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EXECUTIVE SUMMARY

BACKGROUND

Authorization and Purpose

On June 16, 1981, the Board of Supervisors approved Resolution 81-933 authorizing
the County of Orange Envirommental Management Agency (EMA) to prepare a specific
plan for the unincorporated area of North Tustin in the gemeral vicinity of 17th
Street and Newport Avenue. This action was taken in response to a growing aware-—
ness among area residents and property owners of increasing problems of traffic

and noise along l7th Street and Newport Avenue. Further, these problems were
creating uncertainty for land use and development decisioms. While the noise and
traffic problems tended to preclude continued low density residential use, a change
to higher density residential or more intense nonresidential uses presented an
additional problem of potential incompatibility with adjacent inward oriented
residential neighborhoods. The North Tustin Specific Plan is intended to implement
policies of the Orange County General Plan and other applicable planning documents,
with specific emphasis on development of land use and traffic circulation recom-
mendations, which will promote future development compatible with the character of
the existing surrounding community. . )

Structure of the Plan

The North Tustin Specific Plan consists of four divisions. These divisions are:

® Division I, Introduction, which describes the authorization and purpose of the
plan, the project area, the preparation of the plan, and the organization of

the plan.

Division II, Compoments of the Plan, which comsists of four chapters: 1) Land
Use and Design; 2) Circulation and Noise; 3) Recreation and Open Space; and
4) Public Works.

This grouping reflects the interrelationships within the specific plan area
between issues, constraints and recommended solutionms.

Divigion III, Implemen:ing Regulations, which presents the Land Use and Devel-
opment Regulations applicable to the area of the North Tustin Specific Plan.
These regulations are adopted by ordinance.

9 Division IV, Appendices, which consists of materials which support Divisions
II and III..

Within these divisions is provided all the information needed for this plan to be
in compliance with State law authorizing specific plans (Govermment Code Sections
65450 et. seq.) and the County of Orange Specific Plan Procedures (Comprehensive

Zoning Code Section 7-9-156 through 7-9-156.3).



Citizen Involvement

An extensive public participation program was conducted during the course of spe-
cific plan preparation. The major element of this program was periodic meetings
of the North Tustin Specific Plan Advisory Committee (NTSPAC). This advisory
group met 20 times to identify and provide comment on issues to be addressed in
the plan. The focus of several of these meetings was developing a committee con-
sensus land use plan. When efforts to draft a plan acceptable to all factions
within the committee proved unsuccessful, EMA conducted a public meeting before
the Planning Commission in March 1982, at which all of the land use alternatives
under consideration were presented. The meeting served to ensure that the land
use alternatives being considered represented a reasomable range of optionms.

In addition to the meetings of NTSPAC and the public meeting bofore the Planning
Commission, two public meetings were held in the community. The first meeting
reviewed land use options. The second meeting provided community residents an
opportunity to comment on a draft version of the Specific Plan.

Major Issues

" The Specific Plan is tailored to address issues which most affect land use and
development within the specific plan area. The major issues on which the plan
focuses includes:

-]

maintaining a residential character throughout the specific plan area without
unnecessarily precluding nonresidential use;

°  determining the stability and viability of continued single-family residental
uses at specific locations along Newport Avenue and 17th Street;

accommodating increasing regionally induced traffic and related noise along
Newport Avenue and 17th Street;

®  minimizing traffic hazards associated with multiple access driveways to arte-
rials within a relatively short distance;

identifying road improvements likely to be needed as a consequence of growing
traffic volumes; i :

providing for changes in housing type preference due to economic and social
trends while ensuring the stability of existing inward oriented neighborhoods;

assessing the adequacy of available recreation facilities; and

ensuring the adequacy of public facilities to accommodate existing and future
development.

GOALS AND POLICIES

Goals and policies were developed to provide direction for implementation of the
County General Plan within the area of the North Tustin Specific Plan. They are
focused on resolving the issues identified and analyzed through the specific plan
process. Although the goals and policies find their basis in and are consistent
with the Gemeral Plan, they are specific in application to the specific plan area.
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Land Use and Design Goals and Policies

&‘

Compatibility with Existing Community

Promote future development which is compatible with the existing surrounding

community.

A-l. Establish and enforce detailed development standards which emphasize a
residential character for all development.

A-2. Orient employment land uses toward'major and primary arterial streets so
that activities associated with these uses will have minimal effect upon
ad jacent residential neighborhoods.

A-3. Use landscaping to enhance building design and where necessary, to soften
the effects of building and pavement.

A-4. Ensure new development provides an appropriate buffer to adjacent existing
uses of less intemsity.

A-5. Require exterior signage and lighting to be subdued in character and non-

intrusive upon neighboring uses.

Innovative Development Concepts

Promote innovative development concepts that contribute to resolving land use
problems in the area.

B-l ®

B-z .

B_3 -

3—4'

B"5 ®

Establish and enforce design standards for improving the visual attrac-
tiveness of the arterial corridors in the specific plan area.

Encourage parcel comsolidation or joint development planning within de—
tailed review parcels.

Encourage use in the planned development process for coordinating devel-
opment within the detailed review parcels.

Encourage architectural unity of.employment land uses.

Encourage a street orientation for professional office buildings in
order to better screem at grade parking lots from view.

Balance of Housing Opportunities

Seek a balance of housing opportunities through encouraging a variety of types
and densities of housing.

C-l .

C"Z -

Maintain the quality and integrity of housing in the existing residential
neighborhoods.

Expand the role of medium and high density housing, both owner and tenmant
occupied, in meeting local housing needs.
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Circulation and Noise Goals and Policies

A.

Safe and Efficient Circulation

Provide a circulation system which safely and efficiently moves people and
goods.

A-l. Develop circulation system consistent with the MPAH.
A-2. Locate and classify arterials to meet the land use pelicies and plams.

A-3. Where feasible redesign intersection with projected LOS of E, or F to
achieve at least LOS D.

A-4. Restripe where feasible, road segments with projected LOS of D, E, or F
to achieve LOS C.

A-5. Establish driveway access and internmal circulation standards for new
development fronting om arterial highways as part of the land use

regulations.

A=6. To extent feasible coordinate signals aloﬁg 17th Street and Newport
Avenue.

A-7. Pursue improvement of local streets through all available funding
mechanisms.

Minimize Noise Effects

Minimize the effect of increasing noise levels and establish compatible land
uses in noise impacted areas.

B-1. Require that all applicable County noise standards are met by new
development.

B-2. Limit noise sensitive land uses within noise impacted areas, when consis-
tent with other land use consideratioms.

B-3. Ensure new developments provide sufficient noise barriers to ad jacent
existing uses of less intensity.

B-4. Encourage the use of innovative site planning to reduce noise levels.

-B=5. Encourage property owners within the 57 CNEL to acoustically

ingsulate residences.

Recreation and Open Space Goals and Policies

A.

Meet Recreation Needs

Provide a local and regional park system designed to meet the recreation needs
of CSA 5 residents including the North Tustin Specific Plan area.
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A-l.

A.—2 ®

A""3 °

Acquire, develop and maintain local park land comsistent with the recrea-
tion needs of the North Tustin residents.

Distribute recreation facilities so that all community residents are
within walking distance of recreation opportunities.

Provide for regionally significant facilities at Peter's Canyon Reservoir
Regional Park.

Optimum Variety of Recreation Facilities

Provide an optimum variety of recreation facilities to meet the specific needs
of the North Tustin residents.

B-lo

B-z -

B-3 °

B-4.

Safe

Locate local park sites adjacent to school sites whenever practicable
and in a manner enhancing the open space and recreation opportunities
of the school grounds.

Consider the safe linkage to bicycle trails in locating future local
park sites.

Arrange cooperative recreation and maintenancé agreements with Tustin
Unified School District when local parks are adjacent to public schools
and when such agreements maximize the recreation potential of both facil-
ities.

Pursue land dedication for a meighborhood park from developers proposing
residential development north of 1l7th Street.

Bike Routes

Provide a system of local bike routes which provide safe access to schools,
shopping centers, and recreation areas and which connects with the regional
bikeway system.

C_l -

C-é -

C-S °

C-6 .

Provide Class I, off road, bikeways whenever possible.

Provide a north-south bikeway through the specific plan area which will
link regional bikeways with schools, parks and existing bike routes.

Initiate joint efforts with other jurisdictions for the purpose of
implementing adopted bikeway routes.

Construction of bikeways should conform to the County adopted Caltranms
publication "Planning and Design Criteria for Bikeways in California.”

Pursue the timely replacement of unsafe bike routes.

Locate bike routes to facilitate safe linkage to park sites, schools and
other recreational destinations.

ix



D. Open Space System

Provide an open space corridor which links with the countywide open space
system.

D-1. Retain an open space designation for the Southern Pacific Railroad
right-of-way north of 17th Street to link open space opportunities as
a Class I bikeway.

D-2. Consider the Southern Pacific Railroad right-of-way to the south of
17th Street for use as a bikeway.

Public Works Goals and Policies

A. Adequate Public Infrastructure Facilities

A-1l. Evaluate all development for cumulative effect on capability of areawide
facilities and infrastructure to maintain an acceptable level of service.

A-2. Improve deficient county-provided facilities and services in areas which
pose a public safety problem.

A-3. Encourage undergrounding of utilities along major arterials.
IMPLEMENTATION STRATEGY
To carry out the goals and policies of the North Tustin Specific Plan, an imple-
mentation strategy was prepared. The actions and programs contained in the strategy

are briefly described below:

-Land and Design Programs

Specific Land Use Plan - Figure 31 presents the Specific Land Use Plan for the

North Tustin area. Genmerally, the plan identifies: medium~high density residential
use for parcels which meet parcel comsolidatiom and specific design requirements;
garden professional office use along Newport Avenue to a point 400 feet southwest

of 17th Street for parcels which meet access, internal circulation and design stan—
dards; and continued medium-1low density for existing inward oriented neighborhoods.

Land Use and Development Regulations - These regulations contained in Division
III serve to implement all four chapters of the Specific Plan. They are adopted
by ordinance and apply only within the North Tustin Specific Plan area.

Parcel Consolidation Incentive Program - This program is applied to certain groups
of lots called detailed review parcels and identified in the Specific Land Use

Plan as having a residential designation. The program is intended to encourage
consolidation of small, narrow or irregularly shaped lots through offering an incen-
tive of increased denmsity as building site size is increased through consolidation.

Affordable Housing Program - The curreat affordable housing program in effect in

all unincorporated areas of the County will be in effect in the North Tustin Specific
Plan area. The program is intended to provide housing opportunities for all segments
of the population. The program will be coordinated with the parcel comsolidation
incentive program to avoid possible awarding of a double density bonus.

b 4
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Community Design Guidelines - The community design guidelines are supportive of
and included in the Land Use and Development Regulations. For developers and
County officials reviewing development proposals, the guidelines provide a frame- -
work for achieving design compatibility between proposed projects and existing
community character. The guidelines represent a specific set of criteria for the
design of projects and their subsequent evaluation.

Historic Properties Survey Program - This program identifies the existence in
the specific plan area of structures potentially of local historic or architec-—
tural significance. The program calls for preparation of a historic survey as

a requirement of development proposals which may affect these identified structures.

Arterial Streetscape Program'- This program recognizes the important role played
by the arterial highways as a unifying element of community design. The program
calls for preparation of a detailed streetscape plan for Newport Avenue and 17th
Street. The plan would rely upon a landscaped parkway within the front setback,
where possible. Where existing development precludes parkway conditions, street
trees will be planted in saw-cut treewells within the public right-of-way. The
detailed streetscape plan will establish an informal landscape plan considered
compatible with the area's suburban character.

Circulation and Noise Programs

Master Plan of Arterial Highways = Circulation improvements within the specific
plan area will proceed according to the Master Plan of Arterial Highways. A
recommendation is also included that Newport Avemue be restriped to 6 travel

lanes within the existing facility when warranted by traffic volumes. The County
may fund certain road improvements to other arterial highways which will not occur
through normal dedication and improvement procedures if such improvements are
determined to result in sufficiently high improvement to traffic conditions.

Intersection Improvement - This program will initiate improvement of intersection
capacities through a program of signal coordinatiom, signal phasing and intersec-
tion restriping. These improvements would be made only when warranted by demon-
strated need.

Arterial Access Control — Through application of overlay districts the number of
direct access points to arterial highways will be reduced. Developments within
the Consolidation Incentive (residential) and Gardem Office (professional office)
overlay districts must meet access development standards specifying allowable
access points to the arterials and calling for reciprocal ingress-egress easement
between abutting parcels with the district.

Noise Attenuation Measures - These measures ensure that new development will meet
acoustical standards by requiring am acoustical report for proposed development on
identified noise impacted lots. Additionally, mitigation measures are referenced
for existing noise sensitive uses where changes to land use are not anticipated or
provided.

Recreation and Open Space Programs

Local Recreation Facility Expansion - Potential recreation sites and types of
individual recreation facilities are recommended to alleviate the noted deficien-
cies in the specific plan area. Funding for projects will be by the County through
Community Service Area 5.
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Regional Recreation Facility Expansion - The results of the 1980 Regional Park
Needs Study were used to identify recreation facilities which should be incor-
porated into the proposed Peter's Canyon Reservoir Regional Park.

Bikeway Expansion - A system of local bikeways are presented which will link
schools, parks, and regional bikeways. The construction and maintenance of
the proposed local on-road bikeways would be funded by County EMA-Public Works
Division.

Open Space Redesignation - In response to the deletion of a regional bikeway
along a portion of the Southern Pacific Railroad right-of-way to the south

of 17th Street,the plan recommends the redesignation of this same portion of the
right-of-way from open space to medium-low density residential.

Public Works Programs

Street Lighting Program - The Environmental Management Agency (EMA) will continue
to require developers to anmex into the Landscaping and Lighting Assessment Dis-
trict and install street lighting facilities. EMA will also continue to locate
areas which pose a traffic safety problems and seek funding for installation and
maintenance of needed lighting facilities.

Neighborhood Watch Program - Local residents may request the Sheriff Coromer
Department to be included in this program. Upon program initiationm, neighbor-
hood watch signs are placed at neighborhood entrances and Sheriff deputies
periodically meets with local residents and maintaing a list of active program
participants. '

Building Security Measures - This program encourages developers to install security
features such as street lights, dead-bolt locks, security alarms, or garage door
openers at the project development phase.

Storm Drainage Program - The County will continue to identify areas which have
significant drainage problems and ensure the installation and maintenance of local
drainage facilities.

xii
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DIVISION I: INTRODUCTION

AUTHORIZATION AND PURPOSE

On June 16, 1981, the Board of Supervisors approved Resolution 81-933 authorizing
the County of Orange, Environmental Management Agency (EMA) to prepare the North
Tustin Specific Plan. This action was taken in respomse to a growing awareness
among area residents aand property owners of increasing problems of traffic and
noise along 17th Street and Newport Avemue. Further, these problems were creating
uncertainty for land use and development decisions. While the noise and traffic
problems tended to preclude continued low density residential use, a change to
higher density residential or more intense non-residential uses presented an addi-
tional problem of potential incompatibility with adjacent inward oriented residen—
tial neighborhoods. Preparation of a specific plan for the North Tustin area was
selected as an effective means of systematically and comprehensively addressing
these problems and of implementing the intent of the County's General Plan at the
local community level.

The North Tustin Specific Plan is intended to provide detailed planning and specific
guidance for development of the portion of the unincorporated North Tustin community
surrounding l7th Street and Newport ‘Avemue. Four objectives were established by

EMA for the North Tustin Specific Plan:

° Resolution of transitional land use conflicts arising from traffic, noise and
other physical constraints along l7th Street and Newport Avenue.

Preparation of flexible and innovative controls for physical development which
take advantage of opportunities for new development in a manner which is sensi-
tive to existing enviromnmental constraints.

® Establishment of a land use distribution and mix which will enhance and
maintain the residential character of the community without unnecessarily
precluding non-residential uses.

Development of a comprehensive implementation strategy for the plan which is
responsive to the County's planning, regulatory and public facility operatiocn
functions.

PROJECT AREA

The North Tustin Specific Plan area is centrally located within Orange County as
is shown in Figure 1. Nearby communities include the City of Tustin to the south
and west, the City of Orange to the north, and the unincorporated communities of
Panorama Heights, Cowan Heights and Lemon Heights to the north and northeast.

The regional location of the specific plan area is shown in Figure 2.

The boundary of the North Tustin Specific Plan is illustrated in Figure 3. A
legal description of the boundary is provided in Appendix A. The focus of the
project area corresponds to two narrow corridors, ome along l7th Street from
Prospect Avenue to its terminus at Newport Avenue and the other along Newport
Avenue from Wass Street to Foothill Avenue. Also included in the project area

are surrounding residential neighborhoods which may be affected by changes in

land use within these two corridors. These neighborhoods extend to Holt Avenue on
the west, Ervin Lane on the north, and the Tustin city limit on the south.



PREPARATION OF THE PLAN

Planning_gackéround

SPECIFIC PLAN
AREA

- lerry oF TusTIN

The North Tustin community was the subject of several planning efforts in the

past. Among these efforts were the General Plans
Orange, the 17th Street Plan (1974), the Orange C

for the Cities of Tustin and
ounty Genmeral Plan and the East

Orange Plan (1975). The principal uses in the specific plan area are medium and

medium-low density single-family residences on re
estate character is assocfated with these uses.

some professiomal office uses along the northwest
high density multiple~family residential uses on
Avenue. These two land uses are located to the s

Newport Avenue, a designated primary arterial, an
major arterial, are the dominant circulation rout

latively large lots. A small

The area of analysis also includes
side of Newport Avemue and some
the southeast side of Newport

outh of 17th Street.

d 17th Street, a designated
es in the North Tustin area. In

addition to serving nearby neighborhoods these two roadways perform an important

regional circulation role. This regional role fo
has expanded substantially in recent years in res
generated by development in Cowan Heights, Lemon
munities to the north and east. Accompanying the

T Newport Avemue and 17th Street
ponse to the increased traffic

Heights and other hillside com—
increasing traffic has been an

increase in the magnitude of community noise intrusionm.
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Development over the last 10 to 20 years has left the specific plan area “built-
out” with the exception of a few parcels. In addition, some parcels abutting
17th Street or Newport Avenue developed with older single-family homes are now
subject to pressures for non-residential or higher density residential zone
changes. This pressure for change results from the traffic and noise problems,
discussed previously, and the increased suitability of these properties for
employment or service uses due to the high traffic volumes characteristic of
both Newport Avenue and l7th Street.

Many residents in and around the specific plan area have expressed concern that
incremental “spot zoning™ of parcels from medium and low density residential to
office, commercial or higher density residential use is occurring. They believe
this will encourage a widespread change to uses incompatible with the existing
character of the community, and foreclose opportunities for development of com—
patible land uses within a long-term planning framework. However, some owners
of parcels which are adjacent to the arterial highways and potentially suitable
for more intense professiomal office and residential uses, have expressed concern
that impacts from traffic, noise, and acquisition and development of ultimate
right-of-way have remdered their properties no longer suitable for low density
residential use. These property owners feel the opportunity exists for more
intense development which, with sensitive site planning, can be compatible with
abutting residences as well as provide an aesthetically pleasing buffer to major
highways. s ;

I-4



The concerns of area residents to maintain the residential integrity of their
neighborhoods and of some owners of property adjacent to Newport Avenue or 1l7th
Street to achieve a higher level of use for their properties have been the sub—
Ject of various county actions in the past. Recent among these, L.U.E. Amendment
78-2 and Zone Change 79-19 addressed many of the concerns related to: land use
change just mentionmed. Becsuse these and other actioms related to individual
parcels only, they did not effectively deal with the overall cumulative impact
of new development throughout the corridors formed by the two arterial highways.
To provide the comprehensive perspective of land use trends needed to address
these issues, preparation of the North Tustin Specific Plan was initiated.

Specific Plan Process

Preparation of the North Tustin Specific Plan was initiated at the direction

of the Board of Supervisors in June 198l. Preparation was performed by the
Community Planning Section of the EMA Project Planning Division. After the

study area boundary was established, existing conditions were documented in

the form of analyses of physical and regulatory opportunities and conmstraints.
The results of these analyses were used to establish initial goals and policies
for the Specific Plan and to begin preparation of the various plan componeats.

In preparing the plan components, emphasis was placed upon land use, circulation,
noise and community design. Other components needed to systematically implement
the Orange County General Plan were also prepared. Councurrent with preparation
of the components, implementing land use regulations and other programs were also
prepared. Finally, environmental documentatiom pursuant to CEQA and Orange County
regulations was prepared which described how the Specific Plan responded to loecal
impacts of development and cumulative effects of regionmal growth.

Besides the technical tasks associated with preparing the Specific Plan, EMA also
conducted an extensive public participation program. The major element of this
program was periodic meetings of the North Tustin Specific Plan Advisory Committee
(NTSPAC). NISPAC members were appointed by the Board of Supervisors and intended
to represent a cross-section of interests within the North Tustin community. A
list of NISPAC members is presented on the inside fromt cover of this document.

During the course of specific plan preparation, NTSPAC met 20 times to identify
and provide coamment on issues to be addressed in the plan. The focus of several
of these meetings was developing a committee concensus land use plan. Through
these efforts a plan supported by the majority of the committee emerged. This
Plan was not supported by committee members seeking higher levels of use than
the majority plan would allow. When efforts to develop a plan supported by all
coumittee members proved unsuccessful, EMA conducted a public meeting before the
Planning Commission in March 1982, at which all of the land use alternatives
under consideration were presented. The meeting served to emsure that the land
use alternatives being considered represented a reasonable range of optionms.
These alternatives are presented and discussed in Appendix B. The Specific Land
Use Plan contained in this document evolved from this set of alternatives.

In addition to the meetings of NTSPAC and the public meeting before the Planning
Commission, two public meetings were held in the community. The first meeting
reviewed land use options. The second meeting provided community residents an
opportunity to comment on a draft version of the Specific Plan.
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ORGANIZATION OF THE PLAN

In addition to this Introduction, the North Tustin Specific Plan consists‘of
three divisions. These divisions are: Division II, Components of the Plan;
Division III, Implementing Regulations; and Division IV, Appendices. Within
these divisions is provided all the information needed for this plan to be in
compliance with State law authorizing specific plans (Govermment Code

Sections 65450 et. seq.) and the County of Orange Specific Plan Procedures
(Comprehensive Zoning Code Sections 7-9=156 through 7=-9=156.3). Portions of
this plan which are to be adopted by ordinance are included in Divisiom III,
Implementing Regulations. All other divisions are to be adopted by resolution.
An expanded discussion of the organizatiom of each division is provided below.

Division II, Components of the Plan, comsists of four chapters: 1) Land Use and
Design; 2) Circulation and Noise; 3) Recreation and Open Space; and 4) Public
Works. This grouping reflects the interrelationships within the specific plan
area between issues, constraints and recommended solutions. Each chapter has
four sections: A) an Introduction providing an overview of chapter content;

B) a Background discussion providing an overview of issues analyzed during plan
preparation; C) a set of Goals and Policies for development within the specific
plan area; and D) an Implementation Strategy describing standards, programs

and guidelines for carrying—out the Specific Plan.

These four chapters provide for the orderly implementation of certain elements’
of the County's General Plan. Other related subjects, appropriate for inclusion
in the Specific Plan, are addressed as well. Discussion related to particular
General Plan elements or related subjects can be found in the following chapters:

o Land Use and Design: Land Use Element
Housing Element
Community Design (mot a General Plan
element)

0 Circulation and Noise: Circulation Element
Noise Element

o Recreation and Open Space: Recreation Element (3 Master Plams)
' Open Space Element

o Public Works: Public Services and Facilities (not a
General Plan element)

Chapters addressing the concerns of the Safety, Scenic Highways and Conservation
elements are not included in this Specific Plan. It was found that the goals,
objectives and policies of these elements, as contained in the General Plan,
were adequate for the purpose of guiding future growth and development in the
North Tustin community.

Division III, Implementing Regulations, presents the Land Use and Development
Regulations which apply specifically to the area of the North Tustin Specific
Plan. The Land Use and Development Regulations are tailored to implement the
provisions of all four chapters of Division II and are a major accomplishment of
the planning process. Existing adopted county regulations which continue to be
in effect in the specific plan area are referred within the Land Use and
Development Regulatioms.
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Division IV, Appendices, presents materials which support Divisions II and III.
Included in the Appendices are; definitions of park types and properties of

local historical and/or architectural interest. Other material which was

included in the Appendices of the draft Specific Plan including; legal description
of the specific plan boundary, land use altermatives considered during preparation
of the Specific Plan, countywide affordable housing guidelines, conditions of ap-
proval to certain existing developments, bibliography and the Envirommental Impact
Report are on file with EMA/Planning. The EIR is supported by a technical appendix-
which includes an historic buildings survey, a noise study and a traffic study
prepared as part of the specific plan process.

I-7



chivision I



DIVISION II: COMPONENIS OF THE PLAN

CHAPTER 1: LAND USE AND DESIGN

INTRODUCTION

This chapter of the North Tustin Specific Plan addresses land use, housing and
community design. These subjects have been combined because the issues and
opportunities associated with each are closely interrelated for the Specific

Plan area. Also, the first two subjects are mandatory elements of the General
Plan and must be addressed within the Specific Plan. Community design is treated
within an expanded context for land use because of the importance of building

and site design in achieving land use compatibility.

BACKGROUND

An expressed purpose for the North Tustin Specific Plan is the "...development-
of land use and traffic circulation recommendations which will promote future
development compatible with the existing surrounding community.” As is described
in this section, the planning process to accomplish this involved: 1) defining
the existing community; 2) determining areas with development potential and the
issues affecting their development; and 3) identifying opportunities for managing
future development in an appropriate and compatible manmer.

Existing North Tustin Community

Regional Land Use Perspective - Current land use in the region surrounding the
North Tustin Specific Plan area is shown in Figure 4. The land uses shown are
based upon 1980 land cover survey data but have been aggregated into broad cate-
gories because of map scale. Within this regional context, the specific plan
area is situated in a predominantly single-family residential area. Professional
office and commercial uses providing for employment and consumer needs border

the specific plan area to the south and west along the major arterials which
serve the region. This includes a limited amount of professional offices extend-
ing into the southwestern portion of the specific plan area. Additional commer-
cial and professional office uses are situated along Chapman Avenue to the north.
East of the project area rural and low density single-family residential uses
predominate. :

During the past 15 years, the Specific Plan area and areas to the south and west,
have been largely “"built-out.” Exceptions are scattered undeveloped parcels of
small to moderate size and areas undergoing redevelopment or "recycling” in the
cities of Tustin and Santa Ana. To the north and west, the hilly terrain held
back the development process in the past; however, in recent years, a great deal
of low density residential development has occurred.

Local Land Use Perspective - Figure 5 presents existing land use (1981) within
the specific plan area and in the immediately surrounding community as well.
Acreages, dwelling units and square footage of office space for the specific

plan area only are summarized in Table 1. The predominant use is single-family
residential representing 72.9 percent of the specific plan area. Multiple-
family residential uses, totaling 8.4 percent of the area, are clustered along
Newport Avenue to the south of Vanderlip Avenue. Professional office uses within
the specific plan area also occur along the southern portion of Newport Avenue
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TABLE 1

North Tustin Specific Plan
Existing Land Use Summary

1981
Dwelling Office

Land Use Acres Percent Units Space
Residential

Wholesale Nursery 4.3 1.0 2 =
Single—Family 329.9 72.9 855 =
Multiple=Family 38.0 8.4 469 =
Office 3.1 0.7 - 32,400
Public/Quasi-Public 20-0I 4.4 - -
Open Space 3.8 0.8 - ' -
Agriculture 12.4 2.8 - .-
Vacant 2.3 0.5 - =
Arterial Streets 38.7 | 8.5 - =
TOTAL 452.5 100.0 . 1,325 32,400 s.f.

Note:  Statistics are for specific plan area only. Office square footage is
- estimated.

Source: Orange County, EMA
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but only extend about 200 feet north of Warren Avenue. As is mentioned
previously, professional office and commercial uses occur immediately beyond
the project boundary along both Newport Avenue and 1l7th Street. Quasi=-public
uses occur throughout the specific plan area and include churches, a public
school, private schools, and a water pumping station. Each occurs as a condi-
tional use under current zoning. Wholesale nurseries are also present as per-
mitted uses under existing zoning. e

Current Land Use Planning and Regulation - Figure 6 presents the General Plan
land use designations which were in effect when the North Tustin Specific Plan
was initiated. Table 2 summarizes the total acreage of each designation within
the specific plan area and the allowable level of use which it represents. Of
the vacant, agriculture and wholesale nursery uses indicated om Figure 5 approx-—
imately 18.3 acres or 96 percent are within residential categories and 0.7 acres
or 4 percent are within nonresidential categories.

Effective August 1, 1982, the Land Use Element including the land use designations
shown in Figure 6 will be superseded. The new General Plan aggregates the land
use designations into broader categories. More detailed land use information
comparable to the information in Figure 6 will be provided by Community Profile
maps. The land use designations of the new Land Use Element are presented in
Figure 32, located in the Implementation Strategy. The figure has been located

in the Implementation Strategy because the changes affect the adoption and admin-
istration of the plan rather than the determination of land use designations.

Figure 7 presents the zoning designations in effect in the specific plan area at
the time of specific plan initiation. The dominant zoning is E-4, small estates,
which allows a minimum parcel size of 10,000 square feet. Table 3 presents the
assoclated acreages developed in residential or other permitted uses within each
zoning district. Within the specific plan area consistency between zoning and the
General Plan is achieved; however, a discrepancy is present for the parcels noted
in Table 4.

Community Character — Figure 8 illustrates the distribution of the major elements -
of community character in the specific plan area. The character of development
within the specific plan area is predominantly small estate residential. With
the exception of the most recently built units, most of the single-family housing
is single story. This may be due in part to the relatively large lot-size of E-4
zoning which enables ample living space within dwellings without necessitating a
second story. These single-family units can be grouped into -three broad cate-
gories: 1) early rural subdivisions with unimproved streets or private drives and
narrow or irregular shaped lots; 2) more recent subdivisions with conventionally
shaped lots, improved streets and block walls for screening; and 3) individual
lots with direct access to arterials or collectors.

On various of the parcels within the early subdivisions are located structures
of local historical and/or architectural interest. The street address for each
of these structures is provided in Appendix F. An historic properties report
providing additional information on these properties was prepared as part of the
specific plan effort and is included in the technical appendix to the EIR.

Subordinate in character to the single-family theﬁe are the higher density housing

types, office buildings and public or quasi-public buildings. The higher demsity
housing to the south is generally two-story attached dwellings with walls and
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LUE D

North Tust
General P1

esignation

1.2

Medium Low Density Residential

1.3 Medium Density Residential

1.4
1.5
3.1

5.1

TOTAL

High Density Residential
Heavy Density Residential
Professional Administrative

Recreation

TABLE 2

in Specific Plan
an Summary 1980

Allowable Density

2.0 to 3.5 du/ac
305 to 605 du/ac
6.5 to 18.0 du/ac

above 18.0 du/ac

Acres Percent
377.1 83.3
21.0 4.6
37.6 8.3
6.5 1.4
5.9 1.3
4.4 1.0
452.5 99.9

Note: Percents do not total 100.0 due to independent rounding.

Sourc

e: Orange County, EMA
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TABLE 3

North Tustin Specific Plan

Zoning District

RE-Residential Estate
Condi:ional Uses
E4-Small Estate
RS-Residential Single-Family
Rl-Single=Family Residence
Residential Use
Conditional Uses! .
R2-Group Dwellings
R3-Apartment
R4~Suburban Residential
PA-Professional and
Administrative Office
PD-Planned Development2
(Combining Distriect)

TOTAL

Zoning 1981

Permitted Uses

S. F. detached
Church
S. F. detached

S. F. detached

S. F. detached
Church, school
Duplex, multifamily
Multiple Family

S. F. detached,
duplex, M. F.

Offices, restaurants

Clustered subdivision

Notes: 1Includes churches in RE and Rl distriets.

Acres

0.0
4.3
376.9

8.3

16.9
2.7
4.7
6.5

26.3

5.9

35.0

452.5

Percent

0.0
1.0
83.3

1.8

3.7
0.6
1.0
1.4

5.8

1.3

7.7

99.9

2spplied as overlay in E4, RS, R2 and R4 districts. Not included in

acreage total.

Percents do not total 100.0 percent due to independent rounding.

Source: Orange County, EMA
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TABLE 4

North Tustin Specific Plan

General Plan and Zoning Discrepancy

Assessors Parcel Number

General Plan Designation

103-200-04
103-200-05
103-200-06
103-200-81

103-200-73

1.5 High Density Residential
1.5 High Density Residential
1.5 High Density Residential
1.5 High Density Residential

1.5 High Density Residential

II-1-10
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Rl Single-Family
Rl Single-Family
Rl Single-Family
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landscaping for screening and buffering. These landscaped areas perform a limited
role as usable open space. Moving north through the area, the higher density
housing is single story in character with landscaped areas grouped together to
increase the amount of usable open space. Perimeter walls are used for screening
in these developments. In the case of the medium density housing located at the
intersection of Newport Avenue and 17th Street, a single story height limitation
was imposed as a condition of approval. These higher demsity housing types all
access from l7th Street or from Newport Avenue to the south of 17th Street.

The churches and schools (public facilities) in the specific plan area maintain
a low profile character with ample landscaped area for screening and buffering.
Office building are both one story and two story structures. Two story struc-—
tures are characterized by a massive appearance. These buildings are located to
the front of lots with parking in the rear and screened from view from the street
by the building. Office uses occur along Newport Avenue in the southwestern
portion of the study area only. Public facilities occur throughout the specific
plan area.

Another element which plays a role in defining the character of the specific

plan area is the image or streetscape of Newport Avenue and 17th Street. As the
major thoroughfares in the community, these two streets are traveled every day by
thousands of motorists. At present the streetscapes of 17th Street and Newport
Avemue are distinguished by a lack of coordination between landscape treatments.
These landscape treatments can be divided into four types: 1) visual and noise
barrier walls with landscaping; 2) visual and noise barrier without landscaping;
3) landscaped parkways as part of multiple-family residential or office develop-
ments; and 4) individual landscape treatments as part of single=family and some
professional office development.

Existing Housing Inventory - The North Tustin Specific Plan area contains an
estimated 1,326 dwelling units. For a relatively small area, North Tustin
exhibits a diversity of housing types, tenure, condition, and cost. This may be
attributable in part to its location between the built-out flat land of the Santa

Ana Basin and the less densely developed hillside communities of Cowan Heights
and Lemon Heights.

Housing within the specific plan area can be classified into three basic types,
detached single-family (conventional and rural subdivisions), attached single-
family (duplexes and planned developments), and multiple-family (rentals and
condominiums). A complete inventory of housing types can be found in Table 5.

The inventory is based upon the density and tenure of dwelling units within the
specific plan boundary.

Figure 9 shows the distribution of types of housing throughout the specific plan
area. As can be seen in the figure, a concentration of multiple-family units
fronts on the southeast side of Newport Avenue just north of the Tustin city
limit. Single-family attached units are located ad jacent to these multiple-family
units and extend past the intersection of La Colina and Newport Avenue. One large
planned development is located at the intersectiom of 17th Street and Newport

Avenue as well. The balance of the specific plan area is developed as medium~low
density, small estate subdivisions.

II-1-12
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North Tustin Specific Plan
Housing Inventory by Type
Number of Percent of Total

Housing Type Dwelling_pnits Dwelling Units
Detached
Single=family 196 D.U. 152
Attached
TOTAL 1,326 D.U. 1002

Source: EMA, Community Planning, February 1982
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Table 6 describes the estimated diversity in dwelling unit tenure in the specific
plan area. The information shown was developed by researching the County Assessor's
tax records. As can be seen, North Tustin has a moderate number of rental units.
Most of these rental units are multiple-family units located just north of the
Tustin city limit on Newport Avenue rather than dispersed throughout the community.
The vacancy rate for these units was not determined.

Determination of housing condition was based upon an EMA conducted windshield
gsurvey of the specific plan area. To rate structural conditioms the following
classification system was used: good, fair, poor and legal non-conforming.
These classifications are based upon the following criteria:

Good - well maintained; likely because of age and condition to be suitable and
habitable.

Fair - adequately maintained; likely because of age and condition to contain a
few unsuitable conditioms.

Poor - poorly maintained; uhlikely because of age and appearance to be suitable
and habitable.

Legal Non-conforming - fails to meet Zoning Code standards for minimum lot size,
setback or other development standard.

The standards of suitability/habitability refer to the condition of the housing
unit: it reflects a dwelling's appropriateness for occupancy in terms of apparent
structural soundness and capability to provide protection from the elements. Three
additional factors should be clarified about the windshield survey. First, the
criteria, as presented, are intended simply to obtain a cursory summation of overall
housing conditions. Second, the terms used are meant to be as self-explanatory as
possible. Third, the manner of survey, i.e., a visual interpretation, is not
intended as a definite or final determination of the existing structural conditions.

The results of the windshield survey are shown in Figure 10. Based upon the

above criteria, the condition of residential structures in the North Tustin
Specific Plan area is generally rated "good.” Most of the community consists of
well maintained, detached single-family homes on relatively large lots (10,000
square feet). However, along 17th Street and Newport Avenue some of the homes
have deteriorated and may be unsuitable for habitation. Some of these homes are
located on narrow lots created by early rural subdivisions. The figure also shows
that along Newport Avenue many homes which appear to be structurally sound have
been severely impacted by the widening of Newport Avenue needed to accommodate

the increased traffic volumes. The roadway widening has resulted in reduced front
yard setback for these homes. Therefore, although apparently sound dwellings,
they were classified a legal nonconforming uses in the windshield Surveye.

The final consideration of the housing inventory in North Tustin is cost of "for
sale” and "for rent” units. Precise data was not available to aid in this analysis,
Informal surveys of "for sale” housing prices and of rental rates for oultiple~
family housing were conducted by EMA staff in February, 1982. The results are

general in nature; however, they are indicative of relative housing costs in the
specific plan area.
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Housing Type

Single-family
Detached

Single-family |
Attached

Multiple=family

TOTAL

TABLE 6

North Tustin Specific Plan
Housing Inventory by Tenure

Rental Owner Occupied
Percent of Percent of

No. of D.U.'s Total D.U.'s No. of D.U.'s Total D.U.'s

NON-CONFORMING

65 5% 758 57%
55 42 141 102
259 20% 48 4%
379 292 947 71Z

SCOURCE: Assessment Roll of Secured Property in the County of Orange, Ca.
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The results of the "for sale”™ housing price survey are presented in Table 7. It
can be seen that a majority of these units are priced in excess of $150,000, of
which a substantial number are priced in excess of $200,000. A small number of
"for sale” units are priced under $100,000. “For sale” units priced in excess
of $100,000 are likely to be unaffordable to low and moderate income households
according to current County criteria. These criteria are revised on a montly
basis in response to various factors discussed in Appendix C.

Survey results of rental prices for multiple-family units are displayed in Table 8
and compared to County designated affordable rental rates for February 1982 in
Table 9. The table shows that the surveyed units were all within the designated
affordable ranges. Although the designated affordable rates are adjusted on a
monthly basis, it is assumed that a large share of multiple~family rental housing
is available to low and moderate income households in the specific plan area.

Change in the North Tustin Community

Patterns of Development - Figure 1l presents the pattern of development in the
specific plan area since 1970. Supporting statistical information is presented

in Table 10. Apparent in both the figure and table is the dominance of residen-
tial development in the area. Only 3 office projects totalling 1.8 acres have
been developed since 1970. All are located in the southwestern portion of the
study area. As of early 1982, only thirteen parcels totalling 19.0 acres remained
vacant or uncommitted to urban use within the specific plan area.

Within the residential development, single-family attached and multiple-family
housing development represent 88 percent of the dwelling units built since 1970.
This represents 70 percent of all attached and multiple-family units in the spe-
cific plan area. Further comparison to Table 5 shows that since 1970 the recent
dominance in local development of these types of housing units has increased them

as a percentage of the total housing inventory in the specific plan area from
16.2 to 38.0 percent.

Development of single-~family detached housing since 1970 has occurred through
subdivision of residual parcels or through lot splits. With the exception of lot
splits on the southern frontage of 17th Street, all detached housing built since
1970 is located to the north of 17th Street. Despite the recent dominance of
attached housing in the pattern of development, single-family detached dwellings
remain the dominant housing type in the specific plam area.

Land Use Policy and Regulation Changes = The Land Use Element of the General Plan
and the Zoning Code discussed earlier provide policy direction and regulationm for
land use and development throughout Orange County. This includes the specific
plan area. Since these documents are countywide in scope, land uses circumstances
unique to North Tustin have required more detailed planning and specific guidance
in order to interpret and apply countywide policy. This has been accomplished for
much of the development since 1970 in the specific plan area through Genmeral

Plan Amendments, zone changes and related conditions of approwval. Since 1980, the
transitional use policy of the Land Use Element has also been a comsideration at
least with respect to findings of general plan comsistency. Based upon compliance
with certain criteria, this policy allows "transitional uses”™ on residual parcels
no longer suitable for the use designated in the Land Use Element.
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TABLE 7

North Tustin Specific Plan
For Sale Housing Prices

Percent of Total

Price Range  ad _ Units Surveyed
<$100,000 - 7.52
$100,001-125,000 745
$125,001-150,000 26.02
$150,001-200,000 23.02
$200,001-300,000 26.52
$300,000+ _9.52
TOTAL 100.02

SOURCE: EMA, Community Planning, Pebruary, 1982.

TABLE 8

North Tustian Specific Plan
= Multiple-Family Monthly Rent Survey

No. of
Units Surveyed

No. of Monthly
Bedrooms Rent
1 © §335 - 355
2 | $375 - 475
3 $415 - 550

SOURCE: EMA, Community Planning, February, 1982.
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TABLE 9

North Tustin Specific Plan
Multiple~Family Rental Survey by
Affordable Monthly Rent

Affordable No. of Units
Income Category Monthly Rent Surveyed
Low-Moderate $470 111
Moderate I 8775 69
Moderate I1 5925 0

SOURCE: EMA, Information and Housing Development Office, February, 1982.

EMA, Community Planning, February, 1982
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North Tustin Specific Plan

Land Use’

Detached Single-Family
Attached Single-Family
Multiple~Family
Professional Office
Other Uses

Vacant

TOTAL

SOURCE: Orange County, EMA
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TABLE 10

Development Pattern

Pre-1970

Acres Dwelling Units
359.5 778

0 0

8.0 151

1.5 =

16.3

15.1 -
400.4 929
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Post=-1970

Acres Dwelling Units
13.8 45
22.2 196

11.0 156

1-7 =

304 =

52.1

397

DEVELOPED_ AFTER

wogur @ 1

=NL ©

VE_oPM._.JT ...

"



— T

Table 11 presents General Plan Amendments and zone changes in the specific plan
area since 1969. The location of each amendment or zonme change is shown in
Figure 12. Also referenced in both the table and figure are requests for change
which were denied. Use permit applications are not shown in the table or figure
although several applications have occurred in the past, of which some were
approved and others denied. Apparent in the figure is the concentration of the
requests for change along the arterial highways. Those changes representing a
substantial departure from the previous zoning or gemeral plan designatiom all
occur in the area south of 17th Street with the exception of zone change 72-56
which was denied. In nearly all of these cases an existing single-family resi-
dential use was replaced or proposed to be replaced by a use of higher intensity.
Because the uses surrounding the various applications were typically of less
intensity, many of the conditions of approval were intended to emnsure compatibility
of land use. Other conditions were intended to minimize adverse conditioms, such
as noise, which might affect occupants of the site.

Concept of Land Use Change - It is apparent from the pattern of events in the
North Tustin Specific Plan area that the use of land is a dynamic process. Im an
urbanized area, such as North Tustin, this process involves the recycling of land
into different uses primarily as a respomse to changes in the environment. Because
requests for change of land use are usually initiated independently by landowners,
a random pattern of change may occur. This pattern is especially likely when each
request is for a very small area. The guidance and regulation provided by county-
wide General Plan and zoning documents can, at times, be too broad in its direction
to properly address unique local circumstances. As a result, the perspective of
existing community character may be lost, and the process of "recycling” or land
use change may spread beyo.ad the area for which it may initially have been appro=
priate. However by providing a long term planning perspective which is focused on
local concerns, the process of land use change can be managed, and inappropriate
change and loss of community character avoided. Defining the nature of land use
change in North Tustin and an approach to manage it consisted of three steps:

1) understanding the envirommental factors which are bringing about the pressure
for change; 2) identifying the locations and specific parcels potentially subject
to change; and 3) defining a compatible level of change for specific parcels and
conditions under which change would be appropriate.

Sources of Change in the North Tustin Community

The enviromnmental factors which are the source of pressure for land use change
in the specific plan area include:

l. increasing regionally induced traffic and related noise along the arterial
streets; .

2. the need for road improvements as a consequence of the traffic;

3. traffic hazards associated with multiple access drives to arterials within
a relatively short distance;

4. changing preference in housing type due to much broader ecoromic and social
trends;

3. the stability or condition of housing or other land uses; and

6. irregular configuration of parcels.

Each of these factors is discussed below. While some of these factors are specific
to the North Tustin area, others have a much broader influence.
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North Tustin Specific Plan

TABLE 11

General Plan Amendments and Zone Changes

Since 1969
Original Proposed
No. Acres Designations Designation Action Conditions
GENERAL PLAN AMENDMENTS
74=1 8.3 1.2 Med. Low Res. 1.3 Med. Res. Denied
75-2 8.3 1.2 Med. Low Res. 1.3 Med. Res. Approved
78-2 4.5 1.2 Med. Low Res. 2.21 (S) Approved 1y 4,49, 10
Prof. Admin. 11
ZONE CHANGES
68.56 6.16 100-E4 CN Denied
71.24  4.42 Rl R2-6000 (2750)
PD(4000) Cond. Approved 7, 8,9
71.38 0.9 R4(7000)PD(3000) R2(1500) Denied
72.22 4.9 R1 . R2-1200(4000) Approved 7, 8
PD(4000)Cond.
72.36 4.2 100-E4 R1-10,000 . Approved
72.56 1.6 R4-7000(PD) PA Denied
72.57 3.86 R4~-7000PD-3000 R4 Approved
74.1 9.43 Rl & R2-12000(4000) R4(10000) Approved
Cond. & R2-6000 PD(6700) 28
(2750) PD(4000)
Cond.
75.13  9.43 R4(10000) R4(10000) Approved
PD(6700)28 PD(6500)
Cond 28
75.37 8.3 100-E4 RS(6500) Approved 5406401
PD(6500) Cond.
72270 w232 E4 R3 Denied
79.5 0.43 Rl & R4(7000) R4(3500) Approved len2y03; &
PD(3000) 26 Cond.
79.19  2.23 E4 & RP PA35 Cond. Approved 1
80.18 4.34 E4 RE Approved
81.2 0.65 E4 PA Denied
CONDITIONS

l. Site Plan Review

2. Acoustical Assessment

3. Sound Attenuation

4. Height Limitation

5. Height Limitation on Setback

6. Setback

7. Right-of-Way Dedication and Improvement

8. D.U. Limitation & APU Limitation if no PD Built
9. Access Limitation

10. Architectural Design Compatible with Single-Family
1ll. Preserve Mature Trees
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figure 12

SIS

GENERAL PLAN AMENDMENT
AND ZONE CHANGES

iyt

Regional Growth, Traffic and Noise - The first envirommental factor congidered is
regional urban growth, including its traffic and noise effects upon the specific
plan area. The region considered includes Community Profile areas 42 and 43. (CP
42 and CP 43). Land use information and population projections for these two areas
are presented in Table 12. Their location is shown in Figure 13.

As was discussed previously, the specific plan area and the area immediately
surrounding it are largely built-out. PFuture development in this area which
corresponds to CP 42 and the western and central portions of CP 43 is expected to
occur as infill of the remaining vacant parcels or recycling of previously built
areas. This is the same as the pattern now established in the specific plan ares.
Substantial suburban residential development is expected to occur in the remaining
uncommitted portions of CP 43 leading to a doubling of its populatiom by 1990.

Besides this residential development, growth in the region is expected to include
the proposed Orange Canyon Community College. The campus will be located in the
vicinity of the intersection of Chapman and Newport Avenues immediately north of

CP 43. The initial phase of the college is projected to open in 1984, and serve
850 students. When ultimately completed in 2015, it will serve an estimated 11,200
students.
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TABLE 12

North Tustin Specific Plan
Regional Land Use and Population Projections

Pogggatidn Housing
Com. Prof. 42 Com- Prof. 43 Com. Prof. 42 Com. Prof. 43
1980 49,695 11,909 19,576 3,541
1985 53,604 18,115 ) 20,039 5,061
1990 54,479 23,968 20,264 6,987
1995 54,835 26,781 20,593 8,286
Existigg Remaining
Development (acres) Undeveloped Land (acres)

Com. Prof. 42 Com. Prof. 43 Com. Prof. 42 Com. Prof. 43

Residential 3,473 2,198 98 356
(1.0-1.6)

Commercial 514 10 0 0
(2.0-2.2)

Industrial 259 0 0 0
(3.0-3.2)

Public 411 35 0 0
(4.0=4.1)

Open Space 29 6 45 1,085
(5.0-5.3)

Other Com. Use 157 395 N ]
Development

Constrained - - - 247

TOTAL 4,843 2,644 143.0 1,688

Sources: 1. . Population and housing projections are based on Orange County
Preferred III.
2. Development information is based on County of Orange Land Cover
Survey by ESRI.
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The principal roadways used by vehicles headed south and west from CP 43 are
17th Street, Newport Avenue and Chapman Avenue. As'a result of continued pop-
ulation growth in the region formed by CP 42 and CP 43 traffic volumes along
Newport Avenue and 17th Street are expected to continue increasing at a rate
comparable to that of recent years. Accompanying this anticipated growth in
traffic will be an increase in traffic related noise. The circulation planning
and noise attenuation implicatioms of increasing traffic and noise are discussed
in Chapter 2 of this division. Also associated with these traffic and noise
factors are local land use, housing and design comsiderations regarding appro-
priate land use. These include: 1) roadway improvement; 2) land use traffic
sengitivity; 3) direct arterial access; and 4) land use noise sensitivity.

Roadway Improvement = In 1978 Newport Avenue was improved to primary arterial
highway status (four lanes with a center median) in respomse to continued growth
in traffic volume. Part of this process involved widening of the street in
certain locations. Existing residential structures were removed from some
parcels, and others were left with a reduced front or rear setback. As a conse-
quence several single-family residences are located too close to the roadways to
achieve the privacy and buffering from noise associated with this type of housing.
1t appears this problem cannot be solved through recycling to the same use. In
some instances off-street maneuvering of vehicles is impaired, making entry or
exit of the road in a forward directionm difficult.

In the future, improvement of 17th Street to its adopted right-of-way (six lanes
with a center median) may require similar roadway widening. All development
along this street is single-family residential. A consequence of this action
may be reduction of building setbacks and, therefore, a potential lessening of
the privacy and quiet which is characteristic of this use.

Land Use Traffic Semsitivity — Privacy and quiet are two valued characteristics

of single-family residences. While equally valued in multiple~-family residences,
these characteristics are more difficult to achieve because of higher density.
Traffic volumes typical of arterial streets such as Newport Avenmue and 17th Street
are contrary to and degrade the privacy and quiet desired in residential use.

To lessen this degrading effect, residences are often oriented away from high
volume streets. Where building orientation is not an available means of resolving
this ¢conflict, deep setbacks and barriers ‘are often used to achieve some level of
privacy and quiet. In some situations, however, site conditions may preclude
effective use of any of these techniques. As a result, consideration of less
traffic sensitive land uses may be appropriate.

Direct .Arterial Access - Original development along some segments of Newport
Avenue,. 17th Street and Holt Avenue involved single-family uses with direct
driveway access to these streets. At the time of development, it is unlikely
that the regiomal circulation role of these streets was contemplated. Recent
professional office developments have replaced some of these residences, but have
usually, retained individual access drives. For both the residential and nonresi-
dential uses, the access drives are closely spaced. Multiple access drives to an
arterial, especially when closely spaced, present several safety hazards. Among
them are léft turns across the flow of traffic, entering or exiting the flow of
traffic in a reverse rather than forward direction and interference with the flow
of traffic at roadway intersections when inadequately spaced. Additional discus-—
sion of this problem is presented in Chapter 2 of this division.
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Land Use Noise Sensitivity - Residential uses are considered the most sensitive

to noise because of the mature of activities which occur over a 24-hour period.
Commercial and professional office uses are less sensitive primarily because of

the shorter period of time within which noise sensitive activities occur. However,
these uses can be a source of annoying noise for neighboring residential uses.
Other sensitive uses include schools, churches, hospitals and some recreation
‘facilities.

Because of recognized semsitivity to noise, standards have been established to
assess the compatability of uses and noise levels. These standards are not
intended to prohibit an activity or use, but rather they provide reference points,
above which corrective action should be taken to protect public health, safety and
welfare. Among the corrective actions may be alternative, less noise sensitive
land use, or lessening of noise effect through various site and building design
measures, and erection of noise barriers. Proper corrective action for each site
should be evaluated within the context of the surrounding community. Application
of corrective actions is most feasible as a requirement of new development. The
problem is more difficult for existing residences or offices because opportunities
to use site design to minimize noise effects are no longer available. This problem
is particularly acute for the residences located adjacent to the right=of-way for
Newport Avemue because of roadway improvements discussed previously.

Housing Trends in Orange County - The value of land and buildings as well as the
cost of comstruction have increased dramatically in Orange County since 1970.
Undeveloped or potentially underdeveloped parcels will respond to current market
conditions in plans for development or reuse, just as other development did before,
in order to realize a comparable return on investment. Because the envirommental
conditions present have changed, the type of use proposed by developers is likely
to be other than single-family residential along arterial roads. Compatability
with adjacent single-family residences must be addressed as part of design and
development of these uses and may indicate that the highest intensity use desired
may. not be the most appropriate use for achieving land use compatibility. A
balancing of land use compatibility and reasomable return on investment must be
addressed by planning for the specific plan area.

irregular Parcel Configuration - There are several locations throughout the
specific plan area where parcels with irregular configurations exist. As is
discussed previously, these parcels are associated with subdivisions which
occurred early in the development of the North Tustin area. Several of these
parcels are narrow and deep. Others are residual parcels with reduced depth
because of street improvements. A third group includes irregularly shaped
polygons. : K

These irregular lots are currently developed as detached eingle—family residences.
As these residences age, the lots are considered for reuse. Because of the market
forces just discussed and the greater flexibility for site development, proposed
reuse will tend to be higher density residential or nonresidential use.

Stability of Uses - A final envirommental factor contributing to pressure for
change of use in the specific plan area is stability of existing uses. Because
of rapidly increasing property values some parcels are considered by owners to
be suitable for higher intensity of use. Existing residences or structures are

II=1-26



' sometimes receiving minimal maintenance which contributes to instability of use.
Several older residences discussed previously under housing condition exhibit
such a conditiom.

Reapougigg to Changs

Pressure for Change ~ The preceding discussions have indicated that within the
North Tustin Specific Plan area the pattern of land use has been changing in some
locations due to various envirommental factors. It is also evident that the
surrounding community is susceptible to the effects of change if the process is
oot properly managed. Figure 14 depicts, in a general sense, the area comsidered
to be subject to pressure for change and the immediately surrounding community
potentially subject to the effects of that change. It is evident in Figure 14
that the pressure for change is limited to narrow corridors along the arterial
streets. The surrounding residential neighborhoods and uses which are oriented
awvay from these streets and generally toward residential collector or local streets
within the specific plan area provide a context for evaluating and managing the
potential changes and their effects.

Detailed Review Parcels - Within the area subject to pressure for change depicted
in Figure 14 all parcels were evaluated to determine specific locations potentially
subject to land use change. Figure 15 illustrates the parcels identified by EMA
staff through this process. These 101 parcels totalling 57.9 acres were combined
into thirteen parcel groups called “"detailed review parcels” for further evaluation
and land use planning. Table 13 provides a statistical summary of the detailed
review parcels.

Selection of the detailed review parcels was based upon the presence and effects
of the envirommental factors, discussed previously, and the stability of land use
" found on the various parcels. Figures 16 through 30 show each of the detailed
review parcels. The accompanying Tables 14 through 28, respectively list the con-
ditions present at each parcel group including those which led to its selection
for detailed evaluation and planning.

Emerging Land Use Pattern - The context for alternative land use scenarios is
established by the emerging land use pattern within and surrounding the specific
plan area. Within the specific plan area, alternatives represent different
approaches to defining limits and conditions for further land use change within
the context of established community character, the emerging land use pattern and
the environmental factors present.

Three themes are apparent in the land use pattern emerging in the specific plan
area at this time. First, the area north of 1l7th Street and the areas served by
Vanderlip and Warren Avemues consist of mature residential neighborhoods and com-
munity facilities which are not subject to pressure for change. These neighbor-
hoods are oriented inward to residential collector and local streets. This theme
continues within the unincorporated area to the north and east. Second, profes-
sional office and commercial uses within the City of Tustin extend to the city
limit/specific plan boundary at 17th Street, Newport Avenue and Holt Avenue. The
established neighborhoods along Holt Avenue and 17th Street are oriented to local
streets and have served to preclude further extension of nomresidential uses
along these two arterials. Third, land use along Newport Avenue to the south of
17th Street includes higher density residential along its southeast frontage and
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recently has experienced change to professional administrative use along its north-
west frontage nearest the Tustin city limit. Recently, medium density residential
was introduced at the intersectiom of Newport Avenue and 17th Street. Unlike the
area north of 17th Street and along Holt Avenue and 17th Street where residential
orientation is away from the arterial, previously residential parcels where change
has occurred in this third area are oriented toward and obtain direct access from
the arterial, Newport Avenue.

Effects of Change on Existing Neighborhoods - An important aspect of responding to
change is consideration of the effects of land use change upon adjoining uses.

The areas likely to be affected within the specific plan area are identified in
Figure 14 and consist of residential neighborhoods and individual residences. The
effects of change which could potentially affect these residential uses include:
1) neighborhood intrusion by traffic; 2) visual intrusion by direct line of sight
from ground or second story levels; 3) contrast in the character of buildings and
on site uses; and 4) nuisance effects such as glare and noise.

Neighborhood Intrusion - Neighborhood intrusion occurs when motorists use streets
designed for local residential circulation for -through trip circulation. It often
results when high traffic volumes om arterial streets provoke motorists to seek
alternative, less congested routes. High traffic volumes can also make left turn
ingress and egress to arterial access driveways difficult, prompting motorists to
make right turns through residential areas. The increase to traffic volumes and
traffic related noise which results from neighborhood intrusiom can be disruptive
of quiet and privacy within the affected neighborhoods. -Additional dfscussion of
neighborhood intrusion is presented in Chapter 2 of this division.
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Detailed Review Parcel

TABLE 13

North Tustin Specific Plan

Summary Detailed Review Parcels

No. of Parcels

Total Acreage

TOTAL

1

2

9a

9%

10

11

12

13

1

3

21

10

11

[+ :]

Pt
—
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1.30
6.94
5.85
4,99
1.88
é.S?
3.49
8.15
6.57
2.61

.93

2.79

Zoning
100-E4

100-E4

100-E4

100-E4

100-E4
PA35COND
100-E4

100-E4

100-E4

100-E4

R4-7000( PD)3000

R4-10000PD6500

28 COND
and 100-E4

100-E4
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Visual Intrusion - Visual intrusion refers to direct line of sight into private
interior or exterior living spaces from an abutting use. Visual intrusion is not .
associated with any particular land use, but rather, it is usually associated with
second story windows or openings and improperly screened parking areas. Because
of visual intrusion, occupants of the affected residences may be compelled to

ad just their lifestyle and may no longer feel comfortable using the affected areas.
Two story structures may also appear intrusive if they have the effect of obstruc—
ting views of open sky or distant horizon previously available to the resident.

Contrast with Residential Character - The discussion of existing community
character pointed out the contrast on building character between traditional
single-family residential and traditional nonresidential structures. In general
terms these contrasts are associated with building bulk, building materials, roof
design, landscaping, signs and parking facilities. Contrasts are also apparent
between the type of associated activities. These contrasts are most apparent in
terms of traffic gemeration and the 24-hour activity cycle.

Nuisance Activities - Because the activities associated with non-residential uses
occur according to a different cycle and require different facilities than resi-
dential use, they can potentially cause nuisances for abutting residences. Most
common of these are glare from parking facility lights and on-site vehicular noise.
Both nuisances can potentially intrude upon residential living spaces and represent
a substantial annoyance to residents.

Removal of Local Historic Structures - In some locations new development may have

the effect of removing structures of local historical or architectural value. The
historic properties report prepared as part of the specific plan process identifies
the locations of potentially valuable structures and recommends further investiga-

tion is warranted either on an as needed basis or as part of any area-wide historice
survey.

Evaluating Change - Three land use alternatives were prepared to evaluate the
effects of land use change upon the existing commmity and to assess the capabil-
ity of different land uses. to respond to envirommental factors present. Land uses
were varied within the detailed review parcels only. Land uses evaluated in the
alternatives included six densities of residential use, local commercial, two forms
of professional office use and community facilities. Typical characteristics of
these uses assumed for evaluation of their responsiveness to the various conditions
present in the specific plan area are presented in Table 29. Alternative land

uses considered for each of the detailed review parcels as part of the three alter-
natives are presented in Table 30. Land uses considered as part of preliminmary
discussions prior to preparation of the alternatives have not been included in the
table. Additional information concerning the land use alternatives is presented

in Appendix B. - :

Table 31 summarizes the general capabilities of each land use considered to

respond to the different envirommental factors affecting the specific plan area.

In conjunction with Tables 29 and 30, this information was used to evaluate the
suitability for different parcels of the proposed use in each alternative scenario.
The results reached in the evaluation are presented below.
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TABLE 14

NORTH TUSTIN SPECIFIC PLAN DETAILED REVIEW PARCEL 1
EXISTING CONDITIONS

AP NO. AREAISF.] ZONING USE

502-221-17 56,628 100-E4 Single-family residential

Detailed Review Parcel 1 consists of one large lot fronting on Newport Avenue
and Foothill Boulevard. The lot is developed with one single-familv residence
in good condition which may have local historical/architectural significance.
Access to the lot is gained from Foothill Boulevard and provides adequate
maneuverability for forward ingress and egress. The driveway is approximately
135 feet from the intersection of Newport Avenue and Foothill Boulevard. Uses
abutting the detailed review parcel include Newport Avemue 4m the west, Foothill
Boulevard on the north, Suburnas Way on the east, and two-story single-family
residences. The abutting residences include part of a contemporary single-
family subdivision and street-oriented single-family constructed prior to 1970.
In terms of noise sensitivity, single-family residential development, such as
that found in the area, is one of the most sensitive types of land uses. An
effective means of sound attenuation is not present on the site at this time.
Newport Avenue has already been developed to its ultimate right-of-way width;
however along Foothill Boulevard the ultimate right-of-way is 10 feet from the
existing roadside within the detailed review parcel and no curb or gutter facili-
ties presently exist on that frontage.
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TABLE 15

NORTH TUSTIN SPECIFIC PLAN DETAILED REVIEW PARCEL 2
EXISTING CONDITIONS -

AP NO. AREAIS.F.] ZONING USE
395-554-13 3,400 100-E4 Vacant
395-554-12 11,660 100-E4 Vacant

395-033-01 287,060 100-E4 ' Agriculture

Design Review Parcel 2 consists of one large lot fronting on Newport Avenue and

two smaller lots abutting at a right angle as depicted in Figure 17. Each lot

is vacant, however in the past the lots were used for agricultural purposes.

Access could be gained difrectly from Newport Avenue and Ervin Lane. Uses abutting
the detailed review parcel include Newport Avenue on the east and two-story single-
family residences along the remaining sides. The abutting residences are part

of a medium-low density subdivision constructed prior to 1970. Newport Avenue

has been improved to its ultimate right-of-way width and curb and gutter facili-
ties presently exist along the frontages.
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TABLE 16

NORTH TUSTIN SPECIFIC PLAN DETAILED REVIEW PARCEL 3
EXISTING CONDITIONS

p= =

AP NO. AREAIS.F.] - ZONING USE

395-041-11 5,800 100-E4 Agriculture
395-041-12 70,131 100-E4 Agriculture
395-041-13 179,031 100-E4 Agriculture

_ =

Detailed Review Parcel 3 sits on the signalized intersection of 17th Street and
Newport Avenue and consists of two very large lots and a drainage easement as
depicted on Figure 18. Each lot is wvacant; however in the past, the lots were
used for agricultural purposes. Access could be gained directly from Newport
Avenue, 17th Street, and Judy Anne. Uses abutting the detailed review parcel
include Newport Avenue on the east, 17th Street on the .south, and one and two-
story single-family residences on the remaining two sides. The abutting resi-
dences are part of a medium-low density subdivision comstructed prior to 1970,
The frontage along Newport Avenue has been improved and widened to the ultimate
right-of-way width; however along 17th Street, the ultimate right-of-way is

10 feet from the existing improved roadside within the detailed review parcel.
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TABLE 17

NORTH TUSTIN SPECIFIC PLAN DETAILED REVIEW PARCEL 4
EXISTING CONDITIONS

T =

AP NO. AREAISF.] . ZONING USE

385-571-09 21,000 100-E4 Single-family residential
395-571-14 82,551 - 100-E4 Single-family residential
395-571-15 29,065 100-E4 Single-family residential
395-571-16 14,931 100-E4 Single-family residential
395-571-17 41,275 100-E4 Single-family residential
395-571-18 28,600 100-E4 Single-family residential

oy T EEE “

Detailed Review Parcel 4 consists of 6 irregularly-shaped lots all fronting on
17th Street, except for the most eastern lot, which fronts on Gimbert Avenue and
one interior lot, which has no present access. Each lot, except for the interior
lot, is developed with one single-family residence, which vary in structural
condition from good to poor. The residence situated on the middle lot, as
depicted in Figure 19, is identified in the historic survey as a historic site.
The four lots fronting on 17th Street have separate access and adequate maneuvering
area for forward ingress and egress. The lot located on the cormer of 17th

Street and Gimbert Avenue has separate access to Gimbert Avenue, but does not

have adequate maneuverability for forward ingress and egress. Those access points
along 17th Street are spaced between 50 and 140 feet apart. The access point on
Gimbert Avenue is located approximately 120 feet from the intersection with

17th Street. Uses abutting the detailed review parcel include single-family

homes from both early and contemporary subdivisions. Those residences to the
north and west are predominantly 2-story structures. These abutting subdivisions
have a medium-low demsity classification, and all but the homes along the west
side of the detailed review parcel were constructed prior to 1970. In terms of
noise sensitivity, single-family residential development, such as that found

in this area, is one of the most semsitive types of land uses. Ultimate right-of-
way along 1l7th Street is 20 feet from the existing roadside within the detailed
review parcel and no curb and gutter facilities presently exist.
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TABLE 18

" MORTH TUSTIN SPECIFIC PLAN DETAILED REVIEW PARCEL 5
EXISTING CONDITIONS )

AP NO. AREAIS.F.] . ZONING Use

395-125-09 10,360 - 100-E4 Single-family residential
395-125-10 10,360 100-E4 Single-family residential
395-125-11 9,946 100-E4 Single-family residential
395-125-12 9,946 100-E4 Single-family residential
395-125-16 18,400 100-E4 Single-family residential
395-125-18 22,840 100-E4 Single-family residential

Detailed Review Parcel 5 consists of 6 average sized lots fronting on 17th
Street and Esplanade Avenue as depicted in Figure 20. Each lot is developed
with one single-family residence, which vary in structural condition from good
to fair. Separate access to each lot is gained directly from 17th Street and
Esplanade Avenue and in some instances provides inadequate maneuverability for
forward ingress and egress. The distance between access points vary from

20 to 95 feet. Access onto 17th Street and Esplanade are 120 and 60 feet
respectively from the signalized intersection. Uses abutting the detailed
review parcel include Esplanade Avenue and 17th Street on the east and south,
and one-story single-family residences along the two remaining sides. The
abutting residences are part of a medium-low density subdivision developed prior
to 1970. In terms of noise sensitivity, single-family residential development,
such as that.found in this area, is one of the most sensitive types of land uses
and no sound attenuation is present om the lots. Ultimate right-of-way along
17th Street and Esplanade Avenue is 13 and 10 feet respectively from the existing
roadside within the detailed review parcel and no curb and gutter facilities

presently exist along Esplanade Avenue.
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TABLE 19 |

NORTH TUSTIN SPECIFIC PLAN DETAILED REVIEW PARCEL 6
EXISTING CONDITIONS =

AP NO. AREAISF.] - ZONING USE

401-211-35 8,400 PA 35 CoMD Single-family residential
401-211-36 9,000 PA 35 COND Single-family residential
401-211-37 8,350 PA 35 COND Single-family residential
401-211-63 4,250 PA 35 COND Vacant

401-211-61 3,000 PA 35 COND Vacant

401-211-55 23,400 PA 35 COND Vacant

401-211-65 20,358 PA 35 COND Single-family residential

" 401-211-57 20,358 PA 35 COND Residential Office

401-181-24 =~ 14,697 E4 Single~family residential

Detailed Review Parcel 6 consists of nine lots of varying sizes fronting on
Newport and Warren Avenues. Three lots are currently vacant, one has a resi-
dential office use, and the balance are developed with single~family resi-
dences., Separate access to each lot is gained directly from Newport and

Warren Avenues. Adequate maneuverability for forward ingress and egress exists
along Newport Avenue; however, along Warren Avenue manueverability is restricted.
Distance between access points varies between 10 and 50 feet. Uses abutting the
detailed review parcel include Newport Avenue on the east, two-story offices

on the north and south, and ome-story single-family residences on the west.

The abutting residences, part of a medium-low density subdivision, and the
office uses to the south were constructed prior to 1970. Office uses to the
north were built after 1970, In terms of noise sensitivity, single-family
residential development is one of the most sensitive types of land uses. The
frontage along Newport Avenue has been widened and improved to its ultimate
width; however, along Warren Avenue no curb and gutter facilities presently
exist.
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TABLE 20

NORTH TUSTIN SPECIFIC PLAN DETAILED REVIEW PARCEL 7

EXISTING CONDITIONS

=1 =
Sefstes

AP NO. AREAIS.F.] ZONING USE

401-051-01 30,385 100-E4 Single-family residential/wholesale nursery
401-051-02 30,385 100-E4 Single-family residential/wholesale nursery
401-051-03 30,385 100-E4 Single~-family residential/wholesale nursery
401-051-04 30,385 100-E4 Single-family residential/wholesale nursery
401-051-05 30,385 100~-E4 Single-family residential/wholesale nursery

: =]

Detailed Review Parcel 7 comsists of five deep lots fronting on 17th Street. Each
lot is developed with one single-family residence, which vary in structural condi-
tion from good to poor. Separate access to each lot is gained directly from 17th
Street and provides adequate maneuverability for forward ingress and egress. These
access points along 1l7th Street are spaced approximately 60 feet apart. Uses abut-
ting the detailed review parcel include the abandoned S.P.R.R. right-of-way to the
east, 1l7th Street to the north, and ome and two-story single-family residences along
the two remaining sides. The abutting residences are a part of a medium-low density
subdivision constructed prior to 1970. In terms of noise sensitivity, single-family
residential development, such as that found in this area, is one of the most sensitive
types of land uses. Ultimate right-of-way along l7th Street is 15 feet from the
existing roadside within the detailed review parcel and no curb and gutter facilities
presently exist. e
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TABLE 21

NORTH TUSTIN SPECIFIC PLAN DETAILED REVIEW PARCEL 8
EXISTING CONDITIONS

.

AP NO. AREAISF.] - = ZONING USE
401-061-01 9,200 100-E4 Single-family residential
401-061-02 9,300 100-E4 Single-family residential
401-062-01 7,200 100-E4 Single-family residential
401-062-02 8,100 100-E4 Single-family residential
401-071-01 19,000 100-E4 Single-family residential
401-071-02 10,000 100-E4 Single-family residential
401-071-03 8,670 100-E4 Single-family residential
401-072-01 6,720 100-E4 Single-family residential
401-072-02 16,813 100-E4 Water pumping facility
401-072-03 8,050 100-E4 Single-family residential
401-072-04 11,800 100-E4 Single-family residential
401-072-25 7,275 - 1LOO-E4 Single-family residential
401-073-01 21,280 100-E4 Vacant

401-081-12 38,160 100-E4 Single-family residential
401-081-13 49,906 100-E4 Single-family residential
401-081-17 48,574 100-E4 - Single~family residential
401-081-40 11,200 100-E4 Single-family residential
401-081-41 13,520 100-E4 Single~family residential
401-081-26 27,700 100-E4 Private School
401-081-38 72 100-E4 Single-family residential

401-081-39 22,500 100-E4 Single-family residential

; o3

Detailed Review Parcel 8 comsists of 20 lots of varying size genmerally abutting
17th Street as depicted in Figure 23. Most of the lots are developed with one
single-family residence; however, quasi-public (preschool and water pumping sta-
tion) and vacant lots also exist. Two of the properties have been identified as
having potential local historical and /or architectural significance. All but
one lot has a separate access which open onto onme of the following streets: 17th
Street, Brenan Way, Strattom Way, or Windsor Place. Inadequate maneuverability
for forward ingress and egress is a problem for some lots; however, circular drives
circumvent this problem in other locations. Uses abutting the detailed review
parcel ‘include 17th Street on the morth with two signalized intersections at
Esplanade andHewes Avenues, local streets on the east and west, and single family
residences on the south. The abutting residences are part of a medium-low

density subdivision constructed prior to 1970. In terms of noise sensitivity,
single-family and school uses such asthat found in this area, are two of the most
sensitive types of landuses; however, attenuation measures are limited to only a
few of the parcels. Ultimate right-of-way along 17th Street varies between zero
and 20 feet from the existing roadside within the detailed review parcel and most
of the frontage is without curb and gutter.
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TABLE 22

NORTH TUSTIN SPECIFIC PLAN DETAILED REVIEW PARCEL 9a
EXISTING CONDITIONS

AP NO. AREAIS.F.] - ZONING USE

401-091-71 9,960 100-E4 Single-family residential

401-091-64 10,440 100-E4 Single-family residential

401-091-66 21,951 100-E4 Single-family residential

401-091-70 15,354 100-E4 Single-family residential

401-091-69 114,127 100-E4 Single-family residential/wholesale nursery
401-091-11 13,520 - 100-E4 Single-~family residential/wholesale nursery
401-091-12 22,534 100-E4 Single-family residential

Detailed Review Parcel 9a consists of seven irregularly-shaped lots fronting

on both Newport Avenue and Vanderlip Avenue. Each lot, except for the vacant
corner lot, is developed with one single-family residence, which are all in
good structural condition. The residenmce located on the largest lot, as
depicted in Figure 24, is identified as a historic site in the County's historic
survey. Separate access to each lot is gained directly from Newport Avenue or
Vanderlip Avenue, and all but the three most northern residences have adequate
maneuvering distance for forward ingress and egress. Those access points

along Newport Avenue are spaced between 70 and 100 feet apart. Access for the
one lot fronting on Vanderlip Avenue is located approximately 100 feet from the
intersection with Newport Avenue. Uses abutting the detailed review parcel
include Vanderlip and Newport Avenue to the south and east, and single-family
residences along the remaining sides. Those residences to the southwest are
part of a contemporary subdivision constructed prior to 1970. Those homes

to the north are within a single~family attached tract constructed after 1970.
In terms of noise sensitivity, single-family residential development, such as
that found in this area, is ome of the most sensitive types of land uses. A
noise attenuation wall separates the homes within the detailed review parcel
and the attached single-family development to the north. The widening of New-
port Avenue to the ultimate right-of-way line within this area has reduced the
front setbacks of the three northern lots within the detailed review parcel to
a legal non-conforming status. A flood control easement crosses the area, which
traverses three lots within the detailed review parcel. No curb and gutter
facilities presently exist along Vanderlip adjacent to this area.
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TABLE 23

NORTH TUSTIN SPECIFIC PLAN DETAILED REVIEW PARCEL 9a’
EXISTING CONDITIONS

AP NO. - AREAISF.] - ZONING USE

401-081-01 26,100 100-E4 Single~family residential
401-081-02 26,100 100-E4 Single-family residential
401-081-03 26,100 100-E4 Single~-family residential

. 2 yd=]
GO,N10 1t,0

Detailed Review Parcel 9a' consists of 3 deep lots fronting on Vanderlip Avenue.
Each lot is developed with one single-family residence, which are all in good
structural condition. Separate access to each lot is gained directly from
Vanderlip Avenue and provides adequate maneuverability for forward ingress and
egress. These access points are spaced between 40 and 100 feet along Vanderlip
Avenue., Uses abutting the detailed review parcel include Vanderlip Avenue

on the south side and single-family homes on all three remaining sides. The
abutting residences to the east and west are a part of a medium~low density
early subdivision constructed prior to 1970. The residences to the north are
within a medium-low density contemporary subdivision constructed before 1970.
In terms of noise semsitivity, single-family residential development, such as
that found in this area, is one of the most sensitive types of Iand uses. No
curb and gutter facilities presently exist along Vanderlip Avenue adjacent to
the detailed review parcel.
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TABLE 24

NORTH TUSTIN SPECIFIC PLAN DETAILED REVIEW PARCEL 9b
EXISTING CONDITIONS

b= -
STRISTHES

AP NO. AREAISF.] - ZONING USE

401-081-05 12,652 100-E4 Single-~family residential
401-081-04 25,304 100-E4 Single-family residential
401-081-35 12,250 ) 100-E4 Single-family residential
401-081-36 15,353 100-E4 Single-family residential
401-081-37 48,300 100-E4 Single-family residential

Detailed Review Parcel 9b consists of five lots of varying sizes fronting onto
Vanderlip Avenue and Cameron Lane as depicted in Figure 26. Each lot is developed
with one single-family residence. Separate access to each lot is gained from
Vanderlip Avenue and Cameron Lane and maneuverability for forward ingress and
egress is a problem. Distance between these access points along Vanderlip Avenue
are spaced approximately 20 feet apart. Uses abutting the detailed review parcel
include Vanderlip Avenue on the south and one-story single-family residences
along the remaining sides. The abutting residences are part of a medium-low
density subdivision comstructed prior to 1970. In terms of noise sensitivity,
single-family residential development, such as that found in this area, is ome

of the most sensitive types of land uses. The frontage along Vanderlip Avenue

is unimproved and the traffic empties onto Newport and Holt Avenues at inter-
sections controlled by STOP signs.
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TABLE 25

NORTH TUSTIN SPECIFIC PLAN DETAILED REVIEW PARCEL 10
EXISTING CONDITIONS

StTRISTHES

AP NO. AREAISF.] - ZONING USE

103-200-95 8,416 ?;5;'3380 Single-family residential

103-200-99 31,984 R4-7000 Single-family residential
“($D)3000

. 2yd=]

Detailed Review Parcel 10 consists of two lots approximately 200 feet square
fronting Newport Avenue as depicted in Figure 27. Each lot is developed with
one single-family residence. Separate access to each lot is gained directly
from Newport Avenue and inadequate maneuverability for forward ingress and
egress exists. These access points are spaced approximately 70 feet apart.
Uses abutting the detailed review parcel include Newport Avenue onthe west and two-
story multiple-family residential developments constructed before and after
1970. In terms of noise sensitivity, single-family residential development
is one of the most sensitive types of land uses and no attenuation presently
exists on the lots. The ultimate right-of-way along Newport Avenue has been
developed and improved with curb and gutter facilities. Consequently, this
action has reduced the front yard setback of the structures.
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TABLE 26

NORTH TUSTIN SPECIFIC PLAN DETAILED REVIEW PARCEL 11
EXISTING CONDITIONS

SHTRISTIES

AP NO. AREAISF.] ZONING USE
501-031-67 6,300 100-E4 Single-family residential
501-301-68 7,400 100-E4 Single-family residential
501-031-69 20,400 100-E4 Single-family residential
501-301-70 10,010 100-E4 Single-family residential
501-031-71 2,640 100-E4 driveway
501-031-92 7,750 100-E4 Single-family residential
501-031-93 13,800 - 100-E4 Single-family residential
501-031-64 9,540 100-E4 Single-family residential
501-031-91 7,300 100-E4 Single-family residential
501-031-89 18,800 100-E4 Single-family residential
501-031-87 26,496 R4(10,000) Single-family residential

PD 6500 28 COND

Detailed Review Parcel 11 consists of eleven irregularly-shaped lots fronting
on Newport Avenue and Skyline Drive, except for ome interior lot which presently
has no access, as shown in Figure 28, Each lot, except for the interior lot, is
developed with one single-family residence constructed prior to 1970. These
homes vary in structural condition from good along Skyline Drive to fair along
-Newport Avenue. Separate access to each lot is gained directly from Newport
Avenue or Skyline Drive, except for one interior lot along Skyline, which shares
an access easement. Those access points along Newport Avenue are spaced appro-
ximately 80 feet apart and gemerally provide inadequate maneuverability for
forward ingress and egress. The access points along Skyline provide access to
two homes, as depicted in Figure 28. Uses abutting the detailed review parcel
include Newport Avenue and Skyline Drive on the west and north, respectively,
and single-family residences on the two remaining sides. Those abutting resi-
dences to the south are medium density attached homes constructed after 1970.
The homes to the east are part of a medium-low density subdivision and located
outside the specific plan area. In terms of noise sensitivity, single-family
residential development, such as that found in this area, is one of the most
sensitive types of land uses. A sound attenuation wall is located along the
southern boundary of the detailed review parcel, which surrounds the medium
density residential development in this area. The widening of Newport Avenue

to the ultimate right-of-way line within this area has reduced the front
setbacks of most lots along this arterial to a legal non-conforming status.

No curb and gutter facilities presently exist along Skyline Drive adjacent to
the detailed review parcel. ;
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TABLE 27

NORTH TUSTIN SPECIFIC PLAN DETAILED REVIEW PARCEL 12
EXISTING CONDITIONS

AP NO. AREAIS.F.] . ZONING

USE
401-191-02 72,309 R1-10,000 Private School
401-191-28 10,350 E4 Single-family residential
401-191-27 7,950 E4 Single-family residential
401-191-15 12,400 E4 Single-family residential
401-191-30 5,850 E4 Single-family residential
401-191-31 5,740 E4 Single-family residential
401-191-29 17,250 E4 Single-family residential
401-181-22 14,420 E4 Private School

Detailed Review Parcel 12 comsists of eight irregularly-shaped lots fronting on
Newport Avenue and Cameron Lane, as depicted in Figure 29. The most northerly

and southerly lots are developed with private school uses., All other lots each
contain one single-family home, which vary in structural condition from good to
fair. Separate access to each lot is gained directly from Newport Avenue, except
for two lots, which gain separate access from Cameron Lane. The single-family
developed lots along Newport Avenue and Cameron Lane do not have adequate maneuver-
ability for forward ingress and egress. The private school onthenorth lot provides adequate
maneuverability by taking access at two points along Newport Avenue. One is at

the intersection with La Colina Drive and the other is approximately 300 feet
north. Access to lots along Newport Avenue are spaced between 20 and 200 feet
apart. Uses abutting the detailed review parcel include Newport Avenue to the
east, a church to the north and single-family residences along the two remaining
sides. The abutting residences are a part of a medium-low density contemporary
subdivision developed prior to 1970. In terms of noise semnsitivity, the single-
family residential development and schools are two of the most sensitive types of
land uses. Due to the widening of Newport Avenue to the ultimate right-of-way
line, three lots within the detailed review parcel have reduced front setbacks,
which are classified as legally non-conforming.
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TABLE 28

NORTH TUSTIN SPECIFIC PLAN DETAILED REVIEW PARCEL 13
EXISTING CONDITIONS

AP NO. AREAISF.] . ZONING USE ,
501-011-53 62,100 R1 Single-family residential
501-011-28 . 16,450 R1 Multiple-family residential
501-011-29 11,700 Rl Single-family residential
501-011-36 41,250 Rl Multiple-family residential
501-011-30 34,650 Rl Single-family residential
501-011-31 34,650 R1 Single-family residential
501-011-32 34,650 R1 Single-family residential

- 501-011-33 23,540 R1 Single-family residential
501-011-34 5,094 R1 Swimming Pool
501-011-35 3,943 R1 Vacant

_ Tes
&0,n1 0 11,0

Detailed Review Parcel 13 consists of ten exceptionally deep lots and a flood
control easement fronting on La Colina Drive. Six lots are developed with
single-family residences varying in structural condition from good to fair.

One lot has a multiple-family use, another has a swimming pool, and the

balance of the lots are vacant. All residences except the multiple-family

have separate access gained directly from La Colina Drive and sufficient

area is provided for forward ingress and egress. The distance between these
access points along La Colina Drive varies between 15 and 40 feet apart.

Uses abutting the detailed review parcel include La Colina Drive on the north,
multiple-family on the west and ome-story single-family residential on the
remaining sides. The abutting residences are part of a medium-low density sub-
division and duplex project comstructed before and after 1970 respectively.

In terms of noise senmsitivity, residential development is one of the most sensi-
tive types of land use; however, no mitigation measures are apparent. Ultimate
right-of-way along La Colina Drive is 10 feet from the existing roadside

within the detailed review parcel and no curb and gutter facilities presently
exist. Traffic on La Colina flows either to the signalized intersection at Newport
Avenue on the west or towards Red Hill Avenue to the east.
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TABLE 29

North Tustin Specific Plan

Characteristics of Land Uses Considered for Detail Review Parcels

Land Use Designation

Residential

1.3 Medium Low Density
(2,0 = 3.5 du/fac)

1.4 Medium Demnsity
(3.5 = 6.5 cu/ac)

1.5 Medium High Density

(605 - 18.0 dn!ac)

1.6 High Density
(18.0 du/ac - 28.0 du/fac)

General Characteristics

Detached single family dwelling units on
individual lots generally greater than 10,000
square feet. Dwelling units may be one or
two stories high. Dwellings are usually
within a neighborhood setting in which indi-
vidual driveway access to public local streets
is typical, although several units may gain
access from a common private road in some
locations.

Detached single family dwelling units on
individual standard size lots (6,000 square
feet). Clustered or attached housing arrange-
ments are possible through the planned develop-
ment process. Units may be one or two stories
high. Dwellings occur within a neighborhood
setting in which individual driveway access

to public streets is common.

Attached dwelling units developed as a project
with an internal circulation system serving all
units, limited private open sapce in the form
of patios or balconies and common open space
for recreation facilities and setbacks between
building and property lines. Dwelling units
(buildings) may be one or two story; however,
two story structures are generally necessary

to achieve the higher end of allowable demsity
range. Dwellings usually will be intended for
owner occupancy although rental units may occur.
Duplexes and townhomes are common. "Air space"
condominiums with one dwelling unit above or
below another are not necessary to achieve
allowable density.

Attached dwelling units developed as a project
with an intermal circulation system serving all
units. Limited private open space in the form
of patios and balconies and common open space
for recreation facilities and setbacks between
buildings or to property lines. Buildings
containing dwelling units are two stories.
Dwellings may be intended for either owmer or
renter occupancy. Townhouse style developments
may occur at the lower demsities; however, "air
space” units or flats are typically necessary
to achieve higher densities.
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TABLE 29 (continued)

2.1 Local Commercial Retail Commercial stores developed in a shopping
center. The shopping center would be intended
to serve residents of nearby neighborhoods.

The major or anchor tenant would be a super-
market with other tenants including small
specialty and service shops. The shopping
center would have intermal circulation and
on-site parking facilities designed to serve
all tenants. Buildings would be predominantly
one story although some two story buildings
would be present. Buildings would be developed
with a common design theme. Operating hours

of businesses would be restricted at night.

3.2 Professional Administrative Office buildings whose tenants provide

Office professional or administrative services to the
surrounding community. Buildings may be
developed separately or in groups as part of
a larger project. A consistent design theme
between separate projects would emerge, only
if required. Buildings would be two stories
and predominantly massive in appearance, unless
regulated. Parking facilities would be provided
on-site with some coordination of access and
internal circulation achieved between separate
projects in order to limit the number of access
point to streets.

4.1 Community Facilities Community facilities include existing and future
- schools (public and private) and churches in the
area. Buildings would be larger than nearby
residences. A low profile, typically one story
would be maintained although roofs of some
churches may be peaked more steeply and reach a
- greater height than is common of neighboring
residences. Each site would provide internal
circulation and on-site parking facilities.

5.2 Recreation Parks, including recreation facilities, and
bike routes.
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TABLE 30

Nerth Tustin Specific Plan

Alternative Land Uses

Existing Use
1.3 Medium Low Density

1.3 Medium Low Density
(vacant)

1.3 Medium Low Density
(vacant)

1.3 Medium Low Density

1.3 Medium Low Density

3.2 Professional
Administrative

1.3 Medium Low Density

1.3 Medium Low Density
(includes school)

1.3 Medium Low Demnsity

1.61 High Demnsity
1.3 Medium Low Density

1.3 Medium Low Density
(includes school)

l.4 Medium Demnsity
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Alternative
Uses Considered

3.2 Residential Office

1.3 Medium Low Density
1.51 Medium High Density
4.1 Public Facility

1.4 Medium Density
1.52 Medium High Density
2.11 Local Commercial

1.4 Medium Demsity
1.51 Medium High Density

1.4 Medium Density
1.5]1 Medium High Density

3.2 Professional Admin,
(with design controls)

1.4 Medium Demsity
1.5]1 Medium High Density

1.4 Medium Demsity
1.51 Medium High Density
4,1 Public Facility

1.4 Medium Density
1.52 Medium High Density

. 3.2 Professional

Administrative
None
1.51 Medium High Density

1.4 Medium Density

3.2 Professional
Administrative (with
and without design
controls)

4.1 Public Facility

1.51 Medium High Density



TABLE 31

LAND USE RESPONSE TO ENVIRONMENTAL FACTORS

Land Response to Factors
p.,;nu::;,m Traffic Cemeration/Semsitivity Neise Sensitivity (traffic) Housing/Land Use Trends Arterial Access

3 Medium Low Densiry

o]
e}

o]

low generation rate 12 te/du
most traffic genmerated at
peak hours

24=hour activity cycle not
compatible with high traffic

volume, especially when hous-

ing oriented to high volume
street.

O 24-hour activity cycle
not compatible with
noise

O noise attenuation thru
building design if
oriented toward noise
source; barrier for
other orientation

Qnot a significant noise
source

© shrinking market due
to high price.

O preferably oriented to local
streets

O potential safety hazards for
arterial access

4 Medium Densicy

O same as medium low density
higher density permits

more flexibility of design
for multi-unit project to
mitigate impact of traffic

'Qmeumd:hmlw

density

O shrinking market due
to high price.

O same as medium low density

O higher density permits more
flexibility of design through
planned t process
to minimize direct access points

i Medium High Density

low genmeration rate 8 te/ du;
higher density makes genera-
tion comparsble to medium
density om per acre basis
24~hour cycle low compati-
bility with high traffic
volume; higher demsity per-
mits flexibilicy in site de-
sign to mitigate traffic
impact.

O 24=hour activity cycle
not compatible with
noise.

O greater flexibiliry to
use site design, bar-
riers and building ma-
terials to attenuate
noise on small parcels

O oot a significant
noise source

O increasing share of
owner occupied market
because of moderate
price of attached units

O may be oriented to arterial thru
use of internal eirculation with
limited access points.

© access to collector or local
streets preferable for reducing
possible safety hazards.

5 High Density

same as medium high demsity

O same as medium high
density

O typically for remtal
units; recemt decrease
in comstruction due
to short term unpro-
fitabilicy,

O frequently used to
meet affordable housing
requirement.

O same as medium high demsity.

1 Local Commercial

bhigh generatiom rate 55
te/1000 s.f.

traffic g ted th h

day and evening; peaks Eiffer-

ent from normal peaks.

large number of turning move-
ments may disTupt efficient
traffic flow,

orientation to high traffic
streets preferred.

O moderate, to low sensi-
tivity due to uses and
limited activity ecyele

Q potential noise source
from pick-up and deliv-
ery activities during
morning and evening
hours may affect adja-
cent residencial

O improved shopping
convenience.

O extends change to
non-residential
beyond 17th Street.

O preferably oriented to major
or primary arterial.

O internal circulactiom with well
spaced access driveways.

P ial safecy h d if large

mumber of turning movements

during high traffic volume

periods.

QO adequate space for turn pockets

required.

Z Prof. Admin.

variable gemeration rate -
12-21, trips/1000 s.f.
substantial generation st
peak hours.

large number of turnming

o s may impede thru
traffic movement

O activities compatible with
high traffic volume,

O same as commercisl

O extends pattern of
% along Kewp

ag t.

© internal circulation with
limited access points along
arterial

Q potencial safety hazard
if large number of turning
movements during peak hour

1 Public Facilicy O variable generation rate up |O bigh noise semsitivity | O not applicable. O preferably oriented to local
ncludes public and te 19 te/1000 s.f, (primarily daytime streets.
‘ivate schools and Q schools may contribute to activities) . O limited mmber of access drive-
aces of worship) morning peak hour traffic; O not a significant noise vays preferable.

highest generation for source

churches on Sunday O site and building

O activities sensitive to design useful in

high traffic conditions attenuation

wvithout site and build-

ing design mitigation
.2 Recreation O variable gemeration rate O moderate to low O needed to serve O street oriencation depends on

most traffic in evening
hours and weekends
most uses compatible to
high ctraffic volumes.

sensitivity to noise
depending on use

O mederate to low source
of noise

established and
future neighborhoods.

facilicy
© limited access points required.

NOTE: Reformatted June-|
1986. no text
changes.




TABLE 31 (continued)
LAND USE RESPONSE TO ENVIRONMENTAL FACTORS

M“"i U':m, Parcel Configuration Compatibility with S.F. Res. Suitab in Land Use Pateern
Designation

+3 Medium Low Density

Q individusl unite require suffi-
cient depth to provide privacy
and buffering.

© irregular shape difficult to develop
efficiently as single or multi-umit
development.

O ‘Highly Compacible

QO most suitable north of 17th or in

established neighborhoods south of
17¢h.

O 1least suitable in area of change

along southern Newport Avenue.

.4 Medium Density

O individual units require sufficient
depth to provide buffering.

Omulti-unit development feasible on
irregular parcel thru planned develop-
ment.,

O cospatible, same basic type
of dwelling,

Q wmost suitable north of 17th or in

established neighborhoods south of
17th.

Q depending on land cost, may be

feasible as pl d develop on
large parcel/psrcel group aleng
southern Newport.

.5 Medium High Density

O attached dwellings and common open
space provide greater flexibility for
developing irregular or small lots

QO leas depth needed than for detached
units ¢o achieve acceptable level of
buffering and privacy.

Q moderate compatibilicy

QO compatibility improved thru
sensitivity of site and building
design.

O wmost suitable to south of 17th Street|

or for irregular parcels not well
suited to detached housing use,

+6 High Denmsity

Q same as medium high density.

Q lov compatibility, difficult to
mask density throughwite and build-

ing design.

Q higher level of activityomaper
acre basis contrasts with single
family residential.

O most suitable along scuthern Newport
© not suitable to merth of 17th.

.1 Local Commercial

O requires site greater than 4
acres.

QO sufficient fromtage to separate
access points required.

O some flexibility in site design
to accommodate irregular parcel.

O low compatability ~ restrietion
on permitted uses required.
expsnsive parking lot contrasts
with residentizl character,

O building bulk potentially
contrasts;height=length ratioc
limits needed.

O wmost suitable to southef 17th Street
O limited suitability at 17th - Newport

intersection 4f errict design controls
applied.

.2 Prof. Admin.

O adaptable to irregular configuracicn
O greater flexibility with larger
parcel size.

O low compatibilicy due to building
bulk unless scale controlled.

O expansive parkimg lot contrasts
with residential character.

O most suitable along southern Newport
Q ®mot suitable to morth of 17th Street.

.1 Public Facility
includes public and
rivate schools and
laces of worship)

O large site srea required.
O adasptable to irregular configuration
provided sufficient width and depth.

O normally compatible with sensitive
site plamning

© sultable in all areas.

1.2 Recreation

O large site ares Tequired.
© adaptable to irregular configuratien.

O compatible depending on size
of area served.

O suitable in all areas.

NOTE: Reformatted June
1986, no text
changes.




Detailed Review Parcel 1 - Because of its location to the north of 17th Street

and adjacent to stable medium=low density residential uses, continued medium-low
density residential use appears most appropriate. The low intensity office use
considered as an alternative was considered less appropriate. Introduction of
office use to this location at this time could stimulate additional applications
for nonresidential use to the north of 17th Street and begin a trend of non-
residential uses in the vicinity as has been noted for some locations to the south.
The signals and complex pattern of turning movement on Newport Avenue appear to
make safe access to the site difficult from this street.

If the existing residence is maintained, the large site area cam facilitate
mitigation of noise, traffic and access factors through erection of sound barriers,
maintaining setbacks and reorienting access to Suburnas Way. It may be possible

to retain the existing structure in deference to its potential local historical
value and introduce two or three additional residences. If the existing structure
were removed, it would enable comstruction of four to five dwelling units, possibly
as part of a planned development. Measures to mitigate the traffic, noise and
access factors could be included in such a planned development.

Detailed Review Parcel 2 - Because of its location to the north of 17th Street

and adjacent to stable medium—-low density residential neighborhoods, continued
medium—-low density appears most appropriate and compatible. The public facility

use (church) requested by the property owner, Diocese of Orange, would also appear
acceptable if site design is sensitive to the effects of traffic and noise generated
by public facility use. '

Detailed Review Parcel 3 - Parcel 3 is situated at the juncture of the established
medium-low density neighborhoods north of 17th Street and the arterial oriented
parcels to the'south of 17th Street. Because the parcel is located north of 17th
Street and is adjacent to medium-low density neighborhoods, residential use (1.3,
1.4 or possibly 1.51) may be appropriate. Substantial traffic noise, traffic
volume and arterial access factors would need to be resolved through building and
site design. Local commercial use was comsidered because the site is adjacent to
major and primary arterial highways. Local commercial use would be less sensitive
to traffic generated noise and would buffer abutting residences from its effects.
However, associated with commercial use are issues of incompatibility with adjacent
residential neighborhood because of on-site noise, intensity of use and access con-
straints due to limited distance from the 17th Street-Newport Avenue intersection.

~ The traffic generated by residential use would be less than that which would result
from commercial use and, therefore, the associated access comstraint would be less.

Detailed Review Parcel 4 - Parcel 4 is situated north of 17th Street indicating
continued medium-low density may be appropriate. However, it comsists of several
irregularly shaped and underdeveloped parcels for which consolidation is desirable.
Through consolidation, modern site planning techniques could be applied which would
reduce the number of direct arterial access points, and permit flexibility of site
design. This option would not be available if each parcel were to develop inde-
pendently. Land cost potentially associated with consolidation and housing trends
indicate higher density would be part of any proposal. For higher density to

be appropriate at this location, sensitive site planning would be necessary.

The proximity of medium density on the opposite frontage of 17th Street and the
opportunity through site design to buffer and orient buildings away from medium-

low density neighborhoods suggest higher density housing may be feasible with
' parcel comsolidation.
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Detailed Review Parcel 5 = Because of its location to the north of 17th Street
and within or adjacent to established neighborhoods, continued medium=-low density
use appears appropriate. Comsolidation of two parcels fronting 17th Street

would permit construction of two or three dwellings and facilitate access from
Esplanade to alleviate traffic, noise and arterial access factors affecting these
two parcels.

Detailed Review Parcel 6 - The present professional office designation appears
appropriate for parcels fronting on Newport Avenue. Existing conditions of
approval may require further refinement in order for office use to be compatible
with adjacent residences and to control the number of direct access points. Site
development will need to be sensitive to off-site views particularly from resi-
dences to the rear. The parcel fronting Warren Avenue is part of an established
neighborhood which gains access from a residemntial collector. In this location,
continued medium—-low density appears appropriate.

Detailed Review Parcel 7 - The irregular parcel configurations within this
detailed review parcel indicate the need for consolidation in order to reduce
the number of arterial access points and facilitate modern site design. Land
costs potentially associated with consolidation and housing trends indicate
higher density housing would be part of any comsolidation proposal. Site design
would need to be sensitive to privacy and views from rear yards of adjacent
residential uses.

Detailed Review Parcel 8 - The medium=-low density uses within detailed review
parcel 8 are sensitive to the existing traffic volumes and related traffic noise.
Several of the parcels are within existing neighborhoods. The most appropriate
use in these locations would appear to be continued medium-low density residential
with improved noise attenuation, as needed. This approach would ensure the
integrity of these neighborhoods. Other parcels have direct access to 17th Street
and are affected by the same traffic and noise factors. Because the opportunity
to relieve noise and traffic effects while retaining existing stable residences

appears to exist, change to nonresidential uses does not appear appropriate at
this time.

Detailed Review Parcel 9 - Individual lots within detailed review parcels 9a and
9b which obtain access from Vanderlip are generally part of existing residential
neighborhoods. Continued medium-low density residential appears appropriate in
these locations. This continued use could occur as retentiom of existing resi-
dences or comsolidation of lots which would permit development of new units.

Lots within 9a which obtain access from Newport Avenue and are not part of an
existing neighborhood appear appropriate for recycling. The irregular configur-
ation of these lots indicates a need for comsolidation in order to facilitate
greater flexibility in site design. Because of substantial lot depth, future
development as higher density residential may be appropriate. Residential use
would enable limiting of direct access points and could respond to traffic and
noise factors through barriers and setbacks. Professional office use would also
be able to effectively respond to traffic noise and could buffer abutting
residences from its effects. Office use would produce higher traffic volumes
than residential use. Limited access points would be a necessary part of site
planning for circulation conflicts. Either higher demsity residential or pro-
fessional office would require site design to be semsitive to adjacent residen-
tial neighborhoods particularly with respect to noise produced on site and poten-
tial visual intrusion by two story structures upon the indoor and outdoor living
areas of individual dwellings.
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Detailed Review Parcel 10 - Development of higher density residential appears
appropriate because of traffic, noise, housing trends and access factors present.
Adjacent uses are medium-high or high density residential.

Detailed Review Parcel 11 - Because of multiple access points and irregular parcel
configuration, consolidation of parcels appears appropriate. Through consolida-
tion, modern site and building design techniques can be applied to resolve traffic
noise and access factors. Higher density residential appears appropriate because
of housing trends, the presence of medium-high density to the south and potential
land use change across the street. Sensitive design would be necessary to avoid
visual and privacy conflicts with adjacent residences.

Detailed Review Parcel 12 - The private school within this parcel group is an
established use expected to continue. Residences on remaining parcels gaining
access from Newport Avemue exhibit characteristics of instability, possibly as a
result of street widening, noise and traffic. Irregular configuration and limited
parcel depth make resolution of factors difficult through residential use. Pro-
fessional office use may be appropriate if access points can be limited and site
and building design can achieve compatibility with ad jacent neighborhoods. Lots
which are a part of the established residential neighborhood of Cameron Lane appear
appropriate for continued residential use at this time.

Detailed Review Parcel 13 - The size and irregular configuration of parcels within
this group indicates probable underdevelopment. Consolidation would permit effec-
tive use of modern site planning to increase the density of use but maintain com=-
patibility with ad jacent neighborhoods. Land costs potentially associated with
consolidation and housing trends also suggest a preference for higher density
residential.

The Role of Community Design - Evident in the preceding discussion is the important
role of community design in resolving problems of compatibility for land use and
community character. Because of the dominance of single-family residential charac-
ter in the area, other uses will tend to be of contrasting character unless design
standards are applied to modify their appearance. Characteristics distinctive of
single-family residential uses which should be reflected in such modifications
include: wide landscaped area between the.building and street; limited paved areas
for vehicles in front of buildings; use of trad’ :iomal building materials (wood,
brick, stone, stucco); limited building bulk (height to length ratio); and pitched
roof lines. Within the specific plan area single-family residences are predomin-
antly one story, although two story buildings are also present. Therefore, the
presence of second stories is also a consideration for nonresidential uses within
the specific plan area. Semsitive treatment of the streetscape along 17th Street
and Newport Avenue can also be an effective measure for achieving unity and
compatibility of community design.

Preparing Land Use Standards - State law requires specific plans to include all
detailed regulations, conditions, programs and legislation necessary for their
implementation. In some instances this can be accomplished through existing
ordinances. For the North Tustin Specific Plan area, land use standards and
regulations tailored to respond to local conditions are warranted to achieve
compatibility of land use and development character. While some standards
within the Zoning Code may continue to be appropriate, others are needed which
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respond to such unique local concerns as interface between single-family resi-
dential and other uses, continuity of design along arterial corridors, compat-
ability of character between different types of land use and minimizing direct
arterial access.

The Role of Special Incentives - Incentives can be an effective mechanism for
achieving desired land use and design objectives while still being responsive

to market forces which influence development. The obsolete subdivision patterns
present on several of the detailed review parcels have created the situation

of "underdevelopment”, described previously. However, permitting separate
higher density residential or professional office development on each of these
narrow or irregularly shaped parcels could result in continued multiple access
points to arterials with the associated traffic hazards. Encouraging parcel
consolidation through structured incentive programs can be effective in resolving
this and other envirommental issues which are present while still responding to
current market forces.
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GOALS AND POLICIES

The goals and policies presented in this section provide direction for implementing
the County General Plan within the area of the North Tustin Specific Plan. They
are focused on resolving the issues described in the previous section. Although
these goals and policies find their basis in and are comsistent with the respective
countywide documents, they are applicable to the North Tustin Specific Plan area.

Goals

A. Compatibility with Existing Community

Promote future development which is compatible with the existing surrounding
community.

B. Innovative Development Concepts

Promote innovative development concepts that contribute to resolving land
use problems in the area.

C. Balance of Housing Opportunities

Seek a balance of housing opportunities through encouraging a variety of
types and densities of housing.

Policies

The policies have been organized according to the goal which they are intended
to achieve. The goals are referred to by their short title.

A. Compatibility with Existing Community

A=l Establish and enforce detailed development standards which emphasize a
residential character for all development.

A-2 Orient employment land uses toward major and primary arterial streets so
that activities associated with these uses will have minimal effect upon
ad jacent residential neighborhoods.

A-3 Use landscaping to enhance building design and, where necessary, to soften
the effects of building and pavement. 5

A-4 Ensure new development provides an appropriate buffer to adjacent existing
uses of less intensity.

'A-5 Require exterior signage and lighting to be subdued in character and non-
intrusive upon neighboring uses.

B. Innovative Development Concepts

B-1 Establish and enforce design standards for improving the visual attractiveness
of the arterial corridors in the .specific plan area.
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B-3

B-4

B-5

C.

Cc-2

Encourage parcel comsolidation or joint development planning within detailed
review parcels.

Encourage use of the planned development process for coordinating development
within the detailed review parcels.

Encourage architectural unity of employment land use.

Encourage a street orientation for professional office buildings in order to
better use the building to screen at-grade parking lots from view.

Balance of Housing Opportunities

Maintain the quality and integrity of housing in the existing residential
neighborhoods.

Enhance the role of medium and high density housing, both owner and tenant
occupied, in meeting local housing need.
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IMPLEMENTING STRATEGY

Seven programs have been identified for implementation of the land use and design
chapter. These programs include: 1) Specific Land Use Plan; 2) Land Use and
Development Regulations; 3) Parcel Consolidation Incentive Program; &) Countywide
Affordable Housing Program; 5) Community Design Guidelines and Standards;

6) Historic Survey Program; and 7) Arterial Streetscape Program. Each program

is described below. Also discussed at the end of this section in the manner in
which this chapter carries out the intent of the General Plan.

Specific Land Use Plan

Overview - Figure 31 presents the Specific Land Use Plan for the specific plan
area. Table 32 summarizes the statistical information associated with each speci-
fic land use designation. These designations in Figure 31 and Table 32 are indica-
tive of maximum allowable development conditions. Actual development will probably
occur at a lesser intensity, but can only be determined at the time of approval for
individual development applicatioms.

The land use designations in Figure 31 are all consistent with designations 1B
(Surburban Residential Community) and 1C (Urban Residential Community) of the Land
Use Element (LUE) of the Gemeral Plan shown in Figure 32. Because consistency is
maintained with the LUE Land Use Plan, an amendment to the General Plan is not
needed. Figure 31 represents a precise interpretation of the LUE Land Use Plan.

It is a refinement of Community Profiles 42 and 43. Change of the Community Profile
maps will be necessary upon adoption of the Specific Plan in order to incorporate
the refinements presented. These changes can be affectuated as an administrative
action by the EMA Planning Function.

Certain features are included in the Specific Land Use Plan which serve to:
1) interpret the goals and policies; and 2) respond to the issues affecting
development in the area. These features include:

1. Retaining medium—low density for existing inward oriented neighborhoods;

2. Extending medium and medium-high density beyond existing designations only
when parcel consolidation or the planned development process can be used to
maintain compatibility with adjoining uses;

3. Limiting the change to professional office uses to the northwesterly frontage
of Newport Avemue between the Tustin city limit and a point 400 feet southwest
of the Newport Avenue - 17th Street intersection;

4. Designating certain detailed review parcels as suitable for medium-high
density upon meeting conditions of parcel consolidation and site specific
design requirements; and

5. Excluding medium—high and high density development north of 17th Street,
except for detailed review parcels developed according to applicable con-
solidation incentive requirements.

Land Use Designations and Demnsity Standards - The major characteristics of the
specific plan land use designations including density/intemsity, principal uses,
and special considerations are summarized below. Detailed development requirements
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TABLE 32

North Tustin Specific Plan
Specific Land Use Plan

" Allowable

Designation Density Acres Dwelling Units
1.3 Medium Low Residential 2.0- 3.5 du/ac 511.8 783
1.4 Medium Residential 3.5 6.5 du/ac 18.5 92
1.51 Medium High Residential 6.5-12.5 du/ac 15.0 113
1.51D Medium High Residential/ 4.5-9.5 du/ac 18.8 82-169
Consolidation Incentive
1.52 Medium High Residential 12.5-18.0 du/ac 21.5 223
1.61 High Residential 18.0-28.0 du/ac 5.3 157
3.2 Professional Administrative - 2.0 —_—
4.1 Public Facility - 19.7 —-—
5.2 Recreation — 0.9 =
- Arterial Highway —_— 32.0 . —

TOTAL 452.5 1450-1537

IMPLEMENTATION STRATEGY
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are presented in the subsequent discussions of land use regulations and community
design guidelines. The numeric designations correspond to the countywide system
used in the Community Profiles.

1.3, Residential, Medium Low Density — As the predominant land use designation
in the specific plan area, Residential, Medium Low Density provides for de-
tached single~family housing on individual lots. Demnsity ranges between

2.0 and 3.5 dwelling units/gross acre (du/ac). As a consequence, individual
lots are sufficiently large to permit keeping of equine animals. This desig-
nation has been applied primarily to established neighborhoods where intro-
duction of higher density residential uses would be inappropriate. Residen-
tial Single Family (RSF) land use regulations will apply. Use of the Planned
Development (PD) overlay district is encouraged for future development within
the 1.3 designation.

1.4, Residential, Medium Density — This designation primarily provides for
single-family detached housing, although duplexes may also be an appropriate
use. Density ranges between 3.5 and 6.5 du/ac. Generally, dwellings are
situated on individual lots under this designation. Through use of planned
development procedures, other configurations are possible. Residential Single

Family (RSF) land use regulations will apply.

° 1.51, Residential, Medium High Demsity = The 1.51 Medium High Density desig-
nation ranges in density from 6.5 to 12.5 du/ac. The density range of this
designation reflects the transition from detached to attached housing types.
Predominantly housing within this designation would be duplexes, attached
townhomes or detached units on small lots. Use of the planned development
process would be common. Residential Multiple Family (RMF) land use regula-
tions will apply.

1.52, Residential, Medium High Density - The 1.52 Medium High Density
designation provides for attached housing ranging in density from 12.5 to
18.0 du/ac. Use of the planned development concept is encouraged in order
to enhance the amount of usable open space. RMF land use regulations will
apply.

1.61, Residential, Bigh Density - The High Demsity designatiom provides for
attached housing at densities between 18.0 and 28.0 du/ac. Use of planned
development procedures will be encouraged. BRMF land use regulations will
apply.

3.2, Professional Administrative — The Professional Administrative designation
permits professional office use or, in some locations, continued residential
use where it now occurs. Both uses may not be present simultaneously on the
same site. In order for a site to be developed in a professional office use,
it must conform to minimum standards intended to achieve compatibility with

ad joining residential uses. In locations where only professional office use

is appropriate, Residential Garden Office (RGO) land use regulations will
apply. Gardem Office (GO) overlay district regulationms will apply in locatioms
where professional office or continued residential use is appropriate. Resi-
dential uses in these locations will be subject to the RSF regulations.
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° 4.1, Public Facility - The Public Facility designation applies to public or
institutional uses including public schools, private schools, churches and
related places of worship. The Public/Quasi-Public (PQP) land use regulations
will apply. .

5.2, kecreation - The Recreation designation applies to parks, both existing
and proposed, and open space corridors. The recreation facilities and lands
indicated by this designation are operated and maintained by the County of
Orange. Other recreation facilities may be available to the community through
public schools within or near the specific plan area. Open Space/Recreation
(OSR) land use regulatioms will apply.

In addition to the basic land use designations, the Specific Land Use Plan identifies
the locations at which parcel comsolidation will be encouraged through application
"of density incentives. These locations are indicated on the Specific Land Use Plan
by the suffix "D" following the basic designation. The Consolidation Incentive

(C1) overlay regulations will apply to these parcels in addition to the appropriate
land use regulations. The nature and application of the incentives are described
subsequently in this section. .

Locations where the Garden Office (GO) overlay regulations will apply are indicated
by the suffix "G". In these locations, development of professional office use
will be subject to the requirements of the overlay district. If these requirements
are not met, residential use will continue in accordance with the RSF regulationms.

Land Use and Development Regulatioms

Intent - The Land Use Regulations contained in Division III serve to implement
the Specific Land Use Plan. They are adopted by ordinance and apply only within
the North Tustin Specific Plan area. The land use districts coatained in the
regulations are listed in Table 33 along with the designations of the Specific
Land Use Plan and the countywide General Plan with which they are comsistent.
Each set of district regulations includes the following:

° Purpose and Intent - the objectives of the district;

® Uses Permitted ~ identification of allowable land uses including primary

permitted uses, uses subject to a permit, temporary uses, accessory
uses and prohibited uses; and

® Development Standards - requirements for site development and building
design which must be satisfied as part of any development proposal.

In addition to the basic land use districts the Land Use Regulations include three
overlay districts, Consolidation Incentive, Planned Development and Garden Office.
Each overlay.district is intended to implement various provisions of the Specific
Plan. The Consolidation Incentive (CI) overlay district has been applied to parcel
groups for which consolidation of narrow or irregularly shaped lots is a prerequi-
site for achieving medium-high density residential. The Planned Development (PD)
District is appropriate for large residential parcels on which better compatibility
with adjacent uses can be achieved through application of special site planning

IMPLEMENTATION STRATEEGY
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RSF

RGO

PQP

OSR

TABLE 33

North Tustin Specific Plan
. Land Use Districts

Land Use District

Residential Single Family

Residential Multiple Family

Residential Garden Office

Public Quasi-Public Facility

Open Space Recreation

Consistent Specific Plan

Land Use Designation

Consistent General
Plan Designation

1.3 Medium Low
l.4 Medium

1.51 Medium High
1,52 Medium High
1.61 High

3.2 Professional

Administrative

4,1 Publie Facility

5.2 Recreation
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IMPLEMENTATION STRATEGY

and design techniques described in the regulations. The Garden Office (GO) overlay
district has been applied in locations where continued single-family residential
use or recycling to professional office use is appropriate. Change of use to pro-
fessional office can only be achieved through conformance with the requirements of
the overlay district.

Figure 33 presents the locations of the Land Use Districts within the specific plan
area. This map is to be used in conjunction with the regulations in Division III.
The Land Use Districts shown as well as the regulations in Division III supersede
the previously applied zoning district designations and regulations of the County
of Orange Zoning Code. Conditions of approval applied to previous development
applications within the specific plan area have been included or modified within
the Land Use and Development Regulatioms. Conditions for which construction has
not been initiated are summarized in Table 34. Conditions for construction which
is completed are presented in Appendix D.

Parcel Comsolidation Incentive Program

Intent -~ The Parcel Comsolidation Incentive Program is applied to certain

detailed review parcels identified in the Speciifc Land Use Plan having a

residential designation. The program is intended to encourage consolidatiom of
small, narrow or irregularly shaped lots through offering an incentive of increased
density as building site size is increased through comsolidation. The size of the
incentive increases in relation to increased building site size. Parcel consolida-
tion is desired at the specified locations in order to reduce the number of private
drives with direct access to arterials and to enable use of modern site development
and design techniques. When using the incentive program, developments must conform
to applicable land use standards in order to ensure compatibility with adjoining
uses.

Use and Application - The parcels within the 1.51 designationm which are appropriate

for inclusion in the Parcel Comsolidation Incentive Program are identified on the
Specific Land Use Plan (Figure 31). The amount of density incentive achievable
shall be determined according to the following schedule:

1.51 Designation

Building Site Size Maximum Allowable Density
Less than 0.75 acre 4.5 du/ac
0.75 to 1.20 acres 5.5 du/ac
1.21 to 1.65 acres ‘ 6.5 du/ac
1.66 to 2.10 acres 7.5 du/ac
2.11 to 2.55 acres 8.9 du/ac
Greater than 2.55 acres 9.5 du/ac
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TABLE 34

North Tustin Specific Plan
Previous Conditions of Approval

Origin of Condition

and Location Condition
GPA 78~2 item 2 - l. The proposed 2.21, Professional-Administrative,
westerly side of designation in which site plan review is required
Newport Avenue _ shall include the following specific conditions
extending from in order to preserve the character of the adjacent
Warren Avenue residential area:

550' south.

a. Development of pazrcels 401-211-50 and 401-211-51
should be limited to single-story structure(s),
and existing trees should be preserved or
replaced with trees of similar size and charac-
ter to provide a visual buffer similar to the
existing trees. The architectural design of
the structure(s) should be compatible with the
adjacent single=family residential area.

b. Development of the remainder of the project
site area should include parking for all 5
parcels within the project site as well as
ingress/egress to/from the project site. The
development of these parcels should provide
for a design "theme" compatible with adjacent
development on Newport Avenue. Height limits
should restrict development to two stories
unless the project developer is able to indi-
cate design concepts acceptable by the resi-
dents and property owners in the adjacent
residential area. Existing mature trees on
the site should be preserved to the maximum
extent possible.

2. Ultimate development of the site will include
widening -of Newport Avenue according to adopted
County plans and standards.

Z.C. 79-19 - westerly The following condition pertains only to those uses
side of Newport Avenue permitted by the PA "Professional and Administrative
and extending 550°' Office" District regulatioms. Prior to clearance for
south of Warren Avenue issuance of building or grading permits for the

property, which is the subject of this zone change,

a site plan shall be submitted in the manner and
containing the information required by the Director,
Environmental Management Agency. The Planning
Commission shall review the site plan and may approve,
approve with conditions or deny the plan.
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Origin of Conditiom
and Location

Z,Cs 79=5 - eastside of
Newport Avenue just south
of Windsor Drive,

Z.C. 75-37 - southwest
corner of 17th and
Newport Avenue.

Z,C. 75-13 = northeast
corner of Newport Avenue
and La Colina Drive.

Z.Co 72-22 - eastside

of Newport Avenue,
approximately 300°'

north of La Colina Drive.

Z2.C. 71-24 - northeast
and southeast cormers of
Newport Avenue and

La Colina Drive.

TABLE 34 (continued)

Condition

The purpose of the site plan review condition is to
assure (1) the project's compatibility with the adja-
cent residential development; (2) the provision of
adquate access design so as to maximize the efficiency
and safety of vehicular access and circulation for.
the area' and (3) the provision of adequate sound
attenuation.

Development completed. Conditions contained in
Appendix D,

Development completed. Conditioms contained in
Appendix D.

Development campleted; Conditions contained in
Appendix D.

Development completed. Conditions contained in
Appendix d.

Development completed. Conditions contained in
Appendix D.
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In order for a development to participate in the incentive program the following
criteria must also be met:

® Location: within a designated incentive area;

Allowable forms of comsolidation: acquisition in fee or coordinated develop-
ment through use of easements, deed restrictions or other appropriate means
provided recording of same is completed prior to or at the time of approval
of the final tract map;

Development Standards: conformance with the development standards of the CI
overlay district regulations; and

®  Access Planning: preparation and approval of a common access plan which
minimizes the number of private drives or dedicated roads having direct
access to arterial roads designated on the MPAH. Grauting of reciprocal
ingress/egress access easement to ad joining parcels not ‘included im the
cousolidation plan may be required as a part of site plan and tract map
approval.

Future Housing Supply

Change in the Housing Supply = The housing supply within the specific plan area
will change as the Specific Land Use Plan is carried out. Presently, the specific
plan area contains an estimated 1,326 dwelling units; however, with the recycling
of some parcels, as many as 50 dwelling units may be removed. An estimated 209 to
315 dwelling units, depending on the extent of parcel comsolidation and other
development activity, are anticipated to be comstructed. Consequently, with build-
out of the specific plan area, the housing supply is anticipated to range between
1,450 and 1,537 dwelling units. This is approximately an 1l percent increase in.
the housing supply within the specific plan area.

Countywide Affordable Housing Program - The current affordable housing program in
effect in all unincorporated areas of the county will be in effect in the North
Tustin Specific Plan area. The program 1s included as Appendix C of this document.
Essentially, this program requires 25 percent of the umits built. in all subdivi-
sions of 5 or more units to be priced within the affordable range. Affordable
housing is defined as a unit whose total monthly housing cost to. the buyer/renter
does not exceed 25 percent of the monthly income for those families earning 80
percent or less of the county median income, or 30 percent of the monthly income
for families earning between 80 and 120 percent of the county median income. The
Specific Plan must support the inclusionary housing program by requiring a builder
to commit 25 percent of the units built to be affordable pursuant to the following
allocation by income category: j :

Low and Moderate - 10 percent

Medium I - 10 percent

Medium II - 5 percent
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Under the affordable housing program, density bonuses may be permitted up to a
maximum allowed by physical comstraints present on the site subject to the adopted
"Density Bonus Guidelines for Affordable Housing." This bonus can be above

the density permitted by the General Plan and is an incentive for projects to

make feasible the provision of affordable housing. This inceéntive can be re-
quested by qualifying residential projects in the Specific Plan area which are not
within the comsolidation incentive program. For projects within the consolidation
incentive program, an additional density bonus will be granted for parcel comsolid-
ation performed in accordance wtih the requirements of that program but a second
bonus will not be granted for providing affordable units in excess of the limit

on total dwelling units imposed by the comsolidation incentive program. The aumber
of affordable units for a consolidation project would then be determined as 25
percent of the project's total units. :

Every effort should be made to secure a commitment to the provision of affordable
units. Affordable housing credits, however, may be purchased if available within
the respective Community Analysis Area (CAA). These credits are issued when a

developer builds more affordable units than is required for a particular project.
The credits may then be sold to developers of other projects within the same CAA.

Community Design Guidelines and Standards

Overview - The community design guidelines and standards are part of the site
development review procedures and development standards contained in the Land
Use Regulations found in Division III. For developers preparing development
proposals and county officials reviewing those proposals, the guidelines and
standards provide a framework for achieving design compatibility between proposed
projects and existing community character. the guidelines, therefore, represent
a specific set of criteria for the design of projects and their subsequent evalu-

ation. The objectives of design guidelines for implementing the Specific Plan
include:

maintaining a residemntial character and scale for all development;
buffering existing neighborhoods from higher intensity development;

establishing design continuity along the Newport Avemue and 17th Street
corridors; and

minimizing interfereace with through traffic movement by controlling the
number of direct access points to Newport Avenue and 17th Street.

Design guidelines are presented in the following discussion for landscaping,
walls and barriers, parking facilities and access drive location, architectural
character, and signs. Application of these guidelines shall be based upon their
form as contained in the Land Use and Development Regulations in Division III.
The following listing is for informational purposes only.

Landscaping - These guidelines are to be used as criteria for evaluating all

landscaped areas with the exception of private residential yards in which case
compliance is encouraged.
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Plant Materials

Repetitious use of like plant materials to create unity thfoughou: the
specific plan area is preferred to an exhaustive plant pallette.

Use of broadleaf trees with architectural canopies is encouraged. .

Landscape materials should be drought tolerant and as low maintenance as
possible. Drought tolerant shall include plants, which when established,
require watering no more frequently than once every two to three weeks.

All trees should maintain a minimum container size of 15 gallons except as
follows:

= a minimum 24 inch box size should be maintained for street trees along
Newport Avenue and 17th Street;

= an equal mixture of 15 gallom, 20 inch box and 24 inch box should be
maintained for street trees along secondary arterials; and

= a minimum 20 inch box should be maintained for buffer plantings between
RSF districts and districts of greater intensity.

All shrubs should vary container size between one (1) gallon and five (5)
galloms.

Required landscaping shall be maintained in a neat, clean, and healthy condi-
tion. This shall include proper pruning, mowing of lawns, weeding, removal

of litter, fertilizing, replacement of plants when necessary, and the regular -

watering of all plants.

Site Development

Deciduous trees should be used in south facing outdoor areas around buildings

to provide solar access during winter months, while providing shade in hot
summer months. ; : ] .

Trees and shrubs on west sides of buildings should be concentrated to reduce
heat build-up during hot afterncon hours.

An irrigation system is required in all landscaped areas to ensure all
plantings are adequately watered. Systems installed should be automatic
whenever possible and designed for efficiency of water use.

Irrigation controls, valves and backflow preventers should be hidden in
shrub areas whenever possible.

Utility vaults, lines and apparatus should be placed underground.
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Landscape plans should incorporate various site elements. Outdoor lighting,
signing, trash receptacles, fencing, etc. should be carefully comsidered as
integral elements of the landscape, and should be included in and shown on
all landscape plans. ;

Parking lots should generally be planted with a single species of tree at a
rate one (1) tree per one thousand (1,000) square feet of parking surface.

No landscape improvements shall be placed so as to obstruct the vision of
drivers and/or pedestrians. :

Trees in planting areas should be provided at a minimum of every fifth parking
space in parking bays exceeding ten (10) cars in length.

Existing mature trees should be preserved and integrated into the landscape
plan vherever possible. Existing mature trees which are removed as part of
site development should be replaced at a minimum rate of two (2) specimens of
twenty-four (24) inch box size per one (1) mature tree removed.

Streetscage

o

Landscaping of setbacks along primary, major and secondary arterials should
create a parkway appearance which compliments the architectural elements of
the site design and includes a street tree program to soften and screen
undesirable views.

Street trees located on the parkways along Newport Avemue and 17th Street
should be clustered or randomly spaced to create anm informal or natural
character. Trees shall be provided at a rate of not less than ome (1) tree
per twenty-five (25) feet of road fromtage. These trees should have suffi-
cient mature height and spread to provide shade for sidewalks. Clusters
should be altermately spaced on either side of the street.

Street trees located along secondary arterials should be grouped to establish
a rural or natural character. Groupings of trees should be located to screen
or soften undesirable views.

Parkway underplantings should consist of low profile groundcover extending

to a fence or wall with shrub mounding in groupings to soften wall forms. As
an alternative berms not less than three (3) feet nor more than three and
one-half (3 1/2) feet may be used either independently or in conjunction with
low walls conforming to the same height limitatiom.

In the interest of public safety, street trees shall be planted a minimum
of twenty-five (25) feet from the beginning of curb returns at intersections
and a minimum of tem (10) feet from street lights, fire hydrants and driveways.

Landscape Buffers

o

Landscape buffers having a minimum width of eight (8) feet shall be provided

by new developments along any property line shared with a use of less intensity.
The buffer should be designed as an integral part of the landscape plan.
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o Landscape buffers are to be provided in conjunction with a solid wall
constructed of material which is compatible with the architecture of the main
buildings. (Wood fences must be insulated for noise in order to be considered
as meeting the intent of this guideline.) Walls should be a minimum of six (6)
feet in height. ;

o Landscape materials within the buffer shall include trees and shrubs. Low
ground covers are discouraged.

o Trees should be sufficiently fast maturing and achieve a height and spread
resulting in an opaque screen above the wall after twenty-four (24) months.
Trees should be oriented along the property line at a maximum spacing of
twenty (20) feet on center.

® Shrubs achieving a mature height between two (2) to six (6) feet should be
used in buffer area to soften the visual appearance of the wall.

Walls and Barriers - These guidelines shall be used to ensure walls or other
barriers are built as an integral element of new development. Walls or other
barriers should be used for noise attenuation or visual screening when these
purposes cannot be achieved through building design and siting.

° To maintain a suburban character, use of walls or other noise or visual
barriers developed within or along required setbacks from public rights-
of-way should not exceed three and one-half (3 1/2) feet in height. When
it is necessary for such barriers to exceed this height, they should be
developed as an integral architectural element of the buildings, for example,
around a private patio, courtyard or similar exterior space.

° Walls and barriers should be designed to be compatible with like facilities
on adjoining properties.

° Walls and barriers should be developed in conjunction with plant materials
as described in the preceding guidelines.

Walls and barriers in combination with plant materials should serve to
prevent 'direct line of sight between uses of different intensity when this
purpose cannot be accomplished through building siting and design.

Parking -Facilities and Access Driveways - These guidelines shall be applied in
evaluating professional office developments. Their purpose is to make parking
facilities as unobtrusive a part of the landscape as possible. Compliance by

residential developments with these standards is encouraged.

Views from publib rights-of-way to surface parking lots, subterranean parking
areas or multi-level parking structures should be screened by use of evergreen
plant materials in combination with one or more of the following:

1) Walls: A wall shall comsist of colored concrete, stone,
brick, tile or similar type of solid masonry material

a minimum of four (4) inches thick and three (3) feet
high.
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2) Fences, solid: A solid fence shall be conmstructed of wood, masonry
or other materials to form an opaque screem of at
least three (3) feet in height.

3) Fences, open: An open-weave or mesh type fence shall be combined
with plant materials to form an opaque screen of at
least three (3) feet in height.

"4) Berm: Earth material when used as a screen shall be seeded

with grass or planted with an evergreen ground cover.
The berm should have a minimum height of three (3) feet.

Subterranean parking enclosed on two or three sides is strongly encouraged
for professional office developments in order to avoid broad expanses of
paved ground devoted to surface parking. Broad expanses of paved ground are
not considered in keeping with the area's residential character.

Bumpers or tire stops shall be provided in all parking lot areas abutting a
sidewalk, -street, building or alley.

Common driveways which provide vehicular access to more than one site are
encouraged. New nonresidential access driveways should be a minimum of one
hundred fifty (150) feet from the intersection of ultimate right-of-way lines.

Subsequent access driveways should be a minimum of three hundred (300) feet
center to center.

Off-street parking facilities shall be designed so that a car within a
facility will not have to enter a street to move from one location to anmy
other location within the same parking facility. Parking facilities within
contiguous parcels designated for professional office use shall be comsidered
as having the same parking facility even though they may be developed inde-
pendently and at different times. Floating easements should be established

or a master parking plan prepared as part of the initial development in order
to ensure compliance with this guideline.

Parking facilities shall be designed in such a manner that any vehicle on
the property will be able to maneuver as necessary so that it may exit from
the property traveling in a forward directiom.

All parking spaces shall be clearly outlined on the surface of the parking
facilicy.

The costs of providing landscaping and/or other means of structural screening
should be considered as necessary costs of the parking facility; rather than
elective, and therefore, discardable cosmetic effects.

Generally, off-street parking facilities should be located to the rear
of sites. Street frontages should be devoted to building architecture
and landscaping as is characteristic of residential uses.
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To be compatible with the area's residential character light standards in

parking areas should not exceed ten (10) feet in height.

Lighting for parking areas shall be designed to confine direct rays to the
site. Care should be taken to avoid indirect or inadvertent illumination of
abutting residential uses.

Architectural Character = The following architectural guidelines ﬁrovide a
framework for establishing an architectural character throughout the specific

plan area which reflects the existing small estate residential character.
Creativity in achieving residential character om an individual project basis
is encouraged. The guidelines are applicable to nonresidential developments
and residential projects of greater demsity than the existing small estate
neighborhoods.

New professional office buildings and attached housing should be sympathetic
to the residential small estate architectural theme of the area as character-
ized by building bulk, height, roof design and setbacks.

Architectural elevations from arterial and collector streets should achieve a
single-family residential character through architectural design and control
of building bulk, setbacks and spacing of buildings.

Two-story structures should avoid a bulky or boxy appearance which results
from flat vertical building plains. Use of irregular or stepped facade depth,
change in wall and roof hip direction and other techniques is encouraged as

a means of reducing the apparent building bulk.

Use of partially or totally enclosed patios and balconies to provide a
residential character is emcouraged. The height and materials used for the
enclosure should be varied to provide interest.

Plazas, courtyards and arcades scaled for pedestrian use are encouraged as
part of professional office developments. Such spaces should be designed
and oriented to separate or appear to separate potentially loang or massive
buildings into distinct structures of a residential scale and character.

Varying the height of portions of the building so that it appears to be
divided into distinct units is encouraged.

All roof equipment and rubbish collection units shall be screened from view.
The screening material shall be in harmony with building lines, materials
and color. When possible, mechanical equipment typically located on the
roof should be enclosed within the building attic (pitched roof), located

at grade and screemed from view, or located below grade when accessible from
subterranean parking facilities.

Subdued colors or earth tomes characteristic of existing residential neighbor-
hoods are encouraged.
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® Exterior building materials shall achieve a residential character. Buildings
constructed of metal or concrete with very extemsive glass walls are not
considered residential in character.

Continuous flat roofs and mansard roofs are discouraged. Peaked roofs such
as gable, hip or shed roofs are appropriate for the desired character. Variety
in roof design within each building is encouraged.

The reflectivity of all exposed surfaces (walls, roofs, windows, frames, and
paved surfaces) should be mitigated by such devices as overhangs, awnings,
trellises, plantings and similar features.

Direct line of sight views from the second story of a non—residential
building into an adjacent residential district shall be avoided through
sensitive building siting and design. Design solutions include, among
‘others, no windows on walls facing residential uses, clear story windows

on walls facing residential uses, skylights, opaque screens and setback of
the second story. Building siting or second story design which orients the
second story walls at an angle to the residential property line are also
encouraged.

Architectural design should reflect am indoor/outdoor relationship, achieved
by a high void to solid ratio, in order to take advantage of the conducive
climate and create a residential character.

0 Buildings in the professional office and multi-family districts should be
oriented towards the street perimeter. The buildings in combinatiom with
landscaping and site design features should be uaed to screen views of
parking facilities from public streets.

Site design and architectural treatment of building site edges with neigh-
boring residential uses should be semsitively treated in order to preserve
the privacy of residents of both sites.

Building orientation should be sensitive to minimizing intrusiom upon the
privacy of users of adjacent properties either within buildings or exterior
living spaces.

Signs - The following guidelines provide directions for the design and location
of signs within the specific plan area. Because signs are not typically found
in single-family residential communities, the objective of these guidelines is
to ensure a very subdued appearance to those signs necessarily associated with
professional office, commercial and certain residential developments.

¥ Signs should be made of wood, aggregate, masonry or similar materials.
Signs made of plastic, plexiglass or similar materials are in contrast the
area's residential character and should be avoided.

Freestanding signs located within landscaped parkways along arterial streets
should maintain a low profile not exceeding six (6) feet in height including

any earth berm, pedestal, base or similar structure upon which the sign may
be mounted.
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® Signs mounted on walls or freestanding signs parallel to walls at the entry
or along the perimeter of a development should not protrude above the top
of the wall.

° External light fixtures used to illuminate freestanding signs or signs
mounted on entry or perimeter walls should be concealed within plant mater-
ials or designed and located to be unobtrusive. Signs with intermal light
fixture are not in keeping with the residential character of the area and
should be avoided.

° Signs attached to professional office buildings should be located at or below
the first story eave line. The design, materials and location of these signs
should be treated as an integral part of the overall building desigm.

The design, materials, colors and location of all signs is an integral part
of the site dsign and building architecture. The primary purpose of signs
is to identify a development or the individual business within a development
and the services which they provide. . :

Signs located within a parkway or mounted on a perimeter or entry wall
should only identify the project name or principal temant for multiple
tenant developments. Signs identifying individual tenants within a multiple
tenant building or development should be associated with the building.

The lighting of all signs shall be designed to preclude exposure of vehicular
traffic or adjoining land uses to glare or direct light.

Historic Properties Survey Program

Properties within the specific plan area which have potential local historical
and/or architectural interest are listed in Appendix F. Two of the identified
properties are located within detailed review parcels where change in use is
expected. These properties are 18831 East 17th Street and 12291 Newport Avenue.
Further historical study should be conducted per Board Resolution 82-583 prior
to any development associated with these two properties. These study efforts
would be required as part of the site development permit review procedures. The
study should focus on three objectives:

° Information should be gathered for a conclusive determination of
significance.

Properties that may be destroyed or significantly altered should be
thoroughly documented.

Optione for preservation and reuse should be investigated.

Comparable historical studies should be conducted for development at other
locations listed in Appendix F should the need arise.

Arterial Streetscape Program

Intent - Preparation and implementation of arterial streetscape program for
17th Street and Newport Avenue will promote a comnsistent, integrated enviromment
for these streets aimed at establishing these roadways as a unifying element
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within the specific plan area. The streetscape program will also enhance this
segment of Newport Avenue as an appropriate entryway to its scenic corridor
segment further to the north. Implementation of such a program will make a
substantial contribution to the quality of life of all users of Newport Avenue
and 17th Street and those who reside in the specific plan area. '

Program Content - The initial phase for an arterial streetscape program would be
preparation of a detailed plan. The plan would establish development policies,
design guidelines and design standards for the planning, design, construction

and maintenance of landscaping and other design elements within the.road right-
of-way. It would also provide similar guidance for landscape improvements within
setbacks to ensure coordinatiomn of improvements.

Preliminary review of the area indicates three broad streetscape conditions and
are present and would need to be addressed in the plan. These conditions include:
1) formally landscaped setbacks as part of existing developments; both with and
without walls; 2) setbacks with limited, unstructured landscaping; and 3) block
walls located at the right-of-way lines with no landscaping.

Planning for streetscape improvements would need to address each conditiom in
establishing design guidelines. The sketches on pages II-1-93 and II-1-94 indi-
cate two conceptual approaches to addressing these conditioms. Where the opportunity
exists, a landscaped parkway within the setback would be provided as part of

new development. Parkway design would initially be controlled by standards contained
in Division III of the Specific Plan. The parkway theme and design would be
coordinated with existing parkway conditions. Where no opportunity for parkway
development exists because of walls at the right-of-way line, sawcut tree wells

and planting strips for climbing vines would be provided within the sidewalk

portion of the public right-of-way. The sketches also indicate a landscaped

median. The appropriateness of such a median would be determined through analysis
of vehicular access requirements.

Potential Funding - Streetscape improvements as part of future development would

be funded as part of each development. Without a formal streetscape plan, coor-
dination of design between individual projects would rely upon the efforts of
the individual developers and the site development review process. '

Planning and design of a formal streetscape program for Newport Avenue and

17th Street could be funded through county road funds and special district (CSA 5)
funds. Both sources of funds would potentially be available for comstruction of
improvements within the public right-of-way, such as the saw cut tree wells and
planting areas along walls and irrigation improvements. However, long-term main-
tenance costs would need to rely upon road funds or other sources because current
Csa funding policy seeks to minimize future commitment of funds for nmew maintenance
pro jects.

Consistency with the Gemeral Plan

A major objective of the Land Use and Design Chapter is to indicate how the
Specific Plan is consistent with the Land Use and Housing Elements of the
Orange County General Plan, as mandated by State Law. Community design
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considerations are also addressed in this chapter although they are not sub-
ject to consistency analysis.. As the General Plan focuses on objectives and
policies at the county-wide level, it is intended to be general in nature.

To facilitate more detailed planning and analysis, the County has been divided
into 69 Community Analysis Areas (CAAg). A community-level planning document
has been prepared by the County for each of 24 CAAs located within the
unincorporated territory. These are referred to within the General Plan as
Community Profile (CP) areas. Each Community Profile refines the Land Use
Element of the General Plan by depicting existing and proposed land uses,
growth projections, and development constraints and opportunities for their
locale. This Specific Plan further refines the Community Profile maps and
text of the broad planning effort directed towards the North Tustin area
(portions of Community Profiles 42 and 43) by focusing on the specific needs
and conditions of this local area.

The Land Use Element (LUE) of the General Plan has categorized the specific
plan area as 1B (Suburban Residential) and 1C (Urban Residential). The 1B
category, which applies to the entire specific plan area except for 2 developed
residential areas, allows for residential demsities of 0.5 to 18 DU/AC as well
as local and community open space, local schools, neighborhood commercial and
other facilities needed for neighborhood services. The Specific Land Use

Plan maintains comsistence with these LUE designations by allowing for residen-
tial development, and uses which compliment and serve such development, inclu-
ding professional offices, public facilities and open space.

The land use designations of the Specific Land Use Plan refine the portions

of Community Profiles 42 and 43 which cover the specific plan area in two

ways. One is by providing for additional professional administrative uses
along Newport Avenue south of 1l7th Street. The second is by providing for addi-
tional residential density at certain locations where permitting greater flexi-
bility in residential development will resolve problems of unsafe arterial
access, structural obsolescence, and incompatibility of land uses with traffic
and noise conditions. Therefore, it will be necessary upon adoption of the
Specific Plan to modify the two Community Profiles to reflect the changes
presented. However, since the Specific Plan does not propose to change the
general land use classifications of the LUE, a Gemeral Plan Amendment will

not be required.

The Specific Plan is consistent with the objectives and policies of the Housing
Element of the General Plan, in that it establishes programs and incentives to
help provide sufficient housing for all segments of the population. The provi-
sions of affordable housing will be carried out through the existing Inclusion—
ary Housing Program, in effect in all unincorporated areas of the County. Care
is taken through the community design standards to ensure that medium and high
density housing is compatible with surrounding uses. In addition, the Specific
Plan seeks to maintain the quality and integrity of housing in the existing
residential neighborhoods.
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CHAPTER 2: CIRCULATION AND NOISE

INTRODUCTION

This chapter addresses circulation and noise. These subjects have been combined
because of the correlation between traffic levels and -the magnitude of community
noise levels. Also, both are mandatory elements of the General Plan and must be
addressed within the Specific Plan. The data used in this chapter are derived
from two consultant studies which were performed as part of the Specific Plan-
effort. These studies are included within the technical appendix of the EIR.

BACKGROUND

An expressed purpose of the North Tustin Specific Plan is to address and develop
recommendations with regard to resolving circulation and noise concerns. As is
described in this section, the planning process to accomplish this involved:

1) defining existing traffic and noise conditions in the community; 2) projecting
future traffic and noise conditions; 3) evaluating the effects of these conditions
on development; and 4) defining an implementation strategy which will adequately
manage those effects.

Existing North Tustin Community

Regional Circulation Pattern - Genmerally, regional circulation flows along the
arterials within the North Tustin Specific Plan area to and from the foothill
compunities of Cowan Heights, Lemon Heights, Panorama Heights, and East Orange
and local shopping and employment centers in Tustin and Santa Ana. This traffic
gains access to more distant regional centers via the Santa Ana Freeway (I-5) and
the Newport—-Costa Mesa Freeway (SR 55). Newport Avenue, 17th Street and Irvine
Boulevard are the principal regional corridors in or near the specific plan area.

Existing Circulation - The street system in the specific plan area is depicted in
Figure 34. Existing characteristics of the local streets some of which are in-
cluded in the Master Plan of Arterial Highways are presented in Table 35. The
figure and table show that the backbone of the local circulation system is 17th
Street and Newport Avenue. Other streets which provide local access and cir-
culation include Prospect Avenue, Holt Avenue, Esplanade.Avenue, Hewes Avenue,
Foothill Boulevard, Dodge Avenue, Vanderlip Avenue, La Colina Drive, and Warren
Avenue. No new roads in the specific plan area are proposed.

Intersections in the specific plam area are controlled by STOP signs except

where signals are indicated in Figure 34. Currently the signalized intersectionms
on 17th Street from Prospect Avenue to Newport Avenue are coordinated by a pre-
timed traffic signal coordination system; however, no direct interconnect

between the signals exists. Traffic flow along this section of 17th Street
consistently falls out of synchronization, and delays to traffic on the major
street and side streets occur. The signalized intersections on Newport Avenue
between Foothill Boulevard and Irvine Boulevard operate independently from one
another (no interconnection between signals) with delays similar to those on

17th Street occurring as a result. This type of delay has the effect of reducing
the operating capacity of the intersections and therefore the roadways as well.
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Direct Arterial Access - Direct access onto arterials is an additional charac-

teristic which needs to be described due to its effect on the circulatiom
system. Figure 35 shows where direct driveway access onto 4-lane arterials
exists. Presently, there are 108 access points along Newport Avenue, l7th
Street and Holt Avenue. This includes 45 along Newport Avenue, 23 alomg 17th
Street, and 40 along Holt Avenue. Of the access points, 89 percent are single-
family residential driveways. Spacing between these driveways varies between
10 and 205 feet. Interference with the efficient flow of traffic on the
arterials occurs during peak hours when residents are entering or leaving their
homes.
driveways provide inadequate maneuvering area to facilitate entering or exiting
the arterial in a forward direction. However, this is not as much of a problem
along Holt Avenue where circular drives improve ingress and egress. Most resi-

dential driveways are not located near major intersections so these driveways do

not have a major effect on intersection operation.

In addition, the potential for accidents exists in those locations where
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Nonresidential driveways comprise 11 percent of the direct access points to &4-lane

arterials.
of Newport Avenue and two others empty onto 17th Street. Spacing between these
driveways varies between 40 and 150 feet. Commercial and office driveways have
a greater effect on through traffic flow than residential access driveways due
to the increased activity throughout the day. Left-turn conflicts between

I1-2-2

0f these driveways, eight are located along the southwestern portion



TABLE 35

North Tustin Specific Plan
Existing Circulation Characteristics

Street No. of Lanes Painted Median Turn Pocket/Lane
'17th Street 4 yes yes
Newport Avénue 4 yes yes
Prospect Avenue 4 no yes
Holt Avenue 4 . no yes
Esplanade Avenue 2 no yes
Hewes Avenue 2 no yes
Foothiil Boulevard 2=4 no yes
Dodge Avenue 2=4 no yes
La Colina Avenue 2 no yes
Vanderlip Avenue 2 no yes
Warren Avenue 2 no yes

Source: ASL Consulting Engineers, Traffic Study for North Tustin Specific
Plan, EMA, Community Planning
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vehicles arise when driveways are located near each other and vehicles on ma jor
streets try to reach commercial development while vehicles exiting the commercial
site cross the major street traffic flow. Additiomally, when commercial driveways
are located near intersections, the effectiveness of the intersection may be
lowered due to vehicles trying to enter or leave and merge into the travel lanes
close to the intersections. Some drivers may choose to use residential collector
streets in order to avoid the associated delays and hazards. This occurrence,
termed "neighborhood intrusion,” represents a potentially adverse effect upon
established neighborhoods located near professiomal office or commercial uses.

Scenic Highway - Presently, the only scenic highway within the North Tustin
vicinity is Newport Avenue north of Crawford Canyon Road. This portion of Newport
Avenue has been designated a recreation corridor. This scenic highway classifi-
cation describes a route which traverses a ribbon of parklike development and a
scenic corridor of relatively high aesthetic or cultural value giving easy access
to a multiplicity of recreation activities, with full or partial control of
access.

Existing Traffic and Intersection Conditions - The existing traffic volumes and
road capacities for the specific plan area are presented in Figure 36. The
volumes are derived from sources discussed in the supporting traffic study con-
tained in the technical appendix of the EIR. The volumes in Figure 36 reflect
vehicle trips attributable to the specific plan area in addition to through
traffic not originating or terminating within the specific plan area. Where
1981 traffic volumes were not available, the most recent volumes were used and
adjusted to a common base. The figure shows that presently the most severe
conditions exist on Irvine Boulevard where level of service (LOS) "D" and "F"
occur; however, 1l7th Street west of Holt has LOS of "D" as well. Attainment of
LOS "C" is the objective of countywide circulation planning. The concept of
roadway LOS is discussed in the consultant report contained in the technical
appendix of the EIR.

Intersection operating conditions were evaluated by the comsultants using crit—
ical movement analysis (CMA) methodology. The CMA involves summing conflicting
turning movements by lanme for each approach to the intersection. Table 36
presents the level of service (LOS) determined for each intersection analyzed.
The delay time associated with each LOS is also indicated. The table shows
that most of the intersections currently operate at an acceptable LOS with a
minimum amount of delay. Additional discussion of intersectiom LOS is provided
in the consultant report contained in the technical appendix of the EIR.

Pedestrian and Bicycle Circulation - Gemerally, pedestrian circulation within
the Specific Plan area entails the movement of school age childred to and from
residential neighborhoods and their schools. Presently, school age children
must cross ounly one arterial. These children attend Estock Elementary and cross
Prospect at Beneta Way under the supervision of a crossing guard. However, some
kindergartners are bussed because they live past the acceptable walking distance
to and from school.

Several local bikeways exist in the specific plan area along Dodge Avenue, 17th
Street, and Newport Avenue. The Master Plan of Countywide Bikeways also pro-
poses bikeways along Peter's Canyon and Santiago Canyon Road.
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The Master Plan of Countywide Bikeways is. currently a component of the Trans-
portation Element of the General Plan; however, due to the recreatiomal nature
of the routes a more detailed discussion of bikeways is found in Chapter 3,
Recreation and Open Space.

Traffic Noise - Associated with the arterial traffic volumes discussed previously
is traffic noise. The magnitude and effect of noise upon the community is influ-
enced by several factors. Such factors as traffic mix, vehicle speed, topography
and barriers must be considered when estimating noise conditions. Evaluation of
community noise levels in the specific plan area was conducted by consultants
using the Federal Highway Administration (FHWA) noise estimating model.

Noise contours estimated for existing traffic in the specific plan area are
presented in Figure 37. The figure is presented for information purposes only.
Larger scale maps derived from the noise modeling process and on file with EMA
were used in evaluating existing community noise levels. The Community Noise
Equivalent Level (CNEL) contours depicted in the figure include the following:

o 57 CNEL - identifies outdoor noise levels associated with attenuating

effects of structures resulting in acceptable interior noise
levels of new residential units without mechanical ventilation
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TABLE 36

North Tustin Specific Plan
Existing Intersection Levels of Service

Delay Period
Intersection Level of Service (seconds)

1l7th Street at:

Prospect Ave. So. (C) 22.1 - 28.0
Prospect Ave. No. (B) 16.1 - 22.0
Holt Avenue (B) 16.1 - 22.0
Esplanade Ave. (A) 0.0 - 16.0
Hewes Avenue (a) 0.0 - 16.0
Newport Ave. (4) 0.0 - 16.0
Newport Avenue at:
Foothill Blvd. . (A) 0.0 - 16.0
Dodge Avenue (a) : 0.0 - 16.0
La Colina Ave. (C) 22.1 - 28.0
Irvine Blvd. at:
Holt Avenue (4) 0.0 - 16.0
Prospect Ave. (B) 16.1 - 22.0

Source: ASL, Consulting Engineers
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o 60 CNEL - identifies noise level likely to require mechanical venti-
lation of residential uses

o 65 CNEL - identifies noise limit for outdoor living areas of residential
buildings

© 70 CNEL - extensive noise mitigation required

Figure 37 shows that generally, the 65 CNEL line falls at the right-of=way line
if a wall or other noise barrier is present; however, where no barriers exist,
the line penetrates the lots by varying amounts. The distances derived through
the noise model from the roadway centerline to the CNEL values can be found in

the noise report contained in the EIR.

Applicable Noise Regulations - The County of Orange has prepared noise standards
pursuant to Title 25 of the California Administrative Code for new residential

and nonresidential projects. The standards now in force were adopted in-October
1979. Since these standards are applicable to new comstructionm, pre-existing

uses are typically excluded from any retroactive application. For new residential
areas the County standards require that the noise levels in exterior living areas
(e.g., private yards, patio areas, and balcony areas) do not exceed 65 CNEL, and
for interior living areas the noise level should not exceed 45 CNEL. Other

County standards exist for residential areas impacted by aircraft or railroad
noise sources, but are not applicable in the North Tustin Specific Plan area.

An approach used to assess existing noise impacts includes identification of

land use noise incompatibilities. For assessment purposes an incompatibility is
usually assumed to exist when the noise level exceeds County standards. Residen-
tial land use is of most concern since stringent noise standards exist for exterior
living areas. Presently 93 residential lots are exposed to noise levels greater
than 65 CNEL. This number is likely to increase with the continued increase in
traffic volumes. This context is discussed in more detail later in the chapter.

Interior standards for nonresidential projects vary for different uses and are
based on noise measured from 7:00 a.m. to 7:00 p.m. Private offices, preschools,
church sanctuaries and conference rooms have an interior standard of 45 dBA;
while, general offices, reception and clerical areas are required to achieve 50
dBA. The interior standard for bank lobbies, retail stores and restaurants is

35 dBA; and for manufacturing, warehousing and kitchen areas the standard is 65
dBA. Only certain types of exterior areas for nonresidential projects are subject
to noise level criteria. These areas include lounge/rest areas, patios, and :
playgrounds and have a criteria level of 60 dBA based on a twelve hour measurement.
It should be noted that while almost all residential projects have areas subject
to exterior standards, only a small fraction of nonresidential projects have
exterior areas which are subject to County criteria.

Outdoor nonresidential standards apply only to "usable" areas such as patios,
lounge/rest areas, and playgrounds. Currently, three private schools (two on
Newport Avenue and ome on 17th Street) have areas that would fall into this
category. The playground areas for the schools are well shielded by buildings
and noise problems are not likely to be present.
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Future Traffic and Noise Conditions

Master Plan of Arterial Highways - The Master Plan of Arterial Highways (MPAH)
is the basic component of the Transportation Element of Orange County's General
Plan. Emphasizing the "thoroughfares" aspect of the Tramsportation Element,
the MPAH defines a conceptual network of roads designated as transportation
corridors and major, primary, secondary and commuter arterial highways, some of
which may not have adopted precise alignments. This highway network plays a
major role in intraregional travel within Orange County, complementing both the
freeway system and local streets.

The current Master Plan of Arterial Highways for North Tustin and vicinity is
presented in Figure 38. At this time, some of the roadways are not built to
their ultimate classifications. Table 37 summarizes the current status of
arterials within the specific plan area as well as their ultimate configurations
as depicted in the MPAH.

Figure 38 and Table 37 also depict build-out of the MPAH for the area surround-
‘ing the specific plan area. Two proposed corridors which would parallel Newport
Avenue could greatly affect future traffic volumes in the area; however, pre- -
cise alignments have not been adopted for them. Peter's Canyon Road, one of the
proposed corridors, would be located approximately 1.25 miles east of Newport
Avenue. This corridor is proposed to have four to six travel lanmes separated by
a median. It is envisioned as an arterial highway serving existing and future
development to the north of La Colina Drive. The Eastern Corridor, the second
corridor, is a proposed transportation corridor comncept that would link the
Riverside Freeway (SR 91), the proposed Foothill Tramsportation Corridor, and
the Santa Ana Freeway (I-5). This transportation corridor is envisiomed as a
limited access, high capacity transportation corridor with provisions for tranmsit.
It was assumed in making the traffic projections that both of these proposed
corridors along with the rest of the MPAH would be in place. This means that
17th Street, Esplanade Avenue, and La Colina Drive would be developed to their
ultimate arterial highway designations as well.

Projected Traffic Volumes - Numerous countywide modeling analyses were reviewed
in order to project future traffic volumes. Included in these analyses were the
Multi-Model Transportation Study (MMTS), the Northeast Orange County Circulation
Study (NEOCCS), and the North Orange County Circulation Study (NOCCS). Addition-
ally, EMA Transportation Planning conducted an analysis for the specific plan
area. The traffic volume projections contained in the previous studies were a
consideration in this local analysis.

Figure 39 presents projected volume to capacity analyses for various roadway
segments within the North Tustin Specific Plan area. A review of the figure
indicates that the segments projected to exceed LOS "C" within the specific plan
area include:

¢ Newport Avenue from Irvine Boulevard to La Colina Drive

o Newport Avenue from 17th Street to Dodge Avenue
o Newport Avenue from Foothill Boulevard to Crawford Canyon
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Roadway

Irvine Boulevard
17th Street
Newport Avenue
Foothill Boulevard
w/o Newport Avenue
e/o Newport Avenue
Santa Clara/Dodge Avenue
Prospect Avenue
Holt Avenue
Esplanade Avenue

Hewes Avenue

s/o Foothill Boulevard

n/o Foothill Boulevard
Vanderlip Avenue
Warren Avenue
La Colina Drive
Peters Canyon Road

Eastern Corridor

TABLE 37 =

North Tustin Specific Plan
Arterial Highway Status

Existing

Conf;guration

MPAH

Classification

Primary
Primary

Primary

Secondary
Commuter

Secondary
Secondary
Secondary

Commuter

Commuter
Secondary
Commuter
Commuter

Commuter

A major highway is a six-lane divided road.
A primary highway is a four-lane divided road.
A secondary highway is a four-lane undivided road.

A commuter highway is a two—lane undivided road.

- N.A, denotes a road that is not on the MPAH.

Major
Ma jor

Primary

Secondary
Commuter

Secondary
Secondary
Secoﬁdary

Secondary

N.A.
Secondary
N.A.
N.A.
Secondary

Major and

Primary

Transportation

Corridor

Source: ASL Consulting Engineers, Traffic Study for North Tustin Specific Plan
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Road segments outside the specific plan area projected to exceed LOS "C" include:

17th Street from Yorba Street to Prospect Avenue

Irvine Boulevard from Prospect Avenue to Holt Avenue
Irvine Boulevatd from Newport Avenue to Red Hill Avenue
Newport Avenue from Bryan Avenue to Irvine Boulevard
Prospect Avenue from Irvime Boulevard to Fairhaven Avenue

00000

With the majority of the North Tustin Specific Plan area builtout, the increases
in future traffic volumes are mainly attributable to the through trips of vehi-
cles traveling through the specific plan area, not originating or terminating
within the reach of the plan. This increase in traffic of a regional originm is
expected to be caused by the development of uncommitted land to the east and
north of the specific plan area within CP 43. Future congestion along the New-
port-Costa Mesa Freeway (SR-55) may also contribute to increased through traffic
as vehicle- seek alternmate parallel routes.

An analysis was performed as part of the specific plan effort to assess the affect

on traffic volumes along Newport Avenue if Peter's Canyon Road is not built. In
the analysis, it was estimated that approximately 70 percent of the 24,000 vehicle-
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per day (vpd) projected for the Peter's Canyon Corridor would be diverted to
Newport Avenue while the remaining 30 percent would find another route. Con-
sequently, Newport Avenue would be expected to experience a traffic demand
approximately one and one-half times its capacity. These traffic volumes would
put the roadway at an operating condition well in excess of LOS "F". This situ-
ation would only exacerbate the 1995 projected traffic volumes for Newport Avenue,
shown in Figure 39, which assume the existence of Peter's Canyon Road.

Necessary Roadway Improvements — In order to implement the MPAH, certain road
segments within the North Tustin Specific Plan area will need to be improved.
Figure 40 shows these segments. The figure shows that a large portion of the
frontage along 17th Street and Esplanade Avenue will need to be widened to the
preferred right-of-way width of a major and secondary arterial highways, respec-
tively. However, in some locatioms along 17th Street the frontage has already
been improved on both sides at less than the ultimate right-of-way width. This
bas left a discontinuous frontage which projects irregularly into the ultimate
right-of-way. Improvement of such a right-of-way to its ultimate width would be
dependent upon actual need determined by future impacts; although, new development
would continue to dedicate and improve the required frontage for the ultimate
right-of-way width. Consequently, physical considerations such as building
placement may constrain the improvement of 17th Street to its ultimate 120 foot
width throughout the specific plan area. In order to achieve MPAH capacity on
17th Street, emergency parking lanes and bike lanes will have to be deleted and
the highway restriped for six travel lanes.

Intersection Operation - Future intersection operating conditions were determined
for the specific plan area by the comsultant. A Critical Movement Analysis

(CMA) was performed and the associated intersection levels of service (LOS) are
presented in Table 38. A review of the table indicates that the intersections
projected to exceed LOS "C" include: :

o 1l7th Street at Prospect Avenue South
o Newport Avenue at La Colina Avenue
o Newport Avenue at Irvine Boulevard

Furthermore, the amalysis determined that project traffic volumes will diminish
the efficiency of left turn movements at intersections currently without left
turn phasing. Conflicts between vehicles turning left and the opposing traffic
flow are projected for the following intersections: -

westbound 17th Street to southbound Holt Avenue
eastbound 17th Street to northbound Esplanade Avenue
eastbound 17th Street to northbound Hewes Avenue
eastbound Irvine Avenue to northbound Holt Avenue

00 0O

The analysis also found that projected delay times for east and westbound
approaches to the intersection of 17th Street and Newport Avenue would be
excessive.

It should be comsidered that the analysis performed by the consultant did

not comsider the effect of added traffic of regional origin upon intersection
operating conditions because of the limited reliability of projecting future
turning movements on other tham a site specific basis.
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Intersection

17th Street at:

Prospect Avenue South
Prospect Avenue North
Holt Avenue

Esplanade Avenue
Hewes Avenue

North Avenue

Newport Avenue at:
Foothill Boulewvard
Dodge Avenue
La Colina Avenue
Irvine Boulevard

Irvine Boulevard at:

Holt Avenue
Prospect Avenue

Source: ASL Consulting Engineers, Traffic Study for North Tustin

TABLE 38

North Tustin Specific Plan
Future Intersection Conditions
Based on 1995 Traffic Volumes

Level of Service

(D)
(B)
(C)
(a)
(A)
(4)

(4)
(&)
(D)
(E)

(B)
(B)

16.1
16.1

Delay Range
(secs. per veh.)

Specific Plan.
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Future Pedestriam Circulation - The number of arterials crossed by school
children traveling to and from school is expected to increase with the closure
of two elementary schools which serve the specific plan area. Both Morrow Ele-
mentary and Red Hill Elementary have been selected by the School Board to be
closed at the end of the 1981-82 school year. Unless this situation is changed,
students attending these schools will attend Loma Vista Elementary and Arroyo
Elementary. This would require students attending Loma Vista Elementary to
cross Esplanade Avenue and those who live north of Foothill Boulevard to cross
Newport Avenue to attend Arroyo Elementary. The placement of crossing guards is
determined by the Board of Supervisors on the recommendation of the Orange County
Traffic Commission and is paid for by the County in unincorporated areas.

Projected Noise Conditions - Projected noise contours estimated for the specific
plan area are presented in Figure 41. Distance from the roadway centerline to
CNEL values can be found in the technical appendix to the EIR. The noise levels
in future years are projected to increase in the specific plan area due to
increasing traffic. However, the increase in traffic will be a result primarily
of regional traffic patterns as opposed to local projects, as has been discussed.

The noise contour projections indicate that the unprotected portions of 173 lots
would fall within the 65 CNEL noise contour. These lots are identified in Figure
42. Table 39 presents an analysis of these lots. The table shows that of the
total lots, 66 are located within a detailed review parcel; however, only 48 of
these lots are anticipated to have a change of land use as a result of carrying
out the Specific Land Use Plan. Noise attenuation measures are expected to be
incorporated as part of their development. The table also shows that a total

of 125 lots are not expected to have any change in land use and, therefore may
remain noise impacted unless corrective measures are undertaken at the initiative
of individual owners.

The level of impact with regard to interior noise levels parallels the impact
detailed above for exterior living areas. That is, the total number of umits
not achieving the interior standard would be reduced by recycling in those areas
currently developed without sufficient community noise attenuation measures.
However, interior standards are likely to be exceeded for those locations where
corrective measures do not result from new construction or initiative of indivi-
dual owners. :

Localized Noise Sources - Parking areas associated with commercial or profes—-
sional office complexes located adjacent to residential areas may generate noise
conflicts. The noise associated with parking areas represents a special problem.
The number of vehicles involved is usually not great emough to generate a signif-
icant level of noise in terms of the CNEL metric, but may be intrusive on a
single event basis. That is, adjacent residents may be annoyed by individual
cars. A noise barrier between the parking area and adjacent residential is

often desirable. Locating the parking area away from the residences may also be
beneficial, if possible.

Nonresidential Uses - Nonresidential uses are located along Newport Avenue, to
the south of 17th Street. The noise levels in this area are not projected to
increase substantially; and therefore, noise impacts to both indoors and outdoors
are not expected to exceed established standards.
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Residential Lost

Within a design
review parcel

Not within a design

review parcel

Totals

TABLE 39

North Tustin Specific Plan
Projected Noise Impacted Lots

Land Use  No Land Use
Change Expected Change Expected
47 : 18
0 - 107
_;;- 125

I1-2-18

Totals

66

107

173
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Future nonresidential developments will be required to meet County criteria
levels for both indoor and outdoor (if any) areas. Site design, barriers and
other measures may need to be employed to protect sensitive outdoor areas.
Special building features may also be required to attain the interior standards.

Opportunities to Manage Circulation and Noise Changes

The preceeding analysis has identified several points of concern with regard to
existing and future traffic and noise conditioms. Generally, both noise and
traffic conditions will worsen in the future due to development in the specific
plan area and the surrounding regionm. However, the following opportunities
exist which can minimize the affect of future conditionms.

MPAH - Development of roadways in accordance with the MPAH will create higher
capacity levels for some of the arterial highways in and surrounding the specific
plan area. The MPAH also proposes the development of two additional transporta-
tion corridors, Peter's Canyon Road and the Eastern Corridor, which will have an
important effect upon traffic conditioms for Newport Avenue and other roadways in
the specific plan area.

Application of County Noise Standards - Application of adopted County noise
standards will ensure that new development will be designed to satisfactorily
.attenuate noise. The following options are available to achieve the exterior
noise level standards: site design, acoustical barriers, building setbacks and
orientation, and berms.

Acceptable interior noise levels for new development can be achieved by providing,
where appropriate, a "summer switch" system on the heating unit for providing
ventilation while windows are closed; additional weather stripping; double glazed
windows; special venting or non-venting roof/ceiling constructions; and increased
attic and wall insulation. € '

Restriping Arterials - By restriping some arterials to provide additional travel
lanes, higher capacity can be achieved. This would result in more acceptable
levels of service for some road segments although at the loss of on-street parking
and bike lanes.

Intersection Improvement - Left turn phasing and intersection restriping would
help to ‘bring identified intersections to acceptable levels of service and thus
reduce traffic delay times.

Signal Coordination - Traffic flows on an urban arterial can be improved by
coordination of the signalized intersection which produces a progression system
along the arterial.
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GOALS AND POLICIES

The goals and policies presented in this section are interpretations of those
found in the MPAH and the Orange County Noise Element for implementation in the
specific plan area. The procedure for resolution of the issues identified in

the previous section is outlined in the goal and policy statements. Although
these goals and policies are based in the respective documents, they are specific
in focus and intent.

Goals

A. Safe and Efficient Circulation

Provide a circulation system which safely and efficiently moves people
and goods.

B. Minimize Noise Effects

Minimize the affect of increasing noise levels and establish compatible land
uses in noise impacted areas.

Policies

A. Safe and Efficient Circulation

A=]1 Develop circulation system consistent with the MPAH.
A-2 locate and classify arterials to meet the land use policies and plams.

A=3 Where feasible redesign intersections with projected LOS of E or F to
achieve at least LOS D.

A-4 Restripe where feasible road segments with projected LOS of D, E, or F
to achieve LOS C.

A-5 Establish driveway access and intermal circulation standards for
new development fronting on arterial highways as part of the land
use regulations.

A-6 To extent feasible coordinate signals along 17th Street and Newport
Avenue.

A-7 Pursue improvement of local streets through all available funding
mechanisms.

B. Minimize Noise Effects

BE-1 Require that all applicable County noise standards are met by new
development.

B-2 Limit noise sensitive land uses within noise impacted areas, when
consistent with other land use considerations.

B-3 Ensure new developments provide sufficient noise barriers to adjacent
existing uses of less intensity.
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B-4 Encourage the use of innovative site planning to reduce noise levels.

B-5 Encourage property owners within the 57 CNEL to acoustically insulate
residences.
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IMPLEMENTATION STRATEGY

To resolve the issues identified in the preceding analysis four programs have
been identified for implementation. These programs include: 1) The Master Plan
of Arterial Highways; 2) Intersection Improvement; 3) Arterial Access Control;
and 4) Noise Attenuation Procedures. Each program is described below. Also
discussed at the end of this section is how this component of the Specific Plan
carries out the intent of the General Plan.

Master Plan of Arterial Highways

Roadway Improvement - Circulation planning in the specific plan area will be

based upon the currently adopted Master Plan of Arterial Highways, shown in
Figure 38. Implementing the MPAH will involve improvement of 17th Street, La
Colina Avenue and Esplanade Avenue to their adopted rights—of-way. These improve-
ments would be comstructed according to adopted county standards as presented in
Standard Plans. Variation from these standards may be required by physical
limitations associated with current facility design. Such improvements will

only be made when warranted by actual in the field traffic conditions or as part
of normal dedication and improvement requirements associated with new development.

Analysis of projected traffic conditions for Newport Avenue indicates that future
traffic volume will exceed its present design capacity. Restriping of the cur-
rent facility to 6-lames (3 travel lanes in each direction) and a painted center
median would sufficiently increase roadway capacity to accommodate the projected
traffic volumes. In order to facilitate restriping of Newport Avenue, the exist-
ing on-street parking and bike lane facilities would be removed and an alternative
bike route considered. Restriping would occur only when warranted by actual
operating conditions.

Responsibility and Funding for Implementation - Arterial highways may be improved

IMPLEMENTATION STRATEGY

in one of three ways: 1) a developer of a project with unimproved frontage is
required to dedicate and improve the frontage; 2) the County may identify a need
for such improvements and perform the widening; or 3) the property owners may
request formation of an assessment district to fund the street widening.

The first method requires that the frontage be a portion of a new development
and the developer dedicates and improves the frontage to the required specifica-
tions. This method works for undeveloped parcels or parcels being recycled;
however, it may leave a discontinuous frontage. This has happened along 17th
Street. Consequently, the other two means should be evaluated and pursued in
areas where new development is not anticipated in order to develop the arterials
to their ultimate classification. s

The second method entails county action, and occurs most often in developed areas
with existing arterials. The procedure entails County identification and evalua-
tion of the segments needing improvement. Segments selected for improvement are
those which will result in the highest traffic improvement benefits. Funding

for these projects is available through the County's road fund. These funds
include gasoline taxes, fines and forfeitures. No revenue from property taxes

is available for this purpose.

The third method available for improving and widening arterial highways entails
the formation of a street improvement assessment district. This process may be
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initiated by a petition of the affected homeowners and submitted to the Board
of Supervisors. Upon submittal of the petition, public hearings are held and
the district formed unless it is blocked by a majority protest from affected
property owners. If the district is formed, the work is financed through the
sale of bonds. Each parcel within the assessment district is assessed a
portion of the cost based upon its benefit. The annual assessments are billed
and paid in conjunction with property taxes.

Intersection Improvement — Although all intersections in and around the specific
plan area are currently operating at acceptable levels, analysis of projected
conditions indicates a future deterioration of intersection efficiency as traffic
volumes increase. To maintain acceptable intersection operating conditions in
the future, signal coordination, signal phasing and intersection restriping may
be warranted. The specific intersections requiring such improvements, the most
effective improvements for specific intersections and the timing of such improve-
ments will be determined by actual operating conditions monitored in the field.
Initial analysis indicates that the intersections most likely to display condi=-
tions warranting improvement of operating conditions in the future include:

o Newport Avenue and Irvine Boulevard

o Newport Avenue and 17th Street

o 17th Street and Prospect Avenue South
0 Newport Avenue and La Colina Avenue

As traffic volumes increase along arterial highways, it may become necessary to
introduce left turn phasing at signalized intersections where such phasing does
not now exist. The need for phasing will depend upon analysis of actual operating
conditions in the future which will identify the specific improvements required.

Signalized intersections likely to require left turn phasing improvements in the
future include: e =

0 Westbound 17th Street to southbound Holt Avenue;

o Eastbound 17th Street to northbound Esplanade Avenue;
o Eastbound 17th Street to northbound Hewes Avenue; and
o Eastbound Irvine Boulevard to northbound Holt Avenue.

‘The County is currently in the process of implementing a countywide traffic
signal computer system which will maximize the traffic flows on the arterial
roadways within the unincorporated area of the County. Ultimately, each
signalized intersection on 17th Street and Newport Avenue within the County's
jurisdiction should be incorporated into the computer system. Each traffic
signal will then be upgraded with more sophisticated and flexible control equip-
ment. As with other countywide improvements, phasing of improvements in the
specific plan area will be based upon relative traffic improvement benefits.

Arterial Access Control - Circulation efficiency and safety along arterial high-
ways can potentially be improved through establishing performance conditions for
direct driveway access. Through the Land Use and Development Regulations contained
in Division III, the Specific Plan establishes criteria for arterial access for
parcels participating in the Consolidation Incentive Program/Overlay District or
the Garden Office Overlay District. The standards for both of these districts
establish requirements for common access planning and dedication of reciprocal
ingress and egress easements along property lines. Determination of actual
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access locations to arterial highways and of easements/driveways between
independently developed parcels will be determined at the time of site develop-
ment permit approval. Determination of the need for restriction on left turn
ingress and egress movements would be appropriately made at the same time using
the provided site specific development information.

Noise Attentuation Procedures - Figure 41, which presents the modeled noise
contours associated with projected traffic conditions, may be used as a guide in
determining if an acoustical report is necessary for future developments. The
actual determination will be made in referencing the official noise maps on file
with EMA. Essentially, any proposed residential use within the 57 CNEL will be
required to submit an acoustical report. Other proposed uses may also be required
by EMA, Acoustics, to submit an acoustical report.

An acoustical report should discuss the eixsting and future noise levels for
interior and exterior locations. Additiomally, mitigation measures with respect
to the worst case condition must be explicitly described. This procedure emsures
that applicable noise standards are not exceeded by requiring adequate mitigation
as part of initial project design.

An acoustical report requirement helps to define mitigation when a change of

use is submitted; however, land use changes are not considered appropriate, as
discussed within the Specific Land Use Plan for several parcels projected to be
impacted by future traffic noise. In these cases, the property owners may wish

to pursue noise attenuation on an individual basis at their discretion. Alternate
attenuation techniques which may be considered in these instances are summarized

in the EIR and noise assessment contained in the technical appendix to the EIR.

Consistency with the General Plan

The Circulation and Noise Chapter of the Specific Plan serves to implement at
the local level the Circulation and Noise Elements of the General Plan. The
Circulation Element of the General Plan consists of three components, which are
the Master Plan of Arterial Highways (MPAH), Master Plan of Countywide Bikeways
(MPCB) and the Scenic Highways Element.

The stated policies of the Circulation and Noise Chapter directly respond to the
objectives and policies of the related General Plan elements by promoting safe
and efficient circulation and minimizing noise effects. In terms of circulation,
the Specific Plan ensures that the circulation system will be comsistent with the
MPAH, and that programs, such as signal coordination along major arterials,
restriping of some arterials, and redesign of congested intersections, will be
carried-out on an "as needed" basis to improve overall safety and mobility. As
there are no regional bikeways nor scenic highways traversing the specific plan
area, a determination of comsistency with the related components of the Circulationm
Element is not required. The Specific Plan does, however, propose a local bike-
way network within the community, which is designed to link residential neighbor-
hoods with schools, shopping centers, recreation areas and the regional bikeway
system. t

Noise impact is generated by vehicular traffic within the specific plan area.

The Circulation and Noise Chapter seeks to reduce the effects of such noise to
acceptable levels established by County standards through the recycling of noise
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impacted residential uses in appropriate locations along Newport Avenue,

17th Street and La Colina Avenue; by requiring that all new develcpment
provide adequate noise attenuation measures as part of project design; by
limiting noise sensitive land uses in impacted areas when it is consistent
with land use compatibility considerations to do so; and by ensuring that new
development provide sufficient noise attenuation to adjacent existing uses of
less intensity. Since residential areas within the specific plan area are not
impacted by aircraft noise to levels in excess of County standards, County

guidelines specifically related to airport noise impact are not incorporated
into this chapter.
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CHAPTER 3: RECREATION AND OPEN SPACE

INTRODUCTION

The purpose of this chapter is to evaluate the adequacy of existing recreation
and open space sites, determine if a need exists for additional facilities or
acreage and identify potential opportunities to meet those needs. Four types of
recreation facilities are considered: local park and recreation facilities,
regional park and recreation facilities, bikeways and open space. Each type of
facility is discussed in terms of existing and future conditions, local goals

and policies, and an implementation strategy. The concerns of the Recreation

and Open Space Elements of the General Plan are addressed throughout this chapter.

BACKGROUND

Recreation Master Plans and Open Space Element

The Recreation Element for Orange County is composed of three master plans, two
‘of which pertain to the North Tustin Specific Plan area; 1) the Master Plan of
Local Parks; and 2) the Master Plan of Regional Parks. The Master Plan of County
Bikeways is also addressed in this chapter although it recently became part of
the Transportation Element of the Gemeral Plan. These master plans in conjunc-
tion with the Open Space Element set the comtext for recreation and open space
planning for Orange County.

Local Park and Recreation Facilities - The Master Plan of Local Parks was adopted
in 1976 to provide goals and policies for the development of neighborhood and
community parks in unincorporated areas. This plan in coajunction with the
County's local park code is part of the implementing mechanisms used to carry

out the provisions of the 1965 Quimby Act.

Much of the residential area of North Tustin developed before the establishment
of a County local park ordinance requiring park land dedication for new sub-
divisions. Consequently, parks were not developed as part of nmew residential
projects to meet the needs of a growing local population. The large estate lots
provided a high level of private open space for residents and may have compen-
sated for the lack of parks to some extent. As urbanization continues, however,
fewer opportunities for acquisition of local park sites remain. This problem
has been recognized by the North Tustin community for some time and has led to
analysis and planning for local recreationm needs.

Regional Park and Recreation FPacilities - The Master Plan of Regional Parks was
adopted in 1972 and revised in 1980 to provide for the regional recreation needs
of all Orange County by developing a program for the acquisition and development
of regional park sites.

Begional recreation facilities serving the Worth Tustin community were developed
many years ago; however, the population has grown rapidly in central Orange
County along with the diversity of recreation activities pursued. A regiomal
recreation activities needs assessment was conducted by the County in 1980 and
included findings for the Worth Tustin area.
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Bikeways - The Master Plan of Countywide Bikeways (MPCB) was adopted in 1974 to
provide the basis for a regional bicycle network by identifying needs and objec-
tives, standards and criteria, development opportunities, and costs and funding
for such a network. In 1980 the MPCB was transferred from the Recreation Element
of the General Plan to the Transportation Element.

Regionally significant inter-city routes are generally embodied in the MPCB;
however, routes of local significance in the unincorporated county, such as the
specific plan area, have received comsiderable attention. While no formal plan
has guided local bikeway development, many wiles of useful routes have been signed
and striped and should provide interim bikeways until the master plan system is
implemented. The local bikeways also will provide valuable feeder routes after
the countywide system becomes functiomal.

Open Space - The Open Space Element, one of four elements of the General Plan
that are critical to resource management in Orange County, was adopted in 1973
and amended in 1977 by the Board of Supervisors. This element sets policy direc-
tion primarily for the preservation of identified open 'space areas.

Although only a small area in the specific plan area has an open space
designation, its current status and its designation under the Specific Land Use
Plan must be assessed with regard to the goals and policies embodied in the Open
Space Element.

Existing North Tustin Community

Local Park System ~ The North Tustin community is served by County Service Area
5 (CSA 5). Gemerally this service area is bounded by Chapman Avenue on the
north, by Irvine Boulevard on the south, and by Cowan Heights and Prospect
Avenue on the east and west respectively. The North Tustin Specific Plam area
is only a small portion of this service area. The Open Space/Recreation/Special
Districts Program Office, which administers the special districts such as CSA 5,
is the entity within EMA responsible for local park planning, acquisition,
development, and maintenance. In developing local park plams, the CSA
administrator works with the Santiago Municipal Council (SMAC), the Foothill
Communities Association (FCA), interested and affected homeowners, community
service associations, landowners and developers, and the Orange County Barbors,
Beaches and Parks Commission.

Presently, within the specific plan boundary, there exists only one small park
(0.3 acres) at 17th Street and Gershon Place and approximately 5 acres of
usable, open school grounds (Guin Foss Center on Vanderlip Avenue). However,

" political boundaries do not inhibit people from using nearby park facilities.
Therefore, it can be assumed that facilities outside the specific plan boundary
serve a portion of the recreation needs of the specific plan area population. A
complete inventory of park and recreation facilities likely to serve the
specific plan area can be found in Table 40. Figure 43 shows park and recrea-
tion facility locations within or near the specific plan area.

Bent Tree Park in Cowan Heights is the only other parksite ian CSA 5; however,

its service area does not include any portion of the specific plan area and has
therefore been excuded from further analysis.
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TABLE 40
North Tustin Specific Plan
Existing Recreation Facilities

PARKSITE ACTIVE RECREATION W OTHER
Usettle Play- | Basket~ | Volley~ Picnic Rast
o Name Opn(m Space |Playground €ield | ball ball Tennis |, .. |Benches | Parking o
S AC.
55
S > (17th and
2T |cershon B34 . X X
- &
Guin-Foss
Chriis 5.00 X X x X
Foothill
High 15.3 X X X X X X
School
Hillview
Cont. 6.0 X X X x X
Morrow
=il X X b X X X
-
g Loma-Vis
= = ta)
§ © 3 |Elementary 88 . % X X X X
o B M
=06 <
-l
cEL g
283
- - " -] ‘iewes ?ﬁdle
CRK Interm. 3.65 = & = Tennis X &
Ui @
w U -
Voo
é.'i 2 |Columbus
e gg: Tustin 5.9 X X - X X X
< .= |Interm.
el bl A
@ 2 x
-]
3 Columbus .
Tustin 9.0 X X X X
Park :
Tustin
High 18.0 X X X X X X
School
El Modena .
Park 8.2 X X _ X X i o
Irvine
Park i1 X X X x X X
Santiago | 125 X '
hom 5 b X X
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Meeting Current Local Recreation Need - Currently, there is one undeveloped park
site in CSA 5 at Peacock Hill (0.7 acres). The Program Office intends to use
this Specific Plan and contacts with local homeowner groups to identify possible

CSA 5 sites for local park acquisition and development in the vicinity of the
specific plam area.

According to the County's Master Plan for Local Parks, the amount of acreage set
aside for local parks in an unincorporated community shall be consistent with
the following standards:

a. At least 4 acres of usable local park land shall be provided for each 1,000
residents. ;

b. Residential developers shall provide a minimum of 2.5 acres of usable local
park land for each prospective 1,000 residents.

c. School sites shall be assumed to provide 1.5 acres of usable area for public
park and recreation uses for each 1,000 residents.

In 1977, a report entitled CSA 5 North Tustin Local Park Opportunities studied
and identified local park opportunities for the unincorporated community of North
Tustin. Based upon the above-stated standards, the study determined that a 46-
acre deficiency of usable park land existed in the entire CSA.

Currently, the specific plan area has an estimated population of 3,2001. This
translates into a population based need for approximately 12.8 acres of local
park land using the county standards. There exists 0.3 acre of local park land
and 4.8 usable acres of school grounds. Using the county standards described in
the Master Plan for Local Parks, a maximum deficiency of 6.9 acres presently
exists in the specific plan area; however, there are two local park facilities
in the cities of Tustin and Orange totaling 17.2 acres as well as wmany schools
which serve a portion of the specific plan area and compensate for the deficit.
Therefore, the local park acreage deficiency would be less than the 6.9 acre
figure because these other facilities draw park users from the specific plan
area.

Specific Park Deficiencies - The analysis above has determined that a need exists
for additional local park acreage. The following analysis will describe the

types of parks most needed in the spgcific plan area. This analysis was conducted
using recognized planning literature” which divides parks into four types:
playground-neighborhood, playfield, community, and regional as defined in Appendix
E. Each park type has an associated service radius which relates to the maximum
distance a person would be willing to travel to a park facility. The relation-
ship of park type to service radius is found in Table 4l1. This criteria can
serve as a rule-of-thumb upon which analysis of park type needs can be based.

County of Orange, CAO, Forecasting and Analysis Center, 1980 census.

J. Dechiara, L. Koppleman, Urban Planning & Design Criteria, 1975 and

J. Dechiara, L. Koppleman, Manusal of Bousing/Planning and Design Criteria,
1975
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TABLE 41

North Tustin Specific Plan
Service Areas for Park Types

Radius of
Park Type Area Served
Playground /Neighborhood Park 0.25 - 0.5 miles3
Playfield . 0.5 - 1.5 miles3
Community Park 2.0 miles
Community Park adjacent to a school 3-=4 miles
Regional Park ' ~ 10.0 miles -

SOURCE: J. DeChiara, L. Koppleman Urban Planning & Design Criteria, 1975; and
J. DeChiara, L. Koppleman Manual of Eousing/?lanning and Design Criteria,

1975.

3 Service radius depends upon site specific facilities and acreage.
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Examination of Table 42 finds most of the listed facilities located outside the
specific plan boundary. They have been included in this analysis because their
park service areas extend into the specific plan area. Therefore, facilities
located outside the specific plan area help to minimize local park deficiencies.
By analyzing service radii of parks located within and immediately surrounding
the specific plan area, additional resources available to the residents cam be
ideutified. 1In this way, park and recreation facilities would be assessed as
part of a larger system, thus presenting a2 more realistic assessment of local
need. The recommended service radius figures from Table 41 and site specific
information about each park in the area were used to generate Figure 44 which
delineates the service areas of the various park types both within and surround-
ing the specific plan area. An examination of this map brings to light the fol-
lowing assessment of local park need for park acreage in the specific plan area:

a. A portion of the residential area north of 17th Street and along Newport
Avenue is not served by a local playground-neighborhood facility.

b. The entire North Tustin area is not served by a community park facility.

c. All other recreation types are distributed within the gemeral area in such a
way as to adequately provide for the residents of the specific plan area.

Individual Recreation Facilities - It is recommended in the County's Master Plan
of Local Parks to utilize the National Recreation and Parks Association (NRPA)
standards to help determine needs for necessary quantities of park facilities.
The facilities considered desirable by the NRPA within specific plan area are
listed in Table 43.

These facilities should be provided through the local park system. Using the
guidelines in Table 43 and the individual recreation-facility inventory in Table
40, the need for facilities within local parks in the specific plan area has
been determined and is displayed in Table &44.

It can be concluded, from Table 44, that a local need exists for tenmis and
basketball courts. BHowever, this analysis does not comnsider the numerous
facilities available outside the specific plan boundary at Foothill High School
nor does it comsider the community's experience in using facilities within and
surrounding the specific plan area. There is community concernm that school
facilities which are used by the City of Tustin for their recreation program are
not available to County residents on the same basis as City residents. This
situation clouds the analysis; however, it seems to indicate the facilities out-
side the specific plan boundary are not always available to meet the identified
need for individual recreatiom facilities.

Regional Park Facilities - The North Tustin cowmunity is priwarily served by
Irvine Regional Park located at the terminus of Chapman Avenue. This park
offers a diversity of active and passive activities for day use only.

Regional need for recreation facilities in the North Tustin community including
the specific plan area was determined by a 1980 County report entitled, "Orange
County Recreational Needs and Regional Parks Study." This study estimated

demand for recreational facilities at three particular times (1977, 1985, 1995)
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Facility

17th & Gershon

Guin Foss Center
Foothill High School
Loma Vista Elementary
Hillview Continuation
Morrow Elementary
Hewes Intermediate
Columbus-Tustin Inter.
Columbus-Tustin Park
Tustin High School

El Modena Park

Irvine Park

Santiago Oaks

TABLE 42

North Tustin Specific Plan

Parks Servicing Specific Plan Area

Acres of
Recreation
0.3
5.0
15.3
4.8
6.0
6.5
5.6
5.9
9.0
18.0
8.2
477.0
125.0
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Park Type

Playground
flayground[Neigh.
Playfield
Playground
Playfield
Playground
Playfield
Playfield
Playfield
Playfield
Playfield/Neigh.
Regional
Regional

Radius of

Area Served

0.25 miles
1.5 miles
1.5 miles
.25 miles
<50 miles
.25 miles
«5 miles
.5 miles
1.5 miles
1.5 miles
1.5 miles
10.0 miles
10.0 miles



TABLE 43

North Tustin Specific Plan
Standardes for Individual Recreation Facilities

. Standard/No.
Facility of People
Softball Diamonds (and/or youth diamond) 1 per 3,000
Tennis Courts 1 per 2,000
Basketball Courts 1 per 500

SOURCE: Orange County EMA, Master Plan of Local Parks, 1976.

TABLE 44
North Tustin Specific Plan

Individual Recreation Facilities in North Tustin
Estimated Population: 3,200

Number of Units

Facility Recommended Actual Local Deficiency
Softball Diamonds 1 . 0
Tennis Courts 2 0 -
Basketball Courts 6 0 6
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L

within 69 community analysis areas throughout the County. The degree of surplus
or deficiency of public facilities was then projected based upon this
information.

The specific plam area is covered by CSA's 42 and 43. The combined results for
both CAA's determined that within the North Tustin coumunity, demand in 1977
exceeded facility capacity for the following activities: bicycling, tenmnis,
racquetball/handball, skateboarding and picnicking.

Bikeways - Pictured on Figure 45 are the existing bikeway routes in the North
Tustin area. An examination of this wap brings to light the following
‘assessment of bikeways in the area:

a. No regional bikeways traverse the specific plan area.

b. Only locally significant bikeways exist in the specific plan area.

c. The local routes do mot link regionmal bikeways, schools nor recreation
facilities.

d. There is an absence of a north-south route.

'At ome time a regional bikeway was proposed for the Southerm Pacific Railroad
right-of-way; however, due to.strong neighborhood opposition the route was
deleted in 1978 by the Board of Supervisors.

Open Space - The Open Space Element designates the Southern Pacific Railroad
right-of-way in the specific plan area as a greenbelt. This is the only open
space designation in the specific plam area. North of the specific plan
boundary, the County has in the past proposed a linear park along the railroad
right-of-way from Fairhaven Avenue to Dodge Avenue; however, the right-of-way
has not been acquired. Presently, the County is hesitant to acquire and develop
this relatively short parcel because the County would essentially be improving
abutting yards and CSA funds, when available, might be more appropriately
expended to acquire and develop a more conventional park site.

Future Conditioms

Projected Local Park Needs - With build-out of the specific plan area according
to the Specific Land Use Plan presented in Chapter 1, the park land deficit will
increase. The estimated population under build-out approximates 3,700. This
would give the specific plan area a population based need for approximately 14.8
acres of local parks. Using the park land credit school grounds and the exist-
ing park, the maximum deficit is projected at 9.5 acres. However, there are two
local park facilities as well as wany schools located outside the specific plan
boundary which serve a portion of the specific plan area and compensate to a
certain degree- the identified deficit. Therefore, the local park acreage

deficiency would be less than the 9.5 acre figure because these other facilities
draw park users from the specific plan area.

Projected Regional Park Facility Needs - The 1980 Regional Park Needs Study pro-
jected regional park facility deficiencies for the two Commmunity Analysis Areas
(CAAs) which encompass the specific plan area. The study projected demand in
1985 would exceed facility capacity for the following activities; pool swimming,
bicycling, temmis, racquetball/handball, jogging, skateboarding, picnicking, and
Playing outdoor games. Most of these deficiencies will persist even though
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TABLE 45

North Tustin Specific Plan
Recreation Facility Profile North Tustin

Activi'_:z 1985 1995
Pool Swimming O 1)
Bicycling (Dedicated Trails) & ®
Tennis O @
Racquetball/Handball @ @
Jogging (Dedicated Trails) O O
Skateboarding (Dedicated Trails) O @
Picnicking ) @
Playing Outdoor Games & @
Park Visitation (Walking, Sunning, O ®©

Sightseeing, Playing Unstructured
Games, etc.)

Supply/Demand Ratio

O Major Surplus

® Moderate Surplus

© Approximate Balance
Moderate Deficiency

@® Major Deficiency

SOURCE: Orange County, EMA, Orange County Needs and Regional Parks Study.

Vol. II, 1977.
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Santiago Oaks Regional Park is scheduled for $1.0 millionm in development because
preliminary plans-(group camping and open field) do not include facilities for
activities where a major deficiency will exist. Therefore, the present supply
of these recreation facilities in the North Tustin area may not fulfill the
needs of County residents in the near future. Only general park visitation
(walking, swimming, sightseeing, playing unstructured games, etc.) was
determined to have facility capacity which would exceed projected demand in
1985. Table 45 examines the relative deficiency/surplus for each of the listed
activities as projected to 1985 and 1995 for both CAA's. There was minimal
demand for other activities mot listed in Table 45 such as hiking and golfing.

Projected Bikeway Pressures - With build-out of the Master Plan of Arterial
Highways (MPAH) as described in the Circulation and Noise Chapter, parking will
probably be deleted to provide additional right-of-way for automobile travel
lanes along 17th Street and Newport Avenue at some time in the future.
Consequently bikeway widths will be reduced to &4 feet or less from a 11 - 12
foot width with parking allowed which is now found in some locatioms within the
specific plan area. This will diminish the relative safety of these routes and
in conjunction with the increases of vehicular traffic way warrant elimination
of these routes in the future.
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GOALS AND POLICIES

Goals

The County's goals for recreation and open space preservation constitute a formal
statement of the quality of life desired by the citizems. These goals are stated
in the County's Master Plan of Local Parks, the Master Plan of Regiomal Parks,

the Master Plan of Countywide Bikeways and the Open Space Element. In light of
the identified needs within North Tustin, the following goals have been establish :
for the North Tustin Specific Plan:

A. Meet Recreation Needs

Provide a local and regional park system designed to meet the recreation
needs of CSA 5 residents including the North Tustin Specific Plan area.

B. Optimum Variety of Recreation Facilities

Provide an optimum variety of recreation facilities to meet the specific
needs of the North Tustin residents.

C. Safe Bike Routes

: ]
Provide a system of local bike routes which provide safe access to schools,
shopping centers, and recreation areas and which connects with the regional
bikeway system.

D. Open Space System

Provide an open space corridor which links with the countywide open space
system.

Policies

Policies provide guidelines for decision-makers in directing the future developmer -
of the County. Policies represent the intervening step between goals and
implementing actions. The following policies conmstitute the County's intent for
recreation development in the North Tustin Specific Plan area. They are

organized according to the goal which they intend to achieve.

A. Meet Recreation Needs

A-1 Acquire, develop and maintain local park land comsistent with the
recreation needs of the North Tustin residents.

A-2 Distribute recreation facilities so that all cowmunity residents are
within walking distance of recreatiom opportunities.

A-3 Provide for regionally significant facilities at Peter's Canyon
Reservoir Regional Park.

- II-3=14



B-

C.

Optimum Variety of Recreatiom Facilities

B-1

Safe

Locate local park sites adjacent to school sites whemever practicable
and in 2 manner emhancing the open space and recreation opportunities
of the school grounds.

Consider safe linkage to bicycle trails im locating future local park
sites.

Arrange cooperative recreation and maintenance agreements with Tustin
Unified School District when local parks are adjacent to public schools
and when such agreements maximize the recreation potential of both
facilities.

Pursue land dedication for a neighborhood park from developers
proposing residential development north of 17th Street.

Bike Routes

c-1

c-4

Cc-5

c-6

Open

Provide Class I, off road, bikeways whenever possible.

Provide a north-south bikeway through the specific plan area which will
link regional bikeways with schools, parks and existing bike routes.

Initiate joint efforts with other jurisdictions for the purpose of
implementing adopted bikeway routes.

Construction of bikeways should conform to the County adopted Caltrans
publication "Planning and Design Criteria for Bikeways in Califormia."

Pursue the timely replacement of unsafe bike routes.

Locate bike routes to facilitate safe linkage to park sites, schools
and other recreational destimatioms.

Space Systen_

D=1

D=2

Retain an open space designatiom for the Southera Pacific Railroad
right-of-way north of 17th Street to link open space opportunities
as a Class I bikeway.

Consider the Southern Pacific Railroad right-of-way to the south of
17th Street for use as a bikeway.
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IMPLEMENTATION STRATEGY

IMPLEMENTATION STRATEGY

The following implementation strategy provides a course of action needed to fulf .

the goals and policies outlined above. The actions described include: 1)
expansion and funding of local recreation facilities; 2) comsideration of
regional facility demands within CAA 42 and CAA 43; 3) bikeway expansion and
funding, and; 4) redesignation of a portion of the railroad right-of-way.

Expansion of Local Recreation Facilities

Potential Park Sites - In the North Tustin community there exist very limited
opportunities for acquisition of new park land. Vacant parcels are few and far
between and carry prohibitively high price tags. In light of this situationm, it
is perhaps more reasonable to focus on acquiring sites by dedication, sites that
way be available at below market rates, or obtaining long-term lease agreements.
The most notable and probably realistic opportunities appear to be elementary
school sites which have been closed due to declining enrollments and other excess
school district property. -The County would have the opportunity of acquiring
such sites within this area at below-market prices if declared surplus by the
Tustin Unified School District (TUSD). The Guin-Foss school site, Del Norte
school site and the undeveloped area between Hillview High School and Hewes
Intermediate School appear to have the greatest potential for facilities which
would serve the North Tustin community. The advantages and disadvantages for
each site are outlined below:

The Del Norte school site is located at the southwest corner of Fairhaven Avenue
and Esplanade Avenue with approximately 9.9 acres. The site is currently leased
to a private school; however, the site may be permanently closed once some

school bonds are paid off. As such, the availability of the site is tenuous;
however, if it does becowme available, the site has several advantages. First,
its location adjacent to the proposed bike trail along the Southern Pacific Rail-
road right-of<way could provide the first step in linking a park to a trail and
thus providing a desirable trail destination. The site itself is also quite
large and would provide more area for a variety of recreation facilities.
Consequently, the site would potentially have a service radius of 2 miles.

The Guin-Foss school site, the only potential site withinm the specific plan
boundary, is located on Vanderlip Avenue adjacent to the railroad right-of-way.
The site totals 8.5 acres and is primarily used by TUSD and Saddleback -College
for adult education. This site has the advantage of being centrally located
within a neighborhood; however, the site may not be as accessible to users as
the Del Norte site. This site is also large and would have the same potential
2-mile radius as the Del Norte site.

The third TUSD owned parcel also has a great potenmtial and was identified as
such in the 1977 North Tustin Local Park ortunities report. This five to ten
acre unimproved site is located between Hewes Intermediate School and Hillview
Continuation School along Foothill Boulevard. The adjacent turfed playfields
and ball diamonds on the Hewes Intermediate School campus could be used for
active park/public recreational purposes when not needed for school use. This
wmulti-purpose approach could have the effect of creating a park of approximately

20 acres, all flat and highly usable. Due to the site's size and potential
inter-relationship with the adjacent schools, the park would have a service

radius of three to four miles.
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The above discussion ©f possibilities most directly addresses the identified
need for a community park facility; however, it does not address the recognized
need for more playground/meighborhood park facilities north of 17th Street. In
this area, there are two large vacant parcels, onme at the intersectiom of 17th
Street and Newport Avenue (6.0 acres) and the other fromts on the west side of
Newport Avenue north of Castlegate Lane (7.0 acres). Both parcels are
designated for residential development under the Specific Land Use Plan
described in Chapter 1. 1If the sites develop at the residential demsities
designated under the Specific Land Use Plan, one or two small
playground/neighborhood parks could be obtained through a required park land
dedication and expanded through purchase of adjacent areas by in-lieu park fees.
If the sites are developed, it would fill part of the service area void north of
17th Street.

Implementing Actions - In response to the issues and concerns noted in the
analysis, the following actioms are .intended to enhance local recreation
opportunities:

l. The County will enter into negotiations with the TUSD to discuss possible
purchase or acquisition of a long-term lease with option to buy amy of the
following sites: Del Norte school site, Guin-Foss school site, or the
unimproved area between Hillview Continuation School and Hewes Intermediate
School. If an agreement is made, the purchased or leased site shall be up-
graded to community park status through provision of additional facilities
and landscaping, utilizing CSA 5 funding sources.

2. Where possible, the County should require land dedicatioms rather than
in-lieu fees upon approval of residential development proposals located
north of 1l7th Street.

3. The County will enter into discussions with the City of Tustin regarding

expanding the availability of the City's recreation programs to County
residents.

4. The following facilities should be provided at the Guin-Foss site if the
site is acquired: 2 lighted tenmnis courts, 6 basketball courts, 1
racquetball/handball court, 1 multi-purpose field, children's play area,
skateboarding area, and a community center offering recreational classes and
programs.

This implementation strategy intends to reduce the local deficiencies for
basketball and temnis courts, provide for a community park facility, and perhaps
add local park land in the northern portiom of the community where neighborhood
park acreage is lacking. The existing and potential recreatiom facilities are
identified in Figure 46.

Costs and Fuunding - Costs involved in providing park and recreation facilities
consist of three categories of expenditures: 1) acquisitiom costs; 2)
development costs; and 3) operation and maintenance costs. Acquisition and
development costs are capital outlays which are incurred in lump sum amounts.
Operation and maintenance costs are expenses which recur annually.
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TABLE 46
% North Tustin Specific Plan
W_Ul Typical Local Park Improvement Costs
@ Average-Estimatéd
(Y= Item Cost Per Unit
5 Play Area & Equipment ' $ 15,000
Drinking Fountains 350
Benches 250
o Picnic Tables 200
@ ' Bike Racks 100
= Basketball Courts (Full Courts) 15,000
B:, Tennis Courts (Lighted) 25,000
@ Ball Fields (with back stop) 3,000
Ll= Restrooms 50,000
z Open Picnic Shelter 10,000
E Source: Ralph Hudson, Chief, EMA Recreation Facilities Design, November 17, 1981
E II-3-18

ot AT s e AR S5 s g vmate

i
|
]
i

o —— L)
& _ -= g-nu.‘,.'.’ e b &
- ted s

o i ra s
ey

- 4

! ) :

%

~ figure 46

EXISTING BIKEWAYS SYSTEM



Lands suitable for local urban parks are generally located on prime developable
land often within residential areas. It may be expected that the acquisition
costs for such land, if not part of a required local park dedication, will be
quite high since the countywide average is $180,000 per acre at fair market
price.

The development costs involved in comstructing a local park vary comsiderably
with the extent of improvements provided. The costs for basic development
improvements, which include grading, irrigation, soil preparation and turf,
plant materials, sidewalks, and security lights, is estimated at $35,000 per
acre.” The estimated unit cost for other improvements are shown in Table 46.

Maintenance costs depend upon the amount of development within a park. The
extent of facilities and equipment provided within a local urban park is
substantially greater than that for a regional or other non-urban park areas.
According to CSA staff, their expgnditgres to maintain Bent Tree Park (6.6
acres) alome totalled $49,000 in 1981.

A variety of funding sources are available to CSA 5 to acquire, develop, and
maintain local parks. Gemerally, the CSA is financed by a tax om property within
its boundaries. This tax formally raised revenues in excess of operating costs,
with the excess available to help generate revenue for new park and equestrian
projects and gemerally reflected the interest the community had in funding such
projects. Before the passage of Proposition 13, CSA taxes could be raised by a
simple majority vote of the CSA voters. Now, however, a tax increase must be
passed by a two-thirds majority vote. This wmakes tax increases much more
difficult to obtain. Proposition 13 also substantially decreased the base
amount of taxes collected. Now the CSA receives less money from the taxes than
required to finauce existing operating costs and, as a result,there are no
"excess" tax revenues. It is apparent that im this post-Proposition 13 era of
austerity, other funding sources have become more critical in the acquisition,
development, and maintenance of local parks.

Current funding sources available to the CSA are outlined below:

Local Park Trust Fund - Pursuant to the local park code, the County is ;
authorized and responsible for evaluating residemntial development proposals to
determine whether land dedicatioms, park in-lieu fees or both should be required
as conditions of approval. When fees are collected, the funds are coded
according to the location of the development proposal and deposited into a sub-
account of the local park trust fund reserved for use by the CSA. Accumulated
available funds as of June 30, 1982 totaled about $225,000.

4 Terrie Relch, Special Districts Analyst, EMA Open Space/Recreation/Special
District Program Office, February 7, 1982.

5 Ralph Budson, Chief, EMA Recreation Facilities Design, November 17, 1981.

6 Terri Relch, Special Districts Analyst, EMA Open Space/Recreation/Special
Districts Program Office, February 7, 1982.
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IMPLEMENTATION STRATEGY

State Park Land Bond Act - These funds are also available to the CSA if approved
in a general state election. If passed by the voters, the State distributes
these funds to all counties on a population basis. Funds received by Orange
County are dispersed, based upon the financing plans submitted, among cities,

eligible recreation disticts, and CSAs.

Special District Augmentation Funds - The State passed legislation establishing
this fund after Proposition 13 came into effect. Pursuant to this law each
county is required to set aside a portion of their gemeral property tax revenue
into a Special District Augmentation Fund, which is then distributed by the
Board of Supervisors to those special districts (excluding school districts)
which apply for these monies. In the past, Orange County's fund has exceeded
the amount of monmey for which application has been received from the eligible
districts.

CSA 5 is generally dependent on this funding source to make up the finanmcing
deficiency resulting from annual operating costs exceeding annual property tax
revenues.

Roberti-Z'berg Block Grants - This year these State funds may only be used for
park acquisition or development. In Orange County one-third of the funds are
designated for local park acquisition and development. These funds are then
dispersed to the CSAs according to population. The Peacock Hill equestrian stop
has been designated within CSA 5 to receive these funds this year; however, the
project agreement may be amended to include other park facilities and proposals.

Regional Park Facilities

Potential Park Site - As determined in the foregoing amalysis om park and
recreation deficiencies, there exists a regional need for more diverse
recreation facilities which would accommodate the following activities:
bicycling, jogging, picnicking and playing outdoor games. The proposed Peters
Canyon Reserveir Regiomal Park which will serve the North Tustin area, presents
a good opportunity for providing facilities to meet some of the regiomal
deficiencies noted above. Therefore, consideration of these demands should be
made while the park is being planned.

Implementing Action - In respomnse to the regional need for various recreation
facilities in the community and in light of the proposed Peter's Canyon Regional
Park, the following actions are intended to enhance regiomal recreatiom
opportunities. F

1. Planning for Peter's Canyon Reservoir will consider the feasibility of
providing recreation facilities which would accommodate: bicycling,
jogging, picnicking and playing outdoor games.

Bikeway System

Proposed Bikeways - In order to resolve the identified deficiencies, a morth-
south link comnecting local trails to those of regional significance should be
established. Such a bikeway was proposed several years ago. The route was to
follow the Southern Pacific Railroad right-of-way through the specific plan
area. However, citizens were concerned that increased access to backyard fences
which abut the right-of-way may lead to increased crime and vandalism. Due to
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the finding of potentially high maintenance and law enforcement costs, as well
as public opposition, the route was deleted from the MPCB; however, no
replacement route was added.

In response to the issues and concerns and to carry out the stated goals and

policies, the Specific Plan proposes some additional bikeways. Table 47

describes each segment of the recommended routes which are illustrated in Figure
T 47.

Replacement routes for bikeways displaced by the possible restriping of Newport
Avenue, redesign of 17th Street or increased traffic volumes should include
Dodge/Santa Clara Avenues and Redhill Avenue, respectively. If needed, these
bikeways should be built to Class II standards.

Implementing Actions - In response to the identified need for additiomal
bikeways in the cowmunity the following actions are intended to expand local and
regional bikeway opportunities:

1. The County will enter into negotiatioms with the Southern Pacific Land
Company (owner of the railroad right-of-way) to discuss possible purchase or
acquisition of a long term lease of the right-of-way from Fairhaven Avenue
south to 17th Street for use as off-road bikeway.

2. The County will enter into negotiations with the cities of Orange and Tustin
for the purpose of determining a joint program for implementing the proposed
bikeway routes.

3. The County will develop replacement bikeways on Dodge/Santa Clara Avenues
and Redhill Avenue if needed and ensure comnection with the regional bikeway
system.

4. Bikeways will be developed in accordance with adopted County standards.

Funding - The construction and maintenance of local on-road bikeways within
unincorporated areas is funded by County EMA/Public Works. The development of
such trails may be initiated by community members with a letter to the County's
Traffic Committee describing and substantiating their request. If a project is
approved by the Committee, it is forwarded to the Traffic Engineering Department
where the design work is dome. After design is completed, Public Works
Facilities personnel do the comstruction work in the field. Community. letters
should be seant to:

Orange County Traffic Committee
400 Civic Center Drive
Santa Ana, Califormia 92701

Funding for the maintenance of regional on-road bikeways is also the
responsibility of County EMA Public Works. Regional bikeways outside road
rights-of-way and those within county parks are the responsibility of the Orange
County HBPD, with the exception of the Flood Control District's responsibility
for facilities located om Flood Control property.
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TABLE 47

North Tustin Specific Plan
Proposed Bikeway Segment Summary

County
Classification Length Description

Segment A Class 118 «25 mi. On-road along Champman Ave.
from Hewes Ave. to Santiageo
Blvd.

Segment B Class II 2.0 mi. On-road along Hewes Ave.
from Chapman Ave. to l17th
Street.

Segment C Class II «25 mi. On-road along Fairhaven Ave.
from Esplande Ave. to
Hewes Ave.

Segment D Class I9 1.0 mi. Off-road along Esplande Ave.
from Fairhaven Ave. to
17th Street.

Segment E Class II 1.0 mi. On-road along Holt Ave.
from 17th Street to Newpor
Avenue. .

Segement F Class II «64 mi. On-road along Newport Ave.
from Wass Street to Bryan Ave.

Segement G Class II «50 mi. On-road along Bryan Ave.
from Newport Ave. to Red Hill
Avenue . i

BThe Class II Bikeway provides restricted one-way, on-road bike lanes within

the paved street area designated for the exclusive or semi-exclusive use of
bicycles with through travel by motor vehicles or pedestrians prohibited.

9The Class I Bikeway provides a completely separated off-road right-of-way
designated for the exclusive use of bicycles and pedestrians with cross
‘flows by motorists minimized. :

IMPLEMENTATION STRATEGY
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Open Space

Due to public opposition regarding a linear park and proposed bkeway along the
SPRR right-of-way, 'in addition to the unaesthetic appearance of the weed
infested corridor, an open space designation appears inappropriate for the
‘right-of-way south of 17th Street. Consequently, a residential designation
identical to the surrounding residences would appear to allow the most
appropriate use. This would allow abutting residences to extend backyards into
the right-of-way if agreed by Southern Pacific Land Company. The open space
designation for the right-of-way north of 17th Street shall be maintained for
use an an off-road bikeway route because a safe north/south bikeway connection
would expand route opportunities and accessibility to riders. Additionally,
this route avoids the potential for increased vandalism because the route
parallels Esplanade Avenue thus exposing potential vandals to public view.

Implementing Action - In response to the identified issues regarding the SPRR
right-of-way the following action is recommended:

l. Redesignate the SPRR right-of-way south of 17th Street to medium-low density
residential use except where it is adjacent to a public facility use.

Consistency with the General Plan

The Recreation and Open Space component presents a refinement and seeks to
implement at the local level the Recreation Element, which consists of the
Master Plan of Regional Parks (MPRP), the Master Plan of Riding and Hiking
Trails (MPRHT) and the Master Plamn of Local Parks (MPLP), and the Open Space
Element of the General Plam.

The Recreation Element of the General Plan does not propose any regionmal parks
or riding and hiking trails within the specific plan area, and so therefore,
consistency with the MPRP and MPRHT is not required. The recreation policies of
the Recreation and Open Space Chapter focus on implementing the MPLP and the
Local Park Ordinance. To this end, the compoment provides consistency with the
County standards in determining the amount of acreage to set aside for local
parks, and promotes the County recommendation to utilize the National Recreation
and Parks Association standards for determining necessary quantities of park
facilities. In addition, the component promotes a balanced distribution of
recreation facilities in and around the specific plan area to better serve the
recreatin needs of the specific plan area residents.

The Open Space Element of the Genmeral Plan presently provides for am open space
cooridor along the Southern Pacific Railroad right-of-way as it traverses the
specific plan area. As a result of a Board of Supervisor amendment to the
Master Plan of Countywide Bikeways (MPCB) in 1978, which deleted this portion of
the regional bikeway network, this corridor apparently no longer serves the
regional function for which it was initially intended. The deletion of this
corridor, south of 17th Street, from an open space designation, as presented in
this Specific Plan, will be consistent with the adwinistrative functiom of
bringing the Open Space Element of the Genmeral Plam into conformity with the
updated MPCB.
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CHAPTER 4: PUBLIC WORKS COMPONENT

INTRODUCTION

The purpose of the Public Works Component is to identify the public infrastructure
facilities within the North Tustin Specific Plan area and to determine their ade-
quacy for meeting the present and future needs of the community. The adequacy of
such facilities provides the framework within which future land use activities can
be viably maintained. It is, therefore, essential that a careful analysis of public
facilities be a part of this specific plan effort.

Since the North Tustin area is essentially built out, urban infrastructural
facilities are, for the most part, already established. However, within the
specific plan area there exist several vacant and underdeveloped parcels which,
when developed, might necessitate the expansion of local facilities and services.
Public works facilities and services discussed in this component are divided into
two categories: 1) County-provided services, and 2) services provided by inde-
pendent districts. County services include solid waste, street lighting, fire,
sheriff, and storm drainage. Public services provided by other entities include
schools, water, sewers and undergrounding of utilities.

BACKGROUND

County Services

Solid Waste - Orange County presently operates four sanitary landfills, which are
capable of meeting the needs of County residents beyond the year 2000. Solid

waste collection is carried out by private collectors withim the specific plan
area. The increase in population associated with build-out of the Specifie Land
Use Plan will require expansion of collection service by private collectors because
of the increase in the amount of refuse to be disposed. This increase will have no
significant impact on County landfill facilities.

Street Lighting - The specific plan area is located within both the Orange County
Landscaping and Lighting Assessment District Zome 1 and the Orange County Street
Lighting Maintenance District No. 13. The former district was formed in 1980 as

an outgrowth of Propositiom 13, when property tax funds for street lighting were
frozen. This district encompasses the northern portion of the county to a point
just south of Laguna Beach along the coast and El Toro in the inland area. In most
cases, lighting facilities can be inmstalled only after the affected area is amnexed
into this Assessment District. Exceptions occur when a public safety problem
exists, in which case the County will install and maintain needed facilities with-
out annexing the area into the district. In cases where ammexation into the dis-
trict is required, this process may be initiated by either a private developer,

who is comstructing a tract of homes, or by a group of homeowners within a well-
established neighborhood. In the case of a private developer, annexation into the
assessment district is a prerequisite to County recordation of a submitted tract
map. During ‘the comstruction phase of the development, the developer must install
lighting facilities. The cost of facility maintenance and energy is paid to the
utility company by the developer until the homes are sold, after which the utility
payment responsibility is assumed by the County, and an assessment is charged by
the County against the new homeowners. Within a well-established neighborhood,
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homeowners may annex into the district by submitting a petitiom to the Board

of Supervisors, signed by 100%Z of the affected homeowners. Upon Board approval
of the request, homeowners must fund lighting installation, after which the
county charges them an assessment to cover the cost of energy and maintenance of
the new facilities.

The installation of lighting facilities, prior to Proposition 13, was funded
through the Street Lighting Maintenance District No. 13, which extends beyond
the specific plan area to the east as far as the Riverside County line. Private
developers were not required, as a condition of tract map approval, to annex
into this district, unless the County determined that a public safety -problem
would exist upon completion of the proposed project. Before installation of
lighting facilities, private developers or homeowners were required to annex
into the district in a similar manner as for Assessment District annexationms.
Though annexation into the maintenance district is no longer possible, main-
tenance and energy costs for facilities within the annexed areas continue to
be funded by district tax revenues. Figure 48 shows the maintenance district
annexations within the specific plan area.

Street lights may be imstalled in areas outside of street lighting districts
if it is determined that a traffic safety problem exists. Within unincorpo-
rated areas, all costs for installation, energy, and maintenance are covered
by county road funds. The locations of such street lights within the specific
plan area are shown in Figure 48.

Southern California Edison Company, which supplies electricity throughout Zone
I of the Orange County Landscaping and Lighting Assessment District, is in the
process of changing all existing street lamps within the district from mercury
vapor to high-pressure sodium in an effort to conserve emergy. This work is
being performed at the cost of the utility company.

Fire - Local fire service is provided through two Orange County Fire Department
stations located near the specific plan area. Station 8 is located at the
intersection of Skyline Drive and Cowan Heights Drive, and Statiom 21 is located
on Irvine Boulevard near Charloma Drive. It is estimated that maximum respomse
time from these statioms to the specific plan area is four minutes. These
stations are relatively new facilities and are capable of meeting the increased
service requirements resulting from further development within the specific plan
area. Adequate water pressure and fire flow is provided along Newport Avenue,
where sixteen inch and twelve inch transmission lines exist. However, as new
office, commercial and residential development occurs along this arterial, addi-
tional secondary feeder lines and hydrants will have to be installed, at the
cost of developers. In addition, new hydrants may be needed at other develop-
ment sites as future development occurs.

Sheriff - Sheriff service within the specific plan area is carried out by the
Orange County Sheriff-Coroner's Department. According to the department, it

is expected that, with additional development in the specific plan area, there
will be an increase in calls for service and an increase in the investigative
caseload. With an increase of both living quarters and residents, it is expected
that the department will experience an increase in calls for thefts and burglary.
An increase in commercial businesses will result in a greater number of calls

for burglary/robbery. Property crimee are the most frequently reported incidents
in the specific plan area and require follow-up activity by the department's
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investigative staff. With an increase in local traffic congestion over time,
largely due to more through traffic along Newport Avenue, it is expected that
there will also be delays in response time to calls during heavy traffic periods.

Storm Drainage - Flood control and local drainage facilities within the specific
plan area are installed and maintained by the Orange County Environmental Manage-
ment Agency, which administers the Orange County Flood Control District. Three
flood control channels and numerous local drainage lines and inlets are located
within the area. Though existing drainage facilities are adequate to meet present
need in most areas of the community, several local problems exist which may neces-
sitate the installation of additional underground facilities as buildout of the
plan occurs. Specifically, such drainage problems exist along 17th Street and
Newport Avenue.

Intermittent flooding presently occurs along 17th Street near Gimbert Lane. This
area collects surface flow from residential areas along Ervin and Gimbert Lanes
as well as from Detailed Review Parcels 2, 3, and 4. Future development within
these three detailed review parcels may further exacerbate the flooding on 17th
Street, unless adequate drainage facilities are provided.

Surface runoff from lots located along the west side of Newport Avenue south of
Vanderlip Avenue flows west onto the ad jacent residential lots due to the natural
slope of the surface in this area. As future development occurs within Detailed
Review Parcels 6 and 12, this problem is likely to increase due to the additional
impervious surface. Surface flow from these lots may be redirected to Newport
Avenue by filling a portion of or the entire back side of the lots or by con-
structing a sump system with the use of either a pump or natural slope drainage
lines to remove the captured water. Other parcels, which, upon development, will
need to evaluate drainage, are located within Detailed Review Parcels 7, 9a, 10,
11 and 13.

Although the majority of the specific plan area is adequately provided with curbs
and gutters, some deficiencies exist. As shown in Figure 49, an absence of curb
and gutter exists along several streets. In many cases, however, this condition
poses no drainage problem and adds to the suburban character of the area. An
absence of curb and gutter facilities does present a drainage problem along
portions of Vanderlip and Warren Avenues, and along the south side of 17th Street
between Esplanade Avenue and Newport Avenue. The lack of facilities in these
areas has resulted in some flooding of existing driveways during heavy storms.

Other Services

Schools - The Tustin Unified School District presently operates nine schools
which serve the specific plan area, as listed in Table 48. As the enrollment
figures in Table 48 show, only Tustin High School exceeds facility capacity,
whereas the five elementary schools are maintaining enrollments considerably
below capacity. The School Board has recently taken action to close Mildred
Morrow and Red Hill Elementary schools, effective at the end of the 81-82 school
year. In the past, Guin Foss Elementary School also served the specific plan
area. This school was closed four years ago due to low enrollment and is now
being used by the community college district for adult education classes. The
school district anticipates no facility expansion within the area in the near
future.
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TABLE 48

. North Tustin Specific Plan
School Enrollments

Facility : April 1982 Projected (82-83) Capacity
Arroyo Elementary 315% 280%* 600
Estocg Elementary - 420% 370% 630
Loma Vista Elementary 310=* 280% 600
Mildred Morrow Elementary 282% 260% 420
Red Hill Elementary 270% 250% 540
Columbus Tustin Intermediate 604 650 750
Hewes Intermediate 640 650 750
Foothill High 1927 1800 2000
Tustin High 2189 2100 1850

*Does not include Special Education students

SOURCE: Tustin Unified School District
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The specific plan area is also located within the Saddleback Community College
District, which presently operates two full-time campuses and 60 part-time
off-campus sites. The two permanent campuses are South Campus, located in
Mission Viejo, and North Campus, located in Irvine. South Campus has approxi-
mately 22,000 students and is near facility capacity. The master plan for
further development of this facility includes a 55,000 square foot classroom
building and other complexes. This development is dependent upon state allocation
of funds. North Campus, which is the closest permanent facility to the specific
plan area, has 5,000 full-time students and capacity to serve up to 7,000 students.
The master plan for this facility includes the purchase of 40 acres adjacent to
the existing 60 acres and comstruction of new classrooms and other buildings. As
with the South Campus, the development of these proposed facilities is dependent
upon state allocation of funds towards this project.

Sixty off-campus sites, which include bauks, churches, community centers, and
elementary and high schools, offer day and night classes covering a wide variety
of subjects. Those sites within close proximity to the specific plan area include:

® Edwards Laboratories, Santa Ana

° Guin Foss Elementary School (inmside specific plan boundary)
° Lambert School Dance Studio, Tustin

° Marine Corps Air Statiom, Tustin

® TLC Center, Tustin

® Tustin Gardens, Tustin

Due to a recent change in the state's education laws, students are now allowed
to attend community college classes outside of the district withinm which they
reside without obtaining a permit. Therefore, residents of the North Tustin
area may freely attend courses offered by districts other than Saddleback.

One such district, the Rancho Santiago Community College District, is located
in close proximity to the specific plan area and presently operates ome full-
time facility, Santa Ana College. Classes are offered on a part-time basis at
a number of off-campus sites, the largest of which are El Modena High Schoecl
and the Garden Grove Center. The district has proposed the construction of an
off-campus facility within the City of Orange, called Canyon Community College.
This campus is projected to have an initial enrollment capacity of 850 full-time
students when it opens in September, 1984.

Water - The City of Tustin Water Service supplies the specific plan area with
water from two gemeral sources: 1) MWD purchases, and 2) local district
wells. Water is brought into the specific plan area via two main transmission
lines (12" and 16") along Newport Avenue, and distributed elsewhere within the
area via secondary lines along Wass Street, Prospect Avenue and 17th Street.
According to the City of Tustin, existing facilities are capable of serving

the maximum level of development permitted by the specific plan for both domes-
tic use and fireflow requirements.

Sewers - The specific plan area is located within District No. 7 of the County
Sanitation Districts. The area is locally served by three main trumk lines,
which vary in size from 18 to 24 inches. These are: 1) the North trunk line,
which generally follows Prospect Avenue and drains the area between Esplanade
Avenue and the Newport Freeway as far north as Santiago Creek; 2) the Tustin-
=Orange trunk, which underlies the S.P.R.R. right-of-way as it traverses the
specific plan area and drains the area between Newport and Esplanade Avenues as
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far north as Orange Park Acres; and 3) the Lemon Heights trunk, which follows

Red Hill Avenue and drains the area to the east of Newport Avenue. The local
collector system consists of a 10 inch line along Holt Avenue, 10 inch and 8 inch
lines along Newport Avenue, and 8 inch lines along all other streets. Flows from
this area are directed to the Fountain Valley Treatment Plant, which has a capac-
ity of 60 million gallons per day. Excess flow, when it occurs, is diverted to

the Huntington Beach plant with a daily capacity of 124 million galloms. Accordi: ;
to the Sanitation Districts, these plants have nearly reached design capacity.
Plans to enlarge the facilities are being developed. The expansion is expected

to be completed within five to eight years.

According to the Sanitatiom Districts' office, existing facilities should be
capable of meeting the need generated by additional development within the
specific plan area. The districts are at this time re-evaluating the capa-
bility of sanitary facilities throughout the seven districts. Preliminary

study findings within the North Tustin area show that the Lemon Heights trunk
line may be reaching full capacity. This line is now being metered to determine
the exact quantity of flow. If it is determined that facility capacity has
been reached, it may be necessary for the county to comstruct three or four
connector lines from the Lemon Heights trunk to the Tustin-Orange trunk to
divert a portion of the flow. No plans to upgrade local facilities are proposed
at this time. :

Undergrounding of Utilities - The Public Utilities Commission Case No. 8209
requires all electric utilities to budget annual funds for the undergrounding of
power lines. These budgeted funds require approval of the Public Utilities Com-
mission and are then allocated to the various political entities by a specified
allocation formula. The Southern California Edison Company provides electric
service to the specific plan area and is, therefore, the utility respomsible for
budgeting undergrounding funds for the area. The political entity which includes
the North Tustin area is the entire unincorporated Orange County territory ser-
viced by the Southern California Edison Company. Because of the limited amount
of funds allocated to this political entity, first priority is given to areas
viewed by the largest number of people. These areas are adjacent to parks and
along scenic highways and major arterials. Undergrounding of power lines along
Newport Avenue between Wass Street and Skyline Drive was completed about two
years ago. Currently, there are no allocations of undergrounding funds for the
specific plan area.

If undergrounding of utilities is desired within a local neighborhood, the most
expedient and, probably, only way to accomplish the work would be through the forr--
tion of an assessment district. Such a district must be initiated by property owi 1
and accomplished through a consulting civil engineer. Property owners are assessea
a tax to fund facility conversion. Maintenance of such facilities are covered by
the utility company. No such districts exist within the specific plan area.
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GOALS AND POLICIES

The goals and policies presented in this section provide direction for meeting
community needs for infrastructure facilities within the North Tustin Spec¢ific
Plan area. They are focused on resolving the issues described in the previous
section. :

Goals

A. Ensure future development occurs in a manner consistent with the service
capability of community facilities and infrastructure.

Policies

A-1 Evaluate all development for cumulative effect on capability of areawide
facilities and infrastructure to maintain an acceptable level of service.

A-2 Improve deficient County-provided facilities and services in areas which
pose a public safety problem.

A-3 Encourage undergrounding of utilities along major arterials.
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IMPLEMENTATION STRATEGY

IMPLEMENTATION STRATEGY

The following implementation strategy provides a course for action needed to
fulfill the goals and policies outlined above. In addition, optional programs
are described which may be initiated by property owners or the County in an
effort to help maintain public safety and community aesthetics. '

Solid Waste — No special action is required.

Street Lighting - The Environmental Management Agency (EMA) will continue to
require developers to annex into the Landscaping and Lighting Assessment District
and install street lighting facilities. EMA will also continue to locate areas
which pose traffic safety problems and seek funding for installation and mainten-
ance of needed lighting facilities.

Fire - As future development occurs, normal installation of feeder lines and
hydrants will be required of developers.

Sheriff - According to the Sheriff-Coromer's Department, two programs may be

instituted within a community which could help to reduce the frequency of resi-
dential burglaries. Ome is the establishment of a neighborhood watch program.
Such a program presently exists in at least one neighborhood (along Gimbert Lane)
within the specific plan area. This program is initiated by local residents
making such a request at the Sheriff-Coroner's Department. Upon program initia-
tion, neighborhood watch signs are placed at neighborhood entrances and a Sheriff
deputy periodically meets with local residents and maintains a list of active
participants. Residents may optionally request the department to perform a secur-
ity check of homes within the neighborhood, as well as inventory and mark persona
valuables. A second program proposed by the Sheriff-Coromer's Department involve
requiring residential developers to install additional security features during
the development phase. Such features may include street lights, dead-bolt locks,
security alarms, or garage door openers. In addition, response time could be
reduced if houses were numbered in a logical sequence and if house numbers were
highly visible from the street and well-lit at night.

Storm Drainage - The County will continue to locate areas which pose public safet:

problems and, subject to the availability of funds, install and maintain loecal
drainage facilities. Where curbs and gutters are lacking within well established
neighborhoods, such as along Warrem Avenue, facilities may be installed in ome

of three ways if desired: 1) the local property owners could request the Board of
Supervisors to comsider the allocation of County funds towards such improvements,
and the Board could then direct EMA to perform the installation; 2) EMA could
independently determine the need for such facilities and request the Board of
Supervisors to allocate general County funds; and 3) the property owners may
request -formation of an assessment district to fund facility installation.

Drainage facilities other than curbs and gutters appear to adequately meet
existing need within most of the planm area; however, as development occurs within
the detailed review parcels, new facilities may be needed. Through the regulation:
presented in Division III of this plan, the County will require developers to pre-
pare a detailed drainage plan showing the method for control and disposal of all
waters flowing into, across and from the project, and a statement setting forth
the method by which such facilities shall be preserved and maintained. Both the
plan and statement will be submitted to the Director, EMA, for approval.
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Schools = No special action is required.
Water - No special action is required.

Sewers - No special action is required.

Undergrounding of Utilities - No special action is required.

Consistency with the Gemeral Plan

This Public Works chapter is designed to meet the requirements of Section 65553
of the Government Code. Although there is no element of the Gemeral Plan which
this component specifically refines and implements, the component does contain
the implementation measures necessary to fulfill County policy concerning the
assurance that new development will be phased to coincide with the adequacy of
public services and facilities.

II-4-11

IMPLEMENTATION STRATEGY




@DWD@D@@ UHH _



ugd aupeds Ugsny, Uplou

S1OH1SIa 3SN ANV

LY LHDIZH WNRIXYA | __
v

a3nNddy QZQ:-GZO\U'/
1Didieia >¢_.-=w>°|/ -aNDD 81

et L (]
ad{00LZ)000 @-4WH~004 BIUOV

LINN H3d Vady —JD!-Z-!L ‘
AL DRIGTING WARININ

10141910 38VE

{A8110A0) JAUNIONI FOI440 NICHVD E
(Ae110A0) IAILNIONI 03LYTITOBNOD B
(Avpieac) 1INIWAOTIAIQ AINNYId E .
NOILVIHOIH/IOVAE NIJO E X 174

o118Nd 18VND/O1IENd E e 2 R

301440 N3auV® WitN3TIsaY [ODH | e

ATNNYA T1AILION WVILNIQISIY E

ATNY4 F1DNIS WVILNICISIY E ;

N 000'¢~{Gd) 000" LY ——

BOVANOUWS PPN .
000'€~{0d}000"L-dNH — .
“GNOD (009'¢)-91Yy

/:

. j-ooL/ T*® __ .
4 g i 1 .
5 dbd O

004 -

484-001

FIGURE 33



86-189213 ==

Cé

ORDED IN OFFICIAL RECOROS
g%w '3E COUNTY, CALIFORNIA

NORTH TUSTIN SPECIFIC PLAN
-S25 PM MY 9°86

<:ﬂFt-67'$<3~‘-b11/ RECORDER
The accompanying text constitutes the land use regulations under which
development will be governed for the area hereinafter to be referred to

as the North Tustin Specific Plan. The North Tustin Specific Plan was
originally adopted by the Board of Supervisors by Ordinance Number 3348

on September 29, 1982. Amendment 86-1 to the North Tustin Specific Plan
revised the land use regulations text, but not the map.

ORANGE COUNTY, CALIFORNIA

I hereby certify that this text material, comsisting of 31 pages plus a
table of contents, which will regulate the development of those properties
shown on the Land Use Regulations Map, was approved by the Orange County
Planning Commission on April 14, 1986 and adovoted by Ordinance Number 3586
by the Orange County Board of Supervisors on April 30, 1986.
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County of Orange

Recording requested by and call for pick up to:
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CEAPTER 1. GENERAL PURPOSE AND APPLICATION

a-

B.

General Purpose

The North Tustin Specific Plan Land Use Regulations are adopted per
Government Code Sections 65450 through 65457 and Zoning Code Section 7-9-156
for the purpose of promoting the health, safety and general welfare of
residents of the Rorth Tustin community, Orange County, and the future

.residents of this community. More specifically, these regulations are

intended to provide the standards, criteria and procedures necessary to
achieve the following objectives.

1. Implement the intent and purpose of the elements of the General Plan of
the County of Orange as carried out by the North Tustin Specific Plan.

2. Provide maximum opportunities for innovative community design and site
planning, consistent with orderly development and compatible with
existing community character, with a logical and timely sequence of
community and government review and input.

3. Improve the wisual image and general aesthetics within the North Tustin
community.

Application ‘

The interpretation and application of the North Tustin Specific Plan shall
be accomplished in accordance with the following provisions:

1. The land use and development regulations shall be applied only in the
community of North Tustin as defined by the specific plan boundary.

‘2. When any issue, condition or situation arises or occurs that is not

covered or provided for by this division of the North Tustin Specific
Plan, those regulations of the Zoning Code that are applicable for the
most similar issue, condition or situation as determined by the
Director, EMA, shall apply.

3. If any portion of these regulations is, for any reason, declared by a
court of competent jurisdiction to be invalid or ineffective in whole or
in part, such decision shall not affect the validity of the remaining
portions thereof. The Board of Supervisors hereby declares that it
would have enacted these regulations and each portion thereof,
irrespective of the fact that any one or more portions be declared
invalid or ineffective.

4. Por the purpose of carrying out the intent and purpose of these
regulations, words, phrases and terms are deemed to have the meanings
ascribed to them in Sections 7-9-21 through 7-9-47 of the County of
Orange Zoning Code, except as otherwise provided by these land use
regulations.
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CEAPTER 2. GENERAL PROVISIONS

F.

All building sites shall comply with the provisions of Section 7-9-126,
Building Site Requirements of the Orange County Zoning Code.

Setbacks shall be measured from the ultimate street right-of-way line.

All parking requirements shall comply with the provisions of Section

_ 7-9-145, Off-Street Parking Regulations of the Orange County Zoning Code

except as provided in these regulations.

All on-site lighting shall be designed and located so as to confine direct
rays to the premises.

All construction and development within the North Tustin Specific Plan shall
comply with applicable provisions of the Uniform Building Code and the
various related mechanical, electrical, plumbing codes, and the Grading and
Sign Codes, as currently adopted by the Board of Supervisors.

Any conditions, requirements, or standards, indicated graphically or in
writing, that are a part of an approved area plan, site development permit
or detail plan, approved in compliance with these regulations shall have the
same force and effect as these regulations. Any use or development
established as a result of such approved permit or plan but not in
compliance with all approved conditions shall be in violation of the North
Tustin Specific Plan and subject to Zoning Code section 7-9-154, Enforcement
provisions. :

These Specific Plan Land Use Regulations for residential development are
intended to ‘facilitate the location of affordable housing in the North
Tustin community by implementing the inclusionary housing provisions of the
Housing Element of the Orange County General Plan.

The North Tustin Specific Plan may be amended by the same procedure as it
was originally adopted. Each amendment shall include all sections or
portions of the Specific Plan that are affected by the change. An amendment
may be initiated by the Board of Supervisors, the Planning Commission, or a
property owner, in compliance with the provisions of Section 7-9-156 of the
Orange County Zoning Code.

Temporary special community events, such as parades, pageants, community
fairs, athletic contests, carnivals, and other similar uses, may be
pernitted in any area of the North Tustin Specific Plan by approval of the
Director, EMA, upon application for a certificate of use and occupancy per
Section 7-9-152 of the Orange County Zoning Code.

Any person, firm or corporation, whether as principal, agent, employee or

otherwise, viclating any provisions of these regulations shall be guilty of
a misdemeanor, and upon conviction thereof shall be punishable by a fine of
not more than five hundred dollars ($500) or by imprisonment in the County

I11-2



86-1892r3

Jail of Orange for a term not exceeding six (6) months or by both such fine
and imprisonment. Such person, firm or corporation shall be deemed guilty
of a separate offense for each and every day during any portion of which any
violation of this article is committed, continued or permitted by such
person, firm or corporation and shall be punishable as herein provided.
Enforcement of these regulations shall be per Section 7-3-154 of the Orange
County Zoning Cecde.
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CEAPTER 3. DISTRICT REGULATIONS

A.

RSF - Residential Single Family District

1.

3.

Purpose and Intent: =

The RSF District is intended to create, preserve and enhance
neighborhoods where permanent, one household, residential uses are
predominant. The detached dwellings and large private yards of RSF
areas allow for maximum privacy where desired, and opportunities for
outdoor living. Only those additional uses are permitted that are
complimentary to, and can exist in harmony with, such a single-family
residential neighborhood.

Permitted Principal Uses:

Any of the following principal uses are permitted on each Euilding site
in compliance with the site development standards contained herein.

a. Single-family detached dwelling, one (1) per building site, or
single-family mobilehome per Zoning Code Section 7-9-149.5 , one (1)
per building site.

b. Parks and playgrounds (noncommercial).

c. Riding and hiking trails.

d. Community care facilities serving six (6) or fewer persons.

Principal Uses permitted subject to a site development permit.

The following principal uses are permitted subject to the approval of a
site development permit per Chapter 4.

a. Public or private utility structures and uses rendering direct
service to the public in the local area.

b. Grading and excavation over 5,000 cubic yards per Zoning Code
section 7-9-139.

Principal Uses permitted subject to a use permit.
a. 2Zoning Administrator

The following principal uses are permitted subject to the approval
of a use permit by the Zoning Administrator per Chapter 4.

(1) Apiaries.

(2) Community care facilities serving seven (7) to twelve (12)
‘persons per Zoning Code section 7-9-141.
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b.

86-189273

Planning Commission

The following principal uses are permitted subject to the approval
of a use permit by the Planning Commission per Chapter 4.

(1) Churches, temples and other places of worship (minimum buildxng
site area - 40,000 sgquare feet).

(2) Educational institutions.

(3) Planned (unit) developments for residential uses per Zoning
Code section 7-9-110 and Chapters 5, 6, and 7 herein with 28
feet maximum building height, and a 25 foot setback where it is
abutting a single family district.

Temporary Uses and Structures:

Any of the following temporary uses are allowed, except as provided in
other subsections herein, per Zoning Code Section 7-9-136.

b.

C.

Model homes, temporary real estate offices and related signs within
subdivisions.

Temporary use of mobilehome residence during construction.
Continued use of an existing building during construction of a new
building on the same building site.

Accessory Uses Permitted:

Uses and structures when customarily associated with and subordinate to
a permitted principal use on the same building site per Zoning Code
section 7-9-137 which includes:

a-
b-

C.

Garages and carports.
Swimming pools.
Pences and walls.
Signs per Chapter 6.

Noncommercial keeping of pets and animals per Zoning Code section
7-9-146.3.

Home occupations, per Zoning Code section 7-9-146.6.

Guesthouses (one (1) per building site) in conformance with the
setback regulations for the main building.

Uses Prohibited:

a.

All uses not permitted above are prohibited.

I11-5



86-189273

b. The storage of vehicles, equipment, or products related to a
commercial activity not permitted in this district.

Site Development Standards:

The establishment, operation and maintenance of the uses permitted in
the RSF District shall be in compliance with the following:

a. Building site area: Ten thousand (10,000) square feet minimum
required unless otherwise specified on the land use district map of
the North Tustin Specific Plan.

b. Building site width: No minimum requirement unless otherwise
specified by the use district map of the North Tustin Specific Plan.

c. Building height: Thirty-five (35) feet maximum unless otherwise
specified on the land use district map of the North Tustin Specific
Plan.

d. Setbacks.

(1) PFront setback: Twenty-five (25) feet minimum required.
(2) Rear setback: Twenty-five (25) feet minimum required.

"

(3) sSide setback: Ten (10) percent of the average ultimate net
width of the building site - maximum twenty (20) feet.

(4) On panhandle building site the minimum setback from any
property line shall be ten (10) feet.

e. Off-street parking: Per Zoning Code section 7-9-145.

f. Building site coverage: Fifty (50) percent maximum.
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RMF - Residential Multiple Family District

1.

Purpose and Intent:

The RMF District is intended to create, preserve and enhance areas where
two or more dwelling units on the same building site are predominant.
The RMF District compliments the RSF District by providing “for an
additional range of housing types to meet the varying needs of different
individuals and families within the specific plan boundary. Only those
additional uses are permitted that are complimentary to, and can exist
in harmony with, such a residential neighborhood.

Permitted Principal Uses:

Any of the following principal uses are permitted on a building site in
compliance with the site development standards contained herein.

a. Community care facilities serving six (6) or fewer persons.
b. Single-family dwellings, attached and detached.

c. Mobilehomes per Zoning Code section 7-9-149.

d. Multifamily projects of four (4) or less dwelling units.

e. Parks, playgrounds, and athletic fields (noncommercial).
Principal uses permitted subject to a site development permit.

The following uses are permitted subject to the approval of a site
development permit per Chapter 4.

a. Public or private utility structures and uses rendering direct
service to the public in the local area.

b. Multifamily projects of five (5) or more dwelling units (except
condominium, stock cooperative, and community apartment projects)
per Zoning Code section 7-9-146.7.

Principal uses permitted subject to a use permit.

a. Zoning Administrator.

The following principal uses are permitted subject to the approval
of a use permit by the Zoning Administrator per Chapter 4.

(1) Community care facilities serving seven (7) to twelve (12)
persons per 2oning Code section 7-9-141.
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Planning Commission

The following principal uses are permitted subject to the approval
of a use permit by the Planning Commission per Chapter 4.

(1) Churches, temples, and other places of worship (minimum
building site area - 40,000 square feet).

(2) =Educational institutions.

(3) Mobilehome parks and mobilehome subdivisions per Zoning Code
section 7-9-149. “

(4) Residential condominium, stock cocperatives, and community
apartment projects per Zoning Code section 7-9-147.

(S) Planned (unit) deﬁelopment for residential uses per Zoning Code
section 7-9-110 and Chapter 5, 6, and 7 herein with 28 feet
maximum building height.

Temporary Uses and Structures:

Any of the following temporary uses are allowed, except as provided in
other subsections herein, per Zoning Code Section 7-9-136. '

b.

Temporary use of mobilehome residence during construction.

Continued use of an existing building during construction of a new
building on the same building site.

Model homes, temporary real estate offices and related signs within
subdivisiocn. :

Accessory Uses Permitted:

Uses and structures when customarily associated with and subordinate to
a permitted principal use on the same building site per Zoning Code
section 7-9-137 which include: o

Garages and carports.

Swimming pools.

Fences and walls.

Home occupations, per Zoning Code section 7-9-146.6.
Signs per Chapter 6.

Noncommercial keeping of pets and animals per Zoning Code section
7-9-1‘6 ® 3 ™
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Uses Prohibited:

a.

b-

All uses not permitted by subsections above are prohibited.

The storage of vehicles, equipment, or products related to a
commercial activity not permitted in this district. =

Site Development Standards:

The establishment, operation and maintenance of uses permitted in the
RMF District shall be in compliance with the followings:

Building site area: Ten thousand (10,000) square feet minimum
required unless otherwise specified on the land use district map of
the North Tustin Specific Plan.

Area per unit: Eighteen hundred (1,800) square feet minimum net
land area per dwelling unit unless otherwise specified on the land
use district map of the North Tustin Specific Plan.

Building site width: Seventy-five (75) feet minimum required unless
otherwise specified on the land use district map of the North Tustin
Specific Plan. )

Building site coverage: Sixty (60) percent maximum permitted.

Building height: Two (2) stories and not to exceed thirty-£five (35)
feet maximum.

Setbacks. Twenty (20) feet minimum from any public street,
otherwise: .

(1) Pront setback: Twenty (20) feet minimum required. Any main
building or portion thereof and any accessory building or
portion thereof in excess of eighteen (18) feet in height shall
be setback a minimum twenty-five (25) feet from an abutting RSF
district.

(2) Rear setback: Twenty-five (25) feet minimum required. Any
accessory building or portion thereof in excess of eighteen
{18) feet in height shall be setback a minimum twenty-five (25)
feet from an abutting RSF district.

(3) Side setback: Five (5) feet minimum required. Any main
building or portion thereof and any accessory building or
portion thereof in excess of eighteen (18) feet in height shall
be setback a minimum of fifteen (15) feet from an abutting RSF
District.

Distance between main buildings: Pifteen (15) feet minimum.
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h. Landscaping. Per Chapter 5.

Off-street parking: Per Zoning Code Section 7-9-145, except that
all parking shall be on the rear half of the building site.

-
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RGO - Residential Garden Office District

1.

2.

Purpose and intent

The RGO District is intended to provide areas for the development of
professional and administrative offices and related uses in locations in
close proximity to residential areas. Development of properties in the
RGO District create a suitable environment for professional and
administrative uses including office buildings of a residential
appearance especially designed for such uses with low traffic
generation, located on sites large enough to provide room for landscaped
open space, off-street parking facilities and buffering of abutting
residential areas. The district is located along Newport Avenue to a
point approximately 200 feet northeasterly of Warren Avenue and designed
to intervene between the arterial highway and residential areas and
reduce the impacts of the arterial traffic on the residential areas.

Principal uses permitted subject to a site development permit.

The following uses are permitted subject to the approval of a site
development permit per Chapter 4.

a. Public and private utility buildings and structures.
Principal uses permitted subject to a use perﬁit.

The following uses are permitted subject to the approval of a use pérmit
by the Planning Commission per Chapter 4.

a. Professional offices for:
(1) Accountants
(2) Attorneys
(3) Doctors, dentists, optometrists, oculists, chiropractor and
others licensed by the State of California to practice the
healing arts, but not including veterinary hospitals for
overnight animal care.

(4) Engineers, architects, surveyors and planners.

(5) Other professional services requiring State licensing or
certification.

b. Advertising agency offices.
c. Insurance agents.

d. Studios for interior decorators, photographers, tailors,
seamstresses, artists and draftsmen.

e. Telephone answering services.
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£. Travel agencies.

g. Typing and addressing services.
h. Stockbroker offices.

i. Escrow offices. -
j. Secretarial services.

k. Real estate offices.

Temporary Uses and Structures:

The following temporary uses are permitted, except as provided in other
subsections herein, per Zoning Code Section 7-9-136.

a. Commercial coaches.

Accessory Uses.

Accessory uses and structures are permitted when customarily associated
with and subordinate to a permitted principal use con the same building
site per Zoning Code section 7=-9-137 which includes:

a. Detached buildings.

b. Pences and walls.

c. Signs per Chapter 6.

Prohibited Uses:

All uses not permitted above are prohibited.

Site Development Standards:

a. Building site area: Ten thousand (10,000) square feet minimum
required.

b. Building site coverage: Thirty-five (35) percent maximum.

€. Building height: Two (2) stories and not to exceed thirty-five (35)
feet maximum unless otherwise specified on the land use district map
of the North Tustin Specific Plan. Buildings within Parcels 401-
211-61 and 401-211-63 shall be limited toc one (1) story and not
exceed eighteen (18) feet in height.

d. Building site width: Seventy-five (75) feet minimum required.

e. Setbacks: Twenty (20) feet minimum from any public street,
otherwise:
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Front setback: Twenty (20) feet average and fifteen (15) feet
minimun.

Side setback:
(a) Ten (10) feet minimum required from any private street.

(b) Pive (5) feet minimum required from any abutting RGO
district.

(c) Pifteen (15) feet minimum required from an RSF or RMF
district. Any main building or portion thereof in excess
of eighteen (18) feet in height shall be set back a
minimum twenty-five (25) feet from an abutting RSF
district. *

Rear setback: Twenty-five (25) feet minimum required. Any
building or portion thereof in excess of eighteen (18) feet in
height shall be setback a minimum thirty-five (35) feet from
any abutting RSF district.

£. Off-street parking: Per Zoning Code Section 7-9-145 except that all
parking shall be on the rear half of the building site.

g.

Vehicular access standards: Vehicular access shall be provided to
and on the gite per Zoning Code section 7-9-145 and a vehicular
access detail plan approved by the Director, EMA, as provided in
chapter 4 of these regulations. The vehicular access detail plan
shall be in substantial conformity with the following:

(1)

(2)

(3)

(4)

The first street opening from an intersection should be a
minimum of one hundred fifty (150) feet from the point of
intersection of the ultimate right-of-way lines of the abutting
streets.

Any additional street openings should be a minimum of three
hundred (300) feet, from center to center, from any other
street opening.

Any access driveway, parking aislé. or private roadway shall
not be closer than ten (10) feet to the boundary of a
residential district.

No street opening shall be permitted within the southern
frontage of Warren Avenue. Reciprocal ingress and egress
easements shall be established where needed to permit access to
Newport Avenue for those parcels with legal access to Warren.
At the time of approval of the vehicular access detail plan,
said parcels shall submit to Orange County, an irrevocable
offer of dedication of wehicular access rights to Warren
Avenue.
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The vehicular access detail plan shall be submitted to the Director,
EMA, for his approval prior to the issuance of a building permit or
grading permit. The Director shall weigh each application on its
merits and may grant a modification of any of the above guidelines
if he finds that the efficiency of the arterial highway system will
be maintained and that conditions or terrain indicate it is
impractical or inadvisable to comply with the requirements, or if
these requirements will create or result in undue hardship to the

abutting property.

Lighting: All lighting shall be designed and located so as to
confine direct rays to the premises.

Trash and storage area: All storage of cartons, containers and
trash shall be enclosed by a building or wall not less than six (6)
feet in height. Such areas shall not be within the front or
exterior side of the building or within twenty-five (25) feet of an

. abutting residential district.

Enclesed uses: All uses shall, unless otherwise specified by an
approved site development permit or use permit, be contained
entirely within a completely enclosed structure.

Screening and Landscaping. Per Chapter 5.

Building Character and Orientation: Per Chapter 7 and Division II,
Chapter 1.
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PQP - Public/Quasi-Public District

1.

Purpose and Intent:

The POP District is established to provide for the establishment and
maintenance of community services and facilities in locations which will
best serve the residents of the North Tustin Specific Plan area and
immediately surrounding community. It is intended that community
services and facilities be compatible with the basic permitted uses of
any land use district, and be located so that the specific plan area may
be efficiently serviced.

Permitted ?:incipal Uses subject to a site deéelopment permit.

Any of the following uses are permitted subject to a site development
permit per Chapter 4.

a. Public community centers.

b. Public recreation centers and facilities including but not limited
to parks, playgrounds, clubhouses and other similar uses.

c. Police and fire stationms.

d. Day nurseries or nursery schools.

e. Utility buildings, structures, and facilities.
Principal uses ﬁe:mitted subject to a use permit.

The following principal uses are permitted subject to the approval of a
use permit by the Planning Commission per Chapter 4.

a. Churches, temples, and other places of worship.
b. Educational institutions.
Temporary Uses and Structures:

Temporary uses are allowed except as provided in other subsections
herein, per Zoning Code Section 7-9-136.

Accessory Uses Permitted:

Accessory uses and structures are permitted when customarily associated
with and subordinate to a permitted principal use on the same building
site per Zoning Code section 7-9-137 which includes:

a. Detached buildings.

b. Pences and walls.

c. Signs per Chapter 6.
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Prohibited Uses:

a. All industrial uses.
b. All commercial uses.
€. Residential uses.

d. Maintenance yards and any asscciated storage areas.

-@. Original impound area.

£. All uses not permitted are prohibited.
Site Development Standards:

The establishment, operation and maintenance of the uses permitted in
the PQP district shall be in compliance with the following provisionms.

a. Building height: Twenty-eight (28) feet maximum.

b. Building site area: Ten thousand (10,000) square feet minimum
reguired.

C. Building site width: One hundred (100) feet minimum required.

d. Landscaping and screening: Per Zoning Code section 7-9-132.
In addition, a twenty (20) percent minimum landscaped area is
required. A landscaped area shall consist of trees, shrubs, vines,
grasses, ground cover, other ornamental plants, or any combination
thereof arranged on the building site in accordance with Chapter 5
of these regulations. Landscaped area will not include buildings,
paving, swimming pools, gravel or any other assemblage of building
materials upon or over the land.

e. Setbacks. Twenty (20) feet minimum from any public street,
otherwise:

(1) Pront setback: Twenty (20) feet minimum required.
(2) Side setback: Ten (10) feet minimum required.
(3) Rear setback: Twenty-five (25) feet minimum required.

f. Off-street parking: Per Zoning Code Section 7-9-145.
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OSR - Open Space/Recreation District

l.

Purpose and Intent:

The OSR District is established to protect and preserve natural
resources, permit outdoor recreation and education, and promote health
and safety. = ;
Permitted Principal uses:

Any of the following principal uses are permitted in compliance with the
site develcpment standards contained herein.

a. Parming and horticulture.

b. Parks, and playgrounds, (noncommercial).

c. Biking trails.

d. Greenbelt and conservation corridors.

e. Nature study areas.

f. Public comunity center.

Accessory uses.

Accessory uses and structures which are customarily associited with and
subordinate to a permitted principal use on the same building site and
which are consistent with the purpose and intent of this district are
permitted per Zoning Code section 7-9-137.

Prohibited Uses:

a. Any industrial uses.

b. Any commercial uses.

c. All residential uses.

d. Maintenance yards and any associated storage areas.

e. Utility buildings, structures, and facilities.

f. Any use not permitted above is prohibited.

Site Develcpment Standards:

The establishment, operation and maintenance of the uses permitted in
the OSR district shall be in compliance with the following provisions.

a. Building height: Eighteen (18) feet maximum allowed.

b. Building site area: No minimum required.
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Building site width: WNo minimum required.

Building site coverage: Ten (10) percent maximum.

Building setbacks: Ten (10) feet minimum.

Off-street parking: Per Zoning Code Section 7-9-145. -

Signs. No sign shall exceed six (6) square feet in area unless

otherwise provided for by an approved use permit or site development
permit.
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P. CI - Consolidation Incentive District (overlay)

1.

Purpose and Intent:

The CI District establishes an incentive in the form of an increased
number of dwelling units when problems of arterial access, structural
obsolescence, and incompatibility of land use with traffic-and noise
conditions are corrected by a residential development which, through
merger or consolidation of contiguous parcels of irregular shape
produces an integrated development project providing an environment of
stable, desirable character which will be in harmony with existing and
potential development of the surrounding neighborhood.

The incentives of this district are intended to encourage the merger or
consolidation of contiguous parcels of irregular shape in order to
create a building site of a size whereby the land may be developed
utilizing design features which take advantage of modern residential
site planning techniques.

The regulations of this district are intended to produce residential
planned development projects which meet standards of open space, light
and air, and density of land use which provide for better use of common
areas, open space and off-street parking facilities, and provide for
safe and efficient vehicular and pedestrian circulation. These
regulations are intended to be utilized only for integrated residential
planned development projects on building sites resulting from merger or
consolidation of parcels and shall not be utilized for the establishment
of individual residential uses or structures.

Application:

The CI District overlay shall only be applied in the RSF District. 1In
the RSF District, where the district symbol is followed by, as part of
such symbol, the letters °CI", parcel merger or consolidation shall be
permitted and encouraged subject to the regulations of this section.
The RSF District shall constitute the "base district®™ and the (CI)
suffix shall constitute the “"overlay district®.

Participation in the overlay district in those locations where it is
applied shall be optional. As such, the provisions of the overlay
district shall be in effect only when provided for by an approved use
permit and a final tract map. Prior to the provisions of the overlay
district being in effect, use of the building site shall be in
compliance with the base district.

The inclusionary housing program of the Housing Element of the Orange
County General Plan shall be implemented through the schedule of
permitted dwelling units established in the site development standards
of this section. Increased density above that established by the
schedule will not be permitted for residential development projects
participating in the overlay district. Purthermore, Section 7-9-140 of
the Orange County Zoning Code shall not be applicable concurrently with
the other incentives of this overlay district.
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Parcel Consolidation Procedures:

Building sites for residential development projects shall be created
according to any of the following procedures.

a. Merger of lots in compliance with the Subdivision Map Act.

b. EBasement, deed restrictions or other means, approved by-the Planning
Commission, resulting in coordinated development of contiguous
parcels in compliance with the provisions of these regulations
provided recording of same is completed prior to approval of the
final tract map.

Principal uses permitted subject to a use permit.

The following principal uses are permitted subject to the approval of a
use permit by the Planning Commission per Chapter 4.

a. All uses permitted by the RSF District.
b. Residential condominiums.

Prohibited Uses:

All uses not permitted above.

Site Development Standards:

The following site development standards are in addition to the site
development standards of the RSF District unless otherwise stated below.

a. Building site area: For purposes of determining the building site
area, the project net area shall be used. However, in no case shall
the project net area be less than twenty-five thousand (25,000)
square feet.

b. Building site width: Minimum two hundred (200) feet required.

C. Number of dwelling units: The maximum number of dwelling units
permitted in any residential development project shall be determined
by dividing the project net area by the "land area per dwelling
unit® shown below.

Project Dwelling Units per Acre Land Area Per
Net Area (Reference) Dwelling Unit
less than 0.75 acre 4.5 8,200 s.f.
0.75 to 1.20 acres 5.5 7,400 s.f.
1.21 to 1.65 acres 6.5 6,500 s.£f.
1.66 to 2.10 acres 725 5,600 s.f.
2.11 to 2.55 acres 8.9 5,000 s.£.
greater than 2.55 acres 9.5 4,500 s.£f.
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Standards for streets and accessways: The design and location of
access driveways shall consider providing future access to and from
abutting parcel within the overlay district but not participating
in the incentive program at the time of site development permit
approval. The Planning Commission may require the gite development
permit to be accompanied by an irrevocable offer of reciprocal
ingress/egress easements at specific location to said agbutting
parcels.

Building Site Setback: 25 feet minimum where it is abutting a
single family district.
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G. GO = Garden Office District (overlay)

l.

Purpose and Intent:

The GO District overlay provides a method whereby residential property
may be used for garden office use with low traffic generation if uses
and structures are in compliance with specific site development
provisions and requirements for coordinating vehicular access and on-
site circulation, prohibiting direct line of sight into adjoining
residential properties and regulating the design of main and accessory
buildings so that a residential character is achieved which is
compatible with adjoining residential properties.

Application:

The GO District overlay shall be applied in residential districts only.
In any residential district where the district symbol is followed by, as
part of such symbol, the letters ®"GO", development of garden pro-
fessional office and administrative uses shall be permitted subject to
the regulations in this section. The residential district shall consti-
tute the "base district®™ and the (GO) suffix shall constitute the
"overlay district.”

Participation in the overlay district in those locations where it is
applied shall be at the option of the property owner(s). As such, the
provisions of the overlay district shall be in effect only when provided
for by an approved use permit. Prior to the provisions and requirements
of the overlay district being in effect on any subject property, use of
the building site shall be in compliance with the provisions and
regulations of the base district.

Principal uses Permitted subject to a use permit:

The f£ollowing principal uses are permitted subject to the approval of a
use permit by the Planning Commission per Chapter 4.

a. All uses permitted by the base district.
b. Professional offices for:
(1) Accountants
(2) Attorneys
(3) Engineers, architects, surveyors and planners.
c. Advertising agency offices.
d. Insurance agents.
e. Telephone answering services.

f. Travel agencies.
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g. Typing and addressing services.

h. Stockbroker offices.

i. Escrow offices.

j. Secretarial services. o

k. Real estate offices.

Accessory uses permitted.

Accessory uses and structures are permitted when customarily associated
with and subordinate to a permitted principal use on the same building
site per Zoning Code section 7-9-137 which includes:

a. Detached buildings

b. Pences and walls

c. Signs per Chapter 6.

Prohibited Uses:

All uses not permitted above.

Site Development Standards

The following site development standards are in addition to those of the
RGO district:

a. Building site area: Twenty-five thousand (25,000) net square feet
minimum regquired.

b. Building site coverage: Thirty (30) percent maximum.

€. Building height: Two (2) stories and not to exceed twenty-eight
(28) feet maximum unless a lesser height is specified on the land
use district map of the Nerth Tustin Specific Plan.

d. Building site width: One hundred (100) feet minimum required.

e. Front setback: Twenty (20) feet average and fifteen (15) feet
minimun.

£. Side setback:

(1) Ten (10) feet minimum required from any ultimate right-of-way
line, unless otherwise specified herein.
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(2) Pive (5) feet minimum required from any abutting RGO district.

(3) PFifteen (15) feet minimum required from an RSF or RMF district.
Any main building or portion thereof in excess of eighteen (18)
feet in height shall be setback a minimum forty-five (45) feet
from an abutting RSF district.

Rear setback: Twenty-five (25) feet minimum. Any building or

portion thereof in excess of eighteen (18) feet in height shall be

setback a minimum forty-five (45) feet from any abutting RSF
district.

Off-street parking: Per Zoning Code Section 7-9-145, except that
all parking shall be on the rear half of the building site.

Vehicular access standards: Vehicular access shall be provided to
and on the site per Zoning Code section 7-9-145 and the wehicular
access plan required within the use permit approved by the Planning
Commission.

The vehicular access plan of the use permit shall be in compliance
with the following:

(1} Por the group of properties in the overlay district fronting
Newport Avenue and to the south of Vanderlip Avenue considered
in the aggregate and including assessor parcels 401-191-29,
401-191-30, 401-191-31 and 401-181-22, a maximum of two (2)
access driveways or street openings to Newport Avenue will be
permitted for the entire group. A minimum one hundred fifty
(150) feet, measured center to center, shall be maintained
between these openings and from these openings to any other
street opening. Each approved use permit application shall
include a condition for a recorded reciprocal ingress-egress
easement along interior property lines with adjoining
properties within the overlay district and an irrevocable offer
of dedication of wehicular access rights in compliance with the
vehicular access plan of the approved use permit prior to the
issuance of building permits.

(2) For the group of properties in the overlay district fronting
Newport Avenue and Vanderlip Avenue and to the north of
Vanderlip Avenue, considered in the aggregate and including
assessor parcels 401-091-11, 401-091-12, 401-091-64, 401-091-
66, 401-091-69, 401-091-70 and 401-091-71, a maximum of three
(3) driveways or street openings to Newport Avenue and one (1)
additional access opening to Vanderlip Avenue will be permitted
for the entire group of properties. These access driveways
shall be lccated as follows:

(a) The first street opening from an intersection shall be a
minimum of one hundred fifty (150) feet from the point of
intersection of the ultimate right-of-way lines of the
abutting streets.
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(b) Any additional street openings shall be a minimum of three
hundred (300) feet, measured center to center, from any

other street opening.

(c) Any access driveway, parking aisle, or private roadway
shall not be closer than ten (10) feet to the boundary of
a residential district.

Each use permit application shall include a condition for a recorded
reciprocal ingress-egress easement along internal property lines
with adjoining properties within the overlay district and an
irrevocable offer of dedication of vehicular access rights in
compliance with the vehicular access plan of the approved use permit
prior to the issuance of building permits.

The Planning Commission shall weigh each application on its merits
and may grant a modification of any of the above provisions if the
Comnission finds that the efficiency of the arterial highway system
will be maintained and that conditions or terrain indicate it is
impractical or inadvisable to comply with the requirements, or if
these requirements will create or result in undue hardship to the
abutting property. -
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CHAPTER 4. PROCEDURES

All discretionary permits (e.g., use permits, site development permits, and
variance permits) shall be subject to and processed per Zoning Code section
7-9-150. However, a site development permit application shall be acted upon by
the Zoning Administrator at a public hearing if requested by the Nerth Tustin
MAC. ;

The Director, EMA, shall forward all discretionary permit applications to the
North Tustin MAC for review and comment at least twenty-one (21) calendar days
prior to final action by the approving authority.

All discretionary permits shall achieve substantial conformance to the design
criteria and guidelines contained in Division II, Chapter 1.

In addition to the requirements of Section 7-9-150 of the Zoning Code, site
development and use permit applications shall include all information required
by the district regulations and the additional information required herein:

(1) A legal description of the property included in the site development
permit application and a boundary map showing the dimensions of the
property, easements existing on the property, and the name and distance
to the nearest cross street.

(2) Existing topography of the property with contours at not more than two-
foot intervals.

(3) The gross land area and project net area, the present land use district
classification thereof, and the land use district classification on the
surrounding properties.

(4) All existing structures and land uses on the property and the location
of any uses and structures on the adjoining properties.

(5) A proposed development plan with at least the following details shown to
scale and dimensioned:

(a) Location and use or uses proposed for each existing or proposed
structure in the subject property, the number of stories, building
height, gross floor area and building coverage.

(b) A topographic map of the property with typical cross sections or
sketches showing the proposed grading for adapting the project to
the site including the relationship to uses and structures on
adjoining properties.

(c) All existing and proposed curb cuts, driving lanes, parking areas,
loading areas, storage areas and trash storage.

(d) All pedestrian walks and open areas for use by the occupants of the
proposed development and the public.

(e) Types of surfacing proposed for all walks, driveways and other
accessways.
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A landscape plan for the project including the height, materials,
and location of all fences and walls, the location, type and size of
plant materials and the method by which the landscaping, fences and
walls will be preserved and maintained. Where landscaping is
required as a buffer for adjoining residential districts, a cross
section showing the relationship of the uses and structures proposed
for the subject property, the buffer planting and the uses and
structures on the adjoining residential property shall also be
included.

A plan showing all existing or proposed facilities and features such
as hydrants, utility structures, wells, sewage disposal facilities,

outside lighting and recreation facilities, and a statement setting

forth the method by which these facilities and structures are to be

removed, relocated, preserved and maintained.

Plans, including cross sections and elevations of each type of
structure to indicate architectural type, materials of construction
and relationship to uses and structures on adjoining properties.

A drainage plan showing the method for control and disposal of all
waters flowing into, across and from the project and the effects
upon uses and structures on adjoining p:ogerties of the methods to
be applied upon.

A vehicular access plan showing the location of access driveways to
public rights-of-way and any existing or proposed access easements
to adjoining properties within the same land use district including
a description of the manner in which the easements are to be used
and dedicated or recorded.

A statement of how the proposed development will avoid direct line
of sight into adjoining residential properties and structures.

Location, lighting, material, copy, dimensions and design of signs.

If an approved plan is found to be inconsistent with the intent and provisions
of the General Plan, the North Tustin Specific Plan, applicable district
regulations, or any other plan or project officially approved at a public
hearing by the Planning Commission or the Board of Supervisors, such plan shall
not be approved.
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CHAPTER 5. LANDSCAPING, BU?FERINGJ AND SCREENING

R. Landscaping

The RGO and GO districts, planned (unit) developments, and multifamily
projects of five or more units shall be subject to Zoning Code Bectzon
7-9-132 2 and the following landscaping requirements:

1. A minmmum of fifteen (15) percent (and twenty (20) percent for planned
developments) of building site or project net area shall be landscaped.
A landscaped area shall consist of trees, shrubs, vines, ground cover,
or any combination thereof. Landscaped area shall not include
buildings, paving, swimming pools, gravel or any other assemblage of
building materials upon or over the land.

2. Existing mature trees shall be preserved and integrated into the
landscape plan wherever possible. Existing mature trees which are
removed shall be replaced at a minimum rate of one (1) specimen of
twenty-four (24) inch box size per one (1) mature tree removed.

3. Boundary landscaping along primary and major arterial highways shall
create a parkway appearance which softens/screens undesirable views.
Street trees shall be randomly grouped to.create an informal or natural
character and be provided at a rate of not less than one (1) tree per
twenty-five (25) feet of road frontage. ;

4. 1In the interest of public safety, street trees shall be planted a
minimum of twenty-five (25) feet from the beginning of curb returns at
intersections and a minimum of ten (10) feet from street lights, fire
hydrants and driveways.

5. Outdoor off-street parking areas shall be planted at a rate of one (1)
tree per one thousand (1,000) square feet of parking area surface and at
a minimum of every fifth parking space in parking bays exceeding ten
(10) spaces in length.

6. The required use permit or site development permit shall include a
landscape plan in compliance with the above requirements.

B. Buffering frcﬁ Residential Areas

The RGO and GO districts shall be subject to the following requirementé
where an interior property line abuts a residential district/area.

1. sSatisfy "a® and "b" below.

a. Provide and maintain a landscape buffer at least eight (8) feet
wide. Landscape materials within the buffer shall include trees and
shrubs. Trees shall be spaced a maximum of twenty (20) feet on
center and create an opagque screen above the wall within twenty-four
(24) months from initial installation. Shrubs shall achieve a
mature height of between two (2) and six (6) feet. Such landscaping
ghall be in compliance with Zoning Code section 7-9-137.5, “"Fences
and walls.®
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b. Provide solid masonry wall per Zoning Code section 7-9-132.1.

Such buffer or opaque screen shall be included on the required landscape
plan. '

The RGO and GO districts shall screen ocutdoor parking areas from public
streets by use of evergreen plant materials in combination with one or more

of the following:

T 1.

3.

Walls: A wall shall consist of colored concrete, stone, brick, tile or
similar type of solid masonry material a minimum of four (4) inches
thick and three (3) feet high but not more than three and one-half (3-

1/2) feet high.

Fences, solid: A solid fence shall be constructed of wood, masonry or
other materials to form an opaque screen of at least three (3) feet in
height but not more than three and one-half (3-1/2) feet high.

Fences, open: An open-weave or mesh type fence shall be combined with
plant materials to form an opaque screen of at least three (3) feet in
height but not more than three and one-half (3-1/2) feet high.

Berm: Earth material when used as a screen shall be seeded with grass
or planted with an evergreen ground cover. The berm height shall have a
minimum height of three (3) feet but not more than three and one-half
(3-1/2) feet high.
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CHAPTER 6. SIGNS

The North Tustin Specific Plan shall be subject to 2Zoning. Code section 7-9-144.

Business signs, outdoor advertising signs, roof signs, and projecting signs
shall be prohibited. -

Additionally, planned (unit) developments, multifamily projects of five or more
units, the RGO, PQP, and GO districts shall be subject to the following
regulations.

1-

2.

3.

Only two (2) single-faced or one (1) double-faced identification sign at
the main point of entry to the development containing only the name and
address of the development, not exceeding twenty-four (24) square feet
in area for each face shall be permitted. One (1) additional twenty-
four (24) sgquare foot single-faced identification sign shall be
permitted along any public street right-of-way upon which the propoerty
has frontage providing such street frontage exceeds three hundred thirty
(330) feet. Said signs shall not have internal lighting. External
lighting fixtures used to illuminate permitted signs shall be concealed
within plant materials or attached to and designed as an integral part
of the sign.

Permitted signs at the main entry point or along any other public street
right-of-way shall not exceed six (6) feet in height including any earth
berm, pedestal, base or similar structure upon which the sign may be
mounted. Height to top of sign shall be measured from the top of curb
for the adjacent public street.

Wall signs shall not exceed six (6) square feet in area. Said signs
shall not be located above the roof facia or eaves, shall not have
internal lighting and shall be made of a material compatible with the
materials of the building. :
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CHAPTER 7. BUILDING ORIENTATION AND CHARACTER

In addition to the general guidelines contained in Division II, Chapter 1 of
this specific plan, the following standards shall be incorporated in project
design.

1. Roofs shall be sloped, of hip, gable or shed design. Roofs shall have a
minimum pitch of one (1) foot of rise to three (3) feet of run and shall
have a maximum pitch of one (1) foot of rise to one (1) foot of run.

2. Direct line of site to abutting residential districts from second story
openings, windows, balconies, stairways, stairway landings or other
architectural features shall be prohibited. Design solutions for
meeting this standard include, but are not limited to, clear story
windows, skylights, opaque screens designed as an integral part of the
building, recessed windows, setback of the second story, and building
siting or orientation. Landscape materials may be used in combination
with but not as a substitution for an architectural design solution.

3. Buildings shall create a residential appearance in conformity with the
. design guidelines and criteria of the North Tustin Specific Plan.

4. All roof equipment shall be screened from view. The screening material
shall be in harmony with building lines, materials and color. Special
consideration will be given to mechanical equipment typically located on-
the roof being enclosed within the building attic (pitched roof),
located at grade and screened from view, or located below grade when
accessible from subterranean parking facilities or a parking structure.

5. The reflectivity of all exposed surfaces (walls, roofs, windows, frames,
and paved surfaces) shall be mitigated by such devices as overhangs,
awnings, trellises, plantings and similar features.
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