_ HUNTINGTON BEACH

TO: Planning Commission

FROM: Scott Hess, AICP, Director of Planning and Building
BY: Jane James, Senior Planner
DATE: July 27, 2010

SUBJECT: GENERAL PLAN AMENDMENT NO. 10-001, ZONING TEXT AMENDMENT
NO. 10-001, AND SITE PLAN REVIEW NO. 10-001 (THE VILLAGE AT BELLA
TERRA - COSTCO)

LOCATION: 7601 Edinger Avenue (between Edinger Avenue and Center Avenue, west of existing
Bella Terra development and east of Union Pacific Rail Road)

PROJECT REQUEST AND SPECIAL CONSIDERATIONS

The applicant, BTDJM Phase II Associates, LLC, proposes General Plan Amendment (GPA) No. 10-001,
Zoning Text Amendment (ZTA) No. 10-001, and Site Plan Review (SPR) No. 10-001 for The Village at
Bella Terra — Costco Wholesale that would facilitate the development of a regional commercial big-box
retail with gasoline service station and mixed-use retail and residential project. In general, this project is a
proposal to amend the planning areas within Specific Plan (SP) No. 13, establish warehouse sales outlets
and gasoline service stations as permitted uses, create corresponding design and development standards
for such uses, and develop a 154,113 square foot Costco Wholesale with associated 16-pump gas station
and a mixed-use development consisting of 467 residential units and 30,000 square feet of general retail
and restaurant uses. The Costco and gas station are proposed in Area A of SP 13 and the mixed use
project is proposed in Area B of the specific plan. The approximately 24 acre master plan site is located
between Edinger Avenue and Center Avenue, just west of the existing Bella Terra mall, and just east of
the Union Pacific rail road line.

The project consists of the following entitlements:
General Plan Amendment No. 10-001 represents a request for the following:

* To amend the size of Subarea SA from 46.90 acres to 52.35 acres. The current General Plan Land
Use designation of CR-F2-sp-mu-(F9) (Regional Commercial-0.5-FAR-Specific Plan Overlay-
Mixed Use Overlay-1.5 FAR [MU-0.5{C}/25 du/acre]) remains the same.

* To amend the size of Subarea 5B from 15.85 acres to 10.40 acres. The current General Plan Land
Use designation of CR-F2-sp-mu (F14) (Regional Commercial-Specific Plan Overlay-Mixed Use
Overlay-maximum 1.75 total FAR [0.2 Commercial FAR/45 du/acre]) remains the same.
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Zoning Text Amendment No. 10-001 represents a request for the following:
* To amend the HBZSO by amending Specific Plan No. 13-Bella Terra Huntington Beach to:
- Amend the sizes of Area A and Area B
- Establish warehouse and sales outlets as a permitted use
- Establish tire installations as a permitted use
- Establish gas stations as permitted use
- Include associated design and development standards for the new permitted uses

Site Plan Review No. 10-001 represents a request for the following:
* To permit demolition of the existing Mervyn’s and Montgomery Wards store and auto repair to:

- Develop a 154,113 sq ft Costco with tire sales/installation center, outside food service, and
16-pump gas station

- Develop 467 multi-family residential units

- Develop an additional 30,000 sq ft of mixed use retail and restaurants

- Allow the number of parking spaces required for the entire mixed use project (warehouse
and sales outlet, retail, office, restaurant, outdoor dining) to be based on a shared parking
analysis

- Allow a 3’-6” retaining wall along the western boundary of SP 13 in-lieu of the maximum
2’-0” retaining wall permitted

In addition, an Addendum to the previously certified Environmental Impact Report (EIR No. 07-03) has
been prepared for the project. A Study Session to review the Addendum EIR is scheduled for August 10,

2010.

CURRENT LAND USE, ZONING AND GENERAL PLAN DESIGNATIONS

Subje CR-F2-sp-mu-(F9) (Regional Specific Plan No. 13- Vacant Commercial-
Area A Commercial-0.5-FAR-Specific | Bella Terra Huntington Former Mervyn’s, in-line
Plan Overlay-Mixed Use Beach retail, Montgomery Ward
Overlay-1.5 FAR [MU- store, and auto repair
0.5{C}/25 du/acre])
Subject Property — CR-F2-sp-mu-(F14) (Regional
Area B Commercial-0.5-FAR-Specific
Plan Overlay-Mixed Use
Overlay-1.75 FAR [MU-
0.2{C}/45 du/acre))
North of Subject M-sp (Mixed Use-Specific Plan | Specific Plan No. 1- Old World Village
Property (across Center | Overlay) North Huntington Center
Avenue) Specific Plan
West of the Subject CR-F2-d (Commercial Beach Edinger Corridor | Vacant Retail Building
Property Regional-0.50 Floor Area Specific Plan (former Levitz Furniture
Ratio-Design Overlay) and CR- Store) and College
F1-d (Commercial Regional- Country Center (site of
0.35 Floor Area Ratio-Design the proposed Amstar/Red
Overlay) Oak project)
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East of Subject Property | CR-F2-sp-mu (F9) Specific Plan No. 13- Bella Terra Mall
(Commercial Regional—0.50 Bella Terra Huntington
Floor Area Ratio—Specific Beach

Plan Overlay—Mixed Use
Overlay-1.5 FAR [MU-
0.5{C}/25 du/acre])

South of Subject CR-F2-d (Commercial CG (Commercial Retail Buildings
Property (across Regional—0.50 Floor Area General)
Edinger Avenue) Ratio—Design Overlay)

The 24-acre master plan site is currently developed with a vacant Meryn’s Store, in-line retail stores,
Montgomery Ward building, and associated auto repair facility.

APPLICATION PROCESS AND TIMELINES

DATE OF COMPLETE APPLICATION: MANDATORY PROCESSING DATE(S):
General Plan Amendment: Not Applicable

Zoning Text Amendment: Not Applicable

Site Plan Review: June 17, 2010 See Below

The site plan review processing is contingent on the legislative amendments being reviewed and approved
by the City Council. The site plan review cannot be approved until the City Council takes action on the
legislative items and permits cannot be issued until the legislative items become effective. A second
Planning Commission study session is scheduled for August 10, 2010. The formal public hearing is
tentatively scheduled for August 24, 2010.

CEQA ANALYSIS/REVIEW

EIR No. 07-03, certified by the Planning Commission on October 14, 2008, analyzed the potential
environmental impacts associated with implementation of the previously proposed mixed use project and
identified appropriate mitigation measures. An Addendum to EIR No. 07-03 has been prepared to
compare the revised project to the previously proposed project. The Addendum will be introduced to the
Planning Commission at the August 10, 2010 Study Session. No action is required for the Addendum to
EIR No. 07-03.

COMMENTS FROM CITY DEPARTMENTS AND OTHER PUBLIC AGENCIES

The analysis and conclusions included in GPA No. 10-001, ZTA No. 10-001, and SPR No. 10-001 reflect
and are based in part on consultation with the Departments of Planning and Building, Community
Services, Economic Development, Fire, Police, and Public Works. There are no other responsible public
agencies for the general plan amendment, zoning text amendment, or site plan review.
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