COMMUNITY AND ECONOMIC
DEVELOPMENT DEPARTMENT
PLANNING STAFF REPORT

AGENDA ITEM NO.: C.1. SITE LOCATION: West side of Valley View
Street, south of Chapman Avenue at

12101 and 12111 Valley View Street
HEARING DATE: October 18, 2018 GENERAL PLAN: Residential/Commercial
Mixed Use 2

CASE NO.: Planned Unit Development | ZONE: Planned Unit Development No.

No. PUD-104-73 (Rev. 2018), Site Plan | PUD-104-73

No. SP-057-2018, Conditional Use
Permit No. CUP-140-2018, and Lot Line
Adjustment No. LLA-019-2018

APPLICANT: Dan Akarakian for APN NO.: 224-202-16 and 224-202-15
Cinemas Management, Inc.
PROPERTY OWNER: Valley View CEQA DETERMINATION: Exempt

Cinema Center, LLC

REQUEST:

The applicant is requesting approval to redevelop a 2.71-acre site, comprised of two
parcels currently improved with the Starlight 4 Star Cinema and a vacant 6,040 square
foot restaurant, with a new automatic car wash, a new pad drive-thru restaurant, a new
sit-down restaurant, and an expansion of the existing movie theater. The existing
vacant restaurant building will be demolished to accommodate the proposed project.
The Planning Commision will consider the following: (i) a recommendation that the City
Council determine that the Project is categorically exempt from the California
Environmental Quality Act (CEQA); (ii) a recommendation that the City Council approve
a text amendment to Planned Unit Development No. PUD-104-73 to modify the
permitted uses on the Site and the sign requirements of the PUD to facilitate the Project
(iif) approval of a Lot Line Adjustment to modify existing lot lines to consolidate the two
(2) subject parcels into one (1) parcel; (iv) approval of a Site Plan to allow the
construction of a 4,241 square foot automatic car wash, an 1,870 square foot
drive-thru restaurant, a 2,700 square foot sit-down restaurant, and a 2,846 square foot
expansion to the existing movie theater, along with related site improvements; and (v)
approval of a Conditional Use Permit to allow the operation of the automatic car wash.
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CASE NO. PUD-104-73 (REV. 2018), SP-057-2018, LLA-019-2018 AND CUP-140-2018

PROJECT STATISTICS:
Provided PUD Requirement
Lot Size: 2.71-aces (117,955 S.F.) N/A
Building Heights: N/A
Movie Theater
New Addition 33'-8"
New Tower Element 40'-0"
In-line Tenant Restaurant 32'-0"
Automatic Car Wash 24'-3"
Drive-thru Restaurant 23'-2"
Building Setbacks:
North (side) to Car Wash 30'-7" 0’-0"
East (front) to Car Wash 66'-10" 0'-0"
to Drive-thru Restaurant 55'-8"
South (side) to Drive-thru Restaurant 96'-0” 0’-0”
West (rear) to Movie Theater 67'-9" 0’-0”
to Car Wash 89'-9”
Landscaping!: 13,268 S.F. (14%) 11,795 S.F. (10%)
Parking?:
159 parking stalls 179
20 drive-thru queuing
179 spaces

1

2

The Municipal Code requires 10% of total site landscaping. The existing site landscaping is 1,647 square
feet, which is currently 1.47% of the total site. The proposed project will increase the total on-site
landscaping to 13,268 square feet, which is 14% of the total site.

Half the vehicle queuing length of the drive-thru lane is counted toward the required parking, including four
(4) queuing spaces for the drive-thru restaurant and sixteen (16) queuing spaces for the automatic car
wash.

BACKGROUND:

The subject properties are located on the west side of Valley View Street, south of
Chapman Avenue. The properties have a General Plan Land Use designation of
Residential/Commercial Mixed Use 2, and are zoned Planned Unit Development (PUD) No.
PUD-104-73. PUD-104-73 was adopted in 1973 to allow the construction of a 126-unit
residential condominium (currently known as Stonegate), a 32 lane bowling alley (12141
Valley View Street), a 900 seat movie theater (12111 Valley View Street), a 7,500 square
foot restaurant (12101 Valley View Street), a 3,600 square foot drive-thru restaurant
(12051 Valley View Street), and a 41,850 square foot aged facility for 120 people (5900
Chapman Avenue).

The commercial portion of PUD-104-73 includes a total of 5 (five) commercial properties:
a bowling alley, formerly occupied by AMF Bowling Alley (12141 Valley View Street), the
Starlight 4 Star Cinema (12111 Valley View Street), a vacant restaurant building (12101
Valley View Street), a McDonald’s drive-thru restaurant (12051 Valley View Street), and
the Brookdale Senior Living facility (5900 Chapman Avenue).
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The applicant has represented to the City that the subject properties have shared
reciprocal access between the bowling alley, McDonald’s, and the senior living facility
properties, however, but that shared parking is only between the subject properties and
the bowling alley. The reciprocal access points to these properties will not change as a
result of this project. The applicant has represented that all the required parking for the
proposed project will be contained within the subject site. The existing parking spaces for
the bowling alley property will not change with this project.

The applicant is the property owner of the two subject properties, and also owns and
operates the movie theater. The property owner purchased both properties in 2016, and
now intends to redevelop the movie theater and the vacant restaurant properties in order
to revitalize the subject site and the commercial center. The proposed project includes
the construction of an automatic car wash, a pad drive-thru restaurant, and a sit-down,
in-line tenant restaurant. The project also includes the expansion and remodeling of the
existing movie theater to accommodate additional auditoriums. Both properties will be
consolidated through a lot line adjustment to facilitate the proposed project.

History of Entitlements for the PUD

On November 2, 1971, the City Council adopted Resolution No. 4162-71 to adopt Planned
Unit Development No. PUD-107-71 to rezone 17.67 acres of land from C-2 (General
Commercial Zone) to PUD (Planned Unit Development) to permit the construction of a

140-unit residential condominium, a movie theater, a restaurant, and a professional office
building.

On January 3, 1973, the City Council adopted Resolution No. 4352-73 approving Planned
Unit Development No. PUD-107-71 (1% Revised) to allow a 3,240 square foot take-out
restaurant (McDonald’s) to replace the previously approved office building.

On October 30, 1973, the City Council adopted Resolution No. 4496-73 approving
Tentative Tract No. 6740 for the subdivision of a 126-unit residential condominium, and
five (5) commercial lots.

On August 21, 1973, the City Council adopted Resolution No. 4472-73 to supersede a
previously approved Planned Unit Development and to allow the construction of a
126-unit residential condominium, a 32 lane bowling alley, a 900 seat movie theater, a

7,500 square foot restaurant, a 3,600 square foot drive-thru restaurant, and a 41,850
square foot senior facility.

On October 20, 2003, the former owner (JM1111998, LLC) of the subject properties,
12101 and 12111 Valley View Street, submitted a Site Plan application (Site Plan No.
SP-336-03) to construct a 9,950 single-story commercial building. On April 15, 2004, the
Planning Commission denied Site Plan No. SP-336-03 citing incompatibility of the
proposed design with the existing development, and adopted Resolution No. 5419
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denying Site Plan No. SP-336-03 on May 6, 2004. The applicant appealed the Planning
Commission’s decision to the City Council. On August 10, 2004, the City Council
approved the appeal and overturned the Planning Commission’s decision citing that the
proposed commercial development was a suitable and appropriate commercial
development on properties in need of revitalization. The project was never constructed
due to a CC&R dispute between the subject site property owner (JM11998, LLC) and
adjacent bowling alley property owner (Magini Al Elokeim 26, LLC).

On May 21, 2015, McDonald’s received land use approval to demolish the existing
restaurant building in order to construct a new, 3,861 square foot restaurant.

The property owner now proposes to revitalize the properties through new land use
entitlements for a PUD amendment, a Site Plan, a Lot Line Adjustment, and a Conditional
Use Permit that will facilitate the development of an automatic car wash, a pad drive-thru
restaurant, a sit-down in-line restaurant, and an expansion of the existing movie theater.

Neighborhood Meeting

On May 14, 2018, a neighborhood meeting was held by the applicant at the Starlight 4
Star Cinema to share the project and receive input from local residents. About 60
members of the community attended the meeting, and the questions raised by those in
attendance included parking, on-site security, property maintenance, and the proposed
type of uses. At the conclusion of the meeting, those in attendance expressed support
for the project.

DISCUSSION:

PLANNED UNIT DEVELOPMENT

The property is currently zoned Planned Unit Development (PUD) No. PUD-104-73. A
Planned Unit Development is a precise plan that provides the means for the regulation
of buildings, structures, and uses of land to facilitate the implementation of the General
Plan. The regulations of the PUD are intended to provide for a diversity of uses,
relationships, and open spaces in an innovative land plan and design, while ensuring
compliance with the provisions of the Municipal Code.

The applicant proposes an amendment to the PUD that will amend the permitted uses
to allow an automatic car wash, a drive-thru pad restaurant, and a sit-down restaurant
on the subject project site, and a modification to the sign requirements of the PUD. The
introduction of the new uses will assist with the redevelopment of the site and the
commercial center. The proposed uses are compatible with the commercial uses of the
PUD, which currently include a bowling alley, a movie theater, a vacant restaurant, and
a McDonald’s drive-thru restaurant, as well as with the surrounding commercial uses.
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The proposed amendment will also modify the sign requirements of the PUD.
Currently, the PUD limits signage for each use to one wall sign, and only allows one
pole sign for each of the four commercial tenants (the bowling alley, the movie theater,
the vacant restaurant, and McDonald’s). The proposed amendment will allow signage in
the PUD to comply with the total allowable signage of the C-1 zone, as well as allow a
multiple-tenant sign cabinet within the existing pole sign that serves the vacant
restaurant building to advertise the car wash, the pad drive-thru restaurant, and the
new sit-down in-line tenant restaurant. In addition, the movie theater building will be
allowed to have new signage that includes a new tower building sign, and
non-LED/non-digital movie poster board graphics to be displayed on the exterior
marquee and wall display boards of the movie theater. The proposed signage for the
movie theater is typical of signage for movie theaters.

The proposed amendment will also assist with the revitalization and redevelopment of
the commercial center, which is consistent with the goals and policies of the General
Plan that encourages the revitalization of aging, underused or deteriorated commercial
centers; that encourages a mix of retail shops and services to better meet the needs of
the area’s present and potential clientele; that encourages the City to work with property
owners to revitalize deteriorated centers; that encourages appropriate signage in
commercial centers; and that encourages fagade renovations, enhanced parking area
landscaping, and improved lighting. The proposed amendment will allow new uses within
the PUD and will update the sign requirements that will assist with the revitalization of the
commercial center.

In addition, the proposed amendment will be consistent with the intent of the Planned
Unit Development as the uses are diverse and compatible with the established land use
designations, and will ensure that the quality of the proposed project is greater than
what could be achieved through a traditional commercial zoning classification.

SITE PLAN:

The applicant proposes to redevelop the subject properties with an 4,241 square foot
automatic car wash, an 1,870 square foot drive-thru restaurant, a 2,700 square foot
sit-down restaurant, a 2,846 square foot expansion to the existing movie theater, along
with related site improvements. The proposed automatic car wash will be operated by
Fast 5 Xpress Car Wash, while the proposed pad drive-thru restaurant will be operated
by a Jack in the Box restaurant.

Site Design, Circulation and Parking

The proposed project includes reconfiguring the on-site circulation, drive aisles, parking,
and building placement to accommodate the proposed development. Two (2) new
buildings will be constructed for the automatic car wash and the drive-thru restaurant.
The automatic car wash will be constructed along the north side of the property, while the
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Jack in the Box restaurant will be constructed in the center, front-most portion of the lot.
Both the automatic car wash and the drive-thru restaurant will be located closer to Valley
View Street. The movie theater will remain in its current location, toward the rear of the
property, with the new construction to the movie theater and the new in-line tenant
restaurant occurring on the north side of the movie theater. The sit-down in-line tenant
restaurant is oriented toward Valley View Street and will align with the movie theater
storefront. The movie theater addition will be located behind (west of) the new
sit-down in-line tenant restaurant. The existing vacant restaurant building will be
demolished to accommodate the proposed project.

The site is currently accessed from Valley View Street via two (2) existing drive
approaches. The southerly most drive approach is signalized and functions as the main
driveway to access the site. Both right-turn and left-turn in and out of the project site is
provided from this driveway. This driveway is also a shared driveway that serves the

adjacent bowling alley property, and no change to the location of this driveway is
proposed.

The drive approach located at the northerly most portion of the site will be relocated and
reconstructed to the south of its current location to accommodate the building placement
of the automatic car wash. The driveway will continue to function as a right-turn in and
right-turn out from the project site.

The site will continue to maintain the same shared vehicular access with the adjacent
properties, including the bowling alley, McDonald’s, and the senior living facility, via
internal two-way drive aisles. These internal shared vehicular access points will not
change. All on-site drive aisles have been designed to provide an effective circulation
pattern, have been designed per the City’s standard, and will provide the required drive
aisle width to accommodate two-way vehicular traffic,c as well as trash truck and
emergency vehicle access.

From the main drive approach on Valley View Street, the drive aisle circulates to the west
of the project site toward the movie theater. This drive aisle provides access to the
drive-thru lane entrance of the Jack in the Box restaurant, the parking areas located
between the movie theater and the pad drive-thru restaurant, and to the parking area of
the adjacent bowling alley property. The drive aisle continues to circulate to the north of
the project site, along the front of the movie theater and proposed sit-down in-line
restaurant tenant building, to connect with the drive aisle that originates from the second
drive approach on Valley View Street.

From the second drive approach on Valley View Street, the drive aisle also circulates to
the west of the project site, and provides access to both the drive-thru lane entrance and
exit lane of the automatic car wash, as well as the drive-thru lane exit of the Jack in the
Box restaurant. The drive aisle provides access to parking spaces located to the north of
the Jack in the Box restaurant, as well as the car wash vacuum station parking spaces
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located on the south side of the car wash building. The drive aisle circulates along the
entire rear of the project site and provides access to the parking spaces at the rear of the
movie theater and the car wash. This drive aisle continues to provide access to the
bowling alley, the McDonald'’s, and the senior living facility properties without changing
existing shared vehicular access points.

Drive-Thru Lane Circulation

The new car wash building will be located along the north side of the property. The
entrance to the car wash tunnel is located on the west (rear) side of the building, and the
exit of the tunnel is located on the east (front) side of the building, fronting Valley View
Street. The car wash will have a double queuing drive-thru lane that funnels into one
lane after payment for the car wash is received. The drive-thru lane originates on the
east side of the car wash building, adjacent to Valley View Street, and circulates along the
north and west sides of the building where access to the car wash tunnel is achieved.,
Fifteen (15) vacuum station parking spaces are located on the south side of the car wash
building, and five (5) vacuum station parking spaces are located to the north of the
building, adjacent to the McDonald’s property.

The Jack in the Box restaurant will be located at the centermost, front portion of the lot.
The drive-thru lane of the restaurant originates along the east side of the building,

adjacent to Valley View Street, and circulates along the north side of the building to the
pick-up window.

A Traffic Study was prepared for the project that reviewed the project’s site access and
circulation pattern, including the queuing for the drive-thru restaurant and the automatic
car wash, and determined that the site design was adequate, and that vehicle queuing for
both the automatic car wash and the drive-thru restaurant will be contained within the
proposed drive-thru lanes.

Parking

The project has been designed to comply with the parking requirements based on the
proposed uses. The required parking for the project will be provided completely on the
subject project site. A total of 179 parking spaces are required for the project based on
the proposed uses. When drive-thru facilities are proposed, the City allows for half of the
vehicle queuing of the drive-thru lane to be counted toward the required parking. The
parking for the project will be provided in the form of 159 parking stalls and twenty (20)
vehicle queuing spaces within the drive-thru lanes of the automatic car wash and the
drive-thru restaurant for a total of 179 parking spaces. The distribution of the 159
parking stalls include 96 standard parking spaces, 21 compact parking spaces, 20 vacuum
parking spaces for the car wash, 6 handicap parking spaces, 6 clean air vehicle parking
spaces, and 10 electric vehicle charging stations, and the drive-thru queuing spaces
include 16 spaces for the automatic car wash and 4 spaces for the Jack in the Box
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restaurant. ~ When the automatic car wash is not in operation, the vacuum parking
spaces will be available to serve patrons of the movie theater and the restaurants.

As previously mentioned, and as represented by the applicant, the existing parking
spaces for the adjacent bowling alley will not change as a result of this project.

Building Design and Architecture:

The automatic car wash will be 4,241 square feet in size, and will consist of a car wash
tunnel, equipment room, electric room, one (1) restroom, an office, and a sales office.
The car wash building will be one-story and is designed with the architectural style typical
of the Fast 5 Xpress Car Wash corporate image. :

The car wash incorporates a modern design that includes the use of varied roof lines and
building massing to articulate the building. The exterior building materials include vertical
stucco panels, ribbed metal horizontal panels, and a prominent glass window system.
The glass window system is located along the length of the south elevation. The front
portion of the building includes an inclined roof shaped that is supported by translucent
glass windows. A freestanding metal canopy, with a serpentine roof shape, will be
installed in front of the building’s car wash tunnel exit. The exterior building colors
include a primarily gray tone color with accenting colors in blue and orange. In addition,
each vacuum station will incorporate a shade canopy.

The Jack in the Box restaurant will be 1,870 square feet in size, and will consist of a
dining area, counter/cashier area, two (2) restrooms, a kitchen, prep and work area, dry
storage, and walk-in cooler and freezers. The restaurant will provide a 200 square foot
outdoor patio dining area located on the east side of the building, fronting Valley View
Street. The outdoor patio area has been included toward the required parking.

The proposed Jack in the Box restaurant building will incorporate an architectural design
that reflects the restaurant’s current corporate image. The building elevations incorporate
varied architectural massing and rooflines to provide articulation to the building. The front
building elevation includes a prominent red color, corrugated metal panel element, that
wraps along the upper portion of the building, over the main entrance and the storefront
windows on the east and south building elevations. This detail is used to enhance the
building elevation while providing an area for wall signage for the restaurant. The front
portion of the building also includes an accenting, brown/sand beige color, porcelain tile
that further provides a variety of material articulation and enhancement to the building.
The rear (back of house) portion of the building, will include a sand color, cement plaster

finish. Metal awnings will be installed over the pick-up window area, and over the
customer entrances.

The movie theater is currently 10,795 square feet in size, and consists of four (4) movie
theater auditoriums with a total of 627 seats. The applicant proposes to add a 2,846
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square foot addition to the movie theater that includes exterior and interior remodeling.
The construction includes reconfiguring existing auditoriums and increasing the total
number of auditoriums to six (6). The remodel will include all auditoriums with stadium
seating with recliner seats. The total seating for the movie theater will be reduced from
627 seats to 326 seats to accommodate the recliner seats in each auditorium. In
addition, the box office will be relocated to the interior lobby.

The movie theater’s front elevation will be remodeled and will incorporate new
architecture detailing. A series of burgundy colored, decorative perforated metal panels
will be installed along the theater’s storefront to enhance and create a focal point for the
movie theater. In addition, a new vertical tower element will be constructed that will allow
for the placement of a new vertical theater sign. The front elevation will incorporate
accent detailing that includes preset stone along the base of the building wall, and
decorative steel posts that will be used to create a visual separation between the exterior
poster board wall cases. A new back-lit marquee will be installed above the theater's
storefront that will display non-LED/non-digital movie poster board graphics.

The new building addition will be taller in height than the existing movie theater building,
and the exterior building materials for the addition will consist of concrete masonry unit
block, which is consistent with the building material used along the rear of the existing
movie theater. The movie theater’s exterior paint colors include varied dark and lighter
shades of gray tones.

The new sit-down in-line restaurant tenant space will be 2,700 square feet in size. No
tenant for the space has been identified at this time. The exterior building design of the
restaurant will consist of a stucco finish with storefront windows along the east and north
building elevations. Shade louvers will be installed along each of the storefront windows.
A steel frame cover will be installed over the front of the restaurant. At this time, the
area underneath the frame structure can only be used as a customer waiting area, and
not as a dining area, due to parking. The exterior building will also be painted a grayish
color, which is consistent with the paint color that will be used for the movie theater.

Landscaping:

The project will provide new landscaping along Valley View Street and within the
parking area. The overall landscaping for the site will increase from 1,647 square feet
(1.4% of the site) to 13,268 square feet (14% of the site). The applicant is required to
provide a landscape and irrigation plan to the City that complies with the landscaping
and water efficiency requirements of Title 9 of the Municipal Code. Planning staff will
review the type and location of all proposed plant materials. As part of the landscape
plan, a variety of trees, shrubs, and flowers are required.
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CONDITIONAL USE PERMIT

The PUD amendment will require a Conditional Use Permit for the operation of the car
wash. The automatic car wash will be operated by Fast 5 Xpress Car Wash. Fast 5
Xpress has several car wash facilities located throughout Los Angeles, Orange, Riverside,
and San Bernardino countries. The car wash will offer free vacuum cleaning as part of
the car wash experience, and will provide a total of twenty (20) vacuum stations. The car
wash will operate on a filtered and recycled water system, which is a requirement of the
City. The car wash will operate from 7:00 a.m. to 8:00 p.m., seven days week.

Conditions of approval have been incorporated into the Conditional Use Permit to ensure
that the car wash will not adversely affect the health, peace, comfort or welfare of
persons residing or working in the surrounding area. Potential noise impacts are often a
concern that neighbors have about an automatic car wash. At the direction of the City,
the operator of the car wash prepared a Noise Study to evaluate the car wash’s
potential noise levels to determine if the noise levels would be consistent with the City's
Noise Ordinance. The study monitored noise levels at similar express car washes,
including evaluating the noise from idling vehicles, and noise from the car wash'’s
compressed air nozzles, the dryer system and vacuum equipment. The study
determined that the potential noise from the proposed car wash would not exceed the
adopted noise levels. The study evaluated the noise levels to the adjacent residential
condominium development and to the McDonald’s restaurant drive-thru order intercom
system. The study determined that the noise level would not affect the adjacent

residential condominium development nor interfere with the McDonald’s drive-thru
intercom system.

In addition, the car wash incorporates design features that will minimize noise, especially
noise generated from the vacuum producers and the dryers. The vacuum producers,
which are normally located outside of the building, will be located inside of an enclosed
equipment room, while the dryers will be located inside the car wash tunnel with PVC
panels installed on the walls of the tunnels to reduce noise generated by the dryers.

If noise complaints are received about the car wash, the operator will be required to

address and resolve the issue to the satisfaction of the Community and Economic
Development Department.

All standards conditions of approval for car washes have been included in the Conditional
Use Permit.

LOT LINE ADJUSTMENT

The proposed Lot Line Adjustment will consolidate the two (2) subject parcels into one lot
in order to facilitate the construction of the proposed project. The movie theater property
is approximately 1.103 acres, while the vacant restaurant building is approximately 1.606
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acres. The Lot Line Adjustment will consolidate the two (2) parcels into one and will have
a combined lot size of 2.71 acres. The purpose of the lot line adjustment is to prevent
the movie theater addition and the sit-down in-line tenant restaurant from being
constructed over property lines. The California Building Code does not allow buildings to
be constructed over property lines. Without the lot line adjustment, the movie theater
addition and the new in-line restaurant tenant will be constructed over an existing
property line. The Lot Line Adjustment and all subsequent site improvements will
conform to the applicable PUD zoning and building codes requirements.

CEQA:

The project is exempt pursuant to the Class 1 and Class 3 categorical exemptions of the
California Environmental Quality Act. The Class 1 exemption applies to the minor
alteration of existing private facilities involving negligible expansions, including additions
to existing structures where the addition will not result in an increase of more than
10,000 square feet if (i) the project is in an area where all public services and facilities
are available, and (ii) the project is in an area that is not environmentally sensitive. Here,
the movie theater is located in an urbanized, non-environmentally sensitive area that is
served by public utilities, and the proposed building addition is 2,700 square feet, which is
within the exemption. The Class 3 exemption applies to the construction of new, small
structures of up to 10,000 square feet in urbanized areas. The combined new building
area of the automatic car wash, the drive-thru pad restaurant, and the sit-down
restaurant will be 8,811 square feet, which is within this exemption. For all these
reasons, the proposed project is exempt.
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RECOMMENDATION:
Staff recommends that the Planning Commission take the following actions:

1. Adopt Resolution No. 5931-18 recommending that the City Council determine
that the Project is exempt from CEQA and adopt an Ordinance approving Planned
Unit Development No. PUD-104-73 (Rev. 2018); and,

2. Adopt Resolution No. 5932-18 approving Site Plan No. SP-057-2018 and Lot Line
Adjustment No. LLA-019-2018, subject to the recommended Conditions of

Approval and contingent upon City Council approval of Planned Unit Development
No. PUD-104-73 (Rev. 2018); and,

3. Adopt Resolution No. 5933-18 approving Conditional Use Permit No.
CUP-140-2018, subject to the recommended Conditions of Approval, and

contingent upon City Council approval of Planned Unit Development No.
PUD-104-73 (Rev. 2018).

Lee Marino
Planning Service Manager

By: Maria Parra

Senior Planner
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