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GARDEN GROVE
SPECIAL MEETING -
Community Meeting
Center, 11300 Stanford
Avenue, Garden Grove,
California 92840

Meeting Assistance: Any person requiring auxiliary aids and services, due to a disability, to address
the City Council, should contact the City Clerk's Office 72 hours prior to the meeting to arrange for
accommodations. Phone: (714) 741-5040.

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

Documents/Writings: Any revised or additional documents/writings related to an item on the agenda
distributed to all or a majority of the Council Members within 72 hours of a meeting, are made
available for public inspection at the same time (1) in the City Clerk's Office at 11222 Acacia
Parkway, Garden Grove, CA 92840, during normal business hours; (2) on the City's website as an
attachment to the City Council meeting agenda; and (3) at the Council Chamber at the time of the
meeting.

Public Comments: Members of the public desiring to address the City Council are requested to
complete a pink speaker card indicating their name and address, and identifying the subject matter
they wish to address. This card should be given to the City Clerk prior to the start of the meeting.
General comments are made during "Oral Communications" and should be limited to matters under
consideration and/or what the City Council has jurisdiction over. Persons wishing to address the City
Council regarding a Public Hearing matter will be called to the podium at the time the matter is being
considered.

Manner of Addressing the City Council: After being called by the Mayor, you may approach the
podium, it is requested that you state your name for the record, and proceed to address the City
Council. All remarks and questions should be addressed to the City Council as a whole and not to
individual Council Members or staff members. Any person making impertinent, slanderous, or profane
remarks or who becomes boisterous while addressing the City Council shall be called to order by the
Mayor.If such conduct continues, the Mayor may order the person barred from addressing the City
Council any further during that meeting.

Time Limitation: Speakers must limit remarks for a total of (5) five minutes. When any group of
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persons wishes to address the City Council on the same subject matter, the Mayor may request a
spokesperson be chosen to represent the group, so as to avoid unnecessary repetition.At the City
Council's discretion, a limit on the total amount of time for public comments during Oral
Communications and/or a further limit on the time allotted to each speaker during Oral
Communications may be set.

PLEASE SILENCE YOUR CELL PHONES DURING THE MEETING.

AGENDA

ROLL CALL: COUNCIL MEMBER BEARD, COUNCIL MEMBER O'NEILL,
COUNCIL MEMBER T.NGUYEN, COUNCIL MEMBER KLOPFENSTEIN,
COUNCIL MEMBER K.NGUYEN, MAYOR PRO TEM BUI, MAYOR JONES

1. ORAL COMMUNICATIONS
2. CONSENT ITEMS

2.a. Approval to waive full reading of Ordinance listed. (Action Item)

3. PUBLIC HEARINGS

(Motion to approve will include adoption of each Resolution unless otherwise stated.)

3.a. Introduce and conduct the first reading of an Ordinance
approving Development Agreement No. DA-008-2017 to facilitate
the Site C Hotel Resort Project

Entitled:

An Ordinance of the City Council of the City of Garden Grove
approving a Development Agreement between Investel Garden
Resorts, LLC and the City of Garden Grove for property located
on the northeast corner of Harbor Boulevard and Twintree Lane,
west of Choisser Road at 12222, 12252, 12262, 12272, 12292,
and 12302 Harbor Boulevard, 12511, 12531, 12551 and 12571
Twintree Lane, and 12233, 12235, 12237, and 12239 Choisser
Road, Assessor's Parcel Nos. 231-491-20, 231-521-01, 02, 03,
04, 05, 06, 07, 08, 09, and 10; and 231-491-12, 13, 14, 15, 16,
17, 18, and 19. (Action Item)

4. ADIJOURNMENT
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Agenda Item - 3.a.
City of Garden Grove

INTER-DEPARTMENT MEMORANDUM

To: Scott C. Stiles From: Lisa L. Kim

Dept.: City Manager Dept.: Community and Economic
Development

Subject: Introduce and conduct the  Date: 12/6/2016

first reading of an Ordinance
approving Development
Agreement No. DA-008-2017
to facilitate the Site C Hotel
Resort Project

OBJECTIVE

To transmit a recommendation from the Planning Commission to the City Council,
and to request that the City Council introduce and conduct the first reading of the
attached Ordinance approving Development Agreement No. DA-008-2017.

BACKGROUND

In 2012, the City Council approved General Plan Amendment No. GPA-2-12(B) and
Planned Unit Development No. PUD-128-12, and adopted a Mitigated Negative
Declaration and Mitigation Monitoring and Reporting Program to facilitate the future
development of a resort hotel project on City-owned land located on the northeast
corner of Harbor Boulevard and Twintree Lane, west of Choisser Road, commonly
referred to as "“Site C.” Planned Unit Development No. PUD-128-12 authorizes
development of Site C with up to 769 rooms and ancillary hotel uses such as pools,
spas, and fitness centers within up to three (3) hotels, up to 104,000 aggregate
square feet of conference/meeting banquet space, hotel restaurant space,
restaurant/entertainment space, and multi-level parking structures with 1,297
parking spaces.

In 2013, the City Council adopted Resolution No. 9172-13, approving the Grove
District Resort Hotel Development Agreement ("DDA"”). The DDA generally requires
the City to convey Site C to the developer in exchange for the developer constructing
a resort hotel project meeting specified requirements on the property in accordance
with the land use entitlements for the Project approved by the City. The DDA
contemplates that the City will enter into a mutually acceptable statutory
development agreement with the developer pursuant to California Government Code
section 65864 et. seqg. (the “Development Agreement Statutes”), but does not
require the City to do so.
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The Development Agreement Statutes authorize a city to enter into a statutory
development agreement with any person having a legal or equitable interest in real
property for the development of that property. The purpose of the Development
Agreement Statutes is to provide assurance to the applicant for a development
project that upon approval of the project, the applicant may proceed with the project
in accordance with existing policies, rules and regulations, and subject to conditions
of approval, in order to strengthen the public planning process, encourage private
participation in comprehensive planning, and reduce the economic costs of
development.

In order to implement the Project, pursuant to the DDA, the developer, Investel
Garden Resorts, LLC, requested City approval of Site Plan No. SP-043-2017 and
Tentative Tract Map No. TT-17455, and requested that the City enter into
Development Agreement No. DA-008-2017. The Site Plan and Tentative Tract Map
are subject to Planning Commission review and approval. The Development
Agreement requires City Council approval and the adoption of an Ordinance.

Site Plan No. SP-043-2017 depicts the final Project layout and design. The Project
will be constructed on approximately 4.3 acres and consists of 769 hotel rooms and
approximately 26,090 square feet of additional hotel ancillary uses within two (2)
full-service and one (1) limited-service hotel; approximately 39,867 square feet of
conference/meeting banquet space; approximately 36,885 square feet of
restaurant/retail/entertainment space; approximately 24,014 square feet of hotel
restaurant space; and a total of up to 1,297 parking spaces within a multi-level
parking structure with one level of subterranean parking. Tentative Tract Map No.
TT-17455 allows for the adjustment of the rear property lines of four (4) existing
City-owned parcels located at the northeast corner of the site on Choisser Road to
incorporate a portion of these parcels into the Project site and to consolidate the
existing parcels on the Project site into two (2) lots. Because the final Project design
reflects minor modifications to the conceptual site plan studied in 2012, the City
prepared a subsequent initial study in accordance with the California Environmental
Quality Act (CEQA) to analyze the environmental effects of the Project
modifications. The subsequent initial study concluded that all of the modified
Project’s environmental impacts could be reduced to a level of less than significance.

On November 2, 2017, the Planning Commission conducted a public hearing and
voted 6-0 with one Commissioner absent to adopt a Subsequent Mitigation Negative
Declaration and Mitigated Monitoring and Reporting Program for the final modified
Project and approved Site Plan No. SP-043-2017 and Tentative Tract Map No. TT-
17455. The Planning Commission also adopted Resolution No. 5900-17
recommending that the City Council approve the proposed Development Agreement.

DISCUSSION

The proposed Development Agreement would give the developer a vested right to
construct and complete development of the Project consistent with Planned Unit
Development No. PUD-128-12, Site Plan No. SP-043-2017 and Tentative Tract Map.
No. 17455, within the time frame specified in the DDA. In consideration for this
vested right, the developer would pay a negotiated Development Agreement payment
to the City in an amount calculated to equal the positive difference between (1) the
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final actual total of the development fees charged by the City; and (2) Four Million
One Hundred Sixty Three Thousand One Hundred Twenty Nine Dollars
($4,163,129). If the current estimates of the City Development Fees are accurate,
the Development Agreement payment will be $852,571. This Development
Agreement payment will be used to partially reimburse the City for the cost of
services, equipment, and public infrastructure required by the Project that are not
otherwise being reimbursed to the City, including, but not limited to, additional costs
for fire, police, and public works services and equipment and construction of public
infrastructure. The Development Agreement would have an initial term of five (5)
years, with the option for up to five (5) additional one (1) year extensions upon
developer’s payment of an additional fee.

FINANCIAL IMPACT

There is no financial impact to the City.
RECOMMENDATION

It is recommended that the City Council:
e Conduct a Public Hearing;

e Introduce and conduct the first reading of the attached Ordinance approving
Development Agreement No. DA-008-2014 for properties located at 12222,
12252, 12262, 12272, 12292, and 12302 Harbor Boulevard; 12511, 12531,
12551, and 12571 Twintree Lane; 12233, 12235, 12237, and 12239 Choisser
Road; and

e Authorize the City Manager to sign the Development Agreement on behalf of the
City.

By: Maria Parra, Senior Planner

ATTACHMENTS:

Description Upload Date Type File Name

CC Ordinance . 12-6-17_CC_Development_Agreement_DA-008-
DA-008-2017 11/28/2017  Ordinance . 5 o dinance (2).pdf

Development

Agreement No. 11/16/2017 Slztt:l:r.lizl 1é;ii;:;aeDe\zzlrosyi)on;e;é;Agreement_W|th_InvesteI_(S|te_C)_-
DA-008-2017 - - )
Planning Backup

Commission 11/9/2017 Planning_Commission_Staff Report_November_2_2017.pdf

Staff Report Material

Planning

Comm|§S|on 11/9/2017 Backup Plannning_Commission_Resolution_No._5898-
Resolution No. Material 2017_for_Site_C_Subsequent_MND.pdf
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5898-2017

Planning
Commission
Resolution No.
5899-2017

Planning
Commission
Resolution No.
5900-2017

Subsequent
Mitigated
Negative
Declaration and
Response to
Comments

11/9/2017

11/9/2017

11/9/2017

Planning
Commission
Draft Minute
Excerpt
November 2,
2017

11/9/2017

Backup
Material

Backup
Material

Backup
Material

Backup
Material

Planning_Commission_Resolution_No._5899-
17_for_Site_Plan_No._SP-043-
2017_and_Tentative_Tract_Map_No._TT-17455.pdf

Planning_Commission_Resolution_No._5900-
2017_for_Development_DA-008-2017_.pdf

Site_C_Subsequent_MND_Response_to_Comments.pdf

Planning_Commission_Draft_Minute_Excerpt_November_2__ 2017.pdf
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ORDINANCE NO.

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF GARDEN GROVE
APPROVING A DEVELOPMENT AGREEMENT BETWEEN INVESTEL GARDEN
RESORTS, LLC AND THE CITY OF GARDEN GROVE FOR PROPERTY LOCATED ON
THE NORTHEAST CORNER OF HARBOR BOULEVARD AND TWINTREE LANE, WEST
OF CHOISSER ROAD AT 12222, 12252, 12262, 12272, 12292, AND 12302
HARBOR BOULEVARD, 12511, 12531, 12551 AND 12571 TWINTREE LANE, AND
12233, 12235, 12237, AND 12239 CHOISSER ROAD, ASSESSOR'S PARCEL NOS.
231-491-20, 231-521-01, 02, 03, 04, 05, 06, 07, 08, 09, AND 10; AND 231-491-
12, 13, 14, 15, 16, 17, 18, AND 19

City Attorney Summary

This Ordinance approves a Development Agreement between the Investel
Garden Resorts, LLC, the developer of a hotel resort and related
improvements on property located at the northeast corner of Harbor
Boulevard and Twintree Lane, at 12222, 12252, 12262, 12272, 12292, and
12302 Harbor Boulevard, 12511, 12531, 12551 and 12571 Twintree Lane,
and 12233, 12235, 12237, and 12239 Choisser Road, Assessor’s Parcel
Nos. 231-491-20, 231-521-01, 02, 03, 04, 05, 06, 07, 08, 09, and 10; and
231-491-12, 13, 14, 15, 16, 17, 18, and 19. The agreement provides that
the developer will be entitled to build the project in accordance with the
land use entitlements approved pursuant to the development and
performance standards of Planned Unit Development No. PUD-128-12, Site
Plan No. SP-043-2017 and Tentative Tract Map No. TT-17455 for a period
of up to 10 years. The agreement further provides for a development
agreement payment to the City of Garden Grove in an amount up to
$852,571.

THE CITY COUNCIL OF THE CITY OF GARDEN GROVE HEREBY FINDS AND
DETERMINES AS FOLLOWS:

A. The City of Garden Grove has received an application from Investel Garden
Resorts, LLC for Development Agreement No. DA-008-2017 for the development of
a hotel resort project consisting of an aggregate total of a maximum of 769 rooms
within up to three (3) hotels, approximately 39,867 square feet of
conference/meeting banquet space, an aggregate total of approximately 36,885
square feet of restaurant/bar/retail/entertainment space, approximately 24,014
square feet of hotel restaurant space, approximately 26,090 square feet of
additional hotel ancillary uses (i.e., fithess centers, pools, gyms, spas, salons, hotel
shops, and kids’ clubs), and a parking structure containing approximately 1,297
parking spaces within a multi-level parking structure with one-level of subterranean
parking on property located at 12222, 12252, 12262, 12272, 12292, and 12302
Harbor Boulevard, 12511, 12531, 12551 and 12571 Twintree Lane, and 12233,
12235, 12237, and 12239 Choisser Road, Assessor’s Parcel Nos. 231-491-20, 231-
521-01, 02, 03, 04, 05, 06, 07, 08, 09, and 10; and 231-491-12, 13, 14, 15, 16,
17, 18, and 19 (the “Project”), consistent with Site Plan No. SP-043-2017 and
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Garden Grove City Council
Ordinance No.
Page 2

Tentative Tract Map No. TT-17455, the approved land use entitlements for the
Project.

B. The Project site has a General Plan Land Use Designation of International
West Mixed Use and is zoned Planned Unit Development No. PUD-128-12.

C. The Project was originally proposed and considered in 2012 (the “2012
Project”). Pursuant to the California Environmental Quality Act, Public Resources
Code Sections 21000 et seq. and California Code of Regulations, Title 14, Sections
15000 et seq. ("CEQA"), the City adopted a Mitigated Negative Declaration and
approved the Project in 2012. A Notice of Determination was filed and posted on
November 28, 2012. In 2017, minor modifications were proposed to the 2012
Project (the “Modified Project”). Pursuant to Public Resources Code Section 21166
and California Code of Regulations, Title 14, Section 15162, the City prepared a
subsequent initial study to analyze the Modified Project’s environmental effects.
The subsequent initial study concluded that all of the Modified Project’s
environmental impacts could be reduced to a level of less than significance. On this
basis, on November 2, 2017, the City’s Planning Commission adopted Resolution
No. 5898-17 adopting a Subsequent Mitigated Negative Declaration for the Modified
Project and Resolution No. 5899-17 approving Site Plan No. SP-043-2017 and
Tentative Map No. TT-17455. A Notice of Determination for the Subsequent
Mitigated Negative Declaration was filed and posted on November 3, 2017. The
Development Agreement implements the Modified Project as analyzed by the
Subsequent Mitigated Negative Declaration and as approved by the City’s Planning
Commission. No further environmental review is required. (Public Resources Code
§ 21166; Cal. Code of Regs., Tit. 14, § 15162.)

D. Pursuant to Resolution No. 5900-17, the Planning Commission, following a
duly noticed Public Hearing held on November 2, 2017, recommended approval of
Development Agreement No. DA-008-2017.

E. Development Agreement No. DA-008-2017 is consistent with the General
Plan land designation of International West Mixed Use and the zoning of Planned
Unit Development No. PUD-128-12, including the goals and policies of the Garden
Grove General Plan.

F. Pursuant to a legal notice, a Public Hearing was held by the City Council on
December 6, 2017, and all interested persons were given an opportunity to be
heard.

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF GARDEN GROVE
DOES ORDAIN AS FOLLOWS:

Section 1. Recitals. The City Council finds that the above recitations are
true and correct.
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Garden Grove City Council
Ordinance No.
Page 3

Section 2.  Approval. Development Agreement No. DA-008-2017 is
hereby approved for property located on the northeast corner of Harbor Boulevard
and Twintree Lane, west of Choisser Road at 12222, 12252, 12262, 12272, 12292,
and 12302 Harbor Boulevard, 12511, 12531, 12551 and 12571 Twintree Lane, and
12233, 12235, 12237, and 12239 Choisser Road, Assessor’s Parcel Nos. 231-491-
20, 231-521-01, 02, 03, 04, 05, 06, 07, 08, 09, and 10; and 231-491-12, 13, 14,
15, 16, 17, 18, and 19. A copy of Development Agreement No. DA-008-2017 is
attached to this Ordinance and is on file in the City Clerk’s Office.

Section 3. Authority to Execute Agreement. The City Manager is hereby
authorized to execute the Development Agreement on behalf of the City.

Section 4. Recording. Pursuant to California Government Code Section
65868.5, the City Clerk shall record a copy of the Development Agreement with the
County Recorder for the County of Orange within 10 days after the Development
Agreement is executed.

Section 5. Severability. If any section, subsection, subdivision, sentence,
clause, phrase, word, or portion of this Ordinance is, for any reason, held to be
invalid or unconstitutional by the decision of any court of competent jurisdiction,
such decision shall not affect the validity of the remaining portions of this
Ordinance. The City Council hereby declares that it would have adopted this
Ordinance and each section, subsection, subdivision, sentence, clause, phrase,
word, or portion thereof, irrespective of the fact that any one or more sections,
subsections, subdivisions, sentences, clauses, phrases, words, or portions thereof
be declared invalid or unconstitutional.

Section 6. The Mayor shall sign and the City Clerk shall certify to the
passage and adoption of this Ordinance and shall cause the same, or the summary
thereof, to be published and posted pursuant to the provisions of law and this
Ordinance shall take effect thirty (30) days after adoption.
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RECORDING REQUESTED BY )
AND WHEN RECORDED MAIL TO: )

City Clerk’s Office

City of Garden Grove
11222 Acacia Parkway
Garden Grove, CA 92840

N Nt s N S o

(Space above for Recorder.)

This document is exempt from
payment of a recording fee pursuant to
Government Code Section 6103.

Dated:

DEVELOPMENT AGREEMENT NO. DA-008-2017
SP-043-2017 and TT-17455
(Investel Garden Resorts, LLC)

THIS DEVELOPMENT AGREEMENT (“Agreement” or “Development
Agreement”) is made this day of / (“Effective Date”), by the
CITY OF GARDEN GROVE, a municipal corporation ("CITY”) on the one hand, and
INVESTEL GARDEN RESORTS, LLC, a Delaware Ilimited liability company
("DEVELOPER"), on the other hand, pursuant to the authority set forth in Article 2.5
of Chapter 4 of Division I of Title 7, Sections 65864 through 65869.5 of the
California Government Code.

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

A. The CITY and DEVELOPER desire to enter into this Development Agreement for
the construction of a hotel resort development project (the “PROJECT”) on that
certain real property described on Exhibit “A” attached hereto and incorporated
herein by reference (the “PROPERTY”). DEVELOPER is assignee of the
“Developer” pursuant to, and has acquired, or will acquire, such PROPERTY in
accordance with, that certain Grove District Resort Hotel Development

Agreement dated as of April 9, 2013, by and between CITY and Land & Design,
1281743.1
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Inc., as subsequently amended (the “DDA"). All Capitalized terms not defined
in this Development Agreement, shall have the meaning ascribed to them in
the DDA.

B. On November 13, 2012, the Garden Grove City Council adopted Resolution No.
9153-12 adopting a Mitigated Negative Declaration and Mitigation Monitoring
and Reporting Program (“MND"”) for the PROJECT pursuant to the California
Environmental Quality Act, California Public Resources Code section 21000 et
seq. ("CEQA") and CEQA’s implementing guidelines, California Code of
Regulations, Title 14, Sections 15000 et seq.

C. On November 13, 2012, the Garden Grove City Council adopted Resolution No.
9154-12 approving General Plan Amendment No. GPA-2-12(B) (the “General
Plan Amendment”), which changed the General Plan land use designation of a
portion of the PROPERTY to International West Mixed Use.

D. On November 27, 2012, the Garden Grove City Council adopted Ordinance No.
2824 approving Planned Unit Development No. PUD-128-12 (the “PUD"), which
established planned unit development zoning on the PROPERTY to facilitate the
development and operation of the PROJECT. The provisions and development
standards of the PUD are set forth in Resolution No. 5779-12, adopted by the
Garden Grove Planning Commission on October 4, 2012, and include specified
Performance Standards with which DEVELOPER must comply in the
development of all aspects of the PROJECT. A copy of the PUD Performance
Standards are attached hereto as Exhibit “B” and incorporated herein by
reference.

E. In order to implement the PROJECT and certain modifications to site plan, at
DEVELOPER’s request, on November 2, 2017, the Garden Grove Planning
Commission adopted (i) Resolution No. 5904-17 adopting a Subsequent
Mitigated Negative Declaration and Mitigation Monitoring and Reporting
Program for the PROJECT, and (ii) Resolution No. 5899-17 approving Site Plan
No. SP-043-2017 and Tentative Tract Map No. TT-17455, subject to certain
specified conditions of approval (the “Conditions of Approval”). The Conditions
of Approval are attached hereto as Exhibit “C” and incorporated herein by
reference.

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

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

1281743.1
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H. The Development Agreement Statute provides the authority for CITY to enter
into binding development agreements with a person having a legal or equitable
interest in real property.

L. DEVELOPER has an equitable interest in the PROPERTY.

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

AGREEMENT
THE PARTIES MUTUALLY AGREE AS FOLLOWS:

8 Duration_of Term. Subject to Sections 12, 13, and 28 of this Development
Agreement, the initial term of this Development Agreement and Land Use
Entitlements described in Section 2 shall commence on the Effective Date and
shall terminate and expire five (5) years from the Effective Date (the “Initial
Term”), subject to earlier termination under the provisions set forth herein,
and subject to extension under the provisions set forth herein. The initial term
of this Development Agreement and Land Use Entitlements shall be
automatically extended for up to five (5) additional one (1) year terms (each
an “Extension Term”) if, prior to expiration of the Initial Term, DEVELOPER (a)
provides written notice to CITY that it wishes to extend the term one (1)
additional year, and (2) pays CITY a fee in the amount of Twenty Thousand
Dollars ($20,000). If not already terminated by reason of any other provision
in this Agreement, or for any other reason, this Development Agreement and
all Land Use Entitlements shall automatically terminate and be of no further
force and effect upon expiration of the term, regardless of whether the Project
has been completed, and DEVELOPER's right to proceed with or complete
development of the PROJECT and the use of the PROPERTY pursuant to this
Development Agreement shall also automatically terminate and be of no
further force and effect.

2. Permitted Uses/Land Use Entitlements. The following uses are permitted on
the PROPERTY: a hotel resort consisting of an aggregate total of a maximum of

769 rooms within up to three (3) hotels, approximately 39,867 square feet of
conference/meeting banquet space, an aggregate total of approximately
36,885 square feet of restaurant/bar/retail/entertainment space,
approximately 24,014 square feet of hotel restaurant space, approximately
26,090 square feet of additional hotel ancillary uses (i.e., fitness centers,
pools, gyms, spas, salons, hotel shops, and kids’ clubs), and a parking
structure containing approximately 1,297 parking spaces. The PROJECT is
subject to the Planned Unit Development provisions and development

3
1281743.1
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standards of the PUD zoning that have been approved through the PUD
process, including the PUD Performance Standards and the Conditions of
Approval. As of the Effective Date, the PROJECT has been granted the following
land use entitlements: Site Plan No. SP-043-2017 and Tentative Tract Map No.
TT-17455 (collectively, the “Land Use Entitlements”). Site Plan No. SP-043-
2017 allows for construction of the hotels and ancillary amenities, restaurant,
retail, and entertainment venues, multi-level parking structure, and related
public and private improvements making up the PROJECT, and Tentative and
Tract Map No. TT-17455 allows the reconfiguration and consolidation of the
existing parcels on the PROPERTY into two lots to facilitate development and
condominiumization of the PROJECT. If Site Plan No. SP-043-2017 or
Tentative Tract Map No. TT-17455 are amended from time to time, "Land Use
Entitlements” shall include such matters as amended. If this Development
Agreement is required by law to be amended in order for “Land Use
Entitlements” to include such amendments, “Land Use Entitlements” shall not
include such amendments unless and until this Development Agreement is
amended.

3. Density/Intensity. The density or intensity of the PROJECT is as follows: a
hotel facility consisting of an aggregate total of a maximum of 769 rooms
within up to three (3) hotels, approximately 39,867 square feet of
conference/meeting banquet space, approximately 36,885 square feet of
restaurant/bar/retail/entertainment space, approximately 24,014 square feet
of hotel restaurant/bar space, and approximately 26,090 square feet of
additional hotel ancillary uses (i.e., fitness centers, pools, gyms, spas, salons,
hotel shops, and kids’ clubs), and a parking structure containing approximately
1,297 above- and below-ground parking spaces.

4, Maximum Height and Building Size. The maximum height and building sizes
applicable to the PROJECT are as approved by Site Plan No. SP-043-2017 and
are generally as follows: The maximum height of the Hotel "A” tower shall be
240 feet; the maximum height of the portion of Hotel A containing above-
ground parking, restaurant and retail space, and pools shall be 75 to 85 feet;
the maximum height of Hotel “B” shall be 200 feet; the maximum height of
Hotel “C” shall be 130 feet (east side) to 158 feet (west side); and the
maximum height of the restaurant building parallel to Harbor Boulevard shall
be 38 feet.

5. Reservation or Dedication. The reservation of easements or dedication of
property to the CITY to allow the construction of the proposed development
shall be as shown on and/or conditioned in the approved Land Use
Entitlements.

6. Developer Improvements. DEVELOPER and CITY contemplate a phased
construction of the Developer Improvements, which will be pursuant to the
Developer’s schedule and the DDA. The Developer Improvements, as defined

4

1281743.1
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1281743.1

by the DDA, and as described in Planning Commission Resolution No. 5899-17,
shall be, in any such phase, constructed prior to the occupancy of the proposed
development or the issuance of any certificate of occupancy for any portion of
the development, all in accordance with the terms and conditions of Site Plan
No. SP-043-2017 and Tentative Tract Map No. TT-17455.

Scope of PROJECT. The Scope of the PROJECT is as specified in the DDA and
the Land Use Entitlements. Subject to the foregoing, the PROJECT generally
includes the construction of a hotel resort project consisting of an aggregate
total of a maximum of 769 rooms and approximately 26,090 square feet of
additional hotel ancillary uses (i.e., fitness centers, pools, gyms, spas, salons,
hotel shops, and kids’ clubs) within up to three (3) hotels, an aggregate total
of approximately 39,867 square feet of conference/meeting banquet space,
approximately 36,885 square feet of restaurant/retail/entertainment space, a
and approximately 24,014 square feet of hotel restaurant space, a parking
structure containing approximately 1,297 above- and below-ground parking
spaces, and the reconfiguration and consolidation of the existing parcels on the
PROPERTY into two lots, along with related public and private improvements.

Resolution/Material Terms. All PUD Performance Standards and Conditions of
Approval are material terms of this Development Agreement and breach of any
such performance standard or condition of approval shall be deemed to be a
breach of this Development Agreement, subject to the right to cure non-
compliance as set forth in Section 4 of Exhibit *"D" hereto.

Development Fees and Development Agreement Payment. As material
consideration for City’s entering into this Development Agreement, DEVELOPER
agrees to make the payments described in this Section 9.

9.1 Development Fees. DEVELOPER shall be responsible for paying, at the
time they become due, all development fees for construction of the
PROJECT required by the CITY or other agencies with jurisdiction
pursuant to applicable law or regulations, the PUD Performance
Standards, the Conditions of Approval, and/or this Development
Agreement (collectively, “Development Fees”). Development Fees for
the PROJECT include (i) non-CITY controlled fees and charges levied by
any other public agency, utility, district, or joint powers authority,
regardless of whether City collects those fees and charges, including,
without limitation, Orange County Sanitation District ("OCSD") and
Garden Grove Unified School District ("GGUSD") fees (collectively,
“Other Agency Development Fees”); and (ii) “City Development Fees.”
“City Development Fees” include (a) CITY's normal administrative fees
imposed to recover City's costs associated with processing, reviewing,
and inspecting project applications, plans, and specifications, including,
without limitation, engineering fees, grading and building permit fees,
fire services fees, building permit/plan review fees, and electrical,

5
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mechanical and plumbing permit fees (collectively, “Administrative
Fees”); and (b) all development impact fees charged by CITY for the
purpose of defraying all or a portion of the cost of public facilities and
programs related to development of the PROJECT (“Development
Impact Fees”), which include, without limitation, art in public places
fees, general plan and cultural arts fees, parkway tree fees, commercial
driveway fees, water assessment fees, drainage facility fees, and traffic
impact mitigation fees for the PROJECT. City Development Fees are
currently estimated to total approximately Three Million Three Hundred
Ten Thousand Five Hundred Fifty Eight Dollars ($3,310,558). Exhibit “E"
attached hereto illustrates how this estimate was derived. The fees and
estimates set forth in Exhibit “E” are intended solely for reference only
and to assist the parties in implementing this Agreement and are subject
to change or correction and not intended to bind the parties. The type
and amount of all Development Impact Fees paid during the Initial Term
shall be based on the laws, regulations, and fee schedules in effect as of
the Effective Date, without regard to the estimate herein. The type and
amount of all Development Impact Fees paid during an Extension Term
and all other Development Fees shall be based on the laws, regulations,
and fee schedules in effect as of the dates such fees become due,
without regard to the estimate herein, unless otherwise specified in a
written agreement with CITY or other agencies with jurisdiction.

9.2 Development Agreement Payment. DEVELOPER shall pay a negotiated
Development Agreement Payment to the CITY in an amount calculated
to equal the positive difference between (1) the final actual total of the
City Development Fees paid; and (2) Four Million One Hundred Sixty
Three Thousand One Hundred Twenty Nine Dollars ($4,163,129). For
example, if the current estimates of the City Development Fees are
accurate, the Development Agreement Payment will be $852,571. If the
final actual amount of City Development Fees paid is less than the
current estimate, then the amount of the Development Agreement
Payment will exceed $852,571. If the final actual amount of City
Development Fees paid is more than the current estimate, then the
amount of the Development Agreement Payment will be less than
$852,571. If the final actual amount of City Development Fees paid
exceeds the current estimate by more than $852,571, then the amount
of the Development Agreement Payment will zero.

City Agreement. CITY agrees that the sums to be paid to the CITY, pursuant
to Paragraph 9.2, will reimburse CITY for the cost of certain CITY services,
equipment, and public infrastructure required by the PROJECT that are not
otherwise being reimbursed to CITY, including, but not limited to, additional
costs for fire, police, and public works services and equipment and construction
of public infrastructure.
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11. Development Agreement Payment Due Dates. The Development Agreement
Payment set forth in Section 9.2 shall be due and payable prior to the issuance

of the first certificate of occupancy for the PROJECT. In the event that not all
anticipated City Development Fees have been paid at the time of such payment
because development of any portion of the PROJECT has not yet been
undertaken or completed, CITY shall hold an amount equal to the reasonably
estimated additional sum of City Development Fees applicable to the remaining
portion of the PROJECT in trust until such time as the remaining City
Development Fees become payable. In the event it is determined that
DEVELOPER has overpaid the Development Agreement Payment after all City
Development Fees have been paid, CITY shall reimburse DEVELOPER the
amount of such overpayment within ninety (90) days of written notice from
DEVELOPER to CITY.

12. Termination Provisions.

A. This Agreement shall automatically terminate and be of no further force
and effect upon the occurrence of any of the following events:

(i) Expiration of the term pursuant to Section 1;
(i) If the parties mutually agree in writing to terminate this Agreement;

(iii) Entry after all appeals have been exhausted of a final judgment or
issuance of a final order from a court of competent jurisdiction directed
to CITY invalidating this Agreement;

(iv) The DDA is terminated in accordance with its terms; or

(v) Title to the PROPERTY re-vests in the CITY pursuant to the terms of
the DDA.

B. Except for automatic termination pursuant to Section 12.A., above, this
Agreement may only be terminated (i) through the periodic review
process referred to in Section 13 herein, in accordance with the process
and procedures set forth in Exhibit D", or (ii) upon material breach of
the Agreement by DEVELOPER, in which case the process and
procedures set forth in Exhibit “D” shall be utilized without regard to the
timing of the periodic review.

C. Termination of this Agreement pursuant to Sections 12.A. or 12.B shall
not excuse DEVELOPER from (i) its indemnification and defense
obligations set forth in Section 24 herein, (ii) the payment of any fees or
payments required pursuant to Section 9 that have come due but
remain unpaid as of the date of termination, or (iii) the payment of any
legally recoverable damages incurred by CITY as a result of

7
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DEVELOPER’s breach of the Agreement prior to its termination, which
obligation shall expressly survive termination of this Agreement.

Periodic Review. For so long as this Development Agreement remains in effect,

CITY shall review DEVELOPER'S performance under this Development
Agreement at least once every twelve (12) months from the Effective Date
pursuant to the process described in Exhibit "D”. This review shall be
conducted by the CITY’s Director of Community and Economic Development.
DEVELOPER shall demonstrate good faith compliance with the terms of this
Development Agreement. If as a result of the review, CITY finds and
determines, based upon substantial evidence, that DEVELOPER has not
complied in good faith with terms or conditions of this Development
Agreement, CITY may terminate this Development Agreement in accordance
with the process and procedures set forth in Exhibit "D”.

City Discretion. So long as the Agreement remains in effect, DEVELOPER shall
have the full vested right to construct and complete development of the
PROJECT consistent with the PUD and the Land Use Entitlements. Otherwise,
CITY retains its right and discretion, under all applicable laws and codes, to
approve or disapprove any item related to this PROJECT that it has not
specifically agreed to via this Agreement. DEVELOPER acknowledges that it
shall comply with all CITY requirements for applications and permits of any
nature that apply to the PROJECT and the PROPERTY and that this Agreement
does not relieve DEVELOPER of the necessity of filing applications for and
obtaining any such permits. This Development Agreement shall not prevent
CITY from applying new rules, regulations and policies contained in codes
adopted by the International Conference of Building Officials, or other similar
body, as part of the then most current versions of the Uniform Building Code,
Uniform Fire Code, Uniform Plumbing Code, Uniform Mechanical Code, or
National Electrical Code, and also adopted by the CITY, if applicable (Uniform
Codes”) as long as adoption of the Uniform Codes applies to all development in
the CITY. This Development Agreement also shall not prevent CITY from
adopting new rules, regulations and policies, including amendments or
modifications to Uniform Codes, which directly result from findings by CITY that
failure to adopt such rules, regulations or policies would result in a condition
injurious or detrimental to the public health and safety, as long as adoption of
such rules, regulations or policies apply to all development in the CITY.
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15. Improvement Schedule. The following improvements shall be constructed by
the stated dates:

A. The private PROJECT improvements on the PROPERTY shall be
constructed by the dates set forth in the DDA Schedule of Performance,
as it may be amended from time to time by the parties.

B. All repairs and improvements to the public right-of-way described in the
PUD Performance Standards and the Conditions of Approval shall be
completed prior to the issuance of any certificates of occupancy or
release of any public utilities.

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

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

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

A. Address of DEVELOPER is as follows:
Investel Garden Resorts, LLC
11999 Harbor Boulevard #1711
Garden Grove, CA 92840
Attn: Danny Wei

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

19. DEVELOPER'S Proposal. The PROJECT shall include DEVELOPER's proposal, as
modified by Planning Commission and City Council, including all Conditions of
Approval contained in Planning Commission Resolution No. 5899-17, which
shall be incorporated herein by this reference. In the event of any
inconsistency between terms of the proposal and this Agreement, the terms of
this Agreement shall govern.

1281743.1

Page 18 of 282



20.

21.

22.

23.

24,

1281743.1

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

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

Successor’s In Interest. The provisions of this Agreement shall be binding
upon and inure to successors in interest of the parties and shall be specifically
binding upon and for the benefit of any future lessees or other owners of an
interest in PROPERTY. All provisions of this Agreement shall be enforceable as
equitable servitudes and constitute covenants running with the land. Each
covenant to do or refrain from doing some act hereunder with regard to
development of the PROPERTY: (i) is for the benefit of and is a burden upon
every portion of the PROPERTY; (ii) runs with the PROPERTY and each and
every portion thereof; and (iii) is binding upon each party and each of
DEVELOPER's transferees during their respective ownership of the PROPERTY
or any portion thereof. From and after recordation of this Agreement against
the PROPERTY, DEVELOPER, and DEVELOPER's successors in interest, shall
have the full right to assign this Agreement as to the PROPERTY, or any portion
thereof, in connection with any sale, transfer or conveyance thereof, provided
that (i) such assignment is effectuated in accordance with the terms of the
DDA, and (ii) DEVELOPER, or its successors in interest, as applicable, expressly
assigns the benefits of this Agreement and the assighee expressly assumes the
burdens of this Agreement by written instrument approved by CITY, acting
through its City Manager. Following an assignment or transfer, the use and
enjoyment of the PROPERTY so transferred shall be subject to the terms of this
Agreement to the same extent as if the transferee or assignee was the
DEVELOPER. Upon the express written assumption and the conveyance of
DEVELOPER's interest in the PROPERTY related thereto, the transferring
DEVELOPER shall be relieved of its legal duty to perform such assigned
obligations with respect to such conveyed property, except to the extent such
DEVELOPER is in default hereunder with respect to the particular assigned
obligations prior to said transfer.

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

Indemnification. £ DEVELOPER agrees to, and shall, to the fullest extent
permitted by law, defend (with legal counsel approved or selected by CITY and
at DEVELOPER's sole cost and expense), indemnify and hold CITY and CITY's
elective and appointive councils, boards, commissions, officers, officials,
agents, representatives and employees harmless from any and all claims,
liabilities, expenses or damages of any nature, including attorneys' fees, for
injury or death of any person, or damage to property, or interference with use
of property, arising out of, or in any way connected with performance of this
10
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Development Agreement by DEVELOPER, DEVELOPER'S agents, officers or
employees, or contractors or subcontractors hired by DEVELOPER, including,
without limitation, any claims, liabilities, expenses or damages which may arise
from the construction activities of DEVELOPER or DEVELOPER's contractors,
subcontractors, agents, or employees which relate to the PROJECT.
Additionally, DEVELOPER agrees to, and shall, to the fullest extent permitted
by law, defend (with legal counsel approved or selected by CITY and at
DEVELOPER's sole cost and expense), indemnify, and hold harmless CITY and
CITY's elective and appointive councils, boards, commissions, officers, officials,
agents, representatives and employees from and against each and every claim,
action, proceeding, cost, fee, legal cost, damage, award or liability of any
nature whatsoever arising out of CITY's approval of or its performance under
this Development Agreement and/or the Land Use Entitlements. CITY may in
its discretion participate in the defense of any such legal action. The provisions
of this Section shall not be binding on DEVELOPER to the extent the liability
arises out of the gross negligence or willful misconduct of CITY, or its elective
and appointive councils, boards, commissions, officers, officials, agents,
representatives or employees. DEVELOPER’s indemnity obligations set forth in
this Development Agreement shall survive termination of this Development
Agreement.

Modification. This Agreement constitutes the entire agreement between the
parties and supersedes any previous agreements, oral or written, regarding the
time period that PROJECT land use entitlements shall be valid. Except as
otherwise provided in Section 13, Section 34, and Exhibit "D” hereof, this
Development Agreement may be modified only by subsequent mutual written
agreement executed by CITY and the DEVELOPER and approved by CITY in
accordance with the Development Agreement Statute.

Recordation. This Agreement and any amendment hereto shall be recorded
against the PROPERTY at no cost to CITY, in the Official Records of Orange
County by the City Clerk within the period required by Section 65868.5 of the
Government Code. Notwithstanding the foregoing, in no event shall any failure
or delay in recording this Agreement and any amendment to this Agreement
limit or restrict the validity or enforceability of this Agreement.

Remedies. The breach or default of any term or provision of this Agreement
by either party shall give the nondefaulting party the right to proceed with any
and all remedies set forth in this Agreement, including DEVELOPER'’s right to
cure non-compliance as set forth in Section 4 of Exhibit "D” hereto, an action
for damages, an action or proceeding at law or in equity to require the
defaulting party to perform its obligations and covenants under this Agreement
or to enjoin acts or things which may be unlawful or in violation of the
provisions of this Agreement, and the right to terminate this Agreement.
Venue for such legal action shall be in a court of competent jurisdiction in the
County of Orange.
11
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Force Majeure. Subject to the party’s compliance with the notice requirements
as set forth below, neither party hereunder shall be deemed to be in default,
and all performance and other dates specified in this Agreement shall be
extended, where delays or default are due to causes beyond the control and
without the fault of the party claiming an extension of time to perform, which
may include, without limitation, the following: war, insurrection, strikes,
lockouts, riots, floods, earthquakes, fires, assaults, acts of God, acts of the
public enemy, epidemics, quarantine restrictions, freight embargoes, lack of
transportation, governmental restrictions or priority, litigation, unusually
severe weather, inability to secure necessary labor, material or tools, acts or
omissions of the other party, or acts or failures to act of any public or
governmental entity (except that the CITY’s acts or failure to act shall not
excuse performance of the CITY hereunder). An extension of the time for any
such cause shall be for the period of the enforced delay and shall commence to
run from the time of the commencement of the cause, if notice by the party
claiming such extension is sent to the other party within thirty (30) days of the
commencement of the cause.

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

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

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

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

Interpretation and Governing Law. The language in all parts of this Agreement
shall, in all cases, be construed as a whole and in accordance with its fair
meaning. This Agreement and any dispute arising hereunder shall be
governed and interpreted in accordance with the internal laws of the State of
California, with regard to conflict of laws rules. The parties understand and
agree that this Agreement is not intended to constitute, nor shall be construed
to constitute, an impermissible attempt to contract away the legislative and
governmental functions of CITY, and in particular, CITY's police powers. In this
regard, the parties understand and agree that this Agreement is a current
exercise of CITY's police powers and except as expressly provided for herein
12
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this Agreement shall not be deemed to prevent the future exercise by CITY of
its lawful governmental powers over the PROPERTY.

33. Severabjlity. If any provision of this Development Agreement shall be
adjudged to be invalid, void or unenforceable, such provision shall in no way
affect, impair or invalidate any other provision hereof, unless such judgment
affects a material part of this Development Agreement, the parties hereby
agree that they would have entered into the remaining portions of this
Development Agreement not adjudged to be invalid, void or illegal. In the
event that all or any portion of this Development Agreement is found to be
unenforceable, this Development Agreement or that portion which is found to
be unenforceable shall be deemed to be a statement of intention by the
parties; and the parties further agree that in such event they shall take all
steps necessary to comply with such public hearings and/or notice
requirements as may be necessary in order to make valid this Development
Agreement or that portion which is found to be unenforceable.
Notwithstanding any other provisions of this Development Agreement, in the
event that any material provision of this Development Agreement is found to
be unenforceable, void or voidable, DEVELOPER and CITY may mutually agree
to terminate this Development Agreement in accordance with the provisions of
the Development Agreement Statute.

34, Operating Memoranda. The provisions of this Development Agreement require
a close degree of cooperation and flexibility between the CITY and DEVELOPER.
The parties acknowledge that refinements and further development of the plan
for developing the PROJECT pursuant to this Agreement and the Land Use
Entitlements may demonstrate that changes are appropriate with respect to
the details and performance of the CITY and DEVELOPER under this
Agreement. The parties desire to retain a certain degree of flexibility with
respect to the details of the performance by CITY and DEVELOPER and with
respect to those items covered in general terms under this Agreement. If and
when the parties mutually find that changes, adjustments, or clarifications are
appropriate to further the intended purposes of this Agreement, they may,
unless otherwise required by law, effectuate such changes, adjustments, or
clarifications without amendment to this Agreement through operating
memoranda ("Operating Memoranda") mutually approved by the parties in
writing. Operating Memoranda are not intended to constitute either a
substantive change or an amendment to this Development Agreement, but are
ministerial clarification; therefore public notices and hearings shall not be
required. Operating Memoranda may be used and thus deemed non-
substantive and/or procedural if they do not result in, for example: (i) material
changes in fees or costs; (ii) an increase in density or intensity of use; (iii) a
change in permitted uses; (iv) an increase in the maximum height and size of
buildings; (v) a decrease in the amount of land to be dedicated for public
purposes; or (vi) the reduction of improvement and construction standards and
specifications for the Project. To the maximum extent permitted by law, the
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City Manager shall have the authority, on behalf of CITY, to approve and
execute such Operating Memoranda.

Administration. This Agreement shall be administered and executed on behalf
of CITY by the City Manager, or his/her designated representative, following
approval of this Agreement by the City Council. Except as otherwise expressly
provided herein or in the Development Agreement Statute, the CITY shall
maintain authority of this Agreement through the City Manager (or his/her
authorized representative). To the extent not inconsistent with the
Development Agreement Statute, whenever a reference is made herein to an
action or approval to be undertaken by the CITY, the City Manager is
authorized to act on behalf of CITY unless specifically provided otherwise or the
context should require otherwise. Without limiting the foregoing, the City
Manager shall have the authority but not the obligation to issue interpretations,
waive terms and conditions, and approve and execute Operating Memoranda
on behalf of CITY. The City Manager shall also be authorized to take such
action on behalf of the CITY necessary to ensure that the boundaries of the
PROPERTY subject to this Development Agreement and to which the Land Use
Entitlements apply are the same as the PROPERTY transferred to DEVELOPER
pursuant to the DDA, including, without Ilimitation, approving minor
modifications to the legal descriptions of the PROPERTY in either or both this
Agreement and/or the DDA so that they conform with one another and the
intent of the City Council.

Subsequent Amendment to Development Agreement Statute. This Agreement
has been entered into in reliance upon the provisions of the Development
Agreement Statute in effect as of the Effective Date. Accordingly, to the
extent that subsequent amendments to the Development Agreement Statute
would affect the provisions of this Agreement, such amendments shall not be
applicable to this Agreement unless necessary for this Agreement to be
enforceable or required by law or unless this Agreement is modified pursuant
to the provisions set forth in this Agreement and Government Code Section
65868 as in effect on the Effective Date. The foregoing is not intended as a
waiver by DEVELOPER of any rights or remedies it may have as a result of any
such change of law.

Initiative Measures. Both CITY and DEVELOPER intend that this Development
Agreement is a legally binding contract which will supersede any initiative,
measure, moratorium, referendum, statute, ordinance or other limitation
(whether relating to the rate, timing or sequencing of the development or
construction of all or any part of the PROJECT and whether enacted by
initiative or otherwise) affecting parcel or subdivision maps (whether tentative,
vesting tentative or final), building permits, occupancy certificates or other
entitlements to use approved, issued or granted within CITY, or portions of
CITY, and which Agreement shall apply to the Project to the extent such
initiative, measure, moratorium, referendum, statute, ordinance or other
14
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limitation is inconsistent or in conflict with this Development Agreement.
Should an initiative, measure, moratorium, referendum, statute, ordinance, or
other limitation be enacted by the citizens of CITY which would preclude
construction of all or any part of the Project, and to the extent such initiative,
measure, moratorium, referendum, statute, ordinance or other limitation be
determined by a court of competent jurisdiction to invalidate or prevail over all
or any part of this Development Agreement, DEVELOPER shall have no
recourse against CITY pursuant to the Development Agreement, but shall
retain all other rights, claims and causes of action under this Development
Agreement not so invalidated and any and all other rights, claims and causes
of action at law or in equity which DEVELOPER may have independent of this
Development Agreement with respect to the PROJECT. The foregoing shall not
be deemed to limit DEVELOPER's right to appeal any such determination that
such initiative, measure, referendum, statute, ordinance or other limitation
invalidates or prevails over all or any part of this Development Agreement.

Not for Benefit of Third Parties. This Agreement and all provisions hereof are
for the exclusive benefit of CITY and DEVELOPER, its successors and assigns,
and shall not be construed to benefit or be enforceable by any third party.

Interpretation Consistent with DDA. Unless otherwise specifically provided in
either this Development Agreement or the DDA or the context should require
otherwise, it is intent of the parties that the terms of this Development
Agreement should be interpreted in a manner consistent with the terms of the
DDA. Notwithstanding the foregoing, nothing in this Development Agreement
shall constitute or be interpreted as an amendment to the DDA, which shall
may only be amended in accordance with its own terms.

[SIGNATURES ON FOLLOWING PAGE]
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IN WITNESS WHEREOF, these parties have executed this Agreement on the
day and year shown below.

CITY:

CITY OF GARDEN GROVE , a municipal
corporation

Dated: , 2017  By:
Scott C. Stiles, City Manager
(Signature Must Be Notarized)
ATTEST:
City Clerk

APPROVED AS TO FORM:

Omar Sandoval
City Attorney

DEVELOPER:

INVESTEL GARDEN RESORTS, LLC, a
Delaware limited liability company

By: INVESTEL RESORTS MANAGEMENT, LLC, a
Delaware limited liability company

Its: Manager

Dated: , 2017  By:

Weifeng Zhang

Its: Manager

(Signature Must Be Notarized)
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EXHIBIT “A”

LEGAL DESCRIPTION OF PROPERTY
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FOR INFORMATIONAL USE ONLY — NOT INTENDED TO DESCRIBE A LEGAL PARCEL

EXHIBIT “A”
LEGAL DESCRIPTION

LOTS 213, 214, 215, 216 AND 217 OF TRACT NO. 2012, IN THE CITY OF GARDEN GROVE, COUNTY OF ORANGE,
STATE OF CALIFORNIA, AS SHOWN ON A MAP RECORDED IN BOOK 55, PAGES 47, 48 AND 49 OF MISCELLANEOUS
MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY TOGETHER WITH PORTIONS OF LOTS 5, 6, 7
AND 8 OF TRACT NO. 2782, IN SAID CITY, SAID COUNTY AND SAID STATE AS PER MAP RECORDED IN BOOK 89,
PAGES 24 AND 25 OF MISCELLANEQUS MAPS, IN SAID RECORDER'S OFFICE, TOGETHER WITH THE SOUTH 129.44
FEET OF THE WEST % OF THE SOUTHWEST % OF THE NORTHWEST ¥% OF THE NORTHEAST % OF SECTION 34, IN
TOWNSHIP 4 SOUTH, RANGE 10 WEST, IN THE RANCHO LAS BOLSAS IN SAID CITY, SAID COUNTY AND SAID STATE
AS SHOWN ON A MAP THEREOF RECORDED IN BOOK 51, PAGE 7, ET SEQ. OF MISCELLANEOUS MAPS, IN SAID
RECORDER'’S OFFICE, TOGETHER WITH THE NORTH 12 FEET OF THE WEST 400 FEET OF THE NORTH % OF THE
NORTH % OF THE SOUTHWEST % OF THE NORTHEAST % OF SECTION 34, TOWNSHIP 4 SOUTH, RANGE 10 WEST IN
SAID RANCHO LAS BOLSAS TOGETHER WITH THE WEST 400 FEET OF THE NORTH % OF THE NORTH % OF THE
SOUTHWEST % OF THE NORTHEAST % OF SECTION 34, TOWNSHIP 4 SOUTH, RANGE 10 WEST, IN SAID RANCHO LOS
BOLSAS, EXCEPTING THEREFROM THE NORTH 12 FEET AND ALSO EXCEPTING THEREFROM THE SOUTH 200 FEET
TOGETHER WITH THE NORTH 45 FEET OF THE SOUTH 200 FEET OF THE WEST 400 FEET OF THE NORTH % OF THE
NORTH % OF THE SOUTHWEST % OF THE NORTHEAST % OF SECTION 34, TOWNSHIP 4 SOUTH, RANGE 10 WEST, OF
SAID RANCHO LAS BOLSAS TOGETHER WITH THE SOUTH 200 FEET OF THE WEST 400 FEET OF THE NORTH % OF THE
NORTH % OF THE SOUTHWEST % OF THE NORTHEAST % OF SECTION 34 IN TOWNSHIP 4 SOUTH, RANGE 10 WEST,
IN SAID RANCHO LAS BOLSAS EXCEPT THE NORTH 45 FEET THEREOF AND ALSO EXCEPT THEREFROM THE SOUTH 84
FEET THEREOF, TOGETHER WITH THE SOUTH 84 FEET OF THE WEST 400 FEET OF THE NORTH % OF THE NORTH %
OF THE SOUTHWEST % OF THE NORTHEAST % OF SECTION 34, TOWNSHIP 4 SOUTH, RANGE 10 WEST, IN SAID
RANCHO LAS BOLSAS DESCRIBED MORE PARTICULARLY AS A WHOLE AS FOLLOWS:

COMMENCING AT THE CENTERLINE INTERSECT!ON OF HARBOR BOULEVARD AND TWINTREE LANE AS SHOWN ON
SAID TRACT MAP 2012;

THENCE EASTERLY ALONG THE CENTERLINE OF SAID TWINTREE LANE SOUTH 89°22'00"EAST 53.02 FEET;

THENCE DEPARTING SAID CENTERLINE NORTH 00°38'00" EAST 30.00 FEET TO THE NORTHERLY RIGHT OF WAY OF
SAID TWINTREE LANE AND THE SOUTHERLY LINE OF SAID LOT 217, SAID POINT BEING ALSO THE BEGINNING OF A
NON-TANGENT CURVE CONCAVE NORTHEASTERLY HAVING A RADIUS OF 13.00 FEET, A RADIAL LINE TO SAID
CURVE BEARS SOUTH 00°38'00" WEST AND THE TRUE POINT OF BEGINNING; '

THENCE ALONG SAID LINE OF LOT 217 AND WESTERLY, NORTHWESTERLY AND NORTHERLY ALONG SAID CURVE
THROUGH A CENTRAL ANGLE OF 90°01'37" AN ARC DISTANCE OF 20.43 FEET TO THE WESTERLY LINE OF SAID LOT
217 AND A LINE PARALLEL WITH AND DISTANT EASTERLY 40 FEET MEASURED AT RIGHT ANGLES FROM THE
CENTERLINE OF SAID HARBOR BOULEVARD;

THENCE NORTHERLY ALONG SAID LOT LINE AND SAID PARALLEL LINE NORTH 00°39'55"EAST 91.26 FEET TO THE
NORTHWEST CORNER OF SAID LOT 217;

THENCE DEPARTING SAID PARALLEL LINE NORTH 89°22'11" WEST 40.00 FEET TO THE CENTERLINE OF SAID
HARBOR BOULEVARD;

THENCE ALONG SAID CENTERLINE NORTH 00°39'55" EAST 456.36 FEET TO THE SOUTHERLY LINE OF THE NORTH
129.44 FEET OF THE SOUTH 258.88 FEET OF THE WEST 1/2, SW 1/4, NW 1/4, NE 1/4, SECTION 34;

THENCE DEPARTING SAID CENTERLINE AND ALONG SAID SOUTHERLY LINE SOUTH 89°22'48" EAST 330,08 FEET TO
THE WESTERLY TRACT LINE OF SAID TRACT NO. 2782;
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THENCE LEAVING SAID SOUTHERLY LINE AND ALONG SAID WESTERLY TRACT LINE NORTH 00°39'59" EAST 129.44
FEET TO THE NORTHERLY TRACT LINE OF SAID TRACT NO. 2782;

THENCE ALONG SAID NORTHERLY TRACT LINE SOUTH 89°22'48"EAST 30,70 FEET;

THENCE LEAVING SAID NORTHERLY LINE SOUTH 00°39'59" WEST 65.02 FEET TO THE NORTHERLY LINE OF LOT 6 OF
SAID TRACT;

THENCE ALONG SAID NORTHERLY LINE SOUTH 89°22'48"EAST 9.40 FEET;

THENCE LEAVING SAID NORTHERLY LINE OF LOT 6 SOUTH 00°39'59" WEST 65.02 FEET TO THE NORTHERLY LINE OF
LOT 7 OF SAID TRACT;

THENCE ALONG SAID NORTHERLY LINE SOUTH 89°22'48"EAST 16.12 FEET;

THENCE LEAVING SAID NORTHERLY LINE OF LOT 7 SOUTH 00°39°59" WEST 64.42 FEET TO THE NORTHERLY LINE OF
LOT 8 OF SAID TRACT; )

THENCE ALONG SAID NORTHERLY LINE OF LOT 8 SOUTH 89°22'48"EAST 9.08 FEET;

THENCE LEAVING SAID NORTHERLY LINE OF LOT 8 SOUTH 00°39'59" WEST 43.57 FEET;

THENCE SOUTH 89°20'05"EAST 4.61 FEET;

THENCE SOUTH 00°39'59" WEST 20.85 FEET TO THE SOUTHERLY LINE OF SAID TRACT NO. 2782;

THENCE LEAVING SAID SOUTHERLY TRACT LINE AND ALONG SAID EASTERLY LINE OF THE WEST 400 FEET
SOUTH 00°39'55" WEST 326.99 FEET TO THAT NORTHERLY TRACT LINE OF SAID TRACT NC. 2012 COMMON TO
LOTS 200 THROUGH 217 PER SAID TRACT;

THENCE ALONG SAID TRACT LINE NORTH 89°22'11" WEST 14,59 FEET TO THE REAR CORNER OF LOTS 212 AND 213
QOF SAID TRACT NO. 2012;

THENCE LEAVING SAID TRACT LINE AND ALONG THE LINE COMMON TO SAID LOTS 212 AND 213 OF SAID TRACT
NO. 2012 SOUTH 00°38'00" WEST 104.28 FEET TO THE NORTHERLY RIGHT OF WAY OF SAID TWINTREE LANE;

THENCE LEAVING SAID LOT LINE AND ALONG SAID RIGHT OF WAY NORTH 89°22'00" WEST 332.46 FEET TO THE
TRUE POINT OF BEGINNING.

RESERVING THE EASTERLY 60 FEET THEREOF OF HARBOR BOULEVARD FOR FUTURE STREET DEDICATION.
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CONTAINING : 222,019 SQUARE FEET MORE OR LESS (5.097 ACRES MORE OR LESS)
EXHIBIT "B": ATTACHED AND BY THIS REFERENCE MADE A PART HEREOF

SUBJECT TO: COVENANTS, CONDITIONS, RESERVATIONS, RESTRICTIONS, RIGHTS OF WAY AND EASEMENTS OF
RECORD, IF ANY.

NOTE: THE ABOVE LEGAL DESCRIPTION IS FOR THE SOLE PURPOSE OF THIS REPORT AND IS SUBJECT
TO CHANGE AT ANY TIME.

THIS DESCRIPTION WAS PREPARED BY ME OR UNDER MY DIRECTION.

oty
J BRALEY pd 7/ DATE

L.S. NO. 8446
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INFORMATIONAL METES & BOUNDS DESCRIPTION
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EXHIBIT “B”

PUD PERFORMANCE STANDARDS

1281743.1
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Exhibit “"B”
PERFORMANCE STANDARDS

Planned Unit Development No. PUD-128-12

The following performance standards shall apply as conditions of approval to any
future hotel resort development and/or subdivision of property covered by this
Planned Unit Development:

1. The developer shall execute, a “Notice of Discretionary Permit Approval and
Agreement with Conditions of Approval,” as prepared by the City Attorney’s
Office, on the property prior to issuance of building permits. These
conditions of approval run with the land and are binding upon the property
owner, his/her/its heirs, assigns, and successors in interest.

2. The term “applicant,” as referenced herein, shall refer to both the developer,
tenant/business operators and the preperty owners, including subsequent
purchasers and/or tenants of the project. The applicant and subsequent
owner/operators of such business shall adhere to the conditions of approval
for the life of the project, regardliess of property ownership. Any changes of
the conditions of approval require approval by the Hearing Body.

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

4, All mitigation measures that are part of the Mitigated Negative Declaration
that was adopted in conjunction with approval of General Plan Amendment
No. GPA-2-12(B) and Planned Unit Development No. PUD-128-12 shall be
required to be implemented as part of the conditions of approval for this
project.

5. The project is subject to the Mitigation Monitoring Program adopted by the
City Council as part of the Mitigated Negative Dexiaration adopted by the City
in conjunction with- approval of General Plan Amendment No. GPA-2-12(B)
and Planned Unit Development No. PUD-128-12. In order to assist City to
verify that all required project mitigation measures are complied with in a
timely manner, a project-specific mitigation-monitoring program for
monitoring all applicable project-related mitigation measures shall be
prepared by the develaper/applicant and approved by the Planning Division
prior to issuance of building permits. Said mitigation monitoring program
shall be implemented during project construction through completion. The
developer shall provide the City with a quarterly report demonstrating
adherence to all mitigation measures. A person shall be designated by the
developer and or hotel operator that will be responsible for any hotel and pad
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restaurants operational mitigation measures that extend beyond construction
completion. Said person shall provide a report to the City when requested.

6. In order to verify compliance with the applicable project mitigation measures
and performance standards for Planned Unit Development No. PUD-128-12,
the developer shall submit a full set of construction plans to the Community
Development Department for review prior to plan check submittal. The plans
shall include a dimensioned and detailed site plan, a floor plan, elevations, a
landscaping plan, and a lighting plan, each of which complies with ali the
requirements established in these performance standards.

Public Works Engineering Division

The following provisions of the Public Works Engineering Division shall be complied
with:

7. The applicant shall be subject to Traffic Mitigation Fees.

8. Prior to the issuance of certificates of use and occupancy, the applicant shall
design and construct a traffic signal at the intersection of Harbor Boulevard
and the Project Entrance in a manner meeting the approval of the City Traffic
Engineer. .

9. Prior to the issuance of certificates of use and occupancy, the applicant shall
design and construct raised median improvements on Harbor Boulevard to
facilitate ingress and egress at the Project Entrance in a manner meeting the
approval of the City Traffic Engineer. Said improvements shall include a 225-
foot southbound left turn pocket with a 90-foot taper and
removal/reconstruction of the median within, and south of the intersection,
to provide a full access to the Sheraton Hotel with a proper left turn pocket
and taper.

10. The main driveway approach on Harbor Boulevard shall be constructed in
accordance with Garden Grove Standard Plan B-120, or B-120a.

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

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

13. Grading and street improvement plans prepared by a registered Civil
Engineer are required. The grading plan shall be based on a current survey of
the site, including adjacent properties, and designed to preclude cross-lot
drainage. Minimum grades shall be 0.50% for concrete flow lines, 1.25% for
asphalt surfaces and 2.0% for landscaped areas. The grading plan shall also
include water and sewer improvements. All fees collected at the time of
permit issuance shall be based on the fee schedule in effect at that time.

14. 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 such as 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.

(of Incorporates 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.

15. 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.
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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.

16. The applicant shall provide a hydrological analysis with scaled map and
calculations and hydraulic calculations to size drainage facilities per Orange
County RDMD standards. Parkway culverts shall be designed per Orange
County standard plan 1309, Type B.

17.  All trash container areas shall meet the following requirements:

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; and

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 Stormwater Handbook Section 3.2.9 and BMP Fact Sheet
SD-32 for additional information.

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

18. TIES TO HORIZONTAL CONTROL:

Prior to recordation of a final tract map, the surveyor/engineer preparing the
map shall tie the boundary of the map into the Horizontal Control System
established by the County Surveyor in a manner described in Sections
7-9-330 and 7-9-337 of the Orange County Subdivision Code and Orange
County Subdivision Manual, Subarticle 18. The surveyor/engineer shall
submit record information to the City on Auto Cad DWG format.

19. DIGITAL MAP SUBMISSION:
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Prior to recordation of a final tract map, the surveyor/engineer preparing the
map shall submit to the County Surveyor a digital graphics file of said map in
a manner described in Sections 7-9-330 and 7-9-337 of the Orange County
Subdivision Code and Orange County Subdivision Manual, Subarticle 18. The
surveyor/engineer shall submit record information to the City on Auto Cad
DWG format.

20.  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.

21. Any new or required block walls and/or retaining walls shall be shown on the
grading plans. Block walls shall be designed in accordance to City standards
or designed by a professional registered engineer.

22. The applicant shall remove the existing sidewalk on Harbor Boulevard along
the property frontage and construct a seven-foot decorative sidewalk
consistent with the existing enhanced sidewalk pattern in the Harbor resort
area, in a manner meeting the approval of the City Engineer. Said sidewalk
shall be separated from the street curb by a six-foot landscaped area
designed in a manner meeting the approval of the Planning Division Manager.

23. The applicant shall remove the existing sidewalk on Twintree Lane, along the
property frontage, and construct a six-foot sidewalk per City Standard Plan
B-106...Said sidewalk shall be separated from the street curb by a four-foot
landscaped area. The landscaped areas in front of, and in back of, the
sidewalk shall be designed in a manner meeting the approval of the Planning
Division Manager.

24. The applicant shall be responsible for the maintenance of the landscape,

sidewalk and lighting in the public right-of-way along Harbor Boulevard, in a
manner meeting the approval of the City Engineer.

Building Services Division

The following provisions of the Community Development Building Services Division
shall be met:
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25.  All buildings and facilities shall be accessible from the sidewalks. Accessible
routes of travel shall be provided between all building and facilities on-site.

26. Openings in exterior walls are limited per Table 705.8 of the CBC depending
on proximity to the property line or to the imaginary property line between
buildings.

27.  All buildings must be fully sprinklered.

28. All buildings and facilities shall comply with the California Building Standards
Code.

Public Works Water Services Division

The following provisions of the Garden Grove Public Works Water Services Division
shall be met:

29. Water meters shall be located within the City right-of-way or within dedicated
waterline easement. Fire and water services, shall be installed by contractor
with Class A or C-34 license, per City water standards and inspected by
approved Public Works inspector.

30. 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.

31. 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.

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

33. Water system within private streets shall be constructed per City Standards
by developer and dedicated to the City. Bonding will be required.

34. Owner shall dedicate all rights to underground water without the right to
surface entry.
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35. Any new or existing water valve located within new concrete driveway or
sidewalk construction shall be reconstructed per City Standard B-753.

36. 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.

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

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

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

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

41, Site shall be graded so that no rain or landscape irrigation water can drain
into sewer drains in wash bays. All wash bays shall have adequate roof
overhang to prevent rainwater from entering wash bays. No outside sinks or
wash area shall be permitted. Owner shall maintain service records for sewer
lateral clarifier adequately demonstrating that clarifier maintained and that
wastes are disposed of in accordance with current laws and regulations for
hazardous waste.

42. All water generated from any dewatering system for subterranean
construction shall be discharged to the sanitary sewer as required by the City
of Garden Grove. The owner shall obtain a special discharge permit as
required by the Orange County Sanitation District. = Owner shall be
responsible for sampling, testing, and discharge as required by the Orange
County Sanitation District. Ground water pumped from under or around the
underground parking structure shall be discharged to the sewer system. A
separate “Industrial Waste Discharge” permit is required from the Orange
County Sanitation District prior to the City allowing any occupancy permits or
finals.
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43. Commercial food use of any type shall require the installation of an approved
grease interceptor prior to obtaining a business license.

44. 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 Ilateral 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.

45, Food grinders (garbage disposal devices) are prohibited per Ordinance 6 of
the Garden Grove Sanitary District Code of Regulations. Existing units are to
be removed.

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

47. 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.

Planning Services Division

The following provisions of the Community Development Planning Services Division
shall be met:

48. All lighting structures shall be placed so as to confine direct rays to the
subject property. All exterior lights shall be reviewed and approved by the
City's Planning Division. Lighting adjacent to residential properties shall be
restricted to low decorative type wall-mounted lights, or a ground fghting
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.

49. The applicant shall submit detailed plans showing the proposed location of
utilities and mechanical equipment to the Community Development
Department for review and approval prior to Building Division Plan Check.
The project shall also be subject to the following:
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a. All on-site and off-site utilities (off-site refers to the areas within public
right-of-way to the center line of the streets adjacent to the subject
property) within the perimeter of the site and to the centerline of the
adjacent streets shall be installed or relocated underground.

b. Above-ground utility equipment (e.g., electrical, gas, telephone, cable
TV) shall not be located in the street setbacks along Harbor Boulevard
and Twintree Lane, and shall be screened to the satisfaction of the
Community Development Department.

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 Development Department prior to the issuance of building
permits. Said screening shall block visibility of any roof-mounted
mechanical equipment from view of public streets and surrounding
properties.

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

50. All landscaping shall be consistent with the landscape requirements within the
development standards set forth in Planned Unit Development No.
PUD-128-12., 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 low flow/precipitation 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. These trees shall be incorporated into the
landscaped frontages of all streets. Where clinging vines are
considered for covering walls, drought tolerant vines shall be used.
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C. Trees planted within ten feet (10') of any public right-of-way shall be
planted in a root barrier shield. All landscaping along street frontages
adjacent to driveways shall be of the low-height variety to ensure safe
sight clearance.

d. Landscaping along Harbor Boulevard, including within the
public-of-way, shall include two rows of Date Palm Trees (minimum
‘brown trunk height of 25 feet), canopy trees (minimum 24-inch box),
shrubs, and ground covers. Landscape materials shall match the
landscape materials used within the project located at the southwest
corner of Harbor Boulevard and Chapman Avenue unless the City
adopts a landscape design for Harbor Boulevard. The Community
Development Director may approve minor modifications to the
foregoing standards as to height, size, and placement of the palm trees
along Harbor Boulevard.

e. Landscaping along Twintree Lane, including within the public-of-way
shall include canopy trees (minimum 24-inch box), shrubs, and ground
covers. Landscape materials shall match the landscape materials used
along the Harbor Boulevard, and shall be properly maintained.

f. Flexibility to the height of the palm trees, and their placement along
Harbor Boulevard, shall be reviewed and approved by the Community
Development Director.

g. All landscape areas, including the areas located within the public
right-of-way along Harbor Boulevard and Twintree Lane, are the
responsibility of the developer/operator of the hotels and restaurants.

h. 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.

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

a. Monday through Saturday - not before 7 a.m. and not after 8 p.m. (of
the same day).
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b. Sunday and Federal Holidays may work the same hours but subject to
the restrictions as stipulated in Sections 8.47.040 to 8.47.060 of the
Municipal Code.

52. The developer shall receive approval of a subdivision map (Tentative Tract
Map) in order to reconfigure the project site prior to submitting construction
plans to the City of Garden Grove. Said approval shall be subject to a
Development Agreement.

53. The developer/owner shall prepare Covenants, Conditions, and Restrictions
(CC&R's), or a similar document, for review and approval by the City
Attorney's office and Community Development Department prior to the
issuance of building permits, which will bind the owner(s) / operator(s) of the
project site in the future. The CC&Rs shall include, without limitation, all
provisions of PUD-128-12 development standards, all applicable project
mitigation measures, operational and maintenance provisions for the entire
site and those areas noted within the boundaries of the Project site, and
other provisions applicable to the Project. The approved CC&R’s shall be
recorded at the same time that the subdivision map is recorded and two
copies of the recorded CC&R'’s shall be provided to the Planning Division. The
CC8&R's shall include the following stipulations:

a. Provisions for common maintenance of all the landscape areas,
including landscaping and landscape lighting within the project, public
right-of-way, driveways, and parking areas.

b. Provisions for reciprocal access and parking between properties.
Parking provisions shall also include provisions for future Valet Parking.

C. Best Management Practices shall be incorporated to detour and/or
abate any graffiti vandalism throughout the project and throughout the
life of the project.

d. The CC&R’s shall provide provisions for the tenant/property owners a
means of contacting persons responsible for site maintenance, repairs,
trash pick-up, and other related matters for a development of this
type. This also includes ensuring tree overhangs do not block or
hinder any vehicles such street sweepers, trash trucks, fire trucks,
etc., from maneuvering on the streets within the project.

e. The above stipulations shall not be modified without the approval of
the City of Garden Grove. The CC&R's shall contain a provision that
indicates CC&R’s may not be terminated or substantially amended
without the consent of the City.
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f. The CC&R'’s shall include provisions acceptable to City regarding the
Association’s and Owners’ responsibilities for compliance with all
applicable water quality laws and regulations. Such provisions shall
require the Association and Owners to maintain the site and all
common areas in compliance with all applicable water quality laws,
regulations, and standards of the State, City, or any other applicable
governmental agency, including, but not limited to, all National
Pollution Discharge Elimination System (NPDES) regulations presently
in effect and as amended, and the provisions of Title 6, Chapter 40
(Stormwater Quality) of the Garden Grove Municipal Code, as it may
be amended from time to time. In addition, the CC&Rs shall expressly
allocate responsibility to the Association or another entity to
implement, and fund implementation of, the Operations and
Maintenance (“O&M") Plan applicable to the Property, which was
approved by the City as part of the Water Quality Management Plan
("WQMP") required for development of the Property, and to operate
and maintain the Best Management Practices ("BMPs") described in the

O&M Plan.

g. Provisions substantially similar to the follow shall be included within the
CC&R'’s:
i. Enforcement: The City is hereby made a party to this

Declaration solely for purposes of enforcing its provisions, the
Performance Standards of Planned Unit Development No.
PUD-128-12, and the Conditions of Approval of [IDENTIFY
APPLICABLE ENTITLEMENT].. The City, its agents, departments
and employees shall have the unrestricted right and authority,
but not the obligation, to enforce the provisions of this
Declaration, the Performance Standards of Planned Unit
Development No. PUD-128-12, and the Conditions of Approval
of [IDENTIFY APPLICABLE ENTITLEMENT]. The City, its agents,
departments and employees may further refuse to issue any
building, electrical or plumbing permit that may be in violation of
this Declaration or the Performance Standards and other
provisions of Planned Unit Development No. PUD-128-12;
however, the City shall not be liable for failing or refusing to
enforce the provisions of this Declaration, the Performance
Standards of Planned Unit Development No. PUD-128-12, or the
Conditions of  Approval of [IDENTIFY  APPLICABLE
ENTITLEMENT]. In the enforcement of this Declaration, the City
shall not be limited to the procedures or processes described
herein and may use any remedy provided under law or equity,
including the City’ Municipal Code. The alternative dispute
resolution procedures set forth in [SPECIFY APPLICABLE
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ARTICLE OR SECTION] of this Declaration shall not apply to the
City.

ii. Assessments: The City may levy special assessments
against the properties in connection with its actions to enforce
the provisions of this Declaration, the Performance Standards of
Planned Unit Development No. PUD-128-12, and/or the
Conditions of  Approval of [IDENTIFY  APPLICABLE
ENTITLEMENT],, or to abate the violation thereof. The City
shall have the same power as the Association to levy special
assessments pursuant to the provisions of [SECTION] of this
Declaration in the event that it incurs expenses in the
enforcement of the provisions of this Declaration, the
Performance Standards of Planned Unit Development No.
PUD-128-12, and/or the Conditions of Approval of [IDENTIFY
APPLICABLE ENTITLEMENT]. Notice of intention to make such
assessment shall be mailed by the City to the Owner of each
affected [LOT/UNIT] affording the Owner thirty (30) days’ notice
to satisfy or reimburse the City’s expenditure. In the event of
the failure of any Owner of any affected [LOT/UNIT] to
reimburse the City within thirty (30) days, notice of such
assessment shall be mailed by the City to said Owner, and said
assessment shall thereafter be due as a separate debt to the
City within thirty (30) days following the mailing of such notice.
Any such delinquent assessment may be and may become a lien
upon the interest of the defaulting Owner in the Lot upon the
execution by the City and the recording in the Orange County
Recorder’s office of a notice of delinquent assessment under the
same conditions that the Association could record the same
pursuant to the provisions of [SECTION]. The City may
foreclose on such notice of delinquent assessment in the same
manner and with the same power as the Association could
foreclose on such notice pursuant to the provisions of
[SECTION]. It is the intent of Declarant, which intent shall be
binding upon all of Declarant’s successors in interest in the
Properties, that the City shall be deemed an interest holder
pursuant to the provisions of these Declarations in order to
enforce the rights which have been given to the City generally in
these Declarations and specifically pursuant to this Section.

iii. Attorney Fees: The City shall be entitled to recover its
attorney’s fees incurred in connection with its actions to enforce
the provisions of this Declaration, the Performance Standards of
Planned Unit Development No. PUD-128-12, and/or the
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Conditions of  Approval of [IDENTIFY  APPLICABLE
ENTITLEMENT], or to abate the violation thereof.

iv. Public Safety Access: The Police and Fire Department
personnel may enter upon any part of the common area for the
purpose of enforcing State and Local laws.

54. The developer shall comply with all provisions of the Community
Development Department including, but not limited to, the following:

a. The facades of the hotels and freestanding pad buildings 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
Development Department prior to the issuance of building permits.

b. Prior to the finalization of working drawings for Pianning Division,
Engineering Division, and Building Division Plan Check, the developer
shall submit to the Community Development Department detailed and
dimensioned plot plans, floor plans, exterior elevations, and landscape
plans which reflect the above 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
hotel rooms. Mechanical equipment, including air conditioning units,
pool equipment, sump pump, etc., shall not be located closer than five
feet of any side or rear property line and shall not be located in the
front landscape setback. Air conditioning units and all other
mechanical shall be completely screened from public view from the
street and/or common open space area.

c. Should the developer elect to build the project in more than one
phase, then a phasing plan shall be submitted to the Community
Development Department prior to issuance of building permits. The
phasing plan shall include, but not limited to, a site plan showing the
phasing areas, protection of finished units, and protection for related
safety issues concerning pedestrians and non-construction vehicles.
The perimeter improvements including landscaping, walls, street
improvements, and underground utilities, shall be completed in the
first phase. The phasing plan shall be approved by the Community
Development, Fire, and Public Works Departments prior to issuance of
building permits.

d. If at any time after the construction of the hotels, the City receives
complaints about the light and glare reflected by the hotel’s windows,
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the developer/operator shall remedy the situation to the satisfaction of
the Community Development Department.

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

a. All block walls constructed on the project site shall be of slump stone
or split-face block with decorative caps, subject to Community
Development Department’s approval, shall maintain a maximum height
of 8-feet as measured from the property’s finished grade.

b. An eight-foot high block wall shall be constructed along the eastern
property line, adjacent to the residential properties. Said block wall
shall maintain a 15-foot setback from the Twintree Lane property line,
and any wall constructed within this 15-foot area shall maintain a
maximum height of three-feet.

C. Any new block walls constructed along the Twintree Lane property line
(southern property line) shall maintain a five-foot setback from the
property line. The setback to the block wall may be reduced to three-
feet if additional two-feet of right-of-way landscape area is available
adjacent to the property line.

d. Any walls constructed along the Harbor Boulevard property line shall
observe a setback of 21-feet from the face of curb. At no time shall a
wall be placed within nine-feet from the property line.

e. If, at any time, the project’s perimeter block wall extends toward
Choisser Road, the wall shall maintain a minimum setback of 15 feet
from the property line. The 15-foot setback area shall be properly
landscaped and irrigated per the landscaping requirements of the
project.

f. The developer shall work with adjacent property owners in designing
and constructing the required perimeter block wall 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
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56.

57.

58.

59.

existing wall or fence has the potential to affect the landscape planter,
then the Developer shall work with City Staff to address this situation.

g. The Community Development Director may authorize minor
modifications to the required wall heights and setbacks set forth above
as authorized pursuant to the Ordinance approving Planned Unit
Development No. PUD-128-12. Notwithstanding the foregoing, with
exception of the block wall on the easterly property line shall comply
with all standards required as by mitigation measures pursuant to the
mitigated negative declaration and identified in the mitigation
monitoring program.

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, the use of solar or low-emission water
heaters, use low-sodium parking lot lights, and ensure compliance with Title
24,

Building color and material samples shall be submitted to the Planning
Division for review and approval prior to issuance of building permits. All
buildings shall incorporate decorative design features, architectural
enhancements, and other design elements that are designed to the
satisfaction of the Community Development Department.

The parking structures shall be designed to be architecturally compatible with
on-site buildings, utilizing similar design features, details, and materials. Al
sides of a parking structure that are in view from adjacent properties and
public-rights-of-way shall be architecturally enhanced. Parking structures
shall be well illuminated, including having the interior of the parking garage
painted a light color, and designed to meet City parking standards for aisle
width, stall sizes, and height clearances. The design of the parking structure
stair well shall architecturally match the design of the parking structure, and
shall be designed to reduce visibility to the adjacent residential properties.
The interior driving surfaces of the parking structure shall be treated in a
manner to prevent tire screeching.

The driveways on Harbor Boulevard and Twintree Lane shall have enhanced
concrete treatment. All details of the decorative entry shall be submitted on
the required landscape plans for review and approval of the Community
Development Department.
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60. The service and sale of alcoholic beverages shall be subject to approval of a
Conditional Use Permit. Also, Site Plan approval shall be required for each
pad building.

61. Refuse storage and collection areas shall be provided and subject to both
Garden Grove Sanitation District (GGSD), and GGSD contracted solid waste
handler/hauler approval, and be subject to applicable building and fire codes.

62. The refuse storage areas shall be properly maintained. The refuse storage
enclosure doors shall be kept closed and secured, except during rash disposal
or pickup. Trash pickups and automated parking lot cleaning/sweeping, shall
occur between the hours of 8:00 a.m. and 6:00 p.m. Trash pickups shall
occur a minimum of three (3) trash pickups per week.

63. No satellite dish antennas shall be installed on said premises unless and until
plans have been submitted to and approved by the Community Development
Department, Planning Division, which may require proper screening to hid
such appurtenances from public view.

64. The service doors of all buildings shall be kept closed at all times during
hours of operation except in case of emergency or to permit deliveries. Panic
hardware on doors shall comply with all City Code requirements.

65. The developer/owner shall submit signed letters acknowledging receipt of the
decision for General Plan Amendment No. GPA-2-12(B) and Planned
Development No. PUD-128-12, and their agreement with all conditions of
approval.

66. Litter .shall be removed daily from the project site including adjecent public
sidewalks and all parking areas under the control of the developers. These
areas shall be swept or cleaned, either mechanically or manually, on a weekly
basis, to control debris.

67. Graffiti shall be removed from the project site and all parking lots under the
control of the developer within 120 hours of application/notification.

68. For all buildings in which alcoholic beverages will be served, a prominent,
permanent sign stating “NO LOITERING IS ALLOWED ON OR IN FRONT OF
THESE PREMISES” shall be posted in a place that is clearly visible to patrons
of the licensee. The size, format, form, placement, and languages of the sign
shall be determined by the Department of Alcoholic Beverage Control.

69. The operation of the hotels and restaurants shall comply with the standards

of Planned Unit Development No. PUD-128-12, and the mitigation measures
outlined within the Mitigated Negative Declaration adopted for this project.
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This includes complying with all provisions of Alcoholic Beverage Control Act.
In addition, this provision also governs the conference rooms, meeting
rooms, restaurants, and the indoor/outdoor areas. In regards to specific
activities within the meeting rooms, and recreation areas, regardless of the
type of event conducted, no event or activity shall at any time be or become
a nuisance, disturbance or, or cause complaints for hotel guests or occupants
of the surrounding area/properties, or in any way, endanger the public
health, safety, or welfare.

70. In the event any legal action or proceeding is filed against the City of Garden
Grove and/or applicant or its successors or assigns, seeking to attack, set
aside, void or annul any approval or condition of approval of the City of
Garden Grove concerning the Project, including, but not limited to, the
Mitigated Negative Declaration, General Plan Amendment No. GPA-2-12(B),
Planned Unit Development No. PUD-128-12, any applicable Conditional Use

~ Permit approved by the City, or any Development Agreement approved by
the City defend (with legal counsel mutually selected by the applicant and the
office of the City Attorney), indemnify, and hold harmless the City, its
officers, agents, and employees from and against any such legal action or
proceeding.

Fire Department

The following provisions of the Garden Grove Fire Department and the California
Fire Code shall be met:

71. Buildings shall be required to meet current High-Rise Standards, including,
but it not limited to, the following:

a. Including Fire Command Center (FCC).

b. Fire pumps, NFPA 20.

(of Installation of water tank as a secondary water source.

d. Fire Department standpipes shall be in vestibules and not stairwells.

e. Fire Department connections will be within 50-feet of a City Hydrant.

f. Knox-Box key systems shall be installed at the Fire Control Rooms and
emergency dates and where deemed necessary. Hinged recessed

mount to structure style required.

g. Life safety alarms per NFPA 72.
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h. Smoke control syétems.

72. All buildings shall be required to meet all adopted local changes to the
California Building Code (CBC) and California Fire Code (CFC) in the municipal
Code, Chapters 12 and 32.

73.  All vehicle access shall meet the standards provided for in the CFC for widths,
turning radius, and hammerhead turnarounds. The fire access area shall be
paved. Any fencing that crosses the subject fire emergency access shall be
provided with a Knox override system. An emergency access plan shall be
submitted to the Fire Department for review and approval prior to installation
of the fire access.

74. A Bi-Directional Amplifier (BDA) system for emergency radios shall be
installed for use in all areas not meeting radio coverage requirements, CFC
Section 510.

75. Water supply and hydrants shall be installed before the start of construction.
76. All interior decorations shall meet the State Fire marshal flame retardant test.

77. The development shall meet the City’s hazardous materials disclosure plan
for any storage or use of hazardous materials.

78. The development is subject to a third party inspector, at the owner’s expense
to certify the alarm systems, sprinkler systems, and smoke removal systems.

79. All plans submitted are subject to review and corrections, as needed per CBC
and CFC conditions.

80. Fire hydrants shall be provided on-site. The fire hydrants shall be on a loop
system approved by the Fire Department and on their own water line. The
fire hydrants shall be within 50’-0” of the Fire Department connection (FDC).
All sprinklers shall be on their own dedicated lines. The fire hydrants shall be
installed and fully operational prior to any combustible material being
delivered to the site. Prior to and during construction, a temporary roadway
shall be constructed and maintained to the satisfaction of the Fire
Department for access to each of these fire hydrants. The Fire lanes serving
the site shall be constructed to support the weight load of Fire truck(s) per
Fire Department requirements.

81. All Fire related aspects of the proposed project shall comply with California
Fire Codes and the California Building Codes 2010 Edition.
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82. An all-weather fire access road shall be in place before combustible materials
are placed on-site. Required water supply for fire protection shall be in place
before building with combustible materials commences.

83. All buildings shall be sprinklered according to NFPA 13 standards and shall
have fire alarms according to NPA 72 under the current year adopted by the
Garden Grove Fire Department.

84. Al Fire Department connections shall have a 3’-0” clearance and shall be
clear of all obstructions and vegetation.
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Site Plan No. SP-043-2017 and
Tentative Tract Map No. TT-17455

12222, 12252, 12262, 12272, 12292, and 12302 Harbor Boulevard
12511, 12531, 12551 and 12571 Twintree Lane
12233, 12235, 12237, and 12239 Choisser Road

SUPPLEMENTAL CONDITIONS OF APPROVAL

Whenever used herein, the term “applicant” shall mean and refer to each of
the following: Investel Garden Resorts, LLC, the developer of the project, the
tenants/business operators on the property, and the property owner(s), and
each of their respective successors and assigns. The applicant shall adhere
to all Conditions of Approval for the life of the project, regardless of property
ownership. Except as otherwise expressly provided herein, any changes to
the Conditions of Approval require approval by the applicable hearing body.

Approval of this Site Plan and Tentative Tract Map 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 and Planned Unit Development No. PUD-128-12 shall

apply.

Except as expressly modified or supplemented herein, Site Plan No.
SP-043-2017 and Tentative Tract Map No. TT-17455 shall be subject to all
Performance Standards applicable to Planned Unit Development No.
PUD-128-12 ("PUD Performance Standards”), which are hereby incorporated
into these Conditions of Approval by this reference. These Conditions of
Approval are intended to supplement the PUD Performance Standards to
reflect current legal and regulatory requirements and the approved
modifications to the Project. In the event any actual or perceived conflict
between any PUD Performance Standard and the modified or more specific
provisions of these Conditions of Approval, the modified or more specific
provisions of these Conditions of Approval shall apply. The City’s Community
and Economic Development Director is authorized to make interpretations of
these Conditions of Approval and to resolve any such actual or perceived
conflicts.

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 new significant 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
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approval of new and/or amended land use entitlements by the applicable City
hearing body.

5. All mitigation measures and design features identified in the Supplemental
Mitigated Negative Declaration adopted for the Modified Project (Site C
Subsequent Mitigated Negative Declaration and Initial Study) (the
“Subsequent Mitigated Negative Declaration”) are incorporated herein by this
reference and shall be implemented as conditions of approval for Site Plan
No. SP-043-2017 and Tentative Tract Map No. TT-17455. The Mitigation
Monitoring and Reporting Program adopted in conjunction with the
Subsequent Mitigated Negative Declaration shall be implemented during
Project construction throughout operation of the Project, as applicable.

6. 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-043-2017 and Tentative Tract Map No. TT-17455, has begun.

7. In accordance with PUD Performance Standard No. 70, the applicant shall, 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 the Project, including, without limitation, Site
Plan No. SP-043-2017, Tentative Tract Map Np. 17455, Development
Agreement No. DA-008-2017, and/or the Subsequent 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 defend the City with legal counsel mutually
selected by the applicant and the office of the City Attorney and 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.

Building Division
8. Notwithstanding any other provision of these Conditions of Approval, all
buildings and facilities shall comply with all applicable building codes and

regulations that are in effect at the time of permit application, as such codes
and regulations are adopted and amended by the City (see Garden Grove
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Municipal Code Title 18). The following “Building Division” Conditions of
Approval reflect the building codes and regulations in effect at the time of
approval of the Site Plan and Tentative Tract Map and are not intended, and
shall not be construed, to authorize deviations from the applicable building
codes and requirements in effect at the time permits are applied for, should
such building codes and regulations change in the future.

9. All buildings and facilities shall conform to requirements of Section 403 of the
California Building Code (CBC) for fire, life safety requirements for high rise
buildings, including fire sprinklers, fire alarms, fire pumps and fire pump
rooms, secondary water supply, standpipe system, emergency voice/alarm
communication system, emergency respond radio coverage, fire command,
smoke control system, standby and emergency room, stairway
communication system, smoke proof stair enclosure, luminous egress path
markings, enclosed elevator lobby, and fire service access elevator.

10. Plans shall specify the following: construction type, occupancy group, building
area, number of stories.

11. Plans shall provide area analysis: show imaginary property lines between the
buildings on the site plan if separated occupancies are assumed.

12. Per Section 11B-258.2 of the CBC, accessible parking shall be provided for
each type of parking facility. The applicant shall provide additional accessible
parking spaces for the uncovered parking spaces located along the Twintree
Lane drive aisle.

13. An accessible means of egress/accessible route from exits at exit-discharge
to the public right-of-way shall be provided per Section 1009 of CBC.

14. Valet parking spaces shall be included in total number of parking spaces for
calculating the required number of accessible parking spaces.

15. Passenger loading zones must conform to Section 11B-503 of the CBC and
shall be provided at facilities with valet parking.

16. Accessible routes at site arrival points and within the site shall be provided in
conformance with Section 11B-206 of the CBC.

a. Site arrival points: accessible routes shall be provided from public
sidewalk/ street, accessible parking, passenger loading zones, public
transportation stops to the accessible building entrances they serve.

b. Within the site: accessible routes shall be provided connecting
accessible buildings.
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17. An accessible route from pool area to dining terrace shall be provided.

18. An accessible entry to pool shall be provided per Section 11B-242 of the CBC.

19. An accessible route to the pool deck shall be provided.

20. Buildings shall be solar ready per Section 110.10 of the California Energy
Code. Exception: 11 stories or more at hotel occupancies per Section
110.10(a)(3) of the CBC; 4 stories or more at retail/café/restaurant
occupancies per Section 110.10(a)(4) of the CBC.

21. Maximum travel distance from each stair to elevator shall be 200 feet per
Section 11B-206.2.3.2 of CBC.

22. The plans shall specify locations of accessible parking and EVCS parking in
the parking structure. Accessible parking shall also be provided for electric
vehicle charging stations per 11B-228.3 of the CBC and Section 5.1.6.5.3 of
California Green Code (CGCQC).

23. An enclosed elevator lobby is required at high rise buildings.

24. Exit arrangements at each space shall meet the requirements of Section
1007.1.1 of CBC for separation distance.

25. The plans shall specify occupancy group for each space. The project shall
provide two (2) for occupant loads greater than 49.

26. The plans shall provide a fixture count for plumbing fixtures per Table 422.1
of CPC.

27. Guest rooms with mobility and communication features shall be provided per
Section 11B-224 of CBC. Dispersion shall meet section 11B-224.5 of CBC.

Fire Department
28. There shall be no storage within the exit corridors.
29. The Fire Department connections shall be located in front of the hotel project

along Harbor Boulevard. Signage and fire hydrants shall be provided on-site
in accordance with PUD Performance Standard No. 80.
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Planning Services Division

30. A minimum of 1,221 parking spaces are required to serve the Project at the
full permitted build-out based on the proposed number of hotel rooms and
proposed square footages of uses analyzed in the 2017 Shared Parking
Study. In the event the applicant proposes to modify the number of hotel
rooms or the square footages of the other proposed uses beyond those
analyzed in the 2017 Shared Parking Study, or the applicant proposes to
reduce the number of required parking spaces, a new shared parking analysis
shall be prepared and approved by the City. The applicant shall implement
the recommendations set forth in the 2017 Shared Parking Study and/or any
subsequent shared parking analysis approved by the City.

31. The applicant shall apply for and receive approval of Conditional Use Permits
for the sale of alcoholic beverages within each hotel and pad building in which
alcohol sales are proposed. Separate approval of a Conditional Use Permit
shall also be required for the operation of any proposed spa, health club or
gym, or any use involving massage.

32. Prior to issuance of building permits, the applicant shall prepare and obtain
Planning Services Division approval of a site specific lighting study as
required by the Subsequent Mitigated Negative Declaration and associated
Mitigation Monitoring and Reporting Program. All lighting shall comply with
the measures identified in the approved lighting study, PUD Performance
Standard No. 48, and applicable provisions of Title 9 of the Municipal Code.

33. The applicant shall design the Project to comply with all mitigation measures
and design features specified in the Subsequent Mitigated Negative
Declaration and associated Mitigation Monitoring and Reporting Program. In
order to verify compliance with all applicable project mitigation measures and
design features, these Conditions of Approval, and the PUD Performance
Standards, the applicant shall submit plans to the city prior to plan check
submittal as described in PUD Performance Standard No. 6.

34. Hours and days of construction and grading shall be as permitted pursuant to
Chapter 8.47 of the Garden Grove Municipal Code.

Public Works Environmental Services
35. The applicant shall comply with Assembly Bill (AB) 1826 (Organic Waste
Recycling Program) and related laws and regulations, and shall ensure that

enclosures are sufficient in size to accommodate organic specific collection
containers.
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Public Works Engineering Djvision

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

37. Prior to recordation of the final tract map, the applicant shall complete all
required easements, vacations and dedications of right-of-way. Any conflicts
between existing easements and the proposed improvements shall be
resolved prior to the issuance of building permits for said improvements.

38. Prior to the issuance of precise grading plans, the applicant shall receive
approval from County of Orange to process final tract map with the City.

39. Street improvement plans prepared by a registered Civil Engineer are
required. Harbor Boulevard shall be designed to the City’s proposed Smart
Street Standards, specifically the existing median on Harbor Boulevard shall
be modified per the City Traffic Engineer’s recommendations stated in these
Conditions of Approval.

40.  All vehicular access drives to the site shall be provided in locations approved
by the City Traffic Engineer.

41. The three drive approaches to the site shall be constructed in accordance
with Garden Grove Standard B-120 (Harbor Boulevard) and B-121 (Twintree
Lane).

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

43. Prior to the issuance of the street improvements and grading permit, the
applicant shall provide improvement bonds (Faithful Performance, Labor &
Material and Monument Bond) acceptable to the City guaranteeing that all
work constructed under said permits will be completed according to the
approved plans, applicable laws, and in compliance with all terms specified in
the permit(s). All bonds shall be in from satisfactory to the City Engineer,
City Attorney, and City Finance Department (Risk Management). Alternate
forms of security may be considered, solely in the discretion of the City
Engineer and with the concurrence of the City Attorney and City Finance
Department (Risk Management).
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44. Prior to issuance of a grading permit, the applicant shall design overhead
street lighting within the development in a manner meeting the approval of
the City Engineer. Location of lighting poles shall be shown on the precise
grading plans.

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

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

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

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

49. The grading plan shall depict accessibility routes for the ADA pathways in
conformance with the requirements of the Department of Justice standards,
latest edition.

50. 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.

51. 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,
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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.

52. 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 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 onsite.

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

53. All trash container areas shall meet the following requirements per City of
Garden Grove Standard B-502:

a. Paved with an impervious surface, designed not to allow run-on from
adjoining areas, designed to divert drainage from adjoining roofs and
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pavements diverted around the area, screened or walled to prevent
offsite 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.

54. TIES TO HORIZONTAL CONTROL: Prior to recordation of a final tract map,
the surveyor/engineer preparing the map shall tie the boundary of the map
into the Horizontal Control System established by the County Surveyor in a
manner described in Sections 7-9-330 and 7-9-337 of the Orange County
Subdivision Code and Orange County Subdivision Manual, Subarticle 18. The
surveyor/engineer shall submit record information to the City on Auto Cad
DWG format.

55. DIGITAL MAP SUBMISSION: Prior to recordation of a final tract map, the
surveyor/engineer preparing the map shall submit to the County Surveyor a
digital graphics file of said map in a manner described in Sections 7-9-330
and 7-9-337 of the Orange County Subdivision Code and Orange County
Subdivision Manual, Subarticle 18. The surveyor/engineer shall submit
record information to the City on Auto Cad DWG format.

56. The applicant and his contractor shall be responsible for protecting all
existing horizontal and vertical survey controls, monuments, ties (centerline
and corner) and benchmarks located within the limits of the project. If any
of the above require removal, relocation or resetting, the Contractor shall,
prior to any construction work, and under the supervision of a California
licensed Land Surveyor, establish sufficient temporary ties and benchmarks
to enable the points to be 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
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its negligence in protecting existing ties, monuments, benchmarks or any
such horizontal and vertical controls.

57. 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.

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

59. 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.

60. Prior to issuance of a grading permit, the applicant submit and obtain
approval of a worksite traffic control plan, satisfactory to the City Traffic
Engineer.

61. 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.

62. Any required lane closures should occur outside of peak travel periods.

63. Construction vehicles should be parked off traveled roadways in a designated
parking area.

64. 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 Orange County standard plan 1309,
Type B. BMP’s shall be sized per the requirements of the latest Technical
Guidance Documents. Additionally, the project is located in a mapped FEMA
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flood zone. The project shall comply with all FEMA requirements for flood
protection and flood proofing.

65. The applicant shall remove the existing landscape within sidewalk area along
Harbor Boulevard and Twintree Lane and construct street frontage
improvements as identified below. All landscape, sidewalk and lighting
improvements installed within the public rights-of-way shall be maintained by
the applicant in a manner meeting the approval of the City Engineer and
Planning Services Division. A separate street improvement, striping and
signal plans shall be prepared for Harbor Boulevard and Twintree Lane and
submitted to the engineering department for improvements within the City
right-of-way.

Harbor Boulevard

a. The applicant shall remove the existing sidewalk on Harbor Boulevard
along the property frontage and construct an eight-foot decorative
Alicante patterned sidewalk per City Standard Plan B-137 consistent
with the existing sidewalk in the Harbor resort area, in a manner
meeting the approval of the City Engineer. Said sidewalk shall be
separated from the street curb by a seven-foot landscaped area
designed in a manner consistent with the existing landscaping within
the resort area meeting the approval of the Planning Services Division
Manager.

b. The applicant shall construct a traffic signal at the intersection of
Harbor Boulevard and the project main entrance in a manner meeting
the approval of the City Traffic Engineer. The new traffic signal shall
include protected left turn phasing and U-Turns for northbound and
southbound movements on Harbor Boulevard and allow U-Turn per
approved traffic study. A striping plan is required as part of new signal
design for the main entrance on Harbor Boulevard to facilitate the
proposed crosswalks and relocation of striping.

C. The applicant shall convert exiting pedestrian signal to a traffic signal
at the intersection of Harbor Boulevard and Twintree Lane in a manner
meeting the approval of the City Traffic Engineer. A striping plan is
required for Harbor Boulevard and Twintree Lane signal modification to
facilitate the proposed crosswalks and relocation of striping.

d. The applicant shall design and reconstruct portion of the existing raised
median on Harbor Boulevard per City Standard Plan B-112 (Type A-8)
to facilitate ingress and egress at the project main entrance in a
manner meeting the approval of the City Traffic Engineer. Said

FINAL Page 63 of 282



Exhibit “"A” Page 12
SP-043-2017 & TT-17455
Supplemental Conditions of Approval

improvements shall include a 200-foot southbound left turn pocket
with a 90-foot taper to provide a full access to the site.

e, The applicant shall design and construct northbound right turn pocket
on Harbor Boulevard to facilitate ingress at the project main entrance
in a manner meeting the approval of the City Traffic Engineer. Said
improvements shall include a 100-foot northbound right turn pocket
with a 60-foot taper and removal/reconstruction of the sidewalk, curb
and gutter.

f. Prior to occupancy, the applicant shall design and construct raised
island improvements at the main entrance on Harbor Boulevard to
improve on site traffic circulation to be approved by the City Traffic
Engineer.

g. The applicant shall remove all substandard driveway approaches (five
total) and existing landscaping on Harbor Boulevard and construct new
curb, gutter, landscape and sidewalk per approved street improvement
plan.

h. The applicant shall design the throat at the main entrance with a
minimum of ninety (90) feet of uninterrupted ingress access from the
curb face of Harbor Boulevard onto the site per approved traffic study.
Any deviation from the suggested ingress access length shall be
approved by the City Traffic Engineer.

i Any further deviation from the approved non-standard circle at the
main entrance to the site on Harbor Boulevard shall be approved by
the City Traffic Engineer.

h The two new driveway approaches to the site on Harbor Boulevard
shall be constructed in accordance with City of Garden Grove Standard
Plan B-120. Standard Plan B-120 calls for a minimum width of 30-feet
for commercial and multi residential projects, with any deviation from
the standard requiring approval by the City Traffic Engineer and
detailed on the street improvement plan showing all modifications.

k. The project main entrance shall be aligned with the existing Sheraton
Hotel Driveway across Harbor Boulevard per approved traffic study.

The southerly drive approach on Harbor Boulevard should be limited to
right turn-out only access per approved traffic study. The drive
approach shall be designed in a manner to allow emergency vehicle
access.
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m. The applicant shall modify existing bus pad on Harbor Boulevard to
adequately fit between southerly driveway approach and north bound
right turn pocket per City of Garden Grove Standard Plan B-126.

n. The applicant shall cold mill (grind) existing asphalt pavement 3-inch
uniform depth and replace with 3-inch of asphalt surface course from
the edge of the easterly gutter to the median along the property
frontage per City Specifications and the direction of the City Engineer.

0. The applicant shall construct 8-inch curb and gutter replacing the
driveway approaches along the property frontage at 47’ from
centerline in accordance with City Standard Plan B-113 (Type C-8
Modified).

p. Four new wheelchair ramps and landings shall be constructed per
latest Caltrans Standard Plan A88A at the new drive approached on
Harbor Boulevard.

g. The applicant shall coordinate the location of all new water meters,
backflow preventers and backflow devices to be placed in
sidewalk/landscape area on Harbor Boulevard with Planning Services
Division and Water Division.

r. Any proposed new landscaping in public right of way shall be
consistent with the existing landscaping with the resort area south of
the project site and approved by Planning Services Division.

s. The applicant shall dedicate 10-feet of right-of-way at the project main
entrance per Tentative Tract Map No. 17455,

t. The Applicant shall reserve or grant to the City an easement behind
the ultimate right-of-way boundary along Harbor Boulevard for public
sidewalk, parkway, traffic signal equipment, utilities, and related
purposes per Tentative Tract Map No. 17455,

Twintree Lane

a. The applicant shall remove the existing sidewalk on Twintree Lane
along the property frontage and construct a six-foot decorative
Alicante patterned sidewalk per City Standard Plan B-137 consistent
with the existing sidewalk in the Harbor resort area, in a manner
meeting the approval of the City Engineer. Said sidewalk shall be
separated from the street curb by a six-foot landscaped area designed
in @ manner meeting the approval of the Planning Services Division
Manager.
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66.

b. The applicant shall remove all substandard driveway approaches (five
total) on Twintree Lane and construct new curb, gutter, landscape and
sidewalk per approved street improvement plan.

C. The new driveway approach to the site on Twintree Lane shall be
constructed in accordance with City of Garden Grove Standard Plan B-
121. Standard Plan B-121 calls for a minimum width of 30-feet for
commercial and multi residential projects, with any deviation from the
standard to be approved by the City Traffic Engineer and detailed on
the plan showing all modifications.

d. The new drive approach on Twintree Lane shall be limited to right turn-
out and left turn-in only access per approved traffic study. The drive
approach shall be designed in a manner to allow emergency vehicle
access.

e. The applicant shall construct 6-inch curb and gutter replacing the
driveway approaches along the property frontage at 18’ from
centerline in accordance with City Standard Plan B-114 (Type D-6).

f. Two new wheelchair ramps and landing shall be constructed per latest
Caltrans Standard Plan A88A at the new drive approach on Twintree
Lane.

g. The applicant shall coordinate the location of all new water meters,

backflow preventers and backflow devices to be placed in sidewalk
area on Twintree Lane with Planning Services Division and Water
Division.

h. Any proposed new landscaping in public right-of-way shall be approved
by Planning Services Division and maintained by the owner.

Nothing in these Supplemental Conditions of Approval or the PUD
Performance Standards shall be interpreted or applied to alter the rights and
obligations of the parties pursuant to that certain Grove District Resort Hotel
Development Agreement dated as of April 9, 2013, by and between the City
of Garden Grove and Land & Design, Inc., as subsequently amended,
including, without limitation, the City’s responsibility for costs associated with
installation and completion of “Offsite Infrastructure,” as defined in said
Agreement.
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PERIODIC REVIEW PROCESS
AND
PROCESS FOR MODIFIATION OR TERMINATION OF AGREEMENT

Purpose. This Exhibit D sets forth the process and procedures for conducting the
Periodic Review pursuant to Section 13 of the Development Agreement and for
modification and termination of the Development Agreement.

1. Submission of Evidence of Good Faith Compliance. Each year,
not less than ninety (90) days prior to the yearly anniversary of the Effective Date,
DEVELOPER shall submit a written report to the CITY’s Director of Community and
Economic Development (“Director”) on the status of its compliance with the
substantive terms of this Development Agreement. Such report shall be in a form
which the Director may reasonably establish. During each periodic review,
DEVELOPER shall be required to demonstrate good faith compliance with the terms
of the Development Agreement. DEVELOPER agrees to furnish such reasonable
evidence of good faith compliance as CITY, in its reasonable discretion, may
require.

2. Director’s Determination. On or before yearly anniversary of the
Effective Date, the Director shall make a determination regarding whether or not
DEVELOPER has complied in good faith with the provisions and conditions of this
Development Agreement. The Director may, at his/her discretion or at the request
of the DEVELOPER, host a public information meeting regarding compliance with
this Development Agreement. The determination of compliance shall be made in
writing with reasonable specificity, and a copy of the determination shall be
provided to DEVELOPER in the manner prescribed in Section 18 of the Development
Agreement.

3. Failure to Conduct Annual Review. The failure of the Director to
conduct the annual review shall not constitute or be asserted by either party as a
breach of the Development Agreement by the other party.

4. Period To Cure Non-Compliance. If, as a result of this Annual
Review procedure, it is found and determined by the Director that DEVELOPER has
not complied in good faith with the provisions and conditions of this Development
Agreement, the CITY shall submit to DEVELOPER, by registered or certified mail,
return receipt requested, a written notice of non-compliance stating with specificity
those obligations of DEVELOPER which have not been performed. Upon receipt of
the notice of non-compliance, DEVELOPER shall promptly commence to cure the
identified items of non-compliance at the earliest reasonable time after receipt of
the notice of non-compliance and shall complete the cure of such items of non-
compliance not later than forty-five (45) days after receipt of the notice of non-
compliance, or such longer period as is reasonably necessary to remedy such items
of non-compliance, provided that DEVELOPER shall continuously and diligently
pursue such remedy at all times until such item of non-compliance is cured.
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5. Failure To Cure Non-Compliance Procedure. If the Director finds and
determines that DEVELOPER, or its successors, transferees, and/or assignees, as
the case may be, has not cured or timely commenced to and pursued the cure of an
item of non-compliance, and that the CITY intends to terminate or modify this
Development Agreement, the Director shall then set a date for a public hearing
before the Planning Commission for a recommendation to the City Council and,
thereafter for consideration by the City Council in accordance with the notice and
hearing requirements of Government Code Sections 65867 and 65868.

6. Termination Or Modification Of Agreement. The CITY may terminate
or modify this Development Agreement, or those transferred or assigned rights and
obligations, as the case may be, after a finding or determination of noncompliance
by the City Council. There shall be no modifications of this Development Agreement
unless the City Council acts pursuant to Government Code Sections 65867.5 and
65868.
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SITE C - ESTIMATED DEVELOPMENT FEES (ENTIRE SITE)

BUILDING FEES ($145,072,953.70 VALUATION)
Fee calculation breakdown (based on 2017 ICC building valuation data):

Tower A 382,749 s.f. x $150,92/sq.ft. = §57,764,479.08
Tower B 172,434 s.f. x $150.92/sq.ft. = $26,023,739.28
Tower C 118,017 s.f. x $150.92/sq.ft. = $17,811,125.64
Parking Structure 447,190 s.f.x $82.63/sq.ft. = $36,951,309.70
Restaurant Pad(s) 45,000 s.f.x $144.94/sq.ft. = $6,522,300.00
Plan Check Fees
Building Plan review {65% of permit fee) $270,519.54
Electrical plan review (85% of permit fee) $353,756.33
Mechanical plan review  (85% of permit fee) $ 353,756.33
Plumbing plan check (85% of permit fee) $ 353,756.33
Green Cade plan check {10% of permit fee) $41,618.39
Plan check energy (10% of permit fee) $41,618.39
Plan check disabled (10% of permit fee) $41,618.39
Plan check flood {2% of permit fee) $8,323.67
Plan Check Subtotal $1,464,967.37
Permit Fees
Issuance of permit {Bldg, Elec, Plumb, Mech) $70.00
Building permit fee (Based on Valuation) $416,183.92
Electrical permit (Fixture count} $ 18,864.52
Mechanical permit {Fixture count) $18,864.52
Plumbing permit (Fixture count) $ 18,864.52
Strong motion instrumentation program (CPRC section 2705)
Com/ind - $28/ $100k valuation $ 40,620.43
BSASRF (state) building standards administration special revolving fund
Valuation Based $10 +Fraction above 100k @ 25K ($1) $5,808.91
One stop Increase bullding permit fees by 2% $8,323,67
Art and Public Places Fees
Valuation based $500k-1mil (1/4 of 1%) $ 290,645.90
+1mil {$2,500 + $500 per 1mif)
General Plan and Cultural Arts
Valuation Based $2 + $1.75 /$1000 $253,877.66
Plan Retentlon Fee
$4 per page {300 sheets) $1,200.00
Building permit documentation Fee £1]
Certificate of Occupancy
No Fee with building permit
Permit Fee Subtotal $1,073,329.05
TOTAL ESTIMATED BUILDING DIVISION FEES $2,538,296.42
*School District Fee (EXCLUDED) com/ind $.56 (718,200 s.1.) $402,192.00

Revision 10/31/17
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ENGINEERING DIVISION

GRADING PERMIT FEES

DATE of Fee Calculation: _ 31-Oct-17

JOB ADDRESS: Site C -Harbor/Twintree PLANNER: Maria Parra
APPLICANT:
CALCULATED BY: RJ JOB DESCRIPTION:
e

ESTIMATED GRADING FEES

GRADING PERMIT FEE (B8912)

INITIAL PLAN CHECK DEPOSIT (B313)

....................................................................

$1,000

WQmMP (B-904) $435.00/hr x _40 BB vt $5,400.00
ADDL TIME (B304) $135.00/hr x 20 hrs ccicenninees verrrereeisanenn $2,700.00
ISSUANGCE (BO20) ...0ceveriismreesiosatsorsanstremsssasrtaiesisesinusresassasssssassssarsyaetarsastis sty $50.00
PARKWAY TREE {(B125) $2.50 x _850 FT (FRONTAGE)............ $2,125,00
IN LIEU PARK FEE (B130) $5700X _0 UNITS...Xx $0.00
WATER ASSESS-FRONT FOOTAGE (B123) $ 4.5 X 300 FT $1,350.00
WATER ASSESS-FRONT FOOTAGE (B123) $ 8 x 550 FT $4,400.00
WATER ASSESS-SQUARE FOOTAGE {B124) $ 950 X 4.3 SF $4,085.00
DRAINAGE ASSESSMENT FEE (B135) $ 0.19 X 112435 SF $21,362.65
TRAFFIC IMPACT MITIGATION (B140)..coivirermeinirrinsnionicetnmaninmrisieisssasoosnen $637,539.00
GRADING INSPECTION DEPOSIT (B28).sunsereveeisrervenimrsnaresinssnansinsisrssssnsnssona $26,000.00
GARDEN GROVE SANITARY DISTRICT (B130)....ccoocviiciinerinsniininnnsrsmonreniiessssussians $66,000.00
ORANGE COUNTY SANITARY DISTRICT (B137).......... rrereseeasireeanesanraastasesisinarases

High Detmand for Restaurant Average demand for Hotel credits to be aoplied
ESTIMATED TOTAL $772,261.65

This is only an estimate, The actual fees will be determined upon receiving an

approved grading, water/sewer, and street improvement plan.
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Building Fees

Pian Check Submittal S 1,464,967.37

Permit Fee Subtotal S 1,073,329.05

A Total Estimated Building Division Fees S 2,538,296 42
Engineering Division - Grading Permit Fees

B [stimated Total ) 772,261.65

(A+B) Building & Engineering Total Fees S 3,310,558.07
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COMMUNITY AND ECONOMIC
DEPARTMENT
PLANNING STAFF REPORT

AGENDA ITEM NO.: SITE LOCATION: Northeast corner of

C.1. Harbor Boulevard and Twintree Lane,
west of Choisser Road at 12222, 12252,
12262, 12272, 12292, and 12302 Harbor
Boulevard; 12511, 12531, 12551, and
12571 Twintree Lane; 12233, 12235,
12237, and 12239 Choisser Road

HEARING DATE: November 2, 2017 GENERAL PLAN: International West
Mixed Use

CASE NOS.: Site Plan No. SP-043-2017, | ZONE: Planned Unit Development No.
Tentative Tract Map No. TT-17455 and PUD-128-12
Development Agreement No.

DA-008-2007
APPLICANT: Investel Garden Resorts, APN: 231-491-20, 231-521-01, 02, 03,
LLC 04, 05, 06, 07, 08, 09, and 10; 231-

491-12, 13, 14, 15,16, 17, 18, 19

PROPERTY OWNER(S): City of Garden | CEQA DETERMINATION:

Grove Subsequent Mitigated Negative
Declaration
REQUEST:

Planning Commission approval of a Site Plan and Tentative Tract Map, and
recommending approval of a Development Agreement to the City Council, to
implement a resort hotel development project known as the Site C Project, which
was previously approved by the City Council in 2012 through Planned Unit
Development No. PUD-128-12. Also, to adopt a Subsequent Mitigated Negative
Declaration and Mitigation Monitoring and Reporting Program for the Modified
Project.

BACKGROUND:

In 2012, following the recommendation of the Planning Commission, the Garden
Grove City Council approved General Plan Amendment No. GPA-2-12(B), Planned Unit
Development No. PUD-128-12, and adopted a Mitigated Negative Declaration and
Mitigation Monitoring and Reporting Program to facilitate the future development of a
resort hotel project known as the Site C Project on land located on the northeast
corner of Harbor Boulevard and Twintree Lane, west of Choisser Road. As approved
in 2012, the Site C Project called for up to 769 rooms and ancillary hotel uses such
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as pools, spas, and fitness centers within one (1) full-service, and two (2)
limited-service, resort hotels with up to 104,000 aggregate square feet of
conference/meeting banquet space, hotel restaurant space, freestanding pad
restaurant/entertainment space, and a multi-level parking garage with 1,297
parking spaces on approximately 5.2-acres of the 5.8-acres covered by PUD-128-12
(see Figures 1 and 2, below). Planned Unit Development No. PUD-128-12
incorporated a conceptual site plan depicting the Site C Project, as it was
contemplated at the time (see Exhibit A).

FIGURE 1: 5.8-ACRE AREA COVERED BY PUD-128-12

Approved PUD Site

Harbor Bivd

FIGURE 2: 5.2-ACRE HOTEL DEVELOPMENT SITE
DEPICTED IN 2012 CONCEPTUAL SITE PLAN
(hatched area)

Hotel
Development
Area

The 5.2-acre site depicted on the conceptual site plan included approximatley
0.9-acres owned by a third party (referred to as the “Sunbelt Property”), which the
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developer was permitted, but not required, to include in the ultimate development.
Garden Grove City Council Ordinance No. 2824 approving Planned Unit Development
No. PUD-128-12 provided that, in the event the Sunbelt Property is not developed as
part of a single project with the remainder of the site, the Community Development
Director shall ensure, in his or her reasonable discretion, that access to the Sunbelt
Property is adequately maintained through either an access easement between the
two properties or preservation of direct vehicle access to and from the Sunbelt
Property from Harbor Boulevard for both northbound and southbound traffic traveling
on Harbor Boulevard.

The 2012 conceptual site plan envisioned two vehicular access points to the Project
Site, one on Harbor Boulevard, across from the entrance to the Sheraton Hotel, and
another on Twintree Lane. The Planned Unit Development standards require the
installation of a traffic signal at the main Project entrance on Harbor Boulevard and
related raised median improvements on Harbor Boulevard.

The provisions of Planned Unit Development No. PUD-128-12 contemplate that the
project ultimately constructed may include fewer than the 769 hotel rooms permitted,
and/or changes in size and/or be a mix of other uses, and allow for the number of
parking spaces to be reduced below 1,297, which requires the changes to be justified
by a new parking study.

Planned Unit Development No. PUD-128-12 and the 2012 approvals contemplated
that a tentative tract map, development agreement, and other future land use
entitlement approvais would be needed in order for the developer to fully implement
the Site C Project and changes to the conceptual site plan.

In 2013, the City Council adopted Resolution No. 9172-13 approving the Grove
District Resort Hotel Development Agreement ("DDA"). The DDA generally provides
that the City will convey the approximately 4.3-acres site to the developer in
exchange for the developer constructing the Site C Project in accordance with the
approved land use entitlements.

DISCUSSION:
Overview

The Applicant now proposes to develop the Site C Project in accordance with the
Planned Unit Development No. PUD-128-12 zoning, and is requesting corresponding
approval of a Site Plan, Tentative Tract Map, and Development Agreement. These
requested approvals incorporate certain refinements and modifications to the
project that vary from the 2012 conceptual site plan. For purposes of convenience
and clarity, (1) the Site C Project described and depicted in the 2012 PUD
conceptual site plan and Mitigated Negative Declaration will be referred to in this
report as the 2012 Project”, and (2) the current development proposal described
and depicted in the proposed Site Plan, Tentative Tract Map, and Initial
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Study/Subsequent Mitigated Negative Declaration will be referred to in this report
as the “Modified Project”.

The Modified Project includes the same number of hotels, hotel rooms, and
maximum building heights as the 2012 Project, however, the size of the site, the
configuration of the buildings, the amount and type of ancillary uses, and the

internal

circulation and site access have been refined and modified. These

refinements and modifications include:

A change in the mix of hotel types from one (1) full-service hotel and two
(2) limited-service hotels to two (2) full-service hotels and one (1)
limited-service hotel.

Changes to on-site circulation and access, including the addition of a new
secondary driveway along Harbor Boulevard at the most southerly portion
of the site, along with changes to the parking structure, which is now
proposed to include two (2) entrances instead of the previous three (3)
entrances, and one (1) level of subterranean parking still containing the
1,297 total spaces.

The introduction of retail uses.

Minor changes in the amounts of conference/meeting banquet space,
restaurant/retail/entertainment space, and hotel restaurant space to be
constructed, but within the 104,000 square foot aggregate maximum
authorized by Planned Unit Development No. PUD-128-12,

Specification of the total square footage of hotel ancillary uses (such as
gyms, spas, salons, bars, gift shops, a kids’ club, etc.) that will be
included.

Modifications to the placement and configuration of the buildings on the
site, including:

o Shifting the placement of Hotel A to maintain a 5-foot setback from
the north property line, a 10-foot setback from the east property
line, and expanding the hotel’s second floor terrace along the
northerly portion of the property line toward Harbor Boulevard,
constructing a new retail building at the northwest corner of the site
that connects to Hotel A via a second floor terrace, and relocating
the valet drop-off for Hotel A;

o Swapping the placement of Hotel B with a restaurant pad building so
that the restaurant pad to the southwest corner of the project site
with Hotel B located just north of the restaurant pad building, with a

Page 76 of 282



STAFF REPORT FOR PUBLIC HEARING PAGE 5
CASE NOS. SP-043-2017, TT-17455, AND DA-008-2017

connection provided between both structures via the hotel’s second
floor terrace; and,

o Expanding and reconfiguring the usable outdoor roof deck area of
Hotel A, which includes increasing the height of certain portions of
the outdoor roof deck area from 75 feet to 80 feet, and 85 feet,
while continuing to maintain the easterly most portion of the parking
structure at a height of 75 feet.

The size of the site on which the Modified Project will be developed has been
reduced from 5.2-acres to 4.3-acres due to the “Sunbelt Property” not being

included (see Figure 3).

FIGURE 3: PROPOSED MODIFIED HOTEL DEVELOPMENT SITE ON 4.3-ACRES
(hatched area)
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As proposed, the Modified Project will continue to comply with the performance
standards of Planned Unit Development No. PUD-128-12, including maintaining the
same number of hotels and hotel rooms, and complying with the building setbacks,
parking, and maximum building heights. The table below provides a comparison
between the scope of the conceptual project studied, and approved, in 2012, and
the refined scope of the Modified Project.

Page 77 of 282



STAFF REPORT FOR PUBLIC HEARING

PAGE 6

CASE NOS. SP-043-2017, TT-17455, AND DA-008-2017

Project Comparison Statistics:

2012 Project

Modified Project

Hotel Development Area 5.2-acres 4,3-acres
Required Parking* 1,297 1,221
Maximum Hotel Rooms 769 769

Amounts of Other Uses?

Conference/Meeting Banquet

39,000 Square Feet

39,867 Square Feet

Restaurant/Entertainment
Pads

45,000 Square Feet

36,885 Square Feet
(including new retail component)

Hotel Restaurants

20,000 Square Féet

Hotel Ancillary Uses (include
fitness room, bars, and spas)

Allowed, but precise square
footages were not specified

24,010 Square Feet

26,090 Square Feet?

Maximum Building Heights

Hotel A

263 Feet

240 Feet

Hotel B
(on Harbor Boulevard)

200 Feet

200 Feet

Hotel C
(on Twintree Lane)

130 Feet (east side)
190 Feet (west side)

130 Feet (east side)
158 Feet (west side)

Restaurant Pads

40 Feet

38 Feet, 17 feet

Parking Structure

75 Feet (east side)
85 Feet (west side)

75 Feet (east side)
85 Feet (west side)

Minimum Perimeter
Setbacks
North side
East (rear)
West (Harbor Boulevard)
South (Twintree Lane)

5’-0” Feet
10'-0” Feet
9'-0” Feet
10’-0” Feet

5'-0” Feet
10’-0” Feet
9’-0” Feet
10’-0" Feet

! Pursuant to Title 9 of the Municipal Code, a shared parking analysis was prepared in 2012,

which concluded that 1,297 parking spaces would be required to accommodate the mix of
shared uses at the size and amounts contemplated at that time. An updated parking
analysis was prepared in conjunction with this application, which concludes a total of 1,221
parking spaces are required to accommodate the refined mix of shared uses at the size
and amounts proposed for the Modified Project. Nonetheless, the proposed Site Plan still
provides for 1,297 parking spaces.

2 The PUD aIIows for expansion of uses, and the addltlon of new uses, with approval of an
updated traffic and parking analysis.

The site on which the Modified Project will be developed consists of approximately
4.3-acres of land located on the northeast corner of Harbor Boulevard and Twintree
Lane, west of Choisser Road. The project site abuts a vacant commercial lot to the
north; commercial buildings and one-story, single-family homes to the south across
Twintree Lane; one-story, single-family homes to the east; and the Sheraton Hotel
and vacant commercial properties to the west across Harbor Boulevard. The site has
a General Plan Land Use designation of International West Mixed Use and is zoned
Planned Unit Development No. PUD-128-12.
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The Modified Project site is currently vacant and unimproved. The previous
improvements on the site, including four (4) single-family residences, two (2)
commercial buildings, and an RV park have been demolished.

To facilitate development of the Modified Project, approval of the following is
required: (1) a Tentative Tract Map to adjust the rear property lines of four (4)
existing city-owned parcels located at the northeast corner of the site on Choisser
Road to incorporate a portion of these parcels into the Modified Project site and to
consolidate the existing parcels on the Modified Project site into two (2) lots; and
(2) a Site Plan describing and depicting the Modified Project.

The Applicant proposes to phase the development. Phase 1 of the project will
consist of constructing Hotels A and B, the multi-level parking structure and
underground parking, the retail space, and one (1) restaurant pad building. Phase
2 will consist of Hotel C and one (1) restaurant pad building. The proposed
Tentative Tract Map would accommodate the proposed phasing of the hotel
development.

SITE PLAN:

The Modified Project would consist of 769 hotel rooms and approximately 26,090
square feet of additional hotel ancillary uses within two (2) full-service and one (1)
limited-service hotel, approximately 39,867 square feet of conference/meeting
banquet space, approximately 36,885 square feet of
restaurant/retail/entertainment space, approximately 24,014 square feet of hotel
restaurant space, and a total of up to 1,297 parking spaces within a multi-level
parking structure with one level of subterranean parking. The refinements and
modifications proposed as part of the Modified Project would faciliate a hotel
development that is tailored to meet the Applicant’s proposed hotel programming.
The proposed modifications have been evaluated by city staff and appropriate
technical studies have been prepared to analyze the proposed changes. Staff has
determined that the Modified Project complies with the spirit, intent, and applicable
standards of Planned Unit Development No. PUD-128-12.

Mix of Hotel Types and Other Uses

The 2012 Project contemplated up to 769 hotel rooms within one (1) full-service

hotel and two (2) limited-service hotels. Per the Modified Project, the same 769

rooms would instead be contained within two (2) full-service hotels and one (1)

limited-service hotel. Full-service hotels provide upscale and full-service amenities

on-site, such as full service restaurants. Hotel A and B will operate as full-service

hotels, which will provide full-service restaurants, hotel bars, and other amenitites,
while Hotel C will operate as a limited-service hotel.

The 2012 Project contemplated 39,000 square feet of conference/meeting banquet

space, 20,000 square feet of hotel restaurant, and 45,000 square feet of
restaurant/entertainment space. Ancillary uses for the hotel, such as hotel bars,
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fitness room, and spas, were also envisioned; however, no precise square footages
for these ancillary uses were specified in the Planned Unit Development provisions
or conceptual site plan. Planned Unit Development No. PUD-128-12 allows for the
expansion of uses and the addition of uses not covered by the original approval
subject to a traffic study and parking study. The proposed Site Plan for the
Modified Project includes precise square footages for hotel ancillary uses and
reflects minor changes in the proposed mix of the other uses and the introduction of
retail uses to accommodate the hotel’s programming.

The proposed Modified Project will maintain the same number of hotel rooms, but
the total sqaure footages of the other proposed uses have been refined and
modified to now include 39,867 square feet of conference/meeting banquet space,
36,885 square feet of restaurant/retail/entertainment, 24,014 square feet of hotel
restaurant, and 26,090 square feet of hotel ancillary uses.

A traffic study and a parking study were performed to analyze the possible impacts
that the proposed modifications to the uses will have on traffic and parking. The
studies concluded that the modifications to the uses, with implementation of the
recommended mitigation measures, will have less than a significant impact. The
proposed modifications to the square footage of the uses is consistent with the
intent of the PUD, and will facilitate the proposed hotel programming. The parking
analysis is discussed in further detail in the “Parking” section of this report, below.

Site Access and Circulation

The 2012 Project, as illustrated in the conceptual site plan (see Exhibit A), was
approved with two (2) driveways for vehicular access located on Harbor Boulevard
and Twintree Lane. As per the 2012 approval, the Harbor Boulevard driveway was
designed to function as the primary entrance to the site designed to align with the
existing driveway of the Sheraton Hotel, which is located directly across from the
project site, to facilitate vehicular and pedestrian access between the two (2) hotel
developments. A new traffic signal was required at this new intersection to
facilitate left turn and right turn access in and out of the project site. The Twintree
Lane driveway was designed to function as a secondary access point to the site.
This driveway was designed to facilitate left-turn in, and right-turn out of the
project site along with having a channeled median and the appropriate signage to
restrict vehicular access to the surrounding residential neighborhood.

The Modified Project incorporates a secondary driveway along Harbor Boulevard for
the purpose of improving on-site circulation. No changes to the location of the
previously approved driveways on Harbor Boulevard and Twintree Lane will occur.
The secondary driveway is proposed at the southerly most portion of the site along
Harbor Boulevard, closest to Twintree Lane (see Exhibit D). A traffic study was
prepared to analyze the feasibility of constructing this secondary driveway on
Harbor Boulevard. The traffic study concluded that the new driveway is a feasible
option for the site provided the driveway is designed as a right turn-out only.
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Right-turn into the project site will not be permitted due to the close proximity of
the driveway to Twintree Lane.

In addition, based on the traffic study, the Harbor Boulevard and Twintree Lane
intersection, which is currently unsignalized, and only improved with a pedestrian
signal, will become a signalized intersection to improve the flow of traffic.

Further, the traffic signal at the main entrance to the project site on Harbor
Boulevard will be designed to accommodate U-Turn movements. This will ensure
that vehicles traveling southbound on Harbor Boulevard will have direct access to
the adjacent Sunbelt Property.

The 2012 Project was approved with an internal circular drive aisle designed to
circulate through the entire site that connected to each hotel drop-off area, the
parking structure, and the two (2) site vehicular driveways on Harbor Boulevard
and Twintree Lane. The 2012 Project envisioned inclusion of the adjacent Sunbelt
Property and was thus proposed on 5.2-acres. The Modified Project does not
include the Sunbelt Property; however, the project will be built on 4.3-acres, which
requires modification to the on-site circulation and building placement. In general,
the on-site circulation will remain fairly similar; however, modifications to the
on-site circulation pattern are required to accommodate the shift to the building
placement for Hotel A, to accommodate a vehicle round-about proposed in front of
Hotel A to accommodate the hotel’s drop-off area, and to accommodate the
proposed circulation patterns within the multi-level parking structure.

In addition, the Engineering Division will require a 10°-0” right-of-way street
dedication to accommodate the new right-turn lane into the project site from the
main entrance on Harbor Boulevard, along with requesting an easement behind the
ultimate right-of-way boundary for public sidewalk, parkway, traffic signal
equipment, utilities, and related purposes as depicted on the Tentative Tract Map.

Building Placement and Height

Planned Unit Development No. PUD-128-12 allows for modifications to building
setbacks and building heights subject to a shade and shadow analysis and Planning
Commission approval. A shade and shadow analysis was performed for the 2012
Project, which was used to determine the allowable building setbacks and maximum
building heights.

A new shade and shadow analysis was performed for the Modified Project to
determine if new impacts to the shade and shadow will be created due to the
proposed building placement and building heights. The Shade and Shadow Analysis
determined that, while the Modified Project would introduce new shadow castings
on adjacent residential properties, the impacts would be less than significant.
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Hotel A and Parking Structure

The 2012 Project was designed to have the parking structure attached to Hotel A
with the structure located along the east (rear) property. The hotel tower and the
parking structure were approved with varying building heights and setbacks. The
hotel tower was approved with a height of 263 feet, and with a setback of 50 feet
from the east (rear) property line, and a setback of 63 feet from the interior (north)
property line. The attached parking structure was approved with a 10-foot setback
from the rear property line, with a height of 75 feet on the easterly portion of the
parking structure, and a height of 85 feet on the westerly portion of the structure.
The parking structure included two (2) roof top pools for the hotel. The 2012
Project also anticipated the parking structure to be designed as two (2) separate,
attached, structures with a combined total of three entrances.

The Modified Project includes shifting the placement of Hotel A to maintain a 5-foot
setback from the north property line and a 10-foot setback from the east property
line. The hotel’s second floor terrace will expand along the northerly portion of the
property line toward Harbor Boulevard, and a new retail building will be constructed
at the northwest corner of the site that connects to Hotel A via the second floor
terrace. This redesign will also relocate the valet drop-off for Hotel A. The height
of Hotel A will be reduced from 263 feet to 240 feet. The setback and height of the
parking structure will not change; however, the usable outdoor rooftop pool deck
area of the hotel will be expanded and reconfigured, which includes increasing the
height of certain portions of the outdoor roof deck area from 75 feet to 80 feet and
85 feet, while continuing to maintain the easterly most portion of the parking
structure at a height of 75 feet. The parking structure will be designed as one (1)
multi-level parking structure with two entrances that will include one-level of
underground parking.

As per the 2012 approval for Planned Unit Development No. PUD-128-12, the
parking structure is required to have shielding walls installed on each level of the
parking structure, along the east elevation, at a height of four-feet or higher to
minimize noise to the adjacent residential properties. The PUD also requires the
parking structure be decorative, which includes utilizing materials and details that
are used on the hotel building to soften the elevation directly adjacent to the
residential properties.

Hotel B and Pad Restaurant Buildings

The 2012 Project identified the placement of Hotel B at the southwest corner of the
project site. To the north of the hotel were two (2) freestanding pad restaurant
buildings. The Applicant proposes to swap the placement of Hotel B with one of the
restaurant pad buildings so that the restaurant pad is located at the southwest
corner of the project site and Hotel B is located just north of the restaurant pad
building with a connection provided between both structures via the hotel’s second
floor terrace. The setbacks for the structures from the street property line will
remain the same at 9-feet from Harbor Boulevard and 10-feet from Twintree Lane.
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Similar to the 2012 Project, the hotel will be designed to have the hotel room views
oriented toward the east and west. The second restaurant pad building will remain
in the same general location as depicted on the conceptual site plan for the 2012
Project, but will be located closer to the development’s main driveway entrance on
Harbor Boulevard. The building height of the two pad restaurants is proposed to be
38 feet and 17 feet, respectively, which is within the 40-foot maximum height
permitted, pursuant to Planned Unit Development No. PUD-128-12.

Hotel C

Hotel C will remain in the same general location as depicted on the 2012 Project
conceptual site plan, although the height of the hotel will be modified. Hotel C was
previously approved with two (2) varying building heights, which included 130 feet
on the east side, and 190 feet on the west side. The hotel will maintain the same
building height on the easterly portion, at 130 feet; however, the height of the
westerly portion of the hotel will be reduced to 158 feet.

The Modified Project will continue to comply with the required setbacks, which
includes a 9-foot building setback along Harbor Boulevard, and a 10-foot building
setback along Twintree Lane.

Similar to the 2012 Project, an eight-foot high decorative block wall will be
constructed along the east property line in order to separate the project site from
the adjacent residential properties. The wall is required for screening and for sound
attenuation purposes.

The Modified Project will provide the landscape treatment along Harbor Boulevard
and Twintree Lane to be consistent with the landscape pattern established for the
Harbor Boulevard resort area. The landscape treatment along Harbor Boulevard
includes a double row of palm trees, canopy trees, shrubs, and ground cover. The
landscaping along Twintree Lane is required to be similar in plant material as the
landscaping used on Harbor Boulevard, except that the double row of palm trees
will not be required. In addition, a decorative sidewalk pattern will be installed
along Harbor Boulevard that matches the existing serpentine sidewalk pattern in
the resort area.

Parking:

The shared land uses within the Site C Project (i.e., hotels, meeting banquet
facilities, restaurants, etc.) are intended to be compatible and complimentary to one
another, and it is anticipated that persons parking at the site will frequently utilize
more than one use in the same trip (for example, hotel guests can dine at the on-
site restaurants and/or utilize the meeting banquet facilities). Therefore, a shared
parking analysis that takes into account this joint use and differing peak usage
times is utilized to determine the number of required parking spaces for the site,
rather than calculating the parking requirement based on each use separately.
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A Shared Parking Study was performed in conjunction with the 2012 approval of
Planned Unit Development No. PUD-128-12, The 2012 Shared Parking Study
analyzed the parking demand for the 2012 Project based on 769 hotel rooms,
39,000 square feet of conference/meeting banquet space, 20,000 square feet of
hotel restaurant, and 45,000 square feet of restaurant/entertainment space, and
determined that 1,297 parking spaces were required to accommodate the Site C
Project.

Because the mix and amount of uses proposed for the site has been revised for the
Modified Project, a new shared parking study was prepared to determine the new
peak parking demand for the Modified Project. The 2017 Shared Parking Study was
prepared based on 769 hotel rooms, 39,867 square feet of conference/ meeting
banquet space, 33,344 square feet of hotel restaurant, 28,583 square feet of retail
space, 10,120 square feet of spa/salon space, and 8,606 square feet of hotel bars.
It should be noted that only uses that would be open to the general public were
included in the parking study analysis, and the hotel’'s gym, kid’s club, and pools
were not included, as these uses are only available for hotel guests.

The 2017 Shared Parking Study concluded that the estimated peak parking demand
for the Modified Project would occur in August with an estimated weekday peak
parking demand of 1,110 parking spaces and a weekend peak parking demand of
1,051 parking spaces. With an additional 10% increase to the peak parking
demand as required by the Municipal Code, a total of 1,221 parking spaces would
be required to accommodate the Modified Project. The applicant still proposes to
provide a total of 1,297 parking spaces for the Modified Project, which will result in
a surplus of 76 parking spaces. The 2017 Shared Parking Study also established a
specific list of mitigation measures to minimize parking impacts to the project site,
such as implementing valet parking during peak times, providing for bus/van pick-
up and drop-off for hotel guests and employees, and encouraging alternative
transportation incentives for employees and guests. The applicant is required to
implement these parking mitigation measures as a condition of project approval.

If future modifications to the square footage of the proposed uses are proposed, a
new shared parking analysis will be required at that time in order to determine the
required number of parking spaces.

Building Architecture

The intent of the Planned Unit Development for the Site C Project is to create an
attractive hotel and restaurant/entertainment development that would add visual
interest to the Harbor Boulevard streetscape and maintain a similar character to the
surrounding hotel developments. As designed, the Modified Project will continue to
meet the intent and spirit of the PUD. At this time, the developer has not
announced the hotel brands that have been selected for the Modified Project; as a
result, the elevations provided with the conceptual plans are general renderings
with no specific architectural detailing as the building elevations are meant to
illustrate the building massing and heights. Once the hotel brands have been
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selected, specific architectural detailing tailored to reflect the architectural style of
each hotel will be prepared by the developer.

Floor Plan

The Applicant has provided schematic floor plans illustrating the proposed layout of
each hotel, which identify the location of the hotel lobby, bars, restaurants,
conference/meeting banquet spaces, retail spaces, hotel amenities, pool areas,
parking, and hotel room design. Modifications to the schematic floor plan may
occur based on the design needs of each perspective hotel brand and restaurant
operator. Nevertheless, the schematic floor plans provide an idea of how the
interior hotel space will be utilized.

TENTATIVE TRACT MAP:

In accordance with the State Subdivision Map Act, the Applicant has filed a
Tentative Tract Map for this project. The Tentative Tract Map will adjust the rear
property lot lines of four (4) existing city-owned parcels located on Choisser Road to
incorporate a portion of these parcels into the project site, and will consolidate the
existing parcels into two (2) lots to facilitate the development of the proposed
project. The Tentative Tract Map will create two (2) lots with a combined land area
of 4.42-acres, which includes 3.64-acres for Lot 1 and .78-acres for Lot 2. However,
the Modified Project will be constructed on 4.3-acres. The parcels on Choisser Road
will maintain the required minimum lot size of 7,200 square feet. The Tentative
Tract Map will also allow the future commercial condominiumization of the Site C
Project The proposed Tentative Tract Map will allow for the phasing of the hotel
project, with Phase 1 (Hotel A, the parking structure and undergrounding parking,
Hotel B, the retail space and one (1) restaurant pad) being constructed on Lot 1
and Phase 2 (Hotel C and one (1) restaurant pad) being constructed on Lot 2. The
Tentative Tract Map is in conformance with the City’s General Plan, the City’'s
subdivision ordinance, the requirements of Planned Unit Development No.
PUD-128-12, and the State’s Subdivision Map Act for this site.

DEVELOPMENT AGREEMENT:

Pursuant to the proposed Development Agreement with the City, the Applicant
and/or its successors in interest will be granted a vested right to construct and
complete development of the Modified Project consistent with Planned Unit
Development No. PUD-128-12, Site Plan No. SP-043-2017 and Tentative Tract Map.
No. 17455, in exchange for constructing and installing certain public improvements
and providing other specified public benefits and development agreement payments
to reimburse the City for the cost of certain City services required by the Modified
Project that are not otherwise being reimbursed to the City.
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ENVIRONMENTAL REVIEW:

On November 13, 2012, the City Council adopted a Mitigated Negative Declaration
and Mitigation Monitoring Program for the Site C Project. The project was never
constructed, and modifications to the development are now proposed. Based on
the approval of the Site C Project and adoption of a Mitigated Negative Declaration
in 2012, pursuant to the California Environmental Quality Act, California Public
Resources Code Section 21000 et seq. ("CEQA") and CEQA's implementing
guidelines, California Code of Regulations, Title 14, Section 15000 et seq., the City
has prepared an Initial Study to determine if the proposed modifications resulting
from the Modified Project will result in any new significant impacts or a substantial
increase in the severity of previously identified significant impacts as required by
CEQA Section 21166 and CEQA Guidelines Section 15162. Based on the Initial
Study and supporting technical analyses, it was determined that the proposed
Modified Project qualifies for a Subsequent Mitigated Negative Declaration because
the proposed Modified Project, along with the mitigation measures identified in the
Initial Study cannot, or will not, have any new significant effects on the
environment or result in a substantial increase in the severity of previously
identified significant effects. On this basis, a Subsequent Mitigated Negative
Declaration and Mitigation Monitoring and Reporting Program have been prepared.
Copies of the Subsequent Mitigated Negative Declaration and Mitigation Monitoring
and Reporting Program are attached to this report.

The 30-day public comment period on the Subsequent Mitigated Negative
Declaration occurred from September 26, 2017 to October 26, 2017. Comments
received during this public comment period, along with a response to each
comment, which will be provided to the Planning Commission at the November 2,
2017 Public Hearing.

FUTURE ENTITLEMENTS

Conditional Use Permit approvals are required to allow for the sale of alcoholic
beverages within each hotel, the restaurants, and bars, and to allow for the
operation of a spa. Once the applicant finalizes the operating characteristics of
each venue that will serve alcohol, along with the operating characteristics of the
proposed hotel spa, a Conditional Use Permit application will be processed.
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RECOMMENDATION:
Staff recommends that the Planning Commission take the following actions:

1. Adopt Resolution No. 5898-17 adopting a Subsequent Mitigated Negative
Declaration and Mitigation Monitoring and Reporting Program for the Modified
Project;

2. Adopt Resolution No. 5899-17 approving Site Plan No. SP-043-2017 and
Tentative Map No. 17455 subject to the recommended conditions of
approval; and

3. Adopt Resolution No. 5900-17 recommending that the City Council approve
Development Agreement No. DA-008-2017.

Lee Marino
Planning Services Manager

By: Maria Parra
Senior Planner

Attachments:

Exhibit A: Conceptual Site Plan for the 2012 Project

Exhibit B Planning Commission Resolution No. 5779-12 for Planned Unit
Development No. PUD-128-12 with Performance Standards and
Mitigation Monitoring and Reporting Program

Exhibit C: CD with the 2012 Initial Study/Mitigated Negative Declaration and
Technical Studies

Exhibit D: Modified Project Conceptual Site Plan

Exhibit E: Initial Study/ Subsequent Mitigated Negative Declaration for the
Modified Project, attached as a separate document to the report

Page 87 of 282



gt_/x Jmllllllllll HENRERERAN
<] > : .JSeaibuled — r l
<1 E = 2 (e
= :g 1€ jEajbued
: E_ o 2 I
N | J ' g :
.: = - “ O L
O = - : 1
. 1S sAOIBUNS g
; 8 _1sen0ibun
3 g
g 1q Ajaep ‘!
o Ja £RJ|8
1 r
| "
E (=]
5]
1S POOMMNOA 8
[~ @ @ l
i | > > S 2 :
| : $ 2 E 5 = ze
{ a @ = @ o g I
— | = k=] (] il g 5 8
I JL? 3 3 = £ : :
. 8 3 i £ 2 3
| : z 2 £
v 5 g 7 ‘h‘
‘.‘5. : - BT
oy -
.aé =l
20 r e %) =
ot 7 e
mo -? - S v -
|25 o=
WE B -
[&]
=
— _ Alg JogieH
40 AdYIBYL
| ﬁ
| | T 1S jleule _
a ; Jd auejiawie] |
o m b
|' 1 >
, <
% k< 1S bujumoqg ® B
E e >
[z 18 3| : i -
3 s - 3 : :
] &) gL‘ b g : 5
3 £ 13 8)0d . §
3 a0 dAEW _E 1S UOSWRS §r
; | ; B
e N i
£ .
8 .
A N - S : ‘ .
i T T e 12
1 ¢t ¢ F T 1T S .PF'I(']F’ 88- Of 282




EXHIBIT A

g

]
120-2407 ‘G3uvalitd _ 30U

- LJAVEd TVNIA

SNOISIATY

-!."ina-.—i}l!u- .,-:u

SOANUNS 0NV
“ONI Qz_mmmz_UZM m:UO...

‘Y3ANIONI TND

ez wessoruus “WN-3
19PZ-196 M sw bl

1062296 (r12]
Ty oaate YD Tt
QVOH AMINTIGD OAV NAOL M 660
Woo3v

YINNVIA 123roNd

-3

G- 1eL (¥12) Vs
0015- vt (¥1L) B
issts o 'IA0ED NIOWYD

AvAMYd VIDVIY TZTHL
IN3INJOT3A3A  ALINNNNOD
HO4 ADN3IOV 3A0YD N3OWYD
“UINMO

H4HS ¥IA0D - O TEDUVd
{049 NAGEVD J0 ALDD

462’} :GIAHAOU STIVAS ONNIV

“(9}o10H o1 U Buspnpuy
45 000'8E 1INONVE DNILIIN / IONIUIINOD

“edg puT Womy sseul4 'LEg Wiy Supnpy, saSn
AsmgRAry [IoH PUORIPRY
45 00002 *ANVHNVISIY TLOH

380004 @ Peq(1)eup-
45008'L © wped () oy -
45 000'SY *ANTWNIVANZINT/LNVHNVLSIY

0 SO 40 SRINTISIY
o£-5L (oS 1eu3) mnpong Dupmg -
(laoverudssoyls TS VORI ST SO/ Las -
VIV ONDIEVA ¢ NOLLYNOHID WL +0-0E} 01 SoMIRG-Popur] aaim) -
§ 0002 :19I0H SHAIDG-POYRUT) JOGRY -
.<w5. w&uvm-n.ﬁ._n ol i N
“BLHSITH ONITBNE RANDVIY
(s20v 497) 48 so'sTh
FOVHINO0D DNITNNE WIOL JSAAIES-PaUITL, “N“ am) -
y SONE-aN, (1) euo -
_.-.u< n&wﬂﬂﬁﬂw §AZ) 632 :SWOOH TALOH v10L
B WvE008d

SARY 76 -3LS 133r0Ud

AYVWNNS LO3roud

Page 89 of 282




R irs]
O1=£D-Z10L ‘CuvdIid R id

LAVIA TVNIA

SVA4V ONDIAVd #
NOLLYINO™1D/2dVISANVT/INIaTING

T

L EYTE0
SNOISIAYY

i

U egokognelinbussno;  Wym-3

e
h—ﬂﬁ%)%ﬁg

SHQAIAUNS OHYY SHAINDND WD
"ONI "ONIYIINIONI SNJ04
THIINIONI TAID

Worwolen'man “Wyn-3

1792-286 (v1e} avi
rosz- 498 {vie) I

NOJ3v
Y3INNVId 123r0Nd

AvaORIvd WIOVOV 22211
ANINOTIAZQ ALINONNOD
H04 AINIOV 3A0HD NIOUVH
‘HINMO

JAOYD NIQYVD J0 ALID

ALZ (s20w 1) 33 RT'iS
VRNV ONDAIY + HOLLVINTND TVIOL

WIZ (Y 517 48 000'EY
VIV JHVITON) WIOL

Nos (seov 87) 32510521
FOVMIADD DHONOE TVAOL

%004 frany 23 39 1N B2
VIV U8 IOL

dUVAIINOY YOFUVH

AV ITYINIML

Page 90 of 282




40

133HS

]
01-20-2102 *UIbddad 30UV

LAVYA TVNIA

HOUASTE0
SNOISIATY

1ou ooy gSunbuernas) YA~ 3

o T

SHORINS 01 SUTINNG WD
"ONI "ONIIIINIONT SND04

‘UIINIONT TAND

w3 wesea'uma -3 -3

2l E 1vL (viL) XV
EREE ST

avou Eﬁu ONY NMDL ‘M 088 AVMINVD DYV T
WOJ3V AN3NC0T3A30 ALINNANOD
Y04 AINIOV JAOHO N3QHVD

‘H3INMO

NVId dLIS O Tdduvd

JAOYD NIAYVD 40 ALID

SATH S “ENO0Y TLOH WIOL

s
E
5

A NG
ALMIdONd L3
YAV ONDOIVd DHUSIG

:.v.... ol
X T S ey Mg ol .~.
1 ¢ P 7 M o M0 v 2 v o .._4...5 T R R A
% o s L ]

2905 Q\P.ﬂ_ e

B
Page 91 of|282

AN D LY LTS A REUNOS




" |133ns

'iNtid
01-£0-210Z ‘DuvNd

40

LAVIA TVNIA

1 eqoboqgtupbussnos;  Ivn-3 Werwasaman “Uvn-3 wn-a

SCIS-1vL (pre) xvd

o R et ) mis it 010
L1€ WS HI S CVLY=RORZE V) “IONV0 BYEES glu«s

Soowns o sinswon wa YO AUUNGS Duev wat w958 ININGOTIAI0. ALINDRHOD

S — ONI "ONI¥3IINION3 SN204 Woov 04 ADN3IV 3A0NO NICHVS

“YIINIOND WAID YINNVId 103roNd ‘H3INMO

SNOISIAFY

NVId 4004 J Tad4Vd

JAOUD NHAYVD 40 ALID

: .m |
15

NN
B ik

DT

f/

(ats 1sva)
FEIDNWLS DRV

j?ﬁﬂ?ﬁﬁﬁﬁg _
b5 . oy
. . Tl

E - i 5 .“ E N‘;
SR HBR B
1
5
S X

QUVAITINOE HOUVH

= ot e TE R :PE@% T 73
5 |¥uf ¥ ¥ |l(ll|An|||? NP e v . % 11 .u\.x T AT IW-;*IMW W.W"Mw .,.,m;.,._l\\
=
¢ R —— 3

Page 92 of 282




—— wuEgoloqs@dupdueenss;  wm-3 L ] “wn-a

L PT—... 3AOHAY uinw (W-«#-mm _.unnunm-h Mcv_.w ﬂu H._nnm_.ﬂ.. Mw__w ﬂn —
0 v o> T s B i v 2201 g
JAVEd TVNIA nau?z.__auﬂﬂuuz_czu ooy woozy ININGOT3AI0 ALINDWHOD -2
OIS0 3vo | ow YOJ ADN3OV 3A0¥D NIOUVO
S SNOISIATA ] ‘HIINIONI WD YINNVIA 103r0Nd MINMO

Page 93 of 282

1335 NV1d 3dVISANVI O3 TIOUVd
JA0YD NHAYVO J0 ALID

L‘v‘k Js

7 | M
B 1 F P
M rrm it 1 ikt
e T | %rif gty o o n i _ 11
- o B EREE
gL dle L0 .0 (R I ﬁa;. ¢ $n e ‘s__a_‘. S _
- e L - \ L E&— 1
_. .-dw .u. .WLr .,_J" ha —
,__ ooy ww &nm h_ v _\__ e g
g B 0 ——
m 2NN 2oVAS
o

QUVAITINOE HOFUVH




.!..Ii.euf‘!!!tsun. wm-3

*2Ncid
01-£0-Z102 “Waivedud _ 30

%0 LAVIA TVNIJ

133Hs| SNOLLVAITH L3IYLS O TAJUVd

“ONI "ONRII3NIONI SN204

WeTWweIe0 mnn vw-3
IvZ-295 (vis} xvi

OVOU AMINNGD TNV NMDL "M E8A

Woo3v
Y3NNYId 103roy¥d

-3
ocis-tre {p12) xvd ———
0016-1vL (v12) ML o8 <t o &
0WIZB VI ‘308D HIGHD - TS
Avivd vOvaY 22211 o

ININDOTIAIQ ALINNWNOD
Y04 AIN3OV 3A0ND N3QuVD

‘U3INMO

JAOYD NIAGYVD 40 ALID

INNIAY 3TULINIML - 9 NOLLVATN3

(3015 3 GL0H IAIS-QALIWN ZRUNIML

TEVATINON ¥V

TALOH AAMIS-ELUKD FRUNUAL

b

VORI ovis ¢s dwadig — 008

QUVAITINO0S HOLUVH ~ V¥ NOLLVATI3

s o Garag - ooy OGS QLN voBY

el YA

4

= R 1 P A1

Inan
1

oK DsANIS
T s 4 deret -

Page 94 of 282




T
{1y
01-£0-2102 :TVGud _

Wy pgeriagegbupbussnao)  wyv-3

40 LAVYA TYNIA

133Hs, SNOILVATTE 133dLS O TIAIYVd

b _Nougwos | |

SNOISIAZY

JAOUD NIQYVD 40 ALID

e s

SNOAIBNS OWVY SHIZNOND A
“ONI "ONIY3INIONI SNJ04
FH3INIONT TND

W03 WoIsC man INN-3

19v2-29¢ M«:w xvg
V0SZ-29% (rie) "B
C1L-RINZE VO “INVHO

OVOU AINNDD OHY NMQL “M 888

WOQ3V
HINNVId  123r0Nd

HoJ

v 1
IN3NJ0T13A30 ALINNWNOD

ADN3OV 3A0HD N3QMVO

dVIN A3

Bvws 5y devel) - oor SRR voe

‘Y3NMO

HLYON - @ NOLLYATI3
] _ 7 8 —— 7
»VCe LRTVISIY St L
o =
TvATINOR vomVH £

l:

1S3 - D NOLLVA313
[ L—.. I I w a = =Y ) H_
=" —_— = I = == [— —_— — e —_— S ! ’ _1 .._l.”_.
- _ !
o _ - _ ] e i,
sunioons Dapore o Tacde ]

[ (3015 3) TUOH SHALIS-CIUIMF STHDIML

TALDH DOIANIE-GILINT ZRWINIML o8/

TCH DINES G VOOON i o mniy s
2 o 0w DWes T

Page 95 of 282




40

133HS

‘1N
04-£0-2107 ‘Q3uvdisd TINDBY

JAVIA TVNIL

SNVId J00Td TVOIdAL

U sqoRoee gBubuesnas)  Jym-3

uém oy
B — ONI *ONI¥I3NIONZ S7004

SNOISIATY

W071U8390 uan “YyN-]

z-L95 M-:w wed

YINNYIG 103roud

-3

SCIS-be {vis) v

0015-1v (vi¢) TAL

GYOT8 VO ‘IN0ND NIOUYD

AvovVd VOV 222
ANINDOTIAI0 ALINNANGD
Y04 ADNIOV 3A0HD N3QHVY
YINMO

JAOYD NAQYVD 40 ALIDD

=1 TS

WOOY 1S53NS

N33ND I19N0QA IVIIdAL

oy p— =

SLIELIHIEY 1+0 $30UN0S
“AINO IONIFUI4IY VO UV SNV YDOH IWOIdAL S3LONe

NVY1d YOOTd TvDIdAL

"SINIWINDIV SIOVAS IRDINVA YO 2T/20/50 O3LVA DNIUIINIONI N AD GIVVAIN AONLS INDNYE OIUVHS IHL OL B340
"SNOISNINIO ONY STUVONVLS ALD TIV 133N TIVHS STOVAS ONGINV TIV *2(0N,

(TIv1S/4S 00¥ 3SN) ONDIYVYC 13AIT MO138 TWIIdAL

131L0H 3DIAY3S TInd

ONDIUVd

Page 96 of 282




40

133HS

]
G1-20-Z102 ‘Caval3td — L i

LIVEA TVNIJ

SNVId 400Td TVOIdAL

wumgeiortplusbusemo)  IvN-3

h-ﬁw—m&"’%

Woawosssea “vp-3

LrZ-296 (vi2) xvd

10T~ L9 (r14) DL

£140- 09926 VD ‘IO

QVON JMINNOD ONY MMDL M 688

wn-3

osis-ivL (v1e) xva
0015- v (rid) T
0vOZ6 ¥ '3A08D NIGHVD
Avaoupvd VIOV ZEN

JAOYD NI@YVD 40 ALID

WOOY TVOIdAL

SLFITHINY 10 33DUN0S
"ATNO FONTUISTY YO YV SNV YOOI TWIIdAL 310N

NV1d 40074 TVDIdAL

SNOISIATY HIINIONZ TAID YINNVIA 1D3roNd ‘NINMO
= WS
WOOY 1S3N9
3ZIS ONDX TIvOIdAL
o0 IS

| —

I
! = pur- 23 TG
. OB:rl_wi.m\@_ i
! N K v
* B &
L @ I
[ S dhesl
w H/eAsl P!
l H i = _‘
B2
[ -
H_EV--..I >< __,__
e 4 ®

®© 0

SAIALHOYY 140 :DUNOS
“ATND IDONIYIIY WO JUY SNV WOO'Id WITdAL (10N

NV1d ¥0OTd TvDIdAL

(334INIML) TALOH IDIAYIS QALIWTT

Lod % i 1] L 1. m_
- A

ity i

o RS

[
s LA
Al D
.l race
be

! —t
4 - s
i

-

a

(MOgYYH) T3LOH IDIAYIS AALIWN

Page 97 of 282




L33HS

|
‘tNdd
01-40-Z102 Diveid

LAVIA TVNIA
dOT3ANE ONIQTING

HAWIXVA HLIA ONISSVH ag

wupgoioqplupbusenca) -3

SUOIMNG GV SHIGNONG WA
“ONI *ONIMIINIONI SNJ04

SHIINIONT TAD

wowoIsemen “wn-3

L9¥2-236 (v1e) xvd

HOO3V
YINNVIA 1O3roNd

TWm-3
eIE-9rL (v12) xvd
00iS-1ve {¥iz) TaL

AN3NG0I3AIA ALINNWKOD
404 ADNIOV 3A0HD N3CuVO

‘HINMO

JAOYD NIA¥VO 40 ALID

o3 ‘) a001 1 (omg -2}

LS ] sy srea f Wty -
400 08 2O Fmimmey -

282 {w0ts wo3) asenng Bupymy -

430 2] 0ad ¥ wOSE { wmonag Surye -

5 ACL 300 SOMIg-pag) ShaAmL -

BDET e CopI0g ey s -

2T 0y ey -
RLHOGH DNITNE MY

3NNIAY ITULNIML WOUS MATA

QYVYAIINOY YOBUVH WOU4 MIIA

Page 98 of 282




.—uwtm—’

Wu'paciiogsgiupbuesnio)  TEvR-)
04=-20-Z10Z ﬁuﬁ UIADBddY Mﬁn «h«u “X¥4
raly AT
Ldvad TVNId ————— L
SNOISIATd | MIINIOND WAID
TIGOW DNISSVK dg

Woswesseann way-3
1992-£96 {viL) Xvi

‘osz-295 (vig) AU
C129-U90Z6 VO THNHO

OVON ANINNOD ONY NMOL ‘A 888

nooav
YINNVId 103roNd

-3
OEIE-19L (viL) Xvs

otg-1ve (i) "L

THIZE YD ‘IA0ND HIGVD

AvIORNd VIIVY ZZZUL
IN3INJOT3A30 ALINNWNOD

- 404 ADNIOV 3A0HO NIQUYD
-HANMO

_

JAOYD NI@AVD 40 ALID

INNIAY INULNIML WOYS MATA (S

UYIINID - GUVATINOA HOSUYH WOUL MIIA (E

HLNOS - QUVATINOS YOGUVH WO MIIA (Z

HAMON - G¥VATINCG YOBUVH WOUd MIIA (T

Page 99 of 282




EXHIBIT B

RESOLUTION NO. 5779-12

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF GARDEN GROVE
RECOMMENDING THAT THE CITY COUNCIL ADOPT A MITIGATED NEGATIVE
DECLARATION AND MITIGATION MONITORING PROGRAM, AND RECOMMENDING
APPROVAL OF GENERAL PLAN AMENDMENT NO. GPA-2-12(B) AND PLANNED UNIT
DEVELOPMENT NO. PUD-128-12.

WHEREAS, the City of Garden Grove has filed an application for General Plan
Amendment No. GPA-2-12(B) and Planned Unit Development No. PUD-128-12; and

WHEREAS, General Plan Amendment No. GPA-2-12(B) proposes to change the
General Plan land use designation of two (2) residential properties along Twintree
Lane (12551 and 12571 Twintree Lane; APNs 231-521-09 and 231-521-10) and
four (4) residential properties along Choisser Road (12233, 12235, 12237, and
12239 Choisser Road; APNs 231-491-12, 13, 14, 15, 16, 17, 18, and 19) from Low
Density Residential to International West Mixed Use; and

WHEREAS, Planned Unit Development No. PUD-128-12 proposes to establish
planned unit development zoning on an approximately 5.8 acre site in an urbanized
area in the City of Garden Grove located at the northeast corner of Harbor
Boulevard and Twintree Lane, west of Choisser Road at 12222, 12202, 12252,
12262, 12272, 12292, and 12302 Harbor Boulevard; 12511, 12531, 12551, and
12571 Twintree Lane; 12233, 12235, 12237, and 12239 Choisser Road, (Assessor
Parcel Numbers: 231-491-20 & 21, 231-521-01, 02, 03, 04, 05, 06, 07, 08, 09,
and 10; 231-491-12, 13, 14, 15, 16, 17, 18, and 19) and to establish development
standards to facilitate the future development of a hotel project consisting of 769
rooms within one (1) full-service and two (2) limited service resort hotels with
approximately 39,000 square feet of conference/meeting banquet space and
45,000 square feet of restaurant/entertainment space included on-site via
freestanding pads, and two parking structures with 1,297 parking spaces; and

WHEREAS, various additional entitlements will be need to fully implement the
hotel project described above, including a tentative tract map to consolidate the
project site; a development agreement; conditional use permit(s) to allow the sale
of alcoholic beverages in the hotels, hotel restaurants, and freestanding
restaurant/entertainment facilities; and a site plan(s) for each freestanding pad
restaurant and entertainment venue; and

WHEREAS, the above-described hotel project, General Plan Amendment No.
GPA-2-12(B), Planned Unit Development No. PUD-128-12, and the additional future
entitlements necessary to implement the hotel project are collectively referred to
herein as the “Project”; and

WHEREAS, pursuant to the California Environmental Quality Act, California
Public Resources Code Section 21000 et seq. ("CEQA") and CEQA's implementing
guidelines, California Code of Regulations, Title 14, Section 15000 et seq., an initial
study was prepared and it has been determined that the proposed Project qualifies
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Resolution No. 5779-12 Page 2

for a Mitigated Negative Declaration as the proposed Project with the proposed
mitigation measures cannot, or will not, have a significant effect on the
environment; and

WHEREAS, a Mitigation Monitoring Program has been prepared and is attached
to the Mitigated Negative Declaration listing the mitigation measures to be
monitored during Project implementation; and

WHEREAS, the Mitigated Negative Declaration was prepared and circulated in
accordance with CEQA and CEQA's implementing guidelines; and

WHEREAS, the Planning Commission of the City of Garden Grove held a duly
noticed public hearing on October 4, 2012, and considered all oral and written
testimony presented regarding the Project, the initial study, and the Mitigated
Negative Declaration.

NOW, THEREFORE, BE IT RESOLVED, FOUND, AND DETERMINED as follows:

1. The Planning Commission has considered the proposed Mitigated Negative
Declaration together with comments received during the public review
process.

2. The Planning Commission finds that the Mitigated Negative Declaration
reflects the City's independent judgment and analysis.

3. The Planning Commission 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.

4, The Planning Commission hereby recommends the City Council adopt the
Mitigated Negative Declaration and Mitigation Monitoring Program.

5. The record of proceedings on which the Planning Commission’s decision is
based is located at the City of Garden Grove, 11222 Acacia Parkway, Garden
Grove, California. The custodian of record of proceedings is the Director of
Community Development.

BE IT FURTHER RESOLVED that the Planning Commission of the City of Garden
Grove, in regular session assembled on October 4, 2012, does hereby recommend
that the City Council approve General Plan Amendment No. GPA-2-12(B), and
Planned Unit Development No. PUD-128-12.

BE IT FURTHER RESOLVED in the matter of General Plan Amendment No.
GPA-2-12(B) and Planned Unit Development No. PUD-128-12, the Planning
Commission of the City of Garden Grove does hereby report as follows:

1. The case was initiated by The City of Garden Grove.
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2. The applicant is requesting approval to establish a Planned Unit Development
zoning on an approximately 5.8-acre site and establish development standards
governing the future development of one (1) full service hotel, two (2) limited
service hotels, conference/meeting banquet space, restaurant/entertainment
space, along with a General Plan Amendment to change the General Plan Land
Use designations of six (6) residential properties from Low Density Residential
to International West Mixed Use. The proposed project would consist of up to
769 rooms within one (1) full-service and two (2) limited service resort hotels
with approximately 39,000 square feet of conference/meeting banquet space,
and 45,000 square feet of restaurant/entertainment space included on-site via
freestanding pads, and two parking structures with 1,297 parking spaces.

3. The properties have a General Plan Land Use designation of International West
Mixed Use and Low Density Residential, and are zoned Harbor Corridor Specific
Plan and Single-Family Residential. The total site is 5.8 acres comprised of
vacant parcels, a commercial building, and single-family homes.

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

6. Report submitted by City staff was reviewed.

7. Pursuant to a legal notice, a public hearing was held on October 4, 2012, and
all interested persons were given an opportunity to be heard. .

8. The Planning Commission gave due and careful consideration to the matter
during its meeting of October 4, 2012; and

BE IT FURTHER RESOLVED, FOUND AND DETERMINED that the facts and reasons
supporting the conclusion of the Planning Commission are as follows:

FACTS:

The project site consists of 5.2 acres for the hotel development (5.8 acres for the
total PUD) located on the east side of Harbor Boulevard, north of Twintree Lane,
and west of Choisser Road. The property is located within the City’s International
West resort area, which is currently developed with hotels, restaurants, retail, and
office uses. The project site abuts a commercial shopping center that includes a
Target, Viva Bargain Center, and a Coco’s restaurant to the north; commercial
buildings and one-story single-family homes to the south; one-story, single-family
homes to the east; and commercial uses, the Sheraton Hotel, and vacant properties
to the west.

The purpose of the proposed Planned Unit Development zoning is to establish
development standards for the development of one (1) full service hotel, two (2)
limited service hotels, conference/meeting banquet space, and
restaurant/entertainment space on an approximately 5.2 acre site. The proposed
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project would consist of 769 rooms within one (1) full-service and two (2) limited
service resort hotels with approximately 39,000 square feet of conference/meeting
banquet space, and 45,000 square feet of restaurant/entertainment space included
on-site via freestanding pads, and two parking structures with 1,297 parking
spaces. Also, the hotels would be allowed a combined maximum of 20,000 square
feet of interior restaurant/bar space separate from the restaurant/entertainment
pads. The proposed PUD will establish development standards for the entire
development site that will facilitate construction of the hotel development. The
proposed PUD includes development standards that address total number of hotel
rooms, building height and setbacks, landscaping, uses, required parking,
circulation and access, signage, utilities, storage and refuse collection, submittal of
development plans, environmental mitigation measures, and related performance
standards.

In order to facilitate the hotel development, the proposed General Plan Amendment
to change the land use designation of six (6) residential properties from Low
Density Residential to International West Mixed Use is also necessary.

FINDINGS AND REASONS:

General Plan Amendment:

1. The amendment is internally consistent with the goals, objectives, and
elements of the City’s General Plan.

The proposed General Plan Amendment is internally consistent with the goals
and objectives of all elements of the City’'s adopted General Plan. The
majority of the project site currently has a land use designation of
International West Mixed Use, with the exception of six (6) residential lots
that have a land use designation of Low Density Residential. The proposed
General Plan Amendment will change the land use designation of the six (6)
residential properties from Low Density Residential to International West
Mixed Use in order to facilitate the proposed hotel development, including
high density residential. The International West Mixed Use land use
designation promotes the development of resorts, entertainment, retail,
restaurants, and hotels along Harbor Boulevard. The proposed project will
be compatible with existing hotel developments in the area, and will further
the goals of the General Plan that envision entertainment/themed resorts in
the area.

2. The amendment is deemed to promote the public interest, health, safety,
and welfare.

The General Plan Amendment will promote the public interest, health, safety,
and welfare by maintaining a General Plan land use designation of
International West Mixed Use, which allows for hotel developments. The
proposed hotel development is consistent with the proposed land use
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designation, and will be consistent with the existing hotel improvements in
the area.

3. The subject parcels are physically suitable for the requested land use
designation, compatible with surrounding land uses, and consistent with the
General Plan.

The proposed General Plan Amendment will change the land use designation
of the six (6) residential properties from Low Density Residential to
International West Mixed Use in order to facilitate the development of a hotel
project. The International West Mixed Use Land Use Designation encourages
the development of hotels, resort, high density residential, and tourist-based
entertainment-related uses. The two properties located at 12551 and 12571
Twintree Lane, and portions of the properties located at 12233, 12235,
12237, and 12239 Choisser Road, are incorporated into the future hotel
development site and will be consolidated with the other properties
necessary for development of the hotel project pursuant to a subdivision
map. Upon their consolidation with the rest of the project site, the subject
parcels will be physically suitable for development in accordance with
International West Mixed Use Land Use Designation and compatible with the
surrounding land uses, which include commercial and hotel uses. Those
portions of the four (4) residential parcels on Choisser Road not presently
anticipated to be incorporated into the hotel project site are of sufficient size
and shape to be redeveloped with other, ancillary, uses contemplated by the
International West Mixed Use Land Use Designation. In addition, for the
reasons stated in Finding No. 1, above, the proposed change in General Plan
Land Use Designation is internally consistent with the goals and objectives of
all elements of the City’s adopted General Pian.

Planned Unit Development:

1. Establishment of the proposed Planned Unit Development is consistent with
the City’s General Plan.

Upon approval of General Plan Amendment No. GPA-2-12(B), the entire site
will have a General Plan Land Use Designation of International West Mixed
Use. The International West Mixed Use Land Use Designation promotes the
development of resorts, entertainment, retail, restaurants, and hotels along
Harbor Boulevard. The proposed Planned Unit Development will facilitate
development of such a hotel development along Harbor Boulevard. The
proposed project will be compatible with existing hotel developments in the
area and will further the goals of the General Plan that envision
entertainment/themed resorts in the area. -

2. The location, design, and the proposed uses are compatible with the

character of the existing development in the vicinity and will be well
integrated into its setting, and establishment of the proposed Planned Unit
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Development will insure a degree of compatibility with the surrounding
properties and uses.

The proposed project is located in an area known as International West,
which is designated as an entertainment resort area that encourages hotels,
restaurants, and entertainment uses. The site is located in an area that is
improved with hotels, restaurants, retail, and office uses that are surrounded
by residential uses.

The total PUD site consists of sixteen (16) properties with a total of 5.8
acres, while the hotel development will occupy 5.2 acres of the PUD. The
proposed project consists of a hotel development that consists of one (1) full
service hotel, two (2) limited service hotels, conference/meeting banquet
space, along with restaurants and entertainment venue that is compatible with
the existing commercial and hotel developments located along Harbor
Boulevard. The City’s General Plan identified International West as a tourist
destination with hotel, resorts, restaurants, and entertainment.

3. The plan will produce a stable and desirable environment and will not cause
undue traffic congestion on surrounding streets.

The proposed Planned Unit Development zoning will accommodate the
project’s intensity by creating a stable and desirable environment by
developing the subject properties to the fullest intent prescribed in the
General Plan 2030 Update. A Traffic Impact Study and Shared Parking
Analysis Study were prepared for the project, and the appropriate mitigation
measures were included to minimize undue traffic congestion on surrounding
streets, such as providing a total of 1,297 parking spaces, implementing a
valet parking service, providing a traffic signal at the project’s main access
on Harbor Boulevard, providing a channelize median on Twintree Lane with
right turn out only from the project site. With the required mitigation
measures, undue traffic congestion will be minimized to the surrounding
streets, especially to the adjacent residential streets. '

4, Provision is made for both public and private open spaces.

The project has been designed in accordance with the City Code provisions
for providing an adequate amount of landscaping within the street setbacks
and elsewhere on-site. Additionally, each hotel will provide their respective
amenities that include a fithess room, spa, and outdoor swimming pool.

5. Provision is made for the protection and maintenance of private areas
reserved for common use.

Through the required Performance Standards and conditions of approval for

future development, all necessary agreements for the protection and
maintenance of private areas reserved for common use will be in place prior
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to the start of construction and will be required to be adhered to for the life
of the project.

6. The quality of the project, achieved through the proposed Planned Unit
Development zoning, is greater than could be achieved through traditional
zoning.

The properties that form the project site have a current zoning of Harbor
Corridor Specific Plan-Transition Zone North (HCSP-TZN) and R-1
(Single-Family Residential). The existing zoning cannot facilitate the proposed
development. In order to facilitate the proposed development, and continue
to further the goals of the City’s General Plan 2030 Update, establishment of
Planned Unit Development No. PUD-128-12 on the project site is necessary.
The new PUD zone will encompass 5.8 acres, of which 5.2 acres will be used
for the hotel development at this time. The hotel development, which is best
facilitated through the proposed PUD zoning, will allow for increased building
heights, hotels, conference, meeting, banquet space, restaurants and
entertainment. Therefore, the proposed PUD will allow for a project with a
superior design than what can be achieved under the existing zoning for the
property.

INCORPORATION OF FACTS AND FINDINGS SET FORTH IN STAFF REPORT

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

BE IT FURTHER RESOLVED that the Planning Commission does conclude:

1. The General Plan Amendment possesses characteristics that would indicate
justification of the request in accordance with Municipal Code Section
9.32.030 (General Plan Amendment).

2. The Planned Unit Development possesses characteristics would indicate
justification of the request in accordance with Municipal Code Section
9.16.03.020 (Planned Unit Development) and 9.32.030 (Zone Change).

3. The implementation provisions for Planned Unit Development No.
PUD-128-12 are as follows:

Planned Unit Development provisions and development standards

A. Purpose and Intent

The purpose and intent of this Planned Unit Development is to facilitate the
development of a hotel development that consists of a total of a maximum of 769
rooms within one (1) full-service and two (2) limited service resort hotels, with up
to 39,000 square feet of conference/meeting/ banquet space, a maximum of
20,000 square feet of interior restaurant/bar space within the hotels, up to 45,000
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square feet of restaurant/entertainment space included on-site via freestanding
pads, and up to two parking structures with approximately 1,297 parking spaces.
The project site shall be governed by Covenants, Conditions, and Restrictions
(CC&R'’s) or a similar document.

B. Maximum Square Footages

The aggregate square footages of the conference/meeting/banquet uses, hotel
restaurant uses, and freestanding pad restaurant/entertainment uses permitted
within the Planned Unit Development shall not exceed the following maximums:

e Conference/Meeting Banquet 39,000 Square Feet
e Hotel Restaurants 20,000 Square Feet
e Restaurant/Entertainment Pads 45,000 Square Feet

C. Permitted Uses

e Hotels, hotels with conference space, meeting rooms, banquets, restaurants,
and ancillary uses such as gift shops, coffee and beverage dispensary,
swimming pool, spa, and fithess room.

e Hotels with entertainment shall be limited as an accessory use to the
conference, meeting, banquet area, and shall be subject to a Conditional Use
Permit.

e Alcohol sales on-site and off-site are subject to all provision of Title 9 of the
Municipal Code, including, but not limited to Conditional Use Permit (CUP)
approval.

e Restaurants with or without alcoholic beverage sales. Restaurants with
alcoholic beverage sales are subject to a Conditional Use Permit.

e Restaurant with outside eating area. The outside eating areas shall be
separated from sidewalks, landscape area, and drive aisles by a minimum
five-foot landscape area and a minimum five-foot high barrier that allows
visibility into the outside dining area from any public area.

e Restaurants with entertainment shall be subject to a Conditional Use Permit.

e Outside vending such as hot dog carts, merchandise carts, and similar free
standing/mobile vending carts subject to Conditional Use Permit approval.

e Parking lots and parking structures to serve the project.

e Athletic and health clubs, spas, and public/private gyms shall be subject to
Conditional Use Permit approval.
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o Any proposed use that are not listed shall be subject to an Interpretation of
Use pursuant to Section 9.32.030 of the Municipal Code that shall be
reviewed by the Zoning Administrator.

e Maintenance of single-family residential homes existing at the time of
approval of this PUD, provided the homes are used as single-family
residential and the properties comply with the permitted uses and the
development standards of the of the R-1 zone.

¢ Uses Not Permitted:

a. Adult Uses

b. Auto and tire repair

c. Truck draying and freighting
D. Setbacks

The placement of each structure and permitted minimum setbacks for each are
based on the maximum allowable heights for each structure, as illustrated in the
conceptual plan reviewed in conjunction with approval of this PUD and in conjunction
with the Shade and Shadow Analysis conducted as part the initial study and Mitigated
Negative Declaration for the proposed project. Adjustments/changes to proposed
building setbacks may be considered due to lower building heights, but any
adjustment/change in building location shall require additional Shade and Shadow
Analysis as deemed necessary by the Community Developer Director, in his or her
sole discretion. The Community Development Director may consider and approve up
to a five-foot setback modification for each structure, subject to a Shade and Shadow
Analysis; however, all other modifications shall require review by the Planning
Commission.

Subject to the foregoing, the perimeter building setbacks shall be as follows:

1. Minimum building setback from the face of curb along Harbor Boulevard shall
be 21-feet (12 feet right-of-way and 9 feet property line setback). The area
within this minimum setback area shall include a six-foot wide landscape
parkway adjacent to the street curb, a seven-foot wide sidewalk, and an
eight-foot wide landscape planter. This design will allow for palm trees to be
planted along both sides of the sidewalks, along with accommodating the
required canopy trees, shrubs, and ground covers. Note: At no time shall
the buildings be located closer than nine-feet to the property line.

2. Minimum building setback along Twintree Lane shall be ten-feet from the
property line. The right-of-way improvements shall include a minimum four-
foot landscaped parkway adjacent to the curb, and a minimum six-foot wide
sidewalk.
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3. Minimum building setback along the easterly property line shall be ten-feet.

4, Building elements such as structural components, architectural features, and
roof projections shall not encroach into the required perimeter setback areas.

E. Maximum Building Height

The project shall comply with the maximum building height as illustrated in the
conceptual plans for the project and as specified below:

1. The full-service hotel shall not exceed a height of 263 feet.

2. The limited-service hotel located along Twintree Lane shall not exceed a
height of 130 feet (east side) and 190 feet (west side). Note: The 130 foot
maximum height shall apply up to 42.75 feet from the east property line.

3. The limited-service hotel located along Harbor Boulevard shall not exceed a
height of 200 feet. ' '

4. The freestanding restaurant pads shall not exceed a height of 40 feet.

5. The freestanding restaurant/entertainment pad shall not exceed a height of
75 feet.

6. The parking structures shall not exceed a height of 75 feet (east side), and

85 feet (west side).

All structures are subject to any restrictions by the California Building Code and
Uniform Fire Code.

F. Landscaping

General: The site shall consist of a combination of trees, shrubs and bushes, and
ground cover with the allowance for other landscape treatments such as large
rocks, water elements, and unique walkway paving, and street furniture. Any area
not covered by roadways, parking, walkways, and buildings, shall have landscape
treatment.

Harbor Boulevard Landscape Treatment: Landscaping along Harbor Boulevard,
including within the public-of-way, shall include two rows of Date Palm Trees
(minimum brown trunk height of 25 feet), canopy trees (minimum 24-inch box),
shrubs, and ground covers. Landscape materials shall match the landscape
materials used within the project located at the southwest corner of Harbor
Boulevard and Chapman Avenue. The landscape area shall include up-lighting on
the trees. All aspects and elements of the Harbor Boulevard Landscape Treatment
shall be included on the required Project landscape/irrigation plans and shall be
reviewed and approved by the City prior to the beginning of site construction. The
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Community Development Director may approve minor modifications to the
foregoing standards as to height, size, and placement of the palm trees along
Harbor Boulevard.

Landscape Plan: A detailed landscape plan shall be prepared and approved prior to
site construction. The plan shall be detailed to show all plant material, water
elements, pathways, and other landscape treatments. The landscape plan shall be
the basis of how the site is to be developed and maintained for the life of the
project. Should changes need to occur, revisions, renovations, or changes to the
landscaping shall be reviewed by the City to ensure the aesthetics are maintained
concerning this element of the overall project.

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 applicable Water Quality Management Plan (WQMP), the Orange County
Drainage Area Management Plan (DAMP) and any other water conservation
measures applicable to this type of development.

Landscaping will be provided within the project as well as along Harbor Boulevard
and Twintree Lane. The landscape treatment along Harbor Boulevard will include a
double row of palm trees with canopy trees, shrubs, and ground cover that
complies with the envision landscape plan for Harbor Boulevard. The landscape
treatment along Twintree lane is required to incorporate canopy trees, shrubs, and
ground cover that is similar to the landscape treatment on Harbor Boulevard.

The property owner shall be responsible for all installation and long-term
maintenance of all landscaping on the property during and after the construction
period. Said responsibility shall extend to any landscaping, sidewalk, curb and
pavement of the site, and shall extend to the public right-of-way. All planting areas
are to be kept free of weeds, debris, and graffiti.

G. Boundary: The site’s boundary for maintenance, landscaping, and
improvements is that area around the project site that is to the property line along
adjacent properties and where the project is adjacent to public right-of-way, the
boundary shall extend to the curb of each street respectively.

H. Maintenance: The overall site, inclusive of the landscaped areas and other
amenities and features (e.g., water elements, irrigation systems, sculptures, street
furniture, trash receptacles, common area signage, and lighting) shall be kept in
proper working condition, maintained for the life of the project, and have the
planted areas to be in a weed free, healthy and growing condition, with overall
debris removed on regular basis.

I. Circulation and Access
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The site shall provide one (1) access point on Harbor Boulevard and one (1)
secondary access point on Twintree Lane, and subsequent improvements as
identified in the mitigation measures.

The main access point on Harbor Boulevard shall include a signalized intersection,
that is aligned with the main access point of the hotel development located across
from the project site, that will permit two-way traffic, allowing left and right-turn
movements in and out of the site. The access point on Twintree Lane shall only
permit left-turn into the project site, and right-turn out only.

Internal circulation shall allow vehicles ease of access to and through the parking
structure, allow for convenient drop-off and pick-up areas in front of each hotel,
and meet all applicable City standards. Vehicle ease of access shall account for fire
trucks, sanitation trucks, delivery trucks, tour buses, etc., which shall be
accommodated through turning radius and necessary height clearances as well as
designated parking areas inclusive of staging areas for events, equipment loading
and unloading.

The paving and concrete treatment of all driveways along Harbor Boulevard and
Twintree Lane shall be subject to review and approval of the Community
Development Director, who, in his or her discretion, may require decorative paving
and/or enhanced concrete treatment.

Any expansion to the use, the addition of any use not covered by the subject
approval and associated entitlements, or any new project shall requires a site
specific traffic and parking analysis, shall be prepared for City review and approval.

J. Parking Areas and Requirements

The project shall provide a total of 1,297 parking spaces as per the shared parking
study with the parking structures. This parking requirement is based on the total
number of hotel rooms and aggregate square footages of the development that
includes a maximum of 769 rooms, a maximum 39,000 square feet of conference
space/ meeting banquet space, a 20,000 square feet of hotel restaurant space, and
a 45,000 square feet of pad restaurant/entertainment space. In the event the
approved project consists of less than 769 rooms and/or the prescribed square
footages of the total combined conference/ meeting banquet space and restaurant
changes, the required number of parking spaces may be reduced to the extent
justified by a parking study that is consistent with the parking ratios and standards
set forth below and is reviewed and approved by the Community Development
Director. The project shall implement the required mitigation measures identified in
the mitigation monitoring program to minimize impacts to the parking.

Notwithstanding the Shared Parking Study, the project’s required parking is
calculated as follows:

Hotels shall be calculated at 0.8 space per hotel room.
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Restaurants and conference rooms shall be calculated at one (1) parking space per
100 square feet of gross floor area.

Parking for other uses shall comply with the parking requirements of Section
19.16.040.150 of Title 9 of the Municipal Code.

The parking structures shall be designed to be architecturally compatible with
on-site buildings, utilizing similar design features, details and materials. All sides of
a parking structure that are in view from adjacent properties and
public-rights-of-way shall be architecturally enhanced. Parking structures shall be
well illuminated, including having the interior of the parking garage painted a light
color, and designed to meet City parking standards for aisle width, stall sizes, and
height clearances. Within the structures, an emergency communication system
shall be installed and maintained that allows emergency services such as police,
fire, and paramedics, the ability to use communication devices throughout the
enclosed areas.

K. Perimeter Walls

All new block walls shall be of decorative, slumpstone or split face block, with
decorative cap, and shall maintain a maximum height of eight-feet as measured
from the property’s finished grade.

A new eight-foot high block wall shall be constructed on the eastern property line,
adjacent to the residential properties. Said block wall shall maintain a 15-foot
setback from the Twintree Lane property line, and any wall constructed within this
15-foot area shall maintain a maximum height of three-feet. = The developer shall
work with adjacent property owners in designing and constructing the perimeter
block wall 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 developer 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.

Any new block walls constructed along the Twintree Lane property line (southern
property line) shall maintain a five-foot setback from the property line. The
setback to the block wall may be reduced to three-feet if additional two-feet of
right-of-way landscape area is available adjacent to the property line.

Any walls constructed along the Harbor Boulevard property line shall observe a
setback of 21-feet from the face of curb. At no time shall a wall be placed within
nine-feet from the property line.

If, at any time the project’s perimeter block wall extends toward Choisser Road, the
wall shall maintain a minimum setback of 15-feet from the property line. The
15-foot setback area shall be properly landscaped and irrigated per the landscaping
requirements of the project.
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The Community Development Director may authorize minor modifications to the
required wall heights and setbacks set forth above to accommodate permitted
differences between submitted development plans and the conceptual site plans
(Exhibit C). Notwithstanding the foregoing, the block wall on the easterly property
line shall comply with all standards required as mitigation measures pursuant to the
mitigated negative declaration and mitigation monitoring program.

L. Signs and Graphic Standards

A sign plan shall be provided that governs the overall site signage that is inclusive
of business signage, common area signage, sales and lease signs, future tenant
signs, and directional signs. The sign plan shall be approved prior to construction
of the site and shall remain in effect for duration of the project. Should changes
occur to the approved sign plan, the City shall first grant approval.

All sign calculations for commercial businesses shall be calculated per 9.20 of Title 9
of the Municipal Code the C-1 zone. Signs may be mounted flush with the wall
surface or perpendicular to the wall (blade sign).

All common area signs, directional signs, and kiosk type signs shall be uniform in
lettering, material, and coloring.

Unless the City of Garden Grove adopts a uniform freestanding sign program for
Harbor Boulevard, all signage shall comply with the following:

All signage, including a freestanding monument sign shall be architecturally
compatible with on-site buildings. A freestanding sign structure shall utilize similar
details and finishes that are used on the on-site buildings. Location of monument
signs shall not occur in any public right-of-way or within any vision clearance area
and shall not exceed a height of five feet or a width of ten feet, not exceeding a
sign face area of 100 square feet. These specific signs may include tenant names
of up to three tenants. Signs may be double-face.

M. Utilities

All utility lines shall be underground or placed in locations as to be concealed from
view. This includes gas and electrical lines and conduit, Cable TV, and telephone
lines and conduit, and any other utility or service lines, including water pipes for
domestic use and fire sprinkler systems.

N. Storage and Refuse Collection

All staging and storage areas for all the businesses on site shall be provided within
their respective tenant space. No outside storage area shall be provided nor shall
there be any outside storage of goods or merchandise at any time. The site may
create designated staging areas (loading/unloading) for general deliveries of goods
sold on the site, but maintained as such to not create hindrances to vehicle or

Page 113 of 282



Resolution No. 5779-12 Page 15

pedestrian traffic or create restrictions for emergency vehicles or emergency
access.

Refuse storage and collection areas shall be provided and subject to both Garden
Grove Sanitation District (GGSD), and GGSD contracted solid waste handler/hauler
approval, and be subject to applicable building and fire codes.

O. Environmental Mitigation Measures

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 for the International West Hotel - Harbor East (Site C)
Project, adopted in conjunction with approval of General Plan Amendment No. GPA-
2-12(B) and Planned Unit Development No. PUD-128-12, and which are
summarized in Exhibit "A” attached hereto, as well as any environmental mitigation
measures identified in the General Plan 2030 Update Environmental Impact Report
that apply to the International West Mixed Use area.

P. Covenants, Conditions, and Restrictions (CC&R’s)

Prior to any portion, unit or otherwise, of the subject site becoming under separate
ownership, the developer/subdivider shall record a set of Covenants, Conditions,
and Restrictions (CC&Rs) or a similar legal document reviewed and approved by the
City that is all inclusive of the entire development. The CC&Rs shall include,
without limitation, all provisions of PUD-128-12 development standards, the
mitigation measures referenced herein, operational and maintenance provisions for
the entire site and those areas noted within the boundaries of the Project site, and
other provisions applicable to the Project.

Q. Absence of Provisions and Standards

Any matters pertaining to the development or occupancy or operation of the subject
site that is not listed or expressly provided for herein shall be subject to the
provisions and development standards of the City’s Municipal Code, inclusive. This
would include, but not be limited to, undergrounding all existing and new utilities
serving the site, complying with all Building, Fire, and Development Codes, and
paying all related fees, bonds, and other associated costs.

R. Development Plans

Should the Community Development Director determine that a Developer's
submittal of development plans are in substantial compliance with the provisions of
this PUD and in similar shape, form and configuration with the conceptual site plans
that are included with this approval, Exhibit “C,” such Developer may proceed to
securing the appropriate building permits for constructing the development without
further entitlement review; however, any entitiement not covered under this PUD,
such as a Subdivision Map (Tentative Tract Map and/or Tentative Parcel Map),
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Conditional Use Permit, or other, shall be processed in accordance with the City’s
Municipal Code. All pad buildings shall require approval of a Site Plan.

S. Reservations, Dedications, and Improvements

Should a Subdivision Map and/or development plan be processed in accordance
with the Municipal Code or per this PUD, and other applicable
regulations/requirements, at that time, any required reservation of land, and/or
dedication or right-of-way, and/or easement(s), and/or site improvement work in
the public right-of-way, shall be properly addressed and shall be fully provided for
and improved prior to completion of the project or completion of any first phase of
this development, unless otherwise stated in a subsequent entitlement approval
such as a Subdivision Map with conditions of approval, provided that the conditions
or requirements addressed and/or completed prior to Map recordation.

T. Associated Performance Standards

In order to fulfill the purpose and intent of Planned Unit Development No.
PUD-128-12, the Performance Standards attached hereto as Exhibit “"B” shall apply
as conditions to the approval of any future hotel development, including any
ancillary buildings, restaurant pads/buildings, and or conference/ meeting banquet
space, and parking structures, and/or subdivision of property covered by this
Planned Unit Development. The performance standards shall be applicable to the
future development of the site, including the initial construction drawings, plan
check review, during construction, after completion of the project, and for the life of
the development. To the extent not inconsistent with the purpose, intent, and
specific standards and requirements of this Planned Unit Development No.
PUD-128-12, the Community Development Director may authorize minor
modifications to the Performance Standards. This Section shall not be interpreted
to in any way to limit the authority of the City to impose additional conditions of
approval pursuant to subsequent project-specific City approvals.

ADOPTED this 4th day of October, 2012

/s/ JENNIFER CABRAL
CHAIR

I HEREBY CERTIFY that the foregoing resolution was duly adopted at the
regular meeting of the Planning Commission of the City of Garden Grove, State of
California, held on October 4, 2012, by the following votes:

AYES: COMMISSIONERS: BRIETIGAM, CABRAL, DOVINH, SILVA
NOES: COMMISSIONERS: NONE
ABSENT: COMMISSIONERS: BUI, LAZENBY, PAK
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/s/ JUDITH MOORE
SECRETARY

PLEASE NOTE: Any request for court review of this decision must be filed within 90
days of the date this decision was final (See Code of Civil Procedure Section
1094.6).

A decision becomes final if it is not timely appealed to the City Council. Appeal
deadline is October 25, 2012.
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Exhibit “"B"”
PERFORMANCE STANDARDS

Planned Unit Development No. PUD-128-12

The following performance standards shall apply as conditions of approval to any
future hotel resort development and/or subdivision of property covered by this
Planned Unit Development:

1. The developer shall execute, a “Notice of Discretionary Permit Approval and
Agreement with Conditions of Approval,” as prepared by the City Attorney’s
Office, on the property prior to issuance of building permits. These
conditions of approval run with the land and are binding upon the property
owner, his/her/its heirs, assigns, and successors in interest.

2. The term “applicant,” as referenced herein, shall refer to both the developer,
tenant/business operators and the property owners, including subsequent
purchasers and/or tenants of the project. The applicant and subsequent
owner/operators of such business shall adhere to the conditions of approval
for the life of the project, regardless of property ownership. Any changes of
the conditions of approval require approval by the Hearing Body.

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

4, All mitigation measures that are part of the Mitigated Negative Declaration
that was adopted in conjunction with approval of General Plan Amendment
No. GPA-2-12(B) and Planned Unit Development No. PUD-128-12 shall be
required to be implemented as part of the conditions of approval for this
project.

5. The project is subject to the Mitigation Monitoring Program adopted by the
City Council as part of the Mitigated Negative Declaration adopted by the City
in conjunction with approval of General Plan Amendment No. GPA-2-12(B)
and Planned Unit Development No. PUD-128-12. In order to assist City to
verify that all required project mitigation measures are complied with in a
timely manner, a project-specific mitigation-monitoring program for
monitoring all applicable project-related mitigation measures shall be
prepared by the developer/applicant and approved by the Planning Division
prior to issuance of building permits. Said mitigation monitoring program
shall be implemented during project construction through completion. The
developer shall provide the City with a quarterly report demonstrating
adherence to all mitigation measures. A person shall be designated by the
developer and or hotel operator that will be responsible for any hotel and pad
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Planned Unit Development No. PUD-128-12
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restaurants operational mitigation measures that extend beyond construction
completion. Said person shall provide a report to the City when requested.

6. In order to verify compliance with the applicable project mitigation measures
and performance standards for Planned Unit Development No. PUD-128-12,
the developer shall submit a full set of construction plans to the Community
Development Department for review prior to plan check submittal. The plans
shall include a dimensioned and detailed site plan, a floor plan, elevations, a
landscaping plan, and a lighting plan, each of which complies with all the
requirements established in these performance standards.

Public Works Engineering Division

The following provisions of the Public Works Engineering Division shall be complied
with:

7. The applicant shall be subject to Traffic Mitigation Fees.

8. Prior to the issuance of certificates of use and occupancy, the applicant shall
design and construct a traffic signal at the intersection of Harbor Boulevard
and the Project Entrance in a manner meeting the approval of the City Traffic
Engineer. ;

9. Prior to the issuance of certificates of use and occupancy, the applicant shali
design and construct raised median improvements on Harbor Boulevard to
facilitate ingress and egress at the Project Entrance in a manner meeting the
approval of the City Traffic Engineer. Said improvements shall include a 225-
foot southbound left turn pocket with a 90-foot taper and
removal/reconstruction of the median within, and south of the intersection,
to provide a full access to the Sheraton Hotel with a proper left turn pocket
and taper.

10. The main driveway approach on Harbor Boulevard shall be constructed in
accordance with Garden Grove Standard Plan B-120, or B-120a.

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

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

13. Grading and street improvement plans prepared by a registered Civil
Engineer are required. The grading plan shall be based on a current survey of
the site, including adjacent properties, and designed to preclude cross-lot
drainage. Minimum grades shall be 0.50% for concrete flow lines, 1.25% for
asphalt surfaces and 2.0% for landscaped areas. The grading plan shall also
include water and sewer improvements. All fees collected at the time of
permit issuance shall be based on the fee schedule in effect at that time.

14.  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 such as 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 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.

15. 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.
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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.

16. The applicant shall provide a hydrological analysis with scaled map and
calculations and hydraulic calculations to size drainage facilities per Orange
County RDMD standards. Parkway culverts shall be designed per Orange
County standard plan 1309, Type B.

17.  All trash container areas shall meet the following requirements:

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; and

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 Stormwater Handbook Section 3.2.9 and BMP Fact Sheet
SD-32 for additional information.

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

18. TIES TO HORIZONTAL CONTROL:

Prior to recordation of a final tract map, the surveyor/engineer preparing the
map shall tie the boundary of the map into the Horizontal Control System
established by the County Surveyor in a manner described in Sections
7-9-330 and 7-9-337 of the Orange County Subdivision Code and Orange
County Subdivision Manual, Subarticle 18. The surveyor/engineer shall
submit record information to the City on Auto Cad DWG format.

19. DIGITAL MAP SUBMISSION:
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Prior to recordation of a final tract map, the surveyor/engineer preparing the
map shall submit to the County Surveyor a digital graphics file of said map in
a manner described in Sections 7-9-330 and 7-9-337 of the Orange County
Subdivision Code and Orange County Subdivision Manual, Subarticle 18. The
surveyor/engineer shall submit record information to the City on Auto Cad
DWG format.

20.  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.

21. Any new or required block walls and/or retaining walls shall be shown on the
grading plans. Block walls shall be designed in accordance to City standards
or designed by a professional registered engineer.

22. The applicant shall remove the existing sidewalk on Harbor Boulevard along
the property frontage and construct a seven-foot decorative sidewalk
consistent with the existing enhanced sidewalk pattern in the Harbor resort
area, in a manner meeting the approval of the City Engineer. Said sidewalk
shall be separated from the street curb by a six-foot landscaped area
designed in a manner meeting the approval of the Planning Division Manager.

23. The applicant shall remove the existing sidewalk on Twintree Lane, along the
property frontage, and construct a six-foot sidewalk per City Standard Plan
B-106. Said sidewalk shall be separated from the street curb by a four-foot
landscaped area. The landscaped areas in front of, and in back of, the
sidewalk shall be designed in a manner meeting the approval of the Planning
Division Manager.

24. The applicant shall be responsible for the maintenance of the landscape,

sidewalk and lighting in the public right-of-way along Harbor Boulevard, in a
manner meeting the approval of the City Engineer.

Building Services Division

The following provisions of the Community Development Building Services Division
shall be met:
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25. All buildings and facilities shall be accessible from the sidewalks. Accessible
routes of travel shall be provided between all building and facilities on-site.

26. Openings in exterior walls are limited per Table 705.8 of the CBC depending
on proximity to the property line or to the imaginary property line between
buildings.

27.  All buildings must be fully sprinklered.

28. All buildings and facilities shall comply with the California Building Standards
Code.

Public Works Water Services Division

The following provisions of the Garden Grove Public Works Water Services Division
shall be met:

29. Water meters shall be located within the City right-of-way or within dedicated
waterline easement. Fire and water services, shall be installed by contractor
with Class A or C-34 license, per City water standards and inspected by
approved Public Works inspector.

30. 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.

31. 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.

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

33. Water system within private streets shall be constructed per City Standards
by developer and dedicated to the City. Bonding will be required.

34. Owner shall dedicate all rights to underground water without the right to
surface entry.
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35. Any new or existing water valve located within new concrete driveway or
sidewalk construction shall be reconstructed per City Standard B-753.

36. 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.

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

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

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

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

41. Site shall be graded so that no rain or landscape irrigation water can drain
into sewer drains in wash bays. All wash bays shall have adequate roof
overhang to prevent rainwater from entering wash bays. No outside sinks or
wash area shall be permitted. Owner shall maintain service records for sewer
lateral clarifier adequately demonstrating that clarifier maintained and that
wastes are disposed of in accordance with current laws and regulations for
hazardous waste.

42. All water generated from any dewatering system for subterranean
construction shall be discharged to the sanitary sewer as required by the City
of Garden Grove. The owner shall obtain a special discharge permit as
required by the Orange County Sanitation District. = Owner shall be
responsible for sampling, testing, and discharge as required by the Orange
County Sanitation District. Ground water pumped from under or around the
underground parking structure shall be discharged to the sewer system. A
separate “Industrial Waste Discharge” permit is required from the Orange
County Sanitation District prior to the City allowing any occupancy permits or
finals.
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43. Commercial food use of any type shall require the installation of an approved
grease interceptor prior to obtaining a business license.

44. 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.

45. Food grinders (garbage disposal devices) are prohibited per Ordinance 6 of
the Garden Grove Sanitary District Code of Regulations. Existing units are to
be removed.

46. 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.

47. 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.

Planning Services Division

The following provisions of the Community Development Planning Services Division
shall be met:

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

49. The applicant shall submit detailed plans showing the proposed location of
utilities and mechanical equipment to the Community Development
Department for review and approval prior to Building Division Plan Check.
The project shall also be subject to the following:
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50.

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

b. Above-ground utility equipment (e.g., electrical, gas, telephone, cable
TV) shall not be located in the street setbacks along Harbor Boulevard
and Twintree Lane, and shall be screened to the satisfaction of the
Community Development Department.

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

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

All landscaping shall be consistent with the landscape requirements within the
development standards set forth in Planned Unit Development No.
PUD-128-12. 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 low flow/precipitation 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. These trees shall be incorporated into the
landscaped frontages of all streets. Where clinging vines are
considered for covering walls, drought tolerant vines shall be used.
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(o Trees planted within ten feet (10') of any public right-of-way shall be
planted in a root barrier shield. All landscaping along street frontages
adjacent to driveways shall be of the low-height variety to ensure safe
sight clearance.

d. Landscaping along Harbor Boulevard, including within the
public-of-way, shall include two rows of Date Palm Trees (minimum
‘brown trunk height of 25 feet), canopy trees (minimum 24-inch box),
shrubs, and ground covers. Landscape materials shall match the
landscape materials used within the project located at the southwest
corner of Harbor Boulevard and Chapman Avenue unless the City
adopts a landscape design for Harbor Boulevard. The Community
Development Director may approve minor modifications to the
foregoing standards as to height, size, and placement of the palm trees
along Harbor Boulevard.

e. Landscaping along Twintree Lane, including within the public-of-way
shall include canopy trees (minimum 24-inch box), shrubs, and ground
covers. Landscape materials shall match the landscape materials used
along the Harbor Boulevard, and shall be properly maintained.

f. Flexibility to the height of the palm trees, and their placement along
Harbor Boulevard, shall be reviewed and approved by the Community
Development Director.

g. All landscape areas, including the areas located within the public
right-of-way along Harbor Boulevard and Twintree Lane, are the
responsibility of the developer/operator of the hotels and restaurants.

h. 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.

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

a. Monday through Saturday - not before 7 a.m. and not after 8 p.m. (of
the same day).
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b. Sunday and Federal Holidays may work the same hours but subject to
the restrictions as stipulated in Sections 8.47.040 to 8.47.060 of the
Municipal Code.

52. The developer shall receive approval of a subdivision map (Tentative Tract
Map) in order to reconfigure the project site prior to submitting construction
plans to the City of Garden Grove. Said approval shall be subject to a
Development Agreement.

53. The developer/owner shall prepare Covenants, Conditions, and Restrictions
(CC&R's), or a similar document, for review and approval by the City
Attorney's office and Community Development Department prior to the
issuance of building permits, which will bind the owner(s) / operator(s) of the
project site in the future. The CC&Rs shall include, without limitation, all
provisions of PUD-128-12 development standards, all applicable project
mitigation measures, operational and maintenance provisions for the entire
site and those areas noted within the boundaries of the Project site, and
other provisions applicable to the Project. The approved CC&R's shall be
recorded at the same time that the subdivision map is recorded and two
copies of the recorded CC&R's shall be provided to the Planning Division. The
CC&R's shall include the following stipulations:

a. Provisions for common maintenance of all the landscape areas,
including landscaping and landscape lighting within the project, public
right—of-wa_y, driveways, and parking areas.

b. Provisions for reciprocal access and parking between properties.
Parking provisions shall also include provisions for future Valet Parking.

C. Best Management Practices shall be incorporated to detour and/or
abate any graffiti vandalism throughout the project and throughout the
life of the project.

d. The CC&R'’s shall provide provisions for the tenant/property owners a
means of contacting persons responsible for site maintenance, repairs,
trash pick-up, and other related matters for a development of this
type. This also includes ensuring tree overhangs do not block or
hinder any vehicles such street sweepers, trash trucks, fire trucks,
etc., from maneuvering on the streets within the project.

e. The above stipulations shall not be modified without the approval of
the City of Garden Grove. The CC&R'’s shall contain a provision that
indicates CC&R’s may not be terminated or substantially amended
without the consent of the City.
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f. The CC&R'’s shall include provisions 'acceptable to City regarding the
Association’s and Owners’ responsibilities for compliance with all
applicable water quality laws and regulations. Such provisions shall
require the Association and Owners to maintain the site and all
common areas in compliance with all applicable water quality laws,
regulations, and standards of the State, City, or any other applicable
governmental agency, including, but not limited to, all National
Pollution Discharge Elimination System (NPDES) regulations presently
in effect and as amended, and the provisions of Title 6, Chapter 40
(Stormwater Quality) of the Garden Grove Municipal Code, as it may
be amended from time to time. In addition, the CC&Rs shall expressly
allocate responsibility to the Association or another entity to
implement, and fund implementation of, the Operations and
Maintenance (“O&M”) Plan applicable to the Property, which was
approved by the City as part of the Water Quality Management Plan
("WQMP") required for development of the Property, and to operate
and maintain the Best Management Practices ("BMPs"”) described in the

O&M Plan.

g. Provisions substantially similar to the follow shall be included within the
CC&R's:
i Enforcement: The City is hereby made a party to this

Declaration solely for purposes of enforcing its provisions, the
Performance Standards of Planned Unit Development No.
PUD-128-12, and the Conditions of Approval of [IDENTIFY
APPLICABLE ENTITLEMENT].. The City, its agents, departments
and employees shall have the unrestricted right and authority,
but not the obligation, to enforce the provisions of this
Declaration, the Performance Standards of Planned Unit
Development No. PUD-128-12, and the Conditions of Approval
of [IDENTIFY APPLICABLE ENTITLEMENT]. The City, its agents,
departments and employees may further refuse to issue any
building, electrical or plumbing permit that may be in violation of
this Declaration or the Performance Standards and other
provisions of Planned Unit Development No. PUD-128-12;
however, the City shall not be liable for failing or refusing to
enforce the provisions of this Declaration, the Performance
Standards of Planned Unit Development No. PUD-128-12, or the
Conditions of  Approval of [IDENTIFY  APPLICABLE
ENTITLEMENT]. In the enforcement of this Declaration, the City
shall not be limited to the procedures or processes described
herein and may use any remedy provided under law or equity,
including the City’ Municipal Code. The alternative dispute
resolution procedures set forth in [SPECIFY APPLICABLE
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ARTICLE OR SECTION] of this Declaration shall not apply to the
City.

ii. Assessments: The City may levy special assessments
against the properties in connection with its actions to enforce
the provisions of this Declaration, the Performance Standards of
Planned Unit Development No. PUD-128-12, and/or the
Conditions of  Approval of  [IDENTIFY  APPLICABLE
ENTITLEMENT],, or to abate the violation thereof. @ The City
shall have the same power as the Association to levy special
assessments pursuant to the provisions of [SECTION] of this
Declaration in the event that it incurs expenses in the
enforcement of the provisions of this Declaration, the
Performance Standards of Planned Unit Development No.
PUD-128-12, and/or the Conditions of Approval of [IDENTIFY
APPLICABLE ENTITLEMENT]. Notice of intention to make such
assessment shall be mailed by the City to the Owner of each
affected [LOT/UNIT] affording the Owner thirty (30) days’ notice
to satisfy or reimburse the City’s expenditure. In the event of
the failure of any Owner of any affected [LOT/UNIT] to
reimburse the City within thirty (30) days, notice of such
assessment shall be mailed by the City to said Owner, and said
assessment shall thereafter be due as a separate debt to the
City within thirty (30) days following the mailing of such notice.
Any such delinquent assessment may be and may become a lien
upon the interest of the defaulting Owner in the Lot upon the
execution by the City and the recording in the Orange County
Recorder’s office of a notice of delinquent assessment under the
same conditions that the Association could record the same
pursuant to the provisions of [SECTION]. The City may
foreclose on such notice of delinquent assessment in the same
manner and with the same power as the Association could
foreclose on such notice pursuant to the provisions of
[SECTION]. It is the intent of Declarant, which intent shall be
binding upon all of Declarant’s successors in interest in the
Properties, that the City shall be deemed an interest holder
pursuant to the provisions of these Declarations in order to
enforce the rights which have been given to the City generally in
these Declarations and specifically pursuant to this Section.

iii. Attorney Fees: The City shall be entitled to recover its
attorney’s fees incurred in connection with its actions to enforce
the provisions of this Declaration, the Performance Standards of
Planned Unit Development No. PUD-128-12, and/or the

Page 142 of 282



Exhibit *B” Page 14
Planned Unit Development No. PUD-128-12
Performance Standards

Conditions of  Approval of [IDENTIFY  APPLICABLE
ENTITLEMENT], or to abate the violation thereof.

iv. Public Safety Access: The Police and Fire Department
personnel may enter upon any part of the common area for the
purpose of enforcing State and Local laws.

54. The developer shall comply with all provisions of the Community
Development Department including, but not limited to, the following:

a. The facades of the hotels and freestanding pad buildings 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
Development Department prior to the issuance of building permits.

b. Prior to the finalization of working drawings for Planning Division,
Engineering Division, and Building Division Plan Check, the developer
shall submit to the Community Development Department detailed and
dimensioned plot plans, floor plans, exterior elevations, and landscape
plans which reflect the above 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
hotel rooms. Mechanical equipment, including air conditioning units,
pool equipment, sump pump, etc., shall not be located closer than five
feet of any side or rear property line and shall not be located in the
front landscape setback. Air conditioning units and all other
mechanical shall be completely screened from public view from the
street and/or common open space area.

C. Should the developer elect to build the project in more than one
phase, then a phasing plan shall be submitted to the Community
Development Department prior to issuance of building permits. The
phasing plan shall include, but not limited to, a site plan showing the
phasing areas, protection of finished units, and protection for related
safety issues concerning pedestrians and non-construction vehicles.
The perimeter improvements including landscaping, walls, street
improvements, and underground utilities, shall be completed in the
first phase. The phasing plan shall be approved by the Community
Development, Fire, and Public Works Departments prior to issuance of
building permits.

d. If at any time after the construction of the hotels, the City receives
complaints about the light and glare reflected by the hotel’s windows,
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the developer/operator shall remedy the situation to the satisfaction of
the Community Development Department.

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

a. All block walls constructed on the project site shall be of slump stone
or split-face block with decorative caps, subject to Community
Development Department’s approval, shall maintain a maximum height
of 8-feet as measured from the property’s finished grade.

b. An eight-foot high block wall shall be constructed along the eastern
property line, adjacent to the residential properties. Said block wall
shall maintain a 15-foot setback from the Twintree Lane property line, |
and any wall constructed within this 15-foot area shall maintain a
maximum height of three-feet.

C. Any new block walls constructed along the Twintree Lane property line
(southern property line) shall maintain a five-foot setback from the
property line. The setback to the block wall may be reduced to three-
feet if additional two-feet of right-of-way landscape area is available
adjacent to the property line.

d. Any walls constructed along the Harbor Boulevard property line shall
observe a setback of 21-feet from the face of curb. At no time shall a
wall be placed within nine-feet from the property line.

e. If, at any time, the project’'s perimeter block wall extends toward
Choisser Road, the wall shall maintain a minimum setback of 15 feet
from the property line. The 15-foot setback area shall be properly
landscaped and irrigated per the landscaping requirements of the
project.

f. The developer shall work with adjacent property owners in designing
and constructing the required perimeter block wall 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
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56.

57.

58.

59,

existing wall or fence has the potential to affect the landscape planter,
then the Developer shall work with City Staff to address this situation.

g. The Community Development Director may authorize minor
modifications to the required wall heights and setbacks set forth above
as authorized pursuant to the Ordinance approving Planned Unit
Development No. PUD-128-12. Notwithstanding the foregoing, with
exception of the block wall on the easterly property line shall comply
with all standards required as by mitigation measures pursuant to the
mitigated negative declaration and identified in the mitigation
monitoring program.

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, the use of solar or low-emission water
heaters, use low-sodium parking lot lights, and ensure compliance with Title
24,

Building color and material samples shall be submitted to the Planning
Division for review and approval prior to issuance of building permits. All
buildings shall incorporate decorative design features, architectural
enhancements, and other design elements that are designed to the
satisfaction of the Community Development Department.

The parking structures shall be designed to be architecturally compatible with
on-site buildings, utilizing similar design features, details, and materials. All
sides' of a parking structure that are in view from adjacent properties and
public-rights-of-way shall be architecturally enhanced. Parking structures
shall be well illuminated, including having the interior of the parking garage
painted a light color, and designed to meet City parking standards for aisle
width, stall sizes, and height clearances. The design of the parking structure
stair well shall architecturally match the design of the parking structure, and
shall be designed to reduce visibility to the adjacent residential properties.
The interior driving surfaces of the parking structure shall be treated in a
manner to prevent tire screeching.

The driveways on Harbor Boulevard and Twintree Lane shall have enhanced
concrete treatment. All details of the decorative entry shall be submitted on
the required landscape plans for review and approval of the Community
Development Department.
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60. The service and sale of alcoholic beverages shall be subject to approval of a
Conditional Use Permit. Also, Site Plan approval shall be required for each
pad building.

61. Refuse storage and collection areas shall be provided and subject to both
Garden Grove Sanitation District (GGSD), and GGSD contracted solid waste
handler/hauler approval, and be subject to applicable building and fire codes.

62. The refuse storage areas shall be properly maintained. The refuse storage
enclosure doors shall be kept closed and secured, except during rash disposal
or pickup. Trash pickups and automated parking lot cleaning/sweeping, shall
occur between the hours of 8:00 a.m. and 6:00 p.m. Trash pickups shall
occur a minimum of three (3) trash pickups per week.

63. No satellite dish antennas shall be installed on said premises unless and until
plans have been submitted to and approved by the Community Development
Department, Planning Division, which may require proper screening to hid
such appurtenances from public view.

64. The service doors of all buildings shall be kept closed at all times during
hours of operation except in case of emergency or to permit deliveries. Panic
hardware on doors shall comply with all City Code requirements.

65. The developer/owner shall submit signed letters acknowledging receipt of the
decision for General Plan Amendment No. GPA-2-12(B) and Planned
Development No. PUD-128-12, and their agreement with all conditions of
approval.

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

67. Graffiti shall be removed from the project site and all parking lots under the
control of the developer within 120 hours of application/notification.

68. For all buildings in which alcoholic beverages will be served, a prominent,
permanent sign stating "NO LOITERING IS ALLOWED ON OR IN FRONT OF
THESE PREMISES” shall be posted in a place that is clearly visible to patrons
of the licensee. The size, format, form, placement, and languages of the sign
shall be determined by the Department of Alcoholic Beverage Control.

69. The operation of the hotels and restaurants shall comply with the standards

of Planned Unit Development No. PUD-128-12, and the mitigation measures
outlined within the Mitigated Negative Declaration adopted for this project.
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This includes complying with all provisions of Alcoholic Beverage Control Act.

In addition, this provision also governs the conference rooms, meeting
rooms, restaurants, and the indoor/outdoor areas. In regards to specific
activities within the meeting rooms, and recreation areas, regardless of the
type of event conducted, no event or activity shall at any time be or become
a nuisance, disturbance or, or cause complaints for hotel guests or occupants
of the surrounding area/properties, or in any way, endanger the public
health, safety, or welfare.

70. In the event any legal action or proceeding is filed against the City of Garden
Grove and/or applicant or its successors or assigns, seeking to attack, set
aside, void or annul any approval or condition of approval of the City of
Garden Grove concerning the Project, including, but not limited to, the
Mitigated Negative Declaration, General Plan Amendment No. GPA-2-12(B),
Planned Unit Development No. PUD-128-12, any applicable Conditional Use
Permit approved by the City, or any Development Agreement approved by
the City defend (with legal counsel mutually selected by the applicant and the
office of the City Attorney), indemnify, and hold harmless the City, its
officers, agents, and employees from and against any such legal action or
proceeding.

Fire Department

The following provisions of the Garden Grove Fire Department and the California
Fire Code shall be met:

71. Buildings shall be required to meet current High-Rise Standards, including,
but it not limited to, the following:

a. Including Fire Command Center (FCC).

6. Fire pumps, NFPA 20.

C. Installation of water tank as a secondary water source.

d. Fire Department standpipes shall be in vestibules and not stairwells.

e. Fire Department connections will be within 50-feet of a City Hydrant.

f. Knox-Box key systems shall be installed at the Fire Control Rooms and
emergency gates and where deemed necessary. Hinged recessed

mount to structure style required.

g. Life safety alarms per NFPA 72.
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h.  Smoke control systems.

72.  All buildings shall be required to meet all adopted local changes to the
California Building Code (CBC) and California Fire Code (CFC) in the municipal
Code, Chapters 12 and 32.

73.  All vehicle access shall meet the standards provided for in the CFC for widths,
turning radius, and hammerhead turnarounds. The fire access area shall be
paved. Any fencing that crosses the subject fire emergency access shall be
provided with a Knox override system. An emergency access plan shall be
submitted to the Fire Department for review and approval prior to installation
of the fire access.

74. A Bi-Directional Amplifier (BDA) system for emergency radios shall be
installed for use in all areas not meeting radio coverage requirements, CFC
Section 510,

75. Water supply and hydrants shall be installed before the start of construction.
76. All interior decorations shall meet the State Fire marshal flame retardant test.

77. The development shall meet the City’s hazardous materials disclosure plan
for any storage or use of hazardous materials.

78. The development is subject to a third party inspector, at the owner’s expense
to certify the alarm systems, sprinkler systems, and smoke removal systems.

79. All plans submitted are subject to review and corrections, as needed per CBC
and CFC conditions.

80. Fire hydrants shall be provided on-site. The fire hydrants shall be on a loop
system approved by the Fire Department and on their own water line. The
fire hydrants shall be within 50-0” of the Fire Department connection (FDC).
All sprinklers shall be on their own dedicated lines. The fire hydrants shall be
installed and fully operational prior to any combustible material being
delivered to the site. Prior to and during construction, a temporary roadway
shall be constructed and maintained to the satisfaction of the Fire
Department for access to each of these fire hydrants. The Fire lanes serving
the site shall be constructed to support the weight load of Fire truck(s) per
Fire Department requirements.

81. All Fire related aspects of the proposed project shall comply with California
Fire Codes and the California Building Codes 2010 Edition.
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82. An all-weather fire access road shall be in place before combustible materials
are placed on-site. Required water supply for fire protection shall be in place
before building with combustible materials commences.

83. All buildings shall be sprinklered according to NFPA 13 standards and shall
have fire alarms according to NPA 72 under the current year adopted by the
Garden Grove Fire Department.

84. All Fire Department connections shall have a 3'-0” clearance and shall be
clear of all obstructions and vegetation.
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RESOLUTION NO. 5898-17

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF GARDEN GROVE
ADOPTING A SUBSEQUENT MITIGATED NEGATIVE DECLARATION AND MITIGATION
MONITORING AND REPORTING PROGRAM FOR THE SITE C HOTEL RESORT
PROJECT.

A. In 2012, the Garden Grove City Council approved General Plan Amendment
No. GPA-2-12(B) and Planned Unit Development No. PUD-128-12 and adopted a
Mitigated Negative Declaration and Mitigation Monitoring and Reporting Program to
facilitate the future development of a resort hotel development project known as the
“Site C Project” on approximately 5.2 acres of land located at the northeast corner
of Harbor Boulevard and Twintree Lane, west of Choisser Road (the “Site”). As
approved in 2012, the Site C Project called for up to 769 rooms and ancillary hotel
uses such as pools, spas, and fithess centers within one (1) full-service and two (2)
limited-service resort hotels with up to 104,000 aggregate square feet of
conference/meeting banquet space, hotel restaurant space, and freestanding pad
restaurant/entertainment space, and a multi-level parking garage with 1,297
parking spaces. Planned Unit Development No. PUD-128-12 incorporated a
conceptual site plan depicting the Site C Project, as it was contemplated in 2012.

B. Investel Garden Resorts, LLC (“Applicant”) now requests approval of a Site
Plan, Tentative Tract Map, and Development Agreement to implement the Site C
Project and proposed modifications to the 2012 conceptual site plan (the “Modified
Project”). The number of hotels, maximum number of hotel rooms, and maximum
building heights remain the same, but the size of the Site, the configuration of the
buildings, the amount and type of ancillary uses, and the internal circulation and
site access have been modified.

C. Pursuant to the Modified Project, the number of hotels, maximum number of
hotel rooms, and maximum building heights will remain the same as approved in
2012, but the size of the Site, the configuration of the buildings, the amount and
type of ancillary uses, and the internal circulation and site access have been
modified. The Modified Project will be constructed on 4.3-acres located at the
northeast corner of Harbor Boulevard and Twintree Lane, west of Choisser Road at
12222, 12252, 12262, 12272, 12292, and 12302 Harbor Boulevard, 12511, 12531,
12551 and 12571 Twintree Lane, and 12233, 12235, 12237, and 12239 Choisser
Road, Assessor’s Parcel Nos. 231-491-20, 231-521-01, 02, 03, 04, 05, 06, 07, 08,
09, and 10; and 231-491-12, 13, 14, 15, 16, 17, 18, and 19.

D. The Modified Project generally includes: (1) a change to two full-service
hotels and one limited-service hotel; (2) changes to on-site circulation and access,
including a new secondary driveway along Harbor Boulevard at the most southerly
portion of the site, and changes to the parking structure including two entrances
instead of the previous three entrances, and one level of subterranean parking
(maintaining the same 1,297 total spaces approved in 2012); (3) the introduction
of retail uses; (4) minor changes to the total square footage of conference/ meeting
banquet space, restaurant/retail/entertainment space, hotel ancillary uses (such as
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Resolution No. 5898-17

gyms, spas, salon, a hotel shop, and a kids club) and hotel restaurant space; and
(5) modifications to the building placements and configuration, including (a) shifting
the placement of Hotel A to maintain a 5-foot setback from the north property line,
a 10-foot setback from the east property line, and expanding the hotel’s second
floor terrace along the northerly portion of the property line toward Harbor
Boulevard, constructing a new retail building at the northwest corner of the site
that connects to hotel a via a second floor terrace, and relocating the valet drop-off
for Hotel A; (b) swapping the placement of Hotel B with a restaurant pad building
so that the restaurant pad is located at the southwest corner of the project site and
Hotel B is located just north of the restaurant pad building with a connection
provided between both structures via the hotel’s second floor terrace; and (c)
expanding and reconfiguring the usable outdoor roof deck area of Hotel A, which
includes increasing the height of certain portions of the outdoor roof deck area from
75 feet to 80 feet and 85 feet, while continuing to maintain the easterly most
portion of the parking structure at a height of 75 feet. The size of the Modified
Project site has been reduced from 5.2-acres to 4.3-acres. The land use actions
requested to implement the Modified Project include: (1) Site Plan No. SP-043-2017
depicting the Modified Project; (2) Tentative Tract Map No. TT-17455 to adjust the
rear property lines of four (4) existing city-owned parcels located at the northeast
corner of the site on Choisser Road to incorporate a portion of these parcels into
the Modified Project site and to consolidate existing parcels on the Modified Project
site into two (2) lots to facilitate development of the Modified Project and future
commercial condominiumization; and (3) Development Agreement No. DA-008-
2017, providing the Applicant with a vested right to develop the Modified Project in
accordance with Site Plan No. SP-043-2017 and Tentative Tract Map No. TT-17455.

E. Based on the approval of the Site C Project and adoption of a Mitigated
Negative Declaration in 2012, pursuant to the California Environmental Quality Act,
California Public Resources Code Section 21000 et seq. ("CEQA") and CEQA's
implementing guidelines, California Code of Regulations, Title 14, Section 15000 et
seq.,the City of Garden Grove prepared an Initial Study to determine if the
proposed modifications reflected in the Modified Project will result in any new
significant impacts or a substantial increase in the severity of previously identified
significant impacts as required by CEQA Section 21166 and CEQA Guidelines
Section 15162. Based on the Initial Study and supporting technical analyses, it was
determined that the proposed Modified Project qualifies for a Subsequent Mitigated
Negative Declaration because the proposed Modified Project along with the
mitigation measures identified in the Initial Study cannot, or will not, have any new
significant effects on the environment or result in a substantial increase in the
severity of previously identified significant effects.

F. A Mitigation Monitoring and Reporting Program has been prepared and is
attached to the Subsequent Mitigated Negative Declaration listing the mitigation
measures and design features to be monitored during project implementation,
which is also summarized in Exhibit "A” attached hereto.
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G. The Subsequent Mitigated Negative Declaration and Mitigation Monitoring and
Reporting Program was prepared and circulated in accordance with CEQA and
CEQA's implementing guidelines.

H. The Planning Commission of the City of Garden Grove held a duly noticed
public hearing on November 2, 2017, and considered all oral and written testimony
presented regarding the initial study, the Subsequent Mitigated Negative
Declaration, the Mitigation Monitoring and Reporting Program, and the Modified
Project.

I. A duly noticed public hearing was held by the Planning Commission on
November 2, 2017, and all interested persons were given an opportunity to be
heard.

J.  The Planning Commission gave due and careful consideration to the matter
during its meeting of November 2, 2017.

NOW, THEREFORE, BE IT RESOLVED, FOUND, AND DETERMINED as follows:

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

2. 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
Modified Project will have any new significant effect on the
environment or result in a substantial increase in the severity of
previously identified significant effects.

3. The Planning Commission further finds that the adoption of the
Subsequent Mitigated Negative Declaration reflects the Planning
Commission’s independent judgment and analysis.

4, Therefore, the Planning Commission of the City of Garden Grove, in
regular session assembled on November 2, 2017, does hereby adopt
the Subsequent Mitigated Negative Declaration and Mitigation
Monitoring and Reporting Program.

5. The record of proceedings on which the Planning Commission’s
decision is based is located at the City of Garden Grove, 11222 Acacia
Parkway, Garden Grove, California. The custodian of record of
proceedings is the Director of Community and Economic Development.
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Adopted this 2nd day of November, 2017

ATTEST: /s/ ANDREW KANZLER
CHAIR

/s/ JUDITH MOORE
RECORDING SECRETARY

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

I, JUDITH MOORE, Secretary of the City of Garden Grove Planning
Commission, do hereby certify that the foregoing Resolution was duly adopted by
the Planning Commission of the City of Garden Grove, California, at a meeting held
on November 2, 2017, by the following vote:

AYES: COMMISSIONERS: (6) BRIETIGAM, KANZLER, LAZENBY, LEHMAN,
NGUYEN, TRUONG

NOES: COMMISSIONERS: (0) NONE

ABSENT: COMMISSIONERS: (1) SALAZAR

/s/ JUDITH MOORE
RECORDING SECRETARY
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RESOLUTION NO. 5899-17

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF GARDEN GROVE
APPROVING SITE PLAN NO. SP-043-2017 AND TENTATIVE TRACT MAP NO.
TT-17455 FOR THE MODIFIED SITE C RESORT HOTEL DEVELOPMENT PROJECT ON
PROPERTY LOCATED AT 12222, 12252, 12262, 12272, 12292, AND 12302 HARBOR
BOULEVARD, 12511, 12531, 12551 AND 12571 TWINTREE LANE, AND 12233,
12235, 12237, AND 12239 CHOISSER ROAD, ASSESSOR’S PARCEL NOS.
231-421-20, 231-521-01, 02, 03, 04, 05, 06, 07, 08, 09, AND 10; AND
231-491-12, 13, 14, 15, 16, 17, 18, AND 19.

BE IT RESOLVED that the Planning Commission of the City of Garden Grove, in
regular session assembled on November 2, 2017, does hereby approve Site Plan
No. SP-043-2017, and Tentative Tract Map No. TT-17455, for land located at the
northeast corner of Harbor Boulevard and Twintree Lane, west of Choisser Road at
12222, 12252, 12262, 12272, 12292, and 12302 Harbor Boulevard, 12511, 12531,
12551 and 12571 Twintree Lane, and 12233, 12235, 12237, and 12239 Choisser
Road, Assessor’s Parcel Nos. 231-421-20, 231-521-01, 02, 03, 04, 05, 06, 07, 08,
09, and 10; and 231-491-12, 13, 14, 15, 16, 17, 18, and 19 (collectively, the
“Site”).

BE IT FURTHER RESOLVED in the matter of Site Plan No. SP-043-2017 and
Tentative Tract Map No. TT-17455, the Planning Commission of the City of Garden
Grove does hereby report as follows:

1. The subject case was initiated by Investel Garden Resorts, LLC (the “Applicant”).

2. In 2012, the Garden Grove City Council approved General Plan Amendment No.
GPA-2-12(B) and Planned Unit Development No. PUD-128-12 and adopted a
Mitigated Negative Declaration and Mitigation Monitoring and Reporting Program
to facilitate the future development of a resort hotel development project (the
“Site C Project”) on the Site. Planned Unit Development No. PUD-128-12
incorporates a conceptual site plan depicting the Site C Project, as it was
contemplated at the time. The Applicant now requests approval of a Site Plan,
Tentative Tract Map, and Development Agreement to implement the Site C
Project and proposed modifications to the 2012 conceptual site plan (the
“Modified Project”). The request includes: (i) Planning Commission approval of
Site Plan No. SP-043-2017 depicting the Modified Project, which includes the
same number of hotels, maximum number of hotel rooms, and maximum
building heights as approved in 2012, but proposes modifications to the
configuration of the buildings, the internal circulation and site access, and the
amount and type of ancillary uses; (ii) Planning Commission approval of
Tentative Tract Map No. TT-17455 to adjust the rear property lines of four (4)
parcels located on Choisser Road and to consolidate existing parcels into two (2)
lots to facilitate the development of the Modified Project and future commercial
condominiumization; and (iii) City Council approval of Development Agreement
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No. DA-008-2017 between the City of Garden Grove and Investel Garden
Resorts, LLC, providing the Applicant with a vested right to develop the Modified
Project in accordance with Site Plan No. SP-043-2017 and Tentative Tract Map
No. TT-17455.

3. Based on the approval of the Site C Project and adoption of a Mitigated Negative
Declaration in 2012, pursuant to the California Environmental Quality Act,
California Public Resources Code Section 21000 et seq. ("CEQA") and CEQA's
implementing guidelines, California Code of Reguilations, Title 14, Section 15000
et seq., the City of Garden Grove prepared an Initial Study to determine if the
proposed modifications resulting from the Modified Project will result in any new
significant impacts or a substantial increase in the severity of previously
identified significant impacts as required by CEQA Section 21166 and CEQA
Guidelines Section 15162. Based on the Initial Study and supporting technical
analyses, it was determined that the proposed Modified Project qualifies for a
Subsequent Mitigated Negative Declaration because the proposed Modified
Project, along with the mitigation measures identified in the Initial Study cannot,
or will not, have any new significant effects on the environment or result in a
substantial increase in the severity of previously identified significant effects.

4. The property has a General Plan Land Use designation of International West
Mixed Use and is zoned Planned Unit Development No. PUD-128-12. The subject
Site is 4.3-acres and is currently vacant and unimproved. The Project Site abuts
a vacant commercial lot to the north (the “Sunbelt Property”); commercial
buildings and one-story, single-family homes to the south; one-story, single-
family homes to the east; and commercial uses, the Sheraton Hotel, and vacant
properties to the west. In accordance with Section 5 of Ordinance No. 2824, the
Community and Economic Development Director has determined, in her
reasonable discretion, that design of the Modified Project preserves direct vehicle
access to and from the Sunbelt Property from Harbor Boulevard for both
northbound and southbound traffic traveling on Harbor Boulevard.

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

6. Report submitted by City staff was reviewed.

7. Pursuant to a legal notice, a public hearing was held on November 2, 2017, and
all interested persons were given an opportunity to be heard.

8. Concurrently with adoption of this Resolution, on November 2, 2017, the
Planning Commission adopted Resolution No. 5898-17 adopting a Subsequent
Mitigated Negative Declaration and Mitigation Monitoring and Reporting Program
for the Modified Project, and Resolution No. 5900-17 recommending approval of
Development Agreement No. DA-008-2017 by the Garden Grove City Council.
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The facts and findings set forth in Planning Commission Resolution Nos. 5898-17
and 5900-17 are hereby incorporated into this Resolution by reference.

9. The Planning Commission gave due and careful consideration to the matter
during its meeting of November 2, 2017.

BE IT FURTHER RESOLVED, FOUND AND DETERMINED that the facts and reasons
supporting the conclusion of the Planning Commission, as required under Municipal
Code Sections 9.32.030 and 9.40.060, are as follows:

FACTS:

In 2012, the Garden Grove City Council approved General Plan Amendment No.
GPA-2-12(B) and Planned Unit Development No. PUD-128-12 and adopted a
Mitigated Negative Declaration and Mitigation Monitoring and Reporting Program to
facilitate the future development of a resort hotel project known as the Site C Project.
As approved in 2012, the Site C Project called for up to 769 rooms and ancillary hotel
uses such as pools, spas, and fitneess centers within one (1) full-service and two
(2) limited-service resort hotels with up to 104,000 aggregate square feet of
conference/meeting banquet space, hotel restaurant space, and freestanding pad
restaurant/entertainment space, and a muliti-leve!l parking garage with 1,297
parking spaces on b5.2-acres. Planned Unit Development No. PUD-128-12
incorporated a conceptual site plan depicting the Site C Project, as it was
contemplated at the time. The conceptual site plan envisioned two vehicular access
points to the Project Site, one on Harbor Boulevard, across from the entrance to the
Sheraton Hotel, and another on Twintree Lane. The Planned Unit Development
standards require the installation of a traffic signal at the main Project entrance on
Harbor Boulevard and related raised median improvements in Harbor Boulevard.
Planned Unit Development No. PUD-128-12 allows the number of parking spaces to
be reduced below 1,297 to the extent justified by a parking study in the event the
approved project consists of less than 769 rooms and/or the prescribed square
footages of the total combined conference/ meeting banquet space and restaurant
changes.

The Applicant now proposes to develop the Site C Project, and proposes certain
modifications to the Project depicted in the 2012 conceptual site plan. The number
of hotels, maximum number of hotel rooms, and maximum building heights remain
the same, but the size of the Site, the configuration of the buildings, the amount
and type of ancillary uses, and the internal circulation and site access have been
modified.

The Modified Project consists of 769 hotel rooms and approximately 26,090 square
feet of additional hotel ancillary uses within two (2) full-serve and one (1)
limited-service hotel, approximately 39,867 square feet of conference/meeting
banquet space, approximately 36,885 square feet of
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restaurant/retail/entertainment space, approximately 24,014 square feet of hotel
restaurant space, and a total of up to 1,297 parking spaces within a multi-level
parking structure with one level of subterranean parking. The Modified Project will
be constructed on approximately 4.3-acres.

Planned Unit Development No. PUD-128-12 and the 2012 conceptual site plan
contemplate the potential development of the Site and the adjacent property located
to the north of the Site at 12202 Harbor Boulevard and identified as Assessor’s Parcel
No. 231-491-21 (the “Sunbelt Property”) as part of a single project. Garden Grove
City Council Ordinance No. 2824, approving Planned Unit Development No. PUD-128-
12 provides that, in the event the Sunbelt Property is not developed as part of a
single project with the remainder of the Site, the Community Development Director
shall ensure, in his or her reasonable discretion, that access to the Sunbelt Property is
adequately maintained through either an access easement between the two
properties or preservation of direct vehicle access to and from the Sunbelt Property
from Harbor Boulevard for both northbound and southbound traffic traveling on
Harbor Boulevard. The Modified Project does not include development of the Sunbelt
Property as part of a single project and does not provide for an access easement.
Thus, access to and from the Sunbelt property will be maintained directly from Harbor
Boulevard. In June 2017, RK Engineering conducted an analysis on behalf of the City
analyzing alternatives for providing access to and from the Sunbelt Property from
Harbor Boulevard. Based on this analysis, right turn-in and turn-out unsignalized
access to and from the Sunbelt Property from Harbor Boulevard is recommended.
Under this alternative, outbound vehicles can access southbound Harbor Boulevard by
making a right-turn at the driveway and then performing a U-Turn maneuver to
southbound Harbor Boulevard at the existing Harbor Boulevard / Target Driveway
signalized intersection. Inbound vehicles traveling southbound on Harbor Boulevard
can access the Sunbelt Property by making a U-Turn maneuver at the traffic signal to
be installed at the Site C / Sheraton Hotel access intersection and then proceed
northbound on Harbor Boulevard where vehicles can turn right into the Sunbelt
Property. The RK Engineering analysis recommends against creating median breaks in
Harbor Boulevard to allow for unprotected left turn movements directly to/from the
Sunbelt Property along Harbor Boulevard, finding that doing so would create an
operational deficiency and hazard for vehicles traveling on Harbor Boulevard. In
accordance with Section 5 of Ordinance No. 2824, the Community and Economic
Development Director has determined, in her reasonable discretion, that design of the
Modified Project, which provides for U-Turn movements at the signalized intersection
at the main Project entrance, preserves direct vehicle access to and from the Sunbelt
Property from Harbor Boulevard for both northbound and southbound traffic traveling
on Harbor Boulevard.

To facilitate the Modified Project, a Site Plan is required depicting the Modified
Project, and a Tentative Tract Map is required to adjust the rear property lines of
four (4) existing city-owned parcels located at the northeast corner of the site on
Choisser Road to incorporate a portion of these parcels into the Modified Project
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Site and to consolidate the existing parcels on the Modified Project Site into two (2)
lots to facilitate development of the Modified Project and future commercial
condominiumization.

The Modified Project has been designed to comply with the performance standards
of Planned Unit Development No. PUD-128-12, including maintaining the same
number of hotels and hotel rooms, and complying with the building setbacks,
parking, and maximum building heights as approved in 2012.

The Modified Project is located in the Grove District Anaheim Resort, which is

designated as a resort destination that encourages hotels, restaurants, and
entertainment uses.

FINDINGS AND REASONS:

Site Plan:

1. The Site Plan complies with the spirit and intent of the provisions, conditions
and requirements of Title 9 and is consistent with the General Plan.

The Site has a General Plan Land Use Designation of the International West
Mixed Use, which is intended to promote the development of resorts,
entertainment, retail, restaurants, and hotels along Harbor Boulevard. Policy
ED-1.1 of the Economic Development Element encourages the development
and expansion of hotel facilities on key corridors in the City, such as Harbor
Boulevard, while Goal LU-9 of the Land Use Element for the International
West seeks to develop this area as a tourism and entertainment destination.
The Project site is currently vacant and unimproved, and the Modified Project
will fulfill the goals of the General Plan.

The Modified Project has been designed to comply with the development
standards and performance standards of Planned Unit Development No.
PUD-128-12. The number of hotels, maximum number of hotel rooms, and
maximum building heights will remain the same as approved in 2012. The
proposed modifications to the configuration of the buildings, the amount and
type of ancillary uses, and the site access will continue to be in compliance
with the intent of Planned Unit Development No. PUD-128-12. The proposed
modifications comply with Planned Unit Development No. PUD-128-12. The
Modified Project will be compatible with the existing hotel developments in
the area, and will further the goals of the General Plan that envisions
entertainment/themed resorts in the area.

2. The Project will 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 Modified Project will maintain the same vehicular access points on Harbor
Boulevard and Twintree Lane as contemplated by the 2012 conceptual site
plan, but will introduce a secondary vehicular access point to the Site located
on Harbor Boulevard. The main vehicular access to the Project Site from
Harbor Boulevard will be aligned with the existing driveway of the Sheraton
Hotel, which is located directly across the street from the Project Site, which
will facilitate vehicular and pedestrian access between the two (2) hotel
developments and from the public right-of-way. A new traffic signal will be
installed at this intersection that will allow for left turn and right turn in and
out of the Project Site, as well as allow for U-Turns. The Twintree Lane
driveway will function as a secondary access point to the Site, and will be
designed to allow for left-turn in, and right-turn out of the Project Site along
with having a channeled median and the appropriate signage that will restrict
access to the surrounding residential neighborhood. The new proposed
driveway on Harbor Boulevard will be designed as a right-turn out only of the
Project Site. Right-turn into the Project site will not be permitted at this
driveway as it is located too close to Twintree Lane. Also, a new traffic signal
will be installed at the Harbor Boulevard and Twintree Lane intersection.

The Modified Project will provide an internal vehicular circulation system that
complies with the City’s minimum drive aisle standards, and will
accommodate two-way traffic and provide appropriate access for trash trucks
and emergency vehicles. The Modified Project will provide on-site sidewalks
that originate from the public right-of-way that allow for pedestrian access to
the Site.

The parking for the Project will be provided within a multi-level parking
structure that will have one-level of subterranean parking. Based on a
shared parking study prepared in 2012, Planned Unit Development No.
PUD-128-12 requires a total of 1,297 parking spaces to serve the Project
based on the Project’'s shared land uses, which are compatible and
complimentary to one another. The provisions of Planned Unit Development
No. PUD-128-12 allow the number of parking spaces to be reduced below
1,297 to the extent justified by a new parking study, in the event of changes
to the number of hotel rooms and/or the prescribed square footages of other
uses. Due to the proposed modification to the square footages of the
approved uses, a new shared parking study was performed to analyze the
new peak parking demand for the proposed uses. The new parking study
showed that, based on the proposed uses, a total of 1,221 parking spaces
will be required for the Modified Project. The Applicant proposes to provide
a total of 1,297 parking spaces in conjunction with the Modified Project,
which will result in a surplus of 76 parking spaces. Nevertheless, the Site
Plan approval is conditioned to ensure that at least 1,221 parking spaces are
maintained to serve the Project, based on the square footages analyzed in
the shared parking study.
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The City’s Traffic Engineering Section has reviewed the Modified Project, and
the appropriate supplemental conditions of approval have been incorporated
that, along with the PUD performance standards and the mitigation
measures, will minimize any adverse impacts to surrounding streets.

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

The Modified Project is subject to the performance standards approved in
2012 for Planned Unit Development No. PUD-128-12. The Public Work’s
Department has reviewed the plans for the Modified Project, and has
incorporated supplemental conditions of approval. The proposed
development will provide landscaping and proper grading of the site to
provide adequate on-site drainage. The PUD performance standards, the
supplemental conditions of approval, and the adopted mitigation measures
will minimize any adverse impacts to surrounding streets.

4. The Project will not adversely impact the Public Works Department's ability to
perform its required function.

The Modified Project is subject to the Public Work’s Department performance
standards approved in 2012 for Planned Unit Development No. PUD-128-12.
The Public Work’s Department has reviewed the Modified Project, and has
incorporated supplemental conditions of approval and mitigation measures
that will minimize any adverse impacts.

5: The Project is compatible with the physical, functional, and visual quality of
the neighboring uses and desirable neighborhood characteristics.

The Modified Project has been designed in accordance with the development
standards of Planned Unit Development No. PUD-128-12. The Project is
located in the Grove District Anaheim Resort, which is designated as a resort
destination that encourages hotels, restaurants, and entertainment uses.
The resort area is improved with hotels, restaurants, and retail uses.

The proposed Modified Project will be compatible with the existing hotel
developments in the area. The building elevations will be designed to reflect
each hotel brand, and will include unique architectural elements of each
hotel. The Modified Project will provide landscaping that is consistent with
the Harbor Boulevard landscape treatment pattern. Therefore, the Project
will have a reasonable degree of physical, functional, and visual compatibility
with neighborhood.
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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 Modified Project has been designed in accordance with the development
standards of Planned Unit Development No. PUD-128-12, and the proposed
modifications to the configuration of the buildings, the amount and type of
ancillary uses, and the site access will continue to be in compliance with the
intent of PUD-128-12. The Modified Project will provide the required the
landscape setbacks along Harbor Boulevard and Twintree Lane that are
consistent with the resort area landscape pattern.

Tentative Tract Map:

1. The proposed map is consistent with the General Plan.

The proposed map is consistent with the provisions of the General Plan
International West Mixed Use land use designation, which applies to all
affected parcels. The International West Mixed Use Land Use designation is
intended to promote the development of resorts, entertainment, retail,
restaurants, and hotels along Harbor Boulevard. Policy ED-1.1 of the
Economic Development Element encourages the development and expansion
of hotel facilities on key corridors in the City, such as Harbor Boulevard, while
Goal LU-9 of the Land Use Element for International West seeks to develop
this area as a tourism and entertainment destination. The Tentative Tract
Map will adjust the rear property lot lines of four (4) existing city-owned
parcels located on Choisser Road to incorporate a portion of these parcels
into the Project site, and will consolidate the existing parcels into two (2) lots
to facilitate the development of the proposed resort hotel Project consisting
of hotels and retail, restaurants and entertainment uses. The parcels on
Choisser Road will maintain the required minimum lot size of 7,200 square
feet. The proposed Modified Project will be compatible with existing hotel
developments in the area, and will further the goals of the General Plan that
envisions entertainment/themed resorts in the area.

2. The design and improvement of the proposed subdivision are consistent with
the General Plan.

The design and improvements of the proposed subdivision are consistent with
the General Plan. The proposed Project consists of hotels, restaurants, retail,
and entertainment uses and is designed to comply with the applicable
development standards of Planned Unit Development No. PUD-128-12. The
International West Mixed Use Land Use designation is intended to promote
the development of resorts, entertainment, retail, restaurants, and hotels
along Harbor Boulevard. Policy ED-1.1 of the Economic Development
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Element encourages the development and expansion of hotel facilities on key
corridors in the City, such as Harbor Boulevard, while Goal LU-9 of the Land
Use Element for International West seeks to develop this area as a tourism
and entertainment destination. The development standards and performance
standards approved in 2012 for Planned Unit Development No. PUD-128-12,
as well as the supplemental conditions of approval, will ensure that the
design and improvement of the project site will be consistent with the spirit
and intent of the General Plan.

3. The Site is physically suitable for the proposed type of development.

The Site is physically suitable for the proposed development. The Site is
located along Harbor Boulevard, a major thoroughfare, in the City’s Grove
District Anaheim Resort area and is specifically zoned for the proposed resort
hotel development. The total land area associated with the Tentative Tract
Map is 4.42-acres, which includes 3.64-acres for Lot 1 and .78-acres for Lot
2. The Modified Project will be constructed on 4.3-acres of the land area. The
proposed Tentative Tract Map will consolidate the existing parcels on the Site
to facilitate development of the Modified Project, which has been designed to
comply with the development standards of Planned Unit Development No.
PUD-128-12, including setbacks, building heights, and landscaping. In
addition, entrance driveways and on-site drive aisles have been designed per
the City’s standard and provide adequate access for trash trucks and
emergency vehicle access.

4, The design of the subdivision and the proposed improvements are not likely
to cause substantial environmental damage or substantially and avoidably
injure fish or wildlife or their habitat, and the requirements of the California
Environmental Quality Act have been satisfied.

The City of Garden Grove City Council prepared an initial study and adopted a
Mitigated Negative Declaration pursuant to CEQA in 2012 in conjunction with
approval of General Plan Amendment No. GPA-2-12(B) and Planned Unit
Development No. PUD-128-12. The City also prepared an updated
environmental analysis to determine if the proposed Modified Project will
result in any new significant environmental impacts or a substantial increase
in the severity of previously identified significant environmental impacts
Based on the subsequent Initial Study and supporting technical analyses, it
was determined that the proposed Modified Project qualifies for a Subsequent
Mitigated Negative Declaration because the proposed Modified Project with
the mitigation measures identified in the initial study, cannot, or will not,
have any new significant effects on the environment or result in a substantial
increase in the severity of previously identified significant effects.
Concurrently with adoption of this Resolution on November 2, 2017, the

Page 219 of 282



Resolution No. 5899-17 Page 10

Planning Commission adopted Resolution No. 5898-17 adopting a
Subsequent Mitigated Negative Declaration.

5. The Site is physically suitable for the proposed density of the development.

The Site is physically suitable for the Modified Project. Planned Unit
Development No. PUD-128-12 expressly allows development of the proposed
resort hotel project on the Site at the designed density. The proposed map
will consist of two (2) parcels with a combined lot size of 4.42-acres, and the
Modified Project will be constructed on 4.3-acres. The property is sufficient
in size to accommodate the proposed Modified Project, and complies with the
development standards of Planned Unit Development No. PUD-128-12.

6. The design of the subdivision and the proposed improvements are not likely
to cause serious public health problems.

The design of the subdivision and the proposed improvements are not likely
to cause serious public health problems since the conditions of approval will
be in place to safeguard the public health. City Departments, including
Traffic Division, Water Division, Engineering Division, Fire Department, and
the Planning Division, have reviewed the Modified Project. The development
standards and the performance standards adopted in 2012 by Planned Unit
Development No. PUD-128-12 and the supplemental conditions of approval
for the Modified Project will be applied as mitigating measures against
potential impacts that the Modified Project may have on the community.

7. The design of the subdivision and the proposed improvements will not conflict
with easements of record or easements established by court judgment
acquired by the public at large for access through or use of property within
the subdivision; or, if such easements exist, alternate easements for access
or for use will be provided and these will be substantially equivalent to the
ones previously acquired by the public.

The design of the subdivision and the proposed improvements will not conflict
with easements of record or easements established by court judgment
acquired by the public at large for access through or use of property within
the proposed subdivision. The project has been designed to either avoid
development over existing easements or require replacement of existing
easements.

8. The design and improvement of the proposed subdivision are suitable for the

uses proposed and the subdivision can be developed in compliance with the
applicable zoning requirements.
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10.

11,

12.

The Modified Project will be constructed on a 4.3-acres, and will
accommodate the proposed number of hotels, the proposed square footages
for the conference/meeting banquet space, the hotel restaurants, the retail
uses, and hotel ancillary uses, and the required parking. The design and
improvement of the subdivision is suitable for the proposed Modified Project,
and the subdivision, as proposed, comply with the General Plan, Planned Unit
Development No. PUD-128-12, and the Subdivision Map Act.

The design of the subdivision provides, to the extent feasible, for future
passive or natural heating and cooling opportunities in the subdivision.

To the extent feasible, the project has been designed in accordance with
Government Code Section 66473.1, such as to allow for passive or natural
heating opportunities in the subdivision design, to encourage the orientation
of structures to take advantage of shade and prevailing breezes, to allow
solar access for passive heating and opportunities for placement of shade
trees and other vegetation for cooling.

The design, density, and configuration of the subdivision strike a balance
between the effect of the subdivision on the housing needs of the region and
public service needs. The character of the subdivision is compatible with the
design of existing structures, and the lot sizes of the subdivision are
substantially compatible with the lot sizes within the general area.

The Site is vacant, and no residential homes are proposed as part of the
subdivision. The proposed Modified Project is located in an area known as
the Grove District Anaheim Resort, which is designated as a resort
destination that encourages hotels, restaurants, and entertainment uses.
The resort area is improved with hotels, restaurants, and retail uses.

The Modified Project will have the same number of hotels, hotel rooms, and
maximum building heights as approved in 2012, and the proposed
modifications to the configuration of the buildings, the amount and type of
ancillary uses, and the site access will continue to be in conformance with
Planned Unit Development No. PUD-128-12. The Modified Project has been
designed to comply with the development standards of Planned Unit
Development No. PUD-128-12.

The subject property is not located within in a state responsibility area or a
very high fire hazard severity zone, the proposed subdivision is served by
local fire suppression services, and the proposed subdivision meets applicable
design, location, and ingress-egress requirements.

The discharge of waste from the proposed subdivision into the existing sewer
system will not result in a violation of existing requirements prescribed by the
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California Regional Water Quality Control Board. The performance standards
adopted in 2012 for Planned Unit Development No. PUD-128-12 and
supplemental conditions of approval for the Modified Project, for on and off-
site improvements, will ensure permitted capacity of the public sewer system
is not exceeded.

INCORPORATION OF FACTS AND FINDINGS SET FORTH IN THE STAFF REPORT

In addition to the foregoing, the Planning Commission incorporates herein by this
reference, the facts and findings set forth in the staff report and in Resolution No.
5898-17.

BE IT FURTHER RESOLVED that the Planning Commission does conclude:

1. The Site Plan and Tentative Tract Map possess characteristics that would
justify the request in accordance with Municipal Code Sections
No. 9.32.030.D.3 (Site Plan), and Section 9.40.060 (Tentative Maps).

2. In order to fulfill the purpose and intent of the Planned Unit Development No.
PUD-128-12 and the Municipal Code and thereby promote the health, safety,
and general welfare, the Modified Project is required to comply with the
performance standards of Planned Unit Development No. PUD-128-12, and
the supplemental Conditions of Approval (Exhibit “"A”) that shall apply to Site
Plan No. SP-043-2017 and Tentative Tract Map No. TT-17455.

Adopted this 2nd day of November, 2017

ATTEST: /s/ ANDREW KANZLER
CHAIR

/s/ JUDITH MOORE
RECORDING SECRETARY

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

I, JUDITH MOORE, Secretary of the City of Garden Grove Planning Commission, do
hereby certify that the foregoing Resolution was duly adopted by the Planning Commission
of the City of Garden Grove, California, at a meeting held on November 2, 2017, by the
following vote:

AYES: COMMISSIONERS: (6) BRIETIGAM, KANZLER, LAZENBY, LEHMAN,
NGUYEN, TRUONG
NOES: COMMISSIONERS: (0) NONE

ABSENT: COMMISSIONERS: (1) SALAZAR

/s/ JUDITH MOORE
RECORDING SECRETARY
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Site Plan No. SP-043-2017 and
Tentative Tract Map No. TT-17455

12222, 12252, 12262, 12272, 12292, and 12302 Harbor Boulevard
12511, 12531, 12551 and 12571 Twintree Lane
12233, 12235, 12237, and 12239 Choisser Road

SUPPLEMENTAL CONDITIONS OF APPROVAL

Whenever used herein, the term “applicant” shall mean and refer to each of
the following: Investel Garden Resorts, LLC, the developer of the project, the
tenants/business operators on the property, and the property owner(s), and
each of their respective successors and assigns. The applicant shall adhere
to all Conditions of Approval for the life of the project, regardless of property
ownership. Except as otherwise expressly provided herein, any changes to
the Conditions of Approval require approval by the applicable hearing body.

Approval of this Site Plan and Tentative Tract Map 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 and Planned Unit Development No. PUD-128-12 shall

apply.

Except as expressly modified or supplemented herein, Site Plan No.
SP-043-2017 and Tentative Tract Map No. TT-17455 shall be subject to all
Performance Standards applicable to Planned Unit Development No.
PUD-128-12 (“"PUD Performance Standards”), which are hereby incorporated
into these Conditions of Approval by this reference. These Conditions of
Approval are intended to supplement the PUD Performance Standards to
reflect current legal and regulatory requirements and the approved
modifications to the Project. In the event any actual or perceived conflict
between any PUD Performance Standard and the modified or more specific
provisions of these Conditions of Approval, the modified or more specific
provisions of these Conditions of Approval shall apply. The City’s Community
and Economic Development Director is authorized to make interpretations of
these Conditions of Approval and to resolve any such actual or perceived
conflicts.

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 new significant 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
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approval of new and/or amended land use entitilements by the applicable City
hearing body.

5. All mitigation measures and design features identified in the Supplemental
Mitigated Negative Declaration adopted for the Modified Project (Site C
Subsequent Mitigated Negative Declaration and Initial Study) (the
“Subsequent Mitigated Negative Declaration”) are incorporated herein by this
reference and shall be implemented as conditions of approval for Site Plan
No. SP-043-2017 and Tentative Tract Map No. TT-17455. The Mitigation
Monitoring and Reporting Program adopted in conjunction with the
Subsequent Mitigated Negative Declaration shall be implemented during
Project construction throughout operation of the Project, as applicable.

6. 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-043-2017 and Tentative Tract Map No. TT-17455, has begun.

7. In accordance with PUD Performance Standard No. 70, the applicant shall, 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 the Project, including, without limitation, Site
Plan No. SP-043-2017, Tentative Tract Map Np. 17455, Development
Agreement No. DA-008-2017, and/or the Subsequent 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 defend the City with legal counsel mutually
selected by the applicant and the office of the City Attorney and 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.

Building Division

8. Notwithstanding any other provision of these Conditions of Approval, all
buildings and facilities shall comply with all applicable building codes and
regulations that are in effect at the time of permit application, as such codes
and regulations are adopted and amended by the City (see Garden Grove
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Municipal Code Title 18). The following “Building Division” Conditions of
Approval reflect the building codes and regulations in effect at the time of
approval of the Site Plan and Tentative Tract Map and are not intended, and
shall not be construed, to authorize deviations from the applicable building
codes and requirements in effect at the time permits are applied for, should
such building codes and regulations change in the future.

0. All buildings and facilities shall conform to requirements of Section 403 of the
California Building Code (CBC) for fire, life safety requirements for high rise
buildings, including fire sprinklers, fire alarms, fire pumps and fire pump
rooms, secondary water supply, standpipe system, emergency voice/alarm
communication system, emergency respond radio coverage, fire command,
smoke control system, standby and emergency room, stairway
communication system, smoke proof stair enclosure, luminous egress path
markings, enclosed elevator lobby, and fire service access elevator.

10. Plans shall specify the following: construction type, occupancy group, building
area, number of stories.

11. Plans shall provide area analysis: show imaginary property lines between the
buildings on the site plan if separated occupancies are assumed.

12. Per Section 11B-258.2 of the CBC, accessible parking shall be provided for
each type of parking facility. The applicant shall provide additional accessible
parking spaces for the uncovered parking spaces located along the Twintree
Lane drive aisle.

13. An accessible means of egress/accessible route from exits at exit-discharge
to the public right-of-way shall be provided per Section 1009 of CBC.

14. Valet parking spaces shall be included in total number of parking spaces for
calculating the required number of accessible parking spaces.

15. Passenger loading zones must conform to Section 11B-503 of the CBC and
shall be provided at facilities with valet parking.

16. Accessible routes at site arrival points and within the site shall be provided in
conformance with Section 11B-206 of the CBC.

a. Site arrival points: accessible routes shall be provided from public
sidewalk/ street, accessible parking, passenger loading zones, public
transportation stops to the accessible building entrances they serve.

b. Within the site: accessible routes shall be provided connecting
accessible buildings.
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17. An accessible route from pool area to dining terrace shall be provided.

18. An accessible entry to pool shall be provided per Section 11B-242 of the CBC.

19. An accessible route to the pool deck shall be provided.

20. Buildings shall be solar ready per Section 110.10 of the California Energy
Code. Exception: 11 stories or more at hotel occupancies per Section
110.10(a)(3) of the CBC; 4 stories or more at retail/café/restaurant
occupancies per Section 110.10(a)(4) of the CBC.

21. Maximum travel distance from each stair to elevator shall be 200 feet per
Section 11B-206.2.3.2 of CBC.

22. The plans shall specify locations of accessible parking and EVCS parking in
the parking structure. Accessible parking shall also be provided for electric
vehicle charging stations per 11B-228.3 of the CBC and Section 5.1.6.5.3 of
California Green Code (CGC).

23. An enclosed elevator lobby is required at high rise buildings.

24. Exit arrangements at each space shall meet the requirements of Section
1007.1.1 of CBC for separation distance.

25. The plans shall specify occupancy group for each space. The project shall
provide two (2) for occupant loads greater than 49.

26. The plans shall provide a fixture count for plumbing fixtures per Table 422.1
of CPC.

27. Guest rooms with mobility and communication features shall be provided per
Section 11B-224 of CBC. Dispersion shall meet section 11B-224.5 of CBC.

Fire Department
28. There shall be no storage within the exit corridors.
29. The Fire Department connections shall be located in front of the hotel project

along Harbor Boulevard. Signage and fire hydrants shall be provided on-site
in accordance with PUD Performance Standard No. 80.
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Planning Services Division

30. A minimum of 1,221 parking spaces are required to serve the Project at the
full permitted build-out based on the proposed number of hotel rooms and
proposed square footages of uses analyzed in the 2017 Shared Parking
Study. In the event the applicant proposes to modify the number of hotel
rooms or the square footages of the other proposed uses beyond those
analyzed in the 2017 Shared Parking Study, or the applicant proposes to
reduce the number of required parking spaces, a new shared parking analysis
shall be prepared and approved by the City. The applicant shall implement
the recommendations set forth in the 2017 Shared Parking Study and/or any
subsequent shared parking analysis approved by the City.

31. The applicant shall apply for and receive approval of Conditional Use Permits
for the sale of alcoholic beverages within each hotel and pad building in which
alcohol sales are proposed. Separate approval of a Conditional Use Permit
shall also be required for the operation of any proposed spa, health club or
gym, or any use involving massage.

32. Prior to issuance of building permits, the applicant shall prepare and obtain
Planning Services Division approval of a site specific lighting study as
required by the Subsequent Mitigated Negative Declaration and associated
Mitigation Monitoring and Reporting Program. All lighting shall comply with
the measures identified in the approved lighting study, PUD Performance
Standard No. 48, and applicable provisions of Title 9 of the Municipal Code.

33. The applicant shall design the Project to comply with all mitigation measures
and design features specified in the Subsequent Mitigated Negative
Declaration and associated Mitigation Monitoring and Reporting Program. In
order to verify compliance with all applicable project mitigation measures and
design features, these Conditions of Approval, and the PUD Performance
Standards, the applicant shall submit plans to the city prior to plan check
submittal as described in PUD Performance Standard No. 6.

34. Hours and days of construction and grading shall be as permitted pursuant to
Chapter 8.47 of the Garden Grove Municipal Code.

Public Works Environmental Services

35. The applicant shall comply with Assembly Bill (AB) 1826 (Organic Waste
Recycling Program) and related laws and regulations, and shall ensure that
enclosures are sufficient in size to accommodate organic specific collection
containers.
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Public Works Engineering Division

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

37. Prior to recordation of the final tract map, the applicant shall complete all
required easements, vacations and dedications of right-of-way. Any conflicts
between existing easements and the proposed improvements shall be
resolved prior to the issuance of building permits for said improvements.

38. Prior to the issuance of precise grading plans, the applicant shall receive
approval from County of Orange to process final tract map with the City.

39. Street improvement plans prepared by a registered Civil Engineer are
required. Harbor Boulevard shall be designed to the City’s proposed Smart
Street Standards, specifically the existing median on Harbor Boulevard shall
be modified per the City Traffic Engineer’s recommendations stated in these
Conditions of Approval.

40. All vehicular access drives to the site shall be provided in locations approved
by the City Traffic Engineer.

41. The three drive approaches to the site shall be constructed in accordance
with Garden Grove Standard B-120 (Harbor Boulevard) and B-121 (Twintree
Lane).

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

43. Prior to the issuance of the street improvements and grading permit, the
applicant shall provide improvement bonds (Faithful Performance, Labor &
Material and Monument Bond) acceptable to the City guaranteeing that all
work constructed under said permits will be completed according to the
approved plans, applicable laws, and in compliance with all terms specified in
the permit(s). All bonds shall be in from satisfactory to the City Engineer,
City Attorney, and City Finance Department (Risk Management). Alternate
forms of security may be considered, solely in the discretion of the City
Engineer and with the concurrence of the City Attorney and City Finance
Department (Risk Management).
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44,

45,

46.

47.

48,

49.

50.

51.

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

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

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

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

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

The grading plan shall depict accessibility routes for the ADA pathways in
conformance with the requirements of the Department of Justice standards,
latest edition.

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.

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,
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52.

53.

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.

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

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

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

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

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

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

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.

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

Demonstrate that an adequate number of copies of the approved
Project WQMP are available onsite.

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

All trash container areas shall meet the following requirements per City of
Garden Grove Standard B-502:

a.

Paved with an impervious surface, designed not to allow run-on from
adjoining areas, designed to divert drainage from adjoining roofs and
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54.

55.

56.

pavements diverted around the area, screened or walled to prevent
offsite 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.

TIES TO HORIZONTAL CONTROL: Prior to recordation of a final tract map,
the surveyor/engineer preparing the map shall tie the boundary of the map
into the Horizontal Control System established by the County Surveyor in a
manner described in Sections 7-9-330 and 7-9-337 of the Orange County
Subdivision Code and Orange County Subdivision Manual, Subarticle 18. The
surveyor/engineer shall submit record information to the City on Auto Cad
DWG format.

DIGITAL MAP SUBMISSION: Prior to recordation of a final tract map, the
surveyor/engineer preparing the map shall submit to the County Surveyor a
digital graphics file of said map in a manner described in Sections 7-9-330
and 7-9-337 of the Orange County Subdivision Code and Orange County
Subdivision Manual, Subarticle 18. The surveyor/engineer shall submit
record information to the City on Auto Cad DWG format.

The applicant and his contractor shall be responsible for protecting all
existing horizontal and vertical survey controls, monuments, ties (centerline
and corner) and benchmarks located within the limits of the project. If any
of the above require removal, relocation or resetting, the Contractor shall,
prior to any construction work, and under the supervision of a California
licensed Land Surveyor, establish sufficient temporary ties and benchmarks
to enable the points to be 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
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its negligence in protecting existing ties, monuments, benchmarks or any
such horizontal and vertical controls.

57. 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.

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

59. 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.

60. Prior to issuance of a grading permit, the applicant submit and obtain
approval of a worksite traffic control plan, satisfactory to the City Traffic
Engineer.

61. 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.

62. Any required lane closures should occur outside of peak travel periods.

63. Construction vehicles should be parked off traveled roadways in a designated
parking area.

64. 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 Orange County standard plan 1309,
Type B. BMP’s shall be sized per the requirements of the latest Technical
Guidance Documents. Additionally, the project is located in a mapped FEMA
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flood zone. The project shall comply with all FEMA requirements for flood
protection and flood proofing.

65. The applicant shall remove the existing landscape within sidewalk area along
Harbor Boulevard and Twintree Lane and construct street frontage
improvements as identified below. All landscape, sidewalk and lighting
improvements installed within the public rights-of-way shall be maintained by
the applicant in a manner meeting the approval of the City Engineer and
Planning Services Division. A separate street improvement, striping and
signal plans shall be prepared for Harbor Boulevard and Twintree Lane and
submitted to the engineering department for improvements within the City
right-of-way.

Harbor Boulevard

a. The applicant shall remove the existing sidewalk on Harbor Boulevard
along the property frontage and construct an eight-foot decorative
Alicante patterned sidewalk per City Standard Plan B-137 consistent
with the existing sidewalk in the Harbor resort area, in a manner
meeting the approval of the City Engineer. Said sidewalk shall be
separated from the street curb by a seven-foot landscaped area
designed in a manner consistent with the existing landscaping within
the resort area meeting the approval of the Planning Services Division
Manager.

b. The applicant shall construct a traffic signal at the intersection of
Harbor Boulevard and the project main entrance in a manner meeting
the approval of the City Traffic Engineer. The new traffic signal shall
include protected left turn phasing and U-Turns for northbound and
southbound movements on Harbor Boulevard and allow U-Turn per
approved traffic study. A striping plan is required as part of new signal
design for the main entrance on Harbor Boulevard to facilitate the
proposed crosswalks and relocation of striping.

C. The applicant shall convert exiting pedestrian signal to a traffic signal
at the intersection of Harbor Boulevard and Twintree Lane in a manner
meeting the approval of the City Traffic Engineer. A striping plan is
required for Harbor Boulevard and Twintree Lane signal modification to
facilitate the proposed crosswalks and relocation of striping.

d. The applicant shall design and reconstruct portion of the existing raised
median on Harbor Boulevard per City Standard Plan B-112 (Type A-8)
to facilitate ingress and egress at the project main entrance in a
manner meeting the approval of the City Traffic Engineer. Said
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improvements shall include a 200-foot southbound left turn pocket
with a 90-foot taper to provide a full access to the site.

e. The applicant shall design and construct northbound right turn pocket
on Harbor Boulevard to facilitate ingress at the project main entrance
in @ manner meeting the approval of the City Traffic Engineer. Said
improvements shall include a 100-foot northbound right turn pocket
with a 60-foot taper and removal/reconstruction of the sidewalk, curb
and gutter.

f. Prior to occupancy, the applicant shall design and construct raised
island improvements at the main entrance on Harbor Boulevard to
improve on site traffic circulation to be approved by the City Traffic
Engineer.

g. The applicant shall remove all substandard driveway approaches (five
total) and existing landscaping on Harbor Boulevard and construct new
curb, gutter, landscape and sidewalk per approved street improvement
plan.

h. The applicant shall design the throat at the main entrance with a
minimum of ninety (90) feet of uninterrupted ingress access from the
curb face of Harbor Boulevard onto the site per approved traffic study.
Any deviation from the suggested ingress access length shall be
approved by the City Traffic Engineer.

i Any further deviation from the approved non-standard circle at the
main entrance to the site on Harbor Boulevard shall be approved by
the City Traffic Engineer.

j The two new driveway approaches to the site on Harbor Boulevard
shall be constructed in accordance with City of Garden Grove Standard
Plan B-120. Standard Plan B-120 calls for a minimum width of 30-feet
for commercial and multi residential projects, with any deviation from
the standard requiring approval by the City Traffic Engineer and
detailed on the street improvement plan showing all modifications.

k. The project main entrance shall be aligned with the existing Sheraton
Hotel Driveway across Harbor Boulevard per approved traffic study.

l. The southerly drive approach on Harbor Boulevard should be limited to
right turn-out only access per approved traffic study. The drive
approach shall be designed in a manner to allow emergency vehicle
access.
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m.  The applicant shall modify existing bus pad on Harbor Boulevard to
adequately fit between southerly driveway approach and north bound
right turn pocket per City of Garden Grove Standard Plan B-126.

n. The applicant shall cold mill (grind) existing asphalt pavement 3-inch
uniform depth and replace with 3-inch of asphalt surface course from
the edge of the easterly gutter to the median along the property
frontage per City Specifications and the direction of the City Engineer.

o. The applicant shall construct 8-inch curb and gutter replacing the
driveway approaches along the property frontage at 47’ from
centerline in accordance with City Standard Plan B-113 (Type C-8
Modified).

p. Four new wheelchair ramps and landings shall be constructed per
latest Caltrans Standard Plan A88A at the new drive approached on
Harbor Boulevard.

d. The applicant shall coordinate the location of all new water meters,
backflow preventers and backflow devices to be placed in
sidewalk/landscape area on Harbor Boulevard with Planning Services
Division and Water Division.

r. Any proposed new landscaping in public right of way shall be
consistent with the existing landscaping with the resort area south of
the project site and approved by Planning Services Division.

s. The applicant shall dedicate 10-feet of right-of-way at the project main
entrance per Tentative Tract Map No. 17455.

t. The Applicant shall reserve or grant to the City an easement behind
the ultimate right-of-way boundary along Harbor Boulevard for public
sidewalk, parkway, traffic signal equipment, utilities, and related
purposes per Tentative Tract Map No. 17455.

Twintree Lane

a. The applicant shall remove the existing sidewalk on Twintree Lane
along the property frontage and construct a six-foot decorative
Alicante patterned sidewalk per City Standard Plan B-137 consistent
with the existing sidewalk in the Harbor resort area, in a manner
meeting the approval of the City Engineer. Said sidewalk shall be
separated from the street curb by a six-foot landscaped area designed
in a manner meeting the approval of the Planning Services Division
Manager.
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66.

b. The applicant shall remove all substandard driveway approaches (five
total) on Twintree Lane and construct new curb, gutter, landscape and
sidewalk per approved street improvement plan.

C. The new driveway approach to the site on Twintree Lane shall be
constructed in accordance with City of Garden Grove Standard Plan B-
121. Standard Plan B-121 calls for a minimum width of 30-feet for
commercial and multi residential projects, with any deviation from the
standard to be approved by the City Traffic Engineer and detailed on
the plan showing all modifications.

d. The new drive approach on Twintree Lane shall be limited to right turn-
out and left turn-in only access per approved traffic study. The drive
approach shall be designed in a manner to allow emergency vehicle
access.

e. The applicant shall construct 6-inch curb and gutter replacing the
driveway approaches along the property frontage at 18 from
centerline in accordance with City Standard Plan B-114 (Type D-6).

f. Two new wheelchair ramps and landing shall be constructed per latest
Caltrans Standard Plan A88A at the new drive approach on Twintree
Lane.

g. The applicant shall coordinate the location of all new water meters,

backflow preventers and backflow devices to be placed in sidewalk
area on Twintree Lane with Planning Services Division and Water
Division.

h. Any proposed new landscaping in public right-of-way shall be approved
by Planning Services Division and maintained by the owner.

Nothing in these Supplemental Conditions of Approval or the PUD
Performance Standards shall be interpreted or applied to alter the rights and
obligations of the parties pursuant to that certain Grove District Resort Hotel
Development Agreement dated as of April 9, 2013, by and between the City
of Garden Grove and Land & Design, Inc., as subsequently amended,
including, without limitation, the City’s responsibility for costs associated with
installation and completion of “Offsite Infrastructure,” as defined in said
Agreement.
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RESOLUTION NO. 5900-17

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF GARDEN GROVE
RECOMMENDING APPROVAL OF DEVELOPMENT AGREEMENT NO. DA-008-2017 TO
THE CITY COUNCIL FOR THE SITE C HOTEL RESORT PROJECT.

BE IT RESOLVED that the Planning Commission of the City of Garden Grove, in regular
session assembled on November 2, 2017, does hereby recommend City Council
approval of Development Agreement No. DA-008-2017 for the Site C Hotel Resort
Project located at the northeast corner of Harbor Boulevard and Twintree Lane, west
of Choisser Road at 12222, 12252, 12262, 12272, 12292, and 12302 Harbor
Boulevard, 12511, 12531, 12551 and 12571 Twintree Lane, and 12233, 12235,
12237, and 12239 Choisser Road, Assessor’s Parcel Nos. 231-491-20, 231-521-01,
02, 03, 04, 05, 06, 07, 08, 09, and 10; and 231-491-12, 13, 14, 15, 16, 17, 18, and
19 (collectively, the “Site”).

BE IT FURTHER RESOLVED in the matter of Development Agreement
No. DA-008-2017, the Planning Commission of the City of Garden Grove does hereby
report as follows:

1. The subject case was initiated by Investel Garden Resorts, LLC (the “Applicant”).

2. In 2012, the Garden Grove City Council approved General Plan Amendment No.
GPA-2-12(B) and Planned Unit Development No. PUD-128-12 and adopted a
Mitigated Negative Declaration and Mitigation Monitoring and Reporting Program to
facilitate the future development of a resort hotel development project (the “Site C
Project”) on the Site. Planned Unit Development No. PUD-128-12 incorporates a
conceptual site plan depicting the Site C Project, as it was contemplated at the
time. The Applicant now requests approval of a Site Plan, Tentative Tract Map,
and Development Agreement to implement the Site C Project and proposed
modifications to the 2012 conceptual site plan (the “Modified Project”). The
request includes (i) Planning Commission approval of Site Plan No. SP-043-2017
depicting the Modified Project, which includes the same number of hotels,
maximum number of hotel rooms, and maximum building heights as approved in
2012, but proposes modifications to the configuration of the buildings, the amount
and type of ancillary uses, and the internal circulation and site access; (ii) Planning
Commission approval of Tentative Tract Map No. TT-17455 to adjust the rear
property lines of four (4) parcels located on Choisser Road and to consolidate
existing parcels into two (2) lots to facilitate the development of the Modified
Project and future commercial condominiumization; and (iii) Development
Agreement No. DA-008-2017 between the City of Garden Grove and Investel
Garden Resorts, LLC, providing the Applicant with a vested right to develop the
Modified Project in accordance with Site Plan No. SP-043-2017 and Tentative Tract
Map No. TT-17455.

3. Based on the approval of the Site C Project and adoption of a Mitigated Negative
Declaration in 2012, pursuant to the California Environmental Quality Act,
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California Public Resources Code Section 21000 et seq. ("CEQA") and CEQA's
implementing guidelines, California Code of Regulations, Title 14, Section 15000
et seq.,the City of Garden Grove City prepared an Initial Study to determine if the
proposed modifications resulting from the Modified Project will result in any new
significant impacts or a substantial increase in the severity of previously identified
significant impacts as required by CEQA Section 21166 and CEQA Guidelines
Section 15162. Based on the Initial Study and supporting technical analyses, it
was determined that the proposed Modified Project qualifies for a Subsequent
Mitigated Negative Declaration because the proposed Modified Project along with
the mitigation measures identified in the Initial Study cannot, or will not, have
any new significant effects on the environment or result in a substantial increase
in the severity of previously identified significant effects.

4. The property has a General Plan Land Use designation of International West Mixed
Use and is zoned Planned Unit Development No. PUD-128-12. The subject Site is
4.3-acres and is currently vacant and unimproved. The Project Site abuts a vacant
commercial lot to the north (the “Sunbelt Property”); commercial buildings and
one-story, single-family homes to the south; one-story, single-family homes to the
east; and commercial uses, the Sheraton Hotel, and vacant properties to the west.
In accordance with Section 5 of Ordinance No. 2824, the Community and Economic
Development Director has determined, in her reasonable discretion, that design of
the Modified Project preserves direct vehicle access to and from the Sunbelt
Property from Harbor Boulevard for both northbound and southbound traffic
traveling on Harbor Boulevard.

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

6. Report submitted by City staff was reviewed.

7. Pursuant to a legal notice, a public hearing was held on November 2, 2017, and
all interested persons were given an opportunity to be heard.

8. Concurrently with adoption of this Resolution, on November 2, 2017, the Planning
Commission adopted Resolution No. 5898-17 adopting a Subsequent Mitigated
Negative Declaration and a Mitigation Monitoring and Reporting Program for the
Modified Project, and Resolution No. 5899-17 approving Site Plan
No. SP-043-2017 and Tentative Tract Map. No. TT-17455. The facts and findings
set forth in Planning Commission Resolution Nos. 5898-17 and 5899-17 are
hereby incorporated into this Resolution by reference.

9. The Planning Commission gave due and careful consideration to the matter during

its meeting on November 2, 2017, and considered all oral and written testimony
presented regarding the Modified Project.
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FACTS:

In 2012, the Garden Grove City Council approved General Plan Amendment No.
GPA-2-12(B) and Planned Unit Development No. PUD-128-12, and adopted a Mitigated
Negative Declaration and Mitigation Monitoring and Reporting Program to facilitate the
future development of a resort hotel project known as the Site C Project. As approved
in 2012, the Site C Project called for up to 769 rooms and ancillary hotel uses such as
pools, spas, and fitneess centers within one (1) full-service and two (2)
limited-service resort hotels with up to 104,000 aggregate square feet of
conference/meeting banquet space, hotel restaurant space,
restaurant/entertainment space, and a multi-level parking garage with 1,297 parking
spaces on 5.2-acres. Planned Unit Development No. PUD-128-12 incorporated a
conceptual site plan depicting the Site C Project, as it was contemplated at the time.
The conceptual site plan envisioned two vehicular access points to the Project Site, one
on Harbor Boulevard, across from the entrance to the Sheraton Hotel, and another on
Twintree Lane. The Planned Unit Development standards require the installation of a
traffic signal at the main Project entrance on Harbor Boulevard and related raised
median improvements in Harbor Boulevard. Planned Unit Development No. PUD-128-
12 allows the number of parking spaces to be reduced below 1,297 to the extent
justified by a parking study in the event the approved project consists of less than 769
rooms and/or the prescribed square footages of the total combined conference/
meeting banquet space and restaurant changes.

The Applicant now proposes to develop the Site C Project, and proposes certain
modifications to the Project depicted in the 2012 conceptual site plan. The number
of hotels, maximum number of hotel rooms, and maximum building heights remain
the same, but the size of the Site, the configuration of the buildings, the amount and
type of ancillary uses, and the internal circulation and site access have been modified.

The Modified Project consists of 769 hotel rooms and approximately 26,090 square
feet of additional hotel ancillary uses within two (2) full-service and one (1)
limited-service hotel, approximately 39,867 square feet of conference/meeting
banquet space, approximately 36,885 square feet of restaurant/retail/entertainment
space, approximately 24,014 square feet of hotel restaurant space, and a total of up
to 1,297 parking spaces within a multi-level parking structure with one level of
subterranean parking. The Modified Project will be constructed on approximately
4.3-acres.

Planned Unit Development No. PUD-128-12 and the 2012 conceptual site plan
contemplate the potential development of the Site and the adjacent property located
to the north of the Site at 12202 Harbor Boulevard and identified as Assessor’s Parcel
No. 231-491-21 (the “Sunbelt Property”) as part of a single project. Garden Grove
City Council Ordinance No. 2824 approving Planned Unit Development No. PUD-128-
12 provides that, in the event the Sunbelt Property is not developed as part of a single
project with the remainder of the Site, the Community Development Director shall
ensure, in his or her reasonable discretion, that access to the Sunbelt Property is
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adequately maintained through either an access easement between the two properties
or preservation of direct vehicle access to and from the Sunbelt Property from Harbor
Boulevard for both northbound and southbound traffic traveling on Harbor Boulevard.
The Modified Project does not include development of the Sunbelt Property as part of
a single project and does not provide for an access easement. Thus, access to and
from the Sunbelt property will be maintained directly from Harbor Boulevard. In June
2017, RK Engineering conducted an analysis on behalf of the City analyzing
alternatives for providing access to and from the Sunbelt Property from Harbor
Boulevard. Based on this analysis, right turn-in and turn-out unsignalized access to
and from the Sunbelt Property from Harbor Boulevard is recommended. Under this
alternative, outbound vehicles can access southbound Harbor Boulevard by making a
right-turn at the driveway and then performing a U-Turn maneuver to southbound
Harbor Boulevard at the existing Harbor Boulevard / Target Driveway signalized
intersection. Inbound vehicles traveling southbound on Harbor Boulevard can access
the Sunbelt Property by making a U-Turn maneuver at the traffic signal to be installed
at the Site C / Sheraton Hotel access intersection and then proceed northbound on
Harbor Boulevard where they can turn right into the Sunbelt Property. The RK
Engineering analysis recommends against creating median breaks in Harbor Boulevard
to allow for unprotected left turn movements directly to/from the Sunbelt Property
along Harbor Boulevard, finding that doing so would create an operational deficiency
and hazard for vehicles traveling on Harbor Boulevard. In accordance with Section 5
of Ordinance No. 2824, the Community and Economic Development Director has
determined, in her reasonable discretion, that design of the Modified Project, which
provides for U-Turn movements at the signalized intersection at the main Project
entrance, preserves direct vehicle access to and from the Sunbelt Property from Harbor
Boulevard for both northbound and southbound traffic traveling on Harbor Boulevard.

Pursuant to the proposed Development Agreement with the City, the Applicant and/or
its successors in interest will granted a vested right to construct and complete
development of the Modified Project consistent with Planned Unit Development No.
PUD-128-12, Site Plan No. SP-043-2017 and Tentative Tract Map. No. 17455, in
exchange for constructing and installing certain public improvements and providing
other specified public benefits and development agreement payments to reimburse
the City for the cost of certain City services required by the Modified Project that are
not otherwise being reimbursed to the City.

FINDINGS AND REASONS:

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

The Development Agreement provides the Applicant and its successors and assigns
with a vested right to develop the Modified Project in accordance with Site Plan
No. SP-043-2017 and Tentative Tract Map. No. 17455. The Modified Project is
consistent with the property’s General Plan Land Use Designation of International
West Mixed Use, which is intended to promote the development of resorts,
entertainment, retail, restaurants, and hotels along Harbor Boulevard. Policy ED-1.1
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of the Economic Development Element encourages the development and expansion
of hotel facilities on key corridors in the City, such as Harbor Boulevard, while Goal
LU-9 of the Land Use Element for International West seeks to develop this area as a
tourism and entertainment destination. The Project Site is currently vacant and
unimproved, and the Modified Project will fulfill the goals of the General Plan. Also,
the Modified Project is consistent with the development and performance standards
of Planned Unit Development No. PUD-128-12. The Modified Project will be
compatible with the existing hotel developments in the area, and will further the goals
of the General Plan that envisions entertainment/themed resorts in this area.

INCORPORATION OF FACTS AND FINDINGS SET FORTH IN THE STAFF REPORT AND
OTHER RESOLUTIONS

In addition to the foregoing, the Planning Commission incorporates herein by this
reference, the facts and findings set forth in the staff report and in Resolution Nos.
5898-17 and 5899-17.

BE IT FURTHER RESOLVED that the Planning Commission does conclude:
1. The Development Agreement possesses characteristics that would indicate
justification of the request in accordance with Government Code Section 65864
et. seq, provisions for Development Agreements.

Adopted this 2nd day of November, 2017

ATTEST: /s/ ANDREW KANZLER
CHAIR

/s/ JUDITH MOORE
RECORDING SECRETARY

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

I, JUDITH MOORE, Secretary of the City of Garden Grove Planning Commission,
do hereby certify that the foregoing Resolution was duly adopted by the Planning
Commission of the City of Garden Grove, California, at a meeting held on
November 2, 2017, by the following vote:

AYES: COMMISSIONERS: (6) BRIETIGAM, KANZLER, LAZENBY, LEHMAN,
NGUYEN, TRUONG

NOES: COMMISSIONERS: (0) NONE

ABSENT: COMMISSIONERS: (1) SALAZAR

/s/ JUDITH MOORE
RECORDING SECRETARY
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1.0 WRITTEN COMMENT LETTERS AND RESPONSES:

This document provides responses to the written comments made on the Draft Subsequent
Mitigated Negative Declaration (MND) during the Office of Planning and Research (OPR)
published public review and comment period of September 25, 2017 to October 24, 2017 and
the City’s public review and comment period from September 26, 2017 to October 26, 2017.
The comment letters received on the Draft Subsequent MND are numbered, as listed below,
and are included in the following pages along with the formal responses prepared for the
comments. To assist in referencing comments and responses, each specific comment is
numbered and refers to a statement or paragraph in the corresponding letter. All
correspondence from those agencies or individual comments on the Draft Subsequent MND is
reproduced on the following pages. Following each comment letter are responses to each
letter.

1.1 Comment Letters

A total of three (3) written comment letters were received at the end of the 30-day public review
period.

1. State of California, Governor's Office of Planning and Research, State Clearinghouse and
Planning Unit, letter dated October 25, 2017

2. Department of Transportation, letter dated October 25, 2017.

3. City of Anaheim, Planning and Building Department, letter dated October 26, 2017.
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LETTER 1

STATE OF CALIFORNIA { &E

GOVERNOR § OFFICE of PLANNING AND RESEARCH

STATE CLEARINGHOUSE AND PLANNING UNTT "’#ml"

KEN ALEX
DmEecTOR

EDMUND G. BROWN JR.
GOVERNOR

October 25,2017

Maria Parra

City of Garden Grove
11222 Acacia Parkway
P.0. Box 3070

Garden Grove, CA 92842

Subject: Site C

SCH#: 2012081036

Dear Maria Parra:

The State C]earinghouse submitted the above named Mitigated Negative Declaration to selected state
agencies for review. The review period closed on October 24, 2017, and no state agencies submitted
comments by that date. This letter acknowledges that you have complied with the State Clearinghouse
review requirements for draft environmental documents, pursuant to the California Environmental Quality
Act.

Please call the State Clearinghouse at (916) 445-0613 if you bave any questions regaxdmg the
environmental review process. If you have & question about the above-named project, please refer to the
ten-digit State Clearinghouse number when contacting this office.

Sincerely,
A

Director, State Clearinghouse

1400 10th Street  P.0.Box 3044  Sacramento, California 95812-3044
{916) 445-0613  FAX (916)323-3018 www.opr.cagov
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SCH#

Project Title
Lead Agency

LETTER 1

cont'd
Document Detalls Report
State Clearinghouse Data Base
2012084036
Sita C
Garden Grove, Clty of

Type
Description

MND Mitigated Negative Declaration
Note: Subsequent MND

The Site C project was originally approved in 2012. The 2012 project called for the development of: 1
full service hotal; 2 limited service hotels; conference/meeting/banquet space; several restaurants; and
an indoor entartainment venue on a 5.2 acre site. The 2012 project called for 789 hote! rooms that
range from 10 {o 19 stories and a multi-evel parking garage with 1,207 total spaces.

Lead Agency Contact
Name Maria Pamra
Agency City of Garden Grove
Phone (714) 741-5312 Fax
emall
Address 11222 Acacia Parkway
P.O. Box 3070
CHy Garden Grove State CA  Zip 92842
Project Location
County Orange
CHy Garden Grove
Region
Lat/Long 33°47'315"N/117°54'50.1"W
Cross Streets  Northwest comer of Harbor Boulevard and Twintrae Lans, west of Choisser Road
Parcel No.
Township 4S Range 10W Section 34 Base
Proximity to:
Highways SR 22, 1-5, SR 57
Alrports
Rallways
Waterways
Schools Lampson, Parkview
Land Use vacant lot/planned unit development no. PUD-128-12/Intemational west mixed use
Projectissues  Alr Quallty; Archaeclogic-Historic; Biological Resources; Drainage/Absorption; Flood Plain/Flooding;
Geologic/Seismic; Minerals; Nolse; Papulation/Housing Balance; Public Services; Recreation/Parks;
Schools/Universities; Septic System; Sewer Capacity; Soil Erosion/Compaction/Grading; Solid Waste;
Toxic/Hazardous; Traffic/Circulation; Vegetation; Water Quality; Water Supply; Wetland/Riparian;
Growth Inducing; Landuse; Cumulative Effacts; Aesthetic/Visual; Agricutural L and; Forest Land/Fire
Hazard
Reviewing Resources Agency; Department of Fish and Wildiife, Reglon 5; Department of Parks and Recreation;
Agencies Dapartment of Waler Resources; Califomnia Highway Patrol; Calirans, District 12; Offica of Emergency
Services, Califomia; Department of Housing and Community Development; Regional Water Quality
Control Board, Region 8; State Water Resources Control Board, Division of Drinking Water; Native
American Herltage Commission
Date Recelved 09/25/2017 Start of Raview 09/25/2017 End of Review 10/24/2017

Note: Blanks in data fleids result from Insufficlent Information provided by lead agency.

Page 4
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1. RESPONSE TO COMMENT FROM SCOTT MORGAN, DIRECTOR, STATE
CLEARINGHOUSE, GOVERNOR’S OFFICE OF PLANNING AND RESEARCH (OPR), STATE

OF CALIFORNIA

The comment acknowledges compliance with the CEQA MND public review requirements and
requires no further response.
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LETTER 2

= EDMUND G BROWN Jr.. Govermer

DISTRICT 12 g
1750 EAST FOURTH STREET, SUITE 100 \& Y/
SANTA ANA, CA 92705 Making Conserwation
PHONE (657) 328-6267 :
FAX (657) 328-6510 @ Celfenia By o L
TTY 711
www.dot.ca.gov

October 25, 2017

Ms. Maria Parra File: IGR/CEQA

City of Garden Grove SCH#: 2012081036

11222 Acacia Parkway IGR LOG # 2017-00717

Garden Grove, CA 92842 SR22

PM 8.549
Dear Ms. Parra,

Thank you for continuing to include the California Department of Transportation (Caltrans) in
the review of the Mitigated Negative Declaration for the Site C Project. The Modified Project
consists of development of two full-service hotels, one limited-service hotel (Twintree Lane
Hotel), conference/meeting banquet space, several restaurants and bars, retail uses, and pools
(including a surf pool), on an approximately 4.3-acre site in the City of Garden Grove.
Specifically, the Modified Project would consist of 769 rooms, approximately 39,867 square feet
of conference/meeting banquet space, 36,885 square feet of restaurant/retail/entertainment space,
24,014 square feet of hotel restaurant space, 26,090 square feet of additional hotel ancillary uses
(i.e., gyms, spas, salon, a hotel shop, and a kids’ club), and a total of 1,297 above- and below-
ground parking spaces. Three access driveways, two along Harbor Boulevard and one along
Twintree Lane would serve the project site. The Modified Project is located at the northeast
comner of Harbor Boulevard and Twintree Lane, south of the Target Shopping Center parking lot,
and west of Choisser Road. Regional access to the project site is provided by State Route (SR)
22,

Caltrans is a responsible agency on this project and has the following comments:

Traffic Operations

1. Please provide the queuing analysis for the following locations including on and off-ramps
for SR22:
e Intersection No.12- Harbor Boulevard at SR22 westbound off-ramp/Banner Drive. Caltrans-1
e Intersection No.13- Harbor Boulevard at Trask Avenue.
e Intersection No.14- SR22 eastbound on-ramp at Trask Avenue.

“Provide a safe, sustainable grated and efficient transpor System
to enhance California ‘s economy and livability”

Site C Subsequent MND — RTC Page 7
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LETTER 2
cont'd

City of Garden Grove
October 25, 2017
Page 2

Encroachment Permit

1. Any project work proposed within Caltrans Right-of-Way requires an Encroachment
Permit and all environmental concerns must be addressed. If the environmental
documentation for the project does not meet Caltrans requirements, additional Caltrans-2
documentation would be required before approval of the encroachment permit. For
application forms and specific details on Caltrans Encroachment Permits procedure,
please refer to Encroachment Permits Manual. The latest edition of the Manual is

available on: http:/www.dot.ca.gov/trafficops/ep/apps.htmi

Please continue to coordinate with Caltrans for any future developments that could potentially
impact State transportation facilities. If you have any questions, please do not hesitate to contact
Maryam Molavi, at (657) 328-6280 or Maryam.Moalvi@dot.ca.gov.

Sincerely,

7

\\\__ o~
“ YATMAN KWAN, AICP
Acting ch Chief, Regional-IGR-Transit Planning
District 19,
“Provide a sqfe, sustainable, tntegrated and efficient transportation system
to enhance Califormia’s and livability”
Page 8 Site C Subsequent MND - RTC
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2. RESPONSES TO COMMENTS FROM YATMAN KWAN, AICP, ACTING BRANCH CHIEF,
REGIONAL-IGR-TRANSIT PLANNING, DISTRICT 12, DEPARTMENT OF
TRANSPORTATION

Caltrans-1

In response to Caltrans-1 Comment, a supplemental queuing analysis has been
prepared at the three requested locations shown below. This queuing analysis is
based on the Highway Capacity Manual 2010 methodology. The 95th percentile
queue is reported using Synchro 10 analysis software. Traffic volume data is
based on the September 13, 2017 Traffic Study.

1.

Intersection No. 12 — Harbor Boulevard at SR22 westbound off-ramp/Banner
Drive:

Table 1 below shows the results of the queuing analysis at the intersection of
Harbor Boulevard at SR22 westbound off-ramp/Banner Drive. The project
may cause vehicle queue to increase by as much as 36 feet during the PM
peak hour for the southbound through movement on Harbor Boulevard. This
is equivalent to approximately 1.4 additional vehicles per lane.

Intersection No. 13 — Harbor Boulevard at Trask Avenue:

Table 2 below shows the results of the queuing analysis at the intersection of
Harbor Boulevard at Trask Avenue. The project may cause vehicle queue to
increase by as much as 44 feet during the AM peak hour for the northbound
right turn movement on Harbor Boulevard. This is equivalent to
approximately 1.8 additional vehicles per lane.

Intersection No. 14 — SR22 on-ramp at Trask Avenue:

Table 3 below shows the results of the queuing analysis at the intersection of
SR22 on-ramp at Trask Avenue. The project may cause vehicle queue to
increase by as much as 50 feet during the AM peak hour for the eastbound
left turn movement on Trask Avenue. This is equivalent to approximately 2
additional vehicles per lane.

This queuing analysis has been provided for informational purposes only. The
project related traffic impact at the study area intersections is based on level of
service standards established by the City of Garden Grove and Caltrans. Based
on the results of the level of service analysis, all study area intersections will
operate at acceptable levels of service with the recommended project mitigation
measures and the project impact is considered less than significant. The queuing
analysis report sheets are provided in Attachment A.
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TABLE 1
Queue Analysis for Harbor Boulevard at Banner Dr/SR-22 WB Ramps

AM Peak Hour Queue

Northt d Southbound Eastbound Westbound
AHBNS‘S Scenario L T R L T R L T R L T R
Opening Year {2021) Without Project 101 ft. 326 ft. - - - - 530 ft. - - 150 ft. - = 590 ft. 592 ft. 42 ft.
Opening Year {2021) With Project 101 ft 340 ft - - - 556 ft - - - - 150 fr. - 590 ft 592 ft 46 it
Increase from Project {ft ) Q ft 14 fu. - - - - 26 ft - - O ft. - - Q ft. 0 ft. 4 ft.
PM Peak Hour Queue
Northbound Southbound Eastbound Westhound
Analysis Scenario L T R L T R L T R L T R
Opening Year {2021) Without Project 168 ft 400 ft. - - - - 465 It - - 90 it - - 380 ft. 390 ft. 49 ft.
Opening Year (2021) with Project 168 fi. 420 fr. - - - 501 ft. - - - 90 ft. -- 380 ft 390 ft. 75 it
Increase from Project {fi.) 0 ft 20 ft - - - 36 ft - O ft. - - 0 ft. 0 fi. 26 ft.

! Queue length 1s basad on the Highway Capacity Manual (HCM) 2010 methodology. 95th percentita queus 1s reparted per lane, Tratfic volume 15 based the Site C Mixed Use Hotel Trafhic Impact Study (9/13/17).

Tt = Movement does not have a dedicated lane; turning movement queue is combined and reported with thiu movement queue.
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TABLE 2
Queue Analysis for Harbor Boulevard at Trask Avenue

AM Peak Hour Queue

Northbound Southbound Eastbound Westhound
Analysis Scenario L T R L T R L T R L T R
Opening Year (2021) Without Project 103 ft. 212 ft. 299 ft. 348 1t 335 ft. 23 it 125 ft 245 ft 272 fr. 128 fr. 185 ft. 219 fr.
Opening Year {2021) With Project 80 ft. 211 4t 343 ft. 373 it 347 ft. 29 ft. 136 ft. 245 ft. 213 ft 139 ft. 185 it 234 ft
Increase from Project {ft.} -23 ft. -1 ft 44 ft 25 #t. 12 it 1fr. 11 ft, 0ft -59 fi. 11 ft 0 ft. 15 ft.

PM Peak Hour Queue

Northbound Southt d Eastbound Westl d
Analysis Scenario L T R L T R L T R L T R
{ Opening Year (2021) Without Project 125 ft. 424 ft. 198 ft. 391 ft 294 ft. 45 ft. 251 ft. 269 ft 255 ft. 137 fr. 287 it 301 ft
Opening Year {2021) With Project 119 fr. 434 fr 184 fr. 426 ft 310 ft. 46 it 263 ft 234 ft. 286 ft 172 ft. 287 ft 315 ft.
Increase from Project {ft.} -6 ft 10 ft. 14 ft. 35 ft 16 1t. 1ft 12 ft. 35 ft. 31 {t. 35 ft 0 ft. 14 ft.

! Queua length is based on the Highway Capacity Manual (HCM) 2010 methodology. 95th percentile queue & reported per lane. Tratfic volume is based the Site C Mmed Use Hotel Traffic Impact Study (9/13/17)

- = Movement does not have a dedicated lane; turning movement queue 5 combined and reported with thru movement queue.

" Site C Subsequent MND ~ RTC ) Page 11
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AM Peak Hour Queue

TABLE 3
Queue Analysis for SR-22 EB Ramps at Trask Avenue

Northt Southbound by Westbound
Analysis Scenario L T R L T R L T R L T R
Opening Year {2021) Without Project n/a n/a n/a n/a n/a nfa 96 ft. 0 ft. n/a n/a 117 ft
Opening Year (2021) With Project n/a n/a n/a n/a n/a nfa 146 ft. 0 ft. n/a na 162 ft
increase from Project {ft.) n/a n/a n/a n/a n/a nfa 50 ft. 0 ft. n/a n/a 45 ft,
PM Peak Hour Queue
Northt i Southb d b Westbhound
An.!xsis Scenario L T R L T R L T R L T R
Opening Year {2021) Without Project nfa n/a a n/a nfa n/a 116 ft. ot n/a na 121 fr.
Opening Year {2021} With Project nfa n/a n/a n/a n/a n/a 123 ft 0 it. n/a n/a 125 ft
Increase from Project {ft ) n/a n/a n/a n/a n/a n/a 7 ft 0 fr n/a n/a 4 it
! Queue length is based on the Highway Capacity Manua! (HCM) 2010 togy. 95th p ile queue & reported per lane. Traffic volume 1s based the Site C Mxed Use Hotel Traffi: tmpact Study (9/13/17).

H

3

* < = Movement does not have a dedicated lane; turning movement queue s combined and reported with thru movement queue.

N/A = Movement no present at intersection.
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Attachment A

Queuing Analysis Report Sheets
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Queues

12: Harbor Boulevard & Banner Drive/CA-22 WB Off-Ramp

SITE CMIXED USE TIS (JN: 0762-2016-01)

102712017

Lane Group Flow {¥ph) 218
vic Ratio 075
Control Delay 330
Queue Delay 0.0
Total Delay 380
Queue Lerigth 60th () 70
Queue Length 95th (it) 160
Internat Link Dist () 456
Turn Bay Length ¢t)

Base Capacity (wph) 361
Starvation Cap Reductn 0
Spifiback Cap Reductn 0
Storage Cap Reducin 0

Reduced vic Ratio 0.60
i f; .‘”:.‘- tian Summary. -

# 96t percentile volume exceeds ¢

Queue shown is maximum after two cycles.

023 o7t
63 934
00 00
58 934
0 32
2 #Ho1
400 67

687 73

0 0
0 0
0 0
022 0

city, queus mabe r.

OPENING YEAR (2021) WITHOUT PROJECT CONDITIONS

AM PEAK HOUR

Synchro 8 Report
Page 1
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Queues SITE C MIXED USE TIS (JN: 0762-2016-01)
12. Harbor Boulevard & Banner Drive/CA-22 WB Off-Ramp 1022712017

- ¢ < N st

Lane Group Flow {rph) 17 347 356 163 122 2010 1778

yic Ratio 061 080 092 033 082 076 09
Control Delay 238 611 628 71 789 189 331
Queue Delay 00 00 00 0.0 60 00 00
Total Delay 238 611 629 71 789 189 334
Queue Length 60th (t) 30 184 189 0 63 284 309
Queue Length 95th Gt) 80 #3830 4890 49  #169 400  FH65
internal Link Dist §t) 455 799 727 1778
Turn Bay Length §t) 400 400 67

Base Capacity (voh) 416 384 389 487 149 2632 1954
Starvation Cap Retductn 0 0 0 0 0 0
Spillback Cap Reductn 0 0 0 0 0 0

0
0

Storage Cap Reductn 0 0 0 0 0 0 0
0

# 95th percentile volume exceeds capacily, queue may be longer.
Queue shown is maximum after two cycles.

OPENING YEAR (2021) WITHOUT PROJECT CONDITIONS Synchio ¢ Report
PM PEAK HOUR Page1
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Queues

SITE CMIXED USE TIS {JN: 0762-2016-01)

13: Trask Avenue & Harbor Boulevard

102772017

.Lane Group Fow {ph)

vit Ratio

Control Delay

Gueue Delay

Total Delay

Queue Length §0th {t)
Queue Length 95th (it)
Internal Link Dist t)
Turn Bay Length §t)
Base Capacity (wh)
Starvation Cap Reductn
Spillback Cap Reductn
Storage Cap Reductn
Reduced vfc Retio

103
073
64.7

0.0
647
48
#1265

141
Y
Y

653

087
424
00
424
165
#2245
264

R
25 106 257
087 074 065
370 664 356

00 00 00

370 664 366
108 49 110

072 #28 185

619
100
486 141 397
6o o 0
(= Ayt
6o o o
0.74

018

3.2

00

32

o71 0

36 28
727

207 T2

0 0

0 0

0 0

084 018

# 95th percemile volume exceeds capacfty, queue maybe Ionger
Queus shown is maximum after two cycles.

OPENING YEAR (2021) WITHOUT PROJECT CONDITIONS

AM PEAK HOUR

e .

Synchio 8 Report
Page1
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Queues

13: Trask Avenue & Harbor Boulevard

SITE C MIXED USE TIS (JN: 0762-2016-01)

102712017

Lane Group ow {vph)
vic Ratio

Control Delay

Queus Delay

Total Delay

Queue Length 60th {t)
Queue Length 95th {t)
Internal Link Dist (t)
Turn Bay Length )
Base Capacity (yph)
Starvation Cap Reductn
Spiiback Cap Reducth
Storage Cap Reductn
Reduced vk Ratio

intersection Summaty

204

0.94
90.0
00
90.0
17
4051

216
Y
0
0
094

612

087
491
00
491
178
#69
264

707
0
0
0
087

073 050 098 062 099
238 431 497 163 829

301 126 24 198 #4891
267

100 100

1242 266 1582 780 373

072 031
265 39
00 060
265 39
241 0
204 45
727
191 738
0 0
0 0
0 0

# $5th percentie volume exceeds capacﬁy, queue may be longer
Queue shown is m adimum after two cycles.

OPENING YEAR (2021) WITHOUT PROJECT CONDITIONS

PM PEAK HOUR

Synchro & Report
Page1
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Queues SITE C MIXED USE TIS (JN: 0762-2016-01)
14: Trask Avenue & CA-22 EB On-Ramp 1022712017

A L

Lane Group Flow (ph) 743 1004 1068
yic Ratio 065 054 068
Control Delay 138 11 108
Queue Delay 0.0 09 00
Total Delay 138 11 106
Queue Length 50th ) 68 ] 35
Queue Length 95th (i) 96 o 17
Internal Link Dist {t) 619 392
Turn Bay Length §t) 260

Base Capacity (vph) 1322 1869 1744
Starvation Gap Reductn 0 0 0
Spillack Cap Reductn 0 0 0
Storage Cap Reductn 0 0 0

OPENING YEAR (2021) WITHOUT PROJECT CONDITIONS Synchro 8 Report
AM PEAK HOUR Page1
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Queues SITE CMIXED USE TIS (JN: 0762-2016-01)
14: Trask Avenue & CA-22 EB On-Ramp 102712017

(Bre Gk

Lane Group Flow vph) 636 687 820

vic Ratio 054 037 0863
Control Delay 127 06 93
Gueue Delay 00 00 0.0
Total Delay 127 06 9.3
Queue Length 60th () §0 0 63
Queue Length 95th (t) 116 0 121
internal Link Dist () 619 392
Turn Bay Length @) 260

Base Capacity (vph) 2209 1863 2777
Starvation Cap Reductn 0 0 0
Spifiback Cap Reducin 0 0 0
Storage Cap Reductn 0 0 0

Reduced v Ratio 620 037 030

..l«_..,‘,s,ﬁl'p;rﬂ: CHR I Ay

OPENING YEAR (2021) WITHOUT PROJECT CONDITIONS Synchro 8 Report
PM PEAK HOUR Page1
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Queues SITE C MIXED USE TIS (JN: 0762-2016-01)
12: Harbor Boulevard & Banner Drive/CA-22 WB Off-Ramp 1027712017

t l

Laneemupnow@ph) 28 622 6% 164 62 1515 1800

vic Rafio 075 089 099 027 071 068 095
Control Delay 386 725 N7 656 934 240 431
Queue Delay 0.0 00 00 00 00 00 0.9
Total Delay 380 725 N7 55 934 240 431
Queus Length 50th (it) 70 334 336 0 32 267 -~406
Queue Length 95th (it) 160  #690 #692 48  #Ho 340 #6556
Internal Link Dist {t) 456 799 727 1778
Turn Bay Length {t) 400 _ 400 67

Base Capacity (voh) 361 526 630 608 73 2229 1892
Starvation Cap Reductn 0 0 0 0 0 0 0
Spifiback Cap Reductn 0 0 0 0 0 0 0
Storage Cap Reductn 0 0 0 0 0 0 0

Reduced vit Ratio 060 099 099 027 071 068 095

= Volume exceeds capatity, queue is theoreﬂcally inhnne
Queue shown is maximum after two cyeles.

# 95th percentile volume exceeds capacity, queue may be longer.
Queue shown is maximum after two cycles.

OPENING YEAR (2021) WITH PROJECT CONDITIONS Synchro 8 Report
AM PEAK HOUR Page 1
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Queues SITE C MIXED USE TIS (JN: 0762-2016-01)
12: Harbor Boulevard & Banner Drive/CA-22 WB Off-Ramp 1022712017

Lane Group Flow (vph) 17 347 356 204 122 2072 1869
vic Ratio 061 090 092 042 082 079 095
Control Delay 238 611 629 106 789 196 378
Queue Delay 00 0.0 00 00 09 00 00
Total Delay 38 611 629 106 789 196 3I}79
Queue Length 50th () 30 134 189 16 63 299 332
Queue Length 96th (it) SO #3830 4890 7% #69 420 #4601
Internal Link Dist (ft) 465 799 727 1778
Turn Bay Length §t) 400 400 67

Base Capacity (wph) 416 384 389 490 149 2632 1954
Starvation Cap Reductn 0 0 0 0 0 0 0
Spillback Cap Reducin 0 0 0 0 0 0 0
Storage Cap Reducin 0 0 0 0 0 0 0

o (T G

# 95th percentile volume exceeds capacity, queus may be longer.
Queue shown is m aximum after two cycles.

OPENING YEAR (2021) WITH PROJECT CONDITIONS Synchro ¢ Report
PM PEAK HOUR Page1
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Queues

13. Trask Avenue & Harbor Boulevard

SITE CMIXED USE TIS (JN: 0762-2016-01)

1013042017

Lane Group Fow {ph)

vic Ratio 0.87
Control Delay 930
Queue Delay 00
Total Delay 93.0
Queue Length 50th {t) 49
Queue Length 95th {t) #136
internal Link Dist ()
Turn Bay Length {t)
Base Capacity (ph) 118
Starvation Cap Reductn 0
Spiliback Cap Reducin 0
Storage Cap Reductn ¢

Reduced vic Ratio

088 067
435 204
00 00
435 204
156 113
#45 213
264
w83
0 0
0 0
0 0

# 95th perc entile volume exceeds capaciy, queue maybe Ionget
Queue shown s maximum after two cycles.

OPENING YEAR (2021) WITH PROJECT CONDITIONS

AM PEAK HOUR

Synchro 8 Report
Page1
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Queues SITE C MIXED USE TIS (JUN: 0762-2016-01)
13: Trask Avenue & Harbor Boulevard 1073012017

A - X t AN/

WBR " NBL NBT ' NB BL S8BT  8BR
948 128 1570 407 405 1398 227

Tane Groug

U  baunfa

oh) 204 612

Lane Group Fow

vkt Ratio 104 08 072 0% 087 075 056 099 063 103 068 029
Control Delay 1161 419 261 1180 627 240 446 612 164 882 247 4.0
Queue Delay 00 09 00 60 00 00 0.0 00 00 00 00 00
Total Delay 161 418 261 1180 627 240 446 512 164 882 247 4.0
Queus Length §0th (it) ~126 173 1R 66 154 231 69 323 83 ~249 234 0
Queue Length 96th @t) #63 234 286 #M72 87 315 119 #34 184 #2630 46
Internal Link Dist () 264 619 267 727

Turn Bay Length §t) 100 100 100

Base Capatity (vph) 1997 9 732 119 33 1263 36 1692 649 395 2066 75
Starvation Cap Reductn 0 0 0 0 0 0 0 0 0 0 0 0
Spillback Cap Reductn 0 0 0 0 0 0 0 0 0 0 0 0
Storage Cap Reducin 0 0 0 0 0 0 0 0 0 0 0 0
Reduced vit Ratio 104 077 065 096 082 0756 041 099 063 103 068 029

~ Volume exceads capacity, queue is theoretically infinite.
Queue shown is maximum after two cycles.

# 95th percentile volume exceeds capacity, queue may be longer.
Queue shown is maximum after two cycles.

OPENING YEAR (2021) WITH PROJECT CONDITIONS Synchro 8 Report
PM PEAK HOUR Page 1
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s

Queues SITE CMIXED USE TIS (JN: 0762-2016-01)
14: Trask Avenue & CA-22 EB On-Ramp 102712017

A

laneGoup

7 1004 1069

Lane Group Flow {ph 76

vic Ratio 066 054 064
Control Delay 167 11 113
Gueue Delay 0.0 00 0.0
Total Delay 167 11 13
Qusus Length 50th @) 87 0 100
Queue Length 95th () 146 6 162
Internal Link Dist {t) 618 392
Turn Bay Length {t) 260

Base Capacity (wh) 1706 1860 2367
Starvation Cap Reductn 0 0 0
Spiltback Cap Reducdin 0 0 0
Storage Cap Reductn 0 6 0

OPENING YEAR (2021) WiTH PROJECT CONDITIONS 8ynchro 8 Report
AM PEAK HOUR Page
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Queues

SITE C MIXED USE TIS (JN: 0762-2016-01)

14: Trask Avenue & CA-22 EB On-Ramp

102712017

!

€69
it Ratio 066 037 054
Control Delay 123 06 97
Queus Delay 00 00 00
Total Delay 1238 06 9.7
Queue Length 60th (i) 63 0 66
Queue Length 95th () 123 0 125
Internal Link Dist (t) 619 392
Turn Bay Length (t) 260
Base Capacity (vph) 2269 1863 2674
Starvation Cap Reductn ) 0 0
Spiflback Cap Reductn 0 0 0
Storage Cap Reductn 0 0 0

OPENING YEAR (2021) WITH PROJECT CONDITIONS
PM PEAK HOUR

Synchro 8 Report
Page1
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Caltrans-2 The comment is acknowledged. Should any work be performed within the
Caltrans Right- of-Way, an Encroachment Permit will be obtained in accordance
with the Caltrans procedures prior to the start of the work.

Page 26 Site C Subsequent MND - RTC
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LETTER 3

City of Anaheim
PLANNING AND BUILDING DEPARTMENT

October 26,2017

Maria Parra by email to: mariap(@ci.garden-grove.ca.us
Senior Planner

City of Garden Grove Plamning Division

11222 Acacia Parkway

Garden Grove, CA 92840

Subject: City of Garden Grove Notice of Intent to Adopt a Subsequent Mitigated
Negative Declaration for Site C

Dear Ms. Parra:

Thank you for the opportumty to review and comment on the above-referenced
document. City of Anaheim interdepartmental staff has reviewed the document. The
Public Works Department, Traffic Engineering Division has provided the comments
below. Please contact Linda Johnson, Principal Plarmer at (714) 765-4957 or
ljohnson@anaheim net with questions pertaining to these comments.

¢ Regarding “DF-TR-23 Provide shuttle service to Disneyland, the Anaheim
Convention Center and other popular attractions in the area” (Page 66 in the Traffic
and Transportation Section), City staff recommends that the Property
Owner/Developer participate in the Anaheim Transportation Network (ATN), which -
operates the Anaheim Resort Transportation (ART) buses. ATN has a franchise Anaheim-1
with the City of Anaheim to operate ART buses to provide transportation on regular
routes to destinations in and around The Anaheim Resort. ATN was formed to
mitigate traffic in The Anaheim Resort by consolidating vehicle trips to a regular
bus operation. Through the franchise with the City, ART also operates limited
routes to other cities such as Garden Grove.

e Regarding Exhibit 3-4 (City of Garden Grove Master Plan of Bikeway Facilities) —
This map shows bike lanes on Katella Avenue in the City of Anaheim which is not
consistent with the City of Anaheim’s recently adopted Bicycle Master Plan Anaheim-2
(adopted on May 23, 2017, see page 31 of the following link:

http://www.anaheim.net/DocumentCenter/Home/ View/2027).

Please forward any subsequent public notices regarding this project to my attention at
the address listed at the bottom of the first page of this letter. If you have any questions
regarding this response, please do not hesitate to contact me at (714) 765-5238 or
csaunders@anaheim.net.

200 S Ansheim Bid
Sutte #162
Aneheim, CA 92805
Tel  (714) 765-5139
Fex ({714} 765-5280
www anahetm net
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Ms. Parra
October 26, 2017
Page 2 of 2

Sincerely,

(it o

Christine Saunders
Associate Planner

Cc: Linda Johnson, Public Works Department, Traffic Engineering
Jamie Lai, Public Works Department, Traffic Engineering

LETTER 3
cont'd

Page 28
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3. RESPONSES TO COMMENTS FROM CHRISTINE SAUNDERS, ASSOCIATE PLANNER,
CITY OF ANAHEIM, PLANNING AND BUILDING DEPARTMENT

Anaheim-1  The comment is acknowledged and will be shared with the Property
Owner/Developer for their consideration. Since this comment does not raise an
issue regarding the environmental analysis contained in the Draft Subsequent
MND, no further action is required.

Anaheim-2 The comment is acknowledged. Please note that Exhibit 3-4 of the Traffic Impact
Study was based on the City of Garden Grove Bikeway Master Plan. However, to
address this discrepancy (bike lanes on Katella Avenue) between the City of
Garden Grove Bikeway Master Plan and the City of Anaheim Bicycle Master
Plan, a note has been added to Exhibit 3-4 to correct this issue. See the revised
Exhibit 3-4 on the next page.

Site C Subsequent MND — RTC Page 29
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Exhibit 3-4

City of Garden Grove Master Plan of Bikeway Facilities
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Please note that the bike lanes on Katella Avenue are no longer proposed per the City of Anaheim Bicycle Master Plan which was adopted on May 23,2017,

engineering
group, inc.
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UNITEHERE!Local 11

464 Lucas Ave., Suite 201 « Los Angeles, California 90017 « (213) 481-8530 « FAX (213) 481-0352

November 1, 2017

Garden Grove Planning Commission
11222 Acacia Parkway
Garden Grove, CA 92840

RE: Item C.1. Subsequent Mitigated Negative Declaration, Site Plan No. SP-043-2017,
Tentative Tract Map No. TT-17455, Development Agreement No. DA-008-2017

Dear Planning Commissioners:

I write to you on behalf of UNITE HERE Local 11, a labor union that represents over
25,000 hospitality workers across Southern California. We urge you to deny the International
West “Site C” project (“Modified Project”) as it is currently proposed. Our local represents 136
members who live in the city of Garden Grove, and are deeply concerned about the impact this
and similar projects will have on the quality of life in this community. Of particular concerns are
the lack of comprehensive environmental review, the outdated land valuation and subsidy
calculations, and the lack of community benefits commensurate with the projected amount of
monetary and land subsidies.

Both the Modified Project and 2012 Project lack sufficient environmental review. A
Mitigated Negative Declaration (MND) was prepared for both versions of the Site C project,
rather than a more comprehensive Environmental Impact Report (EIR). The IS/MND from 2012
concluded a less-than-significant impact to the “existing visual character or quality of the site
and its surroundings” based on the design guidelines for the International West Mixed Use Area
in the 2008 General Plan.! The City of Garden Grove has changed dramatically since 2008,
including the addition of several new commercial developments along major thoroughfares, such
as Great Wolf Lodge Resort. We believe this warrants further environmental review.

The land value and subsidy calculations are based on an outdated study. When the
project was originally approved in 2013, Horwath HTL, LLC “Horwath” prepared an economic
evaluation of the Project. Based on the project’s plans at that time — a 360-room full-service
hotel and two 150-room limited service hotels — Horwath concluded a negative residual land
value for the land on which the hotels would be built of approximately $31.5 million. The local
hotel market and scope of the project have changed significantly since 2013, and this body
should consider how these changes may have impacted the value of the land that the City is
considering conveying upon the developer at little to no cost. The Modified Project includes two
luxury, full-service hotels with 402 and 200 rooms, respectively, and one limited service hotel
with 167 rooms. It also includes the introduction of retail uses on the site. The addition of a
second full-service hotel makes this a very different development from what was approved in
2013. Having a full-service hotel will justify higher room rates and, ultimately, higher revenues

! Site C Subsequent Mitigated Negative Declaration and Study, September 2017, 17.
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UNITEHERE!Local 11

464 Lucas Ave., Suite 201 « Los Angeles, California 90017 « (213) 481-8530 e FAX (213) 481-0352

for the combined hotels. It is possible that with a higher end product in this project, the financing
“gap” in the deal and the financial assistance needs of the current developer will be lower than
those of the prior developer. If that is indeed the case, this body should have the developer
compensate the City for the land. At minimum, these issues should be studied further before
approving this modified deal.

The Horwath report also notes that estimates were based on a lack of projects in the
planning stages at the time the report was prepared. “However, if additional rooms other than
those mentioned in this report were to be added to the competitive supply, it could have a
material impact on the market and the projected performance of the subject.” Since 2013, the
City of Garden Grove has opened Great Wolf Lodge Resort, a 600-room hotel and indoor water
park. At least 2 hotels are in the planning stages or close to filing for entitlements. Several new
hotels have opened in Anaheim, and at least 4 are in the planning stages.

This project will be highly subsidized by the City without sufficient benefits to the
community. The 2013 Grove District Resort Hotel Development Agreement (GDRHDA)
projected an estimated Net Present Value of $17.6 million for assistance to be provided to the
developer over the next 20 years. While the GDRHDA recognizes the creation of jobs, it does
not address the quality of these jobs nor does it consider whether most of those jobs will actually
go to Garden Grove residents. This body should ensure that there are guarantees related to job
quality and local hiring before approving modifications to this project. We encourage the
Planning Commission to pay special attention to this matter.

Thank you for your time and consideration. We hope that you will consider our
objections, and deny this project in its current form.
Sincerely,
Danielle Wilson

Research Analyst, UNITE HERE Local 11
(213)481-8530, Danielle.wilson@uniteherel1.org

Page 277 of 282



4. RESPONSES TO COMMENTS FROM DANIELLA WILSON, RESEARCH ANALYST,
UNITE HERE LOCAL 11

Comment:

Both the Modified Project and 2012 Project lack sufficient environmental review. A
Mitigated Negative Declaration (MND) was prepared for both versions of the Site C project,
rather than a more comprehensive Environmental Impact Report (EIR). The IS/MND from 2012
concluded a less-than-significant impact to the “existing visual character or quality of the site
and its surroundings” based on the design guidelines for the International West Mixed Use Area
in the 2008 General Plan. The City of Garden Grove has changed dramatically since 2008,
including the addition of several new commercial developments along major thoroughfares,
such as Great Wolf Lodge Resort. We believe this warrants further environmental review.

Response:

The Site C project was originally approved in 2012. (the “2012 Project’). The City prepared an
initial study and mitigated negative declaration that were alsoc adopted in 2012 when the 2012

Project was approved (the 2012 IS/MND). A Notice of Determination for the 2012 Project was
filed and posted accordingly on November 28, 2012.

Minor modifications to 2012 Project are now proposed (the “Modified Project”). Pursuant to
Public Resources Code Section 21166 and CEQA Guidelines Section 15162, the City has
prepared a subsequent initial study. Specifically, CEQA Guidelines section 15162 provides:

(a) When an EIR has been certified or a negative declaration adopted for a project, no
subsequent EIR shall be prepared for that project unless the lead agency determines, on
the basis of substantial evidence in the light of the whole record, one or more of the
following:

(1) Substantial changes are proposed in the project which will require major revisions of
the previous EIR or negative declaration due to the involvement of new significant
environmental effects or a substantial increase in the severity of previously identified
significant effects;

(2) Substantial changes occur with respect to the circumstances under which the project
is undertaken which will require major revisions of the previous EIR or negative
declaration due to the involvement of new significant environmental effects or a
substantial increase in the severity of previously identified significant effects; or

(3) New information of substantial importance, which was not known and could not have
been known with the exercise of reasonable diligence at the time the previous EIR
was certified as complete or the negative declaration was adopted, shows any of the
following:

(A) The project will have one or more significant effects not discussed in the previous
EIR or negative declaration;

(B) Significant effects previously examined will be substantially more severe than
shown in the previous EIR;

(C) Mitigation measures or alternatives previously found not to be feasible would in
fact be feasible and would substantially reduce one or more significant effects of
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the project, but the project proponents decline to adopt the mitigation measure or
alternative; or

(D) Mitigation measures or alternatives which are considerably different from those
analyzed in the previous EIR would substantially reduce one or more significant
effects on the environment, but the project proponents decline to adopt the
mitigation measure or alternative.

On this basis, the City’s subsequent initial study analyzed whether the Modified Project meets
any of the criteria listed in CEQA Guidelines Section 15162 requiring a subsequent EIR. As
stated in the City’s subsequent initial study, the Modified Project does not meet any of those
criteria. The subsequent initial study concludes, based on numerous technical studies and facts
in the record, that the Modified Project’s environmental impacts can be mitigated to a level of
less than significant. As a result, the City has prepared a Subsequent Mitigated Negative
Declaration (the “Subsequent IS/MND").

The applicable designation in the project area is the International West Mixed Use designation
which is intended to provide for a mix of uses, including resort, entertainment, retail, hotel, and
some higher density residential that are appropriate for a major entertainment and tourism
destination. As stated in the 2012 IS/MND and the Subsequent IS/MND, the existing
surrounding land uses consist primarily of commercial and hotel uses. In addition, future
development across Harbor Boulevard would complement the project as it would be developed
under the overall vision for the International West Mixed Use Area. The Modified Project is
therefore consistent with the surrounding uses and the mix of uses intended by the International
West Mixed Use designation, including the new commercial developments along major
thoroughfares, such as Great Wolf Lodge Resort, referenced in the comment. In addition, the
Modified Project, as with the 2012 Project, would add to the visual interest of the streetscape
and maintain a similar ambiance with the existing, surrounding area consistent with the
applicable Community Design Element Guidelines for the International West Mixed Use Area.
Therefore, impacts related to the existing visual character or quality of the site and its
surroundings were determined to be less than significant in the Subsequent IS/MND.
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DRAFT MINUTE EXCERPT

GARDEN GROVE PLANNING COMMISSION

PUBLIC HEARING - MITIGATED NEGATIVE DECLARATION, SITE PLAN NO.
SP-043-2017, TENTATIVE TRACT MAP NO. TT-17455, AND DEVELOPMENT
AGREEMENT NO. DA-008-2017. FOR PROPERTY LOCATED AT 12222, 12252, 12262,
12272, 12292 AND 12302 HARBOR BOULEVARD; 12511, 12531, 12551 AND 12571
HARBOR BOULEVARD; 12233, 12235, 12237 AND 12239 CHOISSER ROAD,
NORTHEAST CORNER OF HARBOR BOULEVARD AND TWINTREE LANE, WEST OF
CHOISSER ROAD.

Applicant: INVESTEL GARDEN RESORTS, LLC
Date: November 2, 2017

Request: A request for approval of a Site Plan, Tentative Tract Map, and
Development Agreement to implement a previously approved resort
hotel development project on “Site C” at the Northwest corner of
Harbor Boulevard and Twintree Lane in the City of Garden Grove.

In 2012, the Garden Grove City Council approved General Plan
Amendment No. GPA-2-12(B) and Planned Unit Development No. PUD-
128-12 and adopted a Mitigated Negative Declaration and Mitigation
Monitoring and Reporting Program to facilitate the future development
of a resort hotel project on Site C. As approved in 2012, the Site C
project called for up to 769 rooms in one (1) full service hotel and up
to two (2) limited service hotels ranging from 10-19 stories; associated
conference/meeting/banquet space, several restaurants; an indoor
entertainment venue; and a multi-level parking garage with 1,297
total spaces on a 5.2 acre site, as depicted on a conceptual site plan
(the “2012 Project”).

Modifications to the project adopted in 2012 are now proposed (the
“Modified Project”) in conjunction with the proposed Site Plan. The
Modified Project includes the same number of hotels, hotel rooms, and
maximum building heights as the 2012 Project, but the configuration of
the buildings, the amount and type of ancillary uses, and the site
access have been modified. The Modified Project generally includes:
(1) a change to two (2) full service hotels and one (1) limited service
hotel; (2) changes to on-site circulation and access, including a new
second driveway along Harbor Boulevard at the most southerly portion
of the site, and changes to the parking structure including one
entrance instead of the previous two entrances and one level of
subterranean parking (maintaining the same 1,297 total spaces
approved in the 2012 Project); (3) the introduction of retail uses; (4)
minor changes to the total square footage of conference/meeting
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Minute Excerpt - November 2, 2017 Page 2 of 3
SP-043-2017, TT-17455, DA-008-2017 and Subsequent MND

banquet space, restaurant/retail/entertainment space, hotel ancillary
uses (such as gyms, spas, salon, a hotel shop, and a kids club) and
hotel restaurant space; and (5) modifications to the 2012 Project’s
building placements and configuration including (a) shifting the
placement of Hotel A to maintain a 5-foot setback from the north
property line, a 10-foot setback from the east property line, and
expanding the hotel’s second floor terrace along the northerly portion
of the property line toward Harbor Boulevard, constructing a new retail
building at the northwest corner of the site that connects to Hotel A via
a second floor terrace, and relocating the valet drop-off for Hotel A;
(b) swapping the placement of Hotel B with a restaurant pad building
so that the restaurant pad is located at the southwest corner of the
project site and Hotel B is located just north of the restaurant pad
building with a connection provided between both structures via the
hotel’s second floor terrace; and (c) expanding and reconfiguring the
usable outdoor roof deck area of Hotel A, which includes increasing the
height of certain portions of the outdoor roof deck area from 75 feet to
80 feet and 85 feet, while continuing to maintain the easterly most
portion of the parking structure at a height of 75 feet. The size of the
Modified Project site has been reduced from 5.2 acres to 4.3 acres.
The proposed Tentative Tract Map will adjust the rear property lines of
four existing City-owned parcels located at the Northeast corner of the
site on Choisser Road to incorporate a portion of these parcels into the
Modified Project site and will consolidate the existing parcels on the
Modified Project site into two lots to facilitate development of the
Modified Project and future commercial condominiumization. The
Tentative Tract Map will result in two lots; one with 4.24 acres and a
second parcel with .83 acres, for a total of 5.07 acres. The Planning
Commission will also consider a recommendation for City Council
approval of a Development Agreement with the developer of the
Modified Project.

The Planning Commission will also consider adoption of a Subsequent
Mitigated Negative Declaration and Mitigation Monitoring and Reporting
Program for the modified project.

Action: Public Hearing held. Speaker(s): Matthew Reid, Danielle
Wilson (Unite Here-Local 11)
Action: Resolution Nos. 5898-17 (SMND), 5899-17 (SP/TT), and
5900-17 (DA) were approved.
Motion: Lehman Second: Brietigam
Ayes: (6) Brietigam, Kanzler, Lazenby, Lehman, Nguyen,
Truong
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SP-043-2017, TT-17455, DA-008-2017 and Subsequent MND

Noes: (0) None
Absent: (1) Salazar
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