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RESOLUTION NO. 4126

A RESOLUTION OF THE CITY OF TUSTIN PLANNING
COMMISSION RECOMMENDING THAT THE CITY
COUNCIL ADOPT ORDINANCE NO. 1370 APPROVING
CODE AMENDMENT 09-003 AND APPROVE DESIGN
REVIEW 09-004 FOR THE CONSTRUCTION OF AN
EXPRESS CARWASH FOR THE PROPERTY LOCATED
AT 3017 EDINGER AVENUE.

The Planning Commission of the City of Tustin does hereby resolve as follows:

A. That a proper application for the property located at 3017 Edinger Avenue

was filed by Tustin Field Gas & Food for:

1. Code Amendment 09-003 — A request to reduce the building
setback along Edinger Avenue from thirty feet (30’) to fifteen feet
(15') within the Jamboree Plaza Planned Community District
Regulations.

2. Design Review 09-004 — A request to construct an express
carwash in conjunction with an existing service station and food
mart.

B. That the proposed project is consistent with the Tustin General Plan in

that the project site is designated as Planned Community
Commercial/Business and zoned as Planned Community Industrial. The
project site is also part of the larger Jamboree Plaza and subject to the
Jamboree Plaza Planned Community District Regulations. In addition, the
project has been reviewed for consistency with the Air Quality Sub-
element of the City of Tustin General Plan and has been determined to be
consistent with the Air Quality Sub-element.

. That Code Amendment 09-003 and Design Review 09-004 are considered

a “project” pursuant to the terms of the California Environmental Quality
Act.

. That an Environmental Analysis checklist, attached as Exhibit A hereto,

was prepared to evaluate the potential environmental impacts associated
with Code Amendment 09-003 and Design Review 09-004. The
Environmental Analysis checklist demonstrates that all potential impacts of
the project were addressed by the previously adopted Negative
Declarations for Jamboree Plaza and that pursuant to Title 14 California
Code of Regulations Section 15162 no new significant impacts could
occur, no substantial changes or a substantial increase in the severity of
any previously identified impacts could occur, no new information of
substantial importance has surfaced, and no new mitigation measures
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would be required. Accordingly, no new environmental document is
required by CEQA.

. That a public hearing was duly called, noticed, and held on said

application on August 25, 2009, and continued to the September 22, 2009
Planning Commission meeting.

. That the project applicant submitted a document signed by twenty-four

(24) of the business owners within Jamboree Plaza in support of the
proposed project.

. That the project applicant provided a parking survey of the project site

identifying parking usage during a twenty-one (21) day period which
indicated that the proposed project would not pose any parking shortage
at the site.

_ That on November 17, 1997 the City Council of Tustin adopted Ordinance

No. 1191, approving Zone Change 97-002 to amend sections of the
Jamboree Plaza Planned Community District Regulations and modify the
Planning Area boundaries within Jamboree Plaza. This approved the
current site plan for Jamboree Plaza. Prior actions by the City have
allowed an eighteen (18) foot building setback to occur along the Edinger
Avenue street frontage within Jamboree Plaza. Code Amendment 09-003
proposes a building setback of fifteen (15) feet from the Edinger Avenue
right-of-way.

That Code Amendment 09-003 to reduce the building setback from
Edinger Avenue would not intensify the development of Jamboree Plaza
or allow additional uses and all future development would be subject to the
City's Design Review process. The proposed carwash would not
significantly alter the building lines or visual streetscape along Edinger
Avenue since the proposed carwash would be constructed in-line with
other buildings in Jamboree Plaza along Edinger Avenue.

_ That Code Amendment 09-003 is consistent with the Tustin General Plan

in that the subject site is located within the Planned Community
Commercial/Business land use designation. This land use designation
allows for a mixture of uses including retail, commercial, office, and
industrial. The subject Code Amendment 09-003 would not change any
uses or intensity of the site.

. That there was a prior use of a drive-through lane on the property which

has since been abandoned. The proposed express carwash would
reestablish the abandoned drive-through lane on the property.

i



N—

Resolution No. 4126
Page 3

L. That the Jamboree Plaza Planned Community District Regulations allow
carwashes within Planning Area A (project site) as principal uses
permitted by right.

M. That the location, size, architectural features, and general appearance of the
new express carwash (DR 09-004) will not impair the orderly and
harmonious development of the area, the present or future development
therein, or the occupancy as a whole. In making such findings, the City
Council has considered at least the following items:

oW

o

Height, bulk, and area of proposed structure.

Setbacks and site planning.

Exterior material and colors.

Landscaping and parking area design and traffic circulation.
Location and appearance of equipment located outside of an
enclosed structure.

Physical relationship of proposed structure to existing
structures.

Appearance and design relationship of proposed structures to
existing structures and possible future structures in the
neighborhood and public thoroughfares.

Development guidelines and criteria as adopted by the City
Council.

1. The Planning Commission hereby recommends that the City Council find that this
project is within the scope of the previously approved Negative Declarations,
adopt Ordinance No. 1370 approving Code Amendment 09-003 attached hereto
as Exhibit B, and approve Design Review 09-004 subject to the conditions
contained within Exhibit C attached hereto.

PASSED AND ADOPTED by the Planning Commission of the City of Tustin, at a
regular meeting on the 22" day of September, 2009.

EV ZAK
Chairperson

Lk AL innd

ELIZABETH A. BINSACK

Planning Commission Secretary
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STATE OF CALIFORNIA )
COUNTY OF ORANGE )
CITY OF TUSTIN )

|, ELIZABETH A. BINSACK, the undersigned, hereby certify that | am the Planning
Commission Secretary of the Planning Commission of the City of Tustin, California; that
Resolution No. 4126 duly passed and adopted at a regular meeting of the Tustin
Planning Commission, held on the 22" day of September, 2009.

= ot A Pilacd
ELIZABETH A. BINSACK
Planning Commission Secretary
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EXHIBIT A

COMMUNITY DEVELOPMENT DEPARTMENT
300 Centennial Way, Tustin, CA 92780
(714) 573-3100

ENVIRONMENTAL ANALYSIS CHECKLIST
For Projects With Previously Certified/Approved Environmental Documents:
Negative Declaration for Jamboree Plaza

This checklist and the following evaluation of environmental impacts takes into consideration the preparation of
an environmental document prepared at an earlier stage of the proposed project. The checklist and evaluation
¢valuate the adequacy of the earlier document pursuant to Section 15162 of the California Environmental
Quality Act (CEQA) Guidelines.

A. BACKGROUND

Project Title(s): Code Amendment 09-003, Conditional Use Permit 09-004, and
Design Review 09-004

Lead Agency: City of Tustin, 300 Centennial Way, Tustin, California 92780
Lead Agency Contact Person: Ryan Swiontek Phone: (714) 573-3123
Project Location: 3017 Edinger Avenue, Tustin, CA 92780

Project Sponsor’s Name and Address:  Parmjeet & Didar Singh
Tustin Field Gas & Food, Inc.
3017 Edinger Avenue
Tustin, CA 92780

General Plan Designation: Planned Community Commercial/Business
Zoning Designation: Planned Community Industrial

Project Description: Code Amendment 09-003 to reduce the required building setback from
Edinger Avenue for buildings within the Jamboree Plaza Planned
Community District Regulations from thirty (30) feet to fifteen (15) feet.
Design Review 09-004 to authorize the construction of a proposed seif-
service carwash attached to an existing tood mart building located at a
service station. Conditional Use Permit 09-004 to upgrade an existing
Alcoholic Beverage Control License for the sale of beer and wine for off-
site consumption (Type 20) to the sale of general alcohol for off-site
consumption (Type 21).



Surrounding Uses: North: Irvine Industrial Complex — Commercial/Industrial uses
East: Tustin Legacy — Residential uses
South: Tustin Legacy — Residential uses
West:  Tustin Legacy (vacant land) — Planned Residential

Previous Environmental Documentation:

A Negative Declaration for the development of Jamboree Plaza was certitied and adopted by the Tustin
City Council on June 3, 1991 through Resolution No. 91-75. Said Negative Declaration evaluated the
cnvironmental impacts associated with Zone Change 90-01, Tentative Parcel Map 90-292, Tentative Parcel
Map 90-293, and Design Review 90-40 which were also approved by the Planning Comumission and City
Council. This project implemented the Planned Community District Regulations for Jamboree Plaza as
well as approved the initial project design and subdivision.

On November 3, 1997, the City Council adopted Resolution No. 97-108 certifying a Tiered Negative
Declaration to amend the existing Jamboree Plaza Planned Community District Regulations and adjust the
project boundaries. Associated with this project were approvals for Zone Change 97-002, Tentative Parcel
Map 97-016, and Design Review 97-016 for the further development of individual building sites and
additional uses within Jamboree Plaza.

On December 1, 1997, the City Council adopted Resolution No. 97-111 certifying the Negative Declaration
for Zone Change 97-004 to allow for self-service carwashes within Jamboree Plaza. The Planned
Community District Regulations for Jamboree Plaza previously allowed full service carwashes as permitted
uses and this zone change amended the text to also allow self-service carwashes as permitted uses.

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED

The environmental factors checked below would be potentially affected by this project, involving at least one
impact that is a “Potentially Significant Impact” as indicated by the checklist in Section D below.

[ JLand Use and Planning [ JHazards and Hazardous Materials
[_JPopulation and Housing [INoise

[_lGeology and Soils [_JPublic Services

[ JHydrology and Water Quality []Utilities and Service Systems
[JAir Quality [ JAesthetics

[ JTransportation & Circulation [ICultural Resources

(IBiological Resources [JRecreation

[ ]Mineral Resources [ Mandatory Findings of
[JAgricultural Resources Significance

C. DETERMINATION:
On the basis of this imtial evaluation:

[T] 1 find that the proposed project COULD NOT have a significant effect on the environment, and a
NEGATIVE DECLARATION will be prepared.



[] 1find that although the proposed project could have a significant effect on the environment, there will
not be a significant effect in this case because the mitigation measures described on an attached sheet
have been added to the project. A NEGATIVE DECLARATION will be prepared.

[] 1find that the proposed project MAY have a si gnificant etfect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is required.

[] I find that the proposed project MAY have a significant effect(s) on the environment, but at least one
cttect 1) has been adequately analyzed in an earlier document pursuant to applicable legal standards, and
2) has been addressed by mitigation measures based on the earlier analysis as described on attached
sheets, if the effect is a ““Potentially Significant Impact” or “Potentially Significant Unless Mitigated.”
An ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the effects that
remain to be addressed.

[] Ifind that although the proposed project could have a significant effect on the environment, there WILL
NOT be a significant effect in this case because all potentially significant effects 1) have been analyzed
adequately in an earlier EIR pursuant to applicable standards, and 2) have been avoided or mitigated
pursuant to that earlier EIR, including revisions or mitigation measures that are imposed upon the
proposed project.

I find that although the proposed project could have a significant etfect on the environment, there WILL
NOT be a significant etfect in this case because all potentially significant effects 1) have been analyzed
adequately in an earlier NEGATIVE DECLARATION pursuant to applicable standards, and 2) have
been avoided or mitigated pursuant to that earlier NEGATIVE DECLARATION, including revisions or
mitigation measures that are imposed upon the proposed project.

. /.
.- -
Preparer: - ﬁ' :/’" T Date:__08-01-09
Rym§Wiontek, Associate Planner

) —
; "/‘/%f% /’P/ £t st S K Date__08-01-09

Elizabeth A. Binsack, Community Development Director

D. EVALUATION OF ENVIRONMENTAL IMPACTS

See Attachment A attached to this Checklist



EVALUATION OF ENVIRONMENTAL IMPACTS

No Substantial
New More Change From
Stgnificant Severe Previous
I.__AESTHETICS —~ Would the project: Impact Impacts Analysis

1) Have a substantial adverse effect on a scenic vista? ] S )

b} Substantially damage scenic resources, including, but not
limited 1o, trees, rock outcroppings, and historic buildings
within a state scenic highway? ] W]

¢} Substantially degrade the existing visual character or
quality of the site and its surroundings? B ] %l

d) Create a new source of substantial light or glare which
would adversely atfect day or nighttime views in the area? | O &

L. AGRIC : [n determining

whether impacts to agricultural resources are significant
cnvironmental effects, lead agencies may refer to the
California Agricultural Land Evaluation and Site Assessment
Model (1997) prepared by the California Dept. of
Conservation as an optional model to use in assessing impacts
on agriculture and farmland. Would the project:

a) Convert Prime Farmland, Unique Farmiand, or Farmland

of Statewide Importance (Farmland), as shown on the maps

prepared pursuant to the Farmland Mapping and Monitoring

Program of the California Resources Agency, to non-

agricultural use? 0 ]

B

b) Conflict with existing zoning for agricultural use, or a
Williamson Act contract?

u
a
X

¢) lnvolve other changes in the existing environment which,
due to their location or nature, could result in conversion of
Farmland, to non-agricultural use? 0 ] &4

: Where available, the significance
criteria established by the applicable air quality management
or air pollution control district may be relied upon to make the
following determinations. Would the project:

a) Conflict with or obstruct implementation of the applicable
air quality plan? ] O

&

b} Violate any air quality standard or contribute substantiaily
to an existing or projected air quality violation? O ] X

¢) Resuit in a cumulatively considerable net increase of any

criteria pollutant for which the project region is non-

attainment under an applicable federal or state ambient air

quality standard (including releasing emissions which exceed

quantitative thresholds for ozone precursors)? O O

d) Expose sensitive receptors to substantial pollutant

concentrations? W} ] .

¢) Create objectionable odors affecting a substantial number
of people? O d




1V. BIOLOGICAL RESOURCES: - Would the project:

a) Have a substantial adverse effect, cither directly or
through habitat modifications, on any species identified as a
candidate, sensitive, or special status species in local or
regional plans, policies. or regulations, or by the Califoria
Department of Fish and Game or U.S. Fish and Wildlife
Service?

b) Have a substantial adverse effect on any riparian habitat
or other sensitive natural community identified in local or
regional plans, policies, regulations or by the Calitornia
Department of Fish and Game or U.S. Fish and Wildlife
Service?

¢) Have a substantial adverse effect on federally protected
wetlands as defined by Section 404 of the Clean Water Act
(including, but not limited to, marsh, vernal pool, coastal, etc.)
through direct removal, filling, hydrological interruption, or
other means?

d) Interfere substantially with the movement of any native
resident or migratory fish or wildlife species or with
established native resident or migratory wildlife corridors, or
impede the use of native wildlife nursery sites?

¢) Contlict with any local policies or ordinances protecting
biological resources, such as a tree preservation policy or
ordinance?

) Conflict with the provisions of an adopted Habitat
Conservation Plan, Natural Community Conservation Plan, or
other approved local, regional, or state habitat conservation
plan?

V. CULTURAL RESQURCES; - Would the project:

a) Cause a substantial adverse change in the significance of
a historical resource as defined in § 15064.57

b) Cause a substantial adverse change in the significance of
an archaeological resource pursuant to § 15064.57

¢) Directly or indirectly destroy a unique paleontological
resource or site or unique geologic feature?

d) Disturb any human remains, including those interred
outside of formal cemeteries?

VI. GEOLOGY AND SOILS: - Would the project:

a) Expose people or structures to potential substantial
adverse cifects, including the risk of loss, injury, or death
involving:

No Substantial

New More Change From
Significant Severe Previous
Impact Impacts Analysis
J U
0 O 2
0J O 24
0 a B
O O X
U A X
O O] X
O m
0 (| b4
1 W X




i)  Rupture of a known earthquake fault, as delineated on the
most recent Alquist-Priolo Earthquake Fault Zoning Map
issued by the State Geologist for the area or based on other
substantial evidence of a known fault? Refer to Division of
Mines and Geology Special Publication 42,

if) Strong seismic ground shaking?

iii) Seismic-related ground failure, including liquefaction?
wv) Landslides?

b) Result in substantial soil erosion or the loss of topsoil?
¢} Be located on a geologic unit or soil that is unstable, or
that would become unstable as a result of the project, and
potentially result in on-~ or off-site landslide, lateral spreading,
subsidence, liquefaction or collapse?

d) Be located on expansive soil, as defined in Table 18-1-B
of the Uniform Building Code (1994), creating substantial
risks to life or property?

¢) Have soils incapable of adequately supporting the use of

septic tanks or alternative wastewater disposal systems where
sewers are not available for the disposal of waste water?

Would the project:

a) Create a significant hazard to the public or the
environment through the routine transport, use, or disposal of
hazardous materials?

b) Create a significant hazard to the public or the
environment through reasonably foreseeable upset and
accident conditions involving the release of hazardous
materials into the environment?

¢) Emit hazardous emissions or handle hazardous or acutely
hazardous materials, substances, or waste within one-quarter
mile of an existing or proposed school?

d) Be located on a site which i3 included on a list of
hazardous materials sites compiled pursuant to Government
Code Section 65962.5 and, as a result, would it create a
significant hazard to the public or the environment?

¢) For a project located within an airport land use plan or,
where such a plan has not been adopted, within two miles of a
public airport or public use airport, would the project result in
a safety hazard for people residing or working in the project
area?

f) For a project within the vicinity of a private airstrip,
would the project result in a safety hazard for people residing
or working in the project area?

No Substantial

New More Change From

Significant Severe Previous

[mpact Impucts Analysis
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g) Impair implementation of or physically intertere with an
adopted emergency response plan or emergency evacuation
plan?

h)  Expose people or structures to a signiticant risk of loss,
injury or death involving wildland fires, including where
wildlands are adjacent to urbanized areas or where residences
are intermixed with wildlands?

VHI, HYDROLOGY AND WATER QUALITY: - Would
the project:

4) Violate any water quality standards or waste discharge
requirements?

b) Substantiaily deplete groundwater supplies or interfere
substantially with groundwater recharge such that there would
be a net deficit in aquifer volume or a lowering of the local
groundwater table level (e.g., the production rate of pre-
existing nearby wells would drop to a level which would not
support existing land uses or planned uses for which permits
have been granted)?

¢) Substantially alter the existing drainage pattern of the site
or area, including through the alteration of the course of a
stream or river, in a manner which would result in substantial
erosion or siltation on- or off-site?

d) Substantially alter the existing drainage pattem of the site
or area, including through the alteration of the course of a
stream or river, or substantially increase the rate or amount of
surface runoff in a manner which would result in flooding on-
or otf-site?

¢) Create or contribute runoff water which would exceed the

capacity of existing or planned stormwater drainage systems
or provide substantial additional sources of polluted runoff?

)  Otherwise substantially degrade water quality?

g) Place housing within a 100-year flood hazard area as
mapped on a federal Flood Hazard Boundary or Flood
Insurance Rate Map or other flood hazard delineation map?

) Place within a 100-year flood hazard area structures
which would impede or redirect flood flows?

1} Expose people or structures to a significant risk of loss.
injury or death involving flooding as a result of the failure of a
levee or dam?

§)  Inundation by seiche, tsunami, or mudflow?

IX. LAND USE AND PLANNING - Would the project:

a)  Physicaily divide an established community?

No Substantial

New More Change From
Significant Severe Previous
Impact Impacts Analysis
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No Substantial

New More Change From E
Significant Severe Previous |
b) Conflict with any applicable land use plan, policy, or Impact Impacts Analysis
regulation of an agency with jurisdiction aver the project
{including, but not limited to the general plan, specific plan,
local coastal program, or zoning ordinance) adopted for the
purpose of avoiding or mitigating an environmental effect? | 0 4
¢) Conflict with any applicable habitat conservation plan or
natural community conservation plan? 7 R Al

X, MINERAL RESQURCES — Would the project:

1) Result in the loss of availability of a known minerai
resource that would be of value to the region and the residents

of the state? O d D3

b) Result in the loss of availability of a locally-important
mineral resource recovery site delineated on a local gencral
plan, specific plan or other land use plan? ] ] 4

XL NOISE -

Would the project result in:

a) Exposure of persons to or generation of noise levels in
excess of standards established in the local general plan or
noise ordinance, or applicable standarda of other agencies? n O X

b) Exposure of persons to or generation of excessive
groundborne vibration or groundborne noise levels? | M B

¢) A substantial permanent increase in ambient noise levels
in the project vicinity above levels existing without the

project? ] O £4
d) A substantial temporary or periodic increase in ambient

noise levels in the project vicinity above levels existing

without the project? O ] X

¢) For a project located within an airport land use plan or,
where such a plan has not been adopted, within two miles of a
public airport or public use airport, would the project expose
people residing or working in the project area to excessive

noise levels? U O =

f) For a project within the vicinity of a private airstrip,
would the project expose people residing or working in the
project area to excess-noise levels? O C] &

XIL.POPULATION AND HOUSING ~ Would the project:

a) Induce substantial population growth in an area, cither

directly (for example, by proposing new homes and

businesses) or indirectly (for example, through extension of i
roads or other infrastructure)? O ] [

b} Displace substantial numbers of existing housing,
necessitating the construction of replacement housing

clsewhere? M O
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¢) Displace substantial numbers of people, necessitating the
construction of replacement housing elsewhere?

XHI. PUBLIC SERVICES

a)  Would the project result in substantial adverse physical
impacty asgociated with the provision of new or physically
altered governmental facilities, need for new or physicaily
altered governmental facilities, the construction of which
could cause significant environmental impacts, in order to
maintain acceptable service ratios, response times or other
pertformance objectives for any of the public services:

Fire protection?

Police protection?

Schools?

Parks?

Other public facilities?
XIV. RECREATION -
a) Would the project increase the use of existing
neighborhood and regional parks or other recreational
facilities such that substantial physical deterioration of the
facility would occur or be accelerated?
b) Does the project include recreational facilities or require
the construction or expansion of recreational facilities which

might have an adverse physical effect on the environment?

XV.TRANSPORTATION/TRAFFIC - Would the project:

a) Cause an increase in traffic which is substantial in relation
to the existing traffic load and capacity of the street system
(i.e. result in a substantial increase in either the number of
vehicle trips, the volume to capacity ratio on roads, or
congestion at intersections)?

b) Exceed, either individually or cumulatively, a level of
service standard established by the county congestion
management agency for designated roads or highways?

¢} Result in a change in air traffic patterns, including either
an increase in traffic levels or a change in location that results
in substantial safety risks?

d) Substantially increase hazards due to a design feature (e.g.
sharp curves or dangerous intersections) or incompatible uses
{e.g., farm equipment)?

¢} Result in inadequate emergency access?

f)  Result in inadequate parking capacity?

No Substantial

New More Change From

Significant Severe Previous

Impact Impacts Analysis
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g) Contflict with adopted policies, plans, or programs
supporting alternative transportation (e.g., bus turnouts,
bicycle racks)?

XVI. UTILITIES AND SERVICE SYSTEMS
Would the project:

a) Exceed wastewater treatment requirements of the
applicable Regional Water Quality Control Board?

h) Require or result in the construction of new water or
wastewater treatment facilities or expansion of existing
facilities, the construction of which could cause significant
environmental effects?

¢) Require or result in the construction of new storm water
drainage facilities or expansion of existing facilities, the
construction of which could cause significant environmental
effects?

d) Have sufficient water supplies available to serve the
project from existing entitlements and resources, or are new or
expanded entitlements needed?

e) Result in a determination by the wastewater treatment
provider which serves or may serve the project that it has
adequate capacity to serve the project’s projected demand in
addition to the provider’s existing commitments?

f) Be served by a landfill with sufficient permitted capacity
to accommodate the project’s solid waste disposal needs?

g) Comply with federal, state, and local statutes and
regulations related to solid waste?

XVIL MANDATORY FINDINGS OF SIGNIFICANCE

a) Does the project have the potential to degrade the quality
of the environment, substantially reduce the habitat of a fish or
wildlife species, cause a fish or wildlife population to drop
below self-sustaining levels, threaten to eliminate a plant or
animal community, reduce the number or restrict the range of
a rare or endangered plant or animal or eliminate important
examples of the major periods of California history or
prehistory?

b) Does the project have impacts that are individually
limited, but cumulatively considerable? (“Cumulatively
considerable” means that the incremental effects of a project
are considerable when viewed in connection with the etfects
of past projects, the effects of other current projects, and the
<Ifects of probable future projects)?

¢) Does the project have environmental effects which wiil
cause substantial adverse etfects on human beings, either
directly or indirectly?

No Substantial

New More Change From

Significant Severe Previous

Impact Impacts Analysis
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EVALUATION OF ENVIRONMENTAL IMPACTS

3017 EDINGER AVENUE
CODE AMENDMENT 09-003
CONDITIONAL USE PERMIT 09-004
DESIGN REVIEW 09-004

PROJECT LOCATION

The project site is located within the Planned Community Industrial (PC IND) zoning district and
designated as Planned Community Commercial/Business by the General Plan. The project site is
within Jamboree Plaza and subject to the Jamboree Plaza Planned Community District Regulations.

Jamboree Plaza is a triangle shaped commercial/industrial center of approximately 17.5 acres in
size and is bounded by Jamboree Road to the east, Edinger Avenue to the south and west, and the
Orange County Transportation Authority (OCTA) railway to the north. The Tustin Metrolink
Commuter Station lies along the northern portion of Jamboree Plaza along the railway. Access
to the Tustin Metrolink Station is provided through Jamboree Plaza.

Jamboree Plaza consists of four separate land use areas that allow for various commercial/
industrial activities some of which include: retail, commercial, office, automotive services,
warehousing, and light industrial uses. There is a total authorized building square footage of
163,200 square feet for Jamboree Plaza and the center is built out.

PROJECT DESCRIPTION

The project applicant, Tustin Field Gas & Food, Inc., is proposing to add an express self-service
carwash to an existing gas station/mini-mart. The applicant is also requesting to upgrade their
existing Alcoholic Beverage Control (ABC) License. The project will involve the following
entitlements:

¢ Code Amendment 09-003 — The proposed carwash does not meet the minimum building
setbacks as identified in the Jamboree Plaza Planned Community District Regulations. The
applicant has requested a code amendment to reduce the required building setback from
Edinger Avenue from thirty (30} feet to fifteen (15) feet.

¢ Design Review 09-004 — The proposed carwash requires design review to evaluate the
aesthetic impacts and site planning,

¢ Conditional Use Permit 09-004 — A request to upgrade an existing ABC License requires
approval of an amendment to the existing conditional use permit which allows for off-site
alcohol sales.

Existing on the subject property is a 76 gasoline service station which provides twelve (12) fueling
positions. Also existing on site is a 1,988 square foot food mart which includes a combined Circle



Iivaluation of Environmental Impacts
CA 09-003, CUP 09-004, DR 09-004
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K store as well as a Subway sandwich shop. The site is located on the southeast comer of the
signaled intersection of Edinger Avenue and the private Jamboree Plaza Drive.

The proposed carwash would be located along the westerly elevation of the existing food mart
building adjacent to Edinger Avenue. The car wash would occupy an existing drive-through lane
that has been abandoned. A minimum building setback of thirty (30) feet from Edinger Avenue is
required per the Jamboree Plaza Planned Community District Regulations. Currently the existing
building is set back thirty-one (31) feet from Edinger Avenue and the proposed carwash would be
set back fifteen (15) feet from Edinger Avenue. Therefore the applicant has requested Code
Amendment 09-003 to reduce the minimum building setback from Edinger Avenue to 15 feet.

Placement of the proposed carwash would almost exactly overlay the existing abandoned drive-
through lane. Approximate dimensions of the proposed carwash tunnel are 17 feet by 75 feet with
the length of the tunnel matching up to the length of the existing building on that clevation. The
height of the proposed tunnel at 17 and a half feet would be lower than the existing building height
of 21 feet and tower element height of 28 feet. Minimal landscaping would need to be removed in
the planter area behind the sidewalk as a result of the car wash tunnel. The design of the tunnel
would mimic the Tustin blimp hangers which are located just across Edinger Avenue within Tustin
Legacy and currently visible from the project site. Materials, colors, and finishes would be
compatible with the existing structures on-site as well as those within Jamboree Plaza.

There is currently an ABC Type 20 License existing at the property for the sale of beer and wine for
off-site consumption. On August 10, 1998, the City of Tustin Planning Commission adopted
Resolution No. 3606, approving Conditional Use Permit 98-013 authorizing the sale of off-site beer
and wine at the subject location. Condition No. 2.2 of Resolution No. 3606 requires that CUP 98-
013 be amended prior to offering other types of alcoholic beverages for sale. The applicant is
proposing to operate with a Type 21 ABC License which would also allow for the sale of hard
liquor in addition to the beer and wine for off-site consumption. CUP 09-004 has been submitted by
the applicant to amend Condition No. 2.2 and authorize a Type 21 License for the establishment.

P USE (9) AL DOCUMENT

A Negative Declaration for the development of Jamboree Plaza was adopted by the Tustin City
Council on June 3, 1991 through Resolution No. 91-75. Said Negative Declaration evaluated the
environmental impacts associated with Zone Change 90-01, Tentative Parcel Map 90-292, Tentative
Parcel Map 90-293, and Design Review 90-40 which were also approved by the Planning
Commission and City Council. This project implemented the Planned Community District
Regulations for Jamboree Plaza as well as approved the initial project design and subdivision.

Various changes occurred in the development of Jamboree Plaza over the next few years including
the development of a commuter rail station on an adjacent parcel which is currently used by
Metrolink. On November 3, 1997, the City Council adopted Resolution No. 97-108 adopting a
Tiered Negative Declaration to amend the existing Jamboree Plaza Planned Community District
Regulations and adjust the project boundaries. Associated with this project were approvals for Zone
Change 97-002, Tentative Parcel Map 97-016, and Design Review 97-016.
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On December 1, 1997, the City Council adopted Resolution No. 97-111 adopting the Negative
Declaration for Zone Change 97-004 to allow for self-service carwashes within Jamboree Plaza.
The Planned Community District Regulations for Jamboree Plaza previously allowed full service
carwashes as permitted uses and this zone change amended the text to also allow self-service
carwashes as permitted uses.

The City Council can approve the activities as being within the scope of the project covered by the
Jamboree Plaza Negative Declarations if it is determined that pursuant to Section 15162 of the
CEQA Guidelines no new effects would occur, nor would substantial changes or a substantial
increase in the severity of previously identified significant effects occur. For the proposed project,
the City prepared the following comprehensive Environmental Checklist and the analysis below to
determine if the project is within the scope of previous Negative Declarations and whether new
ctiects would occur as a result of the project.

EVALUATION OF ENVIRONMENTAL IMPACTS

The following information provides background support for the conclusions identified in the
Environmental Analysis Checklist.

L AESTHETICS - Would the project:
a) Have a substantial adverse effect on a scenic vista?

b) Substantially damage scenie resources, including, but not limited to, trees, rock
outcroppings, and historic buildings within a state scenic highway?

¢) Substantially degrade the existing visual character or quality of the site and its
surroundings?

d) Create a new source of substantial light or glare, which would adversely affect
day or nighttime views in the area?

No Substantial Change from Previous Analysis. The proposed project would not have any
additional impacts on aesthetics. All future projects would still be subject to the City’s
design review process to control for aesthetics. Code Amendment 09-003 proposes to
reduce the required building setback off Edinger Avenue from thirty feet (30) to fifteen feet
(15’). This should not have an overall impact on Jamboree Plaza as the center is built out
and still subject to the maximum building square footage thresholds identified in the
Jamboree Plaza Planned Community District Regulations. The proposed reduction in the
required building setback would not have a substantial effect on the existing landscape
berming along Edinger Avenue. The existing landscaping along Edinger Avenue meanders
with the existing sidewalk and is between approximately sixteen feet (16”) and thirty feet
(30°) in width. A maximum encroachment into this area by a building would still appear
uniform along Edinger Avenue as a minimum width of fifteen feet (15%) of landscaping
would still be provided.
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Many of the buildings within Jamboree Plaza are commercial condominium type units and
expansion is limited by the maximum square footage thresholds established for the center.
Expansion also requires approval of the Jamboree Plaza Association. Due to the orientation
of the existing buildings along Edinger Avenue it is unlikely that additions to these buildings
would be proposed especially along the elevations fronting Edinger Avenue due to the
limited space. Nevertheless, aesthetic values regarding new development or additions to
existing structures along Edinger Avenue would be upheld through the City’s and
Association’s design review process which could control for massing, materials, finishes
and architecture.

The proposed carwash addition to the existing service station is unique in the fact that it will
primarily overlay what was at one time an active drive-through lane that has since been
abandoned. Based on field observations and submitted plans it appears that only minimal
landscaping would be required to be removed as a result of the proposed carwash. Any trees
that would be displaced as a result of the project could be replaced or relocated elsewhere on
site, although it appears that only one tree may be required to be removed. The design of the
carwash would mimic the Tustin blimp hangers which are located just across Edinger
Avenue at Tustin Legacy and currently visible from the project site. The carwash structure
would be composed of materials and finishes compatible with the existing building and the
center as a whole. The project is not located on a scenic highway and will not affect a
scenic vista. No substantial change is expected from the analysis previously completed in
the Negative Declarations.

Mitigation/Monitoring Required: No new mitigation is required.

Sources: Submitted Plans
California Scenic Highway Mapping System
Field Observations
Jamboree Plaza Negative Declarations — City Council Resolution Nos. 91-
75, 97-108, 97-111
Jamboree Plaza Planned Community District Regulations
Tustin General Plan

AGRICULTURE RESOURCES — In determining whether impacts to agricultural
resources are significant environmental effects, lead agencies may refer to the
California Agricultural Land Evaluation and Site Assessment Model (1997)
prepared by the California Dept. of Conservation as an optional model to use in
assessing impacts on agriculture and farmland. Would the project:

a) Convert Prime Farmland, Unique Farmland, or Farmland of Statewide
Importance (Farmland), as shown on the maps prepared pursuant to the
Farmland Mapping and Monitoring Program of the California Resources
Agency, to non-agricaltural use?
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b) Conflict with existing zoning for agricultural use or a Willlamson Act contract?

¢) Involve other changes in the existing environment which, due to their location or
nature, could result in conversion of Farmland to non-agricultural use?

Neo Substantial Change from Previous Analysis. The proposed project will not directly
cause Agricultural impacts. The project site is located within an urban area where no
farmland is present. Jamboree Plaza is a built out commercial/industrial center that does
not contlict with any agricultural uses. The site is consistent with the site’s General Plan
Land Use Designation of Planned Community Commercial/Business and the zoning
designation of Planned Community Industrial. No new effects to agricultural resources
from the previous Negative Declarations would result from the proposed project being
implemented.

The proposed project would not convert prime farmland, unique farmland, or farmland of
statewide importance as shown on maps prepared pursuant to the Farmland Managing and
Monitoring Program of the California Resources Agency to non-agricultural use. Also, the
property is not zoned or used for agricultural use or a Williamson Act Contract, nor does
the allowed use involve other changes in the existing environment that could result in the
conversion of farmland to non-agricultural use. The prior Negative Declarations identified
no impacts related to agricultural resources. No substantial change is expected from the
analysis previously completed in the Negative Declarations.

Mitigation/Monitoring Required: No mitigation is required.

Sowrces: Field Observations
Farmland Mapping and Monitoring Program — Orange County Map 2006
Jamboree Plaza Negative Declarations — City Council Resolution Nos. 91-
75,97-108, 97-111
Jamboree Plaza Planned Community District Regulations
Tustin General Plan

AIR QUALITY — Where available, the significance criteria established by the
applicable air quality management or air pollution control district may be relied
upon to make the following determinations. Would the project:

a) Conflict with or obstruct implementation of the applicable air quality plan?

b) Violate any air quality standard or contribute substantially to an existing or
projected air quality violation?
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Iv.

¢) Result in a cumulatively considerable net increase of any criteria pollutant for
which the project region is non-attainment under an applicable federal or state
ambient air quality standard (including releasing emissions that exceed
quantitative thresholds for ozone precursors)?

d) Expose sensitive receptors to substantial pollutant concentrations?

e) Create objectionable odors affecting a substantial number of people?

No Substantial Change from Previous Analysis. The proposed project would not have an
effect on air quality as a result of project implementation. The project proposes to alter a
development standard in regards to building setbacks. No change in use is being requested
and the impacts associated with a self-service carwash have already been reviewed in a
previous environmental review since self-service carwashes are permitted uses within the
Jamboree Plaza Planned Community District Regulations. The project will not alter any of
the maximum building square footages as previously approved for Jamboree Plaza. The
prior Negative Declarations identified potentially significant impacts to air quality unless
mitigated. Short term impacts may have been experienced in relation to grading while long
term potential impacts could result from future tenant uses. Mitigation requires dust control
during grading and construction activities as well as specific tenant compliance with all
applicable South Coast Air Quality Management District permitting and regulations. No
substantial change is expected from the analysis previously completed in the Negative
Declarations.

Mitigation/Monitoring Required: No new mitigation is required.

Sources: Field Observations
Jamboree Plaza Negative Declarations — City Council Resolution Nos. 91-
75,97-108, 97-111
Jamboree Plaza Planned Community District Regulations
Tustin General Plan

BIOLOGICAL RESOURCES — Would the project:

a) Have a substantial adverse effect, either directly or through habitat
modifications, on any species identified as a candidate, sensitive, or special status
species in local or regional plans, policies, or regulations, or by the California
Department of Fish and Game or U.S. Fish and Wildlife Service?

b) Have a substantial adverse effect on any riparian habitat or other sensitive
natural community identified in local or regional plans, policies, regulations, or
by the California Department of Fish and Game or U.S. Fish and Wildlife
Service?

¢) Have a substantial adverse effect on federally protected wetlands as defined by
Section 404 of the Clean Water Act (including, but not limited to, marsh, vernal
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pool, coastal, etc.) through direct removal, filling, hydrological interruption, or
other means?

d) Interfere substantially with the movement of any native resident or migratory
fish or wildlife species or with established native resident or migratory wildlife
corridors, or impede the use of native wildlife nursery sites?

e¢) Conflict with any local policies or ordinances protecting biological resources,
such as a tree preservation policy or ordinance?

f) Conflict with the provisions of an adopted Habitat Conservation Plan, Natural
Community Conservation Plan, or other approved local, regional or state
habitat conservation plan?

No Substantial Change from Previous Analysis. The project site is located within an
urbanized area that is free of any significant population of animals, fish or wildlife as well as
migratory wildlife. There is no wildlife habitat or wetlands at the project site. The proposed
project would not result in impacts to federally listed, threatened, or endangered plant or
animal species The prior Negative Declarations identified no impacts related to biological
resources. No substantial change is expected from the analysis previously completed in the
Negative Declarations.

Mitigation/Monitoring Required: No mitigation is required.

Sources: Field Observations
Jamboree Plaza Negative Declarations — City Council Resolution Nos. 91-
75,97-108,97-111
Jamboree Plaza Planned Community District Regulations
Tustin General Plan

CULTURAL RESOURCES — Would the project:

a) Cause a substantial adverse change in the significance of a historical resource as
defined in §15064.5?

b) Cause a substantial adverse change in the significance of an archaeological
resource pursuant to § 15064.5?

¢) Directly or indirectly destroy a unique paleontological resource or site or unique
geologic feature?

d) Disturb any human remains, including those interred outside formal cemeteries?

No Substantial Change from Previous Analysis. There are no historical resources
associated with the project site or Jamboree Plaza. No substantial excavation or grading
would be required in the future as a result of the project. The project site and Jamboree
Plaza are built out in an urbanized area. The proposed project would not disturb any human
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remains or result in impacts to historical, archaeological, or paleontological resources. The
prior Negative Declarations identified no impacts related to cultural or historical resources.
No substantial change is expected from the analysis previously completed in the Negative
Declarations.

Mitigation/Monitoring Required: No mitigation is required

Sources: Field Observations
Jamboree Plaza Negative Declarations — City Council Resolution Nos. 91-
75,97-108,97-111
Jamboree Plaza Planned Community District Regulations
Tustin General Plan

GEOLOGY AND SOILS — Would the project:

a) Expose people or structures to potential substantial adverse effects, including the
risk of loss, injury, or death involving:

s Rupture of a known earthquake fault, as delineated on the most recent
Alquist-Priolo Earthquake Fault Zoning map, issued by the State Geologist
for the area or based on other substantial evidence of a known fault? Refer
to Division of Mines and Geology Special Publication 42.

e Strong seismic ground shaking?
e Seismic-related ground failure, including liquefaction?
e Landslides?

b) Result in substantial soil erosion or the loss of topsoil?

¢) Be located on a geologic unit or soil that is unstable, or that would become
unstable as a result of the project, and potentially result in on- or off-site
landslide, lateral spreading, subsidence, liquefaction or collapse?

d) Be located on expansive soil, as defined in Table 18-1-B of the Uniform Building
Code (2001), creating substantial risks to life or property?

¢) Have soils incapable of adequately supporting the use of septic tanks or
alternative wastewater disposal systems where sewers are not available for the
disposal of wastewater?

No Substantial Change from Previous Analysis. The proposed project would not result in
additional impacts to geology and soils. The project site is located within in an area subject
to liquefaction, however, minimal grading and/or excavation would result from the project
implementation. Prior Negative Declarations for Jamboree Plaza identified potentially
significant impacts to geology and soils unless mitigated. Mitigations measures included
appropriate site preparation and methods in accordance with the City’s Grading Manual and
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the Uniform Building Code. These mitigations measures would still be applicable to any
tuture development at Jamboree Plaza.

Mitigation/Monitoring Required: Compliance with existing rules and regulations would
avoid the creation of potential impacts. No new mitigation is required.

Sources: Field Observations

VIL

a)

b)

¢)

d)

h)

State of California Seismic Hazard Zone Map

Jamboree Plaza Negative Declarations — City Council Resolution Nos. 91-
75,97-108,97-111

Jamboree Plaza Planned Community District Regulations

Tustin General Plan

HAZARDS AND HAZARDOUS MATERIALS — Would the project:

Create a significant hazard to the public or the environment through the routine
transport, use or disposal of hazardous materials?

Create a significant hazard to the public or the environment through reasonable
foreseeable upset and accident conditions involving the release of hazardous
materials into the environment?

Emit hazardous emissions or handle hazardous or acutely hazardous materials,
substances, or waste within one-quarter mile of an existing or proposed school?

Be located on a site which is included on a list of hazardous materials sites
compiled pursuant to Government code Section 65962.5 and, as a result, would it
create a significant hazard to the public or the environment?

For a project located within an airport land use plan or, where such a plan has
not heen adopted, within two miles or a public airport or public use airport,
would the project result in a safety hazard for people residing or working in the
project area?

For a project within the vicinity of a private airstrip, would the project result in
a safety hazard for people residing or working in the project area?

Impair implementation of or physically interfere with an adopted emergency
response plan or emergency evacuation plan?

Expose people or structures to a significant risk of loss, in jury or death involving
wildland fires, including where wildlands are adjacent to urbanized areas or
where residences are intermixed with wildlands?
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No Substantial Change from Previous Analysis. The proposed project would not have any
impacts related to hazards or hazardous materials. Carwashes have been previously
analyzed for environmental impacts and are permitted uses within the Jamboree Plaza
Planned Community District Regulations. Prior Negative Declarations identified less than
significant impacts related to hazards and hazardous materials. Mitigation measures require
that all construction be developed in accordance with the Uniform Building Code and Fire
Code. These mitigation measures would still be applicable to any future development at
Jamboree Plaza.

Mitigation/Monitoring Required: Compliance with existing rules and regulations would
avoid the creation of potential impacts. No new mitigation is required.

Sources: Field Observation
Airport Environs Land Use Plan (AELUP)
Jamboree Plaza Negative Declarations — City Council Resolution Nos. 91-
75, 97-108, 97-111
Jamboree Plaza Planned Community District Regulations
Tustin General Plan

HYDROLOGY AND WATER QUALITY — Would the project:
a) Violate any water quality standards or waste discharge requirements?

b) Substantially deplete groundwater supplies or interfere substantially with
groundwater recharge, such that there would be a net deficit in aquifer volume
or a lowering of the local groundwater table level (e.g., the production rate of
pre-existing nearby wells would drop to a level which would not support existing
land uses or planned uses for which permits have been granted)?

¢) Substantially alter the existing drainage pattern of the site or area, including
through the alteration of the course of a stream or river, in a manner which
would result in flooding on- or off-site?

d) Substantially alter the existing drainage pattern of the site or area, including
through the alteration of the course of a stream or river, or substantially
increase the rate or amount of surface runoff in 2 manner, which would result in
flooding on- or off-site?

¢) Create or contribute runoff water which would exceed the capacity of existing or
planned storm water drainage systems or provide substantial additional sources
of polluted runoff?
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f) Otherwise substantially degrade water quality?

g) Place housing within a 100-year flood hazard area as mapped on a federal Flood
hazard Boundary of Flood Insurance Rate Map or other flood hazard
delineation map?

h) Place within a 100-year flood hazard area structures, which would impede or
redirect flood flows?

i) Expose people or structures to a significant risk of loss, injury or death involving
flooding, including flooding as a result of the failure of a levee or dam?

i) Inundation by seiche, tsunami, or mudflow?

No Substantial Change from Previous Analysis. The proposed project will not cause direct
impacts to hydrology and water quality. Carwashes have been previously analyzed for
environmental impacts and are permitted uses within the Jamboree Plaza Planned
Community District Regulations. The proposed carwash would be subject to developing a
Water Quality Management Plan (WQMP) and implementing Best Management Practices
(BMPs) required by state law. The prior Negative Declarations only identified drainage
patterns and absorption rates as posing a potentially significant impact unless mitigated.
These potential impacts were primarily associated with vacant land being converted to an
impervious surface and substantial grading activities at the time. Mitigation measures
required compliance with the City of Tustin Grading Manual. These mitigations measures
would still be applicable to any future development at Jamboree Plaza,

Mitigation/Monitoring Required: Compliance with existing rules and regulations would
avoid any potential impacts related to water quality and groundwater. No new miti gation is
required.

Sources: Field Observations
Jamboree Plaza Negative Declarations — City Council Resolution Nos. 91-
75,97-108, 97-111
Jamboree Plaza Planned Community District Regulations
Tustin General Plan

LAND USE AND PLANNING — Would the project:
a) Physically divide an established community?

b) Conflict with any applicable land use plan, policy, or regulation of an agency
with jurisdiction over the project (including, but not limited, to the general plan,
specific plan, local coastal program, or zoning ordinance) adopted for the
purpese of avoiding or mitigating an environmental effect?

¢) Conflict with any applicable habitat conservation plan or natural community
conservation plan?
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No Substantial Change from Previous Analysis. Except for the proposed change to the
building sctback from the street, the project is consistent with the zoning designation of
Planned Community Industrial and the General Plan Land Use designation of Planned
Community Commercial/Business. No changes to allowable uses or maximum building
square footages as identified in the Jamboree Plaza Planned Community District
Regulations are being proposed. The prior Negative Declarations identified no impacts
related to land use and planning. The proposed modification will not affect the overail land
use pattern in the area and would not create an intensification of use that could impact the
community. No substantial change is expected from the analysis previously completed in
the Negative Declarations.

Mitigation/Monitoring Required: No mitigation is required.

Sources: Field Observation ‘
Jamboree Plaza Negative Declarations — City Council Resolution Nos. 91-
75, 97-108, 97-111
Jamboree Plaza Planned Community District Regulations
Tustin General Plan

MINERAL RESOURCES — Would the project:

4) Result in the loss of availability of 2 known mineral resource that would be a
value to the region and the residents of the state?

b) Result in the loss of availability of a locally important mineral resource recovery
site delineated on a local general plan, specific plan or other land use plan?

No Substantial Change from Previous Analysis. The proposed project is associated with
an existing commercial/industrial center. No known mineral resources are present at the site
and the project would not have any impact on mineral resources. The prior Negative
Declarations identified no impacts related to mineral resources. No substantial change is
expected from the analysis previously completed in the Negative Declarations.

Mitigation/Monitoring Required: No mitigation is required.

Sources: Field Observation
Jamboree Plaza Negative Declarations — City Council Resolution Nos. 91-
75,97-108, 97-111
Jamboree Plaza Planned Community District Regulations
Tustin General Plan

NOISE — Would the project:
a) Exposure of persons to or generation of noise levels in excess of standards

established in the local general plan or noise ordinance, or applicable standards
of other agencies?
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by Exposure of persons to or generation of excessive ground borne vibration or
ground borne noise levels?

¢) A substantial permanent increase in ambient noise levels in the project vicinity
above levels existing without the project?

d) A substantial temporary or periodic increase in ambient noise levels in the
project vicinity above levels existing without the project?

¢) For a project located within an airport land use plan or, where such a plan has
not been adopted, within two miles of a public airport or public use airport,
would the project expose people residing or working in the project area to
excessive noise levels?

f) For a project within the vicinity of a private airstrip, would the project expose
people residing or working in the project area to excessive noise levels?

No Substantial Change from Previous Analysis. The proposed project would not generate
any long-term noise impacts. Short-term noise impacts may be observed during
construction phases, however, all construction activities would be required to meet the City
of Tustin Noise Ordinance and would be conducted consistent with City approved days and
hours for construction activities. No operational noise impacts are anticipated as the
proposed carwash would be required to comply with the City’s Noise Ordinance. Jamboree
Plaza is also bordered by two major arterial highways in Edinger Avenue and Jamboree
Road as well as bordered by the OCTA railroad tracks.

The prior Negative Declarations identified noise as posing a potentially significant impact
unless mitigated. Mitigation measures included an acoustical analysis for Jamboree Plaza in
addition to compliance with the City Noise Ordinance and adhering to the City’s
construction operations and permitted hours.

Mitigation/Monitoring Required: The prior Negative Declarations concluded that with
implementation of identified mitigation measures, there would be no impacts related to
noise. No new mitigation measures would be required.

Sources: Field Observation
City of Tustin Noise Ordinance
Jamboree Plaza Negative Declarations — City Council Resolution Nos. 91-
75,97-108, 97-111
Jamboree Plaza Planned Community District Regulations
Tustin General Plan
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POPULATION & HOUSING — Would the project:

a) Induce substantial population growth in an area, either directly (for example, by
proposing new homes and businesses) or indirectly (for example, through
extension of roads or other infrastructure)?

b) Displace substantial numbers of existing housing, necessitating the construction
of replacement housing elsewhere?

¢) Displace substantial numbers of people, necessitating the construction of
replacement housing elsewhere?

No Substantial Change from Previous Analysis. The proposed project is part of a larger
commercial/industrial center and will not require the implementation of any additional
infrastructure or replace any housing. The center is built out and there i3 no proposed
change to the existing maximum building square footage thresholds as identified in the
Jamboree Plaza Planned Community District Regulations. The prior Negative Declarations
identified no impacts related to population & housing. No substantial change is expected
from the analysis previously completed in the Negative Declarations.

Mitigation/Monitoring Required: No mitigation is required.

Sources: Field Observations
Jamboree Plaza Negative Declarations — City Council Resolution Nos. 91-
75,97-108,97-111
Jamboree Plaza Planned Community District Regulations
Tustin General Plan

PUBLIC SERVICES

a) Would the project result in substantial adverse physical impacts associated with
the provision of new or physically altered governmental facilities, need for new
or physically altered governmental facilities, the construction of which could
cause significant environmental impacts, in order to maintain acceptable service
ratios, response times, or other performance objectives for any of the public
services:

No Substantial Change from Previous Analysis. The proposed project will not require any
additional public services than those already existing in place. The project proposes to
reduce a building setback and will have no intensification of use that has not already been
analyzed. There is no proposed change to the existing maximum building square footage
thresholds as identified in the Jamboree Plaza Planned Community District Regulations.
The prior Negative Declarations identified no impacts related to public services. No
substantial change is expected from the analysis previously completed in the Negative
Declarations.
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Mitigation/Monitoring Required: No mitigation is required.

Sources: Field Observation
Jamboree Plaza Negative Declarations — City Council Resolution Nos. 91-
75, 97-108, 97-111
Jamboree Plaza Planned Community District Regulations
Tustin General Plan

RECREATION

a) Would the project increase the use of existing neighborhood and regional parks
or other recreational facilities, such that substantial physical deterioration of the
facility would oceur or be accelerated?

b) Does the project include recreational facilities or require the construction or
expansion of recreational facilities, which might have an adverse physical effect
on the environment?

No Substantial Change from Previous Analysis. The proposed project is within an existing
commercial/industrial complex and will have no impact on parks or recreational facilities.
There are no recreational facilities at the project site and the project will not result in an
increased demand or use of recreational facilities. The prior Negative Declarations
identified no impacts related to recreation facilities. No substantial change is expected
from the analysis previously completed in the Negative Declarations.

Mitigation/Monitoring Required: No mitigation is required.

Sources: Field Observation
Jamboree Plaza Negative Declarations — City Council Resolution Nos. 91-
75,97-108, 97-111
Jamboree Plaza Planned Community District Regulations
Tustin General Plan

TRANSPORTATION/TRAFFIC — Would the project:

a) Cause an increase in traffic, which is substantial in relation to the existing traffic
load and capacity of the street system (i.e., result in a substantial increase in either
the number of vehicle trips, the volume to capacity ratio on roads, or congestion at
intersections)?

b) Exceed, either individually or cumulatively, a level of service standard
established by the county congestion management agency for designated roads
or highways?

¢) Result in a change in air traffic patterns, including either an increase in traffic
levels or a change in location that results in substantial safety risks?
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d) Substantially increase hazards due to a design feature (e.g., sharp curves or
dangerous intersections) or incompatible uses (e.g., farm equipment)?

¢) Result in inadequate emergency access?
f) Result in inadequate parking capacity?

g) Conflict with adopted policies, plans, or programs supporting alternative
transportation (e.g., bus turnouts, bicycle racks)?

No Substantial Change from Previous Analysis. A Traffic Impact Analysis was prepared
for the development of Jamboree Plaza which evaluated maximum thresholds and made
recommendations regarding tratfic circulation. Implementation of the various
recommendations has already occurred at this point and the center is built out. The
proposed project would not change any of the allowed uses or maximum building square
footages. No change to the circulation or trip totals projected in the updated Traffic Impact
Analysis would occur as a result of the project. The prior Negative Declarations identified
less than significant impacts related to transportation/traffic with the implementation of
mitigation measures as identified in the Traffic Impact Analysis. No substantial change is
expected from the analysis previously completed in the Negative Declarations.

Mitigation/Monitoring Required: No new mitigation is required

Sources: Field Observations
KHR Traffic Study Update Dated September 3, 1997
Jamboree Plaza Negative Declarations — City Council Resolution Nos. 91-
75,97-108, 97-111
Jamboree Plaza Planned Community District Regulations
Tustin General Plan

UTILITIES AND SERVICE SYSTEMS — Would the project:

a) Exceed wastewater treatment requirements of the applicable Regional Water
Quality Control Board?

b) Require or result in the construction of new water or wastewater treatment
facilities or expansion of existing facilities, the construction of which could cause
significant environmental effects?

¢) Require or result in the construction of new storm water drainage facilities or
expansion of existing facilities, the construction of which could cause significant
environmental effects?

d) Have sufficient water supplies available to serve the project from existing
entitlements and resources, or are new or expanded entitlements needed?
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¢) Result in a determination by the wastewater treatment provider, which serves or
may serve the project that it has adequate capacity to serve the project’s
projected demand in addition to the provider’s existing commitments?

f) Be served by a landfill with sufficient permitted capacity to accommodate the
project’s solid waste disposal needs?

g) Comply with federal, state, and local statutes and regulations related to solid
waste?

No Substantial Change from Previous Analysis. The project site is already developed and
located in an urbanized area where all utilities and services are existing. The proposed
project would not create the need for additional water or landfill facilities. The proposed
carwash would be required to comply with the regulations set forth by the Regional Water
Quality Control Board. The project is also required to develop a water quality management
plan and implement all best management practices. The prior Negative Declarations
identified no impacts related to utilities and service systems. No substantial change is
expected from the analysis previously completed in the Negative Declarations.

Mitigation/Monitoring Required: No mitigation is required.

Sources: Field Observations
Jamboree Plaza Negative Declarations — City Council Resolution Nos. 91-
75, 97-108, 97-111
Jamboree Plaza Planned Community District Regulations
Tustin General Plan

MANDATORY FINDINGS OF SIGNIFICANCE

a) Does the project have the potential to degrade the quality of the environment,
substantially reduce the habitat of a fish or wildlife species, cause a fish or
wildlife population to drop below self-sustaining levels, threaten to eliminate a
plant or animal community, reduce the number or restrict the range of a rare or
endangered plant or animal or eliminate important examples of the major
periods of California history or prehistory?

b) Does the project have impacts that are individually limited but cumulatively
considerable? ("Cumulatively considerable” means that the incremental effects
of a project are considerable when viewed in connection with the effects of past
projects, the effects of other current projects, and the effects of probable future
projects.)

¢) Does the project have environmental effects, which will cause substantial
adverse effects on human beings, either directly or indirectly?
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The Negative Declarations previously prepared for Jamboree Plaza considered all
environmental impacts associated with the proposed project. All previously identitied
mitigation measures applicable to the proposed project would be implemented. The
majority of the mitigation measures identified in the previous Negative Declarations
involve compliance with Federal, States, and local codes and regulations. The proposed
project would be required to meet ail applicable codes and regulations throughout the
development process and during operation. The project does not create any impacts that
have not been previously addressed by the Negative Declarations.

Sources: Field Observations
Jamboree Plaza Negative Declarations — City Council Resolution Nos. 91-
75, 97-108, 97-111
Jamboree Plaza Planned Community District Regulations
Tustin General Plan

CONCLUSION

All potential effects of the proposed project were previously analyzed in the Negative
Declarations for Jamboree Plaza. No new effects will oceur, no substantial changes would
oceur, no intensification of impacts would occur, and no new mitigation measures will be
required.

Implementation of future activities and development at the project site could be subject to
subsequent environmental review under CEQA as may be required by law. No substantial
change is expected from the analysis previously completed in the Negative Declarations for
Jamboree Plaza.



EXHIBIT B
DRAFT ORDINANCE NO. 1370

AN ORDINANCE OF THE CITY COUNCIL OF THE
CITY OF TUSTIN, ADOPTING AN AMENDMENT TO
THE JAMBOREE PLAZA PLANNED COMMUNITY
DISTRICT REGULATIONS (CODE AMENDMENT
09-003) TO REDUCE THE BUILDING SETBACK
FROM EDINGER AVENUE FROM THIRTY (30)
FEET TO FIFTEEN (15) FEET.

The City Council of the City of Tustin does hereby ordain as follows:

Section 1.

FINDINGS

The City Council finds and determines as follows:

A.

That a proper application, Code Amendment 09-003, was filed by
Tustin Field Gas & Food requesting to reduce the building setback
from Edinger Avenue within the Jamboree Plaza Planned
Community District Regulations from thirty (30) feet to fifteen (15)
feet.

Code Amendment 09-003 is considered a “project” subject to the
terms of the California Environmental Quality Act (“CEQA”) (Pub.
Resources Code §21000 et. seq.).

That on June 3, 1991, the Tustin City Council adopted a Negative
Declaration for the development of Jamboree Plaza. The Negative
Declaration evaluated the environmental impacts associated with
Zone Change 90-01, Tentative Parcel Map 90-292, Tentative Parcel
Map 90-293, and Design Review 90-40.

That on November 3, 1997, the City Council adopted a Tiered
Negative Declaration to amend the existing Jamboree Plaza Planned
Community District Regulations and adjust the project boundaries.
The Tiered Negative Declaration evaluated the environmental
impacts associated with this Zone Change 97-002, Tentative Parcel
Map 97-016, and Design Review 97-016.

That on December 1, 1997, the City Council adopted a Negative
Declaration to allow for self-service carwashes within Jamboree
Plaza. The Negative Declaration evaluated the environmental
impacts associated with Zone Change 97-004.
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F. That a public hearing was duly called, noticed, and held on said
application on August 25, 2009, by the Planning Commission. The
Planning Commission continued the item to the September 22,
2009 Planning Commission meeting.

G. That on September 22, 2009, the Planning Commission adopted
Resolution No. 4126, recommending that the City Council adopt
findings that Code Amendment 09-003 and Design Review 09-004
are within the scope of the previously approved Negative
Declarations for Jamboree Plaza.

H. That a public hearing was duly called, noticed, and held on said
application on the day of , 2009, by the City
Council.

I That Code Amendment 09-003 to reduce the building setback from
Edinger Avenue would not intensify the development of Jamboree
Plaza or allow additional uses and all future development would be
subject to the City's Design Review process.

J. Code Amendment 09-003 is consistent with the Tustin General
Plan in that the subject site is located within the Planned
Community Commercial/Business land use designation. This land
use designation allows for a mixture of uses including retail,
commercial, office, and industrial. The subject Code Amendment
09-003 would not change any uses or intensity of the site.

Section 2. The City Council hereby approves Code Amendment 09-003 amending
Section 3.7B1a. of the Jamboree Plaza Planned Community District Regulations to read
as follows:

a. Edinger Avenue — a minimum of thirty-(30) fifteen (15] feet.
Section 3. SEVERABILITY

All of the provisions of this ordinance shall be construed together to accomplish the
purpose of the regulations. If any provision of this part is held by a court to be invalid or
unconstitutional, such invalidity or unconstitutionality shall apply only to the particular
facts, or if a provision is declared to be invalid or unconstitutional as applied to all facts,
all of the remaining provisions of this ordinance shall continue to be fully effective.
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PASSED AND ADOPTED by the City Council of the City of Tustin, at a regular meeting
on the day of , 2009.

DOUG DAVERT
Mayor

PAMELA STOKER
City Clerk
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STATE OF CALIFORNIA )
COUNTY OF ORANGE ) SS
CITY OF TUSTIN )

CERTIFICATION FOR ORDINANCE NO. 1370

PAMELA STOKER, City Clerk and ex-officio Clerk of the City Council of the City of
Tustin, California, does hereby certify that the whole number of the members of the City
Council of the City of Tustin is 5; that the above and foregoing Ordinance No. 1370 was
duly and regularly introduced at a regular meeting of the Tustin City Council, held on the

day of . 2009, and was given its second reading, passed, and adopted
at a regular meeting of the City Council held on the day of , 2009 by
the following vote:

COUNCILMEMBER AYES.:
COUNCILMEMBER NOES:
COUNCILMEMBER ABSTAINED:
COUNCILMEMBER ABSENT:

PAMELA STOKER
City Clerk
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EXHIBIT C
RESOLUTION NO. 4126
DESIGN REVIEW 09-004

CONDITIONS OF APPROVAL

The proposed project shall substantially conform with the submitted plans
for the project date stamped September 22, 2009, on file with the
Community Development Department, as herein modified, or as modified
by the Community Development Director in accordance with this Exhibit.
The Director may also approve subsequent minor modifications to plans
during plan check if such modifications are consistent with provisions of the
Tustin City Code or other applicable regulations.

Unless otherwise specified, the conditions contained in this Exhibit shall be
complied with prior to the issuance of any building permits for the project,
subject to review and approval by the Community Development
Department.

The subject project approval shall become null and void unless permits for
the proposed project are issued and substantial construction is underway
within eighteen (18) months of the date of this Exhibit. If the applicant does
not submit plans and obtain permits in a timely manner, the Community
Development Department may revoke this design review approval. Time
extensions may be considered if a written request is received by the
Community Development Department within thirty (30) days prior to
expiration.

Approval of Design Review 09-004 is contingent upon the applicant and
property owner signing and retuming to the Community Development
Department a notarized "Agreement to Conditions Imposed” form and the
property owner signing and recording with the County Clerk-Recorder a
notarized “"Notice of Discretionary Permit Approval and Conditions of
Approval" form. The forms shall be established by the Director of Community
Development, and evidence of recordation shall be provided to the
Community Development Department.

Any violation of any of the conditions imposed is subject to the issuance of
an Administrative Citation pursuant to Tustin City Code Section 1 162(a).

SOURCE CODES

(1)
(2)
(3)
(4)

STANDARD CONDITION (5) RESPONSIBLE AGENCY REQUIREMENTS
CEQA MITIGATION (6) LANDSCAPING GUIDELINES
CALIFORNIA BUILDING CODE/S (7) PC/CC POLICY

DESIGN REVIEW i

EXCEPTIONS
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(1) 1.6 As a condition of approval of Design Review 09-004, the applicant shall
agree, at its sole cost and expense, to defend, indemnify, and hold harmless
the City, its officers, employees, agents, and consultants from any claim,
action, or proceeding brought by a third party against the City, its officers,
agents, and employees, which seeks to attack, set aside, challenge, void, or
annul an approval of the City Council, the Planning Commission, or any
other decision-making body, including staff, conceming this project. The
City agrees to promptly notify the applicant of any such claim or action filed
against the City and to fully cooperate in the defense of any such action. The
City may, at its sole cost and expense, elect to participate in defense of any
such action under this condition.

PLAN SUBMITTAL

4) 21 All colors, materials, and features of the proposed express carwash shall be
installed and maintained as shown on the approved plans. No changes to
the exterior building colors, materials, textures, or features shall be permitted
unless approved by the Community Development Director.

(4) 2.2 The applicant shall make all reasonable efforts to save the existing trees on-
site. Any trees that would need to be removed as a result of the proposed
project shall be relocated or replaced on-site with a minimum forty-eight inch
(48”) box sized tree. Adequate layering of landscaping to screen the
proposed carwash structure shall be in the form of trees, shrubs and ground
cover and shall be subject to the review and approval of the Community
Development Department.

(1) 23 Submit at plan check complete detailed landscaping and irrigation plans
for all landscaping areas consistent with adopted City of Tustin
Landscaping requirements. The plans shall include the following:

a. A summary table identifying plant materials. The plant table shall list
botanical and common names, sizes, spacing, location, and quantity of
the plant materials proposed.

b. Planting and berming details, soil preparation, staking, etc. The
irrigation plan shall show location and control of backflow prevention
devices, pipe size, sprinkler type, spacing, and coverage. Details for
all equipment must be provided.

c. All property lines on the landscaping and irrigation plans, public right-
of-way areas, sidewalk widths, parkway areas, and wall locations.

d. A note that coverage of landscaping and irrigation materials is subject
to inspection at project completion by the Community Development
Department.



