect on
the environment.

. The Planning Commission further finds that the adoption of the Mitigated Negative

Declaration reflects the Planning Commission’s independent judgment and
analysis.

Therefore, the Planning Commission of the City of Garden Grove does hereby
adopt the Mitigated Negative Declaration and Mitigation Monitoring and Reporting
Program.

. The record of proceedings on which the City Council of the City of Garden Grove’s

decision is based is located at the City of Garden Grove, 11222 Acacia Parkway,
Garden Grove, California. The custodian of record of proceedings is the Director
of Community and Economic Development.

BE IT FURTHER RESOLVED, FOUND AND DETERMINED that the facts and reasons
supporting the conclusion of the Planning Commission, as required under Municipal
Code Section 9.32.030 and Government Code Section 66412, are as follows:
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FACTS:

The subject property is located on the west side of Brookhurst Street, north of
Westminster Avenue, south of Woodbury Avenue. The site, approximately 16.95
acres (738,758 square feet), is currently developed with an 110,384 square foot
Target general retail store with a 13,600 square foot garden center, and a 10,925
square foot grocery store, Garden Grove Superstore, which is an indoor multi-tenant
commercial building with retail and restaurant uses, and a 5,760 square foot
Firestone auto repair and tire shop.

The subject site is zoned C-2 (Community Commercial) and has a General Plan Land
Use designation of Light Commercial (LC). The property abuts an O-S (Open Space)
zoned property to the north, across Woodbury Avenue, developed with the Donald S.
Jordan Intermediate School, an O-S zoned property to the west developed with the
Cook Elementary School and a Planned Unit Development (PUD-103-71) zoned
property developed with condominiums, a C-1 (Neighborhood Commercial) zoned
shopping center to the south, across Westminster Avenue, and a C-2 zoned shopping
center to the east, across Brookhurst Street, developed with a commercial shopping
center. The parcel located at the southeast corner, which is developed with a Lee’s
Sandwiches fast food restaurant, is zoned C-2 and is not a part of the subject
shopping center.

Vehicular access to the site is currently via three (3) drive approaches off Brookhurst
Street along the easterly property line, three (3) drive approaches off Westminster
Avenue along the southerly property line, and two (2) drive approaches off Woodbury
Avenue along the northerly property line. Although the existing eight (8) drive
approaches will be upgraded to meet current City standards, they will remain in the
same locations. Therefore, the site will continue to maintain the same vehicular
access. With the addition of the proposed buildings, various on-site drive aisles are
proposed to be reconfigured to provide an effective circulation pattern, which have
been designed per the City’s standard, and will provide the required drive aisle width
to accommodate two-way vehicular traffic, as well as trash truck and emergency
vehicle access.

The applicant is requesting Site Plan approval to expand an existing 180,449 square
foot shopping center, which is currently improved with the Garden Grove Superstore,
a Target retail store, and a Firestone auto repair shop, by constructing (i) two (2)
new 4,000 square foot drive-thru pad buildings, (ii) one (1) new 4,000 square foot
multi-tenant commercial building attached to the existing Target, (iii) replacing the
existing Firestone auto repair shop with a 5,600 square foot drive-thru multi-tenant
building, and (iv) removing Target’s 13,600 square foot garden center. Along with
the request, the applicant is proposing site improvements, including landscaping,
trash enclosures, and a reconfigured parking lot to comply with the requirements of
Title 9 of the Municipal Code and support the shopping centers’ expansion.
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The subject shopping center is located within the Light Commercial Land Use
designation which is intended to allow a range of commercial activities that serve
local residential neighborhoods and the larger community. The desired character and
uses for the Light Commercial Land Use designation per the City’s General Plan 2030
includes a variety of retail services such as markets, drug stores, retail shops,
financial institutions, service establishments, and restaurants. Commercial uses
should also be located so they are compatible with the surrounding area and in
particular with any abutting residential uses. Per Land Use Goal LU-6 of the General
Plan, the proposed expansion to the shopping center implements the goals for the
Light Commercial Land Use designation. Specifically, Policy LU-6.2 encourages a mix
of retail shops and services along the commercial corridors and in centers that better
meet the needs of area’s present and potential clientele. Moreover, to meet the intent
of Goal LU-6, the proposed expansion will renovate the shopping center with the
development of pad buildings with improved parking and landscaping areas.

Further, with the proposed improvements, the shopping center will fulfill the goals of
the Community Design Element and the Economic Development Element of the City’s
General Plan. Per Policy CD-1.4, the proposed project will create unique retail spaces
that are architecturally rich, pedestrian friendly, culturally sensitive, and economically
viable. Additionally, Implementation Program CD-IMP-1A promotes commercial uses
near residential neighborhoods that serve local residents and create neighborhood-
gathering places, which the shopping center expansion will continue to provide.
Lastly, the General Plan’s Economic Development Element, per Policy ED-3.3, the
project will enhance and retain retail opportunities to serve the local population.

FINDINGS AND REASONS:

SITE PLAN:

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

The subject site is zoned C-2 (Community Commercial) and has a General Plan
Land Use designation of Light Commercial. The Light Commercial Land Use
designation is intended to allow a range of commercial activities that serve
local residential neighborhoods and the larger community. The desired
character and uses for the Light Commercial Land Use designation per the
City’s General Plan includes a variety of retail services such as markets, drug
stores, retail shops, financial institutions, service establishments, and
restaurants. Commercial uses should also be located so they are compatible
with the surrounding area and in particular with any abutting residential uses.
The proposed project consists of an expansion of an existing 180,449 square
foot shopping center, which is currently improved with the Garden Grove
Superstore, a Target retail store, and a Firestone auto repair shop, by
constructing (i) two (2) new 4,000 square foot drive-thru pad buildings, (ii)
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one (1) new 4,000 square foot multi-tenant commercial building attached to
the existing Target, (iii) replacing the existing Firestone auto repair shop with
a 5,600 square foot drive-thru multi-tenant building, and (iv) removing
Target's 13,600 square foot garden center. The new buildings will offer a
variety of retail and commercial services to serve the local neighborhood.

Per Land Use Goal LU-6 of the General Plan, the proposed expansion to the
shopping center implements the goals for the Light Commercial Land Use
designation. Specifically, Policy LU-6.2 encourages a mix of retail shops and
services along the commercial corridors and in centers that better meet the
needs of area’s present and potential clientele. Moreover, to meet the intent
of Goal LU-6, the proposed expansion will renovate the shopping center with
the development of pad buildings with improved parking and landscaping
areas. Further, with the proposed improvements, the shopping center will fulfill
the goals of the Community Design Element and the Economic Development
Element of the City’s General Plan. Per Policy CD-1.4, the proposed project will
create unique retail spaces that are architecturally rich, pedestrian friendly,
culturally sensitive, and economically viable. Additionally, Implementation
Program CD-IMP-1A promotes commercial uses near residential
neighborhoods that serve local residents and create neighborhood-gathering
places, which the shopping center expansion will continue to provide. Lastly,
the General Plan’s Economic Development Element, per Policy ED-3.3, the
project will enhance and retain retail opportunities to serve the local
population.

The project is designed to comply with the development standards of the C-2
(Community Commercial) zone, and complies with the required parking,
setbacks, and landscaping. Therefore, the proposed development is consistent
with the intent of the Light Commercial Land Use designation and the City’s
adopted General Plan.

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

The shopping center will consist of sufficient parking, loading and unloading
areas, traffic circulation and points of vehicular and pedestrian access, as
required by Title 9 of the Municipal Code. The existing shopping center is
currently improved with 946 parking spaces. Based on the demolition of the
existing 5,760 square foot Firestone building and Target’s 13,600 square foot
garden center, and the construction of the proposed three pad buildings and
commercial building attached to the Target store, the code requires a total of
921 parking spaces for the shopping center. With the reconfiguration of the
shopping center’s parking lot, a total of 921 parking spaces will be provided,
therefore, the proposed project complies with the parking requirements of the
Municipal Code.
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Vehicular access to the site is currently via three (3) drive approaches off
Brookhurst Street along the easterly property line, three (3) drive approaches
off Westminster Avenue along the southerly property line, and two (2) drive
approaches off Woodbury Avenue along the northerly property line. Although
the existing eight (8) drive approaches will be upgraded to meet current City
standards, they will remain in the same locations. Therefore, the site will
continue to maintain the same vehicular access. With the addition of the
proposed buildings, various on-site drive aisles are proposed to be
reconfigured to provide an effective circulation pattern, which have been
designed per the City’s standard, and will provide the required drive aisle width
to accommodate two-way vehicular traffic, as well as trash truck and
emergency vehicle access. Current loading docks and loading/unloading areas
are located at the rear of the Garden Grove Superstore and the Target retail
store and will remain unaffected.

A Traffic Study was prepared for the project that reviewed the project’s site
access and circulation, including the queuing for the drive-thru buildings, and
determined the site design is adequate. Moreover, when drive-thru facilities
are proposed, the City requires queuing of a minimum of eight (8) vehicles per
drive-thru to allow for adequate vehicle backup. Although the applicant has
provided queuing for a minimum of thirty (30) vehicles, in the event queuing
issues arise, a Condition of Approval (COA) requires that a queuing analysis be
provided for review and approval by the City’s Traffic Engineer to minimize any
impacts to surrounding streets. Therefore, the shopping center will consist of
sufficient parking, loading and unloading areas, traffic circulation and points of
vehicular and pedestrian access.

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

The utilities, drainage channels, and streets in the area are existing and
adequate to accommodate the development, and all appropriate conditions of
approval will minimize any impacts to surrounding streets. The proposed
development will provide landscaping and proper grading of the site, thereby,
providing adequate on-site drainage.

4, That the proposed development will not adversely impact the City’s ability to
perform its required public works functions.

The Public Works Department has reviewed the project, and all appropriate
conditions of approval to improve the site have been included. Furthermore,
issues raised by the project have been addressed in the project design and the
conditions of approval.
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5.

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

The subject site is zoned C-2 (Community Commercial) and has a General Plan
Land Use designation of Light Commercial (LC). The property abuts schools,
condominiums, and two shopping centers across Westminster Avenue and
Brookhurst Street. The proposed project consists of expanding an existing
shopping center by adding four (4) commercial buildings for an additional
17,600 square feet of commercial and restaurant uses to serve the local
neighborhood. The Light Commercial Land Use designation is intended to allow
a range of commercial activities that serve local residential neighborhoods and
the larger community. The desired character and uses for the Light Commercial
Land Use designation per the City’s General Plan includes a variety of retail
services such as markets, drug stores, retail shops, financial institutions,
service establishments, and restaurants. Commercial uses should also be
located so they are compatible with the surrounding area and in particular with
any abutting residential uses. The new buildings will offer a variety of retail
and commercial services to serve the local neighborhood. Per Goal LU-6 of the
General Plan, the proposed expansion to the shopping center implements the
goals for the Light Commercial Land Use designation by encouraging a mix of
retail shops and services along commercial corridors to meet the needs of the
area’s present and potential clientele. Therefore, the proposed development is
consistent with the intent of the Light Commercial Land Use designation and
the City’s adopted General Plan. Moreover, the proposed development will
enhance the overall site’s appearance with improved parking and landscaping
areas to compliment the shopping centers in the immediate vicinity. Therefore,
the development possesses a reasonable degree of physical, functional, and
visual compatibility with neighboring uses and desirable neighborhood
characteristics.

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

The proposed project consists of expanding an existing shopping center by
adding four (4) commercial buildings for an additional 17,600 square feet of
commercial and restaurant uses. Building A, a 4,000 square foot single-tenant
pad building for a bank use, is proposed to be located at the southwest corner
of the site fronting Westminster Avenue. Building B, a 5,600 square foot multi-
tenant commercial building, will replace the current Firestone structure on the
southeast corner of the site and will be improved with a drive-thru for a future
restaurant use. Building C, a 4,000 square foot single-tenant drive-thru pad
building will be occupied by a restaurant and will be located on the northeast
corner of the site with frontages along Brookhurst Street and Woodbury
Avenue. Building D, a 4,000 square foot multi-tenant building commercial
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building will be attached to the northeast corner of the Target retail store. In
addition, Buildings B and C will be improved with 300 square foot outdoor
dining patios as an amenity to the future restaurant uses. The proposed
buildings will match the architecture and exterior finishes of the existing
Garden Grove Superstore and Target retail store to provide uniformity within
the shopping center. Moreover, Buildings A, B, and C will front Westminster
Avenue and Brookhurst Street to attain an attractive street frontage. As
required by the C-2 zone, the shopping center will also provide additional
landscaping and site trees across the site as a result of the reconfigured
parking area to allow for the new commercial buildings. Therefore, through the
planning and design of buildings and building placement, the provision of open
space landscaping and other site amenities will attain an attractive
environment for the occupants of the property.

INCORPORATION OF FACTS AND FINDINGS SET FORTH IN THE STAFF REPORT

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

BE IT FURTHER RESOLVED that the Planning Commission does conclude:

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

2. The overall development and subsequent occupancy and operation of the site
shall be subject to those environmental mitigation measures identified in the
Mitigated Negative Declaration, which are summarized in the Mitigation
Monitoring and Reporting Program, Exhibit “A”, attached hereto.

3. In order to fulfill the purpose and intent of the Municipal Code, and, thereby,
promote the health, safety, and general welfare, the attached Conditions of
Approval (Exhibit “"B”) shall apply to Site Plan No. SP-101-2021.



EXHIBIT “B”
Site Plan No. SP-101-2021
13861 Brookhurst Street

- CONDITIONS OF APPROVAL

General Conditions

1.

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 a building permit.

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 projectapplicant, Sunbelt
Stores, Inc., the developer of the project, the owner(s) and tenant(s) of the
property, and each of their respective successors and assigns. All conditions of
approval are required to be adhered to for the life of the project, regardless of
property ownership. Any changes of the Conditions of Approval require
approval by the Planning Commission.

Site Plan No. SP-101-2021 only authorizes approval to expand an existing
180,449 square foot shopping center, which is currently improved with the
Garden Grove Superstore, a Target retail store, and a Firestone auto repair
shop, by constructing (i) two (2) new 4,000 square foot drive-thru pad
buildings, (ii) one (1) new 4,000 square foot multi-tenant commercial building
attached to the existing Target, (iii) replacing the existing Firestone auto repair
shop with a 5,600 square foot drive-thru multi-tenant building, and (iv)
removing Target’s 13,600 square foot garden center, for a property located at
13861 Brookhurst Street (APN: 098-621-01), as depicted on the plans
submitted by the applicant and made part of the record of the September 2,
2021 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.

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

The approved site plan and floor plan are an integral part of the decision
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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 Community and
Economic Development Department, Planning Services Division. Any
additional changes in the approved site plan and floor plan, which have the
effect of expanding or intensifying the present use, shall require obtaining the
proper entitlement(s).

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

Engineering Division

7.

10.

11,

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

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

Prior to issuance of a grading permit, the applicant shall obtain a “letter of
permission for encroachment and/or temporary work” from the adjacent
property where project matchup will need to occur.

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, infiltration and
stormwater treatment structures, and basement and septic facilities. Any soil
or groundwater contamination shall be remediated prior to the issuance of a
building permit in a manner meeting the approval of the City Engineer in
concert with the Orange County Health Department. The report shall make
recommendations for pavement design of the interior streets and parking
spaces. The report shall also test and analyze soil conditions for LID (Low
Impact Development) principles and implementations, including potential
infiltration alternatives, soil compaction, saturation, permeability and
groundwater levels. Requirements for any “dewatering” will also need to be
addressed in the report.

A separate street permit is required for work performed within the public
right-of-way.
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12. Grading and Street Improvement plans prepared by a registered Civil Engineer

13.

14,

15.

16.

17.

18.

are required. The grading plan shall be based on a current survey of the site,
including a boundary survey, topography on adjacent properties up to 30°-0"
outside the boundary, and designed to preclude cross-lot drainage. Minimum
grades shall be 0.50% for concrete flow lines and 1.25% for asphalt. The
grading plan shall also include water and sewer improvements. The grading
plan shall include a coordinated utility plan. All improvements within public
right of way shall conform to all format and design requirements of the City
Standard Drawings & Specifications. Special features, such as decorative
pavers or other improvements, may be required to have an agreement
prepared between the owner and the city to cover any encroachment
limitations, responsibilities and maintenance requirements.

The grading/horizontal control plan shall provide approximately 80’-0”, or four
(4) vehicles lengths, between the service window and order board and an
additional 80'-0”, or four (4) vehicle lengths, of queuing distance behind the
order board in conformance with the queuing requirements of City of Garden
Grove Standard Plan B-312 and Sheet 10 (Drive-thru Queuing Analysis)
of the plans submitted for Site Plan No. SP-101-2021.

The applicant shall inform the City upon identifying tenants for any of the
proposed drive-thru buildings on-site to determine whether the tenant will be
considered as a high-use. Once the City determines the tenant as a high-use
drive-thru restaurant, the applicant is required to provide queuing analysis and
on-site traffic management plan to the City for approval. The analysis and
plan shall be approved by the City prior to the issuance of a grading permit.

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

The grading and street improvement 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 parking spaces that abut to sidewalks that are not elevated with a curb face
to the stall, shall have wheel stops in order to prevent vehicle overhang into
sidewalk. Minimum 6’-0” width sidewalk is required for parking spaces that
are utilizing elevated sidewalk curb face as a wheel stop and must maintain
4’-0" minimum from the overhang of the vehicle bumper for ADA pathway.

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.
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19. Prior to the issuance of any grading or building permits or prior to recordation

upon subdivision of land if determined applicable by the City Building Official,
the applicant shall submit to the City for review and approval a Water Quality
Management Plan that:

a. Addresses Site Design BMPs based upon the geotechnical report
recommendations and findings such as infiltration minimizing
impervious areas, maximizing permeability, minimizing directly
connected impervious areas, creating reduced or “zero discharge” areas,
and conserving natural areas;

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

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

d. Generally describes the long-term operation and maintenance

requirements for the Treatment Control BMPs;

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

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

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

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

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

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

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

21, All trash container areas shall meet the following requirements per City of
Garden Grove Standard B-502 and state mandated commercial organic
recycling law-AB 1826:
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a. Paved with an impervious surface, designed not to allow run-on from
adjoining areas, designed to divert drainage from adjoining roofs and
pavements diverted around the area, screened or walled to prevent
off-site transport of trash;
b. Provide solid roof or awning to prevent direct precipitation;
C. Connection of trash area drains to the municipal storm drain system is
prohibited;
d. Potential conflicts with fire code and garbage hauling activities should

be considered in implementing this source control;

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

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

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

h. 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;

i 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, and organic green waste, including any
other type of waste;

j. 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.

22.  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
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23.

24.

25.

26.

27.

above require removal; relocation or resetting, the Contractor shall, prior to
any construction work, and under the supervision of a California licensed Land
Surveyor, establish sufficient temporary ties and benchmarks to enable the
points to be reset after completion of construction. Any ties, monuments and
bench marks disturbed during construction shall be reset per Orange County
Surveyor Standards after construction. Applicant and his contractor shall also
re-set the tie monuments where curb, or curb ramps, are removed and
replaced or new ramps are installed. The Applicant and his contractor shall be
liable for, at his expense, any re-survey 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).

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

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

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

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

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

Heavy construction truck traffic and hauling trips should occur outside peak
travel periods. Peak travel periods are considered to be from 7:00 a.m. to
9:00 a.m. and 4:00 p.m. to 6:00 p.m. .
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28.  Any required lane closures should occur outside of peak travel periods.
29. Construction vehicles should be parked off of traveled roadways in a
designated parking.
30~

31.

32.

Prior to issuance of a grading permit, the applicant shall provide a hydrological
analysis with scaled map and calculations and hydraulic calculations to size
storm drains per the Orange County RDMD standards. Parkway culverts shall
be designed per City of Garden Grove Standard B-209. Storm drain lateral
pipe connections within City right of way shall be RCP with a minimum
diameter of 18-inches. BMP’s shall be sized per the requirements of the latest
Technical Guidance Documents.

Prior to issuance of the a-building—permit certificate of occupancy, the
applicant shall design street improvement plans and construct street frontage
improvements as identified below:

Brookhurst Street

a. Widen the existing tree wells fronting the project on Brookhurst Street
to 6-feet long x 3-feet wide and plant a total of six (6) Columbia
Sycamore trees (36-inch box). The applicant shall coordinate with
City’s Public Works Division prior to order and placement of trees on
Brookhurst Street.

b. Remove and replace the lifted sidewalk panels in accordance with City
of Garden Grove Standard B-106.

C. Remove and replace all three existing substandard driveway approaches
to the site on Brookhurst Street in accordance with the City of Garden
Grove Standard Plan B-120 (Option #2).

d. The applicant shall cold-mill (grind) existing asphalt pavement to 3-inch
uniform depth and replace with 3-inches of fiber reinforced asphalt
surface course from the edge of the westerly gutter to the median and
center line of Brookhurst Street along the property frontage per City
specifications and the direction of the City Engineer.
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e. Applicant shall coordinate the location of all new water meters, backflow
preventers and backflow devices to be placed in sidewalk/landscape
area on Brookhurst Street with Planning Services Division and Water
Division.
f. Any proposed new landscaping in public right-of-way shall be approved

by Planning Services Division and Public Works Streets Division.

Westminster Avenue

a. Remove and replace all three existing substandard driveway approaches
to the site on Westminster Avenue in accordance with the City of Garden
Grove Standard Plan B-120 (Option #2).

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

C. Any proposed new landscaping in public right-of-way shall be approved
by Planning Services Division and Public Works Streets Division.

Woodbury Avenue

a. Remove and replace existing substandard driveway approach to the site
on Woodbury Avenue in accordance with the City of Garden Grove
Standard Plan B-120 (Option #3).

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

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

d. Any proposed new landscaping in public right-of-way shall be approved
by Planning Division and Public Works Streets Division.

In lieu of constructing above improvements, the developer may elect
to pay the City an in-lieu fee of $180,000.
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Public Works Water Services Division

33.

34.

35.

36.

37.

38.

39.

40.

New water service installations 2-inches 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-inches 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-inches 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. The landscape system shall also have RPPD
device. Any carbonation dispensing equipment shall have a RPPD device.
Installation shall be per City Standards and shall be tested by a certified
backflow device tester immediately after installation. Cross-connection
inspector shall be notified for inspection after the installation is completed.
Owner shall have RPPD device tested once a year thereafter by a certified
backflow device tester and the test results to be submitted to Public Works,
Water Services Division. Property owner must open a water account upon
installation of RPPD device.

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

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

All fire service connections shall have above-ground backflow device with a
double-check valve assembly (DCDA) per City std. B-773. Device shall be
tested immediately after installation and once a year thereafter by a certified
backflow device tester and the results to be submitted to 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.

No permanent structures, trees or deep-rooted plants shall be placed over
sewer main or water main.
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41.

42.

43.

44,

45.

46.

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

Commercial food use of any type shall require the installation of an approved
grease interceptor prior to obtaining a business license. Plumbing plan for
grease interceptor shall be routed to environmental services for review.

A properly sized grease interceptor shall be installed on the sewer lateral and
maintained by the property owner. There shall be a separate sanitary waste
line that will connect to the sewer lateral downstream of the grease
interceptor.  All other waste lines shall be drained through the grease
interceptor. Grease interceptor shall be located outside of the building and
accessible for routine maintenance. Owner shall maintain comprehensive
grease interceptor maintenance records and shall make them available to the
City of Garden Grove upon demand.

Food grinders (garbage disposal devices) are prohibited per Ordinance 6 of the

Garden Grove Sanitary District Code of Regulations—Existing-units-are—te-be
removed-and will not be allowed in new buildings.

No new sewer connection to the main in Westminster Avenue or Brookhurst
Street is allowed. Sewer for the new buildings shall connect to the existing
private sewer system on-site. It is the developer’s responsibility to ensure that
the existing private sewer system has enough capacity and is in good condition
to support the added load.

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.

Building and Safety Division

47.

48.

49.

50.

51.

The project shall comply with the requirements of the latest edition of the
California Building Standards Code at the time of permit submittal.

A Soil Investigation report complying with the latest edition of CBC Chapter 18
shall be submitted at time of first plan review.

The roof solar-ready zones shall comply with the latest edition of the California
Energy Efficiency Standards.

Clean-air vehicle parking, future electric vehicle charging parking and
long/short term bicycle parking shall be provided and comply with Chapter 5
of the latest edition of the California Green Building Code.

An accessible path of travel to trash enclosures, complying with Section
11B-206 of the latest edition of the California Building Standards Code, shall
be provided.
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52. A separate permit is required for all exterior signage.
53. Dining surfaces and service counters shall comply with the latest edition of
CBC Chapter 11B, Division 9.
54. Accessible seating is required for indoor/outdoor dining areas per the latest
edition of CBC Section 11B-226.
55.  All buildings on the same lot shall be inter-connected with an accessible path

of travel.

Orange County Fire Authority

56.

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

Community and Economic Development Department

57.

The applicant shall submit detailed plans, showing the proposed location of
utilities and mechanical equipment, to the Community and Economic
Development Department for review and approval prior to 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 pertaining to the improvements
proposed under this Site Plan shall be installed or relocated
underground pursuant to Chapter 9.48 of the Garden Grove Municipal
Code.

All above-ground utility equipment (e.g., electrical, gas, telephone,
cable TV, water meters, and electrical transformer) shall not be located
in the street setback and shall be screened to the satisfaction of the
Community and Economic Development Director.

No roof-mounted mechanical equipment shall be permitted unless a
method of screening complementary to the architecture of the building
is approved by the Community and Economic Development Department
prior to the issuance of building permits. Said screening shall block
visibility of any roof-mounted mechanical equipment from view of
public streets and surrounding properties.

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

No exterior piping, plumbing, or mechanical ductwork shall be
permitted on any exterior fagcade and/or be visible from any public
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right-or-way or adjoining property. All roof access ladders shall be
accessed from inside the building.

58. Prominent, permanent signage, stating "NO LOITERING IS ALLOWED ON OR IN
FRONT OF THE PREMISES,"” shall be posted in places that are clearly visible to
patrons of the businesses on the subject site. The sign lettering shall be four
(4) to six (6) inches high with black letters on a white background. The signage
shall be displayed near or at the entrance, and shall also be visible to the public.

59. There shall be no deliveries to or from the premises before 7:00 a.m. and after
10:00 p.m., seven days a week.

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

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

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

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

64. All new signs shall comply with the sign requirements of Chapter 9.20 of Title
9 of the Municipal Code. All new signs shall require a separate permit and shall
be installed in accordance with the provisions of the sign ordinance. A sign
program governing the entire site, including height, size, color, and location of
all new signs, shall be approved by the Community and Economic Development
Department, Planning Division prior to installation of any new signage. All new
signage shall be limited to individual channel letters. No new roof signs shall
be permitted.

65.  Permits from the City of Garden Grove shall be obtained prior to displaying any
temporary advertising (i.e., banners).
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66. Signs shall comply with the City of Garden Grove sign requirements. No more
than 15% of the total window area and clear doors shall bear advertising or
signs of any sort.

67. The project shall comply with the City’s adopted Noise Ordinance.

68. Hours and days of construction and grading shall be as follows as set forth in
the City of Garden Grove's Municipal Code Chapter 8.47 as adopted, except

that:

a. Monday through Saturday - not before 7:00 a.m. and not after
8:00 p.m. (of the same day).

b. Sunday and Federal Holidays may work same hours, but subject to noise

restrictions as stipulated in Chapter 8.47 of the Municipal Code.

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

70.  As a part of the finalized working drawings for the Planning Services Division,
Engineering Division, and Building and Safety Division, the developer shall
submit a detailed and dimensioned plot plan, floor plans, exterior elevations,
and landscape plans that reflect the above conditions of approval. The plans
shall indicate landscape materials, wall materials and building materials
proposed for the project. Color and material samples shall be submitted to the
Planning Services Division at the time plans are submitted for plan check.

71.  All new landscaping areas shown on the approved plans shall match the existing
site landscaping.

72.  All new trees should be of similar species as the existing site trees. At no time
shall there be less than one (1) tree per every eight (8) parking spaces, in any
of the new or reconfigured parking areas, as required by Section
9.16.040.070 (Landscaping Requirements) of Title 9 of the Municipal Code.

73. The applicant shall submit a complete landscape plan governing the entire
development in accordance with the submitted plans for SP-101-2021,
Sheet 11 (Landscape Plan), and the Conditions of Approval, for review
and approval by the Community and Economic Development Department prior
to building permit issuance. The landscaping plan shall comply with all the
landscaping requirements as specified in Title 9 of the City of Garden Grove
Municipal Code, including the City’s Water Efficiency Guidelines, as well as
recently adopted provisions by the State of California concerning drought
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74.

75.

76.

77.

tolerant landscape measures. Said plan shall include type, size, location and
quality of all plant material. This includes enhanced landscaping for the walkway
areas. The plan shall include an irrigation plan, and staking and planting
specification. The landscape plan is subject to the following:

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

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

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

d. The plan shall provide a mixture of a minimum of ten percent (10%) of
the trees at 48-inch box, ten percent (10%) of the trees at 36-inch box,
fifteen percent (15%) of the trees at 24-inch box and sixty percent
(60%) of the trees at 15-gallon, the remaining five percent (5%) may
be of any size. All proposed trees shall be non-fruit bearing, evergreen
trees that require minimal maintenance.

e. No new trees shall be planted closer than five feet (5") from the public
right- of-way. New trees planted within fifteen feet (15') of any public
right-of-way shall be planted in a root barrier shield. All landscaping
along street frontages, adjacent to driveways, shall be of the low-height
variety to ensure safe sight clearance.

f. Clinging vines shall be installed within landscape planters along
perimeter block walls and trash enclosure walls to deter graffiti.

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

New perimeter walls, if proposed, shall be developed to City Standards or
designed by a Registered Engineer, and shall be measured from the on-site
finished grade, and shall be shown on the grading plan.

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

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

78.  During construction, if paleontological or archeological resources are found, all
attempts will be made to preserve in place or leave in an undisturbed state in
compliance with applicable law.

79. The applicant shall work with the Planning Services Division to ensure that the
proposed building colors match the existing buildings within the shopping
center. The applicant shall submit the actual chip samples of the proposed paint
colors to the Planning Services Division for review and approval.

80. The trash enclosures shall have unifying colors and exterior finishes that match,
and are integrated, with the existing development. The proposed roof design
of the trash enclosure shall be architecturally compatible with the design of the
existing development. The Planning Services Division shall review and approve
the design of the proposed roof and the material(s). The proposed roof and
materials shall also comply with the building code requirements.

81. The trash bins shall be kept inside the trash enclosures, and gates closed at all
times, except during disposal and pick-up. The property owner shall provide
sufficient trash bins and pick-up to accommodate the site.

82. The design and operation of the drive-thru speaker system, including automatic
timer, volume control, and message board, is subject to Planning Services
Division review and approval. In the event that complaints are received from
adjacent uses concerning noise created by the new food-ordering speaker
system, the applicant shall provide a plan to address the issues to the
satisfaction of the Community and Economic Development Department.

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

84. The drive-thru menu/order board shall be designed to match the building, and
shall incorporate the same color and materials.

85. The proposed shopping center has been designed to meet the parking
requirements for a mix of retail, bank and restaurant uses. Future uses are
limited to no more than 9,936 square feet for restaurant uses, 7,664 square
feet for general retail uses, and 4,000 square feet for a bank use. To ensure
there is adequate parking for the life of the project, any additional restaurant
area will require additional parking to meet the parking requirements of Title 9
of the Municipal Code. Parking for future uses shall be as follows:
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a. General retail: one (1) parking space per 250 square feet of gross floor
area for existing and proposed general retail uses;

b. Full-service restaurants: one (1) parking space per 100 square feet of
gross floor area;

C. Take-out restaurants with less than 300 square feet of customer dining
area and 16 seats or less: one (1) parking space per 200 square feet of
gross area;

d. Banks: one (1) parking space per 200 square feet of gross area.

86. The applicant shall comply with the Migratory Bird Treaty Act (MBTA), and

87.

88.

89.

90.

Sections 3503, 3502.5, and 3513 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.

All mitigation measures identified in the Mitigated Negative Declaration and
Mitigation Monitoring and Reporting Program (MMRP) adopted in conjunction
with the approval of Site Plan No. SP-101-2021 are incorporated into these
Conditions of Approval by reference, and applicant shall fully comply with and
implement all such mitigation measures. The applicant shall hire an
environmental consultant to implement the Mitigation Monitoring and Reporting
Program, and shall provide updates about the implementation process to the
City of Garden Grove Community and Economic Development Department until
completion of the project.

A copy of the resolution approving Site Plan No. SP-101-2021, 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-101-2021 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-101-2021, and/or the adopted Mitigated Negative Declaration
and the associated Mitigation Monitoring and Reporting Program for the Project.
The applicant shall pay the City’s defense costs, including attorney fees and all
other litigation related expenses, and shall reimburse the City for court costs,
which the City may be required to pay as a result of such defense. The applicant
shall 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
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such project approval. The City shall retain the right to select its counsel of
choice in any action referred to herein.

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

92. Unless a time extension is granted pursuant to Section 9.32.030.D.9 of Title 9
of the Municipal Code, the approval of Site Plan No. SP-101-2021, and the
development authorized pursuant thereto, shall expire and 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.

93. The Conditions of Approval set forth herein include certain development impact
fees and other exactions. Pursuant to Government Code §66020(d), these
Conditions of Approval constitute written notice of the amount of such fees. To
the extent applicable, the applicant is hereby notified that the 90 day protest
period, commencing from the effective date of approval of Site Plan No.
SP-101-2021, has begun.

94. Improvements required per these Conditions of Approval may be
installed in phases with each individual building project as follows:

a. Improvements within the private property shopping center site:
i. Building A:
o All improvements west and south of the Garden
Grove Superstore.

ii. Building B:

e Allimprovements north of Building B and south of
the main middle drive aisle off Brookhurst Street
and including the main middle drive aisle.

e All improvements east of the Garden Grove
Superstore and the most easterly drive aisle
which comes from Westminster Avenue.

iii. Building C:
e All improvements north of the main middle drive
aisle off Brookhurst Street and east of the Target
Store.
iv. Building D:
e All improvements north and west of the Target
Store.

b. Any individual building project must include installation of all
utilities needed for that building.
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C.

Any individual building project must include parking lot
improvements needed to ensure that the overall shopping
center has the number of parking spaces required per City Code
once that proposed building in completed.

Any individual building project must include landscaping
improvements needed to ensure that the overall shopping
center has the landscaping required per City code once that
proposed building in completed.

Any individual building project must include site lighting
improvements needed to ensure that the overall shopping
center has the site lighting required per City code once that
proposed building in completed.



COMMUNITY AND ECONOMIC
DEVELOPMENT DEPARTMENT
STAFF REPORT

AGENDA ITEM NO.: SITE LOCATION: West of Yockey Street
D.1 and north of Dakota Avenue, at 13361
Yockey Street

HEARING DATE: November 18, 2021 | GENERAL PLAN: Medium  Density
Residential (MDR)

CASE NOS.: Site Plan No. | ZONE: R-3 (Multiple-Family Residential)
SP-105-2021, and Lot Line Adjustment

LLA-028-2021
APPLICANT: Toby Nguyen CEQA DETERMINATION: Exempt:
15303 - New Construction or Conversion
of Small Structures; and 15305 - Minor
Alterations in Land Use Limitations.
PROPERTY OWNER: Phil Dong APN NOS.: 097-251-06 and 097-251-07
REQUEST:

The applicant requests Site Plan approval to construct a five-unit apartment complex
that includes one (1) affordable unit for very low income households. Pursuant to the
State Density Bonus Law, the applicant requests the following three (3) concessions:
(1) to increase the maximum building height from 35 feet to 37 feet, (2) to allow the
third story building area to increase from a 50% threshold to 100%, and (3) to reduce
the required distance between the residential units and the drive aisle along the
northerly property line from ten feet (10°-0") to zero feet. Also, the applicant requests
Lot Line Adjustment approval to consolidate the two (2) existing parcels into one (1)
single lot.

BACKGROUND:

The subject site is comprised of two (2) parcels with a combined lot size of 0.40
acres. The site is located on the west side of Yockey Street, at the end of Dakota
Avenue to the north, at 13361 Yockey Street. Bounded by the California State Route
22 (SR-22) on the southwest side, by Yockey Street on the east side, and by a
residential property on the north side, the site is triangularly shaped as shown in
Figure 1. The property has a General Plan Land Use Designation of Medium Density
Residential (MDR), and is zoned R-3 (Multiple-Family Residential). The property abuts
an R-3 zoned property improved with a single-family dwelling to the north, and
several R-1 (Single-Family Residential) zoned properties, that are also improved with
single-family dwellings, across Yockey Street to the east. Although abutting to the
site are single-family dwellings, there are several multiple-family developments
situated just 100 feet to the north, including: a 19-unit condominium project at
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8702-8732 Marina Way!?, the Meadow Brook Village Apartments (408 units)?, and The
Aegean Apartments (22 units)3. As shown in Figure 1, the site is located in a
neighborhood that is improved with both single-family and multiple-family residential
developments.

The Meadow Brook Vlllage
- (408 units)

The Aegean
Apartments
(22 units)

Figure 1: The aerial image above shows the location of the subject site and the immediate
neighborhood. The neighborhood is improved with a mix of housing types, from single-family to
multiple-family dwellings.

The subject property is improved with a single-family dwelling that was constructed
in 1951. The existing dwelling consists of two (2) bedrooms with an attached two-car

t Approved under Site Plan No. SPA-177-78
2 Approved under Planned Unit Development No. PUD-104-80
3 Approved under Site Plan No. SP-138-86
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garage. The dwelling has been used as a rental unit, and is currently occupied by
renters. The applicant purchased the property in 2019, and proposes to demolish all
the existing on-site improvements to construct a five (5) unit residential development
that includes one (1) affordable unit for very low income households. Thus, the
project is considered an affordable housing development with 20% of the units for
very low income families.

The State’s Density Bonus Law allows any affordable housing project with at least
15% of the units available for very low income families to receive (i) a density bonus,
(ii) up to three (3) concessions or incentives, and (iii) reduced parking ratios as set
forth by the Government Code § 65915. Thus, the applicant requests three (3)
concessions to deviate from the R-3 (Multiple-family Residential) zone development
standards, which include the following:

(1) to increase the maximum building height from 35 feet to 37 feet;

(2) to allow the third story building area to increase from 50% threshold to
100%; and

(3) to reduce the required distance between the residential units and the drive
aisle along the northerly side of the property from ten feet (10’-0") to zero
feet.

Yockey Street has an ultimate right-of-way width of 60 feet, measured from property
line to property line; or a half-road right-of-way width of 30 feet, measured from the
center line of the public right-of-way to the front property line. Currently, a portion
of the front property line of the subject site is extended to the center line of the
street. As part of the project, a thirty-foot (30°-0") public right-of-way dedication,
along the frontage of the subject site, will be required to establish the 60-foot
ultimate right-of-way for Yockey Street; resulting in the new lot size of 0.33 acres.

Per the legal description of the site, the subject property consists of two (2) parcels
under two (2) separate Assessor Parcel Numbers (APNs): 097-251-06 and 097-251-
07. Since the California Building Code does not allow buildings to be constructed over
property lines, the applicant requests a Lot Line Adjustment approval to remove the
shared lot line for the purposes of consolidating the two (2) existing parcels into one
(1) single lot to accommodate the proposed development.

The Municipal Code requires Site Plan and Lot Line Adjustment land use entitlements
approval to develop the property with the proposed multiple-family residential
project. In addition, because the proposed housing project requires the demolition
of an existing rental unit, Government Code § 66300(d) requires the City to impose
specified replacement housing and affordability requirements as conditions of
approval.
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PROJECT STATISTICS:

. . Meet
Provided Code requirement Code
Minimum Lot Size
17,378 sf
e Before street dedication (combined) (0.40 acre) Yes
o Parcel 1 12,939.07 sf
o] Parcel 2 4,43727 Sf 7 200 Sf
o  After street dedication (combined) 14,459 sf
(0.33 acre) Yes
o Parcel 1 10,839.07 sf
o Parcel 2 4,437.27 sf
M\L_ 5 units 5 units maximum Yes
By total size area
Lot coverage 22% 50% maximum Yes
Setbacks
¢ Front (East side - Yockey St.) 20°-0" 20-0” minimum Yes
¢ Side/Rear (Southwest side - SR-22) 10-0" 10°-0" minimum Yes
e Interior Side (North side) 26’-0" 10'-0” minimum Yes
Y h
e Residential Units to Driveway 0’-0" 10’-0" minimum (coniision
r ed)
Yes
Building HEight 37'-0" 35'-0" (concession
requested)
. A . Yes
Third Story Building Area 100% 50% maximum (concession
requested)
Parking 13 spaces Yes?
10.5 spaces
2-car garage (x5)
e 2-car garage (x5 10 spaces (~11 spaces)
e Open parking spaces 3 spaces
Recreation Area Total 2,310 sf 1,500 sf Yes
S e e e ! 5 x 300 = 1,500 sf
e Private_(per each unit)
o 1%t floor 170-192 sf 100 sf Yes
o 2" floor (Private balcony) 90 sf 90 sf Yes
e Common area (by dimension) 30°-0” ft min. 30°-0" Yes

1. State Density Bonus Law allows up to 3 concessions for affordable housing projects that provide at

least 15% of the total units for very low income households.

2. Per State Density Bonus Law required parking ratios.
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DISCUSSION:
SITE PLAN:

Site Design and Circulation

The proposed design consists of one (1) three-story apartment building that is
centrally located on the subject site. The proposed building is set back 20 feet (20-0")
from the front property line, and 26 feet (26’-0") from the northerly side property
line.

Currently, the property is served by an existing driveway approach from Yockey
Street, located adjacent to the northerly property line. The applicant proposes to
replace the approach with a new 27-foot (27’-0") wide approach at the same location.
The new driveway approach will lead to a new 26-foot (26’-0") wide drive aisle along
the northerly property line to provide vehicular access to the garage of each unit. The
applicant also proposes to add a second 30-foot (30’-0") wide approach to the project
site. The second new approach will be located on the south side of the property along
Yockey Street to provide vehicular access to a new open parking area from the street.
The parking area will consist of three (3) guest parking spaces. Both of the new
driveway approaches, the parking lot, and the new drive aisle have been designed in
accordance with City standards to provide adequate access for trash trucks and
emergency vehicles.

In addition, the proposed design also includes a five-foot (5’-0”) internal walkway
located adjacent to the south side of the apartment building. The walkway will be
used to provide pedestrian access to each unit from the right-of-way and from other
parts of the development.

Unit Design

Based on the net project size of 14,459 square feet, Section 9.12.040.050 of Title 9
of the Municipal Code permits a maximum of five (5) multi-family residential units.
The development proposes a total of five (5) units, each with an attached two-car
garage. Since the development includes one (1) affordable unit for very low income
families (Unit E), the project is entitled to a density bonus, three (3) incentives or
concessions, and reduced parking pursuant to the State Density Bonus Law. In this
instance, the applicant is not requesting a density bonus to increase the number of
units above the density allowed by the R-3 zone. As designed, the proposed project
is within the allowed density of the R-3 zone.

The proposed five (5) units range in size from 1,288 square feet to 2,010 square feet.
All of the units will be labeled and arranged in an alphabetical order from A to E. Unit
A is located at the front of the property, while Unit E is located at the rear of the
property. With the exception of Unit A’s entrance oriented toward to the east (Yockey
Street), Unit B-E’s entrances will be oriented to the south. All of the garage doors will
be oriented to the north.



STAFF REPORT FOR PUBLIC HEARING PAGE 6
CASE NOS. SP-105-2021, AND LLA-028-2021

Building Design

Number of Living Area“
Bedrooms/Baths
Unit A (Front) 4 Bedrooms, 4 Baths 2,010 square feet
Unit B 4 Bedrooms, 4 Baths 1,996 square feet
Unit C 4 Bedrooms, 4 Baths 1,802 square feet
Unit D 3 Bedrooms, 3 Baths 1,337 square feet
Unit E (Rear) 2 Bedrooms, 2 Baths 1,288 square feet

All of the units are designed in a similar fashion with the two-car garage located on
the first floor, the main living room, a dining room and a kitchen located on the
second floor, and bedrooms located on the third floor.

Units A and B are almost identical in size and in design. While Unit A will provide a
total living area of 2,010 square feet, Unit B will provide 1,996 square feet of living
space. In addition, Unit A has the front entry oriented toward Yockey Street, while
Unit B has the front entry oriented toward to the south. On the ground floor, both
units will provide a 418 square foot two-car garage, and approximately 400 square
feet of living area that is suitable for one (1) bedroom with one (1) private restroom,
one (1) laundry room, and a stairway that leads to the main living room on the second
floor. The second floor of both units will provide a total of 760 square feet of living
area, consisting of a living room, a dining area, a kitchen, and a common bathroom.
The third floor of both units will provide 850 square feet of living area that consists
of two (2) standard bedrooms, one (1) common bathroom, and one (1) master
bedroom with one (1) private restroom.

Unit C has a total living area of 1,802 square feet. On the ground floor, Unit C will
provide a 430 square foot two-car garage that includes a laundry facility and a 340
square foot living area consisting of a bonus room, a restroom, a storage room, and
a stairway that leads to the main living room on the second floor. Since Unit C is
designated as an ADA unit (as required by American Disability Act®), the bathroom
on the ground floor is designed to be ADA accessible. On the second floor, Unit C will
provide a total of 670 square feet of living area, consisting of a living room, a dining
area, a kitchen, and a common bathroom. The third floor of Unit C will provide 792
square feet of living area that consists of two (2) standard bedrooms, one (1)
common bathroom, and one (1) master bedroom with one (1) private restroom.

Unit D has a total living area of 1,337 square feet. On the ground floor, Unit D will
provide a 455 square foot two-car garage that includes a laundry facility and a 150
square foot living area that includes an open office area, and a stairway leading to
the second floor. The second floor of Unit D will provide a total of 560 square feet of
living area, consisting of a living room, a dining area, a kitchen, and a common
bathroom. The third floor of Unit D will provide 625 square feet of living area that

4 Garages are not included in total living area.

5 Per ADA requirements, new construction housing developments with five (5) or more units must design and
construct five percent (5%) of the dwelling units, or at least one unit, whichever is greater, to be accessible for
persons with mobility disabilities
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consists of two (2) standard bedrooms, one (1) common bathroom, and one (1)
master bedroom with one (1) private restroom.

Unit E, which is the designated affordable unit, has a total living area of 1,802 square
feet. On the ground floor, Unit E will provide a 418 square foot two-car garage and a
174 square foot living area consisting of a foyer, and a stairway that leads to the
main living room on the second floor. On the second floor, Unit E will provide a total
of 512 square feet of living area, consisting of a living room, a dining area, a kitchen,
and a laundry room. The third floor of Unit E will provide 602 square feet of living
area that consists of one (1) standard bedroom, one (1) common bathroom, and one
(1) master bedroom with one (1) private restroom.

Parking

The residential units have been parked per the State’s Density Bonus Law that
establishes the minimum parking requirement for affordable housing developments.
The law allows affordable housing developments to provide one and one-half (1.5)
parking spaces for two to three bedroom units, and two and one-half (2.5) parking
spaces for four and more bedroom units. Thus, the project is required to provide a
minimum of 11 parking spaces per the following breakdown:

Number of Required parking
Bedrooms/Baths spaces

Unit A (Front) 4 Bedrooms 2.5
Unit B 4 Bedrooms 2.5
Unit C 4 Bedrooms 2.5
Unit D 3 Bedrooms 1.5
Unit E (Rear) 2 Bedrooms 1.5

Total 10.5 spaces

(~11 spaces)

Per the proposed design, ten (10) parking spaces will be provided in forms of five (5)
attached two-car garages along with three (3) open guest parking spaces located on
the southerly side of the property, for a total of 13 spaces. Among the guest parking
spaces, one (1) space is designed as a handicap parking space to ensure ADA
compliance. With a total of 13 parking spaces, the project exceeds the minimum
parking requirements allowed by State’s Density Bonus Law by two (2) spaces.

Open space and Recreational Area

Section 9.12.040.050.] of the Municipal Code requires the proposed development to
provide a minimum of 1,500 square feet of open space that is calculated at 300
square feet per unit. Since the site is over 14,400 square feet, and will be improved
with five (5) units, the Code also requires the open space to include an active
recreation area that has a minimum dimension of 30 feet.

For private open space, all of the units share the same design with a private patio
area located adjacent to the front entrance on the ground floor, and a balcony area
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on the second floor. No additional open space is provided on third floor. Each private
open space is designed to comply with the minimum dimension requirements of nine
feet (9'-0”), and the minimum area of 100 square feet on the first floor, and 90
square feet on the second floors. Thus, the combined private open space of all five
units equals 1,602 square feet. The private open space will be conveniently located
to each unit, and will be easily accessed from the living room. Private open space of
each unit is designed as follows:

First floor Second floor
Unit A (Front) 190.00 SF 90.00 SF
.UnitB 190.00 SF 90.00 SF
Unit C 188.00 SF 100.00 SF
Unit D 192.00 SF 100.00 SF
Unit E (Rear) 170.00 SF 100.00 SF

In addition to the private open space, a 900 square foot (30°-0” x 30’-0") active
recreation area located at the rear of the lot will be provided. The active open space
will be accessed by the residents through the common pedestrian walkway on the
south side of the building. The active recreation area is designed as a half basketball
court, and will include several outdoor benches.

With the 1,602 square foot private open space and 900 square foot active recreational
area combined, the proposed development will provide a total of 2,502 square feet
of open space. Thus, the project exceeds the minimum requirement of the Municipal
Code by 702 square feet.

It is worth noting that the proposed plan also includes an additional, approximately
600 square foot, triangular shaped open space area located along the southwest
property line and west of the parking area. Since the area does not meet the
minimum dimension of 30 feet as required by Code, it is not accounted toward the
required open space area. Yet, the area is an additional recreational amenity that the
project will provide. The additional open area will be also fully landscaped and
equipped with outdoor furniture, which will also be sufficient to facilitate a more
passive outdoor area.

Landscaping

The Municipal Code requires all areas that are not designated for walkways, parking
spaces, drive aisles, and private recreation areas, to be fully landscaped and irrigated.
In addition, the applicant is required to provide a landscape and irrigation plan that
complies with the requirements of Title 9 of the Municipal Code. 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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Perimeter Walls

Section 9.12.040.140 of the Code requires new developments in the R-3 zone to
maintain a decorative block wall with a minimum height of six feet (6’-0”) and a
maximum height of seven (7’-0") feet. The height of the wall is measured from the
finished grade to the top of the block wall including the decorative cap. The applicant
proposes to construct a new six foot (6’-0") tall block wall along the southwesterly
property lines, while maintaining the existing six foot (6’-0") tall block wall along the
northerly side that is shared with the adjoining property to the north. The applicant
or/and the property owner is required to work with the adjoining property owner(s),
including Caltrans, in designing, constructing and maintaining the block walls to
ensure consistent design throughout the project. Any dilapidated section of the block
wall will be required to removed and replaced.

Also, the Code allows property owners to build block walls up to eight feet (8-0") for
any section that abuts the freeway, subject to approval of the hearing body. At the
moment, the applicant only requests to construct a six-foot (6’-0”) tall block wall
abutting the SR-22 Freeway. If, after working with Caltrans, the property owner(s)
wish(es) to increase the height of this block wall to a maximum of eight feet (8'-0"),
the proposed conditions of approval will allow the property owner(s) to construct an
eight foot (8'-0") wall along the freeway property line.

Building Architecture

The multi-family apartment building will be three (3) stories in height and will
incorporate a contemporary architectural style. The design includes stucco exteriors,
decorative stone veneer, gable roof, and metal railing that are commonly found in
modern contemporary architectural design. The proposed design also includes an
architectural feature on the east side of the building, oriented toward Yockey Street.
The added feature will create a visual illusion of different building massing to
eliminate the appearance of a boxed-shaped design, and will enhance the curb appeal
of the property. The applicant and/or property owner are required to work with City
staff to finalize the color scheme of the building to ensure architectural compatibility
with the immediate neighborhood.

Adjacent to the SR-22 Noise Issue

It is the City’s primary goal to minimize the exposure of new residential developments
to excessive or unhealthy noise level to the greatest extent possible. Goal N-1 of the
General Plan requires land use planning decision to take noise issues into
consideration, while Goal N-4 is to minimize noise impacts for residential uses and
noise sensitive receptors along the City’s arterial streets, ensuring that City and State
interior and exterior noise levels (or the Community Noise Exposure — CNEL) limits
are not exceeded. The General Plan sets limits for the CNEL® from 50-65 dBA as

6 The set limits are included in the Noise and Land Use Compatibility Matrix (Table 7-1 of the General Plan). Per the
General Plan, this table is the primary tool that allows the City to ensure integrated planning for compatibility between
land uses and outdoor noise.



STAFF REPORT FOR PUBLIC HEARING PAGE 10
CASE NOS. SP-105-2021, AND LLA-028-2021

Normally Acceptable, and from 60-75 dBA as Conditionally Acceptable’ for new
housing developments.

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 is
required to incorporate construction features into the building’s design that reduce
interior noise levels to 45 dBA.

At the direction of City staff, the applicant prepared a Noise Study to evaluate the
potential noise levels created by the SR-22 freeway. The Noise Study is also required
to provide a list of recommendations to minimize any noise issue identified by the
study in order to ensure that the proposed design would maintain the interior CNEL
at 45 dBA or below. The study was conducted on September 21 and 22, 2020 at the
subject site. The study found that the future CNEL at the project site would be as
high as 64.4, 66.5, and 72.0 dBA at the first, second, and third floors of the building
fagade facing SR-22, respectively. With the CNEL at 64.4 dBA, the exterior noise level
at the first floor areas, including the open patio of each unit and common recreational
areas, is within the Normally Acceptable range; thus, no noise control measure is
required for all of the open spaces on the ground floor. However, the exterior noise
level at the second floor (66.5 dBA) and third floor (72.0 dBA) will be within the
Conditionally Acceptable range. Therefore, the applicant is required to incorporate
noise control measures into the proposed design to reduce the future interior noise
level to below 45 dBA. For that reason, the study also provides a list of recommended
noise control measures that include, but are not limited to: sound rated windows,
solid core exterior doors, exterior walls and roof insulation, and split system air
conditioning. The study also recommends a qualified Acoustical Consultant review the
final building design to ensure compliance with the City’s Noise Standards. Conditions
of approval have been included to ensure that construction details include all the
recommended measures in the building plan, and that the final design is reviewed
and stamped by a licensed Acoustic consultant prior to issuance of Building permits.
The Noise Study is included in this report as Attachment 1.

Concessions/Incentives

The applicant has requested three (3) concessions/incentives for the project as
permitted by the State’s Density Bonus law. The State Density Bonus Law requires
the City to grant a requested concession or incentive unless it makes a written
finding, based upon substantial evidence, that the concession or incentive: does not
result in identifiable and actual cost reductions; would have a specific, adverse impact
upon public health and safety for which there is no feasible method to satisfactorily
mitigate or avoid the specific, adverse impact without rendering the development
unaffordable to low-income households; or would be contrary to state or federal law.

7 The General Plan states for the “Conditionally Acceptable” category, new constructions or developments should be
undertaken only after a detailed analysis of the noise reduction requirements is made, and needed noise insulation
features are included in the design. Conventional construction, but with closed windows and fresh air supply systems
or air conditioning, will normally suffice.
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1%t Concession — Maximum building height: The first concession is to deviate from the
maximum height of 35 feet, as required by the R-3 zone development standards. The
applicant requests to increase the building height to 37 feet, which is two feet (2'-0")
higher than allowed. The increase in building height is necessary to accommodate
the proposed roof structure. The proposed roof will be used to hide the mechanical
equipment that supports each unit. Although the overall height of the building is
increased to 37 feet, the height of the living area, measured from the finished grade
to the ceiling of the third floor, is at 29°-6", which is still within the allowable height.
No living area will be built above the ceiling nor in the attic area. In addition, the
proposed building is set back 26 feet from the shared property line with the adjoining
property to the north, so the building will not overshadow the existing neighboring
single-family dwelling. Thus, the deviation from the maximum height of 35 feet to 37
feet is necessary to facilitate the proposed housing development.

2" Concession - Building area on the third floor: The second concession is to allow
the third story building area to increase from the 50% threshold to 100%. Pursuant
the R-3 development standards, the third-story configuration is limited to 50% of the
building footprint. This section of the Code is intended to ensure that the building
design and configuration is architecturally sensitive to both on-site and abutting off-
site structures. Still, it will be difficult for the proposed project to maintain the third-
story configuration to be under 50% threshold. Since the subject property is
triangularly shaped, the ground level of the lot only has enough space for vehicular
access, garages, parking spaces, and required open spaces. The main living area of
each unit has to be located mostly on the second and third floor. To meet the
minimum bedroom sizes, minimum unit sizes, and building setbacks to the furthest
extent possible, the third story has to increase to the entire (100%) building footprint.
The allowance of the third-story configuration to be increased from the fifty percent
(50%) threshold to the hundred percent (100%) is necessary to facilitate the
development and improvement of the property.

3™ Concession - Building separation from a driveway: The third concession is to
reduce the required ten foot (10'-0") separation between the residential units and
the drive aisle along the northerly property line down to zero. Per Code, the ten-foot
separation requirement applies to the ground floor, as well as to the upper stories of
the building. The intent of the required ten-foot separation is to provide a buffer area
between the vehicular access and the living spaces to ensure safety of the future
residents. The buffer area would often be used as a pedestrian walkway or
landscaping area. However, the project is designed with the intent to concentrate all
of the pedestrian activities to the south side of the project site. The apartment
building has most of the entrances oriented to the south, with the exception of Unit
A’s entrance oriented toward the street. The common pedestrian walkway that is
shared among the residents is also located to the south side of the building. Even the
common open space is located along the southwesterly side of the property. The
north side of the building will only be used for vehicular access to the garage of each
unit. In addition, no direct access or opening from the living area of each unit will be
connected to the drive aisle either, with the exception of the egress windows on the
second and third floor. The proposed the living rooms, kitchens and bedrooms located
on the north side and on the second floor and third floor of the apartment building
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will encroach into the required separation; however, these areas do not cantilever
over the drive aisle. Given the irregular shape of the property, this concession is
necessary to allow the units to provide as much living spaces as possible.

STREET DEDICATION

The subject property consists of two (2) parcels that are under two (2) different
Assessor Parcel Numbers (APNs): 097-251-06 (Parcel 1) and 097-251-07 (Parcel 2).
Parcel 1 is located on the northerly portion of the property and is 12,939.07 square
feet in size. Parcel 2 is located on the southerly portion of the property and is
4,439.27 square feet in size. Per the legal description in the Title Report provided by
the applicant, the front property line of Parcel 1 extends all the way to the center line
of the public right-of-way. In addition, there are three (3) easements located along
the easterly property line that were recorded on Parcel 1. Figure 2 shows the location
of Parcel 1 and 2 on the subject site, along with the three (3) recorded easements in
form of hatched boxes. Currently, easement 1 and 2 are used as a public street, for
the total of 25 feet deep measured from the center line of the public right-of-way.
Meanwhile, easement 3, which is five feet (5’-0") deep, is still being used as part of
the property. Overall, none of the easements have been dedicated to the City.
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Figure 2: The map, provided by the applicant, shows Assessor Parcel No. 097-251-06 (Parcel
1) along with the three (3) existing easements. Each easement is plotted and identified to
be within the Parcel 1. Although the recorded parcel map shows the property boundary in
form of dark lines, the actual boundary of the parcel is extended to the centerline of the
right-of-way. The area of the property where it has been used as half of Yockey Street is
actually a combination of easements granted to the City for public utilities purposes. None of
the easements plotted in the map have been dedicated to the City.
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Pursuant to the Master Plan of Arterial Highways, Yockey Street has an ultimate right
of way width of 60 feet, measured from property line to property line; or a half-road
right-of-way width of 30’-0” measured from the center line of the public right-of-way
to the front property line. For that reason, a 30-foot public right-of-way dedication,
along the frontage of Parcel 1, will be required to establish the 60-foot ultimate right
of way for Yockey Street. The 30-foot right-of-way dedication will include the areas
of easement 1, 2 and 3. Consequently, the size of Parcel 1 will be reduced by 2,100
square feet (30ft x 70ft), or from 12,939.07 square feet to 10,839.07 square feet.
Meanwhile, the size and configuration of the Parcel 2 will remain unchanged at
4,439.27 square feet.

As a result, the total lot size of the property (Parcel 1 + Parcel 2) will be reduced
from 17,378 square feet (or 0.40 acre) to 14,459 square feet (or 0.33 acres). After
the street dedication, the subject property still complies with the minimum lot size
requirement of 7,200 square feet for R-3 zoned lots, and will be able to facilitate the
proposed development.

LOT LINE ADJUSTMENT

To facilitate the construction of the proposed development, the applicant must also
receive approval of a Lot Line Adjustment in order to consolidate the two (2) parcels,
Parcel 1 and Parcel 2, into one (1) lot. Without approval of the Lot Line Adjustment,
the proposed housing development cannot be constructed, as the Building Code
prohibits construction over property lines.

Exhibit “"A” provides the current legal description for the two (2) parcels that will be
merged to create one Parcel A. Exhibit “"B” identifies the subject parcel as Parcel A,
and shows the current lot configuration and the lot line that will be removed in form
of a dashed line. The combined lot size will be 17,378.68 square feet. Since the land
survey was done before the official entitlement request, all the numbers provided in
the Exhibit "A” and “"B” show the measurements and lot size calculations before the
required street dedication. However, the removal of the shared lot line will not affect
the street dedication, and the overall configuration of the project site. The final parcel
map of the site will reflect the measurements after the street dedication and lot line
adjustment. Staff has reviewed the proposal and is recommending approval of the
Lot Line Adjustment.

CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA):

The proposed development is exempt from the California Environmental Quality Act
("CEQA") pursuant to CEQA's Class 3 categorical exemption, New Construction or
Conversion of Small Structures (CEQA Guidelines §15303) and Class 5 categorical
exemption, Minor Alterations in Land Use Limitation (CEQA Guidelines §15305). The
Class 3 exemption applies to the construction of new apartments, and similar
structures designed for not more than six (6) dwelling units in urbanized areas. The
proposed multiple-family development is designed for five (5) units, which is within
the threshold of this exemption. In addition, Class 5 exemption applies to minor lot
line adjustment not resulting in the creation of any new parcel. In order to facilitate
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the construction of the proposed housing development, the shared property line
between the two (2) parcels will be removed since the Building Code prohibits
construction over property line. No new lot is created as a result of the lot line
adjustment. Thus, the project is exempt from CEQA.

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
one (1) existing unit with five (5) new ones, among which one (1) unit is an affordable
for very low income households.

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) vyears. Pursuant to Government Code
§ 66300(d)(2), the City may not approve a housing development project that will
require the demolition of occupied or vacant “protected units”, uniess all of the
following apply:

e The housing development project will “replace” all existing or demolished
“protected units”, which requires all rental replacement units be subject to a
recorded affordability restriction for at least 55 years;

e The housing development project will include at least as many residential
dwelling units as the greatest number of residential units that existed on the
project site within the last five years;

e Any existing residents will be allowed to occupy their units until six months
before the start of construction activities with proper notice; and

e The developer agrees to provide both (i) relocation benefits to the occupants
of protected units and (ii) a right of first refusal for comparable units available
in the new housing development that are affordable to the household at an
affordable rent.

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 income level of the current and prior occupants
of the existing unit is unknown. Where the income category of the household in
occupancy is not known, the statute provides that it shall be rebuttably presumed
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that lower income renter households occupied these units in the same proportion of
lower income renter households to all renter households within the jurisdiction, as
determined by the most recently available data from the United States Department
of Housing and Urban Development’s Comprehensive Housing Affordability Strategy
database. For Garden Grove, this proportion is 79.7%. Therefore, there is a
rebuttable presumption that the existing dwelling units is a “protected unit,” and the
applicant must comply with the replacement housing and tenant protection provisions
of SB 330 for the demolished unit.

Since the proposed project already provides one (1) affordable unit for very low
income households, the applicant will eventually enter into an Affordable Housing
Agreement with the City. Conditions of approval have been included requiring the
applicant to comply with all of the above requirements, including to allow the existing
residents to occupy their unit until six months before the start of construction
activities with proper notice, and to provide both (i) relocation benefits to the
occupants of protected units and (ii) a right of first refusal for comparable units
available in the new housing development that are affordable to the household at an
affordable rent. The Affordable Housing Agreement must be approved by the City
Council, and recorded prior to issuance of a building permit for any structure in the
housing development, and it will run with the land and bind all future owners and
successors in interest.

RECOMMENDATION:
Staff recommends that the Planning Commission take the following action:
e Adopt Resolution No. 6034-21 approving Site Plan No. SP-105-2021 and Lot

Line Adjustment No. LLA-028-2021, subject to the recommended Conditions
of Approval.

Lee Marino
Planning Services Manager

By: Huong Ly
Assistant Planner

Attachment 1: Noise Study for project at 13361 Yockey Avenue.
Exhibit A: Lot Line Adjustment - Legal Description
Exhibit B: Lot Line Adjustment - Survey Map



SNy BLIOIS Ay mt&.@

Y BJONE(] any onmm, any onmc (]

kils) pﬁéddaqg

IS |9Zei

15 Aayooa

It

x 5] d
PialaM -y Eue
< @ e..q\ ’ ./.
% g e
H .
g b 4
m L
W
i g 1

15 Aayoop
,‘_"
"

Ay jeuaduy

Y o e
— B MOBtE,. f .

VO 'JAOYO NIQHVO 40 ALID #U/Ww e Feoz-sor-ds
| LS AIDIDOAL99CL I —=

£

DOA

i




———
SLEIHE X 40
'~ I X3dANI133HS | € *0SIavOaT | ¥ | SIA0D HNIATING | 9 | TVLLINGENS a3YH343a| ¢ SINVLITINSNOOD 113 S3.1LON MI3HIO NV1d
IEs. HAWTY DNINOZ
‘o s TTowiL
v 907152260 * YOSSISSY
A 50 101
v, IS 65HVI NOILVOII3a VALV 3215 107
; ,(anqkrz L T ”muﬂ‘gu = (080 6102) ‘3000
Er N oo ) 1#9Z8 VO ‘IAOND NIQHVO
. ONITING WV OOM *SW3LI3AOBY IHL 40 NOLLOIISNI . LITULS HANOOH Z06ZE
sanoisa IWOH ATNYS TTONIS ONILSIE 3ANTONI LON TIVHS ¥3NOIS3Q ricroTyL ‘ONI SNRIAFNION ONOO.
e FHL Ag 31IS 3HL OL SLISIA NOILYAYISEO YFANIONT TIAID
‘STVINALYIW GINOLLNIWINOSY FHL )
¢ IMHOM 40 Fd0OIS | =0Nowvoddy 3HL OL HOjHd ALIIBYLS _:mwmpwowxo zmauwm
3QIAOYd OL ONIOVYE AUVSSIOIN THL . INOOH
3QIACYd TIVHS TH ‘STVIYILVM HSINI ONV yeyozyiL <O SNRIFINIONT ONoa
SWOVHHAVIQ HOOd NV H00Y "STIVM YIANIONT TVHNLONLS
UV3HS TIV 40 NOILVOITddV 3HL OL HORd o
JUNLONYLS FHL 40 ALIEVLS THL ¥Od Lezs <w&wuﬂﬂz§mwﬂ=—.zwﬂ
TOVHIRCD LOTRE = Bsv'vl BLLE | T s A osvzLszHiL AR AgOL
. NI38 LON SVH ONV 'HOLOVMLNOD | ek VN t3d GAAINOY 38 TIM - SHTTHNINAS Tuid (1 00 Rena
FOVHIN0 107 TVAINID FHL 40 ALIIRISNOIS3Y H3aNDIs3a
ST 3715 107 | 3108 FHL SI "L 'SLUOIANS ANVHOIWIL
"ONINOHS 'ONIOVYE NOLLOZNI 40
m_ IO TE : aioos owamne 0| ARV oIy rae a2 | § | SMNOE ALISNAQ L | NOILVIWHONI HINMO | 6 vLva 103roud
El
2 “SNOLLYINOY

ONV 'STONVNIGYO 'SILNLVLS 'SMV]
FOVHVO VO OML ANV QIVS HLM ATdWOD OL 3¥NTIV4 SIH WO¥d

NV1d J00M

'ANODTVE ‘WOOY ONIAIT ‘NIHOLIN ‘HLvE
3IUHL 'WOONATE OML 40 ONILSISNOD
LINN INOONI MO AY3A '3 LINN (€

ONLLINS3Y SILLTVYNI ¥O / ANV SIOVINVA
ANV 404 ¥3INOISIA IHL SSTTWIVH
‘07T0H ONV ¥Od 3T8ISNOdS3Y 38 1TVHS

133HS ¥3A00

SNOJLVA313 0380d0¥d
NVid Y0014 03S0d0¥d

YOLOVHLINOD FHL 'SLOV SHOLOVYINOD
FOVHVO VO OML ONY JHL ONINYIAOO SIIONIOV UIHLO

AUVWINS DNITING ® Nv1d 3LIS 135010 NI XTVM HLM WOONQ3E ¥3LSVW HONS GNY 'SNOILYYLSINIHAY HLTVIH
NV1d 3118 ONILSIX3 ‘ANOOTVE 'HOOY ONIAIT ‘NIHOLDI GNV AL3JVS TYNOILYdNOD0 3LVLS 2> e - rior oo
NV1d TO¥.LROO NOISONT ‘SWOONHLYE OML 'SWOO¥O38 OML | ANV Tvd303d 3HL 40 SNOLLYINOIY FHL ”
NVd ALITILA 40340 ONILSISNOO LINN YAV {0 LINN (Z|  “AL34VS TWRILSNONI 40 NOISIAIG 3LV.LS f50- corc/eiLs| 6 et B 000L Jut vv e a| zw o
il STIVA30 ONIAVYS 3HL 4O SUIQUO ALIAVS VINLSNANI AXOLS QYE ONY ONZ ¥O4 YOVELIS 0L JLVNINNA (€
il NVId ONIOVHO ANVNINITZN JOVHVO UVO OML TVHINIO FHL ANV SUIQUO AL3AVS wre| s s S0t i i- zwre el e
ar< NVd NOILITOVEA ONIGYYD QNV L3SOT0 NI XYM HLIM WOO¥A3d NOLLONYLSNOO THL HLIM ONIAIIWOD M 0= o001/2zu'e v,
3 o m 133HS F1LIL ONIOVHD YILSVIN 'ANOOTVE ‘WOOY ONIATT UOd ALIMBISNOSIY TIN4 INNSSY ONIGTING 40 %001 Q3SOdOUd 38 OL ANOLS Q¥E (Z
ga dVIN LOVAL 'NIHOLIX 'SWOOYHLYE OMLL 'SWOOYA3E | TIVHS HOLOVMLNOD JHL "NOLLOIaSINNT P 15 000 oh| o
m ﬁ ONIYIONIY FAILOIdSYId OML 40 4O ONILSISNOD ‘0 SLINN ('} ONIAVH $3IONIOV 40 SNOILYINOIY A0-L€ OL V926 "VO 'AITIVANIVINNOS 000 /oav's + 000 /080T e Tl 'y n 1w
Z7S % ONIYIANIY VIHIY SININLYVAY LINN S 0ISOdOY¥d | IHL GNV 'STONVNIGHO T¥O01 'STLNLVLS FSVIONI OL .07S€ WOYH NOLLORILS T LHOIH (1 3NRIDIYId 00704
a8o 133HS ¥3A00 $O 3LVLS 'SMY1 V33034 318VOIddY 003VZIYLL ONOG THd T Toois | ool -1 [1isvora]
2 m W WANLOFLIHOUY UGN 30 34008 HLIM ATdIHOO TIVHS YHOM TIV  °} SININZONT SNNOE ATISNZA HINMO e oo | v asovons| vam asory | “evonss | " e o] "
il o
m
Q Mm OdNI LO3rodd dVIN ALINIOIA
o Mo
N
P
A
-
3
! :
Kl
2
O
5
— 13381LS AIMOOA LIEEL
2 . o)
ANINHOTIATIA ATHIO0A grcvrs 6
&
i
W “
B
it 1 07 v}
o
[ &




AIZ-21-80 | DI 'SLAIONOD AYMAIN 1202 &
A a ‘ "U01e07 881 Jo} Buimelq adeaspuen] o} Jajey
_ I ALID <O m_>OI_w ZmDm<w “Alea Aew uopeoydde pue sjeusieL ‘$10j00 ‘uondasuod 1Sy “JLON _

_ 1S AINIO0A 1L9€EL _




AVz-21-80 | O ‘SLAIONOD AYMAIW 1202 @
‘ "U01EI07 831 1o} Buimelq adeaspuer o} Jajey
<O u>OI_w ZmQN_«ﬁ *Aiea Aew uoneoydde pue sjeisiew ‘$10j00 ‘U0ndaou09 S 1Sy ‘I 10N

| ‘1S AINIOA L9EEL _




§
H
N
5

= " ﬂ
IS
‘o g b N i
am // N t _
ey . \ _
UYL ) ) e g | e oS .
oy cpmmgtanio vi'e Tty s s i s e Ve | N i
S T T R | . N, N
- e ot s s ot o o LINANDIS [
WINOISIT vk e 2o t AW
e . S N Gty | 5 T e S e S | 4
L - o Wbl A ¢ |
B R ——, [P PR \, i
[P SN WY W wrsteay | // |
IO anmape oy vt
Awchus Iwisone) | — . |
T e 3o e o | : Tl m
T A s | N X 1|
{ L N ¢
| . \ |
D e — | N \ |
oA WD) (1% I Y LA ” 1 1 Noeraray, 7N\ 1
e Ko A vewireey <3 wer (M H 100 e N / H “
e | N | t
§ sy o T oy e | | . |
Bareiny 40 Mt sae Bisen 0 posrtae ¥ NS | H // . {
gw i T | \ : 1|
c e 67 e T ¥R BLANEY \ 1 |
B ity Peas s peaesid - § v vest ! \ i
c3 i \ W
23 | ,
E R i m i |
m = { & |
@ - Q
I ," | N
1 N 1
[eLELER] | TNy N
o A
ar '

$¥826 VI'IA0YD NIQUYD
13341S ADIDOA T9EET
INIWdOTIAIA AAD0A

NOLETS3a | ASY

SR

NEPSTTNBRP ISR D SOOPE - ~a o S EERL ARSI PO S Sias /Mo |

25 % ML
SLIDINOD AVMAIW




2O 0207 "1 43INIAON [03IVQ LHOd3W "10-1-AIH00K "ON 103 0¥d .
m>o¢0 zmomé mo — — —O ZHLT "TO WINGYY 3 HYOBHYHS ‘AG O3V VMO 3HL HLM T3A3] L3S SI ININONON 3NN3AY YSYiL 40 INNWILNID
'6956-7.8 (6¥6) AL JHL J0 ATHIHLYON ‘14 SOL ONY 133MIS VITONOVA 40 INMREINID IHL 40 AWILSYI
v I RSNVED QALOH SV ATIVaS 0726 VO “INAY ‘ITHA N3DGOH § 'SSIUGOY 13 05 “INGAV YSYAL ONY LIS VIONOV 50 3L 40 ¥INK0D
WS ONI "N3G08039 ATGIUSVIHLYON 3L M GIVI01 S1 INIAONOW “NSYE HOLYD JLIINOD ‘L4 § AR
P URbel Ut on RusnL i) IR STOS | 136 v 40 4300 AIISIHHLAOS HL NI L3S WG D0 AL, GIENVLS XSIO WE
R e 133ULS AFHOOA 9ottt NG 02 ) A S 30UD NIQHVD 0 ALD SSVUB G3MOQ .Z/1 T ONMDS ~ Z00Z SD0 AQ G3BMISIA
SSIHA0Y WIS H 28924 :SS3400Y PYBZ6 YD '3A0¥D NIQHYO ‘LIWLS AINDOA ISTEL ISSIYAAY.
IWUIINONI KOG “INOQ Hd LVH 5002 {0TIATT HVAA HE6TI NOUYATTI 'BROAVN '66-651-0L |IIVUTZAV 1T ) TV Ao
133HS I T TaT FIITTIRIT O VINAO AV RONTE SNOISIATA
Vo Jolia o
YOLS=IvL (¥1L) ONNOHITIL AG GNIVIOIY 38 AV JIOIH3ZA OIMOL ISNIAX3 SHINMO 1V AVMY GIMOL 38 AVA SNOS¥3d GI18VSK) ATIVOISAHd
UL onae v T B T i A D Y R Gy ¥03 Q3NSSI SILVId ISNIIN ¥O SQYYOVId ONHSHIONUSIO ONUYISSKI LON SIIVAS O3ddYOKINYH GILVNOISIO M NIV STIH3A OIZWOHLAVNA ‘1€
NV TONLNGD NOISO] Tty g — ———— SONMOTIOS JHL SIUVLS AISNONDIISNOD ONY ATHVIID HOIHM “LHOGH NI HONI | NVHL
NVl AL N e e boats L et Rt plest et 31LON ONYILLIT HIM 325 N SIHONI 22 X S3HONI LI NYHL SSI1 LON 38 TIVHS NOIS 3HL JovdS %0 TIVLS HOV3 WOU3 J1GSIA ONY 01 INFOVIQY
SUVLI0 NOILONYISNOD % SNOLLIIS IR v i oK ATILYIGIMN YO 'SIUTIOVS ONNBYA 133MIS-330 OL ONVHLNI HOV3 LV '30¥1d SNONDISNOD ¥ M ‘G31S0d 38 0STY TIVHS NOIS WNOILIGOY NV '0F
NV1d ONIGYHD 53¢ e aveey e vz T maes! - R e NOILIA3 ISILYT 'SOHVONYLS JOUSAN 30 INIALEVAID 3HL ONY
: o oty 4430 1L ONY VL1 SY3LAVHD "3000 SNWNG VINYOINYD 610Z #Z TUL OL WHON0D TVHS 1NOAY] TIVIS ONIXNY ‘¥IVAICIS ¥O GNNOHO ‘IVAD QIHSINY
Y1 NOUITON3Q [RPITIR) SRR (o, e— ONDIY JHL HOUS SIHONI OF 4O LHOIIM WANNIN ¥ 1V 30VS ONDUYG 3HL JO ON3I HOWINI 3L 1V TIVM JHL NO GI¥IN3D 38 OSTV AVH SNOIS
1335 T s 155 IV0 GIHSINLA JVAS ONDRIVA 3HL OL NOIS 3L 0 NOLLOB 3HL MONJ SIHOM 0B JO LHOH WO ¥ LY G3LSOJ 38 TIVHS “TAAL 40 HLVd 3HL
jercy R L T rovpreT— vephend poes' oy 0 o e—— JHM ONY V3HV NI S3HONI 33VNDS 04 NVHL 3TIVAS 30 LON TIVHS NOIS 3HL “ONNONONOVE 3M18 M¥VO V NO LM NI INYENID0 HIM MIVHOTIIHM
7.0 A3A 310dd ¥ SO ONUSISNOD ‘3OVAS ¥O TIVAS HOVI WONJ J0GISIA ONY OL [NIOVFGY ATLVIGINW GIISOd KLNINYWN3A NOIS G3ZROLOTLIM
PE« NEEES ¢ 48 QUNION 33 TIVHS SIUIUAYSIO WHISAHY HIM SNOSH3d ¥0J OIAVISTY 30VAS ONONUVA HOV3 ONIRULS ONY OMNOIS ONWOTIOS 3HL 0MOYd ‘67
L e Crite 43 v sviiers surdny vt ernrrmney 19T LV 154 000C 38 TIVHS STI ¥INUL ONY SNSVE HOLYD 'SAVQ B2 1V 1Sd 0052 33 TIVHS SYIVM3Q'S ONY ‘SYILLND ‘SGNO ¥03 ITONOD TNV ‘82
"SINFNLHVLY LINN § 0350d0Hd HOM H0 3d00S g r——— (ov0034
& S RO P i 30 AIINONT HL AG GINOIS-1IM ONY ALID 3HL MONJ GINVIBO 30 TIVHS SANOJ NOLVOWILYID) 3000 ONKTHNG VINMOAIYD 3HL 40 VZISL ¥IONN
'SHLUNVAD HIEYI MMO ONUY et e Q3MND3Y SY SNOLLYAIII GYVZVH Q00T Y4 3HL HIWM ATdM0D (SINOUYAITI YOO HSINY LSIMOT 3HI IVML ONUAJW3A SNOILVOLILYZD TVNOUIKIaY
GNY NOILIGNOD. G131 40 NOUIUSIA 304 TIGISNOASIY 30 01 ¥ALIV: SreEmm— it w3 Fosen vvomey s S TIVHS §IINONI TAID ML 'VIHV ONYZYH INOZ 000 ¥ N SI ONKITING 3L 31 'NYd ONIOYHO GIAONAAY JHL NO SNOLLYATT3 ONY 'SIOVAD ‘SINT
ATNO SISOJUNG ALYWILSI HOJ NHMOHS Ju¥ ONY 'SILUNVNO Mvy JaY s ey e ——— e L HLW 3ONVIIGNOD NI SI LOJO¥d 3HL LVHL ONILIYM M AHLN3D TIVHS QNOD3N JO ¥IIMONI YA GIULUSIOIY IHL 'NHOM TIV 40 NOUTIIWOD NOUN L2
e ksl B e e v ot NYId Q3AONddY 3HL OL NOISIA3Y 403 1S3NOIY ¥ 40 TYLLWENS AR
B8 300 0 4 vy bt NOD 40 INIWIDYId OL ORI GILIINY0D O UIINONG ALDD 3HL AD YAO¥JdY 3WNO TIVHS SNYIJ G3A0¥ddY 3SIHL WOUS SNOLYIA ANY ¥N0d
o NG1), JIORENE NUYAYIXD AN iy e s s o aw 3L3HONOD OL ONY YOANYIS GISNIXN ¥ AB 30VED NY1d 204 GIH3A 38 OL UV SYILLND JIVNVEG ONY BMND 204 SNOLVAITI WEOS ILIUONOD ‘92
*0 %0r U INOUYAYORE- e e, ek ol e e 103084 3HL 40 NOULTIINOD HO/GNY ONONIS HIIIM3d LNINVINIA 40 NOUINKISNOD NOIN QIAON3Y
SNV YIS % WILVK - 2 o8z IR s ST ey -t g Bye 30 TIWHS 30N3J L ¥IUINN3 LOIrON L T3S 0L INIJ AN NIVHD HOM 1004 (9) XIS Y NIVINIVA ONV TIVLSNI TIVHS ¥OLOVALNGD 3L 'SZ
LPL=Y ZVL-¥ 4IEL-Y SNY1d 1330S * TCRE S e e % (‘0L-0Z 39¥d O ONINOANOD NOLLKI3 8102 .YOOGNII¥E 3HL) (VX¥'9-£0Z TIavL
e e os— oo ¥2d XIN U3INOD 1IVHISY WAHO3N 3SNIA ZD SSYTD 30 TIVHS JUIONOD LTVHASY (35¥E JUVOTNOOY ¥OJ I GOHIIW) LSSI0 MISY ¥3d ALD
BNVId FONTHE3d F18VL JHOMHLHY ) Ko 0L SISIL NOWLOYENOD LINGMS TIVHS ¥I3NON3 TONHOIL039 SH3H01A30 L ‘NOLIVANOD IALYT3Y %06 OL OOV .¥/5 i SSYID 38 TIVHS
st s Weccrd bt R o YOIV 'HOLOVGHOD AULVIIH "M X06 OL HVHI-BS LOVANOD TIVHS ¥3dOTIAI0 ‘NOLLIIS IVHNLONALS 10T OMYHYE 0 LNINIOVIA O1 HORK '¥T
W 61-8L §39vd 'S5V %008 N1 GIONOIIY ‘22901 ON ¥ LOVALL ¥3d M.5L,I0.0N ONI3E LIULS AINOOA 40 3T HILNT a3 1998 'S333 TIGYINIdAY 30 ININAVA NOAN SIOUO4 ALID A8 OITWVASNI 30 QL 3DANIS ONY HILIW HILYA ‘€2
RV R e el g - IYNILSI 3L J0 ADVENOOV ML ONNINYILIA H03 TIBISHOISIY 38 TIVHS YOLOVAINOD
YOW 135N ONVY ‘- 0 g aang n‘~ AN D 3HL 'S350dHNd ONGOKE Y04 L1ON ~— AINO SISOJ¥N 334 HIIHD NYId ONY ONIONOS 204 nu—(zwuﬂg mvu_.—=2<8 YIHLO ONY MUOMHLYYI TV 2T
R — - "31BYL HUOMHLYY3 335 <= (SS0¥0) SQ¥VA D8AD ~7 T ™o
A BT e ot ket sstikpilbie B oo O e
L0-152-L60 7" T R v MR WO e et e e ity “L¥0d3¥ SHOS IHL N GIGNIANOO3Y SY OMIAYYD WIOIMBY TIV ONKGMION — SIULUNYAD 40 ININILVIS 1Z
ALN0D GIVS 40 ¥3QN0DIY ALNNOD 3L 30 10140 3HL N Inweny oo san e 05 GNVS 40 LNINIOVIAIY GV TYAONIY 04 350VD 38 TIVHS SINIAIUNOIY JS3HL 01 MYOINOD OL JNWV4 'SIE30
“ . . ¢ p | waveni | e WL e v dhve el agrans nrd oot ¥ 40 333 GNY NYITO 38 TIVHS H0S LHOGN ‘33NION3 ONOY¥O 3L O1 GILIINGNS SIINSIY ONV T0S LU0 NO O3M¥0A3d 38 0STY TIVHS 1531
RSN S S e RS 3 o oo el e e wm = ST LGl Mo 10 55363 0 51 X0 NORNGED i v LTS 155 0 48 G 51 3 oLass o o 08 3
] e NRIAL Y s s — sy by VO30 OMTHNG 3HL HLM GI)3 LUOJI¥ V ONY JOVM 30 TIVHS NOLYOUSIANI NY ‘ILIS SIHL OL WINALVIN F0S ANY 40 NOLYLYOINI JHL 01 ¥ORK ‘07
kA | e ) bl el VINOINYVO SO 3UVIS 3HL M O3WIISIOIY YIIMONI YIINHOIL039 ¥O VAD v AG 3INOG 38 TIVHS ONUSIL ONV SI¥0d3M SUOS SNYId ISIML
HOW (35N ONYT - 0 WO LTV s 10 ey gy By ¢ caiaraes Yd v 30VA 38 TIVHS ‘NU3HL G3MVINOD SNOUYONIWNOII TIV ONY ‘0202 ‘L2 ¥ION3AON Q3LVO “OM ZUSUOB AU Q3UYdI¥d L¥04IY SWOS 3HL ‘6L
2 Ty ¥t e 'AVR=40-LHOW OMUSIX3 NHLW ATIN3 20
55 LOBEROL LN 1S LOGFT rra—p i i Y LYY ONAT 4O OMONVHUIAO STIUL O ONMMKL ¥O TWAOMIY TVILNYA “IVAOW3Y 3HL OL MO ¥TIMONI ALID HL AJLON TIVHS NOLOVHINOD 3HL ‘8L
%0-152-£60 © ORI 0] St ¥IINON3 DI4IVHL ALID 3L 4O NOLOVASUYS 3IHL OL U3AOW3Y ¥O ‘031¥2013Y 'GITIVISH 38 TIVHS SION30 T0UINOD JLIVAL TIV Lt
« o 3 4 =T S =5 e =y e Pery HIINONI ALID FHL JO SININIUNDIY IHL ONY 3000 ONOUNS VIN¥OINVD 3HL 0 €F WILAVHD
B0 30ALNICO. SAON MY 0 A1) ML lu IO Qv 3500 OHOIVIIN Y JISIALE T3ONW “I¥ ML AD GIHSTIBOJ SY VANV HOLYM. 3HL ONY ‘L3S _NOILYOIA34S TONINCD JIIVAL GNY JONBNGANOD DNBNd, LSV SININGOTINIG ONY
S GHSNHOL | NOLLOTS 0 HILHVNO LSVHINON 3HL 40 YALUVID LSIAHLAOS 3HL O HALIVNO LSYIHLUON JHL 40 NOL¥Od LA%0M ONBNJ 40 ININLEVIID 3HL O1 WEOINOD TIVHS NOLDNULSNOD ONNG NOLDILO¥S ONY SSIOOY NVRILSIG3d ONY TOMLNOD OLLIVAL A¥VHOUNGL ‘St
TNV “HIINONI ALID 3L A8 0330
“ROTFISRT VT S1:2102 A3¥AHOD ALTTLA SY ONDY NI Q3UVd3Y 80 30V1438 38 TIVHS AVA™JO™LHO DNBNd ¥O AL¥3AONd JUVAlNd INIIVEQY NO SLNGN3AOUAM GIOVIVG 0 NINOYE ANY 'S
3000 WA ALID 3HL ONY HLTVIH 4O ININLUVA3A 3H1 ‘300D ONGBAMIS MEOSN 3HL 40 NOILIOI ISILYT HL HLM JINYCHODDY
928 o0 1o NOLVNEOSNI A3AEAS NI ONGYEO ONING QYINNOONT SYNYL OULAIS ¥0 'SI00dSSID 'STIZH HILYM LIS-NO ONISIX3 TIY NOONYGY ONY ‘dvD “JAON3Y TIVHS HOLOVEINOD 3L ‘bl
T A NOILONALSNOO 035040Kd 3HL HLM ONAIAUALNI T4V AL H GILYO0T3H 2O GNOONYEY
BL26 192 VIL~NOSIAQ SIIIIS ALD IHL O¥S TINAS LSIVT IHL NMVLBO TIVHS ¥OLOVALINGD M SN MO O MRLYOMM TR ew‘wiww:uu(xﬂw.w%,ho ouz:_ﬁmuxu:: 2 hﬁoﬂﬂw‘ﬂaﬁ_ﬂsﬁﬂzﬁiﬁ R
Sy 3HL NY300 3HL 01 MYXQ SNOYJ TIV LVHL ORY GILLINY3G SI ONIMNG ON 1YML O8Nd 3HL INAMLLON QITONILS 36 TIVHS SNISVE HOLYD JUIS-NO TV by YUOK ON GIMN03H SI NOLYWUON HOOS I ‘NOISIWO STHAYZS NGTHIG %0 ONY NOISAKD ONNIININD ALDD L AR 038N03Y I3 QLGNS
{ (vad) 1NV E 031%0dM O34 3HL 0 33u4 SI WOS QLU¥OAX3 ONY QIL¥OSM TIV LYHL JWNSN3 OL HOLOVEINOD 3HL 0 ?:.x;ux.uz- Sto ey 38 TIVHS NOLLIONGO 803 31NA3HIS V ONY SINIAND0G 11 HAYHOVAYY N 3000 ONY W N2
NOUVLN3AZ1éN! ONY M3U3Y 204 1SIN03 NON T1BYIVAY 30VA GNY SINL TIY 1V 3U'S NOUONMLSNOO 3HL 1V 38 TIVHS ‘030003 'SNOILYH3d0 AB 030VAYQ SUTILN OIS 40 (NINIOVIAIY HO Mvd3Y 40 1S0D TVIOL WY38 TIVHS HOLOVMINOD 3HL “JOVAVQ MOUS MGHL
{ U3 (ddd¥S) NY1d NOLLN3ATHA NOLNTIOS B3LYA OIS ONY SKY1d TOULNOD NOISON3 G3AOHGdY 0 S3Nd0D SINGNIMNO3 (0N) ININGOTINIA Lavemi 103L0¥d OL ONY 1ON HO NOJ¥3H NAOHS W3HIZWW JNIVN AW3AZ S0 SHLPN 3HI 3IVO00 QL HOLOVMLNOD JHL 4O ALIVGISNOGSIY FHL 38 TIVHS 11 ‘Il
§ HO7 G31d0AY ONY (d) N¥1d NOUVLNINI TGN TVO01 3A0HD N3GHYD 40 ALD ONY L34 SIOEN ISILYT 3HI HLW JONVAHOINOD NI 38 TIVHS eOM TV 2y V2405 HSIN 3HL OL 100 NOLOVGNOD %06 NVHL SSI1 10N AVH TIVHS NV OUY3A | OL WINOZINOH Z NVHL ¥3433LS ON 38 TIVHS S340% THJ ‘01
P H ‘3LVQ OL 03A0NddY SLMd3d “O3LLIME3d 10N SI ONUSIL 3801 AMO "OMISIL 40 X0Z NVHL JWON ON IN3SI¥d3Y 1SAM GOHLIN 3NOD ONYS “(MVITONN)
i & 37 TIv 40 NOSNIASNS SY TIIN SY IN3AAO13A30 3HL NO X¥OM TI¥ J0 NOISN3JSNS LVIO3NMI Y04 3SMVD 38 TIVHS NOLOIS SHIL HIM A1dn0D 01 Junivd 22620 WI'S'Y O/GNY '(3N0D ONVS) SSSI0 WL'S'Y ‘LS510 WL'S'Y AB O3MMYILIA SV ALISNIO XO0G 0L 1NOHONONHL ILIVAM0D 38 TIVHS STIS 6
i 5 vyt ‘GAONH K330 AV LTS ONY S30 TV ULV UI3HOND AL 3HL AG 03AOMGAY ATVOLO3S SSTINY G3LLAN3A 30 10N TIVHS LIS ANY J0 OO “ONNOHO 10 NOLVAVA3Hd FA0¥ddY HIINION3 SH0S 3HL ONY VIS0 ONKTHAG 31 NN QI0VId 38 TVHS THd ON 9
- § ONHSYM "UIINONI AL 3HL AB GIUNO3Y SV SISVE AUYO ¥ NO 3UIS NOIONUISNOD 3HL 4O V3UY 3HL N SIIRUS TIV IS TIVHS ¥340TIAIQ 3HL Iy 3000 SNITHNG VINEOTYD 3L 0 T191 NOILO3S HLM JONVAONOD NI OAZANNS GNV1 O3SNION 3HL 4O ¥TIMON3 TAD G3WIISIIN L AF NOLDIS
i : e y “WAGHS: 38 OSTY-TIVHS SATUL.J0 NOUYDOY ‘NvTe Oteavi) ONIGNNG 3HL OL ONWIMM M O3U3A 38 LSO SH3INN0D ONGHIA FHL ONY NOLYAIII Ovd JHL ‘STVAILYA HOUYONNOS ANY 30 INNNOJ 3HL OL ¥OMd £
3L NO NHOHS 30 TIVHS 'SONYONVLS ONULHOII SNGNTOM ‘NY1d 3dVOSONY) G3A0¥ddY 3HL ¥3d SY ONIENOLNOD ONOYD GNY ININLY3UL 3aYISONY] 0¥ "NVEO IYOLS 1Y 30 NNd
5 UTIHONI ALD L 0 NOLIVISUYS ¥ W3IN3 3NL ON LY GNY G3MVINOD 38 TI¥HS STHdS LYHL HONS G3LYO0T 38 TIVHS SILNIOVA ‘LIS NO GIMVINIA 38 TIVHS SIUMOYS AUVINYS 9
v 3HL 0L G3dd¥ ONY L 0 HLGIQ WEOSNN V OL ONHO¥S ¥O G30V1G3y ONY O3AON3Y 38 TIVHS HILVA ONKTIOH SY3HY LNIGAYd ANY 03V1d34 “sawTono
m. ONY G3AON3Y 36 TIVHS d3LYM ONQIOH SY3UY UIMONOD ANV 'SYILLNO 1UIHINOD ONY SY3V G3AVA O ONIGOOTS AG GINO3IHD 3 TIVHS JOVMIVYQ 68 ADIMISI ININIOYNYI ALTIVOD MY LSYOD HLNOS 3HL SO SINFWIUNOIH 3HL HLWA 3ONYWHOINOD TINJ JI ONY ONM3LYM AB OITIONLNOD 38 TIVHS ISNA 'S
¥ - i NOUIT3 LSILYT 'SOUVONYLS 3OS 40 INIALEVAI0 JHL ONY ‘8Lt OGNV “UOLDIISHI ALD 3HL AG GILITMO SY SENOH ENOI-ALNIAL (Z) NVHL UIONOT ON3LXD STVAONIY YIVAIOS
. VAL ¥3LdVHD 3000 OMOWUNG VINOINVD 6102 '¥Z JULIL ONY 'SNY1d 3HL NO NMOHS (S)WVL30 3HL OL MHOINOD TIVHS STIVLS ONIMUVA dVOKNVH TIV '6F JUZHA 030VId 38 TIVHS ONIAYd ‘'Y AUYHOGNIL AYM~30-1HOW 133MIS JHL NI MHOM TIV 04 L1¥3d AVHVAIS ¥ NWLIEO TIVHS HOLOVAINOD JHL ¥
L NOILIG3 LSLYT 'SOYYONYLS J0USNN 0 ININLEVGI0 IHL ONY BLE ONY Vil “ALID FHL A8 GIMOTIY SV SINZNAONI JO ONISYH ANY -4
i » Hpei HUAVIO 00 NG VKOV 6102 'VZ T 40 SINGNFUNOTN AL OL MHOINOD TIVHS XUOK TIY “XIVAIOS 4O XIVA 3L J0 VNS 3L OBV 130¥1d N GILOO0¥A ¥O/GNY GIAOMIY 38 OL SLNINIAOHM ¥04 HHOM NOILMON3A 3
i j fou e s 0 S 5300 £ ORI s 8 T ¥ i, G5 3005w S Yo i St 1 1 s ot e s 57101 s o 0 WG
: 1Y ONLOXOHd SE¥N0 AG G3LINGON 30 TIVHS SAYM NYISLSI03d Y3HLO O ‘SXWYA3OS 'SYIYM QL LN3OVFOY O M GILYOOT SHIYANNO ¥0 SHAINYIA TOULNOD TWOLN3A/TVLNOZIOH GHY LNINTHON I AN JATI AMYOWTI0B 3LVANODV NV NOdN U3SYE 30 TIVKS SNYId IMOVMS/3UIS TV 'Q
¥ LY SY HONS 'NOSN3MQ TVOLLY3A ¥ NI SIHOMI ¥ ONKIIX3 'AYMINRQ 0 LIULS INIOVIGY NY ONY XIVAIGS ¥O XTVA ¥ NIIWL3B 1430X3 TAT) SINIMGAOYAN SS300V LNIOVIOV ONY SIOVLNOUS LOX'OUd TIV 204 S3AVAD ROIS3A 0350408 ONY SIQVAD L3MLS OMUSIK D
KNI SIONYH) LeNBGY "NOO¥IY3H HYII0 ANWNIN SIHONI 08 JAVH TIVHS SIO¥dS NOLYINOHD Y3HIO ¥0 STISIV 'SAYMIOVSSV 'SHOGINY0D ‘STIVH ‘SYIVA 'S8 {(10UINOD JH4VEO0L0L ¥04 O3S 38 LON TIVHS SXAVI HON3D AMVHOMIL) TONINGD
i ’ el P ‘NOILOMMLSE0 3HL JO WOLLOG 3HL OL GIUISYIN Sy JOVANNS OMNTYM 3HL 3A0BY SIHONI OB 40 WOHINW ¥ 38 TIVHS AVA NVIMISIAId V %04 ALD ISIUVIN GNY SINM 10T ALY3€0¥d 3HL OL NOIVIIH NI SNOUYATTI ONY SIONVISI TYOLNIA ONV TWLNOZWOH '8
i 152 NOUONUISSO ANY 30VdS ONRIANINYA ¥ 110N IIBSSIOOV NY 40 HLOW HYITD JHL JINA3Y LON TIVHS SIOHB0 ONONYLO¥d HOOTS GISING SA¥YONNOG ALY3JONd IHL MOU3 (0F) 1334 ALWHL SO WOMININ ¥ 3UIS 3HL OL LNIOVTQY.
ff 3 1 ¥0 QNNOED ML 3A0GY SIHOM 0F OL SIHONI 22 WO¥S HIWXVI SIHONI ZL ONVHIIAO AYN SHOU ¥0 SLSOd NO GILNION SLOFGO ONONYISIINA ‘GE ONY 3LIS WL NO SIUULINULS ONUSIX3 ONY NOUDNYLSHOD MIN 4O NOLYOO GNY 3215 3HL TIVOS. OL ONWOHS NV1d 2UIS HLM NV1d SNOVED 'V
{ i 'LNAOAY ANY 30NYLONA LON AYW ¥0014 Q3HSIN 3HL 3A0BY SIHOM £Z MOT30 4O LV $3003 ONIOYTT ¥3HL KL QILNNON SLOFE0 SONMOTIOS 3HL ONGATON!
boas 'STISIV 0 SAYAIOVSSY 'SHOOWH0D ‘STIVH 'SHIVA QLM SIHONI b NVHL 3YON ON JONYLO0Nd TIVHS ¥001J OIHSIN 3HL 3AOBV SIHOM 08 ONY. SIHOM 13000 INQHIG VINYOAIYO 3HL 4O OLL ONY £OL SNOILO3S 40 SININIWND TIV OL WHOINOD WAMNIN ¥ LV TIVHS SLNINRSNO3Y LNINNOOQ WLLNGNS €
] AN At i £Z NIIMLIA S3003 ONOYT) U3HL HIM (SINOHIITIL ‘TIdMYX3 ¥04) STIVA WOMS INLOFO¥A SLOINBO “TIAVAL 0 SHLYA ONY SAYRXTYM YOWUX3I 304 '¥C “G3ATOAN! SHNYGHOD ALTILN SNORVA SHL HLM NOLONWISNOD

77826 VO 'FAOHO NIAHYD ‘L33HIS
ININLOTIAIA ATIOOA

NV'1d ONIAVHO AHVNINITEHd

ADIOOA 19¢¢EL

NOILKI3 1S3LYT ‘SOAVANYLS
3DUSNY 40 INJNLAVA3A 3HL ONY 'G11 ONY VLI ¥3LAVHO "300D SN VINEOAIVO 6102 '¥Z JUL HIM JONYWHONOD NI GNY SNY1d QIAO¥IAY
3S3HL NO NHOHS 38 TIVHS Sdvy YIVA3IGS 31l 40 ONIONY] O 30VA¥NS T3AT1 3HL 1V ¥3CHO8 GIA00HD ¥ 3AVH TIVHS AVA 40 LHOW LIRS 3L
ONY BYNO 3HL 4O 3DV4 3HL NIIMLIE GILONHISNGD SNV BHND TIV SIA00ND 3HI 40 HIUNID NO SIHOM /€ Q3D¥dS ATAVMIXOUAAY 306 HOVI ONY
3514 3HL 40 dOL IHL ONOTY XIVAIQ'S 3HL JO ONONY] ¥O J0VAUNS TIATT 3L LV ‘30W SIHONI Z1 ¥IQ¥08 QIADOUD ¥ 3AVH TIVHS Svy aund M
‘034 GIUNIVd 38 TIVHS TIVIS ONINIVA ¥ HIW Q3LVIOOSSY LON SENND TIv "03dlS
NAUYH 38 TIVHS STIVLS ONXVd TIY "30YA80S 3IVdS ONINYYA ML NO QIXY ONY GIGMLS ATVQWGN! 38 TIVHS STIVLS ONIX¥VA LOYENOD TV 3
“03NVA SI TIHIA IHL NIHM ¥3D1JH0 ININIOHOAG VAL ¥ 01 JWESK S LI LVHL HONS
G3L¥207 30 TIVHS T0GMAS ‘ONNOXOXOVE 311 ¥ NO LM M INVANI0 KM MIVHOTIHA ¥ 30 MIA T190Yd SIHON 9F X SIHONI 95 v 30W0¥d '8
(40100 INUSYALNOD ¥3HLO ¥O) LM N INVANDO0 HiM MYHITIIHM ¥ 40 W3 JWH0Nd v 30A0¥d GNY 3N N TVIS 3HL INCLNO ¥
ONMOTIOS JHL 3O H3HLE 30 NOWYOIUILNIGH 3OVANS ¥ 3AVH TIVHS 30VdS ONORIYE HOV3 30 JDVANNS 3HL ‘SNOIS (3MN03H-3A08Y 3HL 0L NOILIOGY M

3

kS

40 S3SYHA TV LVMQUO0D OL MOLOVALNOD 3HL 40 ALIVGSNOGSIY 3HI 38 TIVHS 11 'NOONUISNOD 40 1¥VIS 3HL OL ¥Od S¥NOH b O MIMNN v
SINVIN0D ALTILLN ¥3HLO TIV ONY ININLYVAIQ Y3LYA 3A0HD N3QYYO 40 ALID 3HL ANLON ONY SLINY3d AUYSSIOI TIV NIVIGO TIVHS NOLOVMINOD 3HL 2

NOUIO3

810z SHHOM 3(180d 403 QUYONYLS 3HL GNY ‘00D GUVONYLS SOMOWNG N3JI VINYOAIIVD ‘300 ONAHNG

YINJOIIY) 610Z 3HL 0662 ON JINVNIGHO 30089 NIQWYO 40 ALID IHL ‘NOLYINOJSNYYL O ININLNVAIQ VINYOIIVD 30 3IVIS HL 0 SNOUYOLHOIAS
GUVONYLS @107 3HL 'SNOILYOLAD3dS ONY SNYId QUYONVLS SCRZ'ON 3ONYMGHO 1SLYT 3A0¥0 NIOWVS J0 ALD 3HL OL MYOINOD TIVHS YUOM TN I

£88SHPL (V14) JHOM ANV —O LHVLS SHL OL HOMd QIHINO3Y SI SOLLON JONVAQY HNOH 8

‘S3LON ONIAQVHD TTVHIANIO




JACHO NIAHVO 40 ALID

.|
|

VIR SR w p rv . +—F

1H3HLS AFHOOA 19881

NY I NOILMOWAA AMYNINMEHY

. MR ol S 2%
& A HHS ANl YEVH HINIA SNOTSTAAY
ANNSAY VIONYA
N,
Y
I/,
/.
N,
/a
N
/:
//:
/'
/»
< )
LN
/sw“ee L :
N, 2 ANZOTT NSNSV
ey oW N . 3 wonie ()
8 200y WON0
LORE LA Wt /

./. v 11 vonse (3)
) 2 1947 MO ALSNO
PEERLAT [t RN SR B SR ey | P -

N, -

i)

. /.. ‘SFLON NOILONHLENOD
: ~

pi %

3 %

| IERE 0N 5 §

_ ‘ AR o) . AN STI0BNAS
_ ‘ Sl r——

| U § -1 e e e e it o i o B B S 8 £ £ T © £ 2 e s x5

S




JACHD NIAHYO 40 ALID

i

WINENY w

LE3HLE AFHOOA 19881

310 Marc

NV ONIGYHO AHYNINTEHS

A vavw wowan [ 1/5.7;%,__,._
3NNAV V.IONVA ; .
1 SIOVAS €1 QIAAOH WLOL |
= 4 SHOVAS § 14 D3 WIOL
& z z z 3
] ETEEER z z € a {
fo% _
- ! N € sz ¥ o)
{ } /, . . + {
Lo B RN N £ [-¥3 ¥ g |
” m N £ § i v |
| w 2 o QIAAOHS ONEYd DIY 40 # SHOOMGIB 40 # 1IND i
i 3 . rr 1
| i G

ONIIHYd |
Dy

i
g o i
SHLON NOILONYLSNOD
4 b=
SALON ATN !
v
_ i
H G, Y
m g, ¥, i 'y LR Y > Ipl

ASTEI 00 v AeN

, —
SNOLLYIR3LERY aNzoIT : = w




SJACHO NIAHYD 40 ALID & i s e s o
L3418 ABHOOL 19881 S B .
SV130 ONY SNOLLOSS SR U TS R = NOISEER
N TS SN TN

OO AUZHONOD 19 3 V13a

SN WS

AYMIAMA FLIHONOS 004 80 W

SIN_ JIVIS

ONOO 00d v 8 TWI3a

SN TS

(I aNg) SH3AVd 8VaNE3d 0 Ivi3a

‘SILON NOLLONHLENOD

OU_® | I

V-V NOUOIs




[T 020z 'LZ Y3GNIAON “3LVG 180438 "10-1-AJNI0 "ON 103084 , P
3 >OI0 NIQHYD 40 ALD THIL 39 WAOVE 3 RIS AR CauViad XT30S 3L HUM TIAT) 135 S1 LNGANNON “30NBAY VAL 0 INTHILNGD
'5956-209 (696) AL | IHL 0 ATIHLYON L3 GOL ONY L3IMLS VIIONOYN 40 INMWIINID 3L 30 ARLSY3
QL A8 03D LA AT NAVEQ QILON SV VoS 0226 VO 'INAM 'ITIA NGI00H § SSIUO0V. L4 05 "IONIAV YSVAL ONY L3ILS VIIONOVI 40 3L 40 ¥INEOD
— " “ONI 'N3008030 ATLSYIHLYON 3HL Nt G3LYD0T SI LNINONOW “NISYS HOLYO 3L3YINOD L3 § ARG
woobueeubuIbUOPQBUO BUSIL IV THIINORT SN0 | - P %
14§ ¥ 30 ¥INYOD ATUSIHLNOS HL M LIS W8 9D ALD, TIVLS ¥SI0 ‘W
GG 133618 AIOOA l9gel - o AR i) Tt WER5-9T9 (4Id] Tl 3A089 NIGYYD 40 ALID SSY¥B GIN00 .2/1 Z ONNOS — Z00Z SO0 AD 0360S3A
iSS3Wa0V IS POZE VO TACND NIQUYO “LS UIAOOH ZHZI SSINaAV "PYBZ6 YO "IAO¥O NIGUYO 'LIUS AINO0A I9ETL SSIEAAY "
“ON "INUIIMOND INOQ “9N0Q id 1VH 5007 :03TAT1 4V3A "SE6Z9 WOUYAITI FROAYN '66-651-01 | IIVIITFaV RITEETg
NVd ALTILLN o AT T O TR AR ORI SNOISIATT

- 600240 ¥3d

VIUY XUOM Li3d

FHL NHLM SN UYARG 30 NN ANY OL JOVAVA 403 TIBSNOASIY 38 TIVHS
ONY SIULINLN ONNONOY3ONN ANV JO 3ZIS ONY NOUYOOT YANOZIOH ONY TVOLLU3A
IN¥L IHL NIVLUIOSY TIVHS HOLOVHINOD 3HL 'SNYd 3S3HL NO NMOHS SY 1d30X3
SHLMUN ONUSIXI ¥3HLO ON JUV JUIHL "ISATWONN ¥N0 IO 1538 IHL OL 'SQNOIY
FGYUVAY O HOUYIS ¥ AB GINVLBO J¥M SNV 3SIHL NO NMOHS SIHAUDNHLS
HO/GNY 'S3did "SILIULN ONNOYOIONN ANY 4O NOLLYIOT GNY JONUSIXI 3L

5670 VIS 2 HOLOVHINOD OL 31ON SHISINONI
% %
I 7/
7 7
AN
g Py P
7 A -
7 Z
° % .
I 7 7,
NIV ¥ILYR 7 7
CARCNCI g ]
/ g 7
7 5
2 NIV ¥3M3S p Vi
o A8 Q) | WINPT
NSNS
Z KNS
Z BARIRIS
=4 & RN A
38 / VAR
8 / VRS
¢ AR
/ 5585
¢ AR
/ A SIS
SN
AVM 4O LHOW ALID 3HL NHLM G3L¥D01 S3ULMHIVS TV - PNISINS
LOMNISNOD 01 GIWNO3Y SI JACHO NIONVD 4O ALID IHL WONJ LIM¥I ININHOVONINI NY (s) % N,,va‘w«
vi ' 3000 ONIGNNd YINSOANYD ¥3d LNONYIID ¥3M3S 100¥ISN0D (©) 7 th/nwé
5 2] {+)¥61-8 QIS ALD ¥3d ONOYAUNSIY 133ULS GHYONYS ONY THINOVE HONZHL 10NMISNOO (B) \.y&w/mw 82
ASAIAY
() OANVN 40 ON3 LV ¥3SRI . ;m/m\wvmvw
ONIHSMS T TIVISNI ‘GI0AINYI NO SIONYIS HALYA .i~(9) LONULSNOD ONY G0NV ¥ L ININENY

5
%
3
&
Y
%

LONUISNOD "LI3YLS A3¥OOA 40 3015 1SIA OL ONMLSXI HOY JDAYIS YILVA NOYI TLING i AN
va [ 0 006-0 ¥ TSN NIVH ¥ILYW DV .9 ONILSXA QLN dvi 10K b :30Mu3s d3ivm (D) i | Y \u\\
1IN0 ALUNVAD ST oy 5 / 2N v\nw
E NOILONHLSNO! & PNONONS N
%z NGERSTNS
WA HUVK ™ 4 k»,,v\\vu. RN
dNYY 0 dOL ¥0L AR easoimai0
WY 0 oL ¥ ’
3did 40 dOL dl dhonnvd ¥
3VES 0L o | FoeBss VIS
TVH 0 doL n o |
A0 0L 2 HOVOUddY AYHIARG
NOS NOS.
1334 3uvn0S 5
A ‘ WAV INOD TIBYINYI
AVA=30-1H0% Wy AVMIAO INOD
ILIINOD ININTD CNVILHO 204
400 43 AVAXTVA 90D
A0S dnm s /, 7Tt
1334 BN n G S
08 NOLYORY xoBwx / o
R an HOUOT NY20 !\ /
BVANS QSN JOVEVD s 777/
HIIN SV ® ——as— 3did NivEQ - - § “
w3 oV @ S
VRS OIS gp TT TEEEs e R
ONILODS 40 dOL s o WILIN YILVK g
3N MOTS u m 3ote
e e 5
Ve QIS 2 = [P — < s %
¥0014 QSIS u BRI
ININAYG 10 3003 @ ———— —_ 3N ALY3OUd 7] IS
30V20 ONUSX3 23 £ ) JRRZRS
1n0ds WoQ @ 0 TTTTmrTTes AN ¥ v AR
%30 20 oL %0 re A
INOd TO¥LNOD AZAYNS £ ¥3LLAO ¥ 8HND 3 v
AON0D oy TRVE =
1PONYITD 03 — # \\ » %,
NATI03 Wi R e T = 39¥1d N 10310¥d &
NN Ve ———— o VA 3000 [ 3 TIVH 008 9 (3) e e oot
YWHIGS 40 V8 s H Ll L) N
‘SNOILVIASHEaY aNaoa 6££0-£10240 1
i ¥3d LIS S,

WidS 4v30 04




2T

JAOHD NIAHVD 4O AlLID

OL A8 QIXOIMD 1A A8 NMY¥Q _ GILON SY TIVOS

g so —gimis 13341 ATNOOA 19681

SSIAQY AiS

NV7id TIOHLNOD NOISOH3

woaBuseubusbuopgbuop-uonsy VK3

PL8T-$0T (viz) 3L

19876 VD “IA0HO NICHYD "IS ¥IAO0H ZR9ZI'SSIWA0Y
“ONI "ONUIINONG INOD

XU ATVTES

0202 ZZ 43GN3\ON ‘3LV0 190438 '10-1-ADIIOK 7ON 103084
V(T IO WINOVY 3 HYOMHVHS A8 G3WVA3Nd

'5956-248 (6v6) AL

0226 ¥O “INAY 'TTHA NIDUOH § SSIUAQY

Nl 'N308030

PYEZ6 YO ‘JAO¥D N3OUYO 'LIFWLS ABDOA ISEE1 ‘SSIWA0Y
"ONOQ IHd LYH

ONVMIOS L HLW 13431 135 SIININANOW “JONIAY MSVAL 40 INCMILNTD
3HL 40 AWIHLYON "L SOL ONY LIS VIONOYA JO 3NMYIINID 3HL 40 ATH3LSYI

"L3 05 INIAV ¥SYHL ONY LI3YLS VNONOYH 0 IHL 40 ¥INYOD
ATAUSYIHLYON L M 0ILYOOT SI LNINNNON "NISYE HOLYD JLIUONOD L4 G A8
U4 GV 40 UINUOD ATMILSIMHLADS 3HL NI 135 (WA 90 AL, Q34MVLS ¥5K W8
3A0¥9 N3GHYD 40 ALID SSVAE GIN0A .2/1 T ONNOS — 2007 S0 AR 3E¥ISI0
5007 ‘GIBATT HY3A "FC6T3 NOILYAI3 ‘BRCAVN ‘66-661-91

GVA FONTA

TP

SNOISIAHY

'SGUYONYLS YOSYD ¥3d JINYNILMVA ININGN0I OGNV 310H3A ININT VI 01~SN
‘SQUYONYLS YOSYD ¥3d ONMINTS LNINGHOOI ONY TIDH3A LNINITAMI 6-SN

‘SONVONYLS VOSYD ¥3d LNINGOVNYN JISYM AUVLINVS TIVASMI 61k

'SGUYONYLS YOSYD ¥3d VNV LNOHSYA ALTONOD LNINTISN B-rm

‘SOUYONYLS YDSYD ¥3d dG 1IX3/IINVALINI NOLLINULSNOD GIZTAYLS 350 =01
'SOMYONYLS VOSYD ¥3d NG INHNNOVA ONY ONIGIINS 133UIS LNINTTIN L-35
“L3IHS SIHL NO =35 WYA3Q ¥3d 30N34 NOIONHISNOD AUYYOSN3L HOH .9 JIVd i1-35

IVAOHdY 04 UIINION3 ALID 3HL OL
QILLINGNS AILdMOYS 36 TIVHS SNOISW3Y N¥ld IO FHL 'LSINOY NOAN “NOILONYISNOD ONIMNQ OIA0DSIO SNOISSING

ONIGYYD 40 SLINTT FHL ONOA3E NOWLVI303A
3ANISI OL OISIDYIXI 38 TIVHS J¥¥0 'SIINIJ LIS ONY SY3MUVE HSN¥G 'SIHOLI O30YYY -OL GILWI 3 LON TIWHS
1n8 3ANMON AYA STINSYIN SIHL NOSYIS ANIYY 3HL JO ONINNIOIA 3HL WOYS OR3d 3HL ONING JJONOY O1 L0FENS

34V LYHL ONY 'NOILYX3d0 ONOYO OL YORd 036ENHO NV (VIO N33O 3AVH LYHL SY3UV 10310¥d 01 Q3WN034 38 ThA

KIIYOUY3A G3¥NSYIN

'SSIHO0U NI LON MY SNOILYHIHO NUOM-HLYY3 I SYIUY Tii JSOHL NO QINIVANIYH

ONY GILDNYLSNOD 36 TIVHS S3d075 40 dOL 3HL 3O 3003 IHL MO¥S AVMY 30VNIVHQ LOTMG OL ONIOYEO ILVIIAOHddY

ONY SW¥38 HIYY3 ONY '3OVY0 OL dN 1HONOYS N338 LON IAVH HOWM SLTTN ONNOUY SOVA ONYS SY HONS NOUOLO¥d
‘350NNY 17530 OL SIHOLIA 30T 40 301 NI SHYQ XOIHD AVHOAWIL ‘LONNM LVS30 OL SY3¥Y INIONO OINUNOD ‘330NN
30YAUNS A8 SIA0TS TH2 0 NOISOUI ILYNINMI QL SYIAY ONNOUY SW¥ID QIOVHD ‘SYAWY TIVALNO QAIIIN0¥M HIM SIHOLI
G3AVA H0 S)did 40 WY03 3HL NI M3HLII ‘SNIVHONMOQ AUVHOJWIL ‘0L G3LMT 38 LON TIVHS LNG '3GNTONI AYW SIUNSVIN
353HL 'SVIYY INIOVIQY ONY SILIHOVS KY3ULSNMOO 0 NOUYLS IHL ONY NOISOUI ALVNINNI OL SIUNSVIN SNOWVA AR

ATIVOILY3A SIUNSYIM  SSTT U0 1344 ST 40 SINIWIYONI

NI S3SSIUO0Yd 3d0TS 40 NOLINULSNOD IHL SY TOYINOD NOISO¥I ¥0J QIIVIML 38 TIVHS | 4360100 ¥3LIV GILONUISNOD
530075 G| ¥3B0L00 OL ¥OMd TONLNOD NOISON3 ¥0J GILV3IYL 38 TIVHS | ¥3E0130 OL ¥Oidd GDNYLSHOD SIHOTS
"1030¥d

SIHL 40 NOILDNULSNOD 3HL 40 LNSIU ¥ SY AL¥IGOUd LVAId ONY ONIBNA OL JOVAVQ NOISOY3 ONV ONA ‘Wil 3LVEY
GNY “IOYINGD 'ININ3Hd OL ABYSSIOIN JWV SY SIUNSYIN HONS ONINVL ONY SILIHOVA HONS ONUINUISNOD ‘0L Q3L

38 10N L0@ '40 SISNOD TYHS “IONULNDD NOISOI AUVHOSAL ‘SIU¥IG0U LNIOVIOY GNY LIS SHL OL SILIBISNOESIY

V3V 4J0NNY ¥IHLONY OL LYING OL G3HOTIV 38 LON TIVHS
YIUY 3N MOMS LONAY WHOLS YISV JJONNY L SIANIS HONM WILSAS MYHQ WYQLS 3HI OLNI QTIINNYHD ¥O LOXONd

“35¥N00 YILYM VHNLYN O NIVHO M¥OLS ‘L39S WOUOYYJ ISIUVIN JML Q1 UVM JIVAHNS ANNVD
OL GITIVISM ONV G3A0¥ddY N330 JAVH SIUMIOVI 39VNVHO ININVAN3S /ANVAOANGL 3LYNDIOY SSTINN 'NOSYIS ANV FHL
ONYNQ HNDD0 TIVHS SLIINI MIVYO NYOLS SNILSIX ¥O SISHN0D IOVNIVEQ WHALYN SO JINVBHNLSKI ¥O NOLWONULSED ON
“(SLYI0¥ INRHOBHOIN

0L SSIDOY OMGNIONI) SINIL TIV Ly GINIVANIVA 35 TIVHS SSI00¥ 333 LVHL JLYLS Y HONS NI GINIVLNIVA 38 TIVHS SYIuy

AUYSSIOIN QI3 SY NYId SIHL QL SNOILVOLIIOON 40 SIONVHO INYA OL LHOW FHL SIAUISIY UIIMONI ALID IHL

SNV1d
ONIOVYD HONOY ¥3d ILTTANOD JWY SYIUY ONOYHD TYNGKIONI 40 ONIGYYD SY GILONNISNOD 38 OL TV SNISYE ONLUSIO

"NOILIONOD SNOGYYZYH ¥ SALYIND H3LVM OIGNNOI J3HM SYIIY
OINO SSYJSIAL O1Nd INIATMS OL SNOUAYIIW ANYSSIOIN VL TIVHS GNV TIISNOASIY 38 TIVHS HOLOVAINGD 3L

“AVO ONINION
HOY3 40 NOISIONDD 3HL 1V 3d0TS 40 30V JHL NOYS AYMY NIVHQ ISNW ¥ILINWIIA LOVHL FHL ONONY SY3NV Q3QVAD

013 'SNISYE ONILTISIO ONY 'SION3J LS 'SMY38 %O03HO WONA OAOMIY 38 TIVHS SIHE3I0 GV LUS TIV 'MOLSNIVY ¥ ¥ILiv

X0¥ S0330X3 150303 ALTHBVEQHd
NiVY SAYG-S 3HL N3HA AYO ONYOM HOV3 4O ON3 3HL 1¥ 30¥1d Mi 38 TIVHS NMOHS SIDI30 ALLDIL0NA TIGVAONIY TIV

“UIIMONT ALID IHL SO WAOUdY L LNOHIM G31JICON ¥O G3A0M 38 LON TIVHS SIOW30

NN ST NIVY NI SIDA30 ABYSOQHIL 0 NOLONMLSNOD

Qidvy 3LVLTIOVA 0L SNOILYIOT INIINJANOD LY 03TidNIOLS ONY LIS NO T1GVIVAY 33 TIVHS STVILVA AYYSSIOIN
'NOSY3S ANIYY 3HL ONRING SIAIL TV LY IGVIVAY 30V 38 TIVHS XHOM AONI9HINT ¥OJ SYIAHOM GNY INAINOI
(03303 41) SNYd 03A0¥ddY

3HL HLW 3ONVONODDY Mi SI UOM LYHL 3YSNI GNY YHOM TONINOD NOISON3 3SWY3NS THA ¥IIMONI TAD NOG3IQ 3HL
ORI TR IV ORCKTRI IV TTVD "AON3OUING 40 35Y0 M

‘ONIGYHD HONOY TIY 40J QIUN0TY Y SNYId GIAOHddY
HISL WidY OL HLSL ¥3B0LO0 MOMI NOSYIS ANIYY JHL ONI¥NQ SNOLLYY3JO ONGYYO §04 GIUN0IY SI TOHINOD NOISONI

STLON TIVHINIO TTOHINOD NOISOH3

STLON NOLLONHLSNOD S30LLOVH INIWIOVNVA 1S36

GNY SHOMY3 JO NOLOIHHOD JHL ¥04 ALTIGISNOJSIY WO¥S ¥3JO13AIQ HI JAINY LON S300 SNV JO WAONMdY ALID '

SINSYIN TOHLNOD NOISON3 "ONIYAO UVIGINM JAGIIN T LYHL SYINV OL U3LINN 38 QINOHS DNIGENHD ONY ONIBVITD

10D JO 1334 71 ONKIIIOX3 0L HOWd QIINYISNOD 38 TIVHS 'SNYId IHL NO G3UNOIY JUIHA 'SIHOLK) MO¥E 1D 40 dOL

03103108d 38 TIVHS 'JOVHD TYNIS OL ¥OWd NOWIWOD 40 SONId ONENG GNV J0VYO OL dN LHONOYE THHM SY3WY TH3

SIH HO¥3 OLOVYLNOD FHL IAITIY AVA ON NI TIVHS SNYTd 353HL 4O SLNIMIUINDIY FHL HLW JINVABOINOD

3HL NIHLW GINIVINOD 38 TIMA JJONNY WHOLS LYHL ¥3NNYA ¥ HONS NI SNOUYAIAO SIH 1ONONOD TIVHS HOLOVHINOD 3HL '

ONULNYd LNNVIWId OL $01dd S34OTS GIUALOVANNYA 403 GIVNOI SI NOLIILO¥A NOSONI AUYHOLMIL
“IONVHD 0L L3NS S| NOLYAYOINI 4IHLO TIY 'ATHO TOMLNOD NOISO¥3 Y04 SI NY1d SHL NO NOLLYWNOIMNI

9202600280 ¥3d

NN
N

SN
N
NNANAN

e
\\\\\\\\\} NN

%

S
47

P

A

N\
7y
<

SN

9poig
Bunsixy

wnon

spasu 50
e 1w sdd Kibsoduay,

AVMQVOY G3AVd ONILSX3

azmop buddon jusuwipss
0} jjoun. UUDYD puD.
Jai3308 USRS 1am51EU0D
310K

T TRox S

auiBuB 5§05 © Aq payads

(Ut 9) ww 0G| oy} Jagows Ing (U ¢).
W G/ uow) 191096 2}069.660 pausniy

TIV13A FON3- NOLL: A

“03ZIIBVLS AUNINYIGd

38 NVD ONV 3U1S-440 LNIMGIS

JNBWLNOD LON THA LYHL V3NV NY 01
Q3L1S0430 38 TIVHS INIWQIS GIAONIY

AYYSSIOIM NIHK

ANING3S AOMIY ONY INIAZ MHOLS
HOV3 ¥3L4V 30N3J MVAIY ONY 1D3dSNI L

3034 180ddNS UM
HLM SMIYAS XYW L3 001
30N 180ddNS Ju

LNOHLM ONDVAS XV 14 0' —

LHOI3H SOv8 (2) ‘wod
TIONS 'SV TIAV2

e /]
1504 T331S. NIROS OGN HSIN NI
HiW 30N34 NOLONULEMOD

AYYHONIL HOM .9

o

V3HV LNOHSYM 3134

(034008431 vM)

o

NANA,
SR
WA

<

5
X
X

<

>
N

o

g

&
2

<
9%,

o
7

%
5

X
00}

SR

XL,

%%
<5

R

KRR

R,

221107

RR)

2NN

N

')

358

2

P87 «\%&.Wm&%&b%&m@
GNPNONSSS .xémr‘\w«:\ﬁ
RARRARARS

0

907942 VIS

6210-£10280
43d II¥S S,
WS ¥Y30 04

ms:._z_ Zusx\_
TIvM %0078 H .9 (3)

YO0l = wu |
1333 M INE *




!

WIS

¥IN0ISIT
el

NV1d OW3d ANV 31IS
s

:15300%
e

¥¥826 YI'IA0YD NIAUVD
133U1S ADIDOA T9EET
INIWAOTIAIA ATAD0A

NOLLT¥$30 | A3

ava

HLHON 1= 2l 4O

@ NY1d 3115 SNIISDE

JEERLS AZDIOOA

N

69 MEsITeeN

000 MSOSEDN

ON3039 0L
KTV STONIS ONLSDG

|||||||||||| -
3715101 14 08 Lya'0L
..\
\ ]
e s

328 101 14 DB 9ZF'Y

Y TE0EvE

‘aus
NO A4I¥3A OL ¥OLOVULNOD "ISVEVYLVO ALID
WOUL NOLLVIMNOLNI 130UVd NO G3svd SaNIT
ALY¥3dO¥d "SANIT ALYIJOYd WO JONVLSIO
WNINININ G3YINDIY 3LVOIONI SNOVEL3S




S X e
Tov s
Jrevere HLHON NO AdIN3A OL HOLOVHLNOD “ISVEVLYD ALID
e ANAMAC IR 41V 8 WOU NOLLYWYOANI 1304Vd NO G35V SaNIT
é NOLLYDIG3 13341 AL¥3dO¥d "SINIT ALUZIOYd WONA JONVLSIT
o WOWININ GFUINDIY 3LVOIGNI SXOVELIS
g NI ALY3ONd ILVWILTN
T NI ALYIOUd ONILSIXT  mrmmrmmmrmeee
L i i
T OWIQIMOLSTIVM CIZII3 ¥
. NIVWZY OL TIVM ONLLSIXa ) | 0 mE
ANV 3wl ONY
et sinoTvoaLoNATY [T} H ARGAYO LA LEERILS AZNOOA y
AVMIARNO 08
SINIOJ ¥INYOO INM AL¥dO¥d @ —
3d071S ANV NOILOZIA IOVNIVID %z—) RO PR s 9
AN3O3T7 STOHINAS WMM /
-~ - R4 -y
N B
v L
¥ £
§ L oy =i
E m_ : . ‘ @ s
e 3
> L s3oVdS €1 Q3QIACYd TVLOL @
=
S S30VAS L 03 VLOL /A
o a
2 z « z a H /
z z [} a .
o
W € ST v o //
€ sz ¥ a
= Tear.
€ sz v v HLGPA 0 i) rm_rlE
m_ Q30IAON | ONDRIVA DI 40 # | SWOONQTE 40 % N0 ST ! s : .
4 3 1406 000
o =< HNDIHYd _— . : @A osan
) 3 . A
M & m LINN 3d Q3WIND3Y FOVdS N3O 1408 008 «
Bl 1405005t .N3dO NOWHOD J—
m o o LNEowray
mw Qi . 45 00001 4500021 3
oum - 45 00004 4500264 a
Mo . 7
W 9 2 - 45 00004 45 00°691 )
= % 3 - 45 0006 45 0006} g ]
W 3 - 45 0006 45 00061, v o ]
AUOLS Q¥ AHOLS ONE AMOLS LS1 1NN ]
3OVdS N3dO JLVAIHd (o4
43001206 VANV TIVLIEVH TVLOL
s 00'61.2'¢ s ou'zzas [4s oooev' | vawy Taviiavk vioL
£ 4500967’ | 4500200 [ 4500245 [IS00waL | (o 3
450065, | 4500529 |45 00095 |45 00Z6L | (o a
m 4500708's | 4300262 | 4500049 [ds 00ope | o B H
g 4500966', | 4800059 | 450003 [ds 00wy | (o ] MW [
34,
45000107 | 4500059 | 450008, 4500007 | (o0 v §e
s
TRITYId [ RIOIS [ AgOLS | AOLS :
vy oNIAn|aye anz A5 - [2OVeYD) AN i
£
K
bt |
T !
dOOH TIvaLaNSva () | [c1]
'dAL!GVd 0% +.01-6 'ONINZAO 3NDSTY LV ¥OVEL3S ¥30aVT | [2F]
¥vmaais ) | [11]
OE0'9Y'6 H3LAVHO ¥3d ONNOUSNIANN 38 OL 3N ¥3mod (V) | [01]
LNIWLSNPQY 3N LOT AG GIAOW3Y 38 OL 3NN 101 @) | [6] (4
TIVMANNOS AvmauH 0-vZ () | [8] G
AN ALNIHOUd ILVALLING) | | £
AVMIAING ALYAONd IN3OVrav @) | [3]
TAAVAL 40 HLVd NvI¥Ls3aad | [5]
NIVIWZY OL TIVM nWD .0 @) | [V ]
TvM Ao .es ) | [€
S310VL4303M HSVL.95X.9¢ | [ ]
V]

Q3AOW3Y 36 OL 370d ALIILN @)

SILONAIM NV1d JLIS




JEET

v

TS

0N 90C

v

_ L=

TS

¥INOISID
e —

T3IATTAST
NY1d 40014

¥¥826 VO'INOYD NIQUYD
13341S AIMDOA TOEET
INIWJOT3AIA ASAHD0A

+1530¥d
cxeie

NOLLETS3q | A8

2=

L |u0-L=uE :3TVOS

NV1d HOO1d 1SL

1 = b1 e

O = 4l s

(1INN 378Vad044v) 3 LINN

—

-

S

3404 (M)

NIY¥Q A08BY 24 1V IVIMILYA INVISISIY JUNLSION
T YIISVI ININID 38 TIVHS ONIIA0D TIVM E

1'PY 133HS 01®6 WVLIQ 335 "SHIVLS WOIdAL

%08-%05 NI3I3IB 'SZ0Y M ¥3d TOMINOD
ALIGINAH /M LNILLINMILNG NN W30

05 IN3A /% LHOM GIINGON N0 “Ga1VY
AVLS AOY3NI 38 TIVHS NV3 1SOVHK3

3YALXL LHOM GILNNON TIvA
SLHOM 0355303y 037

dN XOvE AY3LLYE /4

GRIMQUYH IIVIY $0193130 MO/S NOLLYNIBHOD,
(smavy TIv

AAVALDY THA WIYIY 3N0 30 NOILYAILOY 3HL LVHL
HINS GILOINNODUILNI 38 TIVHS ¥0LO3LI0 INONS)
o YOVE ANILLYS /% G3WAGAVH 30103130 3HONS

4350440 LHoN G3LNnow 3avauns @zt o]

103 NOWIZS

THY L35 1IN0 ‘STIVR
* QLYY 313 W1 Q350d0sd

.0. STive MO1 T
&

100 V3 3INA3HS 4000 ®
m 100 TV J1NQIHOS HOONM ®

ooms gk

e SLAOTIVD IL0NAIN

IN08Y 40074

NOILYLS ONIO¥YHO J10IH3A TVOI¥L0313

AN3D3T STOENAS

‘dAL 30VEYO LY SONITIID
ONY STIVM 1V QUY08 WNSAAD X 3dAL '8/

'NOISSISNVAL ONNOS 3ZWONIN OL STY3S LHOILSIV HIM 31113 34V S¥00G T (2

'S3NGA3SSY 30D ONOS 34V SH00Q ¥ORUXI SSYI9-NON TIV ('t

YRIILROD ONV SOUVONYLS
SISION 3HL HLM 3DNVITIN0D 3MNSN3 OL G3M3WA3Y 38 GINOHS VIYQ LSIL SSOT NOISSINSNYAL ONNOS SUTNLIVINNYI 3HL £
SONVONVLS Q31YT13Y ONY 9E€3 MUSY ¥3d GILVINIWVI SI OIS T

(040 6107) SWOOMHLYE (%D 6102) “03N03Y VAV NOLYILNIA  {OND 610Z) NOULYULNIA TVANLYN

9021 NOILD3S /A 3ONVGH000V NI LAN0D Y0 GHVA ¥ OLNO ¥O AVM 3MBNd ¥ OINO AILO3MA N3O TIVHS SINNIJO G3Zv10 HOR3IX3
'£'S0Z1 NOILD3S /A JONVOX0JOV NI LHOM TYOLILYY /4 G30A0Yd 38 TIVHS ¥0 Z'SOZI NOLLD3S # 3ONYGY00OV NI SONINIJO 032¥1
UOWILX3 0 SNVIM AG LHOM WLV /% G30A0HJ 38 TIVHS AONVANOD0 NVIOH 03 GIANILNI 30vdS AU3A3 (0D 6102) ‘1HON

YOOTS HL 3A08Y by NYHL JUON LON JO ONIN3JO ¥VI1D MOONM (P

.42 40 1HOGH VIT0 13N WOWINA (0

"4 0 HLOW N3O BYITO L3N WOMIN {9

1305 £S 40 INN30 V31D LIN WM (0
(080 6107) S¥000 ¥0 SMOGNW 3NDS3 ANIOUINT AVH TIVHS SHOONIS I N SHOONM AIN TV 1
60 $0I 035 30053 40 34¥OST AONIONINI SLIIN 8 MOQNM ‘3LON

SION
1350710 ALTILA ONKOLY) % ONSOTO-T35 ‘000N G0S | ONMS | GOOR ON0S | VN | W/ ix.0-8x.92 | @ SSY10 8 0ves uv § 'S0 § e oo |62 N 03 U w | &0 | ROIXAZ | @
UoY/LL 130 ¥3d ATBAISSY TIVA 400H | i .»nmm,n_mu_ﬁ D ey | owws Q00% | seixo-ax gz | ® SS9 8 30VeS ¥V 1 'SSVI0 J WA ¥ (62 NIN| AXOLSIITO WA w | ko | HRxAw | @
E HLd3a NI Y _c " ONOMS | WONIAMIY. v/N B/E1x0-8x0-3 | ® SSY19 F '30vds WY F 'Ssv19 F e 0 |62 NIN|  ONIONS TANA o 620 HeY XM | @
m 98 WORINIK "QIOHSIUHL #0138 F1 ELIT] (N B m«w&__m . NS 000N VN | s/six0-8x0-5 | ® e 1 o T oy S0i TR oz o] swirs WA w | 0 | WesXMIL | @)
2 4000 9NISO1D 4135 "N 02 (N) ., ke . NS Q00M Wi | sk ix08x8-2 | @ SSVI0 . ToveS u Lt SV J Nvd Who |62 NI| 03K 0 dALUNA | 2 620 | KOS XML | @
8 Y3LY3H ¥ILVM SSITMNVL (N) i v . NS ) v | smixoaxs-z | @ SV TV BV 1 'SSYVI0 J VA W00 (62 NI [ONOH TTONS WA = 620 | HOI XA | @
z TINVd WORLOFI3 dnv 002 (N
] " SHHVINIH JdAL | IVIMILYIH |ONIZVTD azis ‘WAS SNOILYOLI03dS ols| 3dAL | Wiuavw ooks"OiY azis  |was
3
i3 SZLONAZA NV'Id HOO'MH 31na3HOS HoOd 31NAIHOS MOANIM




- L= i 31v0s NV1d HOO1d AN2

O = Wt e

(LINN 378YQ¥044v) 3 1INN

P e

vV LINN

= s AHV 0 = s A‘\.v
d 1INN J 1INN

7
+
@
|||_ @
El
g2 "
S m [ ———
m % P
) (]
s =
=
NO
m— WOOH ONIAN
2] -1
588 ®
B m (- /
2 <
al9 -
W =3 i :
< E L 7]
24% I
Az
w
i : | =
i D . g !
. : ‘ o o
3 ® ® (&) ® ® ® [©] ® @
W 4350440 LHON G3LNnoN 2avauns evxzt < ] fr— @I.
£ 03205 AL 20 10 434 oALN)
ALIGINAH /M INILLINGILNG ‘NN N30
05 1N /4 14O GUNIOR N0 Tty B s N STy
VLS AQY3INI 38 TIVHS NV4 L1SNVHX3
30U 11N CUNNOK TV O STIVR N1 1
Sion OXSHW 031 @ VI ONY SOIVONVLS
100 TV Tnaakos B00e (@ SISI0N 3HL HLM JNVIIGNOD UNSN3 OL GIIAZY 38 GIOHS YIVO LS3L SSOT NOISSINSNYAL ONNOS SURMLIVINVK 3L ©
m dN Yove A¥3LLYE /a4 'SO¥VONYLS G3LY13¥ ONY SEE3 WISY ¥3d QILYINIIVO SI JIS T
CHINGIVH VIV 00130 WO/CS NOLNENGD, @ 100 TV TWHOS KON
O it E YN
(sHavly TV (240 6107) SWOOXHLYE  (0¥0 6107) "QIHNO3Y V3NV NOLVIINZA  (DHD 60Z) “NOLVIULNIA Tvain)
NIVHQ 3A08Y 22 1V WINILYA INVISISTY JuNLSION SR TR 30036 G o aoisa ok ‘9024 NOWD3S /A J3NVGH000V NI LN0D ¥0 GHYA ¥ OLNO 0 AVA ONBNd ¥ OINO ATLIIHO N3O TIVHS SONNIA0 G3Z¥19 OR3IXT
UL W3USVId LNINID 38 TIVHS ONwIAGD Tivk| L] ONS QHLOAMOOMAING 30 THES S0LSALH DO "C'S021 HOILZS /A ONVGH000¥ NI LHON VOLALYY /X Q30A0X 3 TIVHS 40 Z'S0Z1 NOLLIS # ONVOR000V NI SONN3HO Q32¥™)
XV MELLYD a TGV BOLOT0 THOMS. sioTvO Jonay [F - HOR3LX3 S0 SNYIN AG 1HOM TVHUYN /4 GXIAOKd 38 TIVHS AONYANO30 NVAOH 503 GIONILNI 30vdS A4A3 (28D 6102) ‘LHon
1'pY 133HS 0126 TVL3Q 335 "SHIVLS WOIdAL | |01 T T O ——— (
E] o . MooNm (P
3A08Y 40074 | | 6 | AN3IDIT STOINAS Y2 30 1HOBH 8YITO 13N NI M.u
= 42 40 FLOW ON3AO AVITD L3N WONIN (9
NOLYLS ONMHYHD TIIHIA WOILO3T | | @ “NOSSINSNVAL GNNOS JZINNIN OL STY3S LHOILAY KU G3LLI3 3V S8000 TIV (2 L3708 £'G 40 INNIKO VIO 13N WONNIA (0
dAL F0VEVO 1V SONII0 "SINGAISSY 3400 ONOS I 54000 BORX3 SSVIO-NON TV ('t (080 6107) SE000 80 SHOGHM 31353 AON0HIN3 VK TIVHS SHOONA3A AIN N SHOGNM AN TV 1
ONY STIVA 1¥ Gav08 WNSAko X el .9/ | (L] 30N 280 ¥0IE 035 DS 40 J4VOS3 AINIUI SLTIN G AOONM 310N
135070 ALMILN H ONHILYT % ONISO10-4T35 '000M ON0S ONMS | GOOM 0NOS V/N Se1x 0-9%x.9-2 | @ SSY10 F '30vas B .F'SSvI0 f Invd vaa (62 N[ a3xid TUNA " 620 HOS X M2l | @
UY/IL V130 ¥3d ATBNISSY TIVM Ao L | [5] i uﬁmoﬂuww o el | oS doom W | sieixogxaz | ® SSVI0 . "30vaS Y .} 'SSVI0 f va o |62 N AMOLSIN UhA w | 0 |Hexaw | @
HLd30 NI i oS | mNmY YN | seix0-ex0-s | @ SSY1 f 'Tovas v} 'Ssvio F INve V0a (62 NIK|  onans YA % 620 | HE XML | @
) . | A8 TS 001 MIOSS /%3000
95 MONINIK "QIOHSIUHL MOT3E L AN ] N It e n w000 | WS 000M i | ssix0-ex0-s | © s S e P T UNA x 620 | HOIX NI | @)
4000 9NISOT0 4735 “NiK 02 () | [£] i mm._uwr,_m . IS G00m W | scix0sx9z | @ SSVI0 f ‘TOveS WY f SSVI0 f INva Vo |67 NI|  G3xd 0 dL/UNA | 26 620 | HOSX ML | @
YLY3H YLVM SSIT HNVL Mz L A6 GRLOITES Y001 AN /4 wooq | OMS 000N VN | S ix 09Kz | SSV19 0 “3ves ¥} 'SV f Ivd Nha |62 NI |ONOH T19NS UNA e 620 | HOI XA | @
TINVd WINLOTNI diY 002 (N, '
SYHVINTH FdAL | IVIHILYIN|ONIZVTO azis WAS SNOILYOLI0adS o1s| 3dAL | iuaLvw joons|TOXVH| azs s
SALONAIN NV'1d HOO14 3In@3IHOS HOOd 3INAIHOS MOANIM




13

|

NY1d 40014

TIAT AN

¥¥8Z6 VO'IAOYD NIQHYD
133d1S ATADOA TOEET
ANIWdOTIAIA AADOOA

NOLLNOSX | Y

ava

= 1 L [womi=tavos NV1d HOO1d ade
€TV pv— PR
P @ v 1IN (LINN 378YQH044Y) 3 11NN
I

® o 2
®
®
®
b | ®
o 1|8
) £
g
2, ; —
I\ATNMATNMATNAY *
| © | wmamanan]
_M__i__,!_:m :-:;E__EW_ —
@H . = = & (- |
©H o M ,
® ® @ o © N @ @

435440 LHON G3LNON 3ovauns @rxzt o]

100 NOUIS @I—

TV 1330S T1 V130 ‘STIVM
ALVY 383 L Q350d0sd T

%03-%05 N3I3AL38 'S'20% M ¥34 OALNGD
ALGINCH /A LNLUNELN NN 15D

05 INIA /% LHON GIUNGON NI ‘cuvy  BF
ALS ADHINI 38 TIVHS NV ISOVHKD

3¥NLXY LHON GILNNOM TIVA <> STVM A1

100 TIVY 3INGIHOS 4000 C]
100 TVD FNAIHIS MOONM ®

dN YOV8 ANILLYE /M

&xgswmsw;.j $
IIMONYH WAVIY H0LIIUI0 RO/CS NOILYNIZOD, m

VRO GNY SOBYONVLS
(smavy v SISION HL KLM ONVIIAN0D 3UNSN3 OL IMIA3Y 38 INOHS VAYQ LS SSOT KOISSINSNYAL ONNOS SHIMNLOVAONYA JHL ¢
NIVH0 3N0BY 2L 1Y WYIN3LYH INVISISIY JNUSION m AVAILOY THR KIVIY 3O 40 NOLYAILY JHL LVHL QOHSRHL o “SOUYONVLS QY13 ONV 9503 WISV ¥3d G3LVINOVD §1 DS 2
JIL H3USVId LNIHID 38 TIVHS ONINIACD TIVR HONS GADINNOJUINI 36 TIVHS 20103130 HOMS) °
N YOVE ANILLYS /% ORWMQIVH H0L03LI0 IHONS [ SINOTIVO 3L0NA3N [~ (040 6102) SHOOBHIYE (M0 6107) ‘03WND3Y V34V NOLVILNIA  (D4D 6102) NOILVILNIA TV¥ALVN
1PV 133HS 01%6 WVL3Q 335 "SUIVLS TWOIdAL | |01 '90Z1 NOUO3S /M \Hz<9.82 NI L¥N0D 40 OYVA V OLND ¥O AVM NN ¥ OLNO AUI3MA N3O TIVHS SINN3HO GIZVID J0W3LX3
5021 NOILO3S /A JONYGH000V NI LHOM TVOLLYY /4 30ADNA 38 TVHS B0 2071 NOUIS A ONYGH00OV NI SONNIEO 0321
3noeY 4001 | |8 aN39317 STOHNAS JOW3LX3 40 SKYIN AG LHON WENLYN /M GXDAOUJ 38 TIVHS ADNVNOD0 NYADH 0 GIGNALKI 30VS A¥3A3 (340 6102) :1HoN
NOLYLS SNIDaYHD JWI3A WORLIZ | [a] NOISSINSNVAL GNNOS 3ZWININ OL STY3S LHOIaY HUW 3LL1S 34V S¥000 TV (2 HOOT L JA0BY ¥k KYHL JON LON 40 INN30 331D NOGNM, (P
dAL 30VAYO LV SONMIZY SINGNISSY 20D ONOS 3V SY00Q HORLKI SSYIO-NON TIY (1 97 40 LHOGH ¥VITD L3N NONM (
NV STIVR LV Q08 WSdhD X JaalL /6 | [£] SIUON T 40 HLOM ONIN3A0 ¥V31D L3N AN (9
14705 £'G 40 ININIAO ¥¥31D LIN MK (©
135070 anitn | 5] INHOLYT % ONISO10-4T3S ‘000M 0N0S ONMS | GOOM 0I0S /N B/81x0-8x9-2| @ (080 6102) S¥000 ¥0 SHOGNM 310SIY AONZONINT IAVH TIVHS SMOOYA38 MIN NI SHOONM AN TIV L
. 1] 082 ¥OIE i N
U9V/1L L3O 3d NTBNISSY TIVR 400K 1 | [ ] %ﬁ@mﬁw oL | s | ooow W | skixomaxez | @ e T
W30 N ] P G T oMaNS | WM v | 8/ ix0-8x0-3 | @ SV F TV Uv T 'SSVI9 J V4 RO S NN | ANOLSIUTID YN % 620 | H XA | @
95 WONNIN_ GIOHSIUHL HOT36 Lf1 “ONIONYT (n) | LT i mws_ﬁ " NS Q00M N | ssix0-8x0-8 | @ SSYI0 8 'Toves ¥ .} 'SSvI0 J wvg o [o€ N | onan TS| i o 520 | HOSXAE | ©
4009 9NiS010 4135 "N 02 (N) | [&] . . mm.: ; . NS G00% VN | s ix0sx9-z | @ SV .} “TVS v J 'SV f INvd VN0 |G NN | A¥OLSITTD UNA o 20 | L XAS | @
z A0 UV X 4003 /2 4000
Y3LY3H Y3LVM SS31 HNVL (N) Le | N ] . INMS Q00N v | seixo-gx -z | @ SSYI0 f “I0VaS Y F 'SV Ivd VG |SE NN | ONAH TIONS WA 23 620 | HOI X M | @
TINVd TYORLOINI iy 00z (N) | [
ooz W] L] SHHVINIH 3dAL| VIHILYIN |ONIZVTD azis ‘WAS SNOLLYOLIO2dS ols| adAL | viuaLvin jooHs|“OLY| azis  was
SALONAIN NVd HOO'M4 3INA3HOS HOOA 31NA3IHOS MOANIM




SNOLLYA3 13

!MJ

13341S AIOOA TOEET
ANIW4OTIAIA AFAHO0A

#7826 VO'INOUD NIQHVD

NOLLETOS3A | ATY

s

B £
- D1 = T s
ey NOLLVAS 3 HLNOS
43S
.oz.-g e
v ]
b 8
Ly ]
TUNIYNOIS £
. E
sz ]
i)

T
s /4

rarers we)

SCEFPRRER S R IR S R A e et

AAV.08

Pany

"HO W00 ISt

L1 = W1 e

(M3IIA 13391S) NOLLYAT T3 1Sv3

REAIX

‘A4Y .08
"HOMOOT4 1S}

‘43V.06
"H'D HOOT4 ONT

REAR

N7

d'AY -6
"H'O 004 Qe

TIVMANNOS AVMIRA ,0-72 (3)

HO¥0d

(=l

135070 VORL0313

o

NAN100 133LS VNS

Il

WA WONINNTY 2

ST 4003 313YONQD LVTd

TIVYQYNI 13ALS

MOONW TANIA 3LIHM

3000 30V4VO WLIN

HIINIA 3NOLS

ONINMY WNNINATY

)= E]

IYNLIVANNYA
30100
30700 INvd LN3OIV

YIUNLIVANNYI
40100
30100 INIVd A4VHIdd

AIINLIVANNYA
30700

(HSINIZ_ONYS 0Z/91) 039N1S

S

SILONAIN NOILVATTI




SNOLLYA3 13

m_MI

#7826 VI'INOUD NIQUVD
13341LS AIADOA T9EET
ANIWAOT3AIA AIHO0A

NoLLnosa | AT

v

SLIFTINOD AYMAIN

ey * NOLVAZTS FIIYON
Al | w— ) s—  —1 | e e { x| e | i 51 [ o | oo oo | | o 51 i i { e | s | e | e ] e | o | B ]
R e | s | v | wmm s | s { s | e o | s | e | s | 1 [ s s | s | e | s | — i
oo o | e | s | o | COC I || | || IEEE I CC 1 o | o | i | o | g i
iz o | — — — L0 | | | =S = T = o) o ] o [ s s | s s | s |
o o o e o ooooooon | | (|IEBOoooooo o o e o o o o o o o e
NI W e e e LT S o SRS, Y el et | TR PR B | ———— S e R

U HD HOOTd 1SE

2
BRRARRRRRRRARAANRRENR
00 0 0 1

(B3R AR R, e
i 1 WU RE e

Lo = 1 B

TV 08
"H'OHO0O0T4d LS1

EEAEd
"HO¥O0O0Td ONT

AV A

SNIaa L 7

REAS

A4V 06

5o

"H'O HOOT4 ONT

IV 08
o o "HO ¥00 1 Gtk

TIVMONNOS AVMIRH 0-1C (3)

HO¥0d

-

135070 WORILO3TI

NRNT00 133LS IVNOS

WA ANNIRNTY 2

S3UL 400Y ILIYONOD LVTd

TVYOYYNY 1331

MOONM TANW 3LIHW

¥000 30V4VO V1IN

YIIN3A 3NOLS

ONINAY ANNIKNTY

=== =)

“YRINLOVANNYH
40103
30100 LNIVd IN3OJV

YRINLOV NNV
240700
Y0100 LNIVd AdYARd

HRINLOVAINYN
40900
(HSINIJ_ONYS 02/91) 030NMIS

SR E

SILONAIN NOLLVAITT




i

v

A3xis

ON K.

ET

THINNIIS

¥3NoISIq

=]

<_ SIN:31VOS _

TIV13ad INVHENIIN 4004

m_ SIN:31V08 _

NOILO3S NIVHA J400H

9| swavos | TIVLIA NIVHA JOOH

Il

E)

x|
T szses

NV1d 400

G EEEEE

S3L 3L3YINOD LV14

LINM3d 3LVYVIS d¥3d ONINMY WOANIKNTY

Sy

P¥8T6 VI'IAOUD NIQUYD
13341S AIADOA T9EET
ANIWAOTIAIA AIND0A

NOLLANDS3G | A3

S31ON NV1d 4004

WY LOH B/ | NI

HUM SONVANOO0V NI 30 TIVHG SNiHOON 40 NOLLYTIVASN! 'ALON

(N S1-a)

_’xo._um JAVINSNI

"GNOLLY 21410345 G UTUU TV ANV

ol M /69¥i W30 WLLGAS ONIHOOH el ATM-TU
“ONI "DALNAS TTBITIVD Y
BLONCGOU ONY SUTWUDVANYI |

AIIVALS M Nivaa

OaN| ‘AAY O SONMVUT ONIGHTTd 335 T
S23a5 "INV e NIV SOON TIVASN! | '2LON

| L]

NN Z]

HNYIA 2dd
AYTIOD NI 1D
WIN INVRSAEA
aNaLxa

NG Nivakl QuYMOL
NOLLYIGNI A3V,

L| sIN:31vos

NV1d 4004 ¢ ONIdling

uva

AT H T NGRS

1

1

1 ]
3 S | {3 1
)




RECORDING REQUESTED BY:

WHEN RECORDED MAIL TO:
City of Garden Grove

P.O. Box 3070

Garden Grove, CA 92842

Attn: Planning Services Division

SPACE ABOVE THIS LINE FOR RECORDERS USE

LOT LINE ADJUSTMENT NO. LLA- -

RECORD OWNERS:

PARCEL NO. 097-251-06

HAT PHI DONG, TRUSTEE, HAT PHI DONG
NAME: FAMILY TRUST DATED AUGUST 6, 2018

ADDRESS: 15626 BROOKHURST ST,

WESTMINSTER, CA 92683

NAME:

ADDRESS:

PARCEL NO. 097-251-07

HAT PHI DONG, TRUSTEE, HAT PHI DONG
NAME: FAMILY TRUST DATED AUGUST 6, 2018

ADDRESS: 15626 BROOKHURST ST,

WESTMINSTER, CA 92683

NAME:

ADDRESS:

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

APPLICANT/OWNER

By:

Title:

By:

Title:

By:

Title:

Date:

Contact Person:

Daytime Phone No.:

APPLICANT/OWNER

By:

Title:

By:

Title:

By:

Title:

Date:

Address:

SPACE BELOW FOR OFFICIAL USE ONLY

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

Receipt Number

City of Garden Grove

Planning Services Division

(714) 741-5312




EXHIBIT A
LOT LINE ADJUSTMENT NO. LLA- =

(LEGAL DESCRIPTION)

OWNERS EXISTING PARCELS PROPOSED PARCELS
AP NUMBER REFERENCE NUMBER
HAT PRI DONG, TRUSTEE, OF HAT PHI DONG FAM
TRUST DATED AUGJgTTEE' 2018 LY | 097-251-06 PARCEL A
HAT PHI DONG, TRUSTEE, OF HAT PHI DONG FAWILY | 097—251—07 PARCEL A

TRUST DATED AUGUST 6, 2018

THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE CITY OF GARDEN GROVE, COUNTY OF ORANGE,
STATE OF CALIFORNIA, AND IS DESCRIBED AS FOLLOWS:

PARCEL A

THAT PORTION OF THE NORTHEAST QUARTER OF THE SOUTHWEST QUARTER OF THE NORTHEAST QUARTER
OF SECTION 1 TOWNSHIP 5 SOUTH, RANGE, 11 WEST, IN THE RANCHO LAS BOLSAS, DESCRIBED AS
FOLLOWS:

BEGINNING AT THE SOUTHEAST CORNER OF THE NORTHEAST QUARTER OF THE SOUTHWEST QUARTER OF
THE NORTHEAST QUARTER OF SECTION 1, TOWNSHIP 5 SOUTH, RANGE 11 WEST, IN THE RANCHO LAS
BOLSAS, SAID POINT BEING IN THE CENTERLINE OF YOCKEY STREET, NORTH 00°01'15” WEST 659.93 FEET
FROM THE INTERSECTION OF SAID CENTERLINE WITH THE CENTERLINE OF TRASK AVENUE, SAID
INTERSECTION BEING THE SOUTHEAST CORNER OF THE WEST ONE—HALF OF THE NORTHEAST QUARTER OF
SAID SECTION 1; THENCE SOUTH 89°48°00" WEST, 320.00 FEET ALONG THE SOUTH LINE OF SAID
NORTHEAST QUARTER OF THE SOUTHWEST QUARTER OF THE NORTHEAST QUARTER; THENCE NORTH
00°01°15" WEST, PARALLEL WITH THE CENTERLINE OF YOCKEY STREET, 70.00 FEET; THENCE NORTH
89°48'00" EAST 320.00 FEET TO THE EAST LINE OF THE SOUTHWEST QUARTER OF THE NORTHEAST
QUARTER OF SAID SECTION, SAID EAST LINE BEING ALSO THE CENTERLINE OF YOCKEY STREET; THENCE
SOUTH 00°01’15" EAST 70.00 FEET ALONG SAID CENTERLINE TO THE POINT OF BEGINNING.

EXCEPTING THAT PORTION OF SAID LAND DESCRIBED IN THE DEED TO THE STATE OF CALIFORNIA,
RECORDED AUGUST 15, 1961 IN BOOK 5816, PAGE 105, OFFICIAL RECORDS.

TOGETHER WITH THAT PORTION OF THE SOUTHEAST QUARTER OF THE SOUTHWEST QUARTER OF THE
NORTHEAST QUARTER OF SECTION 1, TOWNSHIP 5 SOUTH, RANGE, 11 WEST, IN THE RANCHO LAS BOLSAS,
AS SHOWN ON A MAP RECORDED IN BOOK 51, PAGE 13 OF MISCELLANEOUS MAPS, IN THE OFFICE OF THE
COUNTY RECORDER OF SAID COUNTY DESCRIBED AS FOLLOWS:

BEGINNING AT THE INTERSECTION OF THE NORTH LINE OF SAID SOUTHEAST QUARTER OF THE SOUTHWEST
QUARTER OF THE NORTHEAST QUARTER WITH A LINE PARALLEL WITH AND DISTANT WESTERLY 30.00 FEET,
MEASURED AT RIGHT ANGLES, FROM THE EAST LINE OF SAID SOUTHEAST QUARTER OF THE SOUTHWEST
QUARTER OF THE NORTHEAST QUARTER; THENCE ALONG SAID NORTH LINE, NORTH 89°34'01" WEST, 92.98
FEET; THENCE SOUTH 43°43'26” EAST, 133.10 FEET TO SAID PARALLEL LINE; THENCE ALONG LAST SAID
LINE NORTH 00°35'17” EAST, 95.49 FEET TO SAID POINT OF BEGINNING.

EXHIBIT "B” IS ATTACHED HERETO AND BY THIS REFERENCE MADE A PART THEREOF.
THIS DESCRIPTION HAS BEEN PREPARED BY ME OR UNDER MY DIRECT SUPERVISION.

DAVID T. ROSELL P.L.S. 6281




EXHIBIT B

LOT LINE ADJUSTMENT NO. LLA-_____ -

(MAP)
OWNERS EXISTING PARCELS PROPOSED PARCELS
AP NUMBER REFERENCE NUMBER
HAT PHI DONG, TRU OF HAT PHI DONG FAMILY SETTE
e Mot o T 097-251—-06 PARCEL A
HAT PHI DONG, TRU OF HAT PHI DONG FAMILY
sLlfapbte g Mor Ll 10 097-251-07 PARCEL A
s
o N89°48'00"E 320.00° R ~.
= 101.09’ - 193.91 —Thes.00 )\/_@
APN: 097-251-06 20 ==fr
= PORTION OF NE 1/4, SW 1/4, ‘59 I FEE R
m " —
8 NE 1/4, SEC 1, T5S, R1IW E }-o} ! E
5o R0 PARCEL A i8S 8T
= s 17,378.68 SF (GROSS) 5o R [SE
S89°48'00"W (N89"34°01"W) 15,628.68 (NET)z5 oy giN | 3
\ 169.22' Lo sp — 12578 T Yl
\® - 92.98’ ~Th30.00 [y
APN: 097-251-07 |.
o PORTION OF SE |2 [£a)
b4 7] -
BOUNDARY LEGEND 7 e e 1/4, SW 1/4, NE 0" e »
O 7N\1/4, SEG 1, T8S, | - a (a7
REC RECORD PER DEED RECORDED IN BOOK 12137, o - ) s s
PAGE 1903, OFFICIAL RECORDS. a\ & =&
POINT OF BEGINNING y 4 b= A
(B) SOUTHEAST CORNER, NORTHEAST 1 /4, & T~
SOUTHWEST 1/4, NORTHEAST 1/4, SECTION 1, Q o >
TOWNSHIP 5 NORTH, RANGE 11 WEST. (P «P % SR = m
N o T
SOUTHEAST CORNER, WEST 1/2, NORTHEAST 1/4, < O b \ ;Z =} 2
SECTION 1, TOWNSHIP 5 NORTH, RANGE 11 WEST. < @ N 2 5 M
SOUTH LINE, NORTHEAST 1/4, SOUTHWEST 1/4, A,
(© NORTHEAST 1/4, SECTION 1, TOWNSHIP 5 NORTH, SYMBOLS 85
RANGE 11 WEST. —f— LOT LINE TO REMAIN
® EAST LINE, SOUTHWEST 1/4, NORTHEAST 1/4, —@— CENTERLINE >
SECTION 1, TOWNSHIP 5 NORTH, RANGE 11 WEST. RIGHT—OF-WAY 4 5
EAS'EOL';NE or; GRANsT DEEPD TO THE STATE OF — — — LOT LINE TO BE MERGED ¢ — 4
ALIFORNIA, BOOK 5816, PAGE 105, OFFICIAL
€ Earom TRASK AVENUE
NORTH LINE, SOUTHEAST 1/4, SOUTHWEST 1/4, EASEMENT LEGEND
® ggﬁgg‘;ﬁswé{‘-" SEEIS 1, TEIGHIE B NERI, 20° WIDE EASEMENT FOR ROAD PURPOSES PER
: DEED RECORDED MARCH 5, 1930, IN BOOK 358,
EAST LINE, SOUTHEAST 1/4, SOUTHWEST 1/4, PAGE 420, OFFICIAL RECORDS.
© ggsggsﬁsrwé# SECTION 1, TOWNSHIP 5 NORTH, 10' WIDE EASEMENT FOR IRRIGATION FACILITIES
: PER DEED RECORDED AUGUST 8, 1945 IN BOOK
@ POINT OF BEGINNING 1332, PAGE 94, OFFICIAL RECORDS.
5' WIDE EASEMENT FOR ROAD PURPOSES PER
(® DEED RECORDED MAY 26, 1977 IN BOOK 12214,
PAGE 577, OFFICIAL RECORDS. 1"=30'
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13361 Yockey Street 5-Unit Project
Exterior-to-Interior Noise Study — Garden Grove, CA

EXECUTIVE SUMMARY

Acoustics Group, Inc., (AGI) was retained to conduct an Exterior-to-Interior noise study
of the 5-Unit Project located at 13361 Yockey Street in Garden Grove, CA. AGI has
reviewed the City of Garden Grove Noise Standards, conducted noise measurements,
analyzed the noise levels from future noise sources around the site, assessed the impact
of the future noise and identified noise control measures.

The project space is affected by vehicular traffic from SR-22 and Yockey Street. AGl’s
transportation noise analysis indicates that future peak hour exterior traffic noise at the
project site would be as high as 63.6, 65.7, and 71.2 dBA at the first, second, and third
floors of the nearest building elevation facing SR-22. The 24-hour CNEL will be as high
as 64.4, 66.5, and 72.0 dB at the same locations.

The exterior noise at the first-floor patios comply with the City’s exterior standard and will
not require exterior noise control measures. Noise control measures have been
recommended to reduce interior CNEL noise levels to below 45 dBA. The recommended
noise control measures should be incorporated into the project design and drawings. All
acoustical test data and product literature should also be incorporated into the project
drawings to satisfy the City of Garden Grove Code Requirements. The project with
implementation of the recommended noise control measures will reduce the future
exterior and interior noise levels to fully comply with the City of Garden Grove Noise
Standards.

This report has been organized into multiple sections for ease of reference. Section 1
introduces the Project and provides a general discussion on the Project Components.
Section 2 discusses Noise Fundamentals, and Section 3 presents the Noise Standards.
Section 4 discusses the Existing Noise Environment; Section 5 discusses the Noise
Analysis and Section 6 discusses the Impact Assessment. Section 7 presents the Noise
Control Recommendations. Section 8 presents the Conclusion.

ACOUSTICS
SEPTEMBER 25, 2020 1 CONSULTANTS IN ACOUSTICS, NOISE & VIBRATION
(877) 595-9988



13361 Yockey Street 5-Unit Project
Exterior-to-Interior Noise Study — Garden Grove, CA

INTRODUCTION

The Project proposes to construct a 5-Unit residential development at 13361 Yockey
Street in Garden Grove, CA. Refer to Figure 1 for the general location of the Project Site
and Vicinity Map. Land uses immediately surrounding the site are comprised of a mix of
residential. The main noise concern is future transportation (traffic) noise affecting the
future exterior and interior spaces. Refer to the Appendix for the Project Drawings.

Figure 1. Location of the Project Site and Vicinity Map

A COUSTICS Clroure, Taa.,
SEPTEMBER 25, 2020 2 CONSULTANTS IN ACOUSTICS, NOISE & VIBRATION
(877) 595-9988
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13361 Yockey Street 5-Unit Project
Exterior-to-Interior Noise Study — Garden Grove, CA

NOISE

The magnitude by which noise affects its surrounding environment is measured on a
logarithmic scale in decibels (dB). Because the human ear is limited to hearing a specific
range of frequencies, the A-weighted filter system is used to form relevant results. A-
weighted sound levels are represented as dBA. Figure 2 shows typical A-weighted
exterior and interior noise levels that occur in human environments.

Several noise metrics have been developed to evaluate noise. Leq is the energy average
noise level and corresponds to a steady-state sound level that has the same acoustical
energy as the sum of all the time varying noise events. Lmax is the maximum noise level
measured during a sampling period, and Lxx are the statistical noise levels that are
exceeded xx-% of the time of the measurement. Lso is the average noise level that is
exceeded 50% of the time, 30-minutes in a 60-minute period.

NOISE STANDARDS

The City of Garden Grove General Plan requires residential exterior areas (applies to
first-floor patios) shall not exceed a CNEL of 65 dB. Additionally, interior rooms shall not
exceed a CNEL of 45 dB. Refer to the Appendix for the noise requirements.

ACOUSTICS = =
SEPTEMBER 25, 2020 3 CONSULTANTS IN ACOUSTICS, NOISE & VIBRATION
(877) 595-9988




13361 Yockey Street 5-Unit Project
Exterior-to-Interior Noise Study — Garden Grove, CA
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Figure 2. Typical A-weighted Noise Levels
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13361 Yockey Street 5-Unit Project
Exterior-to-Interior Noise Study — Garden Grove, CA

EXISTING NOISE LEVELS

AGI conducted a site visit on September 21 through 22, 2020 to observe the project site
and to conduct one (1) long term 24-hour ambient noise measurement and one (1) short
term 20-minute ambient noise measurement. The long-term ambient noise measurement
(LT1) was conducted at 15-ft above ground level and the short-term measurement (ST1)
was conducted at 5-ft above ground level. Figure 3 shows the location of the noise
measurements.

At location LT1, the measured hourly Leq ranged from 54.7 to 66.6 dBA and the CNEL
was 67.4 dB. The noise sources contributing to the ambient measurement data were from
vehicular traffic. At ST1, the measured Leq was 64.7 dBA. Table 1 summarizes the noise
measurement data from the survey. Refer to the Appendix for the measurement data
sheets.

Table 1. Summary of Ambient Noise Measurements

3

Lmin, | Lmax, | Leq, | CNEL, | Contributing
Receiver Location Time dBA dBA dBA dB Noise Sources
Project Site 9/21/20 6:00 PM — 54.7 - Vehicular
LTT 1 (15-tt high) 022120 6:00PM | 373 | 80 | ge5 | 872 | ramic
Project Site 9/21/20 5:49 PM — ) Vehicular
STH | (-1t high) 6:10 PM 20s | Ba0 | Bl Traffic

A COUSTICS CErours, Inwa.,
SEPTEMBER 25, 2020 5 CONSULTANTS IN ACOUSTICS, NOISE & VIBRATION
(877) 595-9988
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13361 Yockey Street 5-Unit Project
Exterior-to-Interior Noise Study — Garden Grove, CA

NOISE ANALYSIS
Traffic Noise

AGI performed a traffic noise analysis using the Federal Highway Administration’s
(FHWA) traffic noise model TNM to evaluate future traffic noise at the project site. The
highest traffic noise level from a roadway is typically generated when traffic is heavy but
still flowing freely. This situation is referred to as Level-of-Service (LOS) C by
Transportation Engineers. Roadway traffic design capacity volumes and LOS ratios were
obtained from Caltrans and Federal Highway Capacity Manual.

The project space is affected by vehicular traffic from State Route-22 and Yockey Street.
State Route-22 is currently a 10-lane freeway with a posted speed limit of 65 miles per
hour. Hourly breakdown of automobile, medium trucks, and heavy truck distribution was
taken from Caltrans’ 2018 Traffic volume report. For the future peak hour traffic analysis,
the truck mix distribution percentages for the analysis are 3.4% for medium 2-axle trucks
and 1.5% for heavy 3+-axle trucks. Yockey Street is a residential street with a speed limit
of 25 miles per hour. For the future peak hour traffic analysis of Yockey Street, the truck
mix distribution percentages for the analysis were assumed to be 2% for medium 2-axle
trucks and 2% for heavy 3+-axle trucks. Table 2 lists the traffic data used in the future
peak hour traffic noise analysis.

Table 2. Traffic Data Inputs for Future Peak Hour Traffic Analysis

Total Volumes by Vehicle Type
Number | Traffic Travel Medium Heavy

of Volumes | Speed | Cars/ % Trucks/ | % | Trucks/ | %

Traffic Lane Lanes /Hour mph Hour | Cars Hour MT Hour HT

WB SR-22 5 10,450 65 9,938 | 95.1 350 34 162 1.5
EB SR-22 5 10,450 65 9,938 | 95.1 350 34 162 1.5
WB SR-22 On Ramp 1 2,090 40 1,988 | 95.1 70 3.4 32 1.5
NB Firmona Avenue 1 600 25 576 96.0 12 2.0 12 2.0
SB Firmona Avenue 1 600 25 576 | 96.0 12 2.0 12 20

Source: Federal Highway Capacity Manual, Caltrans 2018 Truck Distribution Counts
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The TNM noise analysis indicates that the future peak hour traffic noise at the project site
would be as high as 63.6, 65.7, and 71.2 dBA at the first, second, and third floors of the
building facades facing SR-22. Based on the 0.8 dB calibration factor between future
peak hour Leq and 24-hour CNEL, the future CNEL will be as high as 64.4, 66.5, and
72.0 dB at the same locations. Refer to the Appendix for the TNM Input and Output files
from the traffic noise analysis and for the calibration data.

IMPACT ASSESSMENT

The noise analysis indicates that the future CNEL at the project site would be as high as
64.4, 66.5, and 72.0 dB dBA at the first, second, and third floors of the building facade
facing SR-22, respectively.

The exterior noise at the first-floor patios comply with the exterior standard and will not
require noise control measures. Noise control measures are required to reduce interior
CNEL noise levels to below 45 dBA. The following section summarizes the recommended
noise control measures that will allow the project to satisfy the City of Garden Grove noise
requirements within the interior spaces. Refer to the Appendix for the Exterior-to-Interior
analysis of the window, exterior wall, and roof assemblies.

NOISE CONTROL RECOMMENDATIONS

The following noise control recommendations will reduce interior noise levels below the
City’s CNEL Noise Standards Noise Criteria:

Interior:
1. Sound rated operable windows and glass door assemblies with the following
minimum sound transmission class (STC) ratings per Table 3 and Figure 4:

Table 3. Recommended STC Window and Glass Door Ratings

Building Minimum STC
Floors Facade Typical Assembly RatinL
First and Second All " v "
Floor Elayatinns 1/8" Glass, 1/4" Air Space, 1/8" Glass 29
West,
East & 1/4" Glass, 1/2" Air Space, 1/4" Glass 35
Third Floor South
North 1/8" Glass, 1/4" Air Space, 1/8" Glass 29
A COUSTICS
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Figure 4. Recommended STC Window Ratings

2. STC is calculated per ASTM E336 and related standards.

3. The manufacturer’'s sound transmission loss test data should be reviewed to
ensure compliance with the noise standards and criteria.

4. All non-glass exterior doors are solid core assemblies.
5. All doors are fitted with airtight seals to minimize sound transmission.
6. Exterior wall detail:

[.  2x studs with two 2x top plates and one 2x bottom plate.
Il. 1 layer of 5/8” gypsum board attached to the interior studs.
[ll.  R-13 fiber glass insulation, 3-1/2” thick snugly fitted in the wall cavities
between studs, plates and cross bracing.
IV.  Portland cement or synthetic stucco system 7/8” thick.
V.  Cement fiber/composite wood siding.
7. Roof detail:

[. Minimum one layer of 5/8” thick tongue-in-groove plywood sheathing.
II.  Roof joist.
[lI.  R-38 fiber glass insulation, snuggly fitted in the roof cavities.

IV. 2 layers of 5/8” thick gypsum board attached to the underside of the
joist.

ANC.

A COUSTIOS (S ouiEs,
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8. No exterior building openings on the West, East and South Elevations, other
than windows and doors.

9. Split System air conditioning (mechanical ventilation) is required at all living
spaces to maintain a habitable environment with windows and doors closed.

10.Party walls and floor-ceilings separating non-common residential units shall
meet or exceed the California Building Code Requirements of STC 50 for
designated assemblies (CCR Title 24 Part 2).

11.The final design of the project should be reviewed by a qualified Acoustical
Consultant to ensure compliance with the Noise Standards.

An evaluation of separation assemblies, mechanical, electrical and plumbing design are
not a part of this scope of work and noise study.

ACOUSTICS 4 4
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CONCLUSION

AGI has conducted an Exterior-to-Interior noise study for the 5-Unit Project located at
13361 Yockey Street in Garden Grove, CA. AGI has reviewed the City of Garden Grove
Noise Standards, conducted noise measurements, analyzed the noise levels from future
noise sources around the site, assessed the impact of the future noise and identified noise
control measures.

The project space is affected by vehicular traffic from SR-22 and Yockey Street. AGI’s
transportation noise analysis indicates that future peak hour exterior traffic noise at the
project site would be as high as 63.6, 65.7, and 71.2 dBA at the first, second, and third
floors of the nearest building elevation facing SR-22. The 24-hour CNEL will be as high
as 64.4, 66.5, and 72.0 dB at the same locations.

The exterior noise at the first-floor patios comply with the exterior standard and will not
require noise control measures. Noise control measures have been recommended to
reduce interior noise levels to below interior CNEL noise standards. The recommended
noise control measures should be incorporated into the project design and drawings. All
acoustical test data and product literature should also be incorporated into the project
drawings to satisfy the City of Garden Grove Noise Standards. The project with
implementation of the recommended noise control measures will reduce the future
exterior and interior noise levels to fully comply with the Noise Standards. The final design
of the project should be reviewed to ensure compliance with the noise standards.

An evaluation of separation assemblies, mechanical, electrical and plumbing design are
not a part of this scope of work and noise study.

ACOUSTICS
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MEASUREMENT DATA - HOURLY NOISE LEVELS

Project: Midway Concept - Yockey Development
Address: 13361 Yockey Street, Garden Grove, CA 92844 Date: 9/21/2020
Location: - 9/22/2020
Noise Position: LT1
Sources: Vehicular Traffic
HNL,
75 TIME dB(A)
06:00 - 07:00 PM 64.9
07:00 - 08:00 PM 63.0
70 08:00 - 09:00 PM 61.6
09:00 - 10:00 PM 61.6
10:00 - 11:00 PM 59.8
11:00 - 12:00 AM 58.7
12:00 - 01:00 AM 56.2
< 01:00 - 02:00 AM 54.9
= 02:00 - 03:00 AM 54.7
4 03:00 - 04:00 AM 557
& 04:00 - 05:00 AM 59.4
05:00 - 06:00 AM 62.2
06:00 - 07:00 AM 63.6
07:00 - 08:00 AM 64.6
08:00 - 09:00 AM 64.2
09:00 - 10:00 AM 63.7
10:00 - 11:00 AM 63.5
11:00 - 12:00 PM 63.8
12:00 - 01:00 PM 64.4
01:00 - 02:00 PM 64.7
2905383333383 33833S88333387 || oz0-oz00pm | 666
OoNXAOT ST NDITWONDVNO T 5= ND T o 03:00 - 04:00 PM 65.1
Soocor-r-r8ooocooooocov-—-g8oooo§g _ _
- - - = 04:00 - 05:00 PM 66.1
8 & = 8 05:00 - 06:00 PM 65.4
il CNEL:| 67.4
Notes:

Source: Acoustics Group, Inc.




NOISE MONITORING FIELD DATA SHEET

Project: |Midway Concept - Yockey Development Date: 21-Sep-20

Loc: 13361 Yockey Street, Garden Grove, CA 92844

SLM: |Briiel & Kjaer 2270 SN: 3011353

Mic: Briiel & Kjeer 4189 SN: 3086733

P/A: Briiel & Kjaeer ZC0032 SN: 25575
Start | Stop 1.2 L8 | L25 | L50 | L90 | L99 [Lmax|Lmin| Leq |Notes

5:49 PM

6:10 PM 724 67.5 63.8 62.0 60.1 58.9 83.6 58.2 64.7

ST1 - Vehicular Traffic
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Road, and Knott Avenue. The primary arterials that serve the City are Magnolia Street, Euclid
Street, Haster Street, Chapman Avenue, Garden Grove Boulevard, and Westminster Boulevard,.
In addition, Katella Avenue, Harbor Boulevard, Bolsa Avenue, and Valley View Streets are
designated as Smart Streets.

NOISE SENSITIVE RECEPTORS

Human response to noise varies widely depending on the type of noise, time of day, and
sensitivity of the receptor. The effects of noise on humans can range from temporary or
permanent hearing loss fo mild stress and annoyance due to such things as speech interference
and sleep deprivation. Prolonged stress, regardless of the cause, is known to contribute to a
variety of health disorders. The sensitive receptors located within the City are listed in Appendix
D, Air Quality Data, of the General Plan EIR.!

NOISE AND LAND USE COMPATIBLITY MATRIX

The State of California Office of Planning and Research (OPR) Noise Element Guidelines include
recommended inferior 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 {Community Noise Equivalent Level).

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, Tifle 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.

Iable 7-1, Noise and Land Use Compatibility Matrix, 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.

CITY OF GARDEN GROVE NOISE STANDARDS

The City of Garden Grove maintains a comprehensive Noise Ordinance within its Municipal
Code that establishes citywide interior and exterior noise level standards. The City has adopted
a number of policies that are directed at controlling or mitigating environmental noise effects.
The City’s Noise Ordinance (Municipal Code Section 8.47, Noise Control,) establishes daytime
and nighttime noise standards; refer to Table 7-2, Garden Grove Noise Ordinance Standards.
The ordinance is designed to control unnecessary, excessive and annoying sounds generated

I Similar uses are sensitive to both air quality and noise impacts. Therefore, the sensitive receptor
list for both issue areas is the same.

1SE TLEMEN 7"5



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.
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.

Table 7-1
Noise and Land Use Compatibility Matrix

Community Noise Exposure (Ldn or CNEL, dBA)
LR ety Normally | Conditionally | Normally Clearly
Acceptable Acceptable | Unacceptable | Unacceptable

Residential - Low Density, Single-Family, Duplex, Mobile Homes 50-60 55-70 70-75 75-85
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, Nursing Homes 50-70 60-70 70-80 80 -85
Auditoriums, Concert Halls, Amphitheaters NA 50-70 NA 65-85
Sports Arenas, Outdoor Spectator Sports NA 50-75 NA 70 -85
Playgrounds, Neighborhood Parks 50-70 NA 67.5-75 72.5-85
Golf Courses, Riding Stables, Water Recreation, Cemeteries 50-70 NA 70-80 80-85
Office Buildings, Business Commercial and Professional 50-70 67.5-77.5 75-85 NA
Industrial, Manufacturing, Utilities, Agriculture 50-75 70-80 75-85 NA

NA: Not Applicable

Source: Office of Planning and Research, California, General Plan Guidelines, October 2003.

Normally Acceptable — Specified land use is satisfactory, based upon the assumption that any buildings involved are of normal conventional
construction, without any special noise insulation requirements.

Conditionally Acceptable — New construction or development should be undertaken only after a detailed analysis of the noise reduction
requirements is made and needed noise insulation features included in the design. Conventional construction, but with closed windows and
fresh air supply systems or air conditioning, will normally suffice.

Normally Unacceptable — New construction or development should be discouraged. If new construction or development does proceed, a
detailed analysis of the noise reduction requirements must be made and needed noise insulation features included in the design.

Clearly Unacceptable — New construction or development should generally not be undertaken.

Table 7-2
Garden Grove Noise Ordinance Standards
5 e Ambient Base :
Land Use Designation i st Time Of Day

Sensitive Uses Residential Use LAl -
50 dBA 10:00 PM - 7:00 AM

Institutional Use 65 dBA Any Time

Conditionally Sensitive Uses Office-Professional Use 65 dBA Any Time

Hotels and Motels 65 dBA Any Time

Commercial Uses 70 dBA Any Time
Non-Sensitive U Commercial/industrial Uses within 65 dBA 7:00 AM - 10:00 PM
Rl-ERlBlE Jake 150 feet of Residential Uses 50 dBA 10:00 PM = 7:00 AM

Industrial Uses 70 dBA Any Time

Source: City of Garden Grove, Municipal Code, Section 8.47, Noise Control. 2005.




Municipal Code Section 8.47.060, Special Noise Sources, also includes the following provisions for
construction and maintenance activities:

(d) Consfruction of Buildings and Projects. 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
fo 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(a), is caused
discomfort or annoyance unless such operations are of an emergency nature.

MINIMIZE COMMUNITY EXPOSURE TO NOISE

The primary goal with regard to community noise is to minimize the exposure of new residential
development, schools, hospitals and similar noise-sensitive uses to excessive or unhealthy noise
levels to the greatest extent possible. Toward this end, this Element establishes the noise/land
use compatibility guidelines set forth in Table 7-1 for outdoor noise. The compatibility guidelines
recognize and respond o the many different noise environments in Garden Grove.

The City supports new residential development within already urbanized areas where ambient
noise levels may be higher than those experienced in neighborhoods located on the urban
periphery. This is in an effort to promote “smart growth,” mixed use development, making more
efficient use of land and resources.

Interior noise levels for new residential development, regardless of location within the City will be
required to comply with standards set forth in Tifle 24 of the State Health and Safety Code. New
construction may need to incorporate special insulation, windows, and sealants in order to
ensure that interior noise levels meet Title 24 standards.

The City will utilize the noise/land use compatibility guidelines outlined in Table 7-1 and Table 7-2
in making land use decisions. These compatibility guidelines show a range of noise standards for
various land use categories. Depending on the ambient environment of a particular
community, these basic guidelines may be tailored to reflect existing noise and land use
characteristics. The matrix defines noise in terms of Community Noise Equivalent Level (CNEL)
and expressed in dB that measure sound intensity. Noise levels occurring during nighttime hours
are weighted more heavily than during the daytime.

7.5 GOALS, POLICIES, AND IMPLEMENTATION PROGRAMS
This Element is organized into goals, policies, and implementation programs. A description of

each is provided in Chapter 1, Infroduction. It is important to note that the implementation
programs are specific actions to carry out all of the preceding goals and policies.

Goal N-1 Noise considerations must be incorporated into land use planning decisions.

Policy N-1.1 Require all new residential construction in areas with an exterior noise level
greater than 55 dBA to include sound attenuation measures.

Policy N-1.2 Incorporate a noise assessment study into the environmental review process,
when needed for a specific project for the purposes of identifying potential
noise impacts and noise abatement procedures.




Section 1206 Sound Transmission

1206.1 Scope
This section shall 2pply to common interiorwalls, partitions and floor/ceiling assemblies between adjacent dwelling units and sleeping units or between dwelling units and sleeping units
and adjacent public areas such as halls, corridors, stairways or service areas.

1206.2 Airborne sound

Walls, partitions and floor-ceiling assemblies separating dwelling units and sleeping unitsfrom each other or from public or service areas shall have a sound transmission class of not less
than 50, or not less than 45 if field tested, for airborne noise where tested in accordance with ASTM E90. Alternatively, the sound transmission class of walls, partitions and floor-ceiling
assemblies shall be established by engineering analysis based on a comparison of walls, partitions and floor-ceiling assemblies having sound transmission class ratings as determined by
the test procedures set forth in ASTM E90. Penetrations or openings in construction assemblies for piping; electrical devices; recessed cabinets; bathtubs; soffits; or heating, ventilating or
exhaust ducts shall be sealed, lined, insulated or otherwise treated to maintain the required ratings. This requirement shall not apply to entrance doors; however, such doors shall be
tight fitting to the frame and sill.

1206.2.1 Masonry
The sound transmission class of concrete masonry and clay masonry assemblies shall be calculated in accordance with TMS 0302 or determined through testing in accordance with
ASTM ES0.

1206.3 Structure-borne sound

Floor-ceiling assemblies between dwelling units and sleeping units or between a dwelling unitor sleeping unitand a public or service area within the structure shall have an impact
insulation class rating of not less than 50, or not less than 45 if field tested, where tested in accordance with ASTM E492. Alternatively, the impact insulation class of floor-ceiling
assemblies shall be established by engineering analysis based on a comparison of floor-ceiling assemblies having impact insulation class ratings as determined by the test procedures in
ASTM E492.

Exception: Impact sound insulation is not required for floor-ceiling assemblies over nonhabitable rooms or spaces not designed to be occupied, such as garages, mechanical rooms
or storage areas.

1206.4 Allowable interior noise levels
Interior noise levels attributable to exterior sources shall not exceed 45 dB in any habitable room. The noise metric shall be either the day-night average sound level (Ldn) or the

community noise equivalent Jevel (CNEL), consistent with the noise element of the local general plan.

1206.5 Acoustical control
[BSC-CG] See California Green Building Standards Code, Chapter 5, Division 5.5 for additional sound transmission requirements.

lofl Exported from o UpCodes
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Table 1. Calculation of Exterior and Interior Noise Levels

Client:
Case:

Type
3

17
17
1%
15

8

34
35

Midway Concepts
Exterior to Interior
North and East Elevations
ABSORPTION:

Area

220

Material
Carpet, 1/8" Pile Height

220 1/2" Gypsum Board, Painted
507 1/2" Gypsum Board, Painted

30 1/4" Glass, Sealed, Large Panes
0 1/4" Glass, Sealed, Large Panes
0 Lt. Velour, 10 oz., Hung Straight

0 1/2" Gypsum Board, Painted (Measured)

50

NOISE SOURCE:

Padded Furniture

Project No.

Date: 08/31/20

PARTITION ELEMENTS:

Element Type
Wall 2
Open Window 4
Fixed Window 1
Glass Door 20

ANGLE OF INCIDENCE:

EXTERIOR LEVEL:

Area
120
50

67

41.4

Source # Source Name INTERIOR LEVEL:
4 Arterial Noise, 4% Trucks
Exterior Trans. Room Interior
Noise Level Absorption, Loss, Correction, Noise Level
Freq. dB(A) Sabins dB(A) dB(A)* dB(A)
100 Hz 43.8 92 25 6 25
125 Hz 47 .6 92 25 6 28
160 Hz 49.9 91 27 6 29
200 Hz 52.5 89 30 6 29
250 Hz 54.5 88 29 6 32
315 Hz 55.5 87 31 6 31
400 Hz 56 87 29 6 33
500 Hz 56.6 86 30 6 33
630 Hz 56.8 92 32 6 31
800 Hz 57.5 97 33 6 30
1000 Hz 57.6 102 34 6 29
1250 Hz 57.2 110 34 6 29
1600 Hz 55.9 117 35 5 26
2000 Hz 54.8 124 3T 5 23
2500 Hz 52.2 130 38 5 19
3150 Hz 491 137 38 5 16
4000 Hz 46.3 143 36 5 15
5000 Hz 42.4 143 39 5 8
Wall Elements are:
STC Manu. Description
Wall 46 Ext stucco wall with wood studs, 5/8" gyp int, 3" insul batt
Open Wdw 29 AB.C. 1/8" GLASS, 1/4" AIRSPACE, 1/8" GLASS, MODEL 670

* Room absorption calculated from absorption data includes 3 dB reduction for window to room center correction.




Table 1. Calculation of Exterior and Interior Noise Levels

Client:
Case:

Type
3

17
il7
15
15

8

34
35

Midway Concepts
Exterior to Interior
East and South Elevations
ABSORPTION:

Area

220

Material
Carpet, 1/8" Pile Height

220 1/2" Gypsum Board, Painted
507 1/2" Gypsum Board, Painted

30 1/4" Glass, Sealed, Large Panes
0 1/4" Glass, Sealed, Large Panes
0 Lt. Velour, 10 oz., Hung Straight

0 1/2" Gypsum Board, Painted (Measured)

50

NOISE SOURCE:

Padded Furniture

Project No.

Date: 08/31/20

PARTITION ELEMENTS:

Element Type
Wall 2
Open Window 69
Fixed Window 1
Glass Door 20

ANGLE OF INCIDENCE:

EXTERIOR LEVEL:

Area
120
30

72

42.3

Source # Source Name INTERIOR LEVEL:
4 Arterial Noise, 4% Trucks
Exterior Trans. Room Interior
Noise Level Absorption, Loss, Correction, Noise Level
Freq. dB(A) Sabins dB(A) dB(A)* dB(A)
100 Hz 48.8 92 25 6 30
125 Hz 52.6 92 25 6 33
160 Hz 54.9 91 28 6 32
200 Hz 57.5 89 31 6 33
250 Hz 59.5 88 34 6 31
315 Hz 60.5 87 33 6 34
400 Hz 61 87 35 6 32
500 Hz 61.6 86 37 6 30
630 Hz 61.8 92 39 6 29
800 Hz 62.5 97 40 6 28
1000 Hz 62.6 102 40 5 28
1250 Hz 62.2 110 41 5 27
1600 Hz 60.9 117 40 5 25
2000 Hz 59.8 124 37 5 28
2500 Hz 57.2 130 34 4 28
3150 Hz 54.1 137 39 4 20
4000 Hz 51.3 143 44 4 12
5000 Hz 47 .4 143 48 4 4
Wall Elements are:
STC Manu. Description
Wall 46 Ext stucco wall with wood studs, 5/8" gyp int, 3" insul batt
Open Wdw 35 OLD CASTLE 1/4", 1/2" AS, 1/4" (SEALED) RAL-TL85-294

* Room absorption calculated from absorption data includes 3 dB reduction for window to room center correction.




RESOLUTION NO. 6034-21

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF GARDEN GROVE
APPROVING SITE PLAN NO. SP-105-2021 AND LOT LINE ADJUSTMENT NO.
LLA-028-2021 FOR A PROPERTY LOCATED AT 13361 YOCKEY STREET, ASSESSOR'S
PARCEL NOS. 097-251-06 AND 097-251-07.

BE IT RESOLVED that the Planning Commission of the City of Garden Grove, in regular
session assembled on November 18, 2021, does hereby approve Site Plan No.
SP-105-2021 and Lot Line Adjustment No. LLA-028-2021 for a property located to
the west of Yockey Street and north of Dakota Avenue, at 13361 Yockey Street,
Assessor’s Parcel No. 097-251-06 AND 097-251-07, subject to the Conditions of
Approval attached hereto as “Exhibit A”.

BE IT FURTHER RESOLVED in the matter of Site Plan No. SP-105-2021 and Lot Line
Adjustment No. LLA-028-2021, the Planning Commission of the City of Garden Grove
does hereby report as follows:

1. The subject case was initiated by Toby Nguyen.

2. The applicant requests Site Plan approval to construct a five-unit apartment
complex that includes one (1) affordable unit for very low income households.
Pursuant to State Density Bonus Law, the applicant requests the following three
(3) concessions: (1) to increase the maximum building height from 35 feet to 37
feet, (2) to allow the third story building area to increase from a 50% threshold
to 100%, and (3) to reduce the required distance between the residential units
and the drive aisle along the northerly property line from 10 feet to zero feet. The
applicant also requests Lot Line Adjustment approval to consolidate the two
existing (2) parcels into one (1) single lot.

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

4. The property has a General Plan Land Use designation of Medium Density
Residential (MDR), and is zoned R-3 (Multiple-family Residential). The subject
site consists of two (2) parcels, and it is improved with a two-bedroom
single-family residential dwelling and an attached two-car garage.

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

6. Report submitted by City Staff was reviewed.

7. Pursuant to a legal notice, a public hearing was held on November 18, 2021, 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 18, 2021, and considered all oral and written testimony
presented regarding the project.
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BE IT FURTHER RESOLVED, FOUND AND DETERMINED that the facts and reasons
supporting the conclusion of the Planning Commission, as required under Municipal
Code Section 9.32.030, are as follows:

FACTS:

The subject site is comprised of two (2) parcels with a combined lot size of 0.40
acres. The site is located on the west side of Yockey Street, at the end of Dakota
Avenue to the north, at 13361 Yockey Street. Bounded by the California State Route
22 (SR-22) on the southwest side, by Yockey Street on the east side, and by a
residential property on the north side, the site is triangularly shaped. The property
has a General Plan Land Use Designation of Medium Density Residential (MDR), and
is zoned R-3 (Multiple-Family Residential). The property abuts an R-3 zoned property
improved with a single family dwelling to the north, and several R-1 (Single-Family
Residential) zoned properties, that are also improved with single-family dwellings,
across Yockey Street to the east. Although abutting to the site are single family
dwellings, there are several multiple-family developments situated just 100 feet to
the north, including: a 19-unit condominium project at 8702-8732 Marina Way , the
Meadow Brook Village Apartments (408 units) , and The Aegean Apartments (22
units) . The site is located in a neighborhood that is improved with both single family
and multiple family residential developments.

The subject property is improved with a single family dwelling that was constructed
in 1951, The existing dwelling consists of two (2) bedrooms with an attached two car
garage. The dwelling has been used as a rental unit, and is currently occupied by
renters. The applicant purchased the property in 2019, and proposes to demolish all
the existing on-site improvements to construct a five (5) unit residential development
that includes one (1) affordable unit for very low income households. Thus, the
project is considered an affordable housing development with 20% of the units for
very low income families.

The State’s Density Bonus Law allows any affordable housing project with at least
15% of the units available for very low income families to receive (i) a density bonus,
(i) up to three (3) concessions or incentives, and (iii) reduced parking ratios as set
forth by the Government Code § 65915. Thus, the applicant requests three (3)
concessions to deviate from the R-3 (Multiple-family Residential) zone development
standards, which include the following:

(1) to increase the maximum building height from 35 feet to 37 feet;

(2) to allow the third story building area to increase from 50% threshold to
100%; and

(3) to reduce the required distance between the residential units and the drive
aisle along the northerly side of the property from ten feet (10’-0”) to zero
feet. ‘

Yockey Street has an ultimate right of way width of 60 feet, measured from property
line to property line; or a half-road right-of-way width of 30 feet, measured from the
center line of the public right of-way to the front property line. Currently, a portion
of the front property line of the subject site is extended to the center line of the
street. As part of the project, a thirty foot (30-0") public right-of-way dedication,
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along the frontage of the subject site, will be required to establish the 60 foot ultimate
right of way for Yockey Street; resulting in the new lot size of 0.33 acres.

Per the legal description of the site, the subject property consists of two (2) parcels
under two (2) separate Assessor Parcel Numbers (APNs): 097-251-06 and 097 251-
07. Since the California Building Code does not allow buildings to be constructed over
property lines, the applicant requests a Lot Line Adjustment approval to remove the
shared lot line for the purposes of consolidating the two (2) existing parcels into one
(1) single lot to accommodate the proposed development.

The Municipal Code requires Site Plan and Lot Line Adjustment land use entitlements
approval to develop the property with the proposed multiple family residential
project. In addition, because the proposed housing project requires the demolition
of an existing rental unit, Government Code § 66300(d) requires the City to impose
specified replacement housing and affordability requirements as conditions of
approval.

FINDINGS AND REASONS:
SITE PLAN:

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

The General Plan Land Use Designation of the subject site is Medium Density
Residential (MDR), which is intended to create, maintain, and enhance multiple
family residential areas characterized by detached or attached, multi-unit
structures, and multiple-family residential neighborhoods that: (i) provide an
excellent environment for family life; (ii) preserve residential property values; (iii)
provide access to schools, parks, and other community services; and (iv) provide
a high quality architectural design. Design characters of the MDR designation
include traditional multi-family apartments, condominiums, and townhomes. The
proposed project would create a small community of five (5) attached multiple
family homes that satisfies each of these objectives and is within the permitted
density of up to 32 units per acre for the Medium Density Residential Land Use
Designation. In addition, the project also satisfies a variety of goals and policies
as set forth by the General Plan:

e 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
mixed types of housing development. Directly abutting to the north, and across
Yockey Street to the east are properties that are improved with single-family
dwellings. However, approximately 100 feet to the north of the subject site,
on Yockey Street, there are various multiple-family residential housing
developments of different sizes, including 19 condominium units located at
8702-8732 Marina Way, the Meadow Brook Village Apartments (408 units) ,
and The Aegean Apartments (22 units). Thus, the proposed housing project is
consistent with the development pattern of the surrounding residential uses.
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o [U-IMP-2B: New development shall be similar in scale to the adjoining
residential neighborhood to preserve its character. The proposed density,
which is five (5) units for a 14,459 square foot lot, was reviewed by the City
staff and deemed to be within the allowed density, as set forth by the Code.
Although the project is qualified for a density bonus, as it provides one (1)
affordable unit for very low income (20% of the total units), the applicant did
not request any additional units beyond the allowable density. Aiso, the
proposed design is also compatible with the physical scale of the immediate
neighborhood. Abutting to the southwest of the property is the SR-22 Freeway
that is approximately 40 feet above the ground, while the building will be 32
feet tall. In addition, the surrounding neighborhood consists of developments
whose height varies from single to three story. Thus, the project is similar both
in land use intensity and physical scale of the adjoining residential
neighborhood.

o [U-IMP-3D: Front multifamily 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.
After the required street dedication along Yockey Street, the proposed building
will maintain a 20-foot setback from the new established front property line.
In addition, the building will be set back 10 feet from the southwesterly
property line and will be set back 26 feet from the northerly property line,
which is in compliance with the side and rear yard setback requirements, as
set forth by the Municipal Code.

e Policy LU-2.2: Strive to provide a diverse mix of housing types, along with
uniformly high standards of residential property maintenance to preserve
residents’ real estate values and their high quality of life. The project includes
four (4) market rate rental units and one (1) affordable unit for very low
incomes. The design is identical across all units. Thus, the development
includes a mix of housing types while providing a uniform design throughout
the site.

e 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 five (5) unit apartment was reviewed and determined to be
within the allowed density and in compliance with the R-3 development
standards as set forth by the Code. Thus, the development is consistent with
the type and intensity of land use of the immediate neighborhood.

e Goal N-1: Noise considerations must be incorporated into land use planning
decisions. Per City’s staff direction, the applicant prepared a Noise Study that
measured the noise level at the subject site. The study also provides control
measures to minimize the level of the exterior noise from the SR-22 Freeway
to the proposed residential development. Conditions of approval have been
provided to ensure that a professional acoustic consultant will review the final
building design, and all of the recommended measures will be incorporated in
the building plan prior issuance of the building permit.
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e Policy N-2.4: Permit only those new development or redevelopment projects
that have incorporated appropriate mitigation measures, so that standards
contained in the Noise Element or adopted ordinance are met. The Noise Study
provided by the applicant found that the future noise level on the first floor will
be within the Normally Acceptable range, while the noise level on the second
and third floor will be within the Conditionally Acceptable range. Thus, the
proposed design is required to include all the noise control measures to ensure
the interior noise level is below is 45 dBA. Conditions of approval have been
included to ensure that a professional acoustic consultant will review the final
building design, and all of the recommended measures will be incorporated in
the building plan prior issuance of the building permit.

e 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) affordable unit for very low income
household. The applicant also requests three (3) concessions, which are
allowed by the California Density Bonus Law, to deviate from the R-3
development standards. The concessions include: (1) to increase the
maximum building height from 35 feet to 37 feet; (2) to allow the third story
building area to increase from a 50% threshold to 100%; and (3) to reduce
the required distance between residential units and the drive aisle along the
northerly side of the property from 10 feet to zero feet. The granting of the
concessions is needed to facilitate the construction of the proposed
development and to support the creation of more affordable housing units in
the City. -

e Policy CIR-1.6: Adopt typical street sections consistent with the County of
Orange Master Plan of Arterial Highways (MPAH), and encourage their
implementation. As part of the development, the applicant will be required to
dedicate 30 feet along the easterly (front) property line to the City to establish
the 60-foot ultimate right-of-way for Yockey Street. The street dedication
through the proposed development allows Yockey Street to meet the
right-of-way width as required by the Master Plan of Arterial Highways.

The R-3 (Multiple-Family Residential) zone implements the MDR Land Use
Designation and is intended to provide for a variety of types and densities of
multiple-family residential dwellings. This zone is intended to promote housing
opportunities in close proximity to employment and commercial centers.
Pursuant to Garden Grove Municipal Code Subsection 9.12.040.050.A.4, a
maximum of five (5) dwelling units would be permitted on the 14,459 square foot
site under the R-3 zoning. The proposed project will contain five (5) units, which
is within the maximum allowed. In addition, the building facades, site design,
parking, and landscaping are consistent with the development standards of the
R-3 zone and the spirit and intent of the requirements of the Municipal Code.

2. The proposed development does not adversely affect essential on-site facilities
such as off-street parking, loading and unloading areas, traffic circulation and
points of vehicular and pedestrian access.
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The applicant proposes two (2) new driveway approaches along Yockey Street.
One is a new 27'-0” wide approach replacing an existing one located near the
northerly property line. The new 27'-0” wide approach will lead to a new 26’-0”
wide drive aisle along the northerly property line to provide vehicular access to
the garage of each unit. The other new driveway approach is 30’-0” wide, located
to the south side of the property, to provide vehicular access to a new open
parking area. The parking area will consist of three (3) guest parking spaces. Both
of the driveway approaches, the parking area and the new drive aisle have been
designed in accordance with City standards to provide adequate access for trash
trucks and emergency vehicles. In addition, the proposed design also includes a
five-foot (5'-0") internal walkway originated from Yockey Street to provide
pedestrian access to each unit.

Pursuant State Density Bonus Law, the project is required to provide a total of 11
parking spaces. The applicant proposes a total of 13 spaces, among which ten
(10) are inside two-car garages, and three (3) are open guest parking spaces.
The project exceeds the minimum parking requirements by two (2) spaces.

The City’s Traffic Engineering Department has reviewed the proposed project, and
all appropriate conditions of approval have been incorporated to minimize any
adverse impacts to surrounding streets.

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

The subject site consists of two (2) parcels that are under two (2) different
Assessor Parcel Numbers (APNs): 097-251-06 (Parcel 1) and 097-251-07 (Parcel
2). The front property line of Parcel 1 extends all the way to the center of the
right-of-way. As part of the project, a 30-foot public right-of-way dedication, along
the frontage of Parcel 1, will be required to establish the 60-foot ultimate
right-of-way for Yockey Street. Consequently, the size of Parcel 1 will be reduced
by 2,100 square feet. However, the overall size of the project site, which is 14,459
square feet, still meets the minimum lot size requirement per R-3 standards.

The project is also required to make street improvements along Yockey Street.
The street improvements include constructing curb and gutter, constructing a
sidewalk, constructing the drive approach, and providing parkway landscaping
behind the new sidewalk, which matches the adjacent street improvements.
Additionally, existing utilities and drainage facilities within the area are adequate
to accommodate the project. The on-site circulation and parking are sufficient for
the proposed development. The Public Work’s Department has reviewed the plans,
and all appropriate conditions of approval have been incorporated to address
public facilities.

4. That the proposed development will not adversely impact the City’s ability to
perform its required public works functions.

The project has been reviewed by the Public Works Department, which has
required various on- and off-site improvements, including sidewalks, a new
driveway, and grading improvements. All appropriate conditions of approval have
been incorporated to minimize any adverse impacts.
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5. The development does have a reasonable degree of physical, functional, and
visual compatibility with neighboring uses and desirable neighborhood
characteristics.

The project has been designed to consider building appearance, building
placement, landscaping, and other amenities in order to create an attractive
environment that will be an enhancement to the neighborhood and is compatible
with the physical, functional, and visual quality of the neighboring uses and
desirable neighborhood characteristics. The multi-family apartment building will
be three (3) stories in height and will incorporate a contemporary architectural
style. The design includes stucco exteriors, decorative stone veneer, gable roof,
and metal railing that are commonly found in modern contemporary architectural
design. The proposed design also includes an architectural feature on the east
side of the building, oriented toward Yockey Street. The architectural style is
consistent throughout the development. All landscaped areas are required to
adhere to the landscaping requirements of the Title 9 of the Municipal Code.
Through the implementation of conditions of approval for the project, the
protection and maintenance of all landscaping will be achieved.

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

The project has been designed for building appearance, building placement,
landscaping, and other amenities to attain an attractive environment that will be
an enhancement to the neighborhood. The project is designed to meet the
landscaping requirements as set forth by the Title 9 of Municipal Code. Based on
the design, all of the 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 landscaped areas/installations will be fitted with automatic
irrigation systems that comply with the City’s Water Efficiency Guidelines.

In addition, the proposed design includes a total of 1,602 square foot private open
space that is distributed across all units and a 900 square foot active recreational
area, for a total of 2,502 square feet. The provided open spaces exceeds the
minimum requirement of 1,500 square feet by 702 square feet. The private open
spaces are designed similarly across all units. The private open spaces will be in
form of open patio on the first floor and balcony on the second floor. A recreational
active area will be located at the rear of the project site, and will be equipped with
fitness equipment and outdoor furniture to accommodate different types of
outdoor activities. It is worth noting that the proposed plan also includes an
approximately 600 square foot triangular-shaped recreational area located along
the southwest property line and west of the parking lot. Since the area does not
meet the minimum dimension of 30 feet, it is not accounted toward the required
open space area. However, the area is fully landscaped and equipped with outdoor
furniture, and it is sufficient to facilitate a more passive outdoor area.

LOT LINE ADJUSTMENT:

1. That the proposed use will be consistent with the City’s adopted General Plan,
Zoning Ordinance, Subdivision Ordinance, and the State Subdivision Map Act.
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The subject site consists of two (2) assessor parcels that are under two (2)
different Assessor Parcel Numbers (APNs): 097-251-06 (Parcel 1) and 097-251-07
(Parcel 2). Parcel 1 is located on the northerly portion of the property and is
12,939.07 square feet in size. Parcel 2 is located on the southerly portion of the
property and is 4,439.27 square feet in size. Since the California Building Code
does not allowed buildings being constructed over property lines, the approval of
the Lot Line Adjustment is needed to remove the shared property line between
Parcel 1 and 2 for the purposes of constructing the five-unit apartment complex.
The combined lot size will be 17,378.68 square feet. In addition, as part of the
project, the applicant is required to dedicate a 300-foot public right-of-way along
the frontage of Parcel 1. After the street dedication, the final lot size for the entire
site will be approximately 14,459 square feet or 0.33 acre. As discussed above,
the proposed 5-unit development is consistent with the General Plan and Zoning
Ordinance. The consolidation of the lots is necessary to facilitate the proposed
development. Thus, the approval of Lot Line Adjustment is also consistent with
the City’s General Plan, Zoning Ordinance, Subdivision Ordinance, and the State
Subdivision Map Act.

INCORPORATION OF FACTS AND FINDINGS SET FORTH IN THE STAFF REPORT

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

BE IT FURTHER RESOLVED that the Planning Commission does conclude:

1.

Site Plan No. SP-105-2021 and Lot Line Adjustment No. LLA-028-2021 do
possess characteristics that would indicate justification of the request in
accordance with Municipal Code Section 9.32.030 and Section 9.40.190.

In order to fulfill the purpose and intent of the Municipal Code, and thereby
promote the health, safety, and general welfare, the following conditions of
approval, attached as Exhibit “A”, shall apply to Site Plan No. SP-105-2021
and Lot Line Adjustment LLA-028-2021.



1.

EXHIBIT “A"”

Site Plan No. SP-105-2021
Lot Line Adjustment No. LLA- LLA-028-2021

13361 Yockey Street
(Assessor’s Parcel Nos. 097-251-06 AND 097-251-07)

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, Toby
Nguyen, the developer of the project, Phil Dong, 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.
Any changes of the Conditions of Approval require approval by the Planning
Commission. Approval of this Site Plan and the Lot Line Adjustment shall not be
construed to mean any waiver of applicable and appropriate zoning and other
regulations; and wherein not otherwise specified, all requirements of the City of
Garden Grove Municipal Code shall apply.

Minor modifications to the Site Plan 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 not to be
minor in nature shall be subject to approval of new and/or amended land use
entitlements by the applicable City hearing body.

The approved site plan, floor plan, and use of the subject property, as
represented by the Applicant, are an integral part of the decision approving this
Site Plan and Lot Line Adjustment. If major modifications are made to the
approved floor plan, site plan, or other related changes that result in the
intensification of the project or create impacts that have not been previously
addressed, the proper entitlements shall be obtained reflecting such changes.
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5.

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

Public Works Engineering Division

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
runoff, 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) 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.

e. Generally describes the long-term operation and maintenance requirements
for the Treatment Control BMPs.
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10.

11.

12.

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 Standards
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 feet
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 coordinate with Planning Services and Engineering Division
to confirm the ultimate width and location of the right-of-way from the Yockey
Street centerline to the ultimate right-of-way is 30-feet as required by the City
General Plan. The applicant shall dedicate right-of-way from the existing right-
of-way line fronting the project to the ultimate right-of-way for future ultimate
street improvements (APN: 097-251-06). Applicant shall record said easement
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13.

14.

15.

16.

17.

in a format conforming to City policy guidelines under the approval authority of
the City Engineer and City Attorney. The applicant shall submit to the
Engineering Division an updated title report along with copies of the recorded
instruments listed in the title report, as well as reference maps and exhibits used
to prepare legal description. Dedication exhibits shall include closure calculations
along with a detailed plat for review and approval of the street dedication exhibits
by the City Engineer.

Any new driveway 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 Standards Code.

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 with City of Garden Grove Standard B-504, B-505, B-506 & B-508
or designed by a professional registered engineer. In addition, the following
shall apply:

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

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

c. Prior to issuance of a building permit, the applicant shall obtain the letter of
permission or an encroachment permit for the temporary work from
Caitrans and adjacent northerly property where the project matchup and
construction of a CMU wall will need to occur.

The applicant shall remove any existing substandard driveway approaches,
curbs, sidewalks, ADA ramps, pavement sections, tree well and landscaping, and
construct Yockey Street frontage improvements as identified below. All
landscape, irrigation, sidewalk, and lighting improvements installed within the
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public rights-of-way shall be maintained by the applicant and shall require the
approval of the City Engineer, Street Division, and Planning Services Division.

a.

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

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

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

All parking stalls shall be 19-feet in depth or minimum 17-foot in depth with
2-foot overhang in accordance with Garden Grove Standards B-311 and
B-312.

The applicant shall remove the existing landscaping fronting the project on
Yockey Street and replace it with sidewalk panels fronting the project in
accordance with City of Garden Grove Standard B-105. The
owner/contractor shall verify the removal and replacement sections of the
sidewalk concrete panels with public works inspector prior to start of
construction.

The new tree wells fronting the project on Yockey Street shall be constructed
in accordance with Garden Grove Standard B-123 and B-127.

Construct curb and gutter when replacing any existing driveway approaches
along the property frontage on Yockey Street in accordance with City
Standard Plan B-114.

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

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.

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.

Street signs shall be installed as required and approved by the City Traffic
Engineer.
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18.

19.

20.

21.

22.

23.

24.

25.

26.

Any proposed new landscaping in public right-of-way shall be approved by Public
Works Department and maintained by the owner.

Driveway Opening Policy shall be in accordance with City’s Traffic Policy &
Procedures TE-8.

Sight Distance Standards shall be in accordance with City’s Traffic Policy &

. Procedures TE-13.

Development Review and Comment Sheet shall be in accordance with City’s
Traffic Policy & Procedures TE-17.

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

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

Traffic Impact Mitigation Fees / Transportation Facilities Fees shall be in
accordance with Garden Grove City Council Resolution 9401-16 and Chapter
10.110 of the Garden Grove Municipal Code.

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

The design, placement, and construction of off-street parking areas and spaces,
driveways, maneuvering areas, and garages and carports shall conform to the
standards set forth in Section 7-9-70.3 of the Orange County Code of Ordinances
(Off-street parking requirements for residential uses).

Permit Issuance

27.

28.

29.

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

A 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.
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30.

31.

32.

33.

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 City
approval of a work-site traffic control plan for all the proposed improvements
within public right of way. The plan shall be subject to the review and approval
of the City Traffic Engineer.

Chapter 9.48 of the Garden Grove Municipal Code (Undergrounding of Utilities)
applies to the project. In accordance therewith, the applicant is required to
underground all existing and proposed on-site utility facilities and off-site utility
facilities serving the property which the applicant is developing or redeveloping
and which (1) are located within the public right-of-way adjacent or peripheral
to the property or project, or (2) are otherwise providing service to the property
or project. All existing improvements and utilities shall be shown as part of the
grading submittal package in the topography section.

For Lot Line Adjustment (LLA) projects, the applicant shall complete the
following:

a. 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 per County of Orange Lot Line
Adjustment Manual.

b. Preparation, formatting and packaging of the Lot Line Adjustment
application and exhibits must follow the requirements of the County of
Orange Lot Line Adjustment Manual, and shall be reviewed and approved
by the City Engineer.

- ¢. Theorder of recording documentation of the LLA application with the County

of Orange Recorder’s Office shall be as prescribed by the City Engineer. The
instrument numbers assigned by the County Recorder for the LLA shall be
written into the new property description of the succeeding Grant Deed or
Quit Claim conveyances as prescribed by the City Engineer.

Project Construction/Operation

34.

The applicant shall coordinate with City’s Public Works Department (Engineering,
Water Services and Streets Division) and set up appointments for
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35.

36.

37.

38.

preconstruction inspections for all the on-site and offsite 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 its contractors shall be responsible for protecting all existing
horizontal and vertical survey controls, monuments, ties (centerline and corner)
and benchmarks located within the limits of the project. If any of the above
require removal, relocation or resetting, the Contractor shall, prior to any
construction work, and under the supervision of a California licensed Land
Surveyor, establish sufficient temporary ties and benchmarks to enable the
points to be reset after completion of construction. Any ties, monuments and
benchmarks disturbed during construction shall be reset per Orange County
Surveyor Standards after construction. Applicant and its contractors shall also
re-set the tie monuments where curb or curb ramps are removed and replaced
or new ramps are installed. The Applicant and its contractors shall be liable for,
at applicant’s expense, any resurvey required due to the negligence of applicant
or applicant’s contractors or agents 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 a.m.to 9 a.m. and 4 p.m. to 6 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.
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Public Works Water Services Division

39.

40.

41.

42,

43.

44,

45,

46.

47.

48.

49.

It is the applicant’s responsibility to field verify the actual location of all utilities.
Applicant may request copies of as-built drawings and atlas maps from the City
or access the digital files on the City’'s web site.

New water and fire services shall be installed by applicant’s contractor possessing
a Class A or C-34 license, per City Standards, and inspected by approved Public
Works inspection.

Water meters shall be located within the City right-of-way.

Fire services and any new water main constructed to service the new meters for
the development are to maintain a minimum 12” separation, outside of pipe to
outside of pipe, from all non-potable water lines (sewer, storm drain etc.) and
cross on top of said lines. Any exception from above will require approval from
the State Water Resources Control Board, unless otherwise approved by the City.

Should individual water services crossing Yockey Street be proposed, a 20-foot
section of the 6” A.C. water main is to be replaced with 20 foot PVC C-900 DR-14
Class 305 pipe and services tapped off this new section of water main.

A Reduced Pressure Principle Device (RPPD) backflow prevention device shall be
installed for meter protection for 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. Property owner shall have RPPD
device tested once a year thereafter by a certified backflow device tester and the
test results shall 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.

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

Applicant shall abandon any existing water services(s) at the main.
If a fire sprinkler system is required, the meter and service for the subject

property shall be installed per City Standard B-719, which specifies a residential
fire sprinkler connection (RFSC) on the backside of the meter.
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50. If required, fire service and any private fire hydrant lateral shall have an above
ground backfiow device with a double check valve assembly. The backflow 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 the Public
Works, Water Services Division. The backflow 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 Services Division.

51. 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.

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

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.

54.  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.

55. If proposing to use an existing sewer lateral for the property and if the existing
lateral is of 6” min. size, it is the project engineer’s responsibility to ensure and
prove to the City that the lateral is of sufficient capacity for the proposed
development, and CCTV is to be provided to the Garden Grove Sanitary District
(GGSD) Inspector to prove existing condition is adequate for reuse.

56. All perpendicular crossings of the sewer, including laterals, shall maintain a
vertical separation of a minimum of 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.

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

Orange County Fire Authority

58. The applicant shall comply with all applicable Orange County Fire Authority
(OCFA) requirements, including but not limited to the Fire Master Plan.
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Community and Economic Development Department

Building and Safety Division

59.

60.

All works shall comply with the latest California Building Standards Code (CBC)
at time of building permit application, including but not limited to:

a. Soil report complying with CBC Chapter 18 is required at time of permit
application.

b. Solar ready shall be provided for each unit per Energy Standards.
c. Future E.V charging shall be provided in each garage.

d. At least ten percent (10%) but not less than one (1) unit shall comply with
CBC Section 1102A.3.

e. All ground-floor units in non-elevator buildings shall be adaptable and on an
accessible route per CBC Section 1104A.1.

f.  Accessible route within covered multiple-family dwelling unit(s) shall comply
with CBC Section 1130A.1.

g. Bathrooms and toilet facilities shall comply with CBC Section 1134A.1.

h. Applicant shall provide curb-ramp at accessible parking access aisle
complying with CBC Section 11B-406.

i.  Fire/sound separations shall be provided between units and shall comply
with CBC Chapter 7. Plans when submitted for plan checks shall include
complete construction details and tested/rated assembilies.

j.  Openings/through penetrations/membrane penetrations shall be protected
and shall comply with CBC Section 714. Applicant shall provide complete
details and rated assemblies.

Plans when submitting for construction permit shall be reviewed and stamped by
a registered design professional for compliance with accessibilities,
exiting/egress and fire/sound rated constructions.

Planning Services Division

61.

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
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62.

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 to the satisfaction of the Community
and Economic Development Director.

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

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

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.

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 microspray system sprinkler heads for water conservation.

b. The plan shall provide a mixture of a minimum of ten percent (10%) of the
trees at 48-inch box, ten percent (10%) of the trees at 36-inch box, fifteen
percent (15%) of the trees at 24-inch box, and sixty percent (60%) of the
trees at 15-gallon, the remaining five percent (5%) may be of any size.
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63.

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.

The applicant or the property owner shall be responsible for installing and
maintaining the landscaping.

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.

The landscaping treatment along the Yockey 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 to enhance the appearance of the property. The Community and
Economic Development Department, Planning Services Division shall review
the type and location of all proposed trees and plant materials.

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.

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

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:

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

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.
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64.

65.

66.

67.

68.

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.

The applicant shall ensure the development implements second floor privacy
mitigation measures, where necessary, as required by the Planning Services
Division. Window locations shall take into account the location of adjacent
single-family developed properties’ recreation areas and amenities. Where
conflicts occur, visual intrusion mitigation measures shall be provided, such as
the use of clerestory/high windows (minimum six feet to the bottom of the
window sill), wing walls, view obscuring window treatments for fixed windows,
window alignments, and other acceptable measures, subject to review by the
Planning Services Division.

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, along the northerly property line, 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 no long term parking of vehicles in the
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69.

70.

71.

72.

73.

74.

75.

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.

Each unit shall be provided with an air conditioning condensing unit so that there
are no wall-mounted, window mounted, or roof type air conditioning systems on
the building.

All units shall be equipped with a minimum of three cubic feet of space for the
collection and storage of refuse and recyclable material. All exterior collection
areas shall be located within a screened yard.

Each unit shall have a separate area for storage having a minimum of 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.

Enhanced concrete treatment shall be provided at a 20-foot depth within the
entry drive from Yockey Street. Concrete treatment and color shall be approved
by the Community and Economic Development Department prior to issuance of
building permits.

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

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. Private interior project walls, with a minimum height of six feet (6’-0"), and
a maximum height of seven feet (7'-0”), constructed from decorative
masonry block or from wood, shall be constructed along the property line
of each lot to provide privacy to each unit. The walls shall maintain a
minimum setback of 20 feet from the front property line or a 20-foot setback
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if located adjacent to any driveway. Any wall located within the front setback
area shall be limited to a height of 36-inches.

The wall abutting to the State Route SR-22 shall not exceed eight feet
(8’-0") height, measured from the finished grade to the top of the wall
including the cap. Any wall that is more than six feet (6’-0") tall shall be
approved by the Community and Economic Development Department
Director prior to issuance of the building permit.

The applicant shall work with the existing property owners along the project
perimeter, including Caltrans, 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.

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

a.

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

Prior to the finalization of working drawings for Planning Services Division,
Engineering Division, and Building and Safety Division, the developer shall
submit to the Community and Economic Development Department detailed
and dimensioned plot plans, floor plans, exterior elevations, and landscape
plans, which reflect these Conditions of Approval. The plans shall indicate
cross sections of all streets within the development, landscape materials,
wall materials, and building materials proposed for the project. Each unit
shall have phone jacks and cable TV outlets in all rooms, except the laundry
area, hallways, and bathrooms. Mechanical equipment, including air
conditioning units, Jacuzzi spa equipment, sump pump, etc., shall not be
located closer than five (5) feet of any side or rear property line and shall
not be located in the front landscape setback. Air conditioning units may
be placed adjacent to or in front of the dwelling units provided the location
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77.

78.

79.

80.

81.

82.

83.

84.

does not obstruct, impede, or hinder any vehicle traffic or pedestrian access
to any unit.

Building color and material samples shall be submitted to the Planning Services
Division for review and approval prior to issuance of building permits. The
buildings shall include architectural enhancements such as multi-toned stuccoed
exteriors with window and door trim, decorative siding, decorative lighting,
decorative paneled front doors, shutters, varied rooflines, and varied color
palettes for building exterior elevations and exterior finishes, subject to review
and approval by the Planning Services Division.

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.

All the common recreational areas as identified in the approved site plan shall
be equipped with outdoor furniture and exercise machines or similar equipment
for outdoor activities, subject to review by the Planning Services Division, and
Building and Safety Division.

All recommended noise control measures set forth in the Noise Study prepared
by the Acoustics Group, Inc. and dated September 25, 2020, shall be
incorporated into the design and construction of the project, including, without
limitation, recommendations for installation of sound rated windows, solid core
exterior doors, exterior wall and roof insulation, and split system air conditioning.
Submitted plans for building permit shall include all of the recommended noise
controlled measures as listed in the Noise Study. The final building plan shall be
reviewed and stamped by a licensed Acoustic Engineer or Acoustic Consultant
certifying compliance with the Noise Study’s recommendations and the City’s
Noise Standards.

During construction, if paleontological or archaeological resources are found, all
attempts shall be made to preserve in place or leave such resources in an
undisturbed state in compliance with applicable laws and regulations.

The applicant shall comply with the Migratory Bird Treaty Act (MBTA), and
Sections 3503, 3502.5 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.

Because the existing residential dwelling unit will be demolished in order to
construct the proposed project, the provisions of paragraph (2) of subdivision
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(d) of Government Code section 66300 (SB 330) pertaining to “protected units”
apply to the proposed housing development. Therefore, the Applicant shall be
subject to the following requirements:

a. Information provided by the applicant indicates that the housing unit to be
demolished is occupied by renters, the household income level of which is
unknown and/or cannot be verified. Therefore, it is presumed that the
existing residential dwelling unit to be demolished is a “protected unit” and
is occupied by a lower income renter household.

b. Pursuant to subparagraph (C) of paragraph (2) of subdivision (d) of
Government Code section 66300, the Applicant shall allow existing
occupants of the existing “protected unit” to occupy the unit until six (6)
months before the start of construction activities with proper notice. In
addition, any existing occupants that are required to leave the unit shall be
allowed to return at their prior rental rate if the demolition does not proceed
and the property is returned to the rental market.

Cc. Pursuant to subparagraph (D) of paragraph (2) of subdivision (d) of
Government Code section 66300, the Applicant shall provide both of the
following to the occupants of the existing “protected unit” to be demolished:
(i) relocation benefits to the occupants of the “protected unit” to be
demolished, as determined by the City; and (ii) a right of first refusal for a
comparable unit available in the new housing development affordable to the
household at an affordable rent, as defined in Section 50053 of the Health
and Safety Code.

d. Pursuant to subparagraph (A) of paragraph (2) of subdivision (d) of
Government Code section 66300, the Applicant must “replace” the existing
“protected unit” by providing one unit of equivalent size, to be made
available at an affordable rent to, and occupied by, persons and families in
the same or lower income category as those households in occupancy as of
the date the Applicant submitted a complete application, for a period of 55
years commencing upon issuance of a certificate of occupancy for the
project (the “target unit”). The Applicant shall at all times during the term
of the 55-year affordability period comply with the requirement to rent all
target units at an affordable rent as required by State Law. Landlords
receive fair market rent from tenants who are recipients of subsidies under
Section 8 of the U.S. Housing Act of 1937, which do not qualify as affordable
rent for purposes of the target units. An Affordable Housing Agreement shall
be prepared by the City, at the Applicant’s expense. The Affordable Housing
Agreement will be combined with the Density Bonus Agreement required by
Condition No. 85, below, and shall also include all provisions required
pursuant to the City’s Density Bonus Agreement Guidelines, the City’s
density bonus ordinance, and the State Density Bonus Law. The Affordable
Housing Agreement shall be approved by the City Council and recorded prior
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to issuance of a building permit for any structure in the housing
development. The Affordable Housing Agreement shall run with the land
and bind all future owners and successors in interest. The Affordable
Housing Agreement shall include, without limitation, the following:

vi.

vii.

viii.

Xi.

Provisions to ensure that the Applicant allows existing residents of the
protected unit to occupy the unit until six (6) months before the start
of construction activities with proper notice, and to return to the unit
at their prior rental rate if the demolition does not proceed and the
property is returned to the rental market, pursuant to subparagraph
(C) of paragraph (2) of subdivision (d) of Government Code section
66300.

Provisions to ensure that the Applicant provides relocation benefits as
determined by the City and a right of first refusal to occupants of all
protected units pursuant to subparagraph (D) of paragraph (2) of
subdivision (d) of Government Code section 66300.

The total number of units approved for the housing development and
the number, location, and level of affordability of target units.

Standards for determining affordable rent for the target units.

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

Provisions to ensure affordability for 55 years pursuant to subdivision
(d) of Government Code Section 66300 and subparagraph (B) of
paragraph (3) of subdivision (c¢) of Section 65915.

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

A description of remedies for breach of the agreement by either party.
The City may identify tenants or qualified purchasers as third-party
beneficiaries under the agreement.

Procedures for qualifying tenants and prospective purchasers of target
units.

Any other provisions to ensure implementation and compliance with
the City’s density bonus ordinance and other applicable legal
requirements.

Procedures for establishing affordable rent, filling vacancies, and
maintaining target units for eligible tenants.
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85.

86.

xii.  Provisions requiring verification of household incomes,

xiii. Provisions requiring maintenance of records to demonstrate
compliance with the City’s density bonus ordinance and other
applicable legal requirements.

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

The project includes a request for incentives or concessions and reduced
parking pursuant to the State Density Bonus Law. As a result, the applicant
shall at all times during the term of the affordability period comply with the
requirement to rent one (1) target unit to a very low income household at
an affordable rent as required by the Garden Grove Municipal Code and
State Law. Landlords receive fair market rent from tenants who are
recipients of subsidies under Section 8 of the U.S. Housing Act of 1937,
which do not qualify as affordable rent for purposes of the one (1) target
unit set aside for very low income households. A Density Bonus Housing
Agreement / Affordable Housing Agreement shall be prepared by the City,
at the applicant’'s expense. The Density Bonus Housing Agreement /
Affordable Housing Agreement shall be approved by the City Council and
recorded prior to issuance of a building permit for any structure in the
housing development. The Density Bonus Housing Agreement shall run with
the land and bind on all future owners and successors in interest. The
Density Bonus Housing Agreement shall be combined with the Affordable
Housing Agreement required pursuant to Condition No. 84, above, and shall
include all provisions set forth in Condition No. 84 and all other provisions,
if any, required pursuant to the City’s Density Bonus Agreement Guidelines,
the City’s density bonus ordinance, and the State Density Bonus Law.

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-105-2021 and Lot Line Adjustment
No. LLA-028-021. 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
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87.

City shall retain the right to select its counsel of choice in any action referred
to herein.

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-105-2021 and Lot Line Adjustment No. LLA-028-2021 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-105-2021 and Lot Line Adjustment No. LLA-028-2021 shall expire if the
building permits for the project expire.
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POLICY TE 8 (Continued)
TRAFFIC ENGINEERING
POLICY TE 8

DRIVEWAY OPENING POLICY

GENERAL STATEMENT

This policy is to provide direction on the use of the City of Garden Grove "Policy for
Driveway Openings Into Separate Parcel on Garden Grove City Streets”.

When reviewing all requests for opening, closing, design or number of driveways within
any public street, the following policy shall be used.

Council may waive, modify or delay the enforcement of this policy, under Ordinance

No. 2155, upon written request of the property owner when filed with the director of Public
Works. .

POLICY
DEFINITION OF SEPARATE PARCEL
A parcel of land under one ownership.
A parcel of land under 15 years lease or longer, operated under separate management.

A group of separately owned parcels operated under group management.

ALLOWABLE WIDTH (IN FEET) OF ALL DRIVEWAYS ON EACH STREET INTO EACH
SEPARATE PARCEL AS DEFINED ABOVE.

(Driveway widths shall be measured at bottom of fully depressed area and shall not
include any portion of the tapered curb.)

i
S
p

e’

te1polcy.doc (18)
8/22/2006



POLICY TE 8 (Continued)

Chart
Maximum Total
Total Frontage Allowable Width Maximum

of Parcel of all Driveways* Number of Driveways

0- 40 24 1

41- 80 30 1

81- 90 50 2

91- 180 60 2

151 - 200 70 3

201 - 300 80 3

301 - 400 105 4

401 - 1000 120 4

Over - 1000 150 5

* Total driveway widths shall not exceed 60% of the parcel frontage.
(Measured at the curb line, not including the curb retumn.)

(a) Driveways or tapered curbs will not be permitted to encroach into curb retumn.

(b) No separate driveway shall exceed 30 feet in width unless as determined by the
City Traffic Engineer when conditions warrant a greater width.

(c)  Unless some unusual condition exists, two feet (minimum) of full height curb will be
required between driveway and property line extended.

(d)  Full height curb length between driveways serving the same parcef’shall be 22 feet )
(minimum).

(e) Joint use driveways for adjacent properties may be required at specific arterial
highway locations determined by the Traffic Engineer.

(f)  Residential properties shall have vehicle access from a local street only, unless as
determined by the Traffic Engineer some unusual condition requires the vehicle
access to be from an arterial street.

(@) No unused driveway will be permitted to remain.

Reference: Municipal Code Section 11.04.060
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ORDINANCE NO. 2155
AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF GARDEN
GROVE AMENDING THE PROCEDURE FOR REGULATING DRIVE
APPROACHES
THE CITY COUNCIL OF THE CITY OF GARDEN GROVE DOES ORDAIN AS FOLLOWS:
SECTION 1: Amendment of Code

Garden Grove Municipal Code Title 11, Chapter 4, Section 11.04.060 is
amended to read in its entirety, as follows:

Section 11.04.060 - Driveways

The Development Services Department shall regulate the number,
Tocation,, opening, closing and design of driveways within any public
street pursuant to the policy attached as Exhibit "A"“.

Where practical difficulties or unnecessary hardships, inconsistent
with the purposes of the current policy, result from its 1iteral
interpretation or enforcement, the City Council may waive, modify or
delay the enforcement of the policy, upon written request of the
property owner filed with the director of Development Services. The
findings of the Council in support of any waiver, modification or
delay shall contain facts which are necessary to support the
request. The policy may be changed by resolution of Council.
(Ordinance 822, 1 (part) 1965: prior code 7110.32)

SECTION 2:

This ordinance shall take effect (30) days after adoption and shall
within fifteen (15) days of adoption be published with the names of
Councilmembers voting for and against the same in the Orange County News, a
newspaper of general circulation, published and circulated in the City of
Garden Grove.

The foregoing Ordinance was passed by the City Council of the City
of Garden Grove on the 16th day of July, 1990.

ATTEST: /s/ WALT E. DONOVAN
MAYOR

/s/ CAROLYN MORRIS, CMC
CITY CLERK

STATE OF CALIFORNIA )
COUNTY OF ORANGE ) SS:
CITY OF GARDEN GROVE)

I, CAROLYN MORRIS, City Clerk of the City of Garden Grove, do
hereby certify that the foregoing Ordinance was introduced and
presented on July 2nd, 1990 with vote as follows:

AYES: COUNCILMEMBERS: (5) DINSEN, KESSLER, LITTRELL, WILLIAMS,
DONOVAN

NOES: COUNCILMEMBERS: (0) NONE

ABSENT:  COUNCILMEMBERS: (0) NONE
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Ordinance No. 2155
Page 2

and was passed on July 16th, 1990 by the following vote:
AYES: COUNCILMEMBERS: (4) DINSEN, KESSLER, LITTRELL, DONOVAN

NOES: COUNCILMEMBERS: (0) NONE
ABSENT:  COUNCILMEMBERS: (1) WILLIAMS

/s/ CARGLYN MORRIS, CMC

CITY CLERK



LOW DENSITY RESIDENTIAL DRIVEWAYS

Grade Break 15% Max
. Grade Breok 10% Max.
For Sag Change In Slope For Crest Change rnSIOpe

3%Min. Grade
| 19%Max.Grade

|
Honzontol |
|

| |0 Min. N

HIGH DENSITY RESIDENTIAL & COMMERCIAL DRIVEWAYS

’ " Grade Break 8%
Grade Break Max.Change in Slope

‘ |

~2% Slope (Typ:

.
Horlz;m;l - : 6%Max.Grade ||
. ‘ lotM- l

. - UL —

-

THE 10" DISTANCE BEGINS AT THE BACK OF WALK

~ DRIVEWAY GRADES NOT
_~ TO EXCEED 8%

LY =~

erc*ﬁ‘ﬁsm’ssams POLlCY TE No. 8

Lt ;‘ r"‘" ‘{ﬁ:&ﬁ}" ‘;—f—’“ :.l-v-u"."-a-a..—',‘:

oot eamih e o pe whdie

el
P ooyt N TR A v e . Py .
S St © e '-..'r. Game L Yt e AR rf‘f‘.,':.’,"f-’si‘}'.'?" :



TRAFFIC ENGINEERING
POLICY TE 11

MEDIAN DESIGN AND OPENING SPACING

GENERAL STATEMENT

A median opening is a constructed cross section between the traffic lanes of a highway
whose directional through roadways are separated by a physical barrier. T he o pening
may be located either at or between intersections of the roadway with other streets. This
policy sets forth the minimum spacing and design at which such opening may be provided.

Experience with congestion and accidents indicates the need for a physical barrier
between through roadways as traffic volumes increase and must be accommodated. Exits
and entries involving left turns must be carefully considered to assure that the safety and
capacity qualities of the basic design are not impaired.

GUIDELINES
Openings between intersections will be provided at:

Fire stations or other similar emergency conditions.

Business centers located between widely spaced intersections.

Where acute left-turn storage or "U" tum demands are created at intersections.

A minimum of 330/660 feet where side streets do not exist for a distance of 1,320
feet or more.

At locations in business districts that can safely accommodate left turn storage and
show a demand that could adversely affect an adjacent intersection.

O hrwbh~

DESIGN

All openings shall be designed to include left-turn storage lanes for both directions of travel
as determined by the Traffic Engineer. Length of left-tum storage lanes shall be
determined from appropriate traffic data. Minimum length of storage shall be eighty feet;
minimum length of reverse curve shall be as follows:

Length Width
Limit of reverse curve Radii Angle Left turn lane
o 76.802 150_ 14°-50_ 10 feet
e PublicWorks Standard B132

Length of reverse curve greater than shown shall be determined by appropriate design
speed criteria.
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TRAFFIC ENGINEERING
POLICY TE 13

SIGHT DISTANCE STANDARDS

GENERAL STATEMENT

Sight distance is the continuous length of highway ahead visible to the driver. Two types
of sight distance are considered here: passing and stopping. Stopping sight distance is
the minimum sight distance to be provided on multi-lane highways and on 2-lane roads
when passing sight distance is not economically obtainable. Stopping sight distance also
is to be provided for all elements of intersections at grade, including private road
connections.

The following table shows the standards for passing and stopping sight distance related to
design speed. These are the minimum values that shall be used in design.

TABLE
Sight Distance Standards

Design Speed * Stopping * Passing #
(mph) (ft.) (it)
20 125 800
25 150 950
30 200 1100
35 250 1300
40 300 1500
45 360 1650
50 430 1800
85 500 1950
60 580 2100
65 660 2300
70 750 2500
75 840 2600
80 930 2700

Passing Sight Distance

Passing sight distance is the minimum sight distance required for the driver of one vehicle to pass
another vehicle safely and comfortably. Passing must be accomplished without reducing the
speed of an oncoming vehicle traveling at the design speed should it come into view after the
overtaking maneuver is started. The sight distance available for passing at any place is the
longest distance at which a driver whose eyes are 3.5 feet above the pavement surface can see
the top of an object 4.25 feet high on the road.
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POLICY TE 13 (Continued)

Passing sight distance is considered only on two-lane roads. At critical locations, a stretch of
three or four-lane passing section with stopping sight distance is s ometimes more e conomical
than two lanes with passing sight distance.

See Chapter 6 of the CALTRANS Traffic Manual for criteria relating to barrier striping of no-
passing zones.

Stopping Sight Distance

The minimum stopping sight distance is the distance required by the driver of a vehicle, traveling
at a given speed, to bring his vehicle to a stop after an object on the road becomes visible.
Stopping sight distance is measured from the driver's eyes, which are assumed to be 3.5 feet
above the pavement surface, to an object 0.5-foot high on the road.

To lay out a sight distance triangle, place the entering driver's eye 10 feet back of flow line,
measure to the center of the approach lane the required sight distance. If the approach lane is
wider than 12 feet, measure to a point 6 feet from the adjacent lane line or center line of roadway.

The stopping sight distances shown in the Table should be increased by 20% on sustained
downgrades steeper than 3% and longer than one mile.
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TRAFFIC ENGINEERING
POLICY TE 14

TURNING TEMPLATE

GENERAL STATEMENT

The pavement and roadway widths of turning roadways at intersections are governed by
the volumes of turning traffic and types of vehicles to be accommodated. The tuming radii
and pavement cross slopes are functions of design speed and the type of vehicles.

POLICY

Where it is necessary to provide for tuming vehicles within a minimum space, the
minimum tuming paths of the design vehicles apply. Sharpest turns of design vehicles are
provided in the attached tumning templates. The paths indicated, which are slightly greater
than the minimum paths of nearly all vehicles in each class, are the minimum attainable at
speed less than 10 mph, and consequently offer some leeway in driver behavior. Layouts
patterned to fit these paths of design vehicles are considered s atisfactory as minimum
design.

in using these templates, it is assumed that the vehicle is properly positioned within the
traffic lane at the beginning and end of the tumn; i.e., two feet from edge of pavement on
the tangents approaching and leaving the curve. T his assumption closely fits the inter
wheel paths of the various design vehicles. Differences in the inter path of vehicles
turning left and right are not sufficient to be significant in design.

In conclusion, comer radii at intersections on arterial streets should satisfy the
requirements of drivers using them to the extent practical. The following summary is
offered as a guide:

1. Radii of 15 to 25 feet are adequate for passenger vehicles. These radii may be
provided at minor cross streets where there is little occasion for trucks to tum or a
major intersection where there are parking lanes.

2. Radii of 25 feet or more at minor cross streets should be provided on new
construction and reconstruction where space permits.

3. Radii of 30 feet or more at major cross streets should be provided where feasible so
that an occasional truck can tum without too much encroachment.

4, Radii of 40 feet or more, and preferably these centered compound curves or simple
curves with tapers to fit the paths of appropriate design vehicles, should be provided
where large truck combinations and buses tum frequently. Larger radii are also
desirable where speed reductions would cause problems.

5. Radii dimensions should be coordinated with crosswalk distances or special designs
to make crosswalks safer for pedestrians, the aged and the handicapped.
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POLICY TE 15 (Continued)

Curb radii at comers on two-way streets have little effect on left-turning movements.
Where the width of an arterial street is equivalent to four or more lanes, generally there is
no problem or encroachment by left-turning vehicles.
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TRAFFIC ENGINEERING
POLICY TE 17

DEVELOPMENT REVIEW AND COMMENT SHEET

GENERAL STATEMENT

To provide uniform information to the City of Garden Grove Planning Department on
Conditions of Approval for new developments and/or redevelopments. The provided
information will at the discretion of the Director be incorporated or amended as deemed
necessary.

GUIDELINES

Attached is a form that shall be utilized by the individual to whom the project has been
assigned. This form shall be in addition to or made a part of the sign-off sheet when the
project is retumed to the assigned planner. A ny and all comments indicated on these
forms shall also be noted on the site plan.
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POLICY TE 17 (Continued)

Developer Date Received

Project Name:

TRAFFIC ENGINEERING
DEVELOPMENT REVIEW COMMENT SHEET

CONDITIONS OF APPROVAL

Contact Person
A. City Planner
B. Traffic Division

Bonds/Cash Deposit

]

Developer shall be required to post a bond or cash deposit with the City of Garden
Grove in the amount of $ to cover the cost of

Driveways/Gates

[]

I I W R O

Driveway approach (es) shall be flared depressed type per City of Garden Grove, Public
Works Standard Plan B-120.

Driveway throat shall be a minimum of 30 feet for commercial, industrial and multi-
residential, and 18 feet for standard residential.

Driveways shall not be located closer than 35 feet to the ECR or BCR.

Proposed gate facilities shall be located a minimum of 35 feet, 55 feet, or 85 feet from
the property line on , and 35 feet, 55 feet or 85 feet from the
property line on :

Plan as submitted does not include gate location(s).

Additional comments;
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POLICY TE 17 (Continued)

Landscaping

D All landscaping along the frontage adjacent to driveway(s) shall be of the low-height (30
inch maximum height) variety to provide adequate sight clearance.

D Additional comments:

On-Site Circulation

D All internal travel ways servicing back-to-back (90°) parking shall be a minimum of 25
feet in width.

l:l Additional comments:

Right-of-Way/Easement

D Developer shall be required to dedicate to the City of Garden Grove an additional
feet of right-of-way on .

D Additional comments:

Signing/Striping

All handicap parking stalls shall be marked and signed in accordance with CVC section.
All compact‘ parking stalls shall be individually marked.

All curbs not associated with a parking stall shall be painted red.

Driveway shall be signed for right/left turns only as determined by the Traffic Engineer.

OO on

All street frontage shall be signed "No Parking Any Time" or painted red to prohibit
parking as determined by the Traffic Engineer.
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POLICY TE 17 (Continued)

D All fire lanes shall have the curbs painted red with white 4-inch letters stating "No
Parking Fire Lane."

D Additional comments:

Street Lighting
D Are required.

D Are not required.

If required shall be installed on:

l:‘ Existing wood pole(s)

New marblelite pole(s)

Steel davit pole(s)

With overhead wiring

Underground wiring

Location/Spacing and lumen size:

Traffic Signals/Public Improvements

I:I Developer shall be required to furmish and install a new 8 phase, ASC 2000 fully
actuated traffic signal in a "Type 11" cabinet.

D Developer shall be required to relocate/modify the existing traffic signal equipment.

D Developer shall submit a complete signal plan for a new or modified traffic signal in
association with the signal requirements.

D Additional comments:
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POLICY TE 17 (Continued)

8/23/2006

Comments prepared by: Date ext
Traffic Engineer approval Date ext
Division/Department approvai Date

o

ﬁ?‘%”«/
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TRAFFIC ENGINEERING
DEVELOPMENT REVIEW COMMENT SHEET
CONDITIONS OF APPROVAL

Developer Date Received

Project Name:

Contact Person

A. City Planner

B. Traffic Division

Bonds/Cash Deposit

[:] Developer shall be required to post a bond or cash deposit with the City
of Garden Grove in the amount of § to cover the cost of

Driveways/Gates

[:3 Driveway approach(es) shall be flared depressed type per City of Garden
Grove, Public Works Standard Plan B-120.

[:; Driveway throat shall be a minimum of 30 feet for commercial, industrial

and multi-residential, and 18 feet for standard residential.

Driveways shall not be Tocated closer than 35 feet to the ECR or BCR.

Proposed gate facilities shall be Tocated a minimum of 35 feet, 55 feet,
or 85 feet from the property Tine on , and 35 feet,
55 feet or 85 feet from the property line on "

Plan as submitted does not include gate location(s).

oo 0o

Additional comments:
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Landscaping

[:] A11 landscaping along the frontage adjacent to driveway(s) shall be of
the Tow-height (30 inch maximum height) variety to provide adequate
sight clearance.

D Additional comments:

On-Site Circulation

[:] A1l internal travel ways servicing back-to-back (90°) parking shall be
a minimum of 24 feet in width.

[:] Additional comments:

Right-of-Way/Easement

[:] Developer shall be required to dedicate to the City of Garden Grove an
additional feet of right-of-way on

[:] Additional comments:

Signing/Striping

[:] A11 handicap parking stalls shall be marked and signed in accordance
with CVC section.

[:] A11 compact parking stalls shall be individually marked.
[:] A11 curbs not associated with a parking stall shall be painted red.

[:] Driveway shall be signed for right/left turns only as determined by the
Traffic Engineer.
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[:] A1l street frontage shall be signed "No Parking Any Time" or painted
red to prohibit parking as determined by the Traffic Engineer.

[

A11 fire Tanes shall have the curbs painted red with white 4-inch letters
stating "No Parking Fire Lane."

[:] Additional comments:

Street Lighting
[:} Are required.

[:] Are not required.

If required shall be installed on:
Existing wood pole(s)
New marblelite pole(s)
Steel davit pole(s)

With overhead wiring

HiNEn.

Underground wiring

Location/Spacing and lumen size:

Traffic Signals/Public Improvements

[:} Developer shall be required to furnish and install a new phase,
fully actuated traffic signal in a "P" cabinet.

[:] Developer shall be required to relocate/modify the existing traffic
signal equipment.
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™

[:] Developer shall submit a complete signal plan for a new or modified
traffic signal in association with the signal requirements.

[:] Additional comments:

Comments prepared by: Date ext
Traffic Engineer approval Date ext
Division/Department approval Date
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TRAFFIC ENGINEERING
POLICY TE 19

PRIVATE PROPERTY TOW AWAY SIGN DESIGN

GENERAL STATEMENT

A person in lawful possession of any private property that desires to have
a parked vehicle removed from such property must do so in compliance with
the California Vehicle Code (CVC) Section 22658 and the City of Garden Grove
Municipal Code (GGMC) 10.56.220.

GUIDELINES

To comply with the Garden Grove Municipal Code and the California Vehicle
Code in causing a vehicle to be removed from private property, must post
said property.

The requirements for the sign shall be a minimum of eighteen inches by
twenty-four inches (18" x 24") in size, having a white background with black
Tetters and border.

The posting of the sign shall be located not less than four feet (4') or
more than six feet (6') above ground level and in compliance with Section
26658 of the CVC as to content.
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ORDINANCE NO._ 1820

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF BARDEN GROVE AMENDING CHAPTER
10.56 OF THE GARDEN GROVE MUNICIPAL CODE RELATING TO VEHICLE REMOVAL FROM
PRIVATE PROPERTY AND POSTING NOTICES.

THE CITY COUNCIL OF THE CITY OF GARDEN GROVE DOES ORDAIN AS FOLLOWS:

SECTION 1:  Sections 10.56.220 is hereby added to Chapter 10.56 of the Garden
Grove Municipal Code to read as follows:

Section 10.56.220. Sign Regquirement - Vehicle Removal from Private
Propertiy.

The owner or person in lawful possession of any private property
who desires to cause the removal of a vehicle parked on such
property under the provisions of California Vehicle Code Section
22658, shall comply with the following requirement: Posted sign
shall be a minimum of eighteen inches by twenty-four inches (18"
x 24") in size, having a white background with contrasting
lettering. Such signs shall be located not less than four (4)
feet nor more than six (6) feet above ground level and otherwise
in compliance with Section 22658 as to content.

SECTION 2: This ordinance shall take effect thirty (30) days after adoption
and shall within fifteen (15) days of adoption be published with the names of
thé Councilmen voting for and against_the same in the Orange Countg News, a
newspaper of general circulation, published and circulated in the City of

Garden Grove.

£

The foregoing ordinance was passed by the City Council of the City of
Garden Grove this 23rd day of May , 1983.

/s/ JONATHAN H. CANNON
MAYOR

ATTEST:

/s/ CAROLYN MORRIS
CITY CLERK

STATE OF CALIFORNIA )
COUNTY OF ORANGE ) SS:
CITY OF GARDEN GROVE )

I, CAROLYN MORRIS, City Clerk of the City of Garden Grove, do
hereby certify that the foregoing Ordinance was introduced and presented on
May 16, 1983 with vote as follows:

AYES: COUNCILMEMBERS: (5) DINSEN, KRIEGER, LITTRELL, WILLIAMS, CANNON
NOES : COUNCILMEMBERS: (0) NONE
ABSENT: COUNCILMEMBERS: (0) NONE



ORDINANCE NO. 1820

and was passed on May 23, 1983 by the following vote:

AYES: COUNCILMEMBERS: (4) DINSEN, LITTRELL, WILLIAMS, CANNON
NOES: COUNCILMEMBERS: (0) NONE
ABSENT: COUNCILMEMBERS: (1) KRIEGER

/s/ CAROLYN MORRIS

CITY CLERK



Ch. 737 STATUTES OF 1982

MOTOR VEHICLES—UNATTENDED—REMOVAL

Senate Bill No. 1241

CHAPTER 738

An act to amend Section 22658 of the Vchicle Code, relating to
vehicles.

v

{Approved by Covernor Se&lrmbﬂ 7. 1982 Filed with
Secretary of State September 8, 1582 ) 5

LECGISLATIVE COUNSELS DICEST

SB 1241, Caramendi. Vehicles: unattencded vehicles: private
property: impoynding.

(1) Under existing law, an unattended vehicle may be removed
from private property, as prescribed, by the owner or-person in
lawfu] possession of the property. Prior to causing removal of the
vehicle, a sign is required to have been posted on the propérty
prohibiting public parking and containing the telephone number of
the Jocal law enforcement agency.

This bill would, in addition, require that the sign be of such size as
required by ordinance, be displayed at 2ll entrances to the private
property, and indicate that vehicles will be removed at the vehicle
owner’s expense. This bill would also provide that, whenever there
has been a failure to post a sign, as specified, an owner or person in
lawful possession of any private property, who causes the removal of
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a vehicle parked on that property, would be liable for any storage of
towing charges. .

The bill would prohibit any person to cause the removal of any -
vehicle from privately owned and operated fee-paid parking
facilities until at least 12 hours after the expiration of the period for
which a fee is paid for the vehicle, excepting, however, those spaces
rented and reserved, in the manner specified, to and for the use of
a person. s
(2) Article XIII B of the California Constitution and Sections 2231
and 2234 of the Revenue and Taxation Code require the state to
reimburse local agencies and school districts for certain costs .
mandated by the state. Other provisions require the Department of
Finance to review statutes disclaiming these costs and provide, in
certain cases, for making claims to the State Board of Control for
reimbursement. i

However, this bill would provide that no appropriation is made
and no reimbursement is required by this act fora specified reason.

The people of the State of California do enact as follows:
SECTION 1. Section 22638 of the Vehicle Code is amended to

ead:

29658. (a) The owner or person in lawful possession of any
private property max, subsequent to notifying. by telephone or. if -
impractical, by the most expeditious means available, the city police
or county sheriff. whichever is appropriate, cause the removal of a
vehicle parked on such property to the nearest public garage, if there
is displayed. in plain \iewVat all entrances to the property, 2 sign
prohibiting public parking and indicating that vehicles will be
removed at the owner’s expense, and containing the telephone -
number of the local tra fic law enforcement agency. The sign shall

be of such size as specified by ordinance.

(b) The person causing removal of such vehicle shall,if the person
knows or is able to ascertain from the registration records of the
Department of Motor Viehicles the name and address of the
registéred and legal owner thereof, immediately give, or cause to be
given, notice in writing tdthe registered and legal owner of the fact
of such rernoval, the grounds for the removal, and indicate the place
to which%the vehicle has been removed. In the event the vehicle is
stored in a public garage, a copY of the notice shall be given to the
proprietor of the garage. The notice provided for in this section shall
include the amount of mileage on the vehicle at the time of removal.
1f the person does not know and is not able té ascertain the name of
the owner or for any other reason is unable to give the notice to the
owner as provided in this sectionVthe person causing removal of*a
vehicle shall comply with the requiremcnts of Section 29533 relating
to noticc in the sanie 1INanNnNeT &5 applicuble to an officer removing 4
vehicle from private property.’

{c) The provisions of this section shall not limit or affect any right
or remedy which the owner or person in lawful possession of private
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property may have by virtue of other provisions of law authorizing

" the removal of a vehicle parked upon such property.

Wd) The owner of a vehicle removed from private property
pursuant to subdivision (a) may recover for any damage to the
vehicle resulting from any intentional or negligent act of any person
causing the removal of, or removing, the vehicle. .

{¢) Any owner or person in lawful possession of any private

roperty causing the removal of a vehicle parked on that propertv,

spEZﬁ %e Tiable for any storage or towing charges whenever there has
been a failure to post a sign as provided for in subdivision (a).

= ({)_No person shall cause the removal of any vehicle from a
rivately onned and operated {ee-paid parking facility until at least
12 hours after the expiration of the period for which the fee is paid
for the vehicle. This subdivision does not apply to any parking space

. or stall rented to a person and reserved or otherwise clearly marked

or designated for the use of that person. .

'SEC. 2. No appropriation is made and no reimbursement is
required by this act pursuant to Section 6 of Article X111 B of the
California Constitution or Section 2231 or 2234 of the Revenue and
Taxation Code because the only costs which may be incurred by a
local agency or school district will be incurred because this act
creates a new crime or infraction, changes the definition of a crime
or infraction, changes the penalty for 2 crime or infraction, or
eliminates a crime or infraction.
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TRAFFIC ENGINEERING
POLICY TE 20

NO PARKING FIRE LANE SIGN DESIGN

GENERAL STATEMENT

To assure standard signing for designated fire lanes, the following sign
design is to be used.

GUIDELINES

Whenever it is necessary to provide a fire lane on private property in
compliance with the requirements set forth by the City of Garden Grove Fire
Marshall, the sign design shall conform to the following sign layout. Size,
shape, color and text shall be as provided.

TEPOLICY.MNL (38)
08/26/94



ALL DIMENSIONS ARE IN INCHES

| A

N\

PARKING |
FIRE |
LANE |
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APPROVED:

3/8" DIA HOLES ©

R27 SORDER | MARGIN LETTER SiZE SERIES & STROKE WIDTH c
SUFFIX S1ZE WIDTH | WIDTH LINE 1 LINE 2 LINE 3 LINE 4 LINE & R
-1.1 12x 18 1/4 1/4 3%AB—.49 38—-.42 2%B—-.33 2%B-.33 3/8 F—-.08 1

R27 DIMENSIONS
SUFFIX Size A B c D E F G H i J X 1
-1.1 12x18 1% 15 | 2-3/8) 7/8 {1-1/8 | 5% 9-3/4

Whit Red

It€  BACKGROUND WITH € BORDER & SYMBOL SIGN

Reflectorized Material

Aluminum Sign




TRAFFIC ENGINEERING
POLICY TE 36

MEDIAN NOSE FLARE DESIGNS

GENERAL STATEMENT

In the event that it is not feasible to provide left-turn storage lanes
for both directions of travel, this policy provides for recommended nose
flare designs that will assure that safety of the design is not impaired.

GUIDELINES

The attached provides the minimum design requirements for nose flare
designs for the following two conditions:

1.

When left-turn storage lanes are not provided for both directions of
travel. The minimum design can be used on any median width, only the
radius will vary with the median width. The flare design will remain
constant.

When a median width exceeds twenty feet and the median end width is
eight feet or wider, then the modified nose approach should be
considered. This type design provides for extended sight distances
to compensate for the wide median end treatment.

TEPOLICY.MNL (88)
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TRAFFIC ENGINEERING
POLICY 64
RAISED MEDIAN DESIGN

GUIDELINES

The purpose of these guidelines is to provide a uniform procedure for the design
of raised median.

Since raised median is a permanent improvement, its design should be
conservative in nature. Pocket length design should factor in any projected
increase in traffic. While striped pockets can easily be lengthened to address
volume changes, reconstructing raised median can be very costly.

Intersection spacing and driveway locations may impact these guidelines. The
City Traffic Engineer will provide design oversight to ensure proper traffic
circulation.

Pocket L ength:

The standard minimum pocket iength for single left turn lanes shall be 75 feet.
At arterial intersections left turn volumes will likely dictate a longer pocket.
Traffic Engineering determines pocket length at these locations to be equal to 1
foot times the number of vehicles turning left in the peak hour. The maximum
pocket length for a single left turn lane shall be 300 feet. Dual left turn lanes
should be provided to accommodate additional vehicular storage.

Taper Length:

The standard minimum taper length for single left turn lanes shall be 90 feet.
When insufficient distance is available 60 feet is acceptable. This is in
conformance with City of Garden Grove Standard Plan B-132. Landscape
impacts shall not be a determining factor when designing tapers.

The standard minimum taper length for dual left turn lanes shall be 150 feet.

Raised Median Nose Location/Flares:

Raised median noses shall be located 15 feet back from the line extending
through %2 delta of the curb returns of the intersecting street. This is in
conformance with City of Garden Grove Standard Plan B-128. Curb flares at
nose locations shall be constructed per the following:

e 4-foot medians - no flare required
o 10-foot medians - construct a 40-foot flare
e 14-foot medians - construct a 60-foot flare

Orange County PF&RD Standard Plan 141-0-OC may be used in design of these
flares.



