ATTACHMENT NO. 1

FINDINGS AND CONDITIONS OF APPROVAL

SITE PLAN REVIEW 20-004
VARIANCE NO. 20-002

FINDINGS FOR CEQA:

The proposed project is covered by Final Environmental Impact Report No. 08-008, which
was certified by the City of Huntington Beach on December 9, 2009. The project is subject
to compliance with the adopted mitigation measures contained in the Final Environmental
Impact Report No. 08-008. Staff has reviewed the proposed project and environmental
assessment for compliance and has determined the project is consistent with the adopted
mitigation measures contained in the Final EIR.

FINDINGS FOR APPROVAL — SITE PLAN REVIEW NO. 20-004:

1. The granting of the site plan review to permit the construction of a four-level,
approximately 304-space parking structure along with associated site improvements
including additional interior landscaping and the reconfiguration of the surface parking
lot will not adversely affect the General Plan because it is consistent with the Land Use
Element designation of M-sp (Mixed Use — Specific Plan Overlay) on the subject
property. In addition, it is consistent with the following goals and policies of the
General Plan:

Land Use Element

Goal LU-1: New commercial, industrial, and residential development is
coordinated to ensure that the land use pattern is consistent with the overall goals
and needs of the community.

Policy LU-1(A): Ensure that development is consistent with the land use
designations presented in the Land Use Map, including density, intensity, and use
standards applicable to each land use designation.

Policy LU-1(C): Support infill development, consolidation of parcels, and adaptive
reuse of existing buildings.

Policy LU-1(D): Ensure that new development projects are of compatible
proportion, scale, and character to complement adjoining uses.

A reciprocal parking agreement was placed during the original development of the
subject site and the commercial uses to the north and east (Pacifica Community Plan).
With the parking agreements set to expire at the end of 2021, the proposed project will
provide ample parking opportunities to meet the needs of the area. The new parking
structure will redistribute the parking spaces that are currently off-site and provide
convenient on-site parking for employees and visitors of the subject site (Pacifica
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Medical Tower) and the commercial uses to the east (Sea CIliff Healthcare and
Assisted Living Facility).

The project complies with the development standards and design guidelines of the
Beach and Edinger Corridors Specific Plan (BECSP), with the exception of the
proposed variance. The project, as conditioned, incorporates architectural and design
principles that ensures maximum design compatibility with surrounding uses. The new
structure will consist of building articulation, contemporary colors and design. The
colors and design of the structure help create a cohesive design with the existing
medical tower. The existing parking lot will be reconfigured to accommodate more
onsite parking within the new structure and have less visible parking spaces, making
it more consistent with the BECSP. New landscaping is proposed throughout the site.
The residential use to the south and assisted living facility to the east have larger than
required setbacks and are conditioned to have substantial landscaping and upper
story setbacks. No additions are proposed with this request; the reconfiguration of the
parking lot and new parking structure is intended to replace future parking loss.

Site Plan Review No. 20-004 to permit the construction of a four-level, approximately
304-space parking structure along with associated site improvements including
additional interior landscaping and the reconfiguration of the surface parking lot will
not be detrimental to the general welfare of persons working or residing in the vicinity
or detrimental to the value of the property and improvements in the neighborhood
because the commercial development, with the recommended conditions of approval,
incorporates elements that provide compatibility of use and design with existing and
potential development in the vicinity of the project site. The architecture of the building
is contemporary, incorporating a notch and facade composition change to break up
the massing of the building at the street frontage. A combination of concrete panels
with form liner reveals, cornices, and a grey and white color treatment is applied along
the front and base of the building as well as cornice elements along the top. The
elevator shaft serves as a facade break and tower element with a brick material and
articulating roofline. Vertical landscaping is also proposed along the east and west
building facades to help soften the appearance of the structure. This development is
located within close proximity of compatible existing commercial uses in the vicinity.
The nearest residential use is a three-story multi-family building located to the south,
with the closest point approximately 15 ft. from the proposed parking structure. The
residents to the south will be buffered by larger setbacks and as conditioned, with
additional landscaping and upper story buiding setbacks. The Seacliff facility to the
east will also be buffered by larger setbacks and additional landscaping. The
expanded lot will provide adequate onsite vehicular and pedestrian circulation
between the parking lot/structure and the existing commercial uses. Although
landscaped areas will be removed to accommodate the new parking structure, new
landscaping will be placed fronting Delaware Street and additional trees will be placed
throughout the site.

A reciprocal parking agreement was put in place to allow the commercial uses to be
entitled within the Community Plan. The remaining commercial uses (Pacifica Medical
Tower and the Sea Cliff Healthcare and Assisted Living Facility) currently share 509
parking spaces; 93 of those parking spaces are located on the subject site. The
remaining spaces are located offsite; the reciprocal parking agreements for those
spaces is due to expire in 2021. According to shared parking analysis prepared by
Kimley Horn, prepared December 14, 2020, the majority of the parking demand for
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both uses (376 parking spaces) can be met with the proposed parking structure and
open parking spaces, with a minor deficit of 30 spaces during peak parking demand.
No commercial additions are proposed with this request; the reconfiguration of the
parking lot and new parking structure is intended to replace future parking loss due to
the expiration of an existing reciprocal parking agreement. As conditioned, the project
will not generate any significant noise, odors, lighting, or other impacts detrimental to
the surrounding area.

3. The project to construct a four-level, approximately 304-space parking structure along
with associated site improvements including additional interior landscaping and the
reconfiguration of the surface parking lot will not adversely affect the Circulation Plan
of the BECSP because the site is currently accessible by two driveways which is
sufficient for open parking spaces and the parking structure. While the project does
not meet the threshold for required street and frontage improvements, the project will
provide improved vehicular and pedestrian circulation on the subject site as there will
be less drive aisles and larger crosswalks connecting pedestrians to the public right-
of-way and the on-site uses.

4. The proposed development to permit the construction of a four-level, approximately
304-space parking structure along with associated site improvements including
additional interior landscaping and the reconfiguration of the surface parking lot will
comply with the provisions of the BECSP development code, except for the requested
variances, as specified in the Town Center - Neighborhood Segment because the
proposed project meets code requirements in terms of building height, massing,
setbacks, landscaping. In addition, the project meets all applicable provisions of Titles
20-25 of the Huntington Beach Zoning and Subdivision Ordinance. The variances for
the visual exposure of the parking structure will not impact surrounding uses. As
conditioned, pedestrians will be buffered by heavy landscaping and window/glazing
treatment along the ground floor of the west facade, to emulate the appearance of
commercial building.

FINDINGS FOR APPROVAL - VARIANCE NO. 20-002:

1. The granting of Variance No. 20-002 to allow a parking structure to be visually exposed
to the street on the ground floor in lieu of the facade being wrapped along the entire
street frontage will not constitute a grant of special privilege inconsistent with
limitations upon other properties in the vicinity and under an identical zone
classification since the variance addresses unique development constraints related to
the subject property including its surroundings, existing improvements, and reciprocal
parking agreements. Due to an expiring reciprocal parking agreement approved prior
to the Beach and Edinger Corridors Specific Plan (BECSP), the existing medical office
tower and assisted living facility, east of the site, will lose the majority of their on-site
parking. The proposed parking structure will relocate parking to the subject site to
provide as much on-site parking allowed by the BECSP. Placing a building in front of
the ground floor of the parking structure would create a greater demand for parking on
very limited space. The variances will not constitute a grant of special privilege
because the property’s existing physical conditions limit the location of new structures
with the balance of existing structures. Additionally, similar requests within the same
zone classification have been approved.
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2. Because of special circumstances applicable to the subject property, including location
and existing improvements the strict application of the zoning ordinance is found to
deprive the subject property of privileges enjoyed by other properties in the vicinity and
under identical zone classification because the purpose of adding the parking structure
is not due to an increase in parking demand or an addition but it is to take over the
responsibility of a reciprocal parking agreement that was approved prior to the BECSP.
The medical tower and existing surface parking lot were developed as part of the
Pacifica Community Plan, along with developments to the north, south and east of the
subject site. A reciprocal parking agreement was put in place to allow the commercial
uses to be entitled within the Community Plan. The remaining commercial uses
(Pacifica Medical Tower and the Sea Cliff Healthcare and Assisted Living Facility)
currently share 509 parking spaces; 93 of those parking spaces are located on the
subject site. The remaining spaces are located offsite; the reciprocal parking
agreements for those spaces is due to expire in 2021. The proposed parking structure
will help retain on-site parking; however, due to the existing structures and the
property’s physical constraints, it cannot be designed as required by the specific plan,
enclosed on the ground floor. Complying with the specific plan would require placing
a new building in front of the parking structure which would increase the parking
demand for an already constrained site. The setbacks would potentially need to be
reduced, affecting the sensitive surround the site.

3. The granting of the variance to allow a parking structure to be visually exposed to the
street on the ground floor in lieu of the facade being wrapped along the entire street
frontage is necessary to preserve the enjoyment of one or more substantial property
rights. The requested variance will allow the property owner to provide adequate on-
site parking for employees and visitors without the need of enduring costly construction
costs to demolish and construct an unnecessary building to comply with strict
application of the specific plan. Shared entry and reciprocal access and parking will
be provided for the medical office tower and the assisted living facility, with the
proposed location and design of the parking structure. If approved, the parking
structure and open parking spaces will recover the majority of the parking spaces from
the previous parking agreement for a total of 346 on-site parking spaces.
Consequently, strict application of the specific plan would create a hardship by
requiring a new building in front of the parking structure which would increase the
overall parking demand. With greater parking demand, less opportunities are givien
for larger setbacks which would ultimately affect surrounding sensitive uses. As an
alternative, pedestrians will be buffered by heavy landscaping and window/glazing
treatment along the ground floor of the west facade, to emulate the appearance of
commercial building

4. The granting of the variance to allow a parking structure to be visually exposed to the
street on the ground floor in lieu of the facade being wrapped along the entire street
frontage will not be materially detrimental to the public welfare or injurious to property
in the same zone classification because the parking structure will replace on-site
parking from a previously approved reciprocal parking agreement. It will be located
adjacent between the medical office tower and assisted living facility and incorporate
heavy landscape screening. As conditioned, the parking structure will incorporate a
facade similar to an office building to enhance its appearance along the street frontage.
No significant impacts related to traffic, noise, or safety, are anticipated as a result of
the proposed location and aesthetics of the parking structure.
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The granting of the variance will not adversely affect the General Plan. It is consistent
with the Land Use Element designation of M-sp (Mixed Use — Specific Plan Overlay)
on the subject property, including the following objectives and policies:

A. Land Use Element

Goal LU-1: New commercial, industrial, and residential development is coordinated to
ensure that the land use pattern is consistent with the overall goals and needs of the
community.

Poliy LU-2(D): Maintain and protect residential neighborhoods by avoiding
encroachment of incompatible land uses.

The variance will allow the parking structure to be designed without adding an new
building in front of the parking structure, thus eliminating an increase in massing and
additional parking demand. No office additions are proposed with this request; the
reconfiguration of the parking lot and new parking structure is intended to replace
future parking loss due to the expiration of an existing reciprocal parking agreement
approved prior to the BECSP. If approved, the parking structure and open parking
spaces will recover the majority of the parking spaces from the previous parking
agreement for a total of 346 on-site parking spaces. It will help eliminate an
intensification of nearby residential neighborhoods by providing on-site parking. As
conditioned, the parking structure incorporates a facade similar to the office building
to enhance its appearance along the street frontage. No impacts are anticipated to
the adjacent residential use. The residents to the south will be buffered by larger
setbacks and as conditioned, with additional landscaping and additional building
setbacks. The assisted living facility to east will also be buffered by larger setbacks
and additional landscaping.

CONDITIONS OF APPROVAL SITE PLAN REVIEW 20-004- /VARIANCE NO. 20-002:

1. The site plan, floor plans and elevations received and dated February 25, 2021 and
the shared parking analysis prepared on December 14, 2020, shall be the
conceptually approved design with the following modifications:

a. The south elevation of the parking structure shall have double screens on the
openings with heavy landscaping on the structure and shall also include heavy
landscaping (hedges, bushes, and/or trees) within the side yard setback.

b. The structure shall be setback along the southeast elevation of the second,
third, and fourth parking level for a dimension of 50 ft. long and nine ft. deep.

c. The structure shall be notched along the southeast elevation of the second,
third, and fourth level for a dimension of 50 ft. long and nine ft. deep. This will
help reduce the massing and impacts to residents with windows and balconies
to the south, even if it means losing some parking spaces. Openings above
the parking garage entrance shall have unique decorative screens to
distinguish it from the rest of the building.
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d. The screens on the ground floor openings along the west elevation shall be
replaced with glazing (or similar) to emulate a commercial building facade.

e. The exposed staircases at the north of the structure shall have decorative
railing that complements the design the structure.

f. The base color of the elevator shaft shall be painted a lighter shade (Orco
Natural Grey or similar).

g. The vertical screen on the west and east elevation shall have heavy
landscaping at all times.

h. Hedges along the front property line shall be a minimum of four ft. high to
properly screen vehicles.

i. The pavers shall be made of concrete and laid out in a “stretcher bond inlay”
design (or similar) with border and colors that complement the existing medical
office and parking structure.

j.  The landscape planter along the west elevation of the parking structure shall
be made wider to accommodate a palm tree or similar tree.

k. The solid areas below the openings along the ground floor of the south, west,
and east elevation shall be well screened with landscaping wherever possible.

I.  Arolled curb (compliant with Fire Department standards) shall be placed at the
entrance of the rear fire turnaround lane to discourage vehicles from entering
that area.

m. All proposed crosswalks shall be comprised of pavers and shall be a minimum
of 10 ft. wide.

2. The use shall comply with the following:

a. A phone number for the property’s security personnel/service shall be clearly
posted in the parking structure at all times. (PD)

b. Surveillance cameras should be placed throughout the parking structure and
access points. Cameras should be 24-hour recorded and maintained for at
least 30 days. (PD)

c. An antenna or system conducive to public safety radio transmission, approved
the Huntington Beach Police Department, shall be installed to ensure
emergency personnel can receive/transmit in the parking structure. (PD)

d. Lighting for the solar panels and light standards shall be dimmed by 9 PM,
daily.

3. Comply with all applicable mitigation measures adopted for the project in conjunction
with Environmental Impact Report No. 08-008.

4. Prior to submittal for building permits, the following shall be completed:
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a.

One set of project plans and a set of all colored renderings, elevations, and
materials sample and color palette, revised pursuant to Condition of Approvals
and Code Requirements, shall be submitted for review, and approval and
inclusion in the entitlement file, to the Planning Division.

Zoning entitlement conditions of approval, code requirements identified herein
and code requirements identified in separately transmitted memorandum from
the Departments of Fire and Public Works shall be printed verbatim on one of
the first three pages of all the working drawing sets used for issuance of
building permits (architectural, structural, electrical, mechanical and plumbing)
and shall be referenced in the sheet index. The minimum font size utilized for
printed text shall be 12 point.

5. Prior to issuance of a grading permit, the following shall be completed:

a.

b.

C.

Landscape and irrigation plans shall be submitted to the Community
Development Department for review and approval and shall include site
improvements such as lighting, pavers, site furnishings, and moderate to heavy
landscaping.

An interim parking and building materials storage plan shall be submitted to
the Planning Division to assure adequate parking and restroom facilities are
available for employees, customers and contractors during the project’s
construction phase and that adjacent properties will not be impacted by their
location. The plan shall also be reviewed and approved by the Fire
Department, Public Works Department, and Planning and Building
Department.

A lighting and security plan for the parking structure shall be submitted to the
Community Development Department for review and approval by the Planning
Division.

6. At least 14 days prior to any grading activity, the applicant/developer shall provide
notice in writing to property owners of record and tenants of properties immediately
adjacent to and across the street from the project site. The notice shall include a
general description of planned grading activities and an estimated timeline for
commencement and completion of work and a contact person name with phone
number. Prior to issuance of the grading permit, a copy of the notice and list of
recipients shall be submitted to the Planning Division.

7. The final building permit(s) cannot be approved until the following has been
completed:

a.

All improvements are completed in accordance with approved plans, except as
provided for by conditions of approval.

Compliance with all conditions of approval specified herein shall be verified by
the Planning Division.
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10.

11.

c. Based upon the construction of a new building, a Beach and Edinger Corridor
Specific Plan (SP14) maintenance fee shall be paid. (Resolution No. 2010-
80)

d. All building spoils, such as unusable lumber, wire, pipe, and other surplus or
unusable material, shall be disposed of at an off-site facility equipped to handle
them.

e. Evidence of a parking agreement between the property owner of the subject
site and the property owner to the east (18811 Florida Street) for joint use shall
be provided by proper legal instrument, approved as to form by the City
Attorney. The instrument shall be recorded in the Office of the County
Recorder and shall be filed with the City.

If any signage is proposed on the parking structure, a Planned Sign Program shall
be submitted under separate application.

The property owner or property owner’s representative shall be responsible for
ensuring the accuracy of all plans and information submitted to the City for review
and approval.

The Development Services Departments (Planning & Building, Fire, and Public
Works) shall be responsible for ensuring compliance with all applicable code
requirements and conditions of approval. The Director of Community Development
may approve minor amendments to plans and/or conditions of approval as
appropriate based on changed circumstances, new information or other relevant
factors. Any proposed plan/project revisions shall be called out on the plan sets
submitted for building permits. Permits shall not be issued until the Development
Services Departments have reviewed and approved the proposed changes for
conformance with the intent of the Zoning Administrator’s action. If the proposed
changes are of a substantial nature, an amendment to the original entitlement
reviewed by the Zoning Administrator may be required pursuant to the provisions of
HBZSO Section 241.18.

SPR No. 20-004 and VAR No. 20-002 shall become null and void unless exercised
within two years of the date of final approval or such extension of time as may be
granted by the Director pursuant to a written request submitted to the Planning &
Building Department a minimum 30 days prior to the expiration date.

INDEMNIFICATION AND HOLD HARMLESS CONDITION:

The owner of the property which is the subject of this project and the project applicant if
different from the property owner, and each of their heirs, successors and assigns, shall
defend, indemnify and hold harmless the City of Huntington Beach and its agents, officers,
and employees from any claim, action or proceedings, liability cost, including attorney’s
fees and costs against the City or its agents, officers or employees, to attack, set aside,
void or annul any approval of the City, including but not limited to any approval granted by
the City Council, Planning Commission, or Design Review Board concerning this project.
The City shall promptly notify the applicant of any claim, action or proceeding and should
cooperate fully in the defense thereof.
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