
REQUEST FOR CITY COUNCIL ACTION 

MEETING DATE: November 26, 2013 

TITLE: HERITAGE FIELDS PROJECT 2012 SECOND SUPPLEMENTAL 
ENVIRONMENTAL IMPACT REPORT FOR GENERAL PLAN 
AMENDMENT AND ZONE CHANGE IN PLANNING AREAS 30 
AND 51 

Director of Community Development 

RECOMMENDED ACTION 

1. Receive staff report. 
2. Reopen the public hearing , receive public input. 
3. Close the public hearing. 
4. City Council comments and questions. 
5. Adopt Planning Commission recommendations : 

Adopt - A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF IRVINE 
CERTIFYING THE SECOND SUPPLEMENTAL ENVIRONMENTAL IMPACT 
REPORT (SCH NO. 2022101020, 00538162-PCLE) AND MITIGATION 
MONITORING AND REPORTING PROGRAM FOR THE HERITAGE FIELDS 
PROJECT 2012 GENERAL PLAN AMENDMENT AND ZONE CHANGE, FILED BY 
FIVE POINT COMMUNITIES ON BEHALF OF HERITAGE FIELDS EL TORO, LLC; 
LOCATED IN PLANNING AREAS 30 AND 51 

EXECUTIVE SUMMARY 

Five Point Communities, on behalf of Heritage Fields El Taro, LLC (Applicant) , has 
submitted applications for a General Plan Amendment and Zone Change for the Great 
Park Neighborhoods development in both Planning Areas 30 and 51 (Project) . The 
Project will amend the General Plan and Zoning Ordinance to reduce 410,400 square 
feet of non-residential intensity and add an additional 4,606 dwelling units in Planning 
Area 51 (for a total of 9,500 dwelling units). 

Through the Project, the Applicant also proposes to: 

• combine Planning Areas 30 and 51 , including relevant development standards, 
and an approximate 11-acre parcel located in Planning Area 9 into a single 
planning area designated as Planning Area 51 ; 
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• rezone the entire Great Park Neighborhoods property to the 8.1 Trails and 
Transit Oriented Development District (TIOD) zoning district created in 2011; 

• amend the Master Plan of Arterial Highways to eliminate a planned 420-foot 
extension of Rockfield; 

• modify General Plan Objective B-1 to identify where Level of Service E is 
considered acceptable; 

• relocate a portion of the approved Wildlife Corridor (WLC) between Irvine 
Boulevard and the railroad tracks (Segments 2 and 3) to a location adjacent to 
the Borrego Channel; 

• analyze two options to locate the master planned "Main Street" retail district in 
Development District 1 (an option on each side of Trabuco Road); 

• perform other minor amendments to text, figures and maps within the General 
Plan and Zoning Ordinance to implement the Project; and 

• advance funding for the implementation of recreational facilities for the Great 
Park. 

The Project site is located in Planning Areas 30 and 51 (the former Marine Corps Air 
Station, El Toro). The site is generally bounded by Irvine Boulevard and Portola 
Parkway to the north, the 1-5 freeway to the south, the Irvine Spectrum to the east and 
the SR-133 toll road to the west. The 11-acre parcel, that is also the subject of this 
application, is located between the SR-133 toll road and the Great Park Neighborhoods 
development, and bounded by Irvine Boulevard and Trabuco Road in Planning Area 9. 
A vicinity map of the Project is included as Attachment 1 . 

Pursuant to Section 15162 of the California Environmental Quality Act (CEQA) 
Guidelines, a Second Supplemental Environmental Impact Report (SSEIR) has been 
prepared to address all potential significant environmental impacts of the Project, 
examine the Project alternatives, and identify mitigation measures related to each 
significant impact. The Draft SSEIR was available for a 45-day public review period 
between July 10, 2012 and August 24, 2012, and was subsequently extended to 
September 7, 2012. The SSEIR concludes that, with mitigation measures applied to the 
Project, there is no substantial evidence that the Project would have a significant effect 
on the environment. The City Council is the certifying body for the SSEIR. 

CEQA requires that the City Council adopt the resolution certifying the Final SSEIR prior 
to taking action to approve the Project, including the General Plan Amendment, Zone 
Change and Adjacent Landowner Agreement II. 

COMMISSION/ADVISORY BOARD RECOMMENDATION 

On October 24, 2013, the Planning Commission held a public hearing to consider the 
Project. The Planning Commission voted 3-0 (Planning Commissioners Gaido and 
Neudorf absent) to recommend that the City Council certify the SSEIR (Resolution 13-
3264). 
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ANALYSIS 

BACKGROUND 

In February 2005, Heritage Fields, LLC purchased the Project site and subsequently 
began its master planning process, including the processing of various land use 
entitlements. Most recently, the City approved a General Plan Amendment, Zone 
Change, 2nd amendments to Vesting Tentative Tract Map 17008 and Tentative Parcel 
Map 2006-271, five vesting tentative tract maps, five master plans, five comprehensive 
parks plans and an amendment to the approved Master Landscape and Trails Plan. The 
Planning Commission and City Council took actions in August and September 2011, 
respectively, to approve these applications and certify a Supplemental Environmental 
Impact Report (SEIR). Approval of the 2011 applications entitled and located 3,625 
base residential units (15 percent of which are required to be affordable) and 1,269 
Density Bonus Units in Districts 1-North, 1-South, 4, 7 and 8, as well as 1, 154,700 
square feet of non-residential uses in Districts 1-North, 4 and 8. The concept for the 
neighborhoods focused on mixed-use neighborhoods with an emphasis on trails and 
connectivity, under a single zoning district called the 8.1 Trails and Transit Oriented 
District (TTOD). 

On December 22, 2011, the Applicant submitted applications for the Project requesting 
a General Plan Amendment and Zone Change. In conjunction with the Project 
applications, the City prepared an SSEIR. A component of the applications was an 
optional conversion of additional non-residential intensity to create up to a total of 
10,700 dwelling units in Planning Area 51. The SSEIR analyzed both the 9,500-unit and 
1 0-700-unit options included in the application. Subsequent to preparation of the 
SSEIR, the Applicant withdrew its request for the optional conversion from 
consideration. Accordingly, the proposed amendments to the General Plan and Zone 
Ordinance only address the 9,500-unit option and do not address the withdrawn 10,700-
unit option. Project specific details regarding the General Plan Amendment and Zone 
Change are discussed under a separate staff report. Details regarding the 
environmental review are discussed below. 

PROJECT DESCRIPTION 

Pursuant to Section 15162 CEQA Guidelines, a Supplemental Environmental Impact 
Report (SEIR) may be prepared if substantial changes to the Project occur that require 
revisions of the previous Environmental Impact Report. Appropriately, staff has 
prepared an SSEIR to the previously certified SEIR (State Clearinghouse Number 
2002101 0200), and this SSEIR adequately addresses the general environmental setting 
of the Project, its significant environmental impacts, alternatives and mitigation 
measures related to each significant impact. 

A Notice of Preparation (NOP) was filed with the State Clearinghouse for a 30-day 
review on April 3, 2012. The City's initial study accompanied the NOP and was 



City Council Meeting 
November 26, 2013 
Page 4 of 11 

distributed to responsible agencies and other interested parties. Prior to preparation of 
the Draft SSEIR, the City held a seeping meeting on April 19, 2012. The seeping 
meeting was held to present the environmental review process and elicit comments 
from responsible agencies and the community regarding the environmental review 
process for the Project. Comments regarding the NOP, along with comments received 
at the SSEIR seeping meeting, were received and were incorporated into the Draft 
SSEIR. On July 10, 2012, a Notice of Completion was posted for a period of 45 days for 
public review and comments on the Draft SSEIR. During the 45-day public review 
period, staff received a request from the City of Laguna Beach and the California 
Department of Fish and Wildlife to extend the review and comment period for the Draft 
SSEIR. Upon review of the extension requests, the City extended the comment and 
review period for the Draft SSEIR two additional weeks to September 7, 2012. At the 
close of the review period, staff received a total of 22 comment letters regarding the 
Draft SSEIR. 

As required by CEQA, staff prepared responses to each of the comments received and 
has included them in the Final SSEIR (Attachment 2). The City Council is the certifying 
body for the Final SSEIR. 

STATEMENT OF THE ISSUES 

1. Unavoidable Significant Adverse Impacts 
2. Programmatic Level of Review 
3. Wildlife Corridor 
4. Traffic Study 
5. Main Street Options 
6. Schools 

1: Significant and Unavoidable Adverse Impacts 

Between 2003 and 2011, the City approved entitlement for the "2011 Approved Project" 
for 4,894 residential units and 6,585,594 square feet of non-residential uses throughout 
Planning Areas 30 and 51. The 2011 Approved Project analyzed a series of documents 
that includes the 2003 Orange County Great Park FEIR, eight addenda to the 2003 
OCGP FEIR, and the Great Park Neighborhoods Supplemental EIR (FSEIR). The 
FSEIR for the 2011 Approved Project identified three significant and unavoidable 
adverse impacts: air quality; population and housing; and transportation/traffic. The 
Project would reduce the three previously identified significant and unavoidable adverse 
impacts to two; with population and housing no longer a significant and unavoidable 
adverse impact due to improved jobs to housing balance. The impacts found in this 
Final SSEIR to be significant and unavoidable are: 

• air quality and 
• transportation/traffic if the mitigation measures identified in the SSEIR in other 

jurisdictions are not implemented by such jurisdiction. 
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The City has existing policies, programs and procedures (PPP) that address many of 
the concerns evaluated by the environmental analysis. Project Design Features (PDF) 
have been incorporated to further reduce the project's impacts to the environment. 
Where mitigation could not be addressed solely through a PPP or PDF, specific 
Mitigation Measures were created to address those impacts. With implementation of 
applicable mitigation measures, which will be adopted as conditions of approval, the 
SSEIR found that the Project would result in less than significant environmental 
impacts. A list of all Mitigation Measures and Project Design Features that have been 
applied to the project can be found in the Mitigation Monitoring and Reporting Program 
(Attachment 6). 

2: Programmatic Level of Review 

The 2003 OCGP FEIR was a programmatic EIR that analyzed the original project at a 
high level and contemplated additional project level analysis would occur. Similar to the 
2003 FEIR, the Great Park Neighborhood 2011 SEIR and the current SSEIR analyzed 
changes to the Orange County Great Park at a high-level. This is consistent with City 
practice for other Planning Areas where high level general plan and zoning regulations 
have been analyzed and adopted for an entire Planning Area. Subsequent maps and 
master plans submitted for specific development plans for projects within the Planning 
Area will be reviewed for conformity with the adopted general plan and zoning along 
with any necessary additional environmental documentation and review. 

The SSEIR analyzed the cumulative traffic impacts from the Project from the existing 
condition and future years 2015, 2030, and post-2030 and whether the project was 
within the trip budget established for the Project. 

At the City Council scoping session for the Project on March 13, 2012, Five Point 
Communities indicated an intention to provide substantial public benefits to the City in 
connection with the approved entitlement, including the advancement of the 
development schedule for portions of the Orange County Great Park. In its July 2, 2013 
letter to the City, Five Point Communities presented a proposal with a commitment that: 
"Five Point (on behalf of HFET) will engage in and lead a collaborative program, design 
and budgeting process with assigned City staff and consultant team to provide for a 
schematic design package suitable for HFET to contract for the delivery of the proposed 
public facilities without a cap on the budget prior to the approval of the entitlements of 
the project." 

Funding for facilities at the Great Park is a feature of the 2012 Modified Project as 
described in the SSEIR Project Description. The Project Description in the SSEIR 
identifies "Advance funding for the implementation of recreational facilities for the Great 
Park" as an objective. In the Response to Comments for the SSEIR this is further 
explained on page 3-70, "The commitment to fund approved Great Park facilities is a 
feature of the 2012 Modified Project, intended to facilitate implementation of previously 
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approved Great Park improvements, particularly given the loss of the redevelopment 
agency as a source of funding." and "The 2102 Modified Project simply provides an 
alternative funding source for the previously approved project to be implemented." In 
addition, the Adjacent Landowner Agreement II documents the agreement of the City 
and the Applicant to relocate the Wildlife Corridor (WLC) and to construct the WLC 
(discussed below). The SSEIR identifies approval of agreements relating to the 
construction of Great Park facilities and/or infrastructure and real estate transfers 
necessary to facilitate the Relocated Wildlife Corridor Feature among subsequent 
approvals that may rely on the SSEIR. The actual agreement to provide the funding for 
Great Park facilities occurs through an Adjacent Landowners Agreement II considered 
as a separate subsequent agenda item by the City Council. 

3: Relocated Wildlife Corridor Feature 

The Applicant is proposing to relocate the alignment of planned Relocated Wildlife 
Corridor Feature (WLC) Segments 2 and 3 to the east adjacent to the Borrego Channel 
within Great Park Neighborhoods Development Districts 5 and 6, and rezone the 
proposed and existing WLC locations to reflect the relocation. In response to a number 
of lengthy comments regarding the Draft SSEIR, the Applicant prepared an updated 
WLC Plan (Attachment 2, included as an appendix in the Final SSEIR). The Applicant, 
in collaboration with an expert Peer Group selected by Laguna Greenbelt and other 
interested parties, collaboratively developed an updated WLC Plan over a nearly year
long process that occurred outside of the City process and resulted in a 1 0-month delay 
in the processing of the Project. Consistent with previous plans, the updated WLC Plan 
provides the same acreage and identifies all five segments of the WLC. The updated 
WLC Plan identifies the relocated WLC; proposes a landscape palette; and, addresses 
permitted roads/trail crossings, targeted species, hydrology and functions of the WLC. 

The Peer Group, the City's consultant biologist, and officials from the U.S. Fish and 
Wildlife Service and the California Department of Fish and Wildlife have all evaluated 
the updated WLC Plan and determined that the updated plan will provide for a 
biologically effective WLC. The biological effectiveness of the relocated WLC is based 
on a variety of factors including the design of the corridor (e.g., alignment and 
configuration); the suitability of vegetation for target species; and, measures to reduce 
potential edge effects (e.g., noise, lighting and human intrusion into the corridor). 

4: Traffic Study and Vehicular Access 

A traffic impact analysis was prepared to determine short-range (2015) and long-range 
(2030 and Post-2030) traffic impacts that would result from development of the Project 
(Attachment 3). The analysis was developed in accordance with City standards and 
policies including the North Irvine Transportation Mitigation (NITM) Program 
requirements and approved scope of work for the analysis. 
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The traffic impact analysis for the Project included the following: 

• special issues section to address the project backbone internal circulation 
system and access; 

• pending projects analysis; 
• sensitivity analysis of the build-out (Post-2030) conditions needed to process the 

proposed MPAH amendment to delete the extension of Rockfield Boulevard to 
Marine Way; 

• Circulation Phasing Report intersections analysis; 
• pedestrian and bicycle circulation; 
• transit features; 
• congestion management program consistency requirements; and, 
• analysis for project compliance with applicable City Transportation Guidelines, 

including intersection spacing and design and traffic signal needs assessment, 
including an Irvine Boulevard traffic signal progression analysis. 

The results of the traffic impact analysis identified a combined total of 14 significant 
project impacts that were not previously identified and mitigated by improvements 
identified in the NITM Program. However, the project will impact fewer locations 
depending on which Main Street Option is implemented (refer to Issue 5). Those impact 
locations and potential improvements are described in Attachment 4. 

The remaining significant project impacts were mitigated by improvements either 
identified in the City of Lake Forest's fully-funded LFTM Program, or identified in the 
NITM Program with the project's participation in NITM satisfying the project obligation. · 
The new impacts are identified as mitigation measures in the associated SSEIR. 

In addition to the above traffic impact improvements, the traffic impact analysis does the 
following: (1) confirms internal project roadway and intersection geometry and traffic 
controls approved as part of the 2011 General Plan Amendment/Zone Change and 
proposes revisions, where necessary, as a result of the proposed project and (2) 
identifies the need for a future traffic signal within the project site along Irvine Boulevard. 

Level of Service E 

Level of Service (LOS) is a letter designation that describes a range of operating 
conditions on a highway. Level of Service is a qualitative measure that 
characterizes operational conditions on a roadway and their perception by 
motorists. There are six Levels of Service: LOS A - F. LOS A is best and is 
characterized by free-flowing conditions, whereas, LOS F is worst and is 
characterized by the formation of queues due to volume exceeding intersection 
capacity. LOS E represents a situation where volumes approach capacity and 
some momentary queuing may result. 
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Currently, the LOS E policy is applicable to development in Planning Area 30 for 
intersections that do not have r~sidential development on any corner. The 
Applicant is requesting to amend the General Plan Circulation Element Objective 
B-1 and add Figure B-5 to identify locations where LOS E may be considered 
acceptable. The Project proposes to expand the ability to apply LOS "E" to the 
area just north of the Irvine Station between the rail line and Marine Way. Due to 
the planned higher density transit oriented development that will be served by the 
nearby Irvine Station the expansion of the policy is appropriate. Overall, the 
revisions would allow for a more consistent application of the policy for higher 
density and transit oriented development similar to the IBC and Spectrum, where 
the LOS "E" threshold is allowed. 

The Project is not proposing to allow LOS "E" in any specific intersection within 
the Project but to expand the area where the policy for LOS "E" may be 
considered. Furthermore, the Traffic Impact Analysis does not rely upon this 
application of LOS "E" acceptability or any other change in LOS standards during 
the course of evaluating traffic impacts associated with the Project. All identified 
project mitigation is based on existing General Plan LOS "D" thresholds, unless 
already identified in the existing General Plan as LOS "E" acceptable. 

Master Plan of Arterials and Highways (MPAH) 

The Applicant is proposing to eliminate the planned extension of Rockfield to 
Marine Way. This 420-foot roadway link is included on General Plan Figure B-1, 
the City's Master Plan of Arterial Highways (MPAH}, as well as the County 
MPAH. This roadway link was originally planned to provide a link between Bake 
and Alton Parkway. With the advent of the Great Park, Marine Way provided an 
alternative to this link, rendering the Rockfield extension redundant. 

The removal of the Rockfield extension has been analyzed in the project traffic 
study, and all recommended mitigation measures include this scenario. In the 
event that the MPAH is not amended and Rockfield is ultimately constructed to 
Marine Way, no additional traffic impacts would occur under Option 2; however, 
impacts would occur with Option 1 (at the SR-133 NB Loop on-ramp at Barranca 
Parkway). Additional mitigation would be required if the Rockfield extension is not 
removed from the MPAH, as described in Mitigation Measure TRAN12. 

5: "Main Street" Options 

The Project considers two options for the "Main Street" retail development in 
Development District 1. The "Main Street" feature is currently mapped and master 
planned in Development District 1-North east of "0" Street and north of Trabuco. This 
location of the "Main Street" feature is analyzed as Option 1 and would consist of 
community commercial and multi-use north of Trabuco with residential development 
south of Trabuco in Development District 1-South. Option 2 would flip the "Main Street" 
feature to Development District 1-South and replace it with residential units displaced 
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from Development District 1-South. By locating the "Main Street" feature south of 
Trabuco and adjacent to the Sports Park District of the Orange County Great Park, 
Option 2 would allow opportunities for connectivity and synergy of uses between the 
private retail district and the Sports Park and eliminate a situation where visitors to the 
Sports Park must walk or drive through a residential neighborhood to access the 
commercial district. 

Option 1 was previously analyzed in the 2011 SEIR and previously entitled through the 
2011 Approved Project. The SSEIR studied Options 1 and 2 in the context of the land 
use changes proposed through the Project. In the event the Applicant pursues Option 2, 
amendments to the approved subdivision maps and master plans will be required for 
both affected development districts. 

6: Schools 

The Project site is located within both the Irvine Unified School District (IUSD) and the 
Saddleback Valley Unified School District (SVUSD), with a portion of Development 
Districts 5 and 6 located in SVUSD and the balance in IUSD. Through a mitigation 
agreement with IUSD, the Applicant has agreed to mitigate its K-8 student impacts 
through site dedication and construction of a K-8 school. High school impacts will be 
mitigated by the Applicant's same agreement with IUSD in combination with a separate 
existing mitigation agreement between IUSD and the Irvine Company. The Applicant will 
dedicate a 40-acre site for the high school and the mitigation agreement with the Irvine 

- Company will provide funding for the school construction. In the event that additional 
entitlements are granted, such as the proposed Project, the Applicant's mitigation 
agreement with IUSD provides for construction of additional facilities. With regards to 
SVUSD, the Applicant has not entered into a mitigation agreement with that district and 
will mitigate impacts through the payment of SB 50 fees. 

The Applicant has requested that the City, through its environmental analysis, analyze a 
future 2,600 student IUSD high school located adjacent to Irvine Boulevard in 
Development District 5 (Site A). Accordingly, the Project identifies and the SSEIR 
analyzes a future 2,600 student IUSD high school at Site A. 

In response to the City Council's September 10, 2013 action to offer an alternative site 
for consideration by IUSD, the Final SSEIR includes a "sensitivity analysis" considering 
placement of the high school on a 40-acre site within the Orange County Great Park at 
the southeast corner of future "0" Street and future "LV" Street (Site B). The sensitivity 
analysis provides an analysis for potential impacts and identifies improvements that 
would address those impacts but does not complete the process of assigning mitigation 
and responsibilities. Should IUSD pursue Site B, further traffic analysis to satisfy CEQA 
guidelines would be necessary, in addition to a site-specific access evaluation of the 
school. CEQA analysis for Site A has been completed to this level, including a site
specific access evaluation of the school appropriate for this point in the process, 
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through IUSD's certification of its own SSEIR on November 12, 2013. Subsequent site 
planning coordination and review will occur as is typical of the process. 

PUBLIC OUTREACH 

As part of the CEQA process, a Notice of Preparation (NOP) was posted on April 3, 
2012 for a period of thirty days wherein early comments could be provided to staff 
before the preparation of the Draft SSEIR. Furthermore, on April 19, 2012, at the close 
of the NOP comment period, staff held a public scoping meeting to present the project 
description and · describe the environmental review process and to receive any 
additional public comments for consideration during the preparation of the Draft SSEIR 
for the Project. The City received six letters responding to the NOP. 

On July 10, 2012, a Notice of Completion was posted for a period of 45 days for public 
review and comments regarding the Draft SSEIR. During the 45-day public review 
period, staff received requests from the City of Laguna Beach and the California 
Department of Fish and Wildlife to extend the review and comment period for the Draft 
SSEIR. Upon review of the extension requests, the City extended the comment and 
review period for the Draft SSEIR two additional weeks to September 7, 2012. At the 
close of the review period, staff received a total of 22 comment letters regarding the 
Draft SSEIR. Upon release of the Response to Comments and Final SSEIR on October 
15, 2013, staff offered to meet with a number of local community partners regarding the 
City's response to their comments. Staff also received a follow-up letters from Caltrans 
and the City of Tustin (Attachment 5) regarding the City's Response to Comments 
included in the Final SSEIR. 

FINANCIAL IMPACT 

Not Applicable. 

ALTERNATIVES CONSIDERED 

The City Council could determine not to certify the proposed SSEIR related to the 
General Plan Amendment and Zone Change. Should the SSEIR not be certified, the 
General Plan Amendment, Zone Change and Adjacent Landowner Agreement II cannot 
be approved. 

REPORT PREPARED BY: Barry Curtis, Manager of Planning Services 

ATTACHMENTS 

Attachment 1. Vicinity Map 
Attachment 2. Final Second Supplemental Environmental Impact Report with 

Response to Comments 
Attachment 3. 2012 GPAIZC Traffic Impact Analysis 
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Attachment 4. List of Impact Locations 
Attachment 5. Public Comment Letters 
Attachment 6. City Council Resolution No. Certifying Second Supplemental 

Environmental Impact Report (SCH N0.2022101020, 00538162-PCLE) 

cc: Cliff Wallace, Deputy CEO, Orange Great Park Corporation 
Mark Asturias, Housing Manager 

Files: 

Kerwin Lau, Project Development Administrator 
Katie Berg-Curtis, Project Development Administrator 
Sun-Sun Murillo, Supervising Transportation Analyst 
Hernan DeSantos, Senior Planner 
Diane Vu, Senior Planner 
Darrell Chin, Associate Planner 
John Bridges, AECOM 
Alia Hokuki, AECOM 
Vahid Toossi, Orange County Fire Authority 
Laurie Fernandez, URS Corporation 
Jennifer Bohen, Five Point Communities 
Kory Lynch, Five Point Communities 
Brian Myers, Nuquest 
Bill Halligan, The Planning Center 
Jeff Davis, Irvine Company 

General Plan Amendment: 00537028-PGA 
Zone Change: 00537029-PZC 
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