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1. Introduction

Pursuant to California Public Resources Code §21082.1, the County of Orange
(County) independently reviewed and analyzed information contained in this Final
Environmental Impact Report (FEIR) prior to its distribution as a Draft EIR. Conclusions
and discussions contained herein reflect the independent judgment of the County as to
those issues known at the time of publication.

1.1 Purpose of the EIR

This EIR has been prepared as a Project EIR on behalf of the County of Orange to
evaluate the environmental consequences, the mitigation measures and the project
alternatives associated with the proposed Esperanza Hills residential development
project. The Proposed Project requires the following discretionary actions:

. General Plan Amendment to change the Land Use designation from Open
Space (5) to Suburban Residential (1B) to allow for residential development

e  Specific Plan adoption to replace the existing A1 (General Agriculture) and
A1(O) (General Agriculture/Oil Production) zoning designations and to
regulate and guide development of the property

e  Approval of vesting tentative tract maps

. Potential annexation to the City of Yorba Linda

. Pre-Annexation and Municipal Services Agreement

It is intended that this EIR be considered in the decision-making process for this
project, along with other information presented on the project such as at public
proceedings on the project. Pursuant to California Environmental Quality Act (CEQA)
Guidelines §15200, this EIR will serve the following purposes of review:

Sharing expertise,

Disclosing agency analyses,
Checking for accuracy,

Detecting omissions,

Discovering public concerns, and
Soliciting counter proposals.

U1~ WDN =
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1.2 Statutory Authority

This EIR has been prepared in accordance with the CEQA statutes, as amended (Public
Resources Code §21000, et seq.). In accordance with the CEQA Guidelines §15146,
the degree of specificity required in an EIR must correspond to the actions sought to be
covered by the EIR. In accordance with CEQA Guidelines §15050, the County of
Orange is the Lead Agency for this EIR.

The EIR identifies and discusses every significant impact, mitigation measure, and
project alternative with relationship to this project, using best efforts to forecast, while
incorporating requests by the public and responsible agencies for consideration of
specific mitigation measures and/or alternatives.

The mitigation measures included in this EIR are designed to avoid or reduce the
environmental impacts described herein. Mitigation measures are structured in
accordance with §15370 of the CEQA Guidelines. This section refers to effects on the
physical environment, as opposed to other types of effects (e.g. economic and social
effects) that may arise as a result of this project or that may be of interest to the public
and decision makers generally. Accordingly, the mitigation measures have been
structured to meet the following criteria:

e Avoiding the impact altogether by not taking a certain action or parts of an
action

e Minimizing impacts by limiting the degree or magnitude of the action and
its implementation

. Rectifying the impact by repairing, rehabilitating, or restoring the impacted
environment

. Reducing or eliminating the impact over time by preservation and
maintenance operations during the life of the action

. Compensating for the impact by replacing or providing substitute resources
or environments

1.3  CEQA Process

CEQA requires agencies to prepare EIRs and other environmental documentation “as
early as feasible in the planning process to enable environmental considerations to
influence project program and design and yet late enough to provide meaningful
information for environmental assessment” (CEQA Guidelines §15004(b)). The first
step in this CEQA process is the preparation of an Initial Study (IS). This document,
along with a Notice of Preparation (NOP), was prepared and distributed for review
and comment on December 21, 2012 and is provided as Appendix A. Time limits
mandated by state law required a 30-day review period. However, the comment
period for the IS/NOP was extended to 42 days due to the holiday season and ended
on February 1, 2013. The purpose of the NOP was to provide public information and
to elicit responses on matters to be studied in the EIR. The comment letters are

November 2016

Esperanza Hills

00130



Section 1.3 — CEQA Process
page 1-3

Chapter 1 — Introduction
Revised Final Environmental Impact Report

included in this EIR as Appendix B. The NOP was filed with the Orange County Clerk-
Recorder, posted on the Project Site, posted on the County’s website, and sent via U.S.
mail to approximately 800 public agencies, adjacent residences and interested parties.

In addition, a Public Scoping Meeting was held on January 31, 2013, in the City of
Yorba Linda (City) to allow local residents and interested persons an opportunity to
review the Proposed Project and provide input on issues to be addressed in the EIR. At
that meeting, the process for commenting on the Draft EIR was described, and
attendees were notified that a public meeting would be held by the County Board of
Supervisors to consider the EIR.

The Scoping Meeting was attended by approximately 120 individuals, along with
representatives from the City of Yorba Linda and Chino Hills State Park. Comments
were solicited from the meeting attendees. Agencies, cities, and individuals expressed
similar comments during the IS/NOP review and scoping meeting. A summary of the
main comments provided during the scoping meeting is included in Table 1-3-1
below, along with a notation of where the issue is addressed in the EIR.

Table 1-3-1

Summary of Scoping Meeting Comments

Comment

Where Comment Is Addressed in EIR

Insufficient access roads

Chapter 4 - Project Description; Section 5.14 - Transportation and Traffic
(beginning on page 5-559); Chapter 6 -Alternatives Analysis

Increased traffic

Section 5.14 - Transportation and Traffic (beginning on page 5-559)

Aesthetics - views of hills/ridgelines

Section 5.1 - Aesthetics (beginning on page 5-1)

Loss of habitat for wildlife/biological resources

Section 5.3 - Biological Resources (beginning on page 5-91)

Construction noise

Section 5.10 - Noise (beginning on page 5-475)

Construction impacts to air quality

Section 5.2 - Air Quality (beginning on page 5-65)

Safety concerns due to wildfire potential/evacuation

Section 5.7 - Hazards and Hazardous Materials (beginning on page 5-295)

Change in land use from open space to residential

Section 5.9 - Land Use and Planning (beginning on page 5-415)

Impacts to schools, parks from additional residents

Section 5.12 - Public Services (beginning on page 5-509); Section 5.13 -
Recreation (beginning on page 5-527)

Water pressure/availability during fires

Section 5.7 - Hazards and Hazardous Materials (beginning on page 5-295);
Section 5.8, Hydrology and Water Quality (beginning on page 5-361)

Consistency with Yorba Linda General Plan/policies

Chapter 3 - Project History and Background; Section 5.9 - Land Use and
Planning (beginning on page 5-415)

Future annexation to Yorba Linda

Section 5.9 - Land Use and Planning (beginning on page 5-415)

Danger from existing utility transmission lines

Section 5.7 - Hazards and Hazardous Materials (beginning on page 5-295)

Cumulative impacts from adjacent projects

Cumulative Impacts - Sections 5.1 through 5.15

Gated community excludes neighboring residents

Section 5.13 - Recreation (beginning on page 5-527)

Protection of/connection to existing trails

Section 5.13 - Recreation (beginning on page 5-527)

Provision of additional trails

Section 5.13 - Recreation (beginning on page 5-527)

Inconsistent with ridgeline protection policies

Section 5.1 - Aesthetics (beginning on page 5-1)

The Draft EIR was distributed to affected agencies, surrounding cities and interested

parties for a 45-day review and comment period in accordance with CEQA Guidelines
§15087. Upon completion of the 45-day public review period, written responses were
prepared to all comments received on the Draft EIR during the public review period.
These comments and responses, along with the Mitigation Monitoring and Reporting
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Program for the project, constitute the Final EIR for the project. The Final EIR will be
considered for certification by the Board of Supervisors of Orange County. In
accordance with CEQA Guidelines, written responses to comments from public
agencies will be made available to those agencies at least ten days prior to the public
hearing with the Board of Supervisors, at which time certification of the Final EIR
would be considered.

It should be noted that the environmental impacts of a project may not always be
mitigated to a less than significant level. When this occurs, impacts are considered
significant unavoidable impacts. If a public agency approves a project that has
significant unavoidable impacts, the Lead Agency shall state in writing the specific
reasons for approving the project based on the Final EIR and any other information in
the public record for the project. This is termed a “Statement of Overriding
Considerations” in accordance with CEQA Guidelines §15093, and is used to explain
the specific reasons the benefits of the Proposed Project make its significant
unavoidable impacts acceptable. The Statement of Overriding Considerations is
prepared after the Final EIR has been completed, but before action to approve the
project has been taken.

1.4  Incorporation by Reference

Certain documents are to be incorporated by reference into this EIR pursuant to CEQA
Guidelines §15150. Where a document is incorporated by reference, its pertinent
sections will be briefly summarized and referenced in the relevant sections in this EIR.
The following documents are among those incorporated by reference herein:

e  County of Orange General Plan (2005)

e  County of Orange Zoning Code (2005)

e 2010 Urban Water Management Plan, Municipal Water District of Orange
County

e South Coast Air Quality Management District’s “CEQA Air Quality
Handbook (1993)”

e  City of Yorba Linda General Plan (1993)

e  Chino Hills State Park General Plan (1999)

. OCEFA Fire Protection Regulations

. Orange County Fire Ready, Set, Go! Program

e  Yorba Linda Water District 2010 Sewer Master Plan Update

Copies of all documents incorporated by reference are available for public review at
the County of Orange, Public Works Department, 300 N. Flower Street, 1% Floor,
Santa Ana, California.
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Section 1.5 — Areas of Controversy/Issues to be Resolved

1.5  Areas of Controversy/Issues to be Resolved

CEQA Guidelines §§15123(b)(2) and (3) require that the EIR summary identify areas of
controversy known to the lead agency, issues raised by agencies and the public and
issues to be resolved, including the choice among alternatives and whether or how to
mitigate significant impacts.

Areas of public controversy and issues to be resolved that are known or have been
called to the attention of the County during the Initial Study/NOP process are noted
below. Because each issue to be resolved involves some degree of public controversy,
the distinction between the area of public controversy and an issue to be resolved is
not critical. Areas of public controversy raised during the scoping meeting and the
IS/NOP review period are:

Increased traffic due to additional residential development

Noise from construction activities

Air quality impacts from construction activities

Greenhouse gas emissions

Removal of vegetation and wildlife habitat

Obstruction/loss of scenic views and ridgelines; light/glare impacts
Increased storm water runoff

Fire hazard/fire protection

Inadequate water supply and water pressure for fire fighting
Inadequate roads to accommodate emergency evacuation of new and
existing development

Landslides/unstable soils due to grading activity, geologic impacts
(e.g., earthquakes — Whittier Fault)

Impacts to public services including schools, fire/police services,
recreation facilities

Infrastructure improvements (e.g., water distribution system, sewers, utility
transmission lines)

Historic resource preservation

Water quality/hydrology

Wetland/stream protection

Loss of open spacef/trails

Conflicts regarding land use related to the Yorba Linda General Plan
Impact to mineral resources, including existing oil wells on-site
Limited (gate guarded) access to recreational amenities for the general
public

Equestrian, pedestrian, bike trail connections/linkages

Consistency with the Chino Hills State Park General Plan

Alternatives analysis for reduced project size, annexation to Yorba Linda
Add additional roadway ingress/egress
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It is recognized that other issues may be raised during the review and hearing process
that were not and could not have been known at the time of the publication of this
EIR. These will be addressed to the extent required by law in the preparation of the
Final EIR and in the deliberation process.

1.6  Disagreement among Experts

This EIR contains substantial evidence to support all of the conclusions presented
herein. That is not to say that there will not be disagreements with these conclusions.
The CEQA Guidelines — and more particularly, case law — clearly provide the
standards for treating disagreement among experts. Where evidence and opinions of
experts conflict on an issue concerning the environment, and the agency knows of
these controversies in advance, the EIR must acknowledge the controversies,
summarize the conflicting opinions of the experts, and include sufficient information
to allow the public and decision-makers to take intelligent account of the
environmental consequences of their action.

It is also possible that evidence was presented during the Draft EIR review that might
create disagreement. This evidence is considered by the decision-makers during the
public hearing process. In rendering a decision on a project where there is
disagreement among experts, the decision-makers are not obligated to select the most
conservative or environmentally protective option. They may give more weight to one
expert than another, and resolve a dispute among experts through the exercise of their
collective good faith judgment. In their proceedings, they must consider the comments
received and address objections, but need not follow said comments or objections so
long as they state the basis for their decision and that decision is supported by
substantial evidence.

1.7  Thresholds of Significance

The state does not require that local agencies adopt their own thresholds of
significance. In this regard, the County relies on the state’s CEQA Environmental
Checklist. In addition, in some areas, the County relies on its General Plan, codes and
ordinances as thresholds of significance.

1.8  Project Alternatives

Chapter 6, Alternatives Analysis, presents alternatives that have been designed to
alleviate identified environmental impacts. These alternatives consist of the No Project
Alternative, the Option 2A Alternative, the Reduced Density Alternative, and the City
of Yorba Linda General Plan Alternative. Each of the alternatives has been measured
against the stated objectives of the Proposed Project and in accordance with CEQA
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Guidelines §15126.6, the alternatives must be able to attain most of the basic
objectives of the project.

The alternatives focus on approaches capable of eliminating significant environmental
impacts associated with the Proposed Project including, but not limited to, air quality,
aesthetics, and biological resources, or reducing them to a level of insignificance.
Consistent with CEQA Guidelines §15126.6, an EIR need only address those
alternatives that are actually capable of reducing or eliminating one or more
significant physical environmental effects brought on by the project, as proposed. A
comprehensive analysis of project alternatives, including the identification of the
environmentally superior alternative, is provided in Chapter 6, Alternatives Analysis.

1.9  Availability of EIR, Technical Appendices, and Administrative Record

The EIR, Technical Appendices, and the Administrative Record for the Proposed
Project are available at the County of Santa Ana, Public Works/OC Planning, 300 N.
Flower Street, 1% Floor, Santa Ana, California.

This EIR may be viewed on the County’s website at:

http://www.ocplanning.net/CurrentProjects.aspx.

Reference copies are available for review at the Yorba Linda City Library, 18181
Imperial Highway.
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2. Executive Summary

2.1 Project Location

The Proposed Project, known as Esperanza Hills, is located within unincorporated
area of the County of Orange, east of San Antonio Road and north of Stonehaven
Drive (Via del Agua) near the City of Yorba Linda (City). The site is north of Yorba
Linda Boulevard and east of SR-90 (Imperial Highway). To the south and west lie
existing residential communities previously approved and developed in the City of
Yorba Linda, including Dominguez Ranch, Green Hills, Casino Ridge, Travis Ranch,
and Yorba Linda Hills. The Project Site is bordered on the north and east by Chino
Hills State Park. See Exhibit 2-1 - Project Vicinity Map.

2.2 Project Description

The Proposed Project is a residential development consisting of:

e A maximum of 340 single-family residential units on 468.9 acres of
undeveloped land in unincorporated Orange County

e A maximum of 13.9 acres of active and passive parks

. 7 miles of trails (pedestrian, bicycle and equestrian) with linkages to
existing trails and open space areas

. A maximum of 230 acres of open space

e  Two underground water reservoirs

. Fuel modification areas

e  Two estate lots

J Two options for access: 1) a primary connection going south to
Stonehaven Drive, and 2) a primary connection going west from the
community to Aspen Way. At this time, a final decision has not been made
regarding which access option will be implemented.

e  Continued oil production

e  Grading of approximately 15 to 16 million cubic yards

A detailed description of the project is provided in Chapter 4, Project Description.
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2.3  Discretionary Actions

This EIR is intended to provide complete and adequate CEQA coverage for all actions
and approvals associated with ultimate development of the Proposed Project,
including but not limited to:

e  Certification of the Final Environmental Impact Report

e A General Plan Amendment to change the Land Use designation for the
property from Open Space (5) to Suburban Residential (1B)

e Approval of a Specific Plan to replace the A1 (General Agriculture) and
A1(O) (General Agriculture/Oil Production) zoning designations

. A Tentative Tract Map

. Resource Agency Permits (U.S. Army Corps of Engineers, California
Department of Fish and Wildlife, Regional Water Quality Control Board)

e  Anticipated possible future annexation to City of Yorba Linda

. Pre-Annexation and Municipal Services Agreement

. Subsequent development approvals consistent with the Specific Plan

2.4  Summary of Environmental Impacts

Chapter 5, Environmental Setting, Impacts, and Mitigation Measures provides a
detailed analysis of the potential impacts of the Proposed Project related to aesthetics,
air quality, biological resources, cultural resources, fire protection and evacuation,
geology and soils, greenhouse gas emissions, hazards and hazardous materials,
hydrology and water quality, land use and planning, noise, population and housing,
public services, recreation, transportation and traffic and utilities and service systems.
Chapter 6, Alternatives Analysis, provides an analysis of several alternatives to the
project as it is currently proposed. Chapter 7, Summary of Cumulative Impacts and
Chapter 8, Growth-Inducing Impacts describe the potential for the Proposed Project to
result in cumulative and growth-inducing impacts, respectively. Chapter 9, Inventory
of Mitigation Measures, provides a complete list of mitigation measures proposed for
the project under this EIR. Chapter 10, Inventory of Unavoidable Adverse Impacts
summarizes the potentially significant adverse impacts of the Proposed Project that
cannot be avoided or mitigated to a level of “less than significant.”
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2.5

Matrix of Mitigation Measures

The Proposed Project will permanently alter portions of the
site through landform modification. The Project is designed
to retain ridgelines whenever possible and includes
development plan components and design features that will
minimize impacts to aesthetics. Potential impacts from light
and glare have been addressed with mitigation.

The Proposed Project, in conjunction with growth and
development within the SCAB, would hinder conformance
with the regional AQMP. Because the SCAB has been
classified as a non-attainment air basin for compliance with
the federal Clean Air Act, the Proposed Project will have an
incremental impact on cumulative air quality conditions.
Emissions modeling for the construction of the Proposed
Project indicate that project emissions should remain below
levels of significance for each of the air quality constituents
for which the SCAB is currently in non-attainment. Mitigation
Measures AQ-1, AQ-2, and AQ-3 are proposed to reduce
potential construction-related impacts. No long-term
operational impacts will occur with Project implementation.

AE-1

Project Impacts Mitigation Measures Approval and Mitigation Measures
Aesthetics

Prior to issuance of building permits, the Project Applicant shall demonstrate that all exterior lighting has
been designed and located so that all direct rays are confined to the property in a manner meeting the
approval of the Manager, OC Planning, or designee. Lighting shall be designed to minimize visibility of
light sources by directing lighting toward the on-site structures and not illuminating areas outside property
boundaries.

Air Quality

Level of Significance after
Incorporation of Conditions of

With implementation of mitigation
measures, impacts to aesthetics will
remain less than significant.

AQ-1  Prior to issuance of grading permit, the Project Applicant shall provide evidence that ensures the use of Mitigation requiring diesel emissions
enhanced control measures for diesel exhaust emissions to maintain NOx impacts at a less than control measures will reduce impacts
significant level to the Manager, Permit Services. These measures shall include: due to use of heavy equipment to a
e Utilize well-tuned off-road construction equipment less than significant level.

e During grading, require that contractors use Tier 3 on all heavy equipment (excavators, graders, and
scrapers exceeding 100 HP rated power) if the entire project is graded at one time for NOx
emissions, unless use of such mitigation is demonstrated to be technically infeasible for a given piece
of equipment

e During grading, require that contractors employ oxidation catalysts that shall achieve 40% reduction
during grading for excavation graders and scrapers exceeding 100 HP rated power if the entire
project is graded at one time, unless use of such mitigation is demonstrated to be technically
infeasible for a given piece of equipment.

e Enforce 5-minute idling limits for on-road trucks and off-road equipment

AQ-2  Prior to issuance of grading permit, the Project Applicant shall provide to the Manager, Permit Services, Adherence to SCAQMD construction

evidence that ensures that standard construction practices as set forth in the SCAQMD Handbook shall
be implemented.

practices will reduce potential
impacts to a less than significant
level.
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Project Impacts

Mitigation Measures

Level of Significance after
Incorporation of Conditions of
Approval and Mitigation Measures

AQ-3

During construction, the Project Applicant shall ensure that best management practices for dust control
are implemented. These include:

e Apply soil stabilizers or moisten areas that are inactive for 96 hours or more

Prepare a high wind dust control plan

Address previously disturbed areas if subsequent construction is delayed more than 96 hours

Water exposed surfaces as needed to avoid visible dust leaving the construction site (typically three
times per day)

Wet down or cover all stockpiles with tarps at the end of each day or as needed
Provide water spray during loading and unloading of earthen materials
Minimize in-out traffic from construction zone

Cover all trucks hauling dirt, sand or loose material or require all trucks to maintain at least two feet of
freeboard

e Sweep streets daily if visible soil material is carried out from the construction site

e Use perimeter sandbags and wind fences for erosion control
Biological Resources

Best Management Practices will
reduce impacts related to dust
control to a less than significant
level.

to Braunton’s milk-vetch.

The Proposed Project has the potential to result in impacts | Bio-1  Prior to issuance of grading permits, the Project Applicant shall prepare a revegetation plan for mulefat With implementation of Mitigation
to walnut woodland and blue elderberry woodland in Blue scrub, black willow riparian forest, and blue elderberry woodland located within Blue Mud Canyon in Measure Bio-1, impacts to walnut
Mud Canyon. accordance with the Habitat Mitigation and Monitoring Plan. The plan will also incorporate California black | woodland and blue elderberry
walnut into the plant palette to mitigate the loss of 0.48 or 0.22 acre of walnut woodland associated with woodland will be less than
Option 1 and Option 2, respectively. The plan shall be prepared by a qualified biologist for review and significant.
approval by the Manager of Planning, OC Development Services. At a minimum, the plan shall include
restoration of mulefat scrub and black willow riparian forest vegetation that also includes a black walnut
component. The plan shall include replacement of habitat at a minimum ratio of 1:1; responsibility and
qualifications of the personnel to implement and supervise the plan; site selection; site preparation and
planting implementation; schedule; maintenance plan/guidelines; 5-year monitoring plan with reporting to
the Manager of Planning, OC Development Services; and long-term preservation.
The Proposed Project has the potential to result in impacts | Bio-2  Prior to issuance of grading permits, a Special Status Planting and Monitoring Plan shall be prepared by a | With implementation of Mitigation
to the intermediate mariposa lily. qualified biologist in consultation with the CDFW and the USFWS for approval by the Manager of Measure Bio-2, impacts to the
Planning, OC Development Services. The plan shall provide for planting at the appropriate time of the intermediate mariposa lily will be less
year for success of 326 greenhouse-propagated individuals of intermediate mariposa lily in the Study Area | than significant.
within an undisturbed area of coastal sage scrub of same habitat quality with respect to soil type and its
characteristics. The plan shall include a maintenance program for weed removal, supplemental watering,
fencing, and other forms of site protection. This mitigation plan will be considered successful if at least
80% of 326 flowering individuals, or 261 flowering individuals, are observed 5 years after planting. If
success criteria are not met after five years, remedial measures shall include greenhouse propagation
and planting of additional individuals on the Project Site.
The Proposed Project has the potential to result in impacts | Bio-3  Prior to issuance of grading permits, a Special Status Planting and Monitoring Program shall be prepared | With implementation of Mitigation

by a qualified biologist in consultation with the CDFW and the USFWS for approval by the Manager of
Planning, OC Development Services. The plan shall provide for planting of 400 greenhouse-propagated

Measure Bio-3, impacts to
Braunton’s milk-vetch will be less
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Project Impacts

Mitigation Measures

Level of Significance after
Incorporation of Conditions of
Approval and Mitigation Measures

individuals of Braunton’s milk-vetch in the Study Area within an undisturbed area of suitable habitat and
soils, slope and exposure. The plan shall include a maintenance program for weed removal, supplemental
watering, fencing, and other forms of site protection. This mitigation plan will be considered successful if
at least 80% of individuals, or 320 individuals, flower and set seed prior to senescence. If success criteria
are not met prior to senescence of the planted individuals, remedial measures shall include greenhouse
propagation and planting of additional individuals on the Project Site.

than significant.

endangered species.

The Proposed Project has the potential to impact vegetation
occupied by least Bell's vireo, a state and federally listed

Bio-4

Prior to issuance of grading permits, the Project Applicant shall prepare a revegetation plan for mulefat
scrub and black willow riparian forest located within Blue Mud Canyon. The plan will also incorporate
California black walnut into the plant palette to mitigate the loss of walnut woodland as described in
Mitigation Measure Bio-1. The plan shall be prepared by a qualified biologist for review and approval by
the Manager of Planning, OC Development Services. At a minimum, the plan shall include: restoration of
mulefat scrub and black willow riparian forest vegetation at a ratio of 1:1; responsibility and qualifications
of the personnel to implement and supervise the plan; site selection; site preparation and planting
implementation; schedule; maintenance plan/guidelines; monitoring plan; and long-term preservation..

Bio-5

Prior to issuance of grading permits, the Project Applicant shall include the following measures on the

grading plan to be implemented with grading operations:

1. Prior to the commencement of clearing operations or other activities involving significant soil
disturbance, all areas of mulefat scrub and black willow riparian forest habitat to be avoided shall be
identified with temporary fencing or other markers that are clearly visible to construction personnel.

2. A USFWS-approved Biological Monitor shall be on-site during any clearing of mulefat scrub and black
willow riparian forest. The Project Applicant shall advise the U.S. Fish & Wildlife Service at least 7
calendar days — but preferably 14 calendar days — prior to the clearing of mulefat scrub and black
willow riparian forest. The Biological Monitor shall flush avian or other mobile species from habitat
areas immediately prior to brush-clearing and earth-moving activities. It shall be the responsibility of
the monitoring biologist to ensure that identified bird species are not directly impacted by brush-
clearing and earth-moving equipment in a manner that also allows for construction activities to
continue on a timely basis.

3. Following the completion of initial clearing activities, all areas of mulefat scrub and black willow
riparian forest habitat to be avoided by construction equipment and personnel shall be marked with
temporary fencing or other clearly visible, appropriate markers. No construction access, parking, or
storage of equipment shall be permitted within such marked areas.

Bio-6

Prior to issuance of grading permits, the Project Applicant shall prepare a Restoration Plan for mulefat
scrub, black willow riparian forest, coast live oak riparian woodland, and other appropriate wetland/riparian
habitats at an acreage ratio of 1:1 to be located within Blue Mud Canyon. The plan shall be prepared by a
qualified biologist for review and approval by the Manager of Planning, OC Development Services. The
Restoration Plan shall include the following:
1. Impacts to living coast live oak trees within CDFW jurisdiction will be mitigated through planting liners
or locally collected acorns within Blue Mud Canyon at the following ratios:
e For healthy trees to be removed for development:

e ftrees less than 5 inches diameter at breast height (DBH) should be replaced at 3:1

With implementation of Mitigation
Measures Bio-4, Bio-5, and Bio-6,
there would be a net increase of
riparian habitat suitable for least
Bell's vireo, and impacts would be
less than significant.
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Project Impacts

Mitigation Measures

Level of Significance after
Incorporation of Conditions of
Approval and Mitigation Measures

trees between 5 and 12 inches DBH should be replaced at 5:1
trees between 12 and 36 inches DBH should be replaced at 10:1
trees greater than 36 inches DBH should be replaced at 20:1

e  For damaged trees (including trees damaged by construction and fire damaged trees to be
removed for development):

e ftrees less than 12 inches DBH should be replaced at 3:1
e ftrees greater than 12 inches DBH should be replaced at 5:1

e Impacts to trees that were killed by the 2008 Freeway Complex Fire do not require mitigation.
The sizes, condition, and total number of impacted trees will be determined after verification of the
limits of CDFW jurisdiction and prior to issuance of any permit that results in ground disturbance.
The plan shall include responsibility and qualifications of the personnel to implement and supervise
the plan; site selection; site preparation and planting implementation; schedule; maintenance
plan/guidelines; 5-year monitoring plan with reporting to the Manager of Planning, OC Development
Services; and long-term preservation.

The Project Applicant shall notify CDFW, pursuant to Section 1600 of the California Fish and Game
Code, of lake and streambed alterations (LSA), including activities in streams that will divert or
obstruct the natural flow, or change the bed, channel, or bank of a river or stream, or use materials
from a streambed. A copy of the LSA notice shall be provided to the Manager of Planning, OC
Development Services.

The Proposed Project will result in the fill of drainages within
ACOE, CDFW, and RWQCB jurisdictions.

Bio-7

Prior to issuance of grading permits, the Project Applicant shall prepare a Habitat Mitigation and
Monitoring Program (HMMP). The HMMP shall be prepared by a qualified biologist for review and
approval by the Manager of Planning, OC Development Services. The HMMP shall include responsibility
and qualifications of the personnel to implement and supervise the plan; site selection; site preparation
and planting implementation; schedule; maintenance plan/guidelines; 5-year monitoring plan with
reporting; and long-term preservation.

The Project Applicant shall be fully responsible for the implementation of the HMMP until the restoration
areas have met the success criteria outlined in the approved plan. The Manager of Planning, OC
Development Services shall have final authority over mitigation area sign-off.

Implementation of Mitigation
Measures Bio-7 and Bio-8 will
ensure that impacts to these
jurisdictions will be reduced to less
than significant.
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Bio-8

Prior to issuance of any grading permit the Project Applicant shall include the following measures on the
grading plan to be implemented with grading operations:

1.

Prior to the commencement of clearing operations or other activities involving significant soil
disturbance, all areas of ACOE and CDFW jurisdiction to be avoided shall be identified with
temporary fencing or other markers that are clearly visible to construction personnel.

A USFWS-approved Biological Monitor shall be on-site during any clearing of riparian vegetation. The
Project Applicant shall advise the US Fish & Wildlife Service at least 7 calendar days — but preferably
14 calendar days - prior to the clearing of riparian vegetation. The Biological Monitor shall flush avian
or other mobile species from habitat areas immediately prior to brush-clearing and earth-moving
activities. It shall be the responsibility of the Biological Monitor to ensure that identified bird species
are not directly impacted by brush-clearing and earth-moving equipment in a manner that also allows
for construction activities to continue on a timely basis.

Following the completion of initial clearing activities, all areas of ACOE and CDFW jurisdiction to be
avoided by construction equipment and personnel shall be marked with temporary fencing or other
clearly visible, appropriate markers. No construction access, parking, or storage of equipment shall
be permitted within such marked areas.

impact nesting birds.

Removal of vegetation during grading has the potential to

Bio-9

Prior to issuance of grading permits, the Project Applicant shall include the following condition on the
grading plan for implementation during vegetation removal operations:

Thirty days prior to the initiation of project activities, a qualified biologist shall conduct weekly bird
surveys, with the last survey no more than 10 days prior to initiation of project activities, to detect
protected native birds occurring in suitable nesting habitat that is to be disturbed and (as access to
adjacent areas allows) any other such habitat within 300 feet of the disturbance area (within 500
feet for raptors). No vegetation removal shall occur between the dates of February 15 and
September 30, unless a qualified biologist surveys the Project’s impact area 10 days prior to
initiation of project activities to confirm the absence of active nests. If an active nest is discovered,
vegetation removal within a particular buffer surrounding the nest shall be prohibited until nesting is
complete (i.e., nest is vacant and juveniles have fledged and there is no evidence of a second
attempt at nesting); the buffer distance shall be determined by a qualified biologist and in
consideration of species sensitivity and existing nest site conditions. Limits of avoidance of 300 feet
and up to 500 feet for nesting raptors shall be demarcated with flagging or fencing, and Project
personnel, including contractors working on-site, shall be instructed on the sensitivity of the area.
The biologist shall record the results of the recommended protective measures described above and
shall submit a written memo explaining justification of any nest avoidance measures to the Manager
of Planning, OC Development Services to document compliance with applicable state and federal
laws, specifically §3503 and §3503.5 of the California Fish and Game Code, pertaining to the
protection of native birds, including nesting raptors.

Implementation of Mitigation
Measure Bio-9 will reduce impacts to
nesting birds to a less than
significant level.
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Level of Significance after
Incorporation of Conditions of

Project Impacts Mitigation Measures Approval and Mitigation Measures
Construction of 340 residential units on undeveloped land Bio-10 Prior to issuance of building permits, the Project Applicant shall prepare a resident Environmental The education of residents regarding
will introduce residents to an area supporting sensitive Awareness Program to be reviewed and approved by the Manager of Planning, OC Development sensitive plants and wildlife on the
vegetation and wildlife. Resident awareness is required to Services. The Environmental Awareness Program is intended to increase awareness to residents of the | site will reduce impacts to less than
educate people about the unintended consequences to sensitive plants, wildlife, and associated habitats that occur in the preserved open space areas. The significant with incorporation of
plants and wildlife. intention of the program shall be to encourage active conservation efforts among the residents to help Mitigation Measure Bio-10.

conserve the habitats in the preserved open space. The program shall address inadvertent impacts from

the introduction of invasive plant species (including escapees), human intrusion, trash and debris, creation

of ad hoc trails, domestic cats, and light pollution. At a minimum, the Environmental Awareness Program
shall include the following components:

o Informational kiosks shall be constructed at entrance points to hiking and equestrian trails and at
various locations along the fence line that separates the Project Site and the open space area to
inform residents and trail users on the sensitive flora and fauna that rely on the habitats found within
the preserved open space. The intent of these kiosks is to bring awareness to the sensitive plants,
wildlife and associated habitats that occur in the area along with discouraging creation of ad hoc trails
and trash and debris.

o The Project Applicant shall provide residents or the HOA for nearby subdivisions (if applicable) with a
brochure that includes a list of plant species to avoid in residential landscaping to prevent the
introduction of invasive plant species and impacts from human intrusion, light pollution, and domestic
cats to the surrounding natural communities.

Least Bell's vireo is a state and federally listed endangered | Bio-11  Prior to issuance of grading permits, the Project Applicant shall include the following measures on the Protection of least Bell's vireo during
species. Riparian vegetation occupied by least Bell’s vireo grading plan to be implemented with grading operations: nesting season through restrictions
could be subject to impacts due to project grading and o No clearing, grubbing, grading, or other construction activities shall occur within and in the vicinity of | on grading activities and noise will
construction. riparian habitat occupied by least Bell's vireo between March 15 and September 15, the breeding reduce impacts to less than

season of the least Bell’s vireo, until the following requirements have been met: significant.

1. Aqualified biologist shall survey riparian areas that would potentially be subject to construction
noise levels exceeding 60 decibels [dB(A)] hourly average for the presence of least Bell’s vireo.
Surveys for this species shall be conducted pursuant to the protocol survey guidelines
established by the U.S. Fish & Wildlife Service within the breeding season prior to the
commencement of construction. If the least Bell's vireo is present, then the following conditions
must be met:

a. Between March 15 and September 15, no clearing, grubbing, or grading of occupied least
Bell's vireo habitat shall be permitted. Areas restricted from such activities shall be staked or
fenced under the supervision of a qualified biologist;

b. Between March 15 and September 15, no construction activities shall occur within any
portion of the site where construction activities would result in noise levels exceeding 60
dB(A) hourly average at the edge of occupied least Bell’s vireo habitat. An analysis showing
that noise generated by construction activities would not exceed 60 dB(A) hourly average at
the edge of occupied habitat must be completed by a qualified acoustician and/or qualified
biologist (possessing current noise engineer license or registration with monitoring noise
level experience with listed animal species) and approved by the U.S. Fish & Wildlife Service
at least two weeks prior to the commencement of construction activities. Prior to the
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Level of Significance after
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Approval and Mitigation Measures

commencement of any construction activities during the breeding season, areas restricted
from such activities shall be staked or fenced under the supervision of a qualified biologist;

If it is desired to conduct construction activities adjacent to habitat determined to be occupied
by least Bell's vireo during pre-construction surveys, then at least two weeks prior to the
commencement of construction activities, under the direction of a qualified acoustician and/or
qualified biologist, noise attenuation measures (e.g., berms, walls) shall be implemented to
ensure that noise levels resulting from construction activities will not exceed 60 dB(A) hourly
average at the edge of habitat occupied by the least Bell's vireo. Concurrent with the
commencement of construction activities and the construction of necessary noise attenuation
facilities, noise monitoring shall be conducted at the edge of occupied area to ensure that
noise levels do not exceed 60 dB(A) hourly average. If the noise attenuation techniques
implemented are determined to be inadequate by the qualified acoustician and/or qualified
biologist, then the associated construction activities shall cease until such time that adequate
noise attenuation is achieved or until the end of the breeding season (September 16).
Construction noise shall continue to be monitored at least twice weekly on varying days, or
more frequently depending on the construction activity, to verify that noise levels at the edge
of occupied habitat are maintained below 60 dB(A) hourly average or to the ambient noise
level if it already exceeds 60 dB(A) hourly average. If not, other measures shall be
implemented in consultation with the biologist as necessary to reduce noise levels to below
60 dB(A) hourly average or to the ambient noise level if it already exceeds 60 dB(A) hourly
average. Such measures may include, but are not limited to, limitations on the placement of
construction equipment and the simultaneous use of equipment.

2. Ifleast Bell's vireo are not detected during the protocol survey, the qualified biologist shall submit
substantial evidence to the U.S. Fish & Wildlife Service that demonstrates whether or not
mitigation measures such as noise walls are necessary between March 15 and September 15 as
follows:

If this evidence indicates the potential is high for least Bell's vireo to be present based on
historical records or site conditions, then condition 1.c shall be adhered to as specified
above.

If this evidence concludes that no impacts to this species are anticipated, no further surveys

or monitoring would be necessary.
Cultural Resources

No evidence of archaeological resources or human burial CR-1  Prior to issuance of any grading permit, the Project Applicant shall provide evidence to the Manager, With implementation of Mitigation
was discovered on the Project Site. However, the Proposed Permit Services that a grading note shall be added to the grading plan that states: “If any unanticipated Measure CR-1, impacts to
Project has the potential to disturb undiscovered cultural resources, including human remains, are discovered during ground-disturbing activities; work in archaeological resources or human
archeological resources. that location shall be temporarily diverted a minimum of 25 feet away until a County qualified remains will be less than significant.
archaeologist can evaluate the find. Recommendations by the archaeologist and as approved by the
Manager of Planning, OC Development Services shall be complied with for any further ground-disturbing
work.”
No paleontological resources have been previously CR-2  Prior to issuance of any grading permit, the Project Applicant shall prepare and submit to the Manager of | To ensure that no paleontological
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documented within a one-mile radius. However, the Project
has the potential to uncover such resources during
construction.

Design slopes steeper than 2:1 will not satisfy minimum
grading code requirements and are likely to possess a slope
stability hazard.

Geo-1

Planning, OC Development Services for review and approval a Paleontological Resources Mitigation Plan
as detailed in the “Archaeological and Paleontological Resources Assessment Update” for the Esperanza
Hills Project, dated January 2013, prepared by Cogstone. The Paleontological Resources Mitigation Plan
shall include the following: 1) paleontological resources awareness training for all earth-moving personnel,
2) monitoring of excavations more than five feet below the current surface (not for shallow excavations),
3) adjustments by the principal paleontologist to monitoring requirements based on fossil yield, depth and
location of impact, and 4) recovery and curation of fossils meeting the significance criteria established in

the Paleontological Resources Mitigation Plan.
Geology and Soils

Prior to issuance of building permits, the Project Applicant and the County shall ensure that geologic
conditions underlying design slopes and those to remain natural in areas adjacent to the development
perimeter shall be investigated and analyzed for gross stability in accordance with current geotechnical
engineering practice. Investigation shall include areas where larger landslides are suspected to exist,
mainly in natural slope areas bordering the development, including analysis of distribution and dimension
regarding conditions of gross stability.

Geo-2

During grading, the Project Applicant and the County shall ensure that unstable areas be avoided or that
design slopes determined to be grossly unstable be stabilized by construction of buttresses or stabilization
fills, flattening gradients, lowering overall heights, improving stability through use of tie-back/grade-beam
systems, use of geogrid, use of cement-treated-soil or similar supplemental stabilization measures, or
combinations of these methods.

Geo-3

During grading, the Project Applicant shall ensure that zones of weathered bedrock be removed from
back cuts and/or areas upon which new fill is to be placed.

resources are impacted by the
proposed development, Mitigation
Measure CR-2 has been included
here. Impacts will be reduced to less
than significant.

With implementation of Mitigation
Measures Geo-1, Geo-2, and Geo-3,
impacts due to slope stability will be
less than significant.

There is a potential for primary fault rupture in areas where
active strands of the Whittier Fault are present. Project
access could follow the principal trace of the Whittier Fault,
depending on the access option approved.

Geo-4

Prior to issuance of building permits, the Project Applicant shall ensure that construction across the trace
of active faults and/or outside the limits of the setback zone will be avoided to the maximum extent
practicable, and no residential lots are designed within the setback zone established for the Whittier Fault.
Where access roads, retaining walls, bridge structures or structural fills are planned within the setback
zone, the direction and magnitude of anticipated fault offset and severity of anticipated ground shaking
shall be incorporated into the design.

Geo-5

Prior to issuance of building permits, the Project Applicant shall ensure that the design for improvements
that cross the Whittier Fault should be minimal, and the trend in which crossings are made should be
oriented as nearly perpendicular (20 degrees east of north) to the trend of the fault as possible. The
prefabricated bridge structure spanning Blue Mud Canyon under Option 1 shall be positioned and
designed to accommodate expected fault offset. The Project Applicant shall consider use of alternative
geotechnical engineering technologies to minimize impacts to structures constructed above active fault
strands. These may include the incorporation of geo-fabric materials into fill bodies to add to fill strength
and/or select placement of gravel blankets within subgrade areas to diffuse shear forces relating to
ground rupture.

No habitable structures are proposed
inside the limits of the Earthquake
Fault Zones. Mitigation Measures
Geo-4 through Geo-7 will ensure that
impacts related to fault rupture will
be less than significant.
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Geo-6

Prior to issuance of building permits, the Project Applicant shall ensure that utility lines located in or near
the Whittier Fault incorporate flexible joints into their design, to accommodate anticipated ground rupture
in a right-lateral strike-slip sense.

Geo-7

Prior to issuance of building permits, the Project Applicant shall verify that the existing seismic setback
zone margins are appropriate for encountered geologic conditions and, where changes are warranted,
evaluate any impacts to design plan elements and assure any revisions to the margins are depicted on
final plan sets.

Without proper design, retaining walls with significant
wall/slope heights may not meet minimum factors of safety
for gross stability.

Geo-8

Prior to issuance of building permits, the County shall ensure that the Project Applicant has provided
geotechnical investigations and engineering analyses to evaluate retaining wall design and stability,
establish foundation design recommendations, and determine conditions of gross and surficial stability of
overall wall/slope combinations. In surficially unstable slopes where no remedial grading is permitted, wall
foundations shall be strengthened to accommodate a potential loss of lateral support. Where natural
slopes are grossly unstable, possibly due to the presence of a larger landslide, the slope shall be
stabilized or buttressed through grading methods. Where grading is not permitted, structural stabilization
shall be accomplished through the design of retaining walls and/or soldier pile walls, tie backs, or some
combination of both.

Mitigation Measure Geo-8 will ensure
that analyses and design
recommendations for gross stability
of retaining walls are performed and
incorporated into the Project,
reducing potential impacts to less
than significant.

Surficial slope failures can occur within natural slopes
abutting the development or within finished graded slopes.

Geo-9

Prior to issuance of building permits, the Project Applicant shall ensure that natural slope areas adjacent
to development are analyzed for stability and estimated volumes of failure material determined. Setback
zones or design of a bench in the upper slopes shall be employed to reduce the potential for failures to
migrate into graded areas. Areas of rock creep influence shall require use of tie-backs and structural
sheets to prevent this occurrence.

Geo-10

Prior to issuance of building and grading permits, the Project Applicant shall ensure that the following

methods are incorporated into the design to prevent slope failure:

o Where daylight fill lots lie adjacent to ascending natural slopes, building pad elevations shall be
raised, and toe-of-slope catchment troughs have been designed into which the failure materials can
accumulate. These areas should be designated as “common areas” and maintained by homeowners
associations.

e Inareas where a more significant volume of debris is expected, such as an area situated within the
path of adjacent natural drainage swales, impact or deflection walls shall be installed.

e Use of design stabilization fills, which are typically the width of standard grading equipment, shall be
used for surficially unstable cut or fill slopes.

In order to reduce the potential for
slope failure, Mitigation Measures
Geo-9 and Geo-10 have been
incorporated. Implementation of
mitigation will reduce impacts to less
than significant.

The Whittier Fault, which crosses the southerly portion of the
Project site, could result in severe ground shaking from an
earthquake.

Geo-11

During the conceptual design phase, the Project Applicant and the County shall ensure that no lots are
designed with habitable structures within the fault hazard setback zone as determined in the Fault Study,
and no building permits shall be applied for or granted for any habitable structures within the hazard fault
setback zone in the future. Asymmetrical floor plans shall be avoided, because these kinds of buildings
tend to twist in addition to shaking laterally.

Design of buildings in accordance
with the current Uniform Building
Code and observing fault hazard
setback zones along with
implementation of Mitigation
Measure Geo-11 will reduce impacts
to less than significant.
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Design fills, including Canyon A and Canyon B, can be
expected to settle under their own weight resulting in
potential damage to design elements.

Geo-12

Prior to issuance of building permits, the Project Applicant shall demonstrate to the County that deep fills
have undergone a cycle of “primary” settlement sufficient to allow safe construction. The Project Applicant
may opt to employ supplemental geotechnical measures to minimize anticipated settlement time. Such
measures could include vertical wick-drain installation, use of higher fill compaction standards, use of
granular fill zones prone to less settlement, and/or placement of surcharge fills.

Implementation of Mitigation
Measure Geo-12 will minimize
potential impacts from deep fill
settlement.

Differential fill settlement can occur where cut/fill boundaries
exist between steep natural canyon removals and areas of
mass cut. This impact is considered significant due to
potential damage to conceptual design elements.

Geo-13

Prior to issuance of building permits, Project Applicant and the County shall ensure that appropriate
conventional engineering measures are implemented to reduce impacts of excessive differential
settlement in cut/fill transition areas as determined by the County building official. These measures can
include a flattening of removal profiles to 2:1 or shallower, deepening over-excavation of building pads
within zones of expected impacts, use of higher compaction standards, limiting construction of certain
improvements within structural setback zones, or construction of stiffened foundation systems including
post-tension foundations, caisson walls, or mat slabs as determined feasible and appropriate.

Mitigation Measure Geo-13 will
minimize the potential impact due to
steep cutffill transitions.

Compressible soils have the potential to pose a significant
impact in development boundary areas where their removal
is necessary to achieve lateral support for proposed fill
slopes or daylight cut lots.

Geo-14

Prior to issuance of grading permits, the Project Applicant shall ensure that removal and re-compaction of
compressible native soils shall be performed in areas of proposed structural fills to minimize settlement of
new fill and/or prevent loss of lateral support. The limits of removals shall extend beyond conceptual plan
boundaries and potentially beyond the limits of grading and into areas to remain natural. Where no
removals are permitted beyond the boundaries of design, engineered structures shall be installed such as
pin piles to achieve proper slope stability.

Mitigation Measure Geo-14 is
included to reduce potential impacts
to less than significant related to new
fill settlement and/or loss of lateral
support.

Corrosive soils have the potential to weaken concrete and
steel.

Geo-15

Prior to issuance of building permits, the County shall verify that testing has been conducted to evaluate
the chemical character of fill soils. Results of such testing shall be used to formulate appropriate
foundation design criteria to reduce the adverse effects of corrosive soils.

Mitigation Measure Geo-15 requires
testing of soils to determine if they
are corrosive. Implementation of this
mitigation measure will reduce the
impacts to a less than significant.

Expansive soils, when subjected to moisture, tend to swell
and can transfer significant upward forces into overlying
earth materials.

Geo-16

Prior to issuance of building permits, the County shall ensure that the Project Applicant has provided
geotechnical studies to evaluate the occurrence and character of expansive clay soil on the Project Site.
Based on the results of the studies, criteria for foundation design shall be formulated to reduce adverse
effects such as selective grading methods including placement of adverse clay soils in deeper fill areas or
non-bedrock, and design structures through building pad over-excavation. Post-grading studies and
testing shall be conducted on finished building pads to verify the adequacy of foundation design.

Implementation of Mitigation
Measure Geo-16 will reduce
potential impacts of expansive soils
to less than significant.

The potential for liquefaction could be significant within
Canyon A and Canyon B where grading of roadway fill is
proposed to support the access road for Option 2.

Geo-17

Prior to issuance of grading permits, the County shall ensure that the Project Applicant has conducted
geotechnical investigations of recent alluvium deposits to evaluate the potential for liquefaction. Findings
of such investigations shall be incorporated into the design of structures proposed in areas where there is
a potential for liquefaction to occur.

Mitigation Measure Geo-17 is
included to reduce potential impacts
from liquefaction to less than
significant.

Implementation of the conceptual design will increase the
amount of subsurface groundwater related to landscape
irrigation activities.

Geo-18

Prior to construction, the Project Applicant shall ensure that a network of subdrains and back-drains shall
be installed in areas of expected groundwater or active seepage.

Implementation of Mitigation
Measure Geo-18 will reduce
potential impacts due to groundwater
to a less than significant level.
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Existing infrastructure including natural gas pipelines and Geo-19 Prior to issuance of building permits, the County shall ensure that the Project Applicant has conducted Mitigation Measures Geo-19 requires
electrical transmission lines/towers could be impacted during geotechnical investigations and engineering analyses in areas where proposed roadways cross existing | analysis in areas where existing
grading operations. natural gas pipelines or transmission towers exist adjacent to proposed cut slopes and designed roadway | utilities could be impacted.
crossings to avoid or minimize damage to these facilities. Implementation of this mitigation will
reduce impacts to less than
significant.
Greenhouse Gas Emissions
Long-term operational impacts from greenhouse gas GHG-1 Prior to issuance of Precise Grade grading permits, the County of Orange shall ensure that the Project Greenhouse gas emissions will
emissions will be significant. Reductions in emissions can be Site improvement plans reflect that sidewalks are provided on one side of all single loaded streets, both remain significant and
achieved with the implementation of mitigation strategies sides of double loaded streets and on at least one side of main access roadways. unavoidable. However,
22\;ggg§gnby the California Air Pollution Control Gfficers GHG-2 Prior to issuance of Precise Grade grading permits, the County of Orange shall ensure that the Project implementation of Mitigation
' Site improvement plans reflect that multi-use trails within the Project with connections to municipal and Measures GHG-1 thru GHG-40 wil
Chino Hills State Park trail systems are provided. ;edu.?)? emissions to the level
easible.
GHG-3 Prior to issuance of Precise Grade grading permits, the County of Orange shall ensure that the Project
Site improvement plans reflect provision of on-site parks within biking and walking distance of residences.
GHG-4 Prior to issuance of Precise Grade grading permits, the County of Orange shall ensure that the Project
Site improvement plans reflect the installation of roundabouts on main access roads.
GHG-5 Prior to issuance of Precise Grade grading permits, the County of Orange shall ensure that the Project
Site improvement plans reflect that equestrian access outside of residential building lot areas is provided.
GHG-6 Prior to issuance of Precise Grade grading permits, the County of Orange shall ensure that the Project
Site improvement plans and rough grading plans provide for bike and pedestrian trails.
GHG-7 Prior to issuance of Precise Grade grading permits, the County of Orange shall ensure that the Project
Site improvement plans reflect that multi-use parks for various activities are provided.
GHG-8 Prior to issuance of Precise Grade grading permits, the County of Orange shall ensure that the Project
Site improvement plans reflect that bike parking is provided at park areas.
GHG-9 Prior to issuance of Precise Grade grading permits, the County of Orange shall ensure that the Project
Site improvement plans reflect that automobile parking is limited near parks.
GHG-10 Prior to issuance of Precise Grade grading permits, the County of Orange shall ensure that the Project
plans include provision of shade trees and restoration of trees in Blue Mud Canyon.
GHG-11 Prior to issuance of residential building permits, the County of Orange shall ensure that insulation is
required to exceed Title 24 requirements by 15% as a condition by performance specification on permitted
construction documents and verified for Certificate of Occupancy.
GHG-12 Prior to issuance of residential building permits, the County of Orange shall ensure that window insulation
is required to exceed Title 24 requirements by 15% as a condition by performance specification on
permitted construction documents and verified for Certificate of Occupancy.
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GHG-13 Prior to issuance of residential building permits, the County of Orange shall ensure that door insulation is
required to exceed Title 24 requirements by 15% as a condition by performance specification on permitted
construction documents and verified for Certificate of Occupancy.

GHG-14 Prior to issuance of residential building permits, the County of Orange shall ensure a reduction in Title 24
envelope leakage by an additional 15% as a condition by performance specification on permitted
construction documents and verified for Certificate of Occupancy.

GHG-15 Prior to issuance of residential building permits, the County of Orange shall ensure a reduction in Title 24
HVAC distribution losses by an additional 15% as a condition by performance specification on permitted
construction documents and verified for Certificate of Occupancy.

GHG-16 Prior to issuance of residential building permits, the County of Orange shall ensure the use of very high
efficiency HVAC that exceeds Title 24 by 15% as a condition by performance specification on permitted
construction documents and verified for Certificate of Occupancy.

GHG-17 Prior to issuance of residential building permits, the County of Orange shall ensure that programmable
thermostat timers are required as a condition by performance specification on permitted construction
documents and verified for Certificate of Occupancy.

GHG-18 Prior to issuance of residential building permits, the County of Orange shall ensure that high efficiency
water heaters that exceed Title 24 by 15% are required as a condition by performance specification on
permitted construction documents and verified for Certificate of Occupancy.

GHG-19 Prior to issuance of residential building permits, the County of Orange shall ensure that exterior rooms are
daylighted to at least 1000 lumens on sunny days and required as a condition by performance
specification on permitted construction documents and verified for Certificate of Occupancy.

GHG-20 Prior to issuance of residential building permits, the County of Orange shall ensure that use of very high
efficiency lights (LED) that exceed Title 24 by 15% is required as a condition by performance specification
on permitted construction documents and verified for Certificate of Occupancy.

GHG-21 Prior to issuance of residential building permits, the County of Orange shall ensure that the Project plans
reflect the use of high efficiency Energy Star appliances that exceed Title 24 by 15% are required as a
condition by performance specification on permitted construction documents and verified for Certificate of
Occupancy.

GHG-22 Prior to issuance of residential building permits, the County of Orange shall ensure that natural gas is
provided to all residences for gas appliances and required as a condition by performance specification on
permitted construction documents and verified for Certificate of Occupancy.

GHG-23 Prior to issuance of residential building permits, the County of Orange shall ensure that all homes
constructed will be solar ready (sturdy roof and electric hookups) and required as a condition by
performance specification on permitted construction documents and verified for Certificate of Occupancy.
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GHG-24 Prior to issuance of residential building permits, the County of Orange shall ensure that the Project plans
reflect the provision of circuitry and capacity in residential garages for installation of electric vehicle
charging stations and required as a condition by performance specification on permitted construction
documents and verified for Certificate of Occupancy.

GHG-25 Prior to issuance of residential building permits, the County of Orange shall ensure the requirement for
high efficiency showerheads that reduce flow by 20% as a condition by performance specification on
permitted construction documents and verified for Certificate of Occupancy.

GHG-26 Prior to issuance of residential building permits, the County of Orange shall ensure that the requirement
for high efficiency toilets that reduce flow by 20% is required as a condition by performance specification
on permitted construction documents and verified for Certificate of Occupancy.

GHG-27 Prior to issuance of residential building permits, the County of Orange shall ensure the requirement for
low flow kitchen faucets that reduce flow by 18% as a condition by performance specification on permitted
construction documents and verified for Certificate of Occupancy.

GHG-28 Prior to issuance of residential building permits, the County of Orange shall ensure that the Project plans
reflect the requirement for low flow bathroom faucets that reduce flow by 32%, with installation to be
verified by the County prior to issuance of Certificates of Use and Occupancy.

GHG-29 Prior to issuance of Precise Grade grading permits, the County of Orange shall ensure the requirement for
smart irrigation systems combined with drip irrigation in all common areas as a condition by performance
specification on permitted construction documents and verified for Certificate of Occupancy.

GHG-30 Prior to issuance of residential building permits, the County of Orange shall ensure the Project
landscaping plans include the requirement for smart irrigation systems combined with drip irrigation in all
residential lot landscaping within lot lines as a condition by performance specification on permitted
construction documents and verified for Certificate of Occupancy.

GHG-31 Prior to issuance of Precise Grade grading permits, the County of Orange shall ensure that the Project
plans reflect the requirement for the Homeowners’ Association to adopt water conservation strategies for
common areas to be shown by recordation of Codes, Covenants and Restrictions.

GHG-32 Prior to issuance of Precise Grade grading permits, the County of Orange shall ensure that the Project
landscape improvement plans reflect a performance specification requiring use of drought tolerant
landscaping in all common areas within the residential tracts, limiting turf to no more than 20% of the
entire park area.

GHG-33 Prior to issuance of Precise Grade grading permits, the County of Orange shall ensure that the Project
landscape improvement plans reflect a performance specification requiring the use of drought tolerant/fire
resistant landscaping in common areas along trails, where feasible.

GHG-34 Prior to issuance of Precise Grade grading permits, the County of Orange shall ensure that the Project
Site improvement plans reflect a performance specification requiring use of locally sourced water supply
per the Northeast Area Planning Study (NEAPS).
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surrounding areas.

GHG-35 Prior to issuance of residential building permits, the County of Orange shall ensure that the Project plans
prohibit use of wood burning stoves and fireplaces as a condition by performance specification on
permitted construction documents and verified for Certificate of Occupancy.

GHG-36 Prior to issuance of residential building permits, the County of Orange shall ensure that the Project plans
reflect provision of electrical outlets on the exterior of all building walls so electric landscape equipment is
compatible for maintenance as a condition by performance specification on permitted construction
documents and verified for Certificate of Occupancy.

GHG-37 Prior to issuance of Precise Grade grading permits, the County of Orange shall ensure that the Project
Site improvement plans reflect a performance specification for use of high pressure sodium cutoff street
lights with solar sensors.

GHG-38 Prior to issuance of Precise Grade grading permits, the County of Orange shall ensure that the Project
Site improvement plans reflect a performance specification for use of solar powered LED lighting for
monument lights and main access lighting.

GHG-39 Prior to issuance of Rough Grade grading permit, the County of Orange will ensure compliance with the
2016 Green Building Code effective January 1, 2017 for site development requirements and prior to
issuance of residential building permit, the County of Orange will ensure compliance with the Green
Building Code for residential construction requirements.

GHG-40 Prior to issuance of Precise Grade grading permit, the County of Orange shall ensure that lighting for the
park areas will be programmed to be turned off no later than 10:00 p.m. and motion detectors shall be
installed on lighting on pedestrian pathways.

Hazards and Hazardous Materials

The Project Site contains active and abandoned wells within
the Project’s southerly boundary area. The wells have the
potential of releasing methane gas that would impact

Haz-1  Prior to the issuance of building permits the Project Applicant shall provide a Combustible Gas/Methane
Assessment Study for review and approval by the OCFA. The Project Applicant shall submit and obtain
OCFA approval for a Methane Control Plan to control the release of combustible gas/methane from
operation oil wells in the event that measurable quantity of methane gas is identified in the Combustible
Gas/Methane Assessment Study.

With implementation of Mitigation
Measure Haz-1, impacts related to
potential release of methane gas will
be less than significant.

Oil well operations have the potential of releasing hazardous
contaminants that can impact surround soils and

Haz-2  Prior to issuance of grading permits, the Project Applicant shall ensure that a Phase Il ESA is prepared for
review and approval by the Manager of Planning, OC Development Services in consultation with a

Implementation of Mitigation
Measure Haz-2 will ensure

groundwater. Hazardous Waste Specialist IIl, OC Environmental Health. The Phase Il ESA shall identify the abandoned | regulatory compliance for analysis of
well locations and any hidden pits or accumulations of drilling mud in the vicinity of the wells. The hazards related to abandoned wells,
assessment shall include a review of available well logs and abandonment documentation in order to reducing impacts to less than
verify regulatory compliance of previously abandoned wells. In the event pits are encountered during the | significant.
Phase Il ESA investigation or during grading, the pits will be sampled for hazardous substances and will
be disposed of at a certified hazardous waste facility.
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Oil wells that have been abandoned must comply with
regulations for the closure of wells.

Haz-3

Prior to issuance of grading permits, the Project Applicant shall ensure that an RAP is prepared for the
previously abandoned oil wells to address the appropriate measures consistent with state law.

Haz-4

Prior to the closure of any existing oil wells, the Project Applicant shall ensure that the operators of the oil
wells prepare an RAP to address appropriate measures for closure consistent with state law.

Implementation of Mitigation
Measures Haz-3 and Haz-4 will
ensure that impacts related to closed
and abandoned wells are less than
significant.

The Project Site is within a Severe Fire Hazard Zone
requiring coordination with OCFA for emergency evacuation
and fire-fighting plans.

Haz-5

Prior to the issuance of any grading permit that results in the disturbance of any vegetation, the Project
Applicant shall submit a Fire Master Plan for review and approval by the OCFA and the OCSD. The Fire
Master Plan shall be based on the Esperanza Hills FPEP and shall contain details regarding evacuation
roads, including road surface type, firefighting staging areas, emergency secondary access, turning radii,
vegetation clearance buffers along roadways, exits, and locations of hydrants and reservoir.

Haz-6

Prior to the issuance of any Certificate of Use and Occupancy, the Project Applicant shall submit a
Community Evacuation Plan (CEP) for the Project for review by the OCFA and the OCSD and approved
by the OCFA. The CEP will incorporate the information on community plans from the Orange County
Office of Emergency Services and the San Diego Office of Emergency Services. The Esperanza Hills
FPEP shall be the basis of the CEP, which shall include provisions for:

e Pre-fire planning and preparations
e Post-fire recovery actions

e Communications/registering with Alert OC (Orange County’s Reverse 911 system and sign-up for cell
phone/text notice)

Prevention (maintenance of fuels around buildings, gutter and roof clearance, vent protection)
Emergency contact numbers

Annual evacuation training schedule

Fire Prevention Measures during High Fire Danger and Red Flag Warning periods

Annual review and update requirements

Wildfire Emergency Evacuation Plan Details

On-site partial relocation versus off-site evacuation

Revisions/updates to the CEP shall be reviewed and approved by OCFA

Mitigation Measures Haz-5 and
Haz-6 require evacuation,
emergency access and firefighting
plans and will reduce impacts to less
than significant.

Due to the Project’s location in a Severe Fire Hazard Zone,
fuel modification zones are required by OCFA to provide fire
resistant vegetation types and buffers to assist firefighting
efforts.

Haz-7

Prior to recordation of the final tract map, the Project Applicant shall record the deed restrictions for each
residential lot. The deed restriction shall include any portion of the FMZs on the private lot, approved plant
palettes, and prohibitions regarding combustible structures, including fencing and other accessory
structures. Deed restrictions will run with the land and be conveyed to any subsequent owner of the
private lot.

Haz-8

Prior to recordation of the Final Tract Map for Lots 7, 8, 9, 224, 225, 236, 237, 253, 254, and 278 in
Option 1 and Lots 8, 9, 10, 224, 225, 236, 237, 253, 254, and 278 in Option 2, which includes an FMZ that
extends beyond the private lot or development, the Project Applicant shall obtain written legal permission
in the form of a Fuel Modification Easement from any off-site landowners. The Fuel Modification
Easement shall be recorded for each lot. In any situations where the FMZ extends into biological open
space or other sensitive biological areas, or other areas controlled by the County and/or resource
agencies, formal written permission shall be obtained from all applicable agencies.

Implementation of Mitigation
Measures Haz-7, Haz-8 and Haz-9
will ensure that fuel modification
zones are established and
homeowners are informed of the
requirement to maintain such areas
with approved vegetation, reducing
impacts to less than significant.
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Haz-9

Prior to issuance of building permits, the Project Applicant shall prepare a Private Property Owners’ Guide
for fire-safe vegetation management, which shall be distributed by the Esperanza Hills HOA to each new
home buyer. The Guide shall be based on the Orange County Fire Authority Vegetation Management
Guidelines as approved in the Fuel Modification Plan approved by the OCFA. Periodic inspections by the
OCFA shall be at the expense of the Esperanza Hills HOA.

The community Homeowners’ Association is responsible for
establishing covenants, conditions, and restrictions related
to provision and proper maintenance of Fuel Modification
Zones to reduce impacts from fire hazards, because the
Proposed Project is within a Severe Fire Hazard Zone.

Haz-10

Prior to recordation of the final tract map, the Project Applicant shall submit the Project Covenants,
Conditions, and Restrictions (CC&Rs) to the Manager of Planning, OC Development Services for review
and acceptance by County Counsel and will include:

o Areference to the Esperanza Hills FPEP to ensure compliance with the features with the plan. The
HOA is required to enforce compliance with the Plan. Owners of private lots will be notified in the
project's CC&Rs and property disclosures that they are prohibited from conducting any vegetation
management activities outside their private property.

e Provisions for continuous maintenance of common areas by the Esperanza Hills Homeowners’
Association and individual properties by owners. Maintenance refers to anything needed to maintain
the fuel modification area in a fire safe condition as required by the OCFA, including periodic removal
of undesirable, combustible vegetation; replacement of dead and dying fire-resistant plantings;
maintenance of the operational integrity and programming of irrigation systems; and preservation of
identification markers.

o A provision that the HOA is responsible for and has the authority to ensure long-term funding, and
ongoing compliance with all provisions of the approved Fire Master Plan and Community Evacuation
Plan, including vegetation planting, fuel modification, vegetation management, and maintenance
requirements on all private lots, parks, common areas, roadsides, and open space under their control
(if not considered biological open space). Any water quality basins, flood control basins, channels,
and waterways should be kept clear of flammable vegetation, subject to the environmental
restrictions.

e A provision that the HOA will annually fund and obtain an inspection and report from an OCFA-
approved Wildland Urban Interface Fire Safety Inspector in June, certifying that vegetation
management activities throughout the Project Site have been performed pursuant to the approved
Fire Master Plan.

Implementation of Mitigation
Measure Haz-10 will reduce impacts
to less than significant regarding
disturbance or improper planting in
designated Fuel Modification Zones
through education of homeowners
and appropriate funding to provide
inspections.

Effective fire-fighting will be impacted if adequate water and
fire flow hydrant capability are not maintained.

Haz-11

Prior to issuance of building permits, the Project Applicant shall submit to the Manager of Planning, OC
Development Services plans demonstrating a water system for the Project capable of handling the
minimum fire flow storage of 1,500 gallons per minute for a 2-hour duration with a minimum residual
pressure of 20 pounds per square inch.

Haz-12

Prior to issuance of building permits, the Project Applicant shall provide a plan that depicts the appropriate
number of fire hydrants and their specific locations to be constructed for each phase of development for
review and approval by the OCFA Fire Marshal.

Implementation of Mitigation
Measures Haz-11 and Haz-12 will
ensure that adequate water supply,
hydrants, and water pressure are
available for firefighting, reducing
impacts to less than significant.
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The Project has the potential to disturb sensitive biological
areas due to establishing adequate fuel modification zones
for fire protection.

Haz-13

Prior to ground disturbance in environmentally sensitive areas that contain sensitive habitat, cultural sites,
riparian areas, biological buffer areas, detention basins, etc., the Project Applicant shall obtain written
permission from the Manager of Planning, OC Development Services and the appropriate resource
agencies (e.g., the CDFW, the USFWS, and the ACOE) prior to any vegetation management activities
occurring.

Implementation of Mitigation
Measure Haz-13 will reduce impacts
to less than significant related to
coordination with agencies in order
to establish appropriate Fuel
Modification Zones.

The Project site is proposed as a gated community, thereby
restricting access.

Project construction activities have the potential to degrade
water quality. Through incorporation of project design
features, best management practices, and standard
conditions of approval, the surface runoff and drainage from
the Project Site will comply with adopted regulatory
requirements to ensure that water quality is not affected
either during construction or under operational conditions.

Haz-14

Prior to issuance of any building permit for access gates the Project Applicant shall submit for review and
approval by the OCFA access gate plans consistent with the applicable Fire Code, and all operated gates
shall be equipped with emergency opening devices approved by the OCFA.

than significant.
Hydrology and Water Quality

No mitigation measures are required. However, Conditions of Approval are included as follows:

COA-1

Prior to the issuance of grading permit, the Project Applicant shall submit the following drainage studies

for approval by the County Manager, Permit Services:

1. Afinal drainage study of the project incorporating the Preliminary Drainage Report for Esperanza
Hills Property drainage features pursuant to the approved development option; and

2. Detailed drainage studies indicating how the project grading, in conjunction with the drainage
conveyance systems including applicable swales, channels, street flows, catch basins, storm drains,
and flood water retarding, will allow building pads to be safe from inundation from rainfall runoff which
may be expected from all storms up to and including the theoretical 100-year flood.

COA-2

Prior to issuance of any certificates of use and occupancy, the Project Applicant shall not grant any new
easements over any property subject to a requirement of dedication or irrevocable offer to the Orange
County Flood Control District, unless such easements are expressly made subordinate to the easements
to be offered for dedication to the County. Prior to granting any of said easements, the subdivider shall
furnish a copy of the proposed easement to the County Manager, Permit Services for review and
approval.

COA-3

Prior to recordation of a subdivision map (except for financing and conveyance purposes only), the Project
Applicant shall participate in the applicable Master Plan of Drainage in a manner meeting the approval of
the Manager, Permit Services, including payment of fees and the construction, or provide evidence of
financial security (such as bonding), of the necessary facilities. The applicant shall enter into an
agreement with the County of Orange concerning payment and reimbursement of Master Plan Drainage
Fees to the City as a condition of any future annexation for drainage facilities transferred from OCPW to
the City.

COA-4

Prior to issuance of any grading or building permits, whichever comes first, the Project Applicant shall
demonstrate compliance under California’s General Permit for Storm Water Discharges Associated with
Construction Activity by providing a copy of the Notice of Intent submitted to the State Water Resources
Control Board and a copy of the subsequent notification of the issuance of a Waste Discharge

Mitigation Measure Haz-14 ensures
that access will consistent with the
Fire Code and gates can be
accessed by emergency personnel,
thereby reducing impacts to less

Conditions of Approval COA-1
through COA-9 will ensure that the
Project is consistent with
requirements of the County related to
drainage, sewer, erosion and water
quality, thereby reducing impacts to
less than significant.
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Project Impacts

Mitigation Measures

Level of Significance after
Incorporation of Conditions of
Approval and Mitigation Measures

Identification Number; or other proof of filing in a manner meeting the satisfaction of the Manager, Permit
Services. Projects subject to this requirement shall prepare and implement a SWPPP. A copy of the
current SWPPP shall be kept at the Project Site and be available for County review on request.

COA-5

Prior to issuance of any grading or building permit, whichever comes first, the Project Applicant shall
submit an Erosion and Sediment Control Plan (ESCP) in a manner meeting approval of the Manager,
Permit Services, to demonstrate compliance with the County’s NPDES Implementation Program and state
water quality regulations for grading and construction activities. The ESCP shall identify how all
construction materials, wastes, grading or demolition debris, and stockpiles of soil, aggregates, sail
amendments, etc. shall be properly covered, stored, and secured to prevent transport into local drainages
by wind, rain, or tracking. The ESCP shall also describe how the applicant will ensure that all BMPs will be
maintained during construction of any future public right-of-ways. A copy of the current ESCP shall be
kept at the Project Site and be available for County review on request.

COA-6

Prior to issuance of any grading or building permits, the Project Applicant shall submit for review and
approval by the Manager, Permit Services, a final WQMP specifically identifying BMPs that will be used
on-site to control predictable pollutant runoff. The Project Applicant shall utilize the DAMP, the Model
WQMP, and the Technical Guidance Manual for reference, and the County’s WQMP template for
submittal. This final WQMP shall update the project's CWQMP based on the final design and include the
following:

e Detailed site and project description

Potential storm water pollutants

Post-development drainage characteristics

Low impact development (LID) BMP selection and analysis

Structural and non-structural source control BMPs

Site design and drainage plan (CWQMP BMP Exhibit)

GIS coordinates for all LID and treatment control BMPs

Operation and Maintenance (O&M) Plan that: (1) describes the long-term operation and maintenance
requirements for BMPs identified in the BMP Exhibit; (2) identifies the entity that will be responsible
for long-term operation and maintenance of the referenced BMPs; and (3) describes the mechanism
for funding the long-term operation and maintenance of the referenced BMPs

The BMP map exhibit from the approved final WQMP shall be included as a sheet in all plan sets
submitted for plan check, and all BMPs shall be depicted on these plans. Grading and building plans must
be consistent with the approved BMP map exhibit.

COA-7

Prior to recordation of any subdivision map, the Project Applicant shall prepare Covenants, Conditions &
Restrictions (CC&Rs) for review and acceptance by the Manager of Permit Services for the HOA,
including a section for surface water quality protection and the following prohibited activity restrictions:
o Blowing, sweeping, or hosing of debris (e.g., leaf litter, grass clippings, litter) into storm drain inlets or
other conveyances
On-site fueling
Dumping of any toxic substance or liquid waste on the pavement, on the ground, or toward a storm
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Project Impacts

Mitigation Measures

Level of Significance after
Incorporation of Conditions of
Approval and Mitigation Measures

The Proposed Project is consistent with the Orange County
General Plan which allows areas designated as Open Space
to be redesignated to residential to meet the County’s
housing needs. The Proposed Project is consistent with the
Sphere of Influence Guidelines and the City of Yorba Linda
General Plan.

drain

Use of pesticides if rain is expected

Mixing or preparation of pesticides for application near storm drain inlets
Allowing wash water to enter storm drain

The CC&Rs shall require the HOA to maintain the debris basins, detention/debris basin #3 and water
quality basins on an annual basis in order to maintain flood protection associated with the design of the
Project’s drainage system.

COA-8 Prior to issuance of a Certificate of Use and Occupancy, the Project Applicant shall demonstrate
compliance with the County’s NPDES Implementation Program in a manner meeting the satisfaction of
the Manager, OC Inspection:

Demonstrate that all structural best management practices (BMPs) described in the BMP exhibit from

the project’s approved WQMP have been implemented, constructed and installed in conformance

with approved plans and specifications;

Demonstrate that the Project Applicant has complied with all non-structural BMPs described in the

project's WQMP;

Submit for review and approval, an Operations and Maintenance Plan for all structural BMPs (the

plan shall become an attachment to the WQMP);

Demonstrate that copies of the project's approved WQMP (with attached Operations and

Maintenance Plan) are available for each of the initial occupants;

Agree to pay for a Special Investigation from the County for a date 12 months after the issuance of a

Certificate of Use and Occupancy for the project to verify compliance with the approved WQMP and

Operations and Maintenance Plan;

Demonstrate that the Project Applicant has recorded one of the following:

a) The CC&Rs (that must include the approved Water Quality Management Plan and Operations
and Maintenance Plan) for the project’'s HOA;

b) A water quality implementation agreement that has the approved Water Quality Management
Plan and Operations and Maintenance Plan attached; or

c) The approved final Water Quality Management Plan and Operations and Maintenance Plan

COA-9 Prior to issuance of grading permit, the Project Applicant shall record a grant of easement for on-site

public storm water pipes to the Orange County Flood Control District.
Land Use and Planning

No mitigation measures are required.

Less than significant
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Short-term construction impacts are significant. However,
compliance with the County noise ordinance, which exempts
construction activity during specified days/hours, will reduce
impacts.

N-1

Pro'|ect Imiacts Mitiiation Measures Aiiroval and Mitiiation Measures

Prior to issuance of grading permits, the Project Applicant shall ensure that all construction activities shall
be limited to the hours of 7:00 a.m. to 8:00 p.m. on weekdays and Saturdays with no construction
permitted on national holidays or Sundays in compliance with the Orange County Noise Ordinance. High
noise-producing activities should be scheduled between the hours of 8:00 a.m. and 5:00 p.m. to minimize
disruption to sensitive uses.

Prior to issuance of grading permits, the Project Applicant shall ensure that all construction and demolition
equipment shall be fitted with properly operating and maintained mufflers.

Prior to issuance of grading permits, the Project Applicant shall ensure that all noise-generating
construction equipment and construction staging areas should be located as far as possible from existing
residences.

Prior to issuance of grading permits, the Project Applicant shall ensure that construction-related
equipment, including heavy duty equipment, shall be turned off when not in use for more than 10 minutes.

Prior to issuance of grading permits, the Project Applicant shall prepare and submit to the County for
approval a haul plan for construction-related traffic that limits impacts on residential development by
avoiding such residential development areas where feasible.

Prior to issuance of grading permits, the Project Applicant shall ensure that construction hours, allowable
work days, and the telephone number of the job superintendent are clearly posted at all construction
entrances to allow residents to contact the job superintendent. If the County of Orange or the job
superintendent receives a complaint, the superintendent shall investigate, take appropriate corrective
action, and report the action taken to the appropriate reporting party. Contact specifications shall be
included in the proposed project construction documents, which shall be reviewed by the County of
Orange prior to issuance of grading permits.

Level of Significance after
Incorporation of Conditions of

Implementation of Mitigation
Measures N-1 through N-6 will
reduce impacts during construction
to a less than significant level.

Long-term operational impacts due to increased traffic are
significant and unavoidable. Traffic noise levels exceed the
perceptible +3 dB CNEL threshold, notwithstanding that
County noise levels of 65 dB CNEL will not be exceeded

The Proposed Project would not result in significant impacts
related to population and housing. Population estimates and
provision of housing are within SCAG projections for County
and City growth and additional housing is anticipated under
the County’s RHNA housing allocation.

No mitigation measures are available to reduce the impact.

and are, therefore, considered significant.
Population and Housing

No mitigation measures are required.

Noise impacts due to the perceptible
+3 dB CNEL noise increase will
remain significant and unavoidable.

Less than significant
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Adequate police, fire, schools, parks, and libraries exist to
serve the Proposed Project. Mitigation is included herein to
ensure payment of fees related to fire department and
school requirements.

The Proposed Project will provide in excess of the County’s
Local Park Code requirement for park acreage related to

The Proposed Project has the potential to impact
surrounding intersections. Recommended intersection
and/or roadway improvements have been included as
mitigation to accommodate future traffic volumes and
maintain an acceptable level of service in addition to the
requirement for payment of fair share fees to implement
improvements.

The Proposed Project will result in incremental increases in
the demand for utilities and service systems. However, the
demands are within the capacities of the service providers.
Utilities and service systems such as water, electricity, gas,
sewer, solid waste, telephone service, and cable service are
not anticipated to experience significant impacts.

Project Impacts Mitigation Measures Approval and Mitigation Measures
Public Services

Prior to issuance of grading permits, the Project Applicant shall enter into a Secured Fire Protection
Agreement with the Orange County Fire Authority providing for payment of fair share fees for impacts to
capital and infrastructure needs.

PS-2  Prior to issuance of building permits, the Project Applicant will be required to comply with Senate Bill 50
and pay the applicable school impact fees as adopted by the Placentia-Yorba Linda Unified School

District.

Recreation

No mitigation measures are required.

new development. No cumulative impacts are anticipated.
Transportation and Traffic

T- For Option 1 and Option 2B, prior to issuance of building permits, the Project Applicant shall contribute to
the installation of a three-phase traffic signal at the Yorba Linda Boulevard/Via del Agua intersection in the
event the Cielo Vista project is not constructed. The Project Applicant’s fair share contribution shall be
39% with the proposed Cielo Vista project as part of the cumulative base traffic condition, and 46%
without the Cielo Vista project. The first project to be constructed, either Esperanza Hills or Cielo Vista,
will pay 100% for the signal installation with an agreement between applicants to reimburse the fair share
amount at the time the second project is constructed. If the City does not implement the improvement, the
impact will be significant and unavoidable.

T-2 Prior to issuance of building permits, the Project Applicant shall pay a 9% fair-share contribution for the
following improvement at Yorba Linda Boulevard at Savi Ranch Parkway: Widen and re-stripe the
westbound approach to provide an additional (third) westbound left-turn lane.

T-3 Prior to issuance of certificates of use and occupancy, Project Applicant shall pay a 9% fair-share

contribution for the following improvement: Extend the left-turn pocket along Yorba Linda Boulevard at Via
del Agua from the existing 100 feet to 275 feet, with 11 feet in the transition area of the turn pocket to
achieve 286 feet. However, the County cannot compel the City to implement such improvement. If the City

does not implement the improvement, the impact will be significant and unavoidable.
Utilities and Service Systems

U- Prior to issuance of building permits, the Project Applicant shall enter into a Development Agreement with
the Yorba Linda Water District for the provision of water facilities and service.

U-2 Prior to issuance of building permits, the Project Applicant shall enter into a Development Agreement with
the Yorba Linda Water District for the provision of sanitary sewer facilities and service.
U-3 Prior to issuance of building permits, project developer shall coordinate with Southern California Edison to

identify the location of the connection to existing electric service lines based on the final determination of
access via Option 1 or Option 2 and to protect existing transmission lines on the Project Site.

Level of Significance after
Incorporation of Conditions of

With implementation of Mitigation
Measures PS-1 and PS-2, adequate
funding related to project impacts will
be provided and impacts to public
services will remain less than
significant

Less than significant

With implementation of Mitigation
Measures T-1 through T-3, impacts
to traffic will remain less than
significant.

With implementation of Mitigation
Measures U-1 through U-6,
coordination with service providers
will occur and impacts to utilities and
service systems will remain less than
significant.
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Project Impacts

Mitigation Measures

Level of Significance after
Incorporation of Conditions of
Approval and Mitigation Measures

Prior to issuance of building permits, project developer shall coordinate with Southern California Gas to
identify the location of the connection to existing natural gas lines based on the final determination of
access via Option 1 or Option 2.

U-5

Prior to issuance of building permits, project developer shall coordinate with AT&T to identify the location
of the connection to existing telephone service lines based on the final determination of access via Option
1 or Option 2.

U-6

Prior to issuance of building permits, project developer shall coordinate with Time Warner Cable to
determine the location of the connection to existing cable service lines based on the final determination of
access via Option 1 or Option 2.
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2.6  Impacts Found Not To Be Significant

Section 15128 of the CEQA Guidelines requires that an EIR identify those impacts
found not to be significant in the Initial Study and EIR process. Those impacts must be
identified accompanied by a brief explanation of why the impacts were found to be
insignificant. The following impacts were found to be insignificant after completion of
the Initial Study and NOP process.

Table 2-6-1

Impacts Found Not To Be Significant

Environmental
Issue

Basis for Dismissal from EIR Discussion

Agricultural
Resources

The site was designated Agricultural in the County of Orange General Plan, which is a general designation for
an area that is undeveloped and in an unincorporated area until such time as specific development is
proposed. However, no farmland exists on or near the Project Site, and no farmland will be converted to non-
agricultural use. There are no prime or other agricultural soils that exist on the site based on the USDA
agricultural soils map for the County of Orange. Oil extraction operations located on the site will continue. The
land use designation will be amended to Suburban Residential to allow residential development. No impacts
will occur as a result of project implementation.

Mineral
Resources

The site has not been designated as a mineral resource location in the Yorba Linda General Plan or the
Orange County General Plan. Further, the property is not identified as a mineral resource site/location by the
State of California, per the Yorba Linda General Plan Recreation/Resources Element. The two oil wells located
in the southwest portion of the site may continue to operate on-site, pending the proposed development of the
Cielo Vista project to the west. When the proposed Cielo Vista project receives approval of its proposed Area
Plan, oil operators have the right to relocate the two oil wells to a drilling pad on the adjacent proposed Cielo
Vista project, and will be required to cease production and abandon the wells pursuant to DOGGR regulations.
Another well is located near the western boundary of the property owned by Yorba Linda Estates, LLC. There
is litigation pending in Orange County Superior Court over the validity of the lease for that well. If the litigation
is successful, the well will be abandoned at the expense of the current operator. If that lease is found to be
valid, the well will continue to operate so long as it produces in accordance with the lease. The Proposed
Project accommodates either the abandonment or the continued operation of the well as discussed in

Section 5.7, Hazards and Hazardous Materials (beginning on page 5-295).
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3. Project History and Background

The Project Site, which is substantially undeveloped, is bordered by Chino Hills State
Park on the north and east. To the south and west are existing residential communities
previously approved and developed in the City of Yorba Linda (City), including
Dominguez Ranch, Green Hills, Casino Ridge, Travis Ranch, and Yorba Linda Hills.
The proposed Cielo Vista project, a proposed residential subdivision in the
unincorporated County, lies adjacent to the Esperanza Hills site on the west and
southwest. Bridal Hills, a reasonably foreseeable development that is adjacent to the
Project site to the north and west will gain access through the Proposed Project when
Bridal Hills is developed.

The property is owned by three entities including Yorba Trails, LLC, Yorba Linda
Estates LLC and the Nicholas/Long family trusts. Yorba Trails, LLC owns approximately
33 acres on the western portion of the project. Yorba Linda Estates, LLC owns approxi-
mately 279 acres in the center of the project, and the Nicholas/Long family owns
approximately 157 acres that form the northeast portion of the project. The Project Site
is part of a larger parcel commonly referred to in the City’s General Plan (1993) as the
Murdock Property. The Yorba Linda General Plan (Yorba Linda GP) envisioned the
Murdock Property being developed in conjunction with 547 acres of City land into a
golf course development. Those 547 acres of City land are now part of Chino Hills
State Park.

The Yorba Linda GP identifies a range of housing units within its Sphere of Influence
(SOI), including Esperanza Hills, calling for a density of one unit per acre. Exhibit 3-1 —
Project Boundaries, Ownership depicts the property ownership overlaid on an aerial
photograph.

Due to its unincorporated status, all discretionary permits allowing development of the
property must be approved by the County and be consistent with the County of
Orange General Plan and the County of Orange Zoning Code (2005). The Proposed
Project is within the City’s SOI and has therefore been designed to comply with the
City’s development policies wherever possible. An application was submitted to the
County for project approval on August 23, 2012.

An SOI designates a city’s probable future physical boundary and service area. An
annexation occurs when a city incorporates additional territory into its boundary. The
Orange County LAFCO is the responsible agency for annexations within the County of
Orange. An application was submitted to the County for project approval on

August 23, 2012.

The entire site was burned in the 2008 Freeway Complex Fire. The fire, which was fed
by high winds, burned a total of 381 structures in Riverside and Orange counties.
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The Notice of Preparation (NOP) to prepare an Environmental Impact Report was
distributed on December 22, 2012 for a 42-day public review period. The required
30-day review period was extended 12 days in consideration of the holiday season.
The NOP was filed with the Orange County Clerk-Recorder’s office, posted on the
Project Site, and sent via U.S. mail to approximately 800 public agencies and
interested parties. A public Scoping Meeting was held on January 31, 2013, and
approximately 1,800 meeting notices were sent to agencies and interested parties. The
Scoping Meeting was attended by approximately 120 individuals. Comments were
solicited from the meeting attendees. A summary of the comments provided during the
Scoping Meeting is included herein (Table 1-3-1, Summary of Scoping Meeting
Comments beginning on page 1-3), along with a notation of where the issue is
addressed in the EIR.
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4. Project Description

4.1  Project Location

The Proposed Project, known as Esperanza Hills, is located within unincorporated
Orange County north of the SR-91 Freeway off Yorba Linda Boulevard, south and west
of Chino Hills State Park, east and north of the Cielo Vista project (another proposed
project within unincorporated Orange County), and adjacent to existing residential
development within the adjacent City of Yorba Linda (City). The project is east of San
Antonio Road and north of Stonehaven Drive (Via del Agua). The site is within the
Orange County Local Agency Formation Commission (LAFCO) designated Sphere of
Influence (SOI) for the City as depicted on Exhibit 4-1 — Sphere of Influence Map, City
of Yorba Linda. This exhibit also depicts the regional location of the Project Site.

The Project Site is an irregular-shaped parcel bordered by land owned by the Amos
Travis Trust to the west and the Virginia Simmons Trust to the southwest, which are
part of the adjacent proposed development known as the Cielo Vista project. Below
the project’s southern border is an area dedicated as open space within the City.
Property owned by the Friend family under the entity “Bridal Hills, LLC” borders the
Proposed Project to the north and west, and property owned by Yorba Linda Land,
LLC borders the Proposed Project to the northwest. North and east of the Proposed
Project is Chino Hills State Park, which lies between developed land in Orange, San
Bernardino, and Riverside counties. Existing residential communities to the south and
west and previously developed in the City of Yorba Linda include Dominguez Ranch,
Green Hills, Casino Ridge, Travis Ranch, and Yorba Linda Hills. Exhibit 2-1- Project
Vicinity Map (page 2-2) provides further detail regarding the project location.

4.2  Existing Conditions

Rolling hills characterize the Project Site, which ranges in elevation from
approximately 600 feet above mean sea level (AMSL) at the southwest boundary to
approximately 1,540 feet at the northern boundary of the property. The property
supports a mix of habitats, including non-native grasslands with locally dominant
stands of coastal sage scrub, chaparral, limited areas of riparian habitat and,
historically, small stands of walnut and oak woodlands. Exhibit 4-3 through Exhibit 4-7
include photographs of the site as it currently exists. Exhibit 4-2 is a location key map
depicting the location and direction from which the photographs were taken.

Four intermittent drainage areas are located in canyons on or near the site and are
identified herein as Blue Mud Canyon, Canyon A, Canyon B and Canyon C. Blue Mud
Canyon runs along the southern portion of the property in an east-west direction.
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Canyon B crosses the western portion of the site (northern portion of the Yorba Trails
property) and is currently used for hiking and equestrian purposes and extends north
to the Bridal Hills, LLC land through the Yorba Linda Land, LLC land and then into
Chino Hills State Park. The intermittent drainages and related site features are
illustrated on Exhibit 4-8 — Physical Characteristics.

The Whittier Fault runs along the southern portion of the site. Testing shows that no
northern fault traces extend into the development planning areas. The property has
been utilized historically for animal grazing and is currently used for oil production
(three working wells), water line transmission (Metropolitan Water District and Yorba
Linda Water District), and energy transmission (Southern California Edison). Oil
production is anticipated to continue on the Project Site at existing locations. Access
to these existing uses is via dirt roads on the site off Stonehaven Drive. Exhibit 4-8 —
Physical Characteristics depicts the location of the oil wells and utility easements.

Table 4-2-1 below depicts the existing land uses surrounding the Project Site.

Table 4-2-1  Surrounding Land Uses
Location Description
North Chino Hills State Park
East Chino Hills State Park
North/northwest Yorba Linda Land, LLC and Bridal Hills, LLC
West Amos Travis Trust Property (proposed Cielo Vista project)
Southwest Virginia Simmons Trust property (proposed Cielo Vista project)
South Dedicated open space (City of Yorba Linda)

The entire Project Area was burned in the 2008 Freeway Complex Fire that occurred
in the fall of 2008. The fire burned over 30,000 acres, with 381 structures lost or
damaged, including 187 residences'. Because of the potential fire hazard represented
by the wildland/open space areas in Chino Hills State Park along the northern and
eastern boundaries of the Proposed Project, special fuel management practices have
been incorporated into the project in addition to the standard fuel modification zones
required by the Orange County Fire Authority (OCFA).

The Bridal Hills property adjacent to the Project Site is a reasonably foreseeable
development and will gain access through the Proposed Project Site. Therefore, Bridal
Hills has been included in the Project analysis.

1 Orange County Fire Authority “After Action Report, Freeway Complex Fire, November 15, 2008,” page 12;
http://www.wildlandfire.com/docs/2008/lessons-learn/freeway-cplx-aar.pdf (accessed July 2013)
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Photo 2 — View looking easterly towards SCE transmission lines
and residences in Hidden Hills to the east of Chino Hills State Park

Exhibit 4-3 — Site Photos 1 and 2
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Photo 4 — View looking easterly towards SCE transmission lines

Exhibit 4-4 — Site Photos 3 and 4

November 2016 Esperanza Hills
00172



Chapter 4 — Project Description

Revised Final Environmental Impact Report

Section 4.2 — Existing Conditions

page 4-7

Photo 5 — View looking northwesterly over access road
from Metropolitan Water District easement

Photo 6 — View looking southwesterly along Canyon C

Exhibit 4-5 — Site Photos 5 and 6
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Photo 7 — View from Simmons property western border
looking east toward Yorba Linda Estates property

Photo 8 — View from Simmons property western border looking west to Aspen Way

Exhibit 4-6 — Site Photos 7 and 8
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Photo 9 — View of entrance from Yorba Linda Water District Road
looking east to Hidden Hills

Photo 10 — View of entrance looking east toward Aspen Way

Exhibit 4-7 — Site Photos 9 and 10
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ESPERANZA HILLS
PHYSICAL CHARACTERISTICS

The location of these graphics is a generalization and
approximation anly, and as such is not intended to be exact.

Intermittent Drainage Area
Source: Glenn Lukos Associates
(Preliminary Delineation)

Alquist Priolo Fault Line
(Whittier Fault)
Localed by American Geotech

SCE Easement
(Southern Califomia Edison)

Yorba Linda Water District Easemant

Metropolitan Water District Easement

Southern Califormia Gas Co. Easemant

Oil Well Location
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4.3  Project Description
The Project Site contains a total area of approximately 468.9 acres and has been
designed to provide a maximum of 340 residences in large-lot, low-density
neighborhoods. Exhibit 4-9 — Conceptual Site Plan, Option 1 - Stonehaven Drive and
Exhibit 4-10 — Conceptual Site Plan, Option 2 - Aspen Way depict the proposed
development configuration under each option. Development will occur in two phases,
with each phase being a distinct planning area. The planning areas are depicted on
Exhibit 4-11 — Planning Areas. Table 4-3-1 below provides a development summary
for the Proposed Project. Both Planning Areas are included for comparison.
Table 4-3-1  Planning Area Statistics
Landscaped
Gross | Dwelling | Number of Lots Parks Trails Slopes Fuel Modification
Area Units | Option 1/Option 2 | Option 1/Option 2 | Option 1/Option 2 | Option 1/Option 2 | Option 1/Option 2
Development (acres) | per Acre (DU) (acres) (feet) (acres) (acres)
Planning Area 1 | 310.00 0.71 212/218 6.35/5.37 28,116/31,371 91.1/81.77 34.39/39.81
Planning Area 2 | 158.90 0.76 122 6.81 7,740 456 49.12
Esperanza Hills | 468.90 0.73 334/340 13.16/12.18 35,856/39,111 135.8/126.6 83.51/88.93

Planning Area 1 provides up to 218 lots on 310 acres with minimum building pads
that are 70 feet wide and 140 feet deep, and minimum lot size of approximately
12,000 square feet. Planning Area 1 contains four parks, a water reservoir, open
space, existing natural open space, riparian areas, and a trail corridor linking to
surrounding properties. Planning Area 1 is located on land owned by Yorba Linda
Estates, LLC and Yorba Trails, LLC.

Planning Area 2 provides 122 units (including two estate lots) on 159 acres located at
the higher elevation on the portion of the property owned by the Nicholas Long
family. Minimum building pads are 90 feet wide and 110 feet deep. Planning Area 2
will contain five parks, an underground water reservoir, open space, existing natural
open space, a trail system that connects to Canyon B the west, and two estate lots that
have the opportunity for ancillary uses such as equestrian and/or viticulture.

Potential areas of off-site grading will be required to provide access connections to
existing streets and emergency access roads, as well as to stabilize an existing
landslide on the site’s western boundary. At the time of this writing, the Project
Applicant has not secured approval for the proposed off-site improvements for
Option 2. An agreement between property owners must be entered into prior to
issuance of permits allowing off-site improvements for Option 2.
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Residential

The residential areas will have an average lot size of 18,553 square feet. Lots range
from 12,044 square feet to 39,354 square feet (exclusive of estate lots). The two estate
lots in Planning Area 2 are custom building sites with their design theme to be
determined by lot purchasers. The estate lots are 21.78 acres with a building pad
limited to 2.65 acres and 2.08 acres with building pad limited to 1.11 acres. The
Proposed Project is designed to cluster residential pads to maximize open space
preservation and preserve the natural ridgelines and topography to the greatest degree
possible, including all major ridgelines bordering Chino Hills State Park.

Access
Two options for roadway access to the Proposed Project have been designed.

1. Option 1 would provide a primary connection going south to Stonehaven
Drive following an existing dirt road that has been used for oil well and
utility access purposes. A separate ingress/egress road for emergency
purposes only would extend south along the western edge of the project
through the adjacent Cielo Vista property. This access will pass through
the adjacent Cielo Vista project via a 50-foot roadway and utility easement
and may impact that project’s lot design.

2. Option 2 would provide a primary connection going west from the site to
Aspen Way, which then connects to San Antonio Road. This is the primary
access that was contemplated in the 1993 Yorba Linda GP, but will require
an access and grading easement over the Cielo Vista property or other
legal entitlement. Option 2 provides a separate ingress/egress exit for
emergency purposes only, exiting south from the Proposed Project to
Stonehaven Drive and following the existing road currently used for oil
well and utility access purposes.

The access options are detailed below in the Project Entry section of this chapter
(page 4-19). Depending upon which access option is approved, the approximate
acreages will be developed as follows:

1. 112 to 114 acres for useable residential pad area
2. 129 acres as natural open space
3. 13 acres with landscaped parks/water quality detention basins

4. 126 to 135 acres for landscaped and irrigated slopes

The remainder of the site acreage will be developed with streets, sidewalks, bench
drains, water reservoirs, and associated uses.
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DESICN CONCEPT

THE DESIGN COMNCEPT FOR ESPERANZA HILLS IS TO EMPHASIZE YOUR ARRIVAL TO AN EXCLUSIVE HICH- END
RESIDENTIAL COMMUNITY NESTLED IN ONE OF THE MOST PREMIER AND PRESTIGIOUS HILLTOP LOCATIONS

IN YORBA LINDA.
APN 326—031-008

THE STATELY SPANISH ARTICULATED GUARDHOUSE COMMANDS A LARGE ARRIVAL PLATEAU AT THE BASE OF
A BOLD SLOPE WITH VIEW HOMES PERCHED HIGH ABOVE. YOUR HEAVILY LANDSCAPED APPROACH OPENS YORBA LINDA LAND, LLC
UP AT ARRIVAL WITH STRONG EXPANSIVE VIEWS OF A CASCADING WATER RAPID ON YOUR LEFT AND A
BROAD ARCHING SPANISH COLONNADE ON YOUR RIGHT BRIDGING ACROSS A WATER BODY OF DRAMATIC
GEYSER FOUNTAINS. VIEWS THROUGH THE VINE LADEN COLONNADE REVEAL AN EXPANSIVE ASSOCIATION
MAINTAINED CITRUS ORCHARD OR CRAPE VINEYARD BEYOND,, PATHWAYS THROUCGH, COMMUNITY r
STAGING AREA, A BABBLING BROOK, AND SPECIAL VIEWING LOCATIONS. | Park F- Lemon/Lime Park

e CHINO HILLS
o STATE PARK
\

| —
4 —
= — —
= — —
3 ——

Park H- Bark Park

DRIVING THROUGCH THE GATES, YOU ARE CREETED WITH A STRIKING DISPLAY OF WHITEWATER CASCADING -
DOWN THE OPPOSING SLOPE DISAPPEARING UNDER THE STREET BELOW. ALL STREETSCAPES, SLOPES, AND Pal’k G' Grapefm't GI‘OVP. Park

NEIGHBORHOOD PARKS WILL BE HARMONIOUSLY INTERWOVEN WITH THE NATURAL HILLSIDE BY UTILZING S Tore1

AN ORGANIC USE OF CALIFORNIA OAKS, SYCAMORES, NATURAL SHRUBS AND GRASSES TO BUFFER HOMES Ni aiariois
AND REINFORCE VIEWS. PARKS AND TRAILS WILL ALSO BE USED TO PROMOTE NEIGHBORHOOD ACTIVITIES : = = [
AND RESIDENT INTERFACE WITH THE NATURAL SITE AMENITIES INCLUDING CONNECTIONS TO REGIONAL — Qﬁ ! | Park E- Avocado Park |

TRAILS AND TOPOGRAPHIC HICHLICHTS.
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= ——{ Park J- WOMP #1 |

APN 326-031-007
FRIEND

,,,,, _ = o = v | Park D- Tangerine Park |
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VICINITY MAP
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APN 351-031-006
YORBA LINDA ESTATES, LLC

STONEHAVEN DRIVE OPTION 1
YORBA LINDA, CALIFORNIA

SUMMERS/MURPHY & PARTMNERS, INC.|

34T PACIAL CEIAST HCHWAY, SLETY 108

CONCEPTUAL SITE PLAN N |

NORTH LANDISCAPE ARCHITECTS
PR DATE 06/05/2013

Exhibit 4-9 — Conceptual Site Plan, Option 1 - Stonehaven Drive
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DESICGN CONCEPT

THE DESIGN CONCEPT FOR ESPERANZA HILLS 15 TO EMPHASIZE YOUR ARRIVAL TO AN EXCLUSIVE HIGH- END
RESIDENTIAL COMMUNITY NESTLED IN ONE OF THE MOST PREMIER AND PRESTIGIOUS HILLTOP LOCATIONS

IN YORBA LINDA.

THE STATELY SPANISH ARTICULATED CUARDHOUSE COMMANDS A LARGE ARRIVAL PLATEAU AT THE BASE OF
A BOLD SLOPE WITH VIEW HOMES PERCHED HIGH ABOVE. YOUR HEAVILY LANDSCAPED APPROACH OPENS
UP AT ARRIVAL WITH STRONG EXPANSIVE VIEWS OF A CASCADING WATER RAPID ON YOUR LEFT AND A
BROAD ARCHING SPANISH COLONNADE ON YOUR RICHT BRIDCING ACROSS A WATER BODY OF DRAMATIC
GEYSER FOUNTAINS. VIEWS THROUGH THE VINE LADEN COLONNADE REVEAL AN EXPANSIVE ASSOCIATION
MAINTAINED CITRUS ORCHARD OR GRAPE VINEYARD BEYOND., PATHWAYS THROUGH, COMMUNITY
STAGING AREA, A BABBLING BROOK, AND SPECIAL VIEWING LOCATIONS.

DRIVING THROUGH THE GATES, YOU ARE GREETED WITH A STRIKING DISPLAY OF WHITEWATER CASCADING
DOWN THE OPPOSING SLOPE DISAPPEARING UNDER THE STREET BELOW. ALL STREETSCAPES, SLOPES, AND
NEIGHBORHOOD PARKS WILL BE HARMONIOUSLY INTERWOVEN WITH THE NATURAL HILLSIDE BY UTILIZING
AN ORGANIC USE OF CALFORNIA OAKS, 5YCAMORES, NATURAL SHRUBS AND GRASSES TO BUFFER HOMES
AND REINFORCE VIEWS. PARKS AND TRAILS WILL ALSO BE USED TO PROMOTE NEIGHBORHOOD ACTIVITIES
AND RESIDENT INTERFACE WITH THE NATURAL SITE AMENITIES INCLUDING CONNECTIONS TO REGIONAL
TRAILS AND TOPOCRAPHIC HIGHUGHTS.

[[Park K-WQMP #2 |-

CONCEPTUAL SITE PLAN

ASPEN WAY OPTION 2
YORBA LINDA, CALIFORNIA

| Park G- Grapefruit Grove Park

e o, CHINO HILLS
: STATE PARK
— —
| I ‘-..- e — N
| S ey

' I
APN 326-031-008
YORBA LINDA LAND, LLC |

Al

Park H- Bark Park

| Park F- Lemon/Lime Park

| Park E- Avocado Park |

——— — — —— —
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APN 326—031-007
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STATE PARK
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APN 351-031-006

YORBA LINDA ESTATES, LLC NOT TO SCALE

SUMMERS/MURPHY & PARTNERS, INC.

T AP COAST ICHWAY, SUTE 300

B —

NORTH LANIISCAPE ARCHITECTS
TR DATE 06/05/2013

Exhibit 4-10 — Conceptual Site Plan, Option 2 - Aspen Way

November 2016

Esperanza Hills

00181



00182



Chapter 4 — Project Description
Revised Final Environmental Impact Report

Section 4.3 — Project Description
page 4-17

ESPERANZA HILLS
PLANNING AREAS

Esperanza Hills Phase 1
Targe lot, low-density residential
neighborhoed

Esperanza Hills Phase 2
Large lot, low-density residential
neighborhood
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Parks/Open Space

Eleven active and passive use parks will be provided throughout the neighborhoods.
Two of the passive use parks are provided within the water quality management basins
that have been designed as bio-retention facilities for the treatment and filtration of
storm water runoff. The parks are identified on Exhibit 4-9 — Conceptual Site Plan,
Option 1 - Stonehaven Drive and Exhibit 4-10 — Conceptual Site Plan, Option 2 -
Aspen Way above. Each local park will have an agricultural design theme (e.g.,
orange, peach, plum, apricot). Certain of the parks will be developed for active
recreational use such as turf fields, tot lots, picnic areas, and off-leash dog areas. Other
areas are planned for passive use and will include access to the agriculturally themed
parks. Hydromodification will be integrated with biological resources to incorporate
useable space into several parks to maximize open space and water quality
enhancements. The parks and open space will be privately maintained by a
homeowners’ association.

Portions of the open space area will be retained in natural open space to provide a
buffer to adjacent subdivisions within the City, to ensure the preservation of the
riparian corridors, and to preserve native habitat.

Additional open space (approximately 126 to 135 acres) will be created consisting of
landscaped and irrigated slopes which does not include the 13.6 to 12.8 acres of
landscaped active and passive parks and detention basins discussed above. The
Esperanza Hills Homeowners’ Association will be responsible for management of
open space. Additional detail regarding the proposed parks is included in

Section 5.13, Recreation.

Trails

Approximately 7 miles (35,856 lineal feet) of trails will be provided within the
boundaries of the Proposed Project and will be maintained by the Esperance Hills
Homeowners’ association. The trails will link to existing trail systems and provide
access to Chino Hills State Park via the Old Edison Trail. The trails will allow hiking,
equestrian, and bicycling access for residents and the public.

Three distinct trail systems are proposed within the Project Area. An equestrian trail
system connects to an existing equestrian trail located just north of Aspen Way and
extends north to Chino Hills State Park consistent with the Yorba Linda GP update for
riding, hiking, and bikeway trails.
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Table 4-3-2 below shows the range of lineal feet for each type of trail under access

Option 1 and Option 2.

Table 4-3-2  Trail Features
Lineal Feet Lineal Feet
Item (Option 1 — Stonehaven Drive) (Option 2 - Aspen Way)
Multi-use trails — 8-foot-wide decomposed granite 6,136 5,851
Equestrian trails — 10-foot-wide decomposed granite 11,588 15,248
In-tract pedestrian walks — 5-foot-wide concrete 18,132 18,012
Total trails 35,856 39,111

Fuel Modification

The 2008 Freeway Complex Fire burned the Project Site and the surrounding area.
Due to the project location within a Very High Fire Hazard Severity Zone (VHFHSZ), a
Fuel Modification/Fire Protection plan has been developed identifying requirements
for water supply, emergency access, emergency evacuation, and measures needed to
enhance fire safety and reduce fire potential. The Proposed Project’s developed areas
will be surrounded by 170-foot fuel modification zones as further described in

Section 5.7, Hazards and Hazardous Materials (beginning on page 5-295). The total
fuel modification area will encompass approximately 83.5 to 88.9 acres.

In addition, the Proposed Project will incorporate two fire breaks in Blue Mud
Canyon, a habitat restoration area, and installation of a California-friendly plant
palette that provides greater resistance to fire while providing year-round color.

Project Entry

The Proposed Project has been designed as a gated community. The internal roadway
system has been designed for internal access, external emergency ingress/egress and
continued access for existing users. Two options for access to the Project Site have
been designed to address potential easement requirements with adjacent property
owners and the original access location identified in the Yorba Linda GP. Under each
option, the access road leading up to the guardhouse will be landscaped to include
median planting and a citrus grove.

Option 1 would provide a primary connection going south to Stonehaven Drive
following an existing dirt road that has historically been used for access purposes by
the oil well operators, OCFA, the City of Yorba Linda, SCE, and Chino Hills State Park.
A separate ingress/egress road for emergency purposes only extends south along the
western edge of the project through the adjacent Cielo Vista project along an existing
50-foot-wide roadway and utility easement. Emergency access via this Option is
depicted in Exhibit 4-12 — Circulation Plan (Emergency Ingress/Egress), Option 1 —

Stonehaven Drive.

Option 2 would provide a connection going west from the Proposed Project to Aspen
Way, connecting into San Antonio Road. This is the primary access contemplated in
the Yorba Linda GP. However, this access will require an access and grading

November 2016

Esperanza Hills

00185



Chapter 4 — Project Description Section 4.3 — Project Description
Revised Final Environmental Impact Report page 4-20

easement over the adjacent Cielo Vista project or other legal entitlement. A separate
ingress/egress for emergency purposes only exits south from the project to Stonehaven
Drive as depicted in Exhibit 4-13 — Circulation Plan (Emergency Ingress/Egress),
Option 2 — Aspen Way.

Infrastructure

The Proposed Project is within the Yorba Linda Water District (YLWD) service area.
The water improvements proposed will be designed and constructed in accordance
with the YLWD standards and specifications. Two on-site underground reservoirs have
been proposed and identified as the 1200 Zone Reservoir and the 1390 Zone
Reservoir. The 1200 Zone Reservoir will have a capacity of approximately

0.70 million gallons and is located in the northwest portion of Planning Area 1. The
1390 Zone Reservoir will have a capacity of 0.40 million gallons and is located in the
north portion of Planning Area 2.

The Proposed Project Site is located within the Santa Ana River Watershed. Four
canyons traverse the site and convey the storm water drainage on- and off-site. A
network of proposed storm drain systems utilizing above- and below-ground facilities
will be used to treat, detain, and convey storm water flows where necessary across the
site. A Water Quality Management Plan has been prepared for the Proposed Project
and is further discussed in Section 5.8, Hydrology and Water Quality (beginning on
page 5-361).

All new utility lines within the Project Site will be placed underground within private
paved roadways and property within easements will be dedicated for public utility
purposes.

There will be up to three cell towers located on-site — one tower near each
underground water reservoir, and one tower near the southern entrance to the project
from Stonehaven Drive. The cell towers will be camouflaged as landscape features
resembling bushes or trees.
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ESPERANZA HILLS
STUDY #22 - STONEHAVEN OPTION 1
EMERGENCY INGRESS/EGRESS PLAN
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Exhibit 4-12 — Circulation Plan (Emergency Ingress/Egress), Option 1 — Stonehaven Drive
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ESPERANZA HILLS
STUDY #21 - ASPEN WAY OPTION 2
EMERGENCY INGRESS/EGRESS PLAN
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Exhibit 4-13 — Circulation Plan (Emergency Ingress/Egress), Option 2 — Aspen Way
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4.4  Project Design Features and Conditions of Approval

Aesthetics
PDF 1

PDF 2

PDF 3

PDF 4

PDF 5

PDF 6

PDF 7

PDF 8

Density — The average density of the project is 0.73 dwelling units per acre.
This is considered a low-density residential project that is consistent with the
adjacent neighborhoods in the City, which protects the unique natural and
topographic character.

Building Height — The maximum building height for all residential lots is
2 stories and 35 feet.

Open Space — 62% of the Project Site is natural open space, fuel modification
zone, retention basin, parks, and trails.

Color of Homes — In addition to grading concepts, landscaping and color will
be utilized to soften the appearance of the homes visible from outside the
Proposed Project. Home colors will be selected to be consistent with the
surrounding natural landscape and with the color value of the specific hue
close to the immediate landscape. Colors on the homes visible from outside
Esperanza Hills will be predominantly earth tones, such as browns, ochres,
sepias, and grays.

Landscaping — The landscape plan includes native and architecturally thematic
plant material used to establish entry monuments, signage, walls, fences, and
hardscape elements complementing and evoking the same respect for the
surrounding natural environment. All streetscapes, slopes, and neighborhood
parks will be harmoniously interwoven with the natural hillside by utilizing
trees, naturalized shrubs, and grasses that are drought tolerant and considerate
of long-term maintenance needs. Pedestrian connections and residential streets
will offer canopy trees and flowering accent trees to provide shade, while open
spaces will host informal plant and tree groupings and large evergreen shrubs.
Selected plant material will complement the scale of the architecture. View
opportunities will be considered from the neighborhoods to the surrounding
landscape, enhancing views outside the immediate Project limits wherever
possible.

Equipment — Air conditioners, heating, cooling, and ventilating equipment,
and all other mechanical, lighting, or electrical devices shall be operated to
minimize disturbance to adjacent and neighboring occupants, and shall be
screened, shielded, and/or sound buffered from surrounding properties and
streets. No roof-mounted air conditioning units will be allowed.

Utilities — Above-ground utility boxes, telephone boxes, water lines, backflow
preventers, cable boxes, or similar structures within public view shall be
screened and painted to blend into surrounding areas. Satellite dishes shall be
placed to minimize visual impact and painted to match surrounding areas.

Walls and Fencing — Walls that are viewed from the street may be of masonry
block construction or vinyl fence material consistent with the architectural
style of the home. Homeowner privacy fencing shall not exceed six feet in
height. Other privacy fencing shall be made of durable, synthetic material,
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PDF 9

PDF 10
PDF 11

block, or wrought iron. Walls or fences shall not exceed 42 inches in height in
any required front yard setback.

Grading — The Proposed Project shall conform to the Orange County Grading
Ordinance.

Glare — Building structures shall use non-reflective glass.

Homeowners will be required, through the HOA’s CC&Rs, to use only hooded
and shielded down-lighting for all exterior lights, including landscape lighting.

Biological Resources

PDF 12

PDF 13

PDF 14

PDF 15

Introduction of Trash and Debris. The project landscape plan shall include
trash receptacles placed in appropriate locations to ensure that trash and
debris are controlled on-site and pose no risk to native habitats. The
Homeowner’s Association (HOA) shall be responsible daily to maintain the
trash receptacles and remove trash to avoid accumulation.

Impacts from Domestic Cats. Included in the HOA CC&Rs, domestic cats shall
remain inside a home, or be leashed for walks or visits to the local outside
environment. House cats shall not be permitted to range free outside the
confines of a home.

Impacts from Light Pollution

1. Provide homeowner education to limit outdoor lighting by using energy
efficient low-voltage systems, photo sensors, solar and light emitting
diode.

2. Lighting will be hooded, shielded, and pointed away from the sensitive
habitat areas, and ambient light levels will be minimized to the
maximum extent practicable.

Short-term construction-related noise impacts will be reduced by the
implementation of a number of measures including the following:

1. During all excavation and grading on-site, the construction contractors
will equip all construction equipment, fixed or mobile, with properly
operating and maintained mufflers, consistent with manufacturers’
standards to reduce construction equipment noise to the maximum
extent practicable. The construction contractor will place all stationary
construction equipment so that emitted noise is directed away from
Chino Hills State Park lands, and staging areas will not be placed in
proximity to sensitive habitats.

2. The construction contractor will stage equipment in areas that will create
the greatest distance between construction-related noise sources and
noise-sensitive receptors (the preserved habitat areas) during all project
construction.

3. All construction work will occur during the daylight hours. Construction
shall not take place between the hours of 8:00 p.m. and 7:00 a.m. on
weekdays, including Saturday, or at any time on Sunday or a federal
holiday. All construction operations shall comply with Orange County
Codified Ordinance Division 6 (Noise Control).
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PDF 16

PDF 17

4. The construction contractor will limit haul truck deliveries to the same
hours specified for construction equipment. To the extent feasible, haul
routes will not pass through sensitive habitats and land uses or residential
dwellings.

Minimize Edge Effect. Best management practices will be incorporated into the
project to ensure that indirect impacts (i.e., edge effects) are avoided or
minimized to the maximum extent possible. Lighting will be shielded and
directed away from adjacent natural habitat areas, and ambient light levels will
be minimized to the maximum extent practicable. Additionally, the project’s
Water Quality Management Plan and Storm Water Pollution Prevention Plan
will ensure that project runoff will not adversely affect the drainage within the
jurisdictional drainages. Noise standards will comply with County Codes and
will be consistent with General Plan Policies. In addition, fencing will be
limited to open fencing that does not exceed 40 inches in height. Vegetation
thinning within the fuel modification area will only occur on occasion and
during daylight hours.

Fuel Modification Plan. To the extent feasible, native planting species
approved for use in fuel modification zones by the Orange County Fire
Authority_ will be used in fuel modification zones adjacent to natural habitat
areas. Plants identified by the California Invasive Plant Council as an invasive
risk in southern California will be excluded from all landscaping.

Hazards and Hazardous Materials

PDF 18

PDF 19

PDF 20

PDF 21

PDF 22

PDF 23

The Proposed Project includes that the Esperanza Hills HOA will provide a list
of approved and prohibited plant palette to all buyers in a Private Property
Owners’ Guide for Fire Safe Vegetation Management on private lots. The HOA
will be responsible for enforcement.

The Proposed Project includes a Precise Fuel Modification Plan that has been
developed to provide a landscape transition area along the interface between
residential development and adjacent open space to provide wildfire
protection. The OCFA will require separate review of Estate Lot 1 with regard
to fuel modification/fire protection requirements.

The Proposed Project includes that all new power lines will be underground,
for fire safety during high wind conditions or during fires on a right of way,
which can expose above-ground power lines.

The Proposed Project includes that fuel management activities will be
completed annually by June 1 and more often as needed for fire safety, as
determined by the OCFA.

The Proposed Project includes that all structures will be in strict, ongoing
compliance with all County and other applied Fire and Building Code
requirements.

The Proposed Project includes that the HOA will maintain FMZs annually by
June 1 and more often as needed for fire safety as determined by the OCFA.
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PDF 24

PDF 25

PDF 26

PDF 27

PDF 28

PDF 29

The Proposed Project includes that the HOA will implement emergency
evacuation routes in accordance with the approved Community Evacuation
Plan. The Community Evacuation Plan will be reviewed by OCFA and OCSD
before any changes are made. The Community Evacuation Plan includes a
provision for annual review by residents through organized meetings and
education outreach by the HOA.

The Proposed Project includes that automatic fire sprinkler systems will be
installed for all homes, including in all attic spaces.

The Proposed Project includes a Fire Master Plan that has been reviewed by
the OCFA providing enhanced construction features in certain areas adjacent
to FMZs. These include enhanced fire sprinkler systems and construction
features per California Building Code Chapter 7A.

The Proposed Project includes earthquake preparedness and wildfire
education materials will be distributed annually to each resident, and an
annual evacuation planning meeting will be held by the HOA.

The Proposed Project includes that all site access, emergency access, road
widths and turn outs will comply with the requirements of the OCFA and the
approved Fire Master Plan.

The Proposed Project will include access gates that will comply with the Fire
Code. Public roads will not be gated, per the Fire Code. Any gates on any
private roads or on private driveways will be as follows, complying with the
OCFA standards for electric gates.

e Access gates will be equipped with a KNOX key switch, which
overrides all command functions and opens the gate for entrance of
emergency vehicles into the area. Gates serving more than 1 parcel
will be equipped with sensors for detecting emergency vehicle
“Opticom” strobe lights from any direction of approach. Strobe
detection and key switches will be provided on the interior and
exterior of gates.

e Switches will be dual keyed, or two switches provided, for Fire and
Law Enforcement.

e Gate activation devices will be equipped with a battery backup or
manual mechanical disconnect in case of power failure.

Hydrology and Water Quality

PDF 30  The project has been designed to treat development flows (runoff) with a dry
extended detention water quality basin, while implementing the following low
impact development techniques:

e Conservation of natural areas, including existing trees, other vegetation
and soils
e Keeping streets at minimum standard widths
e Minimizing the impervious footprint of the project
e Minimizing disturbances to natural drainages
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PDF 31

COA-1

COA-2

COA-3

COA-4

COA-5

The project will be designed to include the following best management
practices to promote infiltration and slow down surface flows:

e Impervious area dispersion
e Native drought-tolerant landscaping/efficient irrigation

Prior to issuance of grading permit, the Project Applicant shall submit the
following drainage studies for approval by the County Manager, Permit
Services:

1. Afinal drainage study of the project incorporating the Preliminary
Drainage Report for Esperanza Hills Property drainage features pursuant
to the approved development option; and

2. Detailed drainage studies indicating how the project grading, in
conjunction with the drainage conveyance systems including applicable
swales, channels, street flows, catch basins, storm drains, and flood
water retarding, will allow building pads to be safe from inundation from
rainfall runoff which may be expected from all storms up to and
including the theoretical 100-year flood.

Prior to issuance of any certificates of use and occupancy, the Project
Applicant shall not grant any new easements over any property subject to a
requirement of dedication or irrevocable offer to the Orange County Flood
Control District, unless such easements are expressly made subordinate to the
easements to be offered for dedication to the County. Prior to granting any of
said easements, the subdivider shall furnish a copy of the proposed easement
to the County Manager, Permit Services for review and approval.

Prior to recordation of a subdivision map (except for financing and
conveyance purposes only), the Project Applicant shall participate in the
applicable Master Plan of Drainage in a manner meeting the approval of the
Manager, Permit Services, including payment of fees and the construction, or
provide evidence of financial security (such as bonding), of the necessary
facilities. The applicant shall enter into an agreement with the County of
Orange concerning payment and reimbursement of Master Plan Drainage Fees
to the City as a condition of any future annexation for drainage facilities
transferred from OCPW to the City.

Prior to issuance of any grading or building permits, whichever comes first, the
Project Applicant shall demonstrate compliance under California’s General
Permit for Storm Water Discharges Associated with Construction Activity by
providing a copy of the Notice of Intent submitted to the State Water
Resources Control Board and a copy of the subsequent notification of the
issuance of a Waste Discharge Identification Number; or other proof of filing
in a manner meeting the satisfaction of the Manager, Permit Services. Projects
subject to this requirement shall prepare and implement a SWPPP. A copy of
the current SWPPP shall be kept at the Project Site and be available for County
review on request.

Prior to issuance of any grading or building permit, whichever comes first, the
Project Applicant shall submit an Erosion and Sediment Control Plan (ESCP) in
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COA-6

COA-7

a manner meeting approval of the Manager, Permit Services, to demonstrate
compliance with the County’s NPDES Implementation Program and state water
quality regulations for grading and construction activities. The ESCP shall
identify how all construction materials, wastes, grading or demolition debris,
and stockpiles of soil, aggregates, soil amendments, etc. shall be properly
covered, stored, and secured to prevent transport into local drainages by wind,
rain, or tracking. The ESCP shall also describe how the applicant will ensure
that all BMPs will be maintained during construction of any future public right-
of-ways. A copy of the current ESCP shall be kept at the Project Site and be
available for County review on request.

Prior to issuance of any grading or building permits, the Project Applicant shall
submit for review and approval by the Manager, Permit Services, a final
WQMP specifically identifying BMPs that will be used on-site to control
predictable pollutant runoff. The Project Applicant shall utilize the DAMP, the
Model WQMP, and the Technical Guidance Manual for reference, and the
County’s WQMP template for submittal. This final WQMP shall update the
project’'s CWQMP based on the final design and include the following:

e Detailed site and project description

¢ Potential storm water pollutants

e Post-development drainage characteristics

e Low impact development (LID) BMP selection and analysis

e Structural and non-structural source control BMPs

e Site design and drainage plan (CWQMP BMP Exhibit)

¢ GIS coordinates for all LID and treatment control BMPs

e Operation and Maintenance (O&M) Plan that: (1) describes the long-
term operation and maintenance requirements for BMPs identified in
the BMP Exhibit; (2) identifies the entity that will be responsible for
long-term operation and maintenance of the referenced BMPs; and (3)
describes the mechanism for funding the long-term operation and
maintenance of the referenced BMPs

The BMP map exhibit from the approved final WQMP shall be included as a
sheet in all plan sets submitted for plan check, and all BMPs shall be depicted
on these plans. Grading and building plans must be consistent with the
approved BMP map exhibit.

Prior to recordation of any subdivision map, the Project Applicant shall
prepare Covenants, Conditions & Restrictions (CC&Rs) for review and
acceptance by the Manager of Permit Services for the HOA, including a
section for surface water quality protection and the following prohibited
activity restrictions:

e Blowing, sweeping, or hosing of debris (e.g., leaf litter, grass clippings,
litter) into storm drain inlets or other conveyances

e On-site fueling

e Dumping of any toxic substance or liquid waste on the pavement, on
the ground, or toward a storm drain

e Use of pesticides if rain is expected
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Mixing or preparation of pesticides for application near storm drain
inlets
Allowing wash water to enter storm drain

The CC&Rs shall require the HOA to maintain the debris basins,
detention/debris basin #3 and water quality basins on an annual basis in order
to maintain flood protection associated with the design of the Project’s
drainage system.

COA-8  Prior to issuance of a Certificate of Use and Occupancy, the Project Applicant
shall demonstrate compliance with the County’s NPDES Implementation
Program in a manner meeting the satisfaction of the Manager, OC Inspection:

Demonstrate that all structural best management practices (BMPs)
described in the BMP exhibit from the project’s approved WQMP have
been implemented, constructed and installed in conformance with
approved plans and specifications;

Demonstrate that the Project Applicant has complied with all non-

structural BMPs described in the project’'s WQMP;

Submit for review and approval, an Operations and Maintenance Plan

for all structural BMPs (the plan shall become an attachment to the

WQMP);

Demonstrate that copies of the project’s approved WQMP (with

attached Operations and Maintenance Plan) are available for each of

the initial occupants;

Agree to pay for a Special Investigation from the County for a date 12

months after the issuance of a Certificate of Use and Occupancy for the

project to verify compliance with the approved WQMP and Operations
and Maintenance Plan;

Demonstrate that the Project Applicant has recorded one of the

following:

a) The CC&Rs (that must include the approved Water Quality
Management Plan and Operations and Maintenance Plan) for the
project’s HOA;

b) A water quality implementation agreement that has the approved
Water Quality Management Plan and Operations and
Maintenance Plan attached; or

c) The approved final Water Quality Management Plan and
Operations and Maintenance Plan

COA9  Prior to issuance of grading permit, the Project Applicant shall record a grant
of easement for on-site public storm water pipes to the Orange County Flood
Control District.

4.5 Environmental Features

The Proposed Project has been designed to maximize preservation of open space,
native habitat, and riparian corridors. In addition to water quality/runoff management
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plan implementation measures, a storm drain system will convey runoff from the
property into existing off-site facilities to prevent impacts to area drainages. The water
quality management plan basins within two of the community parks have been
designed as bio-retention facilities for the treatment and filtration of storm water
runoff. In Blue Mud Canyon, non-native plants will be removed to enhance fire
protection and encourage historic habitat revival. In other open space areas, the
existing plant palette will be modified to promote regeneration of historic native
habitat such as the black walnut trees, a habitat area for least Bell’s vireo that currently
occupies adjacent land. A California-friendly plant palette will be created to provide a
mix of native and non-native vegetation.

Project lighting is designed to preserve views of the night sky. All lights will be
designed and located so that direct light rays are confined to the project consistent
with night sky lighting practices and to prevent light spill to the adjacent open
space/habitat areas.

4.6  Specific Plan

The purpose and intent of a Specific Plan is to provide policies and regulations for a
proposed development. The Esperanza Hills Specific Plan has been prepared to
provide for the development of a low-density master planned community. The Specific
Plan includes regulatory text and maps necessary to provide for the development,
maintenance, and use of the Esperanza Hills property in compliance with the policies
and programs of the County of Orange General Plan.

4.7  Construction Schedule

Project construction is anticipated to take one to two years for grading, and three to
seven years for construction, and will include rough grading, relocation/cleanup of oil
wells, trenching, foundation work, and construction of housing, parks, roadways, and
reservoirs. Grading of the site will occur in two phases, with Planning Area 1, the first
phase, taking six to ten months and Planning Area 2, the second phase, taking six to
eight months. Grading for the Proposed Project will balance on-site. Therefore, no
import or export of earth will be required through the existing residential communities.
Construction of the subdivision could take six to ten months for the first phase and six
to ten months for the second phase, or could occur over a several-year period.
Construction of homes will occur in several phases, and an entire planning area will
not be developed at one time.

Construction equipment will include trucks, bulldozers, graders, and concrete mixers.
No structure demolition will be required, as the site is undeveloped and no buildings
exist on the site. The construction phasing plan will identify equipment access and
construction staging among other issues. Best management practices will be
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incorporated into the construction plans to minimize construction related impacts on
surrounding uses.

4.8  Discretionary Approvals

This Environmental Impact Report is intended to provide complete and adequate
California Environmental Quality Act (CEQA) coverage for all actions and approvals
associated with ultimate development of the Proposed Project. The following
approvals are required for project implementation.

4.8.1  County of Orange General Plan Amendment

The current General Plan Land Use designation for the property is Open Space (5).
The Proposed Project would change the General Plan Land Use designation from
Open Space (5) to Suburban Residential (1B) to allow for residential development. The
Suburban Residential (1B) designation is described in the General Plan as: “. . . areas
characterized by a wide range of housing types, from estates on large lots to attached
dwelling units (townhomes, condominiums and clustered arrangements).” Building
intensity for Suburban Residential ranges from 0.5 to 18.0 dwelling units per acre.

4.8.2  Adoption of a Specific Plan

The current zoning designation for the property is A1 General Agricultural and

A1(O) General Agriculture/Oil Production. A Specific Plan is proposed to replace the
existing A1 and A1(O) zoning designations and to regulate and guide development of
the property. The Specific Plan will include detailed development regulations and
design guidelines and will serve as the policy and regulatory document for future
development.

4.8.3  Approval of a Vesting Tentative Tract Map

The approval or conditional approval of a vesting tentative map confers a vested right
to proceed with development in substantial compliance with the ordinances, policies,
and standards in effect at the time the vesting tentative map is approved or
conditionally approved. One purpose of the vesting tentative tract map is to show the
design and improvement of the proposed subdivision in relationship to the existing
conditions and the adjacent properties. The Proposed Project will include preparation
of a Vesting Tentative Tract Map (VTTM 17522).

4.9  Project Goals and Objectives

CEQA Guidelines §15124 requires an EIR to include a statement of objectives sought
by the Proposed Project. This disclosure assists in developing the range of project
alternatives to be investigated in the EIR, as well as providing a rationale for the
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adoption of a Statement of Overriding Considerations, if one must be adopted because
of one or more significant unavoidable project-related impacts. Identified below are
goals and objectives related to the Proposed Project.

Create a low-density single-family development.

Create a planned community of appropriate density and scale that respects
the existing topography and natural backdrop of the Project Site.

Create clustered residential neighborhoods buffered from adjacent
development by abundant open space while preserving and enhancing
permanent open space and habitat.

Provide recreational opportunities for residents in the project vicinity for
access to Chino Hills State Park from the west to Old Edison Trail.

Design compatible land uses within the project and to surrounding areas.

Preserve open space, natural landforms, and vegetation surrounding and
within planned and developed residential areas.

Preserve the northern and eastern ridgelines adjacent to Chino Hills State
Park.

Provide fire breaks, firefighting staging areas, access points, and emergency
ingress/egress plans to enhance safety to the residents and surrounding
community.

Provide construction standards and requirements that meet or exceed
Orange County Fire Authority requirements for communities bordered by
wildland areas.

Enhance the visual quality of the areas around the oil extraction operations
to the extent that extraction operations are continued.

Integrate hydromodification principles with biological resources to create
bio-retention and bio-detention areas, passive parks and aesthetically
pleasing landscape features.
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4.10 Intended Uses of the EIR

1.

Agencies that are expected to use the EIR in their decision making:
e  County of Orange as Lead Agency
Permits or other approvals that may be required to implement the project:

. U.S. Fish & Wildlife (biological opinion consultation)

. California Department of Fish and Wildlife (Streambed Alteration
Agreement)

J U.S. Army Corps of Engineers (Section 404 permit)

. Regional Water Quality Control Board (401 certification)

. Local Agency Formation Commission (LAFCO) (for potential annexation)

e  City of Yorba Linda (encroachment permits under Options 1 and 2;
discretionary authority over access through City open space associated
with Alternative Option 2A, potential annexation)

Subsequent use of the EIR:

CEQA Guidelines §15182, Residential Projects Pursuant to a Specific Plan,
provides that when an EIR on a Specific Plan has been prepared, no EIR or
negative declaration need be prepared for a residential project undertaken
pursuant to and in conformity to that Specific Plan if the project meets the
requirements of §15182. Projects covered include land subdivisions, zoning
changes, and residential planned unit developments. This exemption is subject
to compliance with §15162, which requires a subsequent EIR or a supplement to
an EIR if there are substantial changes to the project or its circumstances, or if
new information of substantial importance becomes known.

This EIR may be relied upon for all approval and permit actions related to
development of the Proposed Project.
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Section 5.1 — Aesthetics

5. Environmental Setting, Impacts, and Mitigation

Measures

5.1 Aesthetics

This section describes the existing aesthetics setting and the potential effects from the
Proposed Project implementation on the site and its surrounding area. Aesthetics refers
to visual considerations, including scenic resources, scenic vistas, changes in visual
character, and lighting or glare. Aesthetics analysis (or visual resource analysis) is a
process to assess logically visible changes and any anticipated viewer response to that
change. Information in this section is based on visual simulations required by the
County of Orange and prepared by the Project Applicant.

5.1.1  Existing Conditions

The Proposed Project is located in northeastern unincorporated Orange County,
adjacent to Chino Hills State Park and a part of the Puente-Chino Hills range in
southern California, which traverses Los Angeles, Riverside, and Orange counties. The
Proposed Project is located adjacent to existing low-density housing tracts to the west
and south within the City of Yorba Linda (City). The Project Site is within the City’s
Sphere of Influence (SOI). Over the past several decades, urbanization in the greater
Los Angeles basin has extended through much of Orange County, including the City.
Much of the City is developed with a mix of residential, commercial, open space, and
a small amount of light industrial land uses at a suburban scale.

The Project Site serves as a visual edge that is predominantly undeveloped and made
up of rolling hills and ravines that trend upwards in a northeasterly direction from Blue
Mud Canyon, the southernmost of the four drainage areas subject to the jurisdiction of
the Army Corps of Engineers (ACOE) located within the Project Site. The project
elevation ranges from 600 feet above mean sea

level (AMSL) at the south to 1,540 AMSL at the

north. The San Juan Hill lookout, at an elevation Acronyms used in this section:
of 1,781 feet, the highest point within Chino Hills ACOE  Army Corps of Engineers
State Park, lies approximately three-quarters of a AMSL  above mean sea level
. . . CEQA California Environmental
mile to the east. The Project Site is separated Quality Act
from Chino Hills State Park by ridgelines to the DEIR Draft Environmental
east and north, which will remain undisturbed Impact Report
after development. The hills and ridges of Chino MWD II\DAitzirr(i)golltan Water
Hills State Park serve as the visual backdrop for SOl Sphere of Influence
the northerly portion of Orange County. YLWD  Yorba Linda Water District
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The Project Site was completely burned in the 2008 Freeway Complex Fire and now
supports a diverse mix of habitats, including non-native grasslands with locally
dominant stands of coastal sage scrub currently dominated by bush mallow and other
fire followers and chaparral with limited areas of riparian habitat and walnut
woodland, which were also affected by the fire. The Project Site also includes
disturbed habitats characterized as ruderal and disturbed/developed areas. (Refer to
the Section 5.3, Biological Resources of this EIR, beginning on page 5-91, for a
detailed description of existing conditions).

The southern portion of the Project Site is currently used for oil production (three
working wells) and water line transmission (Metropolitan Water District (MWD) and
Yorba Linda Water District (YLWD)). Energy transmission facilities traverse the easterly
side of the Project Site and consist of overhead lines and tower structures (Southern
California Edison). Access to these existing uses is provided via a graded dirt road from
Stonehaven Drive that extends onto the Project Site and also into Chino Hills State
Park. (Refer to Exhibit 4-8 — Physical Characteristics, page 4-10 above.)

The Project Site is viewed from several areas of the surrounding community, including
from the SR-91 (Riverside) Freeway, a Caltrans-designated Scenic Highway and a
County-designated Viewscape Corridor; Weir Canyon Road, a County-designated
Viewscape Corridor south of SR-91; Stonehaven Drive to the south; portions of Chino
Hills State Park; San Antonio Road to the west; Dorinda Drive to the west; Esperanza
Drive to the south; and Casino Ridge, a residential subdivision, to the west and north
of the Project Site. Directly to the south of the Project Site are existing single-family
homes located in the City. These homes are located within the neighborhoods
accessed by Stonehaven Drive and Via del Agua with potential views of the Project
Site. To the east are existing single-family homes that are located along the ridges
accessed by San Antonio Parkway, Dorinda Road, and Casino Ridge Road with
potential views of the Project Site. Directly to the north and east is Chino Hills State
Park with potential views of the Project Site from the South Ridge Trail, the Old Edison
Trail, and the San Juan Hill lookout.

Light is generated by several sources in the surrounding community from street lights,
vehicle headlights, and residential lighting. Under existing conditions no light is
generated by the oil well operations located on the Project Site or from Chino Hills
State Park. Glare is generated by sunlight reflecting off polished surfaces such as
windows, paving, building surfaces, and windshields within the Proposed Project
environs. Glare generated by the adjacent residential community is minimal to
moderate. Under existing conditions, a minimum amount of glare is generated from
the existing oil well operations on the Project Site and the overhead energy
transmission lines. No significant glare is generated from Chino Hills State Park.
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5.1.2  Regulatory Setting

1.

County of Orange General Plan

The County of Orange General Plan Resources Element (Natural Resources
Component) discusses the diverse combination of mountains, hills, flatlands, and
shorelines within the County and states “major landforms, few in number, must be
considered natural as well as aesthetic resources.” The Natural Resources Component
identifies the County’s topographic resources and describes existing efforts to preserve
these resources. Landforms in the Project Area are not specifically discussed within the
General Plan Resources Element.

Goal 3 within the Natural Resources Component is to “manage wisely the County’s
landform resources.” The Natural Resources Component Objective 3.1 states, “To
minimize to the extent feasible the disruption of significant natural landforms in
Orange County.” Policy 5 of the Natural Resources Component states “to protect the
unique variety of significant landforms in Orange County through environmental
review procedures and community and corridor planning activities.” The General Plan
does not provide specific guidance with regard to aesthetics or design in the Project
Area. The Natural Resources Component recognizes that “Landforms, simply by their
nature, continually undergo alteration by natural or man-made forces.”

The Natural Resources Component acknowledges that, “Though no formal landform
management program exists, many programs do provide management, conservation,
protection, and preservation of the natural environment in the public interest.” The
County’s Grading Ordinance strictly regulates hillside grading with regard to soil
stability. Cut and fill slopes are generally limited to a ratio of two horizontal to one
vertical. At the County level, hillsides and other landform resources (e.g.,
watercourses) are addressed through community and corridor planning activities.
These efforts are conducted at a scale appropriate for each resource concern.

The County of Orange Transportation Element, Scenic Highway Component “attempts
to incorporate safety, utility, economy, and aesthetics into the planning, design and
construction of scenic highways.” The County’s designated Scenic Highways have
been divided into two categories: Viewscape Corridors and Landscape Corridors. The
County has designated the SR-91 (Riverside) Freeway and Weir Canyon Road in the
area of the Project Site as Viewscape Corridors (Exhibit 5-1 — Scenic Highway Plan,
County of Orange). The Scenic Highway Component describes a Viewscape Corridor
as “a route which traverses a corridor within which unique or unusual scenic
resources and aesthetic values are found. This designation is intended to minimize the
impact of the highway and land development upon the significant scenic resources
along the route.”

Goal 1 states “Preserve and enhance unique or special aesthetic and visual resources
through sensitive highway design and the regulation of development within scenic
corridors.” Objective 1.1 states, “Protect and enhance the County’s beauty, amenities
and quality of life within the unincorporated areas.” The Proposed Project is located
approximately three miles from the SR-91 (Riverside) Freeway and Weir Canyon Road,
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which runs south of the SR-91 Freeway, away from the Proposed Project. Although the
Project Site is not adjacent to or within a Viewscape Corridor, it is potentially part of
the long-range view from the SR-91 Freeway traveling eastbound and potentially a
long-range view from portions of Weir Canyon Road.

2. City of Yorba Linda
a. General Plan
The Yorba Linda General Plan (GP) states:

Protection of the hillside areas is obtained by insuring that development
minimizes soil erosion, slide damage, flood problems, severe alteration of
natural landform, or scarring. It is the intent to encourage a sensitive form
of development while still allowing for residential uses which complement
the natural and visual character of the City and its hillsides.

The Yorba Linda GP establishes the following applicable policies related to
aesthetics and light and glare:

Land Use Element Goal 8: Low density residential development in
the hillside areas which protects the unique natural and topographic
character.

Land Use Element Policy 8.1: Target lower densities to hillside areas
with yield based on slope severity and stability, topographic
conditions, and natural resource protection and other environmental
conditions.

Land Use Element Policy 8.2: Reduce the total yield of development
if grading, habitat preservation, slope stabilization, drainage, etc.
standards cannot be met.

Land Use Element Policy 8.3: Uphold current development standards
for determination of yield and regulation of quality within hillside
areas.

Land Use Element Goal 9: Preservation and enhancement of the
natural setting of the City

Land Use Element Policy 9.2: Protect the scenic and visual qualities
of hillside areas and ridgelines

Land Use Element Policy 9.3: Ensure that land uses within designated
and proposed scenic corridors are compatible with scenic
enhancement and preservation.

The City has not designated any highways or roadways as scenic corridors in the
Circulation Element of the Yorba Linda GP.
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Source: Orange County General Plan 2005, Chapter IV, Transportation Element; http://ocplanning.net/civicax/filebank/blobdload.aspx?BlobID=8588
Exhibit 5-1 — Scenic Highway Plan, County of Orange
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b. Zoning Code

The City of Yorba Linda Zoning Code includes regulations for hillside
development to protect visual resources. These regulations are found in

Chapter 18.30 Hillside Development, Grading, and Fire Protection. This chapter
of the Zoning Code provides standards and guidelines for hillside development.
The “Site Design Principles” section states; “Most of the hillside sites are highly
visible from distant locations. Therefore, views of the site from the neighborhood
and other off-site locations should be given careful consideration.”

The standards and guidelines address grading, retaining walls, building location
to ridgelines, landscape materials, and building colors. This section of the zoning
code also includes a regulation for development adjacent to Chino Hills State
Park that states: “Within viewscape of Chino Hills State Park for any proposed
residential development that is determined to be viewed from any point within
Chino Hills State Park, the grading and landscaping plans shall include, for each
lot so determined to be viewed, specific measures, including height limits,
setbacks, landscaping, berms, and/or other measures which will assure that any
structure built on the lot will not be viewed from Chino Hills State Park or
otherwise be screened to the extent feasible.”

Chino Hills State Park General Plan

The Chino Hills State Park General Plan discusses the aesthetics value of long-range
views from the state park and particularly from the lookout on San Juan Hill. The
general plan discusses the value of acquiring ridge tops to protect the views within the
park. The general plan acknowledges that, due to the park’s proximity to urban
environments, existing utility easements such as transmission towers and gas lines
have a negative visual impact to the park. Chino Hills State Park is divided into two
types of management zones based primarily on the degree of natural, cultural, and
aesthetics resources value and sensitivity, and secondarily on recreational, visitor
service, and management needs, and ecological and geographical parameters. The
Project Site is adjacent to the Natural Open Space Zone. The Natural Open Space
Zone protects natural, cultural, and aesthetics resources, and at the same time allows
for recreational opportunities at the park. The zone generally has less biological
sensitivity than the Core Habitat Zone but contains patches of higher resource
sensitivity within its boundaries that will receive greater protection (refer to Exhibit 5-2
— Chino Hills State Park Location Map).

The Aesthetics section of the Chino Hills State Park General Plan establishes a goal to,
“Protect scenic features from man-made intrusions and preserve the visitor’s
experience of the natural landscape by minimizing adverse impacts to aesthetic
resources.” To implement this goal the general plan includes this guideline, “Ridgeline
and knoll developments outside the park that adversely affect significant views will be
discouraged. The Department will work with park neighbors and local government to
review and plan adjacent developments in a manner that protects views.”
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Source: http://rare-earth.blogspot.com/2007/02/southern-california-preservation.html
updated to show current Chino Hills State Park boundary

Exhibit 5-2 — Chino Hills State Park Location Map
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A guideline concerning impact from artificial lighting from adjacent development
states: “The Department will cooperate with park neighbors and local government
agencies to minimize the intrusion of artificial light into the night scene, recognizing
that darkness and the night sky play significant roles in the overall visitor experience.
Artificial outdoor lighting within the park will be limited to basic safety requirements
and shielded when and where possible.”

The Natural Resources section of the Chino Hills State Park General Plan establishes a
goal to, “Establish, maintain, and protect buffers adjacent to Chino Hills State Park”
and establishes guidelines to work with adjacent land owners, neighbors, and local
jurisdictions to provide for necessary buffers adjacent to park boundaries. Land uses
outside park boundaries can cause significant impacts on parklands including impact
from artificial light.

California Scenic Highway Program

California Scenic Highways are classified as “eligible” or “officially designated.” The
status of a California Scenic Highway changes from “eligible” to “officially
designated” when the local jurisdiction adopts a scenic corridor protection program,
applies to the California Department of Transportation (Caltrans) for scenic highway
approval, and receives notification from Caltrans that the highway has been “officially
designated” as a scenic highway. When a city or a county nominates an eligible
scenic highway for official designation, it must identify and define the scenic corridor
of the highway. The agency must also adopt ordinances to preserve the scenic quality
of the corridor or document such regulations that already exist in various portions of
local codes. These ordinances make up the scenic corridor protection program.

Minimum requirements for scenic corridor protection include:

. Regulation of land use and density of development;

. Detailed land and site planning;

e  Control of outdoor advertising (including a ban on billboards);

e  Careful attention to and control of earthmoving and landscaping; and

e Careful attention to design and appearance of structures and equipment.

The SR-91 (Riverside) Freeway from the SR-55 Freeway to Weir Canyon Road is
officially designated as a California Scenic Highway. The SR-91 Freeway east of Weir
Canyon Road to the Orange County border is designated as “eligible” to be designated
as a California Scenic Highway. Caltrans describes the views from this freeway to
include residential and commercial development with intermittent riparian and
chaparral vegetation. The City has not adopted a scenic corridor protection program.
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5.1.3  Thresholds of Significance

For the purposes of this EIR, the thresholds of significance for evaluation project
impacts are based upon suggested criteria from the CEQA Environmental Checklist
found within Appendix G of the CEQA Guidelines. The project would result in a
significant impact if it would:

a) Have a substantial adverse effect on a scenic vista

b)  Substantially damage scenic resources, including, but not limited to, trees,
rock outcroppings, and historic buildings within a state scenic highway

c)  Substantially degrade the existing visual character or quality of the site and
its surroundings

d)  Create a new source of substantial light or glare which would adversely
affect day or nighttime views in the area

5.1.4  Project Impacts Prior to Mitigation

This section presents a discussion of the potential aesthetics impacts associated with
the development of the proposed planned community. The impact analysis is based
on qualitative assessments and computer-generated photo simulations prepared for the
Proposed Project. Project design features aimed at reducing aesthetics impacts have
been incorporated into the Proposed Project and are detailed herein.

The Project proposes two access options:

e  Option 1 has 334 residential lots and provides access from Stonehaven
Drive approximately 325 feet east of Devonport Circle with emergency fire
access provided via Stonehaven Drive approximately 130 feet northeast of
Via de la Roca, which currently services the surrounding hillside area.

e Option 2 has 340 residential lots and provides access from Aspen Way and
emergency fire access via Stonehaven Drive approximately 325 feet east of
Devonport Circle.

When referring to the Project in general, 340 residential lots are noted as the maximum
number of units. In cases where project impacts are different between the two options,
the option impacts are both described. The Proposed Project will be constructed in two
phases. Planning Area 1, located on the lower elevations of the Project Site will be
constructed with its associated access roads and water supply as Phase 1; and Planning
Area 2, located on the upper elevations of the Project Site will be constructed as

Phase 2 with its associated roadways and water supply. Exhibit 4-11 — Planning Areas
(page 4-17) shows the boundaries of Phase 1 and Phase 2.

Two of the existing oil well operation areas located near the southern project
boundary may remain after completion of the Proposed Project, but are subject to
abandonment and relocation to a designated drilling pad on the proposed Cielo Vista
project, under the terms of an agreement between the Cielo Vista developers and
owners and Santa Ana Canyon Development, the operator of the oil wells. The
existing transmission towers and lines will remain on the eastern side of the Proposed
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Project Site. The Proposed Project Site also includes two new water reservoir tanks
that are located underground, as well as underground water transmission lines for
MWD and YLWD. Service roads will be paved to the electrical and water transmission
lines, as well as the water reservoirs. To the extent that any of the existing oil wells
remain, they will be accessed primarily by paved roads, although some graded dirt
roads may remain for short distances. The electrical transmission lines will continue to
be accessed primarily by graded dirt roads that will originate from paved access roads
to the Proposed Project.

Implementation of the Proposed Project will change the aesthetics character of the
area by permanently altering portions of the site through landform modification and
building, as analyzed in this section. The project design has taken into consideration
existing topography by clustering and terracing building pads to minimize grading and
preserve open space. The proposed site grading will consist of cutting, filling, and re-
contouring the natural terrain to create new roadways, useable park areas, slope areas,
retention basins, open space, and residential lot areas. (Refer to Exhibit 5-3 —
Conceptual Site Plan/Grading, Option 1 and Exhibit 5-4 — Conceptual Site
Plan/Grading, Option 2.)

Large areas of open space have been preserved or designated as fuel modification
zones, which minimizes the visual impact of the proposed low-density residential
community to the existing adjacent neighborhoods within the City and the adjacent
Chino Hills State Park. Most of the open space within the Esperanza Hills Specific Plan
serves as a buffer between existing subdivisions so that no existing residents will have
homes built adjacent to their backyards, either infringing on their privacy or
obstructing their views. Additional open space is preserved to the east of the site in
Blue Mud Canyon leading into Chino Hills State Park. The Proposed Project is
designed to retain ridgelines whenever possible to minimize impacts to viewsheds.
The northern and eastern ridgelines adjacent to Chino Hills State Park have been
preserved, as well as the southernmost ridgeline to the south of Blue Mud Canyon, as
depicted in Exhibit 4-11 — Planning Areas (page 4-17) in the Project Description
section of this EIR. To reduce grading and landform alteration, the design of the
Proposed Project uses the alignment of existing service roadways on the site whenever
possible in the design of Option 1 and Option 2.

The Proposed Project includes development plan components and design features
with the intent of minimizing aesthetics impacts. These Project design features reflect
the basic intent of the development plan - to provide a mix of high-quality residential,
recreation, and open space uses in harmony with the surrounding community while
minimizing impacts to the ridgelines and natural character of the site.
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Exhibit 5-4 — Conceptual Site Plan/Grading, Option 2
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A three-dimensional depiction for each access option is illustrated within the Specific
Plan and included in this EIR as Exhibit 5-5 — Esperanza Hills, Option 1 and Exhibit
5-6 — Esperanza Hills, Option 2. Depending upon the access option selected, the
project will have from 12.18 to 13.16 acres of active and passive parks, which will be
available to pedestrian, bicycle, or equestrian access from existing or proposed trails.
When the Project is completed, it will have approximately 62% Open Space. Natural
open space of approximately 140 to 150 acres consists primarily of existing canyons
with intermittent water flow, ridgelines, and other undisturbed natural space. In Blue
Mud Canyon, a mitigation area will be created to promote regrowth of the black
walnut trees that flourished there prior to the 2008 Freeway Complex Fire, and
irrigation will be installed to promote growth of mulefat and willows to create a
habitat for least Bell’s vireo, a bird on the federal endangered species list that has been
found to live to the west of the site. On the north side of Blue Mud Canyon, a trail will
be installed to permit access to the Chino Hills State Park at the Old Edison Trail. The
plant palette around the trail will be California friendly, consisting of low water fire
resistant plants that will provide year-round color.

The open space areas also include a 170-foot fuel modification zone that surrounds
the developed areas, which will be maintained by the HOA. The first 20 feet of each
zone will be a non-combustible construction zone located on the lot (Zone A). The
second 50 feet will be an irrigated zone (Zone B) that is planted with drought-tolerant,
deep-rooted, moisture-retentive material. The third 50 feet will be a dry zone
characterized by a 50% thinning of native shrubs (Zone C). The fourth zone is a dry
zone with 30% thinning of native shrubs (Zone D). Refer to Exhibit 5-7 — Conceptual
Fuel Modification Plan, Option 1 and Exhibit 5-8 — Conceptual Fuel Modification
Plan, Option 2

The Proposed Project includes development standards that provide a framework for
implementation of the Project objectives. These standards will assure: 1. high quality
community appearance, 2. compatibility of development with surrounding existing
developments, and 3. alteration of the landform and development of structures while
ensuring public health, safety, and welfare. The development standards establish land
uses, minimum lot size, building heights, and setback requirements.

The Proposed Project includes design guidelines pertaining to the Proposed Project’s
community structure, community visual appearance, walls and fences, community
furnishings, and landscape community furnishings. An objective of the community
structure is to have a neighborhood architectural design that reflects the character of
the surrounding area and the southern California region. Community visual
appearance guidelines provide that home colors be selected to be consistent with the
surrounding natural landscape and with the color value of the specific hue close to the
immediate landscape.

Colors used on the homes visible from outside the Proposed Project will be
predominantly earth tones, such as browns, ochers, sepias, and grays. The community
visual appearance guidelines in the proposed Specific Plan provide that native and
architecturally thematic plant material will be used to establish entry monuments,
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signage, walls, fences, and hardscape elements, complementing and evoking the same
respect for the surrounding natural environment. All streetscapes, slopes, and
neighborhood parks will be harmoniously interwoven with the natural hillside by
utilizing trees, naturalized shrubs, and grasses that are drought tolerant and
considerate of long-term maintenance needs, also utilizing a California friendly plant
palette. The main entry roads will have landscaping in the middle, and will be
landscaped on the sides; in certain locations there will be multi-use trails for hiking,
biking, and equestrian uses. The parks will have themes and will include fruit trees
characteristic of the historic agricultural production of Orange County, such as
avocados, grapes, grapefruits, peaches, and oranges. The Water Quality Management
Basins are designed to have plant palettes to promote bio-retention while also
providing attractive landscape features.

The Walls and Fences subsection of Section 11.3, The Guidelines, in the Esperanza
Hills Specific Plan establishes that the access road to the Project from Stonehaven
Drive to the main gate will include plantable Verdura retaining walls in which
vegetation will provide an aesthetically enhanced “green” wall to blend with the
natural terrain. Cascading vines and ground covers will be integrated throughout the
plantable wall pockets along with opportunities for additional planting at the top of
the wall and the toe of wall. Evergreen/flowering color will provide contrast and
variety. An alternative to the Verdura plantable walls in steep areas would be a
Shotcrete retaining wall in which a shear retaining wall will be covered in a
naturalistic-colored concrete that would be detailed by skilled craftsmen to mimic
naturally occurring rock outcroppings and would provide planting pockets for
vegetation to complement the natural landscape (Exhibit 5-9 — Wall Examples).

To the extent that any oil wells remain on-site, screen walls will be constructed to
mitigate views of the tanks and the drilling rigs, thereby providing an aesthetically
improved view.

The Proposed Project includes design features, for example, to ensure that all
mechanical equipment is screened from view and painted to blend into the
surrounding, and to prohibit roof-mounted air conditioning equipment in order to
reduce noise and glare from equipment from off-site views of the Project Site.

The Proposed Project includes design features for landscape community furnishings in
order to harmoniously interweave all streetscapes, slopes, and neighborhood parks
with the natural hillside by utilizing a variety of California oaks, sycamores, natural
shrubs, and grasses to buffer homes and reinforce views. The Proposed Project
includes design features to reduce light pollution and glare by eliminating excessive
light levels in outdoor lighting design and hooding light fixtures to minimize visibility
of light sources. Street lights will be designed to minimize light pollution while still
meeting minimum safety requirements. All lights shall be designed and located so that
direct light rays shall be confined to the Project consistent with night sky lighting
practices.
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Esperanza Hills
Option 2
1[7/12

Exhibit 5-6 — Esperanza Hills, Option 2
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Exhibit 5-7 — Conceptual Fuel Modification Plan, Option 1
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Exhibit 5-8 — Conceptual Fuel Modification Plan, Option 2
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Shotcrete Retaining Wall

Verdura Retaining Wall

Exhibit 5-9 - Wall Examples
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Methodology

Visual simulations have been prepared to depict what the Proposed Project will look
like when viewed from off-site locations. Twelve distinct locations were chosen from
near and distant viewpoints to represent the change in the visual quality of the site.
The project shown on the visual simulations represents Option 1 and Option 2 if any
portion of the option was visible from the viewpoint. All existing off-site foreground
elements, such as trees, are selected and placed to screen the model as appropriate.

Short-Term Impacts

Construction of the Proposed Project is planned in two major phases. Planning Area 1,
which will be constructed and developed first, contains four parks, an underground
water reservoir, open space, existing natural open space, riparian areas, and a trail
corridor linking the Project Site to surrounding properties and the Chino Hills State
Park. Planning Area 2 is located at a higher elevation on the property. It contains five
parks, an underground water reservoir, open space, existing natural open space, a trail
system that connects to the canyon to the west, and two estate lots that have the
potential for ancillary uses such as equestrian and/or viticulture. Planning Area 2 will
be graded and constructed after completion of the mass grading for Planning Area 1.

While completion of construction may take longer due to market conditions, it is
anticipated that mass grading and infrastructure installation for Planning Area 1 will
take approximately six to ten months to complete, and mass grading and infrastructure
installation for Planning Area 2 will take approximately six to eight months to
complete. The Proposed Project is planned to take approximately three to seven years
from the start of construction to complete build out, depending upon market
conditions.

Exposed grading surfaces, construction debris, construction equipment, truck traffic,
and stockpiled materials may adversely impact views of the site on a temporary basis.
Dirt would be stockpiled, and equipment for grading activities would be stored at
various locations on the site. The Project Applicant is required to coordinate these
locations with the grading contractor and the County of Orange Subdivision and
Grading Services during the various construction phases of the Proposed Project.

Construction areas will be visible from surrounding land uses including construction
vehicles, construction storage bins and office trailer, construction fencing, slope
stabilization materials, areas cleared of vegetation, and graded areas. Mass grading
and construction of infrastructure will result in the greatest impacts. When there is
disturbance due to grading, landscaping will be installed upon completion of grading
activity. However, due to the short-term nature of construction and required
coordination with the County of Orange, potential construction-related impacts are
not anticipated to be significant.
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Long-Term Impacts

Long-term impacts to aesthetics are those associated with the project upon completion
of all project construction phases. The construction will permanently alter some views
of the site as discussed below. To help evaluate view impacts, current technology has
been used to create existing and proposed condition visual simulations. Twelve views
of the site were selected that represent the appearance of the project generally
available from public view areas. Exhibit 5-10 provides a key map identifying the
location of the 12 views. Exhibit 5-11 through Exhibit 5-22 provide the existing and
proposed views for the Proposed Project, which are discussed below.

View 1 (Exhibit 5-11) shows the existing view and a simulated view that includes
the Proposed Project as seen from the eastbound travel lane of the SR-91
Freeway just east of Lakeview Road in the City of Anaheim looking northeasterly
towards the Project Site. This location is approximately three miles from the
Project Site. This section of SR-91 is a designated State Scenic Highway and
County of Orange Scenic Highway — Viewscape Corridor. As depicted in the
simulated view of the Proposed Project from the View 1 location, the existing
freeway sound wall along the north side of the freeway blocks all distant views,
including the Project Site. As depicted in the simulated view of the Proposed
Project from the View 1 location, the Proposed Project has no impact on
aesthetics as visible from the View 1 location.

View 2 (Exhibit 5-12) shows the existing view and a simulated view that includes
the Proposed Project as seen from the eastbound travel lane of the SR-91
Freeway just east of Fairmont Boulevard in the City of Anaheim looking
northeasterly towards the Project Site. This section of SR-91 is a Caltrans-
designated Scenic Highway and a County-designated Scenic Highway —
Viewscape Corridor. This scenic view of the Puente-Chino Hills range with
hillside development in the cities of Yorba Linda and Anaheim is visible to
motorists from this vantage. As depicted in the simulated view of the Proposed
Project as seen from the View 2 location, the Project Site is visible in the
distance clustered in the existing canyons and below the Chino Hills ridgelines.
There is no substantial adverse effect to the Scenic Highway or Scenic Highway
— Viewscape Corridor from the Proposed Project, because the intervening ridge
limits views of the lower Project Area, while the higher ridges above the Project
Site remain intact. The distant view of the Project Site is similar to other hillside
developments east of the Project Site located along the ridges of the Hidden
Hills community.

As viewed from this location, the Proposed Project will create a potential new
light and glare source not present in the existing condition. The Proposed Project
incorporates night sky design features to reduce light pollution and glare. With
the implementation of Mitigation Measure AE-1 (page 5-62) all direct rays from
exterior lighting are required to be confined to the Project Site. The Proposed
Project will not substantially degrade the existing visual character or the quality
of the site from the View 2 location, because with adherence to the proposed
development regulations, the effects of on-site exterior lighting would be
minimized substantially by the shielding and the distance.
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Existing view

Simulated view with the proposed Esperanza Hills development

Exhibit 5-11 — View 1
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Simulated view with the proposed Esperanza Hills development

Exhibit 5-12 — View 2
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View 3 (Exhibit 5-13) shows the existing view and a simulated view that includes
the Proposed Project from the eastbound travel lane of the SR-91 Freeway just
east of Weir Canyon Road (approximately three miles from the site) in the City of
Anaheim looking northerly towards the Project Site. The homes along Hidden
Hills Road and on the terraced streets off Granaby Drive are seen in the
foreground. This section of the SR-91 Freeway is eligible for Scenic Highway
status and is a County-designated Scenic Highway — Viewscape Corridor. As
depicted in the simulated view of the Proposed Project as seen from the View 3
location, the Proposed Project Site is visible by motorists in the distance along
the Project Site ridgeline with the higher ridge of the Chino Hills rising above the
Project Site.

As depicted in the simulated view of the Proposed Project from the View 3
location, the Proposed Project will create a potential new light and glare source
not present in the existing condition. The Proposed Project incorporates night
sky design features to reduce light pollution and glare. With implementation of
Mitigation Measure AE-1 (page 5-62) all direct rays from exterior lighting are
required to be confined to the Project Site. The distant view of the Proposed
Project from the scenic highway does not substantially damage views from the
scenic highway or substantially degrade the existing visual quality or character
of the site or the surroundings, because the scale of the development is
substantially diminished due to the distance from this view location. Further-
more, the Proposed Project is consistent with the surrounding developments, and
the higher ridges remain prominent and are not compromised by the proposed
development. With adherence to the proposed development regulations,
aesthetics impacts related to this area of the Proposed Project will be less than
significant from this location.

View 4 (Exhibit 5-14) shows existing and proposed views of the Proposed Project
taken from the eastbound travel lane of SR 91 between Weir Canyon Road and
the SR-241 toll road in the City of Anaheim looking northwesterly towards the
Project Site. This section of SR-91 is eligible for Caltrans-designated Scenic
Highway status and is a County-designated Scenic Highway — Viewscape
Corridor. As depicted in View 4, the lower portion of the Proposed Project is
visible by motorists in the distance along the Project Site ridge top that is below
the higher ridges of the Chino Hills range. The upper portion of the Project Site
is blocked from view by intervening ridges. As depicted the photograph of the
existing view as seen from the View 4 location, other hillside developments are
visible from this vantage point, which is located along the ridgelines of the
Chino Hills.

As viewed from this location, the Proposed Project will create a potential new
light and glare source not present in the existing condition. The Proposed Project
incorporates night sky design features to reduce light pollution and glare. With
the implementation of Mitigation Measure AE-1 (page 5-62) all direct rays from
exterior lighting are required to be confined to the Project Site. Similar to

View 3, the distant view of the Proposed Project from the View 4 location does
not substantially damage views from the eligible Scenic Highway or substantially
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degrade existing visual quality or character of the site or the surroundings. The
Project consists of low-density single-family residences. The Specific Plan Design
Guidelines establish regulations providing building colors that will be
predominantly earth tones designed to blend with the background natural
vegetation, a grading design that preserves the natural ridgelines, design features
to reduce light pollution and glare by incorporating night sky lighting practices,
screening of building equipment and utility boxes, and using non-reflective
building glass and wall materials. With adherence to the proposed development
regulations, aesthetics impacts related to this area of the Proposed Project will be
less than significant from this view location.

View 5 (Exhibit 5-15) shows the existing view and a simulated view of the
Proposed Project taken from La Palma Drive at the intersection of Via Lomas De
Yorba Lane in the City of Yorba Linda looking northwesterly towards the Project
Site. As depicted in the simulated view as seen from the View 5 location, the
Proposed Project is not visible from this viewpoint. The Project Site is located
entirely behind the intervening ridgeline. There is no visual project impact from
this view location.

View 6 (Exhibit 5-16) shows the existing view and a simulated view that includes
the Proposed Project from Casino Ridge Road near the intersection of Hollow
Ridge Court in the City of Yorba Linda looking southeast onto Planning Area 1
within the Proposed Project Site. As depicted in the simulated view of the
Proposed Project as seen from the View 6 location, Planning Area 1 is visible
from this vantage point. The residential structures located on “R” Street through
“V" Street are sited below the Project ridgelines. The residential structures along
“M” Street, “N” Street, and “O” Street, with elevations ranging from 930 AMSL
to 965 AMSL, are visible along the Project ridge, but remain below higher
ridgelines in the near and distant background. In this portion of the view,
rooftops are clearly visible above the Project Site’s ridgeline. The Proposed
Project’s terraced and landscaped slopes are visible on the left of the view.

As viewed from this location, the Proposed Project will create a potential new
light and glare source not present in the existing condition. The Proposed Project
incorporates night sky design features to reduce light pollution and glare. With
implementation of Mitigation Measure AE-1 (page 5-62) all direct rays from
exterior lighting are required to be confined to the Project Site. Although
development within Planning Area 1 of the Proposed Project is visible from the
View 6 location, it does not substantially degrade the existing visual character or
quality of the site and its surroundings in that the existing landform of upward-
trending slopes remains the dominant visual amenity in the view. All
development within the Planning Area is located below the major ridgelines and
will not block distant vistas from this view location. With adherence to the
proposed development regulations, aesthetics impacts related to this area of the
Proposed Project will be less than significant from this view location.
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Existing view

Esperanza Hills

Simulated view with the proposed Esperanza Hills development

Exhibit 5-13 — View 3
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Simulated view with the proposed Esperanza Hills development

Exhibit 5-14 — View 4
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Simulated view with the Proposed Esperanza Hills development

Exhibit 5-15 — View 5
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Existing view

Exhibit 5-16 — View 6
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e View 7 (Exhibit 5-17) shows the existing view and a simulated view of the Proposed
Project from the end of Dorinda Road in the City of Yorba Linda looking easterly
towards the Project Site. As depicted in the simulated view of the Proposed Project
from the View 7 location, Planning Area 1 is visible from this vantage point.
Residential structures trend upward following the slope with a majority of the
structures located below the Project’s ridgelines. Residential structures located at the
end of “V” Street are viewed above the ridgeline in front of the SCE transmission
towers. To the extreme left of the simulated view showing the Proposed Project as
seen from the View 7 location, existing Casino Ridge homes are visible at the top of
the ridge above the Proposed Project residential structures. The manufactured slopes
within Planning Area 1, which rise above the proposed residential development,
have been terraced and landscaped, and are visible from this vantage point.

As viewed from this location, the Proposed Project will create a potential new light
and glare source not present in the existing condition. The Proposed Project
incorporates night sky design features to reduce light pollution and glare. With the
implementation of Mitigation Measure AE-1 (page 5-62) all direct rays from exterior
lighting are required to be confined to the Project Site. Although some development
within Planning Area 1 is visible from the View 7 location, it does not substantially
degrade the existing visual character or quality of the site and its surroundings,
because the existing landform of upward-trending slopes remains. With adherence
to the proposed development regulations, aesthetics impacts related to this area of
the project will be less than significant from this view location.

e View 8 (Exhibit 5-18) shows the existing view and a simulated view that includes the
Proposed Project from the end of Devonport Court in the City of Yorba Linda
looking northerly towards the Project Site. As depicted in the simulated view of the
Proposed Project from the View 8 location, Planning Area 1 is visible from this
vantage point. A majority of the residential structures that are visible from this
vantage point are sited below the upward-trending slope with residential structures
located at the end of “O” Street at an elevation of 970 AMSL visible above the
Proposed Project ridgeline to the left in the simulated view of the Proposed Project
as seen from the View 8 location. Residential structures located to the right in the
simulated view at the end of “)” Street are viewed above the Project ridgeline.

As viewed from the View 8 location, the Proposed Project will create a potential
new light and glare source not present in the existing condition. The Proposed
Project incorporates night sky design features to reduce light pollution and glare.
With the implementation of Mitigation Measure AE-1 (page 5-62) all direct rays from
exterior lighting are required to be confined to the Project Site. Although the
Proposed Project is visible from the View 8 location, it does not substantially
degrade the existing visual character or quality of the site and its surroundings in
that the existing landform of upward-trending slopes remains. With adherence to the
proposed development regulations, aesthetics impacts related to this area of the
Proposed Project will be less than significant from this view location.

e View 9 (Exhibit 5-19) shows the existing view and a simulated view that includes
the Proposed Project from the cul-de-sac at the end of Green Crest Drive in the
City of Yorba Linda looking westerly towards the Project Site. As depicted in the
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simulated view of the Proposed Project as seen from the View 9 location, the
Project Site is not visible from this vantage point. The Project Site is behind the
intervening ridgeline. There is no visual project impact from this view location.

View 10 (Exhibit 5-20) shows the existing view and a simulated view that includes
the Proposed Project from the back yard of a residence at the end of Fairwood
Circle in the City of Yorba Linda looking westerly towards the Project Site. As
depicted in the simulated view of the Proposed Project as seen from the View 10
location, the Project Site is not visible from this vantage point. The Project Site is
behind the intervening ridgeline and below the visible energy transmission lines.
There is no visual project impact from this view location.

View 11 (Exhibit 5-21) shows an existing view and a simulated view of the
Proposed Project from Hidden Hills Road near the intersection of Hidden Glen
Lane in the City of Yorba Linda looking westerly towards the Project Site. As
depicted in the simulated view of the Proposed Project as seen from the View 11
location, the Project Site is not visible from this vantage point. The Project Site is
behind the intervening ridgeline. There is no visual project impact from this view
location.

View 12 (Exhibit 5-22) shows an existing view and a simulated view of the
Proposed Project from the scenic vista on top of San Juan Hill in Chino Hills State
Park looking southwesterly towards the Project Site. Estate Lot 1 in Planning

Area 2 at an elevation of 1,340 AMSL is visible from this vantage point. As
depicted in the simulated view of the Proposed Project as seen from the View 12
location, although the structures associated with Estate Lot 1 are visible, the
structures are viewed against the distant ridgeline of the Santa Ana Mountains
along with urban development and the SR 91 Freeway in the distance. Also visible
in the simulated view are a few residential structures located in Planning Area 1
below the ridge at the intersection of “S” Street and “U” Street with an elevation of
approximately 1,039 AMSL.

As viewed from the View 12 location, the Proposed Project will create a potential
new light and glare source not present in the existing condition. The Proposed
Project incorporates night sky design features to reduce light pollution and glare.
The photograph showing the Proposed Project from the View 12 location depicts
the potential for a main residence structure and a guesthouse on one of the estate
lots. With the implementation of Mitigation Measure AE-1 (page 5-62), all direct
rays from exterior lighting are required to be confined to the Project Site and are
designed to not spill into off-site areas within Chino Hills State Park. Although
Estate Lot 1 in Planning Area 2 is visible from the View 12 location, it does not
substantially degrade the existing visual character or quality of the site and its
surroundings in that the existing landform of downward-trending slopes remains
and the development of the project will not substantially block distant vistas. The
Chino Hills State Park General Plan includes a guideline to discourage ridgeline
developments that affect views from the Park and encourages cooperation with
developers to protect views to the extent feasible. With adherence to the proposed
development regulations, aesthetics impacts related to this area of the project will
be less than significant from this view location.
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Simulated view with the proposed Esperanza Hills development

Exhibit 5-17 — View 7
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Existing view

Esperanza Hills Beyond

Simulated view with the proposed Esperanza Hills development

Exhibit 5-19 — View 9
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Exhibit 5-20 — View 10
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Simulated view with the proposed Esperanza Hills development

Exhibit 5-21 — View 11
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i View 12

Existing view

Simulated view with the proposed Esperanza Hills development

Exhibit 5-22 — View 12
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The following is a summary of potential aesthetics resources impacts associated with
the development of the Proposed Project. Mitigation measures are provided where
appropriate.

1)  Visual Character

Section 10, Development Standards and Section 11, Design Guidelines of the
Esperanza Hills Specific Plan provide regulations and development standards for the
Proposed Project’s residential uses, which will be recorded as Covenants, Conditions
and Restrictions on the property and enforced by the Homeowners Association Board
of Directors and Design Review Committee. These sections set forth permissible land
uses and residential densities, as well as development standards such as setbacks,
building heights, site coverage, landscaping, and screening with which future
development must comply. The Design Guidelines also establish regulations for home
colors that soften the appearance of the homes that are visible from outside the
Proposed Project. Home colors will be selected to be consistent with the surrounding
natural landscape and with the color value of the specific hue close to the immediate
landscape. Colors on the homes visible from outside the Proposed Project will be
predominantly earth tones, such as browns, ochers, sepias, and grays. The Design
Guidelines establish night sky regulations to reduce light pollution and glare by
reducing light levels and directing rays to on-site surfaces.

The Proposed Project, as designed, is not anticipated to have significant impact on or
degrade existing visual character or quality of the site and its surroundings, because
the existing landform of upward-trending slopes is preserved, distant views to the
major ridgelines and other important visual amenities are preserved, and design
features have been incorporated into the Proposed Project to soften the appearance of
the homes visible from outside the Project. Home colors designated in the Esperanza
Hills Specific Plan will be selected to be consistent with the surrounding natural
landscape and with the color value of the specific hue close to the immediate
landscape. Colors on the homes visible from outside the Project will be predominantly
earth tones such as browns, ochres, sepias, and grays. The Proposed Project consists of
62% open space with approximately 140 to 150 acres of primarily hills, canyons,
ridgelines, and other undisturbed natural space that lessens the visual impact of the
Project. The Proposed Project is consistent with existing surrounding low-density
residential development, which consists of single-family one- and two-story homes on
large lots, and provides abundant open space with fuel modification zones. Therefore,
the Project’s aesthetics impacts related to scenic vistas will be less than significant.

2) Light and Glare

As the Project Site currently does not generate any night time light source, develop-
ment of the project will create new light sources that will increase light and glare in
the immediate vicinity as well as from distant vistas. Residential development on the
subject property will also incrementally increase the amount of light shed into the
night sky. Street lights will be provided along Esperanza Hills Road that will light the
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roadway for safety purposes. Spillover into the surrounding area will be prevented by
use of light fixtures that are shielded downward.

The Proposed Project will introduce new sources of light and glare to the area.
Potential impacts from light and glare are directly related to the level of urbanization
within the Project Site and the design of the individual residential structures. New light
sources will include safety and security lighting and ornamental lighting for individual
dwellings. New glare sources from light reflecting off building windows will be
eliminated by incorporation of a Project Design Feature to reduce potential glare by
requiring all buildings to use non-reflective glass. The Proposed Project’s parks, trails,
and open space areas, such as detention/debris basins and fuel modification zones, as
well as water storage tank facilities, may be illuminated, but such areas will comply
with dark sky guidelines. By design, virtually all sources of light will illuminate a
surrounding area to some degree. The degree of illumination varies, depending on the
candlepower of the light source, the height of the light, the presence of barriers or
obstructions, and the type and design of the light source.

The proposed lighting would be an extension of the existing lighting in surrounding
neighborhoods and would be consistent with surrounding low-density developed
areas. Although the proposed lighting could be considered adverse to existing
residents, who do not currently experience lighting on the hillside, the proposed
lighting would not create any light spillage onto nearby residential areas with the
implementation of Mitigation Measure AE-1 (page 5-62). This mitigation measure will
prevent unnecessary light on surrounding properties and to ensure on-site lighting is
directed towards the appropriate use. This potential impact will be minimized to the
greatest extent possible. Landscaping is proposed to mitigate potential headlight glare
from automobiles traveling along the local street network. The main entrance road
into the Proposed Project will be located between the two planning areas and not
readily visible outside the Proposed Project once vehicles enter the main gate. Project
aesthetics impacts related to light and glare with mitigation will be less than
significant.

3)  County of Orange General Plan-Scenic Highway

The Proposed Project will be part of the urban fabric from a long-range view of the
foothills of Chino Hills from the SR-91 Freeway and portions of Weir Canyon Road.
The Proposed Project, as designed, is not anticipated to have significant impacts on
the SR-91 Freeway (a Caltrans-designated Scenic Highway and a County-designated
Scenic Highway — Viewscape Corridor), because the Project is viewed as part of the
Chino Hills range with urban development on the lower slopes and a protected
ridgeline above the developed area. The Proposed Project is not located within a
scenic vista corridor; therefore, development of the Proposed Project will not impact
significant scenic resources. Project impacts on aesthetics related to scenic vistas will
be less than significant.
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4)

City of Yorba Linda General Plan

The Proposed Project as designed is substantially consistent with the Yorba Linda GP
as it pertains to aesthetics impacts. An analysis of the project’s consistency with the
Yorba Linda GP goals and policies is provided below using relevant criteria and
policies for the level of information provided in the Specific Plan.

5)

Land Use Element Goal 8: Low density residential development in the
hillside areas which protects the unique natural and topographic character.

The Proposed Project has been designed at an average density of

0.73 dwelling unit per acre. This density is lower than and consistent with
the adjacent residential neighborhoods in the City, which average more
than 1 dwelling unit per acre, with the exception of Casino Ridge, which is
lower than 1 dwelling unit per acre, with an average of 0.74 dwelling unit
per acre. The Proposed Project’s low density, combined with clustering of
development areas, results in preservation of the site’s landform and
topographic character of upward-trending slopes and canyons. Project
impacts to aesthetics are consistent with the Yorba Linda GP and will be
less than significant.

Land Use Element Goal 9: Preservation and enhancement of the natural
setting of the City

The project design has taken into consideration existing topography by
clustering and terracing building pads to minimize grading and preserve
open space. Depending on the access option selected, the Proposed
Project consists of approximately 62% open space, including
approximately 140 to 150 acres of natural undisturbed vegetation,
approximately 85 acres of fuel modification zones, and approximately

7 miles of trails. The Proposed Project has been designed to enhance the
natural landforms of upward-trending hillsides and canyons with sensitive
contour grading and landscaped retaining walls. The Proposed Project
protects the scenic and visual qualities of the hillside area and ridgelines
by incorporating design features that set forth permissible land uses and
residential densities, as well as requirements such as setbacks, building
heights and site coverage, landscaping, and screening. Design features
have been incorporated into the project to soften the appearance of the
homes visible from outside the property. Incorporation the design features
and Mitigation Measure AE-1 (page 5-62) prevents unnecessary light on
surrounding properties and ensures that on-site lighting is directed towards
the appropriate use. The Project will be in substantial conformance with
the Yorba Linda GP Goals and Policies for aesthetics impacts.

Yorba Linda Zoning Ordinance

The Proposed Project, as designed, is in substantial conformance with the Yorba Linda
Zoning Ordinance, which establishes standards and guidelines that address grading,
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retaining walls, building location to ridgelines, landscape materials, and building
colors.

The Yorba Linda Zoning Ordinance also includes a regulation for development
adjacent to Chino Hills State Park that states:

Within viewscape of Chino Hills State Park for any proposed residential
development that is determined to be viewed from any point within Chino Hills
State Park, the grading and landscaping plans shall include, for each lot so
determined to be viewed, specific measures, including height limits, setbacks,
landscaping, berms, and/or other measures that will assure that any structure
built on the lot will not be viewed from Chino Hills State Park or otherwise be
screened to the extent feasible. (§18.30.040.E, Standards and guidelines)

As depicted in the simulated view of the Proposed Project from the View 12 location
(Exhibit 5-22, page 5-55), the structures associated with Estate Lot 1 and a few homes
located on “S” Street and “U” Street are visible from the San Juan Hills Lookout within
Chino Hills State Park. Mitigation Measure AE-1 (page 5-62 below) has been
incorporated into the Proposed Project to reduce light and glare, and Project Design
Features have been implemented to reduce visual impact of the Proposed Project by
restricting building height to 35 feet, using home colors that are consistent with the
surrounding natural landscape, requiring non-reflective glass, screening buildings’
mechanical equipment and above-ground utility equipment, and using non-reflecting
wall materials and landscaping. Because the Orange County Fire Code prohibits
combustible landscaping within 20 feet of residential structures and restricts the size
and type of landscaping in fuel modification zones, the Project Design Features
described above will minimize the potential impacts to aesthetics, which will be less
than significant.

5.1.5  Project Design Features

The Project has been designed to minimize visual impacts and to achieve consistency
with the surrounding residential developments. The following Project Design Features
have been incorporated into the project to reduce visual impact.

PDF 1 Density — The average density of the project is 0.73 dwelling units
per acre. This is considered a low-density residential project that is
consistent with the adjacent neighborhoods in the City, which
protects the unique natural and topographic character.

PDF 2 Building Height — The maximum building height for all residential
lots is 2 stories and 35 feet.

PDF 3 Open Space - 62% of the Project Site is natural open space, fuel
modification zone, retention basin, parks, and trails.

PDF 4 Color of Homes — In addition to grading concepts, landscaping and
color will be utilized to soften the appearance of the homes visible
from outside the Proposed Project. Home colors will be selected to
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PDF 5

PDF 6

PDF 7

PDF 8

PDF 9

PDF 10

be consistent with the surrounding natural landscape and with the
color value of the specific hue close to the immediate landscape.
Colors on the homes visible from outside Esperanza Hills will be
predominantly earth tones, such as browns, ochres, sepias, and
grays.

Landscaping — The landscape plan includes native and
architecturally thematic plant material used to establish entry
monuments, signage, walls, fences, and hardscape elements
complementing and evoking the same respect for the surrounding
natural environment. All streetscapes, slopes, and neighborhood
parks will be harmoniously interwoven with the natural hillside by
utilizing trees, naturalized shrubs, and grasses that are drought
tolerant and considerate of long-term maintenance needs. Pedestrian
connections and residential streets will offer canopy trees and
flowering accent trees to provide shade, while open spaces will host
informal plant and tree groupings and large evergreen shrubs.
Selected plant material will complement the scale of the architecture.
View opportunities will be considered from the neighborhoods to the
surrounding landscape, enhancing views outside the immediate
Project limits wherever possible.

Equipment — Air conditioners, heating, cooling, and ventilating
equipment, and all other mechanical, lighting, or electrical devices
shall be operated to minimize disturbance to adjacent and
neighboring occupants, and shall be screened, shielded, and/or
sound buffered from surrounding properties and streets. No roof-
mounted air conditioning units will be allowed.

Utilities — Above-ground utility boxes, telephone boxes, water lines,
backflow preventers, cable boxes, or similar structures within public
view shall be screened and painted to blend into surrounding areas.
Satellite dishes shall be placed to minimize visual impact and
painted to match surrounding areas.

Walls and Fencing — Walls that are viewed from the street may be of
masonry block construction or vinyl fence material consistent with
the architectural style of t