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1.1

for approval by the City. Therefo ould-be-“specula

originalCressings-at+-Huntington-Beach-Specific Plan for Bella Terra Area A (The Crossings at Huntington Beach

Specific Plan) iswas exempt from preparation of an environmental assessment until a site plan_-iswas submitted
o 1 [44 1re?? ~Avride 1 a 1

O ) ot Ee—5PECHHA & PO A a4 < e S, QP4 peCtH 2 S,
the-preject—Onee-a-A site plan is-was approved, an environmental assessment-will-bewas performed by the City
of Huntington Beach, and a Mitigated Negative Declaration was approved with the site plan, and mitigations
willbewere applied to the Bella Terra Area A project,

As required by the California Environmental Quality Act (“CEQA”) (Pub. Res. Code §§ 21000 et seg.) an EIR was
repared to analyze and mitigate significant environmental impacts created by this Specific Plan as amended for
Bella Terra Area B, as well as the concurrently processed General Plan Amendment. To the extent that prior
environmental documentation for the City’s General Plan and prior specific plans for this site have analyzed
environmental impacts associated with the Specific Plan as amended, CEQA permits the City to utilize or rely on
such conclusions in connection with preparing the EIR for this project (Pub. Res. Code §§ 21083.3(b), 21166).

The EIR identifies and imposes mitigation for significant impacts caused by the project as proposed.

AUTHORITY AND PROCEDURE

The State of California requires that all cities and counties prepare and adopt a comprehensive General Plan for
the physical development of their area of jurisdiction.

Following the adoption of the General Plan, the entity is required to develop and adopt regulating programs
(zoning and subdivision ordinances, building and housing codes, and other regulations), which will implement
the policies described in the General Plan.

California State law authorizes cities with complete General Plans to prepare and adopt Specific Plans
(Government Code Sections 65450 et. seq.). Specific Plans are intended to be a bridge between the local General
Plan and individual development proposals. Specific Plans contain both planning policies and regulations, and
may combine zoning regulations, capital improvement programs, detailed development standards and other
regulatory methods into one document which can be tailored to meet the needs of a specific area.

Local planning agencies or their legislative bodies may designate areas within their jurisdictions as ones for
which a Specific Plan is “necessary or convenient” (Government Code Section 65451).

A Specific Plan may either be adopted by ordinance or resolution (Government Code Section 65507). Should
the legislative body wish to change a proposed Specific Plan recommended by the Planning Commission, the
change must first be referred back to the Commission for consideration, if not previously considered
(Government Code Section 65504).

400 _SNANQ

Fhe-Grossings-at Huntington-BeachBella Terra Specific Plan Wi

\ &0, &UVO




ueld oljioeds el | ejjegtoeeg-tojotiith1e-SbuiSse+sSott

"papuswie 10 PALIPOW 9g Ued ureld oyroads ay3 yorym £q spoyaui ayj pue sjeadde
109foad 10§ ssa00ad a3 saquiosap pue saanpaocoad Jeaoadde 309foad ayy saurINo YOS ST, "posoadde pue pamaraar oq
[11m sjusuaAoxduir Jurua) pue s309(oxd [enpraTpur Moy sassnostp pue ss2001d uoyeiuawa[du] ayj sjuasaid om], uoyoos

"PIJIIUAPI U9 SABY Snbiun ©age STy} Bl YOoIym SUOHIPUOD SUNSIX puB SONSLIOBIBYD [B10ds ‘eale ue|d
oigroadg Y3 Jo uonduiosap [BIoud? € sjuasard uoross sty "A11) 93 Jo uontod styj 10y A1essoosu pue [BoISO] ST $s9001d
ueld oy1oads 9y} Aym SUOsBAI Y} YSI[qeiss 03 papuaiul st pue uonduiosa vary 309(0ad oy sjuasaid os[e auQ Uo109s

"UOBZLIOYINE pue saInpaooid
ueld oy10adg Jo uoneur[dXs JoLIq B YIM JUO[E JUSWINOOP JU3 JO Judjul pue asodand Y3 SIGLIOSIP puB UOKONPOIIU]
AU} ST QU UORODS "SUOKOS [BIIUINDIS INOJ OTUT PIPIAIP ST U] OI0ads BIIS], BjogHoveq HOISHIHREJ8-SOHSSOF O,

LVINJIOd ANV 3dOOS

v ‘PIpURTIE S ‘uB]d [eIdUD) Yorag Uo)suruny 9y jo sororod
pue s[e0S U3} YILM JUSJSISUOO ST Ur[d oYIoads BIIR], B[od oYL 'd €y GLIDL, B[jog Ul Sostl Poxiill pUe [eHUopIsad
AJISURp Y3 JTLId [T UE[d 010adS STUF UM AJJURIINOUOD PIsSI00.Id SUTI( JUSIPUOULY UEB[J [BIoUoD) oUf PUE

¥ : -V €91V BLISL, €[[od UT [BIOISWIWO) [eUOIS8ay st vate jooload oy sojeuisop
ue[d JeIeudn YL ‘9661 ‘C1 AN uo [ouno) A1) ayj Aq pajdope sem ue[d [eIoUsn) yovog UOISULUNE Sy,

"LS$S9 YSnoay3 0§ G9 suonoas ‘g [y ‘g 1apdeyd
‘1 UOISIAIQ ‘L SPLL ‘Op0D JUSWIUISA0Y BIWIOJED) Y} Aq PazuIoyne sI yorad uojdununy jo An) ayj Aq ueld

oyroads BIRT, B[[od SUiHoreg-tejSuRuRHFe-sSHIssedd—oHE, Jo uonriuoweidwi pue uondope ‘uonwredaad oy,

TUSWIPUSIY B[] [BIAUoY) PUE POpUAIE S& UB] op1oads
U} M ATIUSIITION0D PIssadoad SUIaq ST pue poredald Uadq S8y yId UC ‘g Cody BiioL Bjjog JOj 9580 o Ul

"((P€°¢801 7 uUondas 9po) sa01n0say o1jqny) 309foad
9} 03 Je1NO3d $309339 U} 03 PAIWI| SEM Sefiar Ur[d OYI0adS BIIA], P[Jod —Hovod HOISHIHHE-F0-SSHISSOI—oH T,
[EUTSTIOFOR SUJ 10j~(358is-feAodeeie MotAat-trbid-oHs-ot 18- PotofdHtion-a6-03) JUOWISSISSE [BJUSILIOTIAUD OU] “YIT

PIYIIIaD PAJBIO0SSE puk UBld [8I9UID Y3 JO B[[2AqUin 9Y} UIYNM SIEM ue]] o1y10ads JOLId 9UF pue ueg[d [BIUdD
pardope s A11D ouy oy paredoad SeMueeg-seH YT Uk 90UIS ‘Y BaTV BIIIY, B]jod 40J 9SO S} U] “JUSUILIA0S [B00]
U3 Aq pauTuLIdfep ST 950 Jenonded © Ul Y[ UE IO Paou Y, *Ma1Ad1 oygnd 10§ WIO} Jyeap Ul 3 JIUqNs pue JId
ue axedaid jsnur uoyOIpsLINS SU JUSWIHOIIAUD 9y} J09)Je Ajpueoyiusis pnoo ueid papuswie 1o pasodoid 2y ey
SMOUS MILAL [EJUSWUOIIAUS [eUIUT U3 JI "SUIIpIS (Y13) Moday 10edul] ejusuIuorAug §,95e1S U3 pue (VOID)
OV AH[ENnd [2IUSWUIONIAUY BILION[ED 9Y3 Jopun 309(01d & snjnsiioo ue]d oyroads & Jo Juswpuowe 1o uoydopy

(A



Section Three describes the Development Concept. The design concept evolves from the objectives identified and
existing conditions discussed in Section One. This section also presents the circulation, public facilities, infrastructure
and landscaping which will support the development concept and reinforce the design theme.

Section Three also includes the Design Guidelines. This section identifies and describes the intended character for the
area and provides a framework for project implementation.

Section Four establishes the Development Regulations for the Specific Plan area and for individual project development.
Section Four presents a detailed description of the Development Standards which are necessary to guide and control
new projects and carry out the goals and policies of the Specific Plan and the City’s General Plan.

An Appendix (printed under separate cover) contains all the special studies and reports which have contributed to the
formation of the Specific Plan. The Appendix (Volume Two) includes the Legal Description of the site, and a General
Plan Consistency Analysis, which identifies the Mitigation Measures and Conditions of Approval desired in the

Environmental Analysis-and-includes-the-propesed-Sign-Standards.

View of RemanesUlta from Edinger Avenue
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Exhibit 1

The project area is surrounded by a variety of land uses and activities. The San Diego Freeway (405) and an office retail
complex create the northern boundary. To the south, office and retail uses are located across Edinger Avenue. To the
east, commercial uses are located across Beach Boulevard. To the west, is the Southern Pacific Railroad Line. The

property across from the rail line is designated commercial.
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1.4

GENERAL PLAN DESIGNATION

The entireBella Terra Area A-Crossings—at—Huntington—Beach-is currently designated as CR-F2-sp-mu(F9)-Commercial
Regional - 0.5 FAR-Specific Plan Overlay-Mixed Use Overlay~1.5 (MU-0.5 (C)/25du/acre in the City’s General Plan. The
site has been designated for commercial land uses since the mid 1960s. The commercial regional designation anticipates
anchor department stores, promotional retail, restaurants, entertainment, and similar region-serving uses. _The Bella Terra
Area B will be a mixed use high density residential project and will be designated as CR-F2-sp-mu (F14). The newly
established F14 FAR category would specify an overall maximum mixed use building area FAR of 1.75. The maximum
commercial development and residential density would be limited to only one of the following development combinations
on the project site.

Option 1 (Increased Residential). Maximum total building area FAR of 1.75, commercial FAR of 0.2 and 45 du/ac, which
would permit a maximum of 713 residential units and 138,085 sf of commercial uses.

Option 2 (Increased Commercial). Maximum total building area FAR of 1.75, commercial FAR of 0.6, and 34 du/ac, which
would permit a maximum of 538 residential units and 414,255 sf of commercial uses.

The site has been designated within General Plan Subarea 5A requiring that a Specific Plan with special regulations and
standards be established for “Huntington Center.” The new General Plan development potential for Area B (established by
one of the two combinations) would be established in both the Land Use Density and Intensity Schedule and General Plan
Subarea 5a. The following Design and Development policies are described in the General Plan for the mall property:

Design and Development

LU 10.1.15
Require that regional commercial developments be designed to convey the visual sense of an integrated center by
consideration of the following principles:
a. Use of multiple building volumes and masses and highly articulated facades to reduce the visual sense of large
scale "boxes";

b. Use of roofline of height variations to visually differentiate the building massing and incorporation of recesses
and setbacks on any elevation above the second floor above grade;

c. Siting of a portion of the buildings in  proximity to their primary street frontage to convey a visual relationship
to the street and sidewalks;

The-Crossings-at-Huntington-BeachBella Terra Specific Plan . \%
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reduction programs. The City of Huntington Beach has completed the mandated components of the CMP including level of
service standards, trip reduction program, and a capital improvements program for traffic and transit.

Growth Management Plan

A Growth Management Plan (GMP) is required to implement the passage of Orange County Measure M approved in the
1990 election. Its purpose is to ensure that the planning, management, and implementation of traffic improvements and
public facilities are adequate to meet current and projected needs. The City has an approved Growth Management Element,
which meets the requirements for Measure M funding, and an adopted Transportation Demand Management Ordinance.

Transportation Demand Management

Transportation Demand Management (TDM) measures are generally directed at increasing auto occupancy, decreasing
peak hour usage, and managing demand for transportation facilities. The City’s TDM Ordinance is part of its compliance
with the Growth Management Plan. Development owners, operators and tenants will be required to implement the City's
TDM Ordinance.
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IMPLEMENTATION

2.0

2.1

ADMINISTRATION

The City’s Planning Director shall administer the provisions of the-Crossings-at-HuntingtonBeachBella Terra Specific Plan in
accordance with the State of California Government Code, Subdivision Map Act, the Huntington Beach Municipal Code, and

the City’s General Plan.

The Specific Plan development procedures, regulations, standards and specifications shall supersede the relevant provisions
of the City’s Zoning Code (Huntington Beach Zoning and Subdivision Ordinance) as they currently exist or may be amended
in the future. Any development regulation and building requirement not addressed in the Specific Plan shall be subject to
the City’s adopted regulations in place at the time of an individual request.

The Specific Plan may be amended. The Planning Director shall have the discretion to determine if requests for modification
to the Specific Plan are minor or major.

Minor modification is a simple amendment to the exhibits and /or text, and determination of similar land uses as described
on Exhibit 11A and 14, Permitted Uses Chart which does not change the meaning or intent of the Specific Plan. Minor
modifications may be accomplished administratively by the Director with written notification to the City Council, Planning
Commission, and City Administrator. Major modifications are amendments to the exhibits and/or text which are intended to
change the meaning or intent of the Development Concept, Design Guidelines, or Development Regulations. Major
modifications require a Zoning Text Amendment and action by the Planning Commission and City Council.

The action by the Planning Director_shall be final, except that in the Area of the Specific Plan described as Phase-H-(see-Map
m-Appendix-D) Area B, the Planning Director’s Q@oam_os shall be final unless appealed to the City Council by the applicant
or a City Council member within ten calendar days of written notification by the Planning Director.

DEVELOPMENT CONSTRUCTION PHASING PLAN

The prepesed-prior Specific Plan projeet Area A is-antieipated-to-occurred in one (1) phase. The existing Retail (Barnes &
Noble, Staples, and Circuit City) and any remaining Department Stores (such as, Burlington Coat Factory; Mentgemery
Wazds;-or Mervyns) will-received major exterior renovation, new enhanced paving, and landscaping. The Specific Plan Area
B will occur in multiple phases. The existing Area A Retail will remain; however, additional enhancements (such as
landscaping) may occur to link the two areas together. The demolition, infrastructure and utility work of the new

The-Crossings-at-Huntington-BeachBella Terra Specific Plan
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The Planning Director has the authority to approve, conditionally approve, or deny a Site Plan Review with written
notification to the City Council and City Administrator. A Site Plan Review application may also require analysis and
comments from various departments of the City. In order to approve a Site Plan Review application, the Planning Director
shall make the following findings:

. The request is consistent with the City’s General Plan and all applicable requirements of the Municipal Code; and

. The requested activity will not be detrimental to the general welfare of persons working or residing in the vicinity
nor detrimental to the value of the property and improvements in the neighborhood; and

. The requested activity will not adversely affect the Circulation Plan; and

. The requested activity will comply with the provisions of i i Bella Terra Specific Plan

and other applicable regulations or special conditions required of the project.

The action of the Planning Director shall be final unless appealed to the City Council by the applicant submitting a Site Plan
Review application or for the Area of the Specific Plan described as Phase-Hi-(see-Map-in-Appendix-D);-Area B appealed to the
City Council by the applicant or a City Council member, within ten calendar days of action of written notification by the
Planning Director. Such Appeals for a Site Plan Review shall be subject to the procedures outlined in the City’s Zoning and
Subdivision Ordinance.

A Site Plan Review approval shall be valid for a period of one year. Additional one year extensions may be requested for a
maximum of two years. Such an extension request must be made in writing by the original applicant, property owners,
and/or authorized designee, a minimum of thirty days prior the expiration of the current approval. If construction activity
does not commence within the approval or extension period, the entitlement shall be terminated.

All final decisions on site plan review proposals shall be the responsibility of the Planning Director, subject to appeal, as
stated above.

PARCEL MAPS

The project area may be subdivided through a Parcel Map process. Parcel Maps shall be prepared consistent with the
Mater Plan Concept to facilitate development. These maps shall identify the infrastructure and improvements necessary to
support the anticipated projects, subject to review by the City’s Public Works and Fire Departments.

Fhe-Grossings-at-Huntington-BeachBella Terra Specific Plan 2
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2.6

2.7

ENVIRONMENTAL DETERMINATION

The Zoning and Development Standards of all anticipated development activity for the-Crossings-at-Huntington Beach Bella
Terra Aarea A and B have been identified in the Specific Plan. Development project requests shall be subject to
environmental review as mandated by the California Environmental Quality Act (CEQA}. The Planning Director shall
impose any applicable environmental mitigation measures, as specified in the environmental analysis, as conditions of
approval on individual Site Plan Reviews. Such conditions of approval shall describe the time period and manner in which
the mitigation measure must be satisfied.

REQUEST FOR DEVIATION

The-Crossings-at-Huntington-BeachBella Terra Specific Plan Development Regulations are intended to encourage projects
which create an aesthetically pleasing appearance, enhance the environment, and facilitate innovative quality architectural
design with an adaptation to the surrounding environment.

Deviations pertain only to the Development Regulations of the Specific Plan and may be granted at the time of Site Plan
Review for special circumstances and/or unique architectural features.

Requests for Deviation may include but are not limited to building height, setbacks, open space, parking, and landscaping.
Deviation requests, up to ten (10) percent of any single standard, may be considered by the Planning Director. Deviations
greater than ten (10) percent must be approved by a Variance application before the Zoning Administrator, subject to the
procedures outlined in the City’s Zoning and Subdivision Ordinance. Development and construction phasing of selected
provisions and features may be approved by the Director concurrent with a Site Plan Review and shall not require a Request
for Deviation or Variance to the Specific Plan.

Deviations shall be allowed when, in the opinion of the Planning Director, significantly greater benefits from the project can
be provided than would occur if all the minimum requirements were met. Some additional benefits which may make a
project eligible for consideration include: greater open space, greater setbacks, unique or innovative designs, public open
space, and the use of energy conservation or innovative technology. The Planning Director may approve the Request for
Deviation in whole or in part upon making the following findings.

Fhe-Crossings-at-Huntington-BeachBella Terra Specific Plan 23
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Section Three
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ultimate design situation because a large variety of other development patterns and activities may evolve which are also
consistent with the Specific Plan policies, guidelines and regulations.

The Specific Plan recognizes that although the mainmajority of the construction of the project will occur at one time, the
ultimate build out of the property may not occur immediately. In fact, building pads may be established without associated
building construction but shall be landscaped in a park-like setting until such time as development is proposed. Therefore,
this zoning document anticipates future expansions of the development site. In order to address this concern, flexibility has
been incorporated into the Specific Plan Development Regulations (Section Four). This flexibility in development guidelines
is intended to accommodate future market trends and tenant needs, without sacrificing the intended high-quality character
of the project area.

The obijective of the Specific Plan is to implement the goals and policies of the Huntington Beach General Plan by definin

the physical development of the Bella Terra site. Included in this approach are the establishment of land use, circulation

infrastructure, landscape and architectural design characteristics for the project area. The Specific Plan consists of a
number of major components which will guide the development process including the Circulation Plan, Design Guidelines,
and Development Regulations.

Any reuse, subdivision, or new development shall be subject to the provisions of the Specific Plan. Refer to Section 2.3 Site
Plan Review.

The Specific Plan identifies and requires sufficient infrastructure and public facilities to adequately and efficiently support
any and all anticipated uses and activities. These improvements will coincide with any upcoming development project. This
upfront effort will allow for buildout of the Specific Plan in an expedited manner, subject to compliance with the Specific
Plan and the Environmental Analysis.

The Cressings-at-Huntington-BeachBella Terra Specific Plan identifies effective land planning and design regulations
techniques in a flexible format which can take advantage of ideas and opportunities presented by future tenants and users.

-The-Crossings-at-Huntington-BeachBella Terra Specific Plan 29
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LEGEND

=== pedestrian walkway without vehicular crossing
wewe pedestrian walkway with vehicular crossing

_H_ public open space

0 main retail entry

. public parking structure

. elevator access

Pedestrian Plaza / Walkways Plan

Exhibit 4
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walkways shall include shade trees, seating everyat a

roximate intervals of 200 feet, decorative pavers, and lighting (see
cross section on page 34).

3.1.5_As a supplement to an on-site pedestrian walkway system, potential future pedestrian access such as an at-erade

crossing or an above-ground crossing shall be pursued, if feasible, across the existing rail line on the western boundary of
the site.
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3.32 CIRCULATION PLAN

The Circulation Plan illustrates the major and minor driveway entrances to the site, signalized intersections, bus stops and
bus pads supporting the development and surrounding areas, and the public street system within the Specific Plan
boundaries. The Circulation Plan is consistent with the Huntington Beach General Plan’s Circulation Element and the
Edinger Avenue Precise Plan of Street Alignment.

Primary access to the City of Huntington Beach and the-Crossings-at-Huntington-BeachBella Terra is provided by Interstate
405 (San Diego Freeway). The City’s General Plan designates the intersection of Beach Boulevard and Edinger Avenue as an
internal node and a primary entry node to the City. Access to the project site is provided by a system of arterial highways
including:

* Beach Boulevard, a north-south principal arterial street (120 foot right-of-way), designated as a state highway, a primary
path/image corridor, major urban scenic corridor, and transit service route.

» Edinger Avenue, an east-west major arterial street (120 foot right-of-way), designated as a truck route, primary
path/image corridor, and minor urban scenic corridor and transit service route.

« Center Avenue, an east-west secondary arterial street (80 foot right-of-way), designated as a transit service route.

Internal circulation is currently provided by a network of private drives/streets serving as access to individual portions of
the project area. Circulation is further enhanced by a number of signalized entry drives and public transportation facilities
(Exhibit 5A-and-5B).

The circulation plan relies on a hierarchy of circulation features ranging from major arterials to local streets. The system is
designed to accommodate customer, employee, and delivery traffic to and around the project area while discouraging
through traffic from bisecting the project site.

A traffic study shall-berequiredhas been conducted to analyze on-site and off-site circulation patterns and necessary
improvements.

Alternative forms of transportation should also receive careful consideration. The current OCTA bus route passes the project
area on Edinger Avenue and Center Avenue. The project Circulation Plan identifies existing and prepesed-bus turnout
locations along Edinger Avenue and Center Avenue. As a supplement to vehicular access to the project area, potential future

The-Grossings-at-Huntington-BeachBella Terra Specific Plan 25
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Parking Area

5' Planter Island

8' Crosswalk

3.32.7 Pedestrian sidewalks shall be incorporated into the project as a component of the landscape plan. Sidewalks shall be
installed throughout the development to facilitate pedestrian access from adjacent developments to the project site. The

pedestrian walkway system shall include walkways around the perimeter of the site in the street right-of-way and through
the parking lot to the project area.

3.32.8 Public landscape areas within the right-of-ways shall require a separate Parkway Landscape Maintenance Agreement
for continued maintenance of the area.

3.32.9 A traffic impact analysis/traffic signal warrant analysis shall be required for Area A, in association with a
development proposal for the site. Future traffic impact analyses may be required due to unanticipated project
developments not previously anaylzed for Area A. All traffic studies shall be subject to review and approval by the Directors
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MWD is the major wholesale water purveyor to the City of Huntington Beach which, in turn, is the retail provider to all
water users in the City, including the subject property.

The existing center has a looped water system. Water is delivered to the site by the City of Huntington Beach’s 12-inch line
located in Edinger Avenue, and 8” to 10" and a 12-inch water main on Beach Boulevard.

The proposed modifications to the center will require that a portion of the looped system be reconstructed. The required
hydrant flow for fire sprinklers is 4,000 gallons per minute (gpm) at 20 pounds per square inch (psi). The existing and
proposed upgraded fire hydrant systems will be required to comply with this standard.

Proposed architectural site changes will be reviewed by the Fire Department for code compliance and may require
additional fire hydrant installation. These hydrants (if any) will be connected to the existing or proposed water line loop.
The number of Ednmsﬁm on the system is not relevant to the flow delivered and, therefore, does not affect the system. The
required fire suppression sprinkler flow rate is approximately 2,500 gpm. The Sc,&sm and proposed fire sprinkler systems
will be required to meet this standard. It is not anticipated that the proposed modifications to the-Cressings-atHuntington
BeachBella Terra will require water flow for fire protection above that which the existing system can deliver.

All on-site water improvements will be designed to the City of Huntington Beach water standards. Water system
improvements from the public right-of-way to the on-site meter shall be designed for future City acceptance and
maintenance. Locations of fire hydrants and apparatuses will be reviewed by the Fire Department and Water Division of the
City of Huntington Beach to ensure adequate fire flow and pressure. A final design analysis will be performed during the site
engineering stage to properly size the system, determine final alignments, and determine if additional water improvements
are necessary. Construction of the redesigned water system shall be completed prior to first occupancy.

3.43.2 SEWER SYSTEM

The City of Huntington Beach is responsible for the review and approval of the collection of wastewater within the
project area. The Orange County Sanitation District (OCSD) is responsible for the treatment of wastewater. The City system
ultimately is collected by the Sanitation District via their trunk lines to convey sewage to District Plant #5, located in
Fountain Valley, and District Plant #2 in Huntington Beach,

Sewage from the subject property is collected via a private on-site collection system with a singular outfall point at the

southwest corner of the site_through an existing 10” sewer main, which connects to an existing 10” sewer main in Edinger.
The 10” sewer in Edinger connects to a A 69 inch sanitation district trunk line that runs beneath the concrete channel

The-Grossings-at-Huntingten-BeachBella Terra Specific Plan x|
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shopping complex. Although the area of impervious surface will be the same or less than the existing area, the storm runoff
from the property may increase from the existing runoff due to changes in onsite attenuation. Therefore, Pdrainage areas
will-may be redistributed to reduce surface ponding throughout the site and may include water storage in underground
E@mm msa storage retention systems. As a result, no ponding will occur at any point on site during a 100 year event.

a. There will-be-amay be a need
to mo_o_ various new ::om to &ﬁE Eo ovos air m@osos Om %@%&&%ﬁmﬁ%@«%ma:m Terra. However, final
design analysis will be performed during the site engineering stage to properly size the system, determine final m:wsgosav
and determine if additional storm drain improvements are necessary.

Construction of storm drainage improvements shall be completed prior to first occupancy.

3.43.4 WATER QUALITY

Water quality in California is regulated by the U.S. Environmental Protection Agency’s (EPA) National Pollution
Discharge Elimination System (NPDES), which controls the discharge of pollutants to water bodies from point and non-point
sources. A NPDES permit or other EPA review will be required for individual construction projects.

Prior to issuance of any grading permit or demolition permit (including removal of any hazardous materials such as,
asbestos) the developer shall submit a “Notice of Intent” (NOI), a Storm Water Pollution Prevention Plan (SWPPP), and any
required fees to the State Water Resources Control Board. These documents shall be filed under the terms covered by the
State NPDES General Construction permit. The SWPPP shall be on file with the Public Works Department prior to any
demolition or removal of hazardous materials.

Through the NPDES Permit process, the City currently requires contributors to non-point runoff pollution to establish Best
Management Practices (BMP’s) to minimize the potential for pollution. Under this program, the developer is responsible for
identification and implementation of a program of BMP’s which can include special scheduling of project activities,
prohibitions of certain practices, establishment of certain maintenance procedures, and other management practices to
prevent or reduce the pollution of downstream waters. Typical elements of such a BMP program would include addressing
the_use of oil and grease traps, detention basins, vegetation filter strips, and other common techniques in order to

preclude discharge of pollutants into local storm drains and channels.

Post Construction BMP’s will be indentified with a Water Quality Management Plan (WQMP) The WQMP will also address
continued maintenance requirements. The continued maintenance will be performed by the home owners association,
property owner, and/or property management company.
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3.54.2 SITE PLANNING GUIDELINES

The positive shopping experience begins at landscaped entrances to the site, which lead to convenient and ample parking.
The center's open-air spaces of plazas, courtyards and passageways will be arranged in a non-linear pattern. Attention to lighting
and low level landscaping shall be given along non-linear passageways and pedestrian walkways to allow pedestrians to see ahead
and around the walkways clearly. Additionally, the main plazas will be accented by water features. A pedestrian walkway will
connect east to the existing adjacent Village-Retail-centerBella Terra Area A. Italianate themed graphics add to the continuity of all

the linked spaces. To facilitate the development of The-Crossings-at-Huntington-BeachBella Terra into a unique resource for the
community the following site planning policies shall apply:

SITE PLANNING POLICIES

3.54.2.1 Site layout for the project shall be designed to route people and vehicles through the site in a clear, identifiable, efficient

and effective manner by incorporating unique pedestrian walkways and highlighting main drive aisles with landscaping
and specially treated paving.

3.54.2.2 A minimum of six public open space amenities shall be provided on site. Of the six total public amenities to be
provided, at least two water features and two public art elements are required and shall be incorporated into the common
project area. The remaining two public amenities may be located anywhere on site.

3.564.2.3Loading and storage areas facing public streets shall be designed to resemble a facade. The facade shall include
architectural details and design elements to ensure integration into the project environment and shall appear as a typical

tenant storefront. Loading areas at the rear of the Village Retail center shall be updated with facade improvements and
shall be screened from view from the surrounding street system.

3.54.2. Amss drives shall be a minimum of thirty (30) feet wide, not Eo_:&sm landscaped medians. Landscaped medians, a

minimum of four (4) feet wide, shall be incorporated into mﬁoo (3) main entry drives along Edinger for a depth of 100
feet.
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women's restrooms. All hallways leading to the restrooms shall have surveillance cameras installed that shall be tape
recorded 24 hours a day.

3.84.3 COMMON AREA GUIDELINES

The-Crossings-at Huntington-BeachBella Terra is divided into several unique spaces. The Italian Village setting will be carried out
through distinctive architectural design elements including towers, domes and arches, cobblestone streets and walks, water
features and site amenities that reflect the quaint and harmonious lifestyle of an Italian Village. A wide color palette with

contrasting accent elements will create a lively exciting experience for visitors to the-Crossings-at-Huntington-BeachBella Terra.
(See section 4.5.3).
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THE AMPHITHEATER

The Amphitheater is the center of the existing Village. It creates the foreground for the theater entry and is the central @nmmﬁms

the hub of the Village. Major design concepts were developed by great Italian Architects such as Brunelleschi, Bramante, and
Alberti that are evident in Bella Terra. The tower, arched windows, doorways, and passageways, and decorative stone windows
corner and eave moldings are prime examples of traditional Italian Architecture.

Fhe-Crossings-at-Huntington-BeachBella Terra Specific Plan : 49

November2007August 28, 2008



8002 '8Z ¥SNBNY200z+e6teneN

Qg ueld oy1oads elia ] ejjagyoeeg-Hobtthte-sbusses9-ott

ST 78 BaIE u\oo 01d 317 OF AJIATIOT PUE ] PPE [[IM SSUTP[Iq [EHUPISaI 3U7 JO STI00[Eq PUE SMOPUIM S[qeiado 3518] 11, -3doimy

WISUITIOS TNOUSNOIY} PUTIO) SJUSTIUOITAUD o[([e[6A JUBSEI]d JU} O JB[IUIIS J0UPB) PUE J[60S € 9ALY PUE PUNOIS oY O SW0D [[IA
STUSTUTES} 9peOey ONSI[AJS JUL, "SSE[S PUE [BJoWl '000M3S “aU0S JO S[ELISTEUT YOLI YITM POJe[ionIe 9 1A SJUSUOdWIO0 9pPBIE) OISIAIS
SSIYL, TAUIO0 089 UIIM SULSEIFUOD JOUFIM JUSWS[AWIO0 J8Y] SIJAIS [T ONE SUTATEA JO PISOUTIOD 3q [[iAk SOPEIE] SUIP[ING
ST, "9AOCTE TeUOPISIT JO S[OAS] INOJ UIIM [TEJol AIO3S J[BUIS pU® ue] §,100d0ys UBLGSIPad € YIIM SISE [ 10J 908]d € 9] [[IA STUL

"SOTUDIA pUE SANOIS A[TUIE] 0] SEaIe JATIOS[Jo JOIND JS[[6WS PUE SEAIE AB[d PoITjonIS
SOTNTEYJ IOJEM SATIOBISJUT OPT[OUL [[IM BIXE ST} UT SJUSAD §,UIP[ID SV, SIUIAD POUIIBIS0Id J0] SEITE U JOSUUI00 PUT UMB] 78T
31 YBNOIU] SATIM [ SIRuIEST] og«.om_oé: TAFI0700 PUTE o>n§ooo~u O8 ST & 885 S PuV 2doang TISTIAOS T ﬁﬁwa pue

: uw:umom .8&5«& poéaﬁh&mﬁow “8_3&:8.& SS:OQ .N«E.mta t "SJUQAD
18391 pue bEsEEOQ ,No« ooﬁg w:zoﬁ.mm ﬁcﬁzg 9y} ST 9ATSS [[IM pue sa0eds Sa@i@

NIHID HOVTIIA VZVIdAEENT HHL



+he-Crossings-at-Huntington-BeachBella Terra Specific Plan 5|

November2007ZAugust 28, 2008



8002 '8¢ ISNBny 00z o¢oneonN
19 ueld oyloads BIIa] EjjogHoeeg-toibunkje-sbisseio-ott

FAVRNOTOO ANV R VALITOO-IHE

"JAO(E ST [EUOPISAT JOUI0D

KI[eT030S YIIAL [9AJ] PUTIONS 9V J€ ALJUID O9SEd oUj OJUT PUE BZZEId oUj OJUL [JIdS J]IA SJUBUa] JUBINejsod JO [18Jol JO ATATIOE pue 1]
UL, ‘SPUTIOLINS 9J910U00 JSBO9I0 PUE JOLI( ‘aUI0FS SE YONS S|ELISJEUI POOUEUD PUE JojJOBIEYD JBINjOIOIe PAIIUSUT AJJEOLIOISTY 9ABY
T S[red 313 OJU0 JUOT] PUE “0a58d oUj JUE]J YoM §300]q UBadoInT J]ged[eM U JO SIoULI00 JU], '09sed UeLisopad Inos-yiiou
3} 0F ATJUS [B1I0d PUE JIN0D 005 9UJ S€ JOE 1M BZZB1] oYL ,, oUE] SIa0dOyS,, [EUIoJUL oUj UIIM SIXE UO 90 J[IM SoNTUIWiE Jaed pue
TOMO] POITASUT A[[EOTI0ISTY SUL, “BZZPI] SUL AJ[ENIUOAD PUE UJID) 93B[[IA oUJ UM BLISL, €]]od JO 95eyd ISIL] oUj SJOQUU00 JeU] oUe]
STad O, TEULIAJUT oUF U0 UINO0S JALIP JO J[eM AdU] S€ BZed STUF O] UMBID o OS[E [JIM 9315 oUJ UIYIIM SIOJISIA PUE SJUIPISal ‘sI1oddoys

"OAOC[E SIOO]J [eUIPISOL PUE [T8Jo1 [0Ad] PUNOLS UM PaUl] oINJoni}s SUnaed Mau € Ojul AdOUed € YITM [8310d
PoUOTIOdOId [[oM € SNOIU] SIojUa PUE JIed o JO 95p oUj SUO[E SUIIMS A[[ENPeis U] PeOs oU, SSUIP]ITI] oS1 POXITU PUE JTBIox
TO9MIa]] BZZPId € OJUT JoJUD [[IA ~oNURAY JoSUIP] JJO 10910ad S JO VOO  BaTy oUF JojUid OUM SIOJISIA PUE SJUOpPISaT ‘s1oddoys

"SUOT[TA® JO S1IEd SE ons SJUSS[o [18JoX SUIPUBISool]
SpN[OUT OSTe [[1M 8ZZeid oY, STUSWSI[[9qWS odedoSpUe] dATJedI0 PUE Soyouaq SJeas Se Yons SoNTUSWIe Uel)sopad ‘SurAed paouequs

SARY [[IM ©ZZBTJ U], Seze[d [edHO0ISTY 9S3UT 9’| SUIUUe[d pue dInjod]iyore anboleq Uelje)] JO oIjeu [eoleay) o) S1oo[jol odeys
TedndI[[e sY T, &Ze[d UeSdOIny WISYIN0S € JO ULBYD pue UONedNsIydos oy} SJod[JoX Jey) sooeds uado OTAID dy) JO Joqjoue ST BZZeid OU L




Hmm Wmmﬁdmz.dak w>mm0m >2U WMmHUmZd>r OOij%m

The residential units will be flanked with residential paseos and courtyards animated with well detailed facades with the rhythm
and materials appropriate to more passive neighborhood courtvards and paseos.

The character of each urban block will consist of buildings of varying
architectural styles which complement each other without contrastin
significantly from each other. The facades will have a pleasant rhythm and

cadence. In most places the architectural style will be integrated vertically to
avoid a stacking or layering effect. This will provide a variety of materials
colors and wall articulation for the pedestrian. In addition, this will reinforce
the design intent of buildings built over time, historical buildings updated for
modern uses and contemporary buildings built more recently between older
buildings. The overall effect is to create urban block similar to those found in
European cities.

In order to instill a sense of community on a smaller scale and create a

neighborhood or enclave identity, courtyards and portions of paseos will be
overlayed with a relatively loose design character and theme. Each
nei Eoow:oon &mgoﬁ or enclave will have an outdoor room é_ﬁ: a mossﬁm_:

such as stone cobbles and Eo districting of some types of building materials such as brick and stone would increase a sense of
neighborhood identity for residents. These enclaves would include outdoor seating for groups and individuals to nurture
friendships and interaction between residents of the neighborhood. Some areas would include small play areas for children and
some areas would include smaller quiet areas for an individual to rest, think or read. These portions of the paseos and courtyards
éom_n be an extension of each residents living environment and act as a community living room for social interaction or just
reading a book.
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Color and Materials of Common Areas

Exhibit 7
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Parking lof fixture

3.54.3.3 Exterior lighting shall be located and designed to evenly illuminate the parking areas, including the parking
structure. Particular attention shall be paid to the illumination of all sidewalks, connecting walkways and alcoves. All light
standards shall be consistent with respect to design, materials, color and color of light, and with the overall architectural
style of the project. All lighting shall be confined within the project and shall not project beyond the project boundaries.

Stair Fixture

Accent Fixture

Walkway Fixture
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3:5:3.73.4.3.7 Trash enclosures shall be concealed with screen walls-and, ornamental gates, and trellises if needed where views

are from above. Loading docks shall be screened from view from the surrounding public streets through the use of
architecturally detailed facade building walls. The facades shall be integrated into the overall architecture of the
project. Landscaping screening shall be provided where possible.
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NEW ANCHOR STORES AND THEATERS POLICIES:

3.54.4A.1 Building massing and articulation shall possess a balance in form and composition; large flat unarticulated
building elevations shall not be permitted. The large planes of the theater and major tenant walls should be enhanced
with patterns and graphics consistent with the overall design theme of the center.

3.54.4A.2 Building entries shall have a clearly defined primary pedestrian entry.
3.54.4A.3 Building materials and colors shall be guided by, but not restricted by, the approved Common Area palette.

3.54.4A.4 Architecture of all structures on the property shall be reflective of the quality of building colors, materials, design,
and presence as depicted in the sample artist’s renderings throughout this document.
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3.54.4B.3  Tenant storefront materials may include but are not restricted to:

Opaque: Translucent:
Polished metals Glass block
Smooth brick Etched glass
Smooth and Rough plaster Clear glass

Glass Fiber Reinforced Concrete Crackle glass
Porcelain and Clay tile

Metal grillwork

Painted or Stained wood

Glazed ceramic tile

Smooth, Rough or polished stone

Powder coated or anodized metal

Cast concrete or plaster (i.e. columns, cornices)
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3.54.4B.7 Tenants are encouraged to have louvers, awnings or canopies at their storefronts.

Examples of awning use
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Typical Tenant Storefronts
Exhibit 8

3.4.5 ARCHITECTURAL GUIDELINES AREA B

Many of the elements of Bella Terra Area B architecture reflect the living environment of a Southern European village. The
architectural Guidelines are intended to establish a character, style, and quality for each architectural category that is
complementary to the established architecture and design themes of Area A. The Categories are:

- New Anchor Stores, Retail, and Residential Buildings (Mixed-~Use)
- General Tenant Storefronts
- Residential Exteriors and Lobbies

The description of these guidelines is not intended to discourage individual innovation and creativity, but to simply provide
a framework within which an overall sense of place will be reinforced. Building design shall comply with the followin,
architectural policies. v

Implementation of the Specific Plan will generate construction of a proiect containing a mixture of uses which
include numerous new in-line retail and anchor stores, restaurants, small professional offices and residential homes while
connecting to the existing adjacent Bella Terra Area A. Design and site layout of any newly proposed structures shall
comply with the following policies.
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with common theme materials.

GENERAL TENANT STOREFRONT POLICIES AREA B:

3.4.5B.1 All storefront designs and plans shall be subject to the approval of the property owner and the City of Huntington
Beach.

3.4.5B.2 Storefronts are encouraged to have multiple planes to create a variety of volumes and spaces and to maximize each

store's visibility.
3.4.5B.3 Tenant storefront materials may include but are not restricted to:
Opaque: Translucent:
Polished metals Glass block
Smooth brick Etched glass
Smooth and Rough plaster Clear glass

Glass Fiber Reinforced Concrete CracKkle glass
Porcelain and Clay tile

Metal grillwork

Painted or Stained wood

‘Glazed ceramic tile

Smooth, Rough or polished stone

Powder coated or anodized metal

Cast concrete or plaster (i.e. columns, cornices)

3.4.5B.4 Tenants’ storefront may project from the face of the building as long as this does not extend beyond the face of the
upper level overhang and maintains the required clearances between buildings.
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increase in occupant load; nor any enlargement of area, space or volume occupied by or devoted to such use, except
as otherwise provided in this Section.

2. Additions to a Nonconforming Use, Building, or Structure. This section does not authorize the extension,
expansion, or enlargement of the area of land or the area within a building or structure devoted to a nonconforming
use, or the alteration, enlargement of or addition to a building or structure nonconforming due to use and/or
standards, or permit the addition of land, buildings or structures used in conjunction with a nonconforming use or a
building or structure nonconforming due to use and/or standards, except:

a. Exterior building alterations to a building or structure nonconforming due to standards when the exterior
alterations comply with the design, architectural, and development policies and standards contained within the
Specific Plan.

b. To the extent required by a subsequently enacted or subsequently adopted law, ordinance or regulation, and the
Director so finds. Such additions as are permitted by the subsection shall not be construed to extend the
termination date of the subject nonconforming use, or a building or a structure nonconforming due to use or
standards.

3. Natural Act. A nonconforming building or structure that is damage or destroyed by fire, earthquake, or other
calamity, or by act of God, or by act of war, or by the public enemy, may be re-constructed provided that each of the
following conditions is met:

a. Such re-construction is permitted by the Uniform Building Code.

b. Re-construction is commenced within one year of the date of damage, unless otherwise allowed by the Planning
Commission, and be pursued diligently to completion.

3.4.6B Termination Conditions and Time Limits The following regulations shall apply to all nonconforming uses and
buildings and structures nonconforming due to use, and to buildings and structures nonconforming due to standards as
specified in this section.

1. Termination by Discontinuance. Discontinuance of a nonconforming use or of the use of a building or

structure nonconforming due to use and/or standards as indicated herein shall immediately terminate the right to
operate or use such nonconforming use, building or structure, except when extended as otherwise provided in this

Section:
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Application and Procedure — Except as specifically provided in this section, the application and all procedures
relative to notification, public hearing and appeals shall be the same as for a conditional use permit.

Burden of Proof — In addition to the information required in the application, the applicant shall substantiate to the
satisfaction of the Planning Commission the following facts:

a. That to require cessation of such use, building or structure would impair the property rights of any person to
such an extent as to be an unconstitutional taking of property; and/or

b. That such use, building or structure does not now and will not during the extension period requested:
1. Adversely affect the health, peace or welfare of persons residing or working in the surrounding area, and,

2. Be materially detrimental to the use, enjoyment or valuation of the property of other persons located in the
vicinity of the site, and,

3. Jeopardize, endanger or otherwise constitute a menace to the public health, safety or general welfare.

Findings and Decision — The Director of Planning shall recommend and the Planning Commission shall approve

an application for a nonconforming use, building or structure review, provided the burden of proof set forth above
has been met by the applicant.

Conditions — The Planning Commission, in approving an application for a nonconforming use and structure review
may impose conditions it deems necessary to insure that the approval will be in accord with the findings required.
Conditions imposed by the Planning Commission may involve any pertinent factors affecting the establishment,
operation, and maintenance of the uses, buildings or structures requested.
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356 3.4.7 LANDSCAPE GUIDELINES

The landscape for The-Crossings-at-Huntington-BeachBella Terra is an integral component of the overall project design. This
design concept is urban in nature and has strong elements of an Italian Village. These elements include the use of strong

vertical elements such as Italian cypress and Palms at the main entrances in strategic areas for emphasis and continuity.
Some of the other elements that fit well with an Italian Village environment include the following which are indigenous to
the California coast. i.e.: Bougainvillea, Ivy Geraniums, Hibiscus, Lupine, Azalea, Indian Hawthorn and tree varieties such as
Silk tree, Alder, Strawberry tree, Deodar Cedar, Carob, Carrotwood, Crepe Myrtle and the like. The Landscape Concept is
composed of these elements as well as other elements, such as decorative paving, water features, public art, and lighting
which are complementary to and assist in the implementation of an integral landscape design. These Landscape Guidelines
establish the design character and visual qualities for development within the Specific Plan.

LANDSCAPE GUIDELINE POLICIES:

3:5-5-1 3.4.7.1 Site layout shall respect and preserve as much of the existing site features, including trees where possible. A
professional consulting arborist shall determine whether existing trees can be saved during construction.

3:5:5-2 3.4.7.2 Existing healthy trees, where feasible, shall be preserved or relocated on site. If healthy trees are removed,
replacement shall be as follows: Each existing Rhaphiolepis “Majestic Beauty” removed shall be replaced with one (1)
thirty-six (36) inch box tree or palm equivalent. All other healthy tree species with a ten (10) inch diameter trunk at
breast hieght or larger shall be replaced with two (2) thirty-six (36) inch box trees or the palm equivalent for each tree
removed. Should the foregoing substitution of two (2) 36” box trees be impractical, the ratio may be modified to one (1)
36” box tree with the approval of the Directior of Public Works. Palms may be substituted for trees at the ratio of half
(1/2) foot of brown trunk height for each one (1) inch of box size. If the situation occurs where there is not enough
planting area for the trees required, the accumulative box inches of trees may be utilized, For example, two (2) thirty six
(36) inch boxed trees could be combined into one seventy two (72) inch box tree. For palms, the requirement of
eighteen feet of brown trunk for each thirty six (36) inch tree would work as follows: two (2) thirty six (36) inch box
trees could be combined into one (1) thirty six (36) foot (brown trunk) palm. All tree replacement shall be subject to
review and approval and may be modified by the Director of Public Works.

3553 3.4.7.3 Landscape design shall provide formal or informal groupings of deciduous and evergreen trees, flowering
shrubs, and groundcover. Trees shall be of even size and shape at the time of installation. Replacement trees shall be
compatible with the new landscape plan. A minimum of eight (8) percent of the net site area shall be landscape and
shall be provided on the perimeter of the site and the parking lot. Additional landscaping is requred in the Common
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PLANT PALETTE -~ SITE

DESCRIPTION. BOTANICAL NAMFE COMMON NAME
FRONTAGE TREE PYRUS KAWAKAMII EVERGREEN PEAR
LAGERSTROEMIA FAUREI CRAPE MYRTLE
METROSIDEROS EXCELSUS NEW ZEALAND CHRISTMAS TREE
FRONTAGE HEDGE LIGUSTRUM J. TEXANUM' TEXAS PRIVET
JUNIPERUS CHINENIS ‘PARSONII’ JUNIPER
FRONTAGE ACCENT SHRUB BOUGAINVILLEA SP. BOUGAINVILLEA
HIBISCUS ROSA-SINENSIS HIBISCUS
FRONTAGE GROUNDCOVER GAZANIA SP. GAZANIA
ZOYSIA TENUIFOCIA KOREAN GRASS
ENTRY DRIVE THEME TREE OLEA EUROPAEA OLIVE
ENTRY DRIVE TREE JACARANDA MIMOSIFOLIA JACARANDA
PINUS CANARIENSIS CANARY ISLAND PINE
PYRUS CALLERYANA 'BRADFORD' BRADFORD PEAR
ENTRY DRIVE ACCENT SHRUB AZALEA SP. AZALEA
ENTRY DRIVE EDGE SHRUB PHORMIUM TENAX FLAX
ENTRY DRIVE LOW SHRUB TRACHELOSPERMUM JASMINOIDES STAR JASMINE
END ISLAND TREE LAGERSTROEMIA FAUREI CRAPE MYRTLE
RHAPIOLEPIS 'MAJESTIC BEAUTY' INDIA HAWTHORN TREE FORM
END ISLAND LOW SHRUB ASPIDISTRA ELATIOR CAST-IRON PLANT
TRACHELOSPERMUM JASMINOIDES STAR JASMINE
ROSMARINUS OFFICINALIS SPREADING ROSEMARY
END ISLAND ACCENT SHRUB ROSA SP. SHRUB ROSE
PARKING LOT TREE PLATANUS ACERIFOLIA 'BLOODGOOD! LONDON PLANE TREE
ULMUS PARVIFOLIA 'TRUE GREEN' TRUE GREEN ELM
ZELKOVA SERRATTA SAWLEAF ZELKOVA
ULMUS PARVIFOLIA CHINESE ELM
SCREEN TREES EUCALPTUS SP. EUCALYPTUS
: PINUS SP. PINES
AGONIS FLEXUOSA PEPPERMINT TREE
PARKING GARAGE SCREEN TREE TRISTANIA CONFERTA BRISBANE BOX
PARKING GARAGE PLANTING BOUGAINVILLEA SP. BOUGAINVILLEA
TRACHELOSPERMUM JASMINOIDES STAR JASMINE
PITTOSPORUM TOBIRA ‘MINT JULIP’
SCREEN TREES MELALEUCA QUINQUENERUIA CAJEPUT TREE
TRISTANIA CONFERTA BRISBANE BOX
FICUS RUBIGNOSA RUSTYLEAF FIG

Plant Materials Palette

Exhibit 10
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3:5:5:9 3.4.7.9 Perimeter landscaping shall preserve or construct a minimum ten (10) foot wide landscape buffer
between the arterial highway and private project improvements, including buildings, walls, parking areas, etc. Landscape
improvements within the public right-of-way, adjacent to private improvements, shall be constructed by the project
developer and maintained by the property owner consistent with the overall landscape theme. The design shall be
consistent with the approved Edinger Corridor concept.

3.5-5103.4.7.10  Entry drives shall be constructed in conformance with the Specific Plan (Policy 3.5.2.4) and City design
standards (Public Works Standard Plans) subject to the review by the Directors of Public Works and Planning. Project
access points shall be designed to provide entering and exiting drives with adequate views of approaching pedestrians
and vehicles.

Entry drives shall provide convenient access to parking lots at various locations approved by the Director of Public
Works. In addition to street trees and on-site landscaping, each entry shall be designated by ground cover-planting,
shrubs, and large specimen trees on each side of the entry. These trees shall be located a minimum of ten (10) feet back
from the intersection of driveways and property lines to avoid line-of-sight conflicts.

Enhanced paving (pavers, interlocking bricks, stamped concrete, or other similar material) shall be provided at all
driveway entrances from the public right-of-way to the project. Major driveway entrances, as identified on the
Circulation Plan, Exhibit 5, shall incorporate enhanced materials from the property line to the back of the adjacent
landscape planter or a minimum of 15 feet. Minor driveway entrances shall provide a minimum of ten (10) feet of
enhanced treatment.

w&omqg connections consisting of enhanced paving materials shall be provided along the front of the satellite buildings
and within the pedestrian walkway connecting these outlying buildings to
the main $mt:momﬁ<_o center. Enhanced paving materials shall also be provided throughout the public plazas and from
Edinger Avenue at the main project entrance (across from Sher Lane) along a pedestrian path to the main plaza.

3551 3.4.7.11 Interior-pPlaza areas and courtyards shall be provided as focal points. These areas shall be an integral part
of the building architecture and be connected by a walkway system to the public pedestrian walkways.

3:5:5-123.4.7.12  Irrigation systems shall comply with the City’s “Water Efficient Landscape Requirements.” (Ordinance
#1452).
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4.2

4.2.1

4.2.2

4.2.3

4.2.4

4.2.5
4.2.6

4.2.7

DEFINITIONS

For the purposes of the Specific Plan, words, phrases and terms shall have the meanings as defined below. Terms not
specifically defined in the Specific Plan shall have the same definition as used in the City of Huntington Beach Zoning and
Subdivision Ordinance in effect at the time of any individual request.

When not inconsistent with the context, words used in the present tense include the future tense; words used in the singular
number include the plural number; and words of the masculine gender include the feminine and neutral gender. The word
“shall” is always mandatory and the word “may” is permissive. The word “encouraged” shall mean every effort shall be
made to conform to the policy but alternatives may be acceptable.

Architectural Features. Architectural features include elements that compliment the building architecture such as, but

not limited to, walls, architectural towers and domes (with The-Crossings-at Huntington BeachBella Terra 10go), spires, and
arches. Architectural features may include signage as depicted in the attached-signage-guidelinesBella Terra Planned Sign

Program.

Communication Antenna. All types of receiving and transmitting antenna, except satellite dish antenna and wireless
communication facilities. .

Deviations. An adjustment in one or more Development Regulations in order to accommodate special circumstances
and/or unique architectural features. Deviation shall be limited to ten (10) percent of any single development regulation.

Drive-Through Bakery. A shop where only bread, cake, pastries, doughnuts, and similar goods are baked (and/or) fried
and sold on the premises and is designed to serve patrons who remain in their cars. Tables and chairs may also be provided

indoors or within an outdoor patio but a minimum of one drive-through lane and one outdoor pick-up window for vehicle
service of bakery goods must be provided.

Entryway. The point of ingress and egress from a public or private street to the individual project.
Final Approval. Ten (10) days after approval by the discretionary body and no appeal of that decision has been filed.

Modification (Minor). An amendment to the exhibits and/or text which does not change the meaning or intent of the
Specific Plan.

+he-Crossings-at-Huntington-BeachBella Terra Specific Plan g3
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4.3

4.3.1

4.3.2

4.3.3

4.3.4

4.3.5

4.3.6

4.3.7

DEVELOPMENT STANDARDS AREA A

The Development Standards shall serve as the mechanism for the implementation of the-Crossings-at-Huntington-BeachBella
Terra Area A land uses. The standards set forth in this section will assure that future development within The-Crossings-at
Huntington-BeachBella Terra Area A is implemented in a manner consistent with the intent of the project area Master Plan.
The standards contained herein provide flexible mechanisms to anticipate future needs and achieve compatibility between
land uses and the surrounding community. Standards and guidelines are designed to be compatible with the existing land

use categories of the City. The primary land uses in the-Crossings-at-Huntington-BeachBella Terra Area A-shall be regional
commercial, retail, dining, and entertainment.

Permitted Uses. Permitted uses shall be required to meet all applicable provisions of the Huntington Beach Zoning and
Subdivision Ordinance Code. A list of permitted uses is provided in Exhibit 11A.

Intensity. The maximum intensity shall be consistent with the City’s General Plan.

Building height. The maximum allowable building height shall be seventy-five (75) feet and a maximum of 4 stories.
Rooftop mechanical equipment and parapet walls may exceed the maximum permitted building height by fifteen (15) feet,
however mechanincal equipment shall be screened from view. Special themed architectural structures or elements such as
towers or domes may be allowed up to one hundred-twenty (120) feet.

Setbacks. Refer to Exhibit 12.

Landscaping. Landscaping shall be permanently maintained in an attractive manner in all setback and parking lot areas
fronting on, or visible from, adjacent public streets.

Signs. All signs in the project area shall conform to the provisions of the sign standards in Appendix-Dthe Bella Terra
Planned Sign Program.

Ewrﬂbm All illumination of interior circulation streets, parking areas, and project sites, shall be coordinated to provide
consistent illumination intensity. Emphasis shall be placed on areas of high vehicular and pedestrian activity. Light fixtures
and standards shall be consistent with building architectural style. Public streetlights shall comply with the City of
Huntington Beach guidelines for street lighting.

+the-Crossings-at-Huntington-BeachBella Terra Specific Plan $s
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Minimum Project Area (AC)

50

Minimum Lot Size (AC) None
Minimum Lot Frontage None
Maximum Building Height 75 feet
Maximum Number of Stories 4 stories
Maximum Additional Height for parapet walls, 15 feet
mechanical equipment, communication antennas, etc.

Maximum Architectural Feature Height 120 feet
Maximum Lot Coverage 50%
Maximum Floor Area Ratio 0.5

Minimum Setback *
Street side (Edinger Ave., Beach Blvd. and Center Ave.)
Interior side (West Property Line)

50 feet, or 25 feet if setback is fully landscaped
10 feet

Minimum Landscaping

8% of total site; 10% of common area

Minimum Perimeter Landscaping
Street side (Edinger Ave., Beach Blvd. and Center Ave.)
Interior side (West Property Line)

10 feet
5 feet

Minimum Standard Parking Stall Size

9 feet x 19 feet

Minimum Compact Parking Stall Size

8 feet x 18 feet

Minimum Drive Aisle Width

265 feet for 90 degree stalls

Minimum Parking Required

Shared parking based upon joint use of parking analysis with Site Plan Review

Maximum Compact Spaces

20% of total spaces

Handicapped Parking

Comply with Uniform Building Code and Title 24

Parking Structure Design

Comply with Zoning and Subdivision Ordinance

Public Amenity Requirement

Minimum of Six public amenities required; At least two public art elements
and two water features within common area

Wireless Communication Facilities

Comply with Zoning and Subdivision Ordinance

Transportation Demand Management

Comply with Zoning and Subdivision Ordinance

The-Grossings-at-Huntington-BeachBella Terra Specific Plan

® Buildings exceeding fifty (50) feet in height shall increase the set back by one (1) foot for each one (1) foot of building height above fifty (50) feet.

Development Regulations Chart Area A
Exhibit 12
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4.3.8 Parking. All developments will be required to meet the minimum on-site wmaasm_ standards as provided in this
Specific Plan document. The following shall apply:

+ Standard parking stall size may be nine (9) feet wide by nineteen (19) feet deep and may be reduced to
provide a landscape curb or wheel stop (in parking structure) at seventeen (17) feet with a two (2) foot
overhang to expand the landscaping. This additional landscape area will not be credited toward the
required landscape percentage or minimum landscape width.

+ Total parking required by the Huntington Beach Zoning and Subdivision Ordinance (see below) shall be
installed for each project prior to final building inspection.

+ Parking shall be provided in accordance with an approved Shared Parking Study. A shared parking program
may allow for a reduction 0m ﬁro oono H.oas:dn _omzcs.w 5 Eo to ?&:Q five Am 5) percent, wmm& Evos a
shared parking analysis.

3«.@{2%%@%«%%&

* Handicap accessible parking spaces shall be provided as required by the Uniform Building Code and Title
24,

4.3.9 Parking structures shall be designed utilizing the massing and basic design characteristics and Italian Village
architectural guidelines found in this Specific Plan. The structures shall be screened from view using trees and
landscaping.

Parking structures in Area A shall include exterior, open-air stairwells in the design of the parking structure.
Stairwells shall be built to allow pedestrians to be seen in the stairwell from outside of the structure, and
allowing the same pedestrians to see out.

wmlasm structure lighting shall be a minimum level of three foot-candles; preferably metal halide. Use lighting
in the center of the parking structure aisles that throws light to the side, thus lighting pedestrians and parked
cars. Design the structures to allow as much natural light into the structures as possible. All interior wall
surfaces in the structures shall be painted white to reflect ambient light.

The structures shall follow the City of Huntington Beach Police Department Crime Prevention through
Environmental Design Guidelines.

4.3.10 Drive-Through Bakery shall comply with the following Design and Development Standards: »
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4.4.2 Intensity. The maximum intensity shall be consistent with the City’s General Plan.

4.4.3 Building height. The maximum allowable building height shall be one hundred thirty-five (135) feet: a
maximum of four (4) stories shall be permitted within 65 feet of back of sidewalk along Edinger Avenue: a
maximum of six -(6) stories permitted on the remainder of the site, and up to a maximum of ten (10) stories

ermitted on the northern one- ~third ogo: of the site. Rooftop mechanical equi ment and arapet walls ma

screened from view. Special themed architectural structures or elements such as towers or domes may be

120) feet.

allowed up to one hundred-twen

4.4.4 Setbacks. Refer to Exhibit 12.

4.4.5 g&%m@. &. Landscaping shall be permanently maintained in an attractive manner in all setback, parking
lot, and recreation areas fronting on, or visible from, adjacent public streets. Decorative design elements such
as fountains, pools, benches, and sculpture, plants and similar elements may be permitted, provided such
elements are incorporated as an integral part of the landscaping.

S. All signs in the project area shall conform to the provisions of the sign standards in the Bella Terra
Planned Sign Program.

4.4.7 Lighting. All illumination of interior circulation streets, parking areas, and project sites, shall be coordinated to
rovide consistent illumination intensity. Emphasis shall be placed on areas of high vehicular and pedestrian
activity, Light fixtures and standards shall be oo:&ﬁo& with building architectural style. Public streetlights

4.4.8 Minimum Dwelling Unit Size shall be 450 square feet.

4.4.9 Common Residential Recreation Areas shall be provided within the residential common area and
shall be allocated as a total of 160 square feet per dwelling unit, a minimum of 60 square feet of which
shall be private patio or balcony for the exclusive use of the unit it serves. The minimum 60 square feet
of private open space per unit shall have no dimension less than six (6) feet. Enclosed recreation areas
such as a clubhouse, may be utilized to fulfill not more than fifteen percent (15%) of the overall
common residential recreation requirement. The remaining area shall be supplied out-of-doors
pursuant to this section.

Recreation areas shall include a minimum of one amenity such as: game courts or rooms, swimming pools
sauna baths, putting greens, play lots, or other similar type areas serving all residents of the development: but
shall not include balconies, decks or areas used exclusively for pedestrian access ways. Game courts
swimming pools or putting greens situated on top of a parking structure may be considered as recreation area.
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Aquarium

Day Care Facilities

Residential

Banks and other financial institutions

Government Offices

Detached Mixed-~Use High Densi

Residential

* Commercial recreation and live entertainment

Public Safety Facilities

Food Markets Utilities and Communication
Facilities
General Retail Parking
Day Spa ~surface
Hotels, Motels ~structured
Movie Theaters ~valet

Restaurants
-with outdoor dining
- with alcohol sales
~* with live entertainment and dancing
- drive-through bakery (limited to one location

Personal Services

OFFICE

Business and Professional

OTHER PERMITTED RETAIL

Car stereo and alarm installation, if integrated into an
anchor/major retail building and located within a buildin
Portable carts and kiosks

Note: Other similar uses may be permitted subject fo review by the Planning Direcfor.

* Requires an enterfainment permit

Permitted Uses Chart Area B

Exhibit 14
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Sustainable or “Green” Building Refer to Section 4.4.11

Minimum Affordable Housing Refer to Section 4.4.12
Development Regulations Chart Area B
Exhibit 15
Fhe-Grossings-at-Huntington-BeachBella Terra Specific Plan as
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4.5 TEMPORARY AND SEASONAL EVENTS: The following temporary and seasonal events may be permitted outdoors within the
centers_Area A and B public common areas interior-commen-areas only. The following temporary and seasonal events located
within the parking lot shall follow permit procedures described in the Huntington Beach Zoning and Subdivision Ordinance.

Art Shows

Auto shows

Carnivals

Circus

Commercial Filming

Concerts

Farmer's Market

Fund Raisers

Health Fairs

Live Entertainment

Miscellaneous Exhibitions

Outdoor Retail Sales

Pet Shows

Seasonal Displays and Events

Flower Shows

Bake Sales

Wine Tastings

Samples Sales

Trunk Shows —Bridal & New Line Ups

Theatrical Performances

Food Demonstrations

Sports Demonstrations

Note: Other similar temporary uses may be permitted subject fo review by the Planning Director.

Temporary and Seasonal Events Chart
Exhibit 11B16
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