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2
3

I, Gregg Maedo, do declare as follows:

4

1.

5

Order to Show Cause and Temporary Restraining Order. I have personal knowledge of the facts set

6

forth herein. If called as a witness in this matter, I could and would testify competently thereto.

7

2.

I am licensed by the State of California as an architect, specializing in the design and

8

construction of all types of care facilities similar to the type of facility proposed by the County of

9

Orange at the Laguna Hills Inn and operated by the Illumination Foundation to house special needs

10
11

Richardson | Ober | DeNichilo
234 E. Colorado Blvd., 8th Floor
Pasadena, California 91101
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I give this declaration in support of Plaintiff City of Laguna Hills’ Application for an

sick individuals who have tested positive for the corona virus Covid 19.
3.

I am also the Founder and principal of Gregg Maedo + Associates, an architectural

12

firm that passionately serves the healthcare markets including acute care hospitals, acute psychiatric

13

hospitals, skilled nursing, & senior living markets. By collaborating with our clients, we achieve

14

superior quality and innovative designs. Since 1988, we have successfully completed hundreds of

15

projects every year, ranging from ground up skilled nursing facilities, ground up medical office

16

buildings, renovations and remodels for specialized units like subacute and Alzheimer’s / dementia

17

units. We have completed full healthcare campuses with child day care, adult day care, assisted

18

living and skilled nursing facilities that provide a continuum of care for the residents. Through a

19

keen understanding of our client’s needs and operations, we have grown to be one of the top

20

healthcare architecture firms. We work hard to ensure our clients’ success. In addition, I and the

21

members of my firm, have firsthand experience in the design and requirements of shelters for

22

special needs sick individuals such as those who will be residing at the Laguna Hills Inn under

23

the supervision of the County of Orange and the Illumination Foundation. A true and correct

24

copy of my most current biography and curriculum vitae is attached hereto as Exhibit 1.

25

4.

I have been tasked by the City of Laguna Hills with the responsibility of reviewing

26

the intended use of the Laguna Hills Inn by the County of Orange, and the Illumination Foundation

27

to house individuals with special needs and who have tested positive with the Covid 19 virus. In

28

my review I have considered the following:

2
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1

Existing Site /Building Data (Per Original Construction Documents):

2

•

Original Building Code: UBC,1979 Edition

3

•

County Zoning:PJanned Community

4

•

Building Use: Motel

5

•

Number of Stories:3

6

•

76 Guest Rooms

7

•

77 Parking Stalls

8

•

Construction: Type V-1 Hour (Type V-A per 2019 CBC)

9

•

Occupancy Group: R-1

Richardson | Ober | DeNichilo
234 E. Colorado Blvd., 8th Floor
Pasadena, California 91101
Telephone: 626.449.5577

10

I performed my analysis in three parts:

11

Part 1: Compliance with the 2019 California Building Code as adopted by the

12

County of Orange

13

Part 2: Compliance with the recommendations of Centers for Disease Control, the

14

United States Army Corp of Engineers, and the Office of Statewide Planning and

15

Development.

16

Part 3: Addressing the unique issues presented by the individuals who will be

17

housed in the Laguna Hills Inn.

18

5.

I am familiar with the special needs of the proposed residents of the hotel and note

19

that they are much more susceptible to hospitalization because of their history which includes

20

smoking, substance abuse, advanced age (the County of Orange states that the residents will be 65

21

years and older), and of lack of access to quality health care.

22

6.

The County of Orange has adopted the 2019 California Building Code.

23

7.

The Occupancy Permit for the Laguna Hills Inn currently is R-l. The motel was built

24
25

containing sleeping rooms where the occupants are primarily hotel guests staying for short duration.
8.

The proposed occupants who will be housed at the site will not be “short stay” typical

26

hotel guests but will instead be housed on a 24-hour basis, who, because of illness, age, mental

27

disability, or other reasons, will live in a supervised residential environment that will provide

28

personal care services and will likely include more than six non-ambulatory and/or bedridden

3
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1

residents. These individuals will be housed at the site for indefinite durations of up to 3 months or

2

more. Therefore, the R-1occupancy permit rating does not fit the intended converted use of the hotel.

3

Before the motel can be used for its intended purpose, a new occupancy permit will be required.

4

Per the 2019 CBC adopted by the County of Orange, the correct occupancy permit to function as a

5

shelter for the sick “special needs” individuals testing positive with Covid-19 is R 2.1. Since the

6

occupants will be infected with COVID-19, their health may deteriorate to a point where even the

7

R 2.1 permitted occupancy group will not be able to adequately care for the occupants. At that point

8

where the medical/ healthcare component of the care increases, the motel would need to upgrade

9

further to an “I” occupancy group, or transfer the occupants to an “I” occupancy group including

10

acute care hospital. Therefore, in my professional opinion, based upon my training, education and

11

experience, the motel must be modified/ remodeled to meet the 2019 CBC requirements to comply

12

with a minimum standard of a R 2.1 Occupancy.

13

9.

The following are partial requirements of the 2019 CBC to change from an R-1 to an

14

R 2.1 Occupancy:

15
•

16

.

Non-ambulatory and bedridden occupants are only allowed to be housed on the first

17

and second floor of a Type V-A building. Because of the nature of the population to be housed,

18

mental illness, drug addiction and alcoholism may be prevalent in the population that make up the

19

occupants of the shelter. Along with an increasing illness, they may be considered non-ambulatory

20

and bedridden and per code, cannot be housed on third floor of the motel.

21
22

•

R 2.1 does not allow the exit stairways to be open. Therefore, it will be required to

23

construct stair shafts 2-hour rated around all four stairways. A 90-.minute rated door located at the

24

entry point of the stairway on the second and third floors must be part of the stair shaft assembly.

25
26
27

•

The motel does not have an existing fire sprinkler system; a new system must be

installed per code.

28

4
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•

The existing fire alarm system is not adequate for a R 2.1 facility. The current system

2

must be modified if feasible or a new system must be installed that would include a localized smoke

3

detector in each sleeping room with a corresponding dome light indicator outside each entry door

4

activated by the smoke detector.

5
6
7

•

The existing elevator cab size is not capable of handling a gurney. The elevator would

need.to be replaced with a larger elevator capable of fitting a gurney.

8
9
10

•

The motel was constructed under the 1979 UBC. The current 2019 CBC has more

restrictive, structural requirements, thus, the motel currently as built, is not structurally compliant.

11
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12

•

The motel was constructed before ADA was implemented. The facility, as required

13

by law, needs to upgrade to meet current accessibility standards. This would include parking spaces,

14

path of travel to the entry, the entry, public restrooms and accessible sleeping rooms. (It should be

15

noted the existing restrooms / bathrooms built as handicap spaces as shown on the original as-built

16

plans do not currently meet accessibility requirements.)

17

10.

The current condition of the motel fails to meet the standards for housing of a

18

population of transient residents with special needs and who are sick from the Corona Virus Covid

19

19. Some of the more urgent items that need to be incorporated into the required upgrades to the

20

existing motel per the governing agency documents including the Centers for Disease Control, the

21

United States Army Corp of Engineers and the Office of Statewide Planning and Development,

22

are as follows:

23

•

24

Motel / Hotel must be adhere to the 1990 standards to mitigate lead paint/
asbestos. This will not be attainable.

25

•

Install an emergency generator/ ATS.

26

•

Remove carpet and install vinyl flooring or epoxy coating.

27

•

Upgrade the electrical system. Currently the system is 1,200 Amp, 3p, 4w,120 I

28

208V system. The system was designed for a motel. Proposed occupants will not

5
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1

leave the motel for the day, .but instead will remain in place. The current system

2

is not be adequate in capacity, especially if electrical outlets are added per above

3

recommendations.

4

•

The HVAC system must be modified to achieve negative pressure.

5

•

Medical lines must be provided.

6

•

Special medical equipment must be provided

7

o

Stool

8

o

Overhead bed table (feeding)

9

o

Linen Hamper

10

o

Sharps I Gloves

11

o

Hand Sanitizer

12

o

Infectious Waste Disposal

13

o

Reminder Gates

14

o

Eye I Hand Wash Stations

15
16

11.

As the healthcare component becomes more prominent for the occupants, provide

additional medical equipment:

17

o

Ventilator Capable I Storage Cabinet

18

o

Telemetry I Pump on IV Stand

19

o

Cubicle Curtain

20

o

Nurse Call System

21

o

Additional Storage Shelving

22

o.

Medical Dispensing Units o Crash Carts

23
24

•

-·

As the healthcare component becomes more prominent for the occupants, provide

additional spaces on each floor:

25

o

Nurse Station

26

o

Clean Rooms

27

o

Urgent Exposure Room

28

o

Sterile Storage

6
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1

o

Work Room o Dirty Linen o Clean linen

2

o

Break Room for Staff On Duty

•

3

Richardson | Ober | DeNichilo
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4

In addition to the above spaces per floor, additional spaces must be located on the
ground floor:

5

o

Controlled Access

6

o

Dining

7

o

Kitchen

8

o

Laundry

9

o

Occupant Check-In

10

o

Patient Screening

11

o

Pharmacy .

12

o

Medical Gas Storage

13

o

Metal Detector

14

o

Red Bag Disposal Area

15

o

Perimeter Fencing (to keep people out)

16

12.

There are unique characteristics for providing a proper and safe environment for the

17

“special needs” individuals who will be housed at the site that must be addressed: Drug use among

18

transients is an issue for the occupants who will be residing in the building. To prevent drugs

19

entering the building, 24-hour security is needed. The motel does not have an internal .double loaded

20

corridor but instead has external exit walkways from each sleeping room to the open stairways.

21

Therefore, the number of potential access points to supply drugs and other contraband is greatly

22

increased. Full-height screens would need to be installed at each open balcony to prevent the

23

contraband from entering the facility at these areas.

24

Access to the individual balconies needs to be secured to prevent access to the balconies by

25

the sleeping room occupant to retrieve drugs and other contraband thrown onto the balcony. The

26

difficulty in having a viable solution is the need to provide a fire escape in case of a fire or other

27

emergency.

28

///

7
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The entry door to sleeping rooms must be in the open position at all times to allow staff to
2

monitor the occupant in R 2.1 occupancies. The code allows for the entry door of each sleeping

3

room to remain open without a door closer even when a fire rated door. The motel has the entry

4

door of the sleeping' rooms open to an exterior walkway rather than the typical fire rated corridor.

5

Because, the entry doors are open to the 'exterior, the functionality of the caregiving process is

6

severely compromised as the doors will remain closed to the elements and thus there will be no

7

ongoing monitoring and quick access into the room. The limitations of the motel design severely

8

compromises adequate'security of the occupants

13.

In summary, in my professional opinion, the Lag'una Hills Motel does nbt conform

to applicable building codes adopted by the County, fails to meet the minimum standards
promulgated by the CDC, the United States Anny Corp of Engineers, or the Office of Statewide
Planning and Development.

The motel does not meet the requirements of housing transient

individuals who are sick. with the Corona Covid 19 virus. - ]JQttom line: this hotel should not be
al~owed to house speCial needs individuals who have tested positive with the Covid 19

virus.

The fundamental design of this building with open exit walkways in lieu of the traditional double
loaded interior corridor makes the functionality of the site non achievable.
14.

I have Pl'Cpared a written report of my findings and a true and correct copy is attached

hereto as Exhibit 2 t<tmy declaration.

19
20
21

I declare under penalty of perjury of the laws of the State of California that the foregoing is
true and correct. Executed this

/~ay of April 2020, in Orange, California.

22

23,
24

By:

25

26
27
28
8
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EXHIBIT 1

RESUME
GREGG MAEDO, AIA
PRINCIPAL. ARCHITECT
2020 will mark the 32th Anniversary of Gregg Maedo +
Associates, an Architectural Firm that Gregg started in
1988, specializing in Healthcare.
Within the Healthcare market, Gregg’s passion and focus
has been designing within the skilled nursing, (SNF), arena.
Although the firm has grown, added a second office in
Sacramento and with the addition of his partners, has
expanded into other areas of healthcare, mainly acute
med surge & acute psychiatric hospitals, his personal focus
has not changed.
Working within the worlds of CMS / Medicare, OSHPD,
CDPH
and other entities involved with the design, construction,
financial and operational processes of SNFs, his mission has
been to design SNFs that can be successfully built in
California. This means, designing SNFs that are financially
feasible and are economically responsible at a minimum.
Beyond these financial requirements, the core goal of his
mission includes SNFs that are superior in design. Designs
that will best serve the residents of these facilities. This
includes an awareness of and incorporating the subtleties
of design unique to SNF residents that help and enhance
their lives.
It has been a tough equation to solve, design SNFs that
exceed the financial constraints and requirements of
banks and other capital institutions that make construction
possible, meet governing jurisdiction requirements & the
associated cost that comes with these requirements and
still be able to incorporate the design elements that make
the lives of the residents a little bit better than they
otherwise would be.
As GM+A completes its 32th year, they have more SNFs in
various stages of design and construction than ever
before. The hope is this trend will continue to grow with
more and better designed SNFs serving the residents of
California needing the care that SNFs can provide and all
that other stuff beyond that care that makes a SNF special.

321 N. RAMPART ST. SUITE 101, ORANGE, CA 92868

WWW.GMAARCH.COM

QUALIFICATIONS:
EDUCATION:
 Bachelor of Architecture
California Polytechnic
State University, San Luis Obispo
-Graduation w/ Honors


Master in Business Administration
Finance/Real Estate
California State University,
Long Beach
-Beta Gamma Sigma

REGISTRATION:
 Registered Architect:
California


Registered Class A OSHPD
Hospital Inspector

AFFILIATION:
 American Institute of Architects


California Association of
Healthcare Facilities

T.714.937.1985

F.714.937.1989

EXHIBIT 2

GREGG MAEDO

+

ASSOCIATES,INC

ARCH I TECTUR E I I N TER I OR S I PLA N N I N G

Laguna Hills Inn Report
To:

Daniel A. Nordberg, Esq.
Richardson / Ober / DeNichilo
4000 Barranca Parkway
Suite 250
Irvine, California

Date: April 14, 2020
From: Gregg Maedo – Principal
Gregg Maedo + Associates, Inc
321 N. Rampart Street, Suite 101
Orange, CA 92868
Objective:
RE:

Provide shelter and medical treatment for the Homeless infected with COVID-19.

Analysis to include design recommendations and evaluation / feasibility of the objective
of an existing hotel, Laguna Hills Inn, to be converted to a facility to serve as a
“Proposed County of Orange Temporary 90-Day Shelter for Homeless COVID-19 Patients

Location:

23061 Avenida del la Carlota
Laguna Hills, CA

Existing Site / Building Data (Per Original Construction Documents):
•
•
•
•
•
•
•
•

Original Building Code: UBC, 1979 Edition
County Zoning: Planned Community
Building Use: Motel
Number of Stories: 3
76 Guest Rooms
77 Parking Stalls
Construction: Type V-1 Hour (Type V-A per 2019 CBC)
Occupancy Group: R-1

Laguna Hills Inn – COVID-19
www.gmaarch.com
321 N. RAMPART ST. SUITE 101 ORANGE, CA 92868 T 714.937.1985
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ANALYSIS:
The analysis is broken down into three parts as follows:
Part 1: Code Compliance with the 2019 California Building Code
Part 2: Compliance with the recommendations of:
Centers for Disease Control
United States Army Corp of Engineers
Office of Statewide Planning and Development
Part 3: Addressing unique issues of Homeless / COVID-19 Patients
A summary recommendation will follow the three parts as to the feasibility of the objective.

Part 1: Code Compliance with the 2019 California Building Code
Both the City of Laguna Hills and the County of Orange have adapted the 2019 CBC.
The Occupancy of the Laguna Hills Inn per the 2019 CBC is R-1. The motel was built containing
sleeping rooms where the occupants are primarily transient in nature. The R-1 designation is
the appropriate occupancy group for this occupant group.
The proposed occupants will not be transient in nature and instead will be housed on a 24-hour
basis, who because of age, mental disability, or other reasons, will live in a supervised
residential environment that will provide personal care services and may include more than six
non-ambulatory and / or bedridden clients.
The R-1 occupancy does not fit the intended converted use of the hotel. Per the 2019 CBC, the
correct occupancy to function as a shelter for the Homeless Covid-19 Patients is R 2.1.
Since the occupants will be infected with COVID-19, their health may deteriorate to a point
where even the R 2.1 occupancy group will not be able to adequately care for the occupants.
At that point where the medical / healthcare component of the care increases, the motel would
need to upgrade further to an “I” occupancy group or transfer the occupants to an “I”
occupancy group facility including acute care / hospitals.
To be converted to an I occupancy, compliance with Title 22, Title 24 and Title 42 along with
Life Safety Code 101 and NFPA 99 Health Care Facilities Code as a minimum.

Laguna Hills Inn – COVID-19
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Therefore, the motel shall be modified / remodeled to meet the 2019 CBC requirements as a
minimum standard of a R 2.1 Occupancy.
The following are partial requirements of the 2019 CBC to change from a R-1 to a R 2.1
Occupancy:
•

Non-ambulatory and bedridden occupants are only allowed to be housed on the
first and second floor of a Type V-A building. Because of the nature of the
population to be housed, mental illness, drug addition and alcoholism may be
prevalent in the Homeless population that make up the occupants of the shelter.
Along with an increasing illness, they may be considered non-ambulatory and
bedridden and per code, cannot be housed on third floor of the motel.

•

R 2.1 does not allow the exit stairways to be open. Construct stair shafts 2-hour
rated around all four stairways. A 90-minute rated door located at the entry
point of the stairway on the second and third floors shall be part of the stair
shaft assembly.

•

The original as-built drawings do not indicate that the motel is protected by a fire
sprinkler system. The motel shall install a fire sprinkler system per current code.

•

The existing fire alarm system is not adequate for a R 2.1 facility. The current
system shall be modified if feasible or a new system shall be installed that would
include a localized smoke detector in each sleeping room with a corresponding
dome light indicator outside each entry door activated by the smoke detector.

•

The existing elevator cab size is not capable of handling a gurney. The elevator
would need to be replaced with a larger elevator capable of accomodating a
gurney.

•

The motel was constructed under the 1979 UBC. The current 2019 CBC has
more restrictive structural requirement, thus, the motel currently as built, is not
structurally compliant.

•

The motel was constructed before ADA was implemented. The facility, as
required by law, needs to upgrade to meet current accessibility standards. This
would include parking spaces, path of travel to the entry, the entry, public
restrooms and accessible sleeping rooms. (It should be noted the existing
restrooms / bathrooms built as handicap spaces as shown on the original as-built
plans do not currently meet accessibility requirements.)

Laguna Hills Inn – COVID-19
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•

Need to construct a smoke barrier wall per the 2019 CBC in at least one location
on each floor.

Part 2: Compliance with the recommendations of:
Centers for Disease Control
United States Army Corp of Engineers
Office of Statewide Planning and Develop
See Exhibits for recommendations by governing agencies to be completed prior to accepting
COVID-19 patients:
Exhibit A:
Exhibit B:
Exhibit C:
Exhibit D:
Exhibit E:
Exhibit F:
Exhibit G:
Exhibit H:

CDC – Alternate Care Sites
USACE – Alternate Care Sites
OSHPD – Temporary Systems
OSHPD – Decontamination Facilities
OSHPD – Re-Population of Hospital for COVID-19
OSHPD – COVID-19 Recommendations
OSHPD – Negative Pressure Rooms
USACE – Hotel to Healthcare

Some of the more urgent items that need to be incorporated into the design per the governing
agency documents attached are as follows:
•
•
•
•

•
•
•

Motel / Hotel shall be built after 1990 to mitigate lead paint / asbestos. (Not attainable)
Install an emergency generator / ATS.
Remove carpet and install vinyl flooring or epoxy coating.
Upgrade the electrical system. Currently the system is 1,200 Amp, 3p, 4w, 120 / 208V
system. The system was designed for a motel. Proposed occupants will not leave the
motel for the day but instead remain and tax the electrical system. The current system
may not be adequate in capacity, especially if electrical outlets are added per above
recommendations.
Modify HVAC system to achieve negative pressure.
Provide medical lines.
Provide special medical equipment:
o Stool
o Overhead bed table (feeding)
o Linen Hamper
o Sharps / Gloves

Laguna Hills Inn – COVID-19
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•

•

•

o Hand Sanitizer
o Infectious Waste Disposal
o Reminder Gates
o Eye / Hand Wash Stations
As the healthcare component becomes more prominent for the occupants, provide
additional medical equipment:
o Ventilator Capable / Storage Cabinet
o Telemetry / Pump on IV Stand
o Cubicle Curtain
o Nurse Call System
o Additional Storage Shelving
o Medical Dispensing Units
o Crash Carts
As the healthcare component becomes more prominent for the occupants, provide
additional spaces on each floor:
o Nurse Station
o Clean Rooms
o Urgent Exposure Room
o Sterile Storage
o Work Room
o Dirty Linen
o Clean Linen
o Break Room for Staff
o On Duty
In addition to the above spaces per floor, additional spaces shall be located on the
ground floor:
o Controlled Access
o Dining
o Kitchen
o Laundry
o Occupant Check-In
o Patient Screening
o Pharmacy
o Medical Gas Storage
o Metal Detector
o Red Bag Disposal Area
o Perimeter Fencing (Keep people out)

Laguna Hills Inn – COVID-19
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Part 3: Addressing Unique Issues of Homeless / COVID-19 Patients
There are unique characteristics for providing a proper and safe environment for the Homeless
/ COVID-19 Patients that need to be addressed:
Drug use is an issue in the homeless community. To prevent drugs entering the building, 24hour security is needed. With an internal double loaded corridor serving patient rooms,
monitoring and securing the limited entry / exit points, (stairs and elevator) is easier to do than
how Laguna Hills Inn is laid out. The motel does not have an internal double loaded corridor
but instead has external exit walkways from each sleeping room to the open stairways.
Therefore, the number of potential access points to supply drugs and other contraband is
greatly increased. Full height screens would need to be installed at each open balcony to
prevent the contraband from entering the facility at these areas.
Access to the individual balconies need to be secured to prevent access to the balconies by the
sleeping room occupant to retrieve drugs and other contraband thrown onto the balcony. The
difficulty in having a viable solution is the need to provide a code required fire escape in case of
a fire or other emergency. The best case scenario is to not have a balcony and instead have a
window. Unfortunately, this is not the case of the motel.
While compliant with code, the motel is adjacent to several buildings. Approximately only 60
feed separate the hotel from one of the neighboring buildings. Even with alert and capable
security personnel, it becomes virtually impossible to prevent problems and threats to and with
the adjacent buildings due to the minimum separation distance.
The entry door to sleeping rooms is in the open position to allow staff to monitor the occupant
in R 2.1 occupancies. The code allows for the entry door of each sleeping room to remain open
without a door closer even when a fire rated door. The motel has the entry door of the
sleeping rooms open to an exterior walkway rather than the typical interior fire rated corridor.
Because the entry doors are open to the exterior, the functionality of the caring process is
severely compromised as the doors will remain closed to the elements and thus to monitoring
and quick access into the room. Adding to the limitations of the motel design, maintaining
adequate security of the Homeless occupants is severely compromised.
The design of the motel layout and the lack of anti-ligature elements further exacerbates the
issue of the Homeless with mental illness / depression of doing harm to themselves.

Laguna Hills Inn – COVID-19
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Summary Recommendations:
The recommendation of this report is that Laguna Hills Motel is not a good fit to accommodate
the Homeless COVID-19 Patients.
The fundamental design of this motel with open exit walkways in lieu of the traditional double
loaded interior corridor makes the functionality of the mission non achievable.
It is recommended that the County find another motel / hotel that has a fire rated double load
corridor, Type 1 Construction so it can house patients above the second floor, that has an
enclosed fire rated stair shafts and an elevator that can accommodate a gurney.
It is recommended that the County develop a “Functional Program” per 7-119 of the 2019
California Administrative Code to provide in detail how the facility components will function.
The medical, food service, and laundry should be run by OC CDPH for review and
documentation.

Laguna Hills Inn – COVID-19
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