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Acronym Acronym and Abbreviation Description 

A  AAM Annual Arithmetic Mean AB Assembly Bill ac acres ACC Advanced Clean Cars Program (CARB) ACM asbestos-containing material ADT average daily trips made by vehicles or persons in a 24-hour period af acre-feet Afu artificial man-made fills afy acre-feet per year a.k.a. also known as AM morning (before noon) AMC antecedent moisture condition AOU American Ornithologists’ Union APA American Planning Association APHO Aerial Photograph/Features Anomalies ARDA Amended and Restated Development Agreement ASMP Airport System Master Plan AST aboveground storage tank ASTM American Society for Testing and Materials AT&SF Atchison, Topeka, and Santa Fe Railway 
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 B/C branch connector BAT best available technology economically achievable BCE Before Common Era BCT best conventional pollutant control technology BFE Base Flood Elevation bgs below ground surface BMPs Best Management Practices (or Programs) BOE Board of Education BRAC Base Realignment and Closure BTEX Benzene, toluene, ethylbenzene, and xylene BTU/yr British thermal units per year 
C  °C degrees Celsius c. circa C&D construction and demolition CAA Clean Air Act (federal) CAAQS California Ambient Air Quality Standards CAFÉ Corporate Average Fuel Economy CAIT Climate Analysis Indicators Tool CalEEMod California Emissions Estimator Model CalEPA California Environmental Protection Agency CAL FIRE California Department of Forestry and Fire Protection CALGreen California Green Building Standards Code CalOSHA California Occupational Safety and Health Administration 
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Acronym Acronym and Abbreviation Description CalRecycle California Department of Resources Recycling and Recovery Caltrans California Department of Transportation CAP criteria air pollutant CAPCOA California Air Pollution Control Officers Association CARB California Air Resources Board CBC California Building Code CBSC California Building and Standards Code CC&Rs Covenants, Conditions, and Restrictions CDFG California Department of Fish and Game1 CDFW California Department of Fish and Wildlife CDMG California Department of Mines and Geology CDPR California Department of Parks and Recreation CDR Center for Demographic Research C-D roadway Collector-distributor roadway CE Common Era CEC California Energy Commission CEO Chief Executive Officer CEQA California Environmental Quality Act of 1970 CERCLA Comprehensive Environmental Response, Compensation and Liability Act CESA California Endangered Species Act CFR Code of Federal Regulations cfs cubic feet per second CGS California Geological Survey CH4 methane CHRIS California Historical Resource Information System CIP Capital Improvement Program (or Plan) CMA Congestion Management Agency CMP Congestion Management Plan (or Program) CNDDB California Natural Diversity Database CNEL Community Noise Equivalent Level CNPS California Native Plant Society CNRA California Natural Resources Agency CO carbon monoxide CO2 Carbon dioxide CO2e Carbon dioxide equivalent COC chemical of concern COG Council of Governments COOG California Office of the Governor COPCs chemicals of potential concern CPP Comprehensive Phasing Plan CPT Cone penetrometer test CRA Cultural Resources Assessment CRAM California Rapid Assessment Method CRHR California Register of Historic Resources CRPR California Rare Plant Rank                                                         1  Note: should only be used for documents created before January 1, 2013 and in references only. Otherwise, use CDFW. 
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Acronym Acronym and Abbreviation Description CSMP Construction Site Monitoring Plan (or Program) CTR California Toxics Rule CUP Conditional Use Permit CWA Clean Water Act, Federal (1977) cy cubic yards 
D  D divided roadway lane DAMP Drainage Area Management Plan dB Decibel dBA decibel, A-weighted DCV Design capture volume DECA Defense Commissary Agency DR Development Requirement diesel PM Diesel particulate matter DNL Day Night Noise Level DoD U.S. Department of Defense DOF California Department of Finance DOGGR California Department of Conservation, Division of Oil, Gas and Geothermal Resources DoN U.S. Department of the Navy DR Development Requirement DRMO Defense Realization and Marketing Office DTSC Department of Toxic Substances Control, State of California du dwelling unit du/ac dwelling units per acre 
E  EBS Environmental Baseline Survey EIR Environmental Impact Report (CEQA) ELCR Excess Lifetime Cancer Risk e/o east of EO Executive Order ESA Environmental Site Assessment ESCP Erosion and Sediment Control Plan ESD Explanation of Significant Differences ESRL Earth System Research Laboratory EV electric vehicle 
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 °F degrees Fahrenheit FAD friable, accessible, and damaged (regarding asbestos-containing materials) FE federally Endangered species (USFWS) FEIR Final Environmental Impact Report (CEQA) FEMA Federal Emergency Management Agency FESA Federal Endangered Species Act 
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Acronym Acronym and Abbreviation Description FFA Federal Facility Agreement FHSZ Fire Hazard Severity Zone FOST Finding of Suitability to Transfer FP California Fully Protected FRB Frank R. Bowerman Landfill FS Feasibility Study FSS Final Status Survey ft foot/feet FT federally Threatened species ft3 cubic feet FTA Federal Transit Administration FTC-S Foothill Transportation Corridor – South FTIP Federal Transportation Improvement Plan 
G  gal. gallons GHG Greenhouse Gas GIS Geographic Information Systems GMP Growth Management Plan GP General Plan GPA General Plan Amendment GPC Great Park Corporation (Orange County) Gpcpd gallons per capita per day gpd Gallons per day gpm gallons per minute GWP Global Warming Potential 
H  H2SO3 sulfurous acid H2SO4 sulfuric acid HCD Housing and Community Development, State of California, Department of HCM Highway Capacity Manual HCOCs Hydrologic Conditions of Concern HCP Habitat Conservation Plan HFCs hydrofluorocarbons HI Hazard Index HMMP Habitat Management and Monitoring Plan HOV high-occupancy vehicle lane HPDF Historic Property Data File hr Hour HRA Historical Radiological Assessment HVAC Heating, ventilating, and air conditioning 
I  I Interstate IA Implementation Agreement IAS Initial Assessment Study 
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Acronym Acronym and Abbreviation Description IBC International Building Code IBC Irvine Business Complex I/C interchange  ICE U.S. Immigration and Customs Enforcement ICU Intersection Capacity Utilization ID Identification IFC International Fire Code IGR Inter-Governmental Review in/sec Inches per second IPD Irvine Police Department IRP Installation Restoration Program IRWD Irvine Ranch Water District IS Initial Study (CEQA) ITAM Irvine Transportation Analysis Model IUSD Irvine Unified School District IVC Irvine Valley College IWMP Integrated Waste Management Plan IWWTP industrial wastewater treatment plant 
J  JCJ Jeannette C. Justus Associates Juris. jurisdiction  JWA John Wayne Airport 
K  K Kindergarten km Kilometer KSF Thousand square feet KVA Kilovoltamps kW Kilowatt kWh Kilowatt Hour kWh/yr Kilowatt hour per year 
L  LACNHM Natural History Museum of Los Angeles County LAFCO Local Agency Formation Commission LARP Los Alisos Water Recycling Plant lbs/day Pounds per day lbs/sf Pounds per square foot LBP Lead-based paint Ldn Day-Night Average Sound Level Leq average noise level LFTAM Lake Forest Traffic Analysis Model LID Low Impact Development LIFOC Lease in Furtherance of Conveyance LIP Local implementation plan LLD Lifelong Learning District 
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Acronym Acronym and Abbreviation Description Lmax maximum noise level Lmin minimum noise level ln lane LOC Location of Concern LOS Level of Service (traffic flow rating) LRA Local Redevelopment Agency  LRTP Long Range Transportation Plan LST Localized significance threshold LTFP Long Term Facilities Plan 
M  m meter MARSSIM Multi-Agency Radiation Survey and Site Investigation Manual MATES-IV Multiple Air Toxics Exposure Study in the South Coast Air Basin MBTA Migratory Bird Treaty Act MCAS Marine Corps Air Station MEP Maximum Extent Practicable MFI Medium Family Income MG million gallons mg/kg Milligrams per kilogram mg/m3 milligrams per cubic meter mgd million gallons per day mi Mile MLD Most Likely Descendent MLTP Master Landscape and Trails Plan MM mitigation measure MMRP Mitigation Monitoring and Reporting Program MMTCO2e Million metric tons of carbon dioxide equivalent MND Mitigated Negative Declaration (CEQA) MPAH Master Plan of Arterial Highways (Orange County) mpg miles per gallon mph miles per hour MPO Metropolitan Planning Organization MRZ Mineral Resource Zone MS4 Municipal Separate Storm Sewer System MSC Miscellaneous Locations of Concern msl mean sea level MTCO2e metric tons of carbon dioxide equivalent MTCO2e/yr metric tons of carbon dioxide equivalent per year MTIS Materials Turned-In to Store MUTCD California Manual for Uniform Traffic-Control Devices MWD Metropolitan Water District of Southern California MWDOC Municipal Water District of Orange County MWRP Michelson Water Recycling Plant 
N  N2O Nitrous oxide 
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Acronym Acronym and Abbreviation Description N/A Not applicable NAAQS National Ambient Air Quality Standards NAHC Native American Heritage Commission NAL numeric action level NASA National Aeronautics and Space Association NB Northbound NCES National Center for Education Statistics NCP National Contingency Plan NCCP Natural Community Conservation Plan ND Nondetected NEV Neighborhood Electric Vehicles NFA No Further Action NFI No Further Investigation NHTSA National Highway Traffic Safety Administration (U.S. Department of Transportation) NITM North Irvine Transportation Mitigation n/o North of NO nitric oxide NO2 nitrogen dioxide NOx oxides of nitrogen (nitric oxide and nitrogen dioxide) NOAA National Oceanic and Atmospheric Administration NOI Notice of Intent (NEPA) NOP Notice of Preparation (CEQA) NPDES National Pollutant Discharge Elimination System NPL National Priorities List NRC Nuclear Regulatory Commission NRCS Natural Resources Conservation Service NRHP National Register of Historic Places 
O  O3 Ozone O&M Operations and Maintenance OC Orange County OCFA Orange County Fire Authority OCFCD Orange County Flood Control District OCGP Orange County Great Park OCGPRP Orange County Great Park Redevelopment Plan OCHCA Orange County Health Care Agency OCP-2014 Orange County Projections – 2014 OCPL Orange County Public Library OCTA Orange County Transportation Authority OCTAM Orange County Transportation Analysis Model OEHHA California Office of Environmental Health Hazard Assessment OHWM Ordinary High Water Mark OSA Opportunity Study Area OSHA Occupational Safety and Health Administration (California) OWS Oil Water Separators 
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Acronym Acronym and Abbreviation Description 

P  PA Planning Area PAH Polycyclic Aromatic Hydrocarbon pc/mi/ln Passenger cars per mile per lane PC Planned Community PCBs Polychlorinated Biphenyls PCE Tetrachloroethylene pCi/g picocuries per gram PDF Project Design Feature PEIR Program Environmental Impact Report PeMS Performance Management System (Caltrans) PFC perfluorocarbon pH hydrogen potential PID Photoionization detector PM evening (after noon) PM Particulate matter PM2.5 fine particulate matter less than 2.5 micrometers in diameter PM10 respirable particulate matter less than 10 micrometers in diameter ppb parts per billion ppm parts per million (used interchangeably with mg/L) ppv Peak particle velocity PRC Public Resources Code PRL Potential Release Location PV Photovoltaic PWC Public Works Center (Navy) 
Q  Qvof very old alluvial fan deposits (a type of soil) Qyf young alluvial fan deposits (a type of soil) 
R  R ramp lane RAB Restoration Advisory Board RAO Remedial Action Objective RBC risk-based concentrations RCP reinforced concrete pipe RCP Regional Comprehensive Plan (SCAG) RCRA Resource Conservation and Recovery Act (hazardous waste generator regulatory program) RELOOC Regional Landfill Options for Orange County RFA Resource Conservation and Recovery Act Facility Assessment RHNA Regional Housing Needs Assessment RI Remedial Investigation RI/FS Remedial Investigation/Feasibility Study ROD Record of Decision (NEPA) RPS Renewables Portfolio Standard 
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Acronym Acronym and Abbreviation Description RSA Regional Statistical Area RTP Regional Transportation Plan RTPA Regional Transportation Planning Agency RUWMP Regional Urban Water Management Plan RV Recreational Vehicle RWQCB Regional Water Quality Control Board 
S  SA Special Animal (State of California) SAMP Sub-Area Master Plan SARA Superfund Amendments and Reauthorization Act SB Senate Bill SB Southbound   SCAG Southern California Association of Governments SCAQMD South Coast Air Quality Management District SCCIC South Central Coastal Information Center SCE Southern California Edison SCH State Clearinghouse, State of California SCRRA Southern California Regional Rail Authority SCS Sustainable Communities Strategy SE State (CDFW) Endangered species SEA Site Evaluation Accomplished sec second SEIR Supplemental Environmental Impact Report sf square foot (or feet) SF6 sulfur hexaflouride SFNA School Facilities Needs Analysis SGU shallow groundwater unit SHFB Second Harvest Food Bank SHPO State Historic Preservation Officer, State of California SIP State Implementation Plan SJAPCD San Juaquin Valley Air Pollution Control District SMAQMD Sacramento Metropolitan Air Quality Management District s/o South of SO2 sulfur dioxide SO3 sulfur trioxide SOx sulfur oxides SoCAB South Coast Air Basin SoCalGas Southern California Gas Company SP Service Population SR State Route SRA seismic response area SRA source receptor area SSC species of special concern (State of California) SSMP Sewer System Management Plan SSSC side street stop controlled 
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Acronym Acronym and Abbreviation Description ST State Threatened Species SVE soil vapor extraction SVUSD Saddleback Valley Unified School District SWMU Solid Waste Management Unit SWP State Water Project SWPPP Storm Water Pollution Prevention Plan SWRCB State Water Resources Control Board 
T  T toll road lane TAA temporary accumulation areas TAC toxic air contaminant TAZ Transportation Analysis Zone  TCA Transportation Corridor Agencies (Orange County) TCE Trichloroethylene TDM Transportation Demand Management TDP Transportation Design Procedures (City of Irvine) TGD Technical Guidance Document TIA Traffic (or Transportation) Impact Analysis TIC the Irvine Company TMDL Total Maximum Daily Load TPH Total petroleum hydrocarbons TRPH Total Recoverable Petroleum Hydrocarbons TSCA Toxic Substances Control Act (Federal) TSF thousand square feet TSS Total Suspended Solids TTM Tentative Tract Map TTOD Trails and Transit-Oriented District (City of Irvine) 
U  U undivided roadway lane UCD ITS University of California, Davis Institute of Traffic Studies  UCI University of California, Irvine UF acoustic utilization factor USACE U.S. Army Corps of Engineers USC United States Code USCS United Soils Classification System USDA U.S. Department of Agriculture USDO U.S. Department of Transportation USEPA U.S. Environmental Protection Agency USFWS U.S. Fish and Wildlife Service USGS United States Geological Survey UST underground storage tank UWMP Urban Water Management Plan UWR Universal Waste Rule 
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Acronym Acronym and Abbreviation Description 

V  V/C volume-to-capacity ratio VdB Vibration decibels VMT vehicle miles traveled VOC volatile organic compounds vph vehicles per hour VSI visual site inspection VTTM Vesting Tentative Tract Map 
W  WDID Waste Discharge Identification WDR Waste Discharge Requirements WL State Watch List Species w/o West of  WQMP Water Quality Management Plan WRI World Resources Institute WRMP Water Resources Master Plan WSA Water Supply Assessment WSV Water Supply Verification WWTP Wastewater treatment plant 
Z  ZC Zone Change 
Symbols  µg/m3 micrograms per cubic meter    
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Chapter 9-51. Planning Area 51 (Orange County Great Park)  Sec. 9-51-2. - Introduction. B. Development. Of utmost importance to the City of Irvine is the development of the Orange County Great Park at the former MCAS El Toro site in Planning Area 51. The site will serve as a countywide asset consistent with the intent of the citizens of Orange County, who adopted Measure W, the "Orange County Central Park and Nature Preserve Initiative", in March 2002. The City also wishes to assure a financially viable development consistent with the intent of Measure W with the orderly development of public infrastructure and public open space amenities at no cost to the local taxpayer. Within Planning Area 51, the Orange County Great Park plan includes habitat preservation, wildlife corridor, education, open space, recreation, institutional and other public-oriented land uses as well as opportunities for the private development of medical and science, community commercial, residential, and mixed-use development. In order to develop the uses and at the intensities of the development shown in Section 9-51-3 Statistical Summary, the Mmaster Ddeveloper of Great Park Neighborhoods has entered into an Amended and Restated Development Agreement which requires the dedication of land and the development of infrastructure improvements in excess of the City's standard requirements, and the commitment to long-term maintenance of public facilities. Interim activities will occur on the site by private parties and prior to the complete development of the land. These activities may include agricultural and nursery operations, open storage, and reuse of aviation hangars located in the southern portion of Planning Area 51 which could be appropriate for reuse as warehousing, manufacturing, or motion picture production studios. Close proximity to the permanent open space areas may also facilitate reuse of the hangars as museum, sports, cultural facilities, or other uses consistent with the zoning of the site. Interim activities other than agriculture will be allowed for a maximum period of five years through approval of an interim use permit. Extensions of up to three years may be approved by the Director of Community Development. Existing interim uses in Planning Area 51 approved prior to January 1, 2010 and new interim uses within the Orange County Great Park will be allowed for a 5 year term with up to three year extensions granted by the Director of Community Development. Extensive materials reclamation activities related to the removal of the runways, aprons, and taxiways, as well as the stockpiling and recycling of concrete and other materials will also occur. Demolition of buildings will also occur as they become obsolete, uneconomic to repair, or conflict with approved development plans. An efficient street system and a system of bikeways and pedestrian paths are provided. Roadways are designed with sufficient capacity for the projected traffic volumes at full development of the planning area.  
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Sec. 9-51-3. - Statistical analysis. 
PLANNING AREA 51: 

Zoning 
Number Zoning 

OCGP Sub Land-Use 
Categories 

Acres in 
Category 

Maximum 
Square Feet 

Maximum 
Dwelling Units Orange County Great Park 1.4 Preservation Wildlife Corridor 179   

1.9 OC Great Park Open Space/Park 367   Sports Park 170 26,000  Drainage Corridor 229   Exposition Center 156 468,000  Great Park Neighborhoods 

8.1/8.1B Trails and Transit Oriented Development 
Community Commercial (1) 220,000 0 Residential (1)  9,500(2) Medical and Science (1) 3,364,000 0 Multi-Use (1) 1,318,200(5) 0 Miscellaneous 1.1 Exclusive Agriculture Agriculture 87(3)   

1.4 Preservation Habitat Preservation Wildlife Movement Corridor 960 12   6.1 Institutional Institutional 135 685,500(4)  8.1 Trails and Transit Oriented Development Transit Oriented Development 35 53,500 0 
8.1 Trails and Transit Oriented Development ARDA Transfer 131(6)   
8.1D Trails and Transit Oriented Development Residential 32  803 - - Major Roadways 185   TOTALS 4,704 6,135,200(5) 9,500 10,303(2)  
Notes on Maximum Intensities: In order to develop the permitted uses and intensities for Planning Area 51, the Mmaster Ddeveloper of Great Park Neighborhoods has entered into the Amended and Restated Development Agreement pursuant to City Council Ordinance No. 09-09, which requires the dedication of land and the development of infrastructure improvements in excess of the City's standard requirements, and the commitment to long-term maintenance of public facilities (Section 9-51-2). 
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Sec. 9-51-6. - Special development requirements. A. Affordable housing. With the exception of the 8.1D zoning district, Ssee Chapter 2-3 Affordable Housing Implementation Procedures.  
8.1 Trails and Transit Oriented Development Zoning District Intensity. With the exception of the 8.1D zoning district, Tthe maximum residential intensity shall not exceed 9,500 dwelling units. The maximum non-residential intensity in the Great Park Neighborhoods OCGP sub land use category of the Trails and Transit Oriented Development-zoning district shall not exceed: 220,000 square feet of Community Commercial, 3,364,000 square feet of Research and Development/Medical and Science, and 1,318,200 square feet of Multi Use. The maximum residential intensity within the 8.1D zoning district shall not exceed 803 dwelling units. Development intensity in the Great Park Neighborhoods OCGP sub land use category shall be recorded in a Trails and Transit Oriented Development District Development Intensity Database and monitored administratively by the Director of Community Development following the master plan approval by the Planning Commission (E below). The following planning standards shall apply throughout the 8.1 Trails and Transit Oriented Development zoning district: 9. Total Average Daily Trips (ADT) shall not exceed the trip budget established for the development within the Orange County Great Park (C below). With the exception of projects within the 8.1D zoning district, Tthe developer shall provide additional traffic analysis for the review and approval of the Director of Community Development to support the consideration of trip reduction design standards and integration with transit systems. 10. With the exception of the 8.1D zoning district, Nneighborhood parks shall be provided in accordance with City of Irvine Park Code. Community Park requirements shall be met through participation in the original dedication in the Development Agreement adopted by the City in July 2005, as amended by the Amended and Restated Development Agreement adopted pursuant to City Council Ordinance 09-09. Neighborhood parks within the 8.1D zoning district shall be provided in accordance with the West Alton Parcel Development Plan. 11. With the exception of the 8.1D zoning district, Tthe introduction of land uses that are not specified in the permitted and conditionally permitted uses but fit within the intent of the Trails and Transit Oriented Development zoning district (Section 3-37-39) shall be encouraged subject to an initial determination by the Director of Community Development and subsequently, subject to a conditional use permit approved by the Planning Commission. Permitted and conditionally permitted uses within the 8.1D zoning district and interpretation of these uses shall be governed by the West Alton Parcel Development Plan. 
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12. With the exception of the 8.1D zoning district, Pprior to approval of a master plan for development of areas within the Trails and Transit Oriented Development zoning district site (E below), the Planning Commission shall make a specific finding that the master plan meets the intent of the Trails and Transit Oriented Development zoning district planning standards. 
C. Trip budget. Based on the socioeconomic-based trip generation average daily trip (ADT) rates used to analyze the Orange County Great Park traffic impacts, the total trips for the entire Orange County Great Park and Great Park Neighborhoods project areas are not to exceed 148,910 ADT, not including the ADT associated with the 1,269 density bonus units granted pursuant to state law, Section 2-3, and Planning Commission Resolution No. 08-2926, and 1,194 density bonus units subsequently granted pursuant to state law. 
D. Great Park Development Monitoring Database. The purpose of the Database is to monitor the development intensity and trips in Planning Area 51 and update the allocated intensity for all parcels as they develop. a. The development in Planning Area 51 is subject to specific limits as follows: 1. Maximum square footage - see Section 9-51-3 Statistical Analysis 2. Maximum residential units - see Section 9-51-3 Statistical Analysis 3. Maximum daily vehicle trips - For all properties outside of the 8.1D zoning district: 148,910 ADT, not including the ADT associated with any density bonus units granted from time to time pursuant to state law and Section 2-3 of the Zoning Ordinance (Affordable Housing Implementation Procedure), including Planning Commission Resolution No. 08-2926 (Density Bonus Agreement). Properties within the 8.1D zoning district shall have a maximum of 4,963 ADT. b. In conjunction with the submittal of any of the following development applications that allocates (or reallocates) development intensity: 1) subdivision map, 2) lot merger, or 3) lot line adjustment or in conjunction with the submittal of a building permit for properties located in Planning Area 51the Great Park Neighborhoods, the Mmaster Ddeveloper of Great Park Neighborhoods shall submit documentation to the Director of Community Development identifying the following: 
E. Review process. Prior to the commencement of any private development in the 1.9 Orange County Great Park, 8.1 Trails and Transit Oriented Development (excluding the 8.1D zoning district) or 6.1 Institutional zoning districts within Planning Area 51, the City shall review and approve a master plan for the specific project, containing the following information for the specific development proposed: G. Reuse of existing facilities.  Prior to the issuance of occupancy permits for any existing structure, a fire life-safety evaluation of the structure, including recommendations for improvements required for compliance with current Building Codes adopted by the City (or County for properties within the 8.1D zoning district) for the use of existing structures, and plans for any 
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required improvements shall be submitted to the Chief Building Official (or County’s Chief Building Official for properties within the 8.1D zoning district) for review and approval. H. Recycling operations.  The runways will be removed in a sequential manner. The removal of most-of the runway paving is anticipated. Some portion of runway may be preserved for use as playing surfaces and parking areas or for historic purposes. Demolition of the runways is to occur in accordance conjunction with the phasing program adopted by the City and Master Ddeveloper of Great Park Neighborhoods pursuant to the Amended and Restated Master Implementation Agreement. Stockpiled material will be placed in designated areas and distributed as required to provide aggregate for development projects. Once the material has been used, the land will become available for development. Concrete recycling facilities and stockpiling of demolished or recycled material are considered an appropriate interim land use, subject to the approval of a minor conditional use permit. I. Trails plan. In conjunction with the submittal of the master tract map the applicant for all zoning districts (except for the 8.1D zoning district) shall submit a conceptual master landscape and trails plan or a detailed exhibit depicting potential trail connections on site to the City's existing or planned regional trail network. In addition, in conjunction with subsequent tract maps, master plans or building permit submittals, whichever comes first, the said applicant shall provide a specific and detailed trails plan depicting the exact location, alignment and connectivity of on-site trails to the City's existing or planned regional trail network. L. Transit. Prior to the recordation of the first residential tract map in any Development District (except Development District 8) in the Great Park Neighborhoods development, the applicant shall prepare, fund, and work in cooperation with the City to develop a transit study, consistent with the City's 30-year Transit Vision Plan approved by the City Council in April 2009, ensuring that a route for the iShuttle is identified. At a minimum, the route should circulate along "O" Street, Irvine Boulevard, and Marine Way (or similar) and the study should contemplate a route circulating along "LQ" Street and "B" Street as well. The Mmaster Ddeveloper of Great Park Neighborhoods shall identify strategic shuttle stop locations based upon developer's approved Master Plans. The Mmaster Ddeveloper of Great Park Neighborhoods will continue to work cooperatively with the City, the Irvine Company, and other agencies to help identify and secure funding for the new iShuttle route identified in the transit study. O. Reciprocal Use of Recreational Amenities. Prior to the issuance of the first building permit for any dwelling unit other than model homes, in a particular Development District (i.e. District 1 North, 1 South, 4, 7, or 8) in the Great Park Neighborhoods development, the applicant shall provide evidence to the Director of Community Development of a framework for a reciprocal use agreement or CC&R's for private recreational amenities to be available for use by homeowners within the applicable Development Districts. If the Mmaster Ddeveloper of Great Park Neighborhoods elects to allow reciprocal use among homeowners in other Development Districts of certain amenities, the use agreement or CC&R's shall be finalized and executed to incorporate each subsequent District prior to 
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the issuance of the first building permit for any dwelling unit other than model homes in that subsequent District. P. Orange Bike Program. The Master Developer of Great Park Neighborhoods developer shall incorporate a bike share program into their development program that takes advantage of, and expands upon, the "Orange Bike Program" being implemented by the Great Park Corporation with an emphasis on connecting the Great Park Neighborhoods to the Great Park. The bike share program shall tap into marketing opportunities for other existing programs that exist regionally, such as the one that currently exist at the University of California, Irvine. In addition, the program shall be promoted through the developer's home sales program. Q. District Character. Each Great Park nNeighborhood within Planning Area 51 has a distinct character: R. Alternative setback standards. Except for projects within the 8.1D zoning district, Aalternative setback standards for setbacks internal to the planning area may be approved in conjunction with any subsequent Planning Commission approval. A description of the proposed setbacks and how they differ shall be submitted. The Planning Commission will consider the following criteria and make appropriate findings, if necessary. S. Non-Residential Land Use Conversions. The "Heritage Fields Project 2012 General Plan Amendment and Zone Change Traffic Impact Analysis, approved (insert approval date) 2013" or subsequent traffic analysis approvals amending these assumptions analyzed 1,318,200 square feet of Multi-Use (Office) in the Planning Area 518.1/8.1B TTOD zoning district. If any other non-residential land uses within the 8.1/8.1B TTOD zoning district are proposed in lieu of Multi-Use (Office), the square footage may be adjusted accordingly within the Zoning Statistical Table without the need for a Zone Change. V. Special Development Standards and Discretionary and Ministerial Permit Processing within 
8.1D Zoning District. All properties within the 8.1D zoning district shall be subject to the guidelines, development standards and requirements found within the West Alton Parcel Development Plan, as adopted and implemented by the County of Orange. Furthermore, all discretionary and ministerial permits (including grading and building permits) for properties within the 8.1D zoning district shall be issued by the County of Orange through processing procedures described within the West Alton Parcel Development Plan and/or County of Orange established procedures (Portions of developments that occur outside of the 8.1D zoning district including, but not limited to encroachment permits, shall be processed per the City of Irvine Municipal Code). Under some circumstances, the City of Irvine might be the agency responsible for issuing discretionary and ministerial permits (including grading and building permits) for a property within the 8.1D zoning district not owned, possessed or otherwise controlled by the County of Orange.  
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3.5.8 PHASING  Implementation of the Development Plan is anticipated to take place in a single or multiple phases, dependent on market conditions. Roads, parks, and other infrastructure improvements would be constructed in phases as development proceeds and as required by the applicable agency or service provider to support individual development within each phase in each planning area. Some of these improvements may require installation of off-site infrastructure improvements beyond the limit of the phase. During construction/implementation of the Project, including development of backbone and phase roadways, access to the FBI property will not be restricted and access will be maintained at all times.  
 INTENDED USES OF THE ENVIRONMENTAL IMPACT REPORT Pursuant to Section 15121 of the State CEQA Guidelines, an EIR is primarily an informational document intended to inform the public agency decision makers and the general public of the potentially significant environmental effects of a project. Prior to taking action on the proposed Project, the County, as the lead agency, must consider the information in this EIR and certify the Final EIR. Section 15367 of the State CEQA Guidelines defines Lead Agency as follows:  “Lead Agency” means the public agency which has the principal responsibility for carrying out or approving a project. The Lead Agency will decide whether an EIR or Negative Declaration will be required for the project and will cause the document to be prepared. Responsible Agencies are public agencies that have a level of discretionary approval over some component of the Project. Section 15381 of the State CEQA Guidelines defines Responsible Agency as follows:  “Responsible Agency” means a public agency which proposes to carry out or approve a project, for which a Lead Agency is preparing or has prepared an EIR or Negative Declaration. For the purposes of CEQA, the term “Responsible Agency” includes all public agencies other than the Lead Agency which have discretionary approval power over the project. A Trustee Agency is defined in Section 15386 of the State CEQA Guidelines as “a state agency having jurisdiction by law over natural resources affected by a project which are held in trust for the people of the State of California.” For this Project, the California Department of Fish and Wildlife would be a trustee agency. Responsible agencies may rely upon the EIR prepared by the Lead Agency (See Section 15096 of the State CEQA Guidelines). Permits and other approvals required to implement the Project are identified. As noted above, it is the intent that this EIR be used by agencies in their consideration of approval of required subsequent permits and approvals. The anticipated approvals associated with the Project are listed further below. 
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3.6.1 COUNTY OF ORANGE The County, as the Lead Agency, is responsible for the actions, listed below, as a part of Project approval and implementation. The anticipated approvals would occur after certification of the Final EIR. 
• Approval of the Development Plan 
• Recommendation to the City on appropriate General Plan Amendment and Zone Change, pursuant to the Pre-Annexation Agreement.  
• Runoff Management Plan  
• Water Quality Management Plan 
• Planning level reviews of implementing components of Development Plan (Level I, II, and /or III Reviews) 
• Subsequent development construction plans 
• Grading Permits 
• Permits for temporary leasing office 
• Storm Drainage, Sewer, Water, and Dry Utility Plans 
• Landscaping and Park Plans 
• Building Permits 
• Acquisition of rights of entry easements for off-site Project improvements, as necessary 
• Real property and license agreements such as ground leases and easements. 

3.6.2 RESPONSIBLE AND TRUSTEE AGENCIES The Final EIR would also provide environmental information to responsible agencies, trustee agencies, and other public agencies that may be required to grant approvals and permits or to coordinate with the County as a part of Project implementation. These agencies include, but are not limited to, those listed below. The anticipated order of permits and approvals is also noted. 
• California Department of Fish and Wildlife. Evaluation and permitting pursuant to Section 1600 (et. seq.) of the California Fish and Game Code. 
• City of Irvine. If requested by the Board of Supervisors, consideration of a General Plan Amendment and Zone Change to reflect land use conversion and development consistent with the Development Plan (see Section 3.5.7, above). 
• City of Irvine. Issuance of Encroachment Permits and possible easements for connections within the Irvine Boulevard public right-of-way and issuance of business licenses for future uses associated with the Project. 
• Irvine Ranch Water District. Approval of future water and sewer line connections. 
• Orange County Fire Authority. Fire Master Plan and Precise Fuel Modification Plan. 
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• Orange County Flood Control District. Approval of discharges and connections to Borrego Canyon Channel. 
• Regional Water Quality Control Board. Issuance of a National Pollutant Discharge Elimination System permit and, if necessary, a 401 Certification. 
• South Coast Air Quality Management Agency. Issuance of permits to install equipment with potential to emit air pollutants, including toxic and hazardous air pollutants.  
 REFERENCES Irvine, City of. 2015a (August, current through). City of Irvine General Plan. Irvine, CA: the City. http://www.cityofirvine.org/community-development/general-plan.  

———. 2015b (January 26, current through). Irvine, California – Zoning. Tallahassee, FL: Municode Corporation for the City. https://www.municode.com/library/ca/ irvine/codes/zoning.  Irvine, City of, Irvine Redevelopment Agency, and County of Orange (Irvine et al.). 2003 (March 4). Property Tax Transfer and Pre-Annexation Agreement among the City of Irvine, the Irvine Redevelopment Agency, and the County of Orange, Regarding the Annexation and Reuse of Former MCAS El Toro.  KTGY. 2016 (November). West Alton Parcel Development Plan. Irvine, CA: KTGY. Orange, County of. 2015 (August, current through). Orange County, California – Code of 
Ordinances. Tallahassee, FL: Municode Corporation for the County. https://www.municode.com/library/ca/orange_county/codes/code_of_ordinances?nodeId=11378.  








































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































	Draft Environmental Impact Report No. 621 - West Alton Parcel Development Plan
	Title Sheet
	Table of Contents
	1.0 - Executive Summary
	2.0 - Introduction, Project History, and Setting
	3.0 - Project Description
	4.0 - Impact Analysis Introduction
	4.1 - Aesthetics
	4.2 - Agricultural Resources
	4.3 - Air Quality
	4.4 - Biological Resources
	4.5 - Cultural and Scientific Resources
	4.6 - Geology and Soils
	4.7 - Greenhouse Gas Emissions
	4.8 - Hazards and Hazardous Materials
	4.9 - Hydrology and Water Quality
	4.10 - Land Use and Planning
	4.11 - Noise
	4.12 - Population and Housing
	4.13 - Public Services
	4.14 - Recreation
	4.15 - Traffic/Transportation
	4.16 - Utilities and Service Systems

	5.0 - Alternatives
	6.0 - Long-Term Implications of the Project
	7.0 - Persons and Organizations Consulted
	8.0 - List of Preparers



