RESOLUTION NO. 2024-04

A RESOLUTION OF THE PLANNING COMMISSION OF
THE CITY OF SANTA ANA APPROVING SITE PLAN
REVIEW NO. 2024-01 AS CONDITIONED FOR A MIXED-
USE DEVELOPMENT AT 101, 111, 115, AND 121 NORTH
HARBOR BOULEVARD, 3709 AND 3729 WEST FIRST
STREET, AND 114 NORTH FIGUEROA STREET (APNS:
198-182-37 AND 198-182-38)

BE IT RESOLVED BY THE PLANNING COMMISSION OF THE CITY OF
SANTA ANA AS FOLLOWS:

Section 1. The Planning Commission of the City of Santa Ana hereby finds,
determines and declares as follows:

A.

Charles ‘Chuck’ Minyard with Primior, Inc. and representing Harbor and
First, LLC (“Applicant” and “Property Owner”) is requesting approval of
Site Plan Review (“SPR”) No. 2024-01 and Tentative Tract Map (“TTM”)
No. 2024-01 to facilitate the construction of a mixed-use development
(“Project”) known as First Harbor Mixed-Use Development located at 101
North Harbor Boulevard “Project Site”).

The Project entails, among other improvements; (1) development of the
Project Site with a mixed-use building with two subterranean parking
levels and nine stories above grade containingnl5,182 square feet of
leasable commercial space, 1,845 square feet of leasing office space, 181
for-sale residential condominium units, 339 parking spaces, and 40,853
square feet of open space and amenities, (2) approval of SPR No. 2024-
01; and (3) approval of Tentative Tract Map (“TTM”) No. 2024-01, to be
considered by the Planning Commission on March 25, 2024 by way of a
separate resolution.

The Project Site has a General Plan land use designation of District
Center — High (“DC-5") and is located within the Transit Node South
(“TNS”) district of the Harbor Mixed-Use Transit Corridor Specific Plan
(“SP-2").

Pursuant to Chapter 3 (Land Use Plan and Development Standards),
Table 3-2 and Chapter 7 (Administration and Implementation), Figure 7-1
of SP-2, approval of a SPR by the Planning Commission is required for
structures over three stories in height.

The City previously certified the Final Environmental Impact Report
(“EIR”), adopted a Mitigation Monitoring and Reporting Program, adopted
a Statement of Overriding Considerations, and approved the 2014 Harbor
Boulevard Mixed-Use Transit Corridor Plan Environmental Impact Report
(EIR) (SCH No. 2013061027) on October 21, 2014 (Resolution No. 2014-
069) pursuant to the California Environmental Quality Act (“CEQA”).
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Pursuant to State CEQA Guidelines section 15162, a lead agency shall
consider whether additional CEQA review is required when considering a
subsequent discretionary approval for a project for which an EIR was
certified.

The Planning Commission has independently reviewed and considered
the previously certified EIR and other documents in the record before it.

On March 25, 2024, the Planning Commission of the City of Santa Ana
held a duly-noticed public hearing on SPR No. 2024-01.

The Project supports several goals and policies of the General Plan.
Specifically, the Project is consistent with Economic Prosperity Element
(EP) Policy EP-3.4 which encourages the development of “complete
communities” that provide a range of housing, services, amenities, and
transportation options that support the retention and attraction of skilled
workforce and employment. Goal 1 of the Land Use Element (LU)
encourages projects that improve quality of life and respects the existing
community. Policy LU-1.2 supports innovative development policies to
expand homeownership opportunities at all income levels. Policy LU-1.6
encourages residential mixed-use development, within the City’s District
Centers, Urban Neighborhoods, and adjacent to high quality transit. Policy
LU-2.2 encourages the development of a range of commercial uses to
capture a greater share of local spending and that offer a range of
employment opportunities. Policy LU-2.5 encourages infill mixed-use
development at all ranges of affordability to reduce vehicle miles traveled,
improve jobs/housing balance, and promote social interaction. Policy LU-
4.7 encourages the development of mixed-income developments with
mixed housing types to create inclusive communities and economically
diverse neighborhoods. Policy UD-1.1 of the Urban Design Element (UD)
requires that all developments feature high quality design, materials,
finishes, and construction. Policy UD-2.2 encourages buffers and other
urban design strategies to encourage computability of new development
with the scale, bulk, and pattern of existing development. Lastly Policy HE-
2.5 of the Housing Element (HE) encourages the creation of higher
intensity, mixed-use urban villages and pedestrian-oriented experiences
that access and support the office centers, commercial services, and
cultural activities within District Centers and Urban Neighborhood
designated areas. Policy HE-2.5 supports diverse types, prices, and sizes
of housing and Policy HE-2.6 supports excellence in architecture design
through the use of materials and colors, building treatments, landscaping,
open space, parking, and environmentally sensitive building and design
practices.

The Planning Commission of the City of Santa Ana determines that the
following findings, which must be established in order to grant a SPR
approval pursuant to SP-2, have been established for SPR No. 2024-01 to
allow the construction the Project.
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1. That the proposed development plan is consistent with the vision
and objectives outlined in SP-2.

The Project Site is located within the TNS district of SP-2
which is intended to provide for high intensity, transit-
supportive mixed-use developments of up to 10 stories in
height with a focus on creating pedestrian activity at the
street level. The district offers opportunities to respond to the
regional and local transit investments, with direct access to
three existing Bus Rapid Transit (BRT) stations and
proximity to the Orange County Streetcar at the corner of
Harbor Boulevard and Westminster Avenue, which is
approximately one mile from the Project Site.

The Project will create a new mixed-use development within
close proximity to transit and will provide additional
opportunities to live, work, and/or play in Santa Ana. The
Project will provide 181 for-sale residential condominium
units, of which 10 will be affordable. In addition, the Project
will provide approximately 15,182 square feet of leasable
commercial space that will generate sale tax for the City.
The building height is less than ten stories as allowed in the
TNS district and has been designed to include stepbacks
along the east property line to ensure computability with the
adjacent neighborhood. Furthermore, the commercial
spaces have been designed with retail floor heights of
approximately 17 feet with storefronts that will be visible from
First Street and Harbor Boulevard. The Project will also be
built to California Building Code standards, which include
energy and water conservation measures and will improve
pedestrian mobility by providing enhancements to the
existing sidewalks along First Street, Harbor Boulevard, and
Figueroa Avenue.

2. That the proposed development plan is consistent with the
development standards outlined in SP-2.

The Project is consistent with the development standards
specified in Chapter 3 (Land Use Plan and Development
Standards) of SP-2. The TNS allows lined block buildings
with a maximum height of 10 stories. The Project complies
with the lined block building development standards and is
nine stories in height. The Project also complies with the
required “Shop Front” building frontage type and floor
heights which require a minimum ground floor height of 15
feet and 9 feet for upper floors. The Project is proposing a
ground floor height of 17 feet with upper floors averaging 9
feet in height. As required per SP-2, the Project requires a
total of 310 parking spaces and the Project contains 339
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parking spaces. SP-2 requires that common open space be
provided at 15-percent of the lot size and 50 square feet per
unit for private open space. The Project is proposing more
common and private space and amenities than what is
required by SP-2. Lastly, vehicular access for the Project
has been thoroughly review by the Public Works Agency
through a traffic analysis for compliance with all applicable
regulations.

3. That the proposed development plan is consistent with the design
guidelines outlined in SP-2.

The Project is consistent with the design standards specified
in Chapter 6 (Design Guidelines) of SP-2. The building is
designed with a high quality design that includes varied
massing, changes in form, and is comprised of high quality
materials including grey and white stucco, faux-wood accent
cladding, stone, brick, and aluminum storefronts, and high
guality architectural detailing (e.g., exterior lighting, entry
doors, fenestration, etc.). During the development project
review process, staff provided extensive design comments,
which resulted in higher-quality building materials and
building elevations that are architecturally detailed and
designed to be pedestrian-oriented. Lastly, the Project has
been designed to ensure compatibility between the adjacent
neighborhood and internal mixed uses. The commercial
uses have separate entrances from the residential uses and
the parking management plan will manage parking between
the residential and nonresidential uses.

Section 2. The Applicant shall indemnify, protect, defend and hold the City
and/or any of its officials, officers, employees, agents, departments, agencies,
authorized volunteers, and instrumentalities thereof, harmless from any and all
claims, demands, lawsuits, writs of mandamus, and other and proceedings (whether
legal, equitable, declaratory, administrative or adjudicatory in nature), and alternative
dispute resolution procedures (including, but not limited to arbitrations, mediations,
and such other procedures), judgments, orders, and decisions (collectively “Actions”),
brought against the City and/or any of its officials, officers, employees, agents,
departments, agencies, and instrumentalities thereof, that challenge, attack, or seek
to modify, set aside, void, or annul, any action of, or any permit or approval issued by
the City and/or any of its officials, officers, employees, agents, departments,
agencies, and instrumentalities thereof (including actions approved by the voters of
the City) for or concerning the Project, whether such Actions are brought under the
Ralph M. Brown Act, California Environmental Quality Act, the Planning and Zoning
Law, the Subdivision Map Act, Code of Civil Procedure sections 1085 or 1094.5, or
any other federal, state or local constitution, statute, law, ordinance, charter, rule,
regulation, or any decision of a court of competent jurisdiction. It is expressly agreed
that the City shall have the right to approve the legal counsel providing the City’s
defense, and that Applicant shall reimburse the City for any costs and expenses
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directly and necessarily incurred by the City in the course of the defense. City shall
promptly notify the Applicant of any Action brought and City shall cooperate with
Applicant in the defense of the Action.

Section 3. The Planning Commission has reviewed and considered the
information contained in the certified EIR and all supporting documentation, copies of
which are on file at the Planning Department and are incorporated by reference as
though set forth fully herein. Based on this review, the Planning Commission finds that
any comments received regarding Project have been examined and determined to not
modify the significant conclusions of the EIR. The Planning Commission further finds
that no additional feasible mitigation measures within the City’s authority are necessary
to reduce the environmental impacts of the Project, because all impacts of the Project
are either less than significant, will be mitigated to a level of less than significant through
compliance with the existing mitigation, or remain significant and unavoidable even with
the imposition all of feasible mitigation and all applicable mitigation measures, attached
hereto as Exhibit B applied to the certified EIR and will be applied to the Project.
Finally, based on the substantial evidence set forth in the record, including but not
limited to the certified EIR, the Planning Commission finds that none of the conditions
triggering the need for subsequent environmental review have occurred. Specifically,
the Planning Commission finds that no subsequent environmental review is required
pursuant to State CEQA Guidelines section 15162 because:

a. No substantial changes are proposed by the Project which will require major
revisions of the EIR due to the involvement of new significant environmental effects or a
substantial increase in the severity of previously identified significant effects;

b. No substantial changes have occurred with respect to the circumstances
under which the Project is being undertaken which will require major revisions of the
EIR due to the involvement of new significant, environmental effects or a substantial
increase in the severity of previously identified significant effects; and

c. No new information of substantial importance, which was not known and could
not have been known with the exercise of reasonable diligence at the time the EIR was
certified, shows that: (i) either the Project will have one or more new significant effects;
(i) significant effects of modifications to the Project examined in the EIR will be
substantially more severe; (iii) mitigation measures or alternatives previously found not
to be feasible would in fact be feasible and would substantially reduce one or more
significant effects of the Project, but the City declined to adopt the measure or
alternative; or (iv) mitigation measures or alternatives which are considerably different
from those analyzed in the EIR would substantially reduce one or more significant
effects on the environment, but the City declines to adopt the measure or alternative.

Section 4. The Planning Commission directs staff to file a Notice of
Determination with the County Clerk’s Office and with the State Clearinghouse within
five (5) working days of adoption of this Resolution.

Section 5. This Resolution shall not be effective unless and until the Planning
Commission Resolution for Tentative Tract Map No. 2024-01 is adopted and becomes
effective. If said Resolution is for any reason held to be invalid or unconstitutional by the
decision of any court of competent jurisdiction, or otherwise does not go into effect for
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for

any reason, then this Resolution shall be null and void and have no further force or
effect.

Section 6. The Planning Commission of the City of Santa Ana, after conducting
the public hearing, hereby approves SPR No. 2024-01, as conditioned in Exhibit A,
attached hereto and incorporated herein for the Project at the Project Site. This decision is
based upon the evidence submitted at the above said hearing, which includes, but is not
limited to: The Request for Planning Commission Action dated March 25, 2024, and
exhibits attached thereto; and the public testimony, written and oral, all of which are
incorporated herein by this reference.

ADOPTED this 25" day of March, 2024 by the following vote:

AYES: Commissioners: Carl Benninger, Manuel J. Escamilla, Jennifer
Oliva, Bao Pham, Alan Woo (5)

NOES: Commissioners:

ABSENT: Commissioners: Christopher Leo, Isuri Ramos (2)

ABSTENTIONS: Commissioners:

Be0© Pham, Chairman

APPROVED AS TO FORM:

Sonia R. Carvalho, City Attorney

>

LawraRossini &

By, %2&;//

Chief Assistant City Attorney
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CERTIFICATE OF ATTESTATION AND ORIGINALITY

I, NUVIA OCAMPO, Recording Secretary, do hereby attest to and certify the attached
Resolution No. 2024-04 to be the original resolution adopted by the Planning
Commission of the City of Santa Ana on March 25, 2024.

3/25/2024 Wewrea Ocamps

Nuvia Ocampo
Recording Secretary
City of Santa Ana

Date:
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Exhibit A

Conditions for Approval for Site Plan Review No. 2024-01

Site Plan Review No. 2024-01 is approved subject to compliance, to the reasonable
satisfaction of the Planning Manager, with all applicable sections of the Santa Ana
Municipal Code, the California Administrative Code, the California Building Standards
Code, and all other applicable regulations.

The Applicant shall comply with each and every condition listed in order to exercise the
rights conferred by this site plan review.

The Applicant shall remain in compliance with all conditions listed below throughout the life
of the development Project. Failure to comply with each and every condition may result in
the revocation of the site plan review.

1.

All site improvements shall conform to the Development Project Review (DP) No.
2023-08, and the staff report exhibits incorporated herein by reference.

Any amendment to this site plan review, including modifications to approved
materials, finishes, architecture, site plan, landscaping, unit count, mix, and square
footages shall be submitted to the Planning Division for review. At that time, staff
will determine if administrative relief is available or if the site plan review must be
amended.

The Project shall comply with all recommendations contained with the technical
studies and reports prepared for the Project. All studies and reports shall be
finalized by the Applicant and approved by the City of Santa Ana prior to the
issuance of any building permits.

The Project shall comply with all applicable mitigation measures as identified by the
Mitigation Monitoring and Reporting Program of the 2014 Environmental Impact
Report (EIR) (SCH No. 2013061027), attached hereto as Exhibit B.

The parking management measures as identified by the Traffic Analysis and
Parking Management Plan (PMP), attached hereto as Exhibit C, shall be
incorporated into the Project and shall apply through the life of the Project. The
objectives of the PMP are intended to:

a. Restrict residents from parking in the commercial and guest parking spaces;

b. Restrict guests from parking in the reserved resident spaces and require
guests to park in designated guest spaces;

C. Restrict vehicles from exceeding the time restriction on the short term
parking;
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d. Allow for the use of “short-term/time restricted” parking spaces allocated to
the retail and leasing office for use by residents and resident guests after
business hours, as necessary;

e. Develop the framework for parking agreements between the leasing office
and the tenants; and

f. Prevent residents, guests, and commercial patrons, from parking in the
neighborhood. In the event that documented and sustained street parking
issues arise in the adjacent single-family neighborhood after full Project
occupancy, the Applicant shall facilitate the establishment of a parking
permit district for the neighborhood, including preparation of a petition,
gathering property owner signatures, and completing document/analysis as
required by the Public Works Agency, at the Applicant’s full and sole
expense.

Exterior building and exterior parking structure materials, finishes and colors for the
Project shall comply with the approved materials board submitted for the Project
and as approved by the Planning and Building Agency. Any changes to the
materials, finishes and colors shall be approved by the Planning and Building
Agency. All trash enclosures and similar ancillary structures shall match the texture,
material and color of the primary building.

Prior to issuance of building permits, the Applicant shall submit a construction
schedule and staging plan to the Planning Division for review and approval. The
plan shall include construction hours, staging areas, parking, security, and site
screening during Project construction.

Prior to issuance of building permits, an exterior lighting plan for the security and
safety of on-site areas such as building entrances, parking, loading, pedestrian
walkways, alley walkways and open space areas shall be provided to the Planning
and Building Agency and Police Department for review and approval. A minimum of
one foot-candle evenly distributed across a parking lot is recommended. At
entrances and loading areas, up to 2 foot-candles may be appropriate. Decorative
night lighting shall also be installed. Low energy lights, such as LED lights or solar
powered lights, shall be used whenever possible. Light fixtures and their structural
support shall be designed to be architecturally compatible with the main buildings
on-site. Direct glare onto adjoining property, streets, or skyward shall be avoided.
All lighting fixtures shall be shielded to confine light spread on-site.

Prior to the issuance of a building permit, a landscape and public realm plan in
accordance with the Harbor Mixed-Use Transit Corridor Specific Plan (SP-2) and
the Water Efficient Landscape Ordinance shall be submitted to the Planning
Division for review and approval and shall include provisions to ensure ongoing
maintenance of landscaping and replacement of any dead and missing landscaping
in a timely manner.
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10.

11.

12.

13.

14.

Prior to issuance of a Certificate of Occupancy, a master sign program in
accordance with SP-2 shall be submitted for review and approval by the Planning
Division.

Prior to issuance of a Certificate of Occupancy issuance, a Public Art Program shall
be submitted to the Planning Division for review and approval. Public Art shall be
installed and maintained with a value equivalent to one-half of one percent (0.5%)
of the total construction cost of the development. Total construction cost shall mean
all design, engineering and construction costs.

Abandoned and vacant properties shall be secured so as not to be accessible to
unauthorized persons. Securing of vacant or abandoned property includes but is
not limited to closing and locking of windows, doors (walk-through, sliding and
garage), gates and any other opening that may allow access to the interior of the
property and or structure(s). In the case of broken windows securing means re-
glazing or boarding the window. If deemed necessary by the Code Enforcement
Manager, securing of vacant or abandoned property may require the provision of
on-site security guard services. Such services shall be of sufficient duration and
frequency to ensure that the property remains secure and no unauthorized persons
may gain entry. If the vacant or abandoned property is owned by a corporation
and/or out of area beneficiary/trustee/owner, a local property management
company shall be contracted to perform weekly inspections to verify that the
abandoned property is maintained in accordance with the requirements of this
section, and any other applicable laws.

The Project shall be posted with the name and 24-hour contact phone number of
the local property management company. The posting shall be no less than
eighteen (18) inches x twenty-four (24) inches, shall be posted on every street
frontage, shall be of a font that is legible from a distance of forty-five (45) feet, and
shall contain the following verbiage: "THIS PROPERTY MANAGED BY
and "TO REPORT PROBLEMS OR CONCERNS CALL (name and phone
number)." The posting shall be placed on the interior of a window facing the street
to the front of the property so it is visible from the street, or secured to the exterior
of the building/structure facing the street of the front of the property so it is visible
from the street. If no such area exists, the posting shall be on a stake of sufficient
size to support the posting, in a location that is visible from the street to the front of
the property, and to the extent possible, not readily subject to potential vandalism.
Exterior posting shall be constructed of, and printed with weather resistant
materials. The local property management company shall inspect the property on a
weekly basis, or more frequently, to determine if the Project is in compliance with
the requirements of this agreement. If it is determined that the Project is not in
compliance, it is the company's responsibility to bring the Project into compliance.

Prior to the issuance of a Certificate of Occupancy, a Property Maintenance
Agreement shall be recorded against the property. The agreement will be subject
to review and applicability by the Planning and Building Agency, the Community
Development Agency, the Public Works Agency, and the City Attorney to ensure
that the property and all improvements located thereupon are properly
maintained. Applicant (and the owner of the property upon which the authorized
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use and/or authorized improvements are located if different from the Applicant)
shall execute a maintenance agreement with the City of Santa Ana which shall
be recorded against the property and which shall be in a form reasonably
satisfactory to the City Attorney. The maintenance agreement shall contain
covenants, conditions and restrictions relating to the following:

a.

Compliance with operational conditions applicable during any period(s) of
construction or major repair (e.g., proper screening and securing of the
construction site; implementation of proper erosion control, dust control
and noise mitigation measure; adherence to approved Project phasing
etc.);

Compliance with ongoing operational conditions, requirements and
restrictions, as applicable (including but not limited to hours of operation,
security requirements, the proper storage and disposal of trash and
debris, enforcement of the parking management plan, and/or restrictions
on certain uses);

Ongoing compliance with approved design and construction parameters,
signage parameters and restrictions as well as landscape designs, as
applicable;

Ongoing maintenance, repair and upkeep of the property and all
improvements located thereupon (including but not limited to controls on
the proliferation of trash and debris on or about the property; the proper
and timely removal of graffiti; the timely maintenance, repair and upkeep
of damaged, vandalized and/or weathered buildings, structures and/or
improvements; the timely maintenance, repair and upkeep of exterior
paint, parking striping, lighting and irrigation fixtures, walls and fencing,
publicly accessible bathrooms and bathroom fixtures, landscaping and
related landscape improvements and the like, as applicable);

If Applicant and the owner of the property are different (e.g., if the
Applicant is a tenant or licensee of the property or any portion thereof),
both the Applicant and the owner of the property shall be signatories to the
maintenance agreement and both shall be jointly and severally liable for
compliance with its terms;

The maintenance agreement shall further provide that any party
responsible for complying with its terms shall not assign its ownership
interest in the property or any interest in any lease, sublease, license or
sublicense, unless the prospective assignee agrees in writing to assume
all of the duties, obligations and responsibilities set forth under the
maintenance agreement; and

The maintenance agreement shall contain provisions relating to the
enforcement of its conditions by the City and shall also contain provisions
authorizing the City to recover costs and expenses which the City may
incur arising out of any enforcement and/or remediation efforts which the
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City may undertake in order to cure any deficiency in maintenance, repair
or upkeep or to enforce any restrictions or conditions upon the use of the
property. The maintenance agreement shall further provide that any
unreimbursed costs and/or expenses incurred by the City to cure a
deficiency in maintenance or to enforce use restrictions shall become a
lien upon the property in an amount equivalent to the actual costs and/or
expense incurred by the City.
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Exhibit B to Exhibit 2
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Exhibit C to Exhibit 2

HARBOR BOULEVARD MIXED USE TRANSIT CORRIDOR PLAN MMRP

CITY OF SANTA ANA

Table 3-1

Mitigation Monitoring Requirements

3. Mitigation Monitoring Requirements

Mitigation Measure

Responsibility for
Implementation

Timing

Responsibility for Monitoring

Monitor
(Signature Required)
(Date of Compliance)

5.2 AIR QUALITY

2-1

Applicants for new development projects within the Harbor Boulevard
Mixed Use Transit Corridor Plan shall require the construction
contractor to use equipment that meets the United States
Environmental Protection Agency (EPA)-Certified emissions
standards according to the following schedule.

e  From the end of 2011 to December 31, 2014, all project-related
off-road diesel-powered construction equipment greater than 50
horsepower shall meet Tier 3 off-road emissions standards. Any
emissions control device used by the contractor shall achieve
emissions reductions that are no less than what could be
achieved by a Level 3 diesel emissions control strategy for a
similarly sized engine, as defined by CARB regulations.

e After January 1, 2015, all off-road diesel-powered construction
equipment greater than 50 horsepower shall meet the Tier 4
Final emission standards. Any emissions control device used by
the contractor shall achieve emissions reductions that are no
less than what could be achieved by a Level 4 diesel emissions
control strategy for a similarly sized engine, as defined by CARB
regulations.

Prior to construction, the project engineer shall ensure that all
demolition and grading plans clearly show the requirement for EPA
Tier 3 or higher emissions standards for construction equipment over
50 horsepower. During construction, the construction contractor shall
maintain a list of all operating equipment in use on the project site for
verification by the Building Safety Division. The construction
equipment list shall state the makes, models, and numbers of
construction equipment onsite. Equipment shall properly service and
maintain construction equipment in accordance with the
manufacturer's recommendations. Construction contractors shall also
ensure that all nonessential idling of construction equipment is
restricted to five minutes or less in compliance with California Air

Project applicant

Prior to grading permits; on-
going monitoring during
construction

Planning and Building
Agency, Building Safety
Division

Aungust 2014
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HARBOR BOULEVARD MIXED USE TRANSIT CORRIDOR PLAN MMRP
CITY OF SANTA ANA

Exhibit C to Exhibit 2

3. Mitigation Monitoring Requirements

Table 3-1  Mitigation Monitoring Requirements
Monitor
Responsibility for (Signature Required)
Mitigation Measure Implementation Timing Responsibility for Monitoring (Date of Compliance)
Resources Board's Rule 2449.

2-2 Applicants for new development projects within the Harbor Boulevard Project applicant Prior to grading permits; on- Planning and Building
Mixed Use Transit Corridor Plan shall require the construction going monitoring during Agency, Building Safety
contractor to prepare a dust control plan and implement the following construction Division
measures during ground-disturbing activities in addition to the existing
requirements for fugitive dust control under South Coast Air Quality
Management District Rule 403 to further reduce PM10 and PM2.5
emissions. The Building Safety Division shall verify compliance that
these measures have been implemented during normal construction
site inspections.

e  Following all grading activities, the construction contractor shall
reestablish ground cover on the construction site through
seeding and watering.

e During all construction activities, the construction contractor shall
sweep streets with Rule 1186-compliant, PM10-efficient vacuum
units on a daily basis if silt is carried over to adjacent public
thoroughfares or occurs as a result of hauling.

e During all construction activities, the construction contractor shall
maintain a minimum 24-inch freeboard on trucks hauling dirt,
sand, soil, or other loose materials and tarp materials with a
fabric cover or other cover that achieves the same amount of
protection.

e During all construction activities, the construction contractor shall
water exposed ground surfaces and disturbed areas a minimum
of every three hours on the construction site and a minimum of
three times per day.

o During all construction activities, the construction contractor shall
limit onsite vehicle speeds on unpaved roads to no more than 15
miles per hour.

2-3 Applicants for new development projects within the Harbor Boulevard Project applicant Prior to building permits; on- Planning and Building

Mixed Use Transit Corridor Plan shall require the construction
contractor to use coatings and solvents with a volatile organic

going monitoring during
construction

Agency, Building Safety
Division

Page 10
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Exhibit C to Exhibit 2

HARBOR BOULEVARD MIXED USE TRANSIT CORRIDOR PLAN MMRP

CITY OF SANTA ANA

Table 3-1

Mitigation Monitoring Requirements

3. Mitigation Monitoring Requirements

Mitigation Measure

Responsibility for
Implementation

Timing

Responsibility for Monitoring

Monitor
(Signature Required)
(Date of Compliance)

compound (VOC) content lower than required under Rule 1113 (i.e.,
super compliant paints). All architectural coatings shall be applied
either by (1) using a high-volume, low-pressure spray method
operated at an air pressure between 0.1 and 10 pounds per square
inch gauge to achieve a 65 percent application efficiency; or (2)
manual application using a paintbrush, hand-roller, trowel, spatula,
dauber, rag, or sponge, to achieve a 100 percent applicant efficiency.
The construction contractor shall also use precoated/natural colored
building materials, where feasible. Use of low-VOC paints and spray
method shall be included as a note on architectural building plans and
verified by the Building Safety Division during construction.

Applicants of residential developments which are designed to include
shared community barbeques shall only install electric powered
barbeque units. These units shall be specified on site and building
plans and shall be verified by the Building Safety Division prior to
issuance of a Certificate of Occupancy.

Project applicant

Prior to issuance of
certificate of occupancy

Planning and Building
Agency, Building Safety
Division

25

Applicant-provided appliances shall be Energy Star appliances
(dishwashers, refrigerators, clothes washers, and dryers). Installation
of Energy Star appliances shall be verified by the Building Safety
Division during plan check.

Project applicant

Prior to issuance of
certificate of occupancy

Planning and Building
Agency, Building Safety
Division

2-6

Applicants of residential developments which include garage and/or
car port parking shall ensure that garage and/or car port parking are
electrically wired to accommodate a Level 2 (240 volt) electric vehicle
charging outlet per dwelling unit. The location of the electrical outlets
shall be specified on building plans and proper installation shall be
verified by the Building Safety Division prior to issuance of a
Certificate of Occupancy.

Project applicant

Prior to issuance of
certificate of occupancy

Planning and Building
Agency, Building Safety
Division

2-7

Applicants of retail, commercial, office, and other non-residential
development shall provide Level 2 vehicle charging stations for public
use and where feasible, coordinate with the City of Santa Ana to
install Level 3 (480 volt or higher) charging stations. The location of
the charging station(s) shall be specified on site and building plans

Project applicant

Prior to issuance of
certificate of occupancy

Planning and Building
Agency, Building Safety
Division

Aungust 2014
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HARBOR BOULEVARD MIXED USE TRANSIT CORRIDOR PLAN MMRP
CITY OF SANTA ANA

Exhibit C to Exhibit 2

3. Mitigation Monitoring Requirements

Table 3-1

Mitigation Monitoring Requirements

Mitigation Measure

Responsibility for
Implementation

Timing

Responsibility for Monitoring

Monitor
(Signature Required)
(Date of Compliance)

and proper installation shall be verified by the Building Safety Division
prior to issuance of a Certificate of Occupancy.

2-8

Applicants for non-residential projects within the Harbor Boulevard
Mixed Use Transit Corridor Plan, that employ 20 or more people—
which is equivalent to 16,000 square feet of retail space or 10,000
square feet of office space—shall implement an employee commute
trip reduction (CTR) program. The CTR program shall identify
alternative modes of transportation to the project, including transit
schedules, bike and pedestrian routes, and carpool/vanpool
availability. Information regarding these programs shall be readily
available to employees and clients. The project applicant or designee
shall consider the following incentives for commuters as part of the
CTR program:

o  Rideshare matching assistance through OCTA

e  Subsidized public transit passes

e  Vanpool assistance

e Car or bike-sharing program

e Bicycle end-trip support facilities such as bike storage or lockers.

Project applicant

Prior to issuance of
certificate of occupancy

Planning and Building
Agency, Planning Division

Applicants of commercial, office, retail, and other non-residential
development within the specific plan area shall provide the following
features to reduce project-related mobile-source air pollutant
emissions:

o  Preferential parking for carpools and vanpools.

o  Preferential parking for alternative-fuel vehicles (e.qg.,
compressed natural gas or hydrogen).

e Secure hicycle parking and storage facilities for visitors.

e  Commuter information boards identifying bicycle paths and
public transit routes and schedules.

Project applicant

Prior to issuance of building
permit

Planning and Building
Agency, Planning Division

2-10

Applicants for residential or residential mixed-use projects within: 1)
1,000 feet from the truck bays of an existing distribution centers that
accommodate more than 100 trucks per day, more than 40 trucks with

Project applicant

Prepare HRA prior to
approval of any future
discretionary residential or

Planning and Building
Agency, Building Safety
Division, Zoning

Page 12
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HARBOR BOULEVARD MIXED USE TRANSIT CORRIDOR PLAN MMRP

CITY OF SANTA ANA

Table 3-1

Mitigation Monitoring Requirements

3. Mitigation Monitoring Requirements

Mitigation Measure

Responsibility for
Implementation

Timing

Responsibility for Monitoring

Monitor
(Signature Required)
(Date of Compliance)

operating transport refrigeration units, or where transport refrigeration
unit operations exceed 300 hours per week; or 2) 1,000 feet of an
SCAQMD permitted facility, or an industrial facility which emits toxic
air contaminants shall submit a health risk assessment (HRA)
prepared in accordance with policies and procedures of the state
Office of Environmental Health Hazard Assessment (OEHHA) and the
South Coast Air Quality Management District (SCAQMD).

The HRA shall be submitted to the Zoning Administrator prior to
approval of any future discretionary residential or residential mixed-
use project. If the HRA shows that the incremental cancer risk
exceeds one in one hundred thousand (1.0E-05), PM concentrations
would exceed 2.5 pg/m3, or the appropriate noncancer hazard index
exceeds 1.0, the HRA shall identify the level of high-efficiency
Minimum Efficiency Reporting Value (MERV) filter required to reduce
indoor air concentrations of pollutants to achieve the cancer and/or
noncancer threshold.

The Applicant shall be required to install high efficiency MERYV filters
in the intake of residential ventilation systems, consistent with the
recommendations of the HRA. Heating, air conditioning and
ventilation (HVAC) systems shall be installed with a fan unit power
designed to force air through the MERYV filter. To ensure long-term
maintenance and replacement of the MERYV filters in the individual
units, the following shall occur:

o  Developer, sale, and/or rental representative shall provide
notification to all affected tenants/residents of the potential health
risk for affected units.

e  For rental units, the owner/property manager shall maintain and
replace MERYV filters in accordance with the manufacture’s
recommendations. The property owner shall inform renters of
increased risk of exposure to diesel particulates when windows
are open.

e  For residential owned units, the Homeowner's Association
(HOA) shall incorporate requirements for long-term maintenance

residential mixed-use
project; Installation of MERV
filter requirements and
maintenance prior to
issuance of building permits

Administrator

Aungust 2014
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HARBOR BOULEVARD MIXED USE TRANSIT CORRIDOR PLAN MMRP
CITY OF SANTA ANA

Exhibit C to Exhibit 2

3. Mitigation Monitoring Requirements

Table 3-1

Mitigation Monitoring Requirements

Mitigation Measure

Responsibility for
Implementation

Timing

Responsibility for Monitoring

Monitor
(Signature Required)
(Date of Compliance)

in the Covenant Conditions and Restrictions and inform
homeowners of their responsibility to maintain the MERV filter in
accordance with the manufacturer's recommendations. The HOA
shall inform homeowners of increased risk of exposure to diesel
particulates when windows are open.

5.3 CULTURAL RESOURCES

31

Prior to the issuance of grading permits, and for any subsequent
permit involving excavation to increased depth, the project applicant
for each development or redevelopment project considered for
approval pursuant to the Harbor Boulevard Mixed Use Transit
Corridor Plan shall provide letters to the City of Santa Ana from a
qualified archaeologist and paleontologist (for excavations six feet
below ground surface and deeper) who meet the Secretary of the
Interior's Professional Qualifications Standards. The letters shall state
that the project applicant has retained these individuals, and that the
consultant(s) will be on call during all grading and other significant
ground-disturbing activities. In the event archeological or
paleontological resources are discovered during ground-disturbing
activities, the professional archeological or paleontological monitor
shall have the authority to halt any activities adversely impacting
potentially significant cultural resources until they can be formally
evaluated. Suspension of ground disturbances in the vicinity of the
discoveries shall not be lifted until the archaeological or
paleontological monitor, in coordination with the construction
contractor, has evaluated discoveries to assess whether they are
significant cultural resources, pursuant to the California Environmental
Quality Act (CEQA). If significance criteria are met, then the project
shall be required to perform data recovery, professional identification,
radiocarbon dates as applicable, and other special studies; they shall
be offered for curation or preservation to a repository with a
retrievable collection system and an educational and research interest
in the materials, such as the Los Angeles County Museum of Natural
History or California State University, Fullerton, or other local museum
or repository. If no museum or repository is willing to accept the

Project applicant

Prior to issuance of grading
permit

Planning and Building
Agency, Planning Division
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Exhibit C to Exhibit 2

HARBOR BOULEVARD MIXED USE TRANSIT CORRIDOR PLAN MMRP

CITY OF SANTA ANA

Table 3-1

Mitigation Monitoring Requirements

3. Mitigation Monitoring Requirements

Mitigation Measure

Responsibility for
Implementation

Timing

Responsibility for Monitoring

Monitor
(Signature Required)
(Date of Compliance)

resource, the resource shall be considered the property of the City,

and may be stored, disposed of, transferred, exchanged, or otherwise

handled by the City at its discretion.

5.6 HAZARDS AND HAZARDOUS MATERIALS

6-1

Prior to the issuance of demolition permits for any buildings or
structures that would be demolished in conjunction with individual
development projects that would be accommodated by the Harbor
Boulevard Mixed Use Transit Corridor, the project applicant shall
conduct the following inspections and assessments for all buildings
and structures onsite and shall provide the City of Santa Ana’s
Planning and Building Agency with a copy of the report of each
investigation or assessment.

e The project applicant shall retain a certified lead

inspector/assessor to inspect buildings and structures onsite for

lead-based paint (LBP). The inspector/assessor's report shall

include requirements for abatement, containment, and disposal
of LBP, if encountered, in accordance with the State of California
Occupational Safety & Health Administration Rule 29 CFR Part

1926.

e  The project applicant shall retain a licensed or certified asbestos

consultant to inspect buildings and structures onsite for
asbestos-containing materials (ACM). The consultant’s report
shall include requirements for abatement, containment, and
disposal of ACM, if encountered, in accordance with the South
Coast Air Quality Management District's Rule 1403.

Project applicant

Prior to issuance of
demolition permit

Planning and Building
Agency, Building Safety
Division

6-2

Prior to the issuance of grading permits for new development within
the Harbor Boulevard Mixed Use Transit Corridor, the project
applicant shall submit a Phase | Environmental Site Assessment
(ESA) to identify environmental conditions and determine whether
contamination is present. The Phase | ESA shall be prepared by a
Registered Professional Engineer and in accordance with the
American Society for Testing and Materials (ASTM) Standard E

Project applicant

Submit Phase | ESA prior to
issuance of grading permit;
Submit remediation
documentation prior to
issuance of building permit,
if needed

Building Official

Aungust 2014

Page 15



HARBOR BOULEVARD MIXED USE TRANSIT CORRIDOR PLAN MMRP
CITY OF SANTA ANA

Exhibit C to Exhibit 2

3. Mitigation Monitoring Requirements

Table 3-1

Mitigation Monitoring Requirements

Mitigation Measure

Responsibility for
Implementation

Timing

Responsibility for Monitoring

Monitor
(Signature Required)
(Date of Compliance)

1527.05, Standard Practice for Environmental Site Assessments:
Phase | Environmental Site Assessment Process. If recognized
environmental conditions related to soils are identified in the Phase |
ESA, the project applicant shall perform soil sampling as a part of a
Phase Il ESA. If contamination is found at significant levels, the
project applicant shall remediate all contaminated soils in accordance
with state and local agency requirements (DTSC, RWQCB, Orange
County Fire Authority, etc.). All contaminated soils and/or material
encountered shall be disposed of at a regulated site and in
accordance with applicable laws and regulations prior to the
completion of grading. Prior to the issuance of building permits, a
report documenting the completion, results, and any follow-up
remediation on the recommendations, if any, shall be provided to the
Building Official and the City of Santa Ana’s Planning and Building
Agency evidencing that all site remediation activities have been
completed.

5.7 HYDROLOGY AND WATER QUALITY

7-1

Prior to issuance of grading permits for future development projects in
the Harbor Corridor Plan, applicants shall submit site-specific
hydrology and hydraulic Studies to the Public Works Agency for
review and approval. If existing facilities are not adequate to handle
runoff generated by the proposed development, then the applicant
shall construct storm drain improvements. Storm drain upgrades shall
be implemented prior to issuance of occupancy permits.

Project applicant

Prior to issuance of grading
permit

Public Works Agency

7-2

During the design of individual projects, applicants shall minimize
impervious area by incorporating landscaped areas over substantial
portions of a proposed project area. Furthermore, impervious areas
shall be directly connected to landscaped areas or bioretention
facilities to promote filtration and infiltration of stormwater. The
applicant must comply with the latest Orange County Model Water
Quality Management Plan (WQMP).

Project applicant

Prior to issuance of grading
permit

Public Works Agency

7-3

Notice of Intent (NOI). Prior to the issuance of a grading permit for

Project applicant

Prior to issuance of grading

Public Works Agency; City

Page 16
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HARBOR BOULEVARD MIXED USE TRANSIT CORRIDOR PLAN MMRP

CITY OF SANTA ANA

3. Mitigation Monitoring Requirements

Table 3-1  Mitigation Monitoring Requirements
Monitor
Responsibility for (Signature Required)
Mitigation Measure Implementation Timing Responsibility for Monitoring (Date of Compliance)
construction sites with a disturbed area of one or more acres, the permit Engineer
project applicant shall provide the City Engineer with evidence that a
NOI has been filed with the State Water Resources Control Board.
Such evidence shall consist of a copy of the NOI stamped by the
State Water Resources Control Board or Regional Water Quality
Control Board, or a letter from either agency stating that the NOI has
been filed.
7-4 Storm Water Pollution Prevention Plan (SWPPP). Prior to the Project applicant Prior to issuance of grading Public Works Agency; City
issuance of grading permits for construction sites with a disturbed permit Engineer
area of one or more acres, the project applicant shall prepare a
SWPPP that will:
e  Require implementation of best management practices (BMPs)
designed with a goal of preventing a net increase in sediment
load in stormwater discharges relative to preconstruction levels;
e During the construction period, prohibit discharges of stormwater
or non-storm water at levels which would cause or contribute to
an exceedance of applicable water quality standards contained
in the Basin Plan;
e Discuss in detail the BMPs planned for the project related to
control of sediment and erosion, nonsediment pollutants, and
potential pollutants in non-storm water discharges;
e Describe post-construction BMPs for the project;
e  Explain the maintenance program for the project's BMPs;
e During construction, require reporting of violations to the
Regional Board;
o Listthe parties responsible for SWPPP implementation and BMP
maintenance during and after grading. The project proponent
shall implement the SWPPP and will modify the SWPPP as
directed by the Storm Water Permit.
7-5 Water Quality Management Plan (WQMP). Prior to the issuance of Project applicant Prior to issuance of precise Property Owner

precise grading permits, project-specific WQMPs shall be submitted
for review and approved by the Public Works Agency. The WQMP

grading permits

Aungust 2014
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HARBOR BOULEVARD MIXED USE TRANSIT CORRIDOR PLAN MMRP
CITY OF SANTA ANA

Exhibit C to Exhibit 2

3. Mitigation Monitoring Requirements

Table 3-1

Mitigation Monitoring Requirements

Mitigation Measure

Responsibility for
Implementation

Timing

Responsibility for Monitoring

Monitor
(Signature Required)
(Date of Compliance)

shall identify the best management practices (BMPs) that will be used
on the site to control predictable pollutant runoff. More specifically, the
WQMP shall:

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

e Describe responsibility for the initial implementation and long-
term maintenance of the BMPs;

e Provide narrative with the graphic materials as necessary to
specify the locations of the structural BMPs;

o Certify that the project applicant will seek to have the WQMP
carried out by all future successors or assigns to the property.

e The applicant must comply with the latest Orange County Model
Water Quality Management Plan (WQMP).

7-6

Prior to the issuance of precise grading permit for any lot or parcel
wholly or partially located within the 100-year floodplain, the applicant
shall furnish to the Building Official documentation required by FEMA
for approval of the Conditional Letter of Map Revision/Letter of Map
Revision (CLOMR/LOMR) process. The FEMA for revision to the

FIRM and Flood Insurance Study (FIS). The applicant shall pay all
preliminary and subsequent fees as required by FEMA.

Project applicant

Prior to issuance of precise
grading permit

Building Official

5.9 NOISE

9-1

Prior to issuance of a building permit, applicants for new residential
development in the Harbor Corridor Plan shall submit an acoustic
report prepared to the satisfaction of the Building Official or their
designee to ensure that noise levels at outdoor living areas such as
private yards, balconies, and park picnic areas shall not exceed 65
dBA CNEL, and all residential habitable rooms would meet the 45
dBA CNEL interior noise standard. These noise studies would need to
be submitted after the precise grading and architectural plans are
prepared, but prior to issuance of building permits. The required

Project applicant

Prior to issuance of building
permit

Planning and Building
Agency, Building Safety
Division
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3. Mitigation Monitoring Requirements

Mitigation Measure

Responsibility for
Implementation

Timing

Responsibility for Monitoring

Monitor
(Signature Required)
(Date of Compliance)

exterior noise reduction can be accomplished with sound walls or
berms, or by site plan/building layout design. The required interior
noise reduction can be accomplished with enhanced construction
design or materials such as upgraded dual-glazed windows and/or
upgraded exterior wall assemblies. These features shall be shown on
all building plans and incorporated into construction of the project. City
inspectors shall verify compliance of the building with the acoustic
report's recommendations prior to issuance of a Certificate of
Occupancy.

Prior to issuance of a building permit, applicants for new commercial,
office, or retail developments in the Harbor Corridor Plan shall submit
an acoustic report prepared to the satisfaction of the Zoning
Administrator and Building Official or their designee to ensure that the
operation of stationary noise sources (i.e., HVAC units, truck
deliveries) would not cause a noise increase of more than 5 dBA over
the ambient noise levels at any adjacent property. These noise
studies would need to be submitted after the precise grading and
architectural plans are prepared, but prior to issuance of building
permits. This requirement can be accomplished with selection of
quieter equipment, judicious site layouts and equipment positioning,
and/or equipment enclosures, sound screening, or parapet walls.
These features shall be shown on all building plans and incorporated
into the construction of the project. City inspectors shall verify
compliance of the building with the acoustic report’s recommendations
prior to issuance of a Certificate of Occupancy.

Project applicant

Prior to issuance of building
permit; prior to issuance of
certificate of occupancy

Planning and Building
Agency, Zoning
Administrator and Building
Official or designee

9-3

Prior to issuance of a building permit, applicants for projects within the
Harbor Corridor Plan that involve high-vibration construction activities,
such as pile driving or vibratory rolling/compacting, shall be evaluated
for potential vibration impacts to nearby sensitive receptors. The
project developer shall submit a vibration report prepared to the
satisfaction of the City of Santa Ana Building Official or their designee
to determine if the use of pile driving and/or vibratory
rolling/compacting equipment would exceed the Federal Transit

Project applicant

Prior to issuance of building
permit

Planning and Building
Agency, Building Official or
designee

Aungust 2014
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Responsibility for
Implementation

Timing

Responsibility for Monitoring

Monitor
(Signature Required)
(Date of Compliance)

Administration’s (FTA'’s) vibration-annoyance criteria of 78 VdB during
the daytime or FTA'’s vibration-induced architectural damage PPV
criteria of 0.2 inches/second for wood-framed structures or 0.5
inches/second for reinforced masonry buildings. The construction
contractor shall require the use of lower-vibration-producing
equipment and techniques. Examples of lower-vibration equipment
and techniques would include avoiding the use of vibratory rollers
near sensitive areas and/or the use of drilled piles, sonic pile driving,
or vibratory pile driving (as opposed to impact pile driving).

Prior to issuance of grading permits, the project applicant shall ensure
the following notes are included on the grading plan cover sheet, and
the construction contractor shall comply with these measures during
the duration of all construction activities.

e  Properly maintain and tune all construction equipment to
minimize noise.

o  Fitall equipment with properly operating mufflers, air intake
silencers, and engine shrouds, no less effective than as
originally equipped by the manufacturer, to minimize noise
emissions.

e Locate all stationary noise sources (e.g., generators,
compressors, staging areas) as far from noise-sensitive
receptors as possible.

Material delivery, soil haul trucks, and equipment servicing shall be
restricted to the hours between 7:00 AM and 8:00 PM Mondays
through Saturdays, and not at all on Sundays or federal holidays.

Project applicant

Prior to issuance of grading
permit

Planning and Building
Agency, Planning Division

9-5

Prior to the issuance of grading permits, each project applicant within
the project area shall prepare a construction management plan that
shall be approved by the City of Santa Ana Public Works. The
construction management plan shall:

e  Establish truck haul routes on the appropriate transportation
facilities. Truck routes that avoid congested streets and sensitive
land uses shall be considered.

Project applicant

Prior to issuance of grading
permit

Public Works Agency
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Monitor
Responsibility for (Signature Required)
Mitigation Measure Implementation Timing Responsibility for Monitoring (Date of Compliance)

e Provide Traffic Control Plans (for detours and temporary road
closures) that meet the minimum City criteria. Traffic control
plans shall determine if dedicated turn lanes for movement of
construction truck and equipment on- and offsite are available.

e  Minimize offsite road closures during the peak hours.

o  Keep all construction-related traffic onsite at all times.

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

5.13 TRANSPORTATION AND CIRCULATION

13-1 Prior to the issuance of building permits, the project applicant shall Project applicant Prior to the issuance of Public Works Agency
evaluate the potential for any neighborhood cut through traffic. building permit
Neighborhood cut through traffic shall be minimized through
implementation of traffic calming measures as approved by the Public
Works Agency.

13-2 The City of Santa Ana shall implement a program for traffic City of Santa Ana On-going monitoring Public Works Agency
improvements in the Harbor Corridor Plan. The program shall
prescribe the method of participation in the mitigation program by
individual projects and guide the timely implementation of mitigation
measures. The program shall include the following elements:

e Afunding and improvement program should be established to
identify financial resources adequate to construct all identified
mitigation measures in a timely basis.

o All properties that redevelop within the Harbor Corridor Plan
should participate in the program on a fair share per new
development trip basis. The fair share shall be based upon the
total cost of all identified mitigation measures (see Mitigation
Measure 13-3), divided by the peak hour trip generation increase
forecast. This rate per peak hour trip should be imposed upon
the incremental traffic growth for any new development within
the Harbor Corridor Plan.

e The project shall raise fund from full development of the Harbor
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Corridor Plan to fund all identified mitigation measures.

e The project shall monitor phasing development of the Harbor
Corridor Plan and defer or eliminate improvements if the
densities permitted in the Harbor Corridor Plan are not occurring.

e Program phasing shall be monitored through preparation of
specific project traffic studies for any project that is expected to
include more than 100 dwelling units or 100,000 sf of non-
residential development. Traffic impact studies should use traffic
generation rates that are deemed to be most appropriate for the
actual development proposed.

e The City may elect to implement appropriate mitigation
measures as a condition of approval of the proposed
developments, where appropriate. All or part of the costs of
these improvements may be considered to be a negotiated credit
toward the program, however the program must be administered
in a manner that assures that it can fund necessary
improvements to maintain adequate level of service at all
intersections within the study. If funding of priority improvements
cannot be assured, credit for construction of lower priority
improvements may not be assured or may be postponed until
more program funds are available.

13-3

Prior to the issuance of building permits, the project applicant shall
participate in the program for traffic improvements in the Harbor
Corridor Plan per MM 13-2. The traffic improvement program includes
the following improvements:

e Intersection #26: Fairview Street and 17th Street (Year 2035)
0 Improvements are to add a northbound through lane.

e Intersection #27: Fairview Street and 1st Street (Year 2035)
o Improvements are to add a southbound right-turn lane.

Project applicant

Prior to issuance of building
permit

Public Works Agency

5.14 UTILITIES AND SERVICE SYSTEMS

7-1

Mitigation Measure 7-1 applies.

See Hydrology and Water Quality section, above.
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3. Mitigation Monitoring Requirements

Mitigation Measure

Responsibility for
Implementation

Timing

Responsibility for Monitoring

Monitor
(Signature Required)
(Date of Compliance)

14-1

Prior to the first building permit pursuant to the proposed project, the
City of Santa Ana shall prepare a “Nexus” Study that will serve as the
basis for requiring development impact fees under AB 1600
legislation, as codified by California Code Government Section 66000
et seq. The established procedures under AB 1600 require that a
“reasonable relationship” or nexus exist between the water and sewer
infrastructure improvements and facilities required to mitigate the
sewer impacts of new development pursuant to the proposed project.
The sewer segment improvements shown on Table 5.14-11 of the
DEIR are necessary to mitigate project impacts and shall be included,
among other improvements, in the AB 1600 nexus study.

City of Santa Ana

Prior to issuance of first
building permit

Public Works Agency

14-2

Prior to the issuance of the first building permit pursuant to the
proposed project, the City of Santa Ana shall prepare a Development
Fee program pursuant to the AB 1600 Nexus Study identified in
Mitigation Measure 14-1, above. The Development Fee program
would fund the Harbor Corridor Plan area-wide water and sewer
infrastructure improvements. The fee program shall stipulate that fees
are assessed when there is new construction or when there is an
increase in square footage within an existing building or the
conversion of existing square footage to a more intensive use. Fees
are calculated by multiplying the proposed square footage or dwelling
unit by the rate identified. The fees are included with any other
applicable fees payable at the time the building permit is issued. The
City will use the development fees to fund construction (or to recoup
fees advanced to fund construction) of the infrastructure
improvements identified in Mitigation Measure 14-1.

City of Santa Ana

Prior to issuance of first
building permit

Public Works Agency

14-3

Prior to the issuance of a grading permit, the project applicant shall
prepare water and sewer studies and identify the sizing and location
of backbone facilities necessary to serve the proposed project, in
accordance with City standards. The water and sewer plans shall be
submitted to the City's Public Works Agency for review and approval.
Design of facilities that serve the project shall be sufficient to meet the
projected service demands.

Project applicant

Prior to issuance of a
grading permit

Public Works Agency

Aungust 2014
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TRAFFIC AND PARKING ANALYSIS
FIRST HARBOR MIXED-USE PROJECT

Santa Ana, California
October 23, 2023

1.0  INTRODUCTION

This Traffic and Parking Analysis was conducted by Linscott, Law & Greenspan, Engineers (LLG)
to determine and evaluate the potential traffic circulation and parking needs associated with the First
Harbor Mixed-Use Project, which is the ‘development of a nine-story building with 183 multifamily
residential units (including studios, 1-bedroom, 2-bedroom, and 3-bedroom units) and 15,182 square
feet (SF) of retail on the ground floor, as proposed by Harbor & First, LLC. Of the 183 total units
proposed, 15% (28 units) would be designated as low-income housing. The residential and retail
uses would wrap around a four-level parking structure, consisting of two subterranean levels, one
street/ground level, and a second above-ground level, and provide a total of 333 standard parking
spaces.

The Project site, which is currently vacant, is located on the north side of 1st Street, between Harbor
Boulevard and Figueroa Street, at 101 North Harbor Boulevard in the City of Santa Ana, California.

The Project site exists within a Specific Plan district regulated by the Harbor Mixed Use Transit
Corridor Plan; specifically, the South Transit Node District, which is comprised of the properties
surrounding the Bravo Bus Rapid Transit (BRT) stations at Harbor Boulevard and 1* Street, and at
Harbor Boulevard and McFadden Avenue. The South Transit Node generally anticipates three- to
six-story buildings within the District, with the flexibility to allow 10 stories, and has an emphasis on
mixed-use development. Based on this, the Project, as proposed with nine stories and a mix of uses,
is consistent with the land use plan for the South Transit Node District the Project site is located in.

1.1 Scope of Work

Based on close coordination with City staff, and staying consistent with the City of Santa Ana Traffic
Impact Study Guidelines (September 2019), this report presents a non-CEQA transportation
assessment, including an inventory of existing characteristics and traffic volumes during the AM and
PM peak commute periods at key locations within the study area, forecasts of vehicular traffic
anticipated to be generated by the Project, evaluation of potential non-CEQA impacts of Project-
generated trips on the surrounding street system under Year 2028 conditions (i.e., the anticipated
completion year for the Project), and site access and internal circulation analysis.

As described in the City’s traffic impact study guidelines, this report also provides a CEQA
assessment (Project screening) of VMT, active transportation, and public transit.

In addition, the last section of this report presents the parking analysis and Parking Management
Plan (PMP) prepared for the Project.

.

o

LINSCOTT, LAW & GREENSPAN, engineers 1 LLG Ref, 2-23-4737-1
First Harbor Mixed-Use Project, Santa Ana

N H700\2234737 - First Harbor Mixzd Use. Sante Ana'Repoit'4737 First Harbor Mied-Use, Santa Ana Teaffic Studs 10-23-23 doe



Exhibit D to Exhibit 2

1.2  Study Area

Two (2) key study intersections and one (1) key roadway segment have been identified for
evaluation. The two (2) intersections/one (1) roadway segment listed below provide regional and
local access to the study area and define the extent of the boundaries for this traffic investigation.

Key Study Intersections
1. Harbor Boulevard at 5% Street (City of Santa Ana)

2. Harbor Boulevard at 1% Street (City of Santa Ana)

Key Roadway Segment
A. Figueroa Street, between 5™ Street and 1% Street (City of Santa Ana)

Figure 1-1 presents a Vicinity Map, which illustrates the general location of the Project and depicts
the study locations and surrounding street system. The Level of Service (LOS) investigations at
these key locations were used to evaluate the potential traffic circulation needs associated with area
growth, cumulative projects, and the proposed Project.

=
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2.0 PROJECT DESCRIPTION

The First Harbor Mixed-Use Project proposes to develop a nine-story building with 183 multifamily
residential units (including studios, 1-bedroom, 2-bedroom, and 3-bedroom units) and 15,182 SF of
retail on the ground floor. Of the 183 total units proposed, 15% (28 units) would be designated as
low-income housing. The residential and retail uses would wrap around a four-level parking
structure, consisting of two subterranean levels, one street/ground level, and a second above-ground
level, and provide a total of 333 standard parking spaces.

As presented previously, Figure I-1 is the Vicinity Map, which shows the general location of the
Project and surrounding street system. Figure 2-1 is an existing aerial photograph of the Project
site.

The Project is expected to be completed and fully occupied by Year 2028.

As part of the Project-specific improvements planned at the intersection of Harbor Boulevard and 1st
Street (Intersection No. 2) previously approved by the City, the Project will be adding a right-turn
pocket (with a total length of 213 feet, comprised of 186 feet of storage length, and 27 feet of
transition length) along Ist Street on the westbound approach of the intersection.

21  Site Access

Access to the Project will be provided via one (1) right-turn in/out only driveway on Harbor
Boulevard and two (2) driveways restricted to left-turns/right-turns in, and right-turns out, on
Figueroa Street.

2.2  Pedestrian and Bicycle Circulation

Sidewalks are provided on both sides of the street throughout most of the City. Crosswalks,
pedestrian push buttons, and pedestrian indication lights are provided at all signalized intersections
adjacent to the Project site. The proposed Project plans to retain this existing pedestrian
infrastructure.

The proposed Project will encourage walking by integrating pedestrian connections internally, as
well as to nearby activities. Pedestrian circulation would be provided via existing public sidewalks
along Harbor Boulevard, 1% Street, and Figueroa Street within the vicinity of the Project. The
proposed Project will protect the existing sidewalk along Project frontage on these roadways. The
existing sidewalk system within the Project vicinity provides direct connectivity to the existing
development located along major thoroughfares.

Long-term bicycle storage for the residential and retail uses will be provided in two bike rooms,
totaling 96 long-term bike spaces. An additional four (4) bicycle spaces will be provided for short-
term bicycle storage purposes. According to the City of Santa Ana Bikeway Master Plan, Class IV
Cycle Tracks are planned on Harbor Boulevard and 1% Street along the Project’s frontage.

L
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3.0 EXISTING (2023) CONDITIONS
3.1  Existing Street System

The principal local network of streets serving the project site are Harbor Boulevard, 1% Street, 5%
Street and Figueroa Street. The following discussion provides a brief synopsis of these key area
streets. The descriptions are based on an inventory of existing roadway conditions.

Harbor Boulevard is generally a six-lane, divided roadway that borders the Project site to the west,
oriented in the north-south direction that provides three northbound and three southbound travel
lanes separated by a raised median. Harbor Boulevard will provide one (1) right-in/right-out
driveway for the proposed Project. The posted speed limit on Harbor Boulevard is 40 miles per hour
(mph). On-street parking is not permitted along this roadway in the vicinity of the project. The City
of Santa Ana General Plan Circulation Element classifies Harbor Boulevard as a Major Arterial.
Class II Buffered Bike Lanes are provided south of 1* Street in the vicinity of the project. Traffic
signals control the study intersections of Harbor Boulevard at 5™ Street and 1% Street.

15! Street is generally a six-lane, divided roadway that borders the Project site to the south, oriented
in the east-west direction that provides three lanes in each direction separated by a TWLT striped
median. The posted speed limit on 1* Street is 40 mph. On-street parking is not permitted along this
roadway in the vicinity of the project. The City of Santa Ana General Plan Circulation Element
classifies 1% Street as a Major Arterial. Class II Buffered Bike Lanes are provided west of Harbor
Boulevard in the vicinity of the project.

5™ Street is generally a four-lane divided roadway east of Harbor Boulevard and a two-lane
undivided roadway west of Harbor Boulevard, oriented in the east-west direction. The posted speed
limit is 35 mph east of Harbor Boulevard and 30 mph west of Harbor Boulevard. On-street parking
is only permitted on the north side of this roadway east of Harbor Boulevard in the vicinity of the
project. The City of Santa Ana General Plan Circulation Element classifies 5™ Street as a Secondary
Arterial east of Harbor Boulevard and a Commuter west of Harbor Boulevard.

Figueroa Street is a two-lane undivided roadway that borders the Project site to the east, oriented in
the north-south direction. The prima facie speed limit is 25 mph and parking is permitted on both
sides of the roadway. Figueroa Street will provide two (2) left-turn/right-turns in and right-turn out
only driveways for the proposed Project.

Figure 3-1 presents an inventory of the existing roadway conditions for the arterials and
intersections evaluated in this report. This figure identifies the number of travel lanes for key
arterials, as well as intersection configurations and controls for the key area study intersections.

3.2 Existing Traffic Volumes

Two (2) key study intersections and one (1) key roadway segment have been identified as the
locations at which to evaluate existing and future traffic operating conditions. Some portion of
potential project-related traffic will pass through each of these intersections, and their analysis will
reveal the potential need for Project-related circulation improvements. These key locations were

.
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selected for evaluation based on discussions with City of Santa Ana staff and in consideration of
Orange County CMP requirements.

Existing daily, AM peak hour and PM peak hour traffic volumes for the two (2) key study
intersections and one (1) key roadway segment evaluated in this report were obtained from manual
turning movement counts conducted by Transportation Studies, inc. in August 2023.

Figures 3-2 and 3-3 illustrate the existing AM and PM peak hour traffic volumes at the two (2) key
study intersections evaluated in this report, respectively. Figure 3-3 also presents the existing
average daily traffic volumes for the one (1) key roadway segment in the vicinity of the proposed
Project. Appendix A contains the detailed peak hour and daily traffic count sheets for the key
intersections and roadway segments evaluated in this report.

3.3  Existing Public Transportation

Public transit bus service is provided in the project area by the Orange County Transportation
Authority (OCTA). Figure I1-1 identifies the bus stop locations nearest to the Project site. Three (3)
OCTA bus routes operate within the vicinity of the Project site on Harbor Boulevard and 1% Street,
which consist of the following:

=  OCTA Route 43 (Fullerton to Costa Mesa): Route 43 is a local bus route serving the Cities of
Fullerton, Anaheim, Garden Grove, Santa Ana, Fountain Valley and Costa Mesa. The major
route of travel is along Harbor Boulevard in the vicinity of the project. Route 43 connects to the
Fullerton Transportation Center, approximately 13.8 miles from the Project site, which also
connects to OCTA Routes 26, 47, 143, and 543 as well as Metrolink/Amtrak. Route 43 operates
on approximately 20-minute headways during weekdays and 15-minute headways on weekends.
Nearest to the project site are bus stops on Harbor Boulevard — northbound and southbound,
south of 1% Street. The northbound bus stop is located approximately 210 feet from the Project
site and the southbound bus stop is located approximately 460 feet from the Project site.

=  OCTA Route 64 (Huntington Beach to Tustin): Route 64 is a local bus route serving the Cities of
Tustin, Santa Ana, Garden Grove, Westminster, Midway City and Huntington Beach. The major
route of travel is along 1% Street in the vicinity of the project. Route 64 operates on
approximately 15-minute headways during weekdays and 20-minute headways on weekends.
Nearest to the project site are bus stops on 1% Street — eastbound and westbound, at its
intersection with Harbor Boulevard. The eastbound bus stop is located approximately 210 feet
from the Project site and the westbound bus stop is located approximately 230 feet from the
Project site.

" OCTA Route 543 (Fullerton Transportation Center to Santa Ana): Route 543 is a Bravo route
serving the Cities of Fullerton, Anaheim, Garden Grove, Santa Ana and Costa Mesa. The major
route of travel is along Harbor Boulevard in the vicinity of the project. Route 543 connects to the
Fullerton Transportation Center, approximately 13.8 miles from the Project site, which also
connects to OCTA Routes 26, 43, 47, and 143 as well as Metrolink/Amtrak. Route 543 operates
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on approximately 25-minute headways during weekdays and is closed on the weekends. Nearest
to the project site are bus stops on Harbor Boulevard — northbound and southbound, south of 1%
Street. The northbound bus stop is located approximately 210 feet from the Project site and the
southbound bus stop is located approximately 460 feet from the Project site.

3.4  Existing Intersection Conditions

Existing AM and PM peak hour operating conditions for the two (2) key study intersections were
evaluated using the Intersection Capacity Utilization (ICU) methodology for signalized intersections
and the methodology outlined in the Highway Capacity Manual 6 (HCM 6) for unsignalized
intersections (i.e. project driveways).

3.41 Intersection Capacity Utilization (ICU) Method of Analysis

In conformance with City of Santa Ana requirements, existing AM and PM peak hour operating
conditions for the key signalized study intersections were evaluated using the Intersection Capacity
Utilization (ICU) method. The ICU technique is intended for signalized intersection analysis and
estimates the volume to capacity (V/C) relationship for an intersection based on the individual V/C
ratios for key conflicting traffic movements. The ICU numerical value represents the percent signal
(green) time, and thus capacity, required by existing and/or future traffic. It should be noted that the
ICU methodology assumes uniform traffic distribution per intersection approach lane and optimal
signal timing.

Per City of Santa Ana requirements, the ICU calculations use a lane capacity of 1,700 vehicles per
hour (vph) for through lanes and 1,600 vph for left-turn lanes and right-turn lanes. A clearance
adjustment factor of 0.05 was added to each Level of Service calculation.

The ICU value translates to a Level of Service (LOS) estimate, which is a relative measure of the
intersection performance. The ICU value is the sum of the critical volume to capacity ratios at an
intersection; it is not intended to be indicative of the LOS of each of the individual turning
movements. The six qualitative categories of Level of Service have been defined along with the
corresponding ICU value range and are shown in Table 3-1.

34.2 Highway Capacity Manual (HCM) Method of Analysis (Unsignalized Intersections)

The HCM unsignalized methodology for stop-controlled intersections was utilized for the analysis of
the unsignalized intersections. This methodology estimates the average control delay for each of the
subject movements and determines the level of service for each movement. For all-way stop
controlled intersections, the overall average control delay measured in seconds per vehicle, and level
of service is then calculated for the entire intersection. For one-way and two-way stop-controlled
(minor street stop-controlled) intersections, this methodology estimates the worst side street delay,
measured in seconds per vehicle and determines the level of service for that approach. The HCM
control delay value translates to a Level of Service (LOS) estimate, which is a relative measure of
the intersection performance. The six qualitative categories of Level of Service have been defined
along with the corresponding HCM control delay value range, as shown in Table 3-2.
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TABLE 3-1
LEVEL OF SERVICE CRITERIA FOR SIGNALIZED INTERSECTIONS (ICU METHODOLOGY)

Level of Service
(LOS)

Intersection Capacity
Utilization Value (V/C)

Level of Service Description

A

<0.600

0.601 - 0.700

0.701 —0.800

0.801-0.900

0.901 —1.000

>1.000

EXCELLENT. No vehicle waits longer
than one red light, and no approach phase is
fully used.

VERY GOOD. An occasional approach
phase is fully utilized; many drivers begin
to feel somewhat restricted within groups
of vehicles.

GOOD. Occasionally drivers may have to
wait through more than one red light;
backups may develop behind turning
vehicles.

FAIR. Delays may be substantial during
portions of the rush hours, but enough
lower volume periods occur to permit
clearing of developing lines, preventing
excessive backups.

POOR. Represents the most vehicles
intersection approaches can accommodate;
may be long lines of waiting vehicles
through several signal cycles.

FAILURE. Backups from nearby locations
or on cross streets may restrict or prevent
movement of vehicles out of the
intersection approaches. Potentially very
long delays with continuously increasing
queue lengths.
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TABLE 3-2
LEVEL OF SERVICE CRITERIA FOR UNSIGNALIZED INTERSECTIONS (HCM METHODOLOGY)!
Level of Service Highway Capacity Manual (HCM)
(LOS) Delay Per Vehicle (seconds/vehicle) Level of Service Description
A £10.0 Little or no delay
B >10.0 and <15.0 Short traffic delays
C > [5.0and £ 25.0 Average traffic delays
D >25.0and < 35.0 ) Long traffic delays
E >35.0and £50.0 Very long traffic delays
F >50.0 Severe congestion

' Source: Highway Capacity Manual 7* Edition, Chapter 20: Two-Way Stop-Controlled Intersections. The LOS criteria apply to each lane on a
given approach and to each approach on the minor street. LOS is not calculated for major-street approaches or for the intersection as a whole.
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3.4.3 Level of Service Criteria

According to the City of Santa Ana, LOS D is the minimum acceptable condition that should be
maintained during the peak commute hours. However, the City of Santa Ana has defined exceptions
to this criterion at specific locations within the study area. The City of Santa Ana has defined major
development areas where LOS “E” is considered acceptable.

Based on the above, the following summarizes the LOS required for each key study intersection:

LOS “D” Requirements LOS “E?” Requirements
1. Harbor Boulevard at 5% Street 2. Harbor Boulevard at 1* Street

3.5  Existing Level of Service Results

Table 3-3 summarizes the existing peak hour service level calculations for the two (2) key study
intersections based on existing traffic volumes and current street geometrics. Review of Table 3-3
indicates that all key study intersections currently operate at an acceptable level of service (LOS)
during the AM and PM peak hours when compared to the LOS criteria defined in this report.

Appendix B presents the ICU/LOS calculation worksheets for the two (2) key study intersections for
the AM peak hour and PM peak hour.

e
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TABLE 3-3
EXiSTING PEAK HOUR INTERSECTION CAPACITY ANALYSIS
Minimum
Acceptable Control Time
Key Intersection Jurisdiction LOS Type Period ICU LOS
Harbor Boulevard at 8 Traffic AM 0.719 C
1. Santa Ana D .
5% Street Signal PM 0.729 C
Harbor Boulevard at 8O Traffic AM 0.760 C
2. Santa Ana E .
1t Street Signal PM 0.811 D
ote;
= Bold ICU values indicate adverse service levels based on the Cities LOS swandards.
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4.0 TRAFFIC FORECASTS

In order to estimate the traffic characteristics of the proposed Project, a multi-step process has been
utilized. The first step is trip generation, which estimates the total arriving and departing traffic on a
peak hour and daily basis. The traffic generation potential is forecast by applying the appropriate
vehicle trip generation equations or rates to the Project development tabulation.

The second step of the forecasting process is trip distribution, which identifies the origins and
destinations of inbound and outbound Project traffic. These origins and destinations are typically
based on demographics and existing/anticipated travel patterns in the study area.

The third step is traffic assignment, which involves the allocation of Project traffic to study area
streets and intersections. Traffic assignment is typically based on minimization of travel time, which
may or may not involve the shortest route, depending on prevailing operating conditions and travel
speeds. Traffic distribution patterns are indicated by general percentage orientation, while traffic
assignment allocates specific volume forecasts to individual roadway links and intersection turning
movements throughout the study area.

With the forecasting process complete and Project traffic assigmﬁents developed, the effect of the
proposed Project’s added traffic is isolated by comparing operational (LOS) conditions at selected
key intersections using expected future traffic volumes with and without forecast Project traffic. The
need for site-specific and/or cumulative local area traffic improvements can then be evaluated.
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41  Project Traffic Generation

Traffic generation is expressed in vehicle trip ends, defined as one-way vehicular movements, either
entering or exiting the generating land use. Generation equations and/or rates used in the traffic
forecasting procedure are found in the 11" Edition of Trip Generation, published by the Institute of
Transportation Engineers (ITE) [Washington D.C., 2021].

The upper portion of Table 4-1 summarizes the trip generation rates used in forecasting the vehicular
trips generated by the proposed Project. As shown in Table 4-1, ITE Land Use 221: Multifamily
Housing Mid Rise and ITE Land Use 822: Strip Retail Plaza Less than 40K trip rates were used to
forecast the trip generation potential of the proposed Project.

The lower portion of Table 4-1 presents the project’s forecast peak hour and daily traffic volumes,
inclusive of applicable pass-by trip reductions. As shown on the bottom of Table 4-1, the proposed
Project is forecast to generate approximately 1,575 daily trips, with 100 trips (36 inbound, 64
outbound) produced in the AM peak hour and 131 trips (73 inbound, 58 outbound) produced in the
PM peak hour on a “typical” weekday.

Please note that trip generation for the proposed Project includes adjustments for pass-by as
recommended by ITE. The pass-by reduction factors are based on a review of available information
published in the 11" Edition of Trip Generation, published by the Institute of Transportation
Engineers (ITE), [Washington, D.C., 2021].

4.2  Project Traffic Distribution and Assignment

Figure 4-1 presents the traffic distribution pattern for the proposed Project. Project traffic volumes
both entering and exiting the project site have been distributed and assigned to the adjacent street
system based on the following considerations:

= ocation of site access points in relation to the surrounding street system,

= the site's proximity to major traffic catriers and regional access routes,

= physical characteristics of the circulation system such as lane channelization and presence of
traffic signals that affect travel patterns,

= presence of traffic congestion in the surrounding vicinity, and

» ingress/egress availability at the project site, as well as allowance of “U-turn” movements at
5% Street and 1 Street.

The anticipated AM and PM peak hour project traffic volumes associated with the proposed Project
are presented in Figures 4-2 and 4-3, respectively. Figure 4-3 also presents the daily Project traffic
volumes. The traffic volume assignments presented in Figures 4-2 and 4-3 reflect the traffic
distribution characteristics shown in Figure 4-1 and the traffic generation forecast presented in Table
4-1.
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TABLE 4-1
PROJECT TRAFFIC GENERATION FORECAST?
ITE Land Use Code / Daily AM Peak Hour PM Peak Hour
Project Description 2-Way Enter Exit Total Enter Exit Total
Generation Factors:
a 221: Multifamily Housing Mid Rise (TE/DU) 4.54 23% 77% 0.37 61% 39% 0.39
= 822: Strip Retail Plaza Less than 40K (TE/TSF) 54.45 60% 40% 2.36 50% 50% 6.59
Proposed Project Generation Forecast:
= Residential (183 DU) 831 16 52 68 43 28 71
= Retail (15,182 SF) 827 22 14 36 50 50 100
Pass-by (Daily: 10%, AM: 10% PM: 40%)3 -83 2 =2 -4 -20 =20 -40
Retail Subtotal 744 20 12 32 30 30 60
Total Project Trip Generation 1,575 36 64 100 73 58 131

Notes:
o  TE/DU = Trip ends per dwelling unit
TE/TSF = Trip ends per thousand square feet

Source: Trip Generation, 11th Edition, Institute of Transportation Engineers, (ITE) [Washington, D.C. (2021)].

the Daily, AM peak hour, and PM peak hour pass-by rates were conservatively assumed to be 10% (estimated) for Daily, 10% (estimated) for
AM peak hour, and 40% for PM peak hour (consistent with ITE LU 821 pass-by rates).

Source: The ITE Trip Generation Manual does not contain pass-by infonnation for the ITE LU 822: Strip Retail Plaza Less than 40K. Therefore,

2
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43  Existing Plus Project Traffic Volumes

The Existing Plus Project traffic conditions have been generated based upon existing conditions and
the estimated project traffic. These forecast traffic conditions have been prepared to assess the
potential effects of the Project upon the circulation system as it currently exists per the requirements
of the City. This traffic volume scenario and the related intersection capacity analyses will identify
the roadway improvements necessary to offset the Project, if any.

Figures 4-4 and 4-5 present projected AM and PM peak hour traffic volumes at the two (2) key
study intersections and three (3) Project driveways with the addition of the trips generated by the
proposed Project to existing traffic volumes, respectively. Figure 4-5 also presents the Existing Plus
Project daily traffic volumes.

44  Year 2028 Cumulative Base
441 Ambient Traffic Growth

Horizon year, background traffic growth estimates have been calculated using an ambient traffic
growth factor. The ambient traffic growth factor is intended to include unknown and future related
projects in the study area, as well as account for regular growth in traffic volumes due to the
development of projects outside the study area. The future growth in traffic volumes has been
calculated at one percent (1.0%) per year. Applied to the Year 2023 existing traffic volumes, this
factor results in a 5.0% growth in existing volumes to the near-term horizon year 2028.

4,42 Cumulative Projects

In order to make a realistic estimate of future on-street conditions prior to implementation of the
proposed Project, the status of other known development projects (related projects) within a two-
mile radius of the proposed project has been researched at the City of Santa Ana, City of Garden
Grove, City of Fountain Valley and City of Westminster. With this information, the potential
circulation effects of the proposed Project can be evaluated within the context of the cumulative
impact of all ongoing development.

Based on our research during the scoping process, there are nine (9) related projects in the City of
Santa Ana and one (1) related project in the City of Garden Grove that are being processed for
approval or to be constructed and fully operational within a two-mile radius of the proposed project site.
These ten (10) related projects have been included as part of the cumulative background setting.

Table 4-2 provides a brief description for each of the ten (10) related projects. Figure 4-6
graphically illustrates the location of the ten (10) related projects. These related projects are
expected to generate vehicular traffic, which may affect the operating conditions of the key study
intersections.

Table 4-3 summarizes the trip generation potential for all ten (10) related projects on a daily and
peak hour basis for a typical weekday. As shown, the related projects are expected to generate 4,705
daily trips, with 245 trips (103 inbound, 142 outbound) anticipated during the AM peak hour and
287 trips (162 inbound, 125 outbound) produced during the PM peak hour.

o
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TABLE 4-2

LOCATION AND DESCRIPTION OF CUMULATIVE PROJECTS*

No. | Cumulative Project Location/Address Description

City of Santa Ana

1. Habitat for Humarity 1921 West Washington Avenue 6 DU Affordable Housing

2. Westview Housing 2534 West Westminster Avenue 85 DU Multi-family Residential

3. Haphan Residential Development 3025 West Edinger Avenue 18 DU Multi-family Residential

4. Bewley Street Townhomes 1122 North Bewley Street 10 DU Condominium

5. 15;1 (s LS 419-421 North Harbor Boulevard 24 DU Multi—tjamily Residential

evelopment 9,500 SF Retail

6. | BellaTerra Residential Community 4006,4010, and 4018 West Hazard 13 DU Single-family Residential
and Temple Avenue 3,500 SF Temple

7 Mountain View 8-Unit Condominium 301 and 305 North Mountain View 8 DU Condominium
Development Street

8 i .COptic Oﬁhodox Church . 4405 West Edinger Avenue 110 Seat Expansion for Church

9. g:‘;::iHm d7-Eleven Service 813 North Euclid Street S S——

City of Garden Grove

10. | Harbor Place Pad Building 13200-13220 Harbor Boulevard e MR R T R AT

1,200 SF Restaurant

Notes:
= SF=Square-feet
= DU = Dwelling units

= VFP = Vehicie Fueling Positions

4

Source: City of Santa Ana and City of Garden Grove Planning Departments.
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TABLE 4-3
CUMULATIVE PROJECTS TRAFFIC GENERATION FORECASTS
Daily AM Peak Hour PM Peak Hour
Cumulative Project Description 2-Way In Out Total In Out Total
1. Habitat for Humanity 40 0 2 2 2 1 3
2. Westview Housing 573 8 26 34 27 16 43
3. Haphan Residential Development 121 2 5 7 6 3 9
4, Bewley Street Townhomes 67 1 3 4 3 2 5
5. 5% and Harbor Mixed-Use Development 1,099 21 37 58 49 37 86
6. Bella Terra Residential Community and Temple 115 2 4 6 5 4 9
7. Mountain View 8-Unit Condominium 54 1 ) 3 3 1 4
. Development

8. Coptic Orthodox Church 99 5 3 8 5 6 11
9. Euclid-Hazard 7-Eleven Service Station 1,426 .25 25 50 33 32 65
10.  Harbor Place Pad Building 111 38 35 73 29 23 52
Cumulative Projects 4,705 103 142 245 162

Total Trip Generation Potcntial ’ 125 287

Unless otherwise noted, Source: Trip Generation, 11" Edition, Institute of Transportation Engineers (ITE), Washington, D.C. (2021).
LINSCOTT, LaW & GREENSPAN, éngineers 16 LLG Ref, 2-234737-1
First Harbor Mixed-Use Project, Santa Ana
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The AM and PM peak hour traffic volumes associated with the ten (10) related projects in the Year
2028 are presented in Figures 4-7 and 4-8, respectively. Figure 4-8 also presents the daily related
project traffic volumes.

4.4.3 Year 2028 Cumulative Base Traffic Volumes

Figures 4-9 and 4-10 present the AM and PM peak hour cumulative base traffic volumes (existing
traffic + ambient growth + cumulative projects) at the two (2) key study intersections for the Year
2028, respectively.

4.4.4 Year 2028 Cumulative Plus Project Traffic Volumes

Figures 4-11 and 4-12 illustrate the Year 2028 forecast AM and PM peak hour traffic volumes, with
the inclusion of the trips generated by the proposed Project, respectively.

LINSCOTT, LAW & GREENSPAN, engineers 17 LLG Ref. 2-23-4737-1
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5.0 NON-CEQA TRAFFIC ANALYSIS

The relative effect of the proposed Project during the AM peak hour and PM peak hour was
evaluated based on analysis of future operating conditions at the two (2) key study intersections,
without, then with, the proposed Project. The previously discussed capacity analysis procedures
were utilized to investigate the future volume-to-capacity relationships and LOS characteristics at
each study intersection. The potential effect of the Project at each key intersection was then
evaluated using LOS standards and thresholds summarized below.

5.1  LOS Standards and Thresholds

$.1.1 City of Santa Ana

Based on the City of Santa Ana, the need for potential improvements will be assessed based on the
following criteria:

= Project traffic would cause an intersection currently operating at an acceptable peak hour Level
of Service (LOS) to operate at an unacceptable peak hour LOS. The City of Santa Ana considers
LOS D to be the minimum acceptable LOS for all intersections, or

= The project increases traffic demand by 1% of capacity (ICU increase > 0.01) if the intersection
already operates at an unacceptable LOS.

® At unsignalized intersections, the project causes an intersection at LOS D or better to degrade to
LOSEorF.

5.2  Traffic Analysis Scenarios

The following scenarios are those for which volume/capacity calculations have been performed at
the five (5) key intersections for existing plus project and near-term (Year 2028) traffic conditions:

Existing Traffic Conditions;

Existing Plus Project Traffic Conditions;

Scenario (B) with Improvements, if necessary;

Near-Term (Year 2028) Cumulative Traffic Conditions,

Near-Term (Year 2028) Cumulative plus Project Traffic Conditions;
Scenario (E) with Project-Related Mitigation, if necessary.

mEOOW R

-
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5.3  Existing (2023) Plus Project Traffic Conditions

Table 5-1 summarizes the peak hour Level of Service results at the two (2) key study intersections
for existing plus project traffic conditions. The first column (1) of ICU/LOS values in Table 8-1
presents a summary of existing AM and PM peak hour traffic conditions (which were also presented
in Table 3-3). The second column (2) lists existing plus project traffic conditions. The third column
(3) shows the increase in ICU value due to the added peak hour Project trips and indicates whether
the traffic associated with the Project will exceed the LOS thresholds defined in this report.

The project-specific intersection improvement described below has been presumed as part of the
evaluation of Existing Plus Project traffic conditions:

»  No. 2 — Harbor Boulevard at 1* Street: Widen the westbound approach of the intersection to
provide an exclusive westbound right-turn lane on 1st Street with 190-feet of storage.

Review of Column 3 of Table 5-1 indicates that the two (2) key study intersections are forecast to
operate at LOS D or better during the weekday AM and PM peak hours with the addition of Project
traffic to Existing traffic conditions.

Review of Columns 2 and 3 of Table 5-1 indicates that the traffic associated with the proposed
Project will not require improvements at either of the two (2) key study intersections, when
compared to the LOS standards and thresholds specified in this report.

Appendix B presents the existing plus project ICU/LOS calculations for the two (2) key study
intersections.

\.
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TABLE §+1
ExiSTING PLUS PROJECT PEAK HOURINTERSECTION CAPACITY ANALYSIS
£3 m @
§228 Existing Existing Plus Project 6]
2 g - - Traffic Conditions Traffic Conditions Exceeds LOS Thresholds
Key Intersection Period | ICU/HCM LOS ICU/HCM LOsS Increase Yes/No
| Husbor Boulevard 5 AM 0.719 € 0.730 c 0.011 No
5" Street M 0729 c 0.733 c 0.004 No
,  Harbor Boulevard at . AM 0.760 c 0.765 C 0.005 No
1# Street® PM 0.811 D 0.789 C -0.022 No
Notes:

®  Bold ICU valuesindicate adverse service levels based on the Cities LOS standards.

¢ A 190-foot westbound right-nim pocket at the intersection of Hatbor Boulevard and I* Street will be conswucted as part of the proposed Project.

>
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54  Year 2028 Traffic Conditions

Table 5-2 summarizes the peak hour Level of Service results at the two (2) key study intersections
for the Year 2028 horizon year. The first column (1) of ICU/LOS values in Table 5-2 presents a
summary of existing AM and PM peak hour traffic conditions. The second column (2) lists
projected cumulative traffic conditions (existing plus ambient plus related projects traffic) based on
existing intersection geometry, but without any traffic generated from the proposed Project. The
third column (3) presents forecast Year 2028 near-term traffic conditions with the addition of Project
traffic. The fourth column (4) shows the increase in ICU value due to the added peak hour Project
trips and indicates whether the traffic associated with the Project will exceed the LOS thresholds
defined in this report.

The project-specific intersection improvement described below has been presumed as part of the
evaluation of Year 2028 Cumulative Plus Project traffic conditions:

» No. 2 — Harbor Boulevard at 1% Street: Widen the westbound approach of the intersection to
provide an exclusive westbound right-turn lane on 1st Street with 190-feet of storage.

5.4.1 Year 2028 Cumulative Base Traffic Conditions

Review of Column 2 of Table 5-2 indicates that the two (2) key study intersections are forecast to
continue to operate at acceptable levels of service (LOS D or better) during the AM and PM peak
hours for Year 2028 Cumulative Base traffic conditions.

54.2 Year 2028 Cumulative Plus Project Conditions

Review of Column 3 of Table 5-2 indicates that the two (2) key study intersections are forecast to
continue to operate at acceptable levels of service (LOS D or better) during the AM and PM peak
hours with the addition of Project traffic to Year 2028 Cumulative traffic conditions.

Review of Columns 3 and 4 of Table 5-2 indicates that the traffic associated with the proposed
Project will not require improvements at either of the two (2) key study intersections, when
compared to the LOS standards and thresholds specified in this report.

Appendix B also presents the near-term ICU/LOS calculations for the two (2) key study
intersections.

=
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TABLE §-2

. )
E= ) @ Year 2028
38 Existing Year 2028 Plus Project 4)
5 gd Traffic Conditions Traffic Conditions Traffic Conditions Exceeds LOS Threshold
Time
Key Intersection Period ICUMHCM LOS ICU/HCM LOS ICUHCM LOS Increase Yes/No
Harbor Boulevard at AM 0.719 (& 0.770 C 0.781 C 0.011 No
1. D
5% Street PM 0.729 c 0.781 c 0791 c 0.010 No
5 Harbor Boulevard at . AM 0.760 C 0.801 D 0.805 D 0.004 No
" 1% Street” PM 0.811 D 0.864 D 0.837 D -0.027 No
!9&&5'
®*  Bold ICU values indicate adverse service levels based on the Cities LOS standards,
7 A westbound right-tum pocket at the intersection of Harbor Boulevard and 1 Street will be constructed as pait of the proposed Project. -3
LINSCOTT, LAW & GREENSPAN, engineers LLGRef. 2—23—1737-’1
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6.0 SITE ACCESS AND INTERNAL CIRCULATION EVALUATION
6.1  Site Access

Access to the Project will be provided via one (1) right-turn in/out only driveway on Harbor
Boulevard and two (2) driveways restricted to left-turns/right-turns in, and right-tums out, on
Figueroa Street.

Table 6-1 summarizes the intersection level of service results for the three (3) proposed Project
driveways under Existing and near-term (Year 2028) traffic conditions at completion and full
occupancy of the proposed Project based on the HCM methodology. As shown, these Project
driveways are forecast to operate at LOS D or better during the AM peak hour and PM peak hour.
As such, Project access would be adequate. Motorists entering and exiting the Project site would be
able to do so without undue congestion. Furthermore, the anticipated queues at each of the Project
driveways are anticipated to be no more than one (1) vehicle during the AM and PM peak hours.

Appendix C presents the existing and near-term HCM/LOS calculations for the three (3) Project
driveways.

-
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TABLE 6-1
PROJECT DRIVEWAY PEAK HOUR INTERSECTION CAPACITY ANALYSIS
(¢)) )
Existing Year 2028
Plus Project Plus Project
. i Traffic Conditions Traffic Conditions
. Intersection Time
Key Intersection Control Period HCM LOS HCM LOS
Harbor Boulevard at One-Way AM 154 siv C 16.1 s/v C
= Project Driveway No. 1 St
) y TN op PM 24.6 slv C 271 shv D
o Figueroa Street at One-Way AM 8.4 slv A 8.4s/v A
Project Driveway No. 2 (North) Stop PM 8.5 siv A 8.5 s/v A
o Figueroa Street at One-Way AM 8.5s/v A 8.5s/v A
Project Driveway No. 3 (South) Stop PM 8.6 siv A 8.6 s/v A
Notes:
= s/v=seconds per vehicle
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6.1.1  Traffic Gap Assessment

To supplement the level of service analysis, a traffic gap analysis was conducted along Harbor
Boulevard, as well as at the intersection of Figueroa Street at 1% Street, to determine if the existing
traffic gaps along the main arterial roadways are considered adequate to accommodate egress at the
proposed Project driveways.

For the purposes of this study, it is assumed that the minimum time for one vehicle to complete the
outbound right-turn movement and outbound left-turn movement is 7 seconds and 10 seconds,
respectively. These duration criteria were derived from empirical data collected by LLG from prior
studies, and are considered conservative when compared against Table 405.14 of the Caltrans
Highway Design Manual, which indicates a minimum of 6.5 seconds is required for a passenger
vehicle to complete a right-turn from a stop, and a minimum of 8.5 seconds is required for a
passenger vehicle to complete a left-turn from a stop when crossing three lanes.

Table 6-2 presents a summary of the results from traffic gap observations/surveys performed in
September 2023 for the westbound right-turn movement at the intersection of Harbor Boulevard at
Project Driveway No. 1, and the southbound right-turn movement at the intersection of Figueroa
Street at 1 Street. Table 6-2 indicates that based on the gap surveys, traffic gaps along northbound
Harbor Boulevard and on westbound 1st Street (that meet the duration criteria described previously)
were observed to occur more frequently compared to the number of times a vehicle would be exiting
the Project site using the driveway off Harbor Boulevard, or a vehicle exited/would be exiting from
southbound Figueroa Street, to enter into/merge with the traffic stream already on Harbor Boulevard
and 1st Street. Based on these empirical results, it is reasonable to conclude that there would be an
adequate number of available gaps in traffic to accommodate right-turning vehicles from the Project
site onto Harbor Boulevard, and from southbound Figueroa Street onto westbound 1% Street.

Table 6-3 summarizes the results of the traffic gap analysis for the southbound left-turn movement at
the intersection of Figueroa Street at 1% Street. Table 6-3 indicates that based on the gap surveys,
traffic gaps along Ist Street (that meet the duration criteria described previously) were observed to
occur more frequently compared to the number of times a vehicle exited/would be exiting from
southbound Figueroa Street to enter into/merge with the traffic stream already on 1st Street. Based
on these empirical results, it is reasonable to conclude that there would be an adequate number of
available gaps in traffic to accommodate left-turning vehicles from southbound Figueroa Street onto
eastbound 1% Street.

As described previously, Project-specific improvements are planned for implementation at the
intersection of Harbor Boulevard and Ist Street (Intersection No. 2) that were previously approved
by the City. As part of those improvements, the Project will be adding a right-turn pocket (with a
total length of 213 feet, comprised of 186 feet of storage length, and 27 feet of transition length)
along 1st Street on the westbound approach of the intersection. The additional roadway capacity on
westbound 1st Street due to the provision of the future right-turn pocket could help increase the
number of available traffic gaps that would facilitate southbound right-turns from Figueroa Street
onto 1% Street.

=
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TABLE 6-2
RIGHT-TURN OUT VEHICLE GAP ANALYSIS
Harbor Boulevard at Project Driveway No. 1 (Westbound Right-Turn) Figueroa Street at I** Street (Southbound Right-Turn)
AM Peak Hour (7JAM — 8AM) PM Peak Hour (SPM - 6PM) AM Peak Hour (7JAM — 8ANI) PM Peak Hour (SPM — 6PM)
Gaps Total Gaps Total Gaps Total Gaps Total
Vehicles | Occurring | vehjcles | Vebicles | Occurring | yehictes | Vehicles [ Occurring | vehjcles | Vehicles | Occurring | venicles
Served During that coutd | Served During that could | Served During thatcould | Served During that could
Gap?® by Peak be by Peak be by Peak be by Peak be
(seconds) Gap® Hour'? Served! Gap® Hour'? Serveg!! Gap® Hour" Served!! Gap® Hour® Scrved"!
7-13 1 59 59 1 45 45 ) 52 52 1 17 17
14-20 2 21 42 2 24 48 2 19 38 2 9 18
21-27 3 7 21 3 16 48 3 12 36 3 1 3
>28 4 20 80 4 9 36 4 17 68 4 3 12
Total Vehicles that Total Vehicles that Total Vehicles that | Total Vehicles that
could be 202 could be 177 could be 194 could be 50
Accommodated by Accommoedated by Accommodated by - Accommedated by
Traffic Gaps Traffic Gaps Traffic Gaps Traffic Gaps
q o . s Total Vehicles Exiting Tatal Vehicles Exiting
Vi
Total Vehicles E’f’""& 33 AL ) Ex.“m,g, 38 the Project & Figueroa 49 the Project & Figueroa 43
the Project: the Project 12 12
Street Street
Adequate Traffic Adequate Traffic Adequate Traffic ' Adequate Traffic
Gaps? E Gaps? G Gaps? R Gaps? es
2o gap is defined as the time interva! between cars ing the Project di y/ street.
9

collected by LLG. Per Table 405.74 of the Caltrans Highway Design Manual, 3 minimum of 6.5
of 7 seconds is considered conservative.
Values are based on gap survey performed an Wednesday September 27, 2023.

d

vehicle to

is required for a p

Y Toul Vehicles that coutd be Served = (Number of Vehicles Served) x (Number of Gaps Dusing Peak Hour)
2 Total vehicles exiting is based on Year 2028 Plus Project traffic conditions traffic volumes. Although Figueroa at 1* Street is not a study intersection, existing counts were collected at the

intersection for the puposes of this gap analysis.

P

For purposes of this study, it is assumed the minimum time for one vehicle to complete a tuming movement out of the Project driveway is 7 seconds, which was detived from empirical das

a right-tura from a stop, so an assumption
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TABLE 6-3
) LEFT-TURN OUT VEHICLE GAP ANALYSIS:
Figueroa Street at 1! Street (Southbound Left-Turn)
AM Peak Hour (7AM - 8AM) PM Peak Hour (SPM - 6PM)
Gaps Total Gaps Total
Vehicles | Occurring | yopicles | Vehicles | Occurring | vyepicles
Served During that Served During that
Gap®® by Peak could be by Peak could be
(seconds) Gap™ Hour's Served® | Gap™ Hour'® Served!®
10-19 1 47 47 1 15 15
20-29 2 16 32 2 6 12
30-39 3 7 21 3 2 6
>40 4 4 16 4 0 0
Total Vehicles that Total Vehicles that
could be 116 could be 33
Accommodated by Accommodated by
Traffic Gaps Traffic Gaps
Total Vehicles Exiting Total Vehicles Exiting
the Project & Figueroa 28 the Project & Figueroa 20
Street!’ Street'’
Adequate Traffic Adequate Traffic
Gaps? | Y Gaps? | Y

B oA gap is defined as the time interval between cars crossing the Project driveway/minor street.

Y For purposes of this study, it is assumed the minimum time for one vehicle to complete a tuming movement out of the Project driveway is 10
seconds, which was derived from empirical data collected by LLG. Per Table 403.1A4 of the Caltrans Highway Design Manual, a minimum of 8.5
seconds is required for a passenger vehicle to complete a lefi-tum from a stop when crossing three lanes, so an assumption of 10 seconds is
considered conservative.

15

Values are based on gap survey perfonined on Wednesday September 27, 2023.
16 Total Vehicles that could be Served = (Number of Vehicles Served) x (Number of Gaps During Peak Hour)

Total vehicles exiting is based on Year 2028 Pius Project traffic conditions traffic volumes. Although Figueroa at 1¥ Street is not a study
intersection, existing counts were collected at the intersection for the purposes of this gap analysis.

a
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6.2 Internal Circulation Evaluation

Based on our review of the preliminary site plan, driveway lengths are sufficient such that access to
parking spaces would not be impeded by internal vehicle queuing/stacking. Curb return radii have
been confirmed and are adequate for service/delivery trucks and trash trucks. The circulation on each
levet of the parking structure is adequate, with sufficient sight distance along the drive aisles.

6.3  Sight Distance Evaluation

At intersections and/or Project driveways, a substantially clear line of sight should be maintained
between the driver of a vehicle waiting at the crossroad and the driver of an approaching vehicle.
Adequate time must be provided for the waiting vehicle to either cross all lanes of through traffic,
cross the nearby lanes and turn left, or turn right, without requiring through traffic to radically alter
their speed. A sight distance evaluation has been performed for the three (3) Project driveways
located along Harbor Boulevard and Figueroa Street, as well as the intersection of Figueroa Street
and 1% Street.

The Sight Distance Evaluation prepared for the Project driveways is based on the criteria and
procedures set forth by the California Department of Transportation (Caltrans) in the State’s
Highway Design Manual (HDM). Corner sight distance was utilized for the evaluation. Corner sight
distance is defined in the Caltrans HDM to be the distance required by the driver of a vehicle,
traveling at a given speed, to maneuver their vehicle and avoid an object without radically altering
their speed. Line of sight for corner sight distance is to be determined from a 3% foot height at the
location of the driver of a vehicle on a minor road to a 4% foot object height in the center of the
approaching lane of the major road.

Based on the criteria set forth in Table 405.1A of the Caltrans HDM and a posted speed limit of 40
mph on Harbor Boulevard, a corner sight distance of 382 feet for right-turning vehicles is required
for Project Driveway 1.

Based on the criteria set forth in Table 405.1A of the Caltrans HDM and a prima facie speed limit of
25 mph on Figueroa Street, a corner sight distance of 239 feet is required for right-turning vehicles at
Project Driveways 2 and 3.

Based on the criteria set forth in Table 405.1A of the Caltrans HDM and a prima facie speed limit of
40 mph on 1* Street, a corner sight distance of 382 feet is required for right-turning vehicles. For
left-turning vehicles, a corner sight distance of 434 feet is required when looking to the left and 492
feet is required when looking to the right.

Figure 6-1 presents the results of the sight distance evaluation for right-turning vehicles at Project
Driveway 1 based on the application of the corner sight distance criteria. The figure illustrates the
limited use areas. As shown, the sight lines at the proposed Project driveway are expected to be
adequate as long as obstructions within the sight triangles are minimized.

2
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Figure 6-2 presents the results of the sight distance evaluation for right-turning vehicles at Project
Driveways 2 and 3 based on the application of the corner sight distance criteria. The figure itlustrates
the limited use areas. As shown, the sight lines at the two (2) Project driveways will be obstructed
by vehicles parked on-street along Figueroa Street. Based on this, it is recommended to restrict on-
street parking along the segment of Figueroa Street adjoining the Project site to help facilitate traffic
flows, and enhance visibility for southbound traffic on Figueroa Street and Project traffic exiting the
driveways.

Figures 6-3 and 6-4 present the results of the sight distance evaluation for southbound right-turning
vehicles and southbound left-turning vehicles, respectively, at the intersection of Figueroa Street and
1% Street based on the application of the corner sight distance criteria. The figure illustrates the
limited use areas. As shown, the sight lines for southbound right-turning and left-turning vehicles on
Figueroa Street are expected to be adequate as long as obstructions within the sight triangles are
minimized.
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7.0 INTERSECTION TURN POCKET QUEUING ANALYSIS

To validate the adequacy of stacking provided for the northbound left-turn/“U-turn” lane located at
the intersection of Harbor Boulevard and 5™ Street, as well as the southbound left-tun/*U-turn”
lane, westbound dual left-turn lanes, and future Project-specific improvement of a westbound right-
turn lane located at the intersection of Harbor Boulevard and 1°* Street, a queuing evaluation was
conducted under Existing, Existing plus Project, Year 2028 Cumulative Base and Year 2028
Cumulative plus Project traffic conditions. The Highway Capacity Manual 6 Edition (HCM 6)
methodology was utilized to confirm the adequacy of vehicular stacking for the aforementioned turn
lanes located at the intersections of Harbor Boulevard and 5% Street, and Harbor Boulevard and 1*
Street.

Tables 7-1 and 7-2 present the queueing results. Existing Plus Project and Year 2028 Plus Project
traffic conditions presume the Project-specific improvement (i.e., addition of an exclusive right-turn
pocket on the westbound approach) at the intersection of Harbor Boulevard and 1* Street.

Tables 7-1 and 7-2 indicate that adequate queue storage length is currently provided for the
northbound left-turn/“U-turn” lane located at the intersection of Harbor Boulevard and 5% Street
based on the anticipated maximum 95™ percentile queue length under Existing, Existing plus Project,
Year 2028 Cumulative Base, and Year 2028 Cumulative plus Project traffic conditions.

Although the existing and future 95% percentile queues reported for the southbound left-turn/*U-
turn” and westbound left-turn movements at the intersection of Harbor Boulevard and 1% Street
exceed the existing storage lengths for the respective movements, these are existing queue storage
deficiencies not caused by the Project. The 95th percentile queue lengths are conservative estimates
of potential queues because, given 30 signal cycles per hour (based on a cycle length of 120
seconds), the 95th percentile queue might form in only 1.5 cycles during the peak hour. It should be
noted further that the Project-generated traffic that could be added to the southbound and westbound
left-turn movements are nominal (i.e., southbound left-turn: 15 AM peak hour trips, 36 PM peak
hour trips; westbound left-turn: 11 AM peak hour trips, 16 PM peak hour trips), corresponding to a
maximum of one vehicle on a given cycle.

Tables 7-1 and 7-2 indicate that adequate queue storage length would be provided for the planned
westbound right-turn pocket at the intersection of Harbor Boulevard and 1* Street based on the
anticipated maximum 95% percentile queue length under Existing plus Project, and Year 2028
Cumulative plus Project (during the AM peak hour only) traffic conditions.

Although the future 95 percentile queue length of 232 feet during the PM peak hour would exceed
the proposed pocket length of 213 feet, there is an additional 27 feet of queue storage on westbound
1t Street between the end of the future right-turn pocket and Figueroa Street that would result in a
total storage length of 240 feet, which could accommodate the forecasted queue length of 232 feet.

=
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Based on the considerations above, improvements are not recommended. Appendix D provides the
queuing calculation worksheets for Harbor Boulevard at 5" Street and Harbor Boulevard at 1°
Street.
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TABLE 7-1
EXISTING PLUS PROJECT QUEUING ANALYSIS
m )
Existing Existing Plus Project
Traffic Conditions Traffic Conditions
AM Peak Hour PM Peak Hour AM Pezk Hour PM Peak Hour
Storage Max. Adequate Max. Adequate Max. Adequate Max. Adequate
Provided | Queue' | Storage | Queue” | Storage | Queue'® | Storage | Queue® | Storage
Key Intersections 18 (ft.) (fr.) Yes/ No (ft.) Yes/ No (ft.) Yes/ No (ft.) Yes/No
Harbor Boulevard at
5% Street
Northbound Left-Tum/U-tum” 185’ 43 Yes 13 Yes 54 Yes 123" Yes
Harbor Boulevard at
15t Street
Southbound Left-Tum/U-turn™ 245’ 293’ No 410 No 311° No 493’ No
Westbound Dual Left-Tum 310 296° Yes 332 No 316 No 394’ No
Future Westbound Right-Turn?® | 2132 - = = - 206 Yes 213 Yes

Source: Gougle Earth.

Y Maximum queue in feet (R) is calculated by taking the 95% Percentile Queue length (ft)in HCM 7.

A westbound right-tumn pocket at the intersection of Hazbor Boulevard and 1 Street will be constructed as part of the proposed Project.
Based on proposed Site Plan prepared byMor.
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TABLE7-2
YEAR 2028 PLUS PROJECT QUEUING ANALYSIS
@
(1) Year 2028 Plus Project
Year 2028 Traffic Conditions Traffic Conditions
AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour

Storage Max. Adequate " Max. Adequate Max. Ad:;quate Max. Adequate
Provided | Queue® | Storage | Queue?® | Storage | Quene”® | Storage | Queue® | Storage

Key Intersections 2 (ft) (fr) Yes / No (ft.) Yes/ No (ft.) Yes/ No (ft.) Yes/No
Harbor Boulevard at
5% Street
Northbound Left-Tum/”U-turn” 185 50 Yes 141° Yes 67’ Yes 156 Yes
Harbor Boulevard at
1* Street
Southbound Left-Tum/"U-turn”™ 245’ 306° No 434’ No 336° No 550° No
Westbound Dual Lefi-Tum 310° 316’ No 382’ No 344’ No 438 No
NoError!
Future Westbound Right-Tum® | 213 " - 2 = 211 Yes N i
defined.

2 Source: Google Earth.

B Maximum quene in feet (f1) is calculated by taking the 95 Percentile Queue length (ft) in HCM 7.

2 A westbound right-tum pocket at the intersection of Harbor Boulevard and 1* Strest will be constructed as part of the proposed Project.

3 Basedon proposed Site Plan prepared by Primior.

Error! Bookmark not defined.  Although the fisture 95* peccentile queue length of 232 feet during the PM peak hous would exceed the proposed pocket length of 213 feet, there is an
additional 27 feet of queue storage on westbound 1* Street between the end of the future right-turn pocket and Figueroa Street that would result in a total storage length of 240 feet, which could
accommodate the forecasted quene length of 232 feet.
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8.0 CONGESTION MANAGEMENT PROGRAM (CMP) COMPLIANCE ASSESSMENT

This analysis is consistent with the requirements and procedures outlined in the current Orange
County Congestion Management Program (CMP).

The CMP requires that a traffic analysis be conducted for any project generating 2,400 or more daily
trips, or 1,600 or more daily trips for projects that directly access the CMP Highway System (HS).
As noted in Section 4.0 of this traffic study, the proposed Project is forecast to generate
approximately 1,575 daily trip-ends, and therefore, does not require a CMP traffic analysis.

The CMPHS includes specific roadways, which include State Highways and Super Streets, which
are now known as Smart Streets. Therefore, the CMP traffic analysis requirements relate to the
potential circulation effects only on the specified CMPHS.

The intersection of Harbor Boulevard and 1* Street (Intersection No. 2) is a CMP intersection, which
would have required evaluation if the CMP threshold was exceeded. It should be noted that the City
of Santa Ana LOS criteria and evaluation identified in Section 5.0 of this report is consistent with the
Orange County CMP traffic analysis guidelines. The level of service results for the intersection are
summarized in Tables 5-1 and 5-2 and indicate that the proposed Project will not require
improvements at this location.
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9.0 ROADWAY SEGMENT EVALUATION

Per City of Santa Ana requirements, this section of the report analyzes the daily operating conditions
of key roadway segments within the vicinity of the proposed Project. A total of one (1) key roadway
segment within the City of Santa Ana have been selected for evaluation and consist of the following
locations:

A. Figueroa Street, between 5™ Street and 1% Street (City of Santa Ana)

9.1 Roadway Link Capacities

The City of Santa Ana utilizes the methodology presented in the County Master Plan of Arterial
Highways (MPAH) and the City of Santa Ana Circulation Element to determine LOS midblock
locations, as summarized in Table 9-1.

9.2 Roadway Link Level of Service Criteria

According to the City of Santa Ana, LOS D is the minimum acceptable condition that should be
maintained for roadway segments. However, the City of Santa Ana has defined exceptions to this
criteria in major development areas where LOS E is considered acceptable

If the daily roadway V/C ratio results in unacceptable LOS conditions, a peak hour link analysis is
conducted to determine if the roadway operates at a satisfactory service level during the peak hours.

2
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TABLE 9-1
ROADWAY SEGMENT CAPACITIES AND LEVEL OF SERVICE CRITERIAZS
Roadway Capacities
Roadway Classification Lanes LOSA | LOSB | LOSC | LOSD | LOSE LOSF
Principal Arterial 8D 45,000 | 52,500 | 60,000 f 67,500 | 75,000 | > 75,000
Major Arterial 6D 33,900 39,400 | 45,000 50,600 | 56,300 | >56,300
Primary Arterial 4D 22,500 | 26,300 | 30,000 | 33,800 | 37,500 | >37,500
Secondary Arterial 4U 15,000 17,500 20,000 22,500 25,000 >25,000
Divided Collector 2D 9,000 12,000 15,000 | 20,000 | 22,000 | >22,000
Collector 22U 7,500 8,800 10,000 11,300 | 12,500 | >12,500

26

Source: Guidance for Administration of the Orange County Master Plan of Arterials and Highways (2017).
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9.3  Roadway Segment Analysis Results
9.3.1 Existing Plus Project Analysis

Table 9-2 summarizes the results of the Existing Plus Project daily analysis for the one (1) key
roadway segment. The first column (1) in Table 9-2 presents a summary of existing daily traffic
conditions. The second column (2) lists existing traffic conditions with the addition of traffic
generated by the proposed Project. The third column (3) indicates whether the traffic associated
with the Project will exceed the level of service thresholds defined in this report.

Existing Traffic Conditions
Review of Column 1 of Table 9-2 indicates that the one (1) key roadway segment currently operates

at acceptable LOS A.

Existing Plus Project Traffic Conditions
Review of Columns 2 and 3 of Table 9-2 indicates that the one (1) key roadway segment is forecast

to continue to operate at an acceptable service level on a daily basis with the addition of Project
generated traffic to existing traffic and will not require improvements when compared to the LOS
standards and thresholds specified in this report.

L
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TABLE 9-2
ExISTING PLUS PROJECT ROADWAY SEGMENT LEVEL OF SERVICE SUMMARY
a) (0] (O]
Exceeds
Existing Existing Plus Project LOS
Mi Traffic Conditions Traffic Conditions Threshold
m,
Acceptable | Roadway | No. of Daily LOS Daily LOS Yes/N
Key Roadway Segment Jurisdiction LOS Classification | Lanes | Volume Velume e
Figueroa Street, between
A ’ Santa An. D Collect 2U 903 A 1,523
5 Sireet and 1% Streat * ofector ’ A Ne
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9.3.2 Year 2028 Plus Project Analysis

Table 9-3 summarizes the results of the Year 2028 Plus Project daily analysis for the one (1) key
roadway segment. The first column (1) in Table 9-3 presents a summary of Year 2028 Cumulative
daily traffic conditions. The second column (2) lists Year 2028 Cumulative traffic conditions with
the addition of traffic generated by the proposed Project. The third column (3) indicates whether the
traffic associated with the Project will exceed the level of service thresholds defined in this report.

Year 2028 Cumulative Traffic Conditions
Review of Column 1 of Table 9-3 indicates that the one (1) key roadway segment is forecast to

operate at acceptable LOS A with the addition of ambient traffic growth and cumulative projects
traffic.

Year 2028 Cumulative Plus Project Traffic Conditions

Review of Columns 2 and 3 of Table 9-3 indicates that the one (1) key roadway segment is forecast
to continue to operate at an acceptable service level on a daily basis with the addition of Project
generated traffic in the Year 2028 and will not require improvements when compared to the LOS
standards and thresholds specified in this report.
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TABLES-3
YEAR 2028 ROADWAY SEGMENT LEVEL OF SERVICE SUMMARY
m @ (&)
Year 2028 Exceeds
Year 2028 Plus Project LOS
Mi Traffic Conditions Traffic Conditions Threshold
in. . .
Acceptable | Roadway | No. of Daily LOS Daily LOS Yes/No
Key Roadway Segment Jurisdiction LOS Classification | Lanes | Volume Volume
L BBl Santa Ana D Collector 20 948 A 1,568 A No
5% Street and 1% Street
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10.0 CEQA ASSESSMENT OF VMT, ACTIVE TRANSPORTATION, & PUBLIC TRANSIT

10.1  Vehicle Miles Traveled (VMT) Screening Analysis

The purpose of this Vehicle Miles Traveled (VMT) analysis is to evaluate the Project based on
Senate Bill 743 (SB 743) requirements, as required in CEQA section 15064.3.

The City of Santa Ana has adopted criteria for evaluating VMT impacts under CEQA, and they are
presented in the City of Santa Ana Traffic Impact Study Guidelines (September 2019).

There are three types of screening methods to effectively screen projects from project-level
assessment: (1) Transit Priority Area (TPA) Screening; (2) Low VMT Area Screening; (3) Project
Type Screening.

Projects located within a TPA may be presumed to have a less-than-significant impact on VMT
absent substantial evidence to the contrary. A TPA is defined as a half-mile area around an existing
“major transit stop” (i.e., a site containing an existing rail transit station, ferry terminal served by bus
or rail transit service, or the intersection of two or more major bus routes with a frequency of service
interval of 15 minutes or less during the morning and afternoon peak commute periods), or an
existing stop along a “high-quality transit corridor” (i.e., a corridor with fixed route bus service with
service intervals no longer than 15 minutes during peak commute hours). To identify if a project is
in a TPA, Appendix A (Santa Ana Transit Priority Areas) of the City’s guidelines is reviewed.

Residential and office projects located within a low VMT-generating area may be presumed to have
a less-than-significant impact absent substantial evidence to the contrary. In addition, other
employment-related and mixed-use land use projects may qualify for the use of screening if the
project can reasonably be expected to generate VMT per resident, per worker, or per service
population that is similar to the existing land uses in the low VMT area. To identify if a project is in
a TPA, Appendix B (VMT/SP in Santa Ana as Compared to Orange County Average) and Appendix
C (Santa Ana Development Areas that Cannot Be Screened) of the City’s guidelines are used.

Some project types have been identified as having the presumption of a less-than-significant impact
absent substantial evidence to the contrary because their uses are local serving in nature, including
local-serving retail uses with less than 50,000 SF, and projects generating less than 110 net daily
trips.

Based on the application of the City’s screening criteria described above, and using Appendices A,
B, and C in the City’s guidelines, it was determined that the Project is located in a TPA (as shown on
Figure 10-1) and is located in a low-VMT generating area (as shown on Figures 10-2 and 10-3);
and is therefore screened out from further VMT project-level assessment because it can be presumed
to have less-than-significant impact on VMT.

10.2 Active Transportation and Public Transit Screening Analysis

Even though the City’s traffic impact analysis guidelines do not specify the need for Active
Transportation and Public Transit Screening Analysis, potential impacts to active transportation

—
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(pedestrian and bicycle) and public transit facilities and circulation were evaluated in this report by
determining whether the Project conflicts with adopted policies, plans, or programs regarding public
transit, bicycle, or pedestrian facilities, or otherwise decreases the performance or safety of such
facilities.

Sidewalks are provided on both sides of the street throughout most of the City. Crosswalks,
pedestrian push buttons, and pedestrian indication lights are provided at all signalized intersections
adjacent to the Project site. The proposed Project plans to retain this existing pedestrian
infrastructure.

The proposed Project will encourage walking by integrating pedestrian connections internally, as
well as to nearby activities. Pedestrian circulation would be provided via existing public sidewalks
along Harbor Boulevard, 1% Street, and Figueroa Street within the vicinity of the Project. The
proposed Project will protect the existing sidewalk along Project frontage on these roadways. The
existing sidewalk system within the Project vicinity provides direct connectivity to the existing
development located along major thoroughfares.

Long-term bicycle storage for the residential and retail uses will be provided in two bike rooms,
totaling 96 long-term bike spaces. An additional four (4) bicycle spaces will be provided for short-
term bicycle storage purposes. According to the City of Santa Ana Bikeway Master Plan, Class IV
Cycle Tracks are planned on Harbor Boulevard and 1* Street along the Project’s frontage.

Figure I-1 illustrates the location of public transit stops near the Project site, and Section 3.3
(Existing Public Transportation) describes the public transit-rich setting for the Project.

Based on the above, the proposed Project would not have an impact on the existing multimodal
network; specifically, it would not: (1) conflict with a plan, ordinance, or policy related to bicycle,
pedestrian, and public transit; (2) substantially increase hazards due to a geometric design feature; or (3)
result in inadequate emergency access. The proposed site plan for the Project will maintain existing
sidewalks and access to public transit, construct new pedestrian connections on site and with adjoining
uses, and meet City design standards regarding site access, multimodal connectivity within the internal
site circulation system, emergency access, and on-site parking,

.
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11.0 PARKING ANALYSIS AND PARKING MANAGEMENT PLAN (PMP)

11.1  City Code Parking Requirements

City Code parking requirements for the Project were calculated based on the parking ratios from Table
3-7 (Oft-Street Parking Standards) on Page 3-11 of the October 2014 Harbor Mixed Use Transit
Corridor Plan for the Transit Node District. Table 11-1 presents a summary of the parking ratios
applied to calculate the City Code requirements for residents, residential guests, and non-
residential/retail uses.

As indicated on Table 11-1, the application of Specific Plan parking ratios to the various Project
components results in a total City Code requirement of 313 spaces. Comparing this Code
requirement against the proposed parking supply of 333 standard spaces results in a Code-based
surplus of 20 spaces. Based on this, the Project’s parking supply provisions would be adequate in
meeting the City Code requirements for the Project.

11.2  Parking Management Plan (PMP)

A PMP defines how parking for a development would be managed and what measures would be
implemented to assure that parking needs in the aggregate and in localized sub-areas would be
adequately served. A TDM Program identifies measures that could potentially reduce parking needs
through the provision of physical and/or operational improvements that promote the use of
alternative modes of travel (i.e., public transit, bicycle, walking).

Recommendations for PMP measures are provided in this study to ensure competing parking needs
for all Project tenants, guests, and employees are adequately managed and controlled to facilitate
parking efficiency. Implementation of PMP measures will help ensure that the Project’s parking
supply will be sufficient, convenient/accessible, responsive to varying demand, and provide parking
contingencies in meeting the parking needs of all users (i.e., residential, retail).

It is recommended that when the Property Owner and/or Property Management Company deems it
necessary, the following key Parking Management Strategies be implemented by the Property
Owner and/or Property Management Company:

o The PMP should identify where the retail/commercial employees park within the site.

e The PMP should identify where location of short-term parking spaces for service retail uses
and/or food uses (take-out/curb side service, etc.).

o The PMP should direct residents to park in their assigned spaces and provide parking to
accommodate resident guest parking needs.

e The PMP should restrict vehicles from exceeding the time restriction on any short-term parking.

o The PMP should provide rules of conduct for tenants and guests to abide by. Strict enforcement
shall be adhered to.

—
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TABLE 11-1
CiTy CODE PARKING REQUIREMENTS?’
Spaces
Project Description Size Code Parking Ratio Required

Residential

=  Residents 183 DU | parking space for dwelling unit 183 Spaces
«  Residential Guests 183 DU 0.5 visitor spaces per dwelling unit 92 Spaces
* Residential Guests 15,182 SF | parking space per 400 SF 38 Spaces

Total Code Parking Requirement:| 313 Spaces

Proposed Parking Supply:| 333 Spaces

Total Parking Surplus (+) or Deficiency (-):| +20 Spaces

27 Source: City of Santa Ana parking ratios from Table 3-7 (Off-Street Parking Standards) on Page 3-11 of the October 2014 Harbor Mixed Use
Transit Corridor Plan for the Transit Node District

.

LINSCOTT, LAW & GREENSPAN, engineers 44 LLG Ref. 2-23-4737-1
First Harbor Mixed-Use Development, Santa Ana



Exhibit D to Exhibit 2

e The PMP should adopt the mindset with the following parking goals:

1. Meet or exceed the minimum requirements for total parking spaces for the Project’s
retail/commercial component, as well as the residential component.

2. Provide all resident and guest parking spaces onsite.

3. Provide flexible on-site parking opportunities for commercial and resident parking that
respect both commercial tenants and guest parking needs.

4. Enact policies that promote parking efficiencies and effective communication between
Property Management, commercial tenants and residents.

5. Enact policies of enforcement by Property Management that are sufficiently flexible to meet
current and changing parking demands, while imposing penalties, if necessary.

11.3 PMP Measures

The following measures are available to the Project to mitigate any parking impacts or deficiencies
in the event the proposed on-site parking supply is determined to be greater than what is provided.

Retail/Commercial Component ;

1. The Property Owner/Property Management Company will implement a reciprocal parking
program to ensure the pool of parking for the retail/commercial component and guest of the
residential component is available to be “shared”.

2. The Property Owner/Property Management Company will work with tenants of the retail uses to
implement an employee parking program, with the goal of providing convenient and accessible
shopping experience for the customers of the retail uses, and to leave the most desirable parking
spaces within the parking structure for use by customers. The location of designated employee
parking spaces will be developed in collaboration between Property Owner/Property
Management Company and the tenants. The employee parking spaces will be identified with a
white or yellow circle, and/or other signage recommended by the the Property Owner/Property
Management Company. It is noted that these spaces will be open for customer use.

3. The Property Owner/Property Management Company will work with tenants of the retail uses to
identify the need for “short term/time restricted spaces” on an as need basis, dependent on the
needs of the proposed retail and/or food use. These short-term spaces will most likely be
designated along the internal roadways. The short-term spaces may be used for “curbside/take
out” and/or for service retail-type users. The number and location of spaces will be determined
by Property Owner/Property Management Company and the potential tenants.

4. 1If the Property Owner/Property Management Company determines additional parking is needed
to meet the parking requirements of the retail/commercial component of the Project and/or
desires to provide “enhanced customer service”, the Property Owner/Property Management
Company shall implement a valet/valet assist program. The hours of operation of the valet/valet
assist program will be determined by the Property Owner/Property Management Company, and
subject to actual demand, may include weekdays and weekends, between the period 11:00 AM
and 2:00 PM and 5:00 PM to 10:00 PM, to enhance the customer experience accommodate the
“lunch time” and “dinner” crowd of the proposed restaurant/food uses.

=
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Residential Component

S.

10.

I1.

[2.

13.

The Property Owner/Property Management Company shall determine the allocation of parking
spaces for resident tenants and location of guest parking spaces, and assign residential parking
spaces accordingly.

The Property Owner/Property Management Company, if deemed necessary, may allow resident
guest to utilize the valet program identified in Measure No. 4, as an enhanced service. To
implement the valet operation, the Property Owner/Property Management Company would
engage the services of a well-established valet operations company similar to PMP measure No.
4.

Every resident will be required to register their vehicle. The registered owner must be a lease
holding resident. This registration will be updated annually at the time of recertification. If valid
registration is not obtained from the Property Owner/Property Management Company, the
vehicle may be towed at the owners’ expense.

Vehicles lacking current registration may be towed by the Property Owner/Property
Management Company. The storage of inoperable or unregistered vehicles is prohibited.

If a resident obtains a new vehicle, the resident must provide new registration (transferring
registration is not permissible).

Vehicles may not occupy unassigned spaces for more than twenty-four (24) hours, without
contacting the leasing office in advance. Violators are subject to towing at the vehicle owner’s
expense.

Resident guests will be able to park, on a first-come-first-served basis, within the spaces
designated for guest parking.

Violation of the PMP strategies contained herein may result in the towing of the vehicle at the
vehicle owner’s expense.

The enforcement of resident and resident guest parking on-site parking requirements summarized
herein will be handled by the Property Owner/Property Management Company to ensure
compliance.

Retail/Commercial & Residential Component

14.

To enhance efficient and comfortable movement of all users throughout the site, and access to
parking spaces and valet pick-up/drop-off staging areas (if implemented), and support “Park
Once” strategies, provide a detailed wayfinding/signage program that meets City standards and
requirements.

2
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15. The parking conditions for the Project will be reviewed/monitored on a quarterly basis by the
Property Owner/Property Management Company and appropriate actions detailed above will be
taken to ensure that the necessary PMP measures are being implemented.

16. Designate areas on site for quick and efficient pick-up and drop-off of passengers to facilitate
ridesharing and use of rideshare services such as Uber and Lyft.

A 4
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SuMMARY OF FINDINGS AND CONCLUSIONS

= Project Description — The First Harbor Mixed-Use Project proposes to develop a nine-story
building with 183 multifamily residential units (including studios, 1-bedroom, 2-bedroom, and 3-
bedroom units) and 15,182 SF of retail on the ground floor. Of the 183 total units proposed,
15% (28 units) would be designated as low-income housing. The residential and retail uses
would wrap around a four-level parking structure, consisting of two subterranean levels, one
street/ground level, and a second above-ground level, and provide a total of 333 standard parking
spaces.

As presented previously, Figure 1-1 is the Vicinity Map, which shows the general location of the
Project and surrounding street system. Figure 2-1 is an existing aerial photograph of the Project
site.

The Project is expected to be completed and fully occupied by Year 2028.

As part of the Project-specific improvements planned at the intersection of Harbor Boulevard
and 1st Street (Intersection No. 2) previously approved by the City, the Project will be adding a
right-turn pocket (with a total length of 213 feet, comprised of 186 feet of storage length, and 27
feet of transition length) along Ist Street on the westbound approach of the intersection.

= Study Scope — The following two (2) key study intersections and one (1) key roadway segment
were selected for detailed peak hour level of service analyses under Existing Traffic Conditions,
Existing Plus Project Traffic Conditions, Year 2028 Cumulative Traffic Conditions and Year
2028 Cumulative plus Project.

Key Study Intersections
1. Harbor Boulevard at 5% Street (City of Santa Ana)
2. Harbor Boulevard at 1 Street (City of Santa Ana)

Key Roadway Segments
A. Figueroa Street, between 5% Street and 1% Street (City of Santa Ana)

»  Existing Traffic Conditions — All key study intersections currently operate at an acceptable level
of service (1.OS) during the AM and PM peak hours when compared to the LOS criteria defined
in this report.

= Project Trip Generation — The proposed Project is forecast to generate approximately 1,575
daily trips, with 100 trips (36 inbound, 64 outbound) produced in the AM peak hour and 131
trips (73 inbound, 58 outbound) produced in the PM peak hour on a “typical” weekday.

» Related Projects Traffic Characteristics — Ten (10) related projects were considered as part of
the cumulative background setting. The ten (10) related projects are forecast to generate 4,705
daily trips, with 245 trips (103 inbound, 142 outbound) anticipated during the AM peak hour and
287 trips (162 inbound, 125 outbound) produced during the PM peak hour.
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= Existing Plus Project Traffic Conditions — The traffic associated with the proposed Project will
not require improvements at any of the two (2) key study intersections, when compared to the
LOS standards and thresholds specified in this report. The two (2) key study intersections are
forecast to operate at LOS D or better during the weekday AM and PM peak hours with the
addition of Project traffic.

= Year 2028 Cumulative Traffic Conditions Plus Project — The traffic associated with the
proposed Project will not require improvements at any of the two (2) key study intersections,
when compared to the LOS standards and thresholds specified in this report. The two (2) key
study intersections are forecast to continue to operate at acceptable levels of service (LOS D or
better) during the AM and PM peak hours with the addition of Project traffic to Year 2028
Cumulative traffic conditions.

= Site Access Assessment — Harbor Boulevard at Project Driveway 1 and Figueroa Street at Project
Driveways 2 and 3 are forecast to operate at LOS D or better during the AM peak hour and PM
peak hour. As such, Project access will be adequate. Motorists entering and exiting the Project
site will be able to do so without undue congestion. Furthermore, the anticipated queues at each
of the Project driveways are anticipated to be no more than one (1) vehicle during the AM and
PM peak hours.

To supplement the level of service analysis, a gap analysis has been completed along Harbor
Boulevard as well as at the intersection of Figueroa Street at [** Street to determine if the existing
gaps along the main arterial roadways are considered adequate to accommodate ingress and
egress at the proposed Project driveways. The gap analysis indicates that there are more gaps
than vehicles exiting, therefore, it can be concluded that both right-turning and left-turning
vehicles will have adequate gaps along Harbor Boulevard and/or 1% Street when exiting the
Project site.

v Sight Distance Evaluation — Sight lines for the southbound movements at the intersection of
Figueroa Street at 1% Street, as well as at Project Driveway 1, along Harbor Boulevard, are
expected to be adequate. Sight lines at Project Driveways 2 and 3, along Figueroa Street, will be
obstructed by vehicles parked on-street along Figueroa Street. As a result, it is recommended to
restrict on-street parking along the Project frontage of Figueroa Street to help facilitate and
enhance visibility for outbound vehicles.

"  Queuing Assessment — Adequate queue storage length is currently provided for the northbound
left-turn/“U-turn” lane located at the intersection of Harbor Boulevard and 5 Street based on the
anticipated maximum 95% percentile queue length under Existing, Existing plus Project, Year
2028 Cumulative and Year 2028 Cumulative plus Project traffic conditions.

Although the existing and future 95 percentile queues reported for the southbound left-turn/“U-
turn” and westbound left-turn movements at the intersection of Harbor Boulevard and 1% Street
exceed the existing storage lengths for the respective movements, these are existing queue
storage deficiencies not caused by the Project. The 95th percentile queue lengths are
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conservative estimates of potential queues. It should be noted further that the Project-generated
traffic that could be added to the southbound and westbound left-turn movements are nominal
(i.e., southbound left-turn: 15 AM peak hour trips, 36 PM peak hour trips; westbound left-turn:
11 AM peak hour trips, 16 PM peak hour trips), corresponding to a maximum of one vehicle on a
given cycle.

Adequate queue storage length would be provided for the planned westbound right-turn pocket at
the intersection of Harbor Boulevard and 1% Street based on the anticipated maximum 95%
percentile queue length under Existing plus Project, and Year 2028 Cumulative plus Project
(during the AM peak hour only) traffic conditions.

Although the future 95" percentile queue length of 232 feet during the PM peak hour would
exceed the proposed pocket length of 213 feet, there is an additional 27 feet of queue storage on
westbound 1% Street between the end of the future right-turn pocket and Figueroa Street that
would result in a total storage length of 240 feet, which could accommodate the forecasted queue
length of 232 feet.

Based on the considerations above, improvements are not recommended.

= Existing Plus Project Roadway Segment Evaluation — The roadway segment at Figueroa Street,
between 5™ Street and 1% Street is forecast to continue to operate at an acceptable service level
on a daily basis with the addition of Project generated traffic to existing traffic and will not
require improvements when compared to the LOS standards and thresholds specified in this
report.

= Year 2028 Cumulative Plus Project Roadway Segment Evaluation — The roadway segment at
Figueroa Street, between 5™ Street and 1% Street is forecast to continue to operate at an
acceptable service level on a daily basis with the addition of Project generated traffic in the Year
2028 and will not require improvements when compared to the LOS standards and thresholds
specified in this report.

= VMT Screening Assessment — Based on the application of the City’s screening criteria, and
using Appendices A, B, and C in the City’s guidelines, it was determined that the Project is
located in a TPA and is in a low-VMT generating area; and is therefore screened out from further

VMT project-level assessment because it can be presumed to have less-than-significant impact
on VMT.

» Parking Analysis and PMP - The application of Specific Plan parking ratios to the various
Project components results in a total City Code requirement of 313 spaces. Comparing this Code
requirement against the proposed parking supply of 333 standard spaces results in a Code-based
surplus of 20 spaces. Based on this, the Project’s parking supply provisions would be adequate
in meeting the City Code requirements for the Project.
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Recommendations for PMP measures are provided in this study to ensure competing parking
needs for all Project tenants, guests, and employees are adequately managed and controlled to
facilitate parking efficiency.
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