RESOLUTION NO. 2023-XXX

A RESOLUTION OF THE PLANNING COMMISSION OF
THE CITY OF SANTA ANA APPROVING TENTATIVE
TRACT MAP NO. 2023-03 AS CONDITIONED FOR A
MIXED-USE DEVELOPMENT, KNOWN AS CABRILLO
TOWN CENTER, AT 1901 AND 1971 EAST FOURTH
STREET AND 515 AND 525 NORTH CABRILLO PARK
DRIVE o

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

Andrea Maloney with Sapetto Real Estate Solutions, Inc. and representing
Fairfield Realty, LLC. (“Applicant"), on behalf of David A. Colton, trustee of
David A. Colton Trust (“Property Owner”), is requesting approval of Site
Plan Review (“SPR”) No. 2023-01 and Tentative Tract Map (“TTM") No.
2023-03 to faciltate the construction of a mixed-use development
("Project”), known as Cabrillo Town Center, at 1901 and 1971 East Fourth
Street and 515 and 525 North Cabrillo Park Drive (“Project Site”).

The Project entails, among other things, (1) demolition of the existing four
(4) structures on the Project Site; (2) redevelopment of the Project Site
into two integrated parcels. Parcel 1 will consist of a five-story warp
building with 14,900 square feet of live/work space (19 live/work units),
5,800 square feet of commercial leasable space, 6,100 square feet of
leasable office space, 449 residential rental units, 898 parking spaces,
and 68,167 square feet of open space and amenities. Parcel 2 will consist
of eight 3-story townhome buildings containing a total of 58 residential for
sale units, 127 parking spaces, and 18,938 square feet of open space and
amenities. In addition, the Project as a whole will provide a total of 47,810
square feet of publicly accessible open space; (3) approval of SPR No.
2023-01, to be considered by the Planning Commission on April 24, 2023
by way of a separate resolution; and (4) approval of Tentative Tract Map
(“TTM”) No. 2023-03.

The Project Site has a General Plan land use designation of District
Center — Medium (“DC-3") and is located within the Professional (P)
zoning district. In addition, the Project Site is located within the Village
Center District (“VC") of the Metro East Mixed-Use Overlay Zone
(“MEMU").

Subdivision requests are governed by Chapter 34 and Chapter 41 of the
Santa Ana Municipal Code (“SAMC") and the California Subdivision Map
Act (“SMA").
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Pursuant to Section 34-127 of the SAMC, approval of a TTM application is
required for projects proposing to create four or more parcels by the
Planning Commission.

On April 24, 2023, the Planning Commission of the City of Santa Ana held
a duly-noticed public hearing on TTM No. 2023-03.

The Planning Commission of the City of Santa Ana determines that the
following findings, in accordance with Section 66473.5 and 66474 of the
SMA and Section 34-127 of the SAMC, which must be established in
order to approve TTM No. 2023-03, have been established:

1. The proposed project and its design and improvements are
consistent with the General Plan land use designation and are
otherwise consistent with all other Elements of the General Plan.

The Project and its design and improvements are consistent
with the General Plan land use designation of District Center
— Medium High (DC-3), which allows a maximum floor area
ratio of 3.0 and 90 dwelling units per acre. In addition, the
Project supports several goals and policies of the General
Plan. Specifically, the Project is consistent with General Plan
Land Use Element (LU) Goal 1 which encourages projects
that improve quality of life and respects the existing
community. Policy LU-1.1 supports projects that foster
compatibility between land uses to enhance livability and
promote healthy lifestyles. Policy LU-1.2 supports innovative
development policies to expand homeownership
opportunities at all income levels. Lastly, Policy LU-4.7
encourages the development of mixed-income
developments with mixed housing types to create inclusive
communities and economically diverse neighborhoods.

2. The proposed project conforms to all applicable requirements of the
zoning and subdivision codes as well as other applicable City
ordinances.

The Project is consistent with the development standards
specified within the MEMU, including land use, height,
minimum development site area, building frontages,
publically accessible open space, private/common open
space, building setbacks, and parking and access. The
proposed project is a mixed-use development that has been
well designed to fit within the Village Center District. Further,
the access and egress for the Project has been thoroughly
review by the Public Works Agency for compliance with all
applicable development standards.
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3. The project site is physically suitable for the type and density of the
proposed project,

The project site is physically suitable for the type and density
of the proposed project. There are no physical constraints on
the site that would preclude development. The proposed site
consists of approximately 8.97 acres of land and is
physically suitable for the proposed development. The lot
size, density, width, and lot coverage are consistent with the
existing surrounding properties in the neighborhood and with
Village Center District development standards.

4, The design and improvements of the proposed project will not
cause substantial environmental damage or substantially and
avoidably injuries to fish or wildlife of their habitat.

The design and improvements of the proposed project will
not cause substantial environmental damage or substantially
and avoidably injure fish and wildlife or their habitat. The
project is located in an urbanized area, and there are no
known fish or wildlife populations existing on the project site.
Therefore, the proposed subdivision will not cause any
substantial environmental damage or substantially and
avoidably injure fish and wildlife or their habitat.

5. The design or improvements of the proposed project will not cause
serious public health problems.

The design or improvements of the proposed project will not
cause serious health problems. The subdivision will not have
any detrimental effects upon the general public. The property
will include necessary utilites and infrastructure
improvements as required by the SAMC and SMA.

8. The design or improvements of the proposed project will not conflict
with easements necessary for public access through or use, of
property within the proposed project.

The design and improvements of the project will not conflict
with easements necessary for public access or use of the
property within the proposed project. In addition, the CC&Rs
will ensure reciprocal access rights and maintenance
agreements between properties.

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
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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
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. In accordance with the California Environmental Quality Act
(CEQA) and the CEQA Guidelines, and after completion of the Initial Study for the
Project, the Project is within the scope of the 2007 Metro East Mixed-Use Overlay Zone
Environmental Impact Report (EIR) and 2018 Subsequent EIR (SEIR) (SCH No.
2006031041). The 2007 EIR and 2018 SEIR anticipated potential development of 5,551
residential units, 963,000 square feet of commercial development, and 690,000 of office
development. The 2007 EIR and 2018 SEIR analyzed impacts related to aesthetics,
agriculture/forestry, air quality, biology, cultural resources, geology/soils, greenhouse
gas emissions, hazards and hazardous materials, hydrology and water quality, land use
and planning, mineral resources, noise, populationthousing, public services,
transportation/traffic, tribal cultural resources and utilities. The EIR and SEIR concluded
that there would be significant and unavoidable impacts associated with air quality,
noise, and transportation/traffic, and mitigation measures were developed and recorded
through an approved Mitigation Monitoring and Reporting Program (MMRP). As
required by the MMRP, a traffic impact analysis was prepared for this Project by
Linscotf, Law and Greenspan, Engineers (LLG). The analysis evaluated the existing
operating conditions at 25 intersections, estimated the trip generation potential of the
project, and forecasted future near-term and long-term operating conditions without the
proposed project. Based on the analysis, off-site improvements are required at various
intersections and at different timeframes, as identified in the traffic analysis which the
project will comply with.

The previously prepared 2007 EIR and 2018 SEIR adequately described the Project’s
environmental setting, significant impacts and alternatives, and mitigation measures
related to each impact. There are no substantial changes with respect to circumstances
under which the Project is undertaken that will require major revisions to the EIR. There
is no new information of substantial importance, and there are no new environmental
impact or mitigation measure needed. All applicable mitigation measure applied to the
previously prepared 2007 EIR and 2018 SEIR, attached hereto as Exhibit C, will be
applied to this project.
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Section 4. The Planning Commission of the City of Santa Ana, after conducting
the public hearing, hereby approves TTM No. 2023-03, as conditioned in Exhibit A,
attached hereto and incorporated herein for the Project at the Project Site, and as
illustrated and attached hereto and incorporated herein as Exhibit B. 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 April 24, 2023, and exhibits
attached thereto; and the public testimony, written and oral, all of which are incorporated
herein by this reference.

ADOPTED this 24" day of April, 2023 by the following vote:

AYES: Commissioners:
NOES: Commissioners:
ABSENT: Commissioners:

ABSTENTIONS: Commissioners:

Bao Pham
Chairman

APPROVED AS TO FORM:
Sonia R. Carvalho, City Attorney

By: % % FMHg/

John M. Funk
Chief Assistant City Attorney
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CERTIFICATE OF ATTESTATION AND ORIGINALITY
[, NUVIA OCAMPO, Recording Secretary, do hereby attest to and certify the attached

Resolution No. 2023XXX to be the original resolution adopted by the Planning
Commission of the City of Santa Ana on April 24, 2023.

Date:

Nuvia Ocampo
Recoding Secretary
City of Santa Ana
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Exhibit A

Conditions for Approval for Tentative Tract Map No. 2023-03

Tentative Tract Map No. 2023-03 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 must comply with each and every condition listed below prior to exercising
the rights conferred by this tentative tract map.

The Applicant must remain in compliance with all conditions listed below throughout the
life of the development project. Failure to comply with each and every condition may resutt
in the revocation of the tentative tract map.

1.

All proposed site improvements must conform to the Development Project Review
(DP} No. 2022-26, and the staff report exhibits incorporated herein by reference.

Any amendment to this tentative tract map must be submitted to the Planning
Division for review. At that time, staff will determine if administrative relief is
available or if the tentative tract map 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 2007 Environmental Impact
Report (EIR) and 2018 Subsequent EIR (SCH No. 2006031041), attached hereto
as Exhibit C.

The parking management measures as identified by the Parking Study and Parking
Management Plan {PMP), attached hereto as Exhibit D, 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 guest 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, if any is proposed.
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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; and

e. Help develop the framework for parking agreements between the leasing
office and the tenants.

The Applicant must submit Covenants, Conditions and Restrictions (CC&Rs) for the
Townhome portion of the Project to the Planning Division for review and approval
prior to the Final Map being recorded.

The Final Map must be approved and recorded prior to issuance of Building
permits.

The Final Map and all improvements required to be made or installed by the
subdivider must be in accordance with the design standards and specifications of
the Santa Ana Municipal Code and the requirements of the State Subdivision Map
Act.

Two copies of the recorded Final Map and CC&Rs shall be submitted to the
Planning Division, Building Division, Public Works Agency and Orange County Fire
Authority (OCFA) within 10 days of recordation.
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CHAPTER 4  Mitigation Monitoring and
Reporting Program

4.1 INTRODUCTION

The California Environmental Quality Act (CEQA) requires the adoption of feasible mitigation measures to
reduce the severity and magnitude of potentially significant environmental impacts associated with
ptoject development. The Final Environmental Impact Repott (Final EIR) for the proposed Metro East
Mixed Use Ovetlay Zone EIR (State Clearinghouse No.2006031041) located within the City of Santa
Ana (City), includes program and project-specific mitigation measures to reduce the potential
envitonmental effects of the Ovetlay Zone, as well as the First and Cabtillo Towers Project.

Monitoring of the implementation of adopted mitigation measures is required by Public Resources Code
Section 21081.6. The Final EIR for the proposed ptoject provides a list of mitigation measures, and
desctibes the process whereby the mitigation measures would be monitored. Following certification of
the Final EIR and approval of this Mitigation Monitoting Program (MMP) by the City, the mitigation
measures included in the Final EIR would be monitored as described in this MMP. 1t should be noted
that because this EIR contained program- and project-level components, two separate MMP tables are
ptesented as patt of this MMP for the Overlay Zone and for the Fitst and Cabrillo Towers project.

4.2 PURPOSE

The putpose of the proposed Overlay Zone EIR MMP is to ensure compliance with all mitigation
measures to mitigate or avoid potentially significant adverse environmental impacts resulting from the
proposed project that were identified in the Final EIR. Implementation of this MMP shall be
accomplished by the City of Santa Ana, Mitigation measures will be implemented (1) as part of design
development of the project, (2) during project construction, ot (3) as past of project opetrations.

4.3 RESPONSIBILITIES AND DUTIES

In genetal, monitoting will consist of demonstrating that mitigation measures were implemented, and
that the responsible unit monitored the implementation of the measutes. The responsible unit for
determining compliance with all mitigation measures will be the City. Monitoting will consist of
determining whether

W The specific issues identified in the mitigation measures were considered in the design
development phase

W Construction contracts included the provisions specified in the mitigation measures

@ The required actions specified in the mitigation measures occurred prior to or during construction

® Ongoing administrative activities included the provisions identified in the mitigation measures

Metro East Mixed Use Overlay Zone {(Volume HE} 41



Chapter 4 Mitigation Monitoring and Reporting Program

Any concerns between monitors and construction personnel shall be addressed by the City of Santa Ana,
Planning Department,

4.4 LIST OF MITIGATION MEASURES

As mentioned above, due to the program- and project-level components of this EIR, the MMP has been
divided into two parts to address each component sepatately. The mitigation measures that pertain to
implementation of the Ovetlay Zone and their method of implementation are listed in ‘Table 4-1. The
mitigation measures, which include several mitigation measures from the program-level component, that
pettain to the Fitst and Cabtillo Towers project are listed in Table 4-2. All project-specific mitigation
measures included in the Final FIR fot this project would be monitored as described above.

The mitigation monitoring matrix on the following pages is formatted to parallel the format of the
Executive Summary table contained in the Final EIR. The mattix identfies the required mitigation
measures, the time frame for monitoring, and the responsible monitoring agencies.

It should be noted that the mitigation measutres from Volume I that are contained within Table 4-2 have
been modified slightly so as to directly apply to the First and Cabtillo Towers project. The content and
action tequited by each mitigation measure have not been modified.

4.9 City of Santa Ana
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December 9, 2022

Grant Williams

FRH Realty
5355 Mira Sorrento Place, Suite 100
Carlsbad, CA 92121
LLG Reference: 2.22.4531.1
Subject: Parking Study and Parking Management Plan for the

Cabrillo Town Center Mixed-Use Project
Santa Ana, California

Dear Mr. Williams:

As requested, Linscott, Law & Greenspan, Engineers (LLG) is pleased to submit this
Parking Study and Parking Management Plan for Cabrillo Town Center Mixed-Used
Project (hereinafter referred to as Project) in the City of Santa Ana, California. The
Cabrillo Town Center Project is a planned mixed-use residential apartment project
consisting of 507 residential apartment/townhome units with up to 17,200 square-feet
(SF) of retail/commercial space, plus an additional 6,100 SF of commercial floor area
allocated to leasing/co-work space. The Project site is a 8.97+-acre rectangular-
shaped parcel of land within the Metro East Mixed-Use (MEMU) Overlay Zone that
is generally located north of Fourth Street and east of Cabrillo Park Drive in the City
of Santa Ana, California

This Parking Management Plan (PMP) has been prepared in response to City of Santa
Ana requirements for the proposed Project to ensure adequate parking for all Project
residents, tenants, employees and guests. This PMP is intended to be used to ensure
that the Project’s parking supply, based on parking information published in the City
of Santa Ana Metro East Mixed-Use (MEMU) Overlay Zone, Chapter 4.0
Development Standards, Section 4.8 Parking and Access, (4)(2) Village Center
District (Section 4.8(4)(2), will be sufficient to accommodate the Project’s actual
parking demand. In addition, per City comments, the PMP should identify how stalls
are assigned, gates are managed, method of access (keycard, access codes) for
residents, guests, employees, and public. Further, the PMP should incorporate the
requirements published in Section 4.8(B)(2) of the MEMU, and also the requirements
of Section 4.8(B)(4) of the MEMU.
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Grant Williams LINSCOTT
December 9, 2022 LAW &

Page 2 GREENSPAN

engineers

PARKING GOALS

1. Meet or exceed City minimum requirements for total parking spaces.

2. Provide all resident and guest parking spaces onsite.

3. Provide flexible onsite parking opportunities for retail/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 project residents.

5. Enact policies of enforcement that are sufficiently flexible to meet current and
changing parking demands.

PROJECT DESCRIPTION AND MULTIMODAL SETTING

Existing Development

The Project site is a 8.97+-acre rectangular-shaped parcel of land within the Metro
East Mixed-Use (MEMU) Overlay Zone that is generally located north of Fourth
Street and east of Cabrillo Park Drive in the City of Santa Ana, California. The
Project site has an existing zoning of Professional (P) and is identified with a “Village
Center District™ designation in the MEMU Overlay Zone. The subject property is
currently developed with four (4) three-story office buildings with a total floor area of
173,025 square-feet (SF) of floor area and approximately 617 surface parking spaces.
The northern half of the Project site, addressed at 515 — 525 Cabrillo Park Drive, is
developed with two (2) three-story office buildings with a total floor area of 92,115
SF, whereas the southern half, addressed at 1907 — 1971 E. Fourth Street, is
developed with two (2) three-story office buildings with a total floor area of 80,910
SF.

Vehicular access to the Project site is currently provided via two (2) right-turn only
driveways on Fourth Street, one (1) right-turn only driveway on Cabrillo Park Drive,
and a full access driveway located opposite Park Court Place at Cabrillo Park Drive;
No cross vehicular access is now provided with the adjacent commercial property to
the east. See Figure 1-1, a Vicinity Map that illustrates the general location of the
Project and surrounding street system. Figure 2-1 is an existing aerial photograph of
the Project site.

NOA300 2224550 - Faufield Cabritlo Town Center. St Ana Pariine & PYIF 4531 Cabrllo Town Center Padong Study & Parking Management Plan 12-09-2022 does,
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Proposed Project

The proposed Project will include the development of up to 507 residential
apartment/townhomes units with a total of 1,025 parking spaces. Site “A” is proposed
as five-story apartment podium with up 449 apartment homes consisting of 23 studio
units, 264 one-bedroom units, 148 two-bedroom units, and 14 two-bedroom/live-
work units, and 17,200 SF of retail/commercial floor area that consists of 5,800 SF of
ground floor retail space and 11,400 SF of live/work commercial/office space. On-
site facilities for Site “A an additional 6,100 SF of leasing office and co-work space
as well as resident amenities. Parking for Site “A” will be provided via a six-level
parking structure with a total of 898 parking spaces. Of the proposed 898 spaces, 90
spaces are proposed to be allocated for resident guest and retail/commercial parking
needs, with the remaining 808 spaces allocated for resident parking. In addition,
although not counted as a part of the Site “A’s” parking supply, an additional 23 on-
street parking spaces will be provided on Park Court Place.

Site “B™ is proposed as residential townhome community consisting of three-story
townhomes with a total of 58 units and parking supply of 127 spaces consisting of
116 resident garage spaces and 11 open surface parking for use by resident guest. On-
site facilities/amenities of the Site “B includes open space/courtyards. Although not
counted as a part of the Project’s parking supply, an additional 23 on-street parking
spaces will be provided on Park Court Place.

Table I-1 provides a summary of the proposed Project components, whereas Table I-
2 provides a summary of the parking spaces provided within the proposed apartments
parking structure, by level and type. Figure 2-2 presents the proposed Site Plan,
prepared by AO Architects, dated 11/10/2022.

Project’s Pedestrian Connections

Pedestrian circulation would be provided via existing public sidewalks along Fourth
Street and Cabrillo Park Drive which will connect to the project site. The project will
protect the existing sidewalk along project frontage, and if necessary, repair or
reconstruct sidewalks along the project frontage per the City’s request. The existing
sidewalk system within the project vicinity provides direct connectivity to the
existing retail/commercial development located along major throughfares.

NS00 2224550 - Fanriedd Cabnllo Town Cepter, Santa A Parking & PMYIP 53T Cabello Town Center Parking Study & Parkeng Manacement Plan 1 2-002022 (o
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Project’s Proximity to Public Transit

Public transit bus service is provided in the project area by the Orange County
Transportation Authority (OCTA). Four (4) OCTA bus routes operate within the
vicinity of the project site on First Street, 4™ Street, 17" Street, and Tustin Avenue,
which consists of the following:

= OCTA Route 60: The major routes of travel include 17" Street and Tustin
Avenue. Nearest to the project site are bus stops located on 17" Street at Cabrillo
Park Drive in the northwest and southwest corners. Route 60 operates on
approximate 20-minute headways during weekdays and 15-minute headways on
weekends.

* OCTA Route 64: The major route of travel is First Street. Nearest to the project
site are bus stops located on First Street at Cabrillo Park Drive in the southeast
and northwest corners. Route 64 operates on approximate 15-minute headways on
the weekdays and 20-minutes on the weekends.

= OCTA Route 71: The major route of travel is Tustin Avenue. Nearest to the
project site are bus stops located on Tustin Avenue at 4™ Street in the northeast
and southwest corners. Route 71 operates on approximate 50-minute headways on
the weekdays and 45-minute headways on the weekends.

=  OCTA Route 463: The major route of travel is 4" Street. Nearest to the project
site are bus stops located on 4™ Street at Cabrillo Park Drive in the northeast and
southeast corners. Route 463 operates on approximate 25-minute headways on the
weekdays and no bus service on the weekends.

Figure 3-2 graphically illustrates the transit routes of OCTA within the vicinity of the
project. Figure 3-3 identifies the locations of the existing bus stops in proximity to
the Project site.

Project’s Proximity to Bicycle Facilities

The City of Santa Ana promotes bicycling as a means of mobility and a way in which
to improve the quality of life within its community. The Bikeway Master Plan
recognizes the needs of bicycle users and aims to create a complete and safe bicycle
network throughout the City. Currently, not many bicycle facilities exist in the study
area. However, review of Figure 3-4, which presents the City’s Bikeway Master
Plan, shows that a Class | bike path is proposed to be built along Tustin Avenue
within the vicinity of the Project.
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PARKING DEMAND ANALYSIS

Parking Requirements per MEMU Requirements

To determine the number of parking spaces required to support the proposed Project,
the parking requirement was calculated based on parking information published in the
City of Santa Ana Metro East Mixed-Use Overlay Zone, Chapter 4.0 Development
Standards, Section 4.8 Parking and Access, (4)(2) Village Center District (Section
4.8(4)(2). The following parking ratio was used to determine the required parking:

= Section 4.8(4)(2)(c): Mixed-use developments with less than 10 percent of the
gross floor area devoted to commercial activity: a minimum of 2.0 spaces per
residential or live/work unit inclusive of guest parking and any nonresidential
uses.

= Section 4.8(4)(2)(d). Mixed-use developments with 10 percent or greater of
the gross floor area devoted to commercial activity: Any development
proposal that devotes 10 percent or more of the development’s gross floor
area to a nonresidential use shall be required to provide a parking study by a
city approved consultant to establish an adequate parking requirement for the
mixture of uses in the proposed development. In no case, however, shall a
standard of less than 2.25 spaces per unit inclusive of guest parking and any
nonresidential uses shall be established.

Given the proposed Project’s commercial floor area, which totals 17,200 SF, equates
to less than 10 percent of the Project’s total gross floor area, the Project would require
2.0 spaces per residential unit or live/work unit, inclusive of guest parking and any
nonresidential uses.

Table 2 presents the MEMU parking requirements for the Project. Review of the
upper half of Table 2 identifies that the Project’s proposed 449 apartment homes
component would require 898 spaces. With a proposed parking supply of 898 parking
spaces, the City’s MEMU parking requirement for this Project component is satisfied.
It should be noted that the retail/commercial and resident guest supply consists of 90
spaces located on the ground floor and subterranean level of the parking structure
which will be ungated.

Review of the lower half of Table 2 identifies that for the Project’s proposed 58 unit
townhome development, a parking requirement of 116 spaces is required (2.0 spaces
per unit X 58 units). With a proposed parking supply of 127 spaces, this Project
component has an | l-space parking surplus when compared to the City’s MEMU
parking requirements.
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However, knowing that the retail/commercial and residential guest component of the
Project are expected to share spaces and would have peaks that occur at different
times of the day a shared parking assessment has been considered. The shared parking
approach would be a part of the Project’s PMP to ensure adequate parking is
maintained for all users of the Project.

It is noted that although not counted as a part of the Project’s parking supply, an
additional 23 on-street parking spaces will be provided on Park Court Place, thus
effectively increasing the Project’s overall surplus to 34 spaces.

PARKING MANAGEMENT PLAN (PMP)

The Parking Management Plan should incorporate the requirements published in
Section 4.8(B)(2) of the MEMU, and also the requirements of Section 4.8(B)(4) of the
MEMU as summarized below:

» L8(B)(2). All residential units shall be provided a minimum of one (1)
assigned space per unit.

®  1L8(B)(4). Parking spaces specifically designated for nonresidential and
residential uses shall be clearly marked by the use of posting, pavement
markings, and/or physical separation. Parking area design shall incorporate
a separation of the parking for nonresidential and residential uses, except that
guest parking may be combined with nonresidential parking as long as the
total required parking for the development is not reduced.

As such, to ensure adequate parking is provided for both tenants, employees and
guests of the Project, 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.

PMP Measures

Specific PMP measures are described below, and were developed based on the
following objectives and will be implemented through signage and by on-site
management:

Objectives:
e The PMP should restrict residents from parking in the guest spaces.

® The PMP should restrict guests from parking in the reserved resident spaces.

nifield Cabrillo Town Center, Santa Ana Pasking & PMP 53 Cabrillo Town Center Parkimg Study & Parking Management Plan 120922022 (o

LINSCOTT
LAW &

GREENSPAN

engineers




Grant Williams
December 9, 2022
Page 7

e The PMP should require guests to park in designated guest spaces.

e The PMP should restrict vehicles from exceeding the time restriction on the
short term parking, if any is proposed.

e The PMP should allow for the use of proposed “short-term/time restricted”
parking spaces allocated retail and leasing use for use by residents and
resident guests after business hours, if necessary.

e The PMP should help develop the framework for a detailed parking
agreements between the leasing office and the tenants

Retail/Commercial Component

L.

The Property Owner/Property Management Company will implement a
reciprocal/shared parking program to ensure the pool of parking for the
retail/commercial component and guest of the residential component is available
to be “shared”. The pool of parking spaces to be allocated for resident guest and
retail/commercial use is proposed to be provided on Subterranean Level and
Level | of the apartment parking structure in compliance of Section 4.8(B)(4) of
the MEMU.

The Property Owner/Property Management Company will work with tenants of
the Project’s retail/commercial component to implement an employee parking
program, with the goal of providing convenient and accessible shopping
experience for the customers of the retail/commercial 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 signage. It is noted that these spaces will be open for customer use.

The Property Owner/Property Management Company will work with tenants of
the Project’s retail/commercial component 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 commercial/office use, These short term spaces will most
likely be designated on the ground floor (Level 1) of the Site A parking structure.
The short-term spaces may be used for service retail-type users as well as be
designated for prospective resident tenants. The number and location of spaces
will be determined by Property Owner/Property Management Company and the
potential tenants.

Retail/commercial customers or visitor of the tenants of apartment mixed-use

component of the Project will be able to park, on a first come first serve basis, on
the 23 on-street parking spaces along Park Court Place.

41531 - Fanfield Caballo Town Center. Santa Ana Parking & PMIP 453 ihrillo Town Cenier Parking Swuch & Parking Manasement Plan 1 24002022 doc
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Residential Component

8

10.

The Property Owner/Property Management Company shall assign one (1) parking
space to every unit for the Project’s 449 unit apartment component per Section
4.8(B)(2) of the MEMU. Additional spaces may be assigned to any unit that
requests additional assigned spaces dependent on the number of bedrooms
provided within said unit. The Property Owner/Property Management Company
shall determine the allocation of parking spaces for resident tenants and location
of guest parking spaces, inclusive of spaces designated and signed for prospective
resident tenants. Resident may not park more than two (2) vehicles in the complex
unless authorized by the Project Owner/Project Management Company.

Residents will be provided a transponder or similar device (fob or key card, etc.)
for remote access to the gated residential parking area within the Project’s 449
unit apartment component. As shown in the Project site plan, Level 1 of the
parking structure will have two residential gates to access the upper levels of the
garage.

The Property Owner/Homeowner’s Association shall require residents of the 58-
unit townhomes component to use their garage to park their vehicle. Recognizing
that garages are sometimes used for storage, it will be the resident’s responsibility
to ensure that a resident’s vehicle can park in the garage with the door closed. No
boats or RV’s are allowed. Resident vehicles not parking in their garage space
will be towed.

Pending the requirements of the Property Owner/Homeowner’s Association
Company, resident vehicles may be allowed to parked temporary outside their
garages. However, if a temporary valid permit is not obtained from the Property
Owner/Property Management Company and is not properly displayed, the vehicle
may be towed at the owners’ expense. The eleven (11) open spaces located
within the townhomes component of the Project should be made available to
accommodate townhome resident guests parking needs. Resident guests of the
townhomes component of the Project will be able to park, on a first come first
serve basis, within eleven (11) parking space of the townhome site.

Vehicles lacking current registration will not be issued a permit. Vehicles that
have lapsed registration will be towed by the Property Owner/Property
Management Company or Homeowner’s Association. The storage of inoperable
or unregistered vehicles is prohibited.

Every resident will be required to register their vehicle. The registered owner
must be a lease holding resident. No permits will be issued to non-lease holders,
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11.

12.

13,

14,

or vehicles not registered to a lease holder. This registration will be updated
annually at the time of recertification.

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.

[f you obtain a new vehicle, you must provide new registration, and will be given
a new permit (transferring permits is not permissible).

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 or the Homeowner’s Association to ensure compliance.

Retail/Commercial & Residential Component

15.

L

Relative to the 23 curbside parking spaces located on Park Court Place, the
Property Owner/Property Management Company will work with the City of Santa
Ana on time-restrictive signage for these spaces. No overnight parking should be
allowed on these spaces and parking should be limited to no more than 2-hours
during the period of 8:00 AM to 7:00 PM daily. The PMP may consider limiting
resident and/or resident guest parking to after 5:00 PM daily. Given the on-street
parking spaces are within the public right-of-way, the installation of the necessary
signing and striping improvements will be subject to the review and approval of
the City of Santa Ana. Further yet, the enforcement of parking restrictions these
public parking spaces would be the responsibility of the City of Santa Ana.

. Resident guests of the apartment homes component of the Project will be able to

park, on a first come first serve basis, within the 90 spaces allocated within the
apartment’s parking structure or 23 on-street parking spaces along Park Court
Place. Resident and/or Resident Guest parking overnight will require prior
approval by Property Owner/Property Management Company and a permit.

The parking conditions for the Project will be reviewed/monitored on an annual
basis by the Property Owner/Property Management Company and Homeowner’s
Association and appropriate actions detailed above will be taken to ensure that the
necessary PMP measures are being implemented.
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Through this monitoring and cooperation with the residents and tenants as a result
of the annual review/monitoring, a partnership will be formed to ensure that
residential tenants and retail employees and Management Company personnel on
the property work together to ensure adequate parking is available.

SHARED PARKING ANALYSIS

To validate the adequacy of the proposed retail/commercial parking supply in
combination with the residential guest component a shared parking analysis has been
prepared based on the utilization profile of each included land use component. The
following section calculates the parking requirements for Project based on the shared
parking methodology outlined in ULI Shared Parking, 3 Edition.

The specific tenancy mix of the Project provides an opportunity to share parking spaces
based on the utilization profile of each included land use component. The parking ratios
identified above have been used directly for incorporation into a shared parking
analysis consistent with the methodology outlined in the Urban Land Institute (ULI)
and published in Shared Parking, 3rd Edition. Based on the results of this shared
parking assessment, the adequacy of the Project’s retail/commercial component and
resident guest parking supply of 90 spaces can be determined.

Key inputs in the shared parking analysis for each land use include:

»  Peak parking demand by land use for visitors and employees.
*  Adjustments for alternative modes of transportation, if applicable.

* Adjustment for internal capture (captive versus non-captive parking demand),
if applicable.

= Hourly variations of parking demand.
*  Weekday versus weekend adjustment factors

= Monthly adjustment factors to account for variations of parking demand over
the year.

For this analysis, a conservative 10% parking adjustment to account for (1) “walk-
in/internal capture™ trips attributable to synergy between uses within the Project and
adjacent residential uses, and (2) alternative modes of travel (i.e. carpool, vanpool,
transit, bicycle, pedestrian) were utilized to provide a conservative parking demand
forecast for the proposed Project. For the Project’s Live/Work component, it is
assumed that 50% of the employee parking needs are attributed to the residents who
would occupy these units. These adjustments are representative of the interaction
between the Project’ retail and residential component and as well as the existing uses
in the vicinity of the Project site.
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Tables 3 and 4 present the overall weekday and weekend parking demand profiles for
the retail/commercial and residential guest components of the Project based on the
shared parking methodology. Columns (1) through (3) of these tables present the
parking accumulation characteristics and parking demand of the proposed uses for the
hours of 6:00 AM to midnight. Columns (4) through (5) presents the expected joint-use
parking demand for the Center on an hourly basis and further presents the hourly
parking surplus/deficiency for the proposed Project compared to the parking supply of
90 spaces. Both tables highlight the forecast peak parking demand for the
retail/commercial center component of the Project during the morning peak hour
(shown in""1)), afternoon peak period (shown in'" 1) and evening peak hour (shown
inESs).

Based on our experience, the shared parking approach summarized in Tables 3 and 4 are
believed to be the most appropriate in evaluating the parking supply-demand
relationships for Project. The results in these tables are the focus of this parking
investigation and recommendations.

Shared Parking Results

Review of Tables 3 and 4 indicates that the future full occupancy weekday peak
retail/commercial and residential guest parking demands will occur at 7:00 PM with a
peak demand of 81 spaces. Based on the proposed retail/commercial and residential
guest parking supply of 90 spaces, the peak demand hours on a weekday will result in
a surplus of 9 spaces. On a weekend, a peak parking demand will occur at 7:00 PM
and 8:00 PM with peak demands of 79 spaces resulting in a surplus of 11 spaces.
Appendix A contains the detailed weekday and weekend shared parking worksheets.

Figures 4-1 and 4-2 graphically illustrate the weekday and weekend hourly parking
demand forecast for the shared parking component, respectively. Each of the
anticipated land use component/tenant mix and its corresponding hourly Shared
Parking demand for various mixes of uses, which were presented in Tables 3 and 4,
are depicted in these two figures relative to a proposed parking supply of 90 spaces. A
review of these figures indicates that the Project’s parking supply for the
retail/commercial and resident guest of 90 spaces will adequately accommodate the
weekday and weekend hourly shared parking demand

CONCLUSIONS

Based on the above, it is concluded that adequate parking will be provided to satisfy
the parking demand for residents, guests and employees of the Cabrillo Town Center
Mixed-Use Project. Nevertheless, to ensure adequate parking is provided for all users
of the Project, the Property Owner and/or Property Management Company, if they
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deem it necessary, would implement and enforce the appropriate Parking
Management Strategy recommended in this Parking Management Plan, to ensure that
accessible and convenient parking is available for all users at all times.

In summary, the proposed Project provides more than adequate parking to
accommodate the needs of both the retail/commercial users and residential users. The
proposed PMP measures would help ensure these adequacies for all.

We appreciate the opportunity to provide this analysis for FRH Realty and the City of
Santa Ana. Should you have any questions, please call us at 949.825.6175.

Respectively submitted,
Linscott, Law & Greenspan, Engineers

(povte—

Richard E. Barretto, P.E.
Principal

Attachments

cc: Shane Green, P.E., Senior Transportation Engineer
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