Community Development Department

Item No. 2
March 10, 2010
7:00 p.m.
TO: Chair Savage and
Members of the Planning Commission
|APPLICATIONS ]

PRJ03-00075

LRP03-00001 (GENERAL PLAN REVISION)
LRP03-00002 (ZONING AMENDMENT) |
LRP03-00003 (DEVELOPMENT AGREEMENT)
SPECIFIC PLAN AMENDMENT

TENTATIVE TRACTS 15671, 15672 AND 15673
SUB03-00001 (ABANDONMENT)

[APPLICANT AND PROPERTY OWNER: |

PACIFIC COAST HOMES

[LOCATION |

2701 Rosecrans Ave. along the northwesterly boundary of the City (the site is bounded on the
north by the City of La Habra, on the east by Euclid St., on the south by existing residential
development and Rosecrans Avenue, and on the west by the City of La Habra and the Hawks
Pointe development and Clark Regional Park in Fullerton)

SUMMARY AND APPLICATIONS REQUESTED J

1. The proposed project includes residential, retail, open space and public uses as follows:

760 homes on approximately 180 acres;

68,000+ square feet of retail development on approximately five acres;

Open space for wildlife habitat, trails and vista parks on approximately 283 acres;

A multiple use site on approximately 17 acres that can be used for schools, parks,
public and private recreation facilities and/or residential uses; and

Improvements to the 72-acre Robert E. Ward Nature Preserve, previously dedicated
to the City

ao oo

o

2. The project applicant is seeking approval of the following:
a. General Plan Revision to amend General Plan Elements as follows:
o Circulation — to amend Exhibit C-2, Circulation Element Map, to modify the alignment

of the proposed project collector road and to delete the extension of Parks Road
from Castlewood north to the project collector (Attachment 4); and to amend Exhibit
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C-6, Master Plan of Bikeways, to remove a planned Class 2 connection along the
Parks Road extension from Castlewood north to the project collector (corresponding
to removal of the roadway connection noted above); removal of a planned Class 2
connection from the proposed collector road northwest toward Beach Blvd., and to
modify the location of the planned bikeway along the collector road to Laguna Road
corresponding to the proposed realignment of that collector (Attachment 5).

« Resource Management — to amend Exhibit RM-1 Open Space Plan to reflect the
Specific Plan Amendment changes to vista park locations, addition of public park and
designation of Habitat Conservation Areas (Attachment 6); to amend Exhibit RM-2,
Recreational Trails, to add new connector trails, trail heads and park areas to the
map to reflect the Specific Plan Amendment (Attachment 7); and to amend Exhibit
RM-4, Scenic Corridors/Rural Streets Map to reflect the realignment of the local
collector through the project site and to eliminate the Parks Road extension from
Castlewood north to the project collector (Attachment 8) .

« Community Services — to amend Exhibit CS-1, Community Facilities Map, to reflect
the new location of Fire Station #6 and to add the public park that is part of the
project site (Attachment 9)

b. Zoning Amendment to rezone the property from O-G (Oil and Gas) to SPD (Specific
Plan District) (Attachment 10).

c. Development Agreement between Pacific Coast Homes (property owner) and the City of
Fullerton to set forth additional rights and responsibilities of both parties with respect to
the development; Attachment 11 sets forth the issues to be addressed in a Development
Agreement

d. Specific Plan Amendment to revise the provisions for development of the property as
represented in the Master (Specific) Plan 2A (MSP 2-A, or “the Plan”). The proposed
Specific Plan Amendment is the eighth amendment to MSP 2-A , and if approved, would
allow construction of a maximum of 760 residential units, development of a 5+ acre retail
village, and retention of approximately 283 acres as open space. Combined with the
Robert E. Ward Nature Preserve previously dedicated to the City, approximately 355
acres will be preserved as open space and habitat area in perpetuity. The proposed
amendment creates new development standards, decreases the overall unit count and
increases the area devoted to open space. The Specific Plan Amendment booklet was
previously provided to the Planning Commission and can be found online at:
http://www cityoffullerton.com/depts/dev_serv/west _coyote_hills_specific_plan/reports.asp

e. Tentative Tract Maps (TTM) to subdivide the 510-acre site into three separate tracts.
TTM 15671 contains 247 lots for single family detached homes, one lot for attached
housing and four lettered lots for open space areas, slopes and roadways. TTM 15672
contains 211 lots for single family detached homes, two lots for recreational areas, one
lot for commercial development and four lettered lots for open space areas, slopes and
roadways. TTM 15673 contains 135 lots for single family detached homes and four
lettered lots for open space areas, slopes and roadways.
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f.  Abandonment of certain public rights-of-way and easements will occur where easements
are no longer needed or are in conflict with the development proposal. Please see
Attachment 1 for Director of Engineering’s letter dated February 26, 2010 and
Abandonment Map for more information.

| CEQA DETERMINATION |

REVISED ENVIRONMENTAL IMPACT REPORT

|AUTHORIZATIONIGUIDELINES |

Fullerton Municipal Code (FMC) Section 2.18.080 defines the responsibilities of the Planning
Commission, including General Plan Amendments, Zoning Amendments, subdivisions, and all
other provisions provided by State Law. FMC Sections 15.72.050, 15.21.030D, 16.02.030G and
16.08.060 respectively authorize the Planning Commission to review and make a
recommendation to City Council on Zoning Amendments, Specific Plan Zoning, Tentative Tract
Maps and Abandonment. Section 65867 of the California Government Code authorizes the
planning agency to hold a public hearing to consider a development agreement.

PUBLIC NOTICE

On February 26, 2010 the City sent a Public Hearing Notice to a total of 3,217 property
owners/tenants within a one-quarter mile radius of the project site, and persons specifically
requesting notice. A notice was published as a display advertisement in the Orange County
Register on February 28, 2010.

PROJECT BACKGROUND

Applicant: Pacific Coast Homes
Property Owner: Pacific Coast Homes
Property Location: 2701 Rosecrans Ave. along the northwesterly boundary

of the city, south of the City of La Habra, west of Euclid
St., north of Rosecrans Avenue, and east of the City of
La Habra and the Hawks Pointe development and Clark
Regional Park in Fullerton)

Parcel Numbers: 288-091-01 & 08;
287-081-24, 25, 26, & 48;
287-082-27 & 28

Existing General Plan

Land Use Element designation: Greenbelt Concept
Existing Zoning _

Classification: Oil and Gas (0OG)
Redevelopment Project Area: NA

Item No. 2 : Page 3 PRJ03-00075



Specific Plan:
Site Size:

Circulation:

EXxisting conditions:

Surrounding land uses
and Zoning:
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West Coyote Hills Master (Specific Plan 2-A)
510 acres

Adjacent roadways include Gilbert Street and
Rosecrans Avenue which are classified as primary
arterials, Euclid St. which is a major arterial and Parks
Road and Castlewood which are local streets. The
proposed project collector road would also be classified
as a local street.

The site is largely vacant at this time, but had been used
for oil and natural gas production for many years. Oil
operations were phased out over a period of years,
beginning prior to 1994 through about 1996.

North Residential uses in the City of La Habra, (La
Habra Hills Specific Plan zoning district)

South Rosecrans Ave. and single and multiple family
residential homes in the PRD (Planned
Residential Development) and R-1-10 (single
family residential minimum lot size 10,000 sq.
ft.) zones, a church in the R-1-20 (single family
residential minimum lot size 20,000 sq. ft.)
zone.

East Euclid Street, with Laguna Lake Park zoned
PL (Public Land) and single family residences
in the R-1-15 and R-1-10 (single family
residential minimum lot sizes 15,000 and
10,000 sq. ft.) zones beyond.

West Residential development in the City of La
Mirada (Planned Unit Development District),
Hawks Pointe development (Fullerton) zoned
PRD and OS (Open Space) and County
Regional Park (Clark Park) zoned PL.

Previous applicable Applications/Entitlements:

West Coyote Hills Master (Specific) Plan 2A (MSP 2-A) was adopted by the Fullerton City
Council by Resolution No. 6155 on February 8, 1977. MSP 2-A consists of a map that indicates
the location of housing, recreation amenities, educational facilities, public uses and open space
over an area of approximately 1,000 acres; it also includes basic criteria for development of the
overall site. MSP 2-A states that development regulations shall be as specified in the General
Plan, Zoning Ordinance and Building Code.

ltem No. 2
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When the City embarked on the Master Plan process, it was known that only approximately
one-third of the 1,000-acre planning area was available for initial development. It was
anticipated that the rest of the site would remain in oil production for an additional 25-35 years.
A guiding precept for the Master Plan was to assure that the utility, street, trail and greenbelt
systems would be functional within an initial 300+ acre development, and would be laid out in a
manner that would link to the remaining 700+ acres in the future.

At this time, approximately 420 acres of the MSP 2-A have been developed and the proposed
amendment addresses the remaining 580+ acres. This project is Amendment #8 to the Specific
Plan, Amendments 1-7 and 9 have been previously approved. Amendment 9 pertained to the
adjacent Hawks Pointe development which is now complete.

MSP 2-A divided the property into 23 planning areas and various categories of open space. As
amended, MSP 2-A permits development of 2,694 housing units over the 1,000 acre site. As of
this date, 1,525 of those units have been built with 1,169 units remaining for future construction.
Note that MSP 2A was adopted prior to establishment of current State law provisions for
specific plans. Whereas new specific plans are adopted as zoning regulations governing a
property, MSP 2-A serves as the General Plan for the site. Though MSP 2-A planned for an
additional 1,169 housing units on this property, these additional units cannot be considered
“‘entitled”.

Environmental Review:

In the 1990’s, oil production ceased on-site and planning efforts resumed for the undeveloped
planning areas. Since adoption of MSP 2-A, a number of changes in the regulatory
environment occurred, among the most significant are the listing of the California gnatcatcher
(CAGN) as a threatened species under the Federal Endangered Species Act, and designation
of gnatcatcher habitat as “critical habitat’. As a result, the applicant has modified the project
design to increase open space for habitat preservation. The applicant has also reduced the
proposed number of housing units; with the reduction corresponding to an increase in open
space and changes in housing preferences among home buyers.

Project modifications, changes in the regulatory framework and the passage of time have all
contributed to the need to update the environmental review. The City initiated the
environmental review process in 1997, and produced an EIR for public review in September
2003. As a comprehensive response to extensive public comments on the 2003 document, the
City revised the entire DEIR. The Revised DEIR (RDEIR) was issued in March 2006,
incorporating a number of new and updated technical studies. The City again received
extensive comments on the 2006 RDEIR, and revised four sections of the RDEIR (“*Air Quality”,
“Public Health and Safety”, “Hydrology and Flood Control” and “Biological Resources”).The
Revised Re-circulated sections of the DIER (RRDEIR) were released for public review in
January 2008. In response to RRDEIR comments, a new EIR section prepared to address
greenhouse gas emissions was circulated in 2009. Comments and responses on the 2006
DEIR and the 2008 and 2009 updates were provided to the Planning Commission, and links to
these documents can be found on the City's website at
http://www.cityoffullerton.com/depts/dev_serv/iwest coyote hills_specific_plan/reports.asp
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| PROJECT DESCRIPTION |

The proposed project is organized into four districts: Residential, Multiple Use, Retail and Open
Space. The residential district consists of nine neighborhoods, eight designated for single-
family detached residences and one for single-family attached homes. Each neighborhood
would include community facilities such as open space, trails and recreation areas. The
following table provides a statistical summary of proposed land uses:

Land Use Summary:

Planning Permitted No. Minimum Lot Size No.
District Land Use units or acres
Bldg Area
Residential
Neighborhoods:
1 SFD 16 Min. ¥ acre 104
2 SFD 59 Min. 5500 sf 18.5
3 SFD 60 Min. 4500 sf 13.7
4 SFD 53 Min. 5500 sf 14.2
5 SFD 125 Min. 4000/5500 sf 30.8
6 SFD 71 Min. 5000 sf 26.3
7 SFD 63 Min. 6000 sf 221
8 SFD 109 Min. 4000 sf 24.3
9 SFA 204 Min. 2000 sf 19.0
Res. Subtotal: 760 179.3 ac
Multiple Use Recreation &
residential; 17.1
Fire Station 12,000 sf 1.3
M.U. Subtotal 18.4 ac
Retail Commercial 67,950 sf 52
Open Space Habitat, Trails &
Vista Parks 282.3
Circulation Roads 24.2
Summary Total: 760 510 ac
Robert E. Ward
Nature Preserve 72.3

SFD = Single Family Detached SFA = Single Family Attached
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IANALYSISISTATEMENT OF THE ISSUES

OVERVIEW

The project has been the subject of public debate for many years. Two fundamentally different
perspectives have emerged, both representing deeply held core values related to the
community and the environment.

One viewpoint espouses retaining the entire property as open space in perpetuity, to allow the
community to enjoy the natural open space and visual relief from development, watershed
protection, and to preserve wildlife habitat. Disallowing development of the property would
avoid the additional traffic, noise and pollution associated with new development, and would
retain the City’s limited remaining critical habitat for threatened plant and animal species

The other perspective states that the proposed project represents a compromise reached by the
property owner and the community based on collaboration and negotiation. The project would
provide amenities to the community that would not otherwise be attainable. The project
reserves more than half of the overall acreage in open space, provides public access to trails,
vista parks and a nature preserve, and establishes an endowment to maintain open space
areas in perpetuity. Development as currently proposed is less intense than originally
approved, and project design is sensitive to existing human and wildlife populations.

ENVIRONMENTAL IMPACT ANALYSIS:

Environmental review of the project has been conducted in accordance with the California
Environmental Quality Act (CEQA — Public Resources Code Sections 21000- 21178) and the
State CEQA Guidelines (California Code of Regulations, Title 14, Chapter 3, Sections 15000-
15387)

The environmental documentation was prepared by Keeton Kreitzer Consulting, with much of
the analysis based upon studies conducted by various technical sub-consultants. City staff
supervised the preparation of the EIR, reviewed draft work products and collaborated on
revisions as needed. Staff also facilitated peer review of certain biological studies.

The environmental analysis is presented in several documents:

a. March 2006 Revised Draft Environmental Impact Report, Volumes 1, 2 & 3 (2006
RDEIR)

January 2008 Re-circulated Revised Draft Environmental Impact Report (2008 RRDEIR)
October 2009 Greenhouse Gas Section 4-14 (GHG Section 4-14)

Response to Comments on the 2006 RDEIR

Response to Comments on the 2008 RRDEIR

Response to Comments on the 2009 GHG Section 4-14

Findings of Fact

Mitigation Monitoring Plan

S@ = 0o0CT
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The DEIR'’s and responses to comments were previously provided to the Planning Commission,
and can be found online at:

http://www.cityoffullerton.com/depts/dev_serv/west coyote hills specific_plan/reports.asp

The comprehensive environmental review addresses multiple topic areas and establishes
mitigation measures where necessary to avoid or reduce potential impacts. There are two
areas in which impacts cannot be mitigated to a level that is less than significant — air quality
and greenhouse gas emissions (GHG). The South Coast Air Basin (SCAB) in which Fullerton
lies does not meet current State and Federal air quality standards with respect to ozone and
particulate matter. Project construction and operation would add particulate matter to the
atmosphere, as well as compounds that would to contribute to ozone formation. When project
related impacts are considered together with impacts of other projects, the cumulative effects on
air quality are expected to be significant. ~Similarly, with respect to GHG emissions, the
cumulative impacts of this project, together with those of other foreseeable future projects, are
expected to create significant and unavoidable impacts.

Another important environmental issue relates to biological resources. A number of special
status species have been observed onsite; including the federally protected California
gnatcatcher and least bell's vireo, the State protected white-tailed kite, several CDFG “species
of special concern” and the Intermediate Mariposa lily plant, which is on the California Native
Plant Society (CNPS) listing as a rare, threatened or endangered plant.

Several public agencies have jurisdiction over habitat/biological resources affected by the
project. The property is located within an area designated as critical habitat for the gnatcatcher;
the US Fish and Wildlife Service (USFWS) is a Trustee Agency with permitting authority
pertaining to gnatcatcher habitat. There are also several drainage courses on the property over
which the California Department of Fish and Game (CDFG) and Army Corps of Engineers
(ACOE), as Trustee Agencies, have permitting authority. In addition, the State Regional Water
Quality Control Board (RWQCB) administers the Certification and Wetlands Program which
regulates discharges of fill and dredged material. Grading and development activities will
necessitate involvement by each agency.

The USFWS reviewed the project and identified measures needed to protect the gnatcatcher
and its habitat; the applicant has incorporated the specified measures into the project design. In
a 2004 Biological Opinion, USFWS stated that the project would not jeopardize continued
existence of the coastal California gnatcatcher, subject to compliance with prescribed mitigation.
PCH will need to reinitiate consultation with USFWS to finalize the mitigation program.

The ACOE, CDFG and RWQCB will each consider the project with respect to their jurisdictional
responsibilities as they pertain to streambed alteration and water quality issues. The applicant
will be required to obtain the following permits:

e Clean Water Act Section 404 permit from the ACOE,
o Fish and Game Code Section 1602/1603 permit from CDFG, and
o Clean Water Act Section 401 permit from the RWQCB.
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Other environmental areas in which mitigation is required include:

a.

ltem No. 2

Transportation and Circulation: Measures are incorporated to manage construction
activities, integrate the project site into the existing street network, build project
roadways according to City specifications and contribute toward Citywide traffic
mitigation programs.

Noise: Mitigation has been included to regulate noise generated by construction
equipment and to plan and design new residences so as to minimize impacts of ambient
noise on future residents

Air Quality: Mitigation measures are required to minimize, to the extent feasible,
emissions generated during construction, operation and maintenance of the proposed
project.

Geology and Seismicity: Grading and development shall occur in conformance with all
applicable codes, requirements and recommendations of the City and project
geotechnical consultants

Cultural and Scientific Resources: Measures are specified to protect and preserve
archaeological and paleontological resources that may be present on site

Utilities and Service Systems: Standard conditions applicable to all development in the
City will minimize most related impacts. Additional measures are needed to address
potential impacts to Fire Services, school facilities and water supply.

* Fuel modification zones shall be established on the property per City Fire
Department requirements to protect homes from fire hazards presented by
combustible vegetation on and adjacent to the site (Condition 20).

* The applicant has reached agreements with both the Fullerton School District and
Fullerton Joint Union High School District to offset impacts of additional residents on
area schools; the specific plan reflects this agreement.

* Current water supply reliability challenges in the Sacramento-San Joaquin Delta are
shaping near and long-term water policy in southern California and elsewhere. The
City of Fullerton relies on local groundwater and imported water purchased through
the Metropolitan Water District (MWD). MWD has developed a Water Supply
Allocation Plan to determine allotments to its member agencies. The plan
encourages conservation through price structure; it does not limit access to imported
water but charges a higher rate for water in excess of an agency's allocation.
Fullerton is currently in Phase 1 of the City’'s Water Supply Shortage Plan (WSSP),
and has enacted regulations intended to cut water use by about 10%. Based on
current water usage data and calculated demand for the West Coyote Hills project,
Fullerton expects that it can serve the proposed development without exceeding its
allocation.

A broad range of water conservation measures are being implemented by state and
local agencies to further reduce water consumption. For example, as part of the
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solution the Governor has proposed a plan to achieve 20% reduction in per capita
water use statewide by 2020, the State Department of Water Resources has
prepared a Model Water Efficient Landscape Ordinance (effective 2010) and
Department of Housing and Community Development (HCD), Division of Codes and
Standards, is considering adoption of new Graywater Standards. In 2008, the City
updated the Municipal Code, adopting a Water Supply Shortage Conservation Plan
(FMC Chapter 12.06) and in January 2010, a new, more water efficient Landscape
Ordinance went into effect (FMC Chapter 15.50). The project will be subject to all
indoor and outdoor water conservation standards in effect at the time of permit
issuance. In addition, Condition 11 requires additional project specific measures
pertaining to landscaping and irrigation.

g. Public Health and Safety: The project is subject to requirements of responsible agencies,
including Orange County Health Care Agency (OCHCA), RWQCB, and Department of
Toxic Substance Control (DTSC) to assure site remediation occurs in compliance with
applicable regulations.

h. Hydrology and Flood Control: Project development must occur in compliance with
requirements of the County of Orange, RWQCB and City of Fullerton to assure that
project related runoff will not adversely impact existing storm drain and flood control
facilites A Water Quality Management Plan has been prepared, identifying Best
Management Practices (BMP) that would be implemented if the project is approved.
BMP’s are specific measures that will be utilized to minimize erosion, runoff and impacts
to water quality.

i. Aesthetics: Design standards have been incorporated into the Specific Plan to address
architectural, landscaping and lighting considerations.

GENERAL PLAN:

The City’s General Plan designates the property as “Greenbelt Concept’. This designation is
intended “to preserve, to the greatest extent feasible, the natural topography while creating a
living environment which best serves the needs of its residents.” (City of Fullerton General Plan
page LU-38) The General Plan goes on to state that the “Greenbelt Concept” is implemented
through Master Specific Plans, allowing a maximum density of three units per acre over the
entire Specific Plan area. This provides for density averaging, with some areas exceeding three
units per acre and others developed at a lower density or left in permanent open space. The
“Greenbelt Concept” designation is intended to encourage variety in housing types, provide
community open space and help preserve the natural environment.

The only exceptions to the “Greenbelt Concept” designations for the area encompassed by this
Specific Plan Amendment #8 are two sites designated for “Government Facilities”, the Fire
Station site at 2691 Rosecrans Ave. and a water reservoir site serving the Hawks Pointe
development.

Although the project does not propose to change the land use designation of the property, it

does include changes to other elements of the General Plan, as discussed on pages 1 and 2 of
this staff report. Attachments 4-9 illustrate all of the proposed revisions to the General Plan.
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ZONING:

The area encompassed by Specific Plan Amendment #8 is zoned Oil-Gas (O-G), reflecting its
former use as an active oil production facility. Developed residential properties within the
overall MSP2A Area are zoned Planned Residential Development (PRD), Residential Restricted
Multiple Residential (R-3R), Garden Type Residential (R-G), One Family Residential minimum
lot size 10,000 square feet (R1-10), Multiple Family Residential (R-3) and Open Space (O-S).

Contemporary Specific Plans contain development standards and function as zoning for
properties within a specific plan boundary. MSP-2A was adopted in 1977 as a master plan
which sets forth general development parameters pertaining to locations for housing, open
space, public uses and roadways, and limitations on density and building intensity. For precise
development regulations, MSP-2A specifies that the buildings must comply with Zoning
Ordinance regulations. Therefore, the zoning designations for previously developed areas
within the Specific Plan boundaries are those contained in the Municipal Code. In keeping with
current practice, proposed zoning is “Specific Plan (SP)”, and the Specific Plan Amendment #8
will contain detailed development regulations. See Attachment 10 which illustrates the
proposed zone change.

SPECIFIC PLAN AMENDMENT:

Under State law a Specific Plan provides for the “orderly, systematic, detailed and enhanced
implementation of particular areas of the General Plan.” Whereas MSP-2A relies on zoning
standards applicable to the entire City, the proposed Specific Plan Amendment tailors
development regulations to the characteristics of the property, encouraging development more
sensitive to the topography and habitat found on site. Specific Plan Amendment #8 booklet was
previously provided to the Planning Commission, and can also be found on the City’s website at
http://www.cityoffullerton.com/depts/dev_serv/west coyote hills_specific plan/reports.asp

The Specific Plan Amendment provides for the development of 760 homes on 510 acres, which
equates to an overall density of approximately 1.5 units per acre. This is consistent with, and
less intensive than, density permitted under the General Plan; the Greenbelt Concept
designation allows up to three units per gross acre. Other important aspects of the Specific
Plan Amendment include an overall site plan for development, development standards and
design guidelines, landscaping concepts, infrastructure plans and implementation procedures.
The Specific Plan Amendment integrates future development with existing housing and
infrastructure developed under the original MSP2A, extending streets, utilities and recreation
trails, connecting new and existing open space areas, and providing for five vista parks per the
original plan.

This Specific Plan Amendment proposes to modify MSP-2A as follows:

a. Reduction in maximum number of housing units for the remaining developable acreage
from 1,169 to 760 (409 fewer units)

b. Increase in open space from 210 acres to 283 acres on the project site. The Specific
Plan also identifies improvements to the Robert E. Ward Nature Preserve, previously
dedicated to the City by the project applicant. Cumulatively, the project would open 355
acres 1o public use.
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c. Addition of a 5+ acre retail center

d. Incorporation of plans for circulation, grading, infrastructure and implementation,
pursuant to current State law

e. Restructuring of 13 Planning Areas into nine residential neighborhoods and
establishment of standards and guidelines for residential, multiple use, retail and open
space districts:

i. Residential Districts include areas of varying density, with minimum lot sizes of 2,400
square feet for attached housing ranging to one-half acre estate lots. Most of the
residential lots would be in the 4,000 to 6,000 square foot range. The Specific Plan

Amendment allows up 556 single family detached homes and 204 attached
residences;

ii. The Multiple Use District provides for a variety of public and private needs, including
schools, parks, both public and private recreation facilities and residential use.
Residential uses in this District would decrease the number of allowable units in the
Residential Districts, maintaining the maximum unit count at 760 project-wide;

ii. The Retail District is intended to provide for a commercial retail village, with shops
and services intended to serve the local area;

iv. The Open Space District includes three open space areas, separated from each
other by roads. Primary features of this district include five vista parks, recreational
trails and nature preserves to maintain wildlife habitat.

Many of the provisions within the proposed Specific Plan Amendment vary somewhat from
standard zoning code requirements in order to facilitate clustered development.  Such
provisions include smaller lot sizes, minor increases in building height and different setbacks in
certain circumstances. The Specific Plan standards result in a more compact development
footprint, allowing for a greater amount of land to remain in common open space.

Another unique feature of the Specific Plan allows for density transfers among the individual
planning areas, up to ten percent. This provides a small degree of flexibility, allowing builders to
address housing marketing preferences.

The development review process set forth in the Specific Plan Amendment includes two paths.
The Community Development Director has the authority to determine if a future development
plan substantially conforms to the standards, guidelines, and criteria established by the Specific
Plan. If so, the Director may administratively act to review and approve a project. If the Director
determines that a project is not consistent with the Specific Plan, he or she may refer the project
to the Planning Commission. Decisions of the Director and Planning Commission may be
appealed to the City Council. The Specific Plan Amendment is silent on whether these future
decisions require notice and/or public hearing. Staff suggests that a provision be added to the
Specific Plan Amendment requiring that public notice be provided and a hearing held for those
projects referred to the Planning Commission or City Council (Condition 4).
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The Specific Plan defines the current project proposal. If, through the public hearing process,

any changes are made to the project, then the Specific Plan shall be revised accordingly
(Condition 3).

DEVELOPMENT AGREEMENT:

The project includes an application for a development agreement between the City of Fullerton
and Pacific Coast Homes. A Development Agreement runs with the land and establishes the
rights and obligations of each party with respect to identified planning issues. A Development
Agreement is a mechanism that enacts terms and conditions that could not be addressed under
standard land development regulations and statutes. It is a contract by which the applicant
agrees to carry out certain provisions of benefit to the community, beyond those that the City
may require under statutory development regulations, in exchange for a vested right to develop
the property under existing rules. This development agreement was initiated at the request of
the project applicant.

Over the past several years, City staff and Pacific Coast Homes have identified a number of
planning issues to be addressed in a development agreement. The major issues include
dedication of open space; improvements to the Robert E. Ward Nature Preserve (owned by the
City); trail system and vista parks; restoration and operation of habitat areas; operation,
maintenance, repair and security of the trails, vista parks, open space areas, Nature Preserve
and Interpretive Center. Attachment 11 includes a memo from the Community Development
Director, a summary of the public benefits provided by the Agreement, and a draft of the
Development Agreement representing the status of current negotiations.

It has been the role of staff to negotiate the terms of a draft development agreement with the
project applicant. Such negotiations began in 2003, and have continued intermittently since that
time. For staff, the guiding principle has been to assure that the needs of the community are
met with respect to open space, parks, public safety and public services. A major consideration
has been obtaining open space lands for habitat and recreation purposes, and to provide for the
perpetual maintenance thereof. The draft DA remains a “work in progress”; the Planning
Commission and City Council are asked to consider whether the benefits provided for in the
draft agreement adequately offset the potential impacts associated with the development and
are commensurate with the needs of the community. Note that the agreement addresses the
project as proposed; if through the public hearing process any changes are made to the project,
then provisions of the DA may need to be reconsidered

Prior development agreements are in place for various portions of the original 1000-acre V\{est
Coyote Hills. The earliest agreements were adopted in 1977, subsequent to initial project
approval:

In June, 1977, the City entered into a Development Agreement with Chevron pertaining to a site
of approximately 550 acres that generally corresponds to the area now under consideration as
Specific Plan Amendment #8. The 550 acres were expected to remain in oil production for
many years prior to development and the Agreement set forth the method anq procedure for the
transfer of property for vista trails and parks, greenbelts and other public purposes. The
currently proposed Development Agreement is intended to supersede the 1977 Chevron
Agreement.
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In December, 1977, the City entered into a separate agreement with Fullerton Hills
Development Inc. (FHD) pertaining to a 300-acre site encompassing areas no longer used for
oil production, where near-term development could occur. The 300 acres were defined by
Parcel Map 107-20-27 and Lot Division LD-720. The FHD Agreement set forth rights and
obligations of each party with respect to the acquisition and development of parks, open space,
greenbelt areas, school sites, and other public purposes. Parks addressed in that agreement
included portions of the Robert E. Ward Nature Preserve, Tree Park, West Coyote Hills Park
(Rosecrans and Gilbert), regional trail, construction of Gilbert Street and relocation of a water
reservoir. Two amendments to the 1977 FHD Agreement were related to the Fullerton School
District’'s decision not to acquire the property set aside for school purposes.

In June 2001, the City entered into a development agreement pertaining to approximately 118
acres (Emery Properties), in conjunction with the Hawks Pointe project on Beach Blvd.

The project applicant has entered into separate agreements with the Fullerton School District
and the Fullerton Joint Union High School District. In recent communication with Assistant
Superintendents in each district, both indicate that school district needs have been met.

PROPOSED DEVELOPMENT PROJECT

Attachment 12 illustrates the proposed plan for development, which is a reprint of Exhibit #3
included on page 2-3 of the Specific Plan Amendment #8 Booklet. The various aspects of
development are discussed below.

Residential Uses

The plan proposes nine residential neighborhood clusters and a maximum of 760 housing units.
Neighborhoods 1-8 will include 556 single family detached homes on lots ranging in size from
4,000 square feet to one-half acre in size. Neighborhood 9 consists of a maximum of 204
attached single family residences. Roads divide the property into 3 segments:

a. The easternmost segment, located between Euclid and Gilbert, includes neighborhoods
1, 2 and 3 (135 units), Open Space Area A (102 acres) and the Robert E. Ward Nature
Preserve (72 acres);

b. The central segment, located between Gilbert and the proposed collector road, includes
Neighborhoods 4 and 5 (178 units), multiple use area (17 acres), retail village (5 acres),
fire station (1.3 acres) and Open Space Area B (81 acres);

¢c. The westerly segment, located north and west of the collector road, includes
Neighborhoods 6, 7, 8 and 9 (447 units) and Open Space Area C (99 acres). This area
has been more disturbed by prior activities than have the other two areas and has the
greatest concentration of proposed housing density.
Commercial Uses

A retail village is proposed to provide neighborhood commercial uses on a 5.2-acre site at the
northwest corner of the collector road at Rosecrans. The Specific Plan Amendment indicates
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that buildings are oriented around a central plaza (village green), with buildings facing the
roadways and parking behind. Vehicular access to the commercial site is from the collector
road to the west, with no access provided from Rosecrans. A bermed landscape corridor
separates the retail village from existing residences to the east.

Multiple Use Site

A 17-acre multiple use site is intended to support a variety of public and private needs.
Permitted uses include schools, parks, and recreation facilities, with an option to develop a
portion of the site for housing. The terrain in this area is hilly; therefore the creation of flat land
for sports fields or other recreational uses will require terracing of the property. The public park
identified in the Development Agreement shall be a minimum of six acres in size and with a
gradient not to exceed 5% over 90% of the park site. The applicant is also considering a variety
of other recreational uses for portions of this site. The applicant has consulted with the Fullerton
School District and Fullerton Joint Union High School District about potential use of the site for
school purposes. The districts have indicated that they do not need a school at this location, but
have discussed alternative mitigation of impacts to schools.

Open Space

On the 582-acre property, there are approximately 227 acres of developed land and 283 acres
of open space. According to the project biologists, open space consists of approximately 113
acres of non-native habitat and approximately 368 acres of native habitat. The native habitat
includes the 72-acre Robert E Ward Nature Preserve and approximately 64 acres previously
aliocated as mitigation in conjunction with prior permits issued by the USFWS (Reference: 2008
RRDEIR pages 4.12-49 and 50).

Under the proposed plan the development footprint is approximately 227 acres and open space
is approximately 355 acres (managed habitat preserve). The 355-acre open space includes the
72-acre Robert E. Ward Nature Preserve and 64 acres of previous mitigation area.

Grading and construction will impact approximately 335 acres of the site, of which 246 acres will
be permanently impacted and 89 acres will be temporarily impacted. Permanent impacts will
remove 109.2 acres of critical habitat (coastal sage scrub) and 137 acres of non-critical habitat.
The 89 acres affected by grading will be revegetated with costal sage scrub, resulting in
“temporary” impacts. (Reference: 2008 RRDEIR Table 4.12-6).

Existing site (acres) Proposed Development (acres)

Developed 100 (includes paved and dirt roads, | 227 (includes roads, buildings,
area P structures, oil well pads and cleared | ornamental landscaping and fuel

areas) modification areas)
Non-native . .
habitat 113 (included in development acreage)
Native
habitat 368 395
Overall site | 582" 582

' Acreage does not add to 582 due to rounding
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Habitat

The site has been designated as critical habitat for the California gnatcatcher; the coastal sage
scrub community provides habitat necessary to protect and preserve the species. According to
the project biologists, the site is relatively species poor and much of the habitat has been
disturbed by -oil field and brush clearing activity. It is the native habitat that is important in
supporting wildlife. As shown above, the amount of native habitat provided under the proposed
plan is similar to that existing on the undeveloped site (355 gross acres proposed vs. 368 gross
acres existing). The USFWS concurs that with the implementation of required mitigation
measures, the project will enhance and expand gnatcatcher habitat, improving its quality while
minimally reducing habitat acreage

The City has received comments on the DEIR expressing the opinion that the entire site is
valuable as wildlife habitat. They compare the existing 582 acres of open space with the 355

acres proposed, and conclude that the impacts to wildlife are more significant than indicated in
the EIR.

Another important feature of the property is its role in linking blocks of critical California
gnatcatcher habitat throughout the region, including the Chino/Puente Hills, Montebello Hills and
East Coyote Hills. The project biologists state that the California gnatcatcher is unlikely to travel
such distances on a regular basis; others contend that the distances are not so significant as to
prevent such movement. The ability of the gnatcatcher to migrate from one habitat area to
another is important to prevent inbreeding in the population.

Although the acreage devoted to native habitat is similar in the proposed and existing scenarios,
there have been concerns raised with respect to the creation, restoration and management of
habitat areas. Open space configuration (the amount of urban edge created by the
development plan), adequacy of gnatcatcher habitat for other special species with different
needs and the introduction of more domestic pets in the area are viewed by some as adverse
impacts. The project biologists have responded that 1) project configuration improves habitat by
connecting open space in the proposed project with previously created open space areas, 2) the
California gnatcatcher is an umbrella species whose habitat supports not only California
gnatcatchers but also many other wildlife species, and 3) adequate controls have been placed
on homeowners to keep pets out of the preserve areas.

In the open space areas, native habitat will be enhanced to provide a richer habitat than now
exists. Revegetation plans will be created under the supervision of USFWS, development will
be phased to avoid project wide disturbance of habitat, preserved and restored habitat will be
placed under conservation easement and managed by an agency experienced in habitat
supervision. The applicant will be required to establish a management endowment to fund
habitat implementation and maintenance. These requirements, among many others, are
included as mitigation measures which will be tracked under the mitigation monitoring and
reporting program.

Fuel Modification

For fire protection purposes, the project design must include buffer zones between st_ructunjes
and wildland areas. These “fuel management or fuel modification” zones are areas in which
vegetation is irrigated, thinned and/or trimmed to limit the amount of plant materials which would
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