CITY OF NEWPORT BEACH

PLANNING COMMISSION STAFF REPORT
February 21, 2019
Agenda Item No. 2

SUBJECT: Newport Crossings Mixed-Use (PA2017-107)
= Site Development Review No. SD2017-004
= Lot Line Adjustment No. LA2018-004
= Affordable Housing Implementation Plan No. AH2018-001
= Enviornmental Impact Report No. ER2017-001

1701 Corinthian Way; 1660 Dove Street; 4251, 4253, and 4255

SITE LOCATION: \jartingale Way; and 4200, 4220, and 4250 Scott Drive

APPLICANT: Starboard MacArthur Square, LP
OWNER: Starboard MacArthur Square, LP
PLANNER: Jaime Murillo, Senior Planner

(949) 644-3209, jmurillo@newportbeachca.gov

PROJECT SUMMARY

The project would redevelop the existing 58,277-square-foot commercial center known as
MacArthur Square with a mixed-use development consisting of 350 residential dwelling units,
7,500 square feet of commercial floor area, and a 0.5-acre public park. The following applications
are requested or required in order to implement the project as proposed:

e A site development review authorizing the construction of the mixed-use building; and

e A Jot line adjustment to reconfigure the three underlying parcels that comprise the site;
and

e An affordable housing implementation plan specifying how the proposed project would
meet the City’s affordable housing requirements, pursuant to the Residential Overlay of
the Newport Place Planned Community and density bonus and incentives/concessions
pursuant to Chapter 20.32 (Density Bonus) of the City’s Municipal Code and Government
Code Section 65915 (Density Bonus Law).

RECOMMENDATION

1) Conduct a public hearing;

2) Adopt Resolution No. PC2019-004 certifying Environmental Impact Report No. ER2017-
001, making facts and findings, and approving a mitigation monitoring and reporting program
for the Newport Crossing Mixed-Use Project (SCH No. 2017101067) (Attachment PC 1);
and

3) Adopt Resolution No. PC2019-005 approving Site Development Review No. SD2017-004,
Lot Line Adjustment No. LA2018-004, and Affordable Housing Implementation Plan No.
AH2018-001, subject to conditions of approval (Attachment PC 2).


mailto:jmurillo@newportbeachca.gov
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INTRODUCTION

Project Setting

The subject property is located within the Airport Area and approximately 5.70 acres in size. The
property is developed with a 58,277 square-foot retail shopping center called MacArthur Square
within the Newport Place Planned Community. The pentagonal-shaped site consists of three
contiguous parcels and is bound by Corinthian Way to the northeast, Martingale Way to the east,
Scott Drive to the northwest, and Dove Street to the southwest, and an office development to
the south. Driveways are located on Dove Street, Scott Drive and Martingale Way.

The shopping center was builtin 1974 and consists of eight commercial buildings and a common
parking lot. Approximately 30 percent of the center is currently occupied. Tenants currently
include retail stores, professional offices, and restaurants.

Surrounding uses include a variety of low to mid-rise office buildings, commercial centers,
restaurants, a car wash and service facility, and a hotel. Some buildings in the area exceed 100
feet in height. More specifically, a 10-story Hyatt Hotel (formerly Radisson) is located to the
north, opposite of Corinthian Way. A one-story retail complex with Staples and several quick
food and retail establishments is located to the north of Corinthian Way. A 2-story bank building
and a 3-story office building are located to the east. A 4-story office building is located to the
south of the subject site, separated by a surface parking lot. A single-story hand car wash and
Benihana Japanese Restaurant are located to the northwest. Lastly, the single-story “Hangars”
office complex is located to the southwest on Dove Street.

Project Description

The proposed project would replace the existing MacArthur Square shopping center with a multi-
story, mixed-use building consisting of 350 rental units, 2,000 square feet of restaurant use, and
5,500 square feet of retail use. The project also includes the development of a 0.5-acre public
park. Of the 350 residential units, 78 will be affordable and restricted to low-income households
with incomes at or below 80 percent of the area median income adjusted for household size for
a minimum of 30 years.

Architectural and Site Design

The proposed pentagonal-shaped, mixed-use building is designed as a single structure with 4-
and 5-story residential building facades wrapped around a central parking structure. A ground-
level commercial node would face the Corinthian Way frontage and would include a retail plaza.

The applicant describes the building's architectural design as "California Coast Modern," which
is monochromic with colored accents. The integral accents comprise of metal and acrylic panes,
wood plank tiles, and stone veneer. Metal clad horizontal roof elements are used at the top floor
to define and vary the building mass and character. Glass railings, metal trellises, metal
sunshades, and, horizontal metal slats will also be used to create the modern architectural
aesthetic prevalent in the area.
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The residential living areas of the proposed mixed-use building comply with the 55-foot base
height allowed by the Newport Place Planned Community, with limited architectural elements
measuring up to 77 feet 9 inches. These architectural elements include the parapet, rooftop
mechanical equipment, elevator shafts, emergency staircase, rooftop amenity terrace, and a
portion of the parking garage.

The minimum required building setback of 30 feet would be provided from property lines abutting
adjacent streets, which will be heavily landscaped with new noninvasive, low-water use ground
cover, shrubs, and trees. The building will also be setback approximately 89 feet from the
existing southerly property line abutting 1600 Dove Street that is developed with surface parking
for a mid-rise, office building.

The public park, which will also be landscaped with a similar landscape palate, will provide a
buffer between the mixed-use building and adjacent office building.

Residential Units

The 350 rental units include 29 studio units that average 606 square feet in size; 197 one-
bedroom units that average 753 square feet in size; and 124 two-bedroom units that average
1,074 square feet in size.

Of the 350 units, 78 units will be affordable to low-income households and 272 units will be
market-rate housing. The proposed unit mix for the affordable units is 20 studio units, 56 one-
bedroom units, and 2 two-bedroom units. The affordable units will consist of the same size and
amenities as the market-rate units, and will be equally distributed throughout the project.

Parking and Access

Six-levels of parking (one level partially below grade) would provide a total of 740 parking
spaces. Vehicular access to the parking structure would be provided by two driveways, one from
Scott Drive and the second from Martingale Way. The parking garage would be restricted to
apartment residents, guests, and employees; and to employees and patrons of the commercial
uses. The public park would have access to a separate four-space parking lot from a driveway
located at the southern end of Martingale Way.

Project Amenities

The project includes extensive on-site recreational and entertainment amenities, including: 1) a
pool courtyard with community pool and spa, clubroom, barbecue grills and outdoor fireplace; 2)
an entertainment courtyard with fire pit, barbeque grills, informal seating/gathering areas; 3) a
lounge courtyard with cabana and fire pit, barbeque grills, communal dining, and
seating/gathering areas; 4) a rooftop amenity terrace at level 7 with spa, cabana, fireplace,
barbeques, outdoor kitchen, game area, informal seating/ gathering areas, and dining areas;
and 5) a view deck on level 5 with an outdoor kitchen, lounge chairs, and fireplace.
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Public Park

The proposed location of the 0.5-acre, rectangular-shaped public park will be at the southern
end of the project site. The park would be accessed from both Dove Street and Martingale Way,
would have access to a dedicated four-space parking lot, and would maintain additional access
to existing on-street parking provided along Martingale Way. The park is intended to provide a
recreation and activity area for future residents, employees, and patrons of the project.

Upon completion, the park land and the improvements would be dedicated to the City for public
use; however, it would be managed and operated by the property management company of the
project. An agreement will be required to ensure proper maintenance and operations for the
public park.

Park amenities include:

e aplay lawn featuring playground equipment, shade structure, benches, and synthetic turf;
e fenced and separated dog parks for large and small dogs with synthetic turf;
¢ fitness terrace with fithess equipment and shade trellis;
e central dining terrace with overhead trellis, tables, and chairs;
e bocce ball court with shade cabanas;
e fenced pickleball court; and
e seat walls.
Requested Applications

The application for the proposed mixed-use residential development consists of the following
components:

o Site Development Review No. SD2017-004: To ensure the site is developed in accordance
with the Newport Place Planned Community Development Plan and Zoning Code development
standards and regulations pursuant to Newport Beach Municipal Code (NBMC) Section
20.52.080 (Site Development Reviews).

e Lot Line Adjustment No. LA2018-004: A lot line adjustment to reconfigure the three underlying
parcels that comprise the site, pursuant to Chapter 19.76 (Lot Line Adjustments) of the
Municipal Code. Specifically, the site would be reconfigured to create a 0.5-acre parcel for
the public park to be dedicated to the City; a 5.08-acre parcel for the proposed mixed-use
development; and an 0.11-acre parcel (to be owned by the project applicant) for emergency
access improvements required to serve the proposed project. The 0.11-acre parcel would
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also include an easement dedicated to the City for public access and parking for the park.
With dedication of the 0.5-acre public park, the net project site area would be 5.19 acres.

e Affordable Housing Implementation Plan No. AH2018-001: A program specifying how the
proposed project would meet the City’s affordable housing requirements, pursuant to the
Residential Overlay of the Newport Place Planned Community. Under the Affordable Housing
Implementation Plan (AHIP), 78 units would be set aside as affordable units to lower-income
households. Providing the affordable housing required by the Residential Overlay of the
Newport Place Planned Community qualifies the project for a density bonus and
incentives/concessions pursuant to Chapter 20.32 (Density Bonus) of the City’s Municipal
Code and Government Code Section 65915 (Density Bonus Law). The AHIP includes a
request for one development concession related to the bedroom mix of the affordable units
and a development waiver of the 55-foot building height limit to allow a height of 77 feet 9
inches to accommodate the parapet, roof-top mechanical equipment, elevator shafts,
emergency staircase, rooftop amenity terrace, and a portion of the parking garage.

Background

Previous Application - Residences at Newport Place

In 2016, a previous mixed-use development called the Residences at Newport Place was
proposed for the site. The project consisted of 384 residential units and 5,677 square feet of
retail use. On June 23, 2016, the Planning Commission adopted Resolution No. 2019 denying
the project based on the following concerns:

Setback encroachments

Exceedance of height standards

Waiver of park dedication requirement

Public open space design and limits on public access
Project integration with surroundings

Limited commercial space

Inadequate parking

The Planning Commission’s decision was appealed by the previous applicant to the City Council.
On July 26, 2016, the City Council upheld the decision of the Planning Commission and denied
the project.

Planning Commission Study Session

On December 6, 2018, a study session was held to introduce the project to the Planning
Commission and the public, and provide an overview of the Draft Environmental Impact Report.
In general, the Planning Commission favored the architectural design of the mixed-use building,
siting of retail component, large landscaped setbacks, and design of the park. During the study
session, the Planning Commission provided the following comments to staff for further
investigation:
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e Comment. Feasibility of time or parking restrictions on Martingale Way to ensure
adequate parking for park users.

Response: Traffic engineering staff will review parking conditions on Martingale Way
throughout the construction phase, and after completion of the project, to determine if
parking restrictions are necessary to ensure there is adequate parking for park users.

e Comment. Neighboring property owners should be invited to Parks, Beaches, and
Recreation Commission meetings.

Response: Public notices were mailed to surrounding property owners within a 300-foot
radius of the project site and the site was posted informing the public of the February 5,
2019, Parks, Beaches, and Recreation Commission meeting and their review of the park
design and amenities.

e Comment: Installation of a fence separating park from office complex to the south should
be considered to discourage park users from parking in office complex lot.

Response: A 42-inch-high metal mesh fence with flowering vines was added to landscape
plans along southerly property line.

Comments by the general public were also considered. Supportive comments included
commending the applicant for their outreach efforts, and support of new housing, including
affordable housing. Concerns were also raised regarding assignment of schools, adequacy of
park to accommodate the numerous planned amenities, and adequacy of parking. Excerpt of
the December 6, 2018 Planning Commission Minutes is included as Attachment PC 3.

Parks, Beaches, and Recreation (PB&R) Commission

On February 5, 2019, staff and the applicant presented the park design and amenities to PB&R
Commission for their review and recommendations. Overall, the PB&R Commission supported
the design, layout, and proposed amenities of the park, and with a maijority vote of 6-1,
recommended to support the park design as proposed. However, they also emphasized the
importance of the following:

e Restrooms - The park does not include restrooms and it was generally thought to be
unnecessary due to size of park and the belief that the predominant park user would be
residents of the project. PB&R Commissioners stressed that restroom access for non-
residents was important. The applicant indicated that the retail suites would include a
provision in their lease to allow public restroom access during business hours.

e Signage - Since the park would be privately maintained, the PB&R Commission
expressed the need for adequate signage that clearly identifies the park as public, parking
restricted for park users only, and availability of public restrooms. The applicant agreed
to work with City staff on signage plan.
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Comments by the general public were also considered. Public comments included support for
pickleball court and need for PB&R Commission to comprehensively consider and plan park
amenities of new Airport Area parks.

DISCUSSION

General Plan Consistency

A complete consistency analysis of each of the applicable General Plan policies is included in
the Draft Environmental Impact Report beginning on Page 5.9-12 of the document. The analysis
concludes that the project is consistent with each of the adopted goals and policies. The following
discussion highlights a finding of consistency in the General Plan Mixed-Use Horizontal 2 (MU-
H2) land use designation and significant policies applicable to Airport Area development.

MU-HZ2 Land Use Category

The subject property has a General Plan Land Use Element designation of MU-H2. This category
provides for a horizontal intermixing of uses that may include regional commercial office, multi-
family residential, vertical mixed-use buildings, industrial, hotel rooms, and ancillary
neighborhood commercial uses. The MU-H2 land use category covers a significant portion of
properties in the Airport Area, including those located in the Newport Place Planned Community
and Koll Center Newport Planned Community. The project is consistent with this designation by
redeveloping an aging and under-utilized commercial center with a new mixed-use development
that incorporates multi-family residential and neighborhood commercial uses.

Airport Area Development Limits

The MU-H2 designation and General Plan Policy LU 6.15.5 (Residential and Supporting Uses)
allows a maximum of 2,200 residential units of which 1,650 units may be developed as
replacement of existing office, retail, and/or industrial uses. The maximum density is 50 units per
net acre. The remaining 550 units are classified as additive units meaning they are not required
to replace other units and they may be constructed as “in-fill” units to existing commercial or
office development within the Conceptual Development Plan Area (CDPA) of the Airport Area
as illustrated in Figure LU22 of the General Plan Land Use Element (Attachment PC 4). Any
eligible density bonus allowed by Government Code Sections 65915 (Density Bonus Law) and
Chapter 20.32 (Density Bonus) of the Municipal Code are not included in the 2,200-unit
allowance or the 50 dwelling units per acre standard.

Table 1 lists the residential units approved, proposed and remaining within the MU-H2
designation of the Airport Area. The approved Uptown Newport mixed-use residential project
and pending Koll Center Residences projects are also included for context.
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Table 1
Residential Development in the Airport Area
Residential Development Base Units Density Project
Allocation Replacement | Additive [ Base Units | Bonus Total
Units Units Total (35% of With
base units)| Density
Bonus
General Plan Development Limit 1650 550 2,200
(MU-H2)
Approved Projects
Uptown Newport (1,244 units total) | 632 | 290 922 322 | 1,244
Projects Under Review
Newport Crossings 259 259 91 350
The Koll Center Residences 260 260 260
Remaining Development 759 0 759
Allocation

The subject property has 58,277 square feet of existing retail use. The existing center is slightly
higher than the development limit of 56,880 per Anomaly No. 12 of the General Plan Land Use
Element. By using the City’s adopted use conversion factors to maintain traffic trip neutrality, the
applicant can replace the existing shopping center with a maximum of 259 residential units and
reconstruct up to 10,264 square feet of nonresidential development. The conversion factors
provided in “Airport Area Residential & Mixed Use Adjustment Factors for Traffic Analyses in
Newport Beach”, are provided as Attachment PC 5. The additional 91 units (35 percent)
requested are density bonus units authorized by the Density Bonus Law and Municipal Code.

Airport Area General Plan Policies

The General Plan contains a number of policies that provide for the orderly evolution of the
Airport Area, from a business park, to a mixed-use district with cohesive residential villages
integrated within the existing fabric of office, industrial, retail, and airport-related businesses.
Residential opportunities are to be developed as clusters of residential villages centering on
neighborhood parks and interconnected by pedestrian walkways. These would contain a mix of
housing types and buildings that integrate housing with ground level convenience retail uses
and would be developed at a sufficient scale to achieve a complete neighborhood.

Provided below is a summary of these policies and the project’s consistency with each.

o Sizes of Residential Villages (LU6.15.6) and Requlatory Plan (LU6.15.10): Each residential
village shall be at least 10-acres in size at build-out and be organized around a neighborhood
park and other similar amenities. The first phase of residential development in each village
shall be at least five gross acres, exclusive of existing rights-of-way. At the discretion of the
City, the acreage can include part of a property in a different land use category, if the City
finds that a sufficient portion of the contiguous property is contributing to the village fabric of
open space, parking, or other amenities. A regulatory plan for each residential village is also
required.

10
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The subject property, after dedication of the 0.5-acre public park, is approximately 5.19 acres in
size, which is consistent with the first phase requirement of 5 acres, but less than the required
10-acre minimum for a residential village. Although opportunities exist, no other applications on
adjacent properties have been filed that would expand the residential village. However, in
exchange for the support of the City’s need for lower-income households and providing 78
affordable units, the project is exempt from the minimum 10-acre site required by Policy LU6.15.6
pursuant to the Residential Overlay of the Newport Place Planned Community and General Plan
Housing Program No. 3.2.2.

The Residential Overlay of Newport Place Planned Community also provides the regulatory plan
for residential projects with affordable housing provisions. As a result, a new regulatory plan
required by Policy LU6.15.10 is not required.

e Overall Density and Housing Types (LU6.15.7): In addition to providing a minimum land area
for residential development, the General Plan also establishes minimum densities to ensure
that a sufficient critical mass is created within each 10-acre village. As such, the overall
minimum density for each village at build-out is 30 dwelling units per net acre, exclusive of
existing and future rights-of-way, open spaces and pedestrian ways; a maximum net density
of 50 units per acre is also established. Within the density envelope (30 to 50 du/ac), the
General Plan promotes a diversity of building types, including row houses and podium mid-
rise and high-rise buildings to accommodate a range of household types and incomes and
to promote a variety of building masses and scales.

The project has a base density of 50 units per net acre (259 units) which is consistent with a
maximum of 50 du/acre allowance by this policy. This base density does not include the 35-
percent density bonus of 91 units that is allowed by the Newport Place Planned Community and
State Bonus Density law in exchange for the 30-percent or 78 units set aside for affordable
housing. Altogether, the project has an overall density of 67 units per net acre.

The proposed residential project is considered a mid-rise style, for-rent apartment development.
Although the residential development is limited to one particular housing product, the 350
apartment units include a variety mix of unit types, ranging from studio to two-bedroom units,
accommodating a variety of household types and income. Of the 350 residential units, 78 units
will be affordable to low-income households and 272 units will be market-rate housing.

e Neighborhood Parks (LU6.15.13): The General Plan calls for residential villages to be
centered on neighborhood parks to provide structure and a sense of community and identity.
The General Plan requires a park dedication of at least 8 percent of land or 0.50 acre
whichever is greater of the first phase development in each neighborhood; or a minimum of
one acre in size, or at least eight percent of the total land area of the residential village,
whichever is greater. The policy allows a waiver where it can be demonstrated that the
development parcels are too small to feasibly accommodate a park or inappropriately located
to serve the needs of local residents.

11
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The project includes the dedication of a 0.5-acre public park, consistent with the first phase
development requirement of LU 6.15.13. The park is located at the southern edge of the project
site between Dove Street and Martingale Way. The park would be easily accessible through
pedestrian connections and sited in a location consistent with a conceptual neighborhood park
location per General Plan Figure LU23 (Airport Area Residential Villages lllustrative Concept
Diagram) (Attachment PC 6). The park would serve the project's future residents, employees,
and patrons, and the existing offices and businesses in the surrounding vicinity as a recreation
and activity area. Park amenities include a play lawn and playground equipment, shade
structures, benches, fithess terrace, central dining terrace, and bocce ball court. A proposed dog
park and pickleball court would also serve regional needs of City residents. The park landscape
plan includes noninvasive and low-water use plants and trees. A tree and shrub hedge would be
provided along the southern boundary providing a physical and visual boarder between the park
and adjacent office parking lot to the south. A small off-street parking lot for park users is
proposed adjacent to the eastern end of the park, and additional on-street parking opportunities
exist along Martingale Way. Should the residential village expand in the future through the
redevelopment of adjacent parcels, additional park area will be sought then.

e On-Site Recreation _and Open Space (LU6.15.16): Require developers of multi-family
developments on parcels eight acres or larger to provide on-site recreational amenities
(public urban plazas for recreation and outdoor activity, swimming pools, exercise facilities,
tennis courts, basketball courts, etc.), at a ratio of 44 square feet per each dwelling unit. In-
lieu cash payment where there is insufficient land to provide on-site recreational amenities is
required.

The proposed project is approximately 5.70 acres in size which is under the eight-acre criteria for
on-site recreational amenities provision. However, the project provides extensive on-site
recreational amenities, including separate pool, entertainment, and lounge courtyards with
eating, seating, and barbeque space; a rooftop amenity terrace; a fifth-level view deck; a club
room for entertainment and gatherings; and a fitness facility. In addition, a public plaza is located
in front of the retail shops facing the main corner of the project at Corinthian Way and Martingale
Way that will provide informal areas that residents can take advantage of. The provided
amenities total 22,696 square feet (65 square feet per unit), exceeding the 15,400 square-foot
(44 square feet per unit) on-site recreational amenities requirement, and lessening the demand
on existing recreational facilities in the City.

Newport Place Planned Community (Zoning Code) Consistency

The subject property is zoned Planned Community and subject to the Newport Place Planned
Community Development Plan (PC-11) regulations. Within PC-11, the site is designated as
General Commercial Site 6, which allows retail commercial, office, and professional and
business uses. The site is also within the Residential Overlay of PC-11, where multi-family
residential development is permitted as a stand-alone use provided minimum affordable housing
requirements are met.

12
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Beside the height exception and unit-mix incentive requested through the allowed density bonus,
the proposed project complies with the development standards of the Residential Overlay and
applicable standards of the Zoning Code as detailed in Table 2.

Table 2
Zoning Compliance
Project Elements Standard Proposed Compliance
Size No minimum with 5.19 acres
) (after 0.5-acre park Yes
affordable housing b
dedication)
Density 30 du/ac min. (155 du) 50 du/ac (w/ base units) Yes
(dwelling units / acre) 50 du/ac max. (259 du) 67du/ac (w/ density bonus)
Total Residential Unit 350 max. 350 Yes
e Base Unit 259 max. 259 Yes
. (D@egglt;z Bonus Units 91 max. 91 Yes
Affordablg Unit @ 30% 78 min. 78 Yes
of base units
Market-Rate Unit No min. 272 Yes
Non-Res|dentlal 10,264 sf. max. 7,500 sf. Yes
(Commercial Use)
Building Height 55 feet living areas Yes, with

Density Bonus

area)

55 feet 77 feet 9 inches architectural development
elements and parking waiver
structure
Building Setbacks
e Corinthian Way 30 ft. 30
e Martingale Way 30 ft. 30
 Dove Street 30 ft. 30 Yes
e Scott Drive 30 ft. 30
e Park property line 10t .21t
Parking 545 Total (min.) 740 Total
 Residential? 474 (1.35/unit) 661 (1.89/unit)
(0-1 Bed/ 1 space)
(2-3 Bed/ 2 spaces)
e Apartment Leasing None 5
Yes
* Retail (5,500 sf) 22 (1/250 sf) 25
e Restaurant use3 49 (1/40 sf of net pUb“C 49

1 Utilizing adopted conversion rate of 5.4 dwelling units per thousand square feet of commercial floor area, the
proposed 259 base dwelling units represent 47,963 square feet of floor area converted. Given 58,277 square

feet of existing permitted floor area, 10,264 square feet of commercial development opportunity remains.

2 Subject to maximum parking requirement pursuant to NBMC Section 20.32.040 (Parking Requirements in

Density Bonus Projects) and Government Code Section 65915(p) (Density Bonus Law).

3 Assumes 1,000 square feet of interior net public area (NPA) and 950 square feet of exterior NPA of “fast-
casual” type restaurant. An additional 250 square feet of exterior NPA excluded per NBMC Section 20.40.040.

1=
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Major Site Development Review Findings

Residential development pursuant to the Residential Overlay of the Newport Center Planned
Community requires major site development review consistent with NBMC Section 20.52.080 (Site
Development Reviews). In accordance with Section 20.52.080(F), the Planning Commission may
approve or conditionally approve a site development review application, only after first finding
that the proposed development is:

1. Allowed within the subject zoning district;
2. In compliance with all of the applicable criteria identified in 20.52.080(C)(2)(c) below:

i.  Compliance with this section, the General Plan, this Zoning Code, any applicable
specific plan, and other applicable criteria and policies related to the use or structure

ii.  The efficient arrangement of structures on the site and the harmonious relationship
of the structures to one another and to other adjacent developments; and whether
the relationship is based on standards of good design;

ii.  The compatibility in terms of bulk, scale, and aesthetic treatment of structures on
the site and adjacent developments and public areas;

iv.  The adequacy, efficiency, and safety of pedestrian and vehicular access, including
drive aisles, driveways, and parking and loading spaces;

v.  The adequacy and efficiency of landscaping and open space areas and the use of
water efficient plant and irrigation materials; and

vi.  The protection of significant views from public right(s)-of-way and compliance with
Section 20.30.100 (Public View Protection).

3. Not detrimental to the harmonious and orderly growth of the City, nor endangers,
Jeopardizes, or otherwise constitutes a hazard to the public convenience, health, interest,
safety, or general welfare of persons residing or working in the neighborhood of the
proposed development.

In summary, the project implements the MU-H2 General Plan designation and the intent of the
Residential Overlay of PC-11 by introducing 350 new residential units to an existing major
employment center (the Airport Area and Irvine Business Complex), including setting aside 78
residential units for low-income households, and providing new opportunities for those working
in the area to live near work. The project also includes park space, retail, and restaurant uses
that will help meet the needs of its residents and surrounding employees in the area. It is also
important to note that additional retail and restaurant opportunities are located within a short
walking distance of the project site.

14
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As discussed in the General Plan and Newport Place Planned Community Consistency sections
above, the proposed project will comply with all applicable policies of the General Plan and PC-11
Development Plan requirements. The requested development waiver of the 55-foot building height
standard and distribution of affordable unit mix is addressed through the allowed density bonus and
related incentive/waiver requests as discussed in more detail in the Affordable Housing
Implementation Plan section of this report. In summary, the City must allow the requested incentive
and waiver request pursuant to State Bonus Density law and the Zoning Code.

Ground-level units include large patios with access to the street sidewalks, promoting walkability
and pedestrian activity. Upper-level units include ample and usable outdoor decks with storage.
Each unit exceeds the minimum private open space requirement (5 percent of gross unit area)
and the project as a whole provides 63,445 square feet of common open space exceeding the
minimum common open space requirement of 26,250 square feet (75 square feet per unit).

The building will be below the base height limit of 55 feet, with the exception of architectural
elements of up to 77 feet 9 inches. These architectural elements include the parapet, rooftop
mechanical equipment, elevator shafts, emergency staircase, rooftop amenity terrace, and a
portion of the parking garage. The project’s building mass is comparable and compatible to the
existing surrounding developments. The proposed development is the first residential project in
the Newport Place Planned Community where the predominant permitted land uses are office
and light industrial developments with limited retail allowed in certain sub-areas of the planned
community. These surrounding developments are ranging from single-story to four-story in
height with the exception of the 10-story Radisson Hotel located nearby. The adjacent office
building at 1600 Dove is approximately 60 feet high.

The project has been designed to exhibit a high quality design and complements the surrounding
urban context. The retail and restaurant components are located on the ground level and
oriented toward the streets to minimize potential conflicts with the residential uses. Additionally,
these retail and restaurant uses are well integrated into the overall building design through the
use of common design elements. The facade is articulated through the use of windows, color,
and changes in planes and massing. The project provides separate entrances for residential and
non-residential uses, with commercial entrances articulated by a white frame and storefront
windows. The parking facility is completely integrated into the design and hidden from public
view by the wrapping of residential units around the exterior of the parking structure. Extensive
landscaping has been incorporated along the street frontages, in interior courtyards, on the roof
terrace, within the retail plaza, and within the public park.

The 4- and 5-story residential building facades along all streets are designed and articulated to
breakdown its massing vertically and horizontally. Layered horizontal fagade base treatment is
used to break up the height of the building. Two-story white framed elements are also used
consistently throughout the elevations to visually reduce its height and to create a pedestrian-
scale presence on the street frontages. The articulated masses also create and define a new
activated street presence on Corinthian Way. A modern tower feature and rooftop terrace create
ambience, an architectural focal point, and visual interest. In addition to layering the facades,
varying window patterns, and planar geometric breaks, horizontal roof elements help define the
building’s modern character. Corner window treatments are also utilized at strategic locations to
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vary the character and massing of residential balconies. Metal sunshade devices are also used
to create an interesting shadow play on the fagade. All in all, these varying design elements help
break up the building massing avoiding large unarticulated and monotonous building elevations.

The project includes approximately 52,900 square feet of landscape area, which has been
designed and must meet NBMC requirements with respect to drought tolerance and water
efficiency. Project landscaping consists of ornamental trees, shrubs, and groundcover along the
site perimeter and in public gathering areas. Although approximately 76 trees would be removed,
the proposed project would provide a greater number of trees than currently exists
(approximately 174 new trees, including the public park and plaza). In addition, seven existing
Italian Stone pines and five Canary Island pines along Martingale Way would be preserved. All
landscaped areas, including the public park and retail plaza, would be maintained by the property
management company.

Vehicular access to the mixed-use building would be provided via full-access driveways off Scott
Drive and Martingale Way. The parking garage would be restricted to apartment residents,
guests, and employees; and to employees and patrons of the commercial uses. The design of
the parking structure allows for residents to park on the level of their respective unit for ease of
access. The public park would have a separate full-access driveway located at the southern end
of Martingale Way. Pedestrian access would be provided along the perimeter streets, with
pedestrian corridors and walkways leading into the retail, residential, and through the public park
areas. Site access, including the drive aisles, driveways, parking and loading spaces, have all
been reviewed by the City Traffic Engineer for adequacy, efficiency, and safety.

The proposed building has been designed to accommodate and provide safe access for
emergency vehicles, delivery trucks, and refuse collections vehicles, as determined by the City
Traffic Engineer. Refuse collection is accommodated via two on-site staging areas with adequate
turnaround space to ensure safe maneuvering by refuse vehicles. Emergency vehicles will have
access via the surrounding streets and through two additional emergency vehicle access
easements provided to the City.

The project has been designed to ensure that potential conflicts with surrounding land uses are
minimized to the extent possible to maintain a healthy environment for both businesses and
residents by providing an architecturally pleasing project with articulation and building
modulations to enhance the urban environment.

The project site does not have the potential to obstruct public views from identified public view
points and corridors, as identified on General Plan Figure NR 3 (Coastal Views), to the ocean,
bay, harbor, or other scenic or historical resources due to the location of the project site.

Staff believes facts to support the required findings exist to approve the Major Site Development
Review, and they are included in the attached draft resolution for approval (Attachment PC 2).
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Lot Line Adjustment

The subject property is a pentagonal-shape site and consists of three contiguous parcels. The
lot line adjustment allows the reconfiguration of the underlying parcels to create a 0.5-acre parcel
(Parcel 2) to be deeded to the City for public park use consistent with General Plan requirements,
a 0.11-acre parcel (Parcel 3) for public parking for park use and emergency vehicle access for
the mixed-use development, and 5.08-acre parcel (Parcel 1) for the mixed-use development.
There is no minimum site area for development meeting the development requirements of the
Residential Overlay of the Newport Place Planned Community. The proposed lot line adjustment
exhibit is included as Attachment PC 7.

e
A

Webel il , X

Existing Parcel Configuration I Proposed Parcel Configuration

Section 19.76.020 of the Municipal Code establishes findings that must be made in order to
approve a lot line adjustment. These findings and facts in support of findings are provided in the
draft resolution of approval Attachment PC 2.

Affordable Housing Implementation Plan (AHIP)

The applicant has prepared a draft AHIP (Attachment PC 8) to illustrate compliance with the
affordable housing requirements of the Residential Overlay of the Newport Place Planned
Community and density bonus allowances pursuant Government Code Section 65915-65918
(Density Bonus Law) and NBMC Chapter 20.32 (Density Bonus Code).

Consistent with the affordable housing requirements of the Residential Overlay, 30 percent of
the project’s base apartment units (78 units) would be set aside as affordable units to low-income
households. Of the 78 affordable units provided, 52 units would be set aside for households
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earning 60 percent or less of the area median income’ for a minimum term of 55 years?. The
remaining 26 affordable units would be set aside for households earning 80 percent or less of
the area median income for a minimum term of 30 years?.

Table 3
Maximum Rents by Bedroom Count (Based on 2018 Income Limits)
Bedroom Type Number of Maximum Utility Allowance | Affordable
Units Monthly Rent Rent
Low-Income Units 52
@ 60% AMI
Studio 13 $974 $96 $878
1 Bedroom 38 1,112 104 1,008
2 Bedroom 1 1,252 132 1,120
Low-Income Units 26
@ 80% AMI
Studio 7 $1,531 $96 $1,435
1 Bedroom 18 1,750 104 1,646
2 Bedroom 1 1,969 132 1,837

As encouraged by the Residential Overlay, and as authorized pursuant to Government Code
Section 65915-65918 (Density Bonus Law) and NBMC Chapter 20.32 (Density Bonus Code),
with the 30 percent allocation for low-income households, the project is entitled to a maximum
density bonus of 35 percent (91 units) above the maximum number of units allowed by the
General Plan.

In addition to the 91 density bonus units and pursuant to Government Code Section 65915(d)(1),
the Project is eligible to receive up to two incentives or concessions that would result in
identifiable, financially sufficient, and actual cost reductions. Government Code Section
65915(e)(1) also entitles developers to waivers or modifications of development standards that,
if applied, would physically preclude development of housing with the provided density bonus.
The proposed project includes a request for one development concession for the unit mix and
one waiver for the height as follows:

Incentive Request: Pursuant to Section V.F.1 of the Residential Overlay, affordable units
shall reflect the range of the number of bedrooms provided in the residential development
project as a whole. As illustrated in Table 4, the project would provide a unit mix that
includes a greater percentage of studio and one-bedroom units than the project as a
whole. Granting this incentive will result in identifiable, financially sufficient, and actual
project cost reductions by reducing the long-term rental subsidy costs associated with the
two-bedroom units and affording additional rental income for the project to ensure
financial feasibility.

" Area median income (AMI) for Orange County based on 2018 income limits is $83,450 for a three-person
household, $74,150 for a two-person household, and $ 64,900 for a one-person household.

2 Density Bonus Law requires a minimum term of 55 years. Only 20 percent of units (52 units) required to be
eligible for the maximum density bonus.

3 Residential Overlay requires a minimum term of 30 years.
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Table 4

Unit Mix
Unit Type Total Units Percent of Total | Total Percent of Total

Units Affordable Affordable Units
Units

Studio 29 8.3% 20 25.6%
1 Bedroom 197 56.3% 56 71.8%
2 Bedroom 124 35.4% 2 2.6%
Total 350 100% 78 100%

Development Standard Waiver Request: Pursuant to Section V.A of the Residential
Overlay, building heights are limited to a base height of 55 feet, but may be increased
through a site development review. Government Code Section 65915(e)(1) provides that
a city may not apply a development standard that will have the effect of physically
precluding the construction of the density bonus units at the density permitted under the
density bonus law. In the case of the proposed project, a waiver of the 55-foot height limit
development standard to allow a height of 77 feet 9 inches is requested to accommodate
the parapet, rooftop mechanical equipment, elevator shafts, emergency staircase, the
rooftop amenity deck, and a portion of the parking structure. Without the height allowance
for the stairs, elevators, mechanical equipment, and parapet, 63 of the 91 density bonus
units would need to be eliminated. Furthermore, limiting height to 55 feet would also result
in the elimination of the rooftop amenity deck and upper level of parking structure, which
are necessary to meet expectations of prospective tenants and to achieve market-rate
rents to make the overall project financially viable, and provide the level of on-site
amenities encouraged by the Residential Overlay, and reduce the impact of parking
availability on neighboring streets.

ENVIRONMENTAL REVIEW

Environmental Impact Report

Prior to making an approval decision on the proposed project or a modified project, the Planning
Commission must first review, consider, and certify the Environmental Impact Report (EIR), SCH
No. 2017101067.

The City contracted with PlaceWorks, an environmental consulting firm, to prepare an Initial
Study and Draft Environmental Impact Report (DEIR) for the proposed project in accordance
with the California Environmental Quality Act (CEQA) and the State CEQA Guidelines. The DEIR
was routed to the Planning Commission in advance of this staff report to allow additional time to
review the report. A copy of the DEIR was also made available on the City’s website
(http://www.newportbeachca.gov/cega), at each Newport Beach Public Library, and at the
Community Development Department at City Hall.

The following environmental topics were identified as potentially affected by the implementation
of the proposed project: Aesthetics, Air Quality, Biological Resources, Cultural Resources,
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Geology and Soils, Greenhouse Gas Emissions, Hazards and Hazardous Materials, Hydrology
and Water Quality, Land Use and Planning, Noise, Population and Housing, Recreation, Public
Services, Transportation and Traffic, Tribal Cultural Resources, and Utilities and Sewer
Services. These topics were the subject of the DEIR analysis, and potential impacts were
identified. The document recommends the adoption of 9 mitigation measures to reduce the
potentially significant adverse effects to a less than significant level related to Air Quality,
Biological Resources, Cultural Resources, Hazards and Hazardous Materials, and Public
Services. These mitigation measures are identified in the Mitigation Monitoring and Reporting
Program, which is included as Exhibit C of Attachment PC 1. No impacts were determined to be
significant and unavoidable.

The DEIR was completed and circulated for a 45-day public-review period that began on November
30, 2018, and concluded on January 14, 2019. A total of 14 comment letters were received from
interested parties. The consultant and staff prepared written responses to each of the comments
received on the adequacy of the DEIR, which are included as Section 2 (Response to Comments)
of Attachment PC 9.

Revisions to the DEIR were also prepared (Section 3 of Attachment PC 9), which provide additional
or revised information required for the preparation of responses to certain comments. The revisions
do not alter any impact significance conclusion disclosed in the DEIR nor do they identify any new
previously undiscovered impact. As a result, the revisions to the DEIR do not warrant recirculation
of the DEIR for public review. The revisions to the DEIR will be incorporated into the Final EIR, if
certified.

On the basis of the analysis provided in the DEIR, including response to comments and revisions
to DEIR, City staff has concluded that the project would not have a long term significant impact on
the environment and there are no significant short-term or construction-related impacts.

Traffic Impact Analysis

A Traffic Impact Analysis has been prepared by LSA (Appendix J of the DEIR) under the
supervision of the City Traffic Engineer for the proposed development, in compliance with the
CEQA. The traffic evaluation includes an overview of the trip generation and correlated trip rates
that are expected to be generated by the proposed development. By using the criteria specified
in the Institute of Transportation Engineers (ITE) Trip Generation Manual (10™ Edition), trip
generation rates for the proposed apartment, retail and restaurant uses are estimated. The
overall trip generation estimates take into account the trips associated with the existing retail
and restaurant uses on the subiject site that will be removed. The net difference between the
trips generated by the existing uses and the estimated trips to be generated by the proposed
uses on the subject property represent the net increase or decrease of trips that were used for
traffic evaluation purposes.

Chapter 15.40 (Traffic Phasing Ordinance) of the Municipal Code requires a traffic study to be
prepared and findings be made prior to issuance of building permits if a proposed project will
generate in excess of 300 average daily trips (ADT). Per TPO trip generation procedures, credit
is allowed to apply to all existing businesses on the site, even if they are currently vacant.
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Accordingly, the project has a net reduction of 1,033 (-1,033) daily trips, with an increase of 27
(+27) trips in the morning peak hour, and a reduction of 126 (-126) trips in the evening peak
hour. Since the project would generate less than 300 average daily trips, a TPO traffic impact
analysis is not required for the project.

Per CEQA requirements, the project trip generation estimates reflect actual land uses on the
ground at the time the project application was submitted, meaning no credits are given to the
existing businesses that are vacant. Accordingly, the project has a netincrease of 1,077 (+1,077)
daily trips, with 123 (+123) additional trips in the morning peak hour, and 75 (+75) trips in the
evening peak hour. A total of twenty-one intersections and four roadway segments were included
in the EIR traffic analysis. The traffic study concludes that all study area intersections and
roadway segments will continue to operate at a satisfactory level of service (LOS) with the
addition of project traffic, except for the MacArthur Boulevard/Michelson Drive intersection
northwest of the project site in the City of Irvine. Project-related traffic does not increase the
calculated volume-to-capacity ratio by more than 0.02 at this intersection, thus a significant
project impact would not occur per City of Irvine significance thresholds. In other words, the
MacArthur Boulevard/Michelson Drive intersection will operate at an unsatisfactory level of
service and project traffic added to the intersection is less than significant in the short-term and
cumulative sense.

A Construction Traffic Management Plan will be required as a condition of approval to ensure
that short-term construction traffic issues are properly addressed.

FISCAL ANALYSIS

A fiscal analysis has been prepared pursuant to Implementation Program 12.1 of the General
Plan (Attachment PC 10). The purpose of the fiscal analysis is to estimate the public cost and
revenue of the proposed project.

The analysis concluded that the proposed development would require a higher level of City
services as compared to the existing retail shopping center, and would produce a negative
annual cost/revenue balance for the site. Accordingly, the proposed project would generate an
annual net fiscal cost to the City of approximately $128,900, as compared to the estimated
current fiscal surplus cost from the existing site of $22,900, a net cost of approximately $106,000
per year. It is important to note that the analysis assumed a healthy shopping center, which isn’t
the current case. As a result, revenues from the existing use are overstated and the anticipated
deficit is also overstated. Additionally, the General Plan Policy LU 6.15.2 encourages the
redevelopment of underperforming properties.

Although the project would likely require higher level of services, the public services analysis in
the DEIR concludes that the proposed project would not create adverse impacts on most City
services, with the exception of a cumulative impact on emergency medical response. However,
with the implementation of Mitigation Measure PS-1, which includes the pro rata contribution to
purchase an ambulance and participation into a funding program for emergency personnel, this
potential impact is reduced to a less than significant level.
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It is also important to recognize that the proposed project is consistent with the General Plan.
The 2006 General Plan anticipated an increase of commercial, lodging and residential uses. The
net impact of the growth in land uses at build out of the General Plan compared to existing land
uses in 2006 when the General Plan was adopted, would result in a positive fiscal impact for the
General Fund of $21.7 million per year. This positive projected fiscal outcome incorporates the
negative fiscal impacts of some of the residential development included in the plan, as
demonstrated by the proposed project.

SUMMARY

Staff believes the findings for project approval can be made, with specific conditions of approval.
The General Plan Land Use Element policies promote the introduction of residential and mixed-
use development within the Airport Area provided that such development contributes to the
creation of viable neighborhood clusters with appropriate infrastructure, pedestrian-oriented
features and open spaces.

The applicant proposes to redevelop the existing retail shopping center with a mixed-use
residential project that meets the overall intent of the General Plan goal for the MU-H2
designation in providing a mixed-use residential village and with pedestrian-oriented amenities
that facilitate walking and enhance livability. The proposed development contributes to the
creation of viable mixed-use neighborhood clusters with appropriate infrastructure, pedestrian-
oriented features and open spaces in the Airport Area. Staff believes the project contributes to
the overall goals of the General Plan and it will provide new housing opportunities, including
affordable units, for the community.

Alternatives and Housing Accountability Act Compliance

The Planning Commission has the following alternatives:

1. The Planning Commission may require or suggest specific design changes that are
necessary to alleviate any areas of concern. If the requested changes are substantial,
staff will return with a revised resolution incorporating new findings and/or conditions; or

2. If the Planning Commission chooses to deny or reduce the density of the project, findings
must be made consistent with the Housing Accountability Act (Government Code Section
65589.5), which restricts the City’s ability to deny, reduce density of, or make infeasible
housing developments for projects that are consistent with objective general plan and
zoning standards. The law also places the burden of proof on the City to justify denial or
reduction in density. Therefore, if after consideration of all written and oral evidence
presented, the Planning Commission desires to either disapprove or impose a condition
that the project be developed at a lower density or with any other conditions that would
adversely impact feasibility of the proposed project, the Planning Commission must
articulate the factual basis for making the following findings and direct staff to return with
a revised resolution incorporating the articulated findings and factual basis for the
decision:
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(A) The housing development project would have a specific, adverse impact upon
the public health or safety unless the project is disapproved or approved upon
the condition that the project be developed at a lower density. As used in this
paragraph, a “specific, adverse impact” means a significant, quantifiable, direct,
and unavoidable impact, based on objective, identified written public health or
safety standards, policies, or conditions as they existed on the date the
application was deemed complete.

(B) Thereis no feasible method to satisfactorily mitigate or avoid the adverse impact
identified, other than the disapproval of the housing development project or the
approval of the project upon the condition that it be developed at a lower
density.”

Public Notice

Public notice of this meeting was published in the Daily Pilot; mailed to all property owners within
300 feet of the boundaries of the site (excluding intervening rights-of-way and waterways)
including the applicant; and posted on the subject property at a minimum 10 days before the
scheduled meeting, consistent with the provisions of the Municipal Code. The environmental
assessment process has also been noticed consistent with the California Environmental Quality
Act. Additionally, the item appeared on the agenda for this meeting, which was posted at City
Hall and on the City website.

Correspondence

Correspondence received to date for the project is included as Attachment PC 11 for the
Planning Commission consideration.

Prepared by: Submitted by:
Jaime Murillo Jim Campbell
Senior Planner Deputy Community Development Director
ATTACHMENTS
PC 1 Draft Resolution Certifying EIR
PC 2 Draft Resolution for Project Approval
PC 3 December 6, 2018, Planning Commission Study Session Minutes
PC 4 Figure LU22 of the General Plan Land Use Element
PC5 Airport Area Residential & Mixed Use Adjustment Factors
PC6 Figure LU23 of the General Plan Land Use Element
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Lot Line Adjustment Exhibit

Draft Affordable Housing Implementation Plan

Final EIR- Response to Comments and Revisions to DEIR
Fiscal Analysis

Project Correspondence

Project Plans
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RESOLUTION NO. PC2019-004

A RESOLUTION OF THE PLANNING COMMISSION OF
THE CITY OF NEWPORT BEACH, CALIFORNIA,
CERTIFYING ENVIRONMENTAL IMPACT REPORT NO.
ER2017-001, MAKING FACTS AND FINDINGS, AND
APPROVING A MITIGATION MONITORING AND
REPORTING PROGRAM FOR THE NEWPORT
CROSSINGS MIXED-USE PROJECT LOCATED AT 1701
CORINTHIAN WAY; 4251, 4253 AND 4255 MARTINGALE
WAY; 4200, 4220 AND 4250 SCOTT DRIVE; AND 1660
DOVE STREET (PA2017-107)

THE PLANNING COMMISSION OF THE CITY OF NEWPORT BEACH HEREBY FINDS
AS FOLLOWS:

SECTION 1. STATEMENT OF FACTS.

1.

An application was filed by Starboard MacArthur Square, LP, 1701 Corinthian Way;
4251, 4253 and 4255 Martingale Way; 4200, 4220 and 4250 Scott Drive; and 1660
Dove Street and legally described as Lots 1 of Tract 7770, and Parcels 1 and 2 of
Book 53, Page 13 of Parcel Maps (“Subject Property”) requesting an approval for the
development of a mixed use residential project (“Project”). The following approvals
are requested or required in order to implement the project as proposed:

A.

Site Development Review: To ensure the site is developed in accordance
with the Newport Place Planned Community Development Plan and Zoning
Code development standards and regulations pursuant to Newport Beach
Municipal Code (“NBMC”) Section 20.52.080 (Site Development Reviews);

Lot Line Adjustment: A lot line adjustment to reconfigure the three (3)
underlying parcels that comprise the site, pursuant to NBMC Chapter 19.76
(Lot Line Adjustments). Specifically, the site would be reconfigured to create
a 0.5-acre parcel for public park purposes to be deeded to the City; a 5.08-
acre parcel for the proposed mixed-use development; and an 0.11-acre
parcel (to be owned by the Project applicant) for emergency access
improvements needed to serve the proposed mixed-use building. The 0.11-
acre parcel would also include an easement dedicated to the City for access
and parking for the public park. With dedication of the 0.5-acre public park,
the net project site area would be 5.19 acres; and

Affordable Housing Implementation Plan: A program specifying how the
Project would meet the City’s affordable housing requirements, pursuant to
the Residential Overlay of the Newport Place Planned Community. Under
the Affordable Housing Implementation Plan, seventy eight (78) units would
be set aside as affordable units to lower-income households. Providing the
affordable housing required by the Residential Overlay of the Newport Place
Planned Community qualifies the Project for a density bonus and
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incentives/concessions pursuant to Chapter 20.32 (Density Bonus) of the
NBMC and Government Code Section 65915 (Density Bonus Law). The
AHIP includes a request for one development concession related to the
bedroom mix of the affordable units and a development waiver of the 55-
foot building height limit to allow a height of 77 feet 9 inches to
accommodate the parapet, rooftop mechanical equipment, elevator shafts,
emergency staircase, rooftop amenity terrace, and a portion of the parking
garage.

The Subject Property is located within General Commercial Site 6 and the
Residential Overlay of the Newport Place Planned Community (PC-11) Zoning
District and the General Plan Land Use Element category is Mixed-Use District
Horizontal-2 (MU-H2).

The Subject Property is not located within the coastal zone; therefore, a coastal
development permit is not required.

A study session was held on December 6, 2018, in the Council Chambers located
at 100 Civic Center Drive, Newport Beach, California, to introduce the Project to
the City of Newport Beach Planning Commission (“Planning Commission”). No
action was taken at the study session. Although not required, the City mailed a
courtesy public notice of this study session to property owners within a three
hundred (300)-foot radius of the Subject Property.

On Tuesday, February 5, 2019, a meeting was held with the Parks, Beaches, and
Recreation Commission in the City Council Chambers, at 100 Civic Center Drive,
Newport Beach, California 92660. A notice of time, place and purpose of the
hearing was given in accordance with the NBMC. The Project park design and staff
report were presented to the Parks, Beaches, and Recreation Commission for their
comment and recommendations. Public comments regarding the park design were
also taken. The agenda for the meeting was posted at City Hall and on the City’s
website.

The Planning Commission held a public hearing on February 21, 2019, in the City
Hall Council Chambers, 100 Civic Center Drive, Newport Beach, California. A
notice of the time, place and purpose of the aforesaid meeting was provided in
accordance with CEQA and the NBMC. The environmental documents for the
Project comprised of the DEIR, Final Environmental Impact Report (“FEIR”) which
consists of Responses to Comments, Revisions to DEIR (collectively, the “EIR”),
and Mitigation Monitoring and Reporting Program (“MMRP”), the draft Findings
and Facts in Support of Findings (“Findings”), staff report, and evidence, both
written and oral, were presented to and considered by the Planning Commission
at this hearing.
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SECTION 2. CALIFORNIA ENVIRONMENTAL QUALITY ACT DETERMINATION.

1. Pursuant to California Public Resources Code Section 21080.3.1 (AB52), the City
is required to consult with California Native American tribes that have requested in
writing to be informed of proposed projects in the geographic area that is
traditionally and culturally affiliated with the tribe. Two tribes have requested
notification in writing. The tribal contacts were provided notice on January 3, 2018.
The thirty (30)-day noticing requirement under AB52 was completed on February
2, 2018 and none of the tribes responded to the City’s request.

2. Pursuant to CEQA, Public Resources Code Sections 21000, et seq., the State
CEQA Guidelines (14 Cal. Code of Regulations, Sections 15000 et seq.), and City
Council Policy K-3 (Implementation Procedures for the California Environmental
Quality Act), it was determined that the Project could have a significant adverse
effect on the environment, and thus warranted the preparation of an EIR.

3. On November 1, 2017, the City, as lead agency under CEQA, prepared a Notice
of Preparation (“NOP”) of the EIR and mailed that NOP to responsible and trustee
public agencies, organizations likely to be interested in the potential impacts,
property owners within a three hundred (300) foot radius of the Property, and any
persons who had previously requested notice in writing.

4. On November 16, 2017, the City held a public scoping meeting to present the
project and to solicit input from interested individuals, organizations, and
responsible and trustee public agencies regarding environmental issues that
should be addressed in the EIR.

5. The City thereafter caused to be prepared a Draft Environmental Impact Report
(No. ER2017-001, SCH No. 2017101067) (“DEIR”) in compliance with CEQA, the
State CEQA Guidelines and City Council Policy K-3, which, taking into account the
comments it received on the NOP, described the Project and discussed the
environmental impacts resulting therefrom.

6. The DEIR was circulated for a forty-five (45) day comment period beginning on
November 30, 2018, and ending on January 14, 2019.

7. Staff of the City of Newport Beach reviewed the comments received on the DEIR
during the public comments and review period, and prepared full and complete
responses thereto, and on February 11, 2019, distributed the responses to
comments in accordance with CEQA.

8. The environmental documents for the Project comprised of the DEIR, Final
Environmental Impact Report (as defined below) which consists of Responses to
Comments, Revisions to DEIR (collectively, the “EIR”), and Mitigation Monitoring
and Reporting Program (“MMRP”), the draft Findings and Facts in Support of
Findings (“Findings”), staff report, and evidence, both written and oral, were
presented to and considered by the Planning Commission.
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The Final EIR (“FEIR”), consisting of the NOP, DEIR, Responses to Comments,
and Mitigation Monitoring and Reporting Program attached hereto as Exhibits “A”
and “C,” and incorporated herein by reference, were considered by the Planning
Commission in its review of the proposed Project.

The FEIR does not identify any significant impacts to the environment, which are
unavoidable.

Based on the entire environmental review record, the Project, with mitigation
measures, will have a less than significant impact upon the environment and there
are no known substantial adverse effects on human beings that would be caused.
Additionally, there are no long-term environmental goals that would be
compromised by the Project, nor cumulative impacts anticipated in connection with
the Project. The mitigation measures identified and incorporated in the Mitigation
Monitoring and Reporting Program attached at Exhibit C), are feasible and will
reduce the potential environmental impacts to a less than significant level.

The Planning Commission has reviewed the Revisions to the DEIR Section of the
FEIR (SCH No. 2017101067) and determined that none of the new material
contained in this section constitutes the type of significant new information that
requires recirculation of the DEIR for further public comment pursuant to CEQA,
specifically CEQA Guidelines Section 15088.5. None of the new material indicates
that the project will result in a significant new environmental impact not previously
disclosed in the DEIR. Additionally, none of this material indicates that there would
be a substantial increase in the severity of a previously identified environmental
impact that will not be mitigated, or that there would be any of the other
circumstances requiring recirculation described in Section 15088.5.

The Planning Commission has read and considered the EIR and has found that
the EIR considers all potentially significant environmental effects of the Project and
is complete and adequate, and fully complies with all requirements of CEQA and
the State and local CEQA Guidelines.

The Planning Commission finds that judicial challenges to the City's CEQA
determinations and approvals of land use projects are costly and time consuming.
In addition, Project opponents often seek an award of attorneys' fees in such
challenges. As Project applicants are the primary beneficiaries of such approvals,
it is appropriate that such applicants should bear the expense of defending against
any such judicial challenge, and bear the responsibility for any costs, attorneys'
fees, and damages which may be awarded to a successful challenger.

SECTION 3. DECISION.

NOW, THEREFORE, BE IT RESOLVED:

. The Planning Commission of the City of Newport Beach hereby certifies

Environmental Impact Report No. ER2017-001 (SCH No. 2017101067), which is
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Planning Commission Resolution No. PC2019-004
Page 5 of 6

attached hereto as Exhibit “A” and incorporated herein by reference. EIR No.
ER2017-001 consists of the NOP, Draft EIR, appendices, Responses to
Comments, and Revisions to the Draft EIR.

. The Planning Commission has reviewed and hereby adopts the “CEQA Findings of
Fact for the Newport Crossings Mixed Use Project, Final Environmental Impact
Report,” attached hereto as Exhibit “B” and incorporated herein by reference in
accordance with 14 California Code of Regulations, Section 15091 and the California
Public Resources Code Section 21081.

. The Planning Commission of the City of Newport Beach hereby approves the
Mitigation Monitoring Report Program attached hereto as Exhibit “C” and
incorporated herein by reference.

. The recitals provided in this resolution are true and correct and are incorporated
into the operative part of this resolution.

. If any section, subsection, sentence, clause or phrase of this resolution is, for any
reason, held to be invalid or unconstitutional, such decision shall not affect the
validity or constitutionality of the remaining portions of this resolution. The
Planning Commission hereby declares that it would have passed this resolution,
and each section, subsection, sentence, clause or phrase hereof, irrespective of
the fact that any one or more sections, subsections, sentences, clauses or phrases
be declared invalid or unconstitutional.

. This action shall become final and effective fourteen (14) days following the date
this resolution was adopted unless within such time an appeal is filed with the City
Clerk in accordance with the provisions of Title 20 Planning and Zoning, of the
Newport Beach Municipal Code.
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Planning Commission Resolution No. PC2019-004
Page 6 of 6

PASSED, APPROVED, AND ADOPTED THIS 21ST DAY OF FEBRUARY, 2019.
AYES:

NOES:

ABSTAIN:

ABSENT:

BY:

Peter Zak, Chairman

BY:

Lee Lowrey, Secretary

Exhibit A: Environmental Impact Report No. ER2017-001

Exhibit B: CEQA Findings of Fact for the Newport Crossings Mixed Use Project Final
Environmental Impact Report

Exhibit C: Mitigation Monitoring Report Program
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Exhibit “A”

Environmental Impact Report

EIR SCH No. 2017101067

¢ Notice of Preparation

Environmental Analysis
Alternatives Analysis
Appendices
Responses to Comments
Revisions to Draft EIR

(Available separate due to bulk and at
http://newportbeachca.gov/ceqa)
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Exhibit “B”
CEQA Findings of Fact for the
Newport Crossings Mixed Use Project

Final Environmental Impact Report
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Exhibit B
CEQA FINDINGS OF FACT
FOR THE
NEWPORT CROSSINGS MIXED USE PROJECT
FINAL ENVIRONMENTAL IMPACT REPORT
City of Newport Beach

STATE CLEARINGHOUSE NO. 2017101067

l. INTRODUCTION

The California Environmental Quality Act (“CEQA”) requires that a number of written findings be
made by the lead agency in connection with certification of an environmental impact report (“EIR”)
prior to approval of the project pursuant to Sections 15091 and 15093 of the CEQA Guidelines
and Section 21081 of the Public Resources Code. The State CEQA Guidelines Section 15091
provides:

(a) No public agency shall approve or carry out a project for which an EIR has
been certified which identifies one or more significant environmental effects
of the project unless the public agency makes one or more written findings
for each of those significant effects, accompanied by a brief explanation of
the rationale for each finding. The possible findings are:

1. Changes or alterations have been required in, or incorporated into, the
project which avoid or substantially lessen the significant environmental
effect as identified in the EIR.

2. Such changes or alterations are within the responsibility and jurisdiction
of another public agency and not the agency making the finding. Such
changes have been adopted by such other agency or can or should be
adopted by such other agency.

3. Specific economic, legal, social, technological, or other considerations,
including provision of employment opportunities for highly trained
workers, make infeasible the mitigation measures or project
alternatives identified in the final EIR.

(b) The findings required by subdivision (a) shall be supported by substantial
evidence in the record.

(c) The finding in subdivision (a)(2) shall not be made if the agency making the
finding has concurrent jurisdiction with another agency to deal with
identified feasible mitigation measures or alternatives. The finding in
subsection (a)(3) shall describe the specific reasons for rejecting identified
mitigation measures and project alternatives.

Newport Crossings Mixed Use Project
CEQA Findings of Fact -1-



(d) When making the findings required in subdivision (a)(1), the agency shall
also adopt a program for reporting on or monitoring the changes which it
has either required in the project or made a condition of approval to avoid
or substantially lessen significant environmental effects. These measures
must be fully enforceable through permit conditions, agreements, or other
measures.

(e) The public agency shall specify the location and custodian of the
documents or other materials which constitute the record of the
proceedings upon which its decision is based.

(f) A statement made pursuant to Section 15093 does not substitute for the
findings required by this section.

Public Resources Code Section 21061.1 defines “feasible” to mean “capable of being
accomplished in a successful manner within a reasonable period of time, taking into account
economic, environmental, social, and technological factors.” CEQA Guidelines section 15364
adds another factor: “legal” considerations. (See Citizens of Goleta Valley v. Board of Supervisors
(1990) 52 Cal.3d 553, 565 (Goleta Il).)

The concept of “feasibility” also encompasses the question of whether a particular alternative or
mitigation measure promotes the underlying goals and objectives of a project. (California Native
Plant Soc. v. City of Santa Cruz (2009) 177 Cal.App.4th 957, 1001 [“an alternative ‘may be found
infeasible on the ground it is inconsistent with the project objectives as long as the finding is
supported by substantial evidence in the record’”].) An alternative may also be rejected because
it “would not ‘entirely fulfill' [a] project objective.” Citizens for Open Government v. City of Lodi
(2012) 205 Cal.App.4th 296, 314-315.) “[Fleasibility” under CEQA encompasses ‘desirability’ to
the extent that desirability is based on a reasonable balancing of the relevant economic,
environmental, social, and technological factors.” (City of Del Mar v. City of San Diego (1982) 133
Cal.App.3d 410, 417; see also Sequoyah Hills Homeowners Assn. v. City of Oakland (1993) 23
Cal.App.4th 704, 715.)

With respect to a project for which significant impacts are not avoided or substantially lessened,
a public agency, after adopting proper findings, may nevertheless approve the project if the
agency first adopts a statement of overriding considerations setting forth the specific reasons why
the agency found that the project's “benefits” rendered “acceptable” its “unavoidable adverse
environmental effects.” (CEQA Guidelines, §§ 15093, 15043, subd. (b); see also Pub. Resources
Code, § 21081, subd. (b).) The California Supreme Court has stated, “[t]he wisdom of approving
... any development project, a delicate task which requires a balancing of interests, is necessarily
left to the sound discretion of the local officials and their constituents who are responsible for such
decisions. The law as we interpret and apply it simply requires that those decisions be informed,
and therefore balanced.” (Goleta Il, supra, 52 Cal.3d at p. 576.)

When adopting Statements of Overriding Considerations, State CEQA Guidelines Section 15093
further provides:

Newport Crossings Mixed Use Project
CEQA Findings of Fact -2-
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(a) CEQA requires the decision-making agency to balance, as applicable, the
economic, legal, social, technological, or other benefits of a proposed
project against its unavoidable environmental risks when determining
whether to approve the project. If the specific economic, legal, social,
technological, or other benefits of a proposal project outweigh the
unavoidable adverse environmental effects, the adverse environmental
effects may be considered “acceptable.”

(b) Where the lead agency approves a project which will result in the
occurrence of significant effects which are identified in the final EIR but are
not avoided or substantially lessened, the agency shall state in writing the
specific reasons to support its action based on the final EIR and/or other
information in the record. This statement of overriding considerations shall
be supported by substantial evidence in the record.

(c) If an agency makes a statement of overriding considerations, the statement
should be included in the record of the project approval and should be
mentioned in the notice of determination. This statement does not
substitute for, and shall be in addition to, findings required pursuant to
Section 15091.

Having received, independently reviewed, and considered the Draft Environmental Impact Report
(“DEIR”) and the Final Environmental Impact Report (“FEIR”) for the Newport Crossings Mixed
Use Project, SCH No. 2017101067 (collectively, the “EIR”), as well as all other information in the
record of proceedings on this matter, the following Findings of Facts (“Findings”) are hereby
adopted by the City of Newport Beach (“City”) in its capacity as the CEQA Lead Agency.

These Findings set forth the environmental basis for the discretionary actions to be undertaken
by the City for adoption and implementation of the Newport Crossings Mixed Use Project
(“Proposed Project”). This action includes the certification of the following:

m  Newport Crossings Mixed Use Project Environmental Impact Report, SCH No. 2017101067
A. DOCUMENT FORMAT

These Findings have been organized into the following sections:

1) Section 1 provides an introduction.

2) Section 2 provides a summary of the project, overview of the discretionary actions required
for approval of the project, and a statement of the project’s objectives.

3) Section 3 provides a summary of previous environmental reviews related to the project area
that took place prior to the environmental review done specifically for the project, and a
summary of public participation in the environmental review for the project.

4) Section 4 sets forth findings regarding the environmental impacts that were determined to
be—as a result of the Notice of Preparation (NOP) and consideration of comments received
during the NOP comment period—either not relevant to the project or clearly not at levels that

Newport Crossings Mixed Use Project
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6)

B.

were deemed significant for consideration given the nature and location of the Proposed
Project.

Section 5 sets forth findings regarding significant or potentially significant environmental
impacts identified in the DEIR that the City has determined are either not significant or can
feasibly be mitigated to a less than significant level through the imposition of project design
features and/or mitigation measures. In order to ensure compliance and implementation, all
of these measures are included in the Mitigation Monitoring and Reporting Program (“MMRP”)
for the project and adopted as conditions of the project by the Lead Agency. Where potentially
significant impacts can be reduced to less than significant levels through adherence to project
design features and/or mitigation measures, these findings specify how those impacts were
reduced to an acceptable level. Section 5 also includes findings regarding those significant or
potentially significant environmental impacts identified in the DEIR that will or may result from
the project and which the City has determined cannot feasibly be mitigated to a less than
significant level.

Section 6 sets forth findings regarding alternatives to the Proposed Project.

RECORD OF PROCEEDINGS

For purposes of CEQA and these Findings, the Record of Proceedings for the Proposed Project
consists of the following documents and other evidence, at a minimum:

The NOP and all other public notices issued by the City in conjunction with the Proposed
Project

The DEIR for the Proposed Project
The FEIR for the Proposed Project

All written comments submitted by agencies or members of the public during the public review
comment period on the DEIR

All responses to written comments submitted by agencies or members of the public during the
public review comment period on the DEIR

All written and verbal public testimony presented during a noticed public hearing for the
Proposed Project

The Mitigation Monitoring and Reporting Program
The reports and technical memoranda included or referenced in the Response to Comments

All documents, studies, EIRs, or other materials incorporated by reference in the DEIR and
FEIR

The Resolutions adopted by the City of Newport Beach in connection with the Proposed
Project, and all documents incorporated by reference therein, including comments received
after the close of the comment period and responses thereto

Matters of common knowledge to the City of Newport Beach, including but not limited to
federal, state, and local laws and regulations

Newport Crossings Mixed Use Project
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= Any documents expressly cited in these Findings

= Any other relevant materials required to be in the record of proceedings by Public Resources
Code Section 21167.6(e)

The documents and other material that constitute the record of proceedings on which these
findings are based are located at the City of Newport Beach Community Development
Department. The custodian for these documents is the City of Newport Beach. This information
is provided in compliance with Public Resources Code Section 21081.6(a)(2) and 14 California
Code Regulations Section 15091(e).

C. CUSTODIAN AND LOCATION OF RECORDS

The documents and other materials that constitute the administrative record for the City’s actions
related to the project are at the City of Newport Beach Community Development Department, 100
Civic Center Drive, Newport Beach, California 92660. The City’'s Community Development
Department is the custodian of the administrative record for the project. Copies of these
documents, which constitute the record of proceedings, are and at all relevant times have been
and will be available upon request at the offices of the Community Development Department. This
information is provided in compliance with Public Resources Code Section 21081.6(a)(2) and 14
California Code Regulations Section 15091(e).

L. PROJECT SUMMARY
A. PROJECT LOCATION

The approximately 5.69-acre project site is in the northern end of the City of Newport Beach
(“City”). The City is in the western part of Orange County in southern California. It is bordered by
Huntington Beach to the northwest, Costa Mesa to the north, Irvine to the northeast,
unincorporated areas (Crystal Cove State Park) of Orange County to the southeast, and the
Pacific Ocean to the south. Regional access to the project site is provided via Interstate 405 (I-
405), State Route 55 (SR-55), State Route 73 (SR-73) (San Joaquin Hills Transportation
Corridor), and Highway 1 (Pacific Coast Highway).

The project site is in the City’s “Airport Area” planning subarea, which is bounded by Campus
Drive to the north and west, SR-73 to the south, and Jamboree Road to the east. Within the Airport
Area are established planned community development plans. The project site is in the Newport
Place Planned Community. The site is generally bounded by Corinthian Way to the northeast,
Martingale Way to the east, Scott Drive to the northwest, and Dove Street to the southwest. The
site is approximately 0.2 mile east of John Wayne Airport.

The project site is pentagonal-shaped area comprised of three (3) legal parcels (four Assessor
Parcel Numbers (APNs): 427-172-02, -03, -05, and -06). Given the odd shape of the property, it
does not have a definable width or depth.

Newport Crossings Mixed Use Project
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B. PROJECT DESCRIPTION

The site is currently improved with the 58,277-square foot MacArthur Square shopping center,
which was built in 1974. The shopping center consists of eight (8) single-story commercial/retail
buildings, surface parking, and various landscape (e.g., ornamental trees, shrubs) and hardscape
improvements. MacArthur Square is characterized as an aging, underutilized, and
underperforming shopping center that supports a variety of retail and commercial business,
including restaurants and retail shops. Current tenants include several restaurants, a dance
studio, retail stores, and professional and medical offices.

Project development includes demolition of approximately 58,277 square feet of existing
buildings, surface parking for 462 vehicles, and hardscape improvements of MacArthur Square.
Project development also requires removal of a number of ornamental trees and other landscape
improvements.

Upon clearing, the approximately 5.69-acre project site would be redeveloped with the proposed
Newport Crossings Mixed Use project (“Proposed Project”). The Proposed Project would consist
of the development of a multistory building that would house 350 apartment units, 2,000 square
feet of “casual-dining” restaurant space, and 5,500 square feet of retail space. The project also
includes the development of a 0.5-acre public park, which is described in detail below.

The proposed building and public park fit into the overall layout of the project site. The proposed
building would follow the pentagonal shape of the project site, with building facades fronting all
site frontages. The pentagonal building is designed as a single structure; however, it includes
multiple buildings with various heights and massing that are connected to each other through
common/shared walls, covered pedestrian corridors and breezeways, and various building
elements and architectural features. Centrally located within the multistory building is a six-level,
five-story parking structure (one semi-subterranean level), which would be surrounded and
screened from public view by the proposed building. Various courtyards and recreational and
entertainment amenities would be introduced to break up the overall building plane; these features
and amenities would also help break up the massing of the building as seen from the ground
level. Various elements of the proposed building would exceed the base height limit of 55 feet;
specifically, building heights would reach up to 77 feet 9 inches for stair towers, architectural
features (including parapets), parking structure, roof decks, elevator shafts, and mechanical
equipment. However, all portions of the building’s residential living areas would be under 55 feet
in height.

The proposed retail space and plaza would front onto Corinthian Way, serving as a walkable and
pedestrian-friendly connection between the Proposed Project's retail uses and existing
commercial and retail uses to the north, across Corinthian Way. Also, the elongated, roughly
rectangular public park in the southern portion of the project site would help provide a physical
and visual buffer between the proposed apartment units and the office uses to the south.

Newport Crossings Mixed Use Project
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Affordable Housing and Development Incentives/Concessions and Waivers

The established Newport Place Planned Community Development Standards (“Residential
Overlay”) allow for a maximum residential density of fifty (50) dwelling units per net acre; a
minimum of thirty percent (30%) of the units in residential developments are required to be
affordable to lower-income households.

After dedication of the 0.5-acre public park, the net acreage of the project site would be 5.19
acres, which results in a maximum allowed density of 259 units. Of the 259 units allowed, 78 units
( thirty percent (30%)) are proposed to be reserved for lower-income households. As encouraged
by the Residential Overlay and pursuant to Chapter 20.32 (Density Bonus) of the City’s zoning
code and Government Code Section 65915 (Density Bonus Law), with a thirty percent (30%)
allocation for lower-income households, the Proposed Project is entitled to the maximum thirty
five percent (35%) density bonus (91 additional units), increasing the total project density to 350
units. Therefore, of the Proposed Project’s 350 apartment units, 259 are considered “base” units
and ninety one (91) are “density bonus” units.

In addition to the ninety one (91) density bonus units, development incentives are available to
developers pursuant to Chapter 20.32 of the City’s zoning code and Government Code Section
65915(d)(1). Specifically, the Proposed Project is entitled to up to three (3) incentives or
concessions that would result in identifiable, financially sufficient, and actual cost reductions.
Government Code Section 65915(e)(1) also entitles a development to waivers or modifications of
development standards that, if applied, would physically preclude development of the housing
development with the proposed density bonus.

To illustrate compliance with the Residential Overlay affordable housing requirements and density
bonus allowances of the City zoning code and state law, the Proposed Project includes
preparation of an Affordable Housing Implementation Plan (“AHIP”) (see Section 3.3.3,
Discretionary Actions and Approvals). The AHIP includes a request for one development
concession for the unit mix and one waiver for the height.

= Development Concession (Unit Mix). Pursuant to Section V.F.1 of the Residential Overlay,
“Affordable units shall reflect the range of numbers of bedrooms provided in the residential
development project as a whole.” In the case of the Proposed Project, the project applicant is
requesting a unit mix that includes a greater percentage of studio and one-bedroom units, as
illustrated in Table 3-2.

= Waiver/Concession of Development Standard (Height Increase). Pursuant to Section V.A
of the Residential Overlay, the maximum building heights are limited to 55 feet, but may be
increased with the approval of a site development review after making certain findings for
approval. Government Code Section 65915(e)(1) provides that a city may not apply a
development standard that will have the effect of physically precluding the construction of a
density bonus project at the density permitted under the density bonus law. In the case of the
Proposed Project, the project applicant is requesting a waiver of the 55-foot building height
limit to 77 feet 9 inches in order to accommodate the parapet, roof-top mechanical equipment,
elevator shafts, emergency staircase, rooftop terrace, and a portion of the parking garage.

Newport Crossings Mixed Use Project
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Architectural Features

The proposed architectural style would be Contemporary, and design elements (e.g., roof style,
window fenestration and details, building materials) would be consistent with this architectural
style. For example, design elements would include light sand-finish stucco walls; architectural
metal and acrylic panels; wood plank tiles; glass railings; vinyl windows; aluminum storefronts;
and metal awnings, sun shades, horizontal slats, and trellises. Building pop-outs and offsets;
variations in building heights, rooflines, materials, colors, and landscaping; and balconies would
be added and modulated to offset the building’s massing, provide human scale, promote visual
interest and articulation, and provide relief to and variation in the building form and style. The final
building design and architectural style are subject to review and approval by the City’s Planning
Commission.

Landscaping and Lighting

Ornamental trees, shrubs, and groundcover would be planted along the site perimeter and in the
public gathering areas, such as the entertainment courtyard, pool courtyard, lounge, view deck,
and rooftop terrace in the residential development portion as well as the retail plaza. The half-
acre public park in the southern portion of the site would also be landscaped with ornamental
trees surrounding the proposed park amenities. Additionally, existing Italian Stone pines along
Martingale Way would be preserved in place. The proposed plant palette would include
noninvasive, medium-/low-water consumptive varieties. The proposed plants would be water
conserving and have deep root systems that enable soil stabilization and minimize erosion.

Project development requires removal of the majority of existing trees onsite (minus the
aforementioned Italian Stone pines), as well as other landscape improvements associated with
the existing MacArthur Square shopping center. Although the majority of existing trees would be
removed (approximately 76 trees), the Proposed Project would provide a greater number of trees
(approximately 174 new trees, including the public park and retail plaza) than currently exist. All
landscaped areas, including the public park and retail plaza, would be maintained by the property
management company.

Project lighting would consist of building-mounted light fixtures; lighting for pedestrian walkways
and corridors; decorative lighting for landscape and architectural features; signage lighting;
interior lighting for the apartment units, leasing office, retail uses, and parking structure; lighting
for the courtyards, rooftop terrace, common areas, and public park; and security lighting.

Amenities, Recreation and Entertainment Areas, and Services

Residential

Future project residents and their guests would have access to a number of amenities, recreation
and entertainment areas and services, including:

Pool Courtyard: The pool courtyard includes a community pool and spa, a clubroom, an outdoor
terrace, barbecue grills, and an outdoor fireplace. Chaise lounges and cabanas provide for
poolside seating, and the spa terrace would be developed with lounging on deck or synthetic turf

Newport Crossings Mixed Use Project
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with a fireplace. A round metal trellis at the south end of the pool courtyard is intended for hanging
“pod” chairs with views back to the clubroom. This courtyard would provide a direct connection to
the proposed public park (described below) via a gated entry.

Entertainment Courtyard: The entertainment courtyard is intended for the passive user and
bisected by a pedestrian corridor. Uses in this courtyard would include a fire pit, barbecue grills,
soft seating, and overhead festival lights. Ground-level units surrounding the entertainment
courtyard would have private patios fronting the courtyard.

Lounge Courtyard: The lounge courtyard is intended for the passive user and bisected by a
pedestrian corridor. Uses in this courtyard would include a lounge cabana with fire pit, barbecue
grills, communal dining tables, and soft seating. Ground-level units surrounding the lounge
courtyard would have private patios fronting the courtyard.

Rooftop Terrace at Level 7: The rooftop terrace would be on the seventh floor of the apartment
building, on the north side of the proposed parking structure. The terrace would provide direct
views of the retail plaza below, John Wayne Airport, and surrounding commercial areas. The
terrace would include a spa with a cabana and sunning furniture. A fireside lounge with a three-
sided fireplace, group shade structure, lounge seating, and overhead festival lights would be
provided at the center of the terrace. The rooftop would also include a dining terrace with barbecue
grills, communal tables and outdoor kitchen, and a game lawn with synthetic turf, game tables,
and overhead festival lighting.

View Deck at Level 5: The view deck would be on the fifth floor of the apartment building. The
view deck would include an outdoor kitchen, lounge chairs, and a fireplace.

Other amenities and services available to future residents include a club room for entertainment
and gatherings; fitness facility; leasing office; centralized mail room; and washer and dryer in each
apartment unit. Also, each apartment unit would feature a private patio or balcony. Ground-level
units would feature patios, and units on the second floor and above would feature balconies.

Retail

A retail plaza would be directly adjacent to the proposed ground-level retail uses fronting
Corinthian Way. The retail plaza would be available to future retail employees and patrons of the
retail uses and to future project residents and their guests. The retail plaza would include
designated outdoor dining areas for restaurants with tables, chairs, and low fencing; an open
dining plaza with tables, chairs, and festival lights; a fireside lounge with a firepit, soft seating, and
festival lights; a water feature that would include a wall and reflection pool with water steps; and
palm trees and other landscape features and elements throughout.

Public Park

In addition, the Proposed Project includes development of a half-acre public park. An elongated,
rectangular-shaped public park would be at the southern end of the project site with frontages on
Dove Street and Martingale Way. Upon completion, the park would be dedicated to the City for
public use; however, it would be managed and operated by the property management company.

Newport Crossings Mixed Use Project
CEQA Findings of Fact -9-

44



The park would serve future project residents, employees, and patrons. Itis also intended to serve
the existing offices and business in the surrounding vicinity as a recreation and activity area and
respite from the daily work environment. Anticipated park amenities include a play lawn featuring
playground equipment, shade structure, benches, and synthetic turf; fenced and separated dog
parks for large and small dogs featuring synthetic turf; fitness terrace with fithess equipment and
shade trellis; central dining terrace with overhead trellis, tables, and chairs; bocce ball court with
shade cabanas; fenced pickleball court; and seat walls throughout. An off-street parking lot for
park users is also proposed on the eastern end of the park. The public park would be landscaped
with low-water-use plants. A tree and shrub hedge would be provided along the southern
boundary to provide a visual and physical buffer between the park and the adjacent office parking
lot to the south.

Access, Circulation, and Parking

Vehicular Access and Circulation

Vehicular access to the project site would be via full-access driveways (all turning movements
permitted) off Scott Drive and Martingale Way. The driveways would lead to internal private drive
aisles with decorative pavers, which would direct vehicles to the parking structure’s gated entries.
The parking structure would be restricted to apartment residents, guests, and employees, and to
employees and patrons of the retail uses. Once inside the parking structure, vehicles would
circulate via internal drive aisles and vehicle ramps; wayfinding signs would be provided. The
parking structure’s gated entries would be accessed by emergency service vehicles via remote
opening devices.

The public park would have a separate full-access driveway at the southern end of Martingale
Way, which would lead into a separate parking lot area for the park.

Pedestrian and Bicycle Access and Circulation

Pedestrians and bicyclists would access the project site along the perimeter roadways. Pedestrian
corridors and walkways that lead into the retail, residential, and public park areas line the
perimeter of the project site. Pedestrian corridors and walkways would also be provided internal
to the site, between the apartment buildings and courtyards; these would connect to the public
sidewalks along the perimeter roadways. Resident access to the individual apartment units, site
amenities, retail plaza, and parking structure would be provided via internal pedestrian
corridors/walkways on each level of the apartment building, as well as via elevators and stairwells.

As a part of the Proposed Project, the existing public sidewalks along Dove Street, Scott Drive,
Corinthian Way, and Martingale Way would be demolished and reconstructed to City standards.
Additionally, new ADA-compliant curb access ramps would be constructed at Dove Street/Scott
Drive, Scott Drive/Corinthian Way, and Corinthian Way/Martingale Way intersections in
accordance with City standards.
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Parking

A six-level, five-story parking structure (one semi-subterranean level) is proposed in the center of
the project site. It would be surrounded and screened from public view by the proposed multistory
building. The parking structure would be restricted to apartment residents, guests, and
employees, and to retail employees and patrons. The parking structure would provide a total of
740 parking spaces, including assigned and open spaces for residences and their visitors,
required spaces for ADA-accessible parking and electric vehicle charging stations, and open
spaces for retail patrons and employees. Of the total 740 parking spaces provided, five (5)
uncovered surface parking spaces would be provided in front of the leasing office, 661 would be
designated/assigned for apartment use and the remaining seventy four (74) for the retail uses.
The seventy four (74) spaces for retail use would all be provided on the ground level of the parking
structure. Levels two through five of the parking structure would contain the parking spaces for
apartment residents and visitors; a few resident parking spaces would also be provided on the
ground level. The project provides 655 assigned residential parking stalls (1.87/unit), which is less
than the City requires for non-density bonus projects (2/unit plus 0.5 space per unit for guest
parking), but in excess of the City’s parking stall requirement for density bonus projects that
request a parking reduction. The City’s density bonus regulations establish parking requirements
consistent with the requirements under state density bonus law. Under that law, if a developer so
requests, a city cannot require a parking ratio that would exceed one space for each studio and
one-bedroom unit and two spaces for each two-bedroom unit. (Gov't Code § 65915(p)(1).) With
the project’s mix of units, this would result in a parking ratio of 1.35 parking spaces per unit (or
474 spaces).

The public park would have a separate parking lot (four parking spaces) for park users, which
would be accessed from Martingale Way.

Bicycle racks would be provided in key locations of the retail plaza area and public park. At a
minimum, four open rack bicycle spaces for short term parking and four secured lockers for long-
term parking would be provided. Project residents would also be able to store their bicycles in
their apartment units.

Infrastructure Improvements

Water. The City’s Water Services Department currently provides potable water to the existing
commercial and retail uses on the project site and would continue to do so for the Proposed
Project. Potable water is provided via internal water lines that connect to the existing off-site water
lines in the perimeter roadways. As a part of the Proposed Project, the on-site potable water lines
would be removed and replaced with a series of new potable water lines that would connect to
the existing off-site water lines in the perimeter roadways. Additionally, fire hydrants would be
installed onsite at key locations, as required by the City of Newport Beach Fire Department to
meet hose-pull requirements and provide adequate fire access.

Wastewater. The City’'s Water Services Department currently provides wastewater collection
service to the existing commercial and retail uses on the project site and would continue to do so
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for the Proposed Project. Wastewater collection is provided via internal sewer lines that connect
to the off-site sewer lines in the perimeter roadways.

Drainage. Under existing conditions, approximately 90 percent of the project site consists of
impervious areas (e.g., buildings, paving), and the remainder is pervious (e.g., landscaping).
Under proposed conditions, approximately 77 percent of the project site would consist of
impervious areas and the remainder would be pervious. Runoff from the project site would be
conveyed similar to existing conditions, continuing to flow southerly via a new onsite drainage
collection and treatment system. Site drainage improvements needed to accommodate the
Proposed Project would include new storm drain pipes, catch basins, and best management
(BMP) practices (e.g., modular wetland system).

C. DISCRETIONARY ACTIONS AND APPROVALS
Project development requires the following discretionary actions and approvals from the City:

m  Certification of the Newport Crossings Mixed Use Project Environmental Impact Report, SCH
No. 2017101067 Adoption of the Findings of Fact

= Adoption of a Mitigation Monitoring and Reporting Program

= Approval of Lot Line Adjustment No. LA2018-004

= Approval of Affordable Housing Implementation Plan No. AH2018-001

= Approval of Site Development Review No. SD2017-004

D. STATEMENT OF PROJECT OBJECTIVES

The statement of objectives sought by the project and set forth in the EIR is provided as follows:

1. To develop a multiunit mixed-use project that includes affordable housing units that will serve
the various populations of the City of Newport Beach.

2. To develop a mixed-use project that is consistent with and furthers the policies of the General
Plan for the Airport Area without the need for a General Plan amendment.

3. To locate additional housing within an area identified by the General Plan as an opportunity
area for future housing.

4. To develop a mixed-use project that contributes to a walkable and pedestrian-friendly
community.

5. To generate temporary employment in the construction industry.

6. To improve the jobs-housing balance in Newport Beach and to provide new housing within
close proximity to jobs and services.
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7. To provide beneficial site and area improvements, including extensive onsite private
recreation amenities and the dedication of a public park to the City of Newport Beach.

8. To develop a project that implements and is consistent with the intent of the Newport Place
Planned Community Residential Overlay and that take advantage of the Density Bonus
allowed under both the City’s zoning code and Government Code Section 65915.

il ENVIRONMENTAL REVIEW AND PUBLIC PARTICIPATION PROCESS

In conformance with CEQA, the State CEQA Guidelines, and the City of Newport Beach CEQA
Guidelines, the City conducted an extensive environmental review of the Proposed Project.

= The City of Newport Beach determined that an EIR would be required for the Proposed Project
and issued a Notice of Preparation (“NOP”) on November 1, 2017. The NOP was sent to all
responsible agencies, trustee agencies, and the Office of Planning Research and posted at
the Orange County Clerk-Recorder’s office and on the City’s website on November 1, 2017.
The thirty (30)-day public review period extended from November 1, 2017, to November 30,
2017.

= A scoping meeting was held during the NOP review period to solicit additional suggestions on
the scope of the DEIR. Attendees were provided an opportunity to identify verbally or in writing
the issues they felt should be addressed in the DEIR. The scoping meeting was held on
Thursday, November 16, 2017, at the OASIS Senior Center at 801 Narcissus Avenue, Corona
Del Mar, California 92625. The notice of the public scoping meeting was included in the NOP.

o The scope of the DEIR was determined based on the City’'s comments received in
response to the NOP, and comments received at the scoping meeting conducted by the
City on November 16, 2017. Section 2.3 of the DEIR describes the issues identified for
analysis in the DEIR.

¢ The City of Newport Beach prepared a DEIR, which was made available for a forty five
(45)-day public review period beginning Friday, November 20, 2018 and ending Monday,
January 14, 2019.

- The complete DEIR consists of the analysis of the Newport Crossings Mixed Use
Project and all referenced appendices. The Notice of Availability (“NOA”) for the DEIR
was sent to all interested persons, agencies, and organizations. The Notice of
Completion (“NOC”) was sent to the State Clearinghouse in Sacramento for
distribution to public agencies. The NOA was posted at the Orange County Clerk-
Recorder’s office on November 28, 2018. Copies of the DEIR were made available for
public review at the City of Newport Beach Community Development Department and
three Newport Beach Public Library facilities (Central Library, Mariners Branch, and
Balboa Branch,). The DEIR was also made available for download via the City’s
website: https://www.newportbeachca.gov/ceqa

e One study session was held by the Planning Commission on Thursday, December 6, 2018
in the City’s Council Chambers, located at 100 Civic Center Drive, Newport Beach,
California 92660. Notice of time, place, and purpose of the aforesaid meeting was
provided in accordance with CEQA and the City’s Municipal Code. The Newport Crossings
Mixed Use Project and staff report were presented to the Planning Commission at this
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study session. Public comments regarding the Proposed Project were also taken. The
agenda for the study session was posted at City Hall and on the City’s website.

e On Tuesday, February 5, 2019, a meeting was held with the Parks, Beaches, and
Recreation Commission in the City’s Council Chambers, located at 100 Civic Center Drive,
Newport Beach, California 92660. Notice of time, place, and purpose of the aforesaid
meeting was provided in accordance with CEQA and the City’s Municipal Code. The
Newport Crossings Mixed Use Project park design and staff report was presented to the
Parks, Beaches, and Recreation Commission for their comment and recommendations.
Public comments regarding the park design were also taken. The agenda for the meeting
was posted at City Hall and on the City’s website.

e Preparation of the FEIR includes comments on the DEIR, responses to those comments,
clarifications/revisions to the DEIR, and revised figures. The FEIR was released on
February 8, 2019, and posted on the City’s website. A Planning Commission Public
Hearing was held on February 21, 2019 in the City’s Council Chambers, at 100 Civic
Center Drive, Newport Beach, California 92660. A notice of time, place, and purpose of
the aforementioned meeting was provided in accordance with CEQA and the City’s
Municipal Code. The DEIR, FEIR, staff report, and evidence, both written and oral, were
presented to and considered by the Planning Commission at this hearing.

- Notice of the Planning Commission Public Hearing was a one-eighth page
advertisement in the Daily Pilot newspaper on February 9, 2019.

- Additionally, notices were mailed to nearby property owners and interested parties
consistent with the environmental review process required under the California
Environmental Quality Act. The item was on the agenda for the noticed Planning
Commission Public Hearing, which was posted at City Hall and on the City’s website.

e In compliance with Section 15088(b) of Title 14 of the California Code of Regulations
(State CEQA Guidelines), the City has met its obligation to provide written Responses to
Comments to public agencies at least 10 days prior to certifying the FEIR.

Iv. ENVIRONMENTAL ISSUES THAT WERE DETERMINED NOT TO BE POTENTIALLY
AFFECTED BY THE PROPOSED PROJECT

A. IMPACTS DETERMINED TO BE LESS THAN SIGNIFICANT DURING THE SCOPING
PROCESS

Based on the public scoping process (including review of NOP responses and input at the public
scoping meeting), in addition to analysis prepared for the DEIR, the City determined, based upon
the threshold criteria for significance, that the project would have no impact or a less than
significant impact on the following potential environmental issues (see DEIR, Chapter 8, Impacts
Found Not to be Significant). It was determined, therefore, that these potential environmental
issues would be precluded from detailed discussion in the DEIR. Based upon the environmental
analysis presented in the DEIR, and the comments received by the public on the DEIR, no
substantial evidence was submitted to or identified by the City which indicated that the project
would have an impact on the following environmental areas:

(a) Agriculture and Forestry Resources: The project site does not contain Prime Farmland,
Unique Farmland, or Farmland of Statewide Importance. No portion of the project area
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includes forest resources, and the site is not zoned for forest land, timberland, or timberland
production.

(b) Biological Resources: The project site is fully developed and in a highly urbanized area of
the City and would not adversely impact candidate, sensitive or special status species; riparian
habitat or other sensitive natural communities. The project also would not conflict with any
local ordinances protecting biological resources, adopted Habitat Conservation Plan or
Natural Community Conservation Plan.

(c) Mineral Resources: The project would not result in the loss of availability of a known mineral
resource or locally important mineral resource recovery site.

(d) Geology and Soils: The Proposed Project would not use septic systems or alternative waste
water disposal systems.

(e) Hazards and Hazardous Materials: The project would not impair implementation of or
physically interfere with an adopted emergency response/evacuation plan or expose people
or structures to potential wildland fire hazards.

(f) Hydrology and Water Quality: The project site is not located within a 100-year flood hazard
zone and is not close or low enough to sea level to be exposed to potential inundation by
seiche or tsunami. The project area is mostly flat and would not be prone to mudslides, and
there are no nearby dams or levees that could expose people or structures to flood hazards
as a result of dam or levee failure.

(g) Land Use and Planning: The project would not conflict with a habitat conservation plan or
natural community conservation plan.

(h) Population and Housing: The project would not displace any housing or residents.

All other topical areas of evaluation included in the Environmental Checklist were determined to
require further assessment in the DEIR.

B. IMPACTS DETERMINED TO BE LESS THAN SIGNIFICANT IN THE DEIR

This section identifies impacts of the Proposed Project determined to be less than significant
without implementation of project-specific mitigation measures. This determination, however,
does assume compliance with existing regulations as detailed in each respective topical section
of Chapter 5 in the DEIR.

(a) Aesthetics: The project would not result in a substantial adverse effect on a scenic visa or
alter scenic resources within a state scenic highway. The project would alter the visual
appearance of the project site and its surroundings but would not substantially degrade the
existing visual character or quality. The project would also create new sources of light or
glare in the project area, but none of these would adversely affect day or nighttime views in
the area.

(b) Air Quality: The project is consistent with the applicable Southern Coast Air Quality
Management District’s Air Quality Management Plan. The long-term operation of the project
would not generate additional vehicle trips and associated emissions in exceedance of
SCAQMD’s threshold criteria. The Proposed Project would not expose sensitive receptors to
substantial pollutant concentrations. Operation of the Proposed Project would not expose
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(e)

(h)

(i)

sensitive receptors to substantial pollutant concentrations and would not create objectionable
odors.

Biological Resources: The project would not result in an impact on federally designated
wetlands through direct removal, filling, hydrological interruption, or other means.
Development of the project would not conflict with the City’s local policies or ordinances
protecting biological resources.

Cultural Resources: Development of the project would not impact an identified historic
resource. The likelihood that human remains may be discovered during clearing and grading
activities is considered extremely low. In the unlikely event human remains are uncovered,
impacts would be less than significant upon compliance with California and Safety Code
Section 7050.5.

Geology and Soils: The project would expose people to strong ground shaking. The project
site is not subject to surface rupture and would not subject people or structures to substantial
hazards from surface rupture of a known active fault and liquefaction impacts would be less
than significant. No impacts would occur with earthquake-induced landslides. Project
development would not cause substantial soil erosion. Impacts related to collapsible and
expansive soils would be less than significant and development would not subject people or
structures to substantial hazards from ground subsidence.

Greenhouse Gas Emissions: The project would not generate a net increase in GHG
emissions, either directly or indirectly, that would have a significant impact on the
environment. The project would not conflict with an applicable plan, policy, or regulation
adopted for the purpose of reducing the emissions of GHGs.

Hazards and Hazardous Materials: Substantial hazards to the public or the environment
arising from the routine use, storage, transport, and disposal of hazardous materials during
long-term operation of the Proposed Project would not occur. The project would not create
an obstruction to air navigation or cause safety hazards to people working or residing on the
project site due to its proximity to the John Wayne Airport.

Hydrology and Water Quality: The project would not violate water quality standards or
waste discharge requirements or otherwise degrade water quality. The project would not
reduce groundwater recharge or quality and would have less than significant impacts to the
storm drain system and the potential for flooding. The project would also not substantially
alter the existing drainage pattern to result in potentially significant erosion or situation
impacts.

Land Use Planning: The project would not divide an established community and would not
conflict with any applicable land use plan, policy, or regulation of an agency with jurisdiction
over the project (including the City of Newport Beach General Plan policies, Newport Planned
Community zoning, or the Airport Environs Land Us Plan for John Wayne Airport,) adopted
for the purpose of avoiding or mitigating an environmental effect. The project would also not
conflict with an adopted habitat conservation plan.

Noise: Construction activities would create temporary noise increases in the vicinity of the
Proposed Project site but would be in compliance with the City’s noise ordinance. The project
would not expose sensitive uses to strong levels of groundborne vibration or operational
traffic and stationary noises and would not result in long-term operation-related noise that
would exceed local standards. The proximity of the project site to John Wayne Airport would
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(n)

(o)

(9]

V.

result in exposure of future residents and workers to airport-related noise but would cause
less than significant impacts.

Population and Housing: The Proposed Project would not substantially induce population
or housing beyond SCAG’s forecast population and housing growth anticipated for the City
of Newport Beach by 2040.

Public Services: The project would not create significant impacts related to emergency
services, police protection, school services, or library services.

Recreation: Residents would have ample recreational facilities onsite, and therefore are not
expected to use City parks or recreational facilities such that substantial deterioration would
occur or be accelerated. Therefore, the Proposed Project would not result in a significant
impact on existing park and recreational facilities. Development of a 0.5-acre public
community park and private recreational amenities under the Proposed Project would not
result in environmental impact.

Transportation and Traffic: The project would not impact levels of service for the existing
roadway system and would not conflict with applicable plans governing the performance of
the City’s circulation system, including the Newport Beach ftraffic phasing ordinance and
Orange County Congestion Management Plan. The project would also not impact state
highway intersections in the study area. The project would not increase hazards due to
design features, result in inadequate emergency access, or conflict with adopted policies,
plans, or programs regarding public transit, bicycle, or pedestrian facilities, or otherwise
decrease the performance or safety of such facilities. The project would not result in a change
in air traffic patterns or an increase in traffic levels that would cause substantial safety risks.

Tribal Cultural Resources: The project would not cause a substantial adverse change in
the significance of a tribal cultural resource.

Utilities and Service Systems: Project-generated wastewater would be adequately
collected and treated by the City and Orange County Sanitation District, respectively. Water
demands of the project would be adequately served by existing and proposed water supply
and delivery systems and stormwater flow would be adequately served by existing and
proposed drainage systems. The project would not exceed the capacity of the existing storm
drain system and no new stormwater drainage facilities would need to be constructed or
expanded.

FINDINGS REGARDING POTENTIALLY SIGNIFICANT ENVIRONMENTAL IMPACTS

The following potentially significant environmental impacts were analyzed in the DEIR, and the
effects of the project were considered. Because of environmental analysis of the project and the
identification of relevant General Plan policies; compliance with existing laws, codes, and statutes;
and the identification of feasible mitigation measures, some potentially significant impacts have
been determined by the City to be reduced to a level of less than significant, and the City has
found—in accordance with CEQA Section 21081(a)(1) and State CEQA Guidelines Section
15091(a) (1)—that “Changes or alterations have been required in, or incorporated into, the project
which mitigate or avoid the significant effects on the environment.” This is referred to herein as
“Finding 1.”
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Where the City has determined—pursuant to CEQA Section 21081(a)(2) and State CEQA
Guidelines Section 15091 (a)(2)—that “Those changes or alterations are within the responsibility
and jurisdiction of another public agency and have been, or can and should be, adopted by that
other agency,” the City’s finding is referred to herein as “Finding 2.”

Where, as a result of the environmental analysis of the project, the City has determined that either
(1) even with the identification of project design features, compliance with existing laws, codes
and statutes, and/or the identification of feasible mitigation measures, potentially significant
impacts cannot be reduced to a level of less than significant, or (2) no feasible mitigation
measures or alternatives are available to mitigate the potentially significant impact, the City has
found in accordance with CEQA Section 21081(a)(3) and State CEQA Guidelines Section
15091(a)(3) that “Specific economic, legal, social, technological, or other considerations,
including considerations for the provision of employment opportunities for highly trained workers,
make infeasible the mitigation measures or alternatives identified in the environmental impact
report.” This is referred to herein as “Finding 3.”

A. IMPACTS MITIGATED TO LESS THAN SIGNIFICANT

The following summary describes impacts of the Proposed Project that, without mitigation, would
result in significant adverse impacts. Upon implementation of the mitigation measures provided
in the DEIR, the impacts would be considered less than significant.

1. Air Quality

Impact 5.2-2: Construction activities associated with the Proposed Project would generate
short-term emissions in exceedance of SCAQMD S threshold criteria for
NOx.

Construction activities produce combustion emissions from various sources, such as on-site
heavy-duty construction vehicles, vehicles hauling materials to and from the site, and motor
vehicles transporting the construction crew. Site preparation activities produce fugitive dust
emissions (PM1o and PM2s) from demolition and soil-disturbing activities, such as grading and
excavation. Air pollutant emissions from construction activities onsite would vary daily as
construction activity levels change.

As stated, the Proposed Project is anticipated to be constructed over an approximately 38-month
period from December 2019 through January 2023. Construction air pollutant emissions are
based on the preliminary information provided by the project applicant. Construction would entail
demolition of existing asphalt and structures; site preparation, grading, and excavation; off-site
hauling of demolition debris and soil; street improvements; utilities installation; construction of the
proposed building; architectural coating; and asphalt paving.

Implementation of Mitigation Measure AQ-1, AQ-2 and AQ-3 would reduce air quality impacts
related to construction activities to less than significant.
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Mitigation Measures

AQ-1

AQ-2

AQ-3

The construction contractor shall implement the following measure to reduce
construction exhaust emissions during rough grading and rough grading soil hauling
activities:

e Hauling of soil generated from rough grading activities shall be limited to a
maximum of 269 trucks per day (538 one-way haul trips per day if 14-cubic-yard
trucks are used) assuming a one-way haul distance of 20 miles. If the one-way
truck haul distance for export of soil from rough grading activities is greater than
20 miles, as identified by the contractor(s), hauling shall be restricted to no more
than 10,760 miles per day.

¢ Rough grading and rough grading soil hauling activities shall not overlap with other
construction activities (demolition, site preparation, utilities, etc.).

These requirements shall be noted on all construction management plans and
verified by the City of Newport Beach prior to issuance of any construction permits
and during rough grading and rough grading soil hauling activities.

The construction contractor shall implement the following measure to reduce
construction exhaust emissions during demolition and demolition debris material
export activities:

e Hauling of building demolition debris shall be limited to a maximum of 47 trucks
per day (94 one-way haul trips per day if 18-cubic-yard trucks are used) assuming
a one-way haul distance of 30 miles. If the one-way truck haul distance for export
of building demolition debris is greater than 30 miles, as identified by the
contractor(s), hauling shall be restricted to no more than 2,850 miles per day.

¢ All demolition and demolition debris (building asphalt) hauling activities shall not
overlap with other non-demolition construction activities (rough grading, site
preparation, utilities, etc...).

These requirements shall be noted on all construction management plans and
verified by the City of Newport Beach prior to issuance of any construction permits
and during demolition and demolition debris hauling activities.

Construction contractors shall, at minimum, use equipment that meets the EPA’s Tier
4 emissions standards for off-road diesel-powered construction equipment of 50
horsepower or greater for all phases of construction activity, unless it can be
demonstrated to the City of Newport Beach Building Division with substantial evidence
that such equipment is not available. Any emissions control device used by the
contractor shall achieve emissions reductions that are no less than what could be
achieved by Tier 4 emissions standards for a similarly sized engine, as defined by the
California Air Resources Board’s regulations.

Prior to construction , the project engineer shall ensure that all construction (e.g.,
demolition and grading) plans clearly show the requirement for EPA Tier 4 emissions
standards for construction equipment of 50 horsepower or greater for the specific
activities stated above. During construction, the construction contractor shall maintain

Newport Crossings Mixed Use Project
CEQA Findings of Fact -19-

54



a list of all operating equipment in use on the construction site for verification by the
City of Newport Beach. The construction equipment list shall state the makes, models,
and numbers of construction equipment onsite. Equipment shall be properly serviced
and maintained in accordance with the manufacturers recommendations.
Construction contractors shall also ensure that all nonessential idling of construction
equipment is restricted to 5 minutes or less in compliance with Section 2449 of the
California Code of Regulations, Title 13, Article 4.8, Chapter 9.

Finding

Finding 1 — The City hereby makes Finding 1. Changes or alterations have been required in, or
incorporated into, the project that avoid or substantially lessen the significant environmental effect
as identified in the DEIR. These changes are identified in the form of the mitigation measures
above. The City of Newport Beach hereby finds that implementation of the mitigation measures
is feasible, and the measures are therefore adopted.

2. Biological Resources

Impact 5.3-2: Removal of trees and shrubs onsite during site clearance could impact
nesting migratory birds.

The project site is fully developed and in a highly urbanized area of the City and is surrounded by
a mix of commercial, retail and office development. The project site and its surroundings do not
provide habitat for the movement of any native resident or migratory fish or wildlife species.
Although the Proposed Project may provide some habitat for limited wildlife movement and live-
in habitat—particularly for reptile and avian species and small to medium mammals that are
adapted to urban settings—the Proposed Project does not function as a wildlife corridor.
Additionally, the site and environs have not been identified or designated as a wildlife corridor in
the Natural Resources Element of the Newport Beach General Plan.

The project site does, however, include a number of large ornamental trees along the site
boundaries and internal to the site, the majority of which would be removed under the Proposed
Project. These trees may be used for nesting by migratory birds protected under the federal MBTA
and Section 3513 et seq. of the California Fish and Game Code." Section 3513 provides
protection to the birds listed under the MBTA, essentially all native migratory birds. Additionally,
Section 3503 of the code makes it unlawful to take, possess, or needlessly destroy the nest or
eggs of any bird. Under the provisions of the MBTA, it is unlawful “by any means or manner to
pursue, hunt, take, capture (or) kill” any migratory birds except as permitted by regulations issued
by USFWS. The term “take” is defined by USFWS regulation to mean to “pursue, hunt, shoot,
wound, Kill, trap, capture or collect’” any migratory bird or any part, nest or egg of any migratory
bird covered by the conventions, or to attempt those activities. USFWS administers permits to
take migratory birds in accordance with the MBTA.

1 The MBTA covers 1,026 bird species (see Code of Federal Regulations, Title 50, Section 10.13); that is, about 90 percent of the
bird species occurring in the United States.
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Mitigation Measure BIO-1 requires a qualified biologist to identify any active nests in and adjacent
to the Proposed Project site no more than three days prior to initiation of the action and would
reduce impacts to less than significant.

Mitigation Measures

BIO-1 Prior to the commencement of any proposed actions (e.g., site clearing, demolition,
grading) during the breeding/nesting season (September 1 through February 15), a
qualified biologist contracted by the project applicant shall conduct a preconstruction
survey(s) to identify any active nests in and adjacent to the Proposed Project site no
more than three days prior to initiation of the action. If the biologist does not find any
active nests that would be potentially impacted, the proposed action may proceed.
However, if the biologist finds an active nest within or directly adjacent to the action
area (within 100 feet) and determines that the nest may be impacted, the biologist
shall delineate an appropriate buffer zone around the nest using temporary plastic
fencing or other suitable materials, such as barricade tape and traffic cones. The buffer
zone shall be determined by the biologist in consultation with applicable resource
agencies and in consideration of species sensitivity and existing nest site conditions,
and in coordination with the construction contractor. The qualified biologist shall serve
as a construction monitor during those periods when construction activities occur near
active nest areas to ensure that no inadvertent impacts on these nests occur. Only
specified construction activities (if any) approved by the qualified biologist shall take
place within the buffer zone until the nest is vacated. At the discretion of the qualified
biologist, activities that may be prohibited within the buffer zone include but not be
limited to grading and tree clearing. Once the nest is no longer active and upon final
determination by the biologist, the proposed action may proceed within the buffer zone.

The qualified biologist shall prepare a survey report/memorandum summarizing
his/her findings and recommendations of the preconstruction survey. Any active nests
observed during the survey shall be mapped on a current aerial photograph, including
documentation of GPS coordinates, and included in the survey report/memorandum.
The completed survey report/memorandum shall be submitted to the City of Newport
Beach Community Development Department prior to construction-related activities
that have the potential to disturb any active nests during the nesting season

Finding

Finding 1 — The City hereby makes Finding 1. Changes or alterations have been required in, or
incorporated into, the project that avoid or substantially lessen the significant environmental effect
as identified in the DEIR. These changes are identified in the form of the mitigation measures
above. The City of Newport Beach hereby finds that implementation of the mitigation measures
is feasible, and the measures are therefore adopted.

3. Cultural Resources

Impact 5.4-2: Proposed development could result in an impact on archaeological
resources.

The project site is developed with MacArthur Square commercial center. The project site is in a
highly-urbanized area of the City and is surrounded by a mix of retail, commercial, hotel, and
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professional office development. While unlikely, the presence of subsurface archaeological
resources on the project site remains possible, and these could be affected by ground-disturbing
activities associated with grading and construction at the site. It is possible that subsurface
disturbance might occur at levels not previously disturbed (e.g., deeper excavation than
previously performed) or may uncover undiscovered archeological resources at the site. For
example, project site grading would involve removal of existing soils to depths of about 5 feet bgs
on most of the site, and utility trenches would extend up to 8 feet bgs. Site soils are also
considered moderately sensitive for buried archaeological resources due to the presence of 10
archaeological sites within about one mile of the project site and the presence of several wetlands
near the site before the area was developed. Therefore, ground disturbance during site grading
and construction could damage archaeological resources that may be buried in site soils.

Implementation of Mitigation Measure CUL-1 would ensure impacts to archaeological resources
would remain less than significant.

Mitigation Measures

CUL-1 Prior to the issuance of a grading permit by the City of Newport Beach, the project
applicant shall retain a qualified archaeologist to periodically monitor ground-disturbing
activities onsite and provide documentation of such retention to the City of Newport
Beach Community Development Director. The archaeologist shall train project
construction workers on the types of archaeological resources that could be found in
site soils. The archaeologist shall periodically monitor project ground-disturbing
activities. During construction activities, the project applicant shall allow
representatives of cultural organizations, including traditionally-/culturally-affiliated
Native American tribes (e.g., Gabrieleno Band of Mission Indians-Kizh Nation,
Juaneino Band of Mission Indians Acjachemen Nation), to access the project site on a
volunteer basis to monitor grading and excavation activities. If archaeological
resources are encountered, all construction work within 50 feet of the find shall cease,
and the archaeologist shall assess the find for importance and whether preservation
in place without impacts is feasible. Construction activities may continue in other
areas. If, in consultation with the City and affected Native American tribe (as deemed
necessary), the discovery is determined to not be important, work will be permitted to
continue in the area. Any resource that is not Native American in origin and that cannot
be preserved in place shall be curated at a public, nonprofit institution with a research
interest in the materials, such as the South Central Coastal Information Center at
California State University, Fullerton.

Finding

Finding 1 — The City hereby makes Finding 1. Changes or alterations have been required in, or
incorporated into, the project that avoid or substantially lessen the significant environmental effect
as identified in the DEIR. These changes are identified in the form of the mitigation measures
above. The City of Newport Beach hereby finds that implementation of the mitigation measures
is feasible, and the measures are therefore adopted.
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Impact 5.4-3: The Proposed Project could result in an impact on paleontological
resources.

The project site is fully developed and in a highly-urbanized area of the City. However, the
Pleistocene-age marine terrace deposits underlying the project site are considered moderately
sensitive for fossils. Excavations during project construction are expected to extend to about eight
feet bgs, while fossils in similar sediments in the region are typically found at depths of 8 to 10
feet or more bgs. This impact would be significant in the event that ground disturbance during
project construction encountered fossils. With recommendations for a qualified paleontologist to
be available on-call as per Mitigation Measure CUL-2, impacts remain less than significant.

Mitigation Measures

CUL-2 Prior to the issuance of a grading permit by the City of Newport Beach, the project
applicant shall retain a qualified paleontologist to be available on-call during ground-
disturbing activities onsite and provide documentation of such retention to the City of
Newport Beach Community Development Director. If fossils are encountered, all
construction work within fifty (50) feet of the find shall cease, and the paleontologist
shall assess the find for importance. Construction activities may continue in other
areas. If, in consultation with the City, the discovery is determined to not be important,
work will be permitted to continue in the area. Any resource shall be curated at a public,
nonprofit institution with a research interest in the materials, such as the Natural
History Museum of Los Angeles County or the Cooper Center (a partnership between
California State University, Fullerton and the County of Orange).

Finding

Finding 1 — The City hereby makes Finding 1. Changes or alterations have been required in, or
incorporated into, the project that avoid or substantially lessen the significant environmental
effect as identified in the DEIR. These changes are identified in the form of the mitigation
measures above. The City of Newport Beach hereby finds that implementation of the mitigation
measures is feasible, and the measures are therefore adopted.

4. Hazards and Hazardous Materials

Impact 5.7-2: The project site is on a list of hazardous materials sites.

Onsite Soil and Soil Vapor Testing Results

The 2017 Phase | ESA identified historical dry cleaners onsite and an existing dry cleaner across
Corinthian Way from the northeast site boundary as a REC for the project site.

The 2017 soil vapor testing identified perchloroethylene (PCE) concentrations above the CHHSL
for residential land use (0.48 pg/L) from all four soil vapor probes in the north end of the project
site; concentrations at 5 feet bgs ranged from 1.1 to 1.3 pg/L. PCE concentrations in soil vapor
samples from 15 feet bgs ranged from 3.9 to 4.4 feet pg/L, suggesting that the PCE detected was
likely associated with regional groundwater contamination. PCE is toxic and listed as a carcinogen
under Proposition 65 (DTSC 2018). Groundwater was encountered under the site at about 30 feet
bgs in borings made as part of a 2014 geotechnical investigation of the site (Geocon West 2014).
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A human health risk assessment based on the 2017 soil vapor testing found that cancer risk
estimated for the highest soil vapor concentration of each chemical from the entire project site is
four in one million (0.000004), above the state standard of one in one million (0.000001) for
residential land use. The corresponding cancer risk for the three soil vapor concentrations from
the southern part of the project site was one in one million, considered acceptable for residential
use. The noncancer hazard indices were well below 1.0, the level considered acceptable for
residential use.

The 2017 soil and soil gas investigation technical memorandum recommended mitigation for soil
vapor consisting of a passive vapor barrier with the following components:

Subslab Ventilation System: A subslab collection and ventilation system should be installed
under the five-story section of the residential building along Scott Drive. The system should
consist of a series of PVC (polyvinyl chloride) gas collection pipes embedded in a permeable
gravel layer. The collection pipes should be networked together and vented to the atmosphere.
The purpose of the vent system will be to prevent the buildup or accumulation of VOCs in the
underlying soil; the gases instead are passively diverted into the venting system and safely
discharged to the atmosphere away from occupied areas and air intake vents.

Membrane Barrier: A horizontal synthetic membrane or a sprayed-on liner should be placed over
the granular collection layer. The membrane provides a barrier to the intrusion of subsurface
gases.

Utility Trench Dams and Conduit Seals: Gas barriers should be installed in the permeable
backfill of utility trenches or the hollow spaces of electrical or cable conduit piping to prevent gases
from migrating laterally into the soils beneath the building. The conduit seals can consist of
polyurethane foam that is injected into the conduit piping at the point where the conduit enters the
structure to prevent the infiltration of subsurface gases into interior space.

The 2017 Phase | ESA also stated that a vapor barrier would be needed below an underground
parking structure.

The Phase Il ESA completed on-site in 2013 found a concentration of 0.73 pg/L—exceeding the
CHHSL for residential use, 0.48 ug/L—in one of three subslab soil vapor samples collected from
beneath the site of two former dry-cleaning businesses in the north end of the project site.
Concentrations above the CHHSL—1.5 and 1.4 ug/L, respectively—were also identified in two of
seven soil vapor samples collected from the site perimeter. The historical uses of the property
and adjoining properties are considered an REC.

Hazards from PCE contamination in soil vapor underneath the site would be a potentially
significant impact unless mitigated.

Asbestos-Containing Materials and Lead-Based Paint

The 2017 ESA included a limited visual screening for ACM onsite. Suspect ACM onsite included
vinyl flooring, vinyl flooring mastic, textured coatings, lay-in ceiling panels, roofing materials,
wallboard, and joint compound. An asbestos survey and abatement, containment, and disposal
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of ACM would be required under CFR Title 40 Section 61 Subpart M; SCAQMD Rule 1403; and
8 CCR Section 1529.

Lead-based paint could be present onsite. Lead must be contained during demolition activities
pursuant to California Health and Safety Code Sections 17920.10 and 105255. Such work would
also be subject to occupational exposure limits set forth in 8 CCR Section 1532.1.

Hazardous Materials Site Listings

MacArthur Square Cleaners, formerly at 1701-H Corinthian Way, was identified on the Emissions
Inventory Data (EMI), Resource Conservation and Recovery Act Small-Quantity Generator
(RCRA-SQG), Enforcement and Compliance History Online (ECHO), Facility Index System
(FINDS), HAZNET, and EDR Historical Cleaner databases. MacArthur Cleaners was present by
1986 and through at least 2005.

Green Hanger Cleaners at 4250 Scott Drive, was identified on the EDR Historical Cleaner and
DRYCLEANERS databases. Both former dry cleaners are considered RECs for the project site.
The subslab soil vapor samples described above were taken from below the sites of these two
former cleaners.

Bacons Airport Photo Inc., which formerly operated onsite at 4251-B Martingale Way, was
identified on the RCRA-SQG database. This former business is not considered a REC (see
Appendix F.1 for further discussion).

The Phase | ESA discussed 10 off-site hazardous materials sites within about 0.8 mile of the
project site.

After implementation of Mitigation Measures HAZ-1 and HAZ-2, project impacts would be less
than significant.

Mitigation Measures

HAZ-1 Before the City of Newport Beach issues a grading permit for the Proposed Project,
the City of Newport Beach Chief Building Official or his/her designee shall verify that
a passive ventilation system conforming to the following specifications has been
included on project building plans. The City of Newport Beach Community
Development Department shall verify that the ventilation system is built to such
specifications during project construction.

HAZ-2 Prior to issuance of the first building permit, soil and soil vapor samples shall be
collected from beneath the former Enjay Cleaners and soil samples shall be collected
from beneath the proposed 0.5-acre public park site and tested for PCE and OCPs,
respectively. The results shall be submitted to the Orange County Health Care Agency
and City Building Official. In the event that soil concentrations exceed site-specific
cleanup goals, affected soils shall be removed and properly treated/disposed of.
Should soil vapor concentrations exceed site-specific cleanup goals, short-term soil
vapor extraction and treatment shall be performed to reduce soil vapor concentrations.
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Subslab Ventilation System: A subslab collection and ventilation system shall be installed under
the residential building. The system shall consist of a series of PVC (polyvinyl chloride) gas
collection pipes embedded in a permeable gravel layer. The collection pipes shall be networked
together and vented to the atmosphere. The purpose of the vent system will be to prevent the
buildup or accumulation of VOCs (Volatile organic compounds) in the underlying soil; the gases
instead are passively diverted into the venting system and safely discharged to the atmosphere
away from occupied areas and air intake vents.

Membrane Barrier: A horizontal synthetic membrane or a sprayed-on liner shall be placed over
the granular collection layer. The membrane provides a barrier to the intrusion of subsurface
gases.

Utility Trench Dams and Conduit Seals: Gas barriers shall be installed in the permeable backfill
of utility trenches or the hollow spaces of electrical or cable conduit piping to prevent gases from
migrating laterally into the soils beneath the building. The conduit seals can consist of
polyurethane foam that is injected into the conduit piping at the point where the conduit enters the
structure to prevent the infiltration of subsurface gases into interior space.

Finding

Finding 1 — The City hereby makes Finding 1. Changes or alterations have been required in, or
incorporated into, the project that avoid or substantially lessen the significant environmental
effect as identified in the DEIR. These changes are identified in the form of the mitigation
measures above. The City of Newport Beach hereby finds that implementation of the mitigation
measures is feasible, and the measures are therefore adopted.

5. Public Services

Impact 5.12-1: The Proposed Project would introduce new residents, workers, and
structures into Newport Beach Fire Departments service boundaries,
thereby increasing the requirement for fire protection apparatus and
personnel, but not resulting in the need for new or physically altered fire
facilities.-related construction worker, delivery, and construction vehicle
trips would not adversely affect the operations of intersections and
roadways in the study area. [Threshold T-1]

The proposed development of 350 apartments and 7,500 square feet of commercial space is
expected to combine with other Airport Area developments to generate an increased demand for
fire protection and emergency medical services. The increase in population and employees and
the proposed multistory residential buildings and ground-level retail uses may result in increased
demand for service from NBFD in order to provide adequate fire protection and emergency
medical services, including additional staffing, facilities, and equipment. The additional population
anticipated with the Proposed Project could also potentially affect NBFD’s response time to the
project site.

A paramedic unit would be dispatched from Fire Station 3 (Fashion Island), which is the closest

paramedic unit to the site. In addition, Fire Station 7 has adequate space to support more
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personnel if required to serve the project. Therefore, the project would not result in a need for a
new or physically altered fire station for the Newport Beach Fire Department (“NBFD”) to maintain
acceptable service ratios, response times or other performance objectives for fire protection
services.

NBFD'’s operating budget is generated through tax revenues. Facilities, personnel, and equipment
expansion and acquisition are tied to the City budget process and tax-base expansion. The project
applicant/developer would be required to pay excise taxes to the City under Municipal Code
Chapter 3.12, which was established for public improvements and facilities associated with NBFD,
public libraries, and public parks. A portion of the taxes paid would be allocated for fire stations
and firefighting apparatus. The project uses would also generate increased sales taxes and
property taxes for the City’s General Fund, some of which would be available to fund NBFD
operations, including the needed staffing increase.

The City also involves NBFD in the development review process in order to ensure that the
necessary fire prevention and emergency response features are incorporated into development
projects. All site and building improvements proposed under the project would be subject to review
and approval by NBFD prior to building permit and/or certificate of occupancy issuance.

Project development is required to comply with the current adopted fire codes, building codes,
and nationally recognized fire and life safety standards of the City and NBFD, such as those
outlined in Chapter 9.04 (Fire Code) of the Newport Beach Municipal Code, which impose design
standards and requirements that seek to minimize and mitigate fire risk. Compliance with these
codes and standards is ensured through the City’s and NBFD’s development review and building
plan check process. For example, fire hydrants would be installed at key locations within the
project site, as required by NBFD to meet the hose-pull requirements and provide adequate fire
access for the land uses of the Proposed Project. Knox boxes would also be required where
necessary (i.e., stairwells where the doors are locked for entry, vehicular and parking structure
gated entries) to provide access for NBFD personnel.

After implementation of PS-1, project impacts would be less than significant.
Mitigation Measures

PS-1 The project applicant/developer shall comply with the following measures related to
fire protection and emergency services:

Prior to the issuance of a building permit, the project applicant/developer shall provide payment
to the City of Newport Beach equivalent to the cost for purchasing and equipping a new rescue
ambulance with patient transport and advanced life support (“ALS”) capabilities to be located at
Santa Ana Heights Fire Station No. 7. Because the cost of the ambulance exceeds the Project’s
pro rata contribution to its cumulative impact, the Project applicant shall be entitled to
reimbursement from the City on a pro rata share basis, as determined by the City.

The project applicant/developer shall participate, on a pro-rata basis, in any City-approved funding
program for up to an additional six firefighter/paramedic personnel, as may be needed to fund
staff for the new paramedic unit. The funding program may be a community facilities district or
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other funding program. Prior to the issuance of a building permit, the project applicant/developer
shall execute a written agreement with the City of Newport Beach to participate in such a funding
program if the City determines one is necessary and forms it prior to the City’s issuance of the
Project’s first Certificate of Occupancy.

B. SIGNIFICANT UNAVOIDABLE ADVERSE IMPACTS
There are no significant unavoidable adverse impacts.
VL. FINDINGS REGARDING ALTERNATIVES

CEQA requires that an EIR include a discussion of reasonable project alternatives that would
“feasibly attain most of the basic objectives of the project, but would avoid or substantially lessen
any significant effects of the project, and evaluate the comparative merits of the alternatives”
(CEQA Guidelines § 15126.6[a]).

The Proposed Project would result in potentially significant environmental effects prior to
mitigation in the areas of air quality, biological resources, cultural resources, hazards and
hazardous materials, and public services (fire protection and emergency services). However, with
mitigation, impacts to these three topical areas would be avoided or reduced to less than
significant levels. No significant and unavoidable impact would occur under implementation of the
Proposed Project.

A. ALTERNATIVES CONSIDERED AND REJECTED DURING THE SCOPING/PROJECT
PLANNING PROCESS

The following is a discussion of the alternative considered during the scoping and planning
process and the reasons why it was not selected for detailed analysis in the DEIR.

Alternative Development Areas. CEQA requires that the discussion of alternatives focus on
alternatives to the project or its location that are capable of avoiding or substantially lessening
any significant effects of the project. The key question and first step in the analysis is whether any
of the significant effects of the project would be avoided or substantially lessened by putting the
project in another location. Only locations that would avoid or substantially lessen any of the
significant effects of the project need be considered for inclusion in the EIR (CEQA Guidelines
Section 15126.6[f][2][A]). Key factors in evaluating the feasibility of potential offsite locations for
EIR project alternatives include:

s [fitis in the same jurisdiction.
= Whether development as proposed would require a General Plan Amendment.

= Whether the project applicant could reasonably acquire, control, or otherwise have access to
the alternative site (or the site is already owned by the proponent). (CEQA Guidelines Section
15126.6[f][1])

The project applicant does not own or control other comparable property in the City, and the
Proposed Project does not require a General Plan Amendment or Planned Community
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Development Plan Amendment. Moreover, the Proposed Project does not result in any significant,
unavoidable impacts. Impacts that would be potentially significant prior to mitigation include air
quality, biological resources, cultural resources, hazards and hazardous materials, and public
services (fire protection and emergency services). Air quality measures are associated with the
project’'s construction phase. Biological resource mitigation is limited to measures to protect
migratory birds (potentially nesting birds at construction), and cultural resources mitigation
includes archaeological and paleontological monitoring. These mitigation measures are likely to
be required at any comparable alternative site in the City. The potential hazard is the detection of
perchloroethylene (PCE), listed as a carcinogen under Proposition 65, in soil vapor from under
the site at concentrations above the California Human Health Screening Level for residential land
use. This will be mitigated to less than significant by required structural improvements (subslab
ventilation system, membrane barrier and trench dams and conduit seals). For public services,
the mitigation is to provide funding for an ambulance and to provide a pro rata share of the cost
of increasing firefighter staffing. This measure likely would be required for any project that would
increase demand for fire services and prompt a need for increased staffing in the City.

Conclusion: Based on this review, there are no feasible alternative project sites within the City
that would accommodate the Proposed Project and reduce or eliminate significant environmental
impacts. Therefore, this alternative was considered but rejected from further consideration.

B. ALTERNATIVES SELECTED FOR FURTHER ANALYSIS

Based on the CEQA criteria, the following two alternatives were determined to represent a
reasonable range of alternatives which have the potential to feasibly attain most of the basic
objectives of the project but which may avoid or substantially lessen any the environmental effects
of the project.

No Project Alternative

This alternative assumes that the existing commercial development on the site would remain, and
leases would be extended/renewed to continue commercial operations at the site. Under this
alternative, no demolition of existing buildings would occur.

Finding: The City Council rejects the No Project/No Development Alternative on the basis of
policy and economic factors as explained herein. (See Pub. Resources Code, § 21061.1; CEQA
Guidelines, § 15364; see also City of Del Mar v. City of San Diego (1982) 133 Cal.App.3d 410,
417; California Native Plant Soc. v. City of Santa Cruz (2009) 177 Cal.App.4th 957, 1001;
Sequoyah Hills Homeowners Assn. v. City of Oakland (1993) 23 Cal.App.4th 704, 715.) Specific
economic, legal, social, technological, or other considerations, including provision of employment
opportunities for highly trained workers, make infeasible this project alternative identified in the
FEIR. The No Project alternative would lessen environmental impacts in the areas of air quality,
biological resources, cultural resources, geology and soils, greenhouse gas emissions, hazards
and hazardous materials, public services, tribal cultural resources, and utilities and service
systems. Compared to the Proposed Project, this alternative would have greater impacts related
to aesthetics, hydrology and water quality, land use and planning, population and housing, and
recreation. Overall, the No Project alternative would reduce impacts for nine environmental
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categories and increase impacts for six categories. Assuming full occupancy for the existing
commercial buildings under the No Project alternative, this alternative could introduce a new
significant impact for traffic. The inconsistency with the goals of the Newport Beach General Plan
and Residential Overlay of the Newport Place Planned Community Development Plan vision for
this area is an important land use consideration (impact greater than Proposed Project). Overall,
the No Project alternative would result in a similar level of environmental impacts, but very
different impacts. It would not be considered environmentally superior.

Moreover, the No Project alternative would prevent redevelopment of the project site. Therefore,
none of the project objectives would be achieved under this alternative. The No Project alternative
would not provide any of the project benefits that would occur with implementation of the Proposed
Project, including enhancement of the site’'s character and design, dedication of publicly-
accessible park space, sustainable development improvements (such as low-impact
development, source control, site design, and treatment control best management practices that
would improve drainage and water quality); economic revitalization, and affordable housing

Reduced Height and Density Alternative

Under this alternative, the project’s building height would be kept under the 55 feet. As a result,
the fifth floor of residential units (63 units), 7,955 square-foot amenity deck, a top of parking
structure would all be eliminated. The retail, park, and residential amenities would remain the
same as the Proposed Project. As shown in Table 1-1, this alternative would include a total of
287 residential units, and the maximum structure height would be 55 feet.

Finding: The City Council rejects the Reduced Height and Density Alternative on the basis of
policy and economic factors as explained herein. (See Pub. Resources Code, § 21061.1; CEQA
Guidelines, § 15364; see also City of Del Mar v. City of San Diego (1982) 133 Cal.App.3d 410,
417; California Native Plant Soc. v. City of Santa Cruz (2009) 177 Cal.App.4th 957, 1001;
Sequoyah Hills Homeowners Assn. v. City of Oakland (1993) 23 Cal.App.4th 704, 715.) Specific
economic, legal, social, technological, or other considerations, including provision of employment
opportunities for highly trained workers, make infeasible this project alternative identified in the
FEIR.

The Reduced Height and Density alternative would lessen environmental impacts in the areas of
air quality, greenhouse gas emissions, noise (operational), public services, recreation,
transportation and traffic, and utilities and service systems. Impacts would be very similar for
aesthetics, biological and cultural resources, geology and soils, hazards, hydrology and water
quality, and land use and planning. This alternative would increase impacts to population and
housing (jobs-housing balance). As with the Proposed Project, all impacts would be mitigated to
less than significant. Overall, impacts under this alternative would be reduced in comparison to
the Proposed Project.

The Reduced Height and Density alternative would represent a similar project as the Proposed
Project, only with fewer housing units and less overall development intensity. Accordingly, as
shown in Table 7-7, several of the project objectives would be achieved, but to a lesser extent.
These includes objectives related to provision of housing, local jobs-housing balance, and onsite
private recreation amenities. In addition, the Reduced Height and Density alternative would not
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allow for the provision of the 91 density bonus units allowed under both the City’s zoning code
and Government Code Section 65915 for the project. Instead, only 28 units associated with this
alternative would be density bonus units.
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1. Mitigation Monitoring and Reporting Program

1.1 PURPOSE OF MITIGATION MONITORING AND REPORTING
PROGRAM

This Mitigation Monitoring and Reporting Program has been developed to provide a vehicle by which to
monitor mitigation measures and conditions of approval outlined in the Newport Crossings Mixed Use Project
Draft Environmental Impact Report (DEIR), State Clearinghouse No. 2017101067. The Mitigation Monitoring
and Reporting Program (MMRP) has been prepared in conformance with Section 21081.6 of the Public
Resources Code and City of Newport Beach Monitoring Requirements. Section 21081.6 states:

a) When making findings required by paragraph (1) of subdivision (a) of Section 21081 or
g gs req y paragrap
when adopting a mitigated negative declaration pursuant to paragraph (2) of subdivision
(c) of Section 21080, the following requirements shall apply:

(1) The public agency shall adopt a reporting or monitoring program for the changes
made to the project or conditions of project approval, adopted in order to mitigate
or avoid significant effects on the environment. The reporting or monitoring program
shall be designed to ensure compliance during project implementation. For those
changes which have been required or incorporated into the project at the request of
a responsible agency or a public agency having jurisdiction by law over natural
resources affected by the project, that agency shall, if so requested by the lead or

responsible agency, prepare and submit a proposed reporting or monitoring program.

(2) The lead agency shall specify the location and custodian of the documents or other
material which constitute the record of proceedings upon which its decision is based.

The State CEQA Guidelines Section 15097 provides clarification of mitigation monitoring and reporting
requirements and guidance to local lead agencies on implementing strategies. The reporting or monitoring
program must be designed to ensure compliance during project implementation. The City of Newport Beach
is the lead agency for the Newport Crossings Mixed Use project and is therefore responsible for implementing
the MMRP. The MMRP has been drafted to meet the requirements of Public Resources Code Section 21081.6

as a fully enforceable monitoring program.

The MMRP consists of the mitigation program and the measures to implement and monitor the mitigation
program. The MMRP defines the following for the mitigation measure outlined in Table 1, Mitigation Monitoring

Requirements:

®  Definition of Mitigation. The mitigation measure contains the criteria for mitigation, either in the form

of adherence to certain adopted regulations or identification of the steps to be taken in mitigation.
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Mitigation Monitoring and Reporting Program

m  Responsible Party or Designated Representative. Unless otherwise indicated, the project applicant is
the responsible party for implementing the mitigation, and the City of Newport Beach or a designated
representative is responsible for monitoring the performance and implementation of the mitigation
measures. To guarantee that the mitigation measure will not be inadvertently overlooked, a supervising
public official acting as the Designated Representative is the official who grants the permit or authorization
called for in the performance. Where more than one official is identified, permits or authorization from all
officials shall be required.

m  Time Frame. In each case, a time frame is provided for performance of the mitigation measure ot review
of evidence that mitigation has taken place. The performance points selected are designed to ensure that
impact-related components of project implementation do not proceed without establishing that the
mitigation is implemented or ensured. All activities are subject to the approval of all required permits from
local, state, and federal agencies with permitting authority over the specific activity.

The numbering system in Table 1 corresponds with the numbering system used in the DEIR. The last column
of the MMRP table will be used by the parties responsible for documenting when implementation of the
mitigation measure has been completed. The ongoing documentation and monitoring of mitigation compliance
will be completed by the City of Newport Beach. The completed MMRP and supplemental documents will be
kept on file at the City of Newport Beach Community Development Department Planning Division.

1.2 PROJECT LOCATION

The approximately 5.69-acre project site is in the northern end of the City of Newport Beach (City). The
project site is in the City’s “Airport Area” planning subatrea, which is bounded by Campus Drive to the north
and west, SR-73 to the south, and Jamboree Road to the east. Within the Airport Area are established planned
community development plans. The project site is in the Newport Place Planned Community. The site is
generally bounded by Corinthian Way to the northeast, Martingale Way to the east, Scott Drive to the northwest,
and Dove Street to the southwest. The site is approximately 0.2 mile east of John Wayne Airport.

The project site is pentagonal-shaped area comprising three legal lots; four Assessor Parcel Numbers (APNs):
427-172-02, -03, -05, and -06. Given the odd shape of the property, it does not have a definable width or depth.

1.3 PROJECT SUMMARY

The site is currently improved with the 58,277-squarefoot MacArthur Square shopping center, which was built
in 1974. The shopping center consists of eight single-story commercial/retail buildings, surface parking, and
various landscape (e.g, ornamental trees, shrubs) and hardscape improvements. MacArthur Square is
characterized as an aging, underutilized, and underperforming shopping center that supports a variety of retail
and commercial business, including restaurants and retail shops. Current tenants include several restaurants, a
dance studio, retail stores, and professional and medical offices.

Project development includes demolition of approximately 58,277 square feet of existing buildings, surface
parking for 462 vehicles, and hardscape improvements of MacArthur Square. Project development also requires
removal of a number of ornamental trees and other landscape improvements.

February 2019 Page 2

71



NEWPORT CROSSINGS MIXED USE MITIGATION MONITORING AND REPORTING PROGRAM
CITY OF NEWPORT BEACH

Mitigation Monitoring and Reporting Program

Upon clearing, the approximately 5.69-acre project site would be redeveloped with the proposed Newport
Crossings Mixed Use project (proposed project). The proposed project would consist of the development of
a multistory building that would house 350 apartment units, 2,000 square feet of “casual-dining” restaurant
space, and 5,500 square feet of retail space. The project also includes the development of a 0.5-acre public
park.

The established Newport Place Planned Community Development Standards (Residential Overlay) allow for a
maximum residential density of 50 dwelling units per net acre; a minimum of 30 percent of the units in
residential developments are required to be affordable to lower-income households. With a 30 percent
allocation for lower-income households, the proposed project is entitled to the maximum 35 petrcent density
bonus (91 additional units), increasing the total project density to 350 units.
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Table 1 Mitigation Monitoring Requirements

Mitigation Monitoring and Reporting Program

Mitigation Measure

Responsibility for
Implementation

Timing

Responsibility for
Monitoring

Monitor
(Signature Required)
(Date of Compliance)

5.1 AIR QUALITY

AQ-1 | The construction contractor shall implement the following measure
to reduce construction exhaust emissions during rough grading and
rough grading soil hauling activities:

= Hauling of soil generated from rough grading activities shall be
limited to @ maximum of 269 trucks per day (538 one-way haul
trips per day if 14-cubic-yard trucks are used) assuming a one-
way haul distance of 20 miles. If the one-way truck haul
distance for export of soil from rough grading activities is
greater than 20 miles, as identified by the contractor(s), hauling
shall be restricted to no more than 10,760 miles per day.

= Rough grading and rough grading soil hauling activities shall
not overlap with other construction activities (demolition, site
preparation, utilities, etc.)

These requirements shall be noted on all construction management
plans and verified by the City of Newport Beach prior to issuance of
any construction permits and during rough grading and rough
grading soil hauling activities.

Project Applicant;
Construction Contractor

During grading and
construction

City of Newport Beach
Community Development
Department — Planning
Division

AQ-2 | The construction contractor shall implement the following measure
to reduce construction exhaust emissions during demolition and
demolition debris material export activities:

= Hauling of building demolition debris shall be limited to a
maximum of 47 trucks per day (94 one-way haul trips per day if
18-cubic-yard trucks are used) assuming a one-way haul
distance of 30 miles. If the one-way truck haul distance for
export of building demolition debris is greater than 30 miles, as
identified by the contractor(s), hauling shall be restricted to no
more than 2,850 miles per day.

Project Applicant;
Construction Contractor

During grading and
construction

City of Newport Beach
Community Development
Department — Planning &

Building Division

February 2019
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NEWPORT CROSSINGS MIXED USE MITIGATION MONITORING AND REPORTING PROGRAM
CITY OF NEWPORT BEACH

Table 1

Mitigation Monitoring Requirements

Mitigation Monitoring and Reporting Program

Mitigation Measure

Responsibility for
Implementation

Timing

Responsibility for
Monitoring

Monitor
(Signature Required)
(Date of Compliance)

= All demolition and demolition debris (building asphalt) hauling
activities shall not overlap with other non-demolition
construction activities (rough grading, site preparation, utilities,
etc.).

These requirements shall be noted on all construction
management plans and verified by the City of Newport Beach
prior to issuance of any construction permits and during
demolition and demolition debris hauling activities.

AQ-3

Construction contractors shall, at minimum, use equipment that
meets the EPA’s Tier 4 emissions standards for off-road diesel-
powered construction equipment of 50 horsepower or greater for all
phases of construction activities, unless it can be demonstrated to
the City of Newport Beach Building Division with substantial
evidence that such equipment is not available. Any emissions
control device used by the contractor shall achieve emissions
reductions that are no less than what could be achieved by Tier 4
emissions standards for a similarly sized engine, as defined by the
California Air Resources Board's regulations.

Prior to construction , the project engineer shall ensure that all
construction (e.g., demolition and grading) plans clearly show the
requirement for EPA Tier 4 emissions standards for construction
equipment of 50 horsepower or greater for the specific activities
stated above. During construction, the construction contractor shall
maintain a list of all operating equipment in use on the construction
site for verification by the City of Newport Beach. The construction
equipment list shall state the makes, models, and numbers of
construction equipment onsite. Equipment shall be properly
serviced and maintained in accordance with the manufacturer's
recommendations. Construction contractors shall also ensure that
all nonessential idling of construction equipment is restricted to 5
minutes or less in compliance with Section 2449 of the California
Code of Regulations, Title 13, Article 4.8, Chapter 9.

Project Applicant,
Construction Contractor

Prior to construction

City of Newport Beach
Community Development
Department — Planning &

Building Division

February 2019
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NEWPORT CROSSINGS MIXED USE MITIGATION MONITORING AND REPORTING PROGRAM
CITY OF NEWPORT BEACH

Table 1

Mitigation Monitoring Requirements

Mitigation Monitoring and Reporting Program

Mitigation Measure

Responsibility for
Implementation

Timing

Responsibility for
Monitoring

Monitor
(Signature Required)
(Date of Compliance)

5.2 BIOLOGICAL RESOURCES

BIO-1

Prior to the commencement of any proposed actions (e.g., site
clearing, demolition, grading) during the breeding/nesting season
(September 1 through February 15), a qualified biologist contracted
by the project applicant shall conduct a preconstruction survey(s) to
identify any active nests in and adjacent to the proposed project site
no more than three days prior to initiation of the action. If the
biologist does not find any active nests that would be potentially
impacted, the proposed action may proceed. However, if the
biologist finds an active nest within or directly adjacent to the action
area (within 100 feet) and determines that the nest may be
impacted, the biologist shall delineate an appropriate buffer zone
around the nest using temporary plastic fencing or other suitable
materials, such as barricade tape and traffic cones. The buffer zone
shall be determined by the biologist in consultation with applicable
resource agencies and in consideration of species sensitivity and
existing nest site conditions, and in coordination with the
construction contractor. The qualified biologist shall serve as a
construction monitor during those periods when construction
activities occur near active nest areas to ensure that no inadvertent
impacts on these nests occur. Only specified construction activities
(if any) approved by the qualified biologist shall take place within
the buffer zone until the nest is vacated. At the discretion of the
qualified biologist, activities that may be prohibited within the buffer
zone include but not be limited to grading and tree clearing. Once
the nest is no longer active and upon final determination by the
biologist, the proposed action may proceed within the buffer zone.

The qualified biologist shall prepare a survey report/memorandum
summarizing his/her findings and recommendations of the
preconstruction survey. Any active nests observed during the
survey shall be mapped on a current aerial photograph, including
documentation of GPS coordinates, and included in the survey
report/memorandum. The completed survey report/memorandum
shall be submitted to the City of Newport Beach Community

Project Applicant;
Certified Biologist;
Construction Contractor

Prior to commencement
of any proposed actions
(e.g., site clearing,
demolition, grading)

City of Newport Beach
Community Development
Department — Planning
Division

February 2019
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NEWPORT CROSSINGS MIXED USE MITIGATION MONITORING AND REPORTING PROGRAM
CITY OF NEWPORT BEACH

Table

1 Mitigation Monitoring Requirements

Mitigation Monitoring and Reporting Program

Mitigation Measure

Responsibility for
Implementation

Timing

Responsibility for
Monitoring

Monitor
(Signature Required)
(Date of Compliance)

Development Department prior to construction-related activities that
have the potential to disturb any active nests during the nesting
season.

5.3 CU

LTURAL RESOURCES

CUL-1

Prior to the issuance of a grading permit by the City of Newport
Beach, the project applicant shall retain a qualified archaeologist to
periodically monitor ground-disturbing activities onsite and provide
documentation of such retention to the City of Newport Beach
Community Development Director. The archaeologist shall train
project construction workers on the types of archaeological
resources that could be found in site soils. The archaeologist shall
periodically monitor project ground-disturbing activities. During
construction activities, the project applicant shall allow
representatives of cultural organizations, including traditionally-
[culturally-affiliated Native American tribes (e.g., Gabrielefio Band
of Mission Indians-Kizh Nation, Juaneno Band of Mission Indians
Acjachemen Nation), to access the project site on a volunteer basis
to monitor grading and excavation activities. If archaeological
resources are encountered, all construction work within 50 feet of
the find shall cease, and the archaeologist shall assess the find for
importance and whether preservation in place without impacts is
feasible. Construction activities may continue in other areas. If, in
consultation with the City and affected Native American tribe (as
deemed necessary), the discovery is determined to not be
important, work will be permitted to continue in the area. Any
resource that is not Native American in origin and that cannot be
preserved in place shall be curated at a public, nonprofit institution
with a research interest in the materials, such as the South Central
Coastal Information Center at California State University, Fullerton.

Project Applicant;
Certified Archaeologist;
Construction Contractor

Prior to issuance of
grading permits

City of Newport Beach
Community Development
Department — Planning &

Building Division

February 2019
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NEWPORT CROSSINGS MIXED USE MITIGATION MONITORING AND REPORTING PROGRAM
CITY OF NEWPORT BEACH

Mitigation Monitoring and Reporting Program

Table 1 Mitigation Monitoring Requirements
Monitor
Responsibility for Responsibility for (Signature Required)
Mitigation Measure Implementation Timing Monitoring (Date of Compliance)
CUL-2 | Prior to the issuance of a grading permit by the City of Newport Project Applicant; Prior to issuance of City of Newport Beach

Beach, the project applicant shall retain a qualified paleontologist to
be available on-call during ground-disturbing activities onsite and
provide documentation of such retention to the City of Newport
Beach Community Development Director. If fossils are
encountered, all construction work within 50 feet of the find shall
cease, and the paleontologist shall assess the find for importance.
Construction activities may continue in other areas. If, in
consultation with the City, the discovery is determined to not be
important, work will be permitted to continue in the area. Any
resource shall be curated at a public, nonprofit institution with a
research interest in the materials, such as the Natural History
Museum of Los Angeles County or the Cooper Center (a
partnership between California State University, Fullerton and the
County of Orange)..

Certified Paleontologist;
Construction Contractor

grading permits

Community Development
Department - Planning
Division

5.4 HAZARDS AND HAZARDOUS MATERIALS

HAZ-1

Before the City of Newport Beach issues a grading permit for the
proposed project, the City of Newport Beach Chief Building Official
or his/her designee shall verify that a passive ventilation system
conforming to the following specifications has been included on
project building plans. The City of Newport Beach Community
Development Department shall verify that the ventilation system is
built to such specifications during project construction.

= Subslab Ventilation System: A subslab collection and
ventilation system shall be installed under the residential
building. The system shall consist of a series of PVC (polyvinyl
chloride) gas collection pipes embedded in a permeable gravel
layer. The collection pipes shall be networked together and
vented to the atmosphere. The purpose of the vent system will
be to prevent the buildup or accumulation of VOCs in the
underlying soil; the gases instead are passively diverted into the
venting system and safely discharged to the atmosphere away
from occupied areas and air intake vents.

Project Applicant;
Construction Contractor

Prior to issuance of
grading permits

City of Newport Beach
Community Development
Department — Building
Division

February 2019
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NEWPORT CROSSINGS MIXED USE MITIGATION MONITORING AND REPORTING PROGRAM
CITY OF NEWPORT BEACH

Mitigation Monitoring and Reporting Program

Table 1 Mitigation Monitoring Requirements
Monitor
Responsibility for Responsibility for (Signature Required)
Mitigation Measure Implementation Timing Monitoring (Date of Compliance)

= Membrane Barrier: A horizontal synthetic membrane or a
sprayed-on liner shall be placed over the granular collection
layer. The membrane provides a barrier to the intrusion of
subsurface gases.

= Utility Trench Dam and Conduit Seals: Gas barriers shall be
installed in the permeable backfill of utility trenches or the
hollow spaces of electrical or cable conduit piping to prevent
gases from migrating laterally into the soils beneath the
building. The conduit seals can consist of polyurethane foam
that is injected into the conduit piping at the point where the
conduit enters the structure to prevent the infiltration of
subsurface gases into interior space.

HAZ-2 | Prior to issuance of the first building permit, soil and soil vapor Project Applicant; Prior to issuance of the City of Newport Beach
samples shall be collected from beneath the former Enjay Cleaners | Construction Contractor first building permit Community Development
and soil samples shall be collected from beneath the proposed 0.5- Department — Building
acre public park site and tested for PCE and OCPs, respectively. Division

The results shall be submitted to the Orange County Health Care
Agency and City Building Official. In the event that soil
concentrations exceed site-specific cleanup goals, affected soils
shall be removed and properly treated/disposed of. Should soil
vapor concentrations exceed site-specific cleanup goals, short-term
soil vapor extraction and treatment shall be performed to reduce
soil vapor concentrations.

February 20719 Page 10



NEWPORT CROSSINGS MIXED USE MITIGATION MONITORING AND REPORTING PROGRAM
CITY OF NEWPORT BEACH

Table 1 Mitigation Monitoring Requirements

Mitigation Monitoring and Reporting Program

Mitigation Measure

Responsibility for
Implementation

Timing

Responsibility for
Monitoring

Monitor
(Signature Required)
(Date of Compliance)

5.5 PUBLIC SERVICES

PS-1 | The project applicant/developer shall comply with the following
measures related to fire protection and emergency services:

= Prior to the issuance of a building permit, the project
applicant/developer shall provide payment to the City of
Newport Beach equivalent to the cost for purchasing and
equipping a new rescue ambulance with patient transport and
advanced life support (ALS) capabilities to be located at Santa
Ana Heights Fire Station No. 7. Because the cost of the
ambulance exceeds the Project’s pro rata contribution to its
cumulative impact, the Project applicant shall be entitled to
reimbursement from the City on a pro rata share basis, as
determined by the City.

= The project applicant/developer shall participate, on a pro-rata
basis, in any City-approved funding program for up to an
additional six firefighter/paramedic personnel, as may be
needed to fund staff for the new paramedic unit. The funding
program may be a community facilities district or other funding
program. Prior to the issuance of a building permit, the project
applicant/developer shall execute a written agreement with the
City of Newport Beach to participate in such a funding program
if the City determines one is necessary and forms it prior to the
City's issuance of the Project’s first Certificate of Occupancy.

Project Applicant

Prior to issuance of
building permits

City of Newport Beach
Community Development
Department — Planning
Division

February 2019
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RESOLUTION NO. PC2019-005

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY
OF NEWPORT BEACH, CALIFORNIA, APPROVING SITE
DEVELOPMENT REVIEW NO. SD2017-004, LOT LINE
ADJUSTMENT NO. LA2018-004 AND AFFORDABLE HOUSING
IMPLEMENTATION PLAN NO. AH2018-001, AND ADOPTING
CALIFORNIA ENVIRONMENTAL QUALITY ACT FACTS AND
FINDINGS FOR THE NEWPORT CROSSINGS MIXED-USE
PROJECT LOCATED AT 1701 CORINTHIAN WAY; 4251, 4253
AND 4255 MARTINGALE WAY; 4200, 4220 AND 4250 SCOTT
DRIVE; AND 1660 DOVE STREET (PA2017-107)

THE PLANNING COMMISSION OF THE CITY OF NEWPORT BEACH HEREBY FINDS AS

FOLLOWS:

SECTION 1. STATEMENT OF FACTS.

1.

An application was filed by Starboard MacArthur Square, LP, 1701 Corinthian Way; 4251,
4253 and 4255 Martingale Way; 4200, 4220 and 4250 Scott Drive; and 1660 Dove Street
and legally described as Lots 1 of Tract 7770, and Parcels 1 and 2 of Book 53, Page 13 of
Parcel Maps requesting an approval for the development of a mixed-use residential project
(“Project”). The following approvals are requested or required in order to implement the
Project as proposed:

A.

Site Development Review: To ensure the site is developed in accordance with the
Newport Place Planned Community Development Plan and Zoning Code
development standards and regulations pursuant to Newport Beach Municipal
Code (“NBMC”) Section 20.52.080 (Site Development Reviews);

Lot Line Adjustment: A Iot line adjustment to reconfigure the three (3) underlying
parcels that comprise the site, pursuant to NBMC Chapter 19.76 (Lot Line
Adjustments). Specifically, the site would be reconfigured to create a 0.5-acre
parcel for public park purposes to be deeded to the City; a 5.08-acre parcel for
the proposed mixed-use development; and an 0.11-acre parcel (to be owned by
the Project applicant) for emergency access improvements needed to serve the
proposed mixed-use building. The 0.11-acre parcel would also include an
easement dedicated to the City for access and parking for the public park. With
dedication of the 0.5-acre public park, the net project site area would be 5.19
acres; and

Affordable Housing Implementation Plan: A program specifying how the Project
would meet the City’s affordable housing requirements, pursuant to the
Residential Overlay of the Newport Place Planned Community. Under the
Affordable Housing Implementation Plan (“AHIP”), seventy eight (78) units would
be set aside as affordable units to lower-income households. Providing the
affordable housing required by the Residential Overlay of the Newport Place
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Planning Commission Resolution No. 2019-005
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Planned Community qualifies the Project for a density bonus and
incentives/concessions pursuant to Chapter 20.32 (Density Bonus) of the NBMC
and Government Code Section 65915 (Density Bonus Law). The AHIP includes
a request for one development concession related to the bedroom mix of the
affordable units and a development waiver of the 55-foot building height limit to
allow a height of 77 feet 9 inches to accommodate the parapet, roof-top
mechanical equipment, elevator shafts, emergency staircase, rooftop terrace,
and a portion of the parking garage.

The subject property is located within General Commercial Site 6 and the Residential
Overlay of the Newport Place Planned Community (PC-11) Zoning District and the General
Plan Land Use Element category is Mixed-Use District Horizontal-2 (MU-H2).

The subject property is not located within the coastal zone; therefore, a coastal
development permit is not required.

A study session was held on December 6, 2018, in the Council Chambers located at
100 Civic Center Drive, Newport Beach, California, to introduce the project to the City
of Newport Beach Planning Commission (“Planning Commission”). No action was taken
at the study session. Although not required, the City mailed a courtesy public notice of
this study session to property owners within a three hundred (300)-foot radius of the
property.

On Tuesday, February 5, 2019, a meeting was held with the Parks, Beaches, and
Recreation Commission in the City Council Chambers, at 100 Civic Center Drive,
Newport Beach, California 92660. A notice of time, place and purpose of the hearing
was given in accordance with the NBMC. The Project park design and staff report were
presented to the Parks, Beaches, and Recreation Commission for their comment and
recommendations. Public comments regarding the park design were also taken. The
agenda for the meeting was posted at City Hall and on the City’s website.

A public hearing was held on February 21, 2019, in the Council Chambers at 100 Civic
Center Drive, Newport Beach, California. A notice of time, place and purpose of the
hearing was given in accordance with the NBMC. Evidence, both written and oral, was
presented to, and considered by, the Planning Commission at this hearing.

SECTION 2. CALIFORNIA ENVIRONMENTAL QUALITY ACT DETERMINATION.

1.

08-10-18

The Newport Crossings Mixed-Use Project Final Environmental Impact Report (“EIR”)
(SCH No. 2017101067) was prepared for the Project in compliance with CEQA, the
State CEQA Guidelines, and City Council Policy K-3 (Implementation Procedures for
the California Environmental Quality Act).

The Planning Commission, having final approval authority over the Project, adopted and
certified as complete and adequate the Newport Crossings Mixed-Use Project Final
Environmental Impact Report (SCH No. 2017101067), Findings and Facts in Support of

Lo
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Findings, and the “Mitigation Monitoring and Reporting Program” contained within
Resolution No. 2019-004, on February 21, 2019. Resolution No. 2019-004 is hereby
incorporated by this reference

3. The Planning Commission finds that judicial challenges to the City's CEQA
determinations and approvals of land use projects are costly and time consuming. In
addition, project opponents often seek an award of attorneys' fees in such challenges.
As project applicants are the primary beneficiaries of such approvals, it is appropriate
that such applicants should bear the expense of defending against any such judicial
challenge, and bear the responsibility for any costs, attorneys' fees, and damages which
may be awarded to a successful challenger.

SECTION 3. REQUIRED FINDINGS.
Major Site Development Review

In accordance with NBMC Subsection 20.52.080(F) (Findings and Decision), the following
findings and facts in support of such findings are set forth:

Finding:
A. The proposed development is allowed within the subject zoning district.

Fact in Support of Finding:

1. The subject property is currently zoned Planned Community and subject to the Newport
Place Planned Community (PC-11) regulations. The site is designated General
Commercial Site 6, which allows retail commercial, office, and professional and
business uses. The site is also within a Residential Overlay where multiple-family
residential development is also permitted pursuant to Part Ill (Residential Overlay)
Section of PC-11.

2. Multi-unit residential development projects meeting the development requirements of
the Residential Overlay are permitted by right, subject to approval of a site development
review.

3. The Residential Overlay requires that a minimum of thirty percent (30%) of the units

within the residential development be affordable to lower-income households for a
minimum thirty (30)-year term and further limits densities to a minimum thirty (30)
dwelling units per acre and a maximum of fifty (50) dwelling units per acre. After
dedication of the 0.5-acre public park, the net acreage of the site is 5.19 acres, resulting
in @ maximum density of 259 units. Of the 259 units allowed, 78 units (30 percent) are
proposed to be reserved for low-income households. As encouraged by the Residential
Overlay and pursuant to NBMC Chapter 20.32 (Density Bonus) and Government Code
Section 65915 (Density Bonus Law), with a thirty percent (30%) allocation for low-
income households, the proposed project is entitled to a thirty five percent (35%) density
bonus (ninety one (91) additional units), increasing the total project density to 350 units.

08-10-18
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The Residential Overlay limits residential dwellings as replacement of nonresidential
uses. As determined by the City Traffic Engineer, the number of peak hour trips
generated by the redevelopment of the project site may not exceed the number of trips
attributable to the existing permitted non-residential uses. The proposed 259 base
dwelling units (exclusive of the density bonus units) is consistent with this limitation. The
existing site is currently developed with 58,277 square feet of commercial floor area.
With 7,500 square feet of commercial floor area to remain within the project, the
remaining net floor area available for conversion is 50,727 square feet. When applying
the City's adopted use conversion factors to maintain traffic trip neutrality to the existing
net floor area, a total of 272 residential units would be allowed as replacement units.

The Residential Overlay limits development to the 2,200 maximum dwelling unit
development allocation for the Airport Area established by General Plan Land Use
Policy 6.15.5. Of the 2,200 residential units allowed, 1,650 units may be developed as
replacement of existing office, retail, and/or industrial uses. The remaining 550 units are
classified as additive units meaning they are not required to replace other units and they
may be constructed as “in-fill” units to existing commercial or office development within
the Conceptual Development Plan Area (“CDPA”) of the Airport Area. Any eligible
density bonus allowed by Government Code Sections 65915 (Density Bonus Law) and
NBMC Chapter 20.32 (Density Bonus) are not included in the 2,200-unit allowance. The
only other approved project within the Airport Area at this time is the Uptown Newport
project, which was approved for 632 replacement units, 290 additive units, and with a
density bonus of 322 units for a total of 1,244 residential units. Taking into account the
dwelling unit sum of the Uptown Newport project and the proposed Newport Crossings
project, the remaining development allocation within the Airport Area would be 1,019
dwelling units (exclusive of density bonus units).

The subject property, after dedication of the 0.5-acre public park, is approximately 5.19
acres in size. Pursuant to Section | of the Residential Overlay of the Newport Place
Planned Community, the Project is exempt from the minimum 10-acre site development
required by General Plan Land Use Element Policy LU6.15.6 (Sizes of Residential
Villages) in exchange for the support of the City’s need for low-income households.

Finding:

B.

08-10-18

The proposed development is in compliance with all of the following applicable criteria:

i. Compliance with this section, the General Plan, this Zoning Code, any applicable
specific plan, and other applicable criteria and policies related to the use or
structure;

ii. The efficient arrangement of structures on the site and the harmonious relationship
of the structures to one another and to other adjacent developments; and whether
the relationship is based on standards of good design;
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iii. The compatibility in terms of bulk, scale, and aesthetic treatment of structures on
the site and adjacent developments and public areas;

iv. The adequacy, efficiency, and safety of pedestrian and vehicular access, including
drive aisles, driveways, and parking and loading spaces;

v. The adequacy and efficiency of landscaping and open space areas and the use of
water efficient plant and irrigation materials; and

vi. The protection of significant views from public right(s)-of-way and compliance with
NBMC Section 20.30.100 (Public View Protection).

Facts in Support of Finding:

1.

08-10-18

The subject property has a General Plan Land Use Element designation of Mixed-Use
Horizontal 2 (MU-H2). This category provides for a horizontal intermixing of uses that
may include regional commercial office, multifamily residential, vertical mixed-use
buildings, industrial, hotel rooms, and ancillary neighborhood commercial uses. The MU-
H2 land use category covers a significant portion of properties in the Airport Area within
both the Newport Place and Koll Center Newport Planned Communities outside higher
noise levels from John Wayne Airport. The Project is consistent with this designation by
redeveloping an aging and under-utilized commercial center with a new mixed-use
development.

As stated in Fact 3 in response to Finding A, the project's density of 259 base dwelling
units (exclusive of the ninety one (91) density bonus units) is consistent with the
maximum development limit of fifty (50) dwelling per unit pursuant to General Plan Policy
LU 6.15.7. Consistent with this policy, the Project consists of a mix of studio, one-, and
two-bedroom rental units (including seventy eight (78) affordable units), accommodating
a variety of household types and incomes. The affordable units will have the same size
and amenities as the market-rate units. The ninety one (91) density bonus units allowed
by Government Code Sections 65915 (Density Bonus Law) and NBMC Chapter 20.32
(Density Bonus) are not restricted by the fifty (50) unit per net acre standard.

As stated in Facts 4 and 5 in response to Finding A, the Project is consistent with the
2,200 dwelling unit maximum development allocation established for the Airport Area
pursuant to General Plan Policy LU 6.15.5. In addition, the Project's proposed 250 base
dwelling units (replacement units) and 7,500 square feet of commercial floor area remain
below the number of peak hour trips generated by the existing permitted 58,277-square-
foot commercial center that currently exists on the site. The ninety one (91) density
bonus units allowed by Government Code Sections 65915 (Density Bonus Law) and
NBMC Chapter 20.32 (Density Bonus) are not included in the 2,200-unit allowance.

Consistent with General Plan Housing Element Program HP 3.2.2 and the minimum site
area exemption adopted within the Residential Overlay of the Newport Place Planned
Community Development Plan, the Project qualifies for an exemption to the 10-acre
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08-10-18

minimum site development requirement of General Plan Policy LU6.15.6 (Sizes of
Residential Villages) and the regulatory plan requirements of LU6.15.10 (Regulatory
Plan), in exchange for the support of the City’s need for lower-income households. The
subject property, after dedication of the 0.5-acre public park, is approximately 5.19 acres
in size.

Consistent with the park dedication requirements of General Plan Polices LU 6.15.13
(Neighborhood Parks Standards) and LU 6.15.14 (Neighborhood Parks Location), the
Project includes the dedication of a 0.5-acre public park located at the southern edge of
the project site between Dove Street and Martingale Way. The park would be easily
accessible through pedestrian connections and sited in a location consistent with a
conceptual park location per General Plan Figure LU23 (Airport Area Residential
Villages lllustrative Concept Diagram). The park would serve the Project's future
residents, employees, and patrons, and the existing offices and businesses in the
surrounding vicinity as a recreation and activity area. Park amenities include a play lawn
and playground equipment, shade structures, benches, fitness terrace, central dining
terrace, and bocce ball court. A proposed dog park and pickle ball court would also serve
regional needs of City residents. The park includes noninvasive and low-water use
plants and trees. A tree and shrub hedge would be provided along the southern
boundary providing a physical and visual boarder between the park and adjacent office
parking lot to the south. A small off-street parking lot for park users is proposed adjacent
to the eastern end of the park, and additional on-street parking opportunities exist along
Martingale Way.

Although the Project is smaller than the 8-acre applicability requirement of General Plan
Policy LU 6.15.16 (On-Site Recreation and Open Space Standards), the Project
provides extensive on-site recreational amenities, including separate pool,
entertainment, and lounge courtyards with eating, seating, and barbeque space; a
rooftop terrace; a fifth-level view deck; a club room for entertainment and gatherings;
and a fitness facility. In addition, a public plaza is located in front of the retail shops
facing the main corner of the Project at Corinthian Way and Martingale Way that will
provide informal areas that residents can take advantage of. The provided amenities
total 22,696 square feet, exceeding the 15,400 square-foot (44 square feet x 350 units)
on-site recreational amenities requirement.

The Project introduces 350 new residential units to an existing major employment center
(the Airport Area and Irvine Business Complex), providing new opportunities for those
working in the area to live near work. The Project also includes park space, retail, and
restaurant uses that will help meet the needs of its residents and surrounding employees
in the area.

Consistent with General Plan Policy LU5.3.1 (Mixed-Use Buildings), the Project has
been designed to exhibit a high quality design and complements the surrounding urban
context. The retail and restaurant components are located on the ground level and
oriented toward the streets to minimize potential conflicts with the residential uses.
Additionally, these retail and restaurant uses are well integrated into the overall building
design through the use of common design elements. The fagade is articulated through
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the use of windows, color, and changes in planes and massing. The Project provides
separate entrances for residential and non-residential uses, with commercial entrances
articulated by a white frame and storefront windows. The parking facility is completely
integrated into the design and hidden from public view by the wrapping of residential
units around the exterior of the parking structure. Extensive landscaping has been
incorporated along the street frontages, in interior courtyards, on the roof terrace, within
the retail plaza, and within the public park.

Consistent with General Plan Policy LU6.15.22 (Building Massing), the 4- and 5-story
residential building facades along all streets are designated and articulated to
breakdown it's massing vertically and horizontally. Layered horizontal fagade base
treatment is used to break up the height of the building. Two-story white framed
elements are also used consistently throughout the elevations to visually reduce its
height and to create a pedestrian-scale presence on the street frontages. The articulated
masses also create and define a new activated street presence on Corinthian Way. A
modern tower feature and rooftop terrace create ambience, an architectural focal point,
and visual interest. In addition to layering the fagades, varying window patterns, and
planar geometric breaks, horizontal roof elements help define the building’s modern
character. Corner window treatments are also utilized at strategic locations to vary the
character and massing of residential balconies. Metal sunshade devices are also used
to create an interesting shadow play on the facade. These varying design elements help
break up the building massing avoiding large unarticulated and monotonous building
elevations.

10.The proposed Project is designed with an architectural style and scale that are

11.

compatible and complementary to the overall Newport Place Planned Community. The
building's architectural design is defined as "California Coast Modern," which is
monochromic with colored accents. The integral accents comprise of metal and acrylic
panes, wood plank tiles, and stone veneer. Metal clad horizontal roof elements are used
at the top floor to define and vary the building mass and character. Glass railings, metal
trellises, metal sunshades, and horizontal metal slats are also be used to create the
modern architectural aesthetic prevalent in the area.

Ground-level units include large patios with access to the street sidewalks, promoting
walkability and pedestrian activity. Upper-level units include ample and usable outdoor
decks with storage. Each unit exceeds the minimum private open space requirement (5
percent of gross unit area) and the Project as a whole provides 63,445 square feet of
common open space exceeding the minimum common open space requirement of
26,250 square feet (75 square feet per unit).

12.Overall, the building will be below the base height limit of 55 feet, with the exception of
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architectural elements of up to 77 feet 9 inches. These architectural elements include
the parapet, rooftop mechanical equipment, elevator shafts, emergency staircase,
rooftop terrace, and a portion of the parking garage. The proposed development is the
first residential project in the Newport Place Planned Community where the predominant
permitted land uses are office and light industrial developments with limited retail
allowed in certain sub-areas of the planned community. These surrounding
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developments are ranging from single-story to four-story in height with the exception of
the 10-story Radisson Hotel located nearby. The Project’s building mass is comparable
and compatible to the existing surrounding developments.

13.Besides the height exception and unit-mix incentive requested through the allowed

density bonus, the proposed project complies with the development standards of the
Residential Overlay and applicable standards of the Zoning Code.

14.Project landscaping consists of ornamental trees, shrubs, and groundcover along the

site perimeter and in public gathering areas. The existing Italian Stone pines and Canary
Island pines along Martingale Way would be preserved. The plant palate would include
noninvasive, low-water use plants. Although approximately seventy six (76) trees would
be removed, the proposed Project would provide a greater number of trees than
currently exists (approximately 174 new trees, including the public park and plaza). All
landscaped areas, including the public park and retail plaza, would be maintained by the
property management company. Project landscaping will be required to meet NBMC
Chapter 14.17 (Water-Efficient Landscape) requirements with respect to water
efficiency.

15.Vehicular access to the mixed-use building would be provided via full-access driveways

off Scott Drive and Martingale Way. The parking garage would be restricted to apartment
residents, guests, and employees; and to employees and patrons of the commercial
uses. The design of the parking structure allows for residents to park on the level of their
respective unit for ease of access. The public park would have a separate full-access
driveway located at the southern end of Martingale Way. Pedestrian access would be
provided along the perimeter streets, with pedestrian corridors and walkways leading
into the retail, residential, and through the public park areas. Site access, including the
drive aisles, driveways, parking and loading spaces, have all been reviewed by the City
Traffic Engineer for adequacy, efficiency, and safety.

16. A six-level, five-story parking structure would be located within the center of the building,
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and screened from public view by the surrounding residential units. The structure would
provide a total of 740 parking spaces, complying with required parking ratios as follows:

a. Retail: 25 spaces provided, 22 space required for the 5,500 square feet (1 space
per 250 square feet);

b. Restaurant: 49 spaces for an assumed 1,000 square feet of interior net public
area and 950 square feet of exterior net public area exceeding the 25 percent
allowance (1 space per 40 square feet of net public area);

c. Apartment Leasing: 5 spaces (none required by Zoning Code);
d. Residential: 661 spaces, exceeding the 474 minimum spaces required for density

bonus projects pursuant to NBMC Section 20.32.040 (Parking Requirements in
Density Bonus Projects) and Government Code Section 65915(p) (Density Bonus
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Law) (1 space per O to one bedrooms units, and 2 spaces per two- and three-
bedroom units).

17.The Project would comply with the minimum 30-foot setback required from streets and

10 feet from interior property lines (including the new public park property line) required
by the Newport Place Planned Community.

18.The Project site does not have the potential to obstruct public views from public view

points and corridors, as identified on General Plan Figure NR 3 (Coastal Views), to the
Pacific Ocean, Newport Bay and Harbor, offshore islands, the Old Channel of the Santa
Ana River (the Oxbow Loop), Newport Pier, Balboa Pier, designated landmark and
historic structures, parks, coastal and inland bluffs, canyons, mountains, wetlands, and
permanent passive open space. The Project is not located near any public viewpoints
and there are no designated public views through or across the site.

Finding:

C.

The proposed development is not detrimental to the harmonious and orderly growth of
the City, nor will it endanger, jeopardize, or otherwise constitute a hazard to the public
convenience, health, interest, safety, or general welfare of person residing or working in
the neighborhood of the proposed development.

Facts in Support of Finding:

1.

08-10-18

The Project has been designed to ensure that potential conflicts with surrounding land
uses are minimized to the extent possible to maintain a healthy environment for both
businesses and residents by providing an architecturally pleasing project with
articulation and building modulations to enhance the urban environment.

The proposed building has been designed to accommodate and provide safe access for
emergency vehicles, delivery trucks, and refuse collections vehicles, as determined by
the City Traffic Engineer. Refuse collection is accommodated via two on-site staging
areas with adequate turnaround space to ensure safe maneuvering by refuse vehicles.
Emergency vehicles will have access via the surrounding streets and through two
additional emergency vehicle access easements provided to the City.

The Property is located approximately 0.5-miles east of the southernmost John Wayne
Airport runway and is within the notification area of the Airport Environs Land Use Plan
(“AELUP”) for John Wayne Airport. However, the Project is below the maximum
transitional imagery surface heights, and thus the project is within the building height
limits of the AELUP. The Property falls inside the Noise Impact Zone “2” — Moderate
Noise Impact (60 decibel [dB] Community Noise Equivalent Level [CNEL] or greater,
less than 65 dB CNEL) and also Safety Zone 6 (Traffic Pattern Zone), where the
likelihood of an accident is low. Consistent with the Residential Overlay, the Project has
been conditioned to provide notice to all future residents of potential annoyances or
inconveniences associated with residing in proximity to airport operations. Also, a notice
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is required to be provided in the public park and designated outdoor common and
recreational areas advising of aircraft noise.

The Project does not involve the use or manufacture of any hazardous substances that
could impact nearby development. Dry cleaning uses have existed on-site, and a dry
cleaning use exists currently. A 2017 soil vapor test has identified perchloroethylene
(PCE) concentrations above California Human Health Screening Level for residential
use. However, with the implementation of Mitigation Measure MM HAZ-1 of the Newport
Crossing Mixed-Use Project EIR, which includes the installation of a subslab ventilation
system, membrane barrier, and utility trench damns and conduit seals, potential
hazardous impacts are reduced to a less than significant impact, ensuring a safe living
environment for future residents.

The Project would include enhanced pedestrian walkways that provide access between
the various uses and areas within the project site and to the surrounding public
sidewalks and uses.

The new construction complies with all Building, Public Works, Fire Codes, City
ordinances, and all conditions of approval.

Lot Line Adjustment

In accordance with Section 19.76.020 (Procedures for Lot Line Adjustments) of the Newport
Beach Municipal Code (“NBMC”), the following findings and facts in support of such findings
are set forth:

Finding:

A.

Approval of the lot line adjustment will not, under the circumstances of the particular
case, be detrimental to the health, safety, peace, comfort, and general welfare of
persons residing or working in the neighborhood of such proposed use or be detrimental
or injurious to property and improvements in the neighborhood or the general welfare of
the City, and further that the proposed lot line adjustment is consistent with the legislative
intent of the title.

Facts in Support of Finding:

1.

2.

3.
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The General Plan Land Use Designation of Mixed Use Horizontal (MU-H2) will be
maintained for the three proposed parcels.

The lot line adjustment is consistent with the purpose identified in Section 19.76 (Lot
Line Adjustment) of the NBMC. The lot line adjustment constitutes a minor boundary
adjustment involving three (3) adjacent lots. The original number of lots will remain
unchanged after the adjustment.

The lot line adjustment does not negatively impact surrounding land owners, and will not
in itself be detrimental to the health, safety, peace, comfort, and general welfare of
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persons residing or working in the neighborhood, as the adjustment affects interior
property lines between three (3) adjacent parcels.

Finding:

B. The number of parcels resulting from the lot line adjustment remains the same as before
the adjustment.

Facts in Support of Finding:

1. The proposed lot line adjustment will adjust the property line between three (3)
contiguous parcels. The number of parcels remains the same as before the lot line
adjustment.

Finding:

C. The Iot line adjustment is consistent with applicable zoning regulations except that
nothing herein shall prohibit the approval of a lot line adjustment as long as none of the
resultant parcels is more nonconforming as to lot width, depth and area than the parcels
that existed prior to the lot line adjustment.

Facts in Support of Finding:

1. The proposed parcels would remain within the Newport Place Planned Community
Zoning District and subject to applicable development standards.

2. The lot line adjustment allows the reconfiguration of the underlying parcels to create a
0.5-acre parcel to be deeded to the City for public park use consistent with General Plan
requirements, a 0.11-acre parcel for public parking for park use and emergency vehicle
access for the mixed-use development, and 5.08-acre parcel for the mixed-use
development. There is no minimum site area for development meeting the development
requirements of the Residential Overlay of the Newport Place Planned Community.

Finding:

D. Neither the lots as adjusted nor adjoining parcels will be deprived legal access as a
result of the lot line adjustment.

Facts in Support of Finding:

1. Parcel 1 (mixed-use building) would maintain street frontage on Martingale Way,
Corinthian Way, Scott Drive, and Dove Street. The Project would provide vehicular
access from Scott Drive and Martingale Way.

2. Parcel 2 (emergency access and public parking) would maintain street frontage on
Martingale Way. The park parking lot would provide vehicular access from Martingale
Way.

08-10-18
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3. Parcel 3 (public park) would maintain street frontage adjacent to Martingale Way and
Dove Street. The park would provide pedestrian access to both streets.

Finding:

E. That the final configuration of the parcels involved will not result in the loss of direct
vehicular access from an adjacent alley for any of the parcels that are included in the lot
line adjustment.

Facts in Support of Finding:

4. There are no public alleys adjacent to the proposed parcels; therefore, this finding does
not apply.

Finding:

F. That the final configuration of a reoriented lot does not result in any reduction of the
street side setbacks as currently exist adjacent to a front yard of any adjacent key,
unless such reduction is accomplished through a zone change to establish appropriate
street site setbacks for the reoriented lot. The Planning Commission and City Council in
approving the zone change application shall determine that the street side setbacks are
appropriate, and are consistent and compatible with the surrounding pattern of
development and existing adjacent setbacks.

Facts in Support of Finding:

1. The final configuration of the proposed parcels does not result in a requirement for
revised setbacks since the Newport Place Planned Community development standards
utilizes street side setbacks that shall continue to apply to the adjusted parcels.

Affordable Housing Implementation Plan

The proposed Affordable Housing Implementation Plan (“AHIP”) is consistent with the intent to
implement affordable housing goals within the City pursuant to Government Code Section
65915-65918 (State Density Bonus Law), Newport Place Planned Community Part Il —
Residential Overlay and Title 20, Chapter 20.32 (Density Bonus Code) of the Newport Beach
Municipal Code (“NBMC”) for the following reasons:

1. Consistent with the affordable housing requirements pursuant to the Residential Overlay
of the Newport Place Planned Community, thirty percent (30%) of the Project’s
apartment units (seventy eight (78) units) would be set aside as affordable units to low-
income households. Low-income households, are defined as households earning eighty
percent (80%) or less of the area median income, adjusted for family size. Of the seventy
eight (78) affordable units provided, fifty two (52) units would be set aside for households
earning sixty percent (60%) or less of the area median income for a minimum term of
fifty five (55) years. The remaining twenty six (26) affordable units would be set aside
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for households earning eighty percent (80%) or less of the area median income for a
minimum term of thirty (30) years.

. The State Density Bonus Law and the City’s Density Bonus Code provide for an increase

in the number of units of up to thirty five percent (35%) above the maximum number of
units allowed by the General Plan, for projects that include a minimum of twenty percent
(20%) (fifty two (52) units, in the case of the proposed project) of the base units
affordable to low-income households earning 60 percent or less of area median income.
At the maximum density bonus of 35 percent, the Project is eligible for ninety one (91)
additional units above the 259 base units allowed by the General Plan for a total of 350
units.

In addition to the ninety one (91) density bonus units and pursuant to Government Code
Section 65915(d)(1), the Project is eligible to receive up to two (2) incentives or
concessions that would result in identifiable, financially sufficient, and actual cost
reductions. Government Code Section 65915(e)(1) also entitles developers to waivers
or modifications of development standards that, if applied, would physically preclude
development of housing with the provided density bonus. The proposed project includes
a request for one development concession for the unit mix and one waiver for the height.

Incentive Request: Pursuant to Section V.F.1 of the Residential Overlay, affordable units
shall reflect the range of the number of bedrooms provided in the residential
development project as a whole. In this case, the Project would provide a unit mix that
includes a greater percentage of studio and one-bedroom units. Granting this incentive
will result in identifiable, financially sufficient, and actual project cost reductions by
reducing the long-term rental subsidy costs associated with the two-bedroom units and
affording additional rental income for the project to ensure financial feasibility.

Development Standard Waiver Request: Pursuant to Section V.A of the Residential
Overlay, building heights are limited to a base height of fifty five (55) feet, but may be
increased through a site development review. Government Code Section 65915(e)(1)
provides that a city may not apply a development standard that will have the effect of
physically precluding the construction of the density bonus units at the density permitted
under the density bonus law. In the case of the proposed project, a waiver of the fifty
five (55)-foot height limit development standard to allow a height of 77 feet 9 inches is
requested to accommodate the parapet, rooftop mechanical equipment, elevator shafts,
emergency staircase, the rooftop amenity deck, and a portion of the parking structure.
Without the height allowance for the stairs, elevators, mechanical equipment, and
parapet, sixty three (63) of the ninety one (91) density bonus units would need to be
eliminated. Furthermore, limiting heights to fifty five (55) feet would also result in the
elimination of the rooftop amenity deck and upper level of parking structure, which are
necessary to meet expectations of prospective tenants and to achieve market-rate rents
to make the overall project financially viable, and provide the level of on-site amenities
encouraged by the Residential Overlay, and reduce the impact of parking availability on
neighboring streets.
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SECTION 4. DECISION.

NOW, THEREFORE, BE IT RESOLVED:

1.

The Planning Commission of the City of Newport Beach hereby approves Site
Development Review No SD2017-004, Lot Line Adjustment No. LA2018-004, and
Affordable Housing Implementation Plan No. AH 2018-001, subject to the conditions set
forth in Exhibit A, which is attached hereto and incorporated by reference.

This action shall become final and effective fourteen (14) days following the date this
Resolution was adopted unless within such time an appeal is filed with the City Clerk in
accordance with the provisions of Title 20 Planning and Zoning, of the Newport Beach
Municipal Code.

If any section, subsection, sentence, clause or phrase of this resolution is, for any
reason, held to be invalid or unconstitutional, such decision shall not affect the validity
or constitutionality of the remaining portions of this resolution. The Planning
Commission hereby declares that it would have passed this resolution, and each
section, subsection, sentence, clause or phrase hereof, irrespective of the fact that any
one or more sections, subsections, sentences, clauses or phrases be declared invalid
or unconstitutional.

PASSED, APPROVED, AND ADOPTED THIS 21ST DAY OF FEBRUARY, 2019.

AYES:

NOES:

ABSTAIN:

ABSENT:

BY:

BY:

Peter Zak, Chairman

Lee Lowrey, Secretary

Exhibit A: Conditions of Approval
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EXHIBIT “A”

CONDITIONS OF APPROVAL
(Project-specific conditions are in italics)

PLANNING

1.

08-10-18

The development shall be in substantial conformance with the approved site plan, floor
plans, building elevations, and landscaping plans stamped and dated with the date of this
approval. (Except as modified by applicable conditions of approval.)

The Project is subject to compliance with all applicable submittals approved by the City
of Newport Beach (“City”) and all applicable City ordinances, policies, and standards,
unless specifically waived or modified by the conditions of approval.

Site Development Review No. SD2017-004, Lot Line Adjustment No. LA2018-004 and
Affordable Housing Implementation Plan No. AH2018-001 shall expire unless exercised
within twenty four (24) months from the date of approval as specified in Section 20.54.060
of the Newport Beach Municipal Code (“NBMC”), unless an extension is otherwise granted.

The applicant shall comply with all applicable provisions of NBMC Chapter 15.38, Fair
Share Traffic Contribution Ordinance, and Chapter 15.42, Major Thoroughfare and
Bridge Fee Program. Prior to the issuance of a building permit, Fair Share and
Transportation Corridor Agency fees shall be paid.

The proposed development shall consist of the following:

a. A maximum of 350 apartment units; and

b. A maximum of 7,500 square feet of non-residential floor area.
The allocation of 740 on-site parking spaces shall be as follows:

a. 661 on-site parking spaces for residents and guest parking;

b. 5 on-site parking spaces for apartment leasing; and

c. 74 spaces on-site for non-residential uses. Parking requirements for the non-
residential use shall be calculated in accordance NBMC Chapter 20.40 (Off-Street
Parking).

A minimum of 78 apartment units shall be made affordable to low-income households
consistent with the approved Newport Crossings Affordable Housing Implementation
Plan (AH2018-001) dated August 28, 2018.

Prior to the issuance of a building permit, an affordable housing agreement shall be
executed in a recordable form as required by the City Attorney’s Office.
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9. On-site private recreational amenities as illustrated on the approved plans shall be
provided and maintained for the duration of the project.

10.  Commercial uses shall be permitted, or conditionally permitted, within the project
consistent with the provisions of the Newport Place Planned Community Development
Plan.

11.  Prior to the issuance of a building permit, Lot Line Adjustment No. LA2018-004 shall be
recorded.

12.  Prior to the issuance of a building permit, the developer shall enter into an agreement with
the City for park improvements, use, and on-going maintenance, subject to the review and
approval of the Community Development Department, Recreation and Senior Services
Department, and City Attorney’s Office.

13.  Signage shall be installed and maintained within the park clearly indicating the park is
for general public uses, any parking restrictions (park users only), and the availability of
public restrooms. The design and location of the park signage shall be reviewed and
approved by the City Recreation and Senior Services Department and Community
Development Department prior to fabrication and installation.

14.  Public access to restrooms for park users shall be provided within the project between
8:00 a.m. and 9:00 p.m., daily. The agreement required per Condition No. 12 shall
identify the location of the restrooms and guarantee public access.

15.  Prior to the issuance of a cetrtificate of use and occupancy for the last residential building,
the improvements to the 0.5-acre public park shall be completed by the applicant and the
park parcel (Parcel 3 of Lot Line Adjustment No. LA2018-004) shall be deeded to the City.

16.  The applicant shall comply with all project design features and mitigation measures
contained within the approved Mitigation Monitoring and Reporting Program of the
Newport Crossings Mixed-Use Project Environmental Impact Report No. ER2017-001
(SCH2017101067).

17.  Prior to the issuance of building permits, the applicant shall pay applicable school fees.

18.  Prior to the issuance of building permits, the applicant shall pay applicable property
development tax as required pursuant to NBMC Chapter 3.12 (Property Development
Tax).

19. A copy of the Resolution, including conditions of approval Exhibit “A” shall be
incorporated into the Building Division and field sets of plans prior to issuance of the
building permits.

20.  Prior to the issuance of building permits, the applicant shall submit to the Planning
Division an additional copy of the approved architectural plans for inclusion in the Site
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21.

22.

23.

24.

25.

26.

27.
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Development Review. The plans shall be identical to those approved by all City
departments for building permit issuance. The approved copy shall include architectural
sheets only and shall be reduced in size to 11 inches by 17 inches. The plans shall
accurately depict the elements approved by this Site Development Review and shall
highlight the approved elements such that they are readily discernible from other
elements of the plans.

Prior to the issuance of building permits, the applicant shall submit a landscape and
irrigation plan prepared by a licensed landscape architect. These plans shall incorporate
drought-tolerant plantings and water-efficient irrigation practices, and the plans shall be
approved by the Planning Division.

All landscape materials and irrigation systems shall be maintained in accordance with
the approved landscape plan. All landscaped areas shall be maintained in a healthy and
growing condition and shall receive regular pruning, fertilizing, mowing and trimming. All
landscaped areas shall be kept free of weeds and debris. All irrigation systems shall be
kept operable, including adjustments, replacements, repairs, and cleaning as part of
regular maintenance.

The site shall not be excessively illuminated based on the luminance recommendations
of the llluminating Engineering Society of North America, or, if in the opinion of the
Director of the Community Development Department, the illumination creates an
unacceptable negative impact on surrounding land uses or environmental resources.
The Director may order the dimming of light sources or other remediation upon finding
that the site is excessively illuminated.

Prior to the issuance of building permits, the applicant shall prepare a photometric study
in conjunction with a final lighting plan for approval by the Planning Division. The survey
shall show that lighting values are “1” or less at all property lines.

Prior to the issuance of the certificate of occupancy or final of building permits, the
applicant shall schedule an evening inspection by the Code Enforcement Division to
confirm control of all lighting sources.

Prior to the issuance of building permits, the applicant shall pay any unpaid
administrative costs and unpaid costs incurred by City-retained consultants associated
with the processing of this application to the Planning Division.

All noise generated by the proposed use shall comply with the provisions of NBMC
Chapter 10.26 (Community Noise Control) and other applicable noise control
requirements. The maximum noise shall be limited to no more than depicted below for
the specified time periods unless the ambient noise level is higher:
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Between the hours of 7:00AM | Between the hours of
and 10:00PM 10:00PM and 7:00AM
Location Interior Exterior Interior Exterior
Residential Property 45dBA 55dBA 40dBA 50dBA
Residential Property .Iocated within 45dBA 60dBA 45dBA 50dBA
100 feet of a commercial property
Mixed Use Property 45dBA 60dBA 45dBA 50dBA
Commercial Property N/A 65dBA N/A 60dBA

28.

29.

30.

31.

32.
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Construction activities shall comply with NBMC Section 10.28.040 (Construction Activity
— Noise Regulations), which restricts hours of noise-generating construction activities
that produce noise to between the hours of 7:00 a.m. and 6:30 p.m., Monday through
Friday and 8:00 a.m. and 6:00 p.m. on Saturday. Noise-generating construction
activities are not allowed on Sundays or Holidays.

The property management company shall distribute a written disclosure statement prior
to lease or rental of any residential unit. The disclosure statement shall indicate that the
occupants will be living in an urban type of environment and that the noise, odor, and
outdoor activity levels may be higher than a typical suburban residential area. In
addition, potential annoyances or inconveniences associated with residing in proximity
to airport operations such as noise, vibration, and odor may occur. The disclosure
statement shall include a written description of the potential impacts to residents of both
the existing environment and potential impacts based upon the allowed uses in the
zoning district and proximity to airport. Each and every lessee or renter shall sign the
statement acknowledging that they have received, read, and understand the disclosure
statement. The project applicant shall covenant to include within all deeds, leases or
contracts conveying any interest in the mixed-use project: (1) the disclosure and
notification requirement stated herein; (2) an acknowledgment by all grantees or lessees
that the property is located within an urban type of environment and that the noise, odor,
and outdoor activity levels may be higher than a typical suburban residential area; and
(3) acknowledgment that the covenant is binding for the benefit and in favor of the City
of Newport Beach.

Prior to the issuance of building permits, an acoustical analysis report, prepared by an
acoustical engineer, shall be submitted to the Planning Division describing the
acoustical design features of the structure that will satisfy the exterior and interior noise
standards. The project shall be attenuated in compliance with the report.

Signage shall be installed within the public park informing the public of the presence of
operating aircraft at the John Wayne Airport. The final design and location of the signage
shall be reviewed and approved by the City prior to installation.

Should the property be sold or otherwise come under different ownership, any future
owners or assignees shall be notified of the conditions of this approval by either the
current business owner, property owner or the leasing agent.




Planning Commission Resolution No. 2019-005
Page 19 of 23

33. All trash shall be stored within the building or within dumpsters stored in the trash
enclosure (three walls and a self-latching gate) or otherwise screened from view of
neighboring properties, except when placed for pick-up by refuse collection agencies.

34. The applicant shall ensure that the trash dumpsters and/or receptacles are maintained
to control odors. This may include the provision of either fully self-contained dumpsters
or periodic steam cleaning of the dumpsters, if deemed necessary by the Planning
Division. Cleaning and maintenance of trash dumpsters shall be done in compliance
with the provisions of NBMC Title 14 (Water and Sewers), including all future
amendments (including Water Quality related requirements).

35. Refuse collection shall comply with the Waste Management Plan included in the
approved plans. Applicant’s property management company shall contract with a
franchised hauler on the City list of authorized companies.

36. Aneasement for pedestrian purposes and emergency vehicular access shall be granted
to the City for the off-street emergency vehicle staging area along the Scott Drive project
frontage. A mountable 8-inch cub shall be used.

37.  An easement for emergency vehicular access and public park access and parking shall
be granted to the City over Parcel 2 of the lot line adjustment.

38.  To the fullest extent permitted by law, applicant shall indemnify, defend and hold harmless
City, its City Council, its boards and commissions, officials, officers, employees, and agents
from and against any and all claims, demands, obligations, damages, actions, causes of
action, suits, losses, judgments, fines, penalties, liabilities, costs and expenses (including
without limitation, attorney’s fees, disbursements and court costs) of every kind and nature
whatsoever which may arise from or in any manner relate (directly or indirectly) to City’s
approval of the Newport Crossings Mixed-Use Project including, but not limited to, Site
Development Review No. SD2017-004, Lot Line Adjustment No. LA2018-004, and
Affordable Housing Implementation Plan No. AH2018-001 (PA2017-107). This
indemnification shall include, but not be limited to, damages awarded against the City, if
any, costs of suit, attorneys' fees, and other expenses incurred in connection with such
claim, action, causes of action, suit or proceeding whether incurred by applicant, City,
and/or the parties initiating or bringing such proceeding. The applicant shall indemnify the
City for all of City's costs, attorneys' fees, and damages which City incurs in enforcing the
indemnification provisions set forth in this condition. The applicant shall pay to the City
upon demand any amount owed to the City pursuant to the indemnification requirements
prescribed in this condition.

Fire Department Conditions

39.  Fire hydrants shall be located within 400 feet of all portions of the building. Additional
hydrants may be required dependent on fire flow calculations.

40. Blue hydrant identification markers shall be placed adjacent to fire hydrants.

08-10-18
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41.

42.

43.

44.

45.

46.

47.

48.

49.

50.
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Apparatus access roads shall be constructed of a material that provides an all-weather
driving surface and capable of supporting 72,000 pounds imposed load for fire
apparatus and truck outrigger loads of 75 pounds per square inch over a two-foot area.
Calculations stamped and signed by a registered professional engineer shall certify that
the proposed surface meets the criteria of an all-weather driving surface and is capable
of withstanding the weight of 72,000 pounds per Newport Beach Fire Department
(“NBFD”) Guideline C.01.

The proposed emergency access on Scott Drive shall measure a minimum of 120 feet
in length for a staging area with an additional 10 feet in length for transition on each end
of the staging area, resulting in a total 140 feet. The curbing for the access area shall
be a rolled curb and installed as per City of Newport Beach Public Works Department
specifications.

All security gates (including at entrance to garage and interior of garage area) shall have
an approved remote opening device for emergency services. Consult NBFD Guideline
C.01 for gate requirements.

An automatic fire sprinkler system shall be required and installed as per California Fire
Code (C.F.C.) Sec. 903.

Standpipe systems shall be provided as set forth in C.F.C. Sec. 905. Additional
standpipes (due to access restrictions with design of project) shall be required in
locations determined by the NBFD.

A fire alarm system shall be required and installed as per C.F.C. Sec. 907.

Effective emergency responder radio coverage (800 MHz) shall be required and comply
with NBFD Guideline & Standards D.05 Public Safety Radio System Coverage.

All buildings and structures with one of more passenger service elevators shall be
provided with no less than one medical emergency service elevator to all landings. The
elevator car shall be of such a size to accommodate a 24-inch by 84-inch ambulance
gurney or stretcher with not less than 5-inch radius corners, in the horizontal, open
position, shall be provided with a minimum clear distance between walls or between
walls and door excluding return panels not less than 80 inches by 54 inches and a
minimum distance from wall to return panel not less than 51 inches with a 42-inch side
slide door as per California Building Code Sec. 3002. Phase | and Phase Il recall shall
be required.

Smoke detectors shall be required for the individual dwelling units as per C.F.C. Sec.
907.2.11.1.

Dumpster locations shall meet NBFD Guideline & Standard A.16.
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51.

52.

53.

54.

55.

Exterior walkways shall be designed to accommodate hand carrying of firefighter
ladders for use of “ground” laddering of buildings. (The largest ladder utilized will be 35-
foot ladder with a storing length of 20.5 feet long.)

Exterior walkways shall be wide enough to accommodate gurneys.

Landscape shall not obstruct laddering to buildings. Trees shall be arranged to be
absent from laddering areas of the building.

The emergency generator shall be filled from the exterior of the building via a remote fill
pipe in a location approved by the Fire Department.

The mechanical ventilation system for the parking garage required by the California
Mechanical Code (“CMC”) 403.7, shall also include a manual switch. This allows the
ventilation system to be operated (on or off) manually by emergency personnel.

Building Division Conditions

56.

57.

58.

59.

08-10-18

The applicant is required to obtain all applicable permits from the City’'s Community
Development Department - Building Division and Fire Department. The construction plans
must comply with the most recent, City-adopted version of the California Building Code
(C.B.C). The construction plans must meet all applicable State Disabilities Access
requirements.

Prior to the issuance of grading permits, a Storm Water Pollution Prevention Plan
(“SWPPP”) and Notice of Intent (“NOI”) to comply with the General Permit for
Construction Activities shall be prepared, submitted to the State Water Quality Control
Board for approval and made part of the construction program. The Project applicant
will provide the City with a copy of the NOI and their application check as proof of filing
with the State Water Quality Control Board. This plan will detail measures and practices
that will be in effect during construction to minimize the project’s impact on water quality.

Prior to the issuance of grading permits, the applicant shall prepare and submit a Final
Water Quality Management Plan (“WQMP”) for the proposed project, subject to the
approval of the City’s Building Division and Code and Water Quality Enforcement
Division. The WQMP shall provide appropriate Best Management Practices (“‘BMPs”)
to ensure that no violations of water quality standards or waste discharge requirements
occur.

A list of “good house-keeping” practices will be incorporated into the long-term post-
construction operation of the site to minimize the likelihood that pollutants will be used,
stored or spilled on the site that could impair water quality. These may include frequent
parking area vacuum truck sweeping, removal of wastes or spills, limited use of harmful
fertilizers or pesticides, and the diversion of storm water away from potential sources of
pollution (e.g., trash receptacles and parking structures). The Stage 2 WQMP shall list
and describe all structural and non-structural BMPs. In addition, the WQMP must also
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60.

identify the entity responsible for the long-term inspection, maintenance, and funding for
all structural (and if applicable Treatment Control) BMPs.

Prior to the release for recordation of the Iot line adjustment, the applicant shall apply
for a building permit to demolish the existing buildings on-site, and all work fulfilling this
permit shall be completed by the applicant and finalized by the Building Division.

Public Works Conditions

61.

62.

63.

64.

65.

66.

67.

68.

69.

70.

71.

08-10-18

Prior to the release for recordation of the lot line adjustment, the applicant shall submit
to the Public Works Department for final technical review.

All improvements shall be constructed as required by City Ordinance and the Public
Works Department.

An encroachment agreement shall be obtained for any private improvements within the
public right-of-way per City Council L-6, Private Encroachments in Public Rights-of-Way.

An encroachment permit shall be obtained for all work activities within the public right-
of-way.

The curb and gutter shall be reconstructed along the Dove Street, Scott Drive, Corinthian
Way and Martingale Way frontages per City Standards.

A minimum six (6)-foot wide sidewalk shall be reconstructed along the Dove Street, Scott
Drive, Corinthian Way and Martingale Way frontages per City Standards. Sidewalk may
be located at the back of curb upon the prior approval from the Public Works
Department.

New ADA compliant curb access ramps shall be constructed at the intersection of Dove
Street and Scott Drive, Scott Drive and Corinthian Way, Corinthian Way and Martingale
Way, and Westerly Place and Dove Street per City Standards.

Drive aisles shall be clear of all obstructions, including but not limited to, door swing,
mechanical equipment, etc.

All parking spaces within the Subterranean Parking Level 1 shall be assigned parking
spaces and a minimum five (5)-foot hammerhead/drive aisle extension shall be
provided. Dead-end drive aisles shall not be permitted in any other parking areas.

The proposed driveways shall be installed per City Standard STD-161-L with a minimum
15-foot radius. Pedestrian easements may be necessary to accommodate ADA
compliant paths.

The proposed parking layout and on-site circulation shall be reviewed and approved by
the City Traffic Engineer. The proposed parking layout, including parking spaces and
aisle widths, shall be per City Standard STD-805-L-A and STD-805-L-B.
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72.  All proposed water and sewer connections for the proposed development shall be
reviewed and approved by the Public Works and the Utilities Departments and
constructed per City Standards.

73.  Afinal sewer and water demand study shall be submitted for review and approval by the
Public Works and Utilities Departments. The applicant is responsible for all required
upgrades to the City’s sewer and water system that is necessary to accommodate the
proposed project.

74. A final hydrology and hydraulic analysis shall be prepared for the proposed direct
connection into the City’s storm drain line. The applicant is responsible for all required
upgrades to the City’s storm drain system necessary to accommodate the proposed
project.

75.  All improvements shall comply with the City’s sight distance requirement per City
Standard 110-L. Planting within the limited use area shall have a growth characteristic
of less than twenty four (24) inches in height.

76. In case of damage done to public improvements surrounding the development site by
the private construction, additional reconstruction within the public right-of-way shall be
required at the discretion of the Public Works Inspector.

77.  Prior to the issuance of building permits, City easements for pedestrian purposes,
emergency vehicular access, and park access and parking, shall be recorded.

78.  All move-ins/move-outs, deliveries and trash pickup shall be accommodated entirely on-
site. Use of the public right of way shall be prohibited.

79.  Prior to the issuance of building permits, a construction management plan shall be
submitted, reviewed and approved by the Community Development Director and City
Traffic Engineer.

80.  Priorto the issuance of building permits, a parking management plan shall be submitted,
reviewed and approved by the Community Development Director and City Traffic
Engineer.

81. The final design of the bollards in the park shall be reviewed and approved by the Fire
Department and Public Works Department.

82.  All street trees planted within the public right-of-way shall be a minimum of thirty six (36)-
inch box. Tree species shall be per City Council Policy G-6. Final review and approval
of street trees and shrubs shall be per the Public Works Department’'s Municipal
Operations Division.

08-10-18
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NEWPORT BEACH PLANNING COMMISSION MINUTES
CITY COUNCIL CHAMBERS - 100 CIVIC CENTER DRIVE
THURSDAY, DECEMBER 6, 2018
REGULAR MEETING - 4:00 P.M.

CALL TO ORDER - The meeting was called to order at 4:00 p.m.

PLEDGE OF ALLEGIANCE — Commissioner Koetting

Chair Peter Zak (arrived at 5:42 p.m.), Vice Chair Erik Weigand, Secretary Lee Lowrey,
Commissioner Lauren Kleiman (arrived at 4:01 p.m.), Commissioner Peter Koetting,
ommissioner Kory Kramer

ABSENT: Comrnijssioner Curtis Ellmore (excused)

Staff Present: Community Development Director Seimone Jurjis, Deputy Community Development Director Jim
Campbell, Deputy City AttorneyArmeen Komeili, City Traffic Engineer Tony Brine, Senior Planner Jaime Murillo,
Principal Planner Gregg Ramirez, Associate Planner Benjamin Zdeba, Administrative Support Specialist Tiffany
Lippman, Planning Technician Patric i

Iv. PUBLIC COMMENTS

Jim Mosher suggested Commissioners share any i
disclosure of ex parte communications. He expressed
not have the visibility of the Planning Commission or City

rmation they learned from ex parte communications during
ncern regarding decisions being made by bodies that do
uncil.

V. REQUEST FOR CONTINUANCES

None

VI. CONSENT ITEMS

ITEM NO. 1 MINUTES OF NOVEMBER 8, 2018

Recommended Action:
1. Approve and file

Motion made by Commissioner Koetting and seconded by Commissioner Kleiman to approve the m
November 8, 2018 meeting as presented.

AYES: Weigand, Lowrey, Kleiman, Koetting, Kramer
NOES: None
ABSTAIN: None
ABSENT: Zak, Ellmore
VII. STUDY SESSION

NEWPORT CROSSINGS MIXED-USE PROJECT (PA2017-107)

Site Location: 1701 Corinthian Way

Summary:

Development of a mixed-use residential project consisting of 350 residential dwelling units, 7,500 square
feet of commercial space and a 0.5-acre public park. An existing commercial center called MacArthur
Square that is located on the 5.7-acre project site would be demolished. Project implementation requires
the approval of the Site Development Review, Lot Line Adjustment and Affordable Housing
Implementation Plan.

1o0f12
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Senior Planner Jaime Murillo reported the project site is located in the Airport Area, with John Wayne Airport to
the west and the City of Irvine to the north and east. The Airport Area is predominantly developed with office uses
and commercial and industrial uses. The General Plan Update, in 20086, identified the Airport Area as an area for
potential redevelopment of underutilized sites for mixed-use residential development. The project site is located
within the Newport Place Planned Community, which was developed in the early 1970s for office, retail, and hotel
uses. In 2012, the Planned Community was amended to include a residential development overlay that allows the
development of residential projects with a component of affordable housing. Projects with 30 percent of the units
reserved for low-income households can be developed within the Newport Place Planned Community.

The Uptown Newport mixed-use project is the first residential project approved in the Airport Area and is under
construction. The project site is currently developed as MacArthur Square Shopping Center and contains three
parcels totaling 5.69 acres. MacArthur Square Shopping Center contains 58,277 square feet of retail and
commercial uses in eight single-story buildings. The project proposes the shopping center be demolished and
replaced with a mixed-use development. The development consists of 350 rental residential units, of which 259
are considered base units and 91 are considered density bonus units; 7,500 square feet of nonresidential
development, of which 2,000 square feet will be used for a casual restaurant use and 5,500 square feet for general
commercial and retail uses; and a half-acre public park. The General Plan and the Planned Community limit the
density to be trip neutral and cannot exceed a maximum density of 50 dwelling units per acre. After deducting the
half acre for the park, the remaining project site contains 5.19 acres. Multiplying 5.19 acres by 50 units (the
maximum density) results in 259 dwelling units. However, because the project contains 78 affordable units,
consistent with the residential overlay of the Planned Community, the project is eligible for a density bonus under
the Newport Beach Municipal Code and the State Density Bonus Law. The project is eligible for the maximum
density bonus, which is 35 percent of the number of base units or 91 bonus units. The residential units will wrap
around a central parking structure comprised of six levels and up to 740 parking spaces. The commercial
component of the project is located at the intersection of Martingale Way and Corinthian Way. Vehicular access
will be through two driveways, one off Martingale Way and one off Scott Drive. The public park will be located on
the southern portion of the site. The park will be dedicated to the City and be improved and maintained by the
developer. Park amenities include a dog park, a bocce ball court, a pickleball court, a play lawn and playground
structure, a fitness terrace, a dining terrace, and seating walls. The Recreation and Senior Services Department
has reviewed and supports the plan. Staff will present the park design to the Parks, Beaches and Recreation
Commission for review and recommendations on February 5, 2019, and return to the Planning Commission in
February or March 2019. The residential buildings will have four and five-level facades that screen the central
parking structure. For the Planning Commission's future consideration are applications for site development
review, lot line adjustment, and Affordable Housing Implementation Plan (AHIP). The Newport Place Planned
Community Residential Overlay is required by the City's Housing Element, provides zoning, and is intended to
eliminate development constraints to affordable housing. The standards allow development of up to 50 dwelling
units per acre plus any additional units allowed through a density bonus; require a minimum 30-foot setback from
streets and 10-foot setbacks from interior property lines; establishes a 55-foot height limit; allows a greater height
limit through site development review; requires a higher level of amenities; and ensures neighborhood integration.
The mixed-use development site will be divided into two parcels, one for the development and one for emergency
access and parking for the public park. The third parcel consisting of 0.5 acre will be the public park. The AHIP
will ensure development includes the minimum 30-percent (78 units) allocation for low-income units. By providing
affordable housing, the project is eligible for the 91 unit density bonus and entitled to reduced residential parking
ratios, two development incentives, and a development waiver. Using the density bonus standard, the total number
of required parking spaces is 474; however, the project proposes 661 parking spaces. The applicant requests
only one development incentive to modify an overlay requirement such that the project could have a higher
allocation of studio and one-bedroom units. The applicant requests a waiver of the 55-foot height limit to allow
rooftop features consisting of elevator shafts, stair towers, mechanical equipment, the highest level of the parking
deck, and a rooftop amenity. PlaceWorks has prepared a Draft Environmental Impact Report (DEIR) for the
project, and the DEIR was released for public review on November 30, 2018. Potential significant impacts were
identified in the DEIR areas of air quality, biological resources, cultural resources, hazards and hazardous
materials, and public services; however, mitigation measures can reduce the potential impacts to less than
significant levels. The public comment period for the DEIR ends on January 14, 2019.

Dan Vittone of Starboard Realty Partners, the applicant, advised that the prior owner of the site submitted an
application to develop a mixed-use project, and the Planning Commission denied the application in 2016. With
respect to concerns raised regarding the prior application, the Newport Crossings project will adhere to and exceed
setback requirements; comply with the 55-foot height limit in all livable areas; have approximately 50-percent more

20of12

112



NEWPORT BEACH PLANNING COMMISSION 12/06/2018

retail space than the prior application; dedicate a public park to the City; have approximately 10 percent fewer units
than the prior application; and the architecture and design of the project will be compatible with the surrounding
development.

R.C. Alley, project architect, noted the site has five sides and four street fronts. The greatest visibility of the site is
on Corinthian Way. Retail spaces are located along Corinthian Way and are designed to fit a variety of uses. A
plaza along Corinthian Way will be a good space for people to gather. Retail parking is located within the parking
structure. With a central above-grade parking structure, a resident can park on the floor of the parking structure
that corresponds to the floor of his residence. The project will have 30-foot setbacks along Scott Drive, and ground-
floor residential units will have stoops to the street. Along the southern end of Scott Drive, the building will step
down and have a notch to vary the building mass. Buildings along Dove Street will step down to four stories. The
recreation area of the project opens visually into the park. A vehicular entrance is located on Martingale Way,
where most residents and retail users will enter the project. The leasing center will also be located off Martingale
Way. The site is surrounded by many different types of projects. No buildings of a traditional style are located in
the area of the project; thus, a soft contemporary style will be appropriate for the site. From Corinthian Way and
Martingale Way, the focal point will be the retail space. An open walkway from the plaza to parking will separate
the retail space into two components. The project will have a pool, a club and exercise facility, and a pet spa.

Matt Jackson, project landscape architect, indicated the park will not be fenced or gated and will have exercise
areas, a gathering space, a divided dog park, a pickle ball court, a tot lot, a bocce ball court, and seating areas.

In response to Commissioner Koetting's and Vice Chair Weigand's questions, Senior Planner Murillo explained
that, through the conditions of approval, the developer will enter into an agreement with the City regarding the
park. The City will own the park, and the developer will construct the park and improvements, pay for the
improvements, and maintain the park. The maintenance period will be indefinite. Deputy Community
Development Director Campbell added that the arrangement will be the same as the arrangement for the Uptown
Newport project. City Traffic Engineer Tony Brine indicated staff will monitor parking on Martingale once the project
is fully occupied. Parking could be reviewed for time restrictions or parking restrictions. Senior Planner Murillo
related that are four parking spaces devoted to park parking, one of which is an ADA space with a loading area.
Any parking area is required to have at least one ADA space. The City will have an easement for emergency
access and parking for the park. The space for emergency access can be used as flexible park space.

Vice Chair Weigand preferred an evaluation of parking occur while the project is under construction.

Commissioner Koetting suggested the applicant consider a fence between the park and the office building to the
south to prevent park users from parking at the office building. Staff should invite neighboring property owners to
the February meeting with the Parks, Beaches, and Recreation Commission.

In reply to Commissioner Koetting's inquiries, Mr. Alley advised that the project will have three floors of residential
units above retail space. Generally, the retail spaces will be 19 feet tall. The roof deck will extend above the 55-
foot height limit as shown on page A.2.7 of the project plans. Mr. Vittone reported 2,000 of the 7,500 square feet
of retail space will be occupied by a casual restaurant. The remaining retail space will probably be occupied by
ancillary services that benefit the residents. He wanted to find a grocer for 3,000-4,000 square feet of the space.
Most of the existing landscaping and the berms will remain. The project will have 78 units of low-income housing,
and the applicant has requested an incentive to allow a disproportionate share of studio and one-bedroom units.
For a two-bedroom, two-bathroom unit containing approximately 1,150 square feet, the applicant can charge rent
of $1,080 per month inclusive of a utility allowance. The cost of the 78 units will be approximately $37 million.
Given the cost and rental income, the profit will be approximately $4,000 per unit per year. Mr. Murillo explained
that households earning up to 80 percent of the area median income (AMI) for Orange County will be eligible for
some units, and households earning up to 60 percent of AMI will be eligible for other units. Units will not be
uniquely designated as affordable, and all units in the project will have the same interior finishes and access to
amenities.

Commissioner Kramer noted his criticisms of the prior application for the site and favored the intelligent design,
the wrap structure, the siting of the retail space, and the design of the park in the current application. He supported
the project.
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Commissioner Koetting liked the setbacks along the streets because proper tree sizes can be planted in the larger
space.

Vice Chair Weigand opened the public hearing.

Dorothy Kraus, SPON Vice President, remarked that SPON prefers projects of this scale and scope be considered
after the City updates its General Plan and creates a specific plan for the Airport Area. The Newport Crossings
team has been open to dialog and willing to apply feasible solutions to issues of mutual interest. SPON will
continue to interact with the team to address issues.

Linda Tang, Kennedy Commission, urged the Planning Commission to support the project. The project will provide
much-needed affordable homes for lower-income households. The development will provide a community benefit
and ease housing needs for low-income households.

Greg Endsley commented that he worked with many business owners in selecting an office space. A key
consideration for business owners is housing for their employees. Businesses will welcome the project because
of its location in the area and the supply of housing.

Carol Dru expressed concern regarding the children of the project attending Newport Beach schools. The park
will have little space for the tot lot and play areas.

Jodi Estwick, People for Housing Orange County, encouraged the Planning Commission to approve the project
as the project complies with requirements. The City of Newport Beach needs more housing units.

Rick Roshan expressed concern regarding the number of parking spaces provided by the project as on-street
parking is not allowed in the area.

Vice Chair Weigand closed the public hearing.

In response to comments, Planner Murillo reported any students residing within the project will attend schools in
the Santa Ana Unified School District. The City requires 2.5 parking spaces per unit in a multifamily development
containing more than four units. Without the density bonus, the project would be required to provide 875 spaces.
Under the State Density Bonus Law, the applicant may request a reduced parking ratio, and the City has to grant
the request. Under the reduced parking ratios, the applicant is required to provide one parking space per studio
or one-bedroom unit and two spaces per two-bedroom unit, which equates to 474 parking spaces for the project.
The applicant proposes 661 parking spaces.

Vice Chair Weigand concurred with Commissioner Kramer's comments regarding the project. He commended
the project team for engaging with community members.

Commissioner Koetting advised that he read most of the DEIR and was amazed that the project had few
environmental impacts.

PUBLIC HEARING ITEMS

NO. 3 E ART GALLERY (PA2018-177)
Site Location: 2721 East Coast Highway, Suite 104

A request for a min se permit to operate a tattoo studio (Personal Services, Restricted land use)
and art gallery with art c s, within an existing commercial tenant space. Proposed hours of
operation would be 10:00 a.m. t0™8s

Recommended Action:

1. Conduct a public hearing.

2. Find this project exempt from the California Enviro ntal Quality Act (CEQA) pursuant to
Section 15301 (Existing Facilities) of the CEQA Guidelines b se it has not potential to have a
significant effect on the environment; and,
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General Plan Land Use Element
Figure LU22
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Adjustment Factors
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INTRODUCTION

The General Plan provides for the conversion of existing land uses in the area adjacent to
John Wayne Airport to residential use on a traffic neutral basis. There is a cap of 1650
units that can be developed on a conversion basis in addition to 550 units allowed as infill
development. It is necessary to have a standardized set of conversion rates in order for
all conversions to occur in a consistent and fair manner.

The General Plan also includes provisions for mixed-use development in several areas of
the City. One benefit of mixed-use development is a reduction in traffic due to the
interaction between the residential and non-residential uses. It is intended that this
benefit be considered during the project approval process including traffic impact studies
and transportation impact fees.

Airport Area Conversions to
Residential Land Use

The predominant land use in the Airport Area is office along with commercial, industrial,
and some research and development. Both the AM and PM peak hour trip rates from the
Newport Beach Transportation Model (NBTM) were reviewed and the more conservative
of the two was selected for determining the conversion factors shown in the table below.
Conversion factors were developed for each of these uses converting to mid or high-rise
residential usage. If a different residential use is proposed, the Model Trip Generation
Rates in the appendices can be used to calculate the appropriate factors.

During the General Plan Update a residential use known as high-rise apartment was
evaluated. According to the Institute of Transportation Engineers (ITE), high-rise
residential is ten stories or more in height and the trip rates were found by ITE to be more
than 20% lower than those of regular apartment developments. The Institute of
Transportation Engineers Trip Generation publication also includes a mid-rise residential
category which applies to residential buildings of between three and ten stories. This
category also has peak hour trip generation rates more than 20% lower than ITE’s
Apartment category. The use of a 20% trip reduction factor provides a conservative
estimate for both mid-rise and high-rise residential development and was applied to all
residential entitlement in the Airport Area provided for in the General Plan Update due to
the expectation that all residential development in this area of the City would be in
buildings with three or more floors of residential use.

7/28/2009
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The factors in the following table were developed using trip generation rates from the
Newport Beach Transportation Model (NBTM) including adjustments for the 20% lower
trip generation rate applied to residential development in the Airport Area.

Airport Area Land Use Conversion Factors

STARTING LAND USE | UNITS | ENDING LAND USE | UNITS | FACTOR

General Office TSF Residential DU 2.29 DU/KSF
Research & Development | TSF Residential DU 1.49 DU/KSF
General Commercial TSF Residential DU 5.40 DU/KSF
Industrial TSF Residential DU 1.16 DU/KSF

TSF = Thousand Square Feet
DU = Dwelling Unit

The following examples illustrate how the factors from the table would be used to
determine the amount of existing use that would have to be removed to accommodate
residential development generating the same amount of traffic during the critical peak
hour.

Example 1. Demolishing 200,000 s.f. of General Office would allow how many
Residential units? Answer: 200 X 2.29 = 458 apartment units.

Example 2. How much R&D would need to be demolished to permit 300
Residential units? Answer: 300 + 1.49 = 201.34 or 201,340 square feet.

Mixed-Use Developments

The General Plan allows for mixed-use development in several areas of the City. The
Traffic Study for the General Plan utilized an adjustment factor to account for the
reduction in trip generation associated with mixed-use development. The Traffic Study
applied a ten percent (10%) reduction factor to both residential and non-residential trip
7/28/2009

2

12z



generation rates for new development in mixed-use areas with the exception of residential
development in the Airport Area where the twenty percent (20%) trip reduction factor
discussed above was applied to residential development.

If an Airport Area project includes new, residential-serving commercial uses, the ten
percent (10%) mixed-use trip reduction factor would apply to those uses. Because of the
requirement that projects in the Airport Area be traffic neutral, the calculations for
projects with both residential and residential-serving commercial uses, the calculations
require either two steps and several iterations or simple algebra. The following example
illustrates the two step process:

Example: If a developer wishes to demolish an existing 225,000 s.f. general
office building and develop 425 apartments, how many square feet of residential-
serving commercial can be built? ~ Answer: Begin by converting the square
footage to be demolished to apartment units: 225,000 X 2.29 = 515.25 apartment
units.

Since only 425 units are proposed, the remaining 90.25 units worth of traffic can
be converted using the General Commercial rate with a 10 percent mixed-use
adjustment as follows: The conversion rate from the above table of 5.40 DU/KSF
is reduced by 10% to 4.86 DU <+ KFS and divided into the remaining number of
eligible units: 90.25 +4.86 = 18.57 or 18,570 s.f. of residential-serving
commercial can be developed.’

‘This ten percent (10%) trip reduction factor should be applied to both residential and
residential-serving commercial uses in future traffic studies for projects in the mixed-use
areas (outside the Airport Area) specified by the General Plan if the projects are
determined to meet the criteria for the mixed-use designation. Each project should be
evaluated to ensure the quantities of residential and non-residential use are adequate to
result in interaction between uses likely to achieve the anticipated trip reduction.

Only new development is eligible for the mixed-use trip generation reduction factor. For
example, if residential units are added in an area with existing commercial development,
no credit can be taken for the potential reduction of commercial trips due to the proximity
of the new residential development. The mixed-use trip reduction factor would apply to
both single and multi-family development trip generation rates.

Application of Trip Generation Reductions

The City uses different sources of trip generation rates for different purposes such as the
Traffic Phasing Ordinance and the Fair Share Fee. The trip generation rate factors
discussed above are intended to be applied at all steps of project review, approval, and
impact fee determination regardless of the source of the trip generation rates.

7/28/2009
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Appendices

The following pages were extracted from various documents prepared by Urban
Crossroads during the General Plan Update process. Also included are pages from ITE’s
Trip Generation, 8™ Edition documenting mid and high-rise residential trip generation
rates. Together they provide supporting documentation for the statements and factors
contained in this report.

7/28/2009
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TABLE 1

MODEL TRIP GENERATION RATES

NBTM TRIP RATE
LAND AM PEAK HOUR P PEAK HOUR
USE
CODE| NBTM LAND USE DESCRIPTION | QUANTITY| UNITS IN OUT |TOTAL}] 1IN OUT | TOTAL} DAILY i
1 |Res-Low (SFD)-Coastal 11 DU 101971050 069104110271 0.69 7.50
1 |Res-Low {SFD) ' 1 DU 110211064 ] 084104010301 079 8.63
2 |Res-Medium (SFA)-Coastal 1] DU 1012|0411 0.53]0.32]0.19 | 0.52 5.64
2 |Res-Medium (SFA) 1 DU 10131055 | 068 | 0.40 1 0.21 | 0.61 6.66
3 Apartment-Coastal 1 DU 1'011]038] 0491031 0.19 | 0.49 537
3 |Apartment 1l DU Jlo12]1 048 | 0601} 0.36] 0.20] 0.58 6.12
4 {Elderly Residential 11 DU 1011]020] 04010271018 [ 045 4.90
5 |Mobile Home-Coastal 1 DU 10101034 044 | 0291 0.18 | 046 5.06
.5 .|Maoblle.Home 1 DU 0111045 0:56710.34 (020 | 0.54 5.92
6 [Motel - 1.ROOM| 0401 0.13 | 053 | 0.23 | 034 | 0.57 6.08
7 |Hotel 11ROOMYi 0.61 1 0.17 ] 068} 0.28 1 0.43 | 0.71 7.58
9 |Regional Commercial 1] TSF || 114 ] 049 | 1.64 | 0.93 | 125 [ 2.18 | 23.48
10 |General Commercial 1] TSF (1781 0.80 1 250} 153 | 2.0271 3.55| 3824
11 |Comm./Recreation: 11ACRE| 2121080 | 2.92 | 1.42 | 2.04 | 3.46 | 37.07
13 |Restaurant . 1, TSF [12.39 | 1.07 | 346 | 205|270 4.75| 51.18
15 |Fast Food Restaurant 1| TSF 1294|132 | 425} 2511332| 583 62.78
16 |Auto Dealer/Sales 1] TSF 11741 0.74 | 248 1 138 | 1.86 | 3.24 | 34.84
17 |Yacht Club 1] TSF || 1301 049 [ 179} 0.87 | 125 | 2.12 | 22.71
18 |Health Club 1| TSF || 1301 049 | 1791087 | 1.25 | 2.12 | 22.71
19 |Tennis Club 1/"CRT [ 1.35| 0.64 | 1881098 | 1.37 | 2.35 | 2526
20 [Marina 1) SLIP # 012 1 0.05| 047 ] 0.09 | 0.13 | 0.22 2.39
21 |Theater 1| SEAT | 0.02 1 0.01| 0.03 | 001|002 0.03 0.34
22 |Newport Dunes 1/ ACRE 096 | 042 | 1391 0.80 | 1.06 | 1.86| 2002
23 |General Office 1] TSF j10.84]0.26 | 110} 039 065 | 1.04] 11.08
24 |Medical Office 1) TSF | 114 0.39 | 1531064 | 0.98] 1.63| 17.38
25 1R&D 1) TSF 105710171 07410257 042 067 7.10
26 lindustrial 1] TSF 1 048] 0.131 082 ] 0.1810.33 ] 0.52 5.48
27 |Mini-Storage/Warehouse 1) TSF 10401 0.11] 051]0.16 | 028 | 0.43 4.61
28 1Pre-School/Day Care 1 _TSF [12:0810.65] 273 11.04 | 188 | 2.72 | 29.05
29 |Elementary/Private Schoo! 1] STU 1 0.18 | 0.02 | 0:20 ] 0.04 | 0.07 | 0.11 1.30
30 {Junior/High School 11 8TU 10.18] 0.02 ] 020 | 0.04 | 0.07 | 0.11 1.30
31 |Cuitdral/Learning Center 1] TSF 11131035 1481054 0.801 1.43 15.22
32 |Library 1] TSF |1 1131 0.35| 148 | 054 | 0.80 | 1.43] 1522
33 |Post Office 1f TSF i 154 1 0.49 | 203 ] 078 | 1.25] 2.03 | 21.63
34 |Hospital 1/ BEDS || 110 | 0.32 | 142 {047 [ 0.80| 127 | 13.57
35 |Nursing/Conv. Home 1{BEDS| 012|008 020/ 008|010 0.18 2.00
36 |[Church 1] TSF (048] 014 062]0.21] 036 0.57 6.09
37 |Youth Ctr/Service 1] TSF 1208 0.65[ 273|104 168 2.721 29.05
38 Park 1] ACRE|10.18 1 0.06 | 0.23 | 0.09 | 0.14 | 0.23 2.49
-39 |Regional Park 1| ACRE| 0.18 1 0.06 | 023 | 0.08 | 0.14 | 0.23 2.49
40 |Golf Course 1] ACRE] 0.27 | 0.10 | 0.37 | 0.17 | 0.25 | 0.42 4.55
41 |Resort Golf Course 1 ACRE|| 027 1010} 037 1017|0251 0.42 4,55

' U:\UcJobs\_01200\01232\TGcalc\[T Gealculator5 xls]Rates
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3.0 MODEL TRIP GENERATION FOR SUBAREA LAND USE ALTERNATIVES

This chapter documents trip generation for each subarea land use scenario identified for
evaluation (existing, without project and with project) in this phase of the General Plan
update process. Previously published analysis of a broader range of subarea land use
alternatives identified by the General Plan Advisory Committee (GPAC) was then
considered in identifying these subsequent alternatives. Full analysis with the traffic
model has been run on two comprehensive future alternatives derived from the subarea

data and overall City-wide data for the remainder of the City.

Thirteen subarea land use tables were provided to Urban Crossroads, Inc. staff. Each
table contains land use data quantities and comparisons for existing, without and With
Project conditions for the subarea. Urban Crossroads, Inc. staff has extracted trip
generation results directly from the Newport Beach Traffic Model (NBTM) for each
subarea. Daily and peak hour trips have been computed. Higher trip
generation/volume may not necessarily increase congestion. The effects are

dependent on many other factors, including peaking characteristics of traffic, directional

split, even quantity of cross-street traffic.

3.1 Trip Generation Rates and Adjustments

This section provides information on trip generation characteristics unique to the
City of Newport Beach and/or the types of land uses contemplated in the General
Plan (including adjustments to some standarditypical rates). Coastal trip
generation for residential land use is compared with general residential trip
generation by type. Mixed use trip rate refinements are discussed. High-rise
apartments trip generation rates are evaluated in comparison to typical

apartments. Trip generation for the subarea alternatives has been extracted

directly from the traffic model.
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3.1.1 Coastal Trip Generation

As the Newport Beach Traffic Model (NBTM) was developed, Urban
Crossroads, Inc. staff determined (during model validation) that the traffic
patterns/trip generation Arates in the coastal areas were different from
elsewhere in the City of Newport Beach. The initial Existing conditions
(validation) traffic model volumes were higher in the coastal areas than
the actual traffic count data. Specialized occupancy factors and trip
rates were therefore developed for residential uses in the coastal areas
during the validation process. The shoulder season (spring/fall)
occupancy rate for typical City of Newport Beach residential uses is 95%.
For Coastal areas, the estimated occupancy rate is 90%. For total AM,
total PM, and Daily trip rates, the trip generation range in Coastal areas
is between 79% and 88% of typical residential trip rates. The PM peak
hour is the timeframe in which the highest number of operational
deficiencies has been identified, and in the PM peak hour, the coastal

trip rates are between 85% and 87% of typical trip rates.

3.1.2 Mixed Use Developments

Mixed use development is being contemplated in the General plan With

Project scenario. Mixed use is anticipated in 8 of the 12 subareas,

including:

o Airport Area

e Balboa Village

e Cannery Village

o Lido Village

o Mariners Mile

e McFadden Square
e Newport Center

e Old Newport Boulevard
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Based on research presented in this chapter, ten percent (10%) for both
residential and commercial components of the proposed mixed use

developments represent a conservative reduction in trip generation.

Mixed use trip generation information and research compiled by Urban
Crossroads, Inc. has been included as Appendix “U". Information has
been gathered from sampling done by ITE and documented in Trip
Generation, 5" Edition (ITE, 1991). More recent versions of ITE's Trip
Generation do not include information on mixed use sites. There are two
examples of mixed use developments containing residential uses in the
5th Edition. Internal capture (the proportion of traffic that would typically
be generated, then distributed to the surrounding system that is instead

served on-site as a result of the land use mix) has been identified.

The first example contains 606 dwelling units and 64,000 square feet of
commercial/office. The internal capture rates are 27% for the PM peak
hour and 17% for the daily.

The second example is for a larger site, with 2,300 dwelling units and
over 160 thousand square feet of total commercial, office, restaurant,
and medical center uses. This site also includes schools, a church, and
a day-care center. The internal capture for this site is substantially
higher (45% or more for all time periods).

An additional data resource was the Santa Monica Civic Center study.
The Santa Monica Civic Center study included a 50% reduction for the
retail component, but no reduction was done on other uses. The net

result in the analysis was an overall reduction of approximately 10%.

A final data resource consulted was the San Diego Association of
Governments trip generation handbook. The San Diego Association of

Governments (SANDAG) trip generation handbook suggests up to a
10% reduction.
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Based on the examples cited, an adjustment factor of 10% of traffic for
mixed uses will provide a conservative representation of trip generation.
The factor is applied in cases where the land use has been defined as
mixed use deveiopment.. Where both the mixed use and coastal factors

are applicable, only one is applied to avoid overstating trip generation

benefits. Later sections of this report will discuss individual sub-area

land use representation.

Sample mixed use calculations showing internal capture are contained in
Appendix “V*. Sample calculations for Balboa Village reveal that 11-12%
internal capture is predicted. Therefore, 10% is conservative. Sample
calculations have been prepared to show the effect of introducing
residential uses to a commercial and office environment. The
introduction of residential uses results in an expected internal capture of
14%, greater than the 10% used in mixed use calculations for this study.
In the Airport Area, the 20% high rise apartment reduction has been

applied, with no accompanying reduction for mixed use.

To assist with land use planning refinements in mixed use areas,
conversion factors have been developed from the model trip generation
rates. Table 3-1 contains the results of this analysis for the PM peak
period. As shown in Table 3-1, for the PM‘peak hour, a reduction of one
single-family detached residence allows 220 square feet of commercial
without an increase in trip generation. A ftransfer the other direction
(from commercial to single-family detached residential) could be
performed to increase dwelling units by 4.49 for every thousand square
feet of commercial lost. Similar conversion factors are ihcluded for

single-family attached and apartment residential uses.

The factors presented in Table 3-1 are related to the PM peak period
(consistent with other trip generation calculations for Newport Beach

modeling purposes). Conversion factors could potentially be related to

3-4
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TABLE 3-1

CONVERSION FACTORS BASED ON PM TOTAL ONLY

[STARTING LAND USE [UNITS'| ENDING LAND USE [uNITS|

CONVERSION FACTOR

Res-Low {SFD) DU [ General Commercial | TSF 0.22
Res-Medium (SFA) DU | General Commercial | TSF 0.17
Apartment DU | General Commercial | TSF 0.16
General Commercial TSF Res-Low (SFD) DU 4.49
General Commercial TSF Res-Medium (SFA) | DU 5.82
General Commercial TSF Apartment DU 6.32

! TSF = thousand square feet
DU = Dwelling Units

UnUcJobs\_01200\01232\Excel\[01232-32.xIs]T3-1

3-5

122



3.2

3.1.3

daily traffic or AM peak hour, or a subset of AM or PM peak hour total.

These factors are included in Table 3-2. The worst case conversion for
each type of residential use is included in Table 3-3. To provide the
most conservative conversion, AM peak hour inbound rates should
govern for converting résidentia! uses to commercial (approximately 70
to 120 square feet per dwelling unit). To convert from commercial to
residential using the worst case conversion factor, the AM outbound
should be used (and 1.25 to 1.67 units would result from a reduction of 1

thousand square feet of commercial).

High-Rise Apartments

High-rise apartments are a special apartment use. As defined by ITE

Trip Generation Manual, 7" edition (2003), high-rise apartments have

more than 10 floors and typically include one or two elevators. Trip
Generation rates for high-rise apartments are compared to general
apartment trip generation rates in Table 3-4. As shown in Table 3-4, the
ratio of trip generation for high-rise apartments to apartments rangeé
from 0.56 to 0.63 trips, depending on the time period. Because the [Tk
rates show a trip reduction of 37 to 43%, the reduction factor of 20%
used for high-rise apartments in this General Plan analysis is

conservative.

Subarea Land Use Alternatives Trip Generation Summaries

Exhibit 3-A depicts the various subareas where detailed land use alternatives

have been evaluated.

3.2.1

Airport Area

The With Project scenario contains a total of approximately 4,300
residential units developed at urban densities. There is no residential

component for the Existing or Without Project (currently adopted General

3-6
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TABLE 3-2

OVERALL MIXED USE CONVERSION FACTORS

PEAK HOUR
‘ AM PM
STARTING LAND USE | UNITS?| ENDING LAND USE |UNITS| IN_ [OUT[TOTAL| IN | OUT | TOTAL| DAILY
Res-Low (SFD) DU |General Commercial | TSF | 012 {0.80] 0.33 | 0.32| 015 | 0.22 | 0.23 !
Res-Medium (SFA) DU |General Commercial | TSF | 0.07 | 0.68| 026 | 026 0.11 | 0.17 | 0.17
Apartment DU |General Commercial | TSF | 0.07 | 0.60| 0.23 | 0.24| 010 | 0.16 | 0.16
General Commercial TSF |Res-Low (SFD) DU | 868 | 1.25] 3.06 | 3.12| 6.71 | 449 | 443
General Commercial TSF |Res-Medium (SFA) DU [ 1394| 146| 3.83 {387 | 942 | 582 | 574
General Commercial TSF |Apartment DU | 1466 167 | 429 | 425]|10.05| 6.32 | 6.24
2 TSF = thousand square feet
DU = Dwelling Units
UnUcJobs\_01200\01232\Excel[01232-32.xIs]T3-2
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TABLE 3-3

ABSOLUTE WORST CASE CONVERSION FACTORS

TIME PERIOD/] CONVERSION
STARTING LAND USE UNITS? | ENDING LAND USE | UNITS DIRECTION FACTOR
Res-Low (SFD) puU General Commercial TSF AM IN 0.12
Res-Medium (SFA) DU General Commercial TSF AM IN 0.07
Apartment DU General Commercial TSF AM IN 0.07
General Commercial TSF  |Res-Low (SFD) DU AM OUT 1.25
General Commercial TSF  |Res-Medium (SFA) DU AM OUT 1.46
General Commercial TSF  |Apartment DU AM OUT 1.67

2 TSF = thousand square feet
DU = Dwelling Units

U:\UcJobs\_01200\01232\Excel\[01 232-32.xIs]T3-3
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Mid-Rise Apartment

(223)

Average Vehicle Trip Ends vs:
On a:

Number of Studies:
Avg. Number of Dwelling Units:
Directional Distribution;

Dwelling Units
Weekday,

Peak Hour of Adjacent Street Traffic,
One Hour Between 7 and 9 a.m.
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Trip Generation per Dwelling Unit

Average Rale
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Mid-Rise Apartment
(223)

Average Vehicle Trip Ends vs: Dwelling Units
On a: Weekday,
Peak Hour of Adjacent Street Traffic,
One Hour Between 4 and 6 p.m.

Number of Studies: 7
Avg. Number of Dwelling Units: 120
Directional Distribution: 58% entering, K}g% _gxifging

Trip Generation per Dwelling Unit
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High-Rise Apartment
(222)

Average Vehicle Trip Ends vs: Dwelling Units
On a: Weekday,
Peak Hour of Adjacent Street Traffic,
One Hour Between 7 and 9 a.m.

Number of Studies: 17
Avg. Number of Dwelling Units: 420
Directional Distribution:  25% entering, 75% exiting

Trip Generation per Dwelling Unit
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High-Rise Apartment
(222)

Average Vehicle Trip Ends vs:
On a:

Number of Studies:
Avg. Number of Dwelling Units:
Directional Distribution:

Dwelling Units
Weekday,

Peak Hour of Adjacent Street Traffic,
One Hour Between 4 and 6 p.m.

17
420
61% entering, 39% exiting

Trip Generation per Dwelling Unit

Average Rate

Range of Rates

Standard Deviation

0.35

023 - 050 0.59
Data Plot and Equation
400 - ;
. ,// :
s00 4 e e
- /’ N
@ R
ge! R
o - - o
w T
e e
= % e
Q
|&]
S aod o
>
[¢]
o
Q . .
[ . .
g: X :'x/;
i -
= ,’/ .
100 7 e Lt
0 i T i i T ; | T i T ! i i l i ! ! |
0 100 200 300 400 500 600 700 800 900 1000 1100
X = Number of Dwelling Units
X Actual Data Points Fitted Curve ~~ =---e- Average Rate
Fitted Curve Equation: T =0.32(X) + 12.30 R?=0.92
139
Trip Géneration, 8th Edition 37

Institute of Transportation Engineers



140



Attachment No. PC 6

General Plan Land Use Element
Figure LU 23
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Attachment No. PC 7

Lot Line Adjustment
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EXH|B|T aAn SHEET 1 OF 7
CITY OF NEWPORT BEACH

LOT LINE ADJUSTMENT NO. LA 2018 - 004
(LEGAL DESCRIPTION)

EXISTING PARCELS PROPOSED PARCELS

OWNERS AP _NUMBER REFERENCE NUMBER
STARBOARD MACARTHUR SQUARE, LP. 427-172-02 PARCEL 1
STARBOARD MACARTHUR SQUARE, LP. 427-172-03 PARCEL 2
STARBOARD MACARTHUR SQUARE, LP. 427-172-05 & 06 PARCEL 3

PARCEL {1:

LOT 1 OF TRACT NO. 7770, IN THE CITY OF NEWPORT BEACH, COUNTY OF ORANGE, STATE OF
CALIFORNIA, AS PER MAP RECORDED IN BOOK 299, PAGES 15 AND 16 OF MISCELLANEQUS MAPS,
TOGETHER WITH THOSE PORTIONS OF PARCELS 1 AND 2 AS SHOWN ON A MAP FILED IN BOOK 53,
PAGE 13 OF PARCEL MAPS, BOTH IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY,
DESCRIBED AS FOLLOWS:

COMMENCING AT THE CENTERLINE INTERSECTION OF CORINTHIAN WAY AND MARTINGALE DRIVE, AS
SHOWN ON SAID TRACT NO. 7770, THENCE ALONG SAID CENTERLINE OF MARTINGALE DRIVE SOUTH
06°59'31" EAST 495.91 FEET;

THENCE LEAVING SAID CENTERLINE SOUTH 85%55'37" WEST 34.84 FEET TO THE WESTERLY LINE OF
SAID MARTINGALE DRIVE AS SHOWN ON SAID TRACT NO. 7770, SAID POINT BEING ON A
NON-TANGENT CURVE, CONCAVE WESTERLY, HAVING A RADIUS OF 90.00 FEET, A RADIAL LINE
THROUGH SAID POINT BEARS SOUTH 89°21'49” EAST;

THENCE NORTHERLY ALONG SAID CURVE 11.98 FEET THROUGH A CENTRAL ANGLE OF 073742
THENCE NORTH 06°59'31” WEST 14.65 FEET TO THE TRUE POINT BEGINNING;

THENCE LEAVING SAID WESTERLY LINE OF MARTINGALE DRIVE SOUTH 85%55'37" WEST 324.79 FEET;
THENCE SOUTH 42'56'12" WEST 51.51 FEET TO A POINT ON A NON-TANGENT CURVE, CONCAVE
SOUTHWESTERLY, HAVING A RADIUS OF 634.00 FEET, A RADIAL LINE THROUGH SAID POINT BEARS
NORTH 47%59'42" EAST;

THENCE NORTHWESTERLY ALONG SAID CURVE 81.22 FEET THROUGH A CENTRAL ANGLE OF 07°20'25";
THENCE NORTH 49°20'43" WEST 217.66 FEET TO THE BEGINNING OF A CURVE, CONCAVE EASTERLY,
HAVING A RADIUS OF 15.00 FEET;

THENCE NORTHWESTERLY, NORTHERLY, AND NORTHEASTERLY ALONG SAID CURVE 23.56 FEET
THROUGH A CENTRAL ANGLE OF 90°00°00" TO THE SOUTHEASTERLY LINE OF SCOTT DRIVE AS SHOWN
ON SAID TRACT NO. 7770;

THENCE ALONG SAID SOUTHEASTERLY LINE NORTH 40°3917" EAST 486.55 FEET TO THE BEGINNING
OF A CURVE, CONCAVE SOUTHERLY, HAVING A RADIUS OF 15.00 FEET;

THENCE NORTHEASTERLY, EASTERLY, AND SOUTHEASTERLY ALONG SAID CURVE 19.22 FEET THROUGH
A CENTRAL ANGLE OF 73-23'53" TO THE SOUTHWESTERLY LINE OF SAID CORINTHIAN WAY;

THENCE ALONG SAID SOUTHWESTERLY LINE SOUTH 65'56'50" EAST 204.85 FEET TO THE BEGINNING
OF A CURVE, CONCAVE SOUTHWESTERLY, HAVING A RADIUS OF 15.00 FEET;

THENCE SOUTHEASTERLY ALONG SAID CURVE 15.43 FEET THROUGH A CENTRAL ANGLE OF 58%57'19"
TO THE WESTERLY LINE OF SAID MARTINGALE STREET;

THENCE ALONG SAID WESTERLY LINE SOUTH 06°59'31" EAST 439.84 FEET THE TRUE POINT OF
BEGINNING.

CONTAINING 5.080 ACRES.

JN:1618—001-01
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EXH|B|T aAn SHEET 2 OF 7
CITY OF NEWPORT BEACH

LOT LINE ADJUSTMENT NO. LA 2018 - 004
(LEGAL DESCRIPTION)

EXISTING PARCELS PROPOSED PARCELS

OWNERS AP _NUMBER REFERENCE NUMBER
STARBOARD MACARTHUR SQUARE, LP. 427-172-02 PARCEL 1
STARBOARD MACARTHUR SQUARE, LP. 427-172-03 PARCEL 2
STARBOARD MACARTHUR SQUARE, LP. 427-172-05 & 06 PARCEL 3

PARCEL 2:

THAT PORTION OF PARCEL 1, IN THE CITY OF NEWPORT BEACH, COUNTY OF ORANGE, STATE OF
CALIFORNIA, AS SHOWN ON A MAP FILED IN BOOK 53, PAGE 13 OF PARCEL MAPS, IN THE OFFICE OF
THE COUNTY RECORDER OF SAID COUNTY, DESCRIBED AS FOLLOWS:

COMMENCING AT THE CENTERLINE INTERSECTION OF CORINTHIAN WAY AND MARTINGALE DRIVE, AS
SHOWN ON TRACT NO. 7770, RECORDED IN BOOK 299, PAGES 15 AND 16, IN THE OFFICE OF SAID
COUNTY RECORDER;

THENCE ALONG SAID CENTERLINE OF MARTINGALE DRIVE SOUTH 06'59'31" EAST 495.91 FEET;
THENCE LEAVING SAID CENTERLINE SOUTH 85%55'37" WEST 34.84 FEET TO THE WESTERLY LINE OF
SAID MARTINGALE DRIVE AS SHOWN ON SAID TRACT NO. 7770 AND THE TRUE POINT OF BEGINNING;
THENCE LEAVING SAID WESTERLY LINE SOUTH 85'55'37" WEST 15.96 FEET TO THE BEGINNING OF A
CURVE, CONCAVE SOUTHEASTERLY, HAVING A RADIUS OF 1.50 FEET;

THENCE WESTERLY, SOUTHWESTERLY, AND SOUTHERLY ALONG SAID CURVE 2.36 FEET THROUGH A
CENTRAL ANGLE OF 90°00°007;

THENCE SOUTH 04'04'23" EAST 16.50 FEET;

THENCE SOUTH 85°55'37" WEST 52.00 FEET;

THENCE NORTH 04°04'23" WEST 16.50 FEET TO THE BEGINNING OF A CURVE, CONCAVE
SOUTHWESTERLY, HAVING A RADIUS OF 1.50 FEET;

THENCE NORTHERLY, NORTHWESTERLY, AND WESTERLY ALONG SAID CURVE 2.36 FEET THROUGH A
CENTRAL ANGLE OF 90°00'00%

THENCE SOUTH 85°55'37" WEST 74.00 FEET,;

THENCE NORTH 04°04'23” WEST 26.60 FEET;

THENCE NORTH 8555'37” EAST 144.40 FEET TO SAID WESTERLY LINE OF MARTINGALE DRIVE;
THENCE SOUTH 06°59'31” EAST 14.65 FEET TO THE BEGINNING OF A CURVE, CONCAVE EASTERLY,
HAVING A RADIUS OF 90.00 FEET;

THENCE SOUTHERLY ALONG SAID WESTERLY LINE AND CURVE 11.98 FEET THROUGH A CENTRAL ANGLE
OF 07°37°42” TO THE TRUE POINT OF BEGINNING.

CONTAINING 0.110 ACRES.

PARCEL 3:

PORTIONS OF PARCEL 1 AND 2, IN THE CITY OF NEWPORT BEACH, COUNTY OF ORANGE, STATE OF CALIFORNIA,
AS SHOWN ON A MAP FILED IN BOOK 53, PAGE 13 OF PARCEL MAPS, IN THE OFFICE OF THE COUNTY
RECORDER OF SAID ORANGE COUNTY, DESCRIBED AS FOLLOWS.

COMMENCING AT THE CENTERLINE INTERSECTION OF CORINTHIAN WAY AND MARTINGALE DRIVE, AS SHOWN ON
TRACT NO. 7770, RECORDED IN BOOK 299, PAGES 15 AND 16, IN THE OFFICE OF SAID COUNTY RECORDER;
THENCE ALONG SAID CENTERLINE OF MARTINGALE DRIVE SOUTH 06°59'31” EAST 495.91 FEET;
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EXHIBI-I- uAu SHEET 3 OF 7
CITY OF NEWPORT BEACH

LOT LINE ADJUSTMENT NO. LA 2018 - 004
(LEGAL DESCRIPTION)

EXISTING PARCELS PROPOSED PARCELS

OWNERS AP _NUMBER REFERENCE NUMBER
STARBOARD MACARTHUR SQUARE, LP. 427-172-02 PARCEL 1
STARBOARD MACARTHUR SQUARE, LP. 427-172-03 PARCEL 2
STARBOARD MACARTHUR SQUARE, LP. 427-172-05 & 06 PARCEL 3

PARCEL 3 (CONTINUED):

THENCE LEAVING SAID CENTERLINE SOUTH 8555'37" WEST 34.84 FEET TO THE WESTERLY LINE OF SAID
MARTINGALE DRIVE AS SHOWN ON SAID TRACT NO. 7770 AND TRUE POINT OF BEGINNING;

THENCE LEAVING SAID WESTERLY LINE SOUTH 85°55'37" WEST 15.96 FEET TO THE BEGINNING OF A CURVE,
CONCAVE SOUTHEASTERLY, HAVING A RADIUS OF 1.50 FEET;

THENCE WESTERLY, SOUTHWESTERLY, AND SOUTHERLY 2.36 FEET THROUGH A CENTRAL ANGLE OF 90°00'00";
THENCE SOUTH 04'04'23" EAST 16.50 FEET;

THENCE SOUTH 85%55'37" WEST 52.00 FEET;

THENCE NORTH 04'04'23" WEST 16.50 FEET TO THE BEGINNING OF A CURVE, CONCAVE SOUTHWESTERLY,
HAVING A RADIUS OF 1.50 FEET;

THENCE NORTHERLY, NORTHWESTERLY, AND WESTERLY 2.36 FEET THROUGH A CENTRAL ANGLE OF 90°00'00";
THENCE SOUTH 85%5'37" WEST 74.00 FEET;

THENCE NORTH 04'04'23" WEST 26.60 FEET;

THENCE SOUTH 85'55'37" WEST 180.39 FEET;

THENCE SOUTH 42%56'12" WEST 51.51 FEET TO THE NORTHEASTERLY LINE OF DOVE STREET AS SHOWN ON
SAID TRACT NO. 7770, SAID POINT ALSO BEING A POINT ON A NON-TANGENT CURVE, CONCAVE
SOUTHWESTERLY, HAVING A RADIUS OF 634.00 FEET, A RADIAL LINE THROUGH SAID POINT BEARS NORTH
47°59'42" EAST,

THENCE SOUTHEASTERLY ALONG SAID NORTHEASTERLY LINE AND CURVE 52.47 FEET THROUGH A CENTRAL
ANGLE OF 04'44'31" TO THE SOUTHERLY LINE OF SAID PARCEL 1;

THENCE ALONG SAID SOUTHERLY LINE NORTH 85%5'37" EAST 319.97 FEET TO SAID WESTERLY LINE OF
MARTINGALE, SAID POINT ALSO BEING A POINT ON A NON—TANGENT CURVE, CONCAVE EASTERLY, HAVING A
RADIUS OF 50.00 FEET, A RADIAL LINE THROUGH SAID POINT BEARS SOUTH 8556'14° WEST;

THENCE ALONG SAID WESTERLY LINE AND CURVE 21.58 FEET THROUGH A CENTRAL ANGLE OF 24'43'53" TO A
POINT OF REVERSE CURVE HAVING A RADIUS OF 90.00 FEET, A RADIAL LINE THROUGH SAID POINT BEARS
NORTH 6919°53" WEST;

THENCE NORTHEASTERLY AND NORTHERLY ALONG SAID CURVE 31.47 FEET THROUGH A CENTRAL ANGLE OF
20°01'56" TO THE TRUE POINT OF BEGINNING.

CONTAINING 0.500 ACRES.

THIS DOCUMENT WAS PREPARED BY ME OR UNDER MY DIRECTION.

Aot & L= 9/07/2018

| I o

KURT R. TROXELL, L.S. 7854 DATE:
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EXH|B|T ’;B” SHEET 4 OF 7

(MAP)
EXISTING PARCELS PROPOSED PARCELS
OWNERS AP NUMBER REFERENCE NUMBER
STARBOARD MACARTHUR SQUARE, LP. 427-172-02 PARCEL 1
STARBOARD MACARTHUR SQUARE, LP. 427-172-03 PARCEL 2
STARBOARD MACARTHUR SQUARE, LP. 427-172-05 & 06 PARCEL 3
LEGEND: NOTES: 1) SEE SHEET 5 FOR DATA TABLES.
EXISTING PROPERTY LOT LINE 2) SEE SHEET 7 FOR EASEMENT NOTES.
NEW LOT LINE o
— —— —— —  LOT LINE TO BE REMOVED / 0,9/4,7
— —— —— —  RIGHT OF WAY LINE / X 2 "
— CENTERLINE / POC
——————— EASEMENT LINE & e
DENOTES PLOTTED EASEMENT ~/@d
S

/

TRACT No. 7770 C4
M.M. 208/16-16

Af—

SCALE: 1"=120

|

"31"E 454.49 495.91"

—
—
— C—

7" PARCEL 3
SLoA0)

I
P.M.B. 53/18  PARCEL 1 T Cl=ls
PARCEL 2 5080 AC. /  © Ar & \
2
/ P.MB. 53/13 M2 |
PARCEL 1 wl o
5 =
/ PARCEL 2 3;\ = |
0.110 AC. 9|
I____/_____?A/g.]g____ 2:\
\\\ 5 \
/ o)~ |
2 |
|
|

R 0.500 AC. |
NB555 37 319.97 \3§§Z§§’l§,"_w
——————————————— —(RAD
SEE SHEET 5 N
9/07/2018
DATE:
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EXH|B|T aBu SHEET 5 OF 7
CITY OF NEWPORT BEACH
LOT LINE ADJUSTMENT NO. LA 2018 - 004
(MAP)
EXISTING PARCELS PROPOSED PARCELS
OWNERS AP _NUMBER REFERENCE NUMBER
STARBOARD MACARTHUR SQUARE, LP. 427-172-02 PARCEL 1
STARBOARD MACARTHUR SQUARE, LP. 427-172-03 PARCEL 2
STARBOARD MACARTHUR SQUARE, LP. 427-172-05 & 06 PARCEL 3
LEGEND: ‘
EXISTING PROPERTY LOT LINE \
NEW LOT LINE » -
WLY LINE OF >
— —— —— —  LOT LINE TO BE REMOVED MARTINGALE DRIVE\ e
_———— - RIGHT OF WAY LINE H—Q hg; w
_ CENTERLINE v T g =
N - K-
< (&)
! B
/ SCALE: 1"=60’ s &
TPOB. | 5|
/ PARCEL 1 PCL 1 2 J
5.080 AC. _S_89§21_iirg”£_\ cC/D)\ (25
o\ ,7/ S8555'37°W  324.79' (RAD) ™ o E
O PARCEL 3 oA . —CB L
0.500 AC 7400 < TPOB
<, ' R S85%55'37"W I PCL 2 &
A SE'LY LINE PCL 1 5500 o
@%@@ $8555'37°W rord
by
N85'5537°E  319.97 . 0)7>~
NE'LY LINE DOVE \\\_S_8§°_5§’14L"_W_
STREET CURVE DATA (RAD)
NO. | DELTA | RADIUS | LENGTH —
C1 [ 12°0456" | 634.000 | 133.69’
C2 [ 9000°00" | 15.00° 23.56’
C3 [ 732353" | 15.00° 19.22
UINE TABLE C4 | 585719° | 15.00° 15.43
C5 [ 27739°38" | 90.00° 43.45
NO. | BEARING | LENGTH C6 | 24'4353" | 50.00’ 21.58’
LT | S855537°W | 34.84 C7 [ 900000" | 1.50° 2.36
L2 | S855537°W | 15.96 C8 [ 900000" | 1.50° 2.36
L3 | S040423°E | 16.50 C9 | 044431" | 634.00° | 52.47
L4 | NO4'0423°W | 1650 C10 | 2001°56” | 90.00° 31.47
L5 | NO4'0423°W | 26.60° C11 | 07°37°42” | 90.00° 11.98’
L6 | N06'59'31"W | 14.65 C12 | 072025" | 63400 | 81.22
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EXHIB"— uC’v SHEET 6 OF 7

CITY OF NEWPORT BEACH
LOT LINE ADJUSTMENT NO. LA 2018 - 004
(SITE PLAN)
EXISTING PARCELS PROPOSED PARCELS
OWNERS AP NUMBER REFERENCE NUMBER
STARBOARD MACARTHUR SQUARE, LP. 427-172-02 PARCEL 1
STARBOARD MACARTHUR SQUARE, LP. 427-172-03 PARCEL 2
STARBOARD MACARTHUR SQUARE, LP. 427-172-05 & 06 PARCEL 3
LEGEND: NOTES: 1) SEE SHEET 7 FOR EASEMENT NOTES.

EXISTING PROPERTY LOT LINE
NEW LOT LINE
-_— - = LOT LINE TO BE REMOVED
-_—-_——— = RIGHT OF WAY LINE

— CENTERLINE
——————— EASEMENT LINE
DENOTES PLOTTED EASEMENT

2) BUILDINGS SHOWN TO BE DEMOLISHED.
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KURT R. TROXELL, L.S. 7854 DATE:
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EXHIB"- aC’v SHEET 7 OF 7

CITY OF NEWPORT BEACH

LOT LINE ADJUSTMENT NO. LA 2018 - 004
(EASEMENT NOTES)

EXISTING PARCELS PROPOSED PARCELS

OWNERS AP _NUMBER REFERENCE NUMBER
STARBOARD MACARTHUR SQUARE, LP. 427-172-02 PARCEL 1
STARBOARD MACARTHUR SQUARE, LP. 427-172-03 PARCEL 2
STARBOARD MACARTHUR SQUARE, LP. 427-172-05 & 06 PARCEL 3

EASEMENTS:

1.

A PERPETUAL AIR OR FLIGHT EASEMENT, FROM OR TO THE ORANGE COUNTY AIRPORT, SAID EASEMENTS
AND RIGHTS BEING MORE PARTICULARLY DESCRIBED AND DEFINED IN AND GRANTED TO THE COUNTY OF
ORANGE BY DEED RECORDED MARCH 17, 1964 IN BOOK 6965, PAGE 721, OFFICIAL RECORDS, UPON THE
TERMS, COVENANTS AND CONDITIONS THEREIN. THE PLANES ABOVE WHICH SAID EASEMENT LIES ARE
MORE PARTICULARLY DESCRIBED IN SAID DEED AND SHOWN ON A MAP THEREIN REFERRED TO.

NOTE: SAID EASEMENT IS BLANKET IN NATURE AND NOT PLOTTABLE

AN EASEMENT FOR INGRESS AND EGRESS AND INCIDENTAL PURPOSES IN THE DOCUMENT
RECORDED SEPTEMBER 08, 1972 AS BOOK 10316, PAGE 114 OF OFFICIAL RECORDS.

AN EASEMENT FOR UNDERGROUND LINES AND INCIDENTAL PURPOSES, RECORDED AS BOOK 10571, PAGE
384 OF OFFICIAL RECORDS.

IN FAVOR OF: SOUTHERN CALIFORNIA EDISON COMPANY, A CORPORATION
AFFECTS: PARCEL A, AS DESCRIBED THEREIN
NOTE: THE TERMS, PROVISIONS AND CONDITIONS CONTAINED IN A DOCUMENT ENTITLED

‘CONSENT TO BUILDING ENCROACHMENT”, EXECUTED BY AND BETWEEN SOUTHERN
CALIFORNIA EDISON COMPANY AND MACARTHUR SQUARE, A GENERAL PARTNERSHIP,
RECORDED JUNE 19, 1990 AS INSTRUMENT NO. 90-323807 OFFICIAL RECORDS.

COVENANTS, CONDITIONS, RESTRICTIONS AND EASEMENTS IN THE DOCUMENT RECORDED AS BOOK 11170,
PAGE 232 OF OFFICIAL RECORDS.

DOCUMENT(S) DECLARING MODIFICATIONS THEREOF RECORDED AS BOOK 11454, PAGE 820 OF OFFICIAL
RECORDS.

DENOTES PLOTTED EASEMENT
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Attachment No. PC 8

Affordable Housing Implementation Plan
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NEWPORT CROSSINGS
AFFORDABLE HOUSING IMPLEMENTATION PLAN AND DENSITY BONUS APPLICATION
RESUBMITTED AUGUST 28, 2018

Prepared by

Springbrook . il

Realty Advisors, Inc.
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NEWPORT CROSSINGS
AFFORDABLE HOUSING IMPLEMENTATION PLAN AND DENSITY BONUS APPLICATION
AUGUST 28,2018

Project Description & Affordability Level

Starboard Realty Partners, LLC (“Starboard”) is proposing the Newport Crossings mixed-use
development on a 5.19 net acre site located in the Newport Place Planned Community. The site
is generally bounded by Corinthian Way to the northeast, Martingale Way to the east, Scott Drive
to the northwest, and Dove Street to the southwest. The Newport Beach General Plan designates
the project site as Mixed-Use Horizontal 2 (MU-H2) and the zoning is Planned Community 11,
Newport Place (PC 11). The site is developed as a shopping center with multiple tenants; the
shopping center is currently occupied by only a few remaining tenants. The Newport Crossings
development will consist of 350 residential units and 7,500 square feet of commercial space to be
developed on the site. Adjacent to the site Starboard intends to dedicate a 0.5-acre public park to
the City of Newport Beach in compliance with the Development Standards (defined below).

The Newport Place Development Standards (“Development Standards™) provide for a maximum
residential density of 50 dwelling units per acre. The project is planned to consist of 259 units
based on the current maximum residential density per the Development Standards (“Base” units)
and 91 density bonus units. The Development Standards also provide that 30 percent of the Base
units within a residential development shall be affordable to Lower Income households. Lower
Income Households, as defined in California Health and Safe Code Section 50079.5, are defined
as households earning 80 percent or less of area median income, adjusted for family size. The
affordable housing requirement for this project is 78 units (30% of 259 Base units).

Eligibility for Density Bonus and Compliance with Newport Place Development Standards
Affordability Requirements

In order to meet most of the project’s affordable housing requirements, Starboard will be
providing 52 units (20% of Base units) affordable to Lower Income households (“Required
Density Bonus Lower Income Units”). This will comply with the provisions of Government Code
Section 65915 and Section 20.32 of the City’s Zoning Code applicable to a 35% density bonus
and will also provide a majority of the affordable units required by the Newport Place
Development Standards. Rents for the Required Density Bonus Lower Income Units will be
computed in accordance with Health and Safety Code Sec. 50053, as required by Government
Code Section 65915(c)(1). To meet the remainder of the affordable units required by the
Development Standards, the project will provide 26 units affordable to Lower Income households
(“Development Standards Additional Lower Income Units”). Rents for those units will be
computed based on income limits for Lower Income households, as published annually by the
Department of Housing and Community Development.
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Density Bonus Computation and Term of Affordability

The density bonus computation for the project per Government Code Section 65915 is shown
below:

Table 1
Density Bonus Computation
Net Acres 5.19
Allowable Density 50 per acre
Allowable Units Utilized Before Density Bonus 259
Density Bonus Utilized (35%) 91
Total Units 350

Starboard intends to operate the apartment project as a rental community. The 52 Required
Density Bonus Lower Income Units will remain rent restricted for a minimum of 55 years, per
Government Code Section 65915(c)(1), well in excess of the 30-year affordability term set
forth in the Development Standards. Rents for the 26 Development Standards Additional
Affordable Units will remain restricted for the required 30-year term.

Reduction in Parking

The Newport Crossings project meets the criteria of subdivision (b) of Government Code Sec.
65915 and Section 20.32.030 of the City’s Zoning Code by providing more than ten percent
(10%) of the total units of a housing development (excluding any units permitted by the density
bonus awarded pursuant to that section) for Lower Income households.

Government Code Section 65915(p) and Section 20.32.040 of the City’s Zoning Code provides
the following:

(1) Upon the request of the developer, no city, county, or city and county shall
require a vehicular parking ratio, inclusive of handicapped and guest parking, of a
development meeting the criteria of subdivision (b), that exceeds the following
ratios:

a. Zero to one bedrooms: one onsite parking space.
b. Two to three bedrooms: two onsite parking spaces.

(2) If the total number of parking spaces required for a development is other than a
whole number, the number shall be rounded up to the next whole number. For
purposes of this subdivision, a development may provide “onsite parking” through
tandem parking or uncovered parking, but not through street parking.
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Table 2 below is a summary of Government Code Sec. 65915 parking requirements vs. spaces
to be provided:

Table 2
Parking Requirements
Stalls/Unit Total Stalls
Number of Per Gov. Per Gov.

Unit Type Units Code 65915 Code 65915
Studio 29 1.0 29
1 BR 197 1.0 197
2BR 124 2.0 248
TOTAL PARKING STALLS REQUIRED - 350 147 474
RESIDENTIAL UNITS
TOTAL PARKING STALLS PROVIDED - 661
RESIDENTIAL UNITS'
PARKING PROVIDED IN EXCESS OF 187
MINIMUM REQUIREMENTS
Parking Provided for Retail/Leasing 79
TOTAL PARKING STALLS PROVIDED 740

1. Includes 6 EVCS stalls.

Starboard requests that parking requirements be calculated in accordance with Government Code
Sec. 65915(p). As shown above, the project will provide 661 onsite parking spaces for its
residential units which is 187 spaces in excess of the requirements of Sec. 65915 (p).

Development Incentive Request

Pursuant to Government Code Section 65915(d)(1) and Section 20.32 of the City’s Zoning Code,
Starboard is entitled to two concessions or incentives as a result of providing at least twenty
percent (20%) of the units as affordable for Lower Income households. Starboard requests the
following development incentive:

Section V.F.1 of the Development Standards provide that “Affordable units shall reflect
the range of numbers of bedrooms provided in the residential development project as a
whole.” Starboard requests that the 78 Lower Income units be provided utilizing the unit
mixes as shown on the following page:
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As required by Government Code Sec. 65915(d)(1)(A), this incentive will result in additional
rental income for the project as well as construction cost reductions for the affordable units,
which will provide for the affordable rents to be set in accordance with Government Code Sec.

65915(c)(1).

Starboard reserves the right to request the second incentive or concession in the future.

Table 3

Unit Mix
Development
Required Density Standards
Bonus Lower |Additonal Lower| Total Affordable

Unit Type | Total Units | Income Units' Income Units® Units

Studio 29 13 7 20
1 Bedroom 197 38 18 56
2 Bedroom 124 1 1 2

Total 350 52 26 78

Development Standards Waiver Request

Government Code Sec. 65915(e)(1) provides that a city or county may not apply any
development standard (including height limits) that will have the effect of physically precluding
the construction of a density bonus project at the density permitted under the density bonus
statute. For the Newport Crossings project, certain features are required to project beyond the
55-foot height limit set forth by Section V.A. of the Development Standards. Those features are:

1. Stair towers - the Building Code and Newport Beach Fire Department require stair

towers that extend to the roof.

2. Elevator over runs - The elevator manufacturer requires an elevator over run (tower)

that extends beyond the 55' height limit.
3. Mechanical equipment - Located on top of the roof.

4. Parapets - CalOSHA requires fall protection that is 42" above the roof surface to

protect workers from falling off the roof.

5. Portions of the parking structure and rooftop deck. These items are necessary for
marketing purposes to meet the expectations of prospective tenants.
parking provided will also reduce the impact of the project on parking availability on

neighboring streets.

Starboard requests in accordance with Government Code Sec. 65915(¢e)(1), that a waiver be
granted above the 55-foot height limit. Without this waiver, the project will not be able to
accommodate the 350 units permitted by the Development Standards and Government Code Sec.

65915.

Income Limits and Examples of Eligible Tenants for Affordable Homes

The additional
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Low Income Households are defined as households whose gross income does not exceed 80%
of area median income, adjusted for household size. Table 4 on the following page shows the
maximum income limits as determined by the U.S. Department of Housing and Urban
Development and the California Department of Housing and Community Development (“HCD”)
for Low Income households with household sizes appropriate for Newport Crossings:
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Table 4
Maximum Income Limits

Low Income Units
Maximum Annual
Household Size Income - 2018
1 Person $61,250
2 Person 70,000
3 Person 78,750
4 Person 87,450

Higher income limits apply to larger families; those families however are not considered to be a
target market for Newport Crossings, where the unit mix consists of studios, one-bedroom, and
two-bedroom apartment homes.

The 78 affordable homes that Starboard will provide will be rented to eligible Low Income
Households. As shown in Table 4, Low Income Households includes incomes ranging from
$61,250 per year for a one-person household to $87,450 per year for a four-person household.
As such this could include City employees, school district employees, health care professionals,
and other occupations which provide needed services to our community. While household size,
overtime pay, summer jobs, or second jobs may affect eligibility, the income limits above are
reflective of pay to many public or health care sector workers, as shown in Table 5 below:

Table 5
Examples of Qualifying Salaries
Information
Position Pay Range Source Comments
Librarian 1 57,179-80,433 City 1 Will qualify.
Paralegal 62,129-87,422 City 1 Will qualify except possibly upper end of
pay range.
Police Officer 66,185-118,872 City 1 Lower to middle areas of pay range will
qualify.
Hoag Memorial Hospital Registered Nurse 74,880-85,280 Glassdoor  Will qualify except possibly upper end of
Website  pay range.
Newport-Mesa Unified School District Teacher 54,043-82,689 NMUSD Credentialed teacher with no advanced
Website 2 €ducation or with Masters and up to 9
years experience will qualify except
possibly upper end of pay range.

The pay ranges shown above are as of 2017 and are subject to update. Retired persons or couples
or young business professionals starting their careers may also qualify to rent the affordable
homes at Newport Crossings. In order to provide opportunities to workers to live in one of the
affordable homes, the City could provide guidelines providing for acceptance of applications on

! Derived from open job listings on City website May 2017
2 Derived from teacher pay scale listing on NMUSD website
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a priority basis from classes of individuals who qualify under the income limits in effect. The
guidelines could provide for priority treatment for police officers, firemen, other City employees,
employees of the local school district, and employees of major health care institutions or other
categories identified by the City for priority treatment.

Rental Rate Limits for Affordable Homes

The 52 Required Density Bonus Lower Income Units shall be rented at an affordable rent
calculated in accordance with the provisions of Section 50053 of the Health and Safety Code.
Section 50053 of the Health and Safety Code limits affordable rent to 30% of total income for a
Low Income household, as calculated in Table 6 below. That section also requires that the rent
for a studio unit assumes a one-person household for rent calculation purposes, a one-bedroom
unit assumes a two-person household, and a two-bedroom unit assumes a three-person household.
The rents calculated are then adjusted by a utility allowance as determined annually by the County
of Orange Housing & Community Services Department. As of November 1, 2017, the reduction
for the utility allowance is $96.00 per month for a studio unit, $104.00 per month for a one-
bedroom unit, and $132.00 per month for a two-bedroom unit. The utility allowance utilized
assumes gas cooking, gas space heating, gas water heating, as well as water, and sewer, and trash
fees which will be paid by the tenant.

The 26 Development Standards Additional Lower Income Units will be rented at an affordable
rent calculated based on 30% of the income limits for Lower Income households, as published
annually by the Department of Housing and Community Development. Those rents will be
calculated at 30% of total income utilizing the income limits for Lower Income households as
shown in Table 4. Assumptions of household size for each type of unit and utility allowances
are consistent with the prior paragraph.
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Table 6
Maximum Rents by Bedroom Count

Maximum Maximum Utility Affordable
Bedrooms Annual Rent | Monthly Rent | Allowance Rent
Low Income - Density Bonus
-60% of AMI’®
Studio $11,682 $974 $96 $878
1 Bedroom 13,347 1,112 104 1,008
2 Bedroom 15,021 1,252 132 1,120
Low Income - Development
Standards- 80% of AMI*
Studio $18,375 $1,531 $96 $1,435
1 Bedroom 21,000 1,750 104 1,646
2 Bedroom 23,625 1,969 132 1,837

Starboard will enter into an affordable housing agreement, in recordable form, with the City prior
to obtaining the first building permit for any residential unit. That agreement will ensure that the
maximum rents for the affordable apartment homes will be calculated using the methodologies
as utilized in Table 6. The rental rates shown will be updated prior to the commencement of rental
activities and on an ongoing basis to reflect then current income limits, utility allowances, and
any changes in applicable regulations and statutes.

Unit Mix, Design, and Location of Affordable Homes

While the exact location of each of the affordable homes within the Newport Crossings site
has not yet been determined, the affordable homes will be spread throughout the development
to avoid concentration of affordable homes in any area. The affordable homes shall be
comparable in the quality of construction and exterior design to the market rate homes. As
provided for in the Development Standards, all affordable homes will have access to the
facilities and amenities offered by the development.

Requested City of Newport Beach Assistance

Financial Assistance

3 Rents for Required Density Bonus Lower Income units calculated in accordance with Section 50053 of the Health
and Safety Code.

4 Rents for Development Standards Additional Lower Income Units calculated based on income limits for Lower
Income households, as published annually by the Department of Housing and Community Development.
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Starboard is not requesting any direct financial assistance from the City of Newport Beach for
this project.
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1. Introduction

1.1 INTRODUCTION

This Final Environmental Impact Report (FEIR) has been prepared in accordance with the California
Environmental Quality Act (CEQA) as amended (Public Resources Code §§ 21000 et seq.) and CEQA
Guidelines (California Code of Regulations §§ 15000 et seq.).

According to the CEQA Guidelines, Section 15132, the FEIR shall consist of:
(a) The Draft Environmental Impact Report (DEIR) or a revision of the Draft;
(b) Comments and recommendations received on the DEIR either verbatim or in summary;
(c) Alist of persons, organizations, and public agencies comments on the DEIR;

(d) The responses of the Lead Agency to significant environmental points raised in the review

and consultation process; and
(¢) Any other information added by the Lead Agency.

This document contains responses to comments received on the DEIR for the Newport Crossing Mixed Use
Project during the public review period, which began November 30, 2018, and closed, January 14, 2019. This
document has been prepared in accordance with CEQA and the CEQA Guidelines and represents the
independent judgment of the Lead Agency. This document and the circulated DEIR comprise the FEIR, in
accordance with CEQA Guidelines, Section 15132.

1.2 FORMAT OF THE FEIR

This document is organized as follows:
Section 1, Introduction. This section describes CEQA requirements and content of this FEIR.

Section 2, Response to Comments. This section provides a list of agencies and interested persons commenting
on the DEIR; copies of comment letters received during the public review period, and individual responses to
written comments. To facilitate review of the responses, each comment letter has been reproduced and assigned
a number: A-1 through A-14 for letters received from agencies and organizations, and I-1 for letters a received
from one individual. Individual comments have been numbered for each letter and the letter is followed by

responses with references to the corresponding comment numbet.

February 2019 Page 1-1
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NEWPORT CROSSINGS MIXED USE PROJECT (PA2017-107) FINAL EIR
CITY OF NEWPORT BEACH

1. Introduction

Section 3. Revisions to the Draft EIR. This section contains revisions to the DEIR text and figures as a result
of the comments received by agencies and interested persons as described in Section 2, and/or typographical
errors and omissions discovered subsequent to release of the DEIR for public review.

The responses to comments contain revisions that will be added to the text of the FEIR. City of Newport
Beach staff has reviewed the revisions and determined that none of the revisions constitute significant new
information that requires recirculation of the DEIR for further public comment under CEQA Guidelines
Section 15088.5. None of the revisions indicate that the project will result in a significant new environmental
impact not previously disclosed in the DEIR. Additionally, none of this material indicates that there would be
a substantial increase in the severity of a previously identified environmental impact that will not be mitigated,
ot that there would be any of the other circumstances requiring recirculation described in Section 15088.5.

1.3 CEQA REQUIREMENTS REGARDING COMMENTS AND RESPONSES

CEQA Guidelines Section 15204 (a) outlines parameters for submitting comments, and reminds persons and
public agencies that the focus of review and comment of DEIRs should be “on the sufficiency of the
document in identifying and analyzing possible impacts on the environment and ways in which significant
effects of the project might be avoided or mitigated. Comments are most helpful when they suggest additional
specific alternatives or mitigation measures that would provide better ways to avoid or mitigate the significant
environmental effects. At the same time, reviewers should be aware that the adequacy of an EIR is determined
in terms of what is reasonably feasible. ...CEQA does not require a lead agency to conduct every test or
perform all research, study, and experimentation recommended or demanded by commenters. When
responding to comments, lead agencies need only respond to significant environmental issues and do not need
to provide all information requested by reviewers, as long as a good faith effort at full disclosure is made in the
EIR”

CEQA Guidelines Section 15204 (c) further advises, “Reviewers should explain the basis for their comments,
and should submit data or references offering facts, reasonable assumptions based on facts, or expert opinion
supported by facts in support of the comments. Pursuant to Section 15064, an effect shall not be considered
significant in the absence of substantial evidence.” Section 15204 (d) also states, “Each responsible agency and
trustee agency shall focus its comments on environmental information germane to that agency’s statutory
responsibility.”” Section 15204 (e) states, “This section shall not be used to restrict the ability of reviewers to
comment on the general adequacy of a document or of the lead agency to reject comments not focused as
recommended by this section.”

In accordance with CEQA, Public Resources Code Section 21092.5, copies of the written responses to public
agencies will be forwarded to those agencies at least 10 days prior to certifying the environmental impact report.

Page 1-2 PlaceWorks
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2. Response to Comments

Section 15088 of the CEQA Guidelines requires the Lead Agency (City of Newport Beach) to evaluate
comments on environmental issues received from public agencies and interested parties who reviewed the

DEIR and prepare written responses.

This section provides all written responses received on the DEIR and the City of Newport Beach’s responses

to each comment.

Comment letters and specific comments are given letters and numbers for reference purposes. Where sections

of the DEIR are excerpted in this document, the sections are shown indented. Changes to the DEIR text are
shown in underlined text for additions and strikeeunt for deletions.

The following is a list of agencies and persons that submitted comments on the DEIR during the public review

period.
Number
Reference Commenting Person/Agency Date of Comment Page No.
Agencies & Organizations
A1 California Cultural Resource Preservation Alliance December 3, 2018 2-3
A2 Irvine Ranch Water District December 6, 2018 2-7
A3 Orange County Fire Authority December 19, 2018 2-11
Ad Department of Toxic Substances Control January 3, 2019 2-15
A5 City of Irvine January 7, 2019 2-23
A6 The Kennedy Commission January 10, 2019 2-27
A7 Santa Ana Unified School District January 10, 2019 2-33
A8 South Coast Air Quality Management District January 11, 2019 2-39
A9 California Department of Transportation January 11, 2019 2-47
A10 Airport Land Use Commission January 14, 2019 2-51
A1 OC Public Works January 14, 2019 2-57
A12 Wittwer Parkin, LLP (for Southwest Regional Council of Carpenters) January 14, 2019 2-61
A13 Gabrielefio Band of Mission Indians — Kizh Nation December 17, 2018 2-89
A14 State Clearinghouse January 15, 2019 2-93
Individuals
11 Jim Mosher January 14, 2019 2-105
February 2019 Page 2-1
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2. Response to Comments

LETTER A1 — California Cultural Resource Preservation Alliance (1 page)

California Cultural Resource Preservation Alliance, ine.
P.0. Box 54132 An alliance of American Indian and scientific communities working for
Irvine, CA 92619-4132 the preservation of archaeological sites and other cultural resources.

December 3, 2018

Jaime Murillo, Senior Planner
City of Newport Beach

Re: Draft Environmental Impact Report for Newport Crossings Mixed Use Project
Dear Mr. Murillo:

Thank you for the opportunity to review the above-mentioned Draft Environmental Impact Report.

We concur with the determination that the project area is considered moderately sensitive for buried
resources. Given the urban development, the mitigation measures presented in 5.4.7 that include retaining
a qualified archaeologist to periodically monitor ground-disturbing activities and to a lesser extent,
training project construction workers to recognize archacological resources seem appropriate. We also Al-1
coneur with the measures to be taken should cultural materials including human remains be discovered.
Since the project includes a public park, there 1s an opportunity for preservation. Finally, we suggest that a
culturally related Native American monitor also be retamed 1o periodically monitor ground-disturbing
activities.

Sincerely,

- - ~T i G
,/'-:.’.,."_::-c.f-«f_ /‘3’””;’-’-/* A
¥ ','\:f;

Patricia Martz, Ph.D.
President
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2. Response to Comments

Al. Response to Comments from California Cultural Resource Preservation Alliance, Patricia
Martz, President, dated December 3, 2018.

Al-1

The commenter concurs with the findings, conclusions and mitigation measures outlined
in Draft EIR Section 5.4, Cultural Resources. The commenter also suggests that a culturally-
related Native American monitor be retained to periodically monitor ground-disturbing
activities at the project site. No impacts to tribal cultural resources were identified. As
described in Section 5.15, Tribal Cultural Resources, of the Draft EIR, no Native American
tribes responded to the City’s AB 52 consultation request or requested mitigation
measures.

In response to this comment, however, Mitigation Measure CUL-1 on pages 5.4-10 and
5.4-11 of Draft EIR Section 5.4 has been revised, as follows. The revision is also provided
in Chapter 3, Revisions to the Draft EIR, of the Final EIR. The revision does not change the
findings or conclusions of the Draft EIR. Changes made to the Draft EIR are identified
here in stritkeenttext to indicate deletions and in bold underlined text to signify additions.

5.4 CULTURAL RESOURCES

Impact 5.4-2
CUL-1 Prior to the issuance of a grading permit by the City of Newport Beach, the

project applicant shall retain a qualified archaeologist to periodically monitor
ground-disturbing activities onsite and provide documentation of such
retention to the City of Newport Beach Community Development Director.
The archaeologist shall train project construction workers on the types of
archaeological resources that could be found in site soils. The archaeologist
shall periodically monitor project ground-disturbing activities. During
construction activities, the project applicant shall allow representatives
of cultural organizations, including traditionally-/culturally-affiliated
Native American tribes (e.g., Gabrielefio Band of Mission Indians-

Kizh Nation, Juanefio Band of Mission Indians Acjachemen Nation),

to access the project site on a volunteer basis to monitor grading and
excavation activities. If archaeological resources are encountered, all

construction work within 50 feet of the find shall cease, and the archaeologist
shall assess the find for importance and whether preservation in place
without impacts is feasible. Construction activities may continue in other
areas. If, in consultation with the City and affected Native American tribe

(as deemed necessary), the discovery is determined to not be important,

work will be permitted to continue in the area. Any resource that is not Native
American in origin and that cannot be preserved in place shall be curated at
a public, nonprofit institution with a research interest in the materials, such

February 2019
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as the South Central Coastal Information Center at California State
University, Fullerton.
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LETTER A2 — Irvine Ranch Water District (1 page])

2. Response to Comments

Qo

Irvine Ranch

WATER RISTRICT

December 6, 2018

Jaime Murillo, Senior Planner

City of Newport Beach

Community Development Department
100 Civic Center Drive

Newport Beach, CA 92660

Dear Jaime Murillo:

located in Newport Beach.

Sincerely,

ity

Fiona M. Sanchez
Director of Water Resources

ec: Jo Ann Corey, IRWD

EIVE
1’&:_1'_.';:! E0 &)
COMMUNITY
NEVELOPMENT

NEC 10 2018

GITY OF

wpot Rﬁ&‘\

Re: Notice of Availability - Newport Crossings Mixed Use Project EIR

Irvine Ranch Water District (IRWIX) has reviewed the Notice of Availability (NOA) for the
Draft Environmental Impact Report (DEIR) for the Newport Crossings Mixed Use Project,

IRWD wishes to reiterate the comments indicated in our November 17, 2017, comment letter
towards the project’s Notice of Preparation (NOP). IRWD understands that this project
should have no impacts to IRWD since the project is outside IRWD's service area. If this is
not correct or if there are any future changes 1o the project which could impact IRWD's
facilities, Newport Beach is required to notify IRWD.

IRWD appreciates the opportunity to review the NOP for the Newport Crossings Mixed Use
Project EIR. If you have any questions, please contact the undersigned or Jo Ann Corey,
Environmental Compliance Specialist at (949) 453-5326.

A2

Irvime Ramch Water District « 13600 Sand Canyon Ave., Irving, CA G2618 « Malling Address: PO, Box STOD0, Irving, CA 92619-TO00 » 043-453-5300 « wasrwd.com

February 2019
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2. Response to Comments

A2, Response to Comments Irvine Ranch Water District, Fiona. M. Sanchez, Director of Water
Resources, dated December 6, 2018.

A2-1 The commenter noted that the project site is outside of the Irvine Ranch Water District’s
(IRWD) service area and, as such, the project would not impact IRWD. As confirmed in
Draft EIR Section 5.16, Ufilities and Service Systems, the City of Newport Beach Water
Services, and not IRWD, provides water to the project site.

February 2019 Page 2-9
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LETTER A3- Orange County Fire Authority (1 page)

JoAnn Hadfield

From:
Sent:
To:
Subject:

this project.

Have a great day.

Tame

ra Rivers

ent Analy

Murillo, Jaime <JMurillo@newportbeachca.gov=

Wednesday, December 15, 2018 9:30 AM

Jorge Estrada; JoAnn Hadfield

FW: Motice of Availability Newport Crossings Mixed Use Froject

From: Rivers, Tamy <TamyRiversi@ocfa.org>

Sent: Wednesday, December 19, 2018 9:04 AM

To: Murillo, Jaime <]Murillo@newportbeachca.gov>

Subject: Notice of Availability Newport Crossings Mixed Use Project

Thank you for the opportunity to review subject document. Orange County Fire Autharity has no comments regarding | 4.4

ge County Fire Authority
Office: 714-573-6159

tamyrivers@ocfa.crg

We visualize problems and solutions through the eyes of those we serve.

February 2019
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A3. Response to Comments from Orange County Fire Authority, Tamera Rivers, Management
Analyst, dated December 19, 2019.
A3-1 The comment does not concern the content or adequacy of the Draft EIR. The comment
is acknowledged.
February 2019
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LETTER A4 — Department of Toxic Substances Control (4 pages)

\(‘ Department of Toxic-Substances Control

Barbara A, Lee, Director

January 3, 2019

Mr. James Murillo

Senior Planner

City of Newport Beach

Community Development Department
100 Civic Center Drive

Newport Beach, California 92660
JMurillo@newportbeachca.gov

DRAFT ENVIRONMENTAL IMPACT REPORT, NEWPORT CROSSING MIXED USE
FROJECT (PA 2017-107), NEWPORT BEACH, CALIFORNIA
STATE CLEARINGHOUSE #2017101067

Dear Mr. Murillo:

The Department of Toxic Substances Control (DTSC) reviewed the Draft Environmental
Impact Report (DEIR) received from the City of Newport Beach (City) as lead agency,
dated Movember 2018, for the Newport Crossing Mixed Use Project (Project), located in
Newport Beach, California.

The Project proposal is to demolish an existing 5.69-acre-shopping center known as
MacArthur Square to build a multistory building that would house 350 apartment units,
2,000 square feet of “casual-dining" restaurant space, 5,500 square feet of retail space,
and a 0.5-acre public park.

The site was formerly used as an agricultural land from 1938 to 1963 and developed to
a commercial use in phases from the early 1970s through the 1980s. Two dry cleaners
operated formerly onsite: (1) Green Hanger Cleaners reportedly operated at

4250 Scott Drive from 2002 through 2015 and (2) Enjay Cleaners, operated onsite at
1701 Corinthian Way, Suite H from 1984 to 1997. In addition, the east adjoining

4341 McArthur Boulevard building contains a dry cleaner tenant which has been in
operation since 1996. Chlorinated solvent was used by the former Enjay Cleaners and
petroleum-based solvents were used by Green Hanger.

""ﬂi‘;ﬁf&?m 5796 Corporate Avenua Edmund G. HJ;WJ!-
Environmenisl Proiection CYP"EE’Su California 90630

Ad-1

A4-2
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NEWPORT CROSSINGS MIXED USE PROJECT (PA2017-107) FINAL EIR
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2. Response to Comments

Mr. James Murillo
January 3, 2019
Page 2

Former investigations along the project site boundary detected perchloroethylene (PCE)
in the sub slab at concentrations exceeding acceptable residential regulatory levels
using the California Human Health Hazard Screening Level (CHHSL) of 0.48 microgram
per liter{pgf) for residential land use. PCE was also detected at concentrations above
the residential screening levels. As a result, the Project includes a proposal for a
passive ventilation system as a vapor intrusion mitigation measure (MM HAZ-1) in the
DEIR for Impact 5.7-2.

DTSC recommends that mitigation measures for Impact 5.7-2 should also include
further investigation, human health risk assessment, and remediation including a land
use covenant and monitoring to ensure this mitigation will be protective of public health
in perpetuity. DTSC comments are listed below.

1. Soeil Vapor Sampling and testing: 2013, Page 5.7-8. A typographical error was
noted for CHHSL which stands for California Human Health Screening Level, not
California Health Hazard Screening Levels as stated on this page.

2. Soil and Soil Vapor Sampling and Testing: 2017, Page 5.7-9 and Onsite Soil and
Soil Vapor Testing Results, Page 5.7-18. Both sections conclude that the
detections of PCE were likely associated with regional groundwater impacts
because higher concentration of PCE in soil gas was detected at 15 feet below
ground surface (bgs) compared with concentrations at 5 feet bgs. This
conclusion may be inadequate as PCE may have migrated vertically over time.
Based on Appendix F3 (Phase |l Investigation Report, dated April 22, 2013), soil
vapor samples were not collected beneath the former Enjay Cleaners but along
the project site boundary.

In addition, the Site was used for agricultural land from 1938 to 1963. Appendix
F1 (Phase | Environmental Site Assessment) does not consider historical
agricultural use as a recognizable environmental condition due to the site
redevelopment. DTSC recommends that agricultural related chemicals,
organochlorineg pesticides (OCP), be considered as potential chemicals of
concern as the OCPs may have been spread across the site. There is no
information regarding whether during development of the commercial shopping
center, the shallow soils were removed for offsite disposal or reused onsite. If
reused onsite, historical contamination may have been distributed in these areas.
Soail investigation is needed to determine whether the soil beneath the project site
was impacted by the former use of OCPs.

In conclusion, the sources of the potential releases and potential chemicals of
concern were not properly identified and investigated at the project site. There is
no sufficient investigation data to demonstrate that the VOC detected in soil
vapor samples are associated with the groundwater impacts. Further soil, soil
vapor and groundwater investigations are recommended for the project site,

42
contd

43

Ad-d

Ad-5
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Mr. James Murillo
January 3, 2019
Page 3

DTSC recommends the soil gas investigations be conducted in accordance with
DTSC Advisory-Active Soil Gas Investigation
(https:/iwww.dtsc.ca.gov/SiteCleanup/upload/Vl ActiveScilGasAdvisory FINAL.p 245
df) and Final Guidance for Evaluation and Mitigation of Subsurface Vapor cantd
Intrusion to Indoor Air
(https:/www.dtsc.ca.goviAssessingRisk/upload/Final VIG Oct 2011.pdf)

3. Human Health Risk Assessment 2017, Page 5.7-9. Based on the Appendix F3a,
only soil vapor samples at 5 feet bgs were used for human health risk
assessment. The human health risk assessment should include soil gas
samples taken at 15 feet bgs. Groundwater should also be considered in the
human health risk assessment if it is impacted by PCE. Risk to human health
should be re-assessed after the extent of soil gas and groundwater
contamination is fully defined. This assessment will then be used to design the 246
vapor mitigation system and associated monitoring program. DTSC
recommends the multi-media human health risk assessment be conducted in
accordance with the Preliminary Endangerment Assessment Guidance Manual,
section 2.5
(https:/fwww.dtsc.ca.gow/PublicationsForms/upload/PEA Guidance Manual.pdf)
and Human Health Risk Assessment (HHRA) Note 4
(hitps./'www.dtsc.ca.gov/AssessingRisk/upload/NOTE-4-HHRA-Number-4-
October-2016-revision-2016-10-26-FINAL-2 . pdf)

4. Section 5.7.3.1 Regulatory Requirements, Page 5.7.15. RR HAZ-1 addresses
the transportation of any project-related hazardous materials and hazardous
waste. Please note that transportation of hazardous waste should also be
transported in accordance with California Code of Regulations, title 22, division
4.5, chapter 13.

Ad-7

5. Section 5.7.7 Mitigation Measures, Page 5.7-21. MM HAZ-1 requires a passive
ventilation system for the proposed project. Please note that a land use
covenant and long-term monitoring is required because the site was not
remediated to meet the residential land use. In addition, confirmation sampling
(e.g., indoor sampling or sub-slab sampling) is recommended after the Ad-§
installation of a vapor mitigation measure to verify the effectiveness of the
mitigation measure. DTSC recommends any vapor intrusion mitigation be
implemented in accordance with DTSC Vapor Intrusion Mitigation Advisory
(https:/iwww dtsc.ca.gov/SiteCleanup/upload/VIMA Final Oct 20111.pdf).

6. Any further investigation, hurman health risk assessment, vapor intrusion
mitigation measures and remediation should be overseen by a regulatory agency
with jurisdiction to oversee hazardous substance cleanup. Due to the potential of | 443
vapor intrusion into residential properties, DTSC's oversight is recommended. A
request for DTSC's oversight can be found at:

February 2019
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Mr. James Murillo
January 3, 2019
Page 4

https./iwww.dtsc.ca.gov/SiteCleanup/Brownfields/voluntary-agreements- 249

guide.cfm (click on "Request for lead Agency Oversight Application®), contd

DTSC looks forward to a conference call or a meeting to discuss further DTSC's
concemns regarding this project. Should you have any questions regarding this letter,
please contact me at (714) 484-5392 or e-mail chiarin.yen@dtsc.ca.qov.

Sincerely,

CHeTEH

Chia Rin Yen

Environmental Scientist

Brownfields Restoration and School Evaluation Branch
Site Mitigation and Restoration Program

aralcylyg

cc:  Governor's Office of Planning and Research (via e-mail)
State Clearinghouse
P.O. Box 3044

Sacramento, California 95812-3044
State.clearinghouse@opr.ca.qov

Mr. Dave Kereazis (via e-mail)

Office of Planning & Environmental Analysis
Department of Toxic Substances Control
dave kereazis@dtsc.ca.gov

Ms. Yolanda M. Garza (via e-mail)

Brownfields Restoration and School Evaluation Branch
Site Mitigation and Restoration Program
yolanda.garza@dtsc.ca.gov
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A4. Response to Comments from Department of Toxic Substances Control, Chia Rin Yen,
Environmental Scientist, dated January 3, 2019.

A4-1

A4-2

A4-3

A4-4

A4-5

The comment does not concern the content or adequacy of the Draft EIR. The
Department of Toxic Substances Control’s (DTSC) summary of the project description
is acknowledged.

The comment does not concern the content or adequacy of the Draft EIR. DTSC
summary of the project site history and site investigations and findings is acknowledged.

Responses to the individual comments raised by DTSC’s are provided herein.

The typographical error under the Soi/ VVapor Sampling and Testing: 2013 discussion on page
5.7-8 of Draft EIR Section 5.7, Hazards and Hazardous Materials, has been revised, as
follows. The revisions are also provided in Chapter 3, Revisions to the Draft EIR, of the
Final EIR. Changes made to the Draft EIR are identified here in strikeeut-text to indicate
deletions and in bold underlined text to signify additions.

Soil Vapor Sampling and Testing: 2013

The 2013 Phase 11 investigation included three subslab soil-vapor samples collected from
directly beneath the slab below the former dry cleaner at 4250 Scott Drive. In addition,
seven subsurface soil vapor samples were collected from the property perimeter at depths
of 5 feet bgs. The PCE concentration in one of the three subslab samples was 0.73 pug/L
(that is, 0.73 part per billion), above the California Health Hazard Health Screening Level
(CHHSL) of 0.48 pg/L for residential land use; concentrations in the other two samples
were below the CHHSL. The location this sample was taken from is shown in Figure 5.7-
1, Sozl and Soil Vapor Sampling Locations. Soil vapor samples from two of the seven locations
sampled on the site perimeter yielded PCE concentrations of 1.5 and 1.4 pg/L,
respectively, also above the CHHSL for residential use. One location is on the northwest
site boundary, and the other is on the northern part of the eastern site boundary (see
Figure 5.7-1). The concentrations of PCE detected indicated groundwater contamination
may be present.

DTSC is recommending the following additional studies and analysis be conducted for
the project site:

*  Soil vapor samples be collected from beneath the former Enjay Cleaners.
* Additional soil samples be collected site-wide for analysis of OCPs.

* Additional soil vapor samples be collected in accordance with DTSC Advisory for
Active Soil Gas Investigation and DTSC Final Guidance for Evaluation and
Mitigation of Subsurface Vapor Intrusion to Indoor Air.

February 2019
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Groundwater samples be collected to show that PCE in deeper soil gas is associated
with regional groundwater impacts.

Following are response to the additional studies and analysis requested by DTSC:

L]

DTSC’s statement that “based on Appendix F3 (Phase II Investigation Report, dated
April 22, 2013), soil vapor samples were not collected beneath the former Enjay
Cleaners but along the project site boundary” is not accurate as the report does
present results for three sub-slab samples that were collected from beneath the former
Enjay Cleaners. These soil vapor sample results were at low levels and are not
indicative of a release to soil having occurred. In order to confirm that a release did
not occur, soil samples from the beneath the former Enjay Cleaners should be
collected after demolition of the existing structures in that area.

Because much of Orange County was used in the past for agricultural land, residual
pesticides can often be detected at low concentrations in near-surface soil. The City
agrees with the conclusion of the Phase I report that redevelopment of the site has
likely further reduced these concentrations. However, because a public park is planned
and the DTSC will be concerned with dermal contact, it may be prudent to collect
surface (or near-surface) soil samples from the proposed park area to document the
absence of, or presence of, low concentrations of residual pesticides. The area of the
Project planned for the public patk is currently under asphalt or existing buildings.
Sample collection for analysis of OCPs would be completed in the area where the
park will be constructed after demolition of the existing structures. Based on our
experience sampling similar sites for residual OCPs, it is likely that concentrations will
be below levels of concern or at levels that do not pose significant human health risks
to future site development. In the unlikely event that OCPs are discovered and are
determined to be RCRA hazardous waste or California-only hazardous waste, affected
soils will be removed consistent with State protocols.

PCE in soil gas appears to be a result of downward migration of vapors. This is
supported by two facts: (1) soil vapors are lowest in the sub-slab vapor and the highest
in the deeper soil gas samples collected at 15 feet bgs (groundwater may be
encountered at approximately 20 feet bgs); and (2) there were no detections of PCE
in any soil samples collected from the soil vapor sample locations. The average PCE
concentration in soil vapor at 15 feet bgs is less than 3 pg/I. For PCE, soil gas levels
may not become a threat to impact groundwater until they exceed 100 pg/L.! To verify
this, AECOM back-calculated the equilibrium concentration (Ceq) expected after 5
years for a GW concentration of 5 pg/L of PCE (MCL). The Ceq would be

1 Sources: https:/ /iavi.rti.org/attachments/Resources/Hartman_-
_Soil_Gas_Sampling Methods_and_Approaches_for_VI_Assessments.pdf and
file:///C:/Users/jestrada/ AppData/Local/Microsoft/ Windows/INetCache/Content.Outlook/S840ZOHA / The%20Downward
%20Migration%200f%20Vapors.htm.
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approximately 180 pg/L. Multiplying by the dimensionless Henry’s Law Constant for
PCE (0.754) gives a corresponding soil gas concentration of approximately 135 pg/L.
This supports the statement that for PCE, soil gas levels may not become a threat to
impact groundwater until they exceed 100 pg/L. For the project site, the greatest soil
vapor concentration of PCE was 4.4 pg/L (and was faitly near groundwater).
Dividing by Henry’s Law Constant for PCE (0.754) gives a Ceq of less than 6 pg/L
and an expected PCE concentration in groundwater of less than 0.2 pg/L after 5
years. If contact time with groundwater is less than 5 years, which is more typical, the
expected PCE concentration in groundwater at this Site would be less than 0.01 pg/L.
Collection of groundwater samples to show that PCE in deeper soil gas is associated
with regional groundwater impacts is not warranted because the planned passive
ventilation system will be installed to mitigate vapors already detected.

A4-6 In response to this comment, PCE in soil gas is more likely a result of downward
migration of vapors and not associated with regional groundwater impacts. Any increase
in the estimated cancer risk for the residential land use scenario shown by further soil
vapor samples would be reduced through the passive ventilation system. It is anticipated
that these results will not significantly affect the current design of the planned vapor
mitigation system, as required by Mitigation Measures HAZ-1.

A4-7 In response to the commenter, the text for regulatory requirement RR HAZ-1 on pages
5.7-15 and 5-7-16 of Draft EIR Section 5.7, Hagards and Hazardons Materials, has been
revised, as follows. The revisions are also provided in Chapter 3, Revisions to the Draft EIR,
of the Final EIR. Changes made to the Draft EIR are identified here in strikeeut-text to
indicate deletions and in bold underlined text to signify additions.

RR HAZ-2 Any project-related hazardous waste generation, transportation, treatment,
storage, and disposal will be conducted in compliance with the Subtitle C of
the Resource Conservation and Recovery Act (Code of Federal Regulations,
Title 40, Part 263), including the management of nonhazardous solid wastes
and underground tanks storing petroleum and other hazardous substances.
The proposed project will be designed and constructed in accordance with
the regulations of the Orange County Environmental Health Department,
which serves as the designated Certified Unified Program Agency and which
implements state and federal regulations for the following programs: (1)
Hazardous Waste Generator Program, (2) Hazardous Materials Release
Response Plans and Inventory Program, (3) California Accidental Release
Prevention, (4) Aboveground Storage Tank Program, and (5) Underground
Storage Tank Program. Transportation of hazardous waste will also be
transported in accordance with California Code of Regulations, Title
22, Division 4.5, Chapter 13.
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A4-8

A4-9

After demolition of existing structures, additional soil and soil gas sampling in the area of
the former Enjay Cleaners may be warranted to determine if concentrations are
decreasing, limited in extent, and in soil or soil gas or both. With limited soil removal
and/or soil vapor extraction, levels which are suitable for unrestricted use of the land
could be achieved and a land use covenant would not be required. If the vapor mitigation
measure is implemented in accordance with DTSC Vapor Intrusion Mitigation Advisory,
an operation and maintenance (O&M) plan should be prepared and include general
guidelines for monitoring, including establishing baseline conditions and number and
frequency of monitoring events necessary to meet the performance goals and measures.

In response to the commenter, the following mitigation measure has been added to further
reduce the significant impact already identified under Impact Statement 5.7-2, of Draft
EIR Section 5.7, Hazgards and Hazardons Materials. Subsection 5.7.7, Mitigation Measures, of
Section 5.7 has been revised, as follows. The revisions are also provided in Chapter 3,
Revisions to the Draft EIR, of the Final EIR. The additional mitigation measure does not
change the findings, conclusions, or recommendations of the Draft EIR and does not
result in the identification of any new or increased significant impacts. Also, the revisions
do not constitute the type of significant new information that requires recirculation of
the Draft EIR for further public comment under CEQA Guidelines Section 15088.5.
Changes made to the Draft EIR are identified here in strikesut-text to indicate deletions
and in bold underlined text to signify additions.

5.7.7  Mitigation Measures
Impact 5.7-2

MM HAZ-2 Prior to issuance of the first building permit, soil and soil vapor samples
shall be collected from beneath the former Enjav Cleaners and soil

samples shall be collected from beneath the proposed 0.5-acre public

park site and tested for PCE and OCPs, respectively. The results shall be
submitted to the Orange County Health Care Agency and City Building

Official. In the event that soil concentrations exceed site-specific cleanup

goals, affected soils shall be removed and properly treated/disposed of.
Should soil vapor concentrations exceed site-specific cleanup goals,

short-term soil vapor extraction and treatment shall be performed to

reduce soil vapor concentrations.
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LETTER A5 — City of Irvine (2 pages)

January 7, 2019

Mr. Jamie Murilio

City of Newport Beach

Community Development Department
100 Civic Center Drive

Newport Beach, CA 92660

Subject: Draft Environmental Impact Report (PA2017-107) for the Newport
Crossings Mixed Use Project located in the City of Newport Beach

Dear Mr. Murillo:

Staff reviewed the Draft Environmental Impact Report (DEIR) for the Newport Crossings
Mixed Use project in the City of Newport Beach. The project site is within the Newport
Place Planned Community of the Airport Area, and bounded by Corinthian Way to the
northeast, Martingale Way to the east, Scott Drive to the northwest, and Dove Street to
the southwest. The proposed project involves demolishing an approximately 58,277 A5
square-foot shopping center to develop a mixed use site consisting of 350 residential
units, 2,000 square feet of casual dining restaurant space, 5,500 square feet of
commercial space, and a 0.5-acre public park.

Staff completed its review and offers the following comments on the project:

1. The City recommends including the following study area intersections:
+ Jamboree/l-405 ramps
« Jamboree/Michelson
« Jamboree/Dupont

Additionally, the arterial segments should include City of Irvine roadways that are
bounded by 1-405 to the north, MacArthur to the west, and Jamboree to the east.

2. On Page 5.14-4, under the City of Irvine section, discuss how a significant impact
also occurs when the proposed project causes the study area intersection to] 53
operate from an acceptable level of service to an unacceptable level of service.
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Mr. Jamie Murillo
January 7, 2018
Page 2

If you have any questions, you may contact me at 949-724-6364 or at
jequina@cityofirvine.org.

Sincerely,

'.Ir__,,_.,-o-‘"'

A\
Jusfin Equina
Associate Planner

cc:  Kerwin Lau, Manager of Planning Services
Bill Jacobs, Principal Planner
Lisa Thai, Supervising Transportation Analyst
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A5. Response to Comments from City of Irvine, Justin Equina, Associate Planner, dated January
7, 2019.
A5-1 The comment does not concern the content or adequacy of the Draft EIR. The comment

is acknowledged.

A5-2 The commenter requested that three additional intersections, beyond those analyzed in
the Traffic Impact Analysis (TTA) prepated for the proposed project, be analyzed, and
that the arterial segments include certain City of Irvine roadways. The TIA, which is
included as Draft EIR Appendix |, includes the relevant study area intersections in Irvine.
As noted in the S#udy Area subsection/discussion of the TIA (see page J-9), the study area
locations were selected in consultation with the City of Irvine. The project’s trip
distribution, as presented in the TIA, shows nominal AM and PM peak-hour project-
related traffic on the intersections and segments along Jamboree Road in Irvine that were
not analyzed, including those requested by the commenter. Approximately five percent of
the project’s total traffic would travel on Jamboree Road north of Dupont Drive, which
is approximately 6 AM peak-hour trips (5 northbound and 1 southbound), 4 PM peak-
hour trips (2 northbound and 2 southbound), and 54 daily trips.

Furthermore, the project’s traffic volume contribution is less than 0.001 of the peak-hour
lane capacity and daily segment capacity of Jamboree Road. As such, the project would
not significantly impact the intersections of Jamboree Road/Dupont Drive, Jamboree
Road/Michelson Drive, and Jamboree Road/1-405 ramps, ot the Jamboree Road segment
north of Dupont Drive. In addition, the project is not anticipated to add vehicles to
Dupont Drive or Michelson Drive. Based on the preceding, the project study area is not
required to be expanded to include additional Irvine intersections or segments.

A5-3 In response to the commenter, the text on page 5.14-4 of Draft EIR Section 5.14,
Transportation and Traffic, has been revised, as follows. The revisions are also provided in
Chapter 3, Revisions to the Draft EIR, of the Final EIR. The text revisions do not change
the findings, conclusions, or recommendations of the TIA or Draft EIR and do not result
in the identification of any new or increased significant impacts. Changes made to the
Draft EIR are identified here in strikeeuttext to indicate deletions and in bold underlined
text to signify additions.

5.14 TRANSPORTATION AND TRAFFIC

City of Irvine

In Irvine, LOS E (peak hour ICU less than or equal to 1.00) is considered acceptable in
the Irvine Business Complex (IBC) intersections. At other study area intersections in
Irvine, LOS D (peak hour ICU less than or equal to 0.90) is acceptable. AtJeswine

5 sHon-would-operate-at-unaceeptab vels—o v e
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an-aeeeptableJevel of servieeorto-no-projecteonditions—At Irvine intersections and,

if project traffic causes the study area intersection level of service to drop from

acceptable to unacceptable level of service, mitigation is required, where feasible,

to bring the intersection back to an acceptable level of service or to no project

conditions. Also, if the intersection would operate at unacceptable level of service

and the project contribution is 0.02 or greater, mitigation is required, where

feasible, to bring intersection back to an acceptable level of service ot to no project
conditions.
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LETTER A6 — The Kennedy Commission (3 pages)

Working for systemie change resulting in ithe production of homes affordable (o Ovange € ouniy’

January 10, 2019

woarw_kennedy commission arg
17701 Cowan Ave., Suite 200

Irvine, CA 92604
G4 250 (08
Fax G40 263 0647

Mr. Jaime Murillo, Senior Planner
City of Newport Beach

3300 Newport Blvd.

Newport Beach, CA 92658-8913

RE: Newport Crossings Mixed-Use Development Draft Environmental Impact Report
Dear Mr. Murillo:

The Kennedy Commission (the Commission) is a coalition of residents and community
organizations that advocates for the production of homes affordable for families earning less than
520,000 annually in Orange County. Formed in 2001, the Commission has been successful in
partnering with Orange County jurisdictions to create effective housing policies that have led to
the new construction of homes affordable to lower income working families.

As the City considers how to effectively address the housing needs for all income segments of
the community, the Commission urges the City to support and approve the proposed
Newport Crossings Mixed-Use development that will set aside 78 units to lower income
working households. The Commission supports planning efforts in developing new homes that
provide a community benefit, such as affordable homes to lower income working families. The
proposed Newport Crossing Mixed-Use development will not only provide quality and
affordable homes for the City"s work foree, but it will alse build and contribute to 2 more
economically competitive and opportunity rich community. In addition, locating hames such as
affordable homes near job centers (i.e. John Wayne airport and corporate offices), mass transit
and neighborhood amenities will create a more walkable, healthier and sustainable Newport
Beach.

Affordability for Lower Income Households

To address the City’s existing and projected housing needs, Newport Place Planned Community
was amended in 2012 to facilitate the development of affordable homes in the City, A
residential development overlay was established to allow residential developments that set-aside
30 percent of units affordable 1o lower-income households.! It has been over five vears since the
amendment and the proposed Newport Crossings Mixed-Use development could be the first
development implemented in the Newport Place Planned Community Residential Overlay. The
City should take this golden opportunity and move forward with the proposed Newport Place
project to ensure the implementation of the residential overlay will be successful and come 1o
fruition. In addition, the Newport Crossings proposed developmem was identified in the City's
2014-2021 Houqmg Element as a housing opportunity site (Site 1a, 1b, 1¢ and 1d) in Area 9-
Airport Area.’

! City of Newpon Bench General Plan Housing Element, p, 5-89, September 2013,
* City of Newpari Beach General Plan Housing Element, p. 5-327, Septensher 2013

AG-1

s extremely liw-income households
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Mr. Jaime Murillo
January 10, 2019
Page 2 of 3

Ranked among the tap ten least affordable metropolitan areas in the country®, Orange County is
suffering from an affordable housing crisis. A resident must earn at least $36.08 per hour to
afford a two-bedroom apartment at a fair market rent of $1,876 a month.* Owver the past seven
years, Orange County renters have paid an average of $355 more a month and rents are projected
to continually rise.” During 2000 to 2015, Orange County’s inflation-adjusted median rent
increased by 28 percent while the median renter income decreased by 9 percent.®

The impact of this erisis is dire. Many Orange County renters are rent burdened where they
spend more than 30% of their income towards housing costs. Struggling to make ends meet,
many households take on more jobs or live in overcrowded substandard households, With high
rents, low vacancy rates and an increasing number of residents needing affordable homes, the
supply of affordable homes being built for lower income households has also not kept up with
the demand. An additional 92,738 affordable rental homes are needed to address Orange
County’s housing needs for lower income renters.’

Compared to other cities in Orange County, housing costs are significantly higher and out-of-
reach for many working households in Newport Beach, Ranked second for Southern
California’s most expensive city for renters, Newporl Beach’s average two-bedroom asking rent
was $2,760 a month.* With the serious lack of affordable home and with wages that are not
keeping up with rising rent, many working families, especially those who earn lower wages,
struggle financially to work and live in Newport Beach.

In Newport Beach, tourism is one of the City’s leading industries and it generates substantial
revenue and jobs for the City. Of the top 12 principal employers in the City, four provide leisure
and hospitality services”; however, jobs related to leisure and hospitality services, restaurants and
retail that greatly contributes to the City's tourism market typically offers lower wages, The
average salary for occupations in the tourism market is approximately less than $30,000 a year'?,
which is not enough to rent an apartment home in the City without overpaying and being rent
burdened.

Affordable Homes Decreases Environmental Impacts

With high housing costs and significant lack of affordable homes, many workers and families,
especially those who earn lower wages, struggle financially to live in the city they work in.
These impacts not only hurt workers and families but may also impaet the eity’s economic
competitiveness and attractiveness to major employers to provide jobs. Locating homes,

" Ot of Reach 2018- The High Cost of Housing. Mational Low Ineome Housing Coalition, p, 14, 2018,

" Ot of Reach 2018- The High Cost of Housing, Naticnal Low Income Housing Coalition, p 18, 2018,

* Southern Califomians Sermp o Get By As Avernge Rents Hit $1,%00, Orange County Register, February 15, 2018

“* Califomnin Rents Have Risen to Seme of the Nation's Highest Here's How that Impacts Residents, Orange County Register, Febnuary 15, 2018
" Owange County's Housing Emergency and Propased Solutions, Californin Housing Partnership Corporation, p, 1, May 2018

¥ Marina del Rey, Newpont Beach Have Region's Highest Rents. Lowest? Try Highland, Orange County Register, October 13, 2017,

* City of Newport Beach Comprehensive Financial Annual Report, p, 222, June 30, 20| 7

"OC Comemunity Indicators 2008, p. 31, 20018

AE-2
cont'd

Af-3
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Mr. Jaime Murillo
January 10, 2019
Page 3 of 3

specifically affordable homes, near transit, job centers and neighborhood services will decrease
travel costs and allow individuals to save money and spend it elsewhere in the City. In particular,
the environmental impacts of a development are especially less drastic when a person can afford
to live and spend their money in the same community in which they work in.

[n 2016, the average commute time to work for Orange County residents was approximately 29
minutes and approximately 82% of commuters drove alone.!! Improving location accessibility
and connectivity reduces the dependency for residents, especially for lower income households
and workers, to drive their automobiles. This will lead to decreased environmental impacts, such
as vehicles miles traveled (VMT) and greenhouse gas emissions, which will contribute to the
project’s overall purpose and intent to create a sustainable transit oriented neighborhood. The
project will also align with the Sustainable Communities and Climate Protection Act of 2008 (SB
375) and help the City implement and comply with SB 373 goals of reducing VMT and
greenhouse gas emissions.

The Commission looks forward to partnering with the City to increase affordable home
opportunities for lower income working households in the City, Please keep us informed of any
updates and meetings regarding the Newport Crossings Mixed-Use Development. If yvou have
any questions, please contact me at (94%) 250-0909 or cesarc/@kennedycommission.org.

Sincerely,
sz(_;:/
Cesar Covarrubias

Executive Director

! Profile of Orange County, Southem Califomia Associaton of Govemments, p. 1§, May 2017,

cont'd
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A6. Response to Comments from Kennedy Commission, Cesar Covarrubias, Executive Director,
dated January 10, 2019.

AO6-1 The comment does not concern the content or adequacy of the Draft EIR. The City of
Newport Beach acknowledges the commenters support of the proposed project.

AG-2 The comment does not concern the content or adequacy of the Draft EIR. The comment
is acknowledged.

A6-3 The comment does not concern the content or adequacy of the Draft EIR. The comment
is acknowledged.
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LETTER A7 — Santa Ana Unified School District (2 pages)

Santa Ana Unified School District

Jeremy Cogan, Director af Facilities Planning Slpt'rf&tﬁgm lgftﬂllmls
COMMUNITY
Tanuary 10, 2019 DEVELOPMENT
Jan 1
Jaime Murillo, Senior Planner JaN 11 2019
City of Newport Beach Community Development Department B
100 Civie Center Drive CITY OF
Newport Beach, CA 92660 oy e

Re: Environmental Impact Report for the Newport Crossings Mixed Use Project

Dear Mr. Murillo:

The Santa Ana Unified School District (“District™) appreciates the opportunity to provide the
following comments with respect to the Environmental Impact Report (EIR) for the Newport
Crossings Mixed Use Project (hereafier, “the Project™). The proposed project consists of the
development of 350 multi-story residential units in addition to other retail/mixed use, and is located | 471
on a 5.69-acre project site, The site is currently within the “Adrport Area” planning subarea of the

City of Newport Beach.

The District has an obligation to serve students generated in the project area. The proposed project
lies within the attendance boundaries of the following Distriet schools:

Fuacilitles & Governmental Relafions

Stefanie P. Phillips, Ed.D.

Table 1 — District Schools

Approximate |
School g:i‘: Address Traveling Distance |
) from the Project
Monroe Elementary K-5 | 417 E. Central Ave. 5 miles
McFadden 6-8 | 2701 S. Raitt St. .’ 5 miles A2
Intermediate i
Century High 9-12 | 1401 8. Grand Ave. 5.8 miles

The District™s 2018 School Facilities Needs Analysis, prepared April 27, 2018, finds student
generation factors as follows:

Table 2 — Student Generation

Multi-Family Number of :' Students Potentially
School Level Attached Units | Proposed Units | Generated by the Project
Elementary School 0.2367 350 33
Intermediate School 0.1218 350 43
High School 0.1533 350 54
Tatal 0.5118 350 180 -

1601 East Chestnut Avenue, Santa Ana, CA 92701-6322, (714) 480-5349

Valeriec Amezcua, President » Rigo Rodriguez Ph.D., Vice President
Alfonso Alvarez Ed.D., Clerk = John Palacio, Member

BOARD OF EDUCATION
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As the data in the above table was made available subsequent to outreach to SAUSD, the District
recommends the Draft EIR reflect the newer information.

An analysis of current enrollment, current permanent capacity, and students potentially generated
by the project finds that the District is able to accommodate the anticipated student growth. While
such an analysis considers the capacity to serve additional students, it does not take into
consideration enrollment variations and educational program changes that will impact school
capacity district-wide,

In accordance with Government Code Section 65995, the District requires all new development
within the District to pay fees to help offset the impacts to school facilities from new residential
and commercial/industrial development. The Draft EIR for this project makes note of the State
Allocation Board's adjustment to level-on residential school fees in 2016, however this should be
updated to reflect the SAB's 2018 action. As of September 17, 2018, the District’s developer fees
are as follows:
Table 3 — Impact Fee

Type of Development Fee (effective |
9/17/18)
| Commercial/Industrial §0.61

Residential $3.79

While the developer fees are intended to help offset impacts from the students generated by new
development, the fees may not be sufficient to provide adequate comprehensive school facilities,
including classrooms, athletic equipment and playfields, kitchen and dining facilities, library
space, pools, or other educational or recreational facilities.

Having reviewed the Draft EIR prepared for the Project, the District recommends mitigation
measures in line with the recommendations of the EIR. In addition, at least one reference was
found in the Draft EIR referring to “LAUSD” which should be corrected to “SAUSD™

Pursuant to Public Resources Code section 21092.2, the District requests that the City of Newport
Beach, as lead agency, provide to the Disirict copies of all notices and documents prepared
pursuant to CEQA relative to the project. All notices should be sent to the attention of the Assistant
Superintendent of Facilities & Governmental Relations,

Sincerely,

Director of Facilities Planning
Facilities and Governmental Relations

[ = e

Stefanie P. Phillips, Superintendent

Thomas A. Stekol, Deputy Superintendent

Orin Williams, Assistant Superintendent, Facilities & Government Relations
1601 East Chestnut Avenue, Santa Ana, CA 92701-6322, (714) 480-5349

BOARD OF EDUCATION
Valerie Amezcua, President « Rigo Rodriguez Ph.D., Vice President
Alfonso Alvarez Ed.D., Clerk « John Palacio, Member
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A7. Response to Comments from Santa Ana Unified School District, Jeremy Cogan, Director of
Facilities Planning, dated January 11, 2019.

A7-1

A7-2

A7-3

The comment does not concern the content or adequacy of the Draft EIR. The comment
is acknowledged.

The comment states the number of students potentially generated by the project. As
requested in Comment A7-3, the Draft EIR has been revised to reflect the updated
student generation factors and resultant student generation numbers. See response to
Comment A7-3, below.

The commenter requests that the student generation numbers provided in Draft EIR
Section 5.12, Public Services, be revised to reflect the District’s updated student generation
estimate. As requested, the text on page 5.12-13 of Section 5.12 has been revised, as
follows. The revisions are also provided in Chapter 3, Revisions to the Draft EIR, of the
Final EIR. The text revisions do not change the findings or conclusions of the Draft EIR
and do not result in the identification of any new or increased significant impacts. Changes
made to the Draft EIR are identified here in strikeeut-text to indicate deletions and in
bold underlined text to signify additions.

5.12 PUBLIC SERVICES

Impact Analysis: The proposed project is estimated to generate about 39 180 students—
using SAUSD student generation factors for multifamily units—consisting of 22 83
elementary school students, 8 43 intermediate students, and 9 54 high school students (see
Table 5.12-3).

Table 5.12-3 Estimated Project Student Generation (350 Proposed Multifamily
Units)

Generation Factor per
Household (multifamily
School Level attached units)’ Students Generated

Elementary (K-5) 0:0620 0.2367 2283

Intermediate (6-8) 0:6229 0.1218 843

High (9-12) 0.02510.1533 954

Total 04— 39180

Source: Cogan 20482019.

The three schools serving the project site have sufficient capacities for the proposed
project’s student generation, as shown in Table 5.12-4. Project development would not
require SAUSD to add school capacity as the schools serving the project site would have
more than adequate capacity.

February 2019

Page 2-35

=09



NEWPORT CROSSINGS MIXED USE PROJECT (PA2017-107) FINAL EIR
CITY OF NEWPORT BEACH

2. Response to Comments

A7-4

Table 5.12-4 Project Impacts on School Capacities

Project Student
Existing Available Capacity Generation Available Capacity After
School (from Table 5.12-2)! (from Table 5.12-3) Project Student Generation

Monroe Elementary 191 2283 169 108

School

McFadden

Intermediate School 609 843 60+ 566

Century High School 127 954 11876

Source: Cogan 2018.

Additionally, the need for additional school services and facilities is addressed by
compliance with school impact assessment fees per Senate Bill 50, also known as
Proposition 1A. SB 50—codified in California Government Code Section 65995—was
enacted in 1988 to address how schools are financed and how development projects may
be assessed for associated school impacts. To address the increase in enrollment at
FAUSD SAUSD schools that would serve the Proposed Project, the project
applicant/developer would be required to pay school impact fees to reduce any impacts
to the school system, in accordance with SB 50. These fees are collected by school districts
at the time of issuance of building permits. As stated in Government Code Section
65995(h),

The comment states that the Draft EIR should be updated to reflect the State Allocation
Board’s most recent adjustment to level-on residential school fees. As requested, the text
on page 5.12-11 of Draft EIR Section 5.12 has been revised, as follows. The revisions are
also provided in Chapter 3, Revisions to the Draft EIR, of the Final EIR. The text revisions
do not change the findings or conclusions of the Draft EIR and do not result in the
identification of any new or increased significant impacts. Changes made to the Draft EIR
are identified here in strtkesut-text to indicate deletions and in bold underlined text to
signify additions.

Additionally, the commenter noted that while developer fees are intended to help offset
the students generated by the project, the fees may not be sufficient to provide adequate
comprehensive school facilities. As noted under impact statement 5.12-3 (pages 5.12-13
and 5.12-14) of Draft EIR Section 5.12, pursuant to Government Code Section 65995(h),
“The payment or satisfaction of a fee, charge, or other requirement levied or imposed ...
are hereby deemed to be full and complete mitigation of the impacts of any legislative or
adjudicative act, or both, involving, but not limited to, the planning, use, or development
of real property, or any change in governmental organization or reorganization ... on the

provision of adequate school facilities.”

Page 2-36

PlaceWorks

210



NEWPORT CROSSINGS MIXED USE PROJECT (PA2017-107) FINAL EIR
CITY OF NEWPORT BEACH

A7-5

A7-6

2. Response to Comments

5.12 PUBLIC SERVICES

Regulatory Background
Senate Bill 50 (Chapter 407 of Statutes of 1998) (SB 50)

SB 50 sets forth a state school facilities construction program that includes restrictions on
a local jurisdiction’s ability to impose mitigation for a project’s impacts on school facilities
in excess of fees set forth in Education Code 17620. It establishes three potential limits
for school districts, depending on the availability of new school construction funding
from the state and the particular needs of the individual school districts. Level one is the
general school facilities fees imposed in accordance with Government Code Section 65995
as amended. Level two and three fees are alternate fees that are intended to represent 50
percent or 100 percent of a school district’s school facility construction costs per new
residential construction as authorized by Government Code Sections 65995.5, 65995.6,
and 65995.7. On Hebruary24;2046 September 17, 2018, the State Allocation Board
adjusted the maximum level-one residential school fee to be $3:48 $3.79 per square foot
for residential development;$68-56 and $0.61 per square foot for commercial, industrial,

and senior housing projects;—and—$6-406—per—square—footfor—hotel/motel profeets.
Development fees authorized by SB 50 are deemed by Section 65996 of the California

Government Code to be “full and complete school facilities mitigation.”

The commenter concurs with the mitigation measures outlined in the Draft EIR. The
comment is acknowledged. Also, in response to the commenter’s minor edit requested,
the text on page 5.12-13 of Section 5.12 has been revised, as shown in response to
Comment A7-3, above. The revision is also provided in Chapter 3, Revisions to the Draft
EIR, of the FEIR.

As requested, the City will continue to provide the District with all CEQA-related project
notices and documents in accordance pursuant to Public Resources Code Section 21092.2,
and to the attention of the Assistant Superintendent of Facilities & Government
Relations.
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LETTER A8 — South Coast Air Quality Management District (4 pages)

South Coast
Air Quality Management District

reereny 2 | 865 Copley Drive, Diamond Bar, CA 91765-4178
ARG (909) 306-2000 « www.agmd.gov

SENT WIA E-MAIL AND USPS: Januwary 11, 2019
jmurilloi@newportbeachca.gov

Jaime Murillo, Senior Flanner

City of Newport Beach, Community Development Department

100 Civic Center Drive

Newpornt Beach, CA 92660

Draft Emlrunmental lmrml:t Report {Dmft EIR) for the Proposed

South Coast Air Quality Management District (SCAQMDY) staff appreciates the opportunity to comment on
the above-mentioned document, The following comments are meant as guidance for the Lead Agency and
should be incorporated into the Final EIR.

SCAQMD Staff's Summary of Project Description

The Lead Agency is proposing to demolish 58,277 square feet of the existing structures for the construction
of a mixed-use development consisting of 350 residential units, a 2, 00{0-square-foot restaurant, and 5,500
square fieet of retail uses on 5.69 acres {Proposed Project). The Proposed Project is located on the southeast
corner of Corinthian Way and Scott Drive. Construction of the Proposed Project is expected to occur over
approximately 38 months, beginning in December 20191,

SCAQMD Staff's Summary of Air Quality Analysis

In the Air Quality Analysis section, the Lead Agency quantified the Proposed Project’s construction and
operational emissions and compared those emissions to SCAQMD's regional and localized air guality CEQA
significance thresholds. The Proposed Project would result in a daily maximum of 217 pounds per day
(Ib=/day) of MOx emissions during construction, which would exceed SCAQMD's regional air quality
CEQA significance threshold of 100 Ths/day for NOx.  After the implementation of mitigation measures
(MM AQ-1 through MM AQ-3, construction-related NOx emissions would be mitigated w be less than
significant’. MM AQ-1 would limit the hauling of seil 10 a maximum 269 trucks per day and restrict
overlapping between rough grading and associated soil hauling activities and other construction activities’,
MM AQ-2 would limit the hauling of building demolition debris to a maximum 47 trucks per day and restrict
overlapping between demolition and associated debris hauling activities and other construction activities
such as rough grading and site preparation®. MM AQ-3 would require that construction equipment meet or
exceed the US, EPA Tier 3 emissions standards for off-road diesel-powered construction equipment with
more than 50 horsepower’.

SCAOMD's 2016 Air Quality Management Plan

On March 3, 2017, the SCAQMD’s Governing Board adopted the 20016 Air Quality Management Plan (2016
AQMP)®, which was later approved by the California Air Resources Board on March 23, 2017, Built upon
the progress in implementing the 2007 and 2012 AQMPs, the 2016 AQMP provides a regional perspective
on air quality and the challenges facing the South Coast Air Basin. The most significant air quality challenge

DEIR. Page 5.2-21.

DEIR. Table 5.2-12. Pages 5.2-34 and 35.

DEIR. Page 52.32,

Thiel.

fhid. Pages 5.2-32 and 33,

South Coast Air Quality Management District. March 3, 20017, 206 A Qualiy Monogemess Plan. Accessed  ab:
hirpefwanw sgmd. oo omelibeary/'clean-air-plans air-quality-mgi-plan.
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Jaime Murillo 2= January 11, 2019

in the Basin is to achieve an additional 45 percent reduction in nitrogen oxide (NOx) emissions in 2023 and
an additional 55 percent NOx reduction beyond 2031 levels for ozone attainment,

SCAQMI Stafl”s General Comments

As described in the 2006 AQMP, achieving NOx emissions reductions in a timely manner is critical to
attaining the Mational Ambient Air Quality Standard (NAAQS) for ozone before the 2023 and 2031
deadlines. SCAQMD is committed to attaining the orone MAAQS as expeditiously as practicable.  While
construction-related NOx emissions were mitigated to be less than significant with the implementation of
MM AQ-1 through MM AQ-3, to further reduce WNOx emissions during construction, SCAQMD staff
recommends that the Lead Agency incorporate changes to MM AQ-3 and include additional mitigation
measures in the Final EIR. Details are provided in the attachment.

Conelusion

Pursuant to California Public Resources Code Section 21092.5(a) and CEQA Guidelines Section 15088(h),
SCAQMD stafl requests that the Lead Agency provide SCAQMD staff with written responses to all
comments contained herein prior to the certification of the Final EIR. In addition, issues raised in the
comments should be addressed in detail giving reasons why specific comments and suggestions are not
accepted, There should be good faith, reasoned analysis in response, Conclusory statements unsupported by
factual information will not suffice (CEQA Guidelines Section 15088(c)). Conclusory statements do not
facilitate the purpose and goal of CEQA on public disclosure and are not meaningful or useful to decision
makers and to the public who are interested in the Proposed Project.

SCAQMD staff is available to work with the Lead Agency to address any air quality questions that may arise
from this comment letter. Please contact Robert Dalbeck, Assistant Air Quality Specialist, at
rdalbecki@aqmd.zov or (909) 396-2139, should you have any questions.

Sincerely,

Lijin Sun

Lijin Sun, J. D.

Program Supervisor, CEQA IGR

Planning, Rule Development & Area Sources

Atachment
LS:RI»
ORCIS1205-10
Control Number

Ad-3

con't

Ad-4

AB-5
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Jaime Murillo -3- January 11, 2019

ATTACHMENT

Chverlapping Construction and Operation Scerario

According to the Drafi EIR", construction of the Proposed Project would occur over 38 months
beginning in December 2019 and be completed by the end of January 2023, However, based on a review
of the CalEEMaod output file, SCAQMID staff found that the Proposed Project would be operational in
2022% Therefore, it is recommended that the Lead Agency clarify in the Final EIR if any of the
construction activities would overlap with operation.  In the event that there is an overlapping
construction and operation scenario, SCAQMD staff’ recommends that the Lead Agency identify the
overlapping phases, combine construction emissions with operational emissions, and compare the
combined emissions te SCAQMD’s regional and localized air quality CEQA significance thresholds for
aperation 1o determine the level of significance in the Final EIR. Should the Lead Agency, afler revising
the Air Quality Analysis, find that the Proposed Project’s air quality impacts would be significant, the
Lead Agency is required to consider feasible mitigation measures and determine if new mitigation
measures would be warranted in addition 1o the existing Mitigation Measure (MM) AQ-1 through MM

AQ-3.

Mitigation Measures

Recommended Changes ro Existing MM AQ-3

While the Proposed Project™s NO emissions during construction (i.e., approximately 217 Ibs/day) were
mitigated to be less than significant with the implementation of MM AQ-1 through MM AQ-3, to further
reduce NOx emissions during construction, SCAQMD recommends that the Lead Agency incorporate
the following changes to MM ACQ-3 and include additional mitigation measures in the Final EIR.

AQ-3 Construction contractors shall, at minimum, use equipment that meets the EPA’s Tier
3 4 emissions standards Tor off-road diesel-powered construction equipment with-srore

than of 50 hm‘ﬁ.epnwer g gEaLer for all buddmg—yid—mphah—dﬂmﬂmn—hmldmgand

aea»me&-nhases af’ conslruclmn a-:nww, unless it can be demunstmted [ the (_ |ty of

MNewport Beach Building Division with substantial evidence that such equipment is not
available. Any emissions control device used by the contractor shall achieve emissions
reductions that are no less than what could be achieved by Tier 3 4 emissions
standards for a similarly sized engine, as defined by the California Air Resources
Board's regulations. Successful contracton(s} must demonstrate the ability to supply
the compliant construction equipment for use prior to any ground disturbing and
construction activities. A copy of each unit”

specification and CARB or SCAQMD operating permit (if applicable) shall be

available upon request at the time of mobilization of each applicable unit of

equipment,

To ensure that Tier 4 construction equipment or better will be used during the Proposed Project’s
construction, SCAQMD stall recommends that the Lead Agency include this requirement in applicable
hid documents, purchase orders, and contracts. The Lead Agency should also require periodic reporting
and provision of written construction documents by construction contractor(s), and conduct regular
inspections to the maximum extent feasible to ensure and enforce compliance.

DEIR. Page 5.2-31.
DEIR. Appendix B, Air Quealiny and Greenhoire Gas Modeling.
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Addivional Recommended Mirigarion Measures

3, CEQA requires that all feasible mitigation measures that go beyond what is required by law be utilized 1o
minimize or eliminate any significant adverse air quality impacts, SCAQMD staff recommends that the
Lead Agency incorporate the following mitigation measures in the Final EIR.

-

Require zero-emissions or near-zero emission on-road haul trucks such as heavy-duty trucks
with natural gas engines that meet the CARB's adopted optional MOx emissions standard at 0,02
grams per brake horsepower-hour (g/bhp-hr), if and when feasible. At a minimum, require that
construction vendors, contractors, andior haul truck operators commit to using 2010 model year
trucks (e.g., material delivery trucks and soil import/export) that meet CARB's 2010 engine
emissions standards at 0.01 g/bhp-hr of particulate matter (PM) and 0.20 g/bhp-hr of NOx
emissions or newer, cleaner trucks. Operators shall maimain records of all trucks associated
with project construction o document that each truck used meets these emission standards. The
Lead Agency should include this requirement in applicable bid documents, purchase orders, and
contracts, Operators shall maintain records of all trucks associated with project construction to
document that each truck used meets these emission standards, and make the records available
for inspection. The Lead Agency should conduct regular inspections to the maximum extent
feasible to ensure and enforce compliance.

Suspend all on-site construction activities when wind speeds ({as instantaneous gusts) exceed 25
miles per hour.

All trucks hauling dirt, sand, soil or other loose materials are to be covered, or should maintain at
least two feet of freeboard in accordance with California Vehicle Code Section 23114 (freeboard
means vertical space between the top of the load and top of the trailer).

Enter into applicable bid documents, purchase orders, and contracts to notify all construetion
vendors, contractors, and/or haul truck operators that vehicle and construction equipment idling
time will be limited to no longer than five minutes, consistent with the California Air Resources
Board’s policy®, For any idling that is expected 1o take longer than five minutes, the engine
should be shut off. Notify construction vendors, contractors, and/or haul truck operators of these
idling requirements at the time that the purchase order is issued and again when vehicles enter
the Proposed Project site.  To further ensure that drivers understand the vehicle idling
requirement, post signs at the Proposed Project entry gate and throughout the Proposed Project
site, where appropriate, stating that idling longer than five minutes is not permitted.

* California Air Resources Board, Tune 2009, Writen idling Policy Guidelings. Accessed at:
hitpszfwww.arb.ca gov'msprogordiesel (puidencesritienidlingguide. pd .
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NEWPORT CROSSINGS MIXED USE PROJECT (PA2017-107) FINAL EIR
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2. Response to Comments

A8. Response to Comments from South Coast Air Quality Management District, Lijin Sun,
Program Supervisor CEQA IGR, dated January 11, 2019.

A8-1

A8-2

A8-3

A8-4

A8-5

A8-6

A8-7

The comment does not concern the content or adequacy of the Draft EIR. The South
Coast Air Quality Management District’s (SCAQMD) summary of the project description
is acknowledged .

The comment does not concern the content or adequacy of the Draft EIR. SCAQMD’s
summary of the potential air quality impacts of the project and mitigation measures is
acknowledged.

The comment does not concern the content or adequacy of the Draft EIR. SCAQMD’s
summary of the goals of the 2016 Air Quality Management Plan (AQMP), including the
substantial nitrogen oxides (NOx) reductions necessary to achieve the 2023 and 2031
targets, is acknowledged.

SCAQMD requests changes to Mitigation Measure AQ-3 to further reduce NOx
emissions during construction activities. As identified in response to Comment A8-7
below, the commenter’s recommendation to utilize certain construction equipment that
meets the US Environmental Protection Agency (EPA) Tier 4 emissions standards has
been incorporated into Mitigation Measure AQ-3.

The comment requests that the City provide written responses to all of the SCAQMD’s
comments. As requested, responses to SCAQMD’s comments are provided herein in
accordance with the Public Resoutrces Code and CEQA Guidelines.

The comment questions whether any construction activities would overlap with project
operation. As noted in Subsection 3.3.4, Project Phasing and Construction, of Draft EIR
Chapter 3, Project Description, the proposed project would be constructed in one phase.
There would be no overlap of project operation with project-related construction
activities. No revisions are necessary to the air quality modeling; and additional mitigation
measures are not warranted to reduce impacts below the SCAQMD significance
thresholds.

The comment requests that Mitigation Measure AQ-3 be revised to require the use of
certain construction equipment that meets the EPAs Tier 4 emission standards. As
substantiated in Draft EIR Section 5.2, Air Quality, use of Tier 3 construction equipment
would be sufficient to reduce emissions below the SCAQMD significance thresholds.
However, in an effort to further reduce NOx emissions during construction activities,
Mitigation Measure AQ-3 has been revised to require the construction contractor to utilize
construction equipment with engines that achieve the US EPA Tier 4 rating. The
mitigation text on pages 5.2-32 and 5.2-33 of Section 5.2, has been revised, as follows.
The revisions are also provided in Chapter 3, Revisions to the Draft EIR, of the Final EIR.
The text revisions do not change the findings or conclusions of the Draft EIR and do not
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A8-8

result in the identification of any new or increased significant impacts. Changes made to
the Draft EIR are identified here in strtkeeut—text to indicate deletions and in bold
underlined text to signify additions.

5.2 AIR QUALITY

Impact 5.2-2

AQ-3

Construction contractors shall, at minimum, use equipment that meets the
EPA’s Tier 34 emissions standards for off-road diesel-powered construction
equlpment wrt—h—mefe—fhaﬂ of 50 horsepower or greater for all b—&ﬂd-l—ﬁg—aﬂé

gfaétﬁg—aﬁd—fe&gh—gfaéﬁ&g—&eﬂ—h&uhﬁg—aeﬁﬂﬁes phases of construction

activity, unless it can be demonstrated to the City of Newport Beach

Building Division with substantial evidence that such equipment is not

available. Any emissions control device used by the contractor shall achieve
emissions reductions that are no less than what could be achieved by Tier 34
emissions standards for a similarly sized engine, as defined by the California
Air Resources Board’s regulations.

Prior to construction, the project engineer shall ensure that all construction
(e.g., demolition and grading) plans clearly show the requirement for EPA
Tier 34 emissions standards for construction equipment ever of 50
horsepower or greater for the specific activities stated above. During
construction, the construction contractor shall maintain a list of all operating
equipment in use on the construction site for verification by the City of
Newport Beach. The construction equipment list shall state the makes,
models, and numbers of construction equipment onsite. Equipment shall be
properly serviced and maintained in accordance with the manufacturer’s
recommendations. Construction contractors shall also ensure that all
nonessential idling of construction equipment is restricted to 5 minutes or
less in compliance with Section 2449 of the California Code of Regulations,
Title 13, Article 4.8, Chapter 9.

The comment requests that various additional mitigation measures should be required. As

substantiated in Draft EIR Section 5.2, Aér Quality, additional mitigation measures are not
necessary to reduce impacts below the SCAQMD significance thresholds. The SCAQMD
AQMP emissions forecast include emissions from construction activities in the air basin.

The additional measures identified by the commenter would not eliminate the fact that

construction activities would generate criteria air pollutant emissions. As substantiated in
Draft EIR Section 5.2, Air Quality, with implementation of Mitigation Measures AQ-1
through AQ-3, the proposed project would not exceed the SCAQMD significance

thresholds. Additionally, the request to require zero-emissions or near-zero-emission on-
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road haul trucks is potentially not feasible for a project with a buildout in year 2023 as
these types of trucks are in the “demonstration” phase and not readily available by most
construction sub-contractors at this time.

SCAQMD Rule 403 already requires that onsite activities be suspended when wind speeds
exceed 25 miles per hour (mph). This is an existing regulation that requires project
applicant compliance and therefore is, not required as a mitigation measure. Similarly, the
California Vehicle Code requires that trucks hauling dirt are tarped/covered and/or
maintain six inches of freeboard and the California Air Resources Board’s in-use off-road
diesel vehicle regulations prohibit non-essentially idling for more than five consecutive
limits. These are also existing regulations that the project applicant would have to comply
with and not required as mitigation measures.
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LETTER A9 — California Department of Transportation (2 pages)

STATE OF CALIPORMNIA=CALIFDRNLA STATE TRANSFORTATION AGEMCY _ EDMUNDG BROWHN i, Govemon
DEPARTMENT OF TRANSPORTATION
DISTRICT 12
1750 EAST FOURTH STREET, SUITE 100
SANTA ANA, CA 92703 Making Canservation
PHONE (657) 328-6267
FAX (657) 3286510 R
TTY 711
January 11, 2019
Jaime Murillo File: IGR/CEQA
City of Newport Beach SCH#: 2017101067
100 Civic Center Drive 12-0RA-2018-01031
Newport Beach, CA 92660 SR 73, PM 25,198

Dear Mr. Murillo,

Thank you for including the California Department of Transportation (Caltrans) in the review of
the Draft Environmental Impact Report for the Newport Crossings Mixed Use project in the City
of Newport Beach. The mission of Caltrans is to provide a safe, sustainable, integrated and
efficient transportation system to enhance California’s economy and livability.

The proposed project consists of the development of a multistory building that would house 350
apartment units, 2,000 square feet of “casual-dining™ restaurant space, 5,500 square feet of retail
space, and a 0.5-acre public park. The project site is approximately 0.6 miles north of State
Route (SR) 73 and 1.3 miles south of Interstate 405 ([-405), Caltrans is a commenting agency on
this project and upon review, we have the following comments:

Transportation Planning
The City’s Bicycle Master Plan (2014) recommends that Class II facilities be constructed on

several streets surrounding the project site, including Birch Street, MacArthur Boulevard, 492
Westerly Place, and Dove Street. Please consider these recommended facilities when developing
the project’s circulation element.

Encroachment Permit
Please be advised that any project work proposed in the vicinity of the State Highway System

(SHS) will require an Encroachment Permit and all environmental concerns must be adequately
addressed. If the environmental documentation for the project does not meet Caltrans’
requirements, additional documentation would be required before the approval of the
Encroachment Permit. For specific details for Encroachment Permits procedure, please refer to AG-3
the Caltrans’ Encroachment Permits Manual. The latest edition of the Manual is available on the
web site: hitp:/'www.dot.ca pov/'hg/traffops/devel opservipermits/

Please continue to keep us informed of this project and any future developments which could
potentially impact the SHS. If you have any questions, please do not hesitate to contact Joseph
Jamoralin, at (657) 328-6276 or Joseph.Jamoralin @ dot.ca.gov.

“Provide o safe, sustainaie, integroted mod efficient ranspartation system
to enhence Colifornio’s economy and Dwabiliny™
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Mewport Crossings Mixed Use Project
January 11, 2019
Page 2 -

Sincml}ry’

V4

SCOTT LLEY
Branch Chief, Regional-1GR-Transit Planning
Dristrict 12

“Prowide o sofe, sushainable, integroted and efficlent transportetion system
to enhonce Colfornio’s economy and Mvabllity™
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A9. Response to Comments from California Department of Transportation, Scott Shelley, Branch
Chief, Regional-IGR-Transit Planning, dated January 11, 2019.

A9-1

A9-2

A9-3

The comment does not concern the content or adequacy of the Draft EIR. The comment
is acknowledged.

The commenter requested that the City consider the recommended Class II (on-street)
bicycle facility along Dove Street, which forms the southwestern boundary of the project
site. Specifically, the recommended Class II bicycle facility is called out in Figure 5-1
(Recommended Bicycle Facilities Network) of the City’s Bicycle Master Plan (2014). The
project does include improvements to the sidewalk along Dove Street, which would be
demolished and reconstructed to City standards, and the project will provide new ADA
compliant cutb access ramps at Dove Street/Scott Drive in accordance with City
standards. Further, although designated bike lanes are not located on the local streets
surrounding the project site (i.e., Corinthian Way, Martingale Way, Scott Drive, and Dove
Street), Class 11 bicycles lanes are provided on both sides of Campus Drive—Irvine Avenue
from MacArthur Boulevard to Cliff Drive in the vicinity of the project. However, the
recommendation for a Class II bicycle facility along Dove Street remains conceptual at
this time and has yet to be determined feasible through a study and public outreach
process, which would be initiated by the City. The recommended Class 1I bicycle facility
along Dove Street is not planned for implementation at this time in connection with the
proposed project.

The comment is acknowledged. The proposed project does not require an encroachment
permit as no work is being proposed on, adjacent to, or in proximity of a State Highway
System.
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LETTER A10 — Airport Land Use Commission for Orange County (2 pages)

AIRPORT LAND USE COMMISSION

FOR ORANGE COUNTY

January 14, 2019

Jaime Murillo, Senior Planner

City of Newport Beach

Community Development Department
100 Civic Center Drive

Mewport Beach, CA 92660

Subject: DEIR for Newport Crossings Mixed Use Project
Dear Mr. Murillo:

Thank you for the opportunity to review the Draft Environmental Impact Report (DEIR)
for the proposed Newport Crossings Mixed Use Project in the context of the Airport Land
Use Commission’s (ALUC) Adirport Environs Land Use Plan (AELUP) for John Wayne
Airport (JWA). The proposed project consists of 350 residential dwelling units, 2,000
square feet of casual-dining restaurant space, 5,500 square feet of commercial space, and
a 0.5-acre public park. The proposed project is bounded by Corinthian Way to the
northeasi, Martingale Way to the east, Scott Drive to the northwest, and Dove Street to
the southwest.

The proposed project is located within the Federal Aviation Regulation (FAR) Part 77
Motification Area for JWA. The DEIR states that the proposed maximum building height
for the project area is 153 feet above ground level (AGL). However, the DEIR does not
address if the proposed project penetrates the FAA Notification surface. We recommend
that the project proponent utilize the Motice Criteria Teol on the Federal Aviation
Administration (FAA) website Hil i al/portal.j

determine if the proposed project penetrates the notification surface and requires filing
Form 7460-1 Notice of Proposed Construction or Alteration with the FAA. The results
from the Motice Criteria Tool should be included in the DEIR. Additionally, if the
project requires Form 7460-1 filing, the resulting FAA airspace determination should be
included in the project submittal package to ALUC.

Additionally, the DEIR states that the maximum ground elevation at the project site is 53
feel above mean sea level (AMSL). With a proposed building height of 153 feet added to
the ground elevation, the tolal proposed elevation of the building would be 206 feet
AMSL. The JWA horizontal imaginary surface at the location of this project is 206 feet
AMSL and should not be penetrated. Although the proposed structure is not proposed to

3140 Airway Avenue » Costa Mesa, California 92426 = 9492525170 fax: 949.252.6012

A1041

A10-2

AT0-3
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ALUC Commeitts- Mewpan Crossings DEIR
1142019
Fage 2

penetrate the 206 feet AMSL elevation, the ALUC does not recommend that structures be |A10-3

Built ter this elevation.

With respect to noise, the proposed project is located within the 60 dBA CNEL noise
contour and is located within Safety Zone 6 for J'WA which will subject the proposed
project to overflight from general aviation operations. The DEIR discusses how the
proposed project will address noise and safety concems.

With respect to noise requirements, the City will require that the project applicant
demonstrate that interior noise levels from aircraft be reduced to 45 dBA CNEL or less in
all habitable rooms per the California Code of Regulations, Title 24, Building Standards
Administrative Code, Part 2. The DEIR states that an acoustic study shall be performed
by a qualified professional that demonstrates compliance with these standards. The City
is also requiring that signage be posted in public parks and outdoor common or
recreational areas informing the public of the presence of operating aircraft and noise.
We concur with these requirements.

A referral by the City to the ALUC may be required for this project due to the close
proximity of the proposal to JWA. In this regard, please note that the Commission wants
such referrals to be submitted and agendized by the ALUC staff between the Local
Agency's expected Planning Commission and City Couneil hearings. Since the ALUC
meets on the third Thursday afternoon of each month, submittals must be received in the
ALUC office by the first of the month to ensure sufficient time for review, analysis, and
agendizing.

Thank you again for the opportunity to comment on the DEIR. Please contact Lea
Choum at {(949) 252-5123 or via email at Ichoum@ocair.com should you have any
questions related to the Airport Land Use Commission for Orange County.

Sincerely,

//‘//:;?‘ff/%—) i
T S T

Kari A. Rigoni P

Executive Officer

cont'd

AlD-4

All-5

A10-6

Page 2-52

PlaceWorks

e



NEWPORT CROSSINGS MIXED USE PROJECT (PA2017-107) FINAL EIR
CITY OF NEWPORT BEACH

2. Response to Comments

A10. Response to Comments from Airport Land Use Commission of Orange County, Kari A.
Rigoni, Executive Director, dated January 14, 2019.

A10-1

A10-2

A10-3

The comment does not concern the content or adequacy of the Draft EIR. The comment
is acknowledged.

Impact Statement 5.7-3 of Draft EIR Section 5.17, Hazards and Hazardouns Materials,
provides a discussion of the FAR Part 77 Notification Area and the potential impacts to
JWA navigable air space resulting from the proposed project’s building heights. See
Response to Comment A10-3, below, regarding the discrepancy in the proposed building
height. As noted in that response, the building heights noted in the Daft EIR were
incorrect. The correct building height proposed is 130 feet AMSL, which is well below
the 206 foot AMSL height limit for the project site. Therefore, it is not necessary to use
the Notice Criteria Tool to determine if the proposed building would penetrate the Part
77 Notification Area, as the building would not penetrate notification area.

However, in response to the commenter, a formal submittal was made to the Federal
Aviation Administration (FAA) to determine if the proposed building would penetrate
the notification surface and require filing Form 7460-1, Notice of Proposed Construction
or Alteration, with the FAA. Upon submittal, the FAA conducted an aeronautical study,
which revealed that the proposed building does not exceed obstruction standards and
would not be a hazard to air navigation provided that FAA Form 7460-2, Notice of Actual
Construction or Alteration, be e-filed within 5 days after the construction reaches its
greatest height (see Appendix A). The FAA-issued “Determination of No Hazard to Air
Navigation” is provided as Appendix A to this FEIR. Applicant submittal of FAA Form
7460-2 form will be ensured through the City’s site development review process, as it will
be included as a condition of approval.

The commenter stated the project’s maximum building height would be 153 AMSL, which
is text directly taken from page 5.7-20 under Impact Statement 5.7-3 of Draft EIR Section
5.7, Hazards and Hazardons Materials. Adding the proposed building height of 153 feet
AMSL with the highest ground level of the site of 53 feet AMSL would result in the
building reaching the maximum FAA allowed height for the site of 206 AMSL, which is
of concern to the commenter and JWA operations.

The building height of 153 feet AMSL referenced on Draft EIR page 5.7-14 is incorrect.
The maximum height would be approximately 130 AMSL, which is the sum of the
maximum proposed building height of 77 feet 9 inches (tallest structure proposed) plus
the highest ground level of the site of 53 feet AMSL. This would put the proposed
building height well below the 206 foot AMSL height limit. The text on pages 5.7-14 and
5.7-20 under Impact Statement 5.7-3 of Draft EIR Section 5.7 has been revised, as
follows. The revisions are also provided in Chapter 3, Revisions to the Draft EIR, of the
Final EIR. The text revisions do not change the findings or conclusions of the Draft EIR
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and do not result in the identification of any new or increased significant impacts. Changes
made to the Draft EIR are identified here in strikeeut-text to indicate deletions and in
bold underlined text to signify additions.

5.7 HAZARDS AND HAZARDOUS MATERIALS

Airport-Related Hazards

The proposed project is in Safety Zone 6 designated in the Airport Environs Land Use
Plan (AELUP) for John Wayne Airport (JWA) issued by the Orange County Airport Land
Use Commission in 2008. Outdoor stadiums and similar uses with very high intensities
are prohibited in Zone 6. Children’s schools, large day care centers, hospitals, and nursing
homes should be avoided. Residential uses and most nonresidential uses are permitted
(OCALUC 2008).

There are no heliports within one mile of the project site other than JWA (Airnav.com
2018).

The proposed project is also in an area surrounding JWA where structure heights are
regulated under Federal Aviation Administration (FAA) Regulations Part 77 for
preservation of navigable airspace. The maximum structure height permitted at the
project site is 206 feet above mean sea level (amsl) (OCALUC 2008). The elevation onsite
ranges from 48 feet amsl at the southwest corner of the site to 53 feet amsl at the northeast

corner. Thus, the maximum structure height proposed onsite would be based on the
higher of those two elevations;the-maximum-struetare-height permitted-on-siteis-about
153teetabovegroundlevel plus the proposed building height.

Impact Analysis: The project site is in Safety Zone 6 designated in the Airport Environs
Land Use Plan for John Wayne Airport. Outdoor stadiums and similar uses with very high
intensities are prohibited in Zone 6. Children’s schools, large day care centers, hospitals,
and nursing homes should be avoided. Residential uses and most nonresidential uses are
permitted (OCALUC 2008). The proposed project does not propose any land uses
prohibited or discouraged by the AELUP and would not subject people on the ground to
substantial hazards from crashes of aircraft approaching or departing JWA.

The project site also in an area surrounding JWA where structure heights are regulated
under FAA Regulations Part 77 for preservation of navigable airspace. The maximum
structure height permitted at the project site is 206 feet amsl (OCALUC 2008). The
elevation onsite ranges from 48 feet amsl at the southwest corner of the site to 53 feet
amsl at the northeast corner. Thus, based on the higher of those two elevations, the

maximum structure height permitted—ensiteis—about153tfeet—abovegrounddevel is
approximately 130 amsl, which is the sum of the maximum proposed building

height of 77 feet 9 inches (tallest structure proposed) plus the highest elevation of

the site of 53 feet amsl. This would put the proposed building height well below
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the 206 foot amsl height limit for the site. The proposed buildings would be
approximately 55 feet high for residential living spaces, with limited ancillary structures to

77 feet 9 inches for stair towers architectural features (including parapets), parking, roof
decks, elevator shafts, and mechanical equipment. The proposed project would conform
with structure heights permitted on-site under FAA regulations and would not adversely
affect navigable airspace surrounding JWA.

As provided in the Draft EIR, the comment states that the project site is within the 60
dBA CNEL noise contour and within Safety Zone 6 of the JWA, and acknowledges that
the Draft EIR includes a discussion of measures intended to address safety and noise
concerns for the project. The comment is acknowledged.

The commenter concurs with the noise requirements outlined in Draft EIR Section 5.10,
Noise, including those related to the project applicant’s requirement to prepare an acoustic
study to ensure that airport-related noise impacts are adequately addressed for future
residents. It should be noted that the reference to the need for an acoustic study was
provided for reference purposes only (see regulatory requirement SC NOI-1 on page 5.14-
14), and not in response to any of the impact statements/questions of Section 5.10. Under
CEQA, a project’s impact on the environment are required to be analyzed; however, an
analysis of the environments impact on a project is not required.

The commenter stated that a referral to the Airport Land Use Commission (ALUC) may
be required for the proposed project due to its close proximity to JWA. The City of
Newport Beach General Plan was found consistent with the Airport Environs Land Use
Plan (AELUP) for John Wayne Airport by ALUC on July 20, 2006. As such, the City of
Newport Beach is considered a consistent city. Per Policy LU 3.8 of the Newport Beach
General Plan Land Use Element, and per ALUC Referral Requirements for Consistent
Cities, projects within the JWA planning area that include the adoption or amendment of
a general plan, zoning code, specific plan, or planned community development plan
require review by ALUC. The policy also states that development projects that include
buildings with a height greater than 200 feet above ground level require ALUC review.
The proposed project does not meet either of these criteria, and therefore, does not
require ALUC review. Also, see responses to Comments A10-2 and A10-3, above. Based
on these responses, no ALUC review is necessary.
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CCPublicWorks

Integrity, Accountability, Service, Trust
Shane L. Silsby, Director

January 14, 2019

Jaime Murillo, Senior Planner

City of Newport Beach

Community Development Department
100 Civic Center Drive

Newport Beach, CA 92660

Environmental Impact Report

Dear Mr. Murillo:

distribution list for future notifications related to the project.

(714) 667-8870 in OC Development Services.

Sin B
| /
i , Manager, Planning Division
OC Public Works Service Area/OC Development Services
300 North Flower Street

Santa Ana, California 92702-4048
Richard Vuongi@ocpw.ocgov.com

NCL-18-061

Subject: Newport Crossings Mixed Use Project: Notice of Availability of a Draft

The County of Orange has reviewed the Draft Environmental Impact Report for the
Newport Crossings Mixed Use Project and has no comments at this time. We would like
to be advised of further developments on the project. Please continue to keep us on the

#1411

If you have any questions regarding these comments, please contact Cindy Salazar at

300 M. Flower Streel, Santa Ana, CA 02703
P.O. Box 4048, Santa Ana, CA 927T02-4048

www ocplblicworks.com
T14.667.08800 | Infof@QCPW.ocgov.com
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All. Response to Comments from OC Public Works, Richard Vuong, Manager, Planning Division,
dated January 14, 2019.

Al1-1 The comment does not concern the content or adequacy of the Draft EIR. The comment

is acknowledged.
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LETTER A12 — Wittwer Parkin, LLP representing the Southwest Regional Council of Carpenters (14 pages)

wittwer [ parkin

January 14, 2019

YIA E-MAIL

Jamie Murillo, Senior Planner

City of Mewport Beach

Community Development Department
100 Civic Center Drive

MNewport Beach, California
jmurillo@newportheachea.gov

Re:  Newport Crossings Mixed Use Project Draft Environmental Impact Report
(PA2017-017)

Dear Ms, Murillo;

Wittwer Parkin, LLP represents the Southwest Regional Council of Carpenters
(“Southwest Carpenters™) and submits this letter on the above-referenced project on its behalf.
Southwest Carpenters represents 50,000 union carpenters in six states, including in Southern
California. Southwest Carpenters has a strong interest in addressing the environmental impacts
of development projects, including the proposed Newport Crossings Mixed-Use Project
(“Project”) at 1701 Corinthian Way, 1660 Dove Street, 4251, 4253, 4255 Martingale Way, and
4200, 4220, and 4250 Scott Drive in Newport Beach, California,

The Project is located in the “Airport Area” region of the City of Newport Beach
(*City™). (DEIR, p. 1-4.) It is located near the John Wayne Airport, and is surrounded by
offices, retail uses, and hotels. (fdl at Figure 3-3a [depicting project site and surrounding area],
p. 4-4.) The Project site is approximately 5.69 acres, and is currently used as a shopping center, | A1241
with eight retail and commercial buildings, surface parking, and trees. (/d atp. 1-4.) The
Project, if approved, would result in the demolition of these facilities and the construction of 350
apartment units, 2,000 square feet of restaurant space, 5,500 square feet of retail space, a six-
level, five story parking structure, and a half-acre park. (Ibid) Of the 350 apartment units, 91
would be constructed under a 35% density bonus, and 30% of the total units would be reserved
for affordable housing, (Jl at pp. 1-4, 3-12.) In order to construct the Project, the Project
Applicant would need to receive two “development concessions™ approval to build to 77 feet
and 9 inches, rather than 53 feet, as required by the zoning code, and permission to build more
one-bedroom and studio apartments than is typically permitted. (/d at pp. 1-4 - 1-5,3-33) It
would also need a lot line adjustment to consolidate three parcels into one large parcel for the
mixed-use project, a half-acre parcel for the park, and a small parcel for emergency access
improvements needed for the Project. (fd at p. 3-33.)

WITTWER PARKIN LLP [ 147 8. RIVER 8T., §TE. 221 | SANTA CRUZ, ca [ g5060 [ 831.420.4055

VWW. WITTWERPARKIN.COM ]r LAWOFFICE@WITTWERPARKIN.COM
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Jamie Murillo

Re: Newpaort Crossings Mixed Use Project DEIR
January 14, 2018

Page 2

In the DEIR, the City concludes that the Project would not result in any significant and
unavoidable adverse impacts. (DEIR, p. 6-1.) It determines that the Project would result in
potentially significant impacts to air quality, biological resources, cultural resources, hazards and
hazardous materials, and fire protection and emergency services. (/d. at pp. 1-9, 1-11, 1-13 - 1-
14, 1-15.) It asserts that mitigation would reduce these impacts to below a level of significance.
(fbid) This is incorrect. As discussed more fully below, the DEIR is confusing, missing key
analysis, and does not provide sufficient support for conclusions that the Project will have less
than significant impacts in a number of areas.

L. The DEIR’s Cumulative Projects List Does Not Provide Sufficient Information.

The data provided in the Cumulative Projects List is insufficient to fully examine the
listed projects. (DEIR. pp. 4-13 — 4-14.) The list does not include a description of related
development or indicate when the developments will be constructed, nor does the list identify
how close the developments are to the Project site. (fbid ) It is, therefore, difficult for Southwest
Carpenters to determine how these developments will have cumulative effects in conjunction
with the proposed Project. Please update the Cumulative Projects List to, at minimum, include a
description of each development, an address for each development and their distance from the
Project site, as well as projected consiruction dates.

IL The DEIR’s Air Quality Analysis is Incomplete.
A, The air quality analysis is uninformative.

“[A]n EIR is ‘an informational document™ aimed at providing ““detailed information
about the effect which a proposed project is likely to have on the environment...." (Lawre!
Heights Improvement Assn. v. Regents of University of California (1988) 47 Cal.3d 376, 391
[“Lavrel Heights™), citing Pub. Resources Code § 21061 and Cal. Code Regs., tit. 14, §
15003(b)-(e).) An EIR that is unclear fails to adequately inform the public about a potential
project’s impact on the environment,

The Project is located in the South Coast Air Basin (“SCAB™). (DEIR, p. 5.2-1.) The
SCAB is in non-attainment for California Ambient Air Quality Standards for ozone (*0:™),
inhalable particulate matter (“PM,0™), and fine particulate matter (*PMz ™), and is in non-
attainment for PM: s and the 8-hour standards for O3 under the National Ambient Air Quality
Standards. (/d. at pp. 5.2-5-5.2-7,5.2-12.)

Al2-2

A12-3

A2+
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The City does not clearly explain whether it considered all of the information about the
Project to reach its conclusions about Project impacts. It explains that the Project is consistent
with Impact 5.2-1 (“the proposed project is consistent with the applicable air quality
management plan™). (DEIR, pp. 5.2-22 — 5.2-23.) It explains: “projects that are consistent with
the local general plan are considered consistent with the air quality-related regional plan,”
because such projects are consistent with general-plan related demographic projections, and thus,|
they reason, will not have unexpected impacts on air quality. (fhid) The DEIR notes that
“changes in population, housing, or employment growth projections have the potential to affect
SCAG"s demographic projections.” (Jd. at p. 5.2-23,) The evidence demonstrates that the
Project will redevelop a commercial retail space into a hybrid-residential/retail/restaurant
development, which will increase the population. (fbidl) The DEIR states that this should not
impact the Project’s ability to comply with the Air Quality Management Plan, and summarily
states that the Project would be within the projected housing growth, but it does not explain why,
(fbid.) In addition, it fails to address how the Project’s 35% density bonus for above what is
typically permitted for housing on site will increase the population density or how this, in tumn,
could impact the Project’s consistency with the applicable Air Quality Management Plan. (See
id. at pp. 3-12, 5.2-23) [density bonus].) Please update the Air Quality analysis to better explain
how this would be within projected housing growth and address the density bonus’s potential
impacts on compliance with air quality standards.

Further, the City does not explain how compliance with various regulatory requirements
(RR AIR-1, RR AIR-2, and RR. AIR-3) have any bearing on the potential of the Project to
conflict with the Air Quality Management Plan, such that compliance with these unrelated
regulations would reduce Project impacts to less than significant prior to mitigation. (See id. at
p. 5.2-23.) In fact, much of the air quality analysis frequently references regulations that the
Project must comply with or measures to reduce impacts that are contained in other portions of
the DEIR, without a description of the measures, reference to where they are described, or, most
importantly, how these measures serve to reduce Project impacts. (See, e.g., DEIR, pp. 5.2-22 -
5.2-31.) As another example, the DEIR explains, “with implementation of RR AIR-1, RR AIR-
2, and RR AIR-4, Impact 5.2-3 would be less than significant,” etc. (Id at p. 5.2-26.) But the
DEIR. fails to explain or clearly indicate what these impacts or measures entail. This is
uninformative and does not allow Southwest Carpenters to understand the City’s conclusions
about air quality impacts. Please update the air quality analysis to adequately explain what the
measures or procedures and impacts it references entail and explain how these measures will
reduce Project impacts.

Al2-4
conf'd
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B. The DEIR does not adequately examine cumulative air quality impacts,

When conducting an environmental impaet analysis, an agency’s determinations must be
supported by evidence in the record. (Cal. Code Civ. Proc. § 1094.5 [providing that agency
findings must be supported by record evidence]; Cal. Pub, Resources Code § 21168 [applying
the Section 1094.5 standard to CEQA actions].) An agency cannot simply draw conclusions
without analysis. (See Topanga Association for a Scenic Community v. County of Los Angeles
(1974) 11 Cal.3d 506, 511-512, 515 [*Topanga™].) It “must set forth findings to bridge the
analytic gap between the raw evidence and ultimate decision or order.” (fbid.)

The City’s conclusion that “air pollutant emissions associated with the proposed project
would not be cumulatively considerable™ is not supported by the evidence. (DEIR, p. 5.2-31.)
MNearby development, in conjunction with the Project, will have significant and unavoidable
cumulative air quality impacts. The data provided in the Cumulative Projects List shows that the
developments listed will result in significant construction and will increase residential, hotel,
commercial, office, and other uses. (See id at pp. 4-13 —4-14.) This will result in increased
vehicle trips, and will ultimately delay the air basin’s timely attainment with air quality standards
designed to protect human health and the environment. (/bid ) Tellingly, the City does not
disclose whether any of the cumulative projects it lists have been found to have significant and
unavoidable impacts, to which the Project will cumulatively contribute. The evidence in the
record does not support a conclusion that the Project will result in a less than cumulatively
considerable impact.

In reaching this conclusion, the DEIR fails to comply with its obligations under CEQA.
CEQA requires an agency drafling an EIR to conduet “[a] reasonable analysis of the cumulative
impacis of the relevant projects.” (Cal. Code Regs., tit. 14, § 15130(b)(5).) An agency must
“examine reasonable, feasible options for mitigating or avoiding the project’s contribution to any
significant cumulative effects™ in an EIR, (ibid ), and “must use its best efforts 1o find out and
disclose all that it reasonably can™ (San Franciscans for Reasonable Growth v. City & County of|
San Francisco (1984) 151 Cal.App.3d 61, 74 [“San Franciscans™]). The DEIR does not “use its
best efforts to find out and disclose all it reasonably can.” (fhicf.) In the cumulative air quality
impacts analysis, the DEIR does not analyze, let alone mention, any of the projects on the
Cumulative Projects List included in the DEIR, or other projects in the greater South Coast Air
Basin region, nor does it disclose the air quality impacts of each project. (DEIR, pp. DEIR, p.
5.2-31.) As described supra, the Cumulative Projects List also lacks sufficient information to
determine whether each project might contribute to cumulative air quality impacts, either ona
local or regional level. (See id. at pp. 4-13 —4-14.) Please confirm whether the City analyzed

the actual impacts of surrounding projects or provide estimates of project emissions from
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construction or operation of such projects. The City must, at a minimum, provide information on
all potential related projects included in the Cumulative Projects List.

The DEIR also segregaies the cumulative air quality impacts of construction from
impacts from the operation of other past, present, and reasonably foreseeable future projects.
(DEIR, p. 5.2-31.} This makes it difficult to understand the overarching emissions of pollutants
from this and other projects. Please provide information that discusses these projects’ total air
quality impacts — rather than providing separate analyses of construction and operations related
impacts.

In an FEIR. or a recirculated DEIR, please provide specific pollutant projections for, at
minimum, each of the approved projects listed in the DEIR and explain the projected cumulative
impact of the Project in conjunction with additional development. Further, please provide a list
of all past, present, and reasonably foreseeable future projects in the SCAB that have been found
to result in significant and unavoidable air quality impacts.

IIl. The DEIR's Greenhouse Gas (“GHG™) Emissions Analysis Is Insufficient.

A The GHG analysis incorrectly relies on federal and statewide regulations that
do not apply to individual projects.

The Legislature and California Supreme Court have indicated that “an EIR is ‘an
informational document’... and that *[t]he purpose of an environmental impact report is to
provide public agencies and the public in general with detailed information about the effect
which a proposed project is likely to have on the environment....” (Laurel Heights, supra, 47
Cal.3d at 391, citing Cal. Pub. Resources Code § 21061 and Cal. Code Regs., tit. 14, § 15003(b)-
{e).) Yetthe DEIR s discussion of potential impacts on greenhouse gas emissions (“GHGs™)
fails to clearly identify or analyze applicable regulations and plans in the context of the Project.

The City incorrectly relies on federal and statewide plans and regulations which were not
designed to be applied at the project-level, (See Cenrer for Biological Diversity v. Dep’t of Fish
& Wildlife (2015) 62 Cal.4th 204 [“Newhall Ranch™]; DEIR, pp. 5.6-5 - 5.6-15.) The City
provides little analytical connection between these plans and requirements for the Project itself.
(See ibid) These plans, for example, discuss GHG emissions requirements for manufacturers of
vehicles and suggestions for local governments, but do not provide project-specific standards for
development projects. ([d at pp. 5.6-6 — 5.6-9.) This information is unnecessary and
undermines the DEIR s function as a transparent, educational document.

Al25
contd
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The DEIR s discussion of Impact 5.6-2 does not clearly explain how it selected
“applicable” plans. The City states that Impact 5.6-2, which provides “[ijmplementation of the
proposed project would not conflict with an applicable plan, policy, or regulation adopted for the
purpose of reducing the emissions of GHGs,” would be “less than significant.” (DEIR, pp. 5.6-
22, 5.6-23.) In reaching this conclusion, the City discusses two policies: the California Air
Resources Board (“CARB™) Scoping Plan and the Southern California Association of
Governments’ (“SCAG") Regional Transportation Plan/Sustainable Communities Strategy. (Jd
at pp. 5.6-23 — 5.6-25.) But the City does not explain why, of the many plans and regulations
listed, these are “applicable™ plans. (fhid) In fact, it admits that the CARB Scoping Plan “is not
directly applicable to cities/counties and individual projects,” and, is, thus, not a proper
document against which to measure the impacts of Project. (Jd at p. 5.6-23.)

B. The GHG analysis does not clearly explain how certain measures would
ensure that the Project would have less than a significant impact on GHG
emissions,

As discussed supra, an EIR is an “an informational document.” (Laurel Heights, supra,
47 Cal.3d 376, 391, citing Pub. Resources Code § 21061 and Cal. Code Regs., tit, 14, §
15003(b)-(e).) An agency cannot simply state conclusions without analysis — it “must set forth
findings to bridge the analytic gap between the raw evidence and ultimate decision or order.”
(Topanga, supra, 11 Cal.3d 506, 511-512, 515.)

The DEIR. concludes that certain regulations and/or practices would ensure that the
Project does not result in significant environmental impacts, but does not explain how. (See
DEIR, p. 5.6-22.) The impact analysis states: “with implementation of RR GHG-1, RR GHG-2,
RR GHG-3, and RR-GHG-4, Impact 5.6-1 would be less than significant.” (fbid)) In reaching
this conclusion, the City does not explain what RR GHG-1 - RR GHG-4 are, nor how the
implementation of these measures would ensure that Impact 5.6-1 would be *less than
significant.” (See ibid ; id at p. 5.6-19 [describing briefly RE. GHG-1 — RR. GHG-4].) This
makes it difficult for Southwest Carpenters to understand the City’s conclusions about GHG
emission impacts. Please update the discussion of GHG emissions to explain what the mitigation
measures or impacts it references entail.

. The DEIR's cumulative Greenhouse Gas Emissions analysis is not
sufficiently specific.

According to the California Supreme Court:

With respeet to climate change, an individual project’s emissions will most likely not
have any appreciable impact on the global problem by themselves, but they will

ARG
contd
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contribute to the significant cumulative impact caused by greenhouse gas emissions from
other sources around the globe. The question therefore becomes whether the project's
incremental addition of greenhouse gases is ‘cumulatively considerable’ in light of the
global problem, and thus significant.

(Newhall Ranch, supra, 62 Cal 4th 20°4, 219, citing Crockett, Addressing the Significance of
Greenhouse (Gas Emissions Under CEQA: California’s Search for Regulatory Certainty in an
Uncertain World (July 2011) 4 Golden Gate U. Envtl. L.J. 203, 207-208.) The City does not
provide sufficient information in the DEIR to determine whether the Project’s incremental
addition of greenhouse gasses would be cumulatively considerable and thus significant.

The City concludes that, because the Project does not exceed South Coast Air Quality
Management District’s (“SCAQMD”) screening threshold for individual projects, “impacts
would be less than significant.™ (DEIR, pp. 5.6-22, 5.6-25.) But the DEIR does not examine
projecied growth in the City of Newport Beach, estimate or examine what cumulative emissions
from other concurrent projects might be, nor does it examine how this might relate to the
Project’s and the City’s contributions to global GHG emissions. (/bid ; see id at pp. 4-13 — 4-14
[Cumulative Projects List, including other concurrent projected developments].)

Furthermore, the DEIR does not provide sufficient threshold information about existing
GHG emissions in the City. (See Cal. Code Regs., tit. 14, § 15125(a); DEIR, § 5.6)) The DEIR
does not analyze what the City's current per-capita GHG emissions are, or whether the City as a
whole is on track to meet the 2030 GHG emission goals set forth in 5B 32, as broadly outlined in
the 2017 Climate Change Scoping Plan or provide any other quantitative benchmark to
determine whether the Project, in conjunction with other development, would significantly
impact GHG emissions. (See id at § 5.6, p. 5.6-8.)

What are the projected GHG emissions from construction and operation of the other
projects listed in the Cumulative Projects List? Is there additional projected growth in Newport
Beach that would contribute to GHG emissions? If so, what are the estimated emissions from
such growth? What are the cumulative estimated emissions? How would such emissions
comply with quantitative GHG emissions thresholds? Are there any projects within the City or
nearby jurisdictions that have been found to result in significant and unavoidable greenhouse gas
impacts? Is the City of Newport Beach on track to meet GHG emissions SB 32 greenhouse gas
reductions goals, as outlined in the 2017 Climate Change Scoping Plan? Are there other
qualitative thresholds for GHG emissions that the City could use to determine the City’s current
contributions to GHGs and how the Project might impact this contribution in conjunction with
other development? Please provide specific, estimates, data, and analysis.

AlZ-E
contd
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. The DEIR does not provide adequate mitigation for GHG emissions,

The City fails to provide adequate mitigation to reduce GHG-related impacts. The City's
tindings that the Project would result in less than significant impacts and, thus, not require
mitigation measures are not supported by evidence in the record. (See DEIR, p. 5.6-25; Cal.
Code Civ. Proc. § 1094.5; Cal. Pub. Resources Code § 21168.) The City, therefore, has failed to
provide appropriate and enforceable mitigation for the greenhouse gas impacis of the Project.
(Cal. Code Regs., tit. 14, § 15126.4(a) 1) [“An EIR shall describe feasible measures which could
minimize significant adverse impacts, including where relevant, inefficient and unnecessary
consumption of energy™]; Cal. Code Regs., tit. 14, § 15126.4(a)(2) [“Mitigation measures must
be fully enforceable through permit conditions, agreements, or other legally-binding
instruments™].)

Please revisit the GHG analysis, as described, supra, and update GHG mitigation
measures accordingly.

IV.  The DEIR Does Not Provide Sufficient Enforcement Mechanisms for Mitigation of
Impacis to Biological or Cultural Resources.

An agency “shall provide that measures to mitigate or avoid significant effects on the
environment are fully enforceable through permit conditions, agreements, or other measures,”
and must have a monitoring program to ensure the implementation of mitigation, (Cal, Pub.
Resources Code, § 21081.6 (a) and (d).) “The purpose of these requirements is to ensure that

Jeasible mirigation measures will actually be implemented as a condition of development, and

not merely adopted and then neglected or disregarded.” (California Clean Energy Commitiee v.
City of Woodland (2014) 225 Cal. App.4th 173, citing Federation of Hillside & Canyon
Associations v. City of Los Angeles (2000) 83 Cal.App.dth 1252, 1260-1261, Cal. Pub. Resources
Code, § 21002.1(b) [emphasis in original].}

The DEIR’s biological resources analysis states that the Project may have “potentially
significant” impacts to nesting migratory birds, if nests exist in on-site trees. (DEIR, p. 5.3-4.) It
proposes, as mitigation, that a biologist determine whether there are migratory bird nests in on-
site trees, and, if there are, create a buffer zone around the nest until the nest is no longer active.
(/d. at pp. 5.3-7—5.3-8.) It requires the biologist to submit documentation regarding whether
there are migratory bird nests on site to the City, but does not require that the City monitor the
protection of migratory bird nests, should they exist. (fhid) This does not ensure that mitigation
will actually be implemented. Please update the EIR to include requirements that ensure that,
should migratory bird nests exist on site, the City will ensure that a buffer zone around such nests

A12-9
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is erected and construction does not oceur within that buffer until these nests are no longer
active,

In the DEIR"s cultural resources analysis, the City finds that the Project has “potentially
significant” impacts and has the potential to damage buried archeological resources and
paleontological resources. (DEIR, p. 5.4-10.) It states that, if archeological resources are
discovered during grading, “all construction work within 50 feet of the find shall cease and the
archeologist will assess the find for importance.” (/hid.) If the find is not important, then the
DEIR states that “work will be permitied to continue in the area.” (/4 at pp. 5.4-10 - 5.4-11.)
But the DEIR does not explain what should occur if the find is important or if the find is Native
American in origim, and does not provide enforceable mitigation measures to protect such a find
(fbid) If paleontological resources are discovered during grading, the DEIR likewise provides
that the if the discovery is determined “not to be important™ then work may continue, but does
not explain what should occur if the find is important and does not provide enforceable
mitigation measures to protect such a find. (Jd at p. 5.4-11.) This does not ensure enforceable
protection of important resources, Please update the DEIR to provide enforceable mitigation
mechanisms to provide for the protection of important archeological and paleontological
TESOUrces.

V. The DEIR’s Land Use Analysis is Inadequate,

A, The DEIR does not adeguately explain how the Project complies with
existing land use regulations.

An EIR that is unclear or omits key information fails to adequately inform the public
about a potential project’s impact on the environment. (See Laurel Heights, supra, 47 Cal.3d
376, 391 [“an EIR is an informational document™ that should provide “detailed information
about the effect which a proposed project is likely to have on the environment....”], citing Cal.
Pub. Resources Code § 21061, Cal. Code Regs., tit. 14, § 15003(b)-(e) [citations omitted].)

The DEIR appears to conflict with itself with respect to land use. In the Housing and
Population component of the DEIR, the DEIR states “most of the proposed development is
consistent with the general plan,” yet Table 5.9-1, which analyzes land use consistency, states
that the Project is consistent with all “Applicable Goals and Policies™ of the Newport Beach
General Plan (“General Plan™). (Compare DEIR, p. 5.11-10 with pp. 5.9-12 - 5.9-25.) Is the
Project, in its entirety, consistent with the City’s General Plan? If it is not, what components of
the Project are not compliant with the General Plan? Please provide specific references to exact

General Plan policies and provisions.

AlZ-10
cont'd
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The DEIR does not clearly explain how the Project complies with existing land use
regulations. According to the DEIR Executive Summary, in order to be constructed, the Project
must receive a “density bonus,” a development concession to allow the construction of more
studios and one-bedroom units than are currently permitted under the building code, and a
waiver of existing building requirements to permit the developer to construct a project that is 77
feet 9 inches in height, rather than 55 feet, as permitted by code. (DEIR, p. 1-4.) The DEIR
discusses the density bonus in several places, but does not explain how the Project, in fact, meets
the requirements for such a density bonus. (See id. at § 5.9.) In addition, when analyzing the
Project’s compliance with the General Plan, the DEIR states that “[e]xact rent prices have not
been determined at this time™ for “affordable™ units, and does not provide any assurance that the
City will require that the Project provide an appropriate number of units that are actually
affordable. (fd at p. 5.9-12.) Itis also unclear in the land use section what the requirements are
for a mix of unit sizes, where these requirements are derived, nor why the project does not have
to comply with these requirements. (/4 at § 5.9.) Nor does it explain how the Project qualifies
for a waiver of existing height requirements, such that it may be constructed more than 20 feet
higher than what is permitted by existing land use regulations. {Ibid ) All of these factors
impact the Project’s consistency with land use requirements, and should be adequately explained
in the land use analysis. Please update and recirculate the DEIR with this information, so that
Southwest Carpenters can better understand how the Project does or does not comply with
existing land use regulations and whether the Project qualifies for exemptions or exceptions from
such regulations, and thus better understand how the Project will impact land use in Newport
Beach.

The DEIR states that the Project is consistent with the zoning code. (DEIR, p. 5.9-25) It
states that the code only permits a maximum of 50 dwelling units per acre under the MU-H2 land
use designation. (/bid.) But according to the DEIR, the Project site, after the dedication of a
public park, is 5.19 acres, and the project includes 330 dwelling units. (/bid) This would result
in 67.437 dwelling units per acre. (See ibid) If the Project will have 67.437 dwelling units per
acre, how does the it comply with the zoning code’s limitation of 50 dwelling units per acre?

B. The DEIR does not explain how various regulations or practices would
ensure that the Project will not result in significant land use impacts.

As in other portions of the DEIR, the City concludes that certain regulations and/or
practices would ensure that the Project would not result in significant environmental impacts, but
does not explain how. (See DEIR, p. 5.9-26.) This makes it difficult for Southwest Carpenters
to understand the City’s analysis ol land use impacts. Please explain what the regulations,
practices, and impacts referenced in this section of the DEIR entail and how these will minimize
land use impacts.

A1
contd
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C.  The City’s cumulative impacts conclusions are not supported by an analysis
of the facts.

The City’s discussion of cumulative impacts to land uses does not bridge the analytic gap
between raw evidence and its conclusions. (DEIR p. 5.9-27; see Topanga, supra, 11 Cal.3d at
511-512, 515; Cal. Code Civ. Proc. § 1094.5; Cal. Pub. Resources Code § 21168.) The City's
cumulative impacts analysis also fails to provide a sufficient “summary of the expected
environmental effects to be produced by those projects™ on the Cumulative Projects List. (See
Cal Code Regs., tit. 14, § 15130{b)(4).)

The DEIR makes conclusory statements, without analysis of individual projects, that the
praject would not contribute to cumulatively considerable impacts, because other developments
“would be subject to compliance with regional and local plans,” (DEIR p. 5.9-27.) But it does
not examine any of the developments listed on the Cumulative Projects List, describe whether
they are compatible with existing land uses, or discuss if, together, they would result in a
considerably cumulative impact. (/d.) Likewise, it states that the area around the Project is “in
transition from strictly nonresidential uses... to a wider range of mixed uses,” but does not
explain how this transition complies with an existing land use plan, the Newport Beach General
Plan, or zoning regulations. (Jd.) The DEIR also states that this “transition is creating rather
than dividing a community,™ but this is illogical. (fd) If developers are constructing projects
with residences amid an area that is currently non-residential, how would this not divide an
existing community? Please explain.

Please update the cumulative impacts analysis to specifically examine and discuss the
developments included on the Cumulative Projects List, Please explain how close these
developments are to the Project; whether these developments, specifically, comply with
applicable zoning, General Plan, and other land use designations; whether they are receiving
density bonus or other variances, waivers, or incentives; and how these developments could
foreseeably result in significant cumulative land use impacts.

VL. The City"s Conelusion that the Project Would Not Contribute to A Cumulative
Effect on Traffic and Transportation is not Supported by Sufficient Analysis.

An EIRs cumulative impacts analysis “shall reflect the severity of the impacts and their
likelihood of occurrence . . . ." (Cal. Code Regs., tit. 14, § 15130(b).) Providing incomplete
information “concerning the severity and significance of cumulative impacts impedes
meaningful public discussion and skews the decisionmaker’s perspective concerning the
environmental consequences of the project, the necessity for mitigation measures, and the

A12413
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appropriateness of project approval.” (Citizens fo Preserve the Ojai v. County af Ventura (1983)
176 Cal. App.3d 421, 431.)

The DEIR does not provide complete information to support its analysis that the Project
would not result in cumulatively considerable impacts to traffic and transportation. The DEIR
states that the “proposed project would not result in either project-specific significant or
cumulatively considerable impacts™ to traffic and transportation. (DEIR, p. 5.14-31.) But the
City does not clearly explain how it reaches these conclusions. (fbid ) It states that “the traffic
study included traffic from 25 projects in Newport Beach,” but does not provide a direct citation
or reference for the traffic study, nor does it discuss which projects were examined, where they
were located, or what the objective traffic impacts are from each project. (See ibid) The DEIR
also does not mention or examine the Cumulative Projects List, or how developments on this list
that are located in the immediate vicinity of the Project might impact traffic and transportation in
conjunction with the existing project. (See ibid)

Further, the City’s conclusions in the DEIR do not align with the information in the
Traffic Impact Analysis. For instance, under a Future Year 2022 Plus Project scenario, the
Traffic Impact Analysis found that MacArthur Boulevard/Michelson Drive and MacArthur
Boulevard/Campus Drive intersections would operate at levels of service (LOS) of “F” and “E,”
respectively. (DEIR, Appx. I, p. J-31.) Without further explanation, the Traffic Impact Analysis
states “LOS E is acceptable™ at these intersections. (fhid.) No reasoning supports this
conclusion, nor does this statement address that one of these intersections was found to operate at
LOS F. Moreover, by only considering cumulative conditions from a “Future Year 2022 Plus
Project” scenario, the Traffic Impact Analysis, and, thus, the DEIR entirely fails to provide an
adequate evaluation of cumulative impacts. The Project will remain operational well beyond
2022, Crucially, the Praject will not even be constructed or occupied by 2022, as “the project
would be built in a single phase spanning approximately 38 months, from December 2019 to
February 2023.” (DEIR, p. 3-33 (emphasis added).) Thus, the cumulative traffic impacts
analysis fails to evaluate the tratfic impacts from the vast majority of Project trips, including all
of the traffic impacts generated during the decades of Project operation. This failure clearly
results in an inadequate cumulative impacts analysis and must be revised.

In a recirculated DEIR, please evaluate the following: Which developments were
examined/excluded in the cumulative traffic study? What are the quantitative traffic impacts?
How will development listed on the Cumulative Projects List and located near the Project impact
traffic and transportation with respect to project construction, operation, and as a whole? Please
explain these topics in detail.

AT2-14
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VII. The DEIR's Alternatives Analysis is Incomplete.

The CEQA alternatives analysis has been described by the California Supreme Court as
the “core of an EIR.” (Ciizens of Goleta Vafley v. Board of Supervisors (1990) 52 Cal.3d 553,
564.) CEQA provides a “substantive mandate that public agencies refrain from approving
projects for which there are feasible alternatives or mitigation measures™ that can lessen the
environmental impact of proposed projects. (Mountain Lion Foundation v. Fish & Game Com.
(1997) 16 Cal.4th 1035, 134, citing Pub. Resources Code § 21081 [emphasis added].) It “compels
government, ., to mitigate... adverse effects through. .. the selection of feasible alternatives.”
(Sierra Club v. Stafe Board of Forestry (1994) 7 Cal.dth 1215, 1233; see also Pub. Resources
Code § 21002.) A lead agency’s ability to comply with this mandate is predicated on a clear
analysis of correct findings of a project’s impacts. “Without meaningful analysis of alternatives
in the EIR, neither the courts nor the public can fulfill their proper roles in the CEQA process.”
{Laurel Heights, supra, 47 Cal.3d at 404; Preservation Action Council v. City of San Jose (2006)
141 Cal.App.4th 1336, 1350.)

An EIR’s review of Project alternatives must analyze alternatives “which are capable of
avoiding or substantially lessening any significant effects of the project.” (Cal. Code Regs., tit.
14, § 15126.6(b).) An EIR's very purpose is to identify ways to reduce or avoid significant
environmental impacts. (Laurel Heights, supra, 47 Cal.3d at 403.) In order to achieve this
purpose, the EIR must correctly identify project impacts. Yet, the Project alternatives analysis,
as drafted, does not adequately assess whether alternatives would avoid or substantially lessen
significant Project effects, because the DEIR either does not provide a sufficient analysis or
incorrectly finds impacts to be less than significant, including in the areas of air quality,
greenhouse gases, land use, and traffic and transportation. The DEIR s alternatives analysis,
therefore, does not identify feasible alternatives that lessen adverse impacts, nor does it
sufficiently examine whether the alternatives listed would mitigate or avoid Project impacts.
(See DEIR, § 7.) This is improper.

Please revise the DEIR as requested throughout this correspondence. Should a
reexamination of the DEIR resuli in aliered findings or information, please concurrently update
the alternatives analysis to include options that would lessen or avoid all significant and
inadequately mitigated impacts.

VIII. Conclusion
Southwest Carpenters thanks the City for providing an opportunity to comment on the

DEIR. Please update the DEIR to adequately address the issues raised in these comments, then
recirculate the revised DEIR.

A12-15
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Pursuant to Section 21092.2 of the Public Resources Code and Section 65092 of the
Government Code, please notify Southwest Carpenters of all CEQA actions and notices of any
public hearings concerning this Project, including any action taken pursuant to California
Planning and Zoning Laws. In addition, pursuant to Public Resources Code section 21167(1),
please provide a copy of each Notice of Determination issued by the City or any other public
entity in connection with this Project and add Southwest Carpenters to the list of interested
parties in connection with this Project. All notices should be directed to my attention. Please
send all notices by email, or if email is unavailable, by U.S. Mail to:

Nicholas Whipps

Ashley McCarroll

Wittwer Parkin LLP

147 8. River St., Ste. 221

Santa Cruz, CA 95060
nwhipps(@wittwerparkin.com
amecarroll@wittwerparkin.com

Very truly vours,
WITTWER PARKIN LLP
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Council of Carpenters (Southwest Carpenters), Nicholas Whipps, dated January 14, 2019.

Al12-1

A12-2

Al12-3

Al12-4

The comment does not concern the content or adequacy of the Draft EIR. The comment
is acknowledged.

The commenter made a general statement that the significance conclusions provided in
the Draft EIR are incorrect and that the Draft EIR is confusing, missing key analysis, and
does not provide sufficient support for the less-than significant findings, as discussed in
more detail in Comments A12-3 through A12-17. No evidence was provided in this

comment to support this general statement. Please refer to responses to Comments A12-
3 and A12-17 below.

The Draft EIR adequately identifies all cumulative projects causing related impacts in the
area that will be affected by the proposed project. See Citizens to Preserve the Ojai v
County of Ventura (1985) 176 CA3d 421, 429. The information provided in the
cumulative projects list is sufficient to identify reasonably foreseeable and approved
projects and analyze the proposed project’s potential cumulative impacts. Table 4-1,
Cumulative Projects List, of Chapter 4, Environmental Setting, identifies all of the cumulative
projects within the relevant geographic area, describes the land use for each project, and
specifies the number of dwelling units and/or total non-residential square footage for
each project. Figure 4-3, Cumunlative Developments Location Map, lustrates the location of
each cumulative project relative to the proposed project. Consistent with CEQA
Guidelines Section 15130(b)(2), the cumulative analysis considers the nature of the
resource affected and the location of the project, as well as the type of project under
review. For example, the cumulative projects considered in connection with the public
services analysis reflect the fact that potential public service impacts are specific to the
boundaries of the project’s service providers (e.g., Newport Beach Fire Department and
Newport Beach Police Department).

Although not stated with the degree of specificity that the commenter may prefer, all of
the information regarding each project is provided and may be used, as desired by the
commenter, to seck additional information. Additional information regarding the
cumulative projects is publicly available, much of it provided on the City’s website.
However, the information provided in the Draft EIR regarding the cumulative projects is
sufficient to allow for analysis of the cumulative impacts and of the project’s contribution
to that cumulative impact. The commenter also has not identified how the omission of
more detailed information regarding these projects has misled the public or otherwise
resulted in prejudice.

Draft EIR Section 5.2, Air Quality, provides a quantified analysis of the project’s potential
air quality impacts based on the methodology recommended by the South Coast Air
Quality Management District (SCAQMD) for projects within the South Coast Air Basin
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(SoCAB) in order to inform decision-makers and the public about the project’s potential

environmental impacts.

The commenter states that the air quality analysis is not informative because the Draft
EIR does not assess potential impacts associated with the increase in population from
redevelopment of a commercial site under Impact 5.2-1. As stated under Impact 5.2-1,
projects that are consistent with the local general plan are considered consistent with the
air quality-related regional plan. Impact 5.2-1 refers readers to Draft EIR Section 5.9, Land
Use and Planning, which concludes that the project would be permitted under the existing
land use and zoning designations of the City’s general plan (including bonus density units).
Impact 5.2-1 also refers readers to Draft EIR Section 5.11, Population and Housing, which
demonstrates that the project with the bonus density would not induce substantial
population growth. Furthermore, the long-term emissions generated by the proposed
project would not generate criteria air pollutants that exceed the SCAQMD significance
thresholds, which also substantiates the conclusion that the project would not conflict
with the AQMP.

The Draft EIR identified various regulatory requirements that the proposed project is
required to adhere to. These regulations were adopted by SCAQMD, the California Air
Resources Board, the California Energy Commission, and other agencies to reduce air
pollutant, greenhouse gas (GHG) emissions, and energy use. Subsection 5.2-3, Regulatory
Requirements and Standard Conditions, details the measures that are listed in the section under
the Impact Statement, “Level of Significance before Mitigation”. Subsection 5.2.1.1,
Regulatory Background, also provides additional detail on the SCAQMD regulations that are
in place that have the potential to reduce emissions associated with the proposed project.
Table 5.2-10 shows the project’s maximum daily regional operational emissions of the
project with implementation of the regulatory requirements identified in Subsections
5.2.1.1 and 5.2-3 and demonstrates that impacts would be less than significant.

As substantiated under Impact 5.2-1, the proposed project is consistent with the
SCAQMD air quality management plan.

The commenter states that the Draft EIR does not adequately examine cumulative air
quality impacts. In particular, the commenter claims that the evidence does not support a
conclusion that the proposed project will result in less than cumulatively considerable
impacts because the Draft EIR does not disclose whether any of the listed cumulative
projects have been found to have significant and unavoidable impacts.

Page 5.2-1 of Section 5.2, Air Quality, states, “Cumulative impacts related to air quality are
based on the regional boundaries of the SOCAB.” Subsection 4.4, Assumptions Regarding
Cummnlative Impacts, of Draft EIR Section 4, Environmental Setting, also describe the
methodology regarding cumulative impacts.
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Similar to GHG emissions impacts, the air quality impact analysis is also a cumulative
impact analysis because regional emissions (Ibs/day) generated by the proposed project
describe the potential for the project to cumulatively contribute to the SoCAB’s
nonattainment designations (see page 5.2-31). Impact 5.2-2 (construction) and Impact 5.2-
3 (operation) of Section 5.2 evaluate emissions of the project compared to the SCAQMD
regional significance thresholds in order to determine if the project would result in
project-level and cumulative impacts. The findings of these impact statements are
reiterated in the subheadings under Subsection 5.2.5, Cumulative Impacts. As identified in
this section, criteria air pollutants generated during construction (with mitigation) and
operation of project would not exceed the SCAQMD regional significance thresholds;
and therefore, would not make a cumulatively considerable contribution to the
nonattainment designations of SoCAB.

Additionally, as stated on pages 4-14 and 5.2-31 of the Draft EIR, cumulative air quality
impacts were analyzed based on the regional boundaries of the SOCAB, not by reference
to the specific projects identified in Table 4-1. This type of approach is permissible under
CEQA, which sets forth two methods for satisfying the cumulative impacts analysis
requirement: the “list of projects” approach and the “summary of projections” approach.
(CEQA Guidelines § 15130(b).) Consistent with the latter of these approaches, the Draft
EIR analyzes cumulative air quality impacts in accordance with SCAQMD’s methodology,
which considers a project cumulatively significant when project-related emissions exceed
the regional emissions thresholds shown in Table 5.2-5. Here, with incorporation of
mitigation, the Draft EIR finds that the project’s contribution to air quality impacts would
not be cumulatively considerable.

The comment also states that the segregation of air quality impacts associated with
construction from those associated with operations makes it difficult to understand the
total emissions that will be produced. Again, the Draft EIR’s analysis of cumulative air
quality impacts was done in accordance with established SCAQMD methodology, which
method is regularly used to assess air quality impacts in the SOCAB. The comment does
not indicate that a potentially significant cumulatively considerable impact would result
from using a different methodology, but instead insists that the EIR should have disclosed
whether each project in the cumulative projects list, alone, would result in a cumulatively
considerable contribution to a cumulatively significant impact. Such project-level analysis
of the impacts of each project in the cumulative project list is not useful to the evaluation
of the proposed project’s cumulative impacts and is not required by CEQA. Further, such
analysis of each of the cumulative projects is available to the public as part of each
project’s separate CEQA analysis.

To the extent that the comment reiterates concerns regarding the amount of information
provided in the cumulative projects list in Table 4-1, please refer to Response to Comment
A12-3.
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The commenter states that the Draft EIR does not clearly identify or analyze applicable
regulations and plans in the context of the project. Specifically, the commenter cited the
Newhall Ranch decision where the court found there was no analytical connection
between the state-wide reductions of the California Air Resources Board’s (CARB) 2008
Scoping Plan (which applies to new development and existing development) and the
percent reduction that would be needed for new projects. This decision is not directly
applicable to the proposed project since the project does not utilize significance thresholds
that are tied to CARBs GHG emissions forecasts and the Scoping Plan. As identified
under Subsection 5.6.2, Thresholds of Significance, of Section 5, Greenhouse Gas Emissions,
SCAQMD’s Working Group identified a significance threshold of 3,000 metric tons of
carbon dioxide-equivalent (MTCOse) based on a 90 percent capture rate of CEQA
projects in the SOCAB. This methodology was identified in the California Air Pollution
Control Officer’s Association 2008 Whitepaper, CEQA & Climate Change, Evaluating
and Addressing Greenhouse Gas Emissions From Project Subject to the California
Environmental Quality Act. Consequently, the threshold is both based on new projects
and projects within the SOCAB region.

Impact 5.6-2 analyzes GHG plans that have been adopted for the purpose of reducing
GHG emissions. The Draft EIR includes an analysis of the project’s consistency with the
2017 Scoping Plan because it is a plan adopted for the purpose of reducing GHG
emissions. The City of Newport Beach has not adopted a GHG reduction plan. As
identified in the Draft EIR, the individual measures in the Scoping Plan are not directly
applicable to local governments because they are mandates for state agencies. None-the-
less, the regulations adopted by the state agencies (e.g.,, CARB, California Energy
Commission, etc.) have the potential to reduce existing and new emissions generated in
California. These regulations are described in detail in Subsection 5.6.3, Regulatory
Requirements and Standard Conditions, and under Subsection 5.6.1.2, Regulatory Setting.

Regarding the applicability of the targets of the Scoping Plan to new development, new
development is substantially more energy efficient than existing development. The
Scoping Plan forecast includes emissions from both new development and existing
development. The state’s goal is to reduce emissions below existing levels despite growth
anticipated in the state. In order to achieve the GHG reductions goals, the state must
substantially reduce emissions from existing development and implement increasingly
more stringent building energy efficiency regulations to reduce emissions from new
development. Efficiencies in building energy efficiency from new development alone do
not achieve the steep reductions needed to achieve the State’s GHG reduction goals of
40 percent below 1990 levels by 2030 and 80 percent below 1990 levels by 2050. To
emphasize this point, the Scoping Plan relies on top-down measures, such as
improvements in vehicle fuel efficiency standards, penetration of zero emission vehicles
into the marketplace, low carbon fuel standards, renewables portfolio standard (RPS), and
carbon neutrality in the energy sector which has a much greater effect on reducing the
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magnitude of emissions from existing land uses within the state than the magnitude of
reductions in building energy efficiency that only apply to new development. If greater
magnitude of reductions is needed from existing land uses to achieve the State GHG
reduction goals, CEQA cannot disproportionately require that incremental increase from
new development provide more than their fair share of reductions necessary to achieve
this “gap” because the extractions must bear a “rough proportionality” to the project’s
adverse impacts.

Despite new development being more efficient, the measures in the Scoping Plan affect
existing development to a much greater extent because they are top down. Consequently,
thresholds that are derived from the 2017 Scoping Plan and CARB’s emissions forecast
may be applicable despite the fact that the measures in CARB’s scoping plan do not clearly
identify the percent reduction achieved from existing and new development. While the
Scoping Plan may assume that new development on a per capita basis may be more
efficient than existing development because of the greater building energy efficiency, this
diminishes over time as our energy system becomes carbon neutral under SB 100 (50
percent RPS by 2030) and Executive Order B-55-18 (carbon neutrality by 2045). Likewise,
the reductions applied to the transportation sector apply evenly across new development
and existing development. The per capita efficiency goals cited in the 2017 Scoping Plan
reduce per capita emissions below existing levels. Since the measures in the Scoping Plan
reduce existing emissions and a zero threshold is not an appropriate significance threshold
(i.e., one molecule" of contribution to a cumulative condition is not significant); the
efficiency thresholds identified in the Scoping Plan that result in a reduction from existing
may be overly stringent if CEQA only requires emissions not result in a substantial
increase.

See also Response to Comment A12-4 above regarding the description of regulations
applicable to the project. Regulations adopted by the state agencies (e.g., CARB, California
Energy Commission, etc.) have the potential to reduce existing and new emissions
generated in California. Subsection 5.6-3, Regulatory Requirements and Standard Conditions,
details the measures that are listed in the section under the Impact Statement, “Level of
Significance before Mitigation”. Subsection 5.6.1.2, Regulatory Backgronnd, also provides
additional detail on the SCAQMD regulations that are in place that have the potential to
reduce emissions associated with the proposed project. Table 5.6-7 shows the project’s
operational GHG emissions with implementation of the identified regulatory
requirements, and demonstrates that impacts would be less than significant.

See also response to Comment A12-6 above regarding the threshold used to evaluate the
proposed project’s cumulative contribution to GHG emissions impacts. Page 5.6-1 states,
“Because no single project is large enough to result in a measurable increase in global
concentrations of GHG, climate change impacts of a project are considered on a
cumulative basis.” Subsection 4.4, Assumptions Regarding Cumnlative Impacts, of the Draft
EIR also describe the methodology regarding cumulative impacts. Emissions
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(MTCO2e/yr) generated by the project desctibe the potential for the project to cumulative
contribute to the GHG emissions in California. Subsection 5.6.1, Californias GHG Sonrces
and Relative Contribution, describes existing GHG emissions based on the Scoping Plan
sectors. Existing levels of GHG emissions in the City or in the vicinity of the project are
not directly relevant for describing the project’s cumulative contribution to GHG
emissions impact in the State. The City has not adopted a GHG reduction plan.

See responses to comments Al12-6 through A12-8, above. The proposed project would
have a less than significant contribution to GHG emissions impacts since emissions would
not exceed the 3,000 MTCOze significance threshold. As a result, mitigation measure are
not warranted for GHG emissions impacts.

The commenter stated that the Draft EIR does not provide sufficient enforcement
mechanisms for mitigation of impacts to biological and cultural resources. The mitigation
measure outlined in Section 5.3, Biological Resources, regarding impacts to migratory birds,
and the mitigation measures outlined in Section 5.4, Cultural Resources, regarding
archeological and paleontological resources, will be enforced by the City through the
project’s Mitigation Monitoring and Reporting Program (MMRP), which will be presented
to the City’s approval body for adoption. The measures will also be enforced by the City
as conditions of approval, as all mitigation measures of the adopted MMRP will be
included as conditions of approval. Therefore, sufficient enforcement will be provided
and the applicant compliance with all mitigation measures of the MMRP will be ensured.

The commenter stated that Mitigation Measures BIO-1 does not provide a requirement
for the City to monitor the protection of migratory birds. As noted in this mitigation
measure, the completed survey report/memorandum, if one is required to be prepared,
will be submitted to the City by the monitoring biologist. Pursuant to the adopted MMRP,
the City will ensure that the monitoring and all related activities and findings have been
conducted in accordance with this mitigation measure and under the purview of a
qualified biologist.

The commenter stated that the Draft EIR, specifically Mitigation Measures CUL-1 and
CUL-2, do not explain what would should occur if the find is identified as important or
Native American in origin. Both of these mitigation measures provide clarification to this
point. For example, as noted in Mitigation Measure CUL-1, if archaeological resources
are encountered, the archaeologist is required to assess the find for importance and
whether preservation in place without impacts is feasible. The measure further states that
any resource that is not Native American in origin and that cannot be preserved in place
shall be curated at a public, nonprofit institution with a research interest in the materials.
Similarly, Mitigation Measure CUL-2 states that if fossils are encountered, the
paleontologist shall assess the find for importance. The measure further states that any
resource encountered is required to be curated at a public, nonprofit institution with a
research interest in the materials.
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Additionally, Mitigation Measure CUL-1 on pages 5.4-10 and 5.4-11 of Draft EIR Section
5.4, Cultural Resources, has been revised to provide clarification that, consistent with
CEQA’ requirements, a culturally-related Native American monitor shall be allowed to
monitor ground-disturbing activities at the project site, as follows. The revision is also
provided in Chapter 3, Revisions to the Draft EIR, of the Final EIR. The revision does not
change the findings or conclusions of the Draft EIR. Changes made to the Draft EIR are
identified here in strikesuttext to indicate deletions and in bold underlined text to signify
additions.

5.4 CULTURAL RESOURCES

Impact 5.4-2
CUL-1 Prior to the issuance of a grading permit by the City of Newport Beach, the

project applicant shall retain a qualified archaeologist to periodically monitor
ground-disturbing activities onsite and provide documentation of such
retention to the City of Newport Beach Community Development Director.
The archaeologist shall train project construction workers on the types of
archaeological resources that could be found in site soils. The archaeologist
shall periodically monitor project ground-disturbing activities. During
construction activities, the project applicant shall allow representatives
of cultural organizations, including traditionally-/culturally-affiliated
Native American tribes (e.g., Gabrielefio Band of Mission Indians-

Kizh Nation, Juaneno Band of Mission Indians Acjachemen Nation),

to access the project site on a volunteer basis to monitor grading and
excavation activities. If archaeological resources are encountered, all

construction work within 50 feet of the find shall cease, and the archaeologist
shall assess the find for importance and whether preservation in place
without impacts is feasible. Construction activities may continue in other
areas. If, in consultation with the City and affected Native American tribe

(as deemed necessary), the discovery is determined to not be important,
work will be permitted to continue in the area. Any resource that is not Native
American in origin and that cannot be preserved in place shall be curated at
a public, nonprofit institution with a research interest in the materials, such
as the South Central Coastal Information Center at California State
University, Fullerton.

The commenter states that conclusionary statements provided in Draft EIR Section’s 5.9,
Land Use and Planning, and 5.11, Population and Housing, are inconsistent. Specifically, the
analysis in Table 5.9-1 of Section 5.9 concludes that the project is consistent with all
applicable goals and policies of the Newport Beach General Plan; however, under
Subsection 5.11.5, Cummlative Impacts, of Section 5.11, it is noted that “most of the
proposed development is consistent with the general plan”. The statement provided in
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Subsection 5.11.5 is incorrect. As substantiated in Section 5.9, the project is consistent
with all applicable goals and policies of the Newport Beach General Plan. The statement
provided in Subsection 5.11.5 has been revised to correct this discrepancy, as follows. The
revision is also provided in Chapter 3, Revisions to the Draft EIR, of the Final EIR. The
revision does not change the findings or conclusions of the Draft EIR. Changes made to
the Draft EIR are identified here in strtkeout—text to indicate deletions and in bold
underlined text to signify additions.

The commenter also points out that Draft EIR Chapter 1, Executive Summary, states that
in order to be constructed, the proposed project “must” receive a density bonus and
accompanying development concessions and waivers. The commenter also states that the
land use section of the Draft EIR does not explain how the project meets the
requirements for density bonus units. The commenter is incorrect as a statement to this
affect is not provided in Chapter 1, or anywhere else in the Draft EIR. As clearly stated in
Subsection 1.4, Project Summary, the proposed project would be providing density bonus
units and based on the provision of affordable housing, development incentives are
available to developers pursuant to Chapter 20.32 of the City’s zoning code and
Government Code Section 65915(d)(1). As further clarified in Subsection 3.3.1.3,
Affordable Housing and Development Incentives/ Concessions and Waivers, of Section 3, Project
Description, “As encouraged by the Residential Overlay and pursuant to Chapter 20.32
(Density Bonus) of the City’s zoning code and Government Code Section 65915 (Density
Bonus Law), with a 30 percent allocation for lower-income households, the proposed
project is entitled to the maximum 35 percent density bonus...”. Through the provision
of affordable units onsite, which is encouraged and permitted, the project is entitled to
development incentives/concessions and waivers. Subsection 3.3.1.3 also cleatly explains
how the project qualifies for a density bonus. Further, in various places of Section 5.9, it
clarifies how the project meets and qualifies for the density bonus. For example, refer to
the consistency analysis text provided under Policy 6.2.3 of Table 5.9-1 (page 5.9-18).

The commenter pointed out a statement made in Table 5.9-1 of Section 5.9, regarding
rent prices, and stated that the Draft EIR does not provide any assurance that the City will
require that the project provide an appropriate number of affordable units. As noted in
Table 5.9-1 (page 5.9-12) under Goal H2.1, “Exact rent prices have not been determined
at this time.” This is a general statement provided in the response to Goal H2.1 of the
General Plan Housing Element and is not needed to show consistency with this goal. Goal
H2 states, “Encourage preservation of existing and provision of new housing affordable
to extremely low-, very low-, low-, and moderate-income households”. As stated under
the consistency analysis of this goal, the proposed project is consistent with this goal as
the proposed project includes 78 new housing units that would be affordable to lower-
income residents. Through its site development review process, the City is working with
the developer to ensure that the appropriate number of affordable units are provided.
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Also, in order for the City to issue the development incentives/concessions and waivers
requested for the project, the appropriate number of affordable units must be provided.

Further, to the extent the commenter is suggesting that the project cannot be consistent
with the zoning code density limitations due to the application of the density bonus, that
is incorrect. See Wollmer v. City of Berkeley, where the court determined that
modifications required by the density bonus law do not render a density bonus project
inconsistent with applicable development standards.

Finally, the commenter stated that Draft EIR Section 5.9 does not explain how the project
qualifies for a waiver for building heights, or the requirements for unit size mixes, where
these requirements are derived from, and why the project does not have to comply with
them. The commenter is correct, this information was inadvertently left out of Section
5.9. In response to the commenter, the analysis under the zoning consistency analysis
discussion on page 5.9-25 of Section 5.9 has been revised, as follows. The revision is also
provided in Chapter 3, Revisions to the Draft EIR, of the Final EIR. The revision does not
change the findings or conclusions of the Draft EIR. Changes made to the Draft EIR are
identified here in strikesut-text to indicate deletions and in bold underlined text to signify
additions.

5.9 LAND USE AND PLANNING

Zoning Code Consistency

As stated above, the project site is zoned Newport Place Planned Community (PC-11).
PC-11 allows for residential development, with a minimum of 30 du/ac and a maximum
of 50 du/ac, consistent with the MU-H2 land use designation. More specifically, the
project site within PC-11 is designated General Commercial Site 6. The General
Commercial designation allows retail commercial, office, and professional and business
uses. The site also has a residential overlay option given its general plan designation of
MU-H2. The projects consistency with the Residential Overlay development standards of
the NPPC, which apply to the project site and function as zoning for the site, is discussed

below.

The proposed retail, restaurant, and residential uses under the proposed project are
allowed under the existing zoning, and no zone change is required or proposed. Thus, the
proposed project would be consistent with the existing zoning on-site, and impacts would
be less than significant. See also RR LU-1 and RR LU-2.

Newport Place Planned Community Development Standards Consistency

Development standards for utilization of the NPPC’s #£Residential eOverlay, which applies
to the project site, are found eaPage46—ef—the PCDPR in the NPPC development
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standards. Table 5.9-2 demonstrates the proposed project’s consistency with those
development standards.

Table 5.9-2 NPPC Consistency Analysis

Development Standard Required Project Consistency
Minimum Site Area None N/A
Density (base units)1 30-50 units/acre 50 units/acre
Minimum Percent Affordable 30 percent 30 percent

77 feet, 9 inches

55 feet (livable space would be 55 feet

Maximum Building Height (exceptions allowed)

max)
Minimum Street Setback 30 feet 30 feet
Minimum Interior Setback 10 feet 10 feet (to park)
Parking See Chapter 3 See Chapter 3

' Density bonus units are allowed to increase a project’s gross density to be higher than that required for the project’s “base” units.

Additionally, as noted in Table 5.9-1, the Residential Overlay of the NPPC, which applies
to the project site, implements General Plan Housing Element Program 3.2.2, which

creates an exception to the 10-acre site requirement for residential development projects
in the Airport Area that include a minimum of 30 percent of the units affordable to lower
income households. Residential developments, such as the proposed project, that qualify
for the residential overlay are subsequently exempt from General Plan I.and Use Policy

LU 6.15.6 and have no minimum site area requirement.

In addition to the site size exception and affordable housing requirements, the NPPC

details additional residential development regulations addressing setbacks, building height,

parking requirements, landscaping, signs, utilities requirements, and amenities and
neighborhood integration. With the exception of the unit mix and building height

requirements, the proposed project would be developed in accordance with the NPPC
development regulations. As described in Chapter 3, Project Description, of this Draft EIR

the project’s Affordable Housing Implementation Plan includes a request for one

development concession for the unit mix and one waiver for the height, as described

below.

B Development Concession (Unit Mix). Pursuant to Section V.E.1 of the Residential
Overlay, “Affordable units shall reflect the range of numbers of bedrooms provided

in the residential development project as a whole.” In the case of the proposed

project, the project applicant is requesting a unit mix that includes a greater percentage

of studio and one-bedroom units, as illustrated in Table 3-2 of Chapter 3. Granting

this incentive will result in identifiable, financially sufficient, and actual project cost
reduction by reducing the long-term rental subsidy costs associated with the two-
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bedroom units and affording additional rental income for the project to ensure
financial feasibility.

®  Waiver/Concession of Development Standard (Height Increase). Pursuant to

Section V.A of the Residential Overlay, the maximum building heights are limited to
55 feet, but may be increased with the approval of a site development review after

making certain findings for approval. Government Code Section 65915(e)(1) provides

that a city mav not apply a development standard that will have the effect of physically

precluding the construction of a density bonus project at the density permitted under

the density bonus law. In the case of the proposed project, the project applicant is
requesting a waiver of the 55-foot building height limit to 77 feet 9 inches in order to
accommodate the parapet, roof-top mechanical equipment, elevator shafts,
emergency staircase, rooftop terrace, and a portion of the parking garage. Without
the height allowance for the stairs, elevators, mechanical equipment, and parapet, 63
of the 91 density bonus units would need to be eliminated. Furthermore, limiting
heights to 55 feet would result in elimination of the rooftop amenity deck and upper
level of parking structure, which are necessary for marketing purposes to meet
expectations of prospective tenants and market-rate rents, provide the level of onsite

amenities encouraged by the Residential Overlay, and reduce the impact of parking
availability on neighboring streets.

Approval of the aforementioned concession and waiver would not result in a land use
conflict with the regard to the NPPC development standards.

5.11 POPULATION AND HOUSING

5.11.5 Cumulative Impacts

The area considered for cumulative impacts is the City of Newport Beach. Impacts are
analyzed using General Plan projections in SCAG’s 2016 Growth Forecast. Development
activity in the City includes residential projects (see Table 4-1 in Chapter 4, Environmental
Setting). Moest-ot—thepropoesed-development The proposed project is consistent with the
City of Newport Beach General Plan and would therefore be expected to be consistent
with SCAG’s growth projections.

The analysis of the proposed project’s compliance with regulatory requirements RR LU-
1 and RR LU-2, which outline the City’s development standards applicable to the project,
is provided under Impact Statement 5.9-2 (see pages 5.9-25 and 5.9-26) of Draft EIR
Section 5.9, Land Use and Planning. See also response to Comments A12-11 and A12-13.

See response to comment Al12-6 regarding the required scope of cumulative analysis and
analysis of projects in cumulative projects list. As stated on pages 4-17 and 5.9-27 of the
Draft EIR, cumulative land use and planning impacts were analyzed based on applicable
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jurisdictional boundaries and related plans, including the City of Newport Beach General
Plan and applicable regional land use plans, not by reference to the specific projects
identified in Table 4-1. This type of approach is permissible under CEQA, which sets
forth two methods for satisfying the cumulative impacts analysis requirement: the “list of
projects” approach and the “summary of projections” approach. (CEQA Guidelines §
15130(b).) Consistent with the latter of these two approaches, the Draft EIR finds that
cumulative projects would be subject to the same regional and local plans, and that it is
reasonable to assume these projects would implement local and regional planning goals
and policies. Based on this regional analysis, the Draft EIR finds that, upon
implementation of any cumulative development, cumulative adverse land use impacts
would be less than significant.

With respect to the Draft EIR’s statement that the surrounding Airport Area is
transitioning from strictly nonresidential uses to a wider range of mixed uses, including
residential uses, the Draft EIR explains that such transition is anticipated by the Newport
Beach General Plan and would not represent a cumulative adverse land use impact. The
Draft EIR’s conclusion that this transition is “creating rather than dividing a community”
is not illogical. This finding is described in more detail on page 5.9-10, which explains that,
given the distance and physical separation of existing residential communities from the
project site, development of the project would not divide an established residential
community. Instead, over time, with development of mixed uses in the area, a more
cohesive community actually would be created.

To the extent that the comment reiterates concerns regarding the amount of information

provided in the cumulative projects list in Table 4-1, please refer to Response to Comment
A12-3.

The commenter stated that the Draft EIR, specifically Section 5.14, Transportation and
Traffic, does not clearly identify the cumulative projects included in the traffic analysis, nor
does it explain how the City reached the less than significant conclusions. Draft EIR
Section 4.4, Assumptions Regarding Cumnlative Impacts summarizes the CEQA requirements
for cumulative project analysis. As detailed in this section, the CEQA Guidelines (Section
15130[b][1]) state that the information utilized in an analysis of cumulative impacts should
come from one of two sources:

A. A list of past, present and probable future projects producing related
cumulative impacts, including, if necessary, those projects outside the control
of the agency.

B. A summary of projections contained in an adopted General Plan or related
planning document designed to evaluate regional or area-wide conditions.

The traffic analysis is based on Method A. As stated under Impact Statement 5.14-1 (page
5.14-15), the traffic study included traffic from 25 projects in Newport Beach and 30
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projects in Irvine. The detailed lists and location maps for these projects are included in
Draft EIR Appendix |, Traffic Impact Analysis, pages J20 to J27. In addition to evaluating
the potential traffic impact of 55 related development projects, and traffic analysis
conservatively added an ambient growth rate of traffic of 1 percent per year (5 percent
total) for MacArthur Boulevard, Jamboree Road and Irvine Avenue. The analysis fully
complies with CEQA requirements.

The commenter also stated that the conclusions in the Draft EIR do not align with the
information in the traffic study. For example, the commenter stated that under the Future
Year 2022 Plus Project scenario, the traffic study found that Macarthur
Boulevard/Michelson Drive and Macarthur Boulevard/Campus Drive would operate at
LOS F and E, respectively, and that no further explanation was provided in the traffic
study regarding LOS E being acceptable. With respect to the MacArthur Blvd/Campus
Drive intersection, LOS E is considered acceptable by the City of Irvine, as noted on page
6 of the traffic study. Under the year 2022 baseline (no project) and with project analysis,
the MacArthur Boulevard/Michelson Drive intersection is forecasted to operate at LOS
F with a V/C increase of 0.002, which is not considered a significant impact. Therefore,
the analysis and significance findings and conclusions in the Draft EIR and traffic study
are in alignment.

As explained under footnote 2 on Draft EIR page 5.14-15, the traffic analysis was based
on a projected opening year of 2022 for the project. The estimated opening date was
revised to 2023 after the draft traffic study was completed. To confirm whether the study
results would still be valid for the updated opening year, an analysis was performed at key
intersections for 2024 (since the City of Newport Beach evaluates potential conditions
for one year after project opening). The analysis to verify conditions for the year 2024 is
summarized on Draft EIR page 5.14-23 and the level of service calculations performed
for this analysis are included as Appendix B of this FEIR.

The commenter states that the Draft EIR’ alternatives analysis is insufficient because the
underlying evaluation of environmental impacts is inadequate. Therefore, the commenter
claims, the alternatives analysis does not identify feasible alternatives that lessen adverse
impacts or examine whether the alternatives would mitigate or avoid impacts.

To the extent that the comment reiterates concerns regarding the Draft EIR’ evaluation
of environmental impacts, please refer to Responses to Comments A12-4 through A12-
14, above. Given the adequacy of the underlying environmental analysis, the Draft EIR’s
evaluation of alternatives likewise is sufficient. An EIR only must evaluate a range of
reasonable alternatives to the extent they would avoid or substantially lessen any of the
project’s significant effects and feasibly attain most of the basic objectives of the project.
(CEQA Guidelines § 15126.6(a); see also In re Bay-Delta Programmatic Environmental
Impact Report Coordinated Proceedings (2008) 43 Cal.4th 1143, 1163.) Here, the Draft
EIR evaluated two alternatives: (1) a “no project” alternative; and (2) a “reduced height
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and density” alternative. Each alternative would lessen certain environmental impacts as
compared to the proposed project. The “no project” alternative, however, would not
achieve project objectives, and while the “reduced height and density alternative” would
achieve project objectives, it would do so to a lesser extent. Together, these two alternatives
comprise a reasonable range of alternatives, and the commenter does not otherwise allege
any particular deficiency in the alternatives analysis

The commenter requested that the Draft EIR be updated to address the comments raised
in this comment letter and that the Draft EIR be recirculated. See individual responses to
Comments A12-1 through A12-15, above. Based on responses provided to the individual
comments, the revisions to the Draft EIR outlined above, and the findings and
conclusions of the Draft EIR and this Final EIR, recirculation of the Draft EIR is not
warranted. Additionally, none of this material indicates that there would be a substantial
increase in the severity of a previously identified environmental impact that will not be
mitigated, or that there would be any of the other circumstances requiring recirculation
described in Section 15088.5.

The commenter requested that they be notified of any additional notices related to the
proposed project pursuant to Section 21092.2 of the Public Resources Code, Section
21167(f) of the Public Resources Code, and Section 65092 of the Government Code. The
commenter also requested that they be added to the list of interested parties for the
proposed project. The City will continue to provide the commenter with all planning and
CEQA-related project notices and documents in accordance with these requirements. The
City will also add the commenter to the list of interested parties.
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LETTER A13 — Gabrielefio Band of Mission Indians — Kizh Nation (1 page)

GABRIELENO BAND OF MISSION INDIANS - KIZH NATION
I 1nslar'ica||c_; krown as T he San (Qabriel Pyand of Mission [adians AGabrieline Trbal Council
rcrn-ynzeﬂ I‘)H the 54.1.['\: mr{:nll{nmm as the n[‘mnguml tribe of the | o= AngeLc.-\ Lasin

City of Newport Beach

100 Civie Center Dir.

Newport Beach, CA 92660

December 17, 2008

Re: ABSZ Consullation request for the Newporl Crossings Mixed Use Project

Decar Mariners Branch,

Please find this letter a8 a written request for consultation regarding the above-mentioned project pursuant to Public

Resources Code § 21080.3.1, subd, (d). Your project lies within our ancestral tribal territory, meaning belonging to or
inherited from, which ia a higher degree of kinship than traditional or cultural affiliation. Your project is located within a

sensitive area and may cause a substantial adverse change in the significance of our tribal cultural resources, Most often,

a records search for our tribal cultural resources will result in a “no records found” for the project arca. The Native
American Heritage Commission [NAHC), ethnegraphers, historians, and professional archacologists can enly provide
limited information that has been previously documented about California Mative Tribes, For this reason, the NAHC will
always refer the lead agency to the respective Mative American Tribe of the area, The NAHC is only aware of general
infermation and a&re not the experts on each California Tribe, Our Elder Committes & tribal historians are the experta for
our Tribe and can provide a more complete history [both written and oral) regarding the location of historic villages, trade
routes, cemeteries and sacred freligious sites in the project anca.

Additionally, CEQA now defines Tribal Cultural Resources [TCRs| as their own independent clement separate from
archesological resources, Environmental documents shall now address a separate Tribal Cultural Resource section which
inclades a thorsugh analysis of the impacts to only Trikal Culturel Resources (TCRs| and includes independent mitigation

measures created with Tribal input during AB-52 consultations. As & result, all mitigation measures, conditiens of Sl
approval and agreements regarding TCRs (2. prehistonic resources) shall be handled selely with the Tribal Government
and not through an Environmental f Archasological firm.,
In effort to avoid sdverse effects to our tribal cultural resources, we would like to consult with vow and vour staff to
provide you with & more complete understanding of the prehistoric use{s) of the project area and the potential risks for
causing a substantial adverse change to the significance of our tribal cultural resources,
Consultation appointments are available on Wednesdays and Thursdeys at our offices at 910 N, Citrua Ave, Covina, CA
91722 or over the phone, Flease call toll free 1-844-3%0-0787 or email admini@gabriclencindians.org to schedule an
appaintment,
** Prior to the first consultation with our Tnbe, we ask all these individuals parficipating in the consultation o wew a wides
produced and proided by CalEPA and the NAHC for sensitivity and understanding of ABS2, You can wieww their videcs atr
hitpes Soalepa e gow Tribals Training, or iy S nake ea.gow 200 5412/ ab-52-tribal-training’
Wilh Respect,
(o S
—
Andrew Salas, Chairman
Aindrew Siabe, _haimman Madine Sulas, Yice-[ hairman (hristina Saindall Bartincs, sceretary
Albert Feree, reasurer | Pletha Conzakes | emos, treasrer || Frichard Crndiss, ( horenses of the C el of Flders
FO By 328, Conina, CA 21728 wwwcgabriglenoindians.org gabrelenaindians@yshoo.com
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Al13. Response to Gabrielefio Band of Mission Indians — Kizh Nation, LLP, Nicholas Whipps,
dated December 17, 2018.

A13-1

This letter requests tribal consultation with the City in accordance with AB52. However,
dated December 17, 2018, it appears to be written in response to the Notice of Availability
for the Draft EIR.

The AB 52 tribal consultation process conducted for this project is described in Draft
EIR Section 5.15., Tribal Cultural Resources. Emails notifying tribes of the project and
inviting early consultation were sent to each of the tribes on January 3, 2018. No
comments or requests for consultation were received. The 30-day noticing requirement
under AB 52 was completed on February 3, 2018. Therefore, the City completed its
noticing requirements in accordance with the requirements of AB 52. (See Pub. Resources
Code § 21082.3(d).)

In response to the current letter (12/17/18), on December 20, 2018, the City’s Project
Manager, Jaime Murillo, forwarded the commenter copies of Draft EIR Sections 5.4 and
5.15, Cultural Resonrces, and Tribal Cultural Resources, respectively. The Cultural Resources
Technical Memo supporting the Draft EIR was also forwarded (Draft EIR, Appendix D).
In the letter, Mr. Murillo also offered to meet with the commenter to discuss the EIR
analysis and recommended mitigation in more detail. And finally, Mr. Murillo followed up
with a phone call to Mr. Salas. To date, there has been no response back from the

commenter.

Further, Mitigation Measure CUL-1 on pages 5.4-10 and 5.4-11 of Draft EIR Section 5.4,
Cultnral Resources, has been revised to provide clarification that a culturally-related Native
American monitor shall be allowed to monitor ground-disturbing activities at the project
site, as follows. The revision is also provided in Chapter 3, Revisions to the Draft EIR, of the
Final EIR. The revision has shown below, does not change the findings or conclusions of
the Draft EIR. Changes made to the Draft EIR are identified here in strtkeeut text to
indicate deletions and in bold underlined text to signify additions.

5.4 CULTURAL RESOURCES

Impact 5.4-2

CUL-1 Prior to the issuance of a grading permit by the City of Newport Beach, the
project applicant shall retain a qualified archaeologist to periodically monitor
ground-disturbing activities onsite and provide documentation of such
retention to the City of Newport Beach Community Development Director.
The archaeologist shall train project construction workers on the types of
archaeological resources that could be found in site soils. The archaeologist
shall periodically monitor project ground-disturbing activities. During
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construction activities, the project applicant shall allow representatives

of cultural organizations, including traditionally-/culturally-affiliated
Native American tribes (e.g., Gabrielefio Band of Mission Indians-

Kizh Nation, Juaneno Band of Mission Indians Acjachemen Nation),

to access the project site on a volunteer basis to monitor grading and

excavation activities. If archaeological resources are encountered, all

construction work within 50 feet of the find shall cease, and the archaeologist
shall assess the find for importance and whether preservation in place
without impacts is feasible. Construction activities may continue in other
areas. If, in consultation with the City and affected Native American tribe

(as deemed necessary), the discovery is determined to not be important,

work will be permitted to continue in the area. Any resource that is not Native
American in origin and that cannot be preserved in place shall be curated at
a public, nonprofit institution with a research interest in the materials, such
as the South Central Coastal Information Center at California State
University, Fullerton.
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Clearinghouse (9 pages)

Gavin Mewsom
Governor

State Clearinghouse and Planning Unit

ECEVED 5,
COMMUNITY
January 15, 2019 NEVELORMENT
Jan 2 2 2019
Jaime Murillo CITY OF

City of Newport Beach

1040 Civic Center Drive “?lypon.r #00\

Newport Beach, CA 92660

Subject: Newport Crossings Mixed Use Residential Project
SCH#: 2017101067

Dear Jaime Murillo:

The State Clearinghouse submitted the above named Draft EIR to selected state agencies for review. On
the enclosed Document Details Report please note that the Clearinghouse has listed the state agencies that
reviewed your document. The review period closed on January 14, 2019, and the comments from the
respomding agenecy (ies) is (are) enclosed, IT this comment package is nol in order, please notify the State
Clearinghouse immediately. Please refer to the project’s ten-digit State Clearinghouse number in future
correspondence so that we may respond prompily,

Please note that Section 21 104{c) of the California Public Resources Code states that:

“A responsible or other public agency shall only make substantive comments regarding those
activities inwolved in a project which are within an area of expentise of the agency or which are
required to be carried out or approved by the agency. Those comments shall be supported by
gpecific documentation.”

These comments are forwarded for use in preparing your final environmental document. Should you need
more information or clarification of the enclosed comments, we recommend that vou contact the

commenting agency directly.

This letter acknowledges that you have complied with the Stale Clearinghouse review requirements for

" draff efivironnienial @acuments, pursuant to the California Envirardmenial Cuality Act Please contact the

State Clearinghouse at (916) 4450613 if you have any questions regarding the environmental review
process, i

Sincerely,

5 organ

Director, State Clearinghouse
Enclosures

ce: Resources Agency

1400 TEMTH STREET P.O-BOX 3044 SACRAMENTO, CALIFORNIA 93812-3044
TEL [-916-445-0613  stnte.clearinghmseoprcogoy W w.oproa. gov

dfpv%
STATE OF CALIFORNIA uﬂ

Governor's Office of Planning and Research m

Afd-1
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Document Details Report
State Clearinghouse Data Base

SCHE 2017101067
Project Title  Newport Crossings Mixed Use Residential Project
Lead Agency Mewport Baach, City of
Type EIR Draft EIR
Description  The proposed project would consist of 350 residential dweling units, 2,000 square feet of 'casual
dining’ restavrant space, 5500 square feet of commercial space, and a 0.5 - acre public park. A
six-slory parking structure (one level subterranaan and five lavels above ground) is proposed in the
canter of the site to be surrounded and screened from public views by the rasidential and commercial
buildings on all sides. Outdoor residential amenities include poal, entartainment, and lounge
l;r:lurtynr‘ds and a roofstop ferrace. A commercial jretail plaza would provide a socal hub sl_uTcunding
the ratail and restaurant uses with fire pits, soft furnitture, landscaping, and festival ighting. The
community park would include & dog park, dining terrace, shade structures, games terrace, lawn area,
pickleball courts, and a parking lat,
Lead Agency Contact
NMame  Jaime Murillo
Agency City of Mewport Beach
Phone  [2489) 544.3209 Fax
amail
Address 100 Civic Centar Drive
City  Mewport Beach State CA  Zip 92680
Project Location
County Orangs
City  Mewport Beach
Region
Laf/long 33°38' 67 N/117°561 67°W
Cross Strests  Dove Street/Scott Drive, Scott Drve/Corinthian Wy, Corithian WayMartingale Way
Parcei No.  varous
Township Range Section Base
Proximity to:
Highways 73,55, 1-405
Airparts  John Wayne Alrport
Railways
Waterways Mewport Bay, San Diego Creek, Faularing Channal
Schools  Various
Land Use GP Destination - MU HZ (Mixed Use Horzontal); Zoning - PC -11 {Plannaed Community 11, Newpart
Place)

Project Issues  Agricultural Land; Alr Quallty; Archaeclogic-Histaric, Biological Resources; Geologic/Seismic; Minerals;
Moise; PopulatoryHousing Balance, Public Services; Recreation/Parks; Toxic/Hazandous,
TrafficiCircutation; Landuse; Other Issues; Assthetic/Visual Cumulative Effacts; DrainagalAbsorptian;
Ecoromizs/Jobs: Flood PlainFlocding; Forest Land/Fire Hazard; Growth Inducing;
Schools/Universities; Seplic Systern; Sewer Capacity; Soll Ercsion/Compaction’Grading; Solid Waste;
Wagatation; Water Quality; Waler Supply; Wetland/Riparian

Reviewing Resouwces Agency: Depariment of Fish and Wildlife, Region & Depariment of Parks and Recreation;
Agencles Departmant of Walar Resources; Calirans, Division of Asronautics; California Highway Patral;

Caltrars, District 12; Regional Watsr Quality Controd Board, Ragion B; Malive American Hertage
Commission; State Water Rasources Control Board, Division of Water Quality; Department of Toxc
Substances Contral

Mote: Blarksin data fiekds rasuit fram msufficient infermation provided by lead agency.
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Document Details Report
State Clearinghouse Data Base

Date Recaived 11232018 Start of Review 117202018 End of Review 01/14/2019

Mote: Blanks in data fislds result from insufficient information provided by laad agency.
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STATEOF CALIFORNIA—CALIFORMIA STATE TRANSPORTATIN AGERCY

Thank you for including the California Department of Transportation (Caltrans) in the review of
the Drraft Environmental Impact Report for the Newport Crossings Mixed Use project in the City
of Newport Beach. The mission of Caltrans is to provide a safe, sustainable, integrated and
efficient transportation system to enhance California’s economy and livability.

The proposed project consists of the development of a multistory building that would house 350
apartment units, 2,000 square feet of “casual-dining” restaurant space, 5,500 square feet of retail
space, and a 0.5-acre public park. The project site is approximately 0.6 miles north of State
Route (SR) 73 and 1.3 miles south of Imerstate 405 (1-405). Caltrans is a commenting agency on
: this project and upon review, we have the following comments:

Transportation Planning
The City"s Bicycle Master Plan (2014) recommends that Class 1T facilities be constructed on

several streets surrounding the project site, including Birch Street, MacArthur Boulevard,
Westerly Place, and Dove Street. Please consider these recommended facilities when developing
the project’s circulation element.

Encroachment Permit

Please be advised that any project work proposed in the vicinity of the State Highway System
(SHS) will require an Encroachment Permit and all environmental concerns must be adequately
addressed. If the environmental documentation for the project does not meet Caltrans’
requirements, additional documentation would be required before the approval of the
Encroachment Permit. For specific details for Encroachment Permits procedure, please refer to
the Caltrans" Encroachment Permits Manual. The latest edition of the Manual is available on the
weh site: hitp:/fwww.dot.ca sov/hg/traffops/developserv/permits/

Please continue to keep us informed of this project and any future developments which could
potentially impact the SHS. If you have any questions, please do not hesitate to contact Joseph

“Provide o safe, sustainmhls, latagroted and afficient ranspertation system
to emhonce Califorsla’s economy ard Beabiity”

DEPARTMENT OF TRANSPORTATION i,
DISTRICT 12 @@‘o&
1750 EAST FOURTH STREET, SUITE 100 \'&\ & .
SANTA ANA, CA 92705 iaking Conservation
PHONE (57) 328-6267
FAX (657) 328-6510 @ Callforna Wy of L%
TTY 711
v, dot.gA, Ev

January 11,2019 Sovamors Offie of Panving & Resserc:

JAN 14 201

Jaime Murillo g File: IGR/CEQA

City of Newport Beach TATECLEARINGHOUSE ~ SCH#: 2017101067

100 Civic Center Drive 12-0RA-2018-01031

MNewport Beach, CA 92660 SR 73, PM 25.198

Dear Mr. Murillo,
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Newport Crossings Mixed Use Project
January 11,2019

Page 2 -

Sincerely

y
SCOTT LEY

Branch Chief, Regional-1GR-Transit Planning
District 12

“Provide o sofe, sustainable, integroded and effficient tromspentation system
to enhance Califomia’s ecomamy and Suability”

Ald-2
contd
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mﬂénew Rodriguez 5796 Carporate Avenueg
acratary far i i
S, L D Cypress, California 00630

v 1 Lum‘r
I \| H\'LT
\\(‘ Department of Toxic -Substances Control

Barbara A. Lee, Direclor

January 3, 2019

Mr. James Murillo Smmﬁmmmmmh
Senior Planner

City of Newport Beach JAN 03 2013
Community Development Department ST

100 Civic Center Drive ATE CLEARINGHOUSE

Newport Beach, California 92660
JMurill @@ newportbeachca gov

DRAFT ENVIROMMENTAL IMPACT REPORT, NEWPORT CROSSING MIXED USE
PROJECT (PA 2017-107), NEWPORT BEACH, CALIFORNIA
STATE CLEARINGHOUSE #2017101067

Dear Mr. Murillo:

The Department of Toxic Substances Control (DTSC) reviewed the Draft Environmental
Impact Report (DEIR) received from the City of Newport Beach (City) as lead agency,
dated Movember 2018, for the Newport Crossing Mixed Use Project (Project), located in
Mewport Beach, California.

The Project proposal Is to demolish an existing 5.69-acre-shopping center known as
MacArthur Square to build a multistory building that would house 350 apartment units,
2,000 square feet of “casual-dining” restaurant space, 5,500 square feet of retail space,
and a 0.5-acre public park.

The site was formerly used as an agricultural land from 1838 to 1863 and developed to
a commercial use in phases from the early 1970s through the 1980s. Two dry cleaners
operated formerly onsite: (1) Green Hanger Cleaners reportedly operated at

4250 Scott Drive from 2002 through 2015 and {2) Enjay Cleaners, operated onsite at
1701 Corinthian Way, Suite H from 1984 to 1997, In addition, the east adjoining

4341 MeArthur Boulevard building contains a dry cleaner tenant which has been In
operation since 1996, Chlorinated solvent was used by the former Enjay Cleaners and
petroleum-based solvents were used by Green Hanger.

A14-3
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Jamie Murillo

Re: Newport Crossings Mixed Use Project DEIR

January 14, 2018

Page 7
contribute to the significant cumulative impact caused by greenhouse gas emissions from
other sources around the globe. The question therefore becomes whether the project's
incremental addition of greenhouse gases is ‘cumulatively considerable’ in light of the
global problem, and thus significant.

(Newhall Ranch, supra, 62 Cal 4th 20°4, 219, citing Crockett, Addressing the Significance of
Greenhouse Gas Emissions Under CEQA: California’s Search for Regulatory Certainty in an
Uncertain World (July 2011) 4 Golden Gate U. Envtl. L.J. 203, 207-208.) The City does not
provide sufficient information in the DEIR to determine whether the Project’s incremental
addition of greenhouse gasses would be cumulatively considerable and thus significant.

The City concludes that, because the Project does not exceed South Coast Air Quality
Management District’s (“SCAQMD”) screening threshold for individual projects, “impacts
would be less than significant.” (DEIR, pp., 5.6-22, 5.6-25.) But the DEIR does not examine
projected growth in the City of Newport Beach, estimate or examine what cumulative emissions
from other concurrent projects might be, nor does it examine how this might relate to the
Project’s and the City's contributions to global GHG emissions. (/fbid ; see id. at pp. 4-13 —4-14
[Cumulative Projects List, including other concurrent projected developments].)

Furthermore, the DEIR does not provide sufficient threshold information about existing
GHG emissions in the City. (See Cal. Code Regs., tit. 14, § 15125(a); DEIR, § 5.6)) The DEIR
does not analyze what the City's current per-capita GHG emissions are, or whether the City as a
whole is on track to meet the 2030 GHG emission goals set forth in 5B 32, as broadly outlined in
the 2017 Climate Change Scoping Plan or provide any other quantitative benchmark to
determine whether the Project, in conjunction with other development, would significantly
impact GHG emissions. {See id. at § 5.6, p. 5.6-8.)

What are the projected GHG emissions from construction and operation of the other
projects listed in the Cumulative Projects List? Is there additional projected growth in Newport
Beach that would contribute to GHG emissions? If so, what are the estimated emissions from
such growth? What are the cumulative estimated emissions? How would such emissions
comply with quantitative GHG emissions thresholds? Are there any projects within the City or
nearby jurisdictions that have been found to result in significant and unavoidable greenhouse gas
impacts? Is the City of Newport Beach on track to meet GHG emissions SB 32 greenhouse gas
reductions goals, as outlined in the 2017 Climate Change Scoping Plan? Are there other
qualitative thresholds for GHG emissions that the City could use to determine the City’s current
contributions to GHGs and how the Project might impact this contribution in conjunction with
other development? Please provide specific, estimates, data, and analysis.,

ANZ-E
cont'd
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Mr. James Murillo
January 3, 2019
Page 3

DTSC recommends the soil gas investigations be conducted in accordance with
DTSC Advisory-Active Soil Gas Investigation

(hitps: i dise.ca.gow/SitkeCleanup/uploadl_ActiveSoilGasAdvisory FINAL.p
df} and Final Guidance for Evaluation and Mitigation of Subsurface Vapor

Intrusion to Indoor Air

(https:fiwww disc.ca govhAssessinaRiskiupload/Final VIG Oct 2011,

. Human Health Risk Assessment 2017, Page 5.7-9. Based on the Appendix F3a,

only soil vapor samples at § feet bgs were used for human health risk
assessment. The human health risk assessment should include soil gas
samples taken at 15 fest bgs. Groundwater should also be considered in the
human haealth risk assessment if it Is impacted by PCE. Risk to human health
should be re-assessed after the extent of soil gas and groundwater
contamination is fully defined. This assessmeant will then be used to design the
vapor mitigation system and associated monitoring program. DTSC
recommends the multi-media human health risk assessment be conducted in
accordance with the Preliminary Endangerment Assessment Guidance Manual,
section 2.5

(https:hwww.disc.ca gowPubli nsForms/upload/PEA Guidance Manual pdl
and Human Health Risk Assessment (HHRA) Note 4

(https:fiwww disc.ca goviAssessingRisk/upload/NOTE-4-HHRA-Number-4-
October-2016-revision-2016-10-26-FINAL-2 pdf)

. Section 5.7.2.1 Regulatory Requirements, Page 5.7.15. RR HAZ-1 addresses

the transportation of any project-related hazardous materials and hazardous
waste, Please note that transportation of hazardous waste should also be
transported in accordance with California Code of Regulations, title 22, division
4.5, chapter 13.

. Section 5.7.7 Mitigation Measures, Page 5.7-21. MM HAZ-1 requires a passive

ventilation system for the proposed project. Please note that a land use
covenant and long-term monitoring is required because the site was not
remediated to meet the residential land use. In addition, confirmation sampling
{e.g., indoor sampling or sub-slab sampling) is recommended after the
installation of a vapor mitigation measure to verify the effectiveness of the
mitigation measure. DTSC recommends any vapor intrusion mitigation be
implementsd in accordance with DTSC Vapor Intrusion Mitigation Advisory

(https:hweww dtsc.ca.gov/SiteCleanup/upload/VitA_Final Oct 20111.pdf).

. Any further investigation, human health risk assessment, vapor intrusion

mitigation measures and remediation should be overseen by a regulatory agency
with jurisdiction to oversee hazardous substance cleanup. Due to the potential of
vapor intrusion into residential properties, DTSC's oversight is recommended. A

request for DTSC's oversight can be found at:
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Mr. James Murillo
January 3, 2019
Page 4

hitps:fwene dise ca.goviSiteCleanup/Brownfields/voluntary-agreements-
guide.cfm (click on “Request for lead Agency Oversight Application™).

OTSC locks forward to a conference call or & meeting to discuss further DTSC's
concems regarding this project. Should you have any questions regarding this letter,
please contact me at (714) 484-5392 or e-mail chiarin.yen@disc.ca.gov,

Sinceraly,

gf','i‘f-zf-{-_"ffn__h_.

Chia Rin Yen

Environmental Scientist

Brownfields Restoration and School Evaluation Branch
Site Mitigation and Restoration Program

aralcylyg

co:  Govemnor's Office of Planning and Research (via e-mall)
State Clearinghouse
P.0O. Box 3044
Sacramento, California 85812-3044

State.clearinghouse@opr.ca.qov

Mr. Dave Kereazis (via e-mail)

Office of Planning & Environmental Analysis
Department of Toxic Substances Control
dave.kereazis{@disc.ca.gov

Ms. Yolanda M. Garza (via e-mail)

Brownfizlds Restoration and School Evaluation Branch
Site Mitigation and Restoration Program

yolanda, garza@dtse ca.qov

A3
cont'd
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Al4. Response to State Clearinghouse, Scott Morgan, Director, dated January 15, 2019.

A14-1 The comment acknowledges that the City of Newport Beach has complied with State
Clearinghouse review requirements for the Draft EIR, pursuant to CEQA. The comment
also acknowledges that the State Clearinghouse received the Draft EIR and accompanying
Notice Availability and submitted them to select state agencies for review. The comment
is acknowledged and no response is necessary.

Al14-2 Please refer to comment letter A9 for responses to comments raised by Caltrans.
Al4-3 Please refer to comment letter A4 for responses to comment raised by DTSC.
February 2019 Page 2-103
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LETTER I1 — Jim Mosher (6 pages)

Comments on Newport Crossings DEIR

The following comments on items on the Draft EIR (SCH #2017101067) are submitted by;
Jim Mogher ( immosher@yahoo.com ), 2210 Private Road, Newport Beach 92660 (949-548-6229)

1. For at least this member of the public, reviewing the Newport Crossings DEIR in its

electronic form has been a more daunting task than it needed to be. The main document
consists of a 493-page PDF file, reproducing the 10-page printed Table of Contents, but
providing no bookmarks and no links to the items highlighted in it, Readers are apparently
expected to somehow locate chapters of interest within the 483 pages, and then the pages
within the chapters. It seems to me the lack of an effort to make the information more
accessible diminishes the information-imparting function of an EIR.

. Whatever tha format, the text seems focused more on repetitive, methodical thoroughness

than on clarity of presentation. For example, on page 5-2, under "Organization of
Environmental Analysis” we see a patiern repeated 14 times in the Table of Contents for
Chapter 5, and another 8 times in the two sections (5.12 PUBLIC SERVICES and 5.16
UTILITIES AND SERVICE SYSTEMS) where, for reasons that are not explained, the
standard pattern doesn't seem to be followed, but is applied to sub-topics.

a. That may seem very methodical. The problem is that while the logic behind this
methodology may be understocd by CEQA practitioners, it is not, as best | can tell,
and despite the DEIR's great length, explained to the public.

b. As an example of the confusion this creates for the public, after each “Impact”
presented under the third bullet of the announced method (“Environmental Impacts”)

wea see a statement of "Level of Significance befare Mitigation® (for examplae, on page

5.1-7). But this seems redundant with the fifth bullet of the method, which comes
after the fourth bullet ("Cumulative Impacts”), and is itself titled “Level of Significance

bafore Mitigation” (for example, on page 5.1-16). One can only guess one of these is

the City and consultant's estimate of the significance before the cumulative impacts
have been considered and the other is after that has been factored in — but it is not
explained.

c. Moreover, and more importantly, while citing thresholds of significance from
Appendix G of the CEQA Guidelines, the “Impact Analysis" seems to be confined to
what look like a series of project-specific “Impact” statements whose source (like
much else) is unexplained.

i. We are repeatedly told (at least 21 times) “The following impact analysis
addresses thresholds of significance for which the Notice of Preparafion (see
Appendix A) disclosed potentially significant impacts.” That would imply the

Impact Statements were developed in the NOP. But there is no trace of them

in the NOP or Appendix A. As best | can tell, it contains only the generalized
list of standard CEQA topics (on page A-5).

d. In addition, many of the Impact statements are reduced to insignificance, even

without mitigation, by citing “Regulatory Requirements and Standard Conditions.” As

111
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Comments on Newport Crossing DEIR - Jim Mosher Page 2of 6

hest | can tell, the DEIR does not explain where the “Standard Conditions" and, to a
lesser extent, the specific "Regulatory Requirements,” come from, and what
assurance there is any will be adhered to.

i. Without further explanation, this is particularly confusing because page 4-2 of
the Harbor Pointe Senior Living DEIR (also currently circulating in Newport
Beach, but seemingly not relying on standard conditions) says “The City of
Newport Beach does nof have an adopled set of standard conditions;
however, they may impose additional conditions during the approval process,
as appropriate. These requirements may be specific to the proposed Project
or standard to all projects.”

ii. Apparently there is an unwritten assumption that the project will include all
the Regulatory Requirements and Standard Conditions mentioned in the EIR,
hut taking that logic to an extreme, it would seem the City could dispense with
EIR's entirely if it simply passed an overarching regulation saying "approved
projects shall not have significant impacts,” or more simply, by adding a
standard condition to the project saying “all significant impacts must be
avoided.”

3. Regarding the Notice of Preparation/Scoping process, | see from Table 2-2 that | asked
about consistency with the City's General Plan and about the consistency of the 0.5 acre
park with the City's requirement for 5 acres per 1,000 residents.

a. Regarding GP consistency, it is good to see the extensive listing in Table 5.9-1.

i. Many of the policies, however, seem quite subjective, and the conclusions
rather arbitrary.

ii. Asanexample, despite the DEIR's conclusion to the contrary, | am unable to
find the proposed park consistent with GP Policy LU 6.15.14, stating "Each
park shall be surrounded by public streets on af least fwo sides (preferably
with on-street parking to serve the park).”

1. The policy appears intended to ensure the required park will be highly
visible to the public

2. The proposed park is, instead, situated on the least visible frontage of
the project site, surrounded by private development to the south and
flowing into the project’s private pool and recreation area on the north.

3. The relatively tiny frontages on Dove and Martingale (which may even
be masked by landscaping), hardly seem to fit the policy, How will the
park be made inviting and readily identifiable as a public amenity from
those sides? And is there even on-street parking on Dove? | don't
think the EIR explains, yet it concludes the park is consistent with LU
6.15.14 (on page 5.9-21). | would think placing the park on any of the
site's four other sides would be a better fit with LU 6.15.14.

-2
cont'd

11-3
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Comments on Newport Crossing DEIR - Jim Mosher Page 3of 6

iii. The proposal similarly seems clearly inconsistent with GP Policy LU 6.15.6,
calling for Airport Area "mixed-use residential villages, each confaining a
minimum of 10 acres and cenlered on a neighborhood park.”

1.

| believe the analysis on page 5.9-20 may be misstating the later-
adopted Housing Element Program HP 3.2.2 as “waiving the minimum
10-acre site requirement for affordable housing projects.”

As adopted in November 22, 2011, Program HP 3.2.2 called for the
City to “amend the General Plan and/or establish a waiver or
exception to the minimum 10-acre site requirement.”

As revised on September 24, 2013, the Housing Element claimed that
“This program has been implemented with the adoption of Ordinance
No. 2012-14 that amended the Newport Place Planned Community
{PC-11) to allow residential development that includes a minimum of
30 percent of the units affordable to lower-income households, and
also created a waiver to the 10-acre site requirement for such
projects.” However, the 10-acre requirement of Policy LU 6.15.6 has
never been amended, so the City appears to have created an internal
inconsistency in its General Plan — with zoning regulations claiming to
waive the GP.

In addition, Program HP 3.2.2 requiras “design considerations for the
fulure integration into a larger residential village, and a requirement to
ansure collaboration with future developers in the area” The concept
appears to be that although the initial project may be less than 10
acres, over time the 10-acre thrashold will be achieved through
effective combination with neighboring projects. | cannot find either of
the requirements needed to achieve this — the design features and the
collaboration - addressed in the DEIR. It assumes they are somehow
ensured by the amended PC-11, but | don't see them adequately
addressed in PC-11, either.

b. Regarding the City's requirement of 5 acres per 1,000 residents, we are referred o
Section .13, which tells us first, on page 5.13-2, that Newport Beach has more than
5 acres of parkland per 1,000 residents, and on page 5.13-6 that the requirement
applies only to residential subdivisions.

i. While that is helpful, | believe the DEIR is misstating the intent of the
regulation, which is to ensure new parkland is added as new residents are
added, irrespective of the current balance.

ii. Asto the project not requiring subdivision, it might be noted:

1.

The City's case log indicates the application originally included a
request for a tentative tract map.

-3
contd
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Comments on Newport Crossing DEIR - Jim Mosher Page 4 of &

2. It seems now to involve only a lot line adjustment, apparently
necassary to avoid the proposed structures not spanning across lot
lines.

3. Setting aside that the authors of the 5 acres per 1000 requirement
may not have envisioned that substantial numbers of new residents
could be added without subdivision, is a lot line adjustment not a
variety of subdivision?

4. In connection with the lot line adjustment, the Project Description on page 3-33 is confusing
in referring to “the three existing parcels”" when the Notice of Availability indicates the
County Assessor regards the site as consisting of four parcels (APN 427-172-02, 03, 05,
and 06), not three, with, according to the City's GIS mapping, the building at 4220 Scott Dr.
being on a 0.2 acre parcel of its own (APN 427-172-08), a kind of island within the
surrounding APN 427-172-086.

5. In connection with SCAG's 2016-2040 Regional Transportation Plan/Sustainable
Communities Strategy, page 4-2 promises " The proposed project’s consisfency with the
applicable 2016-2040 RTR/SCS policies is analyzed in detail in Section 5.9, Land Use and
Planning.” In apparent contradiction to this, the paragraph at the top of page 5.9-2 says
“this section does not address the proposed project’s consistency with SCAG’s regional
planning guidelines and policies” [emphasis added].

6. The Cumulative Projects List provided in Table 4-1 is similarly confusing.

a. As acknowledged in the DEIR, it lists Newport Beach projects only, even though
projects outside Newport Beach (or conducted by other agencies within Mewport
Beach) may be equally, or more, important in assessing many kinds of impacts,

b. Ewen for projects within the exclusive jurisdiction of Mewport Beach, the list appears
to be outdated and inaccurate — and the rules for whether a project is on the list, or
not, do not seem to be explained.

i. For example, the 4-unit Ullman Sail Lofts is listed as “foreseesable” project F3,
but it was approved by the Planning Commission on July 20, 2017. And it
seams to be left to the reader to guess why it is more important to list than
many other projects that have passed through the Planning Commission.

ii. Sewveral of the other “foreseeable™ projects similarly, appear to have been
approved some time ago, while new foreseeable projects (such as the 21-unit
Ford Road Residential) don't seem to be listed.

iii. As for additional inaccuracies;
1. The ENC Praschool certainly has a "non-residential area,”
2. Villas Fashion Island consists of 524 apartments, not 94.

7. Alsoin Chapter 4, in describing the overall Environmental Setting, Subsection 4.3.3.3
(PREVIOUS DEVELOPMENT APPLICATION FOR THE PROJECT SITE) mentions the

similar earlier proposal for the 380-unit Residences at Newport Place at the same site, but it
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2. Response to Comments

Comments on Newport Crossing DEIR - Jim Mosher Page 5 of &

does not mention that a Mitigated Megative Declaration was prepared for that, which might
he relevant for comparison with the current analysis.

8. As for Chapter 5:

a.

b.

In Section 5.1, the treatment of Aesthetics Threshold AE-3 seems weak. Much is
said about the change in the appearance of the site in comparison to what is
presently there, but little, if anything, is provided as to how the new construction,
once the old is gone, will blend info its surroundings. VWhy aren't there any
simulations accurately showing how the project will look from various vantage points
in both the immediate area and the larger Airport Area in juxtaposition to the existing
buildings?

In Section 5.7;

In describing the contamination of the soil with perchloroethylene (PCE) from
dry cleaning businessas, on page 5.7-8, under "Soil Vapor Sampling and
Testing: 2013," the DEIR preparer says 0.73 pg/L is the same as “0.73 part
per billion.” That suggests the preparer is not familiar with his or her field. 1
Wa/L is roughly equivalent to 1 ppb for something like pollutants in water,
where 1 L = 1000 g. But it is not at all true for vapors, where 1 L of air weighs
much less than 1000 g, and where ppb is conventionally expressed in terms
of relative "partial volumes” (closely proportional to number of molecules)
rather than relative weights. The EPA's unit conversion calculator indicates
that for tetrachloroethylene (another name for PCE), 0.73 pg/L would, by
volume, be about 0.11 parts per million, or 111 parts per billion (not 0.73
part per billion).

Given the preparer's lack of understanding of the basic units of vapor
measurement, one has to wonder how accurate his or her estimates of the
effectiveness of the mitigation measures are. One also has to wonder how
long-lasting the proposed membrane barrier will be, and, should it fail,
whether the subslab ventilation system will, by itself, be adequate.

Page 5.7-16 says "Thresholds HAZ-T and HAZ-8 have no impacts and will be
included under Chapter 8." Judging from Page 5.7-15, this was intended to
read " Thresholds H-7 and H-8 have no impacts and will be included under
Chapter § — but even then, it's difficult to understand how “thresholds” could
have “impacts.” The City is possibly trying to say “As will be explained in
Chapfer B, no impacts exceeding thresholds H-7 and H-8 were identified."
The reference, incidentally, appears to be to Section 8.5 (pages 8-4 & 5)
where two statements vaguely similar to the H-7 and H-8 of page 5.7-15
appear as “A" and "B."

¢. Page 5,10-15 indicates that a noise study will be conducted prior to construction.
What mitigation will be possible if the exterior noise levels at the site are found to
exceed City thresholds?

18
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NEWPORT CROSSINGS MIXED USE PROJECT (PA2017-107) FINAL EIR
CITY OF NEWPORT BEACH

2. Response to Comments

Comments on Newport Crossing DEIR - Jim Mosher Page 6 of 6

In Chapter 5.12:

i. Why do the Fire, School and Library subsections all cite a Regulatory
Requirement that "New development shall pay a property excise tax per the
City's Municipal Code Chapter 3.12, Property Development Tax," but the
Regulatory Requirements part of the Police subsection says “No existing
regulations are applicable to police protection impacts of the proposed
projecl? Doesn't part of the same property tax that goes to fund fire, school
and library services go to fund police services?

ii. With regard to subsection 5.12.3, the fact that residents in Newport Beach's
Airport Area are not in the Newport-Mesa Unified School District has been
regarded as an issue. Is it not sfill and issue or matter of controversy?

&, Table 5.13-1 refers to "acers” (as does the second bullet under Section 5.13.6 on

page 5.13-8). Shouldn't that be “acres™?

Subsection 5.16.1.4 projects a massive increase in wastewater generation. Despite
5.16.1 being titled “Waster Treatment and Collection,” the required CEQA analysis
appears to be confined to wastewater treatment. Would this increased flow
overwhelm the City's collection infrastructure, requiring construction of new sewer
mains?

9. Regarding Chapter T:

a. The description of Alternatives and the CEQA requirements surrounding them is so

muddled that I, at least, was unable to tell if CEQA actually requires an alternative to
be considered when, as here, the City claims the project itself has no significant
impacts.

I was similarly baffled trying to reconcile with Table 7-6 the statement at the end of
Section 7.7 that "the No Project alternative would not be considered environmentally
superior.” The "No Project Alternative” column of Table 7-6 has many more minuses
(meaning, it says, "The alfernative would result in less of an impact than the
proposed project”) than pluses. Given the preponderance of minuses for the "No
Project Alternative” | have trouble, without further explanation, understanding why it
is worse, environmentally, than the project. Apparently some of the pluses or
minuses are more important than others?

10. Regarding Chapter 9:
a. Four guestions regarding growth-inducing impacts are posed on page 9-2.
b. Only three of the questions appear to be answered on page 9-3.

¢. What is the answer to the missing one?
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NEWPORT CROSSINGS MIXED USE PROJECT (PA2017-107) FINAL EIR
CITY OF NEWPORT BEACH

2. Response to Comments

I1. Response to Comments from Jim Mosher, dated January 14, 2019.

11-1

11-2

The Draft EIR (including the format) was prepared in accordance with the requirements
of Article 9 (Contents of Environmental Impact Reports) of the CEQA Guidelines,
which covers Sections 15120 to 15132. As stated in Section 15120, “Environmental
Impact Reports shall contain the information outlined in this article, but the format of the
document may be varied. Each element must be covered, and when these elements are not
separated into distinct sections, the document shall state where in the document each
element is discussed.” As further stated in in Section 15122, “An EIR shall contain at least
a table of contents or an index to assist readers in finding the analysis of different subjects
and issues.” A table of contents is provided at the beginning of the Draft EIR, which
helps guide readers to the various chapters and sections of the Draft EIR. Also, the digital
version (PDF) of the Draft EIR provided on the City’s website allows the reader to use
the “search and find” tool to help navigate the reader through the Draft EIR. Further, the
CEQA Guidelines do not enumerate a page limit (either minimum of maximum) for EIRs.

The commenter seems unhappy with the overall format, organization, and content of the
Draft EIR. However, the format, organization, and content are in line with the
requirements of Article 9 of the CEQA Guidelines, as noted in response to Comment 11-
1, above. Also, the format and pattern of the Draft EIR topical sections is consistent with
and follows the outline provided on page 5-2, under Organization of Environmental
Analysis.

The commenter appears confused as to the source of the impact statements used in the
Draft EIR. However, as noted by commenter, the source of the impact statements is
noted as being Appendix G of the CEQA Guidelines. Commenter does not challenge or
otherwise question the use of these thresholds of significance for the analysis in the Draft
EIR. With respect to the NOP, as noted by the commenter, the Draft EIR states that “The
following impact analysis addresses thresholds of significance for which the Notice of
Preparation disclosed potential impacts.” Commenter seems to confuse this statement as
meaning that the thresholds are contained in the NOP, when, in fact, the statement is
noting only that the NOP did not scope out the impact thresholds from detailed analysis
in the Draft EIR because the NOP disclosed that the impacts could be potentially
significant and so required further analysis in the EIR. This is consistent with Public
Resources Code § 21080.4.

Regarding standard conditions and regulatory requirements, these will be enforced by the
City as conditions of approval, which will be required to be adhered to through its site
development review and building plan check process. Therefore, sufficient enforcement
will be provided and the applicant compliance with all standard conditions and regulatory
requirements will be ensured.
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NEWPORT CROSSINGS MIXED USE PROJECT (PA2017-107) FINAL EIR
CITY OF NEWPORT BEACH

2. Response to Comments

I11-3

No evidence was provided in this comment to support the commenters general statement
that many of the policies noted in Table 5.9-1 of Draft EIR Section 5.9, Land Use and
Planning, are subjective and the conclusions rather arbitrary. The comment is
acknowledged.

In response to the comment about the projects consistency with General Plan Policy LU
6.15.14, the proposed location, layout, and improvements of the 0.5-acre park are
consistent with the requirements of this policy. As stated in Table 5.9-1 under the
consistency analysis of Policy LU 6.15.14, the proposed park space would be cleatly public
due to the lack of perimeter fencing and sighage and would be easily accessible to residents
and the neighboring community through pedestrian connections. The park would be
bordered by streets on two sides, would include a parking area, and would be visible (and
accessible) from Dove Street and Martingale Way.

As noted in Table 5.9-1 of Section 5.9, the Residential Overlay of the NPPC that applies
to the project site, implements General Plan Housing Element Program 3.2.2, which states
that the City shall maintain an exception to the 10-acre site requirement for residential
development projects in the Airport Area that include a minimum of 30 percent of the
units affordable to lower income households. As the comment states, Ordinance No.
2012-14 amended the Newport Place Planned Community to include the Residential
Opverlay and includes the 10-acte site exception required to be maintained by General Plan
Housing Element Program 3.2.2. Residential developments, such as the proposed project,
that qualify for the residential overlay are subsequently exempt from General Plan Land
Use Policy LU 6.15.6 and have no minimum site area requirement.

Section VI (Amenities and Neighborhood Integration) of the Residential Overlay
includes a requirement that the residential development include sufficient amenities (e.g.
parks, clubhouse, pool, etc.) for the use of the residents and incorporate necessary
improvements (e.g. pedestrian walkways, open space, recreational space, pedestrian, and
bicycle connections) to allow integration into the existing community and larger residential
developments in the future. This determination is implemented through the City’s site
development review process. In addition to the 0.5-acre public park and as detailed in
Subsection 3.3.1.6 of Draft EIR Chapter 3, Prgject Description, the project provides
extensive onsite recreational amenities, including separate pool, entertainment, and lounge
courtyards with eating, seating, and barbeque space; a rooftop terrace; a fifth-level view
deck; a club room for entertainment and gatherings; and a fitness facility. In addition, a
public plaza is located in front of the retail shops facing the main corner of the project at
Corinthian Way and Martingale Way. The provided amenities total 22,696 square feet (65
square feet per unit), exceeding the 15,400 squatre-foot (44 square feet per unit) onsite
recreational amenities requirement, and lessening the demand on existing recreational
facilities in the City.
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I1-6

2. Response to Comments

The Draft EIR is not misstating the intent of the park acreage per resident requirement.
As stated under Impact Statement 5.13-1 (page 5.13-6), “...the City’s five acres of
parkland per 1,000 persons requitement, as set forth in the City’s Park Dedication Fee
Otrdinance (Chapter 19.52 [Park Dedication and Fees] of the City’s Municipal Code) and
General Plan Policy R1.1 do not apply to the proposed project, as the project is not a
residential subdivision. The project does not involve or require a subdivision map because
it is a for-lease apartment development. Subdivision maps are associated with for-sale
residential developments, both single- and multifamily. Therefore, the ordinance is not
applicable to the proposed project. However, as detailed above, the proposed project
would provide a half-acre park in accordance with the requirement of General Plan Policy
LU 6.15.13.”

Further, the City’s case log indicates that the application originally included a request for
a tentative tract map because the initial request included the ability to sell each unit as a
condominium, which would have necessitated a tentative tract map approval; however, the
application was later revised to include for-rent apartment units only. Therefore, a
tentative tract map was no longer required and a lot line adjustment is only needed to
reconfigure the existing underlying parcels.

In response to the commenter, the project site consists of three legal lots (Lot 1 of Tract
No. 7770, M.M. 299/15-16, and Parcels 1 and 2 of PM.B. 53-13), but four tax parcels
(APNs 427-172-02, 03, -05, and -006). Therefore, the information provided in the NOA
and Draft EIR are correct and no discrepancy exists.

Subsection 4.2.2, Regional Planning Considerations, of Draft EIR Section 4.2, Environmental
Setting, states (not “promises”, as noted by the commenter) that the proposed project’s
consistency with SCAG’s regional planning guidelines and policies is provided in Section
5.9, Land Use and Planning. As stated on page 5.9-2 of Section 5.9, “The proposed project
is not considered a project of “regionwide significance” pursuant to the criteria in SCAG’s
Intergovernmental Review Procedures Handbook (November 1995) and Section 15206
of the CEQA Guidelines. Therefore, this section does not address the proposed project’s
consistency with SCAG’s regional planning guidelines and policies.” In response to the
commenter and the statement provided in Section 5.9, the text in Subsection 4.2.2 (page
4-2) has been revised, as follows. The revisions are also provided in Chapter 3, Revisions o
the Draft EIR, of the Final EIR. Changes made to the Draft EIR are identified here in
strikeeut text to indicate deletions and in bold underlined text to signify additions.

4. Environmental Setting

SCAG Regional Transportation Plan/Sustainable Communities Strategy

The SCS outlines a development pattern for the region, which, when integrated with the
transportation network and other transportation measures and policies, would reduce
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2. Response to Comments

11-7

GHG emissions from transportation (excluding goods movement). The SCS is meant to
provide growth strategies that will achieve the regional GHG emissions reduction targets
identified by the California Air Resources Board. However, the SCS does not require that
local general plans, specific plans, or zoning be consistent with the SCS; instead, it provides
incentives to governments and developers for consistency. The proposed project’s

eonsisteney—with—the—appheable relation to SCAG’s 2016-2040 RTP/SCS petietes—is
analyzedin-detail discussed in Section 5.9, Land Use and Planning.

Table 4-1, Cumnlative Projects List, of Draft EIR Chapter 4, Environmental Setting, identifies
all of the cumulative projects within the relevant geographic area of the project site. Figure
4-3, Cummnlative Developments Location Map, llustrates the location of each cumulative project
relative to the proposed project. Consistent with CEQA Guidelines Section 15130(b)(2),
the cumulative projects consider the nature of the resource affected and the location of
the project, as well as the type of project under review. As stated on page 4-14 of Chapter
4, “Cumulative impact analyses for several topical sections are also based on the most
appropriate geographic boundary for the respective impact.” With regard to cumulative
traffic impacts, Section 5.14, Transportation and Traffic, identifies the cumulative projects
included in the traffic analysis, which includes projects in the City of Irvine. As stated on
page 4-14 of Chapter 4, “Several potential cumulative impacts that encompass regional
boundaries (e.g., air quality and traffic) have been addressed in the context of various
regional plans and defined significance thresholds.”

Additionally, the list of cumulative projects provided in Table 4-1 of Draft EIR are not
outdated or inaccurate. The list of cumulative projects listed in Table 4-1 were provided
by the City of Newport Beach and are those that were available at the time of release of
the Notice of Preparation (NOP), as further detailed below. As noted on page 4-13 of
the Draft EIR, “The City compiled a list of cumulative projects for analysis under CEQA.
... The list has two parts: Reasonably Foreseeable Projects and Approved Projects.”

The comment states that the Ford Road project should have been included in the Draft
EIR’s list of reasonably foreseeable projects for purposes of conducting a cumulative
impacts analysis. While an application for Ford Road was submitted on October 30, 2017,
it was not entered into the City’s records system until November 3, 2017, two days after
circulation of the NOP for the proposed project. The City treated circulation of the NOP
as the cutoff date pursuant to the CEQA Guidelines; therefore, the Ford Road project
was not identified in the cumulative projects list. Similar approaches have been upheld by
courts. (See Gray v. County of Madera (2008) 167 Cal. App.4th 1099, 1127 [holding that
lead agency has discretion to set date of application as a reasonable cutoff date for
determining what other projects are pending and should be included in the cumulative
impacts analysis|; San Franciscans for Reasonable Growth v. City & County of San
Francisco (1984) 151 Cal.App.3d 61 [same].) In addition, the Ford Road project proposes
only 21 residential condominium units, which represents a very small percentage (less than
1%) of the total number of dwelling units identified in the cumulative projects list and
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I11-8

11-9

I1-10

2. Response to Comments

utilized for purposes of analyzing cumulative impacts. (See Concerned Citizens of South
Central L.A. v. Los Angeles Unified School Dist. (1994) 24 Cal. App.4th 826, 837-838
[upholding cumulative housing impacts analysis where petitioners were able to show only
a small amount of housing loss in addition to that identified in the cumulative impact
analysis].)

The ENC Preschool project was a minor use permit approval to allow a preschool/general
day care with approximately 72 students. The development includes the construction of
2 6,498-square-foot facility. The cumulative traffic analysis of the proposed project’s traffic
study analyzed the addition of 72 students (see Appendix | of the Draft EIR).

The Villas Fashion Island project was a 524 apartment project. However, the project
referenced in the table was the 2012 approval of an amendment to the North Newport
Center Planned Community Plan (NNCPC) increasing the residential development
allocation from 430 units to a total of 524 units (increase of 94 units) and allocating the
units to the San Joaquin Plaza sub-area of the NNCPC. The addendum to the General
Plan Update EIR and traffic study analyzed the 94 unit increase. The construction permits
for the Villas Fashion Island apartments was finalized on October 6, 2017. As also noted
above, the City treated circulation of the NOP as the relevant date for identifying those
projects that would be included as cumulative projects. Although Villas Fashion Island
was listed as an “approved project” on the cumulative projects list, construction permits
for that project actually were finalized on October 6,2017 (as noted above), approximately
four weeks prior to circulation of the NOP. Therefore, with final construction permits in
place prior to issuance of the NOP, Villas Fashion Island was an existing condition and
not a cumulative project for purposes of the Draft EIR’s environmental analysis.

The environmental document (Mitigated Negative Declaration) that was prepared for the
380-unit Residences at Newport Place project has no relevance to the proposed Newport
Crossings project or the environmental analysis conducted as a part of an included in the
project’s Draft EIR.

No evidence was provided in this comment to support the commenters general statement
that the aesthetic analysis provided in Section 5.1, Aesthetics, does not provide adequate
discussion as to how the propose project will blend in with its surroundings. A detailed
discussion that describes the visual change in the environment due to project development
as well as how the project would fit in to the surrounding environment is provided under
Impact Statement 5.1-2; starting on page 5.1-8.

The commenter is correct that 0.73 ug/L of PCE is equivalent to approximately 110
ppbV. However, this does not affect the vapor intrusion risk assessment results (as
concentrations in ug/L are used) and is not expected to impact the design of the vapor
mitigation system membrane at these relatively low levels.
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I1-11

Also, the statement provided on page 5.7-16 of Draft EIR Section 5.7 is correct.
Thresholds HAZ-7 and HAZ-8 were determined to have no impacts, as substantiated in
Draft EIR Chapter 8, Impacts Found Not to Be Significant.

In response to this comment and to correct a minor errot, the text on page 5-7-8 of Draft
EIR Section 5.7, Hazards and Hazardous Materials, has been revised, as follows. The
revisions are also provided in Chapter 3, Revisions to the Draft EIR, of the Final EIR. The
text revisions do not change the findings or conclusions of the Draft EIR. Changes made
to the Draft EIR are identified here in strikeeut—text to indicate deletions and in bold
underlined text to signify additions.

5.7 Hazards and Hazardous Materials

Soil Vapor Sampling and Testing: 2013

The 2013 Phase 11 investigation included three subslab soil-vapor samples collected from
directly beneath the slab below the former dry cleaner at 4250 Scott Drive. In addition,
seven subsurface soil vapor samples were collected from the property perimeter at depths
of 5 feet bgs. The PCE concentration in one of the three subslab samples was 0.73 pg/L
{ehat—is;0-73—part—per—billion), above the California Health Hazard Screening Level
(CHHSL) of 0.48 pg/L for residential land use; concentrations in the other two samples
were below the CHHSL. The location this sample was taken from is shown in Figure 5.7-
1, Soil and Soil Vapor Sampling Locations. Soil vapor samples from two of the seven locations
sampled on the site perimeter yielded PCE concentrations of 1.5 and 1.4 ng/L,
respectively, also above the CHHSL for residential use. One location is on the northwest
site boundary, and the other is on the northern part of the eastern site boundary (see
Figure 5.7-1). The concentrations of PCE detected indicated groundwater contamination
may be present.

CEQA requires that a project’s impact on the environment be analyzed; however, it does
not require an analysis of the environments impacts on a project be analyzed. Also, the
requirement for the preparation of an acoustic study is pursuant to the provisions of
City’s the Noise Ordinance and Municipal Code Section 20.48.130.E, Mixed-Use Projects
Sound Mitigation, as stated on page 5.10-14 of the Draft EIR Section 5.10, Nozse. The
City requires acoustic studies to be prepared for projects such as the proposed Newport
Crossing project to ensure that future project residents will not be exposed to excessive
noise sources and that the buildings are designed and constructed to meet the City’s noise
regulations. The acoustic study is required to be submitted to the Community
Development Department prior to the issuance of building permits for each structure.
Through its review process, the City will ensure that all noise attenuation measures are
incorporated into the project’s buildings, in compliance with the findings of the acoustic
study.
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2. Response to Comments

As stated on page 5.12-2 of Draft EIR Section 5.12, Public Services, Chapter 3.12 (Property
Development Tax) of the City’s Municipal Code outlines the need for collecting necessary
funds to provide adequate fire stations and fire-fighting equipment, public City libraries,
and public City parks—which cannot be met by the City’s ordinary revenues—through an
excise tax upon the construction and occupancy of residential, commercial, and industrial
units or buildings in the City. The funds collected under Chapter 3.12 do not apply to
police services or facilities.

As discussed in Draft Section 5.12, the project site is within the boundaries of and would
be served by the Santa Ana Unified School District (District). The District has indicated
that it can serve the school needs of the students generated by the project. Section 5.12
also substantiates the District’s schools that serve the project site have capacity for to
accommodate the project’s students. Further, irrelevant of the school district that serves
the project site, the project applicant/developer will be required to pay school impact fees
under per Senate Bill 50.

The analysis provided under Impact Statement 5.16-6 of Draft EIR Section 5.16, Utilities
and Service Systems, is in response to the Appendix G CEQA Guidelines questions regarding
wastewater treatment which are listed on page 5.14-6. As stated on Page 5.14-6, according
to Appendix G of the CEQA Guidelines, a project would normally have a significant
effect on the environment if the project (emphasis added).

U-2 Would 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.

U-5  Would result in a determination by the wastewater treatment provider which serves
or may serve the project that it has inadequate capacity to serve the project's
projected demand in addition to the provider's existing commitments.

No evidence was provided in this comment to support the commenters general statement
that the description of alternatives provided in Draft EIR Chapter 7, Alternatives, is
muddled. The comment is acknowledged.

In response to the commenter’s confusion of how the environmental superior alternative
is selected and why the No Project Alternative was not selected as the superior alternative
over the proposed project, please refer to the explanation provided in Subsections 7.1.1,
Purpose and Scope, of Draft EIR Chapter 7. As stated in the third bullet point of Subsection
7.1.1 (page 7-1), “...If the environmentally superior alternative is the ‘no project’
alternative, the EIR shall also identify an environmentally superior alternative among the
other alternatives.” (CEQA Guidelines Section 15126.6¢][2]).
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I1-16

In response to the commenter, the missing response to the fourth question regarding
growth-inducing impacts outlined on page 9-2 of Draft EIR Chapter 9, Other CEQA
Considerations, is probed below. The revision is also provided in Chapter 3, Revisions o the
Draft EIR, of the Final EIR. The revision does not change the findings or conclusions of
the Draft EIR. Changes made to the Draft EIR are identified here in strikeout text to
indicate deletions and in bold underlined text to signify additions.

9. Other CEQA Considerations

Would this project encourage or facilitate economic effects that could result in

other activities that could significantly affect the environment?

Implementation of the proposed project would encourage or facilitate economic

effects. During project construction, a number of design, engineering, and

construction-related jobs would be created. This would last until the project is

constructed over two vears. Construction related jobs would not result in a

significant population increase because they would be filled by workers in the
region. The construction phase would be temporary and the buildings are being

developed based on market demand.

Buildout of the proposed project would not increase employment in the project

area by a substantial amount. The project’s 7,500 square feet of retail and

restaurant uses is estimated to generate approximately 12 permanent jobs, while
the apartment complex is estimated to generate approximately 4 permanent jobs.
Total estimated employment generation by the proposed project is about 16 jobs.

Also, the proposed apartments would introduce up to 550 additional residents. The

increase in residents could spur new economic investment in commercial uses

serving the project site. Future residents would also represent an increased

demand for economic goods and services and could, therefore, encourage the

creation of new businesses and/or the expansion of existing businesses in the

area. While the proposed project would have an indirect growth-inducing effect,

this would be accommodated by the surrounding Airport Area and its ability to
absorb local business growth.
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3. Revisions to the Draft EIR

3.1 INTRODUCTION

This section contains revisions to the DEIR based on (1) additional or revised information required to prepare
a response to a specific comment; (2) applicable updated information that was not available at the time of
DEIR publication; and/or (3) typographical errors. This section also includes additional clarification and/or
revisions to mitigation requirements included in the DEIR. The provision of these revised mitigation measures
does not alter any impact significance conclusions as disclosed in the DEIR. Changes made to the DEIR are
identified here in strtkeeut text-to indicate deletions and in underlined text to signify additions.

3.2 DEIR REVISIONS IN RESPONSE TO WRITTEN COMMENTS

The following text has been revised in response to comments received on the DEIR.

Pages 2-10 and 2-11, Chapter 1, Executive Summary. The following text is revised to correct a minor errof.

2.5 FINAL EIR CERTIFICATION

This DEIR is being circulated for public review for 45 days. Interested agencies and members of the public are
invited to provide written comments on the DEIR to the City address shown on the title page of this document.
Upon completion of the 45-day review period, the City will review all written comments received and prepare
written responses for each. A Final EIR (FEIR) will incorporate the received comments, responses to the
comments, and any changes to the DEIR that result from comments. The FEIR will be presented to the
Newport Beach Gity—Couneit Planning Commission for potential certification as the environmental
document for the project. All persons who comment on the DEIR will be notified of the availability of the
FEIR and the date of the public hearing before the City.

2.6 MITIGATION MONITORING

Public Resources Code, Section 21081.6, requires that agencies adopt a monitoring or reporting program for
any project for which it has made findings pursuant to Public Resources Code 21081 or adopted a Negative
Declaration pursuant to 21080(c). Such a program is intended to ensure the implementation of all mitigation
measures adopted through the preparation of an EIR or Negative Declaration.
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NEWPORT CROSSINGS MIXED USE PROJECT (PA2017-107) FINAL EIR
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3. Revisions to the Draft EIR

The Mitigation Monitoring Program for the Newport Crossings Mixed Use project will be completed in
conjunction with the Final EIR, prior to consideration of the project by the Newport Beach GitrGCeuneil

Planning Commission.

Pages 1-9, 1-10, 1-13, 1-15 and 1-16 of Table 1-2, Chapter 1, Executive Summary. The following mitigation
measures are revised/added in response to Comment Al-1 from the California Cultural Resource Preservation
Alliance, Comment A4-9 from the Department of Toxic Substances Control, and Comment A8-7 from the
South Coast Air Quality Management District.

Table 1-2 Summary of Environmental Impacts, Mitigation Measures and Levels of Significance After
Mitigation
Level of Significance Level of Significance
Environmental Impact Before Mitigation Mitigation Measures After Mitigation
5.2 Air Quality
Impact 5.2-2: Potentially significant |AQ-3 Construction contractors shall, at minimum, use Less than significant with
Construction activities equipment that meets the EPA’s Tier 34 emissions  |mitigation
associated with the standards for off-road diesel-powered construction
proposed project would equipment with-mere-than of 50 horsepower or
generate short-term greater for all building-and-asphalt-demelitionbuilding
emissions in and-asphalt-demelition-debris-haulingrough-grading:
exceedance of i i i jvities phases of
SCAQMD'S threshold construction activity, unless it can be demonstrated to
criteria for NOx. the City of Newport Beach Building Division with

substantial evidence that such equipment is not
available. Any emissions control device used by the
contractor shall achieve emissions reductions that are
no less than what could be achieved by Tier 34
emissions standards for a similarly sized engine, as
defined by the California Air Resources Board’s
regulations.

Prior to construction, the project engineer shall ensure
that all construction (e.g., demolition and grading)
plans clearly show the requirement for EPA Tier 34
emissions standards for construction equipment ever
of 50 horsepower or greater for the specific activities
stated above. During construction, the construction
contractor shall maintain a list of all operating
equipment in use on the construction site for
verification by the City of Newport Beach. The
construction equipment list shall state the makes,
models, and numbers of construction equipment
onsite. Equipment shall be properly serviced and
maintained in accordance with the manufacturer’s
recommendations. Construction contractors shall also
ensure that all nonessential idling of construction
equipment is restricted to 5 minutes or less in
compliance with Section 2449 of the California Code
of Regulations, Title 13, Article 4.8, Chapter 9.
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3. Revisions to the Draft EIR

Table 1-2 Summary of Environmental Impacts, Mitigation Measures and Levels of Significance After

Mitigation

Environmental Impact

Level of Significance
Before Mitigation

Mitigation Measures

Level of Significance
After Mitigation

5.4 CULTURAL RESOURCES

Impact 5.4-2: Project
development could
resultin an impact on
archaeological
resources.

Potentially significant

CUL-1

Prior to the issuance of a grading permit by the City of
Newport Beach, the project applicant shall retain a
qualified archaeologist to periodically monitor ground-
disturbing activities onsite and provide documentation
of such retention to the City of Newport Beach
Community Development Director. The archaeologist
shall train project construction workers on the types of
archaeological resources that could be found in site
soils. The archaeologist shall periodically monitor
project ground-disturbing activities. During
construction activities, the project applicant shall allow
representatives of cultural organizations, including
traditionally-/culturally-affiliated Native American
tribes (e.qg., Gabrielefio Band of Mission Indians-Kizh
Nation, Juaneno Band of Mission Indians Acjachemen
Nation), to access the project site on a volunteer
basis to monitor grading and excavation activities. If
archaeological resources are encountered, all
construction work within 50 feet of the find shall
cease, and the archaeologist shall assess the find for
importance and whether preservation in place without
impacts is feasible. Construction activities may
continue in other areas. If, in consultation with the City
and affected Native American tribe (as deemed
necessary), the discovery is determined to not be
important, work will be permitted to continue in the
area. Any resource that is not Native American in
origin and that cannot be preserved in place shall be
curated at a public, nonprofit institution with a
research interest in the materials, such as the South
Central Coastal Information Center at California State
University, Fullerton.

Less than significant with
mitigation

5.7 HAZARDS AND HAZARDOUS MATERIALS

Impact 5.7-2: The
project site is on a list
of hazardous materials
sites.

Potentially significant

HAZ-2

Prior to issuance of the first building permit, soil and

soil vapor samples shall be collected from beneath
the former Enjay Cleaners and soil samples shall be
collected from beneath the proposed 0.5-acre public
park site and tested for PCE and OCPs, respectively.
The results shall be submitted to the Orange County
Health Care Agency and City Building Official. In the
event that soil concentrations exceed site-specific
cleanup goals, affected soils shall be removed and
properly treated/disposed of. Should soil vapor
concentrations exceed site-specific cleanup goals,
short-term soil vapor extraction and treatment shall be
performed to reduce soil vapor concentrations.

Less than significant with
mitigation
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Pages 5.2-32 and 5.2-33, Section 5.2, Air Quality. The following mitigation measure is revised in response to

Comment A8-7 from the Air Quality Management District.

5.2.7 Mitigation Measures

Impact 5.2-2
AQ-3

Construction contractors shall, at minimum, use equipment that meets the EPA’s Tier 34
emissions standards for off-road diesel-powered construction equipment with-more-than of

50 hotsepower or greater for all building—and—asphs : afrd—asphrs
demelitton-debris-haulingroughgradingand roughprading seil haulingaetivities phases of

construction activity, unless it can be demonstrated to the City of Newport Beach Building

Division with substantial evidence that such equipment is not available. Any emissions control

device used by the contractor shall achieve emissions reductions that are no less than what
could be achieved by Tier 3 4 emissions standards for a similarly sized engine, as defined by
the California Air Resources Board’s regulations.

Prior to construction, the project engineer shall ensure that all construction (e.g., demolition
and grading) plans clearly show the requirement for EPA Tier 34 emissions standards for
construction equipment ever of 50 horsepower or greater for the specific activities stated
above. During construction, the construction contractor shall maintain a list of all operating
equipment in use on the construction site for verification by the City of Newport Beach. The
construction equipment list shall state the makes, models, and numbers of construction
equipment onsite. Equipment shall be propetly serviced and maintained in accordance with
the manufacturer’s recommendations. Construction contractors shall also ensure that all
nonessential idling of construction equipment is restricted to 5 minutes or less in compliance
with Section 2449 of the California Code of Regulations, Title 13, Article 4.8, Chapter 9.

Pages 5.4-10 and 5.4-11, Section 5.4, Cultural Resources. The following mitigation measure is revised in response

to Comment Al-1 from the California Cultural Resource Preservation Alliance.

5.4.7 Mitigation Measures

Impact 5.4-2
CUL-1

Prior to the issuance of a grading permit by the City of Newport Beach, the project applicant
shall retain a qualified archaeologist to periodically monitor ground-disturbing activities onsite
and provide documentation of such retention to the City of Newport Beach Community
Development Director. The archaeologist shall train project construction workers on the types
of archaeological resources that could be found in site soils. The archaeologist shall
periodically monitor project ground-disturbing activities. During construction activities, the

project applicant shall allow representatives of cultural organizations, including traditionally-
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culturally-affiliated Native American tribes (e.o.. Gabrieleno Band of Mission Indians-Kizh

Nation, Juaneno Band of Mission Indians Acjachemen Nation), to access the project site on

a volunteer basis to monitor grading and excavation activities. If archaeological resources are

encountered, all construction work within 50 feet of the find shall cease, and the archaeologist
shall assess the find for importance and whether preservation in place without impacts is
feasible. Construction activities may continue in other areas. If, in consultation with the City
and affected Native American tribe (as deemed necessary), the discovery is determined to not

be important, work will be permitted to continue in the area. Any resource that is not Native
American in origin and that cannot be preserved in place shall be curated at a public, nonprofit
institution with a research interest in the materials, such as the South Central Coastal
Information Center at California State University, Fullerton.

Page 5.7-8, Section 5.7, Hazards and Hazardous Materials. The following text is revised in response to Comment
A4-4 from the Department of Toxic Substances Control and Comment 11-10 from Jim Mosher.

Soil Vapor Sampling and Testing: 2013

The 2013 Phase 1I investigation included three subslab soil-vapor samples collected from directly beneath the
slab below the former dry cleaner at 4250 Scott Drive. In addition, seven subsurface soil vapor samples were
collected from the property perimeter at depths of 5 feet bgs. The PCE concentration in one of the three
subslab samples was 0.73 ug/L {thatis;-0-73-part—perbitlion), above the California Human Health Hazard
Screening Level (CHHSL) of 0.48 ng/L for residential land use; concentrations in the other two samples were
below the CHHSL. The location this sample was taken from is shown in Figure 5.7-1, Soi/ and Soil V apor Sampling
Locations. Soil vapor samples from two of the seven locations sampled on the site perimeter yielded PCE
concentrations of 1.5 and 1.4 ug/L, respectively, also above the CHHSL for residential use. One location is on
the northwest site boundary, and the other is on the northern part of the eastern site boundary (see Figure 5.7-
1). The concentrations of PCE detected indicated groundwater contamination may be present.

Page 5.7-14, Section 5.7, Hagards and Hazardous Materials. The following text is revised in response to Comment
A10-3 from the Airport Land Use Commission.

Airport-Related Hazards

The proposed project is in Safety Zone 6 designated in the Airport Environs Land Use Plan (AELUP) for John
Wayne Airport (JWA) issued by the Orange County Airport Land Use Commission in 2008. Outdoor stadiums
and similar uses with very high intensities are prohibited in Zone 6. Children’s schools, large day care centers,
hospitals, and nursing homes should be avoided. Residential uses and most nonresidential uses are permitted

(OCALUC 2008).

There are no heliports within one mile of the project site other than JWA (Airnav.com 2018).
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The proposed project is also in an area surrounding JWA where structure heights are regulated under Federal

Aviation Administration (FAA) Regulations Part 77 for preservation of navigable airspace. The maximum
structure height permitted at the project site is 206 feet above mean sea level (amsl) (OCALUC 2008). The
elevation onsite ranges from 48 feet amsl at the southwest corner of the site to 53 feet amsl at the northeast

corner. Thus, the maximum structure helght proposed onsite Would be based on the hlgher of those two

proposed buﬂdmg height.

Pages 5.7-15 and 5.7-16, Section 5.7, Hagards and Hazardons Materials. The following text is revised in response
to Comment A4-4 from the Department of Toxic Substances Control.

RR HAZ-2 Any project-related hazardous waste generation, transportation, treatment, storage, and
disposal will be conducted in compliance with the Subtitle C of the Resource Conservation
and Recovery Act (Code of Federal Regulations, Title 40, Part 263), including the management
of nonhazardous solid wastes and underground tanks storing petroleum and other hazardous
substances. The proposed project will be designed and constructed in accordance with the
regulations of the Orange County Environmental Health Department, which serves as the
designated Certified Unified Program Agency and which implements state and federal
regulations for the following programs: (1) Hazardous Waste Generator Program, (2)
Hazardous Materials Release Response Plans and Inventory Program, (3) California
Accidental Release Prevention, (4) Aboveground Storage Tank Program, and (5) Underground
Storage Tank Program. Transportation of hazardous waste will also be transported in

accordance with California Code of Regulations, Title 22, Division 4.5, Chapter 13.

Page 5.7-20, Section 5.7, Hazards and Hazardous Materials. The following text is revised in response to Comment
A10-3 from the Airport Land Use Commission.

Impact Analysis: The project site is in Safety Zone 6 designated in the Airport Environs Land Use Plan for
John Wayne Airport. Outdoor stadiums and similar uses with very high intensities are prohibited in Zone 0.
Children’s schools, large day care centers, hospitals, and nursing homes should be avoided. Residential uses and
most nonresidential uses are permitted (OCALUC 2008). The proposed project does not propose any land uses
prohibited or discouraged by the AELUP and would not subject people on the ground to substantial hazards
from crashes of aircraft approaching or departing JWA.

The project site also in an area surrounding JWA where structure heights are regulated under FAA Regulations
Part 77 for preservation of navigable airspace. The maximum structure height permitted at the project site is
206 feet amsl (OCALUC 2008). The elevation onsite ranges from 48 feet amsl at the southwest corner of the
site to 53 feet amsl at the northeast corner. Thus, based on the higher of those two elevations, the maximum

structure height permitted-onsiteis-about 153 feetabovegrounddevel is approximately 130 amsl, which is the
sum of the maximum proposed building height of 77 feet 9 inches (tallest structure proposed) plus the highest
elevation of the site of 53 feet amsl. This would put the proposed building height well below the 206 foot amsl
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height limit for the site. The proposed buildings would be approximately 55 feet high for residential living
spaces, with limited ancillary structures to 77 feet 9 inches for stair towers architectural features (including

parapets), parking, roof decks, elevator shafts, and mechanical equipment. The proposed project would
conform with structure heights permitted on-site under FAA regulations and would not adversely affect
navigable airspace surrounding JWA.

Page 5.7-22, Section 5.7, Hazgards and Hazardons Materials. The following mitigation measures has been added in
response to Comment A4-9 from the Department of Toxic Substances Control.

5.7.7 Mitigation Measures
Impact 5.7-2

MM HAZ-2 Prior to issuance of the first building permit, soil and soil vapor samples shall be collected
from beneath the former Enjay Cleaners and soil samples shall be collected from beneath the

proposed 0.5-acre public park site and tested for PCE and OCPs, respectively. The results shall
be submitted to the Orange County Health Care Agency and City Building Official. In the
event that soil concentrations exceed site-specific cleanup goals, affected soils shall be removed

and properly treated/disposed of. Should soil vapor concentrations exceed site-specific

cleanup goals, short-term soil vapor extraction and treatment shall be performed to reduce
soil vapor concentrations.

Page 5.9-25, Section 5.9, Land Use and Planning. The following text is revised in response to Comment A12-11
from Wittwer Parkin, LLP.

Zoning Code Consistency

As stated above, the project site is zoned Newport Place Planned Community (PC-11). PC-11 allows for
residential development, with a minimum of 30 du/ac and a maximum of 50 du/ac, consistent with the MU-
H2 land use designation. More specifically, the project site within PC-11 is designated General Commercial Site
6. The General Commercial designation allows retail commercial, office, and professional and business uses.
The site also has a residential overlay option given its general plan designation of MU-H2. The projects
consistency with the Residential Overlay development standards of the NPPC, which apply to the project site

and function as zoning for the site, is discussed below.

The proposed retail, restaurant, and residential uses under the proposed project are allowed under the existing
zoning, and no zone change is required or proposed. Thus, the proposed project would be consistent with the
existing zoning on-site, and impacts would be less than significant. See also RR LU-1 and RR LU-2.
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Newport Place Planned Community Development Standards Consistency

Development standards for utilization of the NPPC’ £Residential eOverlay, which applies to the project site,
are found enPage46-ofthe PCDP in the NPPC development standards. Table 5.9-2 demonstrates the

proposed project’s consistency with those development standards.

For example, as noted in Table 5.9-2, the Residential Overlay of the NPPC, which applies to the project site,
implements General Plan Housing Flement Program 3.2.2, which creates an exception to the 10-acre site
requirement for residential development projects in the Airport Area that include a minimum of 30 percent of
the units affordable to lower income households. Residential developments, such as the proposed project, that
qualify for the residential overlay are subsequently exempt from General Plan L.and Use Policy LU 6.15.6 and
have no minimum site area requirement.

In addition to the site size exception and affordable housing requirements, the NPPC details additional
residential development regulations addressing setbacks, building height, parking requirements, landscaping,
signs, utilities requirements, and amenities and neighborhood integration. With the exception of the unit mix
and building height requirements, the proposed project would be developed in accordance with the NPPC
development regulations. As described in Chapter 3, Project Description, of this Draft EIR, the project’s
Affordable Housing Implementation Plan includes a request for one development concession for the unit mix

and one waiver for the height, as described below.

B Development Concession (Unit Mix). Pursuant to Section V.E.1 of the Residential Overlay, ‘“Affordable

units shall reflect the range of numbers of bedrooms provided in the residential development project as a

whole.” In the case of the proposed project, the project applicant is requesting a unit mix that includes a

greater percentage of studio and one-bedroom units, as illustrated in Table 3-2 of Chapter 3. Granting this
incentive will result in identifiable, financially sufficient, and actual project cost reduction by reducing the

long-term rental subsidy costs associated with the two-bedroom units and affording additional rental

income for the project to ensure financial feasibility.

®  Waiver/Concession of Development Standard (Height Increase). Pursuant to Section VLA of the

Residential Overlay, the maximum building heights are limited to 55 feet, but may be increased with the

approval of a site development review after making certain findings for approval. Government Code
Section 65915(e)(1) provides that a city may not apply a development standard that will have the effect of

physically precluding the construction of a density bonus project at the density permitted under the density

bonus law. In the case of the proposed project, the project applicant is requesting a waiver of the 55-foot

building height limit to 77 feet 9 inches in order to accommodate the parapet, roof-top mechanical
equipment, elevator shafts, emergency staircase, rooftop terrace, and a portion of the parking garage.
Without the height allowance for the stairs, elevators, mechanical equipment, and parapet, 63 of the 91
density bonus units would need to be eliminated. Furthermore, limiting heights to 55 feet would result in
elimination of the rooftop amenity deck and upper level of parking structure, which are necessary for
marketing purposes to meet expectations of prospective tenants and market-rate rents, provide the level
of onsite amenities encouraged by the Residential Overlay, and reduce the impact of parking availability
on neighboring streets.
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Approval of the aforementioned concession and waiver would not result in a land use conflict with the regard
to the NPPC development standards.

Page 5.11.10, Section 5.11, Poputation and Housing. The following text is revised in response to Comment A12-
11 from Wittwer Parkin, LLP and to provide a minor revision.

5.11.5 Cumulative Impacts

The area considered for cumulative impacts is the City of Newport Beach. Impacts are analyzed using General
Plan projections in SCAG’ 2016 Growth Forecast. Development activity in the City includes residential

projects (see Table 4-1 in Section 4.0, Environmental Setting). Mest-ef—the—propesed—development The

proposed project is consistent with the City of Newport Beach General Plan and would therefore be expected

to be consistent with SCAG’s growth projections.

Page 5.12-11, Section 5.12, Public Services. The following text is revised in response to Comment A7-4 from the
Santa Ana Unified School District.

Regulatory Background
Senate Bill 50 (Chapter 407 of Statutes of 1998) (SB 50)

SB 50 sets forth a state school facilities construction program that includes restrictions on a local jurisdiction’s
ability to impose mitigation for a project’s impacts on school facilities in excess of fees set forth in Education
Code 17620. It establishes three potential limits for school districts, depending on the availability of new school
construction funding from the state and the particular needs of the individual school districts. Level one is the
general school facilities fees imposed in accordance with Government Code Section 65995 as amended. Level
two and three fees are alternate fees that are intended to represent 50 percent or 100 percent of a school
district’s school facility construction costs per new residential construction as authorized by Government Code
Sections 65995.5, 65995.6, and 65995.7. On Eebsuars24;2646 September 17, 2018, the State Allocation Board
adjusted the maximum level-one residential school fee to be $348 $3.79 per square foot for residential
development;$6-56 and $0.61 per square foot for commercial, industrial, and senior housing projects;—ane
$6-406-persquarefootforhotel/meotel-projeets. Development fees authorized by SB 50 are deemed by Section

65996 of the California Government Code to be “full and complete school facilities mitigation.”

Page 5.12-13, Section 5.12, Public Services. The following text is revised in response to Comments A7-3 and A7-
5 from the Santa Ana Unified School District.

Impact Analysis: The proposed project is estimated to generate about 39 180 students—using SAUSD student

generation factors for multifamily units—consisting of 22 83 elementary school students, 8 43 intermediate
students, and 9 54 high school students (see Table 5.12-3).
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Table 5.12-3 Estimated Project Student Generation (350 Proposed Multifamily Units)
Generation Factor per Household
School Level (multifamily attached units)! Students Generated
Elementary (K-5) 0:0620 0.2367 22 83
Intermediate (6-8) 0:0229 0.1218 843
High (9-12) 0:0251 0.1533 954
Total o — 39180

Source: Cogan 20482019.

The three schools serving the project site have sufficient capacities for the proposed project’s student
generation, as shown in Table 5.12-4. Project development would not require SAUSD to add school capacity
as the schools serving the project site would have more than adequate capacity.

Table 5.12-4 Project Impacts on School Capacities
Existing Available Capacity Project Student Generation Available Capacity After
School (from Table 5.12-2)! (from Table 5.12-3) Project Student Generation
Monroe Elementary School 191 22 83 169 108
McFadden Intermediate 609 843 604 566
School
Century High School 127 954 11876

Source: Cogan 2018.

Additionally, the need for additional school services and facilities is addressed by compliance with school impact
assessment fees per Senate Bill 50, also known as Proposition 1A. SB 50—codified in California Government
Code Section 65995—was enacted in 1988 to address how schools are financed and how development projects
may be assessed for associated school impacts. To address the increase in enrollment at EAGSD SAUSD schools
that would serve the Proposed Project, the project applicant/developer would be required to pay school impact
fees to reduce any impacts to the school system, in accordance with SB 50. These fees are collected by school
districts at the time of issuance of building permits. As stated in Government Code Section 65995(h),

Page 5.14-4, Section 5.14, Transportation and Traffic. The following text is revised in response to Comment A5-3
from the City of Irvine.

City of Irvine

In Irvine, LOS E (peak hour ICU less than or equal to 1.00) is considered acceptable in the Irvine Business
Complex (IBC) intersections. At other study area intersections in Irvme LOS D (peak hour ICU less than or

equal to 0. 90) is acceptable

aeeepfa-b}e—}evel—ef—seﬁﬁeeef—te—ﬁe-pfejeet—eeﬂdﬁteﬂs—At Irvlne intersections and 1f project trafﬂc causes the

study area intersection level of service to drop from acceptable to unacceptable level of service, mitigation is

required, where feasible, to bring the intersection back to an acceptable level of service or to no project
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conditions. Also, if the intersection would operate at unacceptable level of service and the project contribution

is 0.02 or greater, mitigation is requited, where feasible, to bring intersection back to an acceptable level of

service or to no project conditions.

Page 9-3, Chapter 9, Other CEQA Considerations. The following text is revised in response to Comment I11-16
from Jim Mosher.

Would this project encourage or facilitate economic effects that could result in other activities that

could significantly affect the environment?

Implementation of the proposed project would encourage or facilitate economic effects. During project
construction, a number of design, engineering, and construction-related jobs would be created. This would last
until the project is constructed over two years. Construction related jobs would not result in a significant
population increase because they would be filled by workers in the region. The construction phase would be

temporary and the buildings are being developed based on market demand.

Buildout of the proposed project would not increase employment in the project area by a substantial amount.

The project’s 7,500 square feet of retail and restaurant uses is estimated to generate approximately 12 permanent

jobs, while the apartment complex is estimated to generate approximately 4 permanent jobs. Total estimated
employment generation by the proposed project is about 16 jobs. Also, the proposed apartments would

introduce up to 550 additional residents. The increase in residents could spur new economic investment in

commercial uses serving the project site. Future residents would also represent an increased demand for
economic goods and services and could, therefore, encourage the creation of new businesses and/or the

expansion of existing businesses in the area. While the proposed project would have an indirect growth-

inducing effect, this would be accommodated by the surrounding Airport Area and its ability to absorb local
business growth.
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Mail Processing Center Aeronautical Study No.

A Federal Aviation Administration 2018-AWP-17902-OE
&) Southwest Regiona Office Prior Study No.
B> Obstruction Evaluation Group 2014-AWP-7280-OE

10101 Hillwood Parkway
Fort Worth, TX 76177

Issued Date: 02/07/2019

Dan Vittone

Starboard Realty Partners
1301 Dove Street

Suite 1080

Newport Beach, CA 92660

** DETERMINATION OF NO HAZARD TO AIR NAVIGATION **

The Federal Aviation Administration has conducted an aeronautical study under the provisions of 49 U.S.C.,
Section 44718 and if applicable Title 14 of the Code of Federal Regulations, part 77, concerning:

Structure: Building Newport Crossings
L ocation: Newport Beach, CA
Latitude: 33-39-59.30N NAD 83
Longitude: 117-51-57.56W

Heights: 50 feet site elevation (SE)

80 feet above ground level (AGL)
130 feet above mean sealevel (AMSL)

This aeronautical study revealed that the structure does not exceed obstruction standards and would not be a
hazard to air navigation provided the following condition(s), if any, is(are) met:

It isrequired that FAA Form 7460-2, Notice of Actual Construction or Alteration, be e-filed any time the
project is abandoned or:

At least 10 days prior to start of construction (7460-2, Part 1)
__X__Within 5 days after the construction reaches its greatest height (7460-2, Part 2)

Based on this evaluation, marking and lighting are not necessary for aviation safety. However, if marking/
lighting are accomplished on a voluntary basis, we recommend it be installed in accordance with FAA Advisory
circular 70/7460-1 L Change 2.

This determination expires on 08/07/2020 unless:

@ the construction is started (not necessarily completed) and FAA Form 7460-2, Notice of Actual
Construction or Alteration, isreceived by this office.

(b) extended, revised, or terminated by the issuing office.

(© the construction is subject to the licensing authority of the Federal Communications Commission
(FCC) and an application for a construction permit has been filed, as required by the FCC, within
6 months of the date of this determination. In such case, the determination expires on the date
prescribed by the FCC for completion of construction, or the date the FCC denies the application.

P l1of 3
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NOTE: REQUEST FOR EXTENSION OF THE EFFECTIVE PERIOD OF THIS DETERMINATION MUST
BE E-FILED AT LEAST 15 DAYSPRIOR TO THE EXPIRATION DATE. AFTER RE-EVALUATION

OF CURRENT OPERATIONS IN THE AREA OF THE STRUCTURE TO DETERMINE THAT NO
SIGNIFICANT AERONAUTICAL CHANGES HAVE OCCURRED, YOUR DETERMINATION MAY BE
ELIGIBLE FOR ONE EXTENSION OF THE EFFECTIVE PERIOD.

This determination is based, in part, on the foregoing description which includes specific coordinates, heights,
frequency(ies) and power. Any changes in coordinates, heights, and frequencies or use of greater power, except
those frequencies specified in the Colo Void Clause Coalition; Antenna System Co-L ocation; Voluntary Best
Practices, effective 21 Nov 2007, will void this determination. Any future construction or alteration, including
increase to heights, power, or the addition of other transmitters, requires separate notice to the FAA.This
determination includes all previously filed frequencies and power for this structure.

If construction or alteration is dismantled or destroyed, you must submit notice to the FAA within 5 days after
the construction or alteration is dismantled or destroyed.

This determination does include temporary construction equipment such as cranes, derricks, etc., which may be
used during actual construction of the structure. However, this equipment shall not exceed the overall heights as
indicated above. Equipment which has a height greater than the studied structure requires separate notice to the

FAA.

This determination concerns the effect of this structure on the safe and efficient use of navigable airspace
by aircraft and does not relieve the sponsor of compliance responsibilities relating to any law, ordinance, or
regulation of any Federal, State, or local government body.

If we can be of further assistance, please contact our office at (424) 405-7643, or karen.mcdonald@faa.gov.
On any future correspondence concerning this matter, please refer to Aeronautical Study Number 2018-
AWP-17902-OE.

Signature Control No: 391674963-396012618 (DNE)
Karen McDonald
Specialist
Attachment(s)
Map(s)
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TOPO Map for ASN 2018-AWP-17902-OE
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Summary Table

Future Year 2022* Future Year 2024

No Project With Project No Project With Project ICU Sig
Intersections V/C LOS V/C LOS V/C LOS V/C LOS Increase Impact?
1. MacArthur Blvd/Campus Dr (PM Peak Hour) 0.917 E 0.917 E 0.929 E 0.929 E 0.000 No
13. MacArthur Blvd/Jamboree Rd (PM Peak Hour) 0.811 D 0.813 D 0.825 D 0.826 D 0.001 No
18. MacArthur/I-405 NB (AM peak hour, HCM) 42.0 D 41.9 D 42.7 D 42.7 D 0.000 No
20. MacArthur/Michelson Dr (PM peak hour). 1.050 F 1.052 F 1.058 F 1.059 F 0.001 No
Roadway Segment
1. MacArthur Blvd between 1-405 SB Ramps to Michelson Dr 0.88 D 0.88 D 0.89 D 0.90 D 0.01 No

*From LSA Study
B-1
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Intersection Capacity Utilization

LOCATION: City of Newport Beach
NORTH-SOUTH ST. MacArthur Blvd
EAST-WEST STREET : Campus Dr
TRAFFIC SCENARIO: Future 2024 (No Proj)
PM Peak Hour
GEOMETRIC : Existing
Date: 09/192018
Number P.M. Peak Hour
Movement of Capacity Volumes  V/C Critical
Lanes Ratio N
Left 1 1,600 140 0.09 0.09
Northbound Thru 4 6,400 1434 0.22 -
Right 1 1,600 86 0.05 -
Left 1 1,600 214 0.13 -
Southbound Thru 4 6,400 1361 0.21 -
Right 1 1,600 763 048 0.48
Left 2 3,200 355 0.11 0.11
Eastbound Thru 3 4,800 621 0.13 -
Right 1 1,600 69  0.04 -
Left 2 3,200 184  0.06 -
Westbound Thru 3 4,800 1213 025 0.25
Right 0 0 0 - -
Sum of Critical V/C Ratios 0.929
Adjustment for Lost Time 0.00
Intersection Capacity Utilization (ICU)
Level of Service (LOS)

B-2

Intersection Capacity Utilization

LOCATION:

NORTH-SOUTH ST.
EAST-WEST STREET :

TRAFFIC SCENARIO:

City of Newport Beach

MacArthur Blvd

CampusDr

Future 2024 (+ Proj)
PM Peak Hour

GEOMETRIC : Existing
Date: 09192018
Number P.M. Peak Hour
Movement of Capacity Volumes  V/C Critical
Lanes Ratio v/C
Left 1 1,600 140 0.09 0.09
Northbound Thru 4 6,400 1446 0.23 -
Right 1 1,600 86 0.05 -
Left 1 1,600 214 0.13 -
Southbound Thru 4 6,400 1375 0.22 -
Right 1 1,600 763 0.48 0.48
Left 2 3,200 355 0.11 0.11
Eastbound Thru 3 4,800 621 0.13 -
Right 1 1,600 69 0.04 -
Left 2 3,200 184 0.06 -
Westbound Thru 3 4,800 1213 0.25 0.25
Right 0 0 0 - -
Sum of Critical V/C Ratios 0.929
Adjustment for Lost Time 0.00
Intersection Capacity Utilization (ICU)
Level of Service (LOS)
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Intersection Capacity Utilization

LOCATION:
NORTH-SOUTH ST.
EAST-WEST STREET :

TRAFFIC SCENARIO:

City of Newport Beach

MacArthur Blvd
Jamboree Rd

Future 2024 (No Proj)

PM Peak Hour

GEOMETRIC : Existing
Date: 09192018
Number P.M. Peak Hour
Movement of Capacity Volumes ~ V/C Critical
Lanes Ratio v/C
Left 2 3,200 341 0.11 0.11
Northbound Thru 3 4,800 911 0.19 -
Right 1 1,600 398 025 >>
Left 2 3,200 192 0.06 -
Southbound Thru 3 4,800 1904 0.40 0.40
Right 0 0 0 - -
Left 2 3,200 280  0.09 0.09
Eastbound Thru 4 6,400 1110 0.17 -
Right 1 1,600 137 0.09 -
Left 3 4,800 596 0.12 -
Westbound Thru 3 4,800 1116 0.23 0.23
Right 1 1,600 176 0.11 -
Sum of Critical V/C Ratios 0.825
Adjustment for Lost Time 0.00
Intersection Capacity Utilization (ICU)
Level of Service (LOS) D
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Intersection Capacity Utilization

LOCATION:
NORTH-SOUTH ST.
EAST-WEST STREET :

ity of Newport Beach

MacArthur Blvd
Jamboree Rd

TRAFFIC SCENARIO: Future 2024 (+ Proj)
PM Peak Hour
GEOMETRIC : Existing
Date: 09/19/2018
Number P.M. Peak Hour
Movement of Capacity Volumes ~ V/C Critical
Lanes Ratio v/C
Left 2 3,200 341 0.11 0.11
Northbound Thru 3 4,800 915 0.19 -
Right 1 1,600 398 025 >>
Left 2 3,200 192 0.06 -
Southbound Thru 3 4,800 1907 0.40 0.40
Right 0 0 0 - -
Left 2 3,200 284 0.09 0.09
Eastbound Thru 4 6,400 1110 0.17 -
Right 1 1,600 137 0.09 -
Left 3 4,800 596 0.12 -
Westbound Thru 3 4,800 1116 0.23 0.23
Right 1 1,600 176 0.11 -
Sum of Critical V/C Ratios 0.826
Adjustment for Lost Time 0.00
Intersection Capacity Utilization (ICU)
Level of Service (LOS) D
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HCM 6th Signalized Intersection Summary
18: MacArthur Boulevard & 1-405 NB Ramps

09/18/2018

st e s
Maovement WEL WBR NBT NBR SBL S8BT
Lane Configurations ok J o o 1| Y o o 1 OO
Traffic Volume (vehlh) 899 1203 194 463 170 1538
Future Volume (veh'h) 809 1203 1954 463 170 1538
Initial G {Qb], veh 0 0 0 1] 0 1]
Ped-Bike Adi(A_pbT) 1.00 1.00 100 100
Parking Bus, Adj 100 100 100 100 100 100
Work Zone On Approach No No No
Adj Sat Flow, vehihiln 1673 1673 1673 1673 1673 1673
Adj Flow Rate, vehth 946 1266 2057 487 179 1619
Peak Hour Factor 095 095 09 095 035 095
Percent Heawy Veh, % 2 2 2 2 2 2
Cap, vehlh 1299 1048 2147 9 207 27192
Artive On Green 042 042 075 075 007 049
Sat Flow, vehih 3002 2496 5391 2496 3092 5991
Grp Volume(v), veh'h 946 1266 2057 487 179 1619
Grp Sat Flow(s)veh/h/in 1546 1248 1439 1248 1546 1439
Q Serve(g_s). s 256 420 N8 8.1 57 202
Cycle Q Clear(g_c), s 256 420 318 81 b7 202
Prop In Lane 1.00 1.00 100 100
Lane Grp Cap(c}, vehih 1209 1048 2147 9 207 2792
VIC Ratio(X) 0.73 1.21 096 052 086 058
Avail Cap(c_a), vehhh 1209 1048 2147 9 201 2792
HCM Platoon Ratio 100 100 200 200 100 100
Upstream Filter(l) 100 100 049 043 100 100
Uniform Delay (d), sheh 242 290 120 90 462 185
Incr Delay (d2), siveh 21 1025 6.9 10 284 09
Initial G Delay(d3),siveh 0o 00 00 0o 0o 0o
%ile BackOfCi(50%) vehiin 89 263 43 16 29 6.1
Unsig. Movement Delay, siveh
LnGrp Delay(d).siveh 263 1315 189 100 756 193
LnGrp LOS c E B B E B
Approach Vol, vehih 2212 2544 1798
Approach Delay, siieh 865 17.2 249
Approach LOS E B C
Timer - Assigned Phs 1 2 6 8
Phs Duration (G+Y+Rc), s 112 428 540 450
Change Period (Y+Rc), s 45 55 5.5 40
Max Green Setting (Gmax},s 67 373 485 420
Max Q Clear Time (g_c+l1},s 77 338 222 440
GreenExt Time (p_c). s 00 32 T 00
Intersection Summary
HCM &th Ctrl Delay 427
HCM 6th LOS D
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HCM 6th Signalized Intersection Summary
18: MacArthur Boulevard & I-405 NB Ramps

09/18/2018

v 8t
Movement WBL WBR NBT NBR SBL SBT
Lane Confiqurations Bk T of o Y of o 1 T 11
Traffic Volume (veh/h) 904 1203 1959 477 170 1540
Future Valume (vehlh) 904 1203 1959 477 170 1540
Initial Q (Qb), veh 0 1] 0 1] 0 0
Ped-Bike Adj(A_pbT} 100 100 100  1.00
Parking Bus, Adj 100 100 100 100 100 100
Work Zone On Approach No No No
Adj Sat Flow, vehhiln 1673 1673 1673 1673 1673 1673
Adj Flow Rate, veh/h 952 1266 2062 502 179 1621
Peak Hour Factor 08 09 09 08 08 09
Percent Heawy Veh, % 2 2 2 2 2 2
Cap, vehth 1299 1048 2153 934 204 2792
Arrive On Green 042 042 075 075 007 049
Sat Flow, veh/h 3092 2496 5991 2496 3092 5991
Grp Volume(v), vehih 952 1266 2062 502 179 1621
Grp Sat Flow(s),vehh/n 1546 1248 1439 1248 1546 1439
Q Serve(g_sl. s 258 420 38 8.5 57 202
Cycle Q Clear(g_c). s 258 420 38 85 57 202
Prop In Lane 100 1.00 1.00 1.00
Lane Grp Capc), veh/h 1209 1048 2153 934 204 2792
VIC Ratio(X) 073 121 096 054 088 058
Avail Cap(c_a), vehh 1299 1048 2153 934 204 2792
HCM Platoon Ratio 100 100 200 200 100 100
Upstream Filter(]) 100 100 051 051 100 100
Uniform Delay (d), siieh 243 290 119 90 463 185
Incr Delay (d2), siveh 22 1025 7.0 11 322 09
Initial Q Delay(d3),seh 0.0 0.0 0.0 0.0 0.0 0.0
S%ile BackOfQ(50%),vehiln 90 263 44 16 30 6.1
Unsig. Movement Delay, siveh
LnGrp Delay(d).sieh 265 1315 189 101 784 193
LnGrp LOS c F B B E B
Approach Vol, vehih 2218 2564 1800
Approach Delay, siieh 864 172 252
Approach LOS F B (¥
Timer - Assigned Phs 1 Fad 6 8
Phs Duration (G+Y+Rc}, s 111 429 54.0 460
Change Period (Y+Rc), s 45 55 5.5 40
Max Green Sefting (Gmax),s 66 374 485 420
Max G Clear Time (g_c+l1),s 7.7 338 222 40
Green Ext Time (p_c).s 00 33 126 00
Intersection Summary
HCM 6th Ctrl Delay 427
HCM 6th LOS D
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Intersection Capacity Utilization

LOCATION:

NORTH-SOUTH ST.
EAST-WEST STREET :

TRAFFIC SCENARIO:

City of Irvine

MacArthur Blvd

Michelson

Future 2024 (No Proj)

PM Peak Hour
GEOMETRIC : Existing
Date: 09/192018
Number P.M. Peak Hour
Movement of Capacity Volumes  V/C Critical
Lanes Ratio v/iC

Left 1 1,700 187 0.11 -
Northbound Thru 4 6,800 2303 0.34 0.34

Right 1 1,700 147 0.09 -
Left 2 3,400 502 0.15 0.15

Southbound Thru 4 6,800 1564 0.23 -

Right 0 0 6 - -
Left 2 3,400 351 0.10 0.10

Eastbound Thru 1 1,700 95 0.06 -
Right 1 1,700 117 0.07 -
Left 2 3,400 406 0.12 -

Westbound Thru 1 1,700 119 0.07 -
Right 1 1,700 711 0.42 0.42
Sum of Critical V/C Ratios 1.008
Adjustment for Lost Time 0.05

Intersection Capacity Utilization (ICU)
Level of Service (LOS)

B-5

Intersection Capacity Utilization

LOCATION: City of Irvine
NORTH-SOUTH ST. MacArthur Blvd
EAST-WEST STREET : Michelson
TRAFFIC SCENARIO: Future 2024 (+ Proj)
PM Peak Hour
GEOMETRIC : Existing
Date: 09/19/2018
Number P.M. Peak Hour
Movement of Capacity Volumes ~ V/C Critical
Lanes Ratio v/C
Left 1 1,700 187 0.11 -
Northbound Thru 4 6,800 2315 0.34 0.34
Right 1 1,700 147 0.09 -
Left 2 3,400 502 015 0.15
Southbound Thru 4 6,800 1578 0.23 -
Right 0 0 6 - -
Left 2 3,400 351 0.10 0.10
Eastbound Thru 1 1,700 95 0.06 -
Right 1 1,700 117 0.07 -
Left 2 3,400 406 0.12 -
Westbound Thru 1 1,700 119 0.07 -
Right 1 1,700 711 0.42 0.42
Sum of Critical V/C Ratios 1.009
Adjustment for Lost Time 0.05
Intersection Capacity Utilization (ICU)
Level of Service (LOS) F
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Capacit Future Year 2024 Future Year 2024 With Project v/C
P y ADT V/C LOS|Project ADT ADT V/C LOS increase
1. MacArthur Blvd bet [-405 thbound
AcArthur BIvd between 14U southbound ramps| -, 0oo | 64,274 | 0.893 | D 377 64,651 | 0.898 D 0.005
to Michelson Drive
B-6
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MEMO

TO: Jaime Murillo, AICP, Senior Planner
City of Newport Beach

FROM: Doug Svensson, AICP

DATE: December 18, 2018

SUBJECT: Fiscal Analysis for Newport Crossings Project
INTRODUCTION

The fiscal analysis uses the Newport Beach Fiscal Impact Model to help calculate revenue and cost
impacts of the proposed project. This model was initially developed in support of the General Plan
Update, which was adopted in 2006.! The model has been updated to reflect Fiscal Year 2018-2019
costs and revenues from the Newport Beach City Budget. The fiscal impact model calculates public
service impacts for specific land uses that support the residential population, the employment base
and the visitor population in Newport Beach. It also calculates the public revenues that each type of
land use typically generates for the City, including property taxes, sales taxes and other taxes as well
as a variety of user charges and fees.

The fiscal impact model is designed to calculate the average cost of public services required by new
development, on the assumption that new development affects City services in approximately the
same way that existing development does. The model nets out certain costs that are unlikely to
change with expansion of City government, such as the number of City Department Directors and
Division managers, as well as the City Council and City Clerk expenditures, but otherwise assumes
that City administrative support and overhead tends to increase as City government activities grow to
provide services to an expanding population and employment base. Over the long term, this is clearly
the dynamic that local governments experience. In the short term, development projects may have
lower or higher cost impacts depending on the existing capacity of City services to accommodate more

L A technical description of the fiscal impact model may be found in: Applied Development Economics, Fiscal Impact

Analysis and Model, Newport Beach General Plan Update, January 2004.

1756 Lacassie Avenue, Suite 100, Wainut Creek, CA 94596 m Tel 925.934.8712
www.adeusa.com
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development, and the level of expenditure needed to expand services incrementally if existing
capacity is not available.

PROJECT DESCRIPTION

The proposed project would convert the existing MacArthur Square retail center to a mixed-use
apartment complex with a small retail center. The site is 5.7 acres and is generally bounded by Scott
Dr., Corinthian Way and Dove St. in the Airport Area Planning Sub-Area of the General Plan. The
project would include 350 rental apartments, of which 78 would be priced for lower income
households. The retail center in the proposed project would include 7,500 sq. ft. of building space. The
project would dedicate 0.5 acres of the site for a public park.

In order to calculate the fiscal effects of the proposed changes, it is necessary to estimate certain
socio-economic characteristics of the land uses, including population and employment, assessed value
and taxable sales. The Draft Environmental Impact Report for the project cites the 2010 Census for
the average household size of 1.57 persons, based on renters in buildings of 50 units or more. With
350 units planned, the total population in the project is estimated at 550 persons. In addition, the
retail space would support 12 retail jobs.

The assessed value for the project has been derived from a review of multi-family property sales in
2018 in Newport Beach, in combination with a review of Zillow rent indexes for Newport Beach back to
2015 when the prior version of this project, called the Residences, was analyzed. Overall rent levels in
Newport Beach have changed less than 2% in the past few years. For this analysis, we have escalated
the property values from the prior 2015 fiscal analysis, but also made adjustments for the smaller unit
sizes proposed in the Newport Crossings project. The resulting property values range from $430 per
sq. ft. to $720 per sqg. ft. as shown in Table 1. The assessed values for affordable units are discounted
from market rates based on the difference between affordable and market rate rents as shown in the
City Housing Element.? The total residential assessed value in the project is estimated at $178.4
million, for an average of $509,600 per unit, including the affordable units. This approach assumes
that the affordable units remain in private ownership and are counted in the tax rolls. If the units are
sold to a tax-exempt non-profit or governmental organization, the total project assessed value would
be reduced by $29.0 million.

The analysis uses the updated rent levels from the Housing Element to estimate household income
and taxable retail spending, as shown in Table 2. We assume that rent comprises 30 percent of
household income. We then use a retail demand model to calculate the portion of income normally
spent on taxable retail sales. We have assumed for purposes of these calculations that households
would spend two-thirds of their annual retail budget in Newport Beach, and the remaining one-third
would be spent at retail centers in other cities or on out-of-town trips. The City receives sales tax at
the rate of one percent of taxable sales.

2 City of Newport Beach, Housing Element. Table H13, page 5-20. The data in this table are for 2012. ADE updated
the figures assuming income levels have grown 3% per year while market rents have grown 5% per year,

Applied Development Economics |Page 2
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TABLE 1:

ESTIMATED ASSESSED VALUES FOR THE RESIDENTIAL UNITS

IN THE NEWPORT CROSSINGS PROJECT
MKT RATE AFFORDABLE TOTAL
No. oF No. oF TOTAL ASSESSED
UNIT TYPE S1ZE UniTts | AV/SqQ.FT. UNITs | AV/So.F1. UNITS VALUE
Studio 607 G £430 20 £375 29 $6,899,028 |
1 Bdrm 759 141 %720 56 %555 197 { $100,631,227
2 Bdrm 1,063 122 %540 2 £393 124 $70,834,293
Total 272 78 350 | $178,364,548

Source: ADE, Inc., based on the project description in the DEIR, prepared by PlaceWorks, December 2018, and property

transactions downloaded from Corelogic ListSource and the Zillow Rent Index for Newport Beach.

TABLE 2:
ESTIMATED HOUSEHOLD INCOME AND RETAIL TALES TAX

MARKET RATE AFFORDABLE

UnNIT RENT INCOME SALES RENT INCOME SALES
TYPE LEvils | @30% TAX LEVELS | @30% Tax

| Studio | $1,755 | $70,220 | $1,355 | $1,531 | $61,250 | $2,626
1Bdrm | $2,270 | $90,804 | $27,450 | $1,750 | $70,000 | $8,404
| 2Bdrm | 2,704 | $108,160 | $28,291 | $1,969 | 478,750 $338
| Total | £57,097 %11,369
Source: ADE, Inc.,

FISCAL IMPACTS

The analysis, summarized in Table 3 below, estimates the current fiscal impact of the MacArthur
Square retail center and compares it to the projected fiscal impact of the proposed Newport Crossings
Project. The MacArthur Square center was built in 1974 and the current assessed value of the site is
estimated at $5.3 million, well below the current market value for a retail center of this size (58,277
sq. ft.). Therefore, the existing property taxes are relatively low compared to what a new retail center
would generate. In addition, it is likely the existing sales tax generated on the site is below market,
although specific figures for the development are not available. ADE has estimated average taxable
sales of $257 per sqg. ft., which is well below the average in Newport Beach, but is intended to account
for the fact that some of the tenants are office users rather than retail or restaurant businesses.

The proposed project generates much more property tax, but less than half of the sales tax of the
existing retail use on the site. Total revenues projected for the proposed project are about three times
the estimated current revenue generated by MacArthur Square, at $604,700 compared to $203,100.

Applied Development Economics |Page 3
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TABLE 3:

PROJECTED FISCAL IMPACT OF THE NEWPORT CROSSINGS PROJECT COMPARED TO THE
EXISTING MACARTHUR SQUARE RETAIL CENTER

Annual Revenues/Costs
MacArthur Newport
Budget Category Square Crossings Difference

REVENUES

GENERAL FUND

Property Tax $10,608 $365,129 $354,521
Property Tax in lieu of Sales Tax $1,085 $37,343 $36,258
Sales Tax $149,702 $68,465 ($81,237)
Transient Occupancy Tax $0 $0 $0
Franchise Fees $3,045 $10,666 $7,621
Business Licenses $5,504 $4,920 ($584)
Other Intergovernmental $912 $5,421 $4,509
Charges for Service $8,529 $50,715 $42,186
Fines, Penalties, and Forfeitures $2,015 $11,984 $9,968
Licenses and Permits $204 $1,212 $1,008
Use of Property $4,939 $29,367 $24,428
Other Revenue $472 $2,806 $2,334
Interest Income 4867 2,727 41,860
SUBTOTAL GENERAL FUND 4187,880 $590,754 $402,874
GAS TAX $0 $13,772 $13,772
MEASURE M %$15,213 $139 (4£15,074)
SUBTOTAL OTHER FUNDS £15,213 $13,911 ($1,302)
TOTAL REVENUE $203,093 $604,665 $401,572
EXPENDITURES

GENERAL FUND

General Government $11,506 $57,799 | $46,293
Police $78,386 $167,661 $89,276
Fire $24,207 $174,781 $150,574
Public Works $20,221 $120,244 $100,023
Community Development $1,898 $11,286 $9,388
Community Services $0 $152,505 $152,505
CIP Streets $11,458 $4,803 ($6,655)
Other CIP Projects 41,445 %8,591 %7,146
SUBTOTAL GENERAL FUND $149,120 +697,670 £548,549
GAS TAX $16,044 $6,725 ($9,319)
MEASURE M 415,049 %6,305 (£8,744)
SUBTOTAL OTHER FUNDS $31,093 $13,031 ($18,063)
TOTAL EXPENDITURES £180,214 $710,700 £530,487
NET (COST)/REVENUE $22,880 {$106,035] ($128,915]

Source: ADE, Inc. Note: Totals may not add due to rounding.

However, the proposed project would likely require a much higher level of services. The DEIR indicates
that the proposed project would not create adverse impacts on most City services, although there may
be a cumulative impact on Emergency Medical Response. However, the levels of service needed for
residential development is typically higher than for retail commercial development. Therefore, the
fiscal analysis assumes there would need to be an increase in City staff costs for most City services.
Based on City service level standards as reflected in the fiscal model, police protection costs for the
residential population are about twice the current retail use, while fire protection and emergency

Applied Development Economics |Page 4
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services would be more than seven times higher. In addition, the residential project would require
parks and recreation, library and senior services provided by the City Community Service Department,
which are generally not used by the existing retail use. The retail center does produce higher costs for
streets maintenance, reflected in the Streets CIP, the gas tax and Measure M, based on assumptions
in the fiscal model about relative traffic generation between residential and retail uses. Overall, City
costs are about four times higher for the proposed residential project than for the existing retail use.
The proposed project would generate an annual net fiscal cost to the City of about $128,900, as
compared to the estimated current fiscal surplus from the site of $22,900.

CONCLUSION

The proposed residential use of the site would require a higher level of City services than the current
MacArthur Square retail center and would produce a negative annual cost/revenue balance for the
site, considered by itself. However, it is important to recognize that the proposed project is consistent
with the 2006 General Plan. Overall, the General Plan increased/development potential for commercial
and lodging uses substantially, in addition to the new residential units it would permit. The net impact
of the growth in land uses at buildout of the General Plan compared to existing land uses in 2006
when the plan was adopted, would result in a positive fiscal impact for the General Fund of $21.7
million per year.? This positive projected fiscal outcome incorporates the negative fiscal impacts of
some of the housing included in the plan, as demonstrated by the proposed Newport Crossings

project.

< Applied Development Economics, Fiscal Impact Analysis Land Use Element Amendment, April 4, 2014. p. 3.
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January 16, 2019

Sent via email to the City Council and Planning Commission

City Council and Planning Commission
City of Newport Beach

100 Civic Center Drive

Newport Beach, CA 92660

RE: Newport Crossings Project

Dear Honorable members of the City Council and Planning Commission:

Stop Polluting Our Newport (SPON) has been actively engaged with land use planning,
community work, policy decisions, and advocacy for nearly 45 years. As residents, we
support the kind of growth that is received by the community as being beneficial and
maintains our quality of life. Simultaneously, we aim to keep Newport’s infrastructure,
views, and very character from being overburdened, and most importantly ensure
proposed projects follow the General Plan.

We are strongly opposed to projects which cause negative impacts to Newport Beach’s
character, residents, and businesses. Our participation in government takes many
forms (community outreach, public process participation, advocacy, initiatives,
referenda, and more) and we maintain a robust and diligent membership of local
residents, stakeholders, and businesses.

As you are likely aware, for the last year SPON has been hosting community workshops
geared toward educating residents on general plans, policies, and using the right tools
to achieve win-win outcomes. We call them the General Plan Advisory Committee
workshops, with the goal being to achieve optimal and effective public participation in
updating the General Plan, which we know you are making progress on.

A 501(c)(3) non-profit public education organization working to protect and preserve the residential and

environmental qualities of Newport Beach.

www.SPON-NewportBeach.org | Info@SPON-NewportBeach.org

FB SPON-Newport Beach | Twitter @SPONNewport 329
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Page Two

City Council and Planning Commission
January 16, 2019

Although we continue to firmly believe that an updated General Plan, especially a more specific and holistic
plan for the Airport Area, is in order before processing and allowing the piecemeal projects that have been
proposed, the fact of the matter is that several projects in the Airport Area are making their way through the
planning process right now.

At our August 21, 2018 SPON board meeting, we hosted guest speakers from the development team for the
Newport Crossings project. Although the project is substantial in size and scope, the Newport Crossings
development team embraced a collaborative tone, soliciting further discussions to resolve our concerns. As
we understand it, the Newport Crossings team has sought a similarly collaborative and solutions-oriented
approach with adjacent property owners regarding concerns they may have. After review of the Draft
Environmental Impact Report for Newport Crossings we’ve found there to be limited significant impacts. We
simultaneously applaud the Newport Crossings developer’s willingness to meet, listen, and resolve concerns
prior to the project coming before a deciding body. We are especially pleased with the robust affordable
housing component and mixed use nature of the project.

This experience is in stark contrast to the approach pursued by another large Airport Area project—the 15-
story Koll Center Residences condo towers. At this point SPON has had multiple meetings with the
development team for Koll Center Residences, as recently as May 24, 2018. We have offered solutions to
resolve our concerns to this developer as well, but still there has been no follow up. Since the Airport Area
does not have existing residential amenities, it makes it a challenging region and therefore requires careful
and thoughtful examination of projects.

The two approaches with these two projects could not be more different. The collaborative approach we
experienced with Newport Crossings can mark a good prototype for major project applicants and should be
something we all strive for in the future. The “meet, but make no changes” approach from the Koll team did
not work for SPON and has the very real potential to lead to a lengthy public process, litigation, and
referenda.

A 501(c)(3) non-profit public education organization working to protect and preserve the residential and

environmental qualities of Newport Beach.

I www.SPON-NewportBeach.org | Info@SPON-NewportBeach.org
FB SPON-Newport Beach | Twitter @SPONNewport =230
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Page Three

City Council and Planning Commission
January 16, 2019

Mindful of this, we ask that the City Council and Planning Commission to encourage staff—when working
with development teams of other projects—to embrace a more collaborative approach before their
entitlement process begins, to provide more thoughtful project design solutions that reflect community

sentiment, and to follow the adopted plans.

Sincerely,

MNanto Popovich

President
cc:
City Council citycouncil@newportbeachca.gov
City Clerk cityclerk@newportbeachca.gov
Planning Commission planningcommissioners@newportbeachca.gov
Jaime Murillo, City of Newport Beach jmurillo@newportbeachca.gov
Rosalinh Ung, City of Newport Beach rung@newportbeachca.gov
Sean Matsler, Cox, Castle and Nicholson = SMatsler@coxcastle.com
Dan Vittone, Starboard Realty dan@starboardrp.com

A 501(c)(3) non-profit public education organization working to protect and preserve the residential and

environmental qualities of Newport Beach.

I www.SPON-NewportBeach.org | Info@SPON-NewportBeach.org

FB SPON-Newport Beach | Twitter @SPONNewport =221
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Project Team

APPLICANT/OWNER:
Starboard Realty Partners LLC
1301 Dove Street Ste. 1080
Newport Beach, CA. 92660
(949) 851-2020
Contact: Dan Vittone
Jon Schisler

PLANNING/TRANSPORTATION:
Michael Baker International
5 Hutton Center Drive, Suite 500
Santa Ana, CA. 92707

(949) 472-3505

Contact: Mike Erickson

RESIDENTIAL ARCHITECT:
Architects Orange
144 N. Orange Street
Orange, CA 92866

(714) 639-9860

Contact: Charles Addington

LAND USE CONSULTANT:
Patrick Strader

19700 Fairchild Road #240
Irvine, CA 92612

(949) 622-0420

LANDSCAPE ARCHITECT:
MJS DESIGN GROUP
507 30th Street, Newport Beach, CA. 92663

Contact: Mark Schattinger

¥NEWPORT
CROSSINGS

CIVIL ENGINEER:

FUSCOE ENGINEERING
16795 Von Karman, Suite 100
Irvine, CA. 92606

(949) 474-1960

Contact: John Olivier

NEWPORT CROSSINGS - NEWPORT BEACH, CA

STARBOARD REALTY PARTNERS, LLC
NEWPORT CROSSINGS
NEWPORT BEACH, CA.

SITE DEVELOPMENT REVIEW

RESUBMITTAL
NEWPORT BEACH, CA
FEBRUARY 12, 2019

SHEET INDEX

SHEET DESCRIPTION
ST COVER SHEET
A-11 TABULATIONS & SUMMARY
A12 ARCHITECTURALSITE PLAN
A13 PRELIMINARY FIRE MASTER PLAN
A4 FIRE AREA SEPARATION MASTER PLAN
A-15 EXITING PLAN - 1ST FLOOR
A-1.5A EXITING PLAN - UPPER FLOOR
A-1.6 WASTE MANAGEMENT PLAN
A-17 OPEN SPACE PLAN
A-18 TYPE OF CONST. - 1ST FLOOR
A-1.8A TYPE OF CONST. - 2ND FLOOR
A-1.88 TYPE OF CONST. - UPPER FLOOR
A2 BUILDING PLAN LEVEL 1
A-22 BUILDING PLAN LEVEL 2
A-23 BUILDING PLAN LEVEL3 & 4
A-24 BUILDING PLAN LEVEL 5
A25 BUILDING PLAN -ROOF PLAN
A-26 BUILDING PLAN - AMENITY DECK
A27 BUILDING SECTIONS
A3 BUILDING ELEVATIONS
A-32 BUILDING ELEVATIONS
A-33 BUILDING PERSPECTIVES
A-34 BUILDING PERSPECTIVES
A35 COLOR & MATERIAL BOARD
A4 UNIT PLANS
A-42 UNIT PLANS
A-43 UNIT PLANS
A5 DETAILS
A52 DETAILS
A53 DETAILS
L CONCEPTUAL LANDSCAPE PLAN
§ L2 LANDSCAPE NOTES & PLANT PALETTE
% L3 POOL COURTYARD & 1/2 ACRE PUBLIC PARK
H L4 RETAILPLAZA
3 L5 ROOFTOP TERRACE at LEVEL 7
L6 LANDSCAPE IMA GERY
co1 CONCEPT GRADING PLAN CS_ 1
c-02 CONCEPT UTILITY PLAN
c-03 TYPICALSECTIONS
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1301 Dove Street Suite 1080 Newport Beach, CA (949) 851-2020
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CODE SUMMARY

CODE ADOPTED EDITION I oV T [ fovecs vy 3 O NEWPORT CROSSINGS
[BULDING CODE 7016 CALFORNIA BULDING CODE
T — D : : : = PROJECT DESCRIPTION
[ENERGY CODE 2016 BULDING EFFICIENCY STANDARDS FOR RESIDENTIAL AND NON RESIDENTIAL BULDINGS — - > - - - —- —
[MECHANICAL CODE 7016 CALFORNIA MECHANICAL CODE = = : z 2 - = o A 350 UNIT PROJECT CONSISTING OF 4 & 5-STORY TYPE Ill-A RESIDENTIAL BUILDING
rLoveNG SO 01 CALFORIA PUINBING CODE % o B B ™ s 20 2 SURROUNDING A 5-STORY (6 LEVEL) TYPE I-A PARKING STRUCTURE WITH AMENITY DECK
FOOLCODE 2012 UNIFORM SWIMMING FOOL CODE ) 3 3 3 3 0 3.4% 2 AND 7,500 S.F. TYPE I-A RETAIL
2016 CALIFORNIA GREEN BUILDING STANDARDS 1 ER'S 4 39 L) £ 32 S6% E7Z
B 8 7 2 21 2 22.6% 75 GROSS LAND AREA: 5.69 ACRES
B AT i 2 2 2 2 2.6% 5 .
SR - . B2 ) T T T T % T RESIDENTIAL & RETAIL SITE: 5.19 ACRES
TG CALFORNIA GREEN BULDING STANDA
SR o e S ] 2 2 2 z 2 2% i PUBLIC PARK: 0.50 ACRES
5 0 0 5 5 5 5 15
3 ] T [ T [ % 4 TOTAL UNITS: 350 UNITS
e e e S S - S peNs; 6151 DUAC
ToTAL % 5 o) = 53 oo £
CBC 2016 - BUILDING CODE ANALYSIS EXISTING ZONING: GENERAL COMMZRCIAL SITE 6 OF THE PC 11 (NEWPORT PLACE) PLANNED COMMUNITY ZONING.
RESIDENTIAL BUILDING: TYPE IlI-A PARKING STRUCTURE: TYPE | DISTRICT AND GENERAL PLAN LAND USE CATEGORY MU-H2
OCCUPANCYR-2 A_OCCUPANCY:S2 UNIT SUMMARY
TABLE 504.3 - ALLOWABLE 85 FEET u UNIT
BUILDING HEIGHTS bl UNIT NET SQ. 1. NUMBER OF UNITS TOTAL NETSQ. F1. % [unT% EXISTING/PROPOSED USES
TABLE 504.4 - ALLOWABLE
- WITH HEIGHT INCREASE L
BNUMBER OF STORIES ° © c S Y Z; :22 “; g;ﬁ :gf 8% EXISTING USES: 58,277 SQ. FT. COMMERCIAL
TABLE 506.2 - ALLOWABLE 2400055, o o w0 = a0 VXS
AREA A2 730 48 35040 13.7% 56% PROPOSED USES: MIXED USE RESIDENTIAL (350 UNITS) / RETAIL (7,500 SQ. FT.) DEVEOLPMENT
OCCUPANCY, MULTISTORY BUILDINGS A3 764 94 71816 29%
48,000 S.F. N/A A4 828 12 9936 3.4%
(EQUATION 52) Aa=[At+(NSxIf)xSa — =z — %
81 22.6%
B AT 1075 v %75 26%
D) 1,100 7 00 1%
RESIDENTIAL WASTE COLLECTION SUMMARY v LEGAL DESCRIPTIO
56 1057 7 L) 1%
SOLID WASTE CALCUALTIONS o7 1209 3 527 09% THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE COUNTY OF ORANGE, STATE
U [ o on | _TOIACr)_[EONPATIONGI] romcapw | 3CY.oNEE | ¥rckurs/wk | 2G.ons REa TOTAL a2 350 298287 oo || OF CALIFORNIA, AND IS DESCRIBED AS FOLLOWS:
w0 | om | s | om | sm1 | s | 2 | PARCEL A:
RECYCUNG CALCULATIONS PARKING SUMMARY
U [ crmron | _tomcy) | 3CY.ansiE [ #rickursi | 2c7.sns rean LOT 1 OF TRACT NO. 7770, IN THE CITY OF NEWPORT BEACH, COUNTY OF ORANGE, STATE
w0 | waxom | mm | o [ I 5 RESIDENTIAL PARKING REQUIRED - PER CITY REQUIREMENTS FOR A PROJECT PROVIDING AFFORDABLE HOUSING PER SECTION 20.32.040 OF OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 299, PAGES 15 AND 16 OF MISCELLANEOUS
a —— ITHE CITY's ZONING CODE MAPS, RECORDS OF SAID ORANGE COUNTY, CALIFORNIA.
UNTS | GALONS/WEEK | TOTAIGA/WR) | 54 GALLON CART [ #PickuPsIWK |_s#GaLCARS UNIT TYPE UNITS e RESCT‘:/L\JL\&D EXCEPT ALL MINERALS, PETROLEUM, GAS AND OTHER HYDROCARBON SUBSTANCES EXISTING BELOW
30 | 3 | o0 | | 16 [ 4 | 4 [STUDIo B 00 E 500 FEET FROM THE SURFACE OF SAID REAL PROPERTY DESCRIBED ABOVE: PROVIDED, HOWEVER, THAT|
T AV (373 CU.7D S FOR CONPARCTED SOTD WASTE 73 G5 S FOR RECTC TR WATSE ANG T 70D, o o7 T 757 GRANTOR HEREBY EXPRESSLY WAIVES THE RIGHT TO ENTER UPON THE SURFACE OF SAID REAL
BIN WILL BE PROVODED IN EACH TRASH TERMINATION ROOM (THREE TOTAL) FOR TWICE A WEEK PICK-UP. (2) 64 GALLON CARTS FOR 2 BRS 124 2.00 248 PROPERTY FOR THE PURPOSE OF EXPLORING FOR OR PRODUCING THE MINERALS, PETROLEUM,
ORGANICS IN EACH TRASH RM. FOR 4X WK. PICKUP SRS £ GAS AND OTHER HYDROCARBON SUBSTANCES SO RESERVED, AS RESERVED IN AN INSTRUMENT
AT RS AT SN REeETT — o RECORDED SEPTEMBER 8, 1972 IN BOOK 10316, PAGE 114 OF OFFICIAL RECORDS.
[TOTAL RESIDENTIAL STALLS PROVIDED: 474 + [T181=655 (RATIO: 1.67) PARCEL B:
[RETATL PARKING REGURED
RETAIL WASTE COLLECTION SUMMARY RESTAURANT - CASUAL DIING/INDOOR 1000 5. 0025 25 THAT PORTION OF LOT 2 OF TRACT NO. 7770, IN THE CITY OF NEWPORT BEACH, COUNTY OF ORANGE,
RESTAURANT - CASUAL DINING/GUTDOGR 1200 ST ; ; STATE OF CALIFORNIA, AS SHOWN ON A MAP RECORDED IN BOOK 299, PAGES 15 AND 16
i ——— 110005 . INDOOR X 25% = 2505 ) F0sH 00 > OF MISCELLANEOUS MAPS, RECORDS OF ORANGE COUNTY, CALIFORNIA, DESCRIBED AS FOLLOWS:
[GENERAL RETAL 5500 S 0004 2
- o ] . e [TOTAL STALLS REGUIRED - RETATL RATO: 138 7 PARCEL 1 AS SHOWN ON A MAP FILED IN BOOK 53, PAGE 13 OF PARCEL MAPS, IN THE OFFICE OF
RETALSE.  [L8SWKPER 100SF.| TOTAL LBS/WK ws.10Cy. TOALCYMWK | 3CY.BINSIZE | #PICKUPS/WK | 3C.Y.BINSREQD T ST RETAL TS PROVIDESTT THE COUNTY RECORDER OF SAID ORANGE COUNTY.
TERSING PARKING
5,50 25 1375 009 124 a0 2 2 OTAL LEASING PARKING FROVIDED: = EXCEPT ALL MINERALS, PETROLEUM, GAS AND OTHER HYDROCARBON SUBSTANCES EXISTING BELOW
BRNG OCC. | oK PR - . - - oo VET = FARKINS REGURED 500 FEET FROM THE SURFACE OF SAID REAL PROPERTY DESCRIBED ABOVE; PROVIDED, HOWEVER, THAT
(00057, ONNG) | _OCCupa | TOTMISSMK | USTOCT. | owcxmk | SCH-BNSIE | #RICKUPSWK | 3CY.BISREQD e EToR BEeT) GRANTOR HEREBY EXPRESSLY WAIVES THE RIGHT TO ENTER UPON THE SURFACE OF SAID REAL
v K s o - ! S FESTRI ASIGNED (VCS WETID6D W 472 oy 3 R GAS AND' OTHER. HYDROGARBON SUBSTANCES SO RESERVED, AS RESERVED I AN INSTRUMENT
NOTE: A I, OF (313 CU. Y0. BIS WILL BE PROVIDED FORWA 7313 CUYD. BINS WILL BEPROVIDED FOR RECYCLING FORTWICEA VCS -RESIDENTS UNASSIGNED 8l o05 |ie d
'WEEK PICK-UP. (8) 64 GALLON CARTS FOR ORGANIC W ASTE W ILL BE PROVIDED FOR FOUR TIMES A W EEK PICK-UP. [EVCS - RETAILL 7 0.03 3 RECORDED SEPTEMBER 4, 1973 IN BOOK 10883, PAGE 83 OF OFFICIAL RECORDS.
[EVCS LEASNG 7 005 |1 PARCEL C:
GTAT EVCS STAITS REGURED: =
[FOTAL EVCS STALLS PROVIDED: 75 THAT PORTION OF LOT 2 OF TRACT NO. 7770, IN THE CITY OF NEWPORT BEACH, COUNTY OF ORANGE,
ACCESSIBLE STALLS REGURED STATE OF CALIFORNIA, AS SHOWN ON A MAP RECORDED IN BOOK 299, PAGES 15 AND 16
GUAN. RATC REGURED OF MISCELLANEOUS MAPS, RECORDS OF ORANGE COUNTY, CALIFORNIA, DESCRIBED AS FOLLOWS:
[RESIDENTS (ASSIGNED + OPEN + OPEN EVCS) 655 0.02
RETAL [+ EVCY) 7% 505 0 PARCEL 2 AS SHOWN ON A MAP FILED IN BOOK 53, PAGE 13 OF PARCEL MAPS, IN THE OFFICE OF
T 3 505 3 THE COUNTY RECORDER OF ORANGE COUNTY, CALIFORNIA.
[NOTE: PROVIDE (1) VAN ACCESSIBLE STALL FOR EVERY 6 ACCESSIBLE STALLS PROVIDED FOR EACH PARKING TYPE
~ EXCEPTING THEREFROM, ALL MINERALS, PETROLEUM, GAS AND OTHER HYDROCARBON
[OTAL ACCESBIE PARKING REQURED: 0 SUBSTANCES EXISTING BELOW 500 FEET FROM THE SURFACE OF SAID REAL PROPERTY
DESCRIBED ABOVE; PROVIDED, HOWEVER, THAT GRANTOR HEREBY EXPRESSLY WAIVES THE
LA U | L) RIGHT TO ENTER UPON THE SURFACE OF SAID REAL PROPERTY FOR THE PURPOSE OF
froomioNaL staus Tk | I EXPLORING FOR OR PRODUCING THE MINERALS, PETROLEUM, GAS AND OTHER
[FOTAL PARKING REQUIRED | IZEN HYDROCARBON SUBSTANCES, AS RESERVED BY DEED RECORDED MARCH 1, 1974 IN BOOK 11086,
PAGE 2 OF OFFICIAL RECORDS.
[TGTAL PARKING STALLS PROVIDED:
TR PRIVE | RoAT REALIRCT | ROTOOmAL [RESOEAL (RG] TOTALSTALLS APN: 427-172-02, 427-172-03, 427-172-05, 42717206
[N GrADE T T B
LEVELSUB 1 0 0 0 w0 0 0
[EvELT ) & 4 » 2 02
[EveL2 & 0 0 120 3 123
REE & 0 0 120 3 [
[EVEL B 0 0 120 3 123
[EvELs & 0 0 122 5 125
[EvELe 0 0 0 % o %
o

RESIDENTIAL BUILDING SUMMARY

NOTE: U PROJECT PROVIDES 181 ADDITIONAL PARKING SPACES FOR RESIDENTS ABOVE AND BEYOND AS REQUIRED BY CITY REQUIREMENTS.

STARBOARD REALTY PARTNERS, LLC
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NEWPORT CROSSINGS - NEWPORT BEACH, CA
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VICINITY MAP

LEGEND:

NON-SHADED PORTIONS
OF RESIDENTIAL BUILDING
INDICATES 4 STORIES
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CASUAL DINING

% BACK OF HOUSE: 1,000 S.F.
DINING: 1,000 S.F.
GENERAL RETAIL: 5,500 S.F.
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PUBLIC PARK "
/946 SQ. FT.

SITE PLAN NOTES:

+ PRIVATE RESIDENTIAL AMENITY SPACES - THESE SPACES MUST BE ONLY USED FOR
RESIDENTIAL-RELATED ACTIVITIES. NON-RELATED RESIDENTIAL USES (RETAIL
COMMERCIAL, OFFICE, RESTAURANT, ETC) WILL NOT BE ALLOWED AT ANY GIVEN TIME
+ A TOTAL OF 50 PARKING SPACES MUST BE SOLELY PROVIDED FOR THE FUTURE
RESTAURANT USE. PLEASE REFER TO SECTION 20.40.040 OF THE ZONING CODE FOR
ADDITIONAL PARKING PROVISIONS FOR THE FUTURE RESTAURANT'S OUTDOOR DINING

+ GUEST AND TENANT PARKING ALLOCATIONS MUST ALSO BE CLEARLY IDENTIFIED AND
MAY NOT BE SHARED WITH THE FUTURE RESTAURANT USE. ACCESS GATES AND
FENGES ON ALL PARKING LEVELS TO BE CLEARLY IDENTIFIED.
+ DRIVE AISLE(S) MAY NOT BE USED FOR LOADING PURPOSES.
PUBLIC PARK - THE PROPOSED PUBLIC PARK MUST BE 0.5 ACRE (EXCLUSIVE OF FIRE
LANE) IN SIZE, OPEN AND AVAILABLE TO THE GENERAL PUBLIC, AND DEDICATED TO

+ ONE-HOUR RATED CORRIDOR IS REQUIRED FOR SPRINKLERED R-2 BUILDINGS.

+ TRAVEL DISTANCE ON ALL BULDINGS TO EXIT STAIRWAY NOT TO EXCEED 250 FEET
FROM THE MOST REMOTE POINT,

+ 2.HOUR SHAFT TO BE PROVIDED FOR STARWAYS.

+ 2.HOUR ELEVATOR SHAFT CONNECTING GARAGE AND RESIDENCE FLOORS ABOVE TO
BE_PROVIDED.

+ ONE-HOUR ELEVATOR LOBBY (CBC 3007.7.2) AND GURNEY SIZE ELEVATOR. CBC
3002.4 TO BE PROVIDED.

+ GARAGE CEILING CLEARANCE SHALL BE AT LEAST 8'-2° FOR VAN ACCESSIBLE CARS.

+ IN MIXED OCCUPANGY BUILDINGS, EACH PORTION OF A BUILDING SHALL COMPLY.
WITH SPECIFIC GREEN CODE REQUIREMENT!

HTTP://WWW.NEWPORTBEACH.GOV/MODULES/SHOWDOCUMENT. ASPX?DOCUMENTID:11142
HTTP://WWW.NEWPORTBEACH.GOV/MODULES/SHOWDOCUMENT.ASPX?DOCUMENTID=13742
HTTP://WWW.NEWPORTBEACH.GOV/MODULES/SHOWDOCUMENT. ASPX?DOCUMENTID=13741

+ ALL NEW STREET TREES MUST BE 36-INCH BOX IN SIZE.

+ APPARATUS ACCESS ROADS SHALL BE CONSTRUCTED OF A MATERIAL THAT
PROVIDES AN ALL-WEATHER DRIVING SURFACE AND CAPABLE OF SUPPORTING 72,000
POUNDS IMPOSED LOAD FOR FIRE APPARATUS AND TRUCK OUTRIGGER LOADS OF 75
POUNDS PER SQUARE INCH OVER A TWO FOOT AREA. CALCULATIONS STAMPED AND
SIGNED BY A REGISTERED PROFESSIONAL ENGINEER SHALL CERTIFY THAT THE
PROPOSED SURFACE MEETS THE CRITERIA OF AN ALL-WEATHER DRIVING SURFACE AND
IS CAPABLE OF WITHSTANDING THE WEIGHT OF 72,000 POUNDS, NEWPORT BEACH FIRE
DEPARTMENT GUIDELINE C.01.

+ ALL SECURITY GATES (INCLUDING AT ENTRANCE TO GARAGE AND INTERIOR OF
GARAGE AREA] SHALL HAVE AN APPROVED REMOTE OPENING DEVICE FOR EMERGENCY
SERVICES.

+ AN AUTOMATIC FIRE SPRINKLER SYSTEM SHALL BE REQUIRED AND SHALL BE
INSTALLED AS PER CF.C. SEC. 903

+ STANDPIPES SYSTEM SHALL BE PROVIDED AS SET FORTH IN CF.C. SEC. 905,
ADDITIONAL STANDPIPES (DUE TO ACCESS RESTRICTIONS WITH DESIGN OF PROJECT)
SHALL BE REQUI MINET THE

THE PARKING GARAGE TO BE PROVIDED WITH A 2A 20BC FIRE EXTINGUISHER.
+EFFECTIVE EMERGENCY RESPONDER RADIO COVERAGE (800 MHZ) SHALL BE REQUIRED
AND SHALL COMPLY WITH NEWPORT BEACH FIRE DEPARTMENT GUIDELINE &
STANDARDS D.05 PUBLIC SAFETY RADIO SYSTEM COVERAGE.

+ PREMISES IDENTIFICATION SHALL BE PROVIDED AS CITY OF NEWPORT BEACH
AMENDED C.F.C. SEC. 505.11. ADDRESSES SHALL BE PLACED AN OVER OR IMMEDIATELY
ADJACENT TO ALL DOORS THAT ALLOW FIRE DEPARTMENT ACCESS. IN NO CASE
SHALL THE NUMBERS SHALL BE LESS THAN FOUR INCHES IN HEIGHT WITH A ONE-HALF
INCH STROKE,

+ FIRE PLACES AND FIRE PIT CLEARANCE SHALL BE PROVIDED AS PER MANUFACTURES
RECOMMENDATIONS AND/OR CALIFORNIA MECHANICAL CODE REQUIREMENTS.

+ ALL BULLDINGS AND STRUCTURES WITH ONE OF MORE PASSENGER SERVICE
ELEVATORS SHALL BE PROVIDED WITH NOT LESS THAN ONE MEDICAL EMER
SERVICE ELEVATOR TO ALL LANDINGS. THE ELEVATOR CAR SHALL BE OF

A MINIMUM DISTANCE FROM WALL TO RETURN PANEL NOT

A 42-INCH SIDE SLIDE DOOR AS PER CALIFORNIA BUILDING CODE SEC. 3002. PHASE |
AND PHASE Il RECALL WILL BE REQUIRED.

+ STARWELL SIGNAGE SHALL MEET NEWPORT BEACH FIRE DEPARTMENT GUIDELINE &
STANDARDS D.01,

+ SMOKE DETECTORS SHALL BE REQUIRED FOR THE INDIVIDUAL DWELLING UNITS AS

PER C.F.C. SEC. 907.2.111
+ DUMPSTER LOCATIONS SHALL MEET NEWPORT BEACH FIRE DEPARTMENT GUIDELINE &
STANDARD A.16.

ERIOR WALKWAYS SHALL BE DESIGNED TO ACCOMMODATE HAND CARRYING OF
FIREFIGHTER LADDERS FOR USE OF "GROUND" LADDERING OF BUILDINGS. (THE
LARGEST LADDER UTILIZED WILL BE 35-FOOT LADDER WITH A STORING LENGTH OF
205 FEET LONG)

+ LADDERING GROUND PADS SHALL BE PROVIDED FOR GROUND LADDERING AND MADE

LARGE ENOUGH TO ACCOMMODATE A 35-FOOT LADDER WITH A 70° GLIMBING ANGLE.

THE LADDERING PADS MAY NEED TO BE PROVIDED IN THE LANDSCAPED AREAS.
XTERIOR WALKWAYS SHALL BE WIDE ENOUGH TO AGCOMMODATE GURNEYS.

+ LANDSGAPE SHALL NOT OBSTRUCT LADDERING TO BUILDINGS.

+ ROOF GARDENS AND LANDSCAPED ROOFS SHALL COMPLY WITH THE REQUIREMENTS

OF THE CALIFORNIA BUILDING CODE AND THE CALIFORNIA FIRE GODE.

+ CAR CHARGING SHALL MEET REQUIREMENTS FROM NATIONAL ELECTRICAL GODE

625.5.

+ THE EMERGENCY GENERATOR SHALL BE FILLED FROM THE OUTSIDE OF THE BULDING

VIA A REMOTE FILL PIPE IN A LOCATION APPROVED BY THE FIRE DEPARTMENT.

+ GARAGE RAMPS COMPLY WITH GITY STANDARD STD-805-L-A AND STD-805-L-B.

+ ALL IMPROVEMENTS SHALL BE CONSTRUCTED AS REQUIRED BY ORDINANCE AND THE

PUBLIC WORKS DEPARTMENT.

+ AN ENCROACHMENT PERMIT SHALL BE OBTAINED FOR ALL WORK ACTIVITIES WITHIN

THE PUBLIC RIGHT-OF-WAY.

+ AN ENGROACHMENT AGREEMENT SHALL BE OBTAINED FOR ANY PRIVATE

IMPROVEMENTS WITHIN THE PUBLIC RIGHT-OF-WAY PER CITY COUNCIL L-6, PRIVATE

ENCROACHMENTS IN PUBLIC RIGHTS-OF-WAY.

+ RECONSTRUCT CURB AND GUTTER ALONG THE DOVE STREET, SCOTT DRIVE,

CORINTHIAN WAY AND MARTINGALE WAY FRONTAGES PER CITY STANDARDS.

+ RECONSTRUCT A MINIMUM 6 FOOT WIDE SIDEWALK ALONG THE DOVE STREET,

SCOTT DRIVE, CORINTHIAN WAY, AND MARTINGALE WAY FRONTAGES PER CITY

STANDARDS. SIDEWALK MAYBE LOCATED AT THE BACK OF CURB.

+ NEW ADA COMPLIANT CURB ACCESS RAMPS SHALL BE CONSTRUCTED AT THE

INTERSECTION OF DOVE STREET AND SCOTT DRIVE, SCOTT DRIVE AND CORINTHIAN

WAY. AND CORINTHIAN WAY AND MARTINGALE WAY PER CITY STANDARDS.

+ ALL IMPROVEMENTS SHALL COMPLY WITH THE CITY'S SIGHT DISTANCE REQUIREMENT.

SEE CITY STANDARD 110-L.

+ ALL RESIDENTAL STALLS BEHIND GATES ARE ASSIGNED PARKING.

+ ALL MOVE-INS/MOVE-OUTS, DELIVERIES AND TRASH PICKUP SHALL BE ACCOMMODATED

ENTIRELY ON-SITE. USE OF THE PUBLIC RIGHT OF WAY SHALL BE PROHIBITED.

ARCHITECTURAL SITE PLAN A-1 2

0 15 30 60" 90"
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1. FIRE HYDRANTS ARE REQUIRED TO BE LOCATED WITHIN 400 FEET OF
ALL PORTIONS OF THE BUILDING. ADDITIONAL HYDRANTS MAY BE
REQUIRED DEPENDENT ON FIRE F.OW CALCULATIONS.

2. BLUE HYDRANT IDENTIFICATION MARKERS SHALL BE PLACED
s

3. APPARATUS ACCESS ROADS MUST BE CONSTRUCTED OF
MATERIAL

‘OF AN ALLWEATHER DRIVING SURFACE AND IS CAP;

4. ALLSECURITY GATES (INCLUDING ENTRANCE TO GARAGE AND
INTERIOR OF GARAGE AREA) SHALL HAVE AN APPROVED REMOTE
‘OPENING DEVICE FOR EMERGENCY SERVICES. CONSULT NBFD
‘GUIDELINE C.01 FOR GATE REQUREMEN

5. AN AUTOMATIC FIRE SPRINKLERS SYSTEM WILL BE REQUIRED AND
SHALL BE INSTALLED AS PER C.F.C. SEC.903.

6. STANDPIPES SYSTEM SHALL BE PROVIDED AS SET FORTH IN
CALIFORNIA FIRE CODE (CFC) SECTION 905. ADDITIONAL
STANDPIPE (DUE TO ACCESS RESTRICTION WITH DESIGN OF
PROJECT) MAY BE REQUIRED IN LOCATIONS DETERMINED BY THE

7. AFIRE ALARM SYSTEM WILL BE REQUIRED AND SHALL BE INSTALLED
507.

8. EFFECTIVE EMERGENCY RESPONDER RADIO COVERAGE (800 MHZ)
'WILL BE REQUIRED AND SHALL COMPLY WITH NBFD GUIDELINE &
STANDARDS D.05 PUBLIC SAFETY RADIO SYSTEM COVERAG

9. ALL BUILDINGS AND STRUCTURES WITH ONE OR MORE PASSENGER
SERVICE ELEVATORS SHALL BE PROVIDED WITH NOT LESS TH
ONE MEDI

AN
MERGENCY SERVICE ELEVATOR TO ALL LANDINGS.
THE ELEVATOR CAR SHALL BE OF SUCH A SIZE TO ACCOMMODATE
A 24INCH BY 84INCH AMBULANCE GURNEY OR STRETCHER WITH
NOT LESS THAN 5-INCH RADIUS CORNERS, IN THE HORIZONTAL,
‘OPEN POSITION, SHALL BE PROVIDED WITH A MINIMUM CLEAR
DISTANCE BETWEEN WALLS OR BETWEEN WALLS AND DOOR
EXCLUDING RETURN PANELS NOT LESS THAN 80 INCHES BY 54
INCHES AND A MINIMUM DISTANCE FROM WALL TO RETURN PANEL
e N 51 INCHES WITH A 42-INCH SIDE SLIDE DOOR AS

NEWPORT BEACH FIRE DEPT. HAMMER HEAD TURNAROUND

10.SMOKE DETECTORS WILL BE REQUIRED FOR THE INDIVIDUAL
DWELLING UNITS AS PER CFC SEC. 907.2.11.1

11.DUMPSTER LOCATIONS WILL NEED TO MEET NBFD GUIDELINE &
RD A,

12.EXTERIOR WALKWAYS WILL NEED TO BE DESIGNED TO
ACCOMMODATE HAND CARRYING OF FIREFIGHTER LADDER FOR
SE OF “GROL

RGEST
L BE 35-FOOF LADDER WITH A STORING
LON

13.EXTERIOR WALKWAYS WILL NEED TO BE WIDE ENOUGH TO
C

14.LANDSCAPE CANNOT OBSTRUCT LADDERING TO BUILDINGS.
TREES MUST BE ARRANGED TO BE ABSENT FROM LADDERING.

15.THE EMERGENCY GENERATOR NEEDS TO BE FILLED FROM

THE
EXTERIOR OF THE BUILDING VIA A REMOTE FILL PIPE IN A LOCATION
APPROVED BY THE FIRE DEPARTMENT.

TYP. LADDERING AT BLDG. PERIMETER

SCALE 1'=300°

16.THE MECHANICAL VENTILATION SYSTEM FOR THE PARKING
GARAGE REQUIRED BY CALIFORNIA MECHANICAL CODE [CMC)
403.7, SHALL ALSO INCLUDE A MANUAL SWITCH. THIS ALLOW THE
'VENTILATION SYSTEM TO BE OPERATED (ON OR OFF] MANUALLY BY

17.2A 10BC FIRE EXTINGUISHERS WILL BE REQUIRED FOR THE R
C

2
OCCUPANCY. THIS FIRE EXTINGUISHER WILL COVER 3,000 SQUARE
FEET OF FLOOR AREA. THE EXTINGUISHER WILL COVER |
SQUARE FEET OF FLOOR AREA AND THE EXTINGUISHER MUST BE
LOCATION SO THAT I 1S NOT MCRE THAN 50 FEET TRAVEL
DISTANCE TO REACH AN EXTINGLJISHER FORM THE GARAGE

R

18.THE PARKING GARAGE IS CLASSFIED AS AN ORDINARY HAZARD
OCCUPANCY, WHICH REQUIRES A 2A 20BC FIRE EXTINGUISHER.
THIS FIRE EXTINGUISHER WILL COVER 1500 SQUARE FEET OF FLOOR
AREA AND THE EXTINGUISHER MUST BE LOCATED SO THAT IT IS NOT
MORE THAN S0 FEET TRAVEL DISTANCE TO REACH AND.
EXTINGUISHER FROM THE GARAGE FLOOR AREA.

19.PREMISES IDENTIFICATION SHALL BE PROVIDED AS CITY OF
NEWPORT BEACH AMENDED CFC SEC.505.1.1 ADDRESSES SHALL
BE PLACED OVER OR IMMEDIATELY ADJACENT TO ALL DOORS
THAT ALLOW FIRE DEPARTMENT ACCESS. IN NO CASE SHALL THE
NUMBERS BE LESS THAN FOUR INCHES IN HEIGHT WITH A ONE-HALF
KE.

20,FIREPLACES AND FIRE PIT INSTALLATION AND CLEARANCES MUST
'MEET REQUIREMENT FROM THE GFC, CBC, CMC AND
MANUFACTURES RECOMMENDATIONS.

21.STAIRWELL SIGNAGE SHALL MEET NBFD GUIDELINE & STANDARDS
001

22.ROOF GARDENS AND LANDSCAPED ROOFS SHALL COMPLY WITH
N THE REQUIREMENIS OF HE CAUFORNIA BUILDING CODE [C8C)
800" CUL-DE-SAC  AND THE CFC.

23.CAR CHARGING SHALL MEET REQUIREMENTS FROM NATIONAL

PRELIM. FIRE MASTER PLAN
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VICINITY MAP
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RESIDENTIAL BUILDING:
CONSRUCTION TYPE: TYPE lI-A|
OCCUPANCY: R2
GROSSSIF. : 437,127 SF.

PARKING STRUCTURE:
CONSTRUCTION TYPE: TYPE 1-A
OCCUPANCY: $-2
GROSS S : 278,337 SF.

RETAIL:
CONSTRUCTION TYPE: TYPE 1-A
OCCUPANCY: M
GROSSSIF. : 11,000 SF.

CBC 2016 - BUILDING CODE ANALYSIS

RESIDENTIAL BUILDING: TYPE III-A PARKING STRUCTURE: TYPE |
OCCUPANCY R-2 A OCCUPANCY:S-2
TABLE 504.3 - ALLOWABLE
FEET
BUILDING HEIGHTS 85 FEE ut
TABLE 504.4 - ALLOWABLE
- WITH HEIGHT INCREASE uL
BNUMBER OF STORIES ° GHIING
TABLE 506.2 - ALLOWABLE 24,000 SF. uL
AREA
OCCUPANCY, MULTISTORY BUILDINGS 48,000 SF. N/A
(EQUATION 5-2) Aa=[At+(Nsxif]xSa

ALLOWABLE BUILDING AREAS

FLOOR AREA OF BUILDINGS PER CBC TABLE 503, SECTION 404.2, 506.1, 506.2, 506.4
AREA BUILDING AREA - S F. ALLOWABLE S F.
1 31,491 48,000
2 31,440 48,000
3 27,100 48,000
4 38831 48,000
5 28,520 48,000
6 25,110 48,000
7 35,432 48,000
8 27,533 48,000
9 38,751 48,000
10 28314 48,000
1 37311 48,000
12 40,390 48,000
13 37,685 48,000
TOTAL RESIDENTIAL BUILDING SQUARE FOOTAGE 437,127 SQ.FT.
TOTAL PARKING STRUCTURE SQUARE FOOTAGE 278,337 SQ.FT.

90"
t

FIRE AREA SEPARATION PLAN A-1 4

@ 0 15 30 60'
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SCALE: 1" = 30
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RESIDENTIAL BUILDING: PARKING STRUCTURE:

CONSRUCTION TYPE: TYPE lI-A CONSTRUCTION TYPE: TYPE 1-A
OCCUPANCY: R2 OCCUPANCY: $2
GROSS SF. : 437,127 SF. GROSS S.F. : 278,337 S.F.

RETAIL:
CONSTRUCTION TYPE: TYPE 1-A
OCCUPANCY: M
GROSS S.F. : 11,000 S .

CBC 2016 - BUILDING CODE ANALYSIS

RESIDENTIAL BUILDING: TYPE Ill-A |PARKING STRUCTURE: TY PE |
OCCUPANCY R-2 A_OCCUPANCY:S-2

TABLE 5043 - ALLOWABLE

FEET L
= BUILDING HEIGHTS 8 v

TABLE 504.4 - ALLOWABLE
VICINITY MAP DU OF STORIE - WITHHEIGHT INCREASE u
TABLE 506.2 - ALLOWABLE 24,000 S F. uL

AREA
OCCUPANCY, MULTISTORY BJILDINGS 80005 F A
(EQUATION 5-2) Aa=[At+(NsxIf]}xSa

A earTo
N PUBLIC WaY

DN %
\\\\ EXITING PLAN - 1ST FLOOR A_] -5
N (;SC/LSLE_:SWO”=3O' 6'0 . 58‘37'755 oz?y}i
NEWPORT CROSSINGS
NEWPORT BEACH, CA  SJARBOARD REALTY PARTNERS, LLC ARCHITECTS ORANGE



RESIDENTIAL BUILDING: PARKING STRUCTURE: RETAIL:
CONSRUCTION TYPE: TYPE lI-A CONSTRUCTION TYPE: TYPE 1-A CONSTRUCTION TYPE: TYPE 1-A
OCCUPANCY: R2 OCCUPANCY: $2 OCCUPANCY: M
GROSS SF. : 437,127 SF. GROSS S.F. : 278,337 S.F. GROSS S.F. : 11,000 S .

CBC 2016 - BUILDING CODE ANALYSIS

RESIDENTIAL BUILDING: TYPE Ill-A |PARKING STRUCTURE: TY PE |
OCCUPANCY R-2 A_OCCUPANCY:S-2

TABLE 5043 - ALLOWABLE

FEET L
— BUILDING HEIGHTS 8 v

TABLE 504.4 - ALLOWABLE
VICINITY MAP DU OF STORIE - WITHHEIGHT INCREASE u
TABLE 506.2 - ALLOWABLE 24,000 S F. uL

AREA
OCCUPANCY, MULTISTORY BJILDINGS 80005 F A
(EQUATION 5-2) Aa=[At+(NsxIf]}xSa

EXITING PLAN - UPPER FLOOR/A\'.I 5A

N gc;is_:awo"esa 6'0‘ e ;3‘37'755 oz??TlE‘;
NEWPORT CROSSINGS
NEWPORT BEACH, CA  SARBOARD REALTY PARTNERS, LLC ARCHITECTS ORANGE




RESIDENTIAL WASTE COLLECTION SUMMARY

SOLID WASTE CALCUALTIONS

UNTS | CY/WK/UNT | TOTAL(CY) [COMPACTIONG)[ romawcyw | 3CY.BNSEZE | #PICKUPS/WK | 2C.Y.BINS REGD
350 [ 03 | uss | 03 | 81 | 27 | 2 [ 6
RECYCLING CALCULATIONS
UNITS [ crmrunr | 1otaucy) | 3C.Y.BINSIZE | #PICK-UPS/WK | 2C.Y.BINS REQD
350 | 1926x025 | 2888 | 10 | 2 | 5
< ORGANICS CALCULATIONS
é UNITS. [ GALLONS/WeEK | TOTALGAWK) | | 64 GALLON CART [ #Pickups/wk | ¢4 GALCARTS
i 350 3 1050 16 4 4

NOTE: A MIN. OF (3] 3 CU. YD. BINS FOR COMPACTED SOLID WASIE, (3] 3 CU. YD. BINS FOR RECYCUABLE WATSE, AND (1] 2 CU.YD.
BIN WILL BE PROVODED IN EACH TRASH TERMINATION ROOM (THREE TOTAL) FOR TWICE A WEEK PICK-UP. (2) 64 GALLON CARTS FOR
ORGANICS IN EACH TRASH RM. FOR 4% WK. PICKUP

RETAIL WASTE COLLECTIO

SOLID WASTE CALCUALTIONS

MMAR

RETALSE.  [ss/wkPER 10055 TOTALBSWK | 18s.TOCLY. Tomcyk | BCY.BNSZE | #PICKUPSWK | 3C.BNSREQD
5500 25 137.5 009 124 41 2 2
ONNG OCC. | WSWKPER | (oo ™I o oe TOWCIMK | 3CY.BNSZE | #PICKUPSWK | 3CY.BINSREGD
(100055, omG) | occupant
& 5 7035 0.008 56 K 2 i
NOTE A MIN. OF (3173 CU.YD. BINS WILL BEPROVIDED FORW ASTE AND A MIN. OF (3] 3 CUYD. BINS WILL BEPROVIDED FORRECTCLING FORTWICEA

WEEK PICK-UP. (8) 64 GALLON CARTS FOR ORGANIC WASTE WILL BE PROVIDED FOR FOUR TIMES A W EEK PICK-UP.

LEGEND

STINGER TRUCK ~ m= mem e s
ROUTE

RESIDENTIAL
TRASH ROOMS
RETAIL TRASH
ROOMS

TRASH NARRATIVE

‘The residential portion of the building has two trash room per level located in the parking
structure adjacent to the residential carridors. Trash collection will be via 2 trash chutes in eac!
trash room, a chute for solid waste and a chute for recyclable items. Chutes lead to a first level
trash collection room within the parking structure supported by multiple 2 cubic yard trash bins.
‘Tenants will not access the trash collection room directly, but through the chutes located in the
trash rooms on each building level. The solid waste trash chute will have a sanitary compactor at
the first level of the parking structure. There will be no compactor for the recyclable chute.

TYPICAL STINGER TRUCK SERVICE

A 4

STAGING AREAY/”
PICK-UP AREA
Vi

TRASH TRUCK TURN-AROUND

‘The trash chutes contain a mechanism that will allow complete shut-off in order for property
management to remove/replace the bins as they require emptying and limit access to all other
floors when any one chute door is open. Property management will be required to monitor the
trash levels throughout the day as par: of their daily duties.

Each trash room wil also contain two 64 gallon trash carts for organic waste. Residents will
dispose of their organic waste within the two carts. Property management will monitor levels of
organic waste throughout the day as part of their daily duties. When a cart is full, propert
management will take the 64 gallon cart and dispose of the waste at the first level trash collection
room in a 2 cubic yard bin designated for only organic waste.

‘The Amenity Deck, Mail Room, Leasing Area, Fitness, Club Room, and other resident amenities
i i ion areas for solid waste, recyclable items, and organic waste
within those spaces that will be monitored by property management throughout the day as part of
their daily duties. When the trash levels are full, property management will transfer the trash by

cart to the nearest trash room for emptying to the proper chute or bin.

‘The Retail portion of the building has a dedicated trash room adjacent to the retail area with 2
cubic yard trash for solid waste, recyclable items, and organic waste. Retail tenants will deposit
their trash in this room which is monitored by property management throughout the day as part of
their daily duties. When a container is full property management will transfer the carts to the
retail trash collection room located within the parking structure that is accessed by an outside
walkway.

Full solid waste, recyclable, and organic waste bins will be collected from the first level of the
parking structure on pick-up day with an appropriate retrieval vehicle (stinger-truck). The
property owner will contract for the property management company to provide on-site trash
management to ensure that full bins are replaced with empty ones. A service provider will be
contracted by the property owner to empty the bins as necessary per schedule.

“Trash bins will be transported by the retrieval vehicle (stinger-truck) to the designated trash
staging area located on the west portion of the site adjacent to Scott Drive. On the scheduled
pick-up day trash trucks will enter designated staging area from Scott Drive and commence
operations. After completing pick-up, trucks will use the hammerhead tun-around to reverse
direction and exit the site via Scott Drive,

ONITE. USE OF THE PUBLIC RIGHT OF WAY SHALL BE PROFIBITED. A ‘|
WASTE MANAGEMENT PLAN 6

0 15 30 60" 90"

_— T

——— ) JOB NO: DATE:
N SCALE: 1"=30' 2017-165  02-12-19
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LEGEND
OPEN SPACE
RECREATIONAL
AMENITIES

AREA4:
84165Q. FT.
2 N
% )

& ).

VICINITY MAP

COMMON OPEN SPACE SUMMARY

OPEN SPACE REQUIRED: 350 UNITS X 75 S.F./UNIT = 26250 S.F.
TOTAL OPEN SPACE REQ'D: 26250
LOCATIONS

ROOF DECK #1 (AT PARKING STRUCTURE) 5,587
ROOF DECK #2 (AT LEVEL 5 OF RESIDENCES) 942
RETAIL PLAZA 5,587
OPEN AREA: 1,2, 3,4, 5 &6 32,262
COURTYARD #1 3,250
COURTYARD #2 3,906
COURTYARD #3 11,911
TOTAL OPEN SPACE PROVIDED 63,445

MIN. 75 S.F./JUNIT

NOTE: OPEN SPACE AREA MUST HAVE A MINIMUM DIMENSION OF 15-0".

ON-SITE RECREATIONAL AMENITIES SUMMARY

OPEN SPACE REQUIRED: 350 UNITS X 44 S.F./UNIT = 15400 S.F.
TOTAL OPEN SPACE REQ'D: 15400
LOCATIONS

CLUBHOUSE & FITNESS 2,221
ROOF DECK #1 (AT PARKING STRUCTURE) 5,587
ROOF DECK #2 (AT LEVEL 5 OF RESIDENCES) 942
RETAIL PLAZA 5,587
COURTYARD #1 1,186
COURTYARD #2 1,504
COURTYARD #3 5,669
TOTAL OPEN SPACE PROVIDED 22,696

N\ (AREA1:
onsar \ “‘
2 { N T arv TOTAL S

51 @ e 58
B 7 s 1,080
AT Al 5 2623
~ & ® 3072
A3 61 94 5734
A & 12 756
51 o 7 5214

BIAT éﬁ 5 54
B & < 25
54 ¢l 10 610
55 7 s 1,065
8 ) 4 20
[ 7 3 219

TOTAL 50 21459

NOTE: 5% OF GROSS FLOOR AREA OF UNIT.
THE MIN. DIMENSION (LENGHT & WIDTH) SHALL
BE 6 FEET.

OPEN SPACE PLAN
4L uS’ 30" 60" 99‘

A-1.7

~ ' P N scae 1"=30 TP Tzt
NEWPORT CROSSINGS = 2017 riects rage
NEWPORT BEACH, CA ol AR R R RS L R G T I ORANGE o S~
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=~ .
/THREE-HOUR FIREWALL TO
ZUNDERSIDE OF PQDIUM ™ s oz e mmer
/ X GROSSSF. : 437,127 SF. GROSS S'F. : 278,337 SF. GROSSSF. : 11,000 F.

CBC 2016 - BUILDING CODE ANALYSIS

RESIDENTIA L BUILDING: TYPE I11-A PARKING STRUCTURE: TYPE |
OCCUPANCY R-2 A_OCCUPANCY:S-2

TABLE 504.3 - ALLOWABLE

FEET L
BUILDING HEIGHTS 8 v

TABLE 506.2 - ALLOWABLE

VICINITY MAP ./ N ‘ TRLE 044 ALLOWABE pv—— m
) > /' __THREE-HOUR FIREWALL | |

F.
AREA 24,000, uL

OCCUPANCY, MULTISTORY BJUILDINGS
(EQUATION 5-2) Aa=[At+(Nsxif)}xsa

48,000 S F. N/A

TYPE OF CONST. - 18T FLOOR A-1 8

0 15° 30" 60" 90"
- — ! I JOB NO: DATE:
N scale1"=30 2017-165 02-12-19

NEWPORT CROSSINGS
NEWPORT BEACH, CA  SARBOARD REALTY PARTNERS, LLC ARCHITECTS ORANGE :
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< ~
THREE-HOUR FIREWALL TO

RESIDENTIAL BUILDING: PARKING STRUCTURE: RETAIL:

V COuRUETON TFE NP commcToNFE Mre commicTuE TRe
7 UNDERSIDE OF PQDI M ccummcrRs Secumorss occmerm
X GROSSSI. : 471275+ GROSSS. £ 78.37 5+ GROSSS. 110005+

\ 4|

CBC 2016 - BUILDING CODE ANALYSIS

RESIDENTIAL BUILDING: TYPE IlI-A PARKING STRUCTURE: TYPE |
OCCUPANCY:R-2 A OCCUPANCY:S-2

TABLE 504.3 - ALLOWABLE

FEET L
BUILDING HEIGHTS 8 Y

A TABLE 504.4 - ALLOWABLE
VIC' N ITY M P BNUMBER OF STORIES 5 - WITH HEIGHT INCREASE uL
\\ TABLE 506.2 - ALLOWABLE 24,000 S F. uL

E_HOUR |R\EWALL OCCUPANCY MTJ'ETE\QTORY BUILDINGS
\ . 48,000 S F. N/A
< (EQUATION 5-2) Aa=[A1+(NsxIfl]xSa

Vi
/ //\/ e R

% N ‘, \
4 THREE-HOUR FIREWALL TO
¢ ND\ERSIDE OF PODIUM

$5-2 PARKING

5 STRUCTURE ~

' TYPE OF CONST. - 2ND FLOOR A-1 8A

N ‘sc;EO =30' . 950‘ 58‘37‘25 ozw%ﬁ
NEWPORT CROSSINGS
NEWPORT BEACH, CA  SJARBOARD REALTY PARTNERS, LLC ARCHITECTS ORANGE
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RESIDENTIAL BUILDING: PARKING STRUCTURE: RETAIL:

CONSRUCTION TYPE: TYPE lI-A CONSTRUCTION TYPE: TYPE 1-A CONSTRUCTION TYPE: TYPE 1-A
OCCUPANCY: R2 OCCUPANCY: $2 OCCUPANCY: M
GROSS SF. : 437,127 SF. GROSS S.F. : 278,337 S GROSS SF. : 11,000 S .

CBC 2016 - BUILDING CODE ANALYSIS

RESIDENTIAL BUILDING: TYPE IIIl-A |PARKING STRUCTURE: TYPE |
OCCUPANCY R-2 A_OCCUPANCY:S2
TABLE 504.3 - ALLOWABLE
FEET L
BUILDING HEIGHTS o v
TABLE 504.4 - ALLOWABLE
BNUMBER OF STORIES 5-WITH HEIGHT INCREASE uL
TABLE 506.2 - ALLOWABLE 24,000 S F. uL
AREA
OCCUPANCY, MULTISTORY BUILDINGS 4B.000SF NA
(EQUATION 5-2) Aa=[A1+(NsxIfl]xSa

TYPEIA
LIS2PARKING .

% S C}JRE Ag
s @ N

TRU
o)
/ ‘/

THREE-HOUR FI‘REWALL
*X(R-2 OCC. APA TM NTS
N

\ YPE OF CONST. - UPPER FLOOR A-1 8B

0 15° 30" 60" 90
- — 5 JOB NO: DATE:
N scale 1"=30 2017-165 02-12-1918

STARBOARD REALTY PARTNERS, LLC ARCHITECTS ORANGE

1301 Dove Street Suite 1080 Newport Beach, CA (949) 851-2020 144 NORTH ORANGE ST. ORANGE, CA 92866 (714) 639-9860
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4786

461"

777 4610 70 779, 27410 981"

L1710

PASSAGEWAY

PROPOSED

12000 8.

TTRSUAUFAST

rocooe
!

[ —_—

©|©

© D ©fo]e

1517

2183

PARKING

TRUCTUR

v

PASSAGEWAY

At o BB o Aze COURTYARD

mJM - s
ned 1 .
4 £ o -
, Zl HOUEN
®®®IRIRI®|E \fR\E%’EZV
SUB. 1 PARKING DISTRIBUTION:
RESIDENT STALLS: 40 =
RETAIL STALLS: 0 =
FREE OPEN STALLS: 0
(GUEST OR RESIDENT)
TOTAL: 40
&

PASSAGEWAY

PASSAGEWAY

2700

LEVEL 1

NEWPORT CROSSINGS - NEWPORT BEACH, CA

LEVEL 1 PARKING DISTRIBUTION:

RESIDENT STALLS: 27
RETAIL STALLS: 71
FREE OPEN STALLS: 4
(GUEST OR RESIDENT)

TOTAL: 102

PARKING STALL LEGEND
(R RESDIENTIAL STALL

© RETAIL STALL

(V) OPEN PARKING FOR VISITOR / RESIDENT

NOTE: EVCS = ELECTRIC VEHICLE CHARGING STATION

s

G - AT STRUCTURE

PARKING DIMENSIONS FOR STRUCTURES

NOTES:
1. MIN. CELING HEIGHTS:

ACCESSBLELEVELS: 82

NON ACCESSBLE: 7.0’

NO INTRUSIONS OF UTILTIES O FIXTURES PERMITTED WITHIN CLEARANCE HEIGHT REQUIREMENTS.

2. AMAXIMUM RAMP GRADE OF 5% WHEN PARKING ON THE RAMP IS PERMITTED.

CITY OF NEWPORT BEACH PARKING STANDARDS

BUILDING PLANS - SUB.1 & LEVEL 1 A-2.]

N scale1"=30 2017-165 02-12-19

STARBOARD REALTY PARTNERS, LLC

1301 Dove Street Suite 1080 Newport Beach, CA (949) 851-2020

ARCHITECTS ORANGE  szzemeeies

These plans shall not be reproduced o used without

144 NORTH ORANGE ST. ORANGE, CA 92866 (714) 639-9860  witor pomision by rchiccis orange.
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LEVEL 2 PARKING DISTRIBUTION:

N RESIDENT STALLS: 88
RETAIL STALLS: 0

FREE OPEN STALLS: 35
< (GUEST OR RESIDENT)

\
\
\
/ TOTAL: 123

PARKING STALL LEGEND
(R RESDIENTIAL STALL

© RETAILSTALL

(V) OPEN PARKING FOR VISITOR / RESIDENT

NOTE: EVCS = ELECTRIC VEHICLE CHARGING STATION

PARKING DIMENSIONS FOR STRUCTURES

NOTES:
1. MIN. CELING HEIGHTS:

ACCESSBLELEVELS: 82

NON ACCESSBLE: 7.0’

NO INTRUSIONS OF UTILTIES O FIXTURES PERMITTED WITHIN CLEARANCE HEIGHT REQUIREMENTS.

2. AMAXIMUM RAMP GRADE OF 5% WHEN PARKING ON THE RAMP IS PERMITTED.

CITY OF NEWPORT BEACH PARKING STANDARDS

BUILDING PLANS - LEVEL 2 A-2.2
(\\] 0 15 30" 60 9?
NEWPORT CROSSINGS - NEWPORT BEACH, CA N o= ‘ I T

STARBOARD REALTY PARTNERS, LLC

1301 Dove Street Suite 1080 Newport Beach, CA (949) 851 2020

These plans are co
protection unauthorized uso is not pormitted,
These plans shall not be reproduced o used without
witen permission by Archiects Orange.

ARCHITECTS ORANGE

144 NORTH ORANGE ST. ORANGE, CA 92866 (714) 639-9860
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NEWPORT CROSSINGS - NEWPORT BEACH, CA

LEVEL 3 & 4 PARKING DISTRIBUTION:

RESIDENT STALLS:
RETAIL STALLS:

FREE OPEN STALLS:
(GUEST OR RESIDENT)

106

17

TOTAL:

123

PARKING STALL LEGEND
(R RESDIENTIAL STALL

© RETAILSTALL

v

OPEN PARKING FOR VISITOR / RESIDENT

PARKING DIMENSIONS FOR STRUCTURES

NOTES:

1. MIN. CELING HEIGHTS:
ACCESSBLELEVELS: 82
NON ACCESSBLE: 7.0’

NOTE: EVCS = ELECTRIC VEHICLE CHARGING STATION

o

G - AT STRUCTURE

NO INTRUSIONS OF UTILTIES O FIXTURES PERMITTED WITHIN CLEARANCE HEIGHT REQUIREMENTS.

2. AMAXIMUM RAMP GRADE OF 5% WHEN PARKING ON THE RAMP IS PERMITTED.

CITY OF NEWPORT BEACH PARKING STANDARDS

SCALE: 1"=20"

)@

UILDING PLANS - LEVELS 3 & 4

A-2.3

% \\\ 0 15 30 60" 90

N — +

'l JOB NO: DATE:
N scale =30 2017165 021219

(949) 851 2020

STARBOARD REALTY PARTNERS, LLC

1301 Dove Street Suite 1080 Newport Beach, CA

ARCHITECTS ORANGE

144 NORTH ORANGE ST. ORANGE, CA 92866 (714) 639-9860

© 2017 Architects Orange
These plans areco octoa Uncer suc
protecon anauthorzed uss 5 ot pamited.

Theso plansshall o bo roprocuced o used wihout
witen pormission by Archiecs Orange.
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NEWPORT CROSSINGS - NEWPORT BEACH, CA

LEVEL 5 PARKING DISTRIBUTION:

RESIDENT STALLS: 78
RETAIL STALLS: 0
FREE OPEN STALLS: 47
(GUEST OR RESIDENT)

TOTAL: 125

PARKING STALL LEGEND
(R RESDIENTIAL STALL

© RETAILSTALL

(V) OPEN PARKING FOR VISITOR / RESIDENT

NOTE: EVCS = ELECTRIC VEHICLE CHARGING STATION

g

PARKING DIMENSIONS FOR STRUCTURES A G - AT STRUCTURE
NOTES:
1. MIN. CELING HEIGHTS:

ACCESSBLELEVELS: 82

NON ACCESSBLE: 7.0’

NO INTRUSIONS OF UTILTIES O FIXTURES PERMITTED WITHIN CLEARANCE HEIGHT REQUIREMENTS.

2. AMAXIMUM RAMP GRADE OF 5% WHEN PARKING ON THE RAMP IS PERMITTED.

CITY OF NEWPORT BEACH PARKING STANDARDS

BUILDING PLANS - LEVEL 5 A-2.4
N 0 s a0 60 90’
X - i' JOBNO:  DATE:

N gCAE "=30" ‘ 2017-165 02-12-19

STARBOARD REALTY PARTNERS, LLC

1301 Dove Street Suite 1080 Newport Beach, CA (949) 851 2020

ARCHITECTS ORANGE  szzemeeies

These plans shall not be reproduced o used without

144 NORTH ORANGE ST. ORANGE, CA 92866 (714) 639-9860  witor pomision by rchiccis orange.
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PARKING DIMENSIONS FOR STRUCTURES

NOTES:
1. MIN. CELING HEIGHTS:

ACCESSIBLE LEVELS:
NON ACCESSIBLE:
NO INTRUSIONS OF UTILTIES O FIXTURES PERMITTED WITHIN CLEARANCE HEIGHT REQUIREMENTS.

70

LEVEL 6 PARKING DISTRIBUTION:

RESIDENT STALLS: 0
RETAIL STALLS: 0

FREE OPEN STALLS: 99
(GUEST OR RESIDENT)

TOTAL: 99

PARKING STALL LEGEND:

RESDIENTIAL STALL
RETAIL STALL

OPEN PARKING FOR VISITOR / RESIDENT

KING — AT STRUCTURE

2. AMAXIMUM RAMP GRADE OF 5% WHEN PARKING ON THE RAMP IS PERMITTED.

CITY OF NEWPORT BEACH PARKING STANDARDS

SCALE: 1"=20"

BUILDING PLANS - LEVEL 6/ROOF PLAN

15" 30"

N Ao

V&Y%

60"

90'

N scale =30

JOB NO: DATE:
2017-165  02-12-19

A-2.5

STARBOARD REALTY PARTNERS, LLC

1301 Dove Street Suite 1080 Newport Beach, CA (949) 851 2020

ARCHITECTS ORANGE

144 NORTH ORANGE ST. ORANGE, CA 92866 (714) 639-9860

© 2017 Architects Orange

These plans are copyright protected. Under such

witen permission by Archiects Orange.
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NEWPORT CROSSINGS - NEWPORT BEACH, CA N
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MATERIAL/COLOR LEGEND

LIGHT SAND FINISH STUCCO

[Im]
ARCHITECTURAL METAL PANEL
STONE VENEER
L WOOD PLANK TILE
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z| CHTSAT | T ALUMINUM STOREFRONT

1. CORINTHIAN WAY iNORTHEASTl ELEVATION

NOTES: SITE DEVELOPMENT REVIEW WAIVER REQUESTED TO EXCEED 55'-0" LIMIT. MAX BUILDING HEIGHT
MAXIMUM HEIGHT OF AMENITY DECK IS 77'-0"
STRUCTURE EXCEEDS HEIGHT LIMIT SOLELY FOR BUILDING PARAPETS, MECH. EQIP., ETC.
ALL PORTIONS OF THE RESIDENTIAL LIVING AREAS ARE UNDER THE 55'-0" HEIGHT LIMIT
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2. SCOTT DRIVE (NORTHWEST) ELEVATION

NOTES: SITE DEVELOPMENT REVIEW WAIVER REQUESTED TO EXCEED 55-0" LIMIT. MAX BUILDING HEIGHT
MAXIMUM HEIGHT OF AMENITY DECK IS 77'-0"
STRUCTURE EXCEEDS HEIGHT LIMIT SOLELY FOR BUILDING PARAPETS, MECH. EQIP., ETC.
ALL PORTIONS OF THE RESIDENTIAL LIVING AREAS ARE UNDER THE 55™-0" HEIGHT LIMIT
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3. DOVE STREET (SOUTHWEST) ELEVATION

€
NOTES: SITE DEVELOPMENT REVIEW WAIVER REQUESTED TO EXCEED 55-0" LIMIT. MAX BUILDING HEIGHT N.TS. N
MAXIMUM HEIGHT OF AMENITY DECK IS 77'-0"
STRUCTURE EXCEEDS HEIGHT LIMIT SOLELY FOR BUILDING PARAPETS, MECH. EQIP., ETC. A_3

ALL PORTIONS OF THE RESIDENTIAL LIVING AREAS ARE UNDER THE 55'-0" HEIGHT LIMIT ’ C O N C E PT U A L B |_ D G E L EvATl O NS
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1301 Dove Street Suite 1080 Newport Beach, CA (949) 851-2020 144 NORTH ORANGE ST. ORANGE, CA 92866 (714) 639-9860




MATERIAL/COLOR LEGEND

LIGHT SAND FINISH STUCCO
ARCHITECTURAL METAL PANEL
STONE VENEER

WOOD PLANK TILE
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MAXIMUM HEIGHT OF AMENITY DECK IS 770
STRUCTURE EXCEEDS HEIGHT LIMIT SOLELY FOR BUILDING PARAPETS, MECH. EQIP., ETC.
ALL PORTIONS OF THE RESIDENTIAL LIVING AREAS ARE UNDER THE 55-0" HEIGHT LIMIT
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2. MARTINGALE WAY (EAST) ELEVATION

NOTES: SITE DEVELOPMENT REVIEW WAIVER REQUESTED TO EXCEED 55'-0" LIMIT. MAX BUILDING HEIGHT

MAXIMUM HEIGHT OF AMENITY DECK IS 77'-0"
STRUCTURE EXCEEDS HEIGHT LIMIT SOLELY FOR BUILDING PARAPETS, MECH. EQIP., ETC.
ALL PORTIONS OF THE RESIDENTIAL LIVING AREAS ARE UNDER THE 55'-0" HEIGHT LIMIT

NEWPORT CROSSINGS - NEWPORT BEACH, CA

e |
CONCEPTUAL BLDG. ELEVATIONS A-3.2

0 10 20 40 80'

JOB NO: DATE:
2017-165  02-12-19

SCALE: 1"=20'

STARBOARD REALTY PARTNERS, LLC

1301 Dove Street Suite 1080 Newport Beach, CA (949) 851-2020

ARCHITECTS ORANGE

144 NORTH ORANGE ST. ORANGE, CA 92866 (714) 639-9860

© 2017 Architects Orange
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1. AERIAL VIEW FROM CORINTHIAN WAY 2. VIEW FROM MARTINGALE WAY
LOOKING SOUTH LOOKING NORTH

3. VIEW AT CORINTHIAN WAY & SCOTT DRIVE 4. VIEW FROM DOVE ST. & SCOTT DRIVE

LOOKING SOUTHEAST LOOKING NORTHEAST
CONCEPTUAL RENDERINGS
NEWPORT CROSSINGS - NEWPORT BEACH, CA NOTTO SCALE G s
STARBOARD REALTY PARTNERS, LLC ARCHITECTS ORANGE
1301 Dove Street Suite 1080 Newport Beach, CA (949) 851-2020 144 NORTH ORANGE ST. ORANGE, CA 92866 (714) 639-9860



1. VIEW FROM DOVE STREET LOOKING WEST 2. VIEW OF RETAIL PLAZA AT CORINTHIAN WAY

3.  VIEW FROM MARTINGALE WAY LOOKING 4.  VIEW FROM PARK LOOKING NORTHWEST
WEST TOWARDS LEASING CENTER TOWARDS POOL COURTYARD
CONCEPTUAL RENDERINGS
NEWPORT CROSSINGS - NEWPORT BEACH, CA NOTTO SCALE JoLO: _oDaTE
STARBOARD REALTY PARTNERS, LLC ARCHITECTS ORANGE
1301 Dove Street Suite 1080 Newport Beach, CA (949) 851-2020 144 NORTH ORANGE ST. ORANGE, CA 92866 (714) 639-9860



(A Snowbound SW 7004

@ Exterior Plaster 20/30 @ Architectural Metal @ Architectural Metal @ Stone Veneer @ Wood Plank Tile

] Il

Archltecturol Acrylic Metal Cladded Awning
Ponel

Acier SW 9170

{color not shown on Elevation)

Aluminum Storefront Glass Railin:
© SeaSerpent SW7615 @ System @ g

“ NN

@ Metal Sur; Shade @ Horizontal Metal Slats @ Metal Trellis
NEWPORT CROSSINGS - NEWPORT BEACH, CA P
STARBOARD REALTY PARTNERS, LLC ARCHITECTS ORANGE
1301 Dove Street Suite 1080 Newport Beach, CA (949) 851-2020 144 North Orange St. Orange, CA 92866 (714) 639-9860



UNIT S1
STUDIO - 1 BATH
UNIT AREA: 587 SQ. FT.
PATIO/BALCONY: 62 SQ. FT.
STORAGE: 200 CU. FT.

UNIT A1
1BEDROOM - 1 BATH
UNIT AREA: 690 SQ. FT.

PATIO/BALCONY: 61 SQ. FT.

STORAGE: 200 CU. FT.

PRIVATE OPEN SPACE

UNIT A2
1 BEDROOM - 1 BATH
UNIT AREA: 730 SQ. FT.
PATIO/BALCONY: 64 SQ. FT.

PATIO/ BALC.
UNIT MM ar TOTAL S,
N 5 = T =
. S D 52 72 15 1,080
PATIOBALC. Al 61 ) 2,623
PATIO/BALCONY ATIOBALS. ]
y RSB T o 5 “ D oz
" A3 61 94 5734
/N A ) 12 756
; L oot LVINGDIING ] 8 79 5214
126 X 183" BI-ALT % 9 594
62 ) 4 252
BEDROOM B4 61 10 610
e are 85 7 15 1,065
L3058 86 ) 4 240
o 7 73 3 219
KITCHEN i TOTAL 350 21,459
o
A e
DINING

STORAGE: 200 CU. FT.

75 X827,
s e

LIVING
12417 X 16417

BEDROOM
18X 120"

DINING

[]

KITCHEN

KITCHEN

UNIT A3 UNIT A4
1 BEDROOM - 1 BATH 1 BEDROOM - 1 BATH
UNIT AREA: 764 SQ. FT. UNIT AREA: 828 SQ. FT.
PATIO/BALC: 61 SQ. FT. PATIO/BALC: 63 SQ. FT.
STORAGE: 200 CU. FT. STORAGE: 200 CU. FT.

CONCEPTUAL UNIT PLANS
4 3 16

NEWPORT CROSSINGS - NEWPORT BEACH, CA —_—— oo o

A-4.1

STARBOARD REALTY PARTNERS, LLC ARCHITECTS ORANGE

1301 Dove Street Suite 1080 Newport Beach, CA (949) 851 2020 144 NORTH ORANGE ST. ORANGE, CA 92866 (714) 639-9860

© 2017 Architects Orange
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UNIT B1
2 BEDROOM - 2 BATH
UNIT AREA: 1113 SQ. FT.
PATIO/BALCONY: 66 SQ. FT.
STORAGE: 200 CU. FT.

I

s s

=
// seproom
:fr‘<<-.wx|<‘. :

T
BEDROOM \|
M0 X116 |

1
[
\

UNIT B2
2 BEDROOM - 2 BATH
UNIT AREA: 1100 SQ. FT.
PATIO/BALC: 63 SQ. FT.

NEWPORT CROSSINGS - NEWPORT BEACH, CA

VING/DINING
26T 183 r
(lh [ -
BEDROOM \\
—J 11-6"X 116" N

| g

UNIT B1-ALT
2 BEDROOM - 2 BATH
UNIT AREA: 1075 SQ. FT.
PATIO/BALCONY: 66 SQ. FT.
STORAGE: 200 CU. FT.

\Y
" BEDROOM
116" xuu/

PATIO/ BALC

PRIVATE OPEN SPACI

MINIVUM a TOTAL S,
&2 4 868
72 15 1,080
61 43 2.623
64 48 3072
61 94 5734
&3 12 756
6 7 5214
66 9 594
& 4 252
61 10 410
7 15 1,065
6 4 240
73 B 219

350 21,459

UNIT B4
2 BEDROOM - 2 BATH
UNIT AREA: 1070 SQ. FT.
PATIO/BALC: 61 SQ.FT.
STORAGE: 200 CU. FT.

CONCEPTUAL UNIT PLANS
0 4 8' 16

SCALE: 3/16"=1'-0"

2017-165  02-12-19

STARBOARD REALTY PARTNERS, LLC

1301 Dove Street Suite 1080 Newport Beach, CA (949) 851 2020

ARCHITECTS ORANGE

144 NORTH ORANGE ST. ORANGE, CA 92866 (714) 639-9860




PATIOBALG.
1207 X620

KITCHEN

UNIT BS UNIT S2
2BDRM - 2 BATH STUDIO - 1 BATH
UNIT AREA: 916 SQ. FT. UNIT AREA: 626 SQ. FT.
PATIO/BALCONY: 71 SQ. FT. PATIO/BALCONY: 72 SQ. FT.
STORAGE: 200 CU. FT. STORAGE: 200 CU. FT.

BEDROOM
113X 1227

LIVING/DINING
182X 130"

a

BEDROOM
120° X 136"

UNIT B6
2 BEDROOM - 2 BATH
UNIT AREA: 1037 SQ. FT.

PATIO/BALCONY: 60 SQ. FT.

STORAGE: 226 CU. FT.

NEWPORT CROSSINGS - NEWPORT BEACH, CA

2 BEDROOM - 2 BATH
UNIT AREA: 1209 SQ. FT.
PATIO/BALCONY: 73 SQ. FT.
STORAGE: 218 CU. FT.

CONCEPTUAL UNIT PLANS
0 4 8' 16

JOB NO: DATE:

SCALE: 3/16"=1-0" 2017-165  02-12-19

PATIO/ BALC.

UNIT MNIVUM ary TOTAL S,
s1 6 14 863
2 72 15 1,080
Al 61 3 2.623
A2 64 8 3,072
A3 61 94 5734
At 6 12 756
81 sa 79 5214
BI-ALT sa g 594
B2 & 4 252
B4 61 10 610
85 7 15 1,065
85 & 4 240
o7 7 3 215
TOTAL 350 21,459

~

I'| PATIOBALCONY

ol TEXEZ

T BEDROOM
120X 130"
|
= LIVING
127 X 11-10°
KITCHEN
uTiTY

A-4.3
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BEARING TRUSS
VERIFY WITH 1

CANTILEVER TRUSS
ERIFY

17 MAX. GYPSUM CONCRETE OVER PLYWOOD FLOOR —————— /1 JAX. GYPSUM CONCRETE OVER PLIWOQD FLOXR SHEATHING. PROVIDE

SHEATHING - PROVIDE T IHERE UNDERLAYIENT NON HARD SURFACE AT: | HARD SURFACE AT: WHERE UNDERLAYMENT OCCURS AND TAPER TO CARPETED AREAS AS

OCCURS AND TAPER BEDROOM | KITCHEN RECURED BY AN

REGURED B WAAUFAGTURER WALKIN/ CLOSETS | ENTRY SUBFLOOR: 34" MIN. PLYWOOD
LIVING /DINING

SUBFLOOR: 34" MIN. PLYWOOD HALLWAY PROVIDE ACOUSTHMAT Il ACOUSTICAL

'UNDERLAYMENT AT ALL HARD SURFACE FLOORS.

HARD SURFACE T0 BE SELECTED BY OWNER

(GLASS FIBER SOUND BATTS IN EACH JOIST SPACE,
STAPLED TO JOISTS AT 12"0.C. - CONT. THROUGHOUT

20 0Z CARPET
OVER 112" THICK FOAM PAD.

518 TYPE X"

=

ACOUSTIC DUMB PAD z /
APPROVEDILISTED ELEC. BOX FOR —————/
INSTALL Y

54" GYPSUM BOARD PER REPORT
DASHED LINE INDICATES RESILIENT FURRING

ROOF TRUSSES BY OTHERS

INTERIOR CORRIDOR v UNITLIVING SPACE

, GYPSUM FLOOR

NG, TYP.

€D FLOOR / CEILING

‘CHANNELS PERPENDICULAR TO FLOOR JOISTS,

CARPET

1 GYPSUM CONCRETE TOPPING SUBSTITUTED FOR
/ FINISH FLOORING LAYER OF THE DOUBLE WOOD FLOOR

vE

TR
STRUCTURAL (MAX. 24" 0.C. PER REPORT)
j——————————— SPECIFIED TPOROOFING.

/ (MIN. 15/32" WD. STRUCT. PANEL

TAVOUTPER

ROOF SHEATHING PER STRUCTURAL
ER REPORT)

SUBSTITUTED FOR T 15792 WOOD STRUGTURAL PANELS WITH
EXTERIOR GLUE SUBFLOOR LAYER OF THE DOUBLE WOOD FLOOR.

/8" TYPE X GYPSUM WALLBOARD
(SUBSTITUTED FOR 12" TYPE X GYPSUM
\/ WALLBOARD). NAILED TO JOIST WITH 64"
7 COOLER OR WALLBOARD NALLS (SUBSTITUTED

e}
2
H
@
8
2
2

WALLEOARD NAILS, SEE ASTMC 514 ST G
547 OR ASTM F 1667.

1404x .58 GALV. MTL. STUD GAUGE & SPACING
ASREQUREDFORSPAN WKL /0, VRFY
WIMTL. STUD MANUF. CHART

LAYER OF 55" TYPE X GYPSUM BOARD

TOTABLE T214() OF THE CODE PER THE FOLLOWNG LISTINGS:
HACKER INDUSTRIES, IN(

PROPRIETARY GYPSUM BOARD

\ L THERMAL INSULATIG

COORI

RESILIANT FURRING CHANNEL SPACING

(1) LAYE

N PER MECH
DNATE NSTALATIONWITH AEPORT

RESILIANT FURRING CHANNELS AS.
ECIFIED AND PER REPORT

5" PROPRIETARY TYPE X" GYP. 80,

C3

' THE CONSIST OF ONE OF SEE DETAIL GADT. 1, FOR MORE INFORMATION FILLICC ER4147 23.1) UNTED STATES GYPSUM GONPANY %" "SHEETROCK' BRAND ‘FIRECODE C
AN CORORTON AP CRETE 1o E5R 510 41 CORE GYPSUMPANELS
SYSTEM#5 EMBLY TYPE: FLOOR / CEILINC DE DESCRIPTION: 2016 CBC 711 ASSEMBLY TYPE: ROOF / CEILING | CODE DESCRIPTION: 2016 CBC 711
15/32° THICK PL) 716" THIC PPANELS, MIN. GRADE *C-D" PL) PANEL ASS! OOR/C 6 | co Scf o 016 cBc
TOBE PERPENDICULAR TO JOISTS WITH JONTS STAGGERED. FIRE RATING: THOUR | MODIFICATIONS: FIRE RATING: THOUR | MODIFICATIONS:  OPTIONAL STUCCO FINISH
SETIPE XD 80 MIEVOF 17 ATCEUNG
FINISH FLOORING - FLOOF /4" THICKNESS OF FLOOR' MIN. OF 1200 PSI. MIXTURE SHALL CONSIST OF 4 TO 7 GAL LISTING: 2016 CBC, 721.1(3) 1314 4" MIN. PLYI LISTING: GYP. ASSOC# RC 2604
RO Fais R b 145 LS U T OF S STC/IiC RATING: NOT REQUIRED | INLIEU OF DOUBLE WOOD FLOOR STC/IlC RATING: NOT REQUIRED

\PID FLOOR SYSTEMS - TYPE RF, RFP, RFU, RFR, ORTECRETE

2 10, SPACED 161N, OC AND EFFECTIVELY Fi WITHLOCAL CODES,
5.CROSS BRIDGING -MIN 1BY 3 . OR MN2BY 1), SOLID BLOCKING.

3A HORIZONTAL JOIST BAY AS CEL . WHEN CELL WooD28Y 41N

4 cew NOM AREASHALL BE 168.5Q I HALL BE 121N, WIDE BY 16.12IN.LONG. MAX HEIGHT OF DAPER SHALL BE 8.3 N, AGGREGATE DANPER OPENINGS SHALL
norec PER 100 SQFT OF CEILINGAREA THTHE THE DAVPER. A STEELGRILLE (TEM 50 SHALL BE

PARALLEL FRAMING

;;;;; 000K ‘\ |

XAM\LUU

)

SERESAK

DLX: (DAMPERS & LOUVERS EXPRESS) - MODELS CRD.S HC, CRDRHC, - MODELS CD-SRHC, CO-RD-HC, GREENHECK FAN CORP. - NODEL CRE-1W.
MET

1-HR INTERIOR CORRIDOR FLR/CLG ’ 4

1-HR DWELLING UNIT/DECK ROOF/CLG

ATED CORRIDOR
AL, STAGGERED
INTERIOR CORRIDOR UNIT LIVING SPACE
R e Fee —INTERIOR WALL TO

FLOOR / CEILIN
YPICAL

PERPENDICULAR FRAMING

7

19000004
) AA LA

SOUND INSULATION; SEE_ENERGY
REPORT FOR REQUIRED BUILDING
INSULATION.

\/

X
e

\/\/

e
|

I

ATED CORRIDOR WALE—4—)
TAGGERED -

STAGE

INTERIOR CORRIDOR UNITLIVING SPACE

T2

et SHEATHING MAY OCCUR
|

<
- ——SET SILL PLATE ON (3)
CONTINUOUS BEADS OF
LANT
<4 < B
4a 7

2" HARD ROCK CONCRETE OVER
DRAINAGE MATT OVER
WATERPROOF MEMBRANE

EXTERIOR GRADE SUBFLOORING

ROOF SHEATHING

ROOF TRUSSES PER

1-HR FIRE PARTITION @ INTERIOR CORRIDOR|15

NEWPORT CROSSINGS

EHPRICE W, % REQUIREMENTS
ROPOLITAN AR TECHNGLOGY - NODE, . SRAC, HCAMFG NG MOOELS CO-SF-HC. CO.ROC, RUSKIN CO - NOOEL CFOT. UNTED ENERTEGH GORP MODELS CSRACHA), CROHCAA)
5.BATTS AND BLANKETS (OPTIONAL) - NOM 48 BY 16 BY 3 IN. THICKNESS OF GLAS T SPACED 12IN OC, BATT INSULATION
. KNAUF 5 INSTALLED PER REPORT
oz SLOPED DECK FRAMING (16" O.C. x|z
6 RESILIENT NELS, 1ISG ALV, STEEL AND SHAPED AS SHOWN, SPACED 24 IN. RTO JOISTS, PPED 12 . AT 3. MAX,) RIPPED OR BACK-CUT PE 3z
TOEACHJOIST WITHONE 1-4 N LONGNO 7 KODITONAL RESILENT T0 CoNCIE ) ADDITIONAL CHANELS | $ 3 STRUGTURAL PLANS. SEE TABLE 23
3 B
SHALL EXTEND MIN 3 IN. BEYOND EACH SIDE EDGE OF BOARD. g ANDITEN N LISTED BELOW FOR 2 ) s GENERIC TYPE
7 THICK, 48 . . R TO RESILIENT CHANNEL J0ISTS, GYPSUM BOARD (USE
WITH 1IN LONG NO. 7 TYPE S BUGLE 121N.0C. END JOINTS OF Y FASTED TO ADDITIONAL RESILIENT END JOINT LOCATIONS. u
94400 81N FROM SIDE AND END JONTS, RESPECTIVELY N EX
~TYPEG, CGCING. - TYPE G, IP-X2, PC-AR, GEORGIA-PACIFIC GYPSUMLLC - TYPES 5, DAPC, X
wPEstGFcc LorCOn ATIONKL GYPSOM CO TYPES, £ FS1LC \ STUCCO O/ EXPANDED
"PANEL REY SA- TYPE PRC, TYPES C, IP X2, PG AR, ~TYPES C, P2, IPCAR 12" MINIMUM TYPE X GYPSUM METAL LATH O/ BUILDING
SHEATHING PAPER OCCURS AT
. . JOINT COMPOUND, APPLIED IN TWO (2) COATS T NOMINAL 2 IN.WIDE PAPER. w EXTERIOR CONDITION
OVER ALL JOINTS. AS AN ALTERNATE, NOMINAL 5% IN. THICK VENEER PLASTER MAY BE APPLIED TO THE ENTIRE SURFACE OF GYPSUM BOARD. REFER TO FACADE PLANS
2016 CBC TABLE 721.1(3) NOTES: FOR LOCATIONS.
9, GRILLE - STEEL GRILLE, INSTALLED N THE INSTALL TTEM N 1314 1. MODIFICATIONS:
YeTEM TYPE ENeRIC  HARD ROCK CONCRETE SYSTEM REFERENCENO.  GAFILENO.RC2602 | NOTES:
0 . nor TESTNG FIRERESISTANCE RATING { HOUR FIRE TOPPING IN LIEU OF SECOND | | ~ SYSTEM TYPE GENERIC 1. STUCCO OR OTHER FINISH
Sou NOT REQUIRED LAYER (3e° PLYWOOR) OF FIRE-RESISTANCE RATING 1 HOUR FIRE MAY OCCUR AT EXTERIOR
ASSEMBLY TYPE FLOOR CEILING | CODE DESCRIPTION: 0 DOUBLE WOOD FLOOR OUND TEST NOT REQUIRED 2. SEE GA600-06, "GENERAL
FRE RATING 1 HOUR | MODIFCATIONS i <50 wore 2 FEFERTODETAL 11041 AOOTIONAL MFORUATION
LSTNG 2072 UL O, Ls16 IALL READ AND BE FAMILIAR WITH FOR DECK VENTS CONTRACTOR SHALL READ AND BE FAMILIAR WITH
CONTRAGTOR TO PROVIDE THE PRESCRIPTIVE DETAILS OF THE FIRE ASSEMBLY THE GA FILE AND RELATED REPORTS LISTED PRIOR
STG/IIC RATING: 50 MINIMUM ESTING LISTED PRIOR TO ASSEMBLY INSTALLATION TO ASSEMBLY INSTALLATION.
. 16 0.C. ; 718" CEMENT SLASTER *
516" GYPSUM TYPE X WALLBOARD / ———— SHEAR PANEL WHERE OCCURS
INTERIOR EXTERIOR /
_—{1)2x4 WOOD STUD 16" O.C.
STAGGERED 8" 0.C. FROM OPPOSITE
SIDE
= ]
o [ @) uarer s Tvee x cresum
A O]
NTERIOR WTERIOR "———{(3)SOUND INSULATION; SEE ENERGY
REPORT FOR REQUIRED BUILDING
INSULATION.
FIRE RATED - GYPSUM WALLBOARD, WOOD STUDS SOUND RATED - GYPSUM WALLBOARD, WOOD STUDS
ONE LAYER 5/8" TYPE X GYPSUM WALLBOARD OR GYPSUM VENEER BASE APPLIED 1. 244 STUDS SPACED 16" O.C. AND STAGGERED & O.C. ON 2:6 PLATES.
PARALLEL OR AT RIGHT ANGLES TO EACH SIDE OF 2x4 WOOD STUDS 16" 0.C. 2.1/2" GYPSUM BOARD SCREWED 12" O.C.
STAGGERED &" 0.C. ON 216 WOOD PLATES WITH 6d COATED NAILS, 1-7/8" LONG, 0.0915" 3.3-1/2" THICK SOUND ATTENUATION BLANKETS IN BOTH STUD CAVITIES.
SHANK, 1/4" HEADS, 7" O.C.
JOINTS STAGGERED 24" ON OPPOSITE SIDES. HORIZONTAL BRACING REQUIRED AT
MID-HEIGHT. (LOAD-BEARING)
24 WO3DSTUDS 10 G WITH ATEXTERIOR, USE 2016 CBO TABLE 721.1) TEN 1515 7" CEMENT PLASTER (VEASURED Fiom
FAGE OF STUDS) ON THE EXTERIOR SURFACE WITH INTERIOR SURFACE TREATMENT AS REGUIRED FOR INTERIOR WOOD STUD
FARTITIONS N THIS TABLE. FLASTER 4K 14 FOR SCRATON COAT AND 15 FOR BROUN COAT Y VOLUVE. CEMENT 10 SAND.
LISTING: | FIRE RATING: | THICKNESS: 734 LISTING: SOUND | LABORATORY: ‘GEIGER AND HAMME
ANG. | amm | APPROX WEGHT:  8PSF N IEoRN! SATING | TESTNO: oc5FC
GA NO. 1-HR. FIRE TEST: ULR13194, -6, 6-17-52{ CALIFORNIA RATING YEAR 1972
WP 3380 ULR271739,120.66; |  OFFICE OF 51STC FREQUENCIES TESTED:  16F
UL R3501-52, 3-15-66; DATA SOURCE: OWENS/CORNING
UL pesion usos; | NOISE CONTROL FIBERGLASS
2016 CBC ULC DESIGN Waor:
Ra024, 10-31-¢
TABLE 721.1(2) SOUND TEST: NRCC TL93-254, SECTION NO.:
1513 RCR761, 398 1231456
S /\ 5 . ]
0 4 16
JOB NO DATE!

NEWPORT BEACH, CA

SCALE: 3/16"=1'-0"

2017-165  02-12-19
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ROOFING AND CRICKETS ———
PER ROOF PLANS. \

RATED ROOF / CEILING
ASSEMBLY

e

A

2HOUR
ASSEMBLY

TABLE AND ITEM NO.
FOR MINIMUM REQUIREMENTS

FLOOR FRAMING (16" 0.C. MAX.)
PER STRUCTURAL PLANS. SEE

PARAPET FLASHING PER

ROOF DETAILS

PARAPET,

NON-HARDENING CAULK, TYP.

FIRE-RESISTANT

AIRSPACE
b4 ~ PERPLAN

RATED PARAPET NOT 3
REQUIRED PER CBC 705.11
EXCEPTION #6.

— RoOF MEMERANE

FIRE-RETARDANT-TREATED WOOD
RAMING PER STRUCTURAL - SEE TABLE
FOR

= SHEAR PANEL MAY OCCUR - SEE
b STRUCTURAL PLANS

L=
=

1

TYPICAL AT SLAB

2

2-HR FIRE BARRIER

2-HR EXIT PASSAGEWAY

2-HR EXTERIOR WALL ASSEMBLY

|6

NEWPORT CROSSINGS - NEWPORT BEACH, CA

DETAILS
0 4

SCALE: 3/16"=1'-0"

A-5.2

16'

JOB NO DATE:
2017-165  02-12-19

2
i
#
2
2
H
g
z
I} THERMAL INSULATION AS REQUIRED -
H SEE ENERGY REPORT
CONTINUE TYPE X' EXTERIOR . &
1 LAYER 516" TYPE X GYPSUM GYPSUM SHEATHING TO TOP 3
BOARD OVER 7/8" HAT SHAPED OF PARAPET TO MAINTAIN A A s LAYERS 5/8" TYPE X' GYPSUM BOARD
RIGID FURRING CHANNEL OVER 3 SMOOTHWALL E
R LAYERS 5/6" TYPE X' GYPSUM ] 2LAYERS 5/6° TYPE X' GYPSUM BOARD -
R BOARD 2 USE 2 LAYERS S/6° TYPE X' GYPSUM
sy 1 s H 2g SHEATHING AT EXTERIOR CONDITION
< ] 7 ox|5F g « 5% -
= B g g3
— SYSTEMREFERENCENO.  GAFILE NO. FC 5725 3 38 3 38t 2016 0BC TABLE 721 1(2; NOTES:
== CrOESIR NG, Lss | N CEIING PROVIDES TWOHOUR| | ROOF TRUSSES gz & 283 | o 1516 T SRE DETAILS 4 AND 11AD1.4
— JR— ceNerIc FIRE RESISTANCE FOR WOOD : 8% 8% GENERI SHADED AREA INDICATES
g g
= FRAMING FIRERESSTANCE RATING 2 HOUR FIRE FIRE-RETARTDANT TREATED
. FIRE-RESISTANCE RATING 2 HOUR FRE
R (7 el R e o : — SOUND TEST NA (FRT) EXTERIOR WALL
. FRAMING, HEADERS.
(CONNECTIONS BETWEEN — ¥ SHEATHING, STUDS, PLATES,
HORIZONTAL AND (= NOTE: 2 HOUR FIRE RETARDANT NOTE BLOCKING, ETC, - TVPICAL
VERTICAL SPACES AND = CONTRACTOR SHALL READ AND BE FAMLIAR WITH TREATED EXTERIOR BEARING ¥ g HALL READ AND BE FAMILIAR WITH d
AT10 MAX VERTICAL AND = DETAILS OF THE FIRE ASSEMBLY WALL ASSEMBLY STOPS AT THE PRESCRIPTIVE DETAILS OF THE FIRE ASSEMBLY
HORIZONTAL, TP, — LISTED PRIOR TO ASSEMBLY INSTALLATION THE PLATE LINE. LISTED PRIOR TO ASSEMBLY INSTALLATION
~\/ 1
=7/T=0" —eicomonsox 2-HR FLOOR CEILING ASSEMBLY 10| ,uoumere rermonr e d 2-HR EXTERIOR WALL ASSEMBLY
' e 1
< TREATED EXTERIOR BEARING
= 4 e et \ PARALLEL ‘ PERPENDICULAR
1-HR = I "
FLOOR/CEILING, TYP. - 4
FRAMING PER STRUGTURAL - SEE TABLE
EXTERIOR UNIT AND ITEM NO. LISTED BELOW FOR
== —_— MINIMUM REQUREMENTS
FULL DEPTH RIN BEAM / N i
2HOUR FIRE RETARDANT : {— FIRE RETARDANT TREATED 3
TREATED EXTERIOR BEARING B 8 SHEATHING S AR SOCUR - SEE
SOLID BLOCKING AT WALL WALL ASSEMBLY. 4
INTERSECTION, TYP. FRAMING ) 1 THREE-COAT
s/ FIRE RETARDANT TREATED ] URTE OVER SULONG PAPER
< EXTERIOR BEARING WALL - r | JARDAN AT -
INTERIOR CORRIDOR UNIT LIVING SPACE R B AL R R e THERMAL INSULATION AS REQUIRED
- PLATES, BLOCKING, RIM FIRST JOIST BEYOND WALL GYP. BD. TO EXTEND TO THE 'SEE ENERGY REPORT
INSULATION PER ENERGY . ) PLATES, BLOCIING, ST | unoesioE oF sro. s
ANDNOISE REFORTS, TYP 24 RATED FLOOR T WL TorooR CoNTINUE (2 avers s ————_| LS LAYERS 55" TYPE X GYPSUI B0ARO
CELNG JONT IS ] TYPE X GYP. BD. AT
INTERIOR TYP. TO FLOOR = 1 LAYERS 578" TYPE X GYPSUM BOARD -
L AT o ¢ = uarmsan e x ey
[ \f 2> Se b SHEATHING AT EXTERIOR CONDITION
TREATED A AD FLOOR \ . gBe {1 = i
N : H
2.HOUR RATED \/ SHEATHING : | Ilgs Iigp 2016 CBC TABLE 721.1(2) NOTES:
FIRE BARRIER, TYP. L) | " PARALLEL : \ 8% 8 TEM N 1516 1. SEEDETAILS 4 AND 11/AD1.4
A A Ky 2(NALER ) 2 @ SYSTEM TYPE GENERIC SHADED AREA INDICATES
— FRAMING Y FREACOUSTIORL SR = ERATING 2 HOUR FIRE FIRE-RETARTDANT TREATED
UNIT LIVING SPACE { AN SOUND TEST NiA
[\/ VYYAR [ unicesospexeie rrestor 1 e HeAoere -t
b SEALANT OR APPROVED EQUIVALENT ] e ENTNG SUbS PLATES,
+HR RATED——) pav i T e ] PARALLEL PERPENDICULAR CONTRACTOR SHALL READ AND BE FAMILIAR WITH BLOCKING, ETC. - TYPICAL
FLOOR/CEILING, JOINT ISOLATION, WALL TO CEILING e :TAILS OF THE FIRE ASSEMBLY
v, JOINT ISOLATION, HOLD BACK GYPSUM LISTED PRIOR TO ASSEMBLY INSTALLATION
WALLBOARD 1/4* AND FILL WITH
— FIREIACOUSTICAL SEALANT AT
D ALL HORIZ (SHOWN) XD . C 2-HR EXTERIOR WALL ASSEMBLY
r VERTICAL INTERSECTING WALLS
(|| earantec | NON-RATED DROPPED SOFFIT DROPPED CLG OR SOFFIT
[ Framing WHERE OCCURS, TYPICAL METAL FRAMED WITH GYP. BD.
[l WHERE OCCURS PER PLAN
! TWO-HOUR RATED 2 HOUR FIRE RETARDANT
= FIRE BARRIER/ TREATED EXTERIOR BEARING
= = WALLTOFLOOR CORRIDOR WA WALL ASSEMBLY.
) || sewsetmon Ben SetoeTaL earrsuaTonATuTwAL | | UNIT
— = . 4R H/AD1 6 WHEN PER ENERGY CALCULATIONS
— = WALL IS SINGLE STUD
= =3 L ORDOUBLE EXTERIOR
- =< -
P~ = EXIT PASSAGEWAY/ L
— = INTERIOR CORRIDOR UNIT LG spAce ACOUSTICAL SEALANT
NON-RATED - »
btk = =it s sen renieco
f SHEATHING MAY OCCUR
== SCREED & CONTROL =
y = SETP.T. SILL PLATES ON (3) A~ PENETRATIONS AT SO R
) HARDENING CAULK, TYPICAL SHEET AD1.12- AD1.13 -
| g
SET PRESSURE = SECONDARY POUR AT PR .
SILL PLATES ON (3 =S \_METALLIC PIPE CORRIDOR, TYPICAL p :
CCONTINUOUS BEADS OF i PENETRATION AT a

STARBOARD REALTY PARTNERS, LLC

1301 Dove Street Suite 1080 Newport Beach, CA (949) 851 2020

plans a
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FIRE RETARDANT TREATED
ROOF PLYWOOD AT HIGH
ROOF

FIRE RETARDANT TREATED

ROOF PLYWOGD AT HIGH
ROOF
ROOF PROTECTION

NO PENETRATIONS AL

1 HR. ROOF CEILING ASSEMBLY

MANUF. ROOF TRUSSES BY OTHERS

END TRUSSES BY OTHERS

INSULATION PER TITLE 24 CALCS

E FIRI

TYP.

1004
|00

DEITRICH BREAKAWAY ALUMINUM ANGLE CLIPS FASTENED
TO UNDERSIDE OF PLATE PER MFR. REQ'TS.

%" TVPE "X" GYP. BD. O/ 1%" x 20 GA METAL CEILING JOISTS @
2

ACHIEVE HORIZONTAL FIREBLOCKING, 10 FT. O.C. UTILIZING -
TIGHT FIT WALL INSULATION.

. . C

-
-
&

3 HOUR FIRE WALL RUN FROM TOP OF FIRST FLOOR FINISH
FLOOR TO UNDERSIDE OF ROOF/CEILING SHEATHING.

ROOF/C!

PROVIDE 2X CONT. BLOCKING (REFER TO STRUCTURAL

INTERSECTION

DETAILS FOR BOUNDARY NAILING

2x CONTINUOUS NAILER —

SOLID RIM JOIST

DEITRICH BREAKAWAY ALUMINUM ANGLE CLIPS FASTENED
TO UNDERSIDE OF PLATE PER MANUFACTURERS REQ'TS.
(SEE ENLARGED AXONOMETRIC AT RIGHT)

METAL CEILING JOIST WHERE OCCURS

\NDICULAR

1999988
) \,Z/Lk)\)

RUN 3-HOUR WALL ASSEMBLY TO BOTTOM OF FLOOR
SHEATHING- CONTINUE 3-HOUR WALL ABOVE SHEATHING UP
TO BOTTOM OF ROOF SHEATHING.

FLOOR/CEILING INTERSECTION

H BUILT-UP

3 HOUR FIRE WALL, RUN FROM TOP OF FLOOR TO
UNDERSIDE OF CEILING/ROOF SHEATHING

ACHIEVE HORIZONTAL FIREBLOCKING, 10 FT. O.C. UTILIZING

TIGHT FIT WALL INSULATION.
2x WOOD FRAMING PER STRUCTURAL PLANS

5/8" TYPE "X" GYP. BOARD

BATT FIBERGLASS INSULATION

UNIT

DEITRICH BREAKAWAY ALUMINUM ANGLE CLIPS FASTENED
TO PLATE PER MANUFACTURERS REQUIREMENTS

ACOUSTICAL SEALANT
CONC. SLAB - SEE STRUCTURAL PLAN 4)
C-CHANNEL RUNNER TOP AND BOTTOM -1-5/8" WIDE BY 1-1/4"
DEEP, FABRICATED FROM NO. 25 MSG GALVANIZED STEEL.
ATTACHED TO FLOOR AND CEILING WITH FASTENERS
SPACED AT 24" O.C.

TYPICAL SLAB / FOOTINGS

UNPROTECTED OPENINGS

UNPROTECTED OPENINGS,

ALLOWED PER CBC
'SECTION 706.5.1, EXCEP. #1

ALLOWE

ER CBC

LLOWED PER CBH
O'IMIN. | SECTION 706.5.1, EXCEP. #1

1LAYER OF 518" TYPE X' DENS GLASS

UNPROTECTED OPENINGS

'AS ALLOWED PER CBC SECTION 705.8
REFER m SHEETS A4 & ALS

LL - FINISH PER

'STOP AT FIRE WALL ASSEMBLY EDGES OR |

EXTERIOR FURR WALL - FINISH PER
EXTERIOR ELEVATION

EXTEND FIRE WALL THROUGH

2HR. EXTERIOR
WALL - FINISH
PER EXTERIOR
ELEVATION

CONCEALED SPACE TO EXTERIOR

[~ 2HR. EXTERIOR WALL - FINISH PER
EXTERIOR ELEVATION

TYPICAL 3HOUR
FIRE WALL: »

EXTERIOR ELEVATION
— EXTEND SECOND LAYER OF GYP
BOARD TO NEARESTIADJACENT
INTERIOR WALL
1 LAYER OF 58" TYPE X DENS GLASS
” FIREGUARD (NON COMBUSTIBLE) - MAY
2 'STOP AT FIRE WALL ASSEMBLY EDGES OR
<= MAY EXTEND PAST FIRESTOPPING
2 2HR. EXTERIOR WALL - FINISH PER
S EXTERIOR ELEVATION
BN
K
g |
P _—
2 {
H 1
&
=
g
3
z

3-HR FIREWALL TERMINATION

|4

3-HR FIREWALL TERMINATION 1

WINDOW PER PLAN

2 LAYERS 5/8° TYPE X' GYPSUM
BOARD

-HR. WALL -
FINISH PER EXTERIOR ELEVATION

1 LAYER OF /8" TYPE X' DENS
‘GLASS FIREGUARD (NON
COMBUSTIBLE) - MAY STOP AT FIRE
WALL ASSEMBLY EDGES OR MAY
EXTEND PAST WIRETAPPING

UNPROTECTED OPENINGS ALLOWED

T
FARK
OO

LOT-LINE

PER CBC SECTION 706.5.1, EXCEP. #1
e y S—

z
S IMAGINARY

T
WYY

”]

0T

1

&
S
&

TYPICAL 3-HOUR FIRE WALL

UNPROTECTED OPENIN{
PER CBC SECTION 70¢

3-HR FIREWALL TERMINATION 2

THOUR WALL
SEEDETAL 164918

" MINERAL FIBER INSULATION

/2" THICK BATT INSULATION

" STEEL "H' STUDS WITH 2" STEEL
FLOOR AND CEILING RUNNERS.

\TTACHVENT CLIPS PER
MANUFACTURERS REQUIREMENTS

LAYERS 1" X 24"
TYPE X' GYPSUM PANEL - INSTALL
PER LISTED REPORTS AND

MANUFACTURER'S INSTRUCTIONS

" TYP X' GYPSUM BOARD

Ry

" MINERAL FIBER INSULATION

" STEEL *H' STUDS WITH 2" STEEL
FLOOR AND CEILING RUNNERS

2UAYERS ¢
2o vrsom PANEL: INSTALL

PERLISTED REPORTS

TANUFAGTURERS INSTRUCTIONS

AIRSPACE t
PER PLAN

aspace |
v
SYoTew ReFERencE NS, GA e Asw 00 | Nore SYSTEN REFERENGE RO, GAPLE o Asw 2o | More:
SYoreN v Shor P SSTeN e e
BRRTINCE RATG  SHOUR PR b S onen | || PRERESSTANCERATNG  SSGURPRE b S e
ot et St Sou SRR OARTRY ores: FoR SXRSARToR HoTes FoR
S oD wromiATon oo wromTon

TL88-350

CONTRACTOR SHALL READ AND BE FAMILIAR WITH
TEST REPORT AND RELATED SOUND AND FIRE TEST
REPORTS LISTED PRIOR TO INSTALLATION,

. STC VALUE BASED ON GA¥
ASW 1000 AS MODIFIED:

NOTE.

o Ao W ERAL oo
INCRS P. BD. FROM 172 TO
- TP X WALL BOARD

SHALL READ AND BE FAMILIAR WITH
TEST REPORT AND RELATED SOUND AND FIRE TEST
REPORTS LISTED PRIOR TO INSTALLATION.

3-HR FIREWALL ASSEMBLY

3-HR FIREWALL ASSEMBLY

|6

3-HR FIREWALL ASSEMBLY

NEWPORT CROSSINGS - NEWPORT BEACH, CA

DETAILS
0 4 8'

SCALE: 3/1¢"=1'-0
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ENLARGED GROUND LEVEL PATIOS

RETAIL PLAZA
W o see enlargement sheet L4
- TYP. ALL SIDES N = \\
; & SoanlS e = ———
— EXISTING CANARY ISLAND PINE (5 TOTAL)
 protect-in-place
ENTRY DRIVE

o enhanced paving

ROOFTOP TERRACE at LEVEL 7
o see enlargement sheet L.b

EXISTING STONE PINE (7 TOTAL)
o protect-in-place

ENTERTAINMENT COURTYARD
o firepit on turf ‘rug’

o overhead festival lighting
o barbecue counter
o dining terrace
o enlarged private patios

LEASING PLAZA and ENTRY DRIVE
 enhanced paving

* matching height palms
 project signage

| i ® pottery
| ‘.\ -\
L
VIEW DECK at LEVEL &
=1 o outdoor kitchen
e * lounge chairs
ey o fireplace
= o pottery
THE LOUNGE =
« lounge cabana with firepit >
o communal tables '.:‘
 harbecue counter |
o enlarged private patios -
_
POOL COURTYARD
1/2 ACRE COMMUNITY PARK

o see enlargement sheet 1.3

o see enlargement sheet 1.3

|

1 Unu

¢ e |
NEWPORT CROSSINGS
NEWPORT BEACH, CA

Y PARTNERS, LLC
1301 Dove Street Suite 1080 Newport Beach, CA (949) 851-2020

JOB NO: DATE:
17-165 02-12-19

SCALE: 1" =10’ [an

CONCEPTUAL LANDSCAPE PLAN I_ ]



ALL PLANTS ARE CALIPC NONANVASIVE and WUCOLS MEDIUMLOW WATER
CONSUMPTIVE (REGION 3 - SOUTH COASTAL) VARIETIES FOR THEIR PROPOSED
GROWING CONDITIONS,

THESE PLANTS ARE WATER CONSERVING and USED FOR THEIR DEEP ROOT SYSTEMS
WHICH STABILIZES SOIL and MINIMIZES EROSION IMPACTS.

PLANTS ARE CALIPC NON-NVASIVE and WUCOLS MEDIUMLOW WATES
CONSUMPTIVE (REGION 3 - SOUTH COASTAL) VARIETIES FOR THEIR PROPOSED
GROWING CONDITIONS.

THESE PLANTS ARE WATER CONSERVING and USED FOR THEIR DEEP ROOT SYSTEMS
WHICH STABILIZES SOIL and MINIMIZES EROSION IMPACTS.

LANDSCAPE MAINTENANCE NOTE:

'ALLLANDSCAPING TO BE MAINTAINED BY HOTEL MANAGEMENT COMPANY.

LIMITED USE AREA (Line of Sight) NOTE:

SOTANCAL NAVE ComoN NaE sz | wcos SOTANCAL NAVE couvonnaE [ sz [ woos
m 70 GE TRINNED T0F
TREES: SHRUBS: AL RE/ 24" Hi
ACACIA PURPUREA E— | IRRIGATION HYDROZONE 4:
andcae Seck-Counyrs) S LOW WATER CONSERVING PLANTING AREAS (Parking Lot): LANDSCAPE DOCUMENTATION NOTE:
ECHEVERI GLAUCA Hens & cHcKs e won A ANDSCAPE DOCUNENTATION PACKAGE BY THE PROIECT APPLICANT 1S REQURED T0 BE SUBNITIED
AGONIS FLEXUOSA . O THE GITY OF NEVWPORT BEACH PURSUANT TO SECTION 21 OF THE WATER EFFICENCY ORDNANGE
(Landscape Setback - Bidg.peineter) o Lo e ECHEVERIA PEACOCKI! PEACOCK ECHEVERIA SGAL Low STANDARDS.
AOIUM ARBOREIM SCMARZORF AU SGAL tow LANDSCAPE PLANS AND WATER USE CALCULATIONS PREPARED BY A PROFESSIONAL LICENSED
ARBUTUS xMARINA HYRDSTRAVGERRY | 26'60K | MEDIN HGAVE AVERICANA CENTURY PLANT TseA Lon LANDSCAPE ARCHITECT IN THE STATE OF CALFORNIA
andscape Setback - Courtyards - Par - Trunk " 3
(Landscape Setback - Courtyards - Park) Mult-Trunk ALOE STRIATA: (CORAL ALOE 5GAL Low m?ﬁg“&‘:\:ﬁsﬁf#
[ — fE— oASRION VHEELERI oeseRr sroon 5oL Low
380K
il AT e HESFERALOE PARVFLORA REDYUCCA SGAL | VERYLOW WATER EFFICIENT LANDSCAPING NOTE:
[—— CAMRORTREE FETEROUELES ARGLTIFOLA b Tost il THE FOLLOWING MEASURES WILL BE INCORPORATED INTO THE PROJECT TO CONSERVE
ot N Bty %80x | ueown KALANCHOE BEHARENSS FeLTPLNT 5oL Low WATER
PINK MUHLY 5GAL Low 1 THE IRRIGATION SYSTEM SHALL MEET THE REQUIREMENTS OF THE CITY OF
JACARANDA ACUTIFOLIA NEWPORT BEACH LANDSCAPE GUIDELINES FOR WATER EFFICIENT LANDSCAPES.
gt p— — - SENECIONANDRALSCAE senecio e Low
WESTRINGIA FLORBUNDA COAST ROSEMARY so Low 2. THE ESTIMATED APPLIED WATER USE ALLOWED FOR THE LANDSCAPE AREA SHALL
NOT EXCEED THE MAWA CALCULATION.
LYONOTHAVNUS F. ASLENIFOLIUS FERNLEAF CATALINA weox | ow IRRIGATION HYDROZONE 3:
(Park- Bidg. perimeter) Tx’:ﬁgﬂw MEDIUM / LOW TRANSITION PLANTING AREAS (Building Perimeter):
AEONUM URBICUM SALADBOWL Ao son Lon POOL, SPA and FOUNTAIN NOTES:
,
MAGNOLA G, LTTLE GBI MAGNOLA 280X | MEDUM
(Landscape Setback - Coutyards) Low Branch ALOERANS TREEMLOE 280X Low 1. POOL AND SPAWILL UTILIZE RECIRCULATING WATER SYSTEM EQUIPMENT AND BE
ALOE STRIATA (CORAL ALOE 5GAL Low 'CONCEALED IN A VAULT IN THE LANDSCAPE AREA.
taos ok Gt P ot oy | v ARBITUSCONPACTE, DWIRESTIARBERRY” | 6L Lo 2. THE SURFACE AREA OF THE POOLS AND SPAS IS INCLUDED IN THE "HIGH" WATER
son Low USE HYDROZONE AREA OF THE WATER BUDGET CALCULATION
JETHOSDEROS EXCELSA [ - — CALUSTEMON'LTILE JOHN OWARFCALUISTENON | SGAL Low
(Park-Couyrds - Rt Plaza) Siancas CAREKDVULSA BERKELEY SEDGE so | weouw cl
I Y of NEWPORT BEACH NOTES:
ELEPHANTINUM son Low
OLEA'SWANHILL' g 1 THE GENERAL SERVICES DIVISION OF MOD WILL REVIEW THE CITY STREET TREES
aemm . rumessauve 380K | MEDUM OWELLAREVOLUTA e Rev sen Low e CrASRAL SERVICES DI/SION
DRAGON TREE 280K Low
PHOENXDACTYLFERA MEDIODL o — JH—— AMASFESCUE v | 10w 2 AL TREES PLAYTED N THE ROW. SHAL BE A MINWUM 35 BOX AL TREES |
(LoasngPa -V E
e romir FESTUCA OVIVA GLAUCA BLUE FESCUE s Low
LOMANDRA LONGIFOLIA BREEZE" SPINVHEADED 5GAL. MEDIUM
oo Low by o0k | Low yarRu 3. ROOF GARDENS AND LANDSCAPE ROOFS SHALL COMPLY WITH THE
(Landscape Sesac LowBranchn il
o) 2 RSP rosTATS T So i REQUIREMENTS OF THE CALFORNIA BUILDING CODE (CBC) AND THE CFC.
SALVACLEVELANDI CABLUE SAGE s Low
PINUS TORREYANA TORREY PINE i
o b TEUCRIUM CHAVAEDRYS GERUANDER o Low
IRRIGATION HYDROZONE 2:
" 280X | Low MEDIUM / LOW ENHANCED SHRUBS (Entry Drive & Pool Courtyard):
Sakehomran 'AGAVE ATTENUATA 'NOVA' FOXTAIL AGAVE 15 GAL. Low
YOGYNE HUEGELN e p Low
QUERCUS AGRIFOLA T ook | weom ALYOGYNE HUEGEL BLUE HBISCUS AL
(Park-Paring Lo - et Piz) Sancars wYeRS sou Low
BOUGHNVILLEA A JOLLA SoUGHNVLLEA sou | Meowm
w50k | eoUM ssAM :
ARSI i some o CARSA M, HORZONTALIS NATALPLUM soL | WeDwM
HOEPUNT s Low
RHUS LANCEA AERICAN SUNAC oo | iow FURCRACEA FOETIDAMEDIOPICTA' VARITUS NP 5L Low
(Pak- Coutyarte) Stnderd PPHORMIUM HYBRIDS NEW ZEALAND FLAX 5GAL Low
PITTOSPORUMC. COMPACTUM PITOSPORUM se | meoum
TRISTANA CONFERTA BRISBANE BOX ansoe| v
(Landscape Soac Pk Paietr) LowBrancing PITTOSPORUM T. GOLF BALL" GOLF BAL KOHUHU soL | MEDwM
P LYo CATALIVA CHERRY weox | vewvion
e e | Low
(LanéscapeSetack-Pari) | SODDED TURF at PUBLIC PARK:
ACCENT: TIF GREEN
AVALABLE FROM SOUTHLAND SOD FARVS
ALOE BANSEI TREE ALOE asoxs| 10w

(Park - Courtyards - Reta laza)

BRAHEA ARMATA MEXICAN BLUE PALM wB0X | LOW
(Park- Retal Plaza)

CERCIDIUM X DESERT MUSEUM HYBRIO PALO VERDE wBox | Low
(Park - Rela Plaza)

DRACAENADRACO DRAGON TREE ®B0X | Low
(Park-Couryards)

(CERCIS CANADENSIS FOREST PANSY' REDBUD NEDIUM
(Park-Couryards) Standard

OWOOD | 24°B0X | MEDIUM
(Landscape Setpack - Couryards)

EXISTING TREES to be protectec-in-place (Mariingale Drive):

PINUS PINEA ITALIAN STONE PINE 7T0TAL
(Bising o b protectednplace)
PINUS CANARIENSIS CANARY ISLAND PINE STOTAL
(Bxistng o be proectedinplace)

ORGANIC MULCHES:

3 THICK SHREDDED BARK MULCH
(SHRUB AREAS - ALL HYDROZONES)

JOB NO: DATE:

17-165 02-12-19
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STARBOARD REALTY PARTNERS, LLC
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it Q_
OUTDOOR SEATING »%V;'»
SPATERRACE - i - =
o spa ¢ . N e
« overhead trellis 1 ‘3 ! — 2 PE =
 double sided fireplace )

 lounge lawn

@

%‘&ﬁﬁmgmmm /: 2

=
B
-
W
g
pooL \
o lap pool l
 lounge chairs
o cabanas

* hammock lounge
© sunning lawn
* 6 pool enclosure fencing

— VIEW DECK at LEVEL 5

:—%
e
MODULAR WETLANDS =
| ==
FITNESS TERRACE ’==-‘=
o fitness equipment [ ;«%
o shade trellis 0 (1 :'f:
* decomposed granite ki J ]
ATy, |l
PLAY LAWN SR ——— “ <-ﬂiﬂ5§g{‘v,5’
PICKLE BALL COURT e

 regulation size pickle ball court
 court fencing with fabric

207 HT. SEATWALL

t} ma%ggy"

I T
i

FIRE LANE

lards
e concrete paving
o painted handcourt games
BOCCE BALL COURT
o shade trees
o seat walls
o shade cabanas

MODULAR WETLANDS

DOG PARK (2.912 S.F)

+ o synthetic turf

® 48" HT. fencing

* size separated

o separated entry vestibules
o save existing tree

30" HT. BOARDFORM

42 HT MESH FENCE (BLACK)
WITH FLOWERING VINES
| OFFICE PARKING |
ACCENT WALLS
20" HT. SEATWALL

JOBNO: DATE:

NEWPORT CROSSINGS
NEWPORT BEACH, CA

SCALE: 17167 = 10" (1)
POOL COURTYARD & 1/2 ACRE PUBLIC PARK I_.3

STARBOARD REALTY PARTNERS, LLC

1301 Dove Street Suite 1080 Newport Beach, CA (949) 851-2020

17-165 02-12-19

DINING TERRACE

o table and chairs

o shade trees

o metal overhead trellis
o lighting

 wedge curb with removable bol-



ROOFTOP TERRACE
 see enlargement sheet L.b

OUTDOOR DINING

o 1,200 sf.

o table and chairs

® 36" HT. restaurant
separation fencing

AN
=55

FIRESIDE LOUNGE

o firepit

o matching height palms
o festival lights

o soft seating

36" HT. CORNER TENANT SIGNAGE

WATER FEATURE

o 48" HT. wall with scuppers

o 3 HT. reflection pool with
water steps

o cobble trough

CUSTOMER PLAZA

o table and chairs

o matching height palms
o festival lights

SPECIMEN OAK - 60" BOX

W

M 31V ONILEY

CUSTOMER PLAZA
o table and chairs
o shade umbrellas

30" HT. BOARDFORM
ACCENT WALLS ,TYP.

JOB NO:

17-165 02-12-19

STARBOARD REALTY PARTNERS, LLC

1301 Dove Street Suite 1080 Newport Beach, CA (949) 851-2020

RETAIL PLAZA

EXISTING CANARY ISLAND PINES
o protect in place

EXISTING STONE PINES
o protect in place
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FIRESIDE LOUNGE ——
3 sided fireplace >
o shade trellis -
o lounge seating —
o festival lights [ 5 ;
H 4 < = \ ; e W=
" ESESl[ RESTROOMS | = E e T ==
= |\ =] e B \_1‘\L"
= === e I
= |
4 t = I 2 /e; ' z
Tl
SPA TERRACE = 3 < GAME LAWN
® spa j=e= £ 7 —— o synthetic turf
o cabana = E ‘ . t\{walt
 sunning — © ping pong

= o festival lighting

NOTE:

ROOF GARDENS AND LANDSCAPED ROOFS SHALL COMPLY
[TH THE REQUIREMENT OF THE CALIFORNIA BUILDING

CODE (CBC) AND THE CFC).

DINING TERRACE

! o dining tables and umbrellas
L e outdoorkitchen

: o communal table

NEWPORT CROSSINGS
NEWPORT BEACH, CA

STARBOARD REALTY PARTNERS, LLC

1301 Dove Street Suite 1080 Newport Beach, CA (949) 851-2020

JOBNO: __ DATE:
17-165 02-12-19
SCALE: 1/8"=1"-0" (9

) ANDSCAPE
ROOFTOP TERRACE at LEVEL 7 I_.5 ARCHITECTURE
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GENERAL NOTES SITE ADDRESS

1. EXISTING LAND USE: COMMERCIAL T
2. PROPOSED LAND USE NEWPORT BEACH, (CA 92660
PARCEL 1 — MIXED USE RESIDENTIAL AND 7,500 SF OF COMMERCIAL RETAL SPACE AREAS
ARCEL 2 — PARKING AND EMERGENCY ACCESS
ARCEL 3 — PUBLIC PARK
GROSS AREA 247929 SF (569 AC)
3. SEWAGE DISPOSAL SERVICE IS PROVIDED BY CITY OF NEWPORT BEACH
4 WATER SERVICE IS PROVIDED BY CITY OF NEWPORT BEACH PARCEL 1 RESIDENTIAL AND COMMERCIAL 221,285 SF (5,080 AC)
5. THERE ARE NO AREA'S SUBJECT TO INUNDATION OR STORMWATER OVERFLOW. PARCEL 2 PARKING AND EMERGENCY ACCESS 4.792 SF (0110 AC)
PARCEL 3 PUBLIC PARK = 21973 SF (0,500 AC)
) FLOOD ZONE LEGAL DESCRIPTION

LOT 1 AS SHOWN ON A MAP RECORDED IN BOOK 299, PAGES 15 AND 16 OF
MISCELLANEOUS MAPS, RECORDS OF ORANGE COUNTY, CALIFORNIA.

THE SUBJECT PROPERTY IS LOCATED WITHIN ZONE "X" (UNSHADED), CONSIDERED TO BE

OF MINMAL RISK AREA OUTSIDE THE 1% AND 0.2% ANNUAL CHANCE FLOODPLANS, AS PARCEL 1 AND 2 AS SHOWN ON A MAP FILED IN BOOK 53, PAGE 13 OF PARCEL MAPS, IN
SHOWN ON THE FLOOD INSURANCE RATE MAP NO. 06058C0286J, PANEL REVISED THE OFFICE OF THE COUNTY RECORDER OF ORANGE COUNTY, CALIFORNA.

DECEMBER 3, 2009.

EXCEPT ALL MINERALS, PETROLEUM GAS AND OTHER HYDROCARBON SUBSTANCES EXISTNG
BELOW 500 FEET FROM THE SURFACE OF SAID REAL PROPERTY DESCRIBED ABOVE;
PROVIDED, HOWEVER, THAT GRANTOR HEREBY EXPRESSLY WAVES THE RIGHT TO ENTER UPON
THE SURFACE OF SKD REAL PROPERTY FOR THE PURPOSE OF EXPLORING FOR OR
PRODUCING THE MINERALS, PETROLEUM, GAS AND OTHER HYDROCARBONS SUBSTANCES SO
RESERVED, AS RESERVED N AN INSTRUMENT RECORDED SEPTEMBER 8, 1972 IN BOOK
10316, PAGE 114 OF OFFICIAL RECORDS AND AS RESERVED BY DEED RECORDED MARCH 1.
1674 N BOOK 11086, PAGE 2 OF OFFICIAL RECORDS,

APN: 42717202, 42717203, 42717205, 42717206

BASIS OF BEARINGS

THE BEARINGS SHOWN HEREON ARE BASED ON THE CENTERLINE BEARING OF DOVE
STREET SHOWN AS N6'59'14°W, ON PARCEL MAP NO. 2007-241 FILED IN BOOK 368
PAGES 23 AND 24 OF PARCEL MAPS, IN THE OFFICE OF COUNTY RECORDER OF
ORANGE. COUNTY.

BENCH MARK
PROPERTY LINE DATA BENCHMARK DESGNATION:  35-34-77  DATED: APRIL 7, 2004

ELEVATION: 45,510 FEET (NAVDSS, YEAR LEVELED 2003)
[NO.| DELTA/BRG | RADIUS | LENGTH |
5] N40'39 227 486,64 DESCRIPTION : ~ DESCRIBED BY OCS 2001 ~ FOUND 3 3/4” 0CS ALUMINUM BENCHMARK
5 . DISK STAMPED "35-34-77", SET IN NORHTEAST CORNER OF A 4.5 FT. BY
2 N655712°W 204.83 8.4 F1. CONCRETE CATCH BASIN. MONUMENT IS LOCATED ALONG THE
5 NG5 12W 7Y™y WESTERLY SIDE OF MACARTHUR BOULEVARD, 362 F1. NORTHERLY OF THE
CENTERLINE OF NEWPORT PLACE AND 58 FT. WESTERLY OF THE CENTERLINE
o NB55624°E [ re0e OF MACARTHUR BOULEVARD. MONUMENT IS SET LEVEL WITH THE SDEWALK.
5 N4920'42°W 21773
6 N42'57'00°E 5175 EARTHWORK
[ NB556'24°E — | 5278 cr = 7300 o
32376 ; g AL = 2800 CY
Ci| o= 752326 1500 | 1021 R S
c2 1500 | 1544 REMEDAL = 23,000 CY
3 9000° | 4345 THE GRADING QUANTTIES SHOWN ABOVE ARE FOR BONDING PURPOSES ONLY AND DO NOT
| o 2¢ar20 | 5000 | 2159 ACCOUNT FOR VARIATIONS DUE TO LOSS FROM CLEARING AND GRUBBING, STRIPPING,
- SHRINKAGE, SWELL, OR UNSUTABLE MATERIALS. THE CONTRACTOR SHALL BE RESPONSIBLE
C5 | A= 120455 | 63600 | 13369 FOR DETERMINNG THEIR OWN INDEPENDENT QUANTITY AND MATERAL TAKE-OFFS 10
Ve g g CONSTRUCT THE DESIGN AS INDICATED ON THESE DRAWINGS AND IN CONFORMANCE WITH
C6] o= 90°00'0K 15.00 23.58' THE PROJECT'S GEOTECHNICAL REPORT.

CIVIL ENGINEER

BRYAN D. SMITH, PE.
FUSCOE_ENGINEERING, INC.

6390 GREENWICH DR, SUITE 170
SAN DIEGO , CA 92122

21 PHONE:  (858) 554-1500
/ TRANSITION FAX: (858) 597-0335
v N
. LEGEND
8" CURB &/
CUTTER PROPERTY LINE
ADA PATH OF TRAVEL — = = ——  RIGHT-OF-WAY
DRIVEWAY STD 160-L-A CENTER LINE
55 PROPOSED CONTOUR
EXISTING CONTOUR
TGO A — =—— = PROPOSED SWALE FLOWLINE
ANt | —_— PROPOSED RETAINING WALL
- N oy =
© 9{2 c 2l 1 EXISTING STORM DRAIN CURB INLETS
e K3 R © PROPOSED STORM DRAIN
TRANSITION 2 \8” CURS &
o GUTTER o PROPOSED STORM DRAIN CATCH BASIN
ADA PATH OF TRAVEL a PROPOSED STORM DRAIN CLEANOUT
DRIVEWAY STD 161.L == PROPOSED MODULAR WETLAND BMPS
> /10T UNE ABBREVIATIONS
TURNAROUN
STAL BOLLARD NOTE: c8 CATCH BASIN
F
FINAL DESIGN OF REMOVABLE BOLLARDS TO BE APPROVED o e o rion N
BY FIRE DEPARTMENT AND T BE LOCKED IN PLACE WITH Fs FINISH SURFACE. ELEVATION
A KNOX LOCK HP HIGH POINT FLFVATION
P/L PROPERTY LINE
RiM TOP OF RIM ELEVATION
R/W RIGHT OF WAY
SOMH  STORM DRAIN MANHOLE
TC TOP OF CURB ELEVATION
i TOP OF GRATE ELEVATION
1 ™ TOP OF WALL ELEVATION C_O 1

200 40" Ill

e = FUSCO

NEWPORT CROSSINGS - NEWPORT BEACH, CA CONCEPTUAL GRADING 0o o ™ 14 v v

full circle thinking

STARBOARD REALTY PARTNERS, LLC ARCHITECTS ORANGE  fiesome

profection unauthorized use i not permited.

1301 Dove Street Suite 1080 Newport Beach, CA (949) 851-2020 144 NORTH ORANGE ST. ORANGE, CA 92866 (714) 639-9860 sy isiecsoumse
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LEGEND

EXISTING UTILITIES

PROPOSED UTILITIES

s — —

0
o
a

=

™

o

R,
0,(;(\

PARCEL 1

CRE-USE EX. WIR SVC.
FOR IRRIG. (LOT 2)
A INSTALL BFP

NEWPORT CROSSINGS - NEWPORT BEACH, CA CONCEPTUAL UTILITY PLAN

PROPERTY LINE
RIGHT=OF—WAY
EXISTING LOT LINE
PROPOSED LOT LINE
SETBACK LINE
CENTER LINE

SANITARY SEWER

SEWER MANHOLE

STORM DRAN

STORM DRAN CURB INLETS
WATER

FIRE. HYDRANT

GATE VALVE

FIRE DEPARTMENT CONNECTION
POST INDICATOR VALVE
BACKFLOW PREVENTER
STREET LIGHT

SANITARY SEWER

STORM DRAN

STORM DRAIN CATCH BASIN
STORM DRAIN_ CLEANOUT
MODULAR WETLAND BMPS
WATER UINE

FIRE SERVICE

BACKFLOW PREVENTER
WATER METER

JOB NO:
1618-001

ABBREVIATIONS

8FP BACKFLOW PREVENTER
cav CABLE TV

ol COMMUNICATION

oWy ORIVEWAY

I3 EXSTNG

FOC FIRE_ DEPARTMENT CONNECTION
FF FINSH FLOOR

FH FIRE. HYDRANT

L FLOWLINE

s FIRE SERVICE

o FIRE WATER MAIN

HH HANDHOLE

E INVERT ELEVATION

"R RRIGATION

[ LATERAL

W MANHOLE

oS MODULAR WETLAND SYSTEM
sc0 SEWER CLEANOUT

0 STORM DRAIN
55 SANITARY SEWER
s SERVICE

T TOP OF CURB
POC BUILDING POINT OF CONNECTION
WIR WATER
wr VAULT
NOTE

REMOVE ALL EXISTING UNUSED WATER METERS, BOXS AND COVERS

FIRE HYDRANT KEY MAP

LevARD |

—

— = T ACARTHURBOU

{
T Fusco

C-02

thinking

STARBOARD REALTY PARTNERS, LLC

1301 Dove Street Suite 1080 Newport Beach, CA (949) 851-2020

ARCHITECTS ORANGE

© 2017 Architects Orange
These plans aro copyright prtected. Under such
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75 75

BLOG 8L0G
EX R/W : SETBACK, 70 R/W SETBACK
70 L s | i
N | 30.0° SETBACK 4 65 |
195" EMERGENCY ACCESS
65 140 | _| & PEDESTRIAN EASEMENT R || ERoposeo
EMERGENCY I 5.0 ‘ 60
60 PROPOSED 8"~ [~ ACCESS | SOEWALK | _—PROPOSED |
MOUNTABLE CURB \ | X curs TO BUDLING w00 | 0.0' SETBACK -
55 SEE DETALL THIS SHEET | BE REMOVED ’ 55 i —PROPOSED |
| EX GRADE REMOVE & REPLACE — | 6.0 /X BN | GRADE
MATCH EX 1/ | |Lsoste 50 CURB & CUTTER LWAK_, / 5% A, |
50 R — N o 4 " S PER CITY STANDARDS { Az ST
o N T R g | s 2= 2 I
45 REMOVE_EX. EX. FS— \
CURB & GUTTER " PRIVATE PRIVATE
REMOVE & REPLACE | '~ EX GRADE
SIDEWALK STORM DRAIN ‘ 40 ’;‘ED"E%\QEK&PE;PE‘A%E ] STORM DRAIN |
40 STANDARDS
35 35
SECTION A SECTION /B
B T SCALE: 1"=10’ C-03
SCALE: 1"=10 C-03,
75 BLDG H
PL SETBACK \
78 Lot 2 I Lot 1
- 80" o 40
65 5.0 PUBLIC PARK ,l __—PROPOSED
I 4 BUIDLING SCALE: 1" = 80"
60
55 /~EX GRADE 3.0 [
A B 1% MN /o _____ 1% |
50 X FS— "\ PROPOSED GRADE R :
45 | " PUBLIC STORM DRAIN ) Ssmﬁ STORM
40
- 35 -
f_ELEVATION
35 AS SHOWN ON | |~ 15 -
PLAN N
SECTION: LOT 2 / €\
SCALE: 1"=10 C-03
BLOG . 75 sty R
- R/W "
SETBACK /W 8" MOUNTABLE CURB DETAIL /7
75 70 | NOT TO SCALE W
70 PROPOSED
65 BUDLNG |
PROPOSED — o A 00
65 BUDLNG 00 60 50 30.0 cx 10.
- ~Ex CcURB|TO
60 | (et WAL BE REMOJED  gor | ,~REMOVE & REPLACE
REMOVE & REPLACE 55 £x! GRADE — o CURB. & CUTTER PER
CURB & GUTTER PER \ - WALK_| CITY STANDARDS
55 CITY” STANDARDS L N
7, /
- 50 5 S
50 s EX. FS PROPOSED —/ l PROPOSED GRADE — Q —EX. FS
X | HARDSCAPE | J \REMOVE & REPLACE
PROPOSED L REMOVE & REPLACE 45 PRIVATE
“EX SLOPE | SIDEWALK PER CITY
5 / - GRADE 5 Bt SEWALK PER CITY STORM DRAIN RO
PRIVATE STORM —EX GRADE 40
DRAIN
40 35
35
i SECTION: CORINTHIAN WAY /E
SECTION: MARTINGALE WAY / D\

SCALE: 1"=10’ @y SCALE: 1"=10’ @

m C-03

ez FUSCOE
NEWPORT CROSSINGS - NEWPORT BEACH, CA TYPICAL SECTIONS 050 om £ e 1w rx e 1w
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STARBOARD REALTY PARTNERS, LLC ARCHITECTS ORANGE  gaiazsame

profection unauthorized use is not pormifed.

1301 Dove Street Suite 1080 Newport Beach, CA (949) 851-2020 144 NORTH ORANGE ST. ORANGE, CA 92866 (714) 639-9860  wirpemasinsy enoas amge

273



	Sheets and Views
	1618-001 LLA-Layout1
	1618-001 LLA-Layout2
	1618-001 LLA-Layout3
	1618-001 LLA-Layout4
	1618-001 LLA-Layout5
	1618-001 LLA-Layout6
	1618-001 LLA-Layout7

	1. Introduction
	1.1 INTRODUCTION
	1.2 FORMAT OF THE FEIR
	1.3 CEQA REQUIREMENTS REGARDING COMMENTS AND RESPONSES

	2. Response to Comments
	3. Revisions to the Draft EIR
	3.1 INTRODUCTION
	3.2 DEIR REVISIONS IN RESPONSE TO WRITTEN COMMENTS

	DNE_Letter
	Map
	Blank Page



