To: City of Irvine Planning Commission )
Via: Susan Emery, Director of Community Development%

Via: Tim Gehrich, Deputy Director of Community Development\v/f
Via: Joel Belding, Principal Planner Zg

From: Stephanie Roxas, Associate Planner SR

Date: November 17, 2016

Re: Agenda Item 3 — Conditional Use Permit, Vesting Tentative Tract
Map 17996, and Park Plan for an Age-Qualified Residential
Development in Planning Area 40 (Cypress Village)

Subsequent to distribution of the Planning Commission agenda packet, the applicant
modified the alignment of the community sound wall in the vicinity of Marine Way facing
the SR-133 toll road. This change would allow Iandscaping to be planted at the top of
the berm in front of the wall where none was proposed in the orlglnal design included in
the staff report. The proposed modified wall alignment is detailed in the attached exhibit.

Additionally, to ensure the landscaping will provide sufficient screening for the
community walls, staff has added Condition 6.21 to the Conditional Use Permit
resolution (PC Attachment 12), detailed below for your review.

Condition 6.21 LANDSCAPE SCREENING FOR WALLS

Screening trees, shrubs, and ground cover shall be planted along all community
walls visible from Marine Way. At maturity, the screening trees shall be a minimum
height equal to the height of the adjoining wall segment and shall be planted a
maximum distance of 15 feet apart. If subsequent to the project approval the
Director of Community Development (“Director”) determines that the landscaping
does not sufficiently screen the community walls visible from Marine Way, the
Homeowners Association (HOA) may be required to submit a plan to the Director to
enhance the landscape screening, including, but not limited to, replacing or planting
additional trees, shrubs, and/or ground cover. The plan shall be submitted within 30
days of notification by the City and shall be reviewed and approved by the Director.
The HOA shall be required, at its sole expense, to implement the landscape
enhancement plan within 45 days of written notice from the Director, or in such time
frame as directed by the Director.
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- AGENDA

PLANNING COMMISSION REGULAR MEETING

November 17, 2016
~ '5:30 PM
City Council Chamber
One Civic Center Plaza
Irvine, California

Speaker’s Card/Request to Speak: If you would like to address the Commission on a scheduled agenda
item, please complete the Request to Speak Form. The card is at the table at the entrance to the Council
Chamber. Please identify on the card your name, address (optional), and the item on which you would like
to speak and return to the Recording Secretary. The Request to Speak Form assists the Chair in ensuring
that all persons wishing to address the Commission are recognized. Your name will be called at the time
the matter is heard by the Commission.

CALL TO ORDER

A regular meeting of the Irvine Planning Commission will be called to order on
November 17, 2016 at 5:30 p.m., in the City Council Chamber, Irvine Civic Center, One
Civic Center Plaza, Irvine, California, by Chair Kuo, presiding officer.

ROLL CALL
COMMISSIONER: ) PATTY BARTLETT
‘COMMISSIONER: .MARY ANN GAIDO
CHAIR PRO TEMPORE: JOHN DUONG
VICE CHAIR: GREG SMITH
CHAIR: ANTHONY KUO
PLEDGE OF ALLEGIANCE , ,
Scan this QR code for an electronic
copy of the Planning Commission
INTRODUCTIONS

ADDITIONS AND DELETIONS TO THE AGENDA
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PUBLIC COMMENTS
COMMISSION BUSINESS ‘
1. APPROVAL OF MINUTES

RECOMMENDED ACTION:
Approve the minutes of a regular meeting of the Planning
Commission held on October 20, 2016.

2. APPROVAL OF ENVIRONMENTAL DOCUMENTATION FOR THE KELVIN
AVENUE PEDESTRIAN BRIDGE

- RECOMMENDED ACTION:
Recommend that the City Council adopt a resolution certifying the
Addendum to the Irvine Business Complex Vision Plan and Mixed
Use Overlay Zoning Code Final Program Environmental Impact
Report (SCH No. 2007011024) for the Kelvin Avenue Pedestrian
Bridge Project

PUBLIC HEARINGS

3. CONDITIONAL USE PERMIT, VESTING TENTATIVE TRACT MAP 17996, AND
PARK PLAN FOR AN AGE-QUALIFIED RESIDENTIAL DEVELOPMENT IN
PLANNING AREA 40 (CYPRESS VILLAGE)

RECOMMENDED ACTION:

1) Open the public hearing; receive public input; Commission
comments and questions. . /

2) Close the public hearing.

3) Adopt RESOLUTION No. 16-3551 — A RESOLUTION OF THE
PLANNING COMMISSION OF THE CITY OF IRVINE,
CALIFORNIA, APPROVING VESTING TENTATIVE TRACT MAP
17996 (FILE NO. 00662606-PTT), TO SUBDIVIDE 32.09 ACRES
INTO 52 NUMBERED LOTS AND 37 LETTERED LOTS TO
FACILITATE FUTURE RESIDENTIAL DEVELOPMENT OF UP TO
243 CONDOMINIUM UNITS, ONE PRIVATE PARK, AND
ANCILLIARY USES INCLUDING TWO LOTS FOR MONUMENT
PURPOSES, ALONG WITH SUPPORTING LANDSCAPE AND
VEHICULAR ACCESS LOTS; LOCATED WITHIN DISTRICT 3 OF
PLANNING AREA 40 (CYPRESS VILLAGE); FILED BY IRVINE
COMPANY COMMUNITY DEVELOPMENT

4) Adopt RESOLUTION NO. 16-3552 — A RESOLUTION OF THE
PLANNING COMMISSION OF THE CITY OF IRVINE,
CALIFORNIA, APPROVING CONDITIONAL USE PERMIT (FILE
NO. 00670179-PCPU) FOR THE DEVELOPMENT OF 243
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ATTACHED AND DETACHED RESIDENTIAL CONDOMINIUM
UNITS WITHIN VESTING TENTATIVE TRACT MAP 17996,
INCLUDING ADMINISTRATIVE RELIEF FROM WALL HEIGHT
STANDARDS AND VISITOR PARKING SPACES; LOCATED
WITHIN DISTRICT 3 OF PLANNING AREA 40 (CYPRESS
VILLAGE); FILED BY IRVINE COMPANY COMMUNITY
DEVELOPMENT

"~ 5) Adopt RESOLUTION NO. 16-3553 — A RESOLUTION OF THE
PLANNING COMMISSION OF THE CITY OF IRVINE,
CALIFORNIA, APPROVING PARK PLAN (FILE NO. 00662863-
PPP) FOR A PROPOSED 243 UNIT AGE-QUALIFIED
RESIDENTIAL PROJECT WITHIN VESTING TENTATIVE TRACT
MAP 17996; LOCATED IN PLANNING AREA 40 (CYPRESS

. VILLAGE); FILED BY IRVINE COMPANY COMMUNITY

DEVELOPMENT

4. VESTING TENTATIVE TRACT MAPS 18049, 18050, 18051. AND 18052 WITH
ASSOCIATED MASTER PLANS AND MODIFICATIONS TO THE MASTER
LANDSCAPE AND TRAILS PLAN AND THE PARK PLAN FOR EASTWOOD
(PLANNING AREA 5B)

RECOMMENDED ACTION:

1) Open the public hearing; receive public input; Commission
comments_ and questions. '

2) Close the public hearing.

3) Adopt RESOLUTION NO. 16-3554 — A RESOLUTION OF THE
PLANNING COMMISSION OF THE CITY OF IRVINE,
CALIFORNIA, APPROVING VESTING TENTATIVE TRACT MAP
18049 (00674705-PTT) TO SUBDIVIDE 6.93 GROSS-ACRES INTO
50 NUMBERED LOTS FOR FUTURE SINGLE-FAMILY
RESIDENTIAL DEVELOPMENT, 10 LETTERED LOTS FOR
LANDSCAPE PURPOSES AND TWO LETTERED LOTS FOR
PRIVATE STREETS, LOCATED IN PLANNING AREA 5B
(EASTWOOD); FILED BY IRVINE COMPANY COMMUNITY
DEVELOPMENT

4) Adopt RESOLUTION NO. 16-3555 — A RESOLUTION OF THE
PLANNING COMMISSION OF THE CITY OF IRVINE,
CALIFORNIA, APPROVING MASTER PLAN 00674702-PMP FOR
THE DEVELOPMENT OF 50 DETACHED SINGLE-FAMILY
RESIDENCES IN TRACT 18049, INCLUDING REQUESTS FOR AN
ALTERNATIVE SIDE YARD SETBACK STANDARD AND
ADMINISTRATIVE RELIEF FROM WALL HEIGHT AND VISITOR
PARKING STANDARDS, LOCATED IN PLANNING AREA 5B
(EASTWOOD); FILED BY IRVINE COMPANY COMMUNITY
DEVELOPMENT
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5)

6)

7)

8)

9)

Adopt RESOLUTION NO. 16-3556 — A RESOLUTION OF THE
PLANNING COMMISSION OF THE CITY OF IRVINE,
CALIFORNIA, APPROVING VESTING TENTATIVE TRACT MAP
18050 (00674711-PTT) TO SUBDIVIDE 17.05 GROSS-ACRES
INTO 80 NUMBERED.LOTS FOR FUTURE SINGLE-FAMILY
RESIDENTIAL DEVELOPMENT, 21 LETTERED LOTS FOR
LANDSCAPE PURPOSES AND SEVEN LETTERED LOTS FOR
PRIVATE STREETS, LOCATED IN PLANNING AREA 5B
(EASTWOODY); FILED BY IRVINE COMPANY COMMUNITY
DEVELOPMENT

Adopt RESOLUTION NO. 16-3557 — A RESOLUTION OF THE
PLANNING COMMISSION OF THE CITY OF IRVINE,
CALIFORNIA, APPROVING MASTER PLAN 00679397-PMP FOR
THE DEVELOPMENT OF 80 DETACHED SINGLE-FAMILY
RESIDENCES IN TRACT 18050, INCLUDING A REQUEST FOR
ADMINISTRATIVE RELIEF FROM WALL HEIGHT AND VISITOR
PARKING STANDARDS, LOCATED IN PLANNING AREA 5B
(EASTWOOD); FILED BY IRVINE COMPANY COMMUNITY
DEVELOPMENT _

Adopt RESOLUTION NO. 16-3558 — A RESOLUTION OF THE
PLANNING COMMISSION OF THE CITY OF IRVINE,
CALIFORNIA, APPROVING VESTING TENTATIVE TRACT MAP
18051 (00674712-PTT) TO SUBDIVIDE 13.94 GROSS-ACRES
INTO 81 NUMBERED LOTS FOR FUTURE SINGLE-FAMILY
RESIDENTIAL DEVELOPMENT, SIX LETTERED LOTS FOR
LANDSCAPE PURPOSES AND FOUR LETTERED LOTS FOR
PUBLIC STREETS, LOCATED IN PLANNING AREA 58
(EASTWOODY); FILED BY IRVINE COMPANY COMMUNITY
DEVELOPMENT

Adopt RESOLUTION NO. 16-3559 — A RESOLUTION OF THE
PLANNING COMMISSION OF THE CITY OF IRVINE,
CALIFORNIA, APPROVING MASTER PLAN 00679883-PMP FOR
THE DEVELOPMENT OF 81 DETACHED SINGLE-FAMILY
RESIDENCES IN TRACT 18051, INCLUDING A REQUEST FOR
ADMINISTRATIVE RELIEF FROM WALL HEIGHT AND VISITOR
PARKING STANDARDS, LOCATED IN PLANNING AREA 5B
(EASTWOOD); FILED BY IRVINE COMPANY COMMUNITY
DEVELOPMENT

Adopt RESOLUTION NO. 16-3560 — A RESOLUTION OF THE
PLANNING COMMISSION OF THE CITY OF IRVINE,
CALIFORNIA, APPROVING VESTING TENTATIVE TRACT MAP
18052 (00674715-PTT) TO SUBDIVIDE 15.26 GROSS-ACRES
INTO 111 NUMBERED LOTS FOR FUTURE SINGLE-FAMILY
RESIDENTIAL DEVELOPMENT, 11 LETTERED LOTS FOR
LANDSCAPE PURPOSES, FOUR LETTERED LOTS FOR PUBLIC
STREETS AND ONE LETTERED LOT FOR A PRIVATE COURT,
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LOCATED IN PLANNING AREA 5B (EASTWOOD); FILED BY
IRVINE COMPANY COMMUNITY DEVELOPMENT

Adopt RESOLUTION NO. 16-3561- A RESOLUTION OF THE
PLANNING COMMISSION OF THE CITY OF IRVINE,
CALIFORNIA, APPROVING MASTER PLAN 00678877-PMP FOR
THE DEVELOPMENT OF 111 DETACHED SINGLE-FAMILY
RESIDENCES IN TRACT 18052, INCLUDING REQUESTS FOR
ALTERNATIVE REAR AND SIDE YARD SETBACK STANDARDS
AND ADMINISTRATIVE RELIEF FROM WALL HEIGHT AND
VISITOR PARKING STANDARDS, LOCATED IN PLANNING AREA
5B (EASTWOOD); FILED BY IRVINE COMPANY COMMUNITY
DEVELOPMENT

Adopt RESOLUTION NO. 16-3562 — A RESOLUTION OF THE
PLANNING COMMISSION OF THE CITY OF IRVINE, '
CALIFORNIA, APPROVING PARK PLAN MODIFICATION
00676119-PPK FOR PLANNING AREA 5B (EASTWOOD), FILED
BY IRVINE COMPANY COMMUNITY DEVELOPMENT

Adopt RESOLUTION NO. 16-3563 — A RESOLUTION OF THE
PLANNING COMMISSION OF THE CITY OF IRVINE,
CALIFORNIA, APPROVING MASTER LANDSCAPE AND TRAILS
PLAN MODIFICATION 00687223-PMP FOR PLANNING AREA 5B
(EASTWOOD); FILED BY IRVINE COMPANY COMMUNITY
DEVELOPMENT

PLANNING COMMISSION REPORTS

ADJOURNMENT

Next Meeting: PLANNING COMMISSION REGULAR meeting, December 1, 2016, 5:30
p.m., City of Irvine, City Council Chamber, One Civic Center Plaza, Irvine, California.
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NOTICE TO THE PUBLIC

At 10:00 p.m., the Planning Commission will determine which of the remaining agenda items can be
considered and acted upon prior to 11:00 p.m., and will continue all other items on which additional time is
required until a future Commission meeting. All meetings are scheduled to terminate at 11:00 p.m.

The irvine Planning Commission consists of five residents of the €ity who are appointed -by Irvine City
Council members. The Commission meets regularly on the first and third Thursday of each month in the
Council Chambers of the Irvine Civic Center located at One Civic Center Plaza. Meetings begin at 5:30
p.m., unless otherwise-noted. The Planning Commission Agenda is posted in the Police Department.
Meetmg agendas and approved minutes are kKept current on the City website at www.ci.irvine.ca.us.

The Planning Commission is respons1ble for provudmg input to the City Council on long-range planning.
Irvine’s long-range planning goals are embodied in the General Plan. The General Plan and the
amendments to it-are reviewed by the Planning Commission and adopted by the City Council. The
General Plan is implemented through the City’s development regulations.

The Planning Commission has the authority to approve or deny applications concerning development
within the City. The category of applications includes: tentative tract maps, conditional use permits,
master plans, administrative relief and variances. The Planning Commission also makes
recommendations to the City Council on all applications for amendments to the Zoning Ordinance.

An agenda is provided for each Planning Commission meeting, which list the items submitted for
consideration. Prior to the listed agenda items, the Commission may hold a study session to receive
information or meet with another committee. A study session is open to the public; however, no public
testimony is taken and no decisions are made. Following a study session, the regular meeting will begin
at 5:30 p.m. At this time, the Commission- allows oral communications from the public to address the
Commission-on items NOT listed on the agenda. Oral comments to address the Planning Commission are
limited to three minutes per person. ‘

Staff Reports-are available in the Community Development Department for public review and copying.
Please call the Planning Commission administrative secretary at (949) 724-6465 for assistance or any
additional information. -

Additions-and Deletions to the Agenda: Additions to the agenda are limited by California Government
Code Section 54954.2 of the Brown Act and for those items that arise after the posting of the Agenda and
must be acted upon prior to the next Commission meeting.

The items on the agenda are arranged in three categories: Consent Calendar: These are relatively minor
in nature, do not have any outstanding issues or concerns, and do not require a public hearing. All
consent calendar items are considered by the Commission as one item and a single vote is taken for their
approval, unless an item is pulled from the consent calendar for individual discussion. There is no public
discussion of consent calendar items unless requested by the Commission. Public Hearings: This
category is for case applications that require, by law, a hearing open to public comment because of the
discretionary nature of the request. Public hearings are'formally conducted and public input/testimony is
requested at a specific time. This is your opportunity to speak on the item(s) that concern you. If, in the
future, you wish to challenge in court any of the matters on this agenda for which a public hearing is to be
conducted, you may be limited to raising only those issues which you (or someone else) raised orally at
the public hearing or in written correspondence received by the City at or before the hearing. Commission
Business: Items in this category are general in nature and may require Commission action. Public input
may be received at the request of the Commission.

Public Input: If you are interested in addressing the Planning Commission, please fill out a form provided
at the meeting with your full name and address. These forms are submitted to the secretary at the front of
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the room. The Chair of the Planning Commission will call your name to speak when your item is
considered. When you speak to the Commission, state your full name and address for the record.
,

Appeals: Any-decision of the Planning Commission may be appealed to the City Council by the applicant,
any member of the City Council, or any person who owns property or resides within five hundred (500) feet
of the property line of the proposed project. All appeals must be in writing and state the reasons for the
appeal, and submitted within 15 days of the decision to the City Clerk. A deposit of $245 shall accompany
the appeal when_the appellant is not the applicant. The City Council will hold a public hearing on the

appeal within 60 days of receipt of the appeal.

Supplemental Material Received After The Posting Of The Agenda: Any supplemental writings or
documents distributed to a majority of the Planning Commission regarding any item on this agenda after
the posting of the agenda will be available for public review in the Community Development Department,
One Civic Center Plaza, Irvine, California, during normal business hours. In addition, such writings or
documents will be made available for public review at the respective public meeting.

Subniittal of Information by Members of the Public for Dissemination or Presentation at Public
Meetings (Written Materials/handouts): Any member of the public who desires to submit
documentation in hard copy form may do so prior to the meeting or at the time he/she addresses the
Planning Commission. Please provide 15 copies of the information to be submitted and file with the
Recording Secretary at the time of arrival to the meeting. This information will be disseminated to the
Planning Commission at the time testimony is given.

Americans with Disabilities Act (ADA): It is the intention of the City of Irvine to comply with the
Americans with Disabilities Act (ADA) in all respects. If, as an attendee or a participant at this meeting,
you will need special assistance beyond what is normally provided, the City of Irvine will attempt to
accommodate you in every reasonablé manner. Please contact the Planning Commission secretary at
(949) 724-6465 at least 48 hours prior to the meeting to inform us of your needs and to determine if
accommodation is feasible. Please advise us at that time if you will need accommodations to attend or
participate in meetings on a regular basis.

| hereby certify that the agenda for the Regular Planning Commission meeting was posted in the posting

book_located in the Public Sgte'goLobby of City Hall, One Civic Center Plaza, Irvine, California on
\ L hy 5. p.m. as well as on the City’s web page.

ot Fraaso

Department Liaison
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MEETING DATE: NOVEMBER 17, 2016

TITLE: CONDITIONAL USE PERMIT, VESTING TENTATIVE TRACT MAP

17996, AND PARK PLAN FOR AN AGE-QUALIFIED RESIDENTIAL
DEVELOPMENT IN PLANNING AREA 40 (CYPRESS VILLAGE)

oto Enn

Director of Community Devélopment

RECOMMENDED ACTION:

1.
2.
3.

Open public hearing; receive public input; Commission comments and questions.
Close public hearing.

Adopt RESOLUTION No. 16-3551 — A RESOLUTION OF THE PLANNING
COMMISSION OF THE CITY OF IRVINE, CALIFORNIA, APPROVING VESTING
TENTATIVE TRACT MAP 17996 (FILE NO. 00662606-PTT), TO SUBDIVIDE 32.09
ACRES INTO 52 NUMBERED LOTS AND 37 LETTERED LOTS TO FACILITATE
FUTURE RESIDENTIAL DEVELOPMENT OF UP TO 243 CONDOMINIUM UNITS,
ONE PRIVATE PARK, AND ANCILLIARY USES INCLUDING TWO LOTS FOR
MONUMENT PURPOSES, ALONG WITH SUPPORTING LANDSCAPE AND
VEHICULAR ACCESS LOTS; LOCATED WITHIN DISTRICT 3 OF PLANNING AREA
40 (CYPRESS VILLAGE); FILED BY IRVINE COMPANY COMMUNITY
DEVELOPMENT :

Adopt RESOLUTION NO. 16-3552 — A RESOLUTION OF THE PLANNING
COMMISSION OF THE CITY OF IRVINE, CALIFORNIA, APPROVING
CONDITIONAL USE PERMIT (FILE NO. 00670179-PCPU) FOR THE
DEVELOPMENT OF 243 ATTACHED AND DETACHED RESIDENTIAL
CONDOMINIUM UNITS WITHIN VESTING TENTATIVE TRACT MAP 17996,
INCLUDING ADMINISTRATIVE RELIEF FROM WALL HEIGHT STANDARDS AND
VISITOR PARKING SPACES; LOCATED WITHIN DISTRICT 3 OF PLANNING
AREA 40 (CYPRESS VILLAGE); FILED BY IRVINE COMPANY COMMUNITY
DEVELOPMENT

Adopt RESOLUTION NO. 16-3553 — A RESOLUTION OF THE PLANNING
COMMISSION OF THE CITY OF IRVINE, CALIFORNIA, APPROVING PARK PLAN
(FILE NO. 00662863-PPP) FOR A PROPOSED 243 UNIT AGE-QUALIFIED

‘RESIDENTIAL PROJECT WITHIN VESTING TENTATIVE TRACT MAP 17996;

LOCATED IN PLANNING AREA 40 (CYPRESS VILLAGE); FILED BY IRVINE
COMPANY COMMUNITY DEVELOPMENT
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EXECUTIVE SUMMARY

Irvine Company Community Development (ICCD) has submitted applications for
Vesting Tentative Tract Map (VTTM) 17996, a Conditional Use Permit (CUP), and a
Park Plan for the development of up to 243 condominium units on 32.09 gross acres
within District 3 of Planning Area 40 (Cypress Village). The proposed project is a gated,
market-rate age-qualified community for homebuyers over the age of 55. The project
area, also referred to as Planning Area 40 East East, is generally bounded by State
Route 133 (SR-133) to the west, Marine Way to the south, Ridge Valley to the east, and
Pinehurst and future Cypress Village neighborhoods to the north (PC Attachment 1).

Staff has reviewed the proposed CUP, VTTM 17996, and Park Plan and determined
that the applications comply with all applicable requirements of the Irvine General Plan,
Zoning Ordinance, Subdivision Ordinance, Subdivision Manual, and Park and Parks
Facilities Standards (PC Attachment 2). An Alternative Setback Standard for a reduced
front setback from the sidewalk or back of curb is proposed (10 feet required, 9 feet
proposed) for multiple lots. Administrative Relief requests were submitted to deviate
from maximum wall height standards and maximum distance between units and visitor
parking spaces. Staff determined that findings in support of most of these requests, with
the exception of a request related to an over-height sound wall, can be made.
Therefore, staff recommends the Planning Commission approve the proposed
applications subject to the conditions contained in each respective resolution (PC
Attachments 10, 11, and 12).

COMMISSION/ADVISORY BOARD RECOMMENDATION

On October 19, 2016, the Community Services Commission considered Park Plan (File
No. 00662863-PPP) and recommended Planning Commission approval of the Park
Plan by a 4-0-1 vote (Commissioners Trussell, Fox, Schultz, and Shute voting in favor;
Commissioner Carroll absent).

On October 26, 2016, the Subdivision Committee considered VTTM 17996 and
unanimously, with all members present, recommended Planning Commission approval
of the subdivision map.

ANALYSIS
BACKGROUND

On November 18, 2010, the Planning Commission unanimously approved, with all
members present, development plans for Districts 1 and 2 of Cypress Village totaling
3,500 attached and detached residential units. On November 5, 2015, the Planning
Commission unanimously approved, with Commissioner Bartlett absent, maps and
associated master plans for District 3 of Cypress Village totaling 411 attached
residential units. This project represents the remaining residential land in District 3.
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Development in Planning Area 40 is also subject to the terms and provisions of the
Northern Sphere Development Agreement (DA). However, there are no regulations
within the DA that affect the subdivision of land as proposed by this project.

The project site has a General Plan Land Use Designation of Multi-Use and is zoned
3.1H Multi-Use in Planning Area 40. The project site, also referred to as Planning Area
40 East East, is generally bounded by State Route 133 (SR-133) to the west, Marine
Way to the south, Ridge Valley to the east, and Pinehurst and future Cypress Village
neighborhoods to the north. The Orange County Great Park is located to the southeast
of the project site, across Ridge Valley.

PROJECT DESCRIPTION

Vesting Tentative Tract Map

VTTM 17996 will subdivide 32.09 gross acres into 52 numbered lots and 37 lettered lots
for condominium purposes (PC Attachment 3). The numbered lots consist of 49 lots for
residential development, two lots for monument purposes, and one lot for a recreation
center. The lettered lots consist of 12 lots for landscaping, 21 lots for private drives and
private streets, and four lots that will be maintained or reserved for other public
agencies (Irvine Ranch Water District, Caltrans, or OC Flood Control District).

The project will utilize privacy gates that control vehicular and pedestrian access into
the residential neighborhood. Vehicular site access is provided via a gated entry off
Ridge Valley, and pedestrian access is also provided on Marine Way and Pinehurst. All
residential lots will be connected via private streets and private courts that provide direct
vehicular access to individual garages.

Conditional Use Permit

The proposed project is a market-rate, age-qualified community for homebuyers over
the age of 55. “Senior housing” is a conditionally permitted use in the 3.1H zoning
district; consequently, the proposed use is subject to Planning Commission approval of
a Conditional Use Permit (CUP).

The CUP proposes the development of 243 residential dwelling units consisting of three
different product types as described in detail below. Plans are provided as PC
Attachment 4. The age-qualified concept is intended to meet the changing lifestyles of
older adults that are still independent and active, yet want the comfort and benefits
found in an age-qualified community, such as single-story floor plans and community
amenities targeted towards this demographic. The homes are predominantly single-
story with all major living spaces located on the first floor. The homes will also provide
internally-oriented private outdoor spaces as opposed to large yards. The smaller
outdoor spaces require less maintenance and are preferred by the age-qualified
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homebuyers. There will be no support services (e.g., housekeeping, medical care, or
communal dining) that are typically found at dependent or assisted living facilities.

Product 1 — Bungalows

Product Type 1, referred to as “Bungalows,” includes 77 attached and detached units at
a density of 11.2 units per net acre. The units are designed in clusters containing three
to six units organized around a private motor court. All units have two-car garages. The
homes feature an architectural style described as Spanish Heritage, Rancho Adobe and
Monterey Progressive. A summary of the proposed floor plans is provided below:

Plan No. Unit Count Square Footage Bedrooms / Bathrooms
Plan 1 26 1,705 sq. ft. 21} 2

Plan 2 25 1,986 - 2,487 sq. ft. 2-3* /2

Plan 3 26 2,102 sq. ft. 342

TOTAL = T

*Plan 2 has the option of adding a second floor loft. The second floor is intended to be used as
a retreat, office, or media room.

Product 2 — Stacked Flats

Product Type 2, referred to as “Stacked Flats,” includes 105 attached units at a density
of 16.8 units per acre. The units are located either on the first or second floor of a two-
story building; elevators provide access to the second floor units. Buildings contain
three or six units each. With the exception of Plan 1X, all units have two-car garages.
The Plan 1X units have one-car garages and an assigned on-street parking space. The
homes feature an architectural style described as Santa Barbara and Monterey. A
summary of the proposed floor plans is provided below:

Plan No. Unit Count Square Footage Bedrooms / Bathrooms
Plan 1 17 1,936 sq. ft. 2/2

Plan 1X 18 1,847 sq. ft. 142% 1 1.5

Plan 2 35 2,085 sq. ft. 2/2

Plan 3 35 2,405 sq. ft. 2-3/2

TOTAL 105

*Plan 1X has the option of adding a second bedroom,
Product 3 — Single Family

Product Type 3, referred to as “Single Family,” includes 61 detached units at a density
of 8.2 units per acre. The site plan is designed as a neighborhood of single family
detached homes with two-car garages and driveways. The homes feature an
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architectural style described as Adobe Ranch, Santa Barbara, Monterey and Formal
ltalianate. A summary of the proposed floor plans is provided below:

Plan No. | unitCount | Square Footage | Bedrooms*/Bathrooms
Plan 1 18 2,244 sq. ft. 2-3/2

Plan 1X 6 2,244 sq. ft. 2-3/2

Plan 2 14 2,632 sq. ft. 2-3/2.5

Plan 3 7 2,720 sq. ft. 2-3/2.5

Plan 4 9 2,850 sq. ft. 2-3/2.5

Plan 5 7 2,970 sq. ft. 2-3/2.5

TOTAL | 61 | '

*All plans have the option of adding a third bedroom to the second floor loft.
Parking

The applicant proposes to apply the parking rate for for-sale attached condominiums to
the project, which is detailed in the following table:

Unit Count 18 225 243

1.5 owner spaces/unit | 2 owner spaces/unit
0.4 visitor spaces/unit | 0.4 visitor spaces/unit

Proposed Parking Standard

Owner Parking Required 27 450 477
Visitor Parking Required 5 90 97
Total Parking Required 34 540 39 613
Total Parking Provided 613

Pursuant to Section 4-3-3 of the Zoning Ordinance, off-street parking requirements for
senior housing uses are determined by the Planning Commission based upon a parking
study. A study was conducted of a community located in Ranch Mission Viejo (Gavilan),
a similarly designed and sized age-qualified neighborhood with similar resident
demographics. Gavilan is a gated community comprised of 283 residential units with
two-car garages.

The study concluded that Gavilan has a resident and visitor parking utilization rate of
2.27 parking spaces per dwelling unit (peak parking demand of 643 vehicles divided by
283 dwelling units). The visitor parking rate alone was calculated by excluding vehicles
in garages. The rate included vehicles observed in driveways and vehicles parked on-
street (77), and the study concluded that Gavilan has a visitor parking rate of 0.27
parking spaces per dwelling unit. The study confirms the overall assumptions and
appropriateness of utilizing the proposed parking rates above, and moreover, the
proposed visitor parking rate will exceed the observed demand for a similar
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development. Furthermore, staff does not anticipate parking issues due to the low
household size (given the age-restricted nature of the community) and the proposed
privacy gates facilitate management of internal parking and traffic by preventing outside
traffic from entering this site. This project is located immediately adjacent to and within
short walking distance of the area within the Orange County Great park known as the
“Western Sector,” which includes sports fields, the balloon and other public attractions.
Gating this community will ensure that no parking for those uses occur within this
private neighborhood.

Alternative Setback Standards

The applicant is requesting an alternative setback standard to allow a reduced front
yard setback from the sidewalk or back of curb. The Zoning Ordinance requires a
minimum of 10 feet, and a 9-foot front setback is proposed.

Pursuant to Zoning Ordinance Section 9-40-7(P), the Planning Commission must
consider the general character, quality of life, suitability and limitations when evaluating
alternative setback requests. The proposed alternative setback meets each of the
required criteria as follows:

a. Project is compatible with existing and proposed development in the vicinity and
provides scale, bulk, coverage and density consistent with surrounding uses.

b. Setback is internal in nature and, therefore, will not have an adverse impact on
existing neighborhoods or village edges.

c. Setback will be implemented on a site that is physically suited for the proposed
development.

These setbacks are internal to the project site and will not be visible from any public
street. The proposed alternative setbacks do not impact overall site landscaping
provisions or restrict pedestrian or vehicle circulation throughout the site. Therefore,
staff recommends the Planning Commission approve this request.

Park Plan

The proposed Park Plan (00662863-PPP) demonstrates the project's compliance with
the City's community and neighborhood park dedication standards (PC Attachment 5).
Park obligations can be met through a combination of land, improvements and/or the
payment of in-lieu fees.

Community Park Dedication Requirements

The project has a community park obligation of two acres of parkland per 1,000
residents. Based on the projected population of 616 persons, the project is required to
provide 1.23 acres of community parks. The project will meet this obligation through
payment of an in-lieu fee of $4,797,000. This fee is based on an appraised value of
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$3,900,000 per acre, as indicated in an appraisal report (PC Attachment 6). Staff has
placed a condition in the Park Plan resolution requiring payment of the community park
in-lieu fee prior to issuance of building permits (PC Attachment 12).

Neighborhood Park Dedication Requirements

The project has a neighborhood park obligation of three acres of parkland per 1,000
residents. Based on the projected population of 616 persons, the project is required to
provide 1.85 acres of neighborhood parks. Neighborhood park requirements will be met
through a combination of land dedication of 0.98 acres for a private park and
improvement values equivalent to 0.87 acres of land.

The private park is proposed adjacent to the SR-133 Toll Road and near the center of
the development. Major amenities proposed within the park include a recreation
building, swimming pool, spa, pool deck and restroom building with showers, shade
structures, barbeque patio, outdoor lounge, bocce courts, outdoor fitness deck, and
pedestrian paseo. Because the park is intended to serve the recreational needs of its
residents (aged 55 years and above), the park does not include a playground. The park
is required to provide a total of 39 parking spaces. The park includes two parking lots
with 37 standard parking spaces and two- ADA accessible spaces; therefore, the project
satisfies City parking requirements.

ADMINISTRATIVE RELIEF REQUESTS

Visitor Parking

Pursuant to Zoning Ordinance Section 4-4-1(C)(b), visitor parking spaces are required
to be within 250 feet of a designated residential unit. However, three of the 243 total
units exceed this distance, and consequently, the applicant is requesting Administrative
Relief to allow visitor parking for the three units to be located more than 250 feet away.
Due to the unique placement of the units within the overall development, the closest
visitor parking spaces are located at a distance ranging between 270 feet and 356 feet
away. This parking configuration is consistent with similar parking programs approved in
the City. Furthermore, the number of visitor parking spaces provided exceeds the
observed visitor parking demand in a similar age-qualified development. It is also
unlikely that all visitor parking spaces will be occupied, making the distances above a
‘worst-case’' scenario that is not likely to ever occur. Therefore, staff determined this
Administrative Relief request meets the intent of the Zoning Ordinance and findings for
approval have been incorporated into the resolution.

Wall Heights

Pursuant to Zoning Ordinance Section 3-35-2, the maximum wall height for residential
uses is 6 feet, as measured from grade. Neighborhood walls for individual units are
proposed at a height of 7 feet, with associated pilasters reaching up to 8 feet in height
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for these walls. Community walls and sound walls along the north, east and south
project boundaries range between 6 feet and 8 feet in height. The proposed sound wall
along the southwest corner and west edge, along Marine Way and the edge facing the
133 Toll Road, ranges from 8 feet to 30 feet in height.

The noise study submitted for the project (PC Attachment 7) demonstrates that a sound
wall between 6 feet and 8 feet tall along the west edge of the project would sufficiently
ensure that noise at ground level throughout the site complies with City standards. The
taller wall, up to 30 feet in height, is proposed as an enhancement to the required
mitigation as it will lower noise levels for second floor living spaces throughout the
development, but is not required by any City noise regulations. The applicant has
requested Administrative Relief to allow for this enhanced sound-attenuating wall up to
30 feet in height. A similar approach was used at the Los Olivos apartments in Planning
Area 39, where a sound wall was provided to reduce noise for balconies on the second
and third floors of residential buildings where no noise mitigation was required.

Given that the excess height is not required to address required noise mitigation and the
high visibility of the wall from Marine Way, which serves as a primary entrance to the
Orange County Great Park, staff recommends that the project provide only the
necessary sounds walls along the Marine Way frontage and around the retention basin
to address City noise standards, which would result in walls ranging from 6 feet to 8 feet
tall. The 133 Toll Road frontage north of the retention basis has limited public visibility,
due in large part to the 15 to 20 foot high transition road and existing landscaping, and
staff has no concerns with an increased height for this portion of the wall.

Staff is supportive of the Administrative Relief request for the 7 foot and 8 foot heights
for the community walls and internal private walls; findings for this request are contained
in the CUP resolution (PC Attachment 11). Should the Planning Commission wish to
approve the proposed 30-foot tall sound wall, the Commission would need to make
similar findings for Administrative Relief in the CUP resolution.

MAXIMUM DWELLING UNITS

The original General Plan and Zoning designations for Planning Area 40 included
Section 9-40-7(B)(1) of the Irvine Zoning Ordinance, which creates an allowance for up
to 1,309 additional dwelling units in excess of 3,918 units in the 2.3N and 2.4|
residential zones in Planning Area 40 that may be substituted for Multi-Use square
footage in the Area 3.1H zone. This flexibility is based on equivalent traffic generation
between the 1,540,000 square feet of multi-use intensity available for conversion,
compared with the 1,309 residential units that would be created. With the previously-
approved residential developments, the proposed 243 condominium units fall within the
secondary, convertible unit cap established for the 3.1H zoned portion of PA 40. A total
of 1,303 units will have been converted from multi-use intensity to residential intensity.
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TRAFFIC CIRCULATION AND VEHICULAR ACCESS

Pursuant to the North Irvine Transportation Mitigation (NITM) Program requirements, a
project-specific NITM level traffic study was prepared to assess the potential impacts of
the project upon intersection and roadway levels of service for interim year 2017. The
analysis considered all existing, and approved development projects and the primary
streets proposed as a part of this project. All improvements required to mitigate the
impacts of the project have been addressed.

AFFORDABLE HOUSING COMPLIANCE

The affordable housing requirement for this project site is proposed to be addressed
through the application of affordable housing credits established within the Northern
Sphere and Planning Area 39 Master Affordable Housing Plans. This development's
affordable housing requirement will be satisfied by the application of 12.15 Low Income
credits and 12.15 Very Low Income credits, leaving a balance of 271 Very Low Income
and 74 Low Income credits between the two Master Affordable Housing Plans. No
additional on-site affordable units are required.

WALKABLE COMMUNITIES

The proposed project has been designed to allow for safe pedestrian travel within the
gated community. Sidewalks are available along all private streets, and pedestrian
connections provide residents easy access to a future trail along Marine Way and
Pinehurst. Sidewalk connections are also provided to all three adjacent public streets
(Marine Way, Ridge Valley and Pinehurst). The estimated distances to major amenities
and services in the immediate vicinity of the project site, utilizing the ultimate pedestrian
access network, are provided below. For more information, refer to the Healthy
Communities Checklist included as PC Attachment 8.

Amenity / Service Location Walking/Biking Distance
Closest Bus stop Trabuco Road/Jeffrey Road 1.5 miles
District 1-South commercial South of Trabuco Road and 0.1 miles
district (Future) east of Ridge Valley
Cypress Village Center 14221 Jeffrey Road 1.0 mile
Woodbury Town Center 6400 Irvine Boulevard 1.0 mile
Orange County Great Park Terminus of Bosque 0.3 miles
Cypress Village Elementary 355 Rush Lily 1.5 miles
School
Jeffrey Trail Middle School 155 Visions 1.5 miles
Irvine High School 4321 Walnut Avenue 4.7 miles
Cypress Village Community Park 255 Visions 1.562 miles
Portola High School SEC of Irvine Boulevard and 2 miles
Desert Storm Drive
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Overall, the connectivity of this project allows for residents full and easy access to all of
the amenities provided within Cypress Village and the Orange County Great Park.

VISITABILITY

With the development of the Northern Sphere (including the Villages of Woodbury,
Stonegate, Orchard Hills, Portola Springs and Cypress Village), Irvine Company
voluntarily committed to achieving certain levels of accessibility and visitability goals
with all future development. The distribution of visitable and accessible units is
considered on a Northern Sphere area-wide basis and is not counted within each
planning area or project site. The following goals were established by Irvine Company to
address the needs of residents and visitors, as well as aging generations in Irvine:

50 percent of the homes are visitable;

five percent of homes are readily adaptable for full accessibility;

100 percent of the model homes meet visitability guidelines; and,

at least one model home in each model home complex showcase options for
Universal Design features.

Of the 243 units proposed by this Conditional Use Permit, 120 units (49 percent) are
visitable and 10 units (four percent) are accessible. The builders of all product types will
offer future homebuyers the opportunity of choosing Universal Design options. In the
Northern Sphere, approximately 52 percent of the approved units, are visitable or
accessible. With the addition of these proposed units, the percentage of visitable and
accessible units will be 44 percent.

ENVIRONMENTAL DETERMINATION

Pursuant to Section 15168 of the State of California Environmental Quality Act (CEQA)
Guidelines, this project is covered by a previously certified Program EIR for the
Planning Area 12/40 General Plan Amendment and Zone Change, which serves as a
Program EIR for the proposed project (SCH No. 200071014). The effects of the project
were examined in the Program EIR and all feasible mitigation measures and
alternatives developed in the Program EIR are incorporated into this project and no new
mitigation measures are required. The Program EIR is, therefore, determined to be
adequate to serve as the environmental document for this project and satisfies all
requirements of CEQA (PC Attachment 9).

PUBLIC OUTREACH

On October 17, 2016, a notice of the Planning Commission hearing was published in
the Orange County Register. Additionally, the public notice was posted at City-
designated locations and mailed to all property owners, residents, and HOAs within
500-feet of the project boundaries. Staff received a comment letter from the Orange
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County Transportation Authority (OCTA), which is provided as PC Attachment 10 and
has been incorporated into Condition 3.3 of Resolution No. 16-3551.

ALTERNATIVES CONSIDERED

The proposed project complies with the requirements of the Irvine General Plan,
Subdivision Ordinance, Subdivision Manual, and Park and Parks Facilities Standards.
The project also complies with the City's Zoning Ordinance, except where
Administrative Relief for visitor parking and wall heights has been requested.

The Planning Commission could request the applicant redesign the Conditional Use
Permit to eliminate the proposed alternative setbacks. Redesigning the parcels to
comply with the 10-foot front yard setback standard may result in the loss of dwelling
units or reduced square footage for the units. As the approach to include alternative
setback standards has been previously applied in other neighborhoods in the vicinity,
the proposed project can be considered to be consistent with the Zoning Ordinance
guidelines for Alternative Setback Standards with findings in support being able to be
made; therefore this alternative is not recommended.

The Planning Commission could also direct the applicant to redesign the project to
eliminate the Administrative Relief requests specific to visitor parking distances and wall
height so that the project complies with the Zoning Ordinance. As all required parking is
provided within the project, this alternative is not recommended.

The Planning Commission could also allow the Irvine Company to construct the over-
height sound wall, which would require the granting of Administrative Relief and
findings in support of the request would need to be added to the CUP resolution.

FINANCIAL IMPACT

The City's Strategic Business Plan and the budgeting process account for the overall
development of the Northern Sphere area consistent with the City's General Plan.

REPORT PREPARED BY  Stephanie Roxas, Associate Planner

REVIEWED BY Tim Gehrich, Deputy Director of Community Development
Joel Belding, Principal Planner

ATTACHMENTS

PC Attachment 1 Vicinity Map

PC Attachment 2 Information Sheets

PC Attachment3 VTTM 17996 Plans

PC Attachment 4 Conditional Use Permit Plans
PC Attachment 5 Park Plan
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PC Attachment 6 Land Appraisal Report

PC Attachment 7 Exterior Noise Analysis

PC Attachment 8 Healthy Communities Checklist

PC Attachment 9 Environmental Evaluation and Checklist

PC Attachment 10 Letter from Orange County Transportation Authority (OCTA)

PC Attachment 11 Resolution No. 16-3551 Approving Vesting Tentative Tract Map
17996 (File No. 00662606-PTT)

PC Attachment 12 Resolution No. 16-3552 Approving Conditional Use Permit
00670179-PCPU

PC Attachment 13 Resolution No. 16-3553 Approving Park Plan 00662863-PPP

cc:.  Jamie Yoshida, Irvine Company (via email: jyoshida@irvinecompany.com)
Jeff Davis, Irvine Company (via email: jsdavis@irvinecompany.com)
Aaron Beck, Irvine Company (via e-mail: abeck@irvinecompany.com)
Doug Johnson (Doug.Johnson@stantec.com)
Rob Holland, Stantec (via e-mail: rob.holland@stantec.com)

Kelsey Carton, Stantec (via e-mail: kelsey.carton@stantec.com)

Peter Prizadeh, Pirzadeh & Associates (via e-mail: pirzadeh@pirzadeh.com)
Joel Belding, Principal Planner

Farideh Lyons, Senior Transportation Analyst

Andrew Pham, Public Works Development Engineering

Files: 00670179-PCPU, 00662606-PTT, 00662863-PPP
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Hearing Date:

Applicant:

Staff Recommends:

Legal Description:

Location:

Site Size:
Topography:
General Plan:
Existing Zoning:
Existing Land Use:

North:
East:

West:
South:

Building Setbhacks:
Primary highway
Front (from sidewalk
or back of curb)
Side (interior)

November 17, 2016

Stantec and BrightView Design Group, on behalf of Irvine Company
Community Development

Approve the Vesting Tentative Tract Map, Park Plan and Conditional Use
Permit applications for an age-qualified, gated residential development
consisting of 243 attached and detached condominium units.

A portion of Lot 250 in Block 122 of Irvine's Subdivision M.R.M. 1/88, in the
City of Irvine, County of Orange, California.

The project is located in District 3 of Planning Area 40 (also referred to as
PA 40 East East) and is generally bounded by State Route 133 (SR-133) to
the west, Marine Way to the south, Ridge Valley to the east, and Pinehurst
and future Cypress Village neighborhoods to the north.

32.09 gross acres (31.94 net acres)
Generally flat

Multi-Use

3.1 H Multi-Use

Vacant

Zoning Designation Land Uses

3.1H Multi-Use Future attached residential condominiums

8.1 Trails and Transit Vacant - District 1 South (Great Park

Oriented Development Neighborhoods and commercial uses planned)
n/a SR-133 toll road

5.5D Medical and Science Vacant

Reguired Provided

42 feet 48 feet

10 feet 9 feet*

5 feet 7 feet
PC ATTACHMENT 2

195
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Building to building 6

Density 0-50 du/net acre
Minimum Site Size 2,400 square feet
Site Coverage Unlimited

Building Height 35 feet maximum
Parking 613 parking spaces**
Site Landscaping 30% minimum

Notes:

# Alternative Setback Standard requested.

ek

parking study to identify the project's parking demand.

9 feet

7.65 du/net acre

148,539 square feet (3.41 acres)
65.8%

32 feet maximum

613 parking spaces

37%

Zoning Ordinance does not have a parking standard for senior housing uses and requires preparation of a
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PARK PLAN NARRATIVE

RIDGE VALLEY

This park plan demonstrates how the city's park requirements are being met for VITM 17996. Asillustrated
on the plan to the left, VTTM 17996 is located between sr 133 and the Great Park with Pinehurst to the
North and Marine Way to the South.

VTTM 17996 has been planned as a small age qualified residential enclave comprised of approximately
243 for-sale homes with a private neighborhood park located within the community.

Exhibit 1: shows the neighborhood park and community park requirements for VITM 17996.

Exhibit 2: outlines how the neighborhood and community park requirements for VTTM 17996 will be
met. Neighborhood park requirements are met through the dedication of land. Conceptual location,
minimum size have been identified.

Community park requirements will be met through payment of an in-lieu fee as permitted by the city’s
park code.

Exhibit 3; provides a summary of the proposed amenities for the neighborhood park along with
provided parking.

3% PRIVATE NEIGHBORHOOD PARK
=-== PROJECT BOUNDARY
------ NEIGHBORHOOD PARK BOUNDARY

~ MARINE WAY

Project No: 1730321
00662863-PPP
October 19, 2016
Page 2
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e MARINE WAY

EXHIBIT 1
SUMMARY of PARK REQUIREMENTS

NEIGHBORHOOD PARK REQUIREMENTS

JPopuiation Caiculation for Cypress East VTTM 17996) | 1.1 1065 awac esw125au/ec | 126w0310dvac LT ol
units 0 urits 138 urits 105 units
[Population/Unit 0 pop./uni 2.75 pop./uni 2.25 pop./urit
Population 0 pop. 380 pop. 236 pop.
3 acres/1,000 Popuistion 0.00 Acres 1.14 Acres 0.71 Acres
66w 125dvsc | 12610 31.0duac A
138 Unis 105 Units e
114 Acres 0.71 Acres
COMMUNITY PARK REQUIREMENTS
[Poputation Calculation for Cypress Ezst VTTM17998) | 11w65awac | 66wi125awac | 12461031.0 owac
Units 0 uits 138 units 105 units
0 pop /it 2.75 pop./uni 2.25 pop./unit
0 pop. 380 pop. 236 pop.
0.00 Acres 0.76 Acres 0.47 Acres
Up 1o 6.5 dufac 66 125dvec | 12461031.00uac
138 Units 105 Uns
0.00 Acres 0.76 Acres 0.47 Acres

RIDGE VALLEY

--=- PROJECT BOUNDARY

%  PRIVATE NEIGHBORHOOD PARK

------ NEIGHBORHOOD PARK BOUNDARY

Project No: 1730321
00662863-PPP

October 19, 2016
Page 3
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e~
COMMUNITY PARK REQUIRED 1.23 Acres
COMMUNITY PARK IN-LIEU FEE PROVIDED 1.23 ac X $3,900,000 =  $4,797,000

Note: Prior to the issuance of the first residential building permit, the applicant shall pay the
required community park in-lieu fee for all project units. This fee shall be deposited into an
account designated by the City of Irvine’s Fiscal Services Division for funding of community parks
to serve this project, including the Orange County Great Park, as determined by the City Manager.

RIDGE VALLEY

%  PRIVATE NEIGHBORHOOD PARK
-=-= PROJECT BOUNDARY
------ NEIGHBORHOOD PARK BOUNDARY

MARINE WAY

EXHIBIT 2
SATISFACTION of PARK REQUIREMENTS

e S i Bﬁghtviewl}
esign Comap
Project No: 1730321
00562863-PPP

October 19, 2016
Page 4
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PEDESTRIAN PASEO

RESTROOMS AND
SHOWERS

BARBECUE PATIO-/ ‘

OUTDOOR FITN
DECK

BOCCE COURTS(2)

Parking requirement: {depicts a parking stall)

Park acreage requirement (5 + 1/ac over 2 acres) 5

Lap & Rec. pool and spa(1/300 sf) (1/3,750 sq ft) 13

*Recreation Building (1/100 sf) (1,949 sf) 20

Subtotal required 38

Provided (2 handicapped spaces included) 39 (spaces provided

are on site)

* Parking requirement only apply to assembly spaces, as reflected in the
listed square footage.

Genemal notes:
1. Neighborhood pool park located at
the south west comer of the project
OVERHEAD STRUCTURE directly adjacent to the IRWD storm
water basin.
* 2. Theneighborhood pool parkis 1.98
SPA Acres.
3.  Pool depths shall comply with city
LAP POOL standards
4. Pool depth shown is estimated
minimum. Precise pool depth to be
called out in pool engineer’s plan.

POOL DECK WITH CHAISE LOUNGES

Brogram-proposed recreation
HECEEATICN IO, Am:itis.(Quanﬁty below is estimated)
Recreation pool with lap swimming- 3,500 SF
Spa- 250 SF
Pool deck with chaise lounges- 7,950 SF
Shade structure- 900 SF
Barbecue patio with dining table- 600 SF
Outdoor lounge- 500 SF

COURTYARD

OUTDOOR LOUNGE

—

&)

EXHIBIT 3

=]

|

SNV

]
1Y

Bocce court- 2 Total

Outdoor Fitness Deck and Lawn- 850 SF
Pool restroom building with showers- 71~~~
Pedestrian paseo

z' | . Recreation Building (including outdoor .
| ’ and trellis) - 6,500 SF

12. Pickleball Courts - 2 Total

SZeeNpVAWN

ol

CARLOW

-------------------l-------------Bmmwhwe
SUMMARY of RECREATIONAL AMENITIES for NEEGHBORHOOD PARK .

Project No: 1730321
00662863-PPP
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NEIGHBORHOOD PARK
TR e R L e TR ; i B S T T 3
= Lump Sum Allowance —_— = S ; 1
mporary Utiities Lump Sum Allowance 1 100 $5,34800 Ea $9.348.00 | Ea. $0,348./
Grading, Rough On-Site Only 300 100 282 oy $282 | sq.ft $846.1
Fre 414 100 $023 sa.f n
Drainage On-Site Only 43,400 100 $0.60 sg.ft. §0.80 | sq. it
Connections Storm drain, domestic water, reciaimed werier, sewsr, elecirical, gas, telephone 1 100 SE252500 Ea. $62525.00 | Ea.
Sidewaiis 2,350 100 $497 sg ft. $4.97 ft il
Hydroseed 3,120 100 $0.21 sq.f $0.21 | sq. ft
5 Gal. Size 2,486 100 $16.91 Ea $16.91 | Ea. $42
mes 15 Gal. Szn $15888 Ea. $158.88 | Ea.
: 100 3025 sq.ft f
Imigation With Computer 28,100 100 $051 sq.ft. $0.51 | sq.ft $14.53
i ‘V_."I,u‘!"..?? e o g P "‘.'_; Ve A g ‘-?‘E;f- % Thah
] G e R I i T B e i A SR Ui i - B i . A
' 90
4
Non-Gias in public parks, gas or non-gas in privalle parks; adjacent 10 perm. picnic tablas 1 510
!
2
Receptacie |Parmanant Holder 2 $548.00 |Ea.
Receptacie Permanent Hoider 2 $456.13 |Ea.
| Permanent Holder 2
Lot - Lighted Eligible in Public Parks only and then only when spaces are designatad for park use 0 $6.12 [sq. R
|For group recreation purposes anly, min. 50% shisde coversge 900 L
 Ball Court 2
o]au 2

Al Ty 1.4 FOl
> mmdnwmmm-umb 6" only may receivethis park
u—n,mummwmuppumqum :ﬂsm

B T e Yy SRS g s e Y = T
e e B =3 =
i . e A -] :
= 3% =7, T TG

EXHIBIT 4

SUMMARY of RECREATIONAL IMPROVEMENTS for NEIGHBORHOOD PARK

seanevien?

Project No: 1730321
00662863-PPP
October 19, 2016
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PHASING

Phasing - private neighborhood parks

1. Prior to the issuance of the first residential building permit in VTTM 17996 the applicant
shall have submitted a park design application to the city for the private neighborhood park.

2. Prior to the issuance of the first residential building permit on any lot within VTTM 17996,
except for model homes, the applicant shall commence construction of the park.

Project Na: 1730321
00662863-PPP

October 19,2016
Page 7



APPRAISAL REPORT
Residential Land

Planning Area 40
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Prepared for:
Irvine Company Community Development

550 Newport Center Drive
Newport Beach, CA 92660

Effective Date
August 22, 2015

Date of Report
August 26, 2015
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KiLEy CoOMPANY

August 26, 2015

Mr. Aaron Beck

Project Manager

Irvine Company Community Development
550 Newport Center Drive

Newport Beach, California 92660

Re: Our File No. 15-5271
Land value analysis of a hypothetical semi-finished vacant parcel of residentially zoned
land with a density of 13 dwelling units per acre of for-sale land near the southwest corner
of Trabuco Road and future “O” Street, in the City of Irvine, California.

Dear Mr. Beck,

In accordance with your authorization, the investigation and analysis of the market data
has been made for the purpose of forming an opinion of value of the fee simple interest for the
hypothetical one-acre parcel. There is no specifically located subject property. This analysis is
based on the hypothetical condition that the semi-finished vacant parcel of land is in a rough
graded condition, with access and utilities available, and entitlement approvals for a density of
13 dwelling units per acre. A one-acre parcel size is assumed per scope of work requirements.
The size, width and depth are presumed to be sufficient to maximize the utility and development
potential of the site. The hypothetical parcel is presumed to be a part of a larger 51 acre
development with a maximum of 842 units for an average density of 15.9 dwelling units per acre.

The function of this report is to establish an opinion of land value based on the agreed
hypothetical condition that the one-acre site can be developed with for sale units. The appraisal
is intended to assist in negotiations for a possible land exchange. The appraisal should not be
used for any other purpose. The intended user is the Irvine Company Community Development.
No other party shall have any right to rely on any service provided by the Kiley Company without
prior written consent.

The analysis is intended to be representative of the hypothetical one-acre parcel. The
individual land value conclusion is not intended to be representative of any specific or individual
property, but rather is developed to serve as an estimate for negotiating compensation for a
contemplated land exchange. The development of an individual opinion of value is not the
intended purpose of this assignment and the individual finding should not necessarily be
mathematically extended to other properties or other purposes.

2151 Michelsan Dr., Suite 205, livine, CA 92612
Phone: (714) 665-6515 m Email: bkiley@kileycompany.com



Irvine Company Community Development
August 26, 2015
Page Two

The following appraisal report is made under Section 2-2(a) of the Uniform Standards of
Professional Appraisal Practice (USPAP). The reported analyses, opinions and conclusions were
developed, and this report has been prepared, in conformity with the requirements of the Code
of Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal [nstitute.
The report is also made in compliance with the Uniform Standards of Professional Appraisal
Practice, guidelines set forth by the Irvine Company Community Development.

Market Value

Based on the market data and analysis summarized herein, the concluded opinion of
market value for the hypothetical average acre of partially finished vacant land, which is defined
as a semi-finished vacant parcel of land in a rough graded condition, with access and utilities
available, and entitlement approvals for a density of 13 for sale dwelling units per acre, as of
August 22, 2015, would be:

MARKET VALUE FOR AN AVERAGE ACRE OF RESIDENTIAL LAND
$3,900,000

The opinions and conclusion are subject to the definitions, certifications, assumptions and
limiting conditions summarized in this report. The following is a narrative report which sets forth
the investigation, data, and analyses upon which the conclusion is predicated. This letter must
remain attached to the report in order for the conclusion to be considered valid.

a’g}'mmjkwuagglfu

Respectfully submitted,

Elizabeth M. Kiley, MAI, AlI-GRS Stephanie L. Kavanaugh

Certified General Real Estate Appraiser Certified General Real Estate Appraiser
Certificate No. AG005391 Certificate No. AG030565

Expiration Date: April 13, 2016 Expiration Date: April 15, 2017
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SUMMARY OF FACTS AND CONCLUSIONS

PROPERTY AND LOCATION

FECTIVE DAT LUE
DATE N N

DATE OF REPORT

INTEREST APPRAISED

SITE AREA

ZONING

CONDITION

Hypothetical semi-finished vacant parcel of entitled,
residentially zoned land in a rough graded condition with
access and utilities available and an approved density of
approximately 13 for sale dwelling units per acre. The
subject is located near the southwest corner of Trabuco
Road and future “O" Street (east of SR-133), in the City of
Irvine, California.

August 22, 2015

August 22, 2015

August 26, 2015

Fee simple

There is no specific property, but a one-acre parcel size is
assumed per client requirements. The size is assumed to be
sufficient to maximize site utility. The hypothetical parcel
is presumed to be part of a larger 51-acre development with
a maximum of 842 units for an average density of 15.9

dwelling units per acre.

Assumed to be 3.1H Multi-Use, which allows a maximum
residential density of 50 dwelling units per net acre.

Assumed to be rough graded with access and utilities
available and entitlements approved.

Kiley Company Page iii
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Location:

Purpose of Report:

Intended Use:

Intended User:

Date of Opinion:

Date of Inspection:

Property Rights:

Appraisal Scope:

INTRODUCTION

The subject is located near the southwest corner of Trabuco
Road and future "O" Street (east of SR-133), in the City of
Irvine, California.

To estimate the market value of a hypothetical semi-
finished vacant parcel of entitled, residentially zoned land
in a rough graded condition with access and utilities
available and an approved density of approximately 13
dwelling units per acre. The hypothetical parcel is
presumed to be part of a larger 51-acre development with
a maximum of 842 units for an average density of 15.9
dwelling units per acre.

The appraisal is intended to assist in negotiations for a
possible land exchange. The appraisal should not be used
for any other purpose.

The Irvine Company Community Development is the
intended user. No other party shall have any right to rely
on any service provided by the Kiley Company without prior
written consent.

August 22, 2015
August 22, 2015
Fee simple

The scope of work and report content are defined by the
appraiser to develop credible assignment results in
compliance with USPAP standards. The assignment elements
that are defined and analyzed in order to identify the
problem to be solved include:

«  Client and intended user;

+ Intended use;

* Type and definition of value;

«  Effective date;

« Subject of the assignment and relevant
characteristics; and

*  Assignment conditions.

Kiley Company Page 1



As part of this appraisal, a number of independent
investigations and analyses were made. In this appraisal
assignment, all three approaches to value were
considered. The primary approach most often relied on
by buyers of this type of property has been developed.
The investigations and analyses undertaken include the
following:

* A physical inspection of the general area of the
subject area was performed on August 22, 2015. In
addition to the physical inspection, aerial
photographs and maps were examined;

¢ Aphysical inspection of the comparable sales from at
least the street;

. Collection and verification of relevant market data
gathered from sources such as CoStar, LoopNet,
MyFirstAm, Realist, and Pricewaterhouse Coopers.
Direct and indirect verification was used for this
assignment. Direct verification confirms information
with a party directly involved in the transaction.
Where possible, direct verification is attempted.
Indirect verification uses information obtained from
a secondary data source such as public records
data, a secondary data provider or another
appraiser;

. Interviews with knowledgeable professionals such as
tocal area brokers and developers, as well as local
governmental personnel and website information
regarding real property values, real estate taxes,
contamination and zoning issues in the area;

. A primary field study of potentially competitive
properties for sale;

. Preparation of an appraisal report, which includes the
most pertinent data and analyses used in developing
the final value conclusion. This report is prepared for
persons who are knowledgeable about real estate and
the use of extraneous data is [imited; and

. The summary of the scope of work should be
considered in conjunction with the assumptions and
limiting conditions set forth in the report.

USPAP Competency: The appraisers have the required knowledge and
experience in the analysis of similar property types.

Kiley Company Page 2
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The certification of the appraisers appearing in this appraisal report is subject to the following

extraordinary and general assumptions and limiting conditions:

Hypothetical Conditions

USPAP defines a hypothetical condition as “a condition, directly related to
a specific assignment, which is contrary to what is kmown by the appraiser to exist
on the effective date of the assignment results, but is used for the purpose of
analysis.” The use of hypothetical conditions can have an affect on assignment
results. In this case, there is no specifically located subject property. This analysis
is based on the hypothetical condition that the semi-finished vacant parcel of
entitled, residentially zoned land in a rough graded condition with access and
utilities available and an approved density of approximately 13 dwelling units per
acre actually exists, when in fact it does not. The size, width and depth are
presumed to be sufficient to maximize the utility and development potential of the
site. The hypothetical parcel is presumed to be a part of a larger 51 acre
development with a maximum of 842 units for an average density of 15.9 dwelling
units per acre.

Extraordinary Assumptions

USPAP defines an Extraordinary Assumption to be “an assumption directly
related to a specific assignment, as of the effective date of the assignment results,
which, if found to be false, could alter the appraiser’s opinion or conclusion.”
This appraisal has no extraordinary assumptions.

General Assumptions

The appraisers assume no responsibility for economic, legal or physical
factors, which may affect the opinions herein stated, occurring at some date after
the effective date of the report.

No responsibility is assumed for matters legal in character and no opinion
is rendered as to title, which is assumed to be good and marketable. The premises
are assumed to be free and clear of all leases, use restrictions and reservations,
covenants, conditions, easements, cases or actions pending, tax liens and bonded
indebtedness, except as specified.

The right is reserved to change the opinions and conclusion if so
warranted, when supplied with further information if that information so dictates.

Any estimates or projections included in this report are not predictions of
the future. Rather, they are estimates of expectations based on current market
conditions. The achievement of the projections may be affected by fluctuations
in economic conditions and is dependent upon future occurrences that cannot be
assured. Actual results may vary from the projections included in this report.

Kiley Company Page 3
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No survey, legal or engineering analyses have been made. It is
recommended that such analyses be made for exact verification through
appropriate professionals before demising, hypothecating, or any decision is made
requiring exact survey, legal or engineering analyses.

Maps, plats and exhibits included in this report are for illustration only, as
an aid for the reader in visualizing matters discussed within the report. They
should not be considered as surveys or relied upon for any other purpose, nor
should they be removed from, reproduced or used apart from this report.

The information furnished by others is believed to be reliable. However,
no warranty is given for its accuracy.

No opinion is intended to be expressed for matters which require legal
expertise or specialized investigation or knowledge beyond that customarily
employed by real estate appraisers.

Kiley Company Page 4
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Institute, Chicago, Il p, 123)

The most probable price that a property should bring in a competitive and open
market under all conditions requisite to a fair sale, the buyer and seller each acting
prudently and knowledgeably, and assuming the price is not affected by undue stimulus.
Implicit in this definition is the consummation of a sale as of a specified date and the
passing of title from seller to buyer under conditions whereby:

- Buyer and seller are typically motivated;

E Both parties are well informed or well advised, and acting in what
they consider their best interests;

. A reasonable time is allowed for exposure in the open market;

N Payment is made in terms of cash in U. 5. dollars or in terms of
financial arrangements comparable thereto; and

. The price represents the normal consideration for the property sold

unaffected by special or creative financing or sales concessions
granted by anyone associated with the sale.

Absolute ownership unencumbered by any other interest or estate, subject only to
the limitations imposed by the governmental powers of taxation, eminent domain, police
power and escheat.

Finished |

For purposes of this appraisal, finished lot shall mean that for each lot, all fees have
been paid (excluding building permits), and improvements and all other work on or off the
site have been constructed, installed or completed in order to obtain a building permit for
the construction of a single-family residence. This assumes that tract map and site plans
are completed and approved, and that the lots are graded, approved by all applicable
governmental agencies, and are suitable for construction of the proposed product, with
pads certified by a civil engineer, all utilities installed and stubbed to the lot lines, and all
storm drains, curbs, gutters, street paving, driveway approaches, monuments, walls,
sidewalks, lights, signs and water meters installed. This also assumes completion of any
parks, open space areas or other items required by the tentative tract map and final map
or governmental agencies.

Adlr el SLLIC
Institute, Chicago, [L p. 122)

A macroeconomic analysis that examines the general market conditions of supply,
demand, and pricing or the demographics of demand for a specific area or property type.
A market study may also include analyses of construction and absorption trends.

Kiley Company Page 5



AREA DESCRIPTION
Orange County

Orange County covers an area of approximately 798.3 square miles, three-quarters of which
is privately owned. There are 34 cities and numerous unincorporated communities within Orange
County. Orange County is the second most populous county in the state, surpassed only by Los

Angeles County.

ORANGE COUNTY POPULATION TRENDS

—
Annual Annual %

Year Population Change Change

2004 2948,135 e e

2005 2,956,847 8,712 0.3%

2006 2,956,334 (513) 0.0%

2007 2,960,659 4325 0.1%

2008 2,974 321 13,662 0.5%

2009 2,990,805 16,484 0.6% ’
2010 3,010,232 19,427 0.755

2011 3,028,846 18614 0.6%

2012 3,055,792 26,946 0.9%

2013 3,085,269 29,477 1.0%

2014 3,114,209 28,940 0.9%

2015 3,147,655 33,446 1.1%

Source: California Department of Finance, January 2015

The following section is an overview of the demographic and economic trends in Orange
County. Most of the data is based on the December 2014 Economic and Business Review,
published by Chapman University.

Although it has been sluggish, the current recovery has been resilient. The recovery began
in June 2009 and is now six years old. Orange County gross domestic product (GDP) data is not
available, but tends to trend with the national GDF. Economic growth has been slow but

improving with U.S. GDP increases of 3.8% in 2010, 3.7% in 2011, 4.2% in 2012 and 3.7% in 2013.

Kiley Company Page 6
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Chapman is estimating U.S. GDP growth of 3.8% for 2014 and 5.1% for 2015. Generally, Orange
County economic conditions also show moderate but improving growth.

Average household debt service payments as a share of disposable income have reached
new lows. Household net worth increased, fueled by rising home prices and a strong stock
market. Chapman forecasts that consumer spending will maintain a positive growth trajectory,
with total taxable sales increasing by 5.9% in 2014 and 6.1% in 2015.

With stronger construction spending and an improving national and international economic
outlook, Orange County’s payroll jobs are forecasted to increase by 2.6% in 2015. This translates
to an additional 37,875 payroll jobs in 2015.

The unemployment rate in Orange County was 4.2% in May 2015, below the year-ago
estimate of 4.9%. This compares with an unadjusted unemployment rate of 6.2% for California and
5.5% for the nation during the same period.

The following table reflects the comparative forecasts for California and Orange County
indicators by local economic groups. All forecast positive job growth. Personal income growth

and building permits are also expected to increase. National GDP is projected to grow.

LAEDC Chapman University Cal State Fullerton
2015 Forecast
(Feb 2015) (December 2014) (October 2014)
Job Growth 1.9% 2.6% 2.7%
U.S. Unemployment Rate 5.6% 5.6% 5.7%
Personal Income Growth N/Av 5.5% 4.7%
U.S. GDP 3.0% 5.1% 2.5%

The Chapman University 2015 Economic and Business Forecast reflects the following trends
in the key economic factors for Orange County, showing the county is performing slightly better

than the state and national averages.

Kiley Company Page 7
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ORANGE COUNTY ECONOMIC TRENDS AND FORECAST

Year-to-Year Percentage Change
=

2014 2015
2010 2011 2012 2013 Estimate Forecast

Employment Growth -1.2% 1.1% 2.74% 2.5% 2.1% 2.6%
Personal Income 0.9% 5.1% 4.5% 4.3% 5.2% 5.5%
Taxable Sales 4.3% 8.5% 6.8% 5.4% 5.9% 6.1%
Construction Activity - Dwelling Units ~ 40.5% 55.5% 28.2%  69.6% -15.2% -3.0%
C.PI. 1.2% 2.7% 2.0% 1.1% 1.6% 2.4%
Resale Home Price Appreciation 7.6% -5.7% 4.9% 20.3% 5.7% 4.0%

Income growth turned positive in 2010 and personal income is projected to increase by
5.5% in 2015. The recovery in the stock market, lower unemployment, reduction in debt, and
higher home prices have improved the balance sheets of households, which helps to support
consumer spending and consumer confidence.

The forecast for Orange County taxable sales is shown in the following table.

ORANGE COUNTY TAXABLE SALES

Taxable Sales Annual %
Year ($ Millions) Change
2010 $47,667 4.3%
2011 $51,731 8.5%
2012 §55,231 6.8%
2013 $58,208 5.4%
2014 (Estimate) $61,636 5.9%
2015 (Forecast) $65,411 6.1%

Taxable sales showed a modest rebound in 2010, returning to positive growth. Taxable
sales are estimated to increase by 5.9% in 2014 and are forecasted to increase by 6.1% in 2015.

Retailers are optimistic that sales are trending in a positive direction.

Kiley Company Page 8
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The forecast fof Orange County residential dwelling units is shown in the following table.

ORANGE COUNTY
TOTAL CONSTRUCTION DWELLING UNITS

Number of Percent
Year Dwelling Units Change
2010 - Actual 3,091 40.5%
2011 - Actual 4,807 55.5%
2012 - Actual 6,163 28.2%
2013 - Actual 10,453 69.6%
2014 - Estimate 8,861 -15.2%
2015- Forecast 8,593 -3.0%

Residential construction activity rebounded in 2010 and peaked in 2013. Whiie the number
of dwelling units constructed dipped slightly in 2014 and 2015, construction activity remains at
healthy levels.

The estimated resale home price appreciation rate of 6.1% for the county in 2015 reflects
continued strong demand, but lower than the feverish 20.3% increases in 2013. Chapman forecasts
resale home price appreciation of 4.0% for Orange County in 2015. Home prices are increasing due
to positive job growth, supply constraints and historically low interest rates. The inventory of
homes for sale has stayed at a very low level, which is providing price support.

With mostly positive economic indicators, Orange County is facing a continued positive
economic environment in 2015. The economic environment in 2015 is more positive than early
2014. Job growth is continuing to increase, with over 47,000 new jobs projected in 2015.

The area's fundamentals of high education, high income, new building stock, and near
perfect weather continue to provide a foundation for the county. Technology, medical research
and the ports to the north in Los Angeles also help support the area’s businesses. Most economists

call for economic conditions to continue to improve in 2015.

Kiley Company Page 9
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City of Irvine

The subject property is located in the city of Irvine, one of Southern California's premier
master-planned communities. Irvine is located in central Orange County, approximately 60 miles
southeast of downtown Los Angeles. The surrounding cities include Tustin, Costa Mesa, Santa
Ana, Newport Beach, Laguna Hills, Lake Forest and Mission Viejo.

Access to regional transportation linkages and an extensive transportation infrastructure
contribute to the city's growth and success. Primary access to the city of Irvine is provided by
several major freeways, including the San Diego (1-405) Freeway, the Santa Ana (I-5) Freeway, the
Costa Mesa (SR-55) Freeway, the Corona Del Mar (SR-73) Freeway (toll road), the Foothill
Transportation Corridor (SR-241), and the Eastern Transportation Corridor (SR-133). Domestic air
service and limited international air transportation is available at nearby John Wayne Airport.
International flight service is via Los Angeles International Airport (LAX), located approximately 50
miles northwest. The community is also served by MetroLink commuter rail service and extensive
bus lines.

The city of lIrvine encompasses 46 square miles. The General Plan for the City of Irvine,
adopted in 1973, provides for a coordinated land use pattern which integrates residential,
commercial, industrial, institutional, parks, and open space uses in a manner which promotes a
pleasant residential environment, as well as allowing expansion of the local economy. Areas within
Irvine offer a variety of housing styles, numerous recreational facilities, shopping and business
centers, industrial complexes, restaurants and public facilities.

As a master-planned community, Irvine experienced explosive population growth of about
20% per year between 1970 and 1980. The average rate of growth slowed to approximately 8% in
the 1980s and 2% per year in the 1990s as the city matured. However, the recent opening of
several new areas or “villages" has spurred more growth. The city's average annual growth rate
of 4.0% for the past decade is significantly higher than the countywide average annual growth rate
of approximately 1.0%.

The demographic profile reflects a high-income, well-educated population base. Irvine
draws new home buyers from throughout Orange County, the state and the surrounding areas.
The high-income population, low crime rate, excellent quality schools, location and desirability
of the area indicate that functional demand for new housing and land should be good relative to

Orange County as a whole.

Kiley Company Page 11



The City of Irvine has experienced significant population and economic growth since its
incorporation. The area is expected to continue to grow, which should result in a continuation of

positive real estate conditions in the area.

POPULATION GROWTH IN IRVINE
—

Year Population Change
2005 183218 -
2006 192,167 4.88%
2007 199,400 3.76%
2008 207,646 4.14%
2009 212,541 2.36%
2010 212,375 -0.08%
2011 218,357 2.82%
2012 223,837 2.51%
2013 231,558 3.45%
2014 242,676 4.80%
2015 250,384 3.18%

Source: California Department of Finance, April 2015

Irvine is considered a family-oriented city, with more than 67% of all households having
children. The most recent information provided by the City states that the average household size
is approximately 2.7 persons. Nineteen percent of the city’s population is under the age of 13.
The median age is 33.4 years. Over 40% of the adults reportedly have college degrees. This is
reflected in strong community values regarding education, which have produced a well-respected
school system. The emphasis on the welfare of children is also reflected by the large number of
quality day care facilities and recreation programs in the city. Irvine consistently ranks as one of
the safest and most desirable cities to live in on a national basis.

Nearby landmarks include thé Limestone Canyon Regional Park and The Nature
Conservancy to the north and northwest, the El Toro Marine Corps Station to the east and south,
the James A. Musick Branch Jail to the southeast, the lrvine Spectrum Center to the south, the Oak

Creek Golf Course and Irvine Valley College to the south and the Tustin Market Place to the west.

Kiley Company Page 12
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The Irvine School District serves most of the city. Irvine home prices benefit from the
Irvine Unified School District, which has highly regarded schools. There are 22 elementary, five
middle and four high schools in the Irvine School District.

A demographic study by The Site To Do Business Online reflects the following for Irvine and

Orange County.

DEMOGRAPHIC PROFILE IRVINE ORANGE COUNTY
2015 Population 232,628 3,124,130
2020 Population Forecast 249,156 3,253,590
Population Increase (5 yrs) 16,528 129,460
Persons Per Household 31 3.5
New Housing Units Needed (5 yrs) 8,297 36,989
Owner Occupied 44 8% 54.4%
Owner Occupied Demand 2,373 20,122
Renter Occupied 50.2% 40.6%
Vacant 4.9% 5.0%
Median Household Income $95,450 $77.676
Average Household Income $122.848 $106,158

The data reflects a need for 5,297 new housing units in Irvine and 36,989 in Orange County
over the five-year forecast. Assuming the current 44.8% owner-occupancy rate remains constant
for Irvine, this equates to potential demand for 478 new owner-occupied homes per year.

The Market Profile report indicates that approximately 32.5% of Irvine households earn
between $100,000 and $199,999, a level which could likely afford and want a new home in the
proposed price range. Assuming that the 32.5% affordability rate remains constant, this equates
to potential demand for 155 new owner-occupied homes per year in Irvine in this segment.
Currently the city is seeing an influx of new residents as a result of the many new developments
underway on the Irvine Ranch and Heritage Fields. Current absorption appears to show
significantly higher demand is being experienced than that projected using population growth and
fundamental demand analysis.

Given the need for additional units in Orange County, coupled with the lack of vacant land,

it appears demand for new homes in this area will continue to be strong relative to other new
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projects selling in Orange County. The subject area median income of $95,450 is above-average
compared to the $77,676 for all Orange County households, and above the $52,076 for all U.S.
households.

The demand analysis suggests growth is strong enough to continue to support new home
projects in Irvine and throughout the county. The anticipated supply of similar new home projects
expected to enter the market over the next five years in Irvine is expected to remain relatively
stable as demand continues to meet or exceed supply. The two large land owners in Irvine control
the majority of the market and have a history of keeping supply tight. It appears that functional

demand for new housing in Irvine should continue to be good relative to Orange County.

Neighborhood

The subject neighborhood is defined as the master-planned community of Cypress Village.
Cypress Village is bound by the San Diego Freeway to the south, the former MCAS El Toro to the
east, Trabuco Road to the north and Jeffrey Road to the west.

The village is the newest master plan within the Villages of Irvine and will feature a range
of products from apartments and townhomes to detached single-family homes on small lots. The
neighborhood is near a variety of amenities and four parks and is served by some of the highest
performing schools in the state. Cypress Village will include approximately 2,300 housing units
and support amenities such as recreational facilities and walking trails. Two schools will be
located within Cypress Village. Elementary students attend Cypress Village Elementary School,
API score data is not yet available, Middle school students will attend the new Jeftrey Trail Middle
School located within Cypress Village, which was completed in Fall 2013; API score data is not yet
available.

The subject property is in the Irvine Unified School District (IUSD). Irvine home prices
benefit from the IUSD, which has highly regarded schools that are among the highest ranking in
the nation. Many high school students attend nearby Irvine High School, which has an API score
of 877. Irvine Valley College is two miles south of the subject. Two larger universities are further
south: Concordia University and the University of California Irvine, with approxima'tel_y 2,000 and

23,000 students, respectively.

Kiley Company Page 14
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The neighborhood is in the growth stage of its life cycle with significant new residential
construction underway. The adjacent Stonegate Village was recently reported to be the best
selling community on the Irvine Ranch. Demand for new homes and apartments has been very
strong in nearby Irvine communities.

There are many local shopping centers of various sizes. Woodbury Town Center is located
just outside the northeast corner of the community. Woodbury Town Center is a 430,000 square-
foot retail center anchored by Ralph’'s, Home Depot and LA Fitness. The center also has
restaurants, small retail shops and outdoor areas. Cypress Village Shopping Center is located just
outside the west boundary of the community. Cypress Village Shopping Center is anchored by
Albertsons, Kohl's and Starbucks Coffee. The center also has convenience stores, restaurants and

service-based retail shops.

A neighborhood aerial photograph is included on the following page.

Kiley Company Page 15



Kiley Company




119

MARKET ANALYSIS

Limited published data is available regarding market conditions specific to residential land
in Orange County. Assuch, a survey of market participants, including land brokers, developers and
investors, has been conducted. In addition, trends in prices of land sales over time and residual
analyses and housing market trends have been reviewed in order to determine the current market
conditions.

Orange County is considered to be a supply-constrained market and has benefitted from
builders’ transition to acquiring “A" market lots. The subject property has a good Irvine market
location, and demand for land is reported to be especially strong, from public home builders in
particular, Improvements in the residential housing market over the past two years appear to have
generated improving demand for land.

A number of factors have led to improved conditions for land in Irvine in particular,
Fundamental factors include an increase in demand for new homes and the success of many Irvine
developments. Other non-fundamental factors are also influencing the land market. Orange
County has drawn significant attention as public home builders have zeroed in on the most
promising markets.

There is now a significant supply of capital focused in Orange County as too many home
builders need someplace to build that proves feasible, Large public builders are under pressure
to turn a profit and are willing to take reduced returns in order to deploy capital in the best
markets, including Orange County. At present, demand for residentially zoned land in Orange
County is especially strong as builders are looking for places to continue to build.

Demand for residentially zoned land in Irvine is reported to he among the highest in the
nation. Areview of sales data and reports from developers and brokers active in the area indicate
that land prices in Irvine are described as increasing year-over-year starting in 2010. Price
increases accelerated in 2012/2013, increases in new home prices have moderated but are still

increasing.
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Local Housing Market Trends

Southern California median single-family residence price was up 7.27% year over year. The
median price of $478,667 was the highest in more than six years. Similarly, the median
condominium price is up 4.13% year over year.

The following table illustrates the findings of the CoreLogic monthly housing survey for

Southern California.

Southern California Home Sales July 2015

SFR's Condominiums SFR Only
Yr/Yr Yr/Yr

County No. Sold Median 7/15 Change No, Sold Median 7/15 Change  Median $/SF
Los Angeles 5,660 $525,000 7.00% 2222 $425,000 6.10% $340
Orange 2,374 $680,000 6.00% 1,090 $423,000 6.00% §$364
Riverside 3.097 £315,000 8.60% 416 $222,000 -1.30% $159
San Bernardino 2,539 §257,000 9.40% 202 $245.,000 1.70% $161
San Diego 2.797 $520,000 6.10% 1,355 $362,000 8.20% $290
Ventura 757 $575,000 6.50% 286 $364,000 4.10% $298
So. Cal 17,224 $478.667 7.27% = 5,571 $340,167 4.13% $269

According to CoreLogic, Orange County home sales volume increased 15.5% from July of
last year. The median selling price of an Orange County home was $680,000. Prices were up 6.0%,
for existing single-family homes.

“Sales increased year over year, which is something that's only happened in a few months
over the past year,"” said CoreLogic analyst Andrew LePage. “Sales have been hampered by low
inventory, especially in the lower price ranges, rising prices and lingering credit hurdles.” An
increase in the number of homes for sale “could support higher sales and tame home price
appreciation.”

The following table illustrates the findings of the CoreLogic resale activity for Irvine. The
data for Irvine shows an 11.53% increase in median home price for all single-family residences, and
a 2.03% increase for all condominiums from year-ago levels.

The population of data for any single month is small and is especially susceptible to
changes in the mix of home selling, and should be taken in context as price shifts can be

exaggerated by the small sample size.
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Irvine Home Sales July 2015

SFR's Condominiums SFR Only
YriYr Yr/Yr

Zip Code No. Sold Median 7/15 Change No.Sold Median 7/15 Change  Median $/5F
92602 18 $1,065,000 21.00% 20 $608,000 12.00% N/A
92603 25 $1,765,000 19.30% 16 $658,000 8.10% $639
92604 23 $746,000 11.00% 16 $528,000 -18.80% $437
92606 9 $865,000 -4.50% 6 $583,000 -10.20% - $421
92612 8 $758,000 19.40% 22 $543,000 8.90% $454
92614 11 $948.000 6.80% 25 $489,000 -2.20% $448
92618 11 $717,000 2.20% 31 $605,000 3.00% $478
92620 28 $1,012,000 17.00% 37 $617,000 15.40% $431
Irvine 134 $984,500 11.53% 173 $578,875 2.03% $473

Overall, Orange County and Irvine appear to be outperforming the Southern California

market, and the new home market appears to be performing on par with the resale home market.

Conclusion

Market prices appear to be steadily increasing over the past year, as the median home

price in Orange County is up 6.0% since July 2014. About half the increase is usually attributed to

price appreciation, while the other half is attributed to a change in the mix of homes selling.

Overall, the housing market is best described as appreciating at an average rate of 1.0% per month

through 2013, slowing to 0.5% per month in 2014 and 2015.
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Location:

Size:

Condition:

Shape:

Topography:

General Plan Land Use:

Zoning:

SITE DESCRIPTION

The hypothetical semi-finished vacant parcel of entitled,
residentially zoned land in a rough graded condition with
access and utilities available and an approved density of
approximately 13 dwelling units per acre. The subject is
located near the southwest corner of Trabuco Road and
future “O" Street (east of SR-133), in the City of Irvine,
California.

There is no specific property, but a one-acre parcel size is
assumed per client requirements. The size is assumed to be
sufficient to maximize site utility. The hypothetical parcel
is presumed to be part of a larger 51-acre development with
a maximum of 842 units for an average density of 15.9
dwelling units per acre.

Basic infrastructure to the site perimeter shall include rough
grading, installation of streets, curbs and gutters, and
installation of trunk line utilities. Assumed to be a vacant,
rough graded parcel of land with access and utilities
available and entitlement approvals for approved density of
+13 dwelling units per acre. The obligation remains to pay
all applicable city and/or county fees, in-lieu fees for
neighborhood and community park requirements, and
affordable housing obligations.

Assumed to have sufficient width, depth and frontage in
order to maximize site utility.

Assumed to be sufficient to maximize site utility and
provide for proper drainage.

Multi-Use

3.1H, Multi-Use (Section 3-37-17 of the Irvine Zoning
Ordinance). This category corresponds to the Multi-Use
land use category as defined in the general plan. This
category allows for a combination of commercial, office,
residential, and institutional uses within the same project
site.  This designation allows a maximum residential
density of 50 dwelling units per net acre, with a maximum
building height of 70 feet. Development standards are
assumed to be generally as follows:

Min. Site Size: 0.25 acre

Max. Site Coverage: 65%

Max. Building Height: 70 feet
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Utilities:

School District:
Soil Condition:

Flood Hazards:

Seismic Hazards:

Environmental Hazards:

Easements:

Street Improvements:

Regional Freeway Access:

123

Min. Site Landscaping: 15%
Minimum Setbacks: To be determined at time of
master plan or conditional use permit review

It is assumed that the site would have adequate access to
utilities and public services. Public utility providers in the
City are:

Water & Sewer - Irvine Ranch Water District

Electricity - Southern California Edison

Gas - Southern California Gas

Police & Fire - City of lrvine

Trash - City contracted

Irvine Unified School District
It is assumed that there are no soils issues.

It is assumed that the subject property is not located in a
detrimental flood zone.

It is assumed that the subject property is not located in a
detrimental fault-hazard area or liquefaction zone.

It i1s assumed that the subject property site is clear from
hazardous materials so that it can be used for residential
development without need for remediation.

It is assumed that there are no cross-lot, blanket or other
easements, encroachments or restrictions.

Itis assumed that the subject property would have adequate
access to the city surface streets, that the improvements are
typical of the infrastructure found in most suburban and
urban areas and meet or exceed the market standard.

Regional access is considered to be a competitive advantage
for properties in Irvine. The Costa Mesa (SR-55), San Diego
(1-405) and Santa Ana (I-5) Freeways are all in close
proximity.
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Attachment 2
Planning Area 40 Zoning Map
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HIGHEST AND BEST USE

The highest and best use is shaped by the competitive forces within the market where the
property is located and provides the foundation for a thorough investigation of the competitive
position of the property in the minds of market participants.

Highest and best use is defined as the reasonably probable use of property that results in
the highest value. To be reasonably probable, a use must meet certain conditions. The use must
be physically possible, legally permissible and financially feasible. Uses that meet the three
criteria are tested for economic productivity, and the reasonably probable use with the highest

value is the highest and best use.

Legally Permissible

Regarding legally permissible uses, the hypothetical site is zoned 3.1H, Multi-Use (Section
3-37-17 of the Irvine Zoning Ordinance). This category corresponds to the Multi-Use land use
category as defined in the general plan. This category allows for a combination of commercial,
office, residential, and institutional uses within the same project site. This designation allows a
maximum residential density of 50 dwelling units per net acre, with a maximum building height

of 70 feet. A change in zoning in this area appears very unlikely at this time.

Physically Possible

For physically possible uses, the characteristics of the subject property have been
discussed in a prior section of this report. Overall, the subject site is typical of many similarly-
zohed sites in the surrounding area. The site is presumed to have level topography and sufficient

shape Lo allow for good site utilization. Utilities and street infrastructure are presumed to be

available abutting the site.

Financially Feasible

Financially feasible uses are those uses which could produce positive returns. A full
feasibility analysis of the proposed use and all possible development scenarios is not within the
scope of work of this assignment. However, under current market conditions, there appears to
be good demand for residential development sites. Permit activity indicates that construction

activity of new residential projects continues but appears to be limited by vacant land availability.
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Demand for new residential units is especially strong in [rvine. It can be inferred from current

construction activity that single-family, condominium and apartment projects are feasible.
Regarding maximally productive use of the site, market conditions appear to support

feasibility for residential development. Retail, office or institutional uses do not appear likely in

this case due to the assumed location and master land plan for Cypress Village.

Conclusions - Highest and Best Use

Analysis of the three criteria used to determine highest and best use indicates that a for
sale project would be the highest and best use of the hypothetical land. The scope of work for
the assignment requires the valuation of the land to be for a for-sale use. Thus, the highest and

best use is concluded to be for single-family residential development.
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An estimate of vacant land value is being derived in this analysis. Three approaches to
value are commonly used in real property appraisals and appraisal consulting assignments: the
cost approach, the sales comparison approach, and the income approach. The sales comparison
approach is the most common technique for valuing land, and is the preferable method when
comparable sales are available. In this assignment, a sufficient quantity of sufficient quality land
sales data is available for the analysis. To apply this method, data on sales of similar parcels of
land is collected, analyzed, compared, and adjusted to provide an indication for the subject site.

The income approach is not developed as land is rarely purchased for income production
in this market and this approach is not considered relevant or reliable. The cost approach has
not been developed as it has no applicability for vacant unimproved land. A brief summation of

the sales comparison approach to value is provided below.

Sales Comparison Approach

The process of deriving a value indication for the subject property by
comparing market information for similar properties with the property being
appraised, identifying appropriate units of comparison, and making qualitative
comparisons with or quantitative adjustments to the sale prices (or unit prices, as
appropriate) of the comparable properties based on relevant, market-derived
elements of comparison.

The elements of comparison are defined as:

The characteristics or attributes of properties and transactions that cause
the prices ofreal property to vary; include real property rights conveyed, financing
terms, conditions of sale, expenditures made immediately after purchase, market
conditions, location, physical characteristics, and other characteristics such as
economic characteristics, use, and non-realty components of value.

In the sales comparison approach, the value of a property is estimated by
comparing it with similar, recently sold properties in the surrounding or
competing area. [nherent in this approach is the principle of substitution, which
holds that when a property is replaceable in the market, its value tends to be set
by the cost of acquiring an equally desirable substitute property, assuming that no
costly delay is encountered in making the substitution.

Through the analysis of sales of verified arm's-length transactions, market
value and price trends are identified. The sales utilized are comparable to the
subject in physical, functional, and economic characteristics. The basic procedure
is as follows:
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Identify the most recent relevant sales from which to select and
analyze truly comparable sales, with consideration given to the date
of sale.

Identify any changes in economic conditions between the date of
sale and the date of value. :

Calculate the cash equivalent price for any sale that includes
favorable financing.

Reduce the sale price to a unit of comparison such as the sale price
per square foot or sale price per unit.

Make appropriate adjustments to the prices of the comparable sale
properties for differences in the relevant elements of comparison.

Interpret the results to derive a value indication from the sales
comparison approach.
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Land Sales Data Analysis

A search was conducted for recent sales of similar subdivision sites in the subject market
area. An extensive search for current market transactions was made as market data pertaining
to subdivision land transactions is generally limited and, especially in Irvine, kept confidential.

Five land comparables are found to be the most similar transactions available for the sales
comparison analysis. The valuation premise is that the hypothetical subject site is a partially
finished vacant parcel of entitled, residentially zoned land in a rough graded condition with
access and utilities available and an approved density of approximately 13 dwelling units per acre.
The sales used for comparison are in a similar condition and reflect value of partially finished
sites.

Units of comparison are used to facilitate comparison of the subject and comparable
properties. The appropriate unit is the one that sellers and purchasers use to decide on the price
they are willing to accept or pay for the property in question. Market data was analyzed to
determine which unit of comparison reflects the most stable indication of a unit value. From the
data, it can be determined that the number of buildable units is an important influence on value.
The most stable relationship is the price per buildable unit, and reflects the least variation. Thus,
the price per buildable unit is the unit of measure used for the analysis,

The land sales are analyzed and reviewed for the following transactional elements of
comparison: property rights conveyed, financing terms, conditions of sale, expenditures made
immediately after purchase (deferred maintenance), market conditions (date of sale) and physical
characteristics including location, entitlements, density and site utility.

The comparable land sale transactions are summarized in the following adjustment grid,

followed by analysis of the data.
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Transactional Adjustments
Property Rights Conveyed

In this case, the comparable transactions all conveyed the fee simple interest and the fee

simple interest is assumed for the subject property; no adjustments are applied.

Financing Terms
The transaction price of one property may differ from that of an identical property due to
different financing arrangements. The comparable transactions report cash to seller or equivalent

financing. No special financing terms were involved in the sales and no adjustments are

indicated.

Conditions of Sale

All of the comparable transactions were all arm’s length transactions with no atypical
motivation and no reported conditions of sale. Accordingly, no adjustments for conditions of sale

are indicated.

Expenditures Immediately After Purchase

A knowledgeable buyer considers expenditures that will have to be made upon purchase
of a property because these costs affect the price the buyer agrees to pay. Such expenditures may
include:

. Cure deferred maintenance

. Demolish and remove a portion of the improvements
. Costs for additions or improvements to the property
. Costs to petition for a zoning change

. Costs to remediate environmental contamination

These costs are often quantified in price negotiations and can be discovered through
verification of the sale transactions. Comparable Nos. 1 and 3 sold in a partially finished
condition, with rough grading completed and access and utilities available; as such, no
adjustments are applied for condition. Comparable Nos. 2 and 5 sold with access and utilities
available to the site perimeter, but no grading had been completed. Varying upward adjustments
based on cost to finish the site are made. Comparable No. 4 sold in blue-top condition, and a

downward adjustment is indicated.
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Market Conditions

An adjustment for market conditions is made if general property values have increased or
decreased since the transaction dates. The comparables sold between July 2014 and July 2015.
A review of the current market conditions was made for an indication of appropriate market
condition/time adjustments, if applicable. Home values have been increasing in 2014 and 2015,
which may support an upward adjustment of market conditions. However, the two most recent
land purchases, even after location adjustments, appear to reflect stable land values. There
appears to be an insufficient number of market sales to support upward market conditions

adjustments at this times.

Physical Considerations
Location

The location adjustment is a percentage adjustment made for differences between the
subject and comparables regarding the general and specific location. Adjustments are based on
a review of the difference in the selling prices within the different areas in addition to other
factors such as supply and demand, median home price, median and average price per square
foot, median household income, and proximity to commumity services, job centers, transportation
linkages and nuisances. The comparable sales are all located in Irvine, however, three of the sales
are located in areas further from employment and community service areas. Upward adjustments

for the variation in locations are made.

Entitlement Status
The subject is assumed to have all necessary entitlement approvals. FEach of the
comparables sold with entitlements in place. Accordingly, no adjustments are applied for

entitlement status.

Density Dwelling Units/Acre

The comparables reflect densities ranging from approximately 12.61 to 16.9 dwelling units
per acre. Land residual analysis and comparable sales data were examined in order to estimate
an appropriate adjustment for differences in density between the subject and comparables. Sites

with lower allowable densities typically reflect higher per-unit selling prices than sites with higher
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densities, and vice versa. This is a result of the lower selling prices typically received for homes
huilt on more dense sites. Land Sale Nos. 1 through 4 are generally similar in terms of density

and no adjustments area made. Land Sale No 5 is adjusted upward for its higher density.

Site Utility
The comparables all have nearly level topographies, and sufficient width and depth to

maximize the site utility. No adjustments are indicated for site condition.

Conclusion
The unadjusted sales prices reflect a range from $228,333 to $350,000 per unit. After

adjustments, the sales prices reflect a narrower range from $276,283 to $330,000 per unit. Land
Sale Nos. 1 through 4 reflect recent closed sales data for sites with similar density, while Land
Sale No. 5 reflects a recent closed sales data for a higher density site. Overall, Land Sale No. 3
is most similar, reflects the least adjustment amount and is given emphasis in the analysis.

Based on a review of the data and sales comparison analysis, a value of $300,000 per unit
is supported by the market data and is concluded to be the fee simple market value for the
hypothetical subject property.

The analysis assumes a density of 13 for sale dwelling units per acre. Thus, the market
value per acre is calculated by multiplying the indicated $300,000 value per unit by 13 dwelling
units per acre to derive the average value per acre. The average market value for a hypothetical

acre of residentially zoned land in Irvine, as of August 22, 2015, would be:

MARKET VALUE FOR AN AVERAGE ACRE OF RESIDENTIAL LAND

$300,000 Per Unit x 13 Dwelling Units Per Acre = $3,900,000
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E CILIATION

Reconciliation represents the final step in the valuation process as the data and value
indications from the approaches to value are reconciled to arrive at the opinion of market value
for the subject property. As part of the reconciliation, the report has been reviewed to verify that
the data and the analytical techniques applied have led to reliable and consistent judgements.
In addition, the data utilized in the report has been reviewed to ensure that it is authentic,

pertinent and sufficient. Finally, mathematical calculations have been verified.

Sales Comparison Approach

The sales comparison approach is based on the premise that a purchaser will not pay more
for an existing property than for a comparable property of similar utility. This approach is often
used by investors as a primary method to analyze vacant land properties. The sales comparison
approach is the primary approach used in the valuation as it closely mirrors the interactions of
buyers and sellers in the marketplace. Five sales of sufficiently comparable properties were
available for comparison to the subject. The quantity and quality of the land sales data is

sufficient to provide a reliable indication of market value for the subject property.

Market Value Conclusion

Based on the data and analysis summarized herein, the concluded opinion of market value
for the hypothetical average acre of partially finished vacant land in Irvine, which is defined as a
residentially zoned parcel of land in a rough graded condition, with access and utilities available
and entitlement approvals for a density of 13 for sale dwelling units per acre, as of August 22,

2015, would he:

MARKET VALUE FOR AN AVERAGE ACRE OF RESIDENTIAL LAND
$3,900,000
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CERTIFICATION

We certify that, to the best of our knowledge and belief:

10.

T-s

12.

13.

The statements of fact contained in this report are true and correct.

The reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions and are our personal, impartial, and unbiased
professional analyses, opinions, and conclusions.

We have no present or prospective interest in the property that is the subject of this report
and no personal interest or bias with respect to the properties or parties involved.

We have performed a previous appraisal dated October 2014 of the property that is the
subject of this report.

We have no bias with respect to the property that is the subject of this report or to the
parties involved in this assignment.

Our engagement in this assignment was not contingent upon developing or reporting
predetermined results.

Our compensation is not contingent on the development or reporting of a predetermined
value or direction in value that favors the cause of the client, the amount of the value
opinion, the attainment of a stipulated result, or the occurrence of a subsequent event
directly related to the intended use of this appraisal.

Our analyses, opinions, and conclusions were developed, and this report has been prepared,
in conformity with the Uniform Standards of Professional Appraisal Practice.

Stephanie Kavanaugh has made a personal inspection of portions of the Irvine market and
of the comparables. Elizabeth M. Kiley has also made a personal inspection of portions of
the Irvine market and has fully participated in the analyses, opinions and conclusions
concerning real estate contained in this report and fully concurs with the conclusions
expressed herein.

No one provided significant real property appraisal assistance to the persons signing this
certification.

The use of this report is subject to the requirements of the Appraisal Institute relating to
review by its duly authorized representatives.

The reported analyses, opinions and conclusions were developed, and this report has been
prepared, in conformity with the requirements of the Code of Professional Ethics and
Standards of Professional Appraisal Practice of the Appraisal Institute.

As of the date of this report, Elizabeth M. Kiley has completed the continuing education
program for Designated Members of the Appraisal Institute.

i AR -ﬁi&a‘up-f';\tt’ii{ilﬂ’ L/

Elizabeth M. Kiley, MAI, AI-GRS Stephanie L. Kavanaugh

Certified General Real Estate Appraiser Certified General Real Estate Appraiser
Certificate No. AGO05391 Certificate No. AG030565

Expiration Date: April 13, 2016 Expiration Date: April 15, 2017
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ELIZABETH M. KILEY, MAI, AI-GRS

EMPLOYMENT
Appraiser/Consultant/President, 1990 to Present
Elizabeth M. Kiley, Inc., DBA Kiley Company, Tustin, CA

Assistant Vice President/Senior Appraiser, 1984 to 1989
Interstate Appraisal Corporation, Newport Beach, CA

Chief Appraiser/Commercial Underwriter, 1982, 1983 to 1984
Cambridge Capital Group, Santa Ana, CA

Appraiser, 1982 to 1983
Harold Davidson & Associates, Los Angeles, CA

Senior Appraiser, 1979 to 1981
Bank of America NT & SA, Riverside/San Bernardino District, CA

EDUCATION

Bachelor of Science, Business Administration, 1974 San Diego State University, San Diego, CA

Review Theory-General; Appraisal Principles; Appraisal Procedures; Income Capitalization;
Advanced Income Capitalization; Standards of Professional Practice A, B & C; Report Writing and
Valuation Analysis; Litigation Valuation; Case Studies in Real Estate Valuation; Mold, Pollution and
the Appraiser; The Nuts and Bolts of Green Building for Appraisers; USPAP; Appraisal Curriculum
Overview/General Class

Professional Seminars
2011 Estate Tax Changes; Update on Climate Change Regulations Affecting Local Governments;

Litigation Valuation; Condemnation-Partial Takes and Super Funds Sites; Property Acquisition,
Appraisal, and Relocation in an Upside Down Market; Appraising in a Declining or Changing
Market: Appraising Apartments; Leasehold Valuation; Easement Valuation; Appraising in the New
Regulatory Climate; Feasibility Analysis and Highest and Best Use; Faculty Training Seminar;
Federal and State Law and Regulation Workshop; Service Station; Restaurant Seminar; OCTA
Partial Take Appraisal Workshop: Moderator E-commerce Panel, 2000 Summer Conference

EXPERIENCE
Comnercial

High-rise, mid-rise and garden oflices; community and neighborhood shopping centers; single
tenant NNN properties; convenience stores; restaurants and fast-food stores; auto dealerships;
service stations; bank branches; special-use properties; valuation of fee simple, leased fee, and
leasehold interests

Industrial

Existing and proposed multi-tenant industrial parks; single-tenant buildings; research and
development buildings; and self-storage facilities
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Residential
Apartments; proposed subdivisions; condominium complexes; apartment conversions and CBD

lofts; mass appraisal for acquisitions

Vacant Land
Planned community developments; business parks; industrial subdivisions; commercial sites;

agricultural land; desert land; and Indian Trust property

Litigation
Whole and partial take condemnation appraisals; redevelopment agency analyses; ground lease
negotiations; bankruptcy appraisals; foreclosures; partnership valuations; estate tax valuations;

and contaminated properties

Public Agency
Railway corridors; transmission line easements, easement upgrades, and electrical substations;
open space valuations; water tank sites; libraries; fire stations; correctional institutions; freeway

widenings; railroad grade separations

QUALIFICATIONS

MAI Designation No. 8339, Appraisal Institute

AI-GRS Designation, Appraisal Instituce

Certified General Real Estate Appraiser, Certificate No. AG005391, State of California
Expert Witness, Superior Court of California, Los Angeles and Riverside Districts

Expert Witness, U. S. District Court, Los Angeles

Expert Witness, U. S. Bankruptcy Court, Central District, Los Angeles and Orange Counties
Qualified Instructor, Appraisal Principles Course, Appraisal Institute

Qualified Instructor, Legal Consideration in Appraisal, Cal State Fullerton

ILIATIONS
Elected Regional Representative, 2011; Public Relations Chair, 2003; Moderator for Summer
Program, 2000; Executive Committee Member, 1995 to 1996; Member National Public Relations
Committee, 1994 to 1996; Assistant Secretary, 1994; Public Relations Chair, 1993; Representative,
Regional Committee, 1992 to 1996; Program Chairperson, Orange County, 1991; Co-chair, Highest
and Best Use Seminar, 1991; Co-chair, Easement Valuation Seminar, 1990

mercial Real Woemer W - OQrange Counly)
Regional Conference Chair, 1998; First Vice President, 1997; Second Vice President, 1995;
Marketing Publications Chair, 1994 to 1996; Network Lunch Program Chair, 1993; Chapter
President, 1991; Membership Chair, 1990; Program Chair, 1990

International Right-of-Wa ociation
Public Agency Liaison, 2011

Member, Board of Directors 2009 and 2010
Presenter for 2010 Spring Seminar - How Energy is Changing Land Use and Values
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STEPHANIE KAVANAUGH
STATEMENT OF QUALIFICATIONS
EMPLOYMENT

Appraiser/Consultant, 2003 to Present
Elizabeth M. Kiley, Inc., DBA Kiley Company, Tustin, CA

Buyer, North West Region, 1988 to 2000
Nordstrom, Inc.

EDUCAT

Fashion Institute of Design and Merchandising, Los Angeles, CA

UCLA, Westwood, CA

Professional Courses
Real Estate Appraisal 1, Introduction to Appraising Real Property, Applied Residential Property

Valuation, Principles of Income Property Appraising, Apartment Underwriting Seminar 2003,
Property Inspection Seminar 2003, 15-hour USPAP Course, Basic Income Capitalization, General
Demonstration and Report Writing Seminar, Report Writing and Valuation Analysis, Residential
Site Valuation and Cost Approach, Residential Sales and Income Approach, Residential Report
Writing and Case Studies, Eminent Domain and Condemnation, Business Practices and Ethics,
Analyzing Distressed Real Estate, Analyzing Operating Expenses, Property Acquisition, Appraisal
and Relocation in an Upside Down Market, The Nuts and Bolts of Green Building, Risky Business:
Ways to Minimize Your Liability, Foundations in Sustainability, Condemnation Appraising:
Principles and Applications, Advanced Income Capitalization, Advanced Concepts and Case
Studies

EXPERIENCE
Commercial
Single and multi-tenant offices; single-tenant NNN properties; convenience stores; retail; special

use properties; fee simple and leased fees
Industrial
Existing and proposed single and multi-tenant buildings; research and development buildings;

self-storage facilities

Residential
Proposed subdivisions; condominium complexes; apartments; apartment conversions

Planned community developments; commercial sites; residential sites; agricultural land
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Transmission line easements, easement upgrades, and electrical substations; open space

valuations: water tank sites; libraries; fire stations; correctional institutions; freeway widenings;
railroad grade separations

Certified General Real Estate Appraiser, Certificate No. AG030565, State of California
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KiLEy COMPANY
REAL ESTATE APPRAISERS
| oot I, S |

Celebrating Ocuv 20 Years

August 12, 2015

Mr. Aaron Beck Via Email: ABeck@irvinecompany.com

Project Manager

Irvine Company Community Development
550 Newport Center Drive

Newport Beach, CA 92660

Re:  Proposal for the land value analysis of a hypothetical semi-finished vacant parcel of land
near the southwest corner of Trabuco Road and future “0" Street, in the City of irvine,

California.

Dear Mr. Beck:

At your request, we are submitting this proposal for the land value analysis of a
hypothetical semi-finished vacant parcel of land near the southwest corner of Trabuco Road and
future “O” Street, in the City of Irvine, California. It is our understanding that the purpose of the
appraisal will be to establish a land value estimate based on the assumption that the hypothetical
one-acre site available for development of for sale housing.

We will undertake this assignment and provide you with a draft PDF of the appraisal
report within approximately 30 days from the date of authorization. The date of authorization
will be the date that we receive a signed copy of this agreement, and the documents
requested. After review ofthe draft report, we will respond to any comments or concerns within
10 days. Once accepted, we will deliver one original and one copy of the appraisal to Aaron Beck,
at the above address.

The report will be prepared in a summary report format as described in the general
appraisal requirements, as outlined in the scope of services provided. It will be prepared in
conformity with the standards of USPAP, the Code of Professional Ethics and Standards of
Professional Practice of the Appraisal Institute. We agree to take no other employment which
would be in conflict with this assignment. No warranties, guarantees, or assurances of any kind
are expressed or implied and we assume no liability in connection with this appraisal.

2151 Michelson Dr., Suite 203, Irvine, CA 92612
Phone: (714) 665-6515 o Email: blev@aaleyeompany.com
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Irvine Company Community Development
August 12, 2015
Page Two

Project Budget

The fee for the appraisal report will be Six Thousand Three Dollars ($6,300). Final
payment is due and payable on delivery of the final report or within thirty (30) days of your
receipt of our draft report, whichever is sooner. If a draft report is requested for review
purposes, the fee is considered earned on delivery of our draft report. The fee is not contingent
on the closing of any escrows or loan fundings. If any portion of the fee becomes delinquent, a
re-billing charge of 1% per month from the due date until paid will be applied to the total bill,

This proposal, or the acceptance of this proposal, is not contingent on, or related to, any
anticipated value conclusions. The fee will have been earned in full on delivery of the completed
appraisal report. Report revision oramendment, other than those required due to our error, shall
be prepared at my current hourly rate in addition to the original fee. Any additional copies of the
completed reports, other than the two copies currently agreed upon, shall be made available at
an additional cost of $75 per copy.

If for any reason you wish to cancel this assignment, please do so in writing. We shall be
compensated at our current hourly rate for the time we have spent on the assignment prior to
the date we receive such notification. Our hourly rate for calendar year 2015 is $200 for appraisal
and $450 for court-related meetings and expert witness testimony,

We appreciate the opportunity to present this proposal for your consideration. If the
proposal meets with your approval, please sign for written authorization,

Thank you for considering the Kiley Company. We look forward to working with you.
Please feel free to contact me if you have any questions.

Sincerely,

N

)

& . \
( V‘}hgz,&n AN AL \\M\C -\

~a. o

Elizabeth M. Kiley, MAI, Al-GRS
Certified General Real Estate Appraiser
Certificate No. AG005391

Expiration Date: April 13, 2016



Irving Company Community Development

August 12, 2015
Page Three

Appraisal/Consultation Agreement Authorization

I hereby agree to the terms and conditions of this Appraisal/Consultation Agreement, as
detailed on this and the preceding pages, as submitted by Elizabeth M. Kiley, MAI, Al-GRS, Kiley

Company.
Y
X -
g " 2 ’
\l e & /L5
Signature Date

TVOLECT MBMKRANE R

Title

PRLMANG L (AR a0 canAvai ety

e Tl T \)‘—!-!‘A_ SR | r—
l/’o LT Ao

Company Name

g 5 <NYE W ol B .7l

[0

Street Address

WOVots Be Na, Cn

N

City, State, Zip

M4 F2ze. 2055

Area Code and Phone Number
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Irvine City, CA 3
Irvine city, CA (0636770)

Place

Prepared by Esri

Population Summary

Irvine city, CA ...

2000 Total Population 146,825
2010 Total Population 212,375
2015 Total Population 232,628
2015 Group Quarters 7,303
2020 Total Population 249,156
2015-2020 Annual Rate 1.38%
Household Summary
2000 Households 52,382
2000 Average Household Size 2.65
2010 Househalds 78,978
2010 Average Household Size 2.61
2015 Househaolds 86,690
2015 Average Household Size 2.60
2020 Households 93,469
2020 Average Household Size 2.59
2015-2020 Annual Rate 1.52%
2010 Familles 51,453
2010 Average Famlily Size 3.13
2015 Famllies 56,441
2015 Average Family Size 3.12
2020 Families 60,815
2020 Average Family Size 3.11
2015-2020 Annual Rate 1.50%
Housing Unit Summary
2000 Housing Units 55,940
Owner Occupied Housing Units 56.8%
Renter Occupled Housing Units 36.8%
Vacant Housing Units 6.4%
2010 Housing Units 83,899
Owner Occupied Housing Units 47.3%
Renter Occupied Housing Units 46.9%
Vacant Housing Units 5.9%
2015 Housing Units 91,187
Owner Occupled Housing Units 44 8%
Renter Occupied Housing Units 50.2%
Vacant Housing Units 4.9%
2020 Housing Units 97,470
Owner Occupied Housing Units 43.8%
Renter Occupied Housing Units 52.1%
Vacant Housing Units 4,1%
Median Household Income
2015 $95,450
2020 $104,938
Median Home Value
2015 $690,595
2020 $785,338
Per Capita Income
2015 $46,457
2020 $52,559
Median Age
2010 339
2015 34.7
2020 35.4
Data Note: Fouselold popckelion rluges presons net ceshdeig in areap quarters, fearage rgsehiold Sine it (e heaschole poo alauoe e d By olal Wousennldn,
Paraons dvsaaillizs o e L Donigalie Ider ol gersons colated to tha havsenobdsr by Vet vl rricdss, e Jogtiegy, B OOt Incanio renresents g incoms recersed by
Ul perenis Angd L pEais ond over dlv try the Lot al pepatatiog.
source: U5 Consus Suetoe, Gerdas 2010 Sunmaey file L Esn ferenasts far Q005 aned 202, Ear convariwd Census 2000 data ol £ H‘IL"_#UHI‘FIP";-‘.
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Irvine City, CA 3 Prepared by Esri
Irvine city, CA (0636770)
Place

Irvine city, CA ...
2015 Households by Income

Household Income Base 86,689
<$15,000 8.3%
$15,000 - $24,999 3.8%
$25,000 - $34,999 4.0%
$35,000 - $49,999 6.6%
$50,000 - $74,999 14.5%
$75,000 - $99,999 14.9%
$100,000 - $149,999 21.6%
$150,000 - $199,999 10.9%
$200,000+ 15.3%

Average Household Income $122,848

2020 Households by Income

Household Income Base 93,466
<%$15,000 7.2%
$15,000 - $24,999 2.4%
$25,000 - $34,999 2.9%
$35,000 - $49,999 5.7%
$50,000 - $74,999 12.9%
$75,000 - $99,999 15.4%
$100,000 - $149,999 22.8%
$150,000 - $199,999 13.2%
$200,000+ 17.5%

Average Household Income $138,417

2015 Owner Occupied Housing Units by Value

Total 40,845
<$50,000 0.6%
$50,000 - $99,999 0.4%
$100,000 - $149,999 1.1%
$150,000 - $199,999 1.8%
$200,000 - $249,999 2.2%
$250,000 - $299,999 2.5%
$300,000 - $399,999 8.0%
$400,000 - $499,999 10.2%
$500,000 - $749,999 30.5%
$750,000 - $999,999 20.6%
$1,000,000 + 22.1%

Average Home Value $738,244

2020 Owner Occupied Housing Units by Value

Total 42,638
<$50,000 0.5%
$50,000 - $99,999 0.2%
$100,000 - $149,999 0.5%
$150,000 - $199,999 1.2%
$200,000 - $249,999 1.5%
$250,000 - $299,999 1.5%
$300,000 - $399,999 4.3%
$400,000 - $499,999 7.1%
$500,000 - $749,999 29.2%
$750,000 - $999,999 28.0%
41,000,000 + 25.9%

Average Home Value $809,251

Data Nokbe; [neongh e amesdr s et groceing yea | expressed oo -mment oeliss, Honssnagid e includaswas ETS R Y PY YT Y BT e | drelaierels

g Wil e

. prpens s, gk sy, ang
Source: (1.5 Censys ureau, Census 2010 Summary F1e 1. DS fem@oaste e 2du s and 2000 o corcertod Sansos 2000 Jaa oty 2000 geegraphy

August 19, 2015

146



Irvine City, CA 3
Irvine city, CA (0636770)
Place

o N ee— a——

Prepared by Esri

2010 Population by Age
Total

0D-4
5-9
10 - 14
15- 24
25 - 34
35 -44
45 - 54
55 - 64
65 - 74
75 - 84
85 +
18 +

2015 Population by Age

Total
0-4
5-9
10 - 14
15- 24
25 - 34
35 - 44
45 - 54
55 - 64
65 - 74
75 - 84
B5 +

18 +

2020 Population by Age

Total
0-4
5-9
10 - 14
15 - 24
25 - 34
35 - 44
45 - 54
55 - 64
65 - 74
75 - B4
85 +

18 +

2010 Population by Sex

Males
Females

2015 Population by Sex

Males
Females

2020 Population by Sex

Males
Females

Irvine city, CA ...

212,375
5.7%
6.0%
6.1%

18.1%
15.8%
15.6%
14.0%
10.1%
5.1%
2.5%
1.1%
78.5%

232,629
5.3%
5.7%
6.0%

17.2%
16.3%
14.3%
13.8%
10.9%
6.5%
2.8%
1.3%
79.7%

249,155
5.3%
5.4%
5.6%

15.8%
17.3%
14.6%
12.9%
11.0%
7.3%
3.4%
1.3%
80.4%

103,434
108,941

113,450
119,179

121,510
127,645

110 geography
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Irvine City, CA 3
Irvine city, CA (0636770)
Place

Prepared by Esri

2010 Population by Race/Ethnicity
Total
White Alone
Black Alone
American [ndian Alone
Aslan Alone
Pacific Islander Alone
Some Other Race Alone
Two or More Races
Hispanic Origin
Diversity Index
2015 Population by Race/Ethnicity
Total
White Alone
Black Alone
American Indian Alone
Asian Alone
Pacific Islander Alone
Some Other Race Alone
Two or More Races
Hispanic Origin
Diverslty Index
2020 Population by Race/Ethnicity
Total
White Alone
Black Alone
American Indian Alone
Aslan Alone
Pacific Islander Alone
Some Other Race Alone
Two or More Races
Hispanic Origin
Diversity Index
2010 Population by Relationship and Household Type
Total
In Households
In Family Households
Householder
Spouse
Child
Other relalive
Nonrelative
In Nonfamily Households
In Group Quarters
Institutionalized Population
Noninstitutionalized Population

Dt Note: oy F DY it O e g lee ol ahy racs, The
LE 3
Source: U5

cErss Boecy, Cersas 2000 Sommarry Fils 1. gsrl foracasts for

by lthy 1y

AT

soke e vy s adni wi

Irvine city, CA ...

G0 data tla 2010 g@egragpy

212,375
50.5%
1.8%
0.2%
39.2%
0.2%
2.8%
5.5%
9.2%
66.0

232,629
47.6%
2.0%
0.2%
41.1%
0.2%
3.0%
5.9%
10.1%
67.5

249,155
44.3%
2.1%
0.2%
43.9%
0.2%
3.2%
6.1%
10.7%
68.5

212,375
96.9%
77.2%
24.2%
19.3%
28.0%

4.3%
1.4%
19.7%
3.1%
0.3%
2.8%
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Irvine City, CA 3
Irvine city, CA (0636770)
Place

Prepared by Esri

2015 Population 25+ by Educational Attainment

Irvine city, CA ...

Total 153,094
Less than 9th Grade 1.7%
9th - 12th Grade, No Diploma 1.7%
High School Graduate 8.1%
GED/Alternative Credential 0.8%
Some College, No Degree 15.7%
Assoclate Degree 7.0%
Bachelor's Degree 36.8%
Graduate/Professional Degree 28.3%

2015 Population 15+ by Marital Status

Total 193,142
Never Married 37.6%
Married 51.3%
Widowed 2.9%
Divorced 8.2%

2015 Civilian Population 16+ in Labor Force
Civilian Employed 95.1%
Civilian Unemployed 4.9%

2015 Employed Population 16+ by Industry

Total 115,096
Agriculture/Mining 0.3%
Construction 2.8%
Manufacturing 13.1%
Wholesale Trade 3.1%
Retail Trade 8.9%
Transportation/Utilities 2.2%
Information 2.8%
Finance/Insurance/Real Estate 11.2%
Services 53.1%
Public Administration 2.5%

2015 Employed Population 16+ by Occupation

Total 115,094
White Collar B4 2%

Management/Business/Financial 25.0%
Professional 35.0%
Sales 12.4%
Administrative Support 11.8%
Services 9. 1%
Blue Collar 6.7%
Farming/Forestry/Fishing 0.1%
Construction/Extraction 1.3%
Installation/Maintenance/Repair 1.6%
Production 2.2%
1.6%

Transportation/Material Moving

Source: U.S, Census Bureau, Censys 2010 Summary Tila 1. Cen ferecasts Tae 2010 and 2020, Esrlvonvertsl Cansos 2000 datadntn 281 g2dgraphy,
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Irvine City, CA 3

Irvine city, CA (0636770)

Place

Prepared by Esri

Data Note: 1
O WG et stog Pl patoretet vl s heiEahehts oo

2]

Lat iy

2010 Households by Type
Total
Households with 1 Person
Households with 2+ People
Family Households
Husband-wife Families
With Related Children
Other Family (No Spouse Present)
Other Family with Male Householder
With Related Children
Other Famlly with Female Householder
With Related Children
Nonfamily Households

All Households with Children

Multigenerational Households
Unimarried Partner Households
Male-female
Same-sex
2010 Households by Size
Total
1 Person Household
2 Person Household
3 Person Household
4 Person Household
5 Person Household
6 Person Household
7 + Person Household

2010 Households by Tenure and Mortgage Status

Total
Owner Occupied
Owned with a Mortgage/Loan
Owned Free and Clear
Renter Occupied

"l LU I R TR [rveihate [Longen

vt e Stancae b ag ey

Source: .S, Census Burcau, Censds £1000 Swaiinary Fie

Talt

GanEral

Irvine city, CA ...

78,978
23.4%
76.6%
65.1%
51.8%
26.9%
13.3%

3.8%
1.6%
9.6%
5.1%
11.5%

33.8%

3.2%
4. 7%
4.1%
0.6%

78,978
23.4%
31.4%
18.7%
18.0%

5.8%
1.9%
0.8%

78,978
50.2%
41.7%

B.5%
49.8%
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Irvine City, CA 3
Irvine city, CA (0636770)
Place

Prepared by Esri

Top 3 Tapestry Segments

2015 Consumer Spending

Apparel & Services: Total $

Average Spent

Spending Potential Index
Computers & Accessories: Total $

Average Spent

Spending Potential Index
Education: Total $

Average Spent

Spending Potential Index
Entertalnment/Recreation: Total $

Average Spent

Spending Potential Index
Food at Home: Total $

Average Spent

Spending Potential Index
Food Away from Home: Total $

Average Spent

Spending Potential Index
Health Care: Total $

Average Spent

Spending Potential Index
HH Furnishings & Equipment: Total $

Average Spent

Spending Potential Index
Investments: Total $

Average Spent

Spending Potential Index
Retail Goods: Total $

Average Spent

Spending Potential Index
Shelter: Total $

Average Spent

Spending Potential Index
TV/Video/Audio: Total $

Average Spent

Spending Potential 1ndex
Travel: Total §

Average Spent

Spending Potential Index
Vehicle Maintenance & Repairs: Total $

Average Spent

Spending Potential Index

Data Note: ' 0
bl

WIMEr SpSt 1 sheas the arwant zpent an a wanely

ST U 5 s,

tat ar

e ories

v o s=hchls thsl

Fanaae i e

Area. S

e, Vgkal and Nvsroge sancont &

b Yo Bensohld pepes

Irvine city, CA ...

Enterprising Professionals
Booemburbs (1C)
Metro Renters (3B)

$3138,297,070
$3,902.38
169
$39,320,721
$453.58

178
$245,905,581
$2,836.61
186
$467,073,822
$5,387.86
163
$718,089,061
$8,283.41
159
$480,338,091
$5,540.87
169
$613,229,963
$7,073.83
149
$262,765,127
$3,031.09
165
$433,152,608
$4,996.57
181
$3,501,373,376
$40,389.59
158
$2,439,114,172
$28,136.05
171
$178,292,114
$2,056.66
157
$291,630,303
$3,364.06
172
$157,335,385
$1,814.92
163

fihirdn are Shosh by hrsed

et anvnal

frog=es, Tie widing Patential Index rens risge of 190,
Source: Consn g dekd are Agne o iran 1 ot labicy Stais e 3] 1S
Source: U.5. Census Bureau, Censwus 2010 Summary F le L Lor (orices WITU dala inte 20l geography.
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Major Industries of the Southern California Economy

2014. However, box office revenues increased by over a third in China® and set a new
record last year in Japan.?

Total home entertainment spending fell by 1.8% from $18.1 billion in 2013 to $17.8 billion
in 2014. Spending has been more or less flat over the last three years. However, strong
revenue gains occurred in electronic sell-through (consumers pay a one-time fee to
download a media file) and subscription streaming, while other categories such as rentals
(excluding video on demand) declined.**

)
Having enacted California Film Tax Credit in 2009, the California legislature expanded
the program in 2014, tripling the amount to $330 million annually. This bill is aimed at
reversing runaway film production by offering more incentives to studios to keep
production in California. The increase in filming locally is expected to create or retain jobs
in the state and is expected to pay for itself in that the credits will lead to increased tax
revenues to state and local government over and above the credits themselves.

REAL ESTATE AND CONSTRUCTION

Residential Real Estate

Although 2014 proved to be a disappointing year for Southern California’s housing
market, there are reasons to feel more optimistic about 2015. Housing market indicators
that are on a firmer foundation include:

« Stronger job growth which has increased the number of potential qualified buyers

s Improving inventories (if only slowly)

« |Lowest foreclosure resale rate since 2007

* Mortgage interest rates near historic lows, with only a modest increase expected
later this year

e Mortgage lending standards that are starting to ease

What is holding the housing market back from making a full recovery this year? Southern
California home sales in 2014 declined by 8.7% compared with 2013. As of December,
sales throughout the five-county region had fallen on a year-over-year basis for 15
consecutive months. Institutional investors have largely withdrawn from the housing
market, but traditional first-time buyers have not returned in sufficient numbers to fill the
void, While mortgage lending standards have eased, they remain restrictive. Only a
relatively small group of potential buyers with strong credit scores and big down

2 Witp:/www.latimes. comiworld/asiafla-et-ct-china-box-office-revenues-surge-2014-20150105-story.html

“ hitp /iwww.eiren org/statistics_e/findex.html

! The Digital Entertainment Group, 2014 Year-End Home Entertainment Repart

LAEDC Kyser Center for Economic Research 71 Economic Forecast, February 2015
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Major industries of the Southern California Economy

payments are able to get financing. There are some encouraging signs, however.
Mortgage applications, a leading indicator of future home sales fell to their lowest level 14
years in the fall of 2014, but surged higher after the first of the year, posting the largest
weekly gain during the first week of January since November 2008. Moreover, the first
cohort of homeowners whose credit was impaired by foreclosures during the housing
crisis will be able to qualify for a new home loan this year — it generally takes seven years
to rebuild credit after a foreclosure — potentially boosting market activity.

Another roadblock is the sharp rebound in home prices, which have outpaced
improvements in the labor market, particularly wage growth. Affordability is still good
compared with historic norms, but many potential buyers have already been priced out of
the market. In 2014, the median price of an existing single family home in California
climbed by 9.8% over the year to $447,010. Many new and young households either
cannot afford to buy (even with today's exceptionally low interest rates) or cannot qualify
for a mortgage loan. Disappointingly, surveys have shown that there is a great deal of
confusion and misperception regarding mortgage loans among the public. Within the pool
of qualified buyers, many do not even apply for a mortgage loan because they think the
process is too expensive and time consuming, or they do not believe they can get a loan.

Mortgage Interest Rates

30-year Fixed Rata, Conventional Morlgage

Percenizgn

-

At the same time, rents are soaring even faster than home prices (and income) in many
parts of the country. In the Los Angeles metro area, the share of income needed make
the monthly mortgage payment on a median priced home was 40.8% (third quarter,
2014). It was even higher for first-time homebuyers (50.7%) because they tend to make
smaller down payments. The share of income needed to afford median rent in Los
Angeles was 47.9%, the highest of any large metro area in the country.®® With more
income needed for rent, many households cannot save for a down payment on a home.
Additionally, since households spend the largest share of their average annual

2 “Renting is Twice as Expensive as Buying', Garrison, Trey. Zillow.com (December, 9, 2014)

LAEDC Kyser Center for Economic Research 2 Economic Forecast, February 2015
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expenditures on housing, increases in housing
expenditures can have a detrimental effect on other
areas 'of consumer spending like clothing,
entertainment, medical care or even food.

A sustained housing market recovery also requires
rising rates of household formation and
homeownership. Job growth has improved to the
point where household formations are on the
upswing. In 2013, household formations picked up to
nearly 1.4 million. In 2014, the number of new
households dropped back to the long-run average of
1.2 million, but is projected to increase to 1.5 million
in 2015.

Rates of homeownership on the other hand have not
recovered. Homeownership peaked at 69.0%
nationally in 2004 and has been declining ever
since, falling to 64.3% in the third quarter of 2014. In
California, homeownership peaked later, in 2006 at
60.2% and has also been on a trend decline. In
2013, the homeownership rate in California dropped
to 54.3%, the lowest rate since 1987. One reason for
the decline is the slow pace of wage and salary
growth since the end of the recession -
homeownership tends to rise with income. A
another reason may be that homeownership rates
during peak years were unsustainable because of
the easy lending practices that prevailed at the time,
which enabled less-than-qualified househaolds to
become homeowners, many of whom subsequently
lost their homes during the housing meltdown and
recession.

Attitudes toward homeownership are also less
favorable than they have been in the past, especially
among younger households. Yet, the perception that
there has been long-term shift in preferences of
renting versus owning a home is probably
premature. Given the challenging job market, slow
wage growth and high levels of student debt, many
young families are likely to remain renters for longer
than in the past, but a number of surveys have
shown that most young families (and an increasing
number of singles) still aspire to own a home.

Apariments:  The apartment market has been
strong for several years. Demand for rental units
shows no sign of slowing. Vacancy rates are low

LAEDC Kyser Center for Economic Research

Major Industries of the Southern California Economy
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. Major Industries of the Southern California Economy

and rental rates continue to rise. In spite of the local flurry of new apartment construction,
supply has not kept up with demand, especially in the market for mare affordable units.

A number of economic and demographic factors are driving demand for apartment
rentals. Stronger job growth has enabled more young people to form separate
households and many are choosing to rent. In some cases, the decision to rent is due to
preference, but ather factors such as student loan debt may also influence this decision.
The difficulty of qualifying for @ mortgage loan or coming up with a down payment have
also pushed many wouid-be buyers to the rental market. Additionally, as enroliment at
the nation’s colleges and universities has increased, so has demand for student rental
housing. At the other end of the age spectrum, longer life expectancy and better health
are swelling demand for senior housing. It is not yet clear how many aging baby-boomers
will opt to remain in the family home versus downsizing to a condo or apartment.

Since the end of the recession, multi-family has been the most active area of new
residential construction and is set to rise at an even faster rate in the coming years. The
increasing ratio of multi- to single-family new home construction is clearly visible in many
metro areas in California. So far improvement in underlying fundamentals (employment
and income growth, household formation) suggest that current demand can absorb
supply but rising rental rates have made affordability an issue. Looking ahead, as more
apartment units become available, the added supply will push vacancy rates higher and
check the rate at which rental rates have been rising.

Apartment rents soar as vacancy rates
decline in Southern California

=+\acancy Rales --Rental Rates
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Unsold Inventories of Homes: Inventories of homes for sale have improved marginally
from the exceptionally low levels seen last year. According to the California Association
of Realtors, the unsold inventory of existing single-family homes in California represented
a 3.3-month supply in December. This was up from a 3.0-month supply in December
2013. In a balanced market, a seven-month supply is the norm for California. Locally,
inventories ranged from a low of 3.1 months in Orange County to a high of 4.7 months in
Riverside County.
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inventories of unsold new homes are also lean, but have been on the rise across most of
the region. In Los Angeles County, the inventory of new unsold housing declined by 6.2%
to 618 units, during the third quarter of 2014 compared with the same period in 2013. The
number of unsold homes plunged during the final months of 2013 (to 583 units) but rose
on a quarter-to-quarter basis in 2014. Inventories in Orange County were up by 90.2%
(793 units) during the third quarter of 2014 compared with year ago levels. In the Inland
Empire, unsold inventories in Riverside County jumped by 119.2% (1,129 units) and in
San Bernardino County, by 30.9% (342 units). In Ventura County the unsold new home
inventory was up by 10.9% (102 units).

Why are inventories so low? On the existing home front, the foreclosure pipeline has
slowed to a trickle, investors are holding rather than flipping, and many would-be owner-
occupant sellers still have insufficient equity to trade up. On the new home side, there
has been little new construction other than apartments for the last several years. While
these conditions have limited supply, this situation will improve as uncertainty about the
future direction of the housing market lessens.

Southern California Unsold
New Housing
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New Hame Consiruction: New home construction is slowly coming back, but the pace
has been disappointing. Part of the problem has been a lack of construction and
development lending. The lending environment is improving, but the time it takes to
develop new residential land is lengthy in California and the supply of available land is
limited throughout much of the region. New multi-family housing, the one bright spot in
residential construction is expected to begin shifting from apartments to townhouses and
condominiums as older Millennials enter their mid-thirties, begin to have families and look
ta buy a home,

Permits for new home construction in Southern California increased moderately in 2014,
rising by 2.6% to 38,800 units. Since bottoming out in 2009 at 14,942 total units
permitted, housing permits have rebounded by nearly 160%. Even so, permit levels
remain a fraction of the peak of 91,556 units reached in 2004,

LAEDC Kyser Center for Economic Research 75 Economic Forecast, F-ebruary 2015
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The LAEDC forecasts that homebuilders will pull permits for 46,300 units in the Los
Angeles five-county region this year, an increase of 19.3% compared with 2014. New
home construction is expected continue on much the same trajectory in 2016 with a
projected increase of 17.1% to 54,200 units permitted. In addition rising home prices,
employment, income and population growth will drive new home construction. This is
likely to be a process that will stretch out over many years.

Conclusion: Southern California’s housing market is on the mend. Although the pace so
far has been too slow to provide much of a boost to sales of existing homes or new home
construction, conditions will improve this year and show more pronounced gains in 2016.

Increases in median home prices moderated significantly over the course of 2014 — a
sign the housing market is moving back to a more balanced position. While support for
existing home sales has shifted away from investor purchases and back to traditional
buyers, stronger job and wage growth is needed to support housing demand and price
appreciation. The decline in sales over the course of 2014 may be a reflection of the
market adjusting to this shift.

Further improvement this year and next will depend in large part on progress in the rest
of the economy, including the housing credit market. As price increases continue to
moderate, Southern California’s housing market will rely more on job and income growth
to support housing demand and prices.

LAEDC Kyser Center for Economic Research 76 Economic Forecast, February 2015
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Table 22: Median Existing Single-Family Home Prices

Annual %

Inland

Empire
2004 435,954 642577 295173 585,282 | 2004 25.1% 31.6% 35.4% 29.6%
2005 517.853 706,555 364.407 668,138 l 2005 18.8% 10.0% 23,5% 11.5%
2006 577.147 732,517 383,580 685,857 ] 2006 11.4% 3.7% 5.3% 2.7%
2007 588,186 727.570 367.248 673,940 E 2007 21% -0.7% <4.3% -1.8%
2008 382.714 540650 230,710 463,560 2008 -35.0% -25.7% -37.2% -31.2%
2009  259.268 505.589 161,114 416770 | | 2008  -21.8%  6.5%  -30.2%  -101%
2010 323,290 546,385 179,268 442820 | 201C 8.0% 8.1% 11.3% _ 63%
2011 307,660 512,500 172.280 418.270 | 2011 -4.8% 6.2% -3.9% -5.5%
2012 327,470 542,700 185,30C 427,000 ‘ 2012 6.4% 5.9% 9.9% 2.1%
2013 405,630 651640 241410 516,470 | 2013 23.9% 20.1% 27.5% 21.0%
2014 449.51C 667.930 273,890 573.560 2014 10.8% 5.6% 13.5% 11.1%

Source: California Association of Realters

Table 23: Total Housing Permits

% Annual

1 A
LA,

County ¢ \ z ¢ Iy
2004 26,935 . 2,603 91.556 2004 26.4% .19 25%  -28.4%
2005 25647 7.206 50818 4516 88.187 2005 48% -27% -3.6% 73.5% -3.7%
2008 26,348 8,371 33,082 2,461 76.263 2006 2.7% 16.2%  -23.1% 45.5% -13.5%
2007  20.383 7.072 20457  1.847 49,739 | 2007 -22.7% -15.5% 47.7%  -249%  -34.8%
2008 13,704 3,159 8,101 842 26,806 | 2008 -327%  -55.3% -55.5% -54.4% 46.1%
2009 5653 2.200 6.685 404 14942 | 2009 -58.7%  -30.4% -26.5% -52.0% 44,3%
2010 7.488 3.091 6.269 590 17.418 2010 32.1% 40.5% 6.2% 46.0% 16.6%
2011 10,403 4.807 5214 640  21.064 201 39.3%  555%  -16.8% 85%  20.9%
2012 10,709 8,862 6,034 410 24,015 2012 2.9% 42,8% 15.7% -35.9% 14.0%
2013 16.850  10.453 9,456 1.048 37.807 2013 57.3% 52.3% 56.7%  155.6% 57.4%
2014e 18,000  10.100 8,700 1,000 38,800 | 2014e 6.8% -3.4% 2.6% -4.6% 2.6%
2015t 20,700 11,400 12,800 1,300 46,300 | 2015f 15.0% 12.9% 33.0% 30.0% 19.3%
77777 2016f 24300 12,400 15,800 1.600 54,200 | 2016f 17.4% 8.8% 23.3% 231%  171%

Sources Construction Industry Researcn Board, Califorma Homeb widing Foundation; forecasts by LAECC
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Veneklasen Assoclates
Consultants in Acoustics | AV [ IT | Environmental Noise

November 3, 2015

Irvine Company
550 Newport Center Drive
Newport Beach, California 92660

Attention: Mr. Jamie Yoshida

Subject: Cypress East Phase 1l (AQ Site)
Irvine, California
Exterlor Nolse Analysis
VA Project # 4214-053

Dear Mr. Yoshida:

Veneklasen Associates (VA) has completed our acoustical review of the Cypress East Phase Il Development Site
located in Irvine, California. This report represents the results of our findings.

1.0 INTRODUCTION

This study was conducted to determine the impact of the exterior noise sources on the Cypress East
Phase |l Residential Development Site. VA’s scope of work included calculating the exterior noise
levels impacting the site based on the information available from the City, determining the method, if
any, required to lower the exterior sound levels to meet the applicable code requirements. The
results of VA's analysis are presented in this report.

The project site consists of a 26.3 acre site which will be developed to include approximately 242
residential units. The project site is bounded by SR-133 to the west, marine way to the south, the
proposed Ridge Valley Road to the east, and a future residential development to the north.

2.0 NOISE CRITERIA

CNEL Is the 24-hour equivalent sound pressure level in which the nighttime noise levels, occurring
between the hours of 10 pm and 7 am, are weighted by adding 10 dB of sound level to the measured
hourly average, and 5 dB for the hours between 7pm and 10pm. Since this is a 24 hour metric, single
event noise levels (truck pass-bye, bus, trains, etc.) are smoothed over the time frame meaning that
the single event noise levels are not as prominent in the analysis.

Leq (equivalent continuous sound level) is defined as the steady sound pressure level which, over a
given period of time, has the same total energy as the actual fluctuating noise.

21 State of California Building Code and City of Irvine Noise Element
The exterior noise standard for the City of Irvine is 65 CNEL. Balconies are exempt from this standard

but developers are required to provide disclosure notices to tenants regarding potential noise
Impacts.

The State of California Building Code (Part 2, Title 24, CCR, Appendix 12, “Sound Transmission
Control") and the City of Irvine Noise Element state that interior CNEL values for residentlal land uses
are not to exceed 45 CNEL in any habitable room.

If the windows must be closed to meet an interior level of 45 CNEL, then a mechanical ventilating
system or other means of natural ventilation shall be provided.

1711 Sixteenth Street =« Santa Mnnica Califarnia 90404 = tel: 310.450.1733 - fax: 310.396.3424 -+ www.veneklasen.com
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Cypress East Phase Il (AQ Site) — Exterior Nolse Analysis

November 3, 2015—Page 2

3.0 EXTERIOR NOISE ENVIRONMENT
3.1 Computer Modeling
VA has utilized the Traffic Noise Model (TNM 2.5) computer software program in order to predict
vehicular noise levels at various locations. The primary purpose of the computer model was to
determine how the noise environment will change due to traffic and site changes. Modeling was
based on the Cypress East Phase 1| Site Study, dated August 7, 2015,
Future traffic conditions were obtained from the City of Irvine Transportation Department.
Information on truck mix was not available and VA made assumptions based on roadway
classification. The modeled traffic Information is shown in Table 1, below.
Table 1 ~ Future Traffic Information (Year 2035)
Truck Mix
Roadway ADT Speed
% Medium % Heavy
SR-133 85,000 65 mph 1.5 1.5
I-5 241,600 65 mph 1.5 15
O Street (Ridge Valley) 10,300 25 mph 1 1
Ramp
(I-5 SB to SR-133 NB) 18,100 45 mph 1.5 1.5
Marine Way 37,400 35 mph 1 1
3.2 Future Noise Contours
Figures 1 and 2 show the 2 wall options for meeting the City’s 65 CNEL noise goal at all lot locations.
The figure also shows the ground level noise contours for these configurations.
Figure 1 — Ground Level Future Noise Contours with Barrier — Option 1
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Cypress East Phase Il (AQ Site) — Exterior Noise Analysis
November 3, 2015—Page 3

Figure 2 — Ground Level Future Noise Contours with Barrier — Option 2
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4.0 CONCLUSIONS

The following is a summary of the conclusions within this report.

With either of the proposed barrier options shown in Figures 1 and 2, the ground level noise
impacts to all lot locations will be less than 65 CNEL,

No further mitigation is required to satisfy the City of Irvine exterior noise requirements.

An independent acoustical analysis will need to be performed for the building exterior fagade
when the plans of the buildings are further developed. That study will need to be submitted
to the City of Irvine to show compliance with the California State Building Code and City of
Irvine interior noise requirements.

Various noise mitigation methods may be utilized to satisfy the noise criteria described in this
report. Alteration of mitigation methods that deviate from requirements should be reviewed by the
acoustical consultant.

Sincerely,

Veneklasen Assoclates, Inc,

4__

John LoVerde
Principal

www.veneklasen.com
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Health Impact Assessment Checklist — Planning Area 40, Age-Qualified Site (00670179-PCPU)

components that are built at an average density
greater than seven units per acre of buildable
land available for residential use?

1. Density: Does the project involve residential X Overall project has a density of 7.65

dwelling units per net acre.

2. Access to Transit: Is regularly scheduled

transit service available within one-half mile of all
residential and employment areas?

Nearest bus stop is 2.3 miles
northwest of project site on Jeffrey
Road. Transit service may be
extended in the future as the Great
Park continues to develop.

3. Physical activity: Is the project located within
1/4 mile of a neighborhood park, trail, or open
space?

One private neighborhood park
within project boundaries. Project is
also located adjacent to the Orange
County Great Park.

4. Housing Affordability: Does the project

include a mix of housing affordability levels?

Affordable housing requirements met
through the application of credits
established within the Northern
Sphere and Planning Area 39 Master
Affordable Housing Plans.

5. Water quality: Is the project site designed to

fully treat water runoff on-site before discharge
into the public storm drain system?

Complies with MS4 permit,

6. Food: Are there supermarkets or fruit and
vegetable stores located within a mile of the
project site?

Ralphs at Woodbury Town Center is
located northwest of the project site
approximately 2.5 miles away.
Weekly farmers market held in
adjacent Orange County Great Park
on Sunday.

7. Design: Is the project design in character with
the surrounding neighborhood?

Refer to project plans.

8. Circulation: Does the project adequately
account for safe circulation patterns, including

separation of pedestrian and vehicular traffic?

Pedestrian sidewalks provided along
all vehicular streets. Traffic
circulation and access have been
analyzed through traffic study.

9. Access to Medical Services: Is the project
located within one mile of a hospital or medical
office complex?

Hoag Heath Center (2.5 miles away
in Woodbury Town Center) and
multiple medical office buildings in
Planning Area 31 (approximately 3.5
miles away).

10. Mixed Use: Does the project include
accessory retail or other non-residential use?

No accessory retail or other non-
residential uses proposed.

PC ATTACHMENT 8
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11. Safety: Is the project designed with windows
overlooking public spaces?

Refer to project plans.

12. Connectivity: Does the project include

linkages to public sidewalks?

Direct connections to Ridge Valley,
Marine Way, and Pinehurst are
provided.

13. Reeyeling: Does the project provide for on-
site recycling facilities for different types of waste
materials?

Separate recycling bins are provided
for each unit.

14. Energy Efficiency: Is the project designed

to meet criteria for third party certification such as
Build-It Green or LEED?

Project will comply with Title 24
standards.

15. Water Conservation: Does the project

include water efficient landscaping and plumbing
fixtures?

Project will comply with Title 24
standards.

16. Noise: Is the project located within 1,000
feet of specific noise generating uses?

Community sound wall will be
constructed along western boundary
to mitigate noise impacts from SR-
133.

17. Proximity to Hazardous Materials: |s the
project site located within 1,000 feet of hazardous
materials as identified by the Orange County Fire
Authority?

No hazardous materials identified
within 1,000 feet of project site.

18. Air Quality: Is the project located within
1,000 feet of specific air toxics generating uses
as identified in the AQMD FIND database?

No specific air toxics generating uses
identified within 1,000 feet of project
site.

19. Odors: Is the project located within 1,000
feet of specific odor generating uses?

No specific odor generating uses
identified within 1,000 feet of project
site.

20. Traffic: Is the project located within 1,000
feet of uses with traffic levels above and beyond
normal traffic patterns for the neighborhood?

Traffic study confirmed this
conclusion.
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City of Irvine

Department of Community Dex yment
P.O. Box 19575

Irvine, CA 92623-9575

ENVIRONMENTAL EVALUATION FOR

SUBSEQUENT ACTIVITY UNDER A PROGRAM EIR
(This is not an Initial Study)

PLANNNG AREA 40 EAST EAST - AGE-QUALIFIED SITE

SECTION |. PROJECT INFORMATION

PROJECT TITLE AND NUMBER(S): Vesting Tentative Tract Map (VTTM) 17996 (00662606-PTT), Conditional
Use Permit (00670179-PCPU), and Park Plan (00662863-PPP)

PROGRAM EIR NAME: Planning Areas 12/40 General Plan Amendment and Zone Change
Final Environmental Impact Report
EIR CLEARINGHOUSE NUMBER: SCH# 200071014

PROJECT APPLICANT: Stantec on behalf of Irvine Company Community Development

PROJECT LOCATION (SPECIFIED): This vesting tentative tract map covers the southern portion of District 3 of
Planning Area 40, Cypress Village (also referred to as “Planning Area 40 East East”) and is generally bounded by
State Route 133 (SR-133) to the west, Marine Way to the south, Ridge Valley and the Orange County Great Park
to the east, and Pinehurst and future Cypress Village neighborhoods to the north.

PROJECT LOCATION (CITY): PROJECT LOCATION (COUNTY):
Irvine Orange

PROJECT DESCRIPTION: Vesting Tentative Tract Map (VTTM) 17996, a Conditional Use Permit (CUP), and a Park
Plan for the development of up to 243 attached and detached residential condominium units and a private park on
32,09 gross acres within District 3 of Planning Area 40 (Cypress Village). The proposed project is a gated, market-
rate age-qualified community for homebuyers over the age of 55.

GENERAL PLAN LAND USE DESIGNATION: The General Plan Designation for this portion of Planning Area 40 is
Multi-Use.

ZONING DESIGNATION OF SITE: The Zoning Designation for this portion of Planning Area 40 is Multi-Use 3.1H.

PREPARED BY: - Re \ DATE: _ November 1, 2016
Stephanie Roxas, Associate Planner

APPROVED BY: DATE:

[INHOUSE.FORMS.CDJENV-EVALUATION-LJII Form 45-21 Rev 9/98
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Program EIR Evaluation
Page 2

SECTION Ii: PROGRAM EIR CHECKLIST

In accordance with Section 15168c of the CEQA Guidelines, the following checklist ensures that all project-related
impacts have been addressed in the Program EIR. Mitigation measures identified in the Program EIR are listed for
each project-related impact.

Impact

DOES Impact
NOT DOES

require require

mitigation mitigation
Project through through Assigned
related EIR EIR mitigation
impact analysis analysis** measures

1. AESTHETICS. Will the proposal:

A. Have a substantial adverse effect on a scenic vista?

Yes / No X
B. Substantially damage scenic resources, including, but
not limited to trees, rock outcroppings, and historic
buildings within a state scenic highway? Yes / No X 15, 16
C Substantially degrade the existing visual character or
quality of the site and its surroundings? Yes / No X

D Create a new source of substantial light or glare which
would adversely affect day or nighttime views in the
area Yes / No X 2,3,45

2.  AGRICULTURE. Will the proposal:

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-agricultural use? Yes / No X

B. Conflict with existing zoning for agricultural use, or a
Williamson Act contract? Yes / No X

C Involve other changes in the existing environment
which, due to their location or nature, could result in
conversion of Farmland, to Non-agricultural use? Yes / No X

[INHOUSE.FORMS.CD]JENV-EVALUATION-LJII Form 45-21 Rev 9/98
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Program EIR Evaluation

Page 3

3. AIR RESOURCES. Wil the proposal:

A

E.

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

Violate any air quality standard or contribute
substantially to an existing or projected air quality
violation?

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 which exceed quantitative thresholds for
ozone precursors)?

Exposure of sensitive receptors to substantial pollutant
concentrations?

The creation of objectionable odors?

4. BIOLOGICAL RESOURCES. Will the proposal:

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 Services?

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 Services?

Impact
DOES
NOT
require

Project through
related EIR

_ impact analysis

Impact
DOES
require
mitigation mitigation
through
EIR
analysis**

Assigned
mitigation

measures

Yes / No

X

SOC,
7,8,9, 10,
11,12

Yes / No

SOC,
7,8,9,10,
11,12

Yes / No

SOC,
7,8,9,10,
11,12

Yes / No X

Yes / No X

Yes / No X

Yes / No X

[INHOUSE.FORMS.CDJENV-EVALUATION-LJII Form 45-21

Rev 9/98
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Program EIR Evaluation

Page 4
Impact
DOES Impact
NOT DOES
require require
mitigation mitigation
Project through through Assigned
related EIR EIR mitigation
impact analysis analysis* measures
C 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? Yes /No X
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? Yes / No X
E. Conflict with any local policies or ordinances
protecting biological resources, such as a tree
preservation policy or ordinance? Yes / No X
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? Yes / No X
5. CULTURAL/SCIENTIFIC RESOURCES. Wil the
proposal:
A Cause a substantial adverse change in the
significance of a historical resource as defined in
Section 15064.57 Yes / No X
B Cause a substantial adverse change in the
significance of an archaeological resource pursuant to
Section 15064.5? Yes / No X
C Directly or indirectly destroy a unique paleontological
resource or site or unique geologic feature? Yes / No X
D Disturb any human remains, including those interred
outside of formal cemeteries? Yes / No X 17 .18
Form 45-21 Rev 9/98
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Impact
DOES Impact
NOT DOES
require require
mitigation mitigation
Project through through Assigned
related EIR EIR mitigation
impact analysis analysis*™ measures
6. GEOLOGY AND SOILS. Will the proposal:
A Expose people or structures to potential substantial
adverse effects, including the risk of loss, injury, or
death involving: )
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. Yes / No X
ii. Strong seismic ground shaking? 20, 21,22,
Yes / No X 23, 24
ii. ?eisr?ic-{ela;ed ground failure, including 20, 21,22,
uefaction”
9 Yes / No X 23, 24
iv. Landslides? 20, 21,22,
Yes /No X 23,24
B. . . . . o .
Result in substantial soil erosion or loss of topsoil Yes / No X 19, 20
C. Be located on a geoldgic 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 20, 21,22,
or collapse? ' Yes / No X 23,24
D. Be located on expansive soil, as defined in Table 18-
1-B of the Uniform Building Code (2007), creating 20, 21,22,
substantial risks to life or property? Yes /No X 23, 24
[INHOUSE.FORMS.CDJENV-EVALUATION-LJII Form 45-21 Rev 9/98
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E. 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?

GREEN HOUSE GAS EMISSIONS. Will the
proposal:

Generate greenhouse gas emissions, either directly or
indirectly, that may have a significant impact on the
environments?

Conflict with an applicable plan, policy, or regulation
adopted for the purpose of reducing the emission of
greenhouse gases?

HAZARDS AND HAZARDOUS MATERIALS. Will
the proposal:

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 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?

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 resuit,
would it create a significant hazard to the public or the
environment?

Impact
DOES Impact
NOT DOES
require require
mitigation mitigation

Project through through
related EIR EIR
impact analysis analysis**

Assigned
mitigation
measures

Yes/ No X

26, 27, 28,
29, 30, 32,
35

<
(o}
7]
pd
O
X

|

96, 97, 98,
99

Yes / No X

96, 97, 98,
99

Yes / No X

Yes/N_g X

Yes/No X

Yes / No X

[INHOUSE.FORMS.CD]ENV-EVALUATION-LJII Form 45-21
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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 a 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, injury or death involving wildfires, including where
wildlands are adjacent to urbanized areas or where
residents are intermixed with wildlands?

9. HYDROLOGY AND WATER QUALITY. Would the project:

A.

Violate any water quality standards or waste discharge
requirements?

Substantially deplete groundwater supplies or
substantially interfere with groundwater recharge such
that there would be a net deficient 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 matter which would
resuit in substantial erosion or siltation on- or off-site?

[INHOUSE.FORMS.CD]ENV-EVALUATION-LJII
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DOES Impact

NOT DOES

require require

mitigation mitigation
Project through through Assigned
related EIR EIR mitigation
impact analysis analysis™ measures
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Impact
DOES Impact
NOT .DOES
require require
mitigation mitigation
Project through through Assigned
related EIR EIR mitigation
impact analysis analysis*™ measures
D. Substantially alter the existing drainage pattern of the 36 37 38
site or area, including through the alteration of the 39’ 42’ 43’
course of a stream or river, or substantially increase 4 4’ 45’ 46'
the rate or amount of surface runoff in a manner which 47’ 48, 49'
would result in flooding on or off-site? Yes / No X ’ 50’ !
E. 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? Yes/No X
F. Otherwise substantially degrade water quality? Yes / No X
G. Place housing within a 100-year flood hazard area as
mapped on federal Flood Hazard Boundary or Flood
Insurance Rate Map or other flood hazard delineation
map? ' Yes / No X
H. Place within a 100-year flood hazard area structures
which would impede or redirect flood flows? Yes / No X
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? Yes / No X
J. Inundation by seiche, tsunami, or mudflow?
nundati y nami udflow Yes / No X
10. LAND USE. Will the proposal:
A. Physically divide an established community? Yes / No X
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 purpose of avoiding or
mitigating an environmental effect? Yes / No X
[INHOUSE.FORMS.CD]ENV-EVALUATION-LJH Form 45-21 Rev 9/98
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Impact
DOES Impact
NOT DOES
require require
~ mitigation mitigation
Project through through °~ Assigned
related EIR EIR mitigation

impact analysis analysis** measures

C. Conflict with any applicable habitat conservation plan
or natural community conservation plan? Yes / No X

11. MINERAL RESOURCES.: Will the proposal.

A. Result in the loss of availability of-a known mineral
resource that would be of value to the region and the
residents of the state? Yes / No X

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?

Yes / No. X
12. NOISE. Would the project result in:
A. Expoéure of persons tb or generation of noise levels in
excess of standards established in the local general 57 53 54
plan or noise ordinance, or applicable standards of 55’ 56, 57'
other agencies? Yes / No X 58 60. 61
B. Exposure of persons to or generation of excessive
groundborne vibration or groundborne noise levels?
Yes / No X
C. A substantial permanent increase in ambient noise ‘ 52 53 54
levels in the project vicinity above levels existing 55 56 57
without the project? Yes / No X 58’ 60’ 61’
D. A substantial temporary or periodic increase in 52. 53 54
ambient noise levels in the project vicinity above levels 55' 56’ 57f
existing without the project? Yes / No X 58 60. 61
E. 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? Yes / No X
[INHOUSE.FORMS.CDJENV-EVALUATION-LJII Form 45-21 Rev 9/98
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Impact
DOES Impact
NOT DOES
require require
mitigation mitigation
Project through through Assigned
related EIR EIR mitigation
impact analysis analysis*™ measures
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? Yes/No . X
13. POPULATION AND HOUSING. Will the proposal:
A. Induce substantial population growth in an area, either
directly (for example, by proposing new homes and
business) or indirectly (for example, through extension
of roads or other infrastructure)? Yes / No X
B. Displace substantial numbers of existing housing, -
necessitating the construction of replacement housing
elsewhere? Yes/No  X.
C. Displace substantial numbers of people, necessitating
the construction of replacement housing elsewhere? Yes / No X
14. PUBLIC SERVICES. 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 . aitered
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:
A. Fire protection? 66, 67, 68,
Yes / No X 69
B. Police protection? Yes / No X 63, 64, 65
C. Schools? Yes / No X
D. Parks? Yes /M X
E. Other public facilities?
Yes / No X . 70,71,72
[INHOUSE.FORMS.CD]JENV-EVALUATION-LJII Form 45-21 Rev 9/98
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Impact
DOES Impact
NOT DOES
require require

mitigation mitigation
Project through through Assigned
related EIR EIR mitigation
impact analysis analysis®™ measures

15. RECREATION. Will the proposal:

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? Yes / No X 73,74

B. Does the project include recreation facilities or require
the construction or expansion of recreational facilities
which might have an adverse physical effect on the
environment? Yes / No X

16. TRANSPORTATION/CIRCULATION.
Will the proposal: )

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 79, 80, 82,
either the number of vehicle trip, the volume to 84, 88, 90,
capacity ratio on road, or congestion at intersections)? 100, 101

<
D
]
pd
o
x

k

B. Exceed, either individually or cumulatively, a level of
service standard established by the county congestion 79, 80, 82,
management agency for designated roads or 84, 88, 90,
highways? Yes / No X 100, 101

C. Result in a change in air traffic patterns, including
either an increase in traffic level or a change in

location that results in substantial safety risks?
Yes / No X

D. Substantially increase hazards due to a design feature
(e.g., sharp curves or dangerous intersections) or
incompatible uses (e.g., farm equipment)? Yes / No. X

E. Result in inadequate emergency access?
Yes / No X

F. Result in inadequate parking capacity? Yes / No X

[INHOUSE.FORMS.CD]ENV-EVALUATION-LJII Form 45-21 Rev 9/98
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17.

A

UTILITIES, SERVICE SYSTEMS.AND ENERGY.

Will the proposal:

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

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?

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

Results 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?

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

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

Result.in wasteful use of fuel or energy?

Abnormally increase demand for existing sources of
energy, or require the development of new sources of
energy?

Impact
DOES
NOT
require
mitigation
Project through
related EIR
impact analysis

Impact
‘DOES
require
mitigation
through Assigned
EIR mitigation
analysis™ measures

Yes/No X

Yes/No X

X 91, 92, 93

Yes/No X

-<
D
v
~
Z
o}

:

Yes / No X

Yes / No X

Yes/No X

95
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SECTION Ill. APPLICABILITY OF CEQA GUIDELINES
SECTIONS 15162 AND 15163

1.  Subsequent changes are proposed in the project which will require important
revisions of the EIR due to the involvement of new significant environmental X
impacts not considered in a EIR on the project.

2, Substantial changes occur with respect to the circumstances under which
the project is undertaken, such as a substantial deterioration in the air
quality where the project will be located, which will require important
revisions in the EIR due to the involvement of new significant environmental X
impacts not covered in the EIR; or

3. New information of substantial importance to the project becomes available,
and

A. The information was not known and couid not have been known at the
time the EIR was certified as complete or was adopted, and X

B. The new information shows any of the following:

1. The project will have one or more significant effects not discussed
previously in the EIR; X

2.  Significant effects previously examined will be substantially more
severe than shown in the EIR; . X

3. Mitigation measures or alternatives previously found not to be
feasible would in fact be feasible and would substantially reduce
one or more significant effects of the project; or X

4. Mitigation measures or alternatives which were not previously
considered in the EIR would substantially lessen one or more
significant effects on the environment. X

SECTION IV. FINDINGS

——

<
m
w
Z
o

1. The project has effects that were not examined in the EIR; therefore, an
Initial Study needs to be prepared leading to either an EIR or a Negative X
Declaration.

2. The agency finds that pursuant to Section 15162, no new effects will occur or
no new mitigation measures will be required. The agency can approve the
project as being within the scope of the project covered by the EIR, and no X
new environmental document is required.

**The list of “Assigned Mitigation Measures” includes Project Design Features (PDF), Existing Plans, Programs,
and Policies (PPP), and Mitigation Measures (MM). Similar to Mitigation Measures, PDFs and PPPs are project
requirements that reduce potential significant impacts of the project.

[INHOUSE.FORMS.CDJENV-EVALUATION-LJII Form 45-21 ‘ Rev 9/98
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Case No.:

Date:
Planner:

Vesting Tentative Tract Map (VTTM) 17996 (00662606-PTT), Conditional Use
Permit (00670179-PCPU), and Park Plan (00662863-PPP)

November 17, 2016
Stephanie Roxas, Associate Planner

SUBSEQUENT ACTIVITY UNDER A PROGRAM EIR
PLANNING AREA 40/12 (State Clearinghouse No. 200071014)

(Prepared: November 1, 2016)

Note to Planners: The corresponding numbers of the actual PPPs, PDFs, Mitigation Measures contained in the
Project EIR for the Planning Area 12 and 40 GPA/ZC have been provided in parentheses in italicized font. The
numbers used in the left-hand margin correspond to the mitigation numbers listed in the accompanying
Environmental Evaluation.

A - Previously applied mitigation measures

B - Mitigation measures for this project

S - Mitigation Measures Satisfied for Entire Planning Area
N/A - Not applicable mitigation measures for this project
AESTHETICS

Plans, Programs, and Policies

N/A 1.

N/A 3.

As required by the City’s Zoning Ordinance, Chapter 2-17, Master Plan, the
applicant shall submit a Master Plan application to the City of Irvine, including a
conceptual landscape plan. The conceptual landscape plan shall be prepared in
compliance with the landscape requirements outlined in Chapter 3-15 of the
Zoning Code, Landscaping Standards, and Chapter 3-32, Streetscapes and
Public Right-of-Way Standards. (PPP-AES-1)

Prior to issuance of building permits, the applicant shall demonstrate through
submittal of electrical engineer's photometric survey, prepared to the
satisfaction of the Director of Community Development, that lighting
requirements as set forth in the Irvine Security Code are met (Standard
Condition 3.6). (PPP-AES-2)

Any lighting of athletic fields and courts in Planning Area 40 shall conform to the
City of Irvine Community Services Athletic Field Lighting Standards contained in
the City of Irvine Park Standards Manual. (PPP-AES-3)

As required by the City's Zoning Ordinance, Chapter 3-16, Lighting, outdoor
lighting shall be designed and installed so that all direct rays are confined to the
site and adjacent properties are protected from glare. The level of lighting on
the site shall comply with the requirements of the City's security code.
(Municipal Code Title 5, Division 9, Chapter 5). (PPP-AES-4)
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Project Design Features
N/A 5. No sports fields (such as Baseball and Soccer fields) that require sports field
lighting with light standards 60 feet or more in height shall be located adjacent
to Street “AA” as identified in Exhibit D “Community Park Concept Plan” in
Zoning Code Chapter 9-40. (PDF-AES-1)

AGRICULTURAL RESOURCES

Plans, Programs, and Policies

_S 6. Agricultural- Legacy Program:. |mplementation of the Agricultural Legacy
Program is intended to mitigate for the loss of agricultural land in the City
resulting from the conversion of existing farmland to planned development
uses, such as in the case of the currently proposed Project. (PPP-AGR-1)

AIR QUALITY

Plans, Programs, and Policies

B 7. Compliance with SCAQMD Rules 402 and 403: During construction of the
Project, the property owner/developer and its contractors shall be required to
comply with regional rules, which will assist in reducing short-term air pollutant
emissions. SCAQMD Rule 402 requires that air pollutant emissions not be a
nuisance off-site. SCAQMD Rule 403 requires that fugitive dust be controlled
with the best available control measures so that the presence of such dust does
not remain visible in the atmosphere beyond the property line of the emission
source. Two options are presented in Rule 403; monitoring of particulate
concentrations or active control. Monitoring involves a sampling network
around the project with no additional control measures unless specified
concentrations are exceeded. The active control option does not require any
monitoring, but requires that a list of measures be implemented starting with the
first day of construction. Relevant control measures from Rule 403 are
identified in Tables 17 through 20 of the Air Quality Assessment completed for
the Project by MGA (see Appendix B1 of the DEIR). (PPP-AQ-1)

B__ 8. Compliance with Title 24, Part 6, California's Energy Efficiency Standards for
Residential and Nonresidential Buildings: All buildings must comply with Title
24, Part 6. Reducing the need to heat or cool structures by improving thermal
integrity will result in a reduced expenditure of energy and a reduction in
pollutant emissions. (PPP-AQ-2)
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Mitigation Measures

B

9.

10.

Construction Equipment Emissions Measures: Prior to the issuance of each
grading permit, the following information shall be included as a note on the
cover sheet of the grading plans (MM-AQ-1):

“The following measures shall be implemented during grading and construction
of the project: :

Use low emission construction equipment. The property owner/develop
shall comply with CARB requirements for heavy construction equipment.
For mass or rough grading, contractors shall be required to utilize heavy
construction equipment that complies with the SCAQMD contractor
requirement to maintain a Tier 2 fleet average.

Maintain construction equipment engines by keeping them tuned.

Use low sulfur fuel for stationary construction equipment.

Utilize existing power sources (i.e., power poles) when available.
Configure construction parking to minimize traffic interference.

Minimize obstruction of through-traffic lanes. Construction should be
planned so that lane closures on existing streets are kept to a minimum.
Schedule construction operations affecting traffic for off-peak hours to
the maximum extent feasible.

Develop a traffic plan to minimize traffic flow interference from
construction activities (the plan may include advance public notice of
routing, use of public transportation and satellite parking areas with a
shuttle service).

Avoid unnecessary idling by shutting off engines that are expected to idle
for more than five minutes.

Provide temporary traffic controls such as a flag person, during all
phases of construction to maintain smooth traffic flow.

Schedule construction activities that that affect traffic flow on the arterial
system to off-peak hour to the extent practicable.

Reroute construction trucks away from congested streets or sensitive
receptor areas, and appoint a construction relations officer to act as-a
community liaison concerning on-site construction activity including
resolution of issues related to PM10 generation.”

ROG Control Measures: Prior to issuance of the first building permit, the
applicant shall provide evidence to the Director of Community Development that
the following measures shall be incorporated into project construction to the
greatest extent feasible (MM-AQ-2):

Minimize the amount of paint used by using pre-coated, pre-colored and
naturally colored building materials. (Note: The architectural and
construction design typically used by the Project applicant includes, to a
large extent, these type building materials, when practicable);

Use Water-Based and LOW-VOC coatings with VOC contents set forth
in SCAQMD Rule 1113 (http://wmww.agmd/gov/prdas/brochures/Super-
Compliant_AIM.pdf); and
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A 12

* Use high transfer efficiency painting methods such as HVLP (High
Volume Low Pressure) sprayers and brushes/rollers were possible.

Implement Measures Recommended in SCAQMD's CEQA Handbook and the
URBEMIS2002 Model: Prior to issuance of the first building permit, the
applicant shall provide evidence to the Director of Community Development that
demonstrates how the property owner/developer shall reduce operation-related
emissions through implementation of the following practices identified in
SCAQMD’s CEQA Handbook and the URBEMIS2002 model (MM-AQ-3):

e Install low-emission water heaters;

e Use built-in, energy-efficient appliances; and

e Ensure that sidewalks and pedestrian paths are installed throughout the

project area.

The project shall comply with Proposed SCAQMD Rule 445 regarding wood-
burning devices. (MM-AQ-4)

BIOLOGICAL RESOURCES

Plans, Programs, and Policies

A 13

N/A _14.

In accordance with Section 1602 of the Fish and Game Code, prior to issuance
of grading permits for portion of Planning Area 40 that includes the MCAS El
Toro Ditch, which extends east from the Marshburn Channel to the future
Orange County Great Park/Heritage Fields development, the landowner or
subsequent project applicant shall provide notification to the California
Department of Fish and Game (CDFG) and comply with any further actions
required by CDFG. (PPP-BIO-1)

Prior to any installation of any new storm drain connections to and/or
discharges into the Marshburn Channel associated with the PA 40/PA 12
Project, landowner or subsequent project applicant shall 1) obtain a permit or
other authorization from the U.S. Army Corps Engineers pursuant to Section
404 of the Clean Water Act; 2) obtain a Section 401 Water Quality Certification
from the California Regional Water Quality Control Board, Santa Ana Region
pursuant to Section 401 of the federal Clean Water Act which requires any
applicant for a Federal permit, such as a Clean Water Act Section 404 permit,
to provide the licensing agency a certification from the California Regional
Water Quality Control Board that the project will comply with adopted water
quality standards; and 3) provide notification to the California Department of
Fish and Game (CDFG) of the project pursuant to Section 16-2 of the Fish and
Game Code and comply with any further actions required by CDFG. (PPP-BIO-
2)
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Project Design Features

S

15.

The proposed zoning text for PA 40 states that existing eucalyptus windrows in
Planning Area 40 will be retained in median landscaping, landscaped setbacks,
parks, trails, agricultural areas and areas adjacent to open space to the extent
that trees are: 1) deemed sufficiently healthy for preservation in accordance
with a survey conducted by a certified arborist; 2) pose no safety concerns; and
3) do not conflict with roads, utilities, drainages, and other infrastructure
improvements, schools, parks, and regional trails, as well as between
residential neighborhoods. (PDF-B/O-1)

Mitigation Measures

B

16.

Prior to the issuance of grading permits, the project applicant shall prepare a
tree removal plan for approval by the Director of Community Development. The
plan shall include the following items and requirements (MM-BIO-1):

a. ldentify all trees to be removed during project construction. Such trees
should be removed outside the avian nesting season, which extends from
March 15 to July 15.

b. If it is not possible to remove all trees during the non-nesting season, then
within three days of removal, trees shall be surveyed by a qualified biologist.
If no nesting birds are found, the tree may be removed. If nesting birds are
detected, then removal shall be postponed until the fledglings have vacated
the nest or the biologist has determined that the nest has failed.

c. If construction is to occur during the nesting season, preserved trees shall
be surveyed for the presence of nesting birds. If nesting birds are detected,
the biologist shall establish an appropriate buffer zone where construction
activity may not occur until the fledglings have vacated the nest or the
biologist has determined that the nest has failed.

CULTURAL RESOURCES

Plans, Programs, and Policies

B

17..

Prior to the issuance of the first preliminary or precise grading permit, and for
any subsequent permit involving excavation to increased depth, the applicant
shall provide letters from an archaeologist and a paleontologist. The letters
shall state that the applicant has retained these individuals, and that the
consultant(s) will be on call during all grading and other significant ground-
disturbing activities. These consultants shall be selected from the roll of
qualified archaeologists and paleontologists maintained by the County of
Orange. The archaeologist and/or paleontologist shall meet with Community
Development staff, and shall submit written recommendations specifying
procedures for cultural/scientific resource surveillance and for developing
mitigation plans for archaeological/historical and paleontological resources.
These recommendations shall be reviewed and approved by the Director of
Community Development prior to issuance of the grading permit and prior to
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any surface disturbance on the project site. Specific measures that shall be

required include at a minimum (PPP-CLT-1):

a. A qualified archaeological and/or paleontological monitor will observe
and inspect grading and other construction excavations in undisturbed,
native sediments, including full time monitoring during grading of
undisturbed Pleistocene age sediments below a depth of 8 feet;

b. If archaeological excavations are conducted, the Owner will retain a
qualified Native American monitor with demonstrated ancestral ties to the
area. The Native American monitor will observe all archaeological
excavations and provide a written report.

C. Conduct an archaeological survey of the PA 12 Project site in
conjunction with clearing and grubbing of the property, prior to major
earth-moving activity.

Should any cultural/scientific resources be discovered, no further grading shall
occur in the area of the discovery until the Director of Community Development
is satisfied that adequate provisions are in place to protect these resources (i.e.,
significant scientific/cultural resources will be preserved in place or recovered
and curated at a museum or other suitable repository for curation in perpetuity.
The repository will afford access to the collection to future researchers. Proof of
curation shall be provided). (City of Irvine Modified Standard Condition 2.1).

In the event of the accidental discovery or recognition of any human remains in
any location other than a dedicated cemetery, the following steps shall be taken
(PPP-CLT-2):

a. There shall be no further excavation or disturbance of the site or any
nearby area reasonably suspected to overlie adjacent human remains
until the Orange County Coroner is contacted to determine if the remains
are prehistoric and that no investigation of the cause of death is required.
If the coroner determines the remains to be Native American, then the
coroner shall contact the Native American Heritage Commission within
24 hours, and the Native American Heritage Commission shall identify
the person or persons it believes to be the most likely descendent from
the deceased Native American. The most likely descendent may make
recommendations to the landowner or the person responsible for the
excavation work, for means of treating or disposing of, with appropriate
dignity, the human remains and any associated grave goods as provided
in Public Resources Code Section 5097.98, or

b. Where the following conditions occur, the land owner or his/her
authorized representative shall rebury the Native American human
remains and associated grave goods with appropriate dignity either in
accordance with the recommendations of the most likely descendent or
on the property in a location not subject to further subsurface
disturbance:
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1. The Native American Heritage Commission is unable to identify a
most likely descendent or the most likely descendent failed to make a
recommendation within 24 hours after being notified by the
commission.

2. The identified descendent fails to make a recommendation; or

3. The landowner or his/her authorized representative rejects the
recommendation of the descendent, and mediation by the Native
American Heritage Commission fails to provide measures acceptable
to the landowner. [CEQA Guidelines Section 15064.5(e)]

GEOLOGY AND SEISMICITY

Plans, Programs, and Policies

A 19
B _20.
B 21.
A 22

Revegetation: Revegetation of cut and fill slopes shall be required in

accordance with the City of Irvine Grading Code (Municipal Code Title 5,
Division 10) and Grading Manual. (PPP-GEO-1)

Grading Operations_and Construction: All grading operations and construction

will be conducted in conformance with the applicable City of Irvine Grading
Code (Municipal Code Title 5, Division 10) and Grading Manual, the most
recent version of the Uniform Building Code, and consistent with the
recommendations included in the most current geotechnical reports for the
project area prepared by the engineer of record. (PPP-GEO-2)

Geotechnical Reports: In accordance with the City of Irvine Grading Code

(Municipal Code Title 5, Division 10) and Grading Manual, detailed geotechnical
investigation reports for each Rough Grading Plan shall be submitted to further
evaluate faults, subsidence, slope stability, settlement, foundations, grading
constraints, liquefaction potential, issues related to shallow groundwater and
other soil engineering design conditions and provide site specific
recommendations to mitigate these issues/hazards. The' geotechnical reports
shall be prepared and signed/stamped by a Registered Civil Engineer
specializing in geotechnical engineering and a Certified Engineering Geologist.
The City of Irvine Geotechnical Engineer/Engineering Geologist shall review the
rough grading plan to ensure conformance with recommendations contained in
the reports. (PPP-GEQO-3)

. Registered Civil Engineer: In accordance with the City of Irvine Grading Code

(Municipal Code Title 5, Division 10) and Grading Manual, grading and
earthwork shall be performed under the observation of a Registered Civil
Engineer specializing in Geotechnical Engineering in order to achieve proper
sub-grade preparation, selection of satisfactory fill materials, placement and
compaction of structural fill, stability of finished slopes, design of buttress fills,
subdrain installation and incorporation of data supplied by the engineering
geologist. (PPP-GEO-4)
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A 23

24,

25.

Certified Engineering Geologist: In accordance with the City of Irvine Grading
Code (Municipal Code Title 5, Division 10) and Grading Manual, grading and
earthwork shall also be performed under the observation of a Certified
Engineering Geologist to provide professional review and written approval of
the adequacy of natural ground for receiving fills, the stability of cut slopes with
respect to geological matters, and the need for subdrains or other groundwater
drainage devices. The geologist shall geologically map the exposed earth units
during grading to verify the anticipated conditions, and if different, provide
findings to the geotechnical engineer for possible design modifications. (PPP-
GEO-5)

Structures and Seismic Design: Future buildings and structure (i.e., houses,
retaining walls, etc.) shall be designed in accordance with the Clty of Irvine
Building Code and the most recent Uniform Building Code and/or California
Building Code (UBC/CBC). The concrete utilized shall take into account the
corrosion and soluble sulfate soil conditions at the site. The structures shall be
designed in accordance with the seismic parameters included in the UBC/CBC.
(PPP-GEO-6)

Septic Tanks, Leech Fields, and Seepage Pits: If encountered during grading,
the abandonment of the septic tanks, leech field, and seepage pits shall be
performed in accordance with Section 722 of the Uniform Piumbing Code
requirements. These structures shall be removed from the upper 10 feet from
finish grade and disposed of offsite. The structures shall be properly
abandoned below this depth. (PPP-GEO-7)

HAZARDOUS MATERIALS

Plans, Programs, and Policies

B__

26.

If any Underground Storage Tanks (USTs) are encountered during site grading
and excavation activities, they shall be removed in accordance with the existing
standards and regulations of, and oversight by, the Orange County Health Care
Agency (OCHCA), based on compliance authority granted through the
California Code of Regulations, Title 23, Division 3, Chapter 16, Underground
Tank Regulations. The process for UST removal is detailed in the OCHCA's
AST/UST Removal Report and Remediation Procedures Report. Soil samples
from areas where storage tanks have been removed or where soil
contamination is suspected shall be analyzed for hydrocarbons including
gasoline and diesel in accordance with procedures set forth in AST/UST
Removal Report and Remediation Procedures Report and as directed by
OCHCA. If hydrocarbons are identified in the soil, the appropriate
response/remedial measures will be implemented as directed by OCHCA or
other appropriate agency until all specified requirements of the oversight
agencies are satisfied and a no-further-action status is attained. Any Above
Ground Storage Tank (AST) in existence at the commencement of site
development shall be removed in accordance with all applicable regulations
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under the oversight of OCHCA. These procedures are detailed in the UST/AST
Removal Report. Compliance with the requirements of the OCHCA relative to
the removal/closure of storage tanks is set forth through the California Health
and Safety Code Sections 25280 through 25299. (PPP-HHM-1)

B 27. If any of the irrigation piping encountered during site grading and excavation
activities is found to contain asbestos fibers, demolition shall be conducted in
accordance with the remediation and mitigation procedures established by all
federal, state, and local standards including federal and California Occupation
Safety and Health Administration (OSHA), and Air Quality Management District
(AQMD) regulations for the excavation, removal, and proper disposal of the
transite pipe [CFR Title 29 (OSHA) - Chapter XVII, Section 1926.1101, CFR
Title 29 California Health & Safety Code, and SCAQMD Regulation X - National
Emission Standards For Hazardous Air Pollutants, Subpart M - National
Emission Standards For Asbestos, which include demolition activities involving
asbestos]. The aforementioned regulations include AQMD Rule 1403, which
sets forth specific procedures and requirements related to demolition activities
involving asbestos containing materials including piping. Asbestos materials
removed in conjunction with site preparation/demolition activities will be
disposed of at a landfill permitted to accept such material. (PPP-HHM-2)

A 28. During demolition, grading, and excavation, workers shall comply with the
requirements of Title 8 of the California Code of Regulations Section 1532.1,
which provides for exposure limits, exposure monitoring, respiratory protection,
and good working practice by workers exposed to lead. Lead-contaminated
debris and other wastes shall be managed and disposed of in accordance with
the applicable provision of the California Health and Safety Code. (PPP-HHM-3)

B 29. Groundwater wells, if any, that will no longer be used shall be properly
abandoned in conjunction with site grading or redevelopment activities, in
accordance with the requirements for a well deconstruction permit from the
Orange County Health Care Agency (see http://ochealthinfo.com/docs/
regulatory/well/destruction.pdf). (PPP-HHM-4)

Project Design Features

B 30. Septic or waste holding tanks, if any, found onsite shall be properly closed and
abandoned in conjunction with site grading or redevelopment activities.
Abandonment through removal would include observation by a trained monitor
of the removal of the tank contents and subsurface equipment including
associated piping. Visual observations would include tank/piping integrity and
the conditions of the surrounding soils to evaluate if there is evidence of a
release from the system. Contingent upon these observations and after the
equipment is removed, confirmatory soil samples at the base of the excavation
would be conducted as warranted to evaluate soil conditions. Abandonment in-
place would include visual observation by a trained monitor while tank contents
are removed, followed by placement of an inert solid material (e.g., lean

14
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concrete) to fill the tank. With either option, the removed tank contents would

be profiled for proper waste disposal, per local, state and federal regulations.
(PDF-HHM-1)

Mitigation Measures

N/A 31.

N/A 32..

Prior to demolition of any on-site structure(s) within the Project portion of PA 12,
a survey shall be performed for asbestos containing materials within the subject
structure(s). If asbestos containing materials are found, demolition shall be
conducted in accordance with the remediation and mitigation procedures
established by all federal, state, and local standards, as described in PPP-
HHM-1. (MM-HHM-1)

If residential, recreational, or other sensitive uses (i.e., medical facilities, child
care centers, schools [K-12], etc.) are to be developed in the portions of PA 40
that are subject to soils management options and/or reevaluation, as shown in
Figure 5.7-1, PA 40 Areas Subject to Mitigation Measure MM-HHM-2, of the
Draft EIR, one or more remedial option(s) as described below shall be identified
for such area prior to issuance of grading permits. For uses other than those
specified above, such as employment, soils management options and/or
reevaluation shall not be required (consistent with the results of the Human
Health Risk Assessment [HHRA], Planning Area 40, lrvine,” Orange County,
California, prepared by GeoSyntec Consultants in November 2007, which found
that there were no sample locations that exceeded the target risk levels
applicable to cancer effects and noncancer effects for commercial workers.).

Remedial Options (One or more of these options shall be implemented in |
conjunction with recreation, residential, or other sensitive uses proposed in the
areas that exceed a future onsite residential cancer risk of 1 x 10®):

Targeted Excavation: Subsequent to current facility tenant(s) vacating the
property, but prior to issuance of a grading permit(s) or demolition associated
with proposed recreational, residential, or other sensitive uses, excavation may
be conducted for soils that exceed a future onsite lifetime cancer risk of 1 x 107,
or for soils that exceed a lead concentration of 150 mg/kg (identified as the
preliminary remediation goal). Soils to be excavated would be based on soil
sample results set forth in the Phase Il Environmental Assessment, as depicted
in Figures 15 and 16 of the HHRA. For these soils, excavation would be
conducted to a depth of one foot below ground surface. The lateral extent of
excavation would be to the nearest sample point that was found in the HHRA to
pose a future onsite lifetime cancer risk less than 1 x 10° or a lead
concentration less than the identified remediation goal of 150 mg/kg. Following
excavation, but prior to development, additional sampling and analysis of
remaining soils will be conducted in areas where soils that currently exceed a
future onsite lifetime cancer risk of 1 x 10 have been excavated to confirm that
cancer risks are below 1 x 10-6. A confirmation sampling and analysis plan will
be prepared prior to conducting this sampling and analysis step. Depending
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N/A_33.

upon the volume of soils to be excavated pursuant to this option, a backhoe or
other loading equipment shall be used. Using standard operating procedures
for soil operations at the site, soils shall be loaded onto a truck for offsite
disposal at an appropriate receiving facility. The nearest appropriate receiving
facility is the Frank R. Bowerman landfill in central Orange County. None of the
identified soil samples exceed either federal or California hazardous waste
criteria.

Grading: Subsequent to current facility tenant(s) vacating the property, a
grading operation will be conducted as part of site preparation for development.
Grading of soils that currently exceed a future onsite lifetime cancer risk of 1 x
10°® will be included in this operation. Following grading, but prior to issuance
of building permits, additional sampling and analysis of graded soils will be
conducted in areas where soils that exceed a future onsite lifetime cancer risk
of 1 x 10%have been relocated to confirm reduction in risk associated with the
grading operation. A confirmation sampling and analysis plan will be prepared
prior to conducting this sampling and analysis step. Following such soil
sampling and analysis, additional human health risk assessment of such soils
will be conducted. If, as a result of such post-grading sampling, any such soils
are found to be at or below a future onsite lifetime cancer risk of 1 x 10°°, no
further action or restriction on development will be required. If, as a result of
such post-grading sampling, any such soils still exceed a future onsite lifetime
cancer risk of 1 x 10, additional grading or excavation will be conducted, or
land use considerations such as the following may be taken.

Land Use Considerations: The development of Planning Area 40 will include
residential, multi-use and recreational land uses. No soil sampling results, as
assessed in the HHRA, exceed a future onsite cancer risk of 1 x 10for future
construction or commercial use and a limited area was identified exceeding the
1 x 10°® cancer risk for recreational use. An option for managing areas of the
site where soils exceed a future onsite lifetime cancer risk of 1 x 10® is to plan

. the development to prevent direct contact of the soils by future occupants.

Alternatively, evidence may be provided to the Community Development
Director to show that no further remedial actions are required, based on
updated soil sampling conducted to reassess the chemical content of soils (i.e.,
portions of the site may not be developed for several years, during which time
certain chemical concentrations may attenuate to lower concentrations) and
reevaluation of the lifetime cancer risk. (MM-HHM-2)

Prior to tentative tract map approval for the PA 12 portion of the Project, a
human health risk assessment (HHRA) shall be completed to evaluate the
potential hazard risk level of future occupants of the site given the known soil
and groundwater contamination at the site. The analysis shall evaluate the site
conditions in terms of acceptable levels of risk applicable to the proposed non-
residential uses, consistent with guidance documents by U.S. Environmental
Protection Agency (EPA) or California EPA (i.e., USEPA Risk Assessment
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N/A 34.

Guidance for Superfund. Volume I: Human Health Evaluation Manual and
California Department of Toxic Substances Control Guidance for The
Evaluation and Mitigation of Subsurface Vapor Intrusion to Indoor Air and
Supplemental Guidance for Human Health Multimedia Risk Assessments of
Hazardous Waste Sites and Permitted Facilities, and related guidance
documents as applicable). The HHRA shall identify options for reducing risk
hazards to acceptable levels if/as necessary and appropriate, which may
include, but not be limited to, targeted excavation or managed grading, or in-situ
treatment. (MM-HHM-3)

Prior to issuance of building permits for development within the PA 12 portion of
the Project, the recommendations presented in Section 8.0 of the Phase |
Environmental Site Assessment, Planning Area 12 (a.k.a. Traveland USA Site)
report completed by Laguna Geosciences, Inc. in September 2007 shall be
addressed. Based on the results of the additional investigations set forth in the
recommendations, any required remediation shall be completed in accordance
with applicable regulatory requirements. A report documenting the completion,
results, and any follow-up (remediation) on the recommendations shall be
provided to the Director of Community Development prior to issuance of
building permits within the PA 12 site. (MM-HHM-4)

If soil is encountered during Project site development that is suspected of being
impacted by hazardous materials, work at the subject construction activity area
will be halted and the suspect site conditions will be evaluated by a qualified
environmental professional. The results of the evaluation will be submitted to
the Orange County Health Care Agency (OCHCA) and/or the California
Regional Water Quality Control Board (RWQCB), as appropriate, and the
necessary response/remedial measures will be implemented, as directed by
OCHCA, RWQCB, or other applicable oversight agency, until ali specified
requirements of the oversight agencies are satisfied and a no-further action
status is attained. (MM-HHM-5)

HYDROLOGY AND WATER QUALITY

Surface Hydrology

Plans, Programs, and Policies

A 36.

_NIA 37.

Storm Drain Facilities: Prior to release of a final map by the City, the landowner
or subsequent project applicant shall construct, or enter into an agreement and
post security, in a form and amount acceptable to the City Engineer,
guaranteeing the construction of the following public and/or private
improvements in conformance with applicable City Standards and the City's
Capital Improvement Policy. (City of Irvine Standard Condition 1.1) (PPP-SH-1)

Federal Emergency Management Agency (FEMA): Prior to the issuance of

precise grading permit for any lot or parcel wholly or partially located within the
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N/A 38.

Special Flood Hazard Area (SFHA), the applicant shall furnish to the City
Engineer documentation required by the FEMA for revision to the FIRM and
Flood Insurance Study (FIS). The applicant shall pay all preliminary and
subsequent fees as required by FEMA. (City of Irvine Standard Condition 2.4)
(PPP-SH-2)

National Flood Insurance Program (NIP) Elevation Certificate: Prior to the
issuance of building permits on any lot or parcel located wholly or partially
within the SFHA, a NFIP Elevation Certificate shall be submitted in accordance
with the requirements of the NFIP and shall have been reviewed and approved
by the City Engineer. The elevation certificate shall be on a FEMA form. If a
nonresidential building is being floodproofed, then a FEMA Floodproofing
Certificate must be completed and submitted in addition to the elevation
certificate. (City of Irvine Standard Condition 3.3) (PPP-SH-3)

Hydrology and Hydraulics Report: Prior to the issuance of preliminary grading

permits, the landowner or subsequent project applicant shall complete, and
submit to the Department of Public Works, a hydrology and hydraulics report to
verify that the final development, conforms to the proposed drainage patterns
and flow rates shown in the Master Plan of Drainage. The final pad layout and
street locations along with final onsite storm drain design shall be verified with
more refined flow rates and pipeline layouts, to the satisfaction of the City
Engineer. (Section 102 of the Standards & Design Manual) (PPP-SH-4)

Project Design Features

A 40.

Routing of Fiows to Trabuco Retarding Basin: A portion of the existing drainage

area ftributary to the Caltrans Channel will be routed to Trabuco Retarding

-Basin. PA 40 planned development will be designed per San Diego Creek

Master Plan Central-lrvine Channel Update Calculations (RBF Report, 2-26-
2007). The Flood Control Master Plan designed a portion of the PA 40
development to be routed -to the Trabuco Retarding Basin. The area allocated
to Trabuco Retarding Basin in the Flood Control Master Plan is 85 acres or 200
cfs, whichever is the limiting factor. The actual developed area proposed to be
routed to Trabuco Retarding Basin, as modeled in this hydrology study, is
approximately 78 acres, which will generate approximately 200 cfs of developed
flow. The area of PA 40 allocated to be routed to Trabuco Retarding Basin will
be drained via an onssite storm drain system towards Trabuco Road. An
existing trunk storm drain pipe system located in Trabuco Road is designed and
built to convey the proposed discharges from a portion of PA 40. This flow will
be discharged to the Trabuco Retarding Basin. The Trabuco Retarding Basin
was recently modified to attenuate the flow from increased tributary drainage
areas and latest land use changes, and to provide water quality benefits for the
watershed. As a result of this drainage improvement, the developed drainage
area tributary to the existing Caltrans Channel will be less than the existing
drainage area tributary to the Caltrans Channel, thus reducing the impact of the
developed flow rates to the channel. (PDF-SH-1)
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41.

Use of Available Capadtv in Caltrans Channel:. In the developed condltlon ‘the

'PA 40 on-site storm drain system is proposed: to be designed- to optimize the

capacity of the existing Caltrans Channel by - making_ connections from the
developed PA 40 storm drain system at strategic locations in the Caltrans
Channel where the existing channel has maximum capacity to’ handle the
increased flow rates. As a result of this improvement, the portions of the
existing channel with capacity and freeboard problems will be reduced. The on-
site drainage improvements-will consist of a storm drain system paralleling the
existing Caltrans Channel, located north of Caltrans right of way. The proposed
new on-site storm drain system will discharge flow into the existing Caltrans
Channel at specific strategic locations where the channel has maximum
capacity. There are approximately four (4) new connections to the Caltrans
Channel proposed (see Exhibit 2 in the PA 40 Hydrology Technical Report,
provided as Appendix G1 of this EIR). (PDF-SH-2)

Mitigation Measures

A 42

Prior to the issuance of building permits, the landowner or subsequent project
applicant shall improve the existing Caltrans Channel structure to add additional
height to the rim of the channel to meet Caltrans minimum freeboard criteria.

The channel rim will have to be raised approximately 1.5 feet high over a 150

feet long reach from approximately station: 60+00 to station: 61+50. This can

~ be accomplished by adding concrete splash walls or flood walls adjacent to the

existing channel structure. The proposed improvements shall be reviewed and
approved by Caltrans. (MM-SH-1)

Surface Water Quality

Plans, Programs, and Policies

B

43.

_44,

Notice of Intent (NOI). Prior to the issuance of preliminary or precise grading
permits, the landowner or subsequent project applicant shall provide the City
Engineer with evidence that a NOI has been filed with the State Water
Resources Control Board. Such evidence shall consist of a copy of the NOI
stamped by the State Water Resources Control Board or Regional Water
Quality Control Board, or a letter from either agency stating that the NOI has
been filed. (City of Irvine Standard Condition 2.5) (PPP-SWQ-1)

Water Quality Management Plan (WQMP): Prior to the issuance of precise
grading permits, the applicant shall submit, and the Director of Community
Development shall have approved, a Water Quality Management Plan
(WQMP). The WQMP shall identify the Best Management Practices (BMPs)
that will be used on the site to control predictable pollutant runoff (City of Irvine
Standard Condition 2.10) (PPP-SWQ-2)
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More specifically, the WQMP shall, in accordance with the DAMP and LIP, do

the following:

a. Describe the routine and special post-construction BMPs to be used at
the proposed development site (including both structural and non-
structural measures);

b. Describe responsibility for the initial implementation and long-term
maintenance of the BMPs;
C. Provide narrative with the graphic materials as necessary to specify the

locations of the structural BMPs; and

d. Certify that the project proponent will seek to have the WQMP carried out
by all future successors or assigns to the property. Detailed information
about the process for identifying BMPs is included in the Water Quality
Assessment Technical Reports contained in Appendices G3 and G4 of
the EIR.

Storm Water Pollution Prevention Plan (SWPPP): Prior to the issuance of
grading permits, the landowner or subsequent project applicant shall prepare a
SWPPP that will (PPP-SWQ-3):

a. Require implementation of Best Management Practices (BMPs)
designed with a goal of preventing a net increase in sediment load in
storm water discharges relative to preconstruction levels;

b. Prohibit during the construction period discharges of storm water or non-
storm water at levels which would cause or contribute to an exceedance
of applicable water quality standards contained in the Basin Plan;

“C. Discuss in detail the BMPs planned for the project related to control of

sediment and erosion, non-sediment pollutants, and potential pol!utants
in non-storm water discharges;

d. Describe post-construction BMPs for the project;

e. Explain the maintenance program for the project's BMPs;

f. During construction, require reporting of violations to the Regional Board;
and

g. List the parties responsible for SWPPP implementation and BMP
maintenance during and after grading. The project proponent shall
implement the SWPPP and will modify the SWPPP as directed by the
Storm Water Permit.

Encroachment Permit: The landowner or subsequent project applicant shall
obtain an encroachment permit for any construction activities that will result in
runoff within Caltrans Right-of-Way. The landowner or subsequent project
applicant must submit a copy of the SWPPP prior to construction. If a SWPPP
is not required for the project, the landowner or subsequent project applicant
shall prepare and submit a Water Pollution Control Plan pursuant to Caltrans
Standard Specifications and “Caltrans Storm Water Quality Handbook, Project
Planning and Design Guide.” (May 2007) All activities within Caltrans Right-of-
Way must fully conform to the Caltrans Statewide NPDES Permit No.
CASO000003 (Order No. 99-06-DWQ). (PPP-SWQ-4)
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N/A__47.

De Minimis Permit: If and when construction dewatering is required, the Project
shall comply with the requirements of General Waste Discharge Requirements
for Short-Term Groundwater-Related Discharges and De Minimus Wastewater
Discharges to Surface Waters within the San Diego Creek/Newport Bay
Watershed (RWQCB Order No. R8-2004-0021 NPDES No. CAG998002)
(PPP-SWQ-5)

Project Design Features

_A 48

Site Design Best. Management Practices (BMPs): The MS4 permit and

implementation plans described in the DAMP/LIP and the City's model Water
Quality Management Plan (WQMP) require the consideration and incorporation
of site design BMPs to reduce runoff and create a hydrologically functional
project. Accordingly, the project WQMP, approval of which is required prior to
the issuance of precise grading permits per PPP-SWQ-2, shall include the
following site planning principles that have been incorporated into the Project
design. (PDF-SWQ-1)

Minimize Impervious Area and Impervious Area Directly Connected to Storm
Drains:

e Impervious areas will be minimized by incorporating landscaped areas
over substantial portions of the Project area. Single family residential
landscape areas will be determined by zoning requirements, village
setback/parkway standards, and design objectives.

e Within PA 40 approximately 41.3 acres of parks, windrows, trail, and
berm will be provided within the Project. An additional approximately 15
acres will be dedicated to the City of Irvine for JOST within the Project
boundary.

e Most sidewalks will drain into landscaping prior to discharging to the
stormwater conveyance system.

e Vegetated treatment control BMPs will reduce runoff volumes through
evapotranspiration and infiltration.

Selection of Construction Materials and Design Practices:

* Building materials for roof gutters and downspouts will not include copper
or Zinc. '

o Streets, sidewalks, and parking lot aisles will be constructed to the
minimum widths specified in the City Land Use Code and in compliance
with regulations for the Americans with Disabilities Act and safety
requirements for fire and emergency vehicle access.

Conserve Natural Areas:

e Canopy interception and water conservation will be increased by
incorporating trees (including existing windrows) into the Project design
pursuant to the landscape plan and include native or drought resistant
plants in development plant palettes.
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49,

Source Control BMPs: Effective management of wet- and dry-weather water

quality begins with limiting pollutant sources. The project WQMP, approval of
which is required prior to the issuance of precise grading permits per PPP-
SWQ-2, shall include the following source control BMPs as set forth below. The
source control BMPs shall be implemented in accordance with the MS4 Permit
and DAMP/LIP. These source control BMPs were selected based on the land
uses included in the Project: single-family residential, multi-family residential,
commercial, mixed-use, education, roadways, park, and open space. (PDF-
SWQ-2)

Non-Structural Source Control BMPs

N1: Education for Property Owners, Tenants and Occupants - practical
information materials will be provided to the first residents/occupants/tenants on
general housekeeping practices that contribute to the protection of stormwater
quality. The Home Owner Association (HOA) will have an ongoing educational
material distribution program. At a minimum, these materials will cover the
following topics:

1. The use of chemicals (including household type) that will be limited to the
property, and avoidance of discharge of specified wastes via hosing or
other means to gutters, catch basins, and storm drains.

2. The proper handling of material such as fertilizers, pesticides, cleaning

solutions, paint products, automotive products, and swimming pool

chemicals, and swimming pool drainage.

The environmental and legal impacts of illegal dumping of harmful

substances into storm drains and sewers.

Alternative household products which are safer to the environment.

Household hazardous waste collection programs.

Used oil recycling programs.

Proper procedures for spill prevention and clean up.

Proper storage of materials which pose pollution risks to local waters.

Carpooling programs and public transportation alternatives to driving.

w

©®N® oA

N2: Activity Restrictions (Conditions, Covenants, and Restrictions) - Conditions,
Covenants, and Restrictions (CC&Rs) will be prepared as necessary and will
address surface water quality protection.

N3: Common Area Landscape Management - ongoing maintenance will be
consistent with the County Water Conservation Resolution or the City of Irvine
equivalent, and fertilizer and/or pesticide usage will be consistent with County
Management Guidelines for Use of Fertilizers (DAMP Section 5.5). See also,
efficient irrigation systems under structural controls.

N4: BMP Maintenance - IRWD will be responsible for the inspection and
maintenance of the Trabuco Basin and other extended detention basins that are
accepted into the NTS Master Plan within the Project boundary. The HOA,
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property owner, and/or Property Owner's Association (POA) will be responsible
for the inspection and maintenance of non-NTS treatment BMPs within the
Project.

NTS facilities will be inspected on a regular scheduled basis as part of the NTS
Master Plan. The inspections will ensure that the facility is operating properly,
record observations, and initiate any maintenance activities that may be
required. Site visits will require one person driving a single vehicle for water
quality basin inspection, including walking the perimeter of the facility. This will
be conducted on a monthly basis with additional inspections during the wet
months corresponding to monitored storm events.

BMP maintenance activities that will be performed on a regularly scheduled
basis include but are not limited to:

e Trash/Debris Removal

Vegetation Removal/Thinning
Sediment Removal

Integrated Pest/Plant Management
Vector Control

N6: Local Water Quality Permit Compliance — Occupants/tenants will be
responsible for applying for and complying with appropriate local water quality
permits for stormwater discharges from fuel dispensing areas or other areas of
public concern to public properties.

N7: Spill Contingency Plan — Occupants/tenants will develop a spill contingency
plan which mandates stockpiling of cleanup materials, notification of
responsible agencies such as the County of Orange Environmental Health, Fire
Department, etc., disposal of cleanup materials, and documentation.

N9: Hazardous Materials Disclosure Compliance — Occupants/tenants will
comply with County of Orange ordinances enforced by the fire protection
agency for the management of hazardous materials.

N10: Uniform Fire Code Implementation — Occupants/tenants will comply with
Article 80 of the Uniform Fire Code enforced by the fire protection agency.

N11: Common Area Litter Control - litter patrol, covered trash receptacles, trash
cans with lids, emptying of trash receptacles in common areas, and noting trash
disposal violations by tenants/homeowners and reporting the violations to the
HOA or POA for investigation will be conducted.

N12: Employee Training — Environmental awareness education materials will be
prepared by business owners for education of employees, similar to those
topics listed in N1 above, tailored to the specific business activities.
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N13: Housekeeping of Loading Docks - Loading docks typically found at large
retail and warehouse-type commercial facilities will be kept in a clean and
orderly condition through a regular program of sweeping and litter control and
immediate cleanup of spills and broken containers. Cleanup procedures will
minimize or eliminate the use of water. If wash down water is used, it will be
disposed of in an approved manner and not discharged to the storm drain
system. If there are no other alternatives, discharge of non-stormwater flow to
the sanitary sewer will be considered only if allowed by the local sewering
agency through a permitted connection.

N14: Common Area Drainage Facility Inspection - privately-owned drainage
facilities will be inspected each year and, if necessary, cleaned and maintained
prior to the storm season, no later than October 1st each year. Drainage
facilities include catch basins, inlets, and open drainage channels.

N15: Street Sweeping Private Streets — private streets will be swept monthly.

N17: Retail Gasoline Outlets - Retail gasoline outlets (RGOs) will implement
the following BMPs:

e At a minimum, the fuel dispensing area will extend 6.5 feet (2.0 meters)
from the corner of each fuel dispenser, or the length at which the hose
and nozzle assembly may be operated plus 1 foot (0.3 meter), whichever
is less.

o The fuel dispensing area will be paved with Portland cement concrete (or
equivalent smooth impervious surface). The use of asphalt concrete will
be prohibited. '

o The fuel dispensing area will have an appropriate slope (2% - 4%) to
prevent ponding, and will be separated from the rest of the site by a
grade break that prevents run-on of stormwater.

e An overhanging roof structure or canopy will be provided. The cover’s
minimum dimensions will be equal to or greater than the area of the fuel
dispensing area in #1 above. The cover will not drain onto the fuel
dispensing area and the downspouts will be routed to prevent drainage
across the fueling area. The fueling area will drain to the Project's
Treatment Control BMP(s) prior to discharging to the municipal storm
drain system.

Structural Source Control BMPs

Provide Storm Drain Stenciling and Signage - all storm drain inlets and catch
basins, constructed or modified, within the Project area will be stenciled or
labeled. Signs which prohibit illegal dumping will be posted at public access
points along channels and creeks within the Project area. Legibility of stencils
and signs shall be maintained.

Trash Area Design - trash areas will be paved, designed not to allow run-on,
screened or walled to prevent off-site transport of trash, and covered to
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minimize direct precipitation. Connection of trash area drains to the municipal
storm drain system will be prohibited.

Efficient Irrigation - the timing and application methods of irrigation water in
common areas will minimize the runoff of excess irrigation water into the
stormwater conveyance system. IRWD has an aggressive block rate structure
for water use that encourages conservation. This block rate structure will be
applied to the Project.

Loading Dock Areas - Loading/unloading dock areas will include the following:

Cover loading dock areas, or design drainage to preclude urban run-on and
runoff.

Runoff from below grade loading docks (truck wells) or similar structures will be
treated with a Treatment Control BMP applicable to the use prior to discharge to
the storm drain.

Housekeeping of loading docks will be consistent with N13.

Retail Gasoline Outlets - Retail gasoline outlets will implement the BMPs listed
above in source control N17.

Community Car Wash Racks — a designated car wash area that drains to the
sanitary sewer or an engineered infiltration system will be included in
complexes larger than 100 dwelling units. Signage will be provided prohibiting
discharges of car wash water outside of the designated car wash area.
Alternatively, car washing will not be allowed.

Treatment Control BMPs: Priority projects within Orange County are required to
reduce pollutants of concern in stormwater discharges to the maximum extent
practicable through the incorporation and implementation of treatment control
BMPs. To meet this requirement, the project WQMP, approval of which is
required prior to the issuance of precise grading permits per PPP-SWQ-2 shall
incorporate a combination of stormwater treatment BMPs as set forth below that
will address the pollutants of concern. A variety of treatment BMP scenarios
are considered herein and are intended to allow flexibility in selection of
treatment control BMPs in later phases of Project implementation. Treatment
BMPs set forth in the DAMP are listed in Table 5.8-5, in Section 5.8.2 Surface
Water Quality, along with the pollutants of concern addressed by each. (PDF-
SWQ-3)

Treatment Control BMP Opfions for PA 40

The PA 40 portion of the Project will utilize one constructed wetland basin (aiso
referred to as an NTS basin) and options related to dry extended detention
basins and/or biofilters (vegetated swales and/or bioretention areas) as



Subsequent Activity Unde 'rogram EIR - Planning Area 12 a. )
Page 21 of 39

treatment control BMPs. Catch basin inserts will also be provided to control
trash and debris in runoff from retail parking lots. These BMPs, when combined
with the site design and source control BMPs described above, will address all
of the pollutants of concern.

North Drainage Area: The North Drainage Area encompasses approximately
67.4 acres along Trabuco Road west of SR-133. Runoff from the North
Drainage Area will be treated in the Trabuco Basin. The Trabuco Basin is a
NTS basin that is being retrofit into the bottom of the Trabuco Retarding Basin
(a flood control facility) as part of the NTS Master Plan. The Trabuco Basin is
currently under construction and is expected to be complete in early 2008. The
Trabuco Basin has more than adequate capacity to treat the runoff from the
North Drainage Area. The Trabuco Basin will be operational prior to PA 40
construction completion so that at no time will runoff from the developed
portions of the Project be discharged to receiving waters without treatment.
The Trabuco Basin will be owned and operated by IRWD.

East and West Drainage Areas: Runoff from the East Drainage Area (99.8
acres) and the majority of the West Drainage Area (395.0 acres) will be treated
in either extended detention basins or biofiltration BMPs (vegetated swales
and/or bioretention areas). In the East Drainage Area, extended detention
basins or swales and/or bioretention areas will be integrated into the site design
to provide treatment of runoff (small storm and dry weather) prior to discharge
to the Marshburn Channel. These BMPs will be designed as off-line facilities
with capacity up to the water quality design flow rate and with higher flows
routed directly to Marshburn Channel.

Runoff from the West Drainage Area will be treated in extended detention
basins or swales/bioretention anticipated to be located in the setback corridor
between the southwest edge of development and the Santa Ana (I-5) Freeway.
The treatment control facilities will accept dry weather flows and low stormwater
flows from the development at multiple locations and will discharge treated
runoff to the Caltrans Channel. The treatment control facilities in the multi-use
corridor will be off-line facilities, with high flow bypassed directly to the Caltrans
Channel. A brief description of extended detention basins, vegetated swales,
and bioretention are provided below.

Extended Detention Basins: Extended detention basins are designed with
outlets that detain the runoff volume from the water quality design storm (e.g.,
the 85th percentile 24-hour event) for some minimum time (in this case 36
hours) to allow particles and associated pollutants to settle out. The outlets are
also designed to retain trash and debris within the basin for removal during
maintenance. The extended detention basins will also incorporate a low flow
channel in the bottom of the basin that will support wetland vegetation. Wetland
vegetation provides one of the most effective methods for pollutant removal. As
dry weather and low flows pass through the wetland vegetation, pollutant
removal is achieved through settling and biological uptake of nutrients and
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dissolved pollutants within the vegetation. Pathogen reductions are also
achieved by exposure to sunlight (UV radiation). These basins are not
designed or anticipated to contain ponded, standmg water for periods in excess
of 36 to 48 hours.

Per the DAMP/LIP requirements, the extended detention basins within the
Project will be designed to collect and treat the volume of runoff produced from
a 24-hour, 85th percentile storm event, determined as the maximized capture
stormwater volume for the area (DAMP/LIP Sizing Option #2).

An amendment of the IRWD NTS Master Plan will be requested that would
include some or all of the extended detention basins, if and as incorporated into
the detailed project design. If IRWD approves an amendment to the NTS
Master Plan to incorporate some or all of the extended detention basins into the
Master Plan and O&M program, then IRWD will own and maintain those basins
that are incorporated. If IRWD does not include the extended detention basins
in the NTS Master Plan, the HOA or POA will assume maintenance and
ownership responsibilities.

Vegetated Swales: Vegetated swales are engineered vegetation-lined channels
that provide water quality benefits in addition to conveying stormwater runoff.
Swales provide pollutant removal through settling and filtration in the vegetation
(often grasses) lining the channels and also provide the opportunity for volume
reductions through infiltration and evapotranspiration. Swales are most effective
where longitudinal slopes are small (2 percent to 6 percent), thereby increasing
the residence time for treatment, and where water depths are less than the
vegetation height. The vegetated swales will incorporate trash screens on the
outlet structures to capture trash and debris and to facilitate removal.

If incorporated into the Project, vegetated swales will be designed to capture
and treat the maximum flow rate of runoff produced by the 85th percentile
hourly rainfall intensity, as determined from the local historical rainfall record,
multiplied by a factor of two per DAMP/LIP flow-based Sizing Option #2. Sizes
of swales will vary based on catchment properties and site constraints.

Bioretention: Bioretention areas are vegetated (i.e., landscaped) shallow
depressions that provide storage, infiltration, and evapotranspiration, and also
provide for pollutant removal (e.g. filtration, adsorption, nutrient uptake) by
filtering stormwater through the vegetation and soils. In bioretention areas, as
well as in vegetated swales and filter strips, pore spaces and organic material in
the soils help to retain water in the form of soil moisture and to promote the
adsorption of pollutants (e.g., dissolved metals and petroleum hydrocarbons)
into the soil matrix. Plants utilize soil moisture and promote the drying of the
soil through transpiration. The bioretention areas will incorporate trash screens
on the overflow structures to capture and retain floatable trash and debris within
the facility.
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Bioretention areas are volume-based BMPs, but have a relatively high draw
down rate and relatively little surface storage compared to typical extended
detention basins. Consequently, they are not properly sized using DAMP/LIP
volume-based Sizing Options #1 or #2. If incorporated into the Project,
bioretention areas will be sized using volume-based sizing option #3 which calls
for 80 percent average annual capture of stormwater runoff.

A Project WQMP that specifically identifies the BMPs to be used for the East
and West Drainage Areas will be submitted to the City of Irvine for review prior
to the recordation of any final subdivision map (except those maps for financing
or conveyance purposes only) or the issuance of any grading or building permit
(whichever comes first). The Project WQMP will identify, at a minimum: (1) site
design BMPS (as appropriate); (2) the routine structural and non-structural
BMPs; (3) treatment control BMPs; and (4) the mechanism(s) by which long-
term operation and maintenance of all structural BMPs will be provided.

Treatment Control BMP- Options for PA 12

All of the approximately 36 acres of the PA 12 site will drain to a single facility,
the existing storm drain south of the site that flows to the Como Channel. The
treatment control BMP options currently proposed to be included in the PA 12
project design include a combination of vegetated swales and bioretention
areas such as described above for PA 40.

LAND USE
Plans, Programs, and Policies

B _51. A permit shall be required to remove any significant tree on public or private
land in the development area. Prior to approval of a tree removal permit as
required by Section 5-7-410 of the Municipal Code, the project applicant shall
complete a comprehensive management plan through the City's Community
Forests Program or equivalent to address phased removals and appropriate
replacement. (PPP-LU-1)

NOISE

Plans, Programs, and Policies

A 52. Control of Construction Hours: Construction activities occurring as part of the
Project shall be subject to the limitations and requirements of Section 6-8-
205(a) of the Irvine Municipal Code which states that construction activities may
occur between 7:00 a.m. and 7:00 p.m. Monday$ through Fridays, and 9:00
a.m. and 6:00 p.m. on Saturdays. No construction activities shall be permitted
outside of these hours or on Sundays and Federal holidays unless a temporary
waiver is granted by the Chief Building Official or his or her authorized
representative.  Trucks, vehicles, and equipment that are making, or are
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53.

involved with, material deliveries, loading, or transfer of materials, equipment
service, maintenance of any devices or appurtenances for or within any
construction project in the City shall not be operated or driven on City streets
outside of these hours or on Sundays and Federal holidays unless a temporary
waiver is granted by the City. Any waiver granted shall take impact upon the
community into consideration. No construction activity will be permitted outside
of these hours except in emergencies including maintenance work on the City
rights-of-way that might be required. (PPP-NOS-1)

Acoustical Report - Prior to the issuance of building permits for each structure
or tenant improvement other than a parking structure, the applicant shall submit
a final acoustical report prepared to the satisfaction of the Director of
Community Development. The report shall show that the development will be
sound attenuated against present and projected noise levels, including
roadway, aircraft, helicopter and railroad, to meet City interior and exterior noise
standards. The final acoustical report shall include all information required by
the City's Acoustical Report Information Sheet (Form 42-48). In order to
demonstrate that all mitigation measures have been incorporated into the
project, the report shall be accompanied by a list identifying the sheet(s) of the
building plans that include the approved mitigation measures. (Standard
Condition B.1) (PPP-NOS-2)

Project Design Features

A

54,

55.

Freeway Edge: The land use plan for PA 40 incorporates a landscaped village
edge treatment along the southwestern edge paralleling the Santa Ana (I-5)
Freeway to serve as a buffer for the adjacent residential community. The
freeway edge treatment shall combine functional elements such as sound
attenuation barriers, water quality basins, storm drainage features, berms or
berming, and a landscape buffer incorporating mature trees. The width of the
village edge varies in dimension with a 50-foot minimum. The sound
attenuation barriers shall consist of an earthen berm and wall combination that
varies in height from 12 to 21 feet. The materials used in construction of the
sound attenuation barriers shall be subject to review and approval by the City.
The location, size, and design of the sound attenuation barriers, as well as the
materials used in their construction, shall be in accordance with the
recommendations of the Noise analysis, subject to further specification as more
detailed site and building design plans are developed. (PDF-NOS-1)

.Construction-Related Noise Mitigation Plan: For dévelopment proposed

adjacent to any developed/occupied uses, a construction-related noise

.mitigation plan shall be submitted to and approved by the Director of -

Community Development for review and approval prior to issuance of grading
permits. The plan must depict the location of construction equipment and how
the noise from this equipment will be mitigated during construction of the
project, through the use of such methods as the following: (1) temporary noise
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attenuation fences; (2) preferential location of equipment; and (3) use of current

technology and noise suppression equipment. (PDF-NOS-2)

Mitigation Measures

B__56.
A 57
A 58.
A 59.

Prior to the issuance of grading permits for any residential development along
the Santa Ana (I-5) Freeway or SR-133 in Planning Area 40, a detailed
acoustical analysis study shall be prepared by a qualified acoustical consultant
and submitted to the City for review and approval. This acoustical study shall
describe and quantify the noise sources impacting the area and the measures
required to meet the 65 CNEL exterior residential noise standard. The final
grading plans shall incorporate the noise barriers (wall, berm or combination
wall/berm) required by the analysis and the property owner/developer shall
install these barriers per the recommendations of the acoustical analysis study.
These noise barriers shall be taken into consideration in the building-specific
acoustical reports required by PPP-NOS-2, which may specify additional
measures to achieve acceptable interior noise levels. (MM-NOS-1)

Prior to issuance of building permits for all residential buildings in the area
shown in Figure 5.10-8 of the PA 40/PA 12 DEIR, all documentation shall be
provided to show that the building meets the ventilation standards required by
the Uniform Building Code with windows closed. Alternatively, the applicant
can show that, based on the building's location relative to the roadway and any
intervening topography and structures, the structure will meet the applicable
interior noise standard with open windows. (MM-NOS-2)

Prior to issuance of building permits, a detailed acoustical study using
architectural plans shall be prepared by a qualified acoustical consultant and
submitted to, and approved by, the City for residential structures in the areas
shown in Figure 5.10-8. This study shall describe and quantify the noise
sources impacting the building(s), the amount of outdoor-to-indoor noise
reduction provided by the design in the architectural plans, and any upgrades
required to meet the City's interior noise standards (45 CNEL for residences).
The measures described in the report shall be incorporated into the
architectural plans for the buildings and implemented with building construction.
(MM-NOS-3)

Prior to issuance of building permits, a detailed acoustical study using
architectural plans shall be prepared by a qualified acoustical consultant and
submitted to, and approved by, the City for office structures in the PA 12 Project
area and the southwestern portion of District 3 adjacent to SR-133. This study
shall describe and quantify the noise sources impacting the building(s), the
amount of outdoor-to-indoor noise reduction provided by the design in the
architectural plans, and any upgrades required to meet the City’s interior noise
standards. The measures described in the report shall be incorporated into the
architectural plans for the buildings and implemented with building construction.
(MM-NOS-4)
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A _60.

N/A 61.

~ Prior to approval of the first tentative tract map, the applicant shall demonstrate

to the satisfaction of the Director of Community Development that it has entered
into, or in good faith attempted to enter into, an agreement with the Irvine
Community Church that meets the following requirements. First, an acoustical
analysis shall be completed at the Irvine Community Church, with the
permission of the church, to determine the current outdoor-to-indoor noise
reduction of the church. The church has received settlements from OCTA when
the nearby OCTA bus yard was constructed, with some or all of the settlement
intended to be used for soundproofing improvements. The church also received
from the Transportation Corridor Agency (TCA) soundproofing improvements
when the SR-133 was constructed. If the existing outdoor-to-indoor noise
reduction level of the church is less than 27.4 dBA (i.e., the minimum amount
necessary to achieve an interior noise level of 45 CNEL based on a projected
future peak noise level of 72.4 CNEL), then the acoustical study shall explore
reasonable soundproofing options, and make recommendations for
soundproofing the church building to achieve the necessary level of outdoor-to-
indoor noise reduction, taking into account the limited extent to which the
PA40/PA12 Project contributes to the future peak noise level. Measures to be
considered include window upgrades, additional wall and ceiling insulation,
upgraded doors, and a soundwall. Upon completion of the acoustical analysis,
the project applicant shall be responsible for negotiating a settlement with the
church based on the recommended acoustical upgrades and the proportion of
the Project's contribution to the future noise impact. As part of that settlement,
a preliminary schedule shall be prepared, based on the findings and
recommendations of the acoustical analysis, identifying the approximate timing
for when the necessary soundproofing measures should be implemented, and
whether the soundproofing should occur in phases. Such timing shall take into
account the incremental increases in traffic on Sand Canyon Avenue
attributable to the phased implementation of the proposed Project, as will be
evaluated in traffic studies associated with tract map approvais for the Project
(i.e., the Project's contribution to increased traffic noise levels along Sand
Canyon Road will occur incrementally over time as each phase of development
is implemented and exceedance of the. threshold of significance, while
imminent, is not immediate). The phasing/timing of the necessary
soundproofing improvements, and the applicant's fair-share funding increments
for those improvements, will be based on the level and timing of Project impacts
over time, as determined in the traffic studies associated with tract map
approvals. (MM-NOS-5)

Prior to the issuance of any precise grading permit for new ball fields, or retail
uses within 100 feet of residential or other noise sensitive land uses, an
acoustical analysis shall be provided to the Director of Community Development
for review and approval. If a roadway separates these uses from the residential
areas, then this study will not be required. The analysis shall show that the
noise from the use will comply with the Irvine Noise Ordinance. (MM-NOS-6)
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N/A_62. Prior to issuance of building permits within PA 12, a detailed vibration report
using architectural plans shall be prepared by a qualified Registered Engineer
and submitted to, and approved by, the City for all FTA Category 1 Buildings
within 600 feet of the rail line and for all FTA Category 3 Buildings within 120
feet of the rail line. This report shall describe and quantify the vibration levels
impacting the building(s) and any building upgrades required to meet the FTA
criteria. The criteria and methodology to be employed is detailed in the FTA's
“Transit Noise and Vibration Impact Assessment,” (FTA-VA-90-1003-06, May
2006). The measures described in the report shall be incorporated into the
architectural plans for the buildings and implemented with building construction.
(MM-NOS-7)

PUBLIC SERVICES AND FACILITIES

Law Enforcement

Plans, Programs, and Policies

B__63. The Project applicant shall comply with all relevant requirements of the City of
Irvine Uniform Security Code. (Municipal Code Title 5, Division 9, Chapter 5).
(PPP-LE-1)

Project Design Features

B___64. A Click2Enter radio frequency access system shall be installed at any vehicle
and pedestrian access point controlled by privacy gates within the Project area.
(PDF-LE-1)

_N/A 65. An Opticom traffic signal light changing system shall be provided where new
traffic signal lights are installed. (PDF-LE-2)

Fire and Emergency Medical Service

Plans, Programs, and Policies

S 66. The landowner or subsequent project applicant shall comply with all applicable
provisions of the Secured Fire Protection Services Agreement between The
Irvine Company and the Orange County Fire Authority on February 11, 2003.
(PPP-FS-1) '

N/A 67. Prior to the release of a final map by the City, all fire protection access
easements shall be approved by the Orange County Fire Authority and
irrevocably dedicated in perpetuity to the City. (Standard Condition 1.10) (PPP-
FS-2)

» S' 68. The landowner or subsequent project applicant shall comply with ali applicable
Orange County Fire Authority (OCFA) codes, ordinances, and standard
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conditions regarding fire prevention and suppression measures, relating to
water improvement plans, fire hydrants, automatic fire extinguishing systems,
fire access, access gates, combustible construction, water availability, fire
sprinkler system, etc. (PPP-FS-3)

Project Design Features

B 69. Prior to approval of tentative tract maps and street improvement plans for

traffic/vehicle circulation, all circulation and access plans shall be reviewed and
approved by the Orange County Fire Authority. (PDF-FS-1)

Schools

Plans, Programs, and Policies

A 70. Pursuant to Government Code Section 65995, the Applicant shall pay

developer fees at the time building permits are issued to the appropriate school
districts; payment of the adopted fees would provide full and complete
mitigation of school impacts. Alternatively, the Applicant may enter into a
school finance agreement (Agreement) with the school district(s) to address
mitigation to school impacts in lieu of payment of developer fees. The
Agreement shall be mutually satisfying and shall establish financing
mechanisms for funding facilities to serve the students from the project. If the
Applicant and the affected school district(s) do not reach a mutually satisfying
agreement, then project impacts would be subject to developer fees. (PPP-
SCH-1)

Project Design Features

S __71. The Applicant shall reserve one school site (an elementary school site of
approximately 10 acres) within the PA 40 Project area to be acquired by the
school district. The site may include a “joint use” park, which could be availabie
for school use during school operation hours and community use during school
off hours. The school site (including the joint use land) shall meet requirements
established by Public Resources Code Section 21151.8; Education Code
Section 17213, and California Code of Regulations, Title 5, Sections 14011[h]
and [i]: and CCR Title 14, Section 15093.

Financing for site acquisition and construction of an elementary school is being
contemplated by IUSD and the Applicant in the Updated Mitigation Agreement.
In the event that the Applicant and IUSD cannot reach a mutually satisfying
alternative mitigation plan, payment of the adopted developer fees by the
Applicant would fully and completely mitigate all school impacts. (PDF-SCH-2)
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Libraries

Project Design Features

_A 72, In the event that a city-wide library impact fee is adopted and in force, the
developer shall pay this fee prior to issuance of building permits for new
development. (PDF-LIB-1)

RECREATION

Plans, Programs, and Policies

B 73

This development necessitates the construction of public and/or private
infrastructure improvements. Prior to the release of a final map by the City, the
landowner or subsequent project applicant shall construct, or enter into an
agreement and post security, in a form and amount acceptable to the City
Engineer, guaranteeing the construction of riding, hiking and bicycle trails (if
any) adjacent to or through the project site, in conformance with applicable City
standards and the City's Capital Improvement Policy. (Modified Standard
Condition 1.1) (PPP-REC-1)

This development includes public trails, which the City Engineer may permit to
be recorded separately from the final map. Prior to the issuance of the first
precise grading permit, the landowner or subsequent project applicant shall
submit to the City Engineer and the Director of Community Services all
documents ready for recording of such easements. (Standard Condition 2.7)
(PPP-REC-2)

Project Design Features

S 75

N/A_76.

Prior to approval of the first Tentative Tract Map within Planning Area 40, the
landowner or subsequent project applicant shall submit a Master Landscape
and Trails Plan for review by the Community Services Commission and
approval by the Planning Commission. Consistent with the zoning for PA 40,
the Master Landscape and Trails Plan shall specify trail locations and types,
ownership and maintenance, and a phasing plan for construction of trails.
(PDF-REC-1)

Prior to approval of any map for the project area within PA 12, the project
applicant shall submit a Master Landscape and Trails Plan for the project area
to include extension of the Sand Canyon Trail along the eastern edge of the
project for review by the Community Services Commission and approval by the
Planning Commission. The Master Landscape and Trails Plan shall specify trail
locations and types, ownership and maintenance, and a phasing plan for
construction of trails. (PDF-REC-2)
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s __77.
S __78.
JRAFFIC

In conjunction with approval of the first tentative tract map for residential
purposes for the portion of Planning Area 40 west of SR-133, a Park Plan shall
be approved establishing the exact number, precise location, configuration,
ownership, and size of community and neighborhood parks, for all of Planning
Area 40, consistent with the zoning. (PDF-REC-3)

In conjunction with the first residential "A" master tract map for the portion of
Planning Area 40 west of SR-133, the project applicant shall submit a segment
park design to the City. The segment park design shall include: dimensions
and acreage of the JOST segment, trails and pedestrian access to trails,
landscape elements, conceptual plant palette, planned vehicular access or
crossings, special design features and passive recreational amenities and
improvements. (PDF-REC-4)

Plans, Programs, and Policies

A 79

The landowner or subsequent project applicant shall pay applicable fees per the
North Irvine Transportation Mitigation (NITM) Program to provide its fair share
funding towards improvements identified within such Program. The timing of
payment of fees shall be per the City of Irvine Municipal Code (Title 6, Division
3, Chapter 7). (PPP-TR-1)

The landowner or subsequent Project applicant shall pay applicable
Foothill/Eastern Major Thoroughfare and Bridge fees to provide its fair share
funding of the Foothill/lEastern Transportation Corridor improvements. (PPP-
TR-2)

Project Design Features

B 81.

Project Related Roadway Improvements: New on-site roadways and roadway
improvements adjacent to the Project site are proposed to facilitate access to
and from the development uses proposed in PA 40 and PA 12. Figure 5.14-7,
PA 12 and PA 40 Project-Related Roadway Improvements, in Section 5.14,
Traffic, illustrates the general nature, location, and timing of those
improvements, and Table 5.14-10, Project-Related Roadway Improvements, in
Section 5.14, Traffic, provides a brief description of each improvement. (PDF-
TR-1)

Prior to the recordation of the first tentative map or the awarding of a
construction contract for the Sand Canyon Avenue grade-separation
improvement whichever occurs first, the Project applicant will contribute $6
million (cash and/or right of way) towards the City of Irvine proposed Sand
Canyon Grade Separation Project. The $6 million contribution will be comprised
of: (a) providing assessment district funds to the City equal to the estimated
cost of the Spectrum 6/Spectrum 7 widening conditions of approval for Sand
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Canyon Avenue between Burt Road and Oak Canyon; and, (b) additional cash
and/or right of way, as needed to provide the $6 million amount. (PDF-TR-2)

Mitigation Measures

B__83.

In conjunction with the submittal of any tentative tract maps/tentative parcel
maps for the Project within PA40, the landowner or subsequent project
applicant shall prepare, subject to review and approval of the City, the required
tentative tract map/tentative parcel map (TTM/TPM) level traffic study per City
Resolution No. 03-61. This traffic study will verify whether the intersection
locations listed below, which have been identified as impacted in this EIR, are
projected to be at an ICU of 0.91 (LOS E) or greater for the Interim Year
Analysis. For those intersections, which are projected to be 0.91 or greater in
the TTM/TPM traffic study, the tentative tract map/tentative parcel map will be
conditioned to construct the necessary improvements that have been identified
in the traffic study (Appendix 11). For those intersections, which are not
projected to be 0.91 or greater, the landowner or subsequent project applicant
shall enter into an agreement with the City of Irvine to provide funding for the
TTM/TPM'’s fair share allocation towards the full funding obligation of the
Project to the future implementation of the necessary improvements or
acceptable alternative improvements as determined by the jurisdiction in which
the improvement is located so long as their cost will not exceed the cost of the
improvements listed below. EIR Subsection 5.14.6.2 contains a more detailed
description of the improvements proposed to mitigate the impacts of the
proposed GPA/ZC project based on year 2012, 2030 and Post-2030 conditions.
The following identifies the intersection reference number, intersection location
and applicable year (i.e. future scenario year(s) in which a significant impact is
anticipated to occur (MM-TR-1):

e 16. Newport Avenue/lrvine Boulevard- Add westbound de-facto right turn
lane (Post 2030)

e 303. Add second eastbound through lane and convert second
westbound right-turn lane to a-shared second through/second right-turn
lane(Post-2030)

e 306. Sand Canyon Avenue and Oak Canyon/Laguna Canyon- Add
westbound free right-turn lane and convert the shared through/right turn
lane back to a through lane (Post 2030)

e 559. "O" Street and Trabuco Road- Provide a southbound right-turn
overlap phase with eastbound left-turns (2030)

The NITM Program provides a funding mechanism for the coordinated and
phased installation of required traffic and transportation improvements
established in connection with land use entitlements for City of Irvine Planning
Areas 1, 5, 6, 8, 9, 30, 40 and 51. As established by City Ordinance No. 03-20,
the PA 40 portion of the proposed GPA/ZC is included in this program and, as
such, is required to pay its fair share towards the List of NITM Improvements
included within the established NITM Program. The following Project impacted
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N/A _85.

N/A 86.

locations are included in the NITM List of Improvements and, thus, payment of
NITM fees will mitigate the PA 40 project's fair share responsibility towards
these improvements (MM-TR-2):

e Santa Ana (I-5) Freeway SB Off-ramp at Alton Parkway- Add second
auxiliary lane from I-5 to the off-ramp (2030 and Post-2030)

e Santa Ana (I-5) NB Off-ramp at Jamboree Road- Add second drop lane
from 1-5 to the off-ramp (2012)

e Santa Ana (I-5) Freeway SB Off-ramp at Bake Parkway- Widen
connector from I-5 to 1-405 exit to Bake Parkway to two lanes (Post
2030)

e San Diego (I-405) Freeway SB Off-ramp at Sand Canyon Avenue- Add
second drop lane from 1-405 to the off-ramp (Post 2030)

e 306. Sand Canyon Avenue and Oak Canyon/Laguna Canyon —Convert
the westbound through lane to a shared westbound through/second
westbound right turn lane (2012 and 2030)

Prior to approval of any tentative tract map/tentative parcel map for the Project
within PA 12, the landowner or subsequent project applicant will enter into an
agreement to establish PA12's fair share towards the listed locations in MM-TR-
2 using the same methodology for determining fair share contributions as
included in the NITM Program. (MM-TR-3)

In conjunction with the submittal of any tentative tract maps/tentative parcel
maps for the Project within PA12, the landowner or subsequent project
appllcant shall prepare, subject to review and approval of the City, the required
tentative tract map/tentative parcel map (TTM/TPM) level traffic study for Year
2012, Year 2030 and Post-2030 (or equivalent) per City of Irvine Traffic Impact
Analysis Guidelines. This traffic study will verify whether the intersection
locations listed below, which have been identified as impacted in this EIR, are
projected to be at an ICU of 0.91 (LOS E) or greater for the Interim Year
Analysis. For those intersections, which are projected to be 0.91 or greater in
the TTM/TPM traffic study, the tentative tract map/tentative parcel map will be
conditioned to construct the necessary improvements that have been identified
in the traffic study (Appendix 11). For those intersections, which are not
projected to be 0.91 or greater, the landowner or subsequent project applicant
shall enter into an agreement with the City of Irvine to provide funding for the
TTM/TPM’s fair share allocation towards the full funding obligation of the
Project to the future implementation of the necessary improvements or
acceptable alternative improvements as determined by the jurisdiction in which
the improvement is located so long as their cost will not exceed the cost of the
improvements listed below identified in this EIR. EIR Subsection 5.14.6.2
contains a more detailed description of the improvements proposed to mitigate
the impacts of the proposed GPA/ZC project based on year 2012, 2030 and
Post-2030 conditions. The following identifies the intersection reference
number, intersection location and applicable year (i.e. future scenario year(s) in
which a significant impact is anticipated to occur (MM-TR-4):
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e 16. Newport Avenue/lrvine Boulevard- Add westbound de-facto right turn
lane (Post 2030)

e 303. Add second eastbound through lane and convert second
westbound right-turn lane to a shared second through/second right-turn
lane (Post-2030)

e 306. Sand Canyon Avenue and Oak Canyon/Laguna Canyon
(westbound free right-turn lane)- Add westbound free right-turn lane and
convert the shared through/right turn lane back to a through lane (Post
2030)

e 559. “O" Street and Trabuco Road- Provide a southbound right-turn
overlap phase with eastbound left-turns (2030)

A ___87. Prior to approval of the first tentative tract/tentative parcel map in PA 40

A 88.
N/A_89.
S__90.

westerly of Sand Canyon Avenue that includes an internal roadway connection
to Roosevelt Avenue, the landowner or subsequent project applicant shall
prepare a Year 2012, Year 2030 and Post-2030 (or equivalent) focused traffic
study at the Jeffrey Road/ Roosevelt intersection for the review and approval by
the City of Irvine to establish the PA12/40 GPA fair share responsibility towards
the following improvements or mutually acceptable alternative improvements at
the Jeffrey Road/Roosevelt intersection if the study re-verifies their need (MM-
TR-5):

e Provide an eastbound right-turn overlap phase with northbound left-turns

e Convert the eastbound through lane to a shared eastbound

through/second eastbound right-turn lane

The fair share contribution of the Project will be based on the same
methodology for determining fair share as utilized in the North Irvine
Transportation Improvement Mitigation Program. The traffic study shall assume
land use development based on the then existing General Plan.and any
pending development projects as of the date of the approved scope of work for
such a study.

Prior to issuance of the first non-model building permits for subject tentative
tract/tentative parcel map, the landowner or subsequent project applicant shall
enter into a fair share agreement with the City for satisfaction of the PA12/40
GPA fair share obligation, if any, at the Jeffrey Road/Roosevelt intersection.
(MM-TR-6)

The City of Irvine and the Orange County Transportation Authority (OCTA) will
implement the proposed Sand Canyon Railroad Grade Separation Project.
(MM-TR-7)

Prior to approval of the first tentative tract map, the landowner or subsequent
Project Applicant shall enter into an agreement with the City to provide its fair
share funding (which is $39.8 million, in 2006 dollars, subject to updating
depending on approval of the proposed GPA/ZC) towards improvements
included within the established NITM Program. (MM-TR-8)
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UTILITIES AND SERVICES SYSTEMS

Potable Water

Plans, Programs, and Policies

B _91.

In accordance with the Irvine Ranch Water District Procedural Guidelines and
General Design Requirements, Sub-Area Master Plan (SAMP) information for
the PA 40 and PA 12 portions of the Project, which identify the specific potable
water, non-potable water, and wastewater systems improvements necessary to
serve the proposed Project, shall be submitted to IRWD for review and
approval. (PPP-PW-1)

Water Treatment and Collection

Mitigation Measures

s 92

N/A 93.

Prior to issuance of grading permits for the PA 40 Project area west of Sand
Canyon Avenue, the project applicant shall provide evidence that IRWD has
approved a SAMP for the Project that demonstrates that adequate capacity
exists or will be provided in the Jeffrey Road trunk sewer to accommodate the
wastewater flows associated with the Project, when considering the flows
anticipated from the approved PA 6 and PA 9 developments. The identification
of improvements necessary to address potential deficiencies in the capacity of
the subject trunk sewer, as related to the Project shall include evaluation of
potential environmental impacts associated with constructing the improvements
and shall specify measures to avoid or reduce potential impacts. In particular,
such measures shall seek to avoid or minimize construction impacts related to
dust, noise, traffic disruptions, and disturbance of any natural/vegetated areas.
(MM-SWR-1)

Prior to issuance of grading permits for PA 40 Project area east of Sand
Canyon Avenue and the PA 12 Project area, the project applicant shall provide
evidence that IRWD has approved a SAMP for the Project that demonstrates
that adequate capacity exists or will be provided in the Sand Canyon Avenue
trunk sewer to accommodate the wastewater flows associated with the Project,
when considering the flows anticipated from the planned industrial development
in PA 12 between the Project site and existing golf course. The identification of
improvements necessary to address potential deficiencies in the capacity of the
subject trunk sewer, as related to the Project shall include evaluation of
potential environmental impacts associated with constructing the improvements
and shall specify measures to avoid or reduce potential impacts. In particular,
such measures shall seek to avoid or minimize construction impacts related to
dust, noise, traffic disruptions, and disturbance of any natural/vegetated areas.
(MM-SWR-2)
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Solid Waste

Plans, Programs, and Policies

B

04.

The project will result in new construction which will generate solid waste. Prior
to the issuance of precise grading permits, the applicant shall show on the site
plans the location of receptacle(s) to accumulate on-site generated solid waste

for recycling purposes. At the discretion of the Director of Community

Development, the developer of a nonresidential project may be permitted to
contract with a waste recycler for off-site materials recovery. In this case, the
landowner or subsequent project applicant must provide a letter verifying that
recycling will be conducted off site in an acceptable manner. (Standard
Condition A.12.) (PPP-SWM-1)

Energy and Communications

Plans, Programs, and Policies

B __

95.

The proposed project shall comply with all State Energy Insulation Standards
and City of Irvine codes in effect at the time of application for building permits.
(Commonly referred to as Title 24, these standards are updated periodically to
allow consideration and possible incorporation of new energy efficiency
technologies and methods. Title 24 covers the use of energy efficient building
standards, including ventilation, insulation and construction and the use of
energy saving appliances, conditioning systems, water heating, and lighting.)
Plans submitted for building permits shall include written notes demonstrating
compliance with energy standards.

Measures contained in the mitigation monitoring program and which are
identified in other sections of this DEIR (5.1 - 5.17) will address the
environmental impacts associated with the construction and operation of public
energy and communications facilities. These measures are applicable to the
construction and operation of new electrical energy facilities identified in this
section to serve new growth expected in the Project area. (PPP-EC-1)

GLOBAL CLIMATE CHANGE

Plans, Programs, and Policies

B

96.

Title 24 Energy Standards: The proposed project shall comply with all State

Energy Insulation Standards and City of Irvine codes in effect at the time of
application for building permits. (Commonly referred to as Title 24, these
standards are updated periodically to allow consideration and possible
incorporation of new energy efficiency technologies and methods. Title 24
covers the use of energy efficient building standards, including ventilation,
insulation and construction and the use of energy saving appliances,
conditioning systems, water heating, and lighting). Plans submitted for building
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permits shall include written notes demonstraﬁﬁg compliance with energy
standards and shall be reviewed and approved by the Public Ultilities
Department prior to issuance of building permits. (PPP-GHG-1)

Project Design Features

N/A 97.

Transportation Management Association: Following Project approval, the
Project Applicant shall apply for annexation of the non-residential portions
(excluding parks, schools, and institutional uses) of the Project site into, or
request to be a volunteer member of, the Spectrumotion Transportation
Management Association (TMA). As an alternative, the Project Applicant may
instead form a new TMA specific to the non-residential portions of the PA
40/PA12 Project site, providing comparable services, functions, and benefits as
those of Spectrumotion. (PDF-GHG-1)

Green Site Design: In addition to the favorable location, land use mix, and
density of the Project that serve to reduce potential GHG emissions, as
described in the Impacts Analysis below, the overall project design includes a
number of features that will reduce energy consumption and associated GHG
emissions. Such features include (PDF-GHG-2):

Reduced Automobile Dependence - The following site design features will help
to reduce the number of vehicle trips and the vehicle miles traveled.

Public Transit Access: There are currently three bus stops on Trabuco Road
and three on Sand Canyon Avenue adjacent to the PA 40 Project site. Also, a
new bus stop is proposal on Jeffrey Road adjacent to the Project site, just north
of Roosevelt, as part of the ultimate widening of Jeffrey Road. The
City/Applicant shall work with the OCTA towards further expansion of existing
OCTA bus routes to better serve the Project site. The roadway system
proposed for the project will include provisions for bus stops and bus turnouts,
as coordinated with OCTA.

Spectrumotion: Spectrumotion is a nationally recognized private, nonprofit

Transportation Management Association (TMA) that promotes, markets and
subsidizes alternatives to solo commuting for those employed in the Irvine
Spectrum. Spectrumotion was formed in 1985 as a collaborative effort between
The Irvine Company and the City of Irvine, and has a proven record of
successfully assisting employees of the Irvine Spectrum with finding alternative
means of commuting. Spectrumotion is funded by Irvine Spectrum property
owners and offers the following free employer services:

e New Hire Orientation Information
Bus and Train Pass Sales and Subsidies
Vanpool Administration and Subsidies
On-site Promotions
Commuter Information Bulletin Board Acquisition and Update Service
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e Telecommuting and Alternative Work Schedule Consulting and
Implementation Assistance

e Rideshare Incentive Program Management

e SCAQMD Emission Reduction Plan Preparation

Additional information regarding Spectrumotion can be found at
http://www.spectrumotion.com. As described above in PDF GHG-1, the non-
residential portions of the Project site would be served by Spectrumotion or
other comparable TMA.

Internal_Non-Vehicular Access: As will be further defined at more detailed
levels of site design, the Project site will include a network of pedestrian and
bicycle trails that facilitate non vehicular access and links with neighborhoods,
parks, schools, retail/commercial uses, and employment areas.

Effective Use of Landscaping - Development of the Project site will include the
installation of landscaping throughout the site, similar to that used for the
recently developed Woodbury and Stonegate residential planned community
developments located near the Project site. Such landscaping includes the use
of trees and shrubbery, much of which is transplanted to the site as mature
species. These landscaping characteristics provide for more dense planted
areas with fuller foliage than what can be typically observed at many other new
developments in southern California. This provides multiple benefits related to
GHGs such as helping to shade and cool the site, helping to absorb CO2
through photosynthesis, and helping to stabilize soils onsite, which can help
reduce existing GHG emissions (i.e., the tilling of soils and biodegradation of
organic materials associated with current agricultural activities in PA 40 will be
replaced by site landscaping - additionally the temporary/periodic nature of low
lying vegetation [row crops] within the PA 40 site will be replaced with
permanent). lrrigation of the site landscaping in common areas will use
recycled (reclaimed) water from the Michelson Reclamation Plant, which offers
certain environmental benefits and requires less embodied energy (i.e., less
GHG emissions) compared to using potable water for irrigation. Common area
landscaping will include the following design features:

e All irrigation systems shall be designed to conform to California AB 325
(Model Water Efficient Landscape Ordinance).

¢ Irrigation systems shall be designed to apply water at a rate which does
not exceed the infiltration rate of the soils, and systems shall be
programmable to prevent ponding and minimize runoff.

e Irrigation systems shall be designed to apply water at a rate which does
not exceed the infiltration rate of the soils, and systems shall be
programmable to prevent ponding and minimize runoff.

e Irrigation systems shall be designed to meet the peak moisture demand
of all plant materials used within the design area. Individual station run
time shall meet peak evapotranspiration (E.T.) rate. Additionally,
satellite-linked system controllers/rain sensors are used to monitor and
adjust the timing and amount of irrigation.
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e Separate remote control valves shall be used for shrub and groundcover
areas versus turf-areas. Sun and shade areas shall also have
segregated-irrigation controls.

Green Building Design: Based on the principles and point score system of the
City's existing voluntary Irvine Green Building Program, individual residential
and professional administrative office developments occurring within the Project
site shall be designed and constructed to incorporate "Green Building Design"
features from the menu provided in Table 5.17-2, PA40/12 Green Building
Options, summarized the various measures available for different building types
and the relative score value for each measure, while Appendix K1 provides the
detailed scoring sheets for each building type. For the PA 40/PA 12 Project,
buildings within each of the categories identified in Table 5.17-2, PA 40/12
Green Building Options, will incorporate measures to achieve at least 50 points
in order to meet the Green Building Design requirement set forth in this PDF, as
will be confirmed prior to issuance of a building permit(s) for the candidate
building(s). (PDF-GHG-3)

. Site & Landscape
Foundation, Frame, And Roofing
Plumbing
Lighting & Appliances
HVAC
Energy Performance
Renewable Energy
Indoor Air Quality
Resource Efficient Materials
0. Education, Awareness, and Operations

SNl LON =~

VOLUNTARY UNDERTAKING BY PROJECT APPLICANT

S

100.

The applicant has voluntarily agreed to prepare, in cooperation with the City, a
comprehensive study of a clean technology shuttle system that extends the
existing shuttle system in IBC (the i shuttle) to the Irvine Transportation Center,
the Great Park, and the Spectrum. The study will discuss and identify optional
routes, stops, phasing, costs, and other information necessary to explore
eligible funding opportunities available from OCTA or outside funding sources,
with the goal of beginning to implement the system by December 2010. The
applicant shall complete the study within 180 calendar days of the effective date
of the zone change for Planning Area 40.

Prior to the recordation of the first residential tract map for Planning Area 40,
the City will evaluate the status of securing the necessary funding from OCTA
and other available outside funding sources for the implementation of the clean
technology shuttle system based on the options and corresponding financing
plans identified in the applicant’s study.
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At that time, if there is a shortfall in funding for the clean technology shuttle
system under the financing plan identified in the applicant’s study, the applicant
has committed to fund the shortfall in an amount not to exceed $10 million
dollars, payable pursuant to a separate funding agreement. The separate
funding agreement shall be executed before recordation of the applicant’s first
residential tract map for Planning Area 40.

The applicant shall:

Fund 50 percent of the costs to widen the Trabuco Road/SR-133 Bridge
to accommodate an eight-foot-wide sidewalk/trail along the north side of
the bridge. The bridge widening project will be constructed as part of the
Trabuco Road/SR-133 Interchange Improvement Project.

Advance the remaining 50 percent of the costs if the City does not have
funds available to complete the bridge widening project, provided that
advancing the costs is subject to a reimbursement agreement between
the City and the applicant. The City and the applicant will execute the
reimbursement agreement before the award of the construction contract
for the bridge widening project.

Widen the existing sidewalk located along the north side of Trabuco
Road between Sand Canyon Avenue and the Trabuco Road/SR-133
interchange from five (5) feet to eight (8) feet. The applicant shall
complete the sidewalk widening project by the time that the bridge
widening project for the Trabuco Road/SR-133 Bridge is complete.
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October 19, 2016

Ms. Stephanie Roxas, AICP, Associate Planner
City of Irvine Community Services Department
P.O. Box 19575

Irvine CA 92623-9575

| SUBJECT: City of Irvine - Cypress Village Park Plan

Dear Ms. Roxas:

Thank you for providing the Orange County Transportation Authority (OCTA)
with the Public Notice for a public hearing regarding the Cypress Village Park
Plan. ,

Please be advised that OCTA currently owns and operates a bus base in the
vicinity of Sand Canyon Avenue and Marine Way. In addition, an existing
Metrolink-Maintenance-of-way-facility is currently in the area, and a future
Metrolink Maintenance Facility is contemplated. We recommend this information
be publicly disclosed as part of the approval process with the Community
Services -Commission as well as to any other approving body, and circulation
considerations for each of these facilities also be considered.

According to the October 19, 2016 staff report for the Community Services
Commission meeting, the Program Environmental Impact Report for Planning

.1 Area 12/40 (SCH No. 200071014) General Plan Amendment and Zone Change

satisfies the California Environmental Quality Act (CEQA) requirement for the

Irvine Cypress Village Park Plan. OCTA hereby requests any relevant CEQA -

document(s) related to this project.

Throughout the development of this project, we encourage communication with
OCTA on any matters discussed herein. If you have any questions or

-| comments, please contact me at (714) 560-5907 or at dphu@octa.net.

Sincerely,

Dan Phu
Environmental Programs Manager

Orange County Transportation Authoritv

PC ATTACHMENT 10

j0-OCTA (6282)
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