CITY OF NEWPORT BEACH
PLANNING COMMISSION STAFF REPORT
March 22, 2012 Meeting

Agenda ltem 4

SUBJECT: Newport Banning Ranch - (FA2008-114)
5200 West Coast Highway

Environmental Impact Report No. ER2009-002

General Plan Amendment No. GP2008-008

Code Amendment No. CA2008-004

Planned Community Development Plan No. PC2008-002
Master Development Plan No. MP2008-001

Tentative Tract Map No. NT2008-003

Development Agreement No. DA2008-003

Affordable Housing Implementation Plan No. AH2008-001
Traffic Study No. TS2008-002

APPLICANT: Newport Banning Ranch, LLC

PLANNER: Patrick J. Alford, Planning Manager
palford@newportbeachca.qov

PROJECT SUMMARY

A proposed planned community on a 401.1 acre project site for development of 1,375
residential dwelling units, a 75-rcom resort inn and ancillary resort uses, 75,000 square
feet of commercial uses, approximately 51.4 acres of parklands, and approximately 252.3

acres of permanent open space.,

An Environmental

Impact Report (EIR) SCH No. 2009031061 to evaluate the
environmental impacts resulting from the proposed project. The EIR has been prepared in
accordance with the California Environmental Quality Act of 1970 (CEQA), as amended
(Public Resources Code Section 21000 et seq.), and the State CEQA Guidelines for
Implementation of CEQA (California Code of Regulations, Title 14, Section 15000 et seq.).

RECOMMENDATION

1) Receive staff report focused in Environmental Impact Report;

2) Conduct a public hearing; and

3) Continue public hearing to April 5, 2012,
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EXISTING GENERAL PLAN

EXISTING ZONING

£
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LOCATION

GENERAL PLAN

ZONING

CURRENT USE

ON-SITE

Open Space/Residential
Village (OS (RV))

Planned Community (PC-
25); County Zoning
Suburban Multi-family
Residential {(R-4), Local
Business Commercial {C-
1), Light Industrial {(M-1)
with Oil Production {O),
Sign Restriction (SR),
and Floodplain Zone (FP-
2) Overlays

Open space, oil production

NORTH

Multi-unit Residential
(RM}, Parks and
Recreation (PR}, Costa
Mesa General Plan
Public/institutional

Planned Community (PC-
16), Cosla Mesa Zoning
Institutional and
Recreational

Open space, multi-unit
residential

SOUTH

Single-Unit Residential
Detached {RS-D)

Single-Unit Residential
(R-1)

Single-unit residential detached

EAST

Parks and Recreation
(PR), Multi-Unit
Residential (RM),
General Industrial (1G),
Private Institutions (PI),
and Public Facilities (PF);
Costa Mesa General Plan
Light Industry and
Medium Density
Residential

Parks and Recreation
(PR}, Planned
Community (PC-14),
Multi-Unit Residential
{RM), Industrial {1G),
Private Institutions (PI),
Public Facilities (PF);
Costa Mesa Zoning
General Industrial and
Multiple Family
Residential

Single-unit delached residential,
light industrial, educational
facilities, multi-unit residential
and vacant

WEST

Open Space (OS) and
Single-Unit Residential

Detached (RS-D)

Open Space (OS) and
Single-Unit Residential
(R-1)

Open space and single-unit
residential detached
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INTRODUCTION

Project Setting

The project site consists of approximately 401.1 acres. Approximately 40 acres are
located within the incorporated boundary of the City and the remainder is located within
unincorporated Orange County, in the City's adopted Sphere of influence, as approved
by the Local Agency Formation Commission of Orange County (LAFCO).

The site's topography is characterized by two primary topographic areas: the lowland
area in the northwestern portion and the upland area, located on the southwest edge of
Newport Mesa, in the southern and eastern portions. The upland area has been incised
to form three arroyos, with the largest being the Southern Arroyo and the second largest
being the Northern Arroyo. A very small arroyo feature (Minor Arroyo) is located in the
northeastern-most portion of the project site.

Although the project site has experienced disturbance associated with oil production
operations, the site contains 45 vegetation types, including 20 types of coastal sage
scrub and disturbed coastal sage scrub; vernal and ephemeral pools, marshes and
mudflats; 8 types of undisturbed and disturbed riparian resources; and non-native
grassland and ruderal, and disturbed/developed areas.

The project site is currently a producing oilfield with approximately 489 oil well sites and
buildings and oil facility infrastructure, including oil processing facilities, pipelines,
storage tanks, utility poles, and machinery. Related facilities include graded roads and
equipment areas surfaced with gravel, asphalt, crude oil, or crude oil tank sediments, as
well as old sumps which held produced oil and fluids in in-ground surface
impoundments.

The project site is generally bound on the north by Talbert Nature Preserve/Regional
Park in the City of Costa Mesa and Newport Terrace residential community; on the
south by West Coast Highway and Lido Sands residential community south of the
highway; on the east by a mix of land uses, including the California Seabreeze
residential community and light industrial uses in the City of Costa Mesa, a vacant
Newport-Mesa Unified School District-owned parcel, the City of Newport Beach Utilities
Yard, Carden Hall day school, Coast Community College Newport Beach Learning
Center (under construction), office and light industrial uses, the Newport Crest
residential community, and the Sunset Ridge Park site; and on the west by the U.S.
Army Corps of Engineers-restored salt marsh basin and the Santa Ana River.

Project Description

The project is a proposed 401.1-acre planned community for development of up to
1,375 residential dwelling units, a 75-room resort inn and ancillary resort uses, 75,000
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square feet of commercial uses, approximately 51.4 acres of parklands, and
approximately 252.3 acres of permanent open space.

The application consists of the following components:

General Plan Amendment No. GP2008-008. An amendment to the Circulation
Element of the General Plan to delete the planned segment of 15th Street west
of Bluff Road.

Code Amendment No. CA2008-004. A code amendment to rezone the portion of
the project site currently within the incorporated boundary of the City from
Planned Community (PC-25)' to Planned Community (PC-57).

Planned Community Development Plan No. PC2008-002. A planned community
development plan that would establish the allowable land uses, general
development regulations, and implementation and administrative procedures,
which would serve as zoning for the project site.

Master Development Plan No. MP2008-001. A plan to establish detailed design
criteria for each land use component to guide the review of subsequent
development approvals.

Tentative Tract Map No. NT2008-003. A tentative tract map to establish lots for
public dedication or conveyance, lots for residential development and
conveyance to homebuyers, and lots for financing and conveyance.

Development Adreement No. DA2008-003. A pre-annexation and Development
Agreement between the applicant and the City of Newport Beach describing
development rights and public benefits.

Affordable Housing Implementation Plan No. AH2008-001. A program specifying
how the proposed project would meet the City's affordable housing requirements.

Traffic Study No. TS2008-002. A traffic study pursuant to Chapter 15.40 (Traffic
Phasing Ordinance).

Environmental Impact Report No. ER2009-002. An Environmental Impact Report
(EIR) SCH No. 2009031061 to evaluate the environmental impacts resulting from
the proposed project.

' PC-25 is the Banning Newport Ranch Planned Community. This 75.5-acre planned community

development plan was adopted in 1995 and provided for the development of 406 dwelling units and
400,000 square feet of officefindustrial uses. The land uses and development policies of PC-25
were made inconsistent with the adoption of the General Plan in 2008. As part of the
comprehensive Zoning Code Update approved by the City in 2010, approximately 13.06 acres of
PC-25 were rezoned to Public Facilities (PF) leaving approximately 62.44 acres zoned PC-25.
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EIR Review Process

The City of Newport Beach is the Lead Agency under CEQA for preparation, review and
certification of the Final EIR for the Newport Banning Ranch project. As the Lead
Agency, the City is responsible for determining the potential environmental impacts of
the proposed action and which of those impacts are significant, and which can be
mitigated to a level of less than significant.

The Planning Commission’s role is to formulate a recommendation regarding the
adequacy of the EIR and the merits of the proposed project for City Council
consideration. The City Council is the final decision-making body. The adequacy of the
EIR in identifying and mitigating environmental impacts of the project, as required by
CEQA, is the first step in the decision-making process. Following a determination on
the EIR, the Planning Commission will review the project as a separate action. A
determination that an environmental document satisfies the requirements of CEQA does
not indicate approval of a project.

Development of the Newport Banning Ranch EIR has included the following milestones:

o 09/03/08 Application filed
o 03/16/09 Notice of Preparation (NOP) distributed
« 03/18/09 30-day NOP public review and comment period begins

e 04/02/09 Scoping Meetings held to solicit additional suggestions on the
content of the Draft EIR from government agencies and public

e 04/17/09 NOP public review comment period closed
o 09/09/11 Notice of Availability and Notice of Completion distributed
« 09/09/11 60-day public comment and review period begins

e 09M19/11 Environmental Quality Affairs Committee (EQAC) meeting on the
review of the Draft EIR

e 10M17/11 EQAC meeting on comments on the Draft EIR

o 11/03/11 Planning Commission study session on the EIR process
o 11/08/11 Public comment and review period ends

o 03/08/12 Planning Commission study session on the Draft EIR

o 03/22/12 Planning Commission Public Hearing

e 04/05/12 Planning Commission Public Hearing (additional public hearings
may be required)

e TBD City Council Public Hearing(s)
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DISCUSSION

A minimum of two public hearings are warranted to allow the Planning Commission to
review the EIR and project and receive public testimony. The March 22™ meeting and
this report focuses on the EIR (Attachment PC 2), including the environmental review
process and the findings of the environmental analysis. The second public hearing is
tentatively scheduled for April 5, 2012 which will focus on the details of the project.

The Commission is tasked with making a recommendation to the City Council on the
certification of the Final EIR and the proposed project. The City Council, which will have
final authority over the proposed project, will consider whether or not to certify that the
EIR was completed in compliance with CEQA and the State and local CEQA guidelines.

The Commission must make their recommendation on the certification of the Final EIR
prior to consideration of the proposed project application. The Planning Commission’s
recommendations will be two separate actions (i.e., vote) that may be made at separate
public hearings. A detailed staff report will be prepared on the proposed proje ct
application for the April 5, 2012 Planning Commission.

Analysis
Pursuant to CEQA, the purpose of an EIR is to:

« |dentify the significant effects on the environment of a project;
« l|dentify alternatives to the proposed project; and

» Indicate the manner in which significant environmental effects can be mitigated
or avoided.

An EIR is the most comprehensive form of environmental documentation identified in
CEQA and the State CEQA Guidelines, and provides the information needed to assess
the environmental consequences of a proposed project to the extent feasible. EIRs are
intended to provide an objective, factually supported, full-disclosure analysis of the
environmental consequences associated with a project that may have the potential to
result in significant adverse environmental impacts. In the end, the environmental
analysis needs to be comprehensive enough to allow informed decisions on a project.
State CEQA Guidelines state:

An EIR should be prepared with a sufficient degree of analysis fo provide
decision makers with information that enables them to make a decision
that intelligently takes account of environmental consequences. An
evaluation of the environmental effects of a proposed project need not be
exhaustive, but the sufficiency of an EIR is to be reviewed in light of what
is reasonably feasible. Disagreement among experts does not make an
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EIR inadequate, but the EIR should summarize the main points of
disagreement among the experts. The courts have not looked for
perfection but for adequacy, and a good faith effort at full disclosure.

The City is the “lead agency” for the proposed project. CEQA defines the lead agency
as the “public agency which has the principal responsibility for carrying out or approving
the project.” As the lead agency, the City is required to review and consider the EIR
prior to any decision to approve, revise, or deny the proposed project. Other public
agencies with direct interest in the project (e.g., responsible and trustee agencies
including the California Coastal Commission), may use the EIR in their decision-making
or permitting processes.

Environmental Impact Analysis

The EIR provides an impact analysis for those environmental impact categories where it
was determined that the proposed project could result in “"potentially significant
impacts.” This analysis included every environmental impact category in the City's
Environmental Checklist, with the exception of agricultural and timberland resource. The
significance of impacts is determined by thresholds derived from the City's
Environmental Checklist, CEQA, and the State CEQA Guidelines. Significance
thresholds define the quantitative, qualitative, or performance limits of a particular
environmental effect. If these thresholds are exceeded, the impact is considered it to be
significant.

Most of the potentially significant environmental impacts were determined to have either
“no impact” or "No Significant Impact” through the implementation of the Mitigation
Program comprised of Project Design Features (PDFs), Standard Conditions (SCs), and
Mitigation Measures (MMs). EIR Table 1-2 (Attachment PC 3) provides a summary of
significant impacts and the Mitigation Program. However, the impact analysis did
identify significant and unavoidable impacts; impacts that remain significant after
including all feasible mitigation measures are considered. These impacts are discussed
below.

Significant Unavoidable Impacts

Land Use and Related Planning Programs. There would be land use incompatibility
with respect to long-term noise and night illumination predominately from the
Community Park on those Newport Crest residences immediately contiguous to the
project site.

« Mitigation Measures MM 4.12-6 and MM 4.12-7 would provide mitigation

¢ No authority to mandate the implementation of mitigation on private property
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¢ Noise impacts would remain significant if the residents of Newport Crest elect not

to implement the mitigation measures to reduce the increased interior noise
levels

« This impact would be significant and unavoidable.

it should be noted that the 2006 General Plan Final EIR recognized that the introduction
of new sources of lighting associated with development of the Banning Ranch property,
including a community park, would be considered significant and unavoidable. In
certifying the General Plan Final EIR and approving the General Plan, the City approved
a Statement of Overriding Considerations which notes that there are specific economic,
social, and other public benefits that outweigh the significant unavoidable impacts
associated with the adoption of the General Plan. These benefits included the
development of a new park, whether Banning Ranch was acquired as open space or
partially developed, that will provide playfields and passive recreational opportunities for
the underserved western portion of the City.

Aesthetic and Visual Resources. The proposed project would introduce nighttime
lighting into a currently unlit area.

¢ Project would include “dark sky” lighting concept
¢ Night lighting impacts are considered significant and unavoidable

It should again be noted that the 2006 General Plan Final EIR found that the
introduction of new sources of lighting associated with development of Banning Ranch
would be considered significant and unavoidable and that there are specific economic,
social, and other public benefits which outweigh these impacts.

Transportation and Traffic. The proposed project would have impacts on intersections
in the City of Costa Mesa.

+ Mitigation Measure MM 4.9-2 would mitigate impact to a level considered less
than significant

¢ City cannot impose mitigation on another jurisdiction

+ If the applicant is unable to implement mitigation within the City of Costa Mesa,
the impacts would remain significant and unavoidable

The specific impacts to the City of Costa Mesa intersections are identified in Section
1.6.2 and Section 4.9 of the EIR.

Air Quality. Without mitigation, regional (mass) emissions of oxides of nitrogen (NOx)
are forecasted to exceed applicable thresholds in some construction years. Long-term



Newport Banning Ranch

March 22, 2012

Page 10

operational emissions of criteria pollutants would not exceed the South Coast Air

Quality Management District (SCAQMD) mass emissions thresholds from initial

occupancy through 2020. However, as project development continues beyond 2020,

emissions of volatile organic compounds (VOCs) and carbon monoxide (CO) would

exceed the significance thresholds, principally due to vehicle operations. Therefore, the
impacts remain significant and unavoidable.

The proposed project would have cumulatively considerable contributions to regional
pollutant concentrations of ozone {O3).

+ Mitigation Measure MM 4.10-1 would reduce the NOx emissions to less than
significant levels

+ The availability of sufficient Tier 4 diesel engine construction equipment cannot
be assured

» Therefore, the air quality impacts are found to be significant and unavoidable.

Greenhouse Gas Emissions. The proposed project would emit quantities of green
house gases (GHGs) that would exceed the City's 6,000 million metric tons of carbon
dioxide equivalent (MTCOZ2e) per year significance threshold. The proposed project
would make a cumulatively considerable contribution to the global GHG inventory
affecting global climate change.

Noise. The increased traffic volumes on 17th Street west of Monrovia Avenue in Costa
Mesa would expose sensitive receptors (i.e., residential dwellings, hotels, hospitals, day
care centers, and educational facilities) to noise levels that would exceed City of Costa
Mesa significance thresholds. Mitigation Measure MM 4.12-5 requires the applicant to
provide funds to the City of Costa Mesa to resurface the street with rubberized asphailt;
however, the City has no ability to assure that the mitigation would be implemented.
Therefore, the forecasted impact to residents of 17th Street west of Monrovia Avenue is
considered significant and unavoidable.

For portions of the Newport Crest development, there would be a significant increase in
the ambient noise level due to the projected traffic volumes in the build-out condition.
Although Mitigation Measures MM 4.12-6 and MM 4.12-7 would provide mitigation,
noise impacts would remain significant if the residents of Newport Crest elect not to
implement the mitigation measures to reduce the increased interior noise levels. The
City does not have the authority to mandate the implementation of mitigation on private
property that is not on the project site; therefore, this impact would be significant and
unavoidable.

The use of construction equipment would result in a substantial temporary increase in
ambient noise levels to nearby noise-sensitive receptors in the vicinity of the project
construction activities. The temporary noise increases would be significant and
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unavoidable due to the low existing ambient noise levels, the proximity of the noise-
sensitive receptors, and duration of construction activities.

Significant environmental impacts that cannot be mitigated to a less than significant
level through the adoption of mitigation measures or project alternatives, the City
Council, (and responsible agencies using this CEQA document for their respective
permits or approvals) must decide whether the benefits of the proposed project
outweigh any identified significant environmental effects that cannot be mitigated to
below a threshold of significance. If the City decides that the overriding considerations,
including project benefits, outweigh the unavoidable impacts, then the City is required to
adopt a Statement of Overriding Considerations, which states the reasons that support
its actions. The City Council would also consider adoption of a Statement of Overriding
Considerations as part of their review of the Final EIR and the proposed project.

Alternalives

State CEQA Guidelines requires that “an EIR describe a range of reasonable
alternatives to the project, or to the location of the project, which would feasibly attain
most of the basic objectives of the project but would avoid or substantially lessen any of
the significant effects of the project, and evaluate the comparative merits of the
alternatives”.

It should be noted that State CEQA Guidelines state that “an EIR need not consider
every conceivable alternative to a project. Rather it must consider a reasonable range of
potentially feasible alternatives that will foster informed decision making and public
participation. An EIR is not required to consider alternatives, which are infeasible. The
lead agency is responsible for selecting a range of project alternatives for examination
and must publicly disclose its reasoning for selecting those alternatives. There is no
ironclad rule governing the nature or scope of the alternatives to be discussed other
than the rule of reason.”

The EIR compares the following six (6) alternatives to the proposed project:

Alternative A: No Action/No Development Aiternative (Continuation of Existing Land
Uses) - “No project” alternative required by the State CEQA Guidelines and assumes
existing conditions on the project site and the continuation and possible expansion of oil
exploration and oil production operations.

+ Greater impacts in terms of consistency with applicable plans and policies
¢ No significant and unavoidable impacts
Alternative B: Newport Beach General Plan/Open Space Designation - Assumes the

General Plan Primary Use open space acquisition option, including consolidation of ail
operations, wetlands restoration, construction of roadways, and provision of nature
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education, interpretative facilities, and an active park that contains lighted playfields and
other facilities.

e Would eliminate signhificant and unavoidable impacts associated with traffic, air
quality, greenhouse gases, and certain noise impacts

¢ |Impacts could still not be reduced to a level considered less than significant

¢ Environmentally superior alternative, feasibility issues, does not meet project
objectives

Alternative C: Proposed Project with Bluff Road Extending to 17th Street - assumes the
same land uses and development plan as the proposed project with a North Bluff
Road/Bluff Road connection from West Coast Highway only to 17th Street.

¢ Would minimize significant impacts to sensitive habitat areas and landform
alteration associated with the extension of North Bluff Road from just north of
17th Street to 19th Street

¢ Would not eliminate significant and unavoidable impacts associated with traffic,
air quality, greenhouse gases, and certain noise impacts

Alternative D: Reduced Development and Development Area - assumes the same
number of residential units within a reduced footprint.

e Substantially lessens, but does not eliminate, the impacts as a result of a smaller
footprint (less grading and less development)

Alternative E: Reduced Development Area - assumes the same number of residential
units within a reduced footprint. Residential units would be provided at a higher density
and on smaller lots than assumed for the proposed project.

¢ Incremental reduction in impacts due to the reduction in development and the
area being developed

« Would not eliminate any of the unavoidable significant impacts
Alternative F: Increased Open Space/Reduced Development Area - assumes the same
number of residential units within a reduced footprint. Residential units would be

provided at a higher density and on smaller lots than assumed for the proposed project.

* Incremental reduction in impacts due to the reduction in development and the
area being developed

+ Would not eliminate any of the unavoidable significant impacts

e Environmentally superior development alternative
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The features and characteristics of each Alternative are summarized in the Table 1
below.

TABLE 1
Proposed ALTERNATIVES
Project A B C D E F

Development Area (AC) 97.4 N/A” 0 97.2 92.9 929 84.0
Open Space (AC) 252.3 NIA 3692.8 252.0 269.1 269.1 2824
Parkland (AC) 514 0 3.3 51.9 39.1 391 34.7
Residential (DU) 1375 0 0 1375 1200 1375 1375
Commercial {SF) 75,000 0 0 75,000 | 60,000 | 60,000 | 60,000
Visilor-Serving Comm. (SF) -t 0 0 - 15,000 | 15,000 0
Resort Inn (Rooms) 75 0 0 75 0 0 0
Qil Operations Yes Yes Yes Yes Yes Yes Yes
Community Park (Lighted) Yes No Yes Yes Yes Yes Yes
Habitat Restoration Yes No Yes Yes Yes Yes Yes
Nature Center Yes No Yes Yes No No No
Interpretative Trails Yes No Yes Yes No No No
General Plan Roadways Yes’ Possible | Yes Yes" Yes® Yes® Yes’
WCH Pedestrian Bridge Yes No No Yes No No No

Notes:

1. Included in Resort Inn

No 15" Street extension to West Coas! Highway

2.
3. Oil production only
4. No extension of North Bluff Road north of 17" Street; no 15" Sirest exiension to West Coast Highway

CEQA requires the identification of an environmentally superior alternative. The State
CEQA Guidelines state that if the No Project Alternative (Alternative A) is the
environmentally superior alternative, then the EIR shall also identify an environmentaily
superior alternative among the other alternatives. Based on the evaluation contained in
the EIR, Alternative B (General Plan Open Space Designation) would be the
environmentally superior alternative because it provides for restoration of the Project
site and maintains the greatest amount of open space. While this alternative would have
greater impacts than the No Project Alternative in the near-term, the long-term benefits
 associated with site restoration would be environmentally superior to maintaining the
site as an oilfield.

Although Alternative B is the environmentally superior alternative, there are significant
challenges affecting its feasibility. The financial feasibility of this alternative is dependent
upon the ability of a responsible party to obtain sufficient funds to acquire the site and
fund clean-up, restoration, and long-term maintenance of the site. Feasibility is also
dependent on the City's ability to construct roadways, infrastructure, and recreation
improvements. In addition, since no mechanism exists to impose consolidation and
clean-up of the oilfield, agreements would have to be negotiated for this to occur.?

Additionally, Alternative B does not meet a number of the project objectives. Therefore,
an environmentally superior development alternative is also being identified. Alternative

Acquisition of the property does not include acquisition of the underlying mineral rights, which are owned by a
third party.
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F would provide development that is generally consistent with the General Plan

Residential Village designation and would be able to meet most of the project

objectives. Although this Alternative does not eliminate any of the significant impacts of

the project, it does substantially lessen the impacts by reducing the amount of land that

would be subject to development, and increasing the amount of undeveloped open

space by almost 30 acres, it provides greater protection of the environment. This

alternative provides greater protection of the environment by reducing the area of non-
open spaces uses by approximately 20 percent.

Response to Comments

The Draft EIR was released for public review and comment by the City on September 9,
2011. The 60-day public review period ended on November 8, 2011. During that period
the City received 28 comment letters from governmental agencies, regional
organizations, and committees and 129 comment letters from local groups and
individuals.

In accordance with State CEQA Guidelines, the City has evaluated all substantive
comments received on the Draft EIR, and has prepared written responses to these
comments (Attachment PC 4). The Response to Comments will be a component of the
Final EIR, which will be considered for certification by the City Council.

Mitigation, Monitoring, and Reporting Program

CEQA requires that all public agencies establish monitoring and/or reporting procedures
for mitigation measures adopted as conditions of approval in order to mitigate or avoid
significant project impacts. The reporting or monitoring program must be designed to
ensure compliance during project implementation. The City is the lead agency for the
project and is therefore responsible for implementing the Mitigation Monitoring and
Reporting Program (MMRP).

The MMRP (Attachment PC 5) provides a timeframe for performance of the Project
Design Features (PDFs), Standard Conditions (SCs), and Mitigation Measures (MMs) or
review of evidence that mitigation has taken place, is provided. The MMRP also
identifies the responsible party for implementing the mitigation measures. Finally, the
MMRP provides the criteria for mitigation, either in the form of adherence to certain
adopted regulations or identification of the steps to be taken in mitigation.

Public Notice

Notice of this hearing was published in the Daily Pilof, mailed to approximately 6,500
property owners within 1000 feet of the property (300 feet is required by the Zoning
Code) and posted at the site a minimum of 10 days in advance of this hearing
consistent with the Municipal Code. Additionally, the item appeared upon the agenda for
this meeting, which was posted at City Hall and on the City website.
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PC 1 Draft Resolution with Findings
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PC 2 Environmental Impact Report (EIR) SCH No. 2009031061 (under separate cover)
PC 3 EIR Table 1-2 Summary of Significant Impacts and Mitigation Program

PC 4 Draft Response to Comments and Errata (under separate cover)

PC 5 Draft Mitigation, Monitoring and Report Program (under separate cover)

PC 6 Correspondence



Attachment No. PC 1

Draft Resolution with Findings



RESOLUTIONNO.

A RESOLUTION OF THE PLANNING COMMISSION
OF THE CITY OF NEWPORT BEACH
RECOMMENDING CERTIFICATION OF A DRAFT
ENVIRONMENTAL IMPACT REPORT FOR THE
NEWPORT BANNING RANCH PROJECT

WHEREAS, an application was filed by Newport Banning Ranch, LLC with respect to
a 401-acre planned community for development of 1,375 residential dwelling units, a 75-room
resort inn and ancillary resort uses, 75000 square feet of commercial uses, and
approximately 51.4 acres of parklands generally located north of West Coast Highway, south
of 19th Street, and east of the Santa Ana River. The Project site is adjacent to the City of
Costa Mesa on the east, unincorporated County on the north and west, and the existing
developed areas of the City of Newport Beach on the south and southeast. The Santa Ana
River and the City of Huntington Beach are located west of the Project site; and

WHEREAS, The application consists of the following components: a Development
Agreement between the applicant and the City of Newport Beach describing development
rights and public benefits; General Plan Amendment to the Circulation Element of the
General Plan to delete the planned segment of 15th Street west of Bluff Road; Code
Amendment to rezone the project site from Planned Community (PC-25) to Planned
Community (PC-567); a Pre-Annexation Agreement for a zone change that is proposed for
those portions of the project site located within the City’s Sphere of Influence from County
zoning to PC-57; Planned Community Development Plan and would establish the allowable
land uses, general development regulations, and implementation and administrative
procedures; Master Development Plan to establish detailed design criteria for each land use
component to guide the review of subsequent development approvals; Tentative Tract Map to
establish lots for public dedication or conveyance, lots for residential development and
conveyance to homebuyers, and lots for financing and conveyance; Affordable Housing
Implementation Plan specifying how the project would meet the City's affordable housing
requirements; and Traffic Study Approval pursuant to Newport Beach Municipal Code
Chapter 15.40 (Traffic Phasing Ordinance); and

WHEREAS, it was determined pursuant to the California Environmental Quality Act,
Public Resources Code Section 21000, et seq. ("CEQA"), the CEQA Guidelines (14 Cal. Code
of Regulations, Secticns 15000 et seq.), and City Council Policy K-3, that the Project could have
a significant effect on the environment, and thus warranted the preparation of an Environmental
Impact Report ("EIR"); and

WHEREAS, on March 16, 2009, the City of Newport Beach, as lead agency under
CEQA, prepared a Notice of Preparation ("NOP") of the EIR and mailed that NOP to public
agencies, organizations and persons likely to be interested in the potential impacts of the
proposed Project; and

WHEREAS, on April 2, 2009, the City held two public scoping meetings, on for
government agencies and one for the general public, to present the proposed project and to
solicit input from interested individuals regarding environmental issues that should be addressed
in the EIR; and
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WHEREAS, the City thereafter caused to be prepared a Draft Environmental Impact
Report ("DEIR™), which, taking into account the comments it received on the NOP, described the
Project and discussed the environmental impacts resulting there from, and on September 9,
2011, circulated the Draft EIR for public and agency comments; and

WHEREAS, on September 19, 2011 and October 17, 2011, the Environmental Quality
Affairs Committee of the City of Newport Beach held a meetings on to review and comment on
the Draft EIR; and

WHEREAS, on November 3, 2011, the Planning Commission held a study session on
the Draft EIR process;

WHEREAS, a 60-day public review and comment period closed on November 8, 2011;
and

WHEREAS, on January 19, 2012, February 9, 2012, and February 23, 2012, the
Planning Commission held study sessions on the Newport Banning Ranch project; and

WHEREAS, on March 8, 2012, the Planning Commission held a study session on the
Draft EIR; and

WHEREAS, staff of the City of Newport Beach reviewed the comments received on the
Draft EIR d uring the public comment and review period, and prepared full and complete
responses thereto, and on March 16, 2012 distributed the responses in accordance with Public
Resources Code Section 21092.5; and

WHEREAS, public hearings were held on March 22 and , 2012, in the City
Hall Council Chambers, at 3300 Newport Boulevard, Newport Beach, California. A notice of
time, place, and purpose of the aforesaid meeting was given. The Draft EIR, draft Responses
to Comments, and draft Mitigation, Monitoring, and Reporting Program, staff report, and
evidence, both written and oral, were presented to and considered by the Planning
Commission at this meeting; and

WHEREAS, the Planning Commission finds that judicial challenges to the City's CEQA
determinations and approvals of land use projects are costly and time consuming. In addition,
project opponents often seek an award of attorneys' fees in such challenges. As project
applicants are the primary beneficiaries of such approvals, it is appropriate that such
applicants should bear the expense of defending against any such judicial challenge, and
bear the responsibility for any costs, attorneys' fees, and damages which may be awarded to
a successful challenger.

NOW THEREFORE, BE IT RESOLVED:

The Planning Commission of the City of Newport Beach recommends to the City Council of the
City of Newport Beach certification of the Newport Banning Ranch Draft Environmental Impact
Report (SCH# SCH No. 2009031061} aftached as Exhibit A based upon the draft findings of fact
attached as Exhibit B.
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PASSED, APPROVED AND ADOPTED THIS DAY MARCH, 2012.
AYES:

NOES:

BY:

Michael Toerge, Chairman

BY:

Fred Ameri, Secretary
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2

Exhibit “A"

Environmental Impact Report
(SCH#2009031061)

Consists of:

Volume {: Draft Environmental Impact Report dated September 9, 2011
Volume il: Exhibits dated September 9, 2011

Volume IlI: Appendices A Through F dated September 9, 2011
Volume |V; Appendices G Through Z dated September 9, 2011
Responses to Comments and Errata dated March 2012

Mitigation Monitoring and Reporting Program dated March 2012



Planning Commission Resolution No.
Page 5 of 23

Exhibit “B”

NEWPORT BANNING RANCH (PA 2008-114)
DRAFT ENVIRONMENTAL IMPACT REPORT (SCH NO. 2009031061}
FINDINGS OF FACT

I BACKGROUND

The environmental impact report (EIR) process, as defined by the California Environmental Quality Act
(CEQA), requires the preparation of an objective, full-disclosure document in order to (1) inform agency
decision makers and the general public of the direct and indirect potentially significant environmental effects
of a proposed action; (2) identify feasible or potentially feasible mitigation measures to reduce or eliminate
potential significant adverse impacts; and (3) identify and evaluate reasonable alternatives to the proposed
project. In accordance with Section 15161 of the State CEQA Guidelines (Title 14 of the California Code of
Regulations [CCRY]), this is a Project EIR that addresses the potential environmental impacts associated with
the proposed Project, known as "Newport Banning Ranch”.

I PROJECT LOCATION

The Newport Banning Ranch Project site (Project site) encompasses approximately 401 acres.
Approximately 40 acres of the Project site are located in the incorporated boundary of the City of Newport
Beach (City), and approximately 361 acres are in unincorporated Orange Counly (County) within the City's
Sphere of Influence, as determined by the Local Agency Formation Com mission (LAFCO} of Orange
County. The entire Project site is within the boundary of the Coastal Zone, as established by the California
Coastal Act.

The Project site is generally bound on the north by the County of Orange Talbert Nature Preserve/Regional
Park in the City of Costa Mesa and residential development in the City of Newport Beach; on the south by
West Coast Highway and residential development in the City of Newport Beach; on the east by residential,
light industrial, institutional, and office development in the Cities of Costa Mesa and Newport Beach; and on
the west by the U.S. Army Corps of Engineers (USACE) restored salt marsh basin and the Santa Ana River.
The City of Huntington Beach is west of the Santa Ana River. At its nearest point, the Project site is less
than 0.25 mile inland from the Pacific Ocean. Because the property is an active oilfield, there is no public
access to the Project site.

. PROJECT DESCRIPTION SUMMARY

The proposed Project would allow for the development of the site with residential, commercial, resort inn,
and park and recreational uses, and would provide cpen space uses that would permit the designation of oil
use retention and consolidation on a portion of the open space area of the Project site. The proposed
Project includes infrastructure to support the proposed land uses, including public parks and open space to
serve future Project residents and the community at large.

The 401-acre Project site is proposed for development with 1,375 residential dwelling units {du); 75,000
square feet {sf) of commercial uses, and a 75-room resort inn. Approximately 51.4 gross acres are proposed
for active and passive park uses including a 26.8-gross-acre public Community Park. Approximately 252.3
gross acres (approximately 63 percent) of the 401-acre site are proposed for natural resources protection in
the form of open space. Of the 252.3 gross acres, approximately 16.5 gross acres would be used for interim
oil operations. Upon the future cessation of oil operations, these oil consolidation sites would be abandoned
and remediated, and the consolidation sites would be restored as open space. The proposed Project
includes the development of a vehicular and a non-vehicular circulation system for automobiles, bicycles,
and pedestirians, including a proposed pedestrian and bicycle bridge from the Project site across West
Coast Highway.
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The City of Newport Beach General Plan {General Plan) was adopted by the City Councii on July 25, 20086,
and approved by the voters on November 8, 2006. The General Plan (1) establishes criteria and standards
for land use development and (2) provides policy and land use guidance for the City and its Sphere of
Influence. A majority of the Project site is located in the unincorporated Orange County area within the City's
Sphere of Influence with a County General Plan designation of "Open Space”. As a part of the Project, the
unincorporated area within the City's Sphere of Influence is proposed to be annexed o the City.

The Project site has a Newport Beach General Plan land use designation of OS (RV), Open
Space/Residential Village. The OS(RV) land use designation establishes a Primary Use of Open Space and
an Alternative Use of Residential Village for the Project site, as described below:

Primary Use: Open Space, including significant active community parklands that serve adjoining
residential neighborhoods if the site is acquired threugh public funding.

Alternative Use: If not acquired for open space within a time period and pursuant to terms
agreed to by the City and property owner, the site may be developed as a residential village
containing a mix of housing types, limited supporting retail, visitor accommodations, school, and
active community parklands, with a majerity of the property preserved as open space. The
property owner may pursue entittement and permits for a residential village during the time
allowed for acquisition as open space.

The City of Newport Beach General Plan’s Land Use Element prioritizes the retention of the Project site for
open space. As described in the General Plan, the open space acquisition option could include
consolidation of oilfield operations; restoration of wetlands; and the provision of nature education and
interpretative facilities and an active park containing playfields and other facilities to serve residents of
adjoining neighborhoods.

The General Plan also specifies that, if the property is not acquired for open space within a time period and
pursuant to terms agreed to by both the City and property owner, the Project site could be developed as a
Residential Village (RV) containing a mix of housing types, limited supporting retail, visitor accommodations,
a school, and active community parklands with a majority of the property preserved as open space. The
General Plan identifies the maximum intensity of development allowed on the property to include up to
1,375 du, 75,000 sf of retail commercial uses oriented to serve the needs of local and nearby residents, and
75 hotel rooms in a small boutique hotel or other type of overnight visitor accommodaticn.

Under bhoth the Primary Use and Alternative Use, roadways would be constructed through the Project site.
Both the Master Plan of Streets and Highways in the City of Newport Beach General Plan’s Circulation
Element and the Orange County Master Plan of Arterial Highways (MPAH) depict roadways through the
Project site. Roadways to be constructed as part of the proposed Project include: (a) Bluff Road, a north-
south, four-lane divided road extending from West Coast Highway to 15th Street; (b) North Bluff Road,
which would transition from a four-lane divided road to a iwo-lane undivided road extending between 15th
Street and 19th Street; (¢c) an extension of 15th Street, a four-lane divided road, from its existing western
terminus at the boundary of the Project site and connecting with North Bluff Road; (d) the extension of 16th
Street, a two-lane collector roadway, from its existing terminus at the Project site’s eastern boundary to
North Bluff Road; and (e} the extension of 17th Street, a four-lane divided primary roadway from its exisling
terminus at the Project site's eastern boundary and connecting with North Bluff Road.

As proposed, the Project requires an amendment to the General Plan Circulation Element to delete a
second road conneclion to West Coast Highway through the Project site from 15th Street. The traffic
analysis done for the Project demonstrates that this roadway is not needed to serve the traffic demand
associated with the proposed Projecl and subregional development. Therefore, construction of this second
road to West Coast Highway has not been identified as a component of the Project.

An amendment to the Orange County MPAH is also required to delete a second connection to West Coast
Highway and to redesignate North Bluff Road. The Orange County MPAH designates North Bluff Road as a
Primary (four-lane divided) to 17th Street and a Major (six-lane divided) between 17th Street and 19th
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Street. An amendment to the Orange County MPAH is required to change the designation from a Major tc a
Secondary (four-lane undivided) between 17th Street and 19th Street.

Half-width roadway improvements on North Bluff Road north of 16th Street for approximately 800 feet are
proposed on property owned by the Newport-Mesa Unified School District (Scheol District). The construction
of this segment of North Bluff Road would require acquisition by Newport Banning Ranch, LLC {Applicant)
or the authorization for use of right-of-way from the School District.

A Zone Change is being requested to pre-zone the portion of the Project site located within the City's
Sphere of Influence as Planned Community 57 (PC-57}, and to amend the boundaries of PC-25 (located
within the City) to remove that portion of the Project site currently located within PC-25 and change the
zoning for this area to PC-57. The boundaries of PC-25 would be revised to include only the remaining
properties owned by the School District and the City. A Zoning Code Amendment is proposed to adopt the
“Newport Banning Ranch Planned Community” (NBR-PC).

The NBR-PC would serve as the zoning regulations for PC-57, including both the portion of the Project site
located within the City of Newport Beach and the porticn of the Project site located within the County of
Orange, but within the City's Sphere of Influence. Following annexation of the areas located within the
Sphere of Influence, the NBR-PC would become effective. The NBR-PC establishes allowable land uses
within each land use district; development regulations for each land use district; general development
regulations applicable to all development within the Project sile; and procedures for implementing and
administering the NBR-PC.

The proposed Project includes a request for approval of the Newport Banning Ranch Master Development
Plan (Master Development Plan}. Approval of the Master Development Plan implements the NBR-PC
zoning requirements for the Project site by establishing design criteria for each proposed land use and
providing a sufficient level of detail, as determined by the City, to guide the review of subsequent
development approvals. The Master Development Plan contains Project development plans and preliminary
layouts for streets and lotting, pedestrian and vehicular accessways, open spaces, parks, and other site
features for the Project site area. City approval of the Masler Development Plan is required for Project
implementation.

The Applicant is also requesting the approval of Tentative Tract Map (TTM) No. 17308, which (1)
establishes lots for public dedication or conveyance; (2) easements for trails and public utilities; (3} lots for
residential development and conveyance to homebuyers; and (4) lots for financing and conveyance that
may be either developed on a residential condominium basis orwhich can be further subdivided for
purposes of development and conveyance to homebuyers. Approval of TTM No. 17308 would permit
grading, site remediation, habitat restoration, construction of drainage and water quality improvements,
backbone infrastructure, and dry and wet utilities throughout the Project site. Development of all other
proposed facilities and land uses would require recordation of a final tract map.

A Pre-Annexation and Development Agreement between the Applicant and the City would also be
processed concurrent with other approvals associated with this Project.

Project implementation requires multiple approvals, permits, and/or actions as listed below.
Federal
¢ USACE: Section 404 permit for impacts to areas determined to be "Waters of the U.S.".

« U.S. Fish and Wildlife Service: Section 7 Consultation for potential impacts to federally listed
species.

State

+ Regional Water Quality Control Board: Water Quality Certification under Section 401 of the
Federal Clean Water Act; approval related to oil wellffacility abandonment and site remediation.
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California Department of Fish and Game: Section 1602 Streambed Alteration Agreement.

California Coastal Commission: Master Coastal Development Permit, including approval of the
Newport Banning Ranch Master Development Plan and Pre-Annexation and Development
Agreement.

California Department of Transportation (Caltrans): Encroachment Permit for activities in
Caltrans’ rights-of-way, including modification of the reinforced concrete box under West Coast
Highway and construction of the pedestrian and bicycle bridge.

California Department of Conservation, Division of Qil, Gas and Geothermal Resources: Site
remedialion activities.

Regional and Special Districts

Local Agency Formation Commission: Annexation approval.

South Coast Air Quality Management District (SCAQMD): SCAQMD permits for the oilfield soil
remediation.

County Orange County Transportation Authority: Amendment to the Crange County MPAH,

Orange County Health Care Agency: Approval related to oil wellffacility abandonment and site
remediation.

City of Newport Beach

» Certification of the Final EIR

» General Plan Circulation Amendment

¢ Zoning Code Amendment

+ Zone Change

¢ Newport Banning Ranch Planned Community Development Plan

¢ Newport Banning Ranch Master Development Flan
¢ Tentative Tract Map No. 17308

+ Affordable Housing Implementation Plan (AHIP)
s Pre-Annexation and Development Agreement

« Traffic Phasing Ordinance Approval

In addition to the approvals identified above, the Project is subject to other discretionary and ministerial
actions by the City as part of Project implementation. Subsequent activities would be examined in light
of the Final Environmental Impact Report {FEIR) to determine whether additional CEQA documentation
would be required pursuant to the requirements of Section 21166 of CEQA (Public Resources Code
§21166) and Sections 15162 and 15168 of the State CEQA Guidelines (14 CCR}) for subsequent
approvals.

Subsequent City approvals include but are not limited to the following:
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v,

¢ Tentative and Final Tract Maps to further subdivide lots approved as part of the approval of
TTM No. 17308;

* Site Development Review Permits,

s Use Permits;

¢ Model Home Permits;

s Grading Permits;

» Street Improvement and Pedestrian and Bicycle Bridge Plans;
s Storm Drainage, Sewer, Water, and Dry Utility Plans;

s Landscaping and Park Plans;

+ Building Permits;

¢ Encroachment Permits;

s Acquisition of rights of entry easements and rights-of-way for off-site Project improvements, as
necessary,

s Construction of Public Facilities.

PROJECT OBJECTIVES

The Applicant has identified the following objectives for the proposed Project.

1.

Provide a Project that implements the goals and policies that the Newport Beach General Plan has
established for the Banning Ranch area.

Preservation of a minimum of 50 percent of the Project site as open space without the use of public
funds to be used for habitat conservation, interpretive frails, and development of public parks (o meet
the recreational needs of the community.

Development of a residential village of up to 1,375 residential units, offering a variety of housing types in
a range of housing prices, including the provision of affordable housing to help meet the City's Regional
Housing Needs Assessment (RHNA).

Development of up to 75 overnight accommodations in a small resort inn including ancillary facilities and
services such as a spa, meeting rooms, shops, hars, and restaurants that would be open to the public.

Development of up to 75,000 square feet of retail commercial uses oriented to serve the needs of locat
residents and visitors utilizing the resort inn and the coastal recreational opportunities provided as part
of the Project.

Development of a land use plan that (1) provides a comprehensive design for the community that
creates cohesive neighborhoods promoting a sense of identity with a simple and understandable paitern
of streets, a system of pedestrian walkways and bikeways that connect residential neighborhoods,
commercial uses, parks, open space and resort uses; (2) reduces overall vehicle miles travelled; (3)
integrates landscaping that is compatible with the surrounding open space/habitat areas and that
enhances the pedestrian experience within residential areas; and (4) applies architectural design criteria
to orient residential buildings to the streets and walkways in a manner that enhances the streetscape
scene,
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7. Provide for roadway improvements to improve and enhance regional circulation, minimize impacts of
Project development on the existing circulation system, and enhance public access while not developing
more roadways than are needed for adequate regional circulation and coastal access.

8. Provide enhanced public access in the Coaslal Zone through a system of pedestrian walkways, multi-
use trails, and on-street bikeways designed to encourage walking and biking as an alternative to the use
of automobiles by providing connectivity among residential, commercial, park, open space, and resort
uses within the Project site and to existing adjacent open space, hiking and biking trails, the beach, and
the Pacific Ocean.

9. Provide for the consolidation of oil resource extraction and related recovery operations in locations that
minimize impacts to sensitive habitat areas and promote compatibility with development of the
remainder of the property for residential, resort, commercial, park, and open space uses.

10. Provide for the restoration and permanent preservation of habitat areas through implementation of a
Habitat Restoration Plan (HRP) for the habital conservation, restoration, and mitigation areas (“Habitat
Areas”) as depicted on the Master Development Plan.

11. Provide for long-term preservation and management of the Habitat Areas through the establishment of a
conservation easement or deed restriction and the creation of an endowiment or other funding program.

12. 12. Expand public recreational opportunities within the Coastal Zone through development of a public
community park and associated parking, and through development of publicly accessible bluff parks,
interpretive parks, and trails as part of the Project.

13. Improve the existing arroyo drainage courses located within the Project site to provide for higher quality
habitat conditions than exist prior to the time of Project implementation.

14. Implement a Water Quality Management Program within the Project site that will utilize existing natural
treatment systems and that will improve the quality of urban runoff from off-site and cn-site sources prior
to discharging into the Santa Ana River and the Semeniuk Slough.

15, Implement fire protection management sclutions designed to protect development areas from fire
hazards, to preserve sensitive habitat areas, and to create fire-resistant habitat restoration areas within
currently denuded, invasive-species laden, and/or otherwise degraded areas.

16. Provide compatibility between the Project and existing adjacent land uses.

V. PROJECT ALTERNATIVES

Section 15126.6(a) of the State CEQA Guidelines requires that "an EIR describe a range of reascnable
alternatives to the project, or to the location of the project, which would feasibly attain most of the basic
objectives of the project but would avoid or substantially lessen any of the significant effects of the project,
and evaluate the comparative merits of the alternatives”. Six alternatives were evaluated. In addition, to the
six alternatives that were carried forward for evaluation in this EIR, three alternatives were considered but
not carried forward.

The alternatives were developed to avoid or minimize impacts associated with implementation of the
proposed Project. Given the nature and scale of the Project, complete avoidance of significant impacts was
not feasible for any alternative other than the No Project Alternative.

Alternatives Considered But Not Carried Forward

Various alternatives were evaluated as part of the City of Newport Beach General Plan Update process.
Since the City of Newport Beach City Council already took action on the General Plan and provided
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direction on the development concept for the site, these alternatives were not carried forward. In addition, as
part of this EIR process, three alternatives were considered but not carried forward.

Development of the Project Site Consistent with the Counly of Orange General Flan and Zoning
Designations

The zoning for the 361 acres of the Project site within the County jurisdiction would allow for development of
up to 2,510 multi-family dwelling units, 225 single-family dwelling uvnits, 50,000 sf of general commercial
use, 235,600 sf of general office use, and 164,400 sf of industrial uses. Overlay zones, including Oil
Production, Sign Restriction, and Floodplain Zone 2 apply to portions of the property. Development of
property pursuant to the County zoning would generate approximately 22,075 average daily trips on the
circulation network (Newport Beach 2006a, 2006b). This alternative was not retained for detailed evaluation
in the EIR because it would not reduce identified impacls of the project and would not achieve several
important project objectives.

Alternative Site

Development of the Project on an alternative site has been reviewed and eliminated from detailed
consideration due to the lack of available alternate sites meeling the majority of the objectives established
for the proposed Project. Newport Beach is almost fully developed with no other unentitied property that is
suitable for supporting a mixed-use project such as Newport Banning Ranch.

Construction of General Plan Roads

Both the City of Newport Beach General Plan Master Plan of Streets and Highways and the Orange County
MPAH depict two connections to West Coast Highway through the Project site. One connection is depicted
as extending south from 19th Street to West Coast Highway and the second roadway would extend from
15th Street past Bluff Road and connect with West Coast Highway on the western edge of the Project site.
The need for these two primary roads was based on the environmental baseline that the 2006 General Plan
Update used, which assumed more intense development on the Project site. Based on the reduced density
being proposed, only one roadway is needed to serve the travel demand. This alternative would have had
more impacts due to the need for the construction of an additional roadway.

VI ALTERNATIVES ANALYZED
Alternatives analyzed in this EIR are listed and summarized below.

Alternative A: No Action/No Development Alternative {Continuation of Existing Land Uses).
Alternative B: Newport Beach General Plan/Open Space Designation.

Alternative C. Proposed Project with Bluff Road Extending to 17th Street.

Alternative D: Reduced Development and Development Area.

Alternative E: Reduced Development Area.

Alternative F: Increased Open Space/Reduced Development Area.

Alternative A: No Action/No Development Alternative {Continuation of Existing Land Uses)

Alternative A is the "no project” alternative required by the State CEQA Guidelines Section 156126.6(e) which
allows the decisionmakers to compare the potential impacts of the proposed Project with the potential
impacts of not approving the proposed Project. Alternative A assumes existing conditions on the Project site
and the continuation and possible expansion of oil exploration and oil production operations within the
constraints of the Project site’'s existing California Coastal Act regulatory exemption for petroleum
production. No uses other than oil operations would occur on the Project site. Oil consolidation, clean-up,
and remediation would not occur for the foreseeable future, and public access would not be provided. At the
eventual cessation of oil production operations, well abandonment and removal of certain surface
equipment and pipelines would occur in accordance wilh applicable State and local regulations. This
alternative would not require an amendment to the City of Newport Beach General Plan or Orange County
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MPAH, a zone change, a Coastal Development Permit, or any of the other actions associated with the
Newport Banning Ranch Project. The approximate 361 acres of the 401-acre site within the City’'s Sphere of
Influence would not be annexed into the City of Newport Beach.

Alternative A would have greater impacts than the proposed Project when evaluating consistency with
applicable plans and policies. However, since with this alternative the site would not be annexed into the
City of Newport Beach, the City ptanning programs would not be applicable to the majority of the site. This
alternative would not have any impacts that are significant and unavoidable, whereas the proposed project
would have significant unavoidable impacts associated with land use compatibility (due to noise, and night
lighting), aesthetics, transportation, air quality, greenhouse gas emissions, and noise.

Alternative B: Newport Beach General Plan/Open Space Designation

The Project site is designated as OS(RV) in the City of Newport Beach General Plan’s Land Use Element.
The OS(RV) land use designation allows for both a Primary Use {(Open Space) and an Alternative Use
{Residential Village) on the Project site. The Land Use Element prioritizes the retention of the Project site for
open space. The Project site would have to be acquired threugh public or private funding by an entity
capable of restoring and maintaining the Project site and with the approval of the property owner(s),
including the surface rights owners. As described in the General Plan, the open space acquisition option
includes consolidation of oil operations; wetlands restoration; construction of roadways; and provision of
nature education, interpretative facilities, and an active park that contains lighted playfields and other
facilities.

Alternative B would include park and open space uses, including an approximately 31.3-gross acre
community park in the central portion of the site. Alternative B also assumes consolidation of the oilfields,
remediation of the property, and restoration of habitat including wetlands. Additionally, the following
roadways would be constructed consistent with the City of Newport Beach General Plan’s Circulation
Element: (1) a north-south road with a southern terminus at West Coast Highway and extending to a
northern terminus at 19th Street (Bluff Road and North Bluff Road); {2) the extension of 15th Street from its
existing terminus to Bluff Road within the Project site; (3) the extension of 16th Streel from its existing
terminus to Bluff Road within the Project site; and (4) the extension of 17th Street from its existing terminus
to Bluff Road within the Project site. As with the proposed Project, Alternative B also assumes the deletion
of the future extension of a second road through the Project site and its connection to West Coast Highway;
this action would require the approval of a General Plan Amendment to the City’s Circulation Element and
an amendment to the Orange County MPAH. Consistent with the roadway assumptions for the proposed
Project, North Bluff Road (extending from 17th Street to 19th Street) would transition from a four-lane
divided to a two-lane undivided road to 19th Street.

In addition to, or included in, the costs associated with site acquisition, funds would be required to initiate
the consolidation of oil operations and to address oilfield abandonment and clean-up of the Project site.
Additional funding would be required to implement restoration and long-term management of sensitive
habitats and to consiruct public infrastructure; park and open space uses; and roadways. As with the
proposed Project, a Coastal Development Permit would be required to initiate restoration activilies and to
allow for the future construction of permitted land uses and roadways through the Project site.

Alternative B would eliminate significant and unavoidable impacts associated with traffic, air quality,
greenhouse gases, and certain noise impacls when compared to the proposed Project, however, there
would still be impacts that could not be reduced to a level considered less than significant. The following
areas would have significant, unavoidable impacts:

e There would be land use incompatibility with respect to night illumination associated with the Community
Park and long-term noise impacts on those Newport Crest residences immediately contiguous to the
Project site. In addition, there would be a potential long-range noise impacts for residents on 17th Street
west of Monrovia Avenue. For noise, tho ugh mitigation is proposed, noise impacts would remain
significant if the residents of Newport Crest elect not to implement the mitigation measures to reduce the
increased interior noise levels and if the City of Cosla Mesa does not implement the recommended
measure of resurfacing the street with rubberized asphalt (Threshold 4.1-1).
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¢ Alternative B would intreduce nighttime lighting into a currently uniit area. The Community Park is
anticipated to have night lighting of active sports fields, which could result in light spillover ento adjacent
properties. The night lighting impacts are considered significant and unaveoidable. The City of Newport
Beach General Plan Final EIR found that the introduction of new sources of lighting associated with
development of the site would be considered significant and unavoidable. In certifying the General Plan
Final EIR and approving the General Plan project, the City approved a Statement of Overriding
Considerations, which notes that there are specific economic, social, and other public benefits that
outweigh the significant and unavoidable impacts associated with the General Plan project (Threshold
4.2-3).

¢ Construction of the roadways and park would cause a substantial temporary increase in noise levels at
residences and schools within 500 feet of the roadway and park censtruction because of existing
relatively low ambient noise levels. Due to the low existing ambient noise levels, the proximity of the
noise-sensitive receptors, and duration of construction activities, the temporary noise increases would
be significant and unavoidable {Threshold 4.12-2}.

This alternative is deemed to be potentially feasible. The financial feasibility of this alternative is dependent
upon the ability of a responsible party tc obtain sufficient funds to acquire the site and fund clean-up,
restoration, and long-term maintenance of the site. Therefore, the ultimate determination of feasibility is a
consideration for decision makers.

Alternative C: Proposed Project with Bluff Road Extending to 17th Street

Alternative C assumes the same land uses and same development plan as the proposed Newport Banning
Ranch Project and would require the same approvals from local and regional agencies. The City of Newport
Beach General Flan’s Circulation Element and the Orange County MPAH depict a north-south roadway
connection from West Coast Highway to 19th Street through the Project site. Alternative C would provide the
development of a north-south connection (North Bluff Road/Bluff Road) from West Coast Highway only to 17th
Street. As with the proposed Project, Alternative C assumes an amendment to the Circulation Element to delete
a second road through the Project site and its connection to West Coast Highway. An amendment to the Crange
County MPAH is required for this deletion as well as to downgrade North Bluff Road from a Major to a Primary.
Alternative C is proposed to minimize significant impacts t¢ sensitive habitat areas and landform alteration
associated with the extension of North Bluff Road from just north of 17th Street to 19th Street.

The following is a summary of the significant, unavoidable impacts associated with Alternative C;

¢ There would be land use incompatibility with respect to night illumination associated with the Community
Park and long-term noise impacts on those Newport Crest residences immediately contiguous to the Project
site. In addition, there would be a potential long-range noise impacts for residents on 17th Street west of
Monrovia Avenue. For noise, though mitigation is propesed, noise impacts would remain significant if the
residents of Newport Crest elect not to implement the mitigation measures to reduce the increased interior
noise levels and if the City of Costa Mesa does not implement the recommended measure of resurfacing the
street with rubberized asphalt (Threshold 4.1-1).

« Alternative C would include a “dark sky" lighting regulations in the NBR-PC that would apply to businesses
{e.g., resort inn and neighborhood commercial uses) and Homeowners Association-owned and operated
land uses within 100 feet of the Open Space Preserve. However, Alternative C would introduce nighttime
lighting into acurrently unlit area. The Community Park is anticipated to have night lighting of active sporis
fields, which could result in light spillover onto adjacent properties. The night lighting impacts are considered
significant and unavcidable. The City of Newport Beach General Plan Final EIR found that the introduction
of new sources of lighting associated with development of the site would be considered significant and
unavoidable. In ¢erifying the General Flan Final EIR and approving the General Plan project, the City
approved a Statement of Overriding Considerations, which notes that there are specific economic, social,
and other public benefits that ocutweigh the significant and unavoidable impacts associated with the General
Plan project (Threshold 4.2-3}.
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Alternative C would have impacls on intersections in the City of Costa Mesa. Implementation of MM 4.9-2
would mitigate the impacts to a level considered less than significant. However, the City of Newport Beach
cannot impose mitigation on another jurisdiction. Therefore, if the Applicant is unable to reach an agreement
with the City of Costa Mesa that would ensure that Project impacts occurring in Costa Mesa would be
mitigated concurrent with or preceding the impact, for purposes of this EIR, the impacts 1o he mitigated by
the improvements would remain significant and unavoidable. Pursuant to Threshold 4.9-2, the following
impacts were identified with the various traffic scenarios evaluated:

»  Existing Plus Alternative C. Alternative C would significantly impact four intersections in Costa Mesa,
whereas the proposed Project would significantly impact three intersections in Costa Mesa.

»  Year 2016 With Affernative C Transportation Phasing Ordinance {TPO). Alternative C would significantly
impact five intersections, compared to seven for the proposed Project.

*  Year 2016 Cumulative With Alternative C. Alternative C would significantly impact six intersections; the
proposed Project would significantly impact seven intersections.

»  General Plan Build-out with Alternative C. Alternative C would significantly impact four intersections
compared to the proposed Project would significantly impact two intersections.

Without mitigation, regional (mass) emissions of nitrogen oxides (NOx) are forecasted to exceed applicable
thresholds in some construction years. Though MM 4.10-1 would reduce the emissions to a less than
significant level, the availability of sufficient Tier 4 diesel engine construction eguipment cannot be assured.
Therefore, for purposes of this EIR, the impacts are found to be significant and unavoidable impact
(Threshold 4.10-2),

Long-term operational emissions of criteria pollutants would not exceed the SCAQMD mass emissions
thresholds from initial occupancy through 2020. However, as Alternative C development continues beyond
2020, emissions of volatile organic compounds (VOC) and carbon monoxide (CO) would exceed the
significance thresholds, principally due to vehicle operations. Therefore, the impacts remain significant and
unavoidable (Threshold 4.10-2).

Alternative C would have cumulatively considerable contributions to regional pollutant concentrations of
ozone (O3} (Threshold 4.10-3).

Alternative C would emit quantities of greenhouse gases (GHGs} that would exceed the City's 6,000 metric
tons of carbon dioxide equivalent per year (MTCO2elyr) significance threshold. Development associaled
with Alternative C would make a cumulatively considerable contribution to the global GHG inventory
affecting global climate change (Threshold 4.11-1).

For the Existing Plus Project, 2016 with Project, and General Plan Build-out scenarios, the increased traffic
volumes on 17th Street west of Monrovia Avenue would expose sensitive receptors to noise level increases
in excess of the City of Newport Beach’s standards for changes to the ambient noise levels. At build-out,
noise levels would also exceed significance thresholds in the City of Costa Mesa. MM 4.12-5 requires the
Applicant to provide funds to the City of Costa Mesa to resurface the street with rubberized asphalt;
however, the City of Newport Beach has no ability to ensuring that the mitigation would be implemented.
Therefore, the forecasted impact to residents of 17th Street west of Monrovia is considered significant and
unavoidable (Threshold 4.12-2).

For portions of the Newpart Crest development, there would be a significant increase in the ambient noise
level due to the projected traffic volumes in the buildout condition of Alternative C. MM 4.12-6 would reduce
impacts to levels within the “Clearly Compatible” or "Normally Compatible” classifications but would remain
above the 5 dBA significance criterion in the General Plan. MM 4.12-7 would provide interior noise
attenuation but because the City of Newport Beach does not have the authority to mandate the
implementation of mitigation on private property that is not on the Project site, the impact would be
significant and unavoidable (Thresholds 4.12-4).
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» Use of construction equipment would result in a substantial temporary increase in ambient noise levels to
nearby noise-sensitive receptors in the vicinity of the Project. Due to the low existing ambient noise levels,
the proximity of the noise-sensitive receptors, and durafion of construction activilies, the temporary noise
increases would be significant and unavoidable (Threshold 4.12-2).

Alternative D: Reduced Development and Development Area

Alternative D assumes both a reduction in the amount of development that would occur on the Project site and a
reduction in the acreage associated with that development. The roadway system would be the same as that
included in the proposed Project. When compared to the proposed Project, Alternative D woutd allow for up to
1,200 du (compared to 1,375 du), 60,000 sf of neighborhood commeicial uses (compared to 75,000 sf); 15,000
sf of visitor-serving commercial uses (compared to a 75-room resort inn};, approximately 39.1 acres of parks
including a 24.8-gross-acre Community Park {(compared to approximately 51.4 total acres of parklands
associated with the proposed Project). Alternative D does not include a Nature Center or interpretive trails.
Open space uses would increase from 251.7 gross acres to 269.1 gross acres. The development area
{residential, commercial, and visitor-serving uses) would decrease from 98 gross acres to 92.9 gross acres. This
alternative does not assume a pedesltrian and bicycle bridge spanning West Coast Highway. Alternative D
would require the same discretionary actions as noted for the proposed Project. Alternative D is proposed to
reduce impacts associated with the intensity of development {e.g., vehicle trips, vehicle miles travelied, noise
and air quality impacts) and the footprint of development (e.g., biclogical resources).

This Alternative does not eliminate any of the significant impacts of the proposed project, but would substantially
lessen the impacts because Alternative D would have a smaller footprint (approximately 11 percent less acres of
developed with urban uses and parkland}, involve less grading, and have less development (no resort inn and a
reduction of approximately 13 percent in the number of units). Construction air emissions would remain
significant and unavoidable, but would be lessened. The following is a summary of the significant, unavoidable
impacts asscciated with Alternative D:

¢ There would be land use incompatibility with respect to night illumination associated with the Community
Park and long-term noise impacts on those Newport Crest residences immediately contiguous to the Project
site. In addition, there would be a potential long-range noise impacts for residents on 17th Street west of
Monrovia Avenue. For noise, though mitigation is proposed, noise impacts would remain significant if the
residents of Newport Crest elect not to implement the mitigation measures to reduce the increased interior
noise levels and if the Cily of Costa Mesa does not implement the recommended measure of resurfacing the
street with rubberized asphalt (Threshold 4.1-1),

» Alternative D would include a "dark sky” lighting regulations in the NBR-PC that would apply to businesses
(e.g., visitor-serving commercial and neighborhood commercial uses) and Homeowners Association-owned
and operated land uses within 100 feet of the Open Space Preserve. However, Alternative D would
introduce nighttime lighting into a currently unlit area. The Community Park is anticipated to have night
lighting of active sports fields, which could result in light spillover onto adjacent properties. The night lighting
impacts are considered significant and unavoidable. The City of Newport Beach General Plan Final EIR
found that the introduction of new sources of lighting associated with development of the site would he
considered significant and unavoidable. In certifying the General Plan Final EIR and approving the General
Plan project, the City Council approved a Statement of Overriding Considerations, which notes that there
are specific economic, social, and other public benefils that outweigh the significant and unavoidable
impacls associated with the General Plan project (Threshold 4.2-3).

» When compared to ihe proposed Project, Alternative D would have a reduction of average daily trips (ADT)
and PM peak hour trips, but an increase in AM peak hour trips. Based an the lower volume of ADT and PM
peak hour volumes, Alternative D would not create additicnal roadway or intersection deficiencies. Both
Alternative D and the proposed Project would be expected to result in a significant impact at one
intersection in the City of Newport Beach and seven intersections in the City of Costa Mesa. Impacts to the
intersection of Newport Boulevard al West Coast Highway in the City of Newport Beach can be mitigated to
a level considered less than significant. Alternative D would impact the following Costa Mesa intersections:
Newport Boulevard at 19th Street, Newport Boulevard at Harbor Boulevard, Newport Boulevard at 18th
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Street/Rochester, Newport Boulevard at 17th Street, Monrovia at 19th Street, Pomona Avenue at 17"
Street, and Superior Avenue at 17th Street. Implementation of MM 4.9-2 would mitigate the impact to a level
considered less than significant. However, the City of Newport Beach cannot impose mitigation on another
jurisdiction. Therefore, if the Applicant is unable to reach an agreement with the City of Costa Mesa that
would ensure that Alternative D impacts occurring in Costa Mesa would be mitigated concurrent with or
preceding the impact, for purposes of this EIR, the impacts 1o be would remain significant and unavoidable
{Threshold 4.9-2}.

s Alternative D would have construction-related air quality impacts. During grading, large and fine particulate
matter (PM10 and PM2.5, respectively) concentrations may exceed the SCAQMD CEQA significance
thresholds at the property tines, but would not be likely to exceed ambient air qualily standards {(Threshold
4.10-2).

s+ Long-term operational emissions of criteria pollutants would not exceed the SCAQMD mass emissions
thresholds from initial occupancy through 2020. However, as development continues beyond 2020,
emissions of VOCs, CO, and PM10 would exceed the significance thresholds, principally due to vehicle
operations (Threshold 4.10-2),

+ Alternative D would have a significant cumulative air quality impact because its contribution to regional
pollutant concentrations would be cumulatively considerable (Threshold 4.10-3).

s Alternative D would emit quantities of GHGS that would exceed the City's 6,000 MTCO2e/yr significance
threshold. Similar to the Project, Alternative D would make a cumulatively considerable contribution to the
global GHG inventory affecting global climate change (Thresheld 4.11-1).

¢ The increased traffic volumes on 17th Street west of Monrovia Avenue would expose sensitive receptors to
noise levels in excess of the City of Newport Beach’s standards for changes to the ambient noise levels. At
build-out, necise levels would also exceed significance thresholds in the City of Costa Mesa (Threshold 4.12-
2).

» For portions of the Newport Crest development, there would be a significant increase in the ambient noise
level due to the projected traffic volumes in the buildout condition. MM 4.12-6 would reduce impacts to
levels within the “Clearly Compatible” or “Normally Compatible” classifications but would remain above the 5
dBA significance criterion in the General Plan. MM 4.12-7 would provide interior noise attenuation but
because the Cily of Newport Beach does not have the authority to mandate the implementation of mitigation
on private property that is not on the Project site, the impact would be significant and unavoidable
(Threshold 4.12-4).

¢ Use of construction equipment would result in a substantial temporary increase in ambient noise levels to
nearby noise-sensitive receptors in the vicinity of the Project. Due to the low exisling ambient noise levels,
the proximity of the noise-sensitive receptors, and duration of construction activities, the temporary noise
increases would be significant and unavoidable (Threshold 4.12-2).

Alternative E: Reduced Development Area

Alternative E assumes the same number of residential units (1,375 du) as proposed by the Project
within a reduced footprint. The development area (residential, commercial, and visitor-serving uses)
would decrease from 98 gross acres to 92.9 gross acres. Residential units would be provided at a
higher density and on smaller lots than assumed for the proposed Project. The same roadway system
is proposed. As with Alternative D, this alternative does not include a Nature Center or interpretive
trails; it provides 60,000 sf of neighborhood commercial uses (compared to 75,000 sf); provides
15,000 sf of visitor-serving commercial uses instead of the resort inn; and provides approximately
39.1 acres of parks, including a 24.8-gross-acre Community Park {compared to approximately 51.4
total acres of parklands with the Project). This alternative does not assume a pedestrian and bicycle
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bridge spanning West Coast Highway. Alternative E would require the same discretionary actions as
noted for the proposed Project.

Although with Alternative E there would be incremental reduction in impacts due to the reduction in
development and the area being developed, this alternative would not eliminate any of the
unaveidable significant impacts identified with the proposed Project. This Alternative would increase
the overall VMT; therefore, there would be slightly greater long-term air emissions, nocise, and traffic.
The following significant unavoidable impacts would occur with Alternative E:

There would be fand use incompatibility with respect to night illumination associated with the
Community Park and long-term noise impacts on those Newport Crest residences immediately
contiguous to the Project site. In addition, there would be a potential long-range noise impacts for
residents on 17th Street west of Monrovia Avenue. For noise, though mitigation is proposed, noise
impacts would remain significant if the residents of Newport Crest elect not to implement the
mitigation measures to reduce the increased interior noise levels and if the City of Costa Mesa
does not implement the recommended measure of resurfacing the street with rubberized asphalt
(Threshold 4.1-1).

Alternative E would include a “dark sky” lighting regulations in the NBR-PC that would apply to
businesses (e.g., visitor-serving commercial and neighborhcod commercial uses) and
Homeowners Association-owned and operated land uses within 100 feet of the Open Space
Preserve. However, Alternative E would introduce nighttime lighting into a currently unlit area. The
Community Park is anticipated to have night lighting of active sports fields, which could result in
light spillover onto adjacent properties. The night lighting impacts are considered significant and
unavoidable. The City of Newport Beach General Plan Final EIR found that the intreduction of new
sources of lighting associated with development of the site would be considered significant and
unavoidable. In certifying the General Pian Final EIR and approving the General Plan project, the
City approved a Statement of Overriding Considerations, which notes that there are specific
econemic, social, and other public benefits that outweigh the significant and unavcidable impacts
associated with the General Plan project (Thresheld 4.2-3).

Alternative E is expected to have an increase in ADT and peak hour traffic velumes when
compared to the proposed Project. However, this increase in peak hour volumes is not anticipated
to cause any of the intersections operating at an acceptable level of service with the Project to
operate at an unacceptable level of service this alternative. Both Alternative E and the proposed
Project would be expected to result in deficiencies at the intersection of Newport Boulevard at
West Coast Highway in the City Newport Beach which can be mitigated to a level considered less
than significant. Both Alternative E and the proposed Project would be expected to significantly
impact seven intersections in Costa Mesa: Newport Boulevard at 19th Street, Newport Boulevard
at Harbor Boulevard, Newport Boulevard at 18th Street/Rochester, Newport Boulevard at 17th
Street, Monrovia at 19th Street, Pomona Avenue at 17th Street, and Superior Avenue at 17th
Street. Implementation of MM 4.9-2 would mitigate the impacts to a level considered less than
significant. However, the City of Newport Beach cannot impose mitigation on another jurisdiction.
Therefore, if the Applicant is unable to reach an agreement with the City of Costa Mesa that would
ensure that Alternative E impacts occurring in Costa Mesa would be mitigated concurrent with or
preceding the impact, for purposes of this EIR, the impacts to be mitigated by the improvements
would remain significant and unavoidable (Threshold 4.9-2).

Without mitigation, regional (mass) emissions of NOx are forecasted to exceed applicable
thresholds in socme construction years. Though MM 4.10-1 would reduce the emissions tc less
than significant levels, the availability of sufficient Tier 4 diesel engine construction equipment
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cannot be assured. Therefore, for purposes of this EIR, the impacts are found to be significant and
unavoidable impact (Threshold 4.10-2).

+ Long-term operational emissions of criteria pollutants would not exceed the SCAQMD mass
emissions thresholds from initial occupancy through 2020. However, as Project development
continues beyond 2020, emissions of volatile organic compounds (VOCs) and carbon monoxide
(CO) would exceed the significance thresholds, principally due to vehicle operations. Therefore,
the impacts remain significant and unavoidable (Threshold 4.10-2),

+ Alternative E would have cumulatively considerable contributions to regional pollutant
concentrations of O3 (Threshold 4.10-3).

s Alternative E would emit quantities of GHGs that would exceed the City’s 6,000 MTCO2e/yr
significance threshold. Similar to the Project, Alternative E would make a cumulatively
considerable contribution to the global GHG inventory affecting global climate change (Threshold
4.11-1).

» For portions of the Newport Crest development, there would be a significant increase in the
ambient noise level due to the projected traffic volumes in the buildout condition. MM 4.12-6 would
reduce impacts to levels within the “Clearly Compatible” or “Normally Compatible” classifications
but would remain above the 5 dBA significance criterion in the General Plan. MM 4.12-7 would
provide interior noise attenuation but because the City of Newport Beach does not have the
authority to mandate the implementation of mitigation on private property that is not on the Project
site, the impact would be significant and unavoidable (Threshold 4.12-2).

+ The increased traffic volumes on 17th Street west of Monrovia Avenue would expose sensitive
receptors to noise levels in excess of the City of Costa Mesa’s standards. MM 4.12-5 requires the
Applicant to provide funds to the City of Costa Mesa to resurface the street with rubberized
asphalt; however, the City of Newport Beach has no ability to assure that the mitigation would be
implemented. Therefore, the forecasted impact to residents of 17th Street west of Monrovia is
considered significant and unavoidable (Threshold 4.12-4).

+ Use of construction equipment would result in a substantial temporary increase in ambient noise
levels to nearby noise-sensitive receptors in the Project vicinity. The temporary noise increases
would be significant and unavoidable due to the low existing ambient noise levels, the proximity of
the noise-sensitive receptors, and duration of construction activities {Threshold 4.12-2).

Alternative F: Increased Open Space/Reduced Development Area

Alternative F assumes the same number of residential units (1,375 du) as proposed by the Project
within a reduced footprint. The development area (residential and commercial) would decrease from
97.4 gross acres to 84.0 gross acres. This alterative does not include a resort inn or visitor-serving
commercial uses. Residential units would be provided at a higher density and on smaller lots than
assumed for the proposed Project. The same roadway system is proposed. Open space uses would
increase from 252.3 dross acres to 282.4 gross acres. This alternative does not include a Nature
Center or interpretive trails; it provides 60,000 sf of neighborhood commercial uses (compared to
75,000 sf), and includes approximately 34.7 acres of parks, including a 21.8-gross-acre Community
Park (compared to approximately 51.4 total acres of parklands).2 This alternative does not assume a
pedestrian and bicycle bridge spanning West Coast Highway. Allernative F would require the same
discretionary actions as noted for the proposed Project.



Planning Commission Resolution No.
Page 19 of 23

The following is a summary of the significant, unavoidable impacts associated with Alternative F:

There would be land use incompatibility with respect to night illumination associated with the
Community Park and long-term noise impacts on those Newport Crest residences immediately
contiguous to the Project site. In addition, there would be a potential long-range noise impacts for
residents on 17th Street west of Monrovia Avenue. For noise, though mitigation is proposed, noise
impacts would remain significant if the residents of Newport Crest elect not to implement the
mitigation measures to reduce the increased interior noise levels and if the City of Costa Mesa
does not implement the recommended measure of resurfacing the street with rubberized asphalt
{Threshold 4.1-1}.

Alternative F would include a “dark sky” lighting regulations in the NBR-PC that would apply to
businesses (e.g., neighborhood commercial uses) and Homeowners Association-owned and
operated land uses within 100 feet of the Open Space Preserve. However, Alternative F would
introduce nighttime lighting into a currently unlit area. The Community Park is anticipated to have
night lighting of active sports fields, which could result in light spillover onto adjacent properties.
The night lighting impacts are considered significant and unavoidable. The City of Newport Beach
General Plan Final EIR found that the introduction of new sources of lighting associated with
development of the site would be considered significant and unavoidable. In certifying the General
Plan Final EIR and approving the General Plan project, the City approved a Statement of
Overriding Considerations, which notes that there are specific economic, social, and other public
benefits that outweigh the significant and unavoidable impacts associated with the General Plan
project (Threshold 4.2-3).

Alternative F would be projected to result in a decrease in ADT and peak hour traffic volumes
when compared to the proposed Project. This decrease in peak hour volumes would not cause
any of the intersections operating at an acceptable level of service with the Project to operate at
an unacceptable leve! of service. Both Alternative F and the proposed Project would be expected
to result in deficiencies at the intersection of Newport Boulevard at West Coast Highway in the
City of Newport Beach which can be mitigated to a level considered less than significant.
Alternative F and the proposed Project would significantly impact seven intersections in Costa
Mesa: Newport Boulevard at 19th Street, Newport Boulevard at Harbor Boulevard, Newport
Boulevard at 18th Street/Rochester, Newport Boulevard at 17th Street, Monrovia at 19th Street,
Pomona Avenue at 17th Street, and Superior Avenue at 17th Street. Implementation of MM 4.9-2
would mitigate the impact to a level considered less than significant. However, the City of Newport
Beach cannot impose mitigation on another jurisdiction. Therefore, if the Applicant is unable to
reach an agreement with the City of Costa Mesa that would ensure that Alternative F impacts
occurring in Costa Mesa would be mitigated concurrent with or preceding the impact, for purposes
of this EIR, the impacts to be mitigated by the improvements would remain significant and
unavoidable (Threshold 4.9-2).

Without mitigation, regional (mass) emissions of NOx are forecasted to exceed applicable
thresholds in some construction years. Though MM 4.10-1 would reduce the emissions to less
than significant levels, the availability of sufficient Tier 4 diesel engine construction equipment
cannot be assured. Therefore, for purposes of this EIR, the impacts are found to be significant and
unavoidable (Threshold 4.10-2).

Long-term operational emissions of criteria pollutants would not exceed the SCAQMD mass
emissions thresholds from initial occupancy through 2020. However, as development continues
beyond 2020, emissions of VOCs and CO would exceed the significance thresholds, principally
due to vehicle operations (Threshold 4.10-2).
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¢ Alternative F would have a cumulatively considerable contribution to regional pollutant
concentrations of O3 (Threshold 4.10-3).

e Alternative F would emit quantities of GHGs that would exceed the City's 6,000 MTCO2efyr
significance threshold. Similar to the Project, Alternative F would make a cumulatively
considerable contribution to the global GHG inventory affecting global climate change (Threshold
4.11-1).

+ The increased traffic volumes on 17th Street west of Monrovia Avenue would expose sensitive
receptors to noise levels in excess of the City of Newport Beach’s standards for changes to the
ambient noise levels. At buildout, noise levels would also exceed significance thresholds in the
City of Costa Mesa. MM 4.12-5 requires the Applicant to provide funds to the City of Costa Mesa
to resurface the street with rubberized asphalt; however, the City of Newport Beach has no ability
to ensuring that the mitigation would be implemented. Therefore, the forecasted impact to
residents of 17th Street west of Monrovia is considered significant and unavoidable (Threshold
4.12-2).

s For portions of the Newport Crest development, there would be a significant increase in the
ambient noise level due to the projected traffic volumes in the buildout condition. MiW 4.12-8 would
reduce impacts to levels within the “Clearly Compatible” or “Normally Compatible” classifications
but would remain above the 5 dBA significance criterion in the General Plan. MM 4.12-7 would
provide interior noise attenuation but because the City of Newport Beach does not have the
authority to mandate the implementation of mitigation on private property that is not on the Project
site, the impact would be significant and unavoidable (Threshold 4.12-4).

» Use of construction equipment would result in a substantial temporary increase in ambient noise
levels to nearby noise-sensitive receptors in the vicinity of the Project. Due to the low existing
ambient noise levels, the proximity of the noise-sensitive receptors, and duration of construction
activities, the temporary noise increases would be significant and unavoidable (Threshold 4.12-2).

Environmentally Superior Alternative

CEQA requires the identification of an environmentally superior alternative. Section 15126.6(e)(2) of the State
CEQA Guidelines states that if the No Project Alternative is the environmentally superior alternative, then the
EIR shall also identify an environmentally superior alternative among the other alternatives. Based on the
evaluation contained in this EIR, Alternative B—General Plan Open Space Designation—would be the
environmentally superior alternative because it provides for restoration of the Project site and maintains the
greatest amount of open space. While this alternative would have greater impacts than the No Project
Alternative in the near-term, the long-term benefils associated with site restoration would be environmentally
superior to maintaining the site as an oilfield.

Although Alternative B is the environmentally superior alternative, there are significant challenges affecting its
feasibility. Additionally, Alternative B does not meet a number of the project objectives. Therefore, an
environmentally supericr development alternative is alse being identified. Alternative F would provide
development that is generally consistent with the General Plan Residential Village designation and would be
able to meet almost of the project objectives. Althcugh this Alternative does not eliminate any of the significant
impacts of the Project, it does substantially lessen the impacts by reducing the amount of land that would be
subject to development, and increasing the amount of undeveloped open space by almost 30 acres, it provides
greater protection of the environment, This alternative provides greater protection of the environment by
reducing the area of non-open spaces uses by approXimately 20 percent.

VII. SUMMARY OF PROJECT ENVIRONMENTAL IMPACTS AND MITIGATION PROGRAM
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SUMMARY OF EFFECTS WITH NO IMPACT

Throughout preparation of the EIR, the City of Newport Beach Environmental Checklist was used to determine
the impact categories fo evaluate the potentially significant environmental effects of the proposed Project. The
following includes a discussion of the impact categories where the proposed Project would have “no impact” and
a summary discussion of why this determination was reached. There is no further evaluation of these
Environmental Checklist questions in the EIR.

Agriculture and Forest Resources

The Project site does not contain Prime Farmland, Unique Farmland, or Farmland of Statewide Importance. No
portion of the Project site is covered by a Williamson Act Contract. Additionally, the Project site does not include
forest resources, including timberlands, and is not zoned for agricultuie. For these reasons, no significant
impacts would occur and these topics are not addressed in the EIR.

Aesthetics and Visual Resources

The State CEQA Guidelines ask for an evaluation of the following: “Would the Project substantially damage
scenic rescurces, including, but not limited to, trees, rock outcroppings, and historic buildings within a State
Scenic Highway?" The Project area is not adjacent to, nor can il be viewed from a designated State scenic
highway. For this reasoen, no impact would occur and this topic is not addressed in the EIR.

Geology and Soils

The State CEQA Guidelines ask for an evaluation of the following: "Would the project have soils incapable of
adequately supporting the use of septic tanks or alternative waste waler disposal systems where sewers are not
available for the disposal of waste water?"

The proposed Project would not use septic systems or alternative waste water disposai systems. For this
reason, no impact would occur and this fopic is not addressed in the EIR.

Hazards and Hazardous Materials

The State CEQA Guidelines ask for an evaluation of the following: “For a project located within an airport land
use plan or, where such a plan has not been adopted, within two miles of a public airport or public use airport,
would the project result in a safety hazard for people residing or working in the project area?" The Newport
Banning Ranch Project site is not tocated within an adopted Airport Land Use Plan. The nearest airport/airstrip
is the John Wayne Airport, which is located approximately four miles northeast of the Project site.

The State CEQA Guidelines ask for an evaluation of the following: "For a project within the vicinily of a private
airstrip, would the project result in a safety hazard for people residing or working in the project area?” A
discussion of this topic is not necessary because there is no private airstrip in proximity to the Project site.

For these reasons, no impacts would occur and these topics are not addressed in the EIR.

Population, Housing, and Employment

The State CEQA Guidelines asks for an evaluation of the fellowing two issues: (1) "Would the project displace
substantial numbers of exisling housing, necessitating the construction of replacement housing elsewhere.” and
{2) Would the project displace substantial numbers of people, necessitating the construction of replacement
housing elsewhere?"

There are no existing residential units on the Project site. The Project proposes the development of up to 1,375
du on the Project site. Therefore, the Project would not displace existing residential units or residents and the
Project would not necessitate the need for replacement housing. For these reasons, this fopic is not addressed
in the EIR.
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SUMMARY OF SIGNIFICANT UNAVOIDABLE IMPACTS

An impact that remains significant after including all feasible mitigation measures is considered a significant and
unavoeidable impact. The impacts discussed below have been identified as significant and unavoidable for the
Project.

Land Use and Related Planning Programs

+ There would be land use incompatibility with respect to long-term noise and night illumination
predominately from the Community Park on those Newport Crest residences immediately contiguous to
the Project site. The City of Newport Beach General Plan Final EIR found that the introduction of new
sources of lighting associated with development of the site would be considered significant and
unavoidable. In certifying the General Plan Final EIR and approving the General Plan project, the City
approved a Statement of Overriding Considerations which notes that there are specific economic,
social, and other public benefits that outweigh the significant unavoidable impacts associate ed with the
General Plan project. Though mitigation is proposed, noise impacts would remain significant if the
residents of Newport Crest elect not to implement the mitigation measures to reduce the increased
interior noise levels {Threshold 4.1-1).

Aesthetic and Visual Resources

+ The proposed Project would include “dark sky” lighting concept for development areas adjacent to the
Open Space Preserve. However, the Project would introduce nighttime lighting into a currently unlit
area. The Project would result in night lighting impacts that are considered significant and unavoidable,
The City of Newport Beach General Plan Final EIR found that the introduction of new sources of lighting
associated with development of the site would be considered significant and unavoidable. In certifying
the General Plan Final EIR and approving the General Plan project, the City approved a Statement of
Overriding Considerations which notes that there are specific economic, social, and other public
henefits which outweigh the significant unaveoidable impacts associated with the General Plan project
{Threshold 4.2-3}.

Transportation and Traffic

+ The Project would have impacts on intersections in the Cily of Costa Mesa. Implementation of MM 4.9-2
would mitigate the Project’s impact to a level considered less than significant. However, the City of
Newport Beach cannot impose mitigation on another jurisdiction. Therefore, if the Applicant is unable to
reach an agreement with the City of Costa Mesa that would ensure that Project impacts occurring in
Costa Mesa would be mitigated concurrent with or preceding the impact, for purposes of this EIR, the
impacts to be mitigated by the improvements would remain significant and unavoidable (Threshold 4.9-
2). The following impacts were identified with the various traffic scenarios evaluated:

o Existing Plus Project Scenario — Intersections identified as deficient are (1) Newport Boulevard
at Harbor Boulevard; (2) Newport Boulevard at 18th Street/Rochester Street; and (3) Superior
Ave/17th Street. (This scenario assumes all development occurs at once, which is not an
accurate reflection the timing for development of the proposed Project.}

o Year 2016 With Project Transportation Phasing Ordinance (TPO)} Analysis — Intersections
identified as deficient are (1) Monrovia Avenue and 19th Street; (2) Newport Boulevard and 19th
Street; (3) Newport Boulevard and Harbor Boulevard; (4) Newport Boulevard at 18th
Street/Rochester Street; (5) Pomona Avenue and 17th Street; {8) Newport Boulevard at 17th
Street; and (7) Superior Avenue and 17th Street.

o Year 2016 With Phase 1 Project TPO Analysis — Intersections identified as deficient are (1)
Newport Boulevard and Harbor Boulevard and (2) Newport Boulevard at 18th Street/Rochester
Street.
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o Year 2016 Cumulative With Project — Intersecticns identified as deficient are (1) Monrovia
Avenue and 19th Street (2) Newport Boulevard and 19th Street; (3) Newport Boulevard and
Harbor Boulevard; {4) Newport Boulevard at 18th Street/Rochester Street; {5) Pomona Avenue
and 17th Street; (8) Newport Boulevard at 17th Sireet3; and (7) Superior Avenue and 17th
Street,

o Year 2016 Cumulative With Phase 1 Project — Intersections identified as deficient are (1)
Newport Boulevard at Harbor Boulevard and (2) Newport Boulevard at 18th Street/Rochester
Street.

o General Plan Buildout with Project - Intersecticns identified as deficient are (1) Newport
Boulevard at Harbor Boulevard and (2) Newport Boulevard at 18th Street/Rochester Street.

Air Quality

Without mitigation, regional {mass) emissions of NOx are forecasted to exceed applicable thresholds in some
construction years. Though MM 4.10-1 would reduce the emissions to less than significant levels, the availability
of sufficient Tier 4 diesel engine construction equipment cannot be assured. Therefore, for purposes of this EIR,
the impacts are found to be significant and unavoidable {Threshold 4.10-2).

Long-term operational emissions of criteria pollutants would not exceed the SCAQMD mass emissions
thresholds from initial occupancy through 2020. However, as Project development continues beyond
2020, emissions of VOC and CO would exceed the significance thresholds, principally due to vehicle
operations. Therefore, the impacts remain significant and unavoidable (Threshold 4.10-2).

The Project would have cumulatively considerable contributions to regional pollutant concentrations of
O3 (Threshold 4.10-3}).

Greenhouse Gas Emissions

The Project would emit gquantities of GHGs that would exceed the City's 6,000 MTCO2elyr significance
threshold. The Project would make a cumulatively considerable coentribution to the global GHG inventory
affecling global climate change {Threshold 4,11-1}.

The increased traffic volumes on 17th Street west of Monravia Avenue in Costa Mesa would expose
sensitive receptors to noise levels that would exceed City of Costa Mesa significance thresholds. MM
4.12-5 requires the Applicant to provide funds to the City of Costa Mesa 1o resurface the street with
rubberized asphalt; however, the City of Newport Beach has no ability to assure that the mitigation
would be implemented. Therefore, the forecasted impact to residents of 17th Street west of Monrovia
Avenue is considered significant and unavoidable (Thresholds 4.12-1 and 4.12-2).

For portions of the Newport Crest development, there would be a significant increase in the ambient
noise level due 1o the projected traffic volumes in the buildout condition. MM 4.12-6 would reduce
impacts to levels within the “Clearly Compatible” or "Normally Compatible” classifications but would
remain above the 5 dBA significance criterion in the General Plan. MM 4.12-7 would provide interior
noise attenuation but because the City of Newport Beach does not have the authority to mandate the
implementation of mitigation on private property thal is not on the Project site, the impact would be
significant and unavoidable (Thresholds 4.12-1 and 4.12-4).

¢ Use of construction equipment would result in a substantial temporary increase in ambient noise
levels to nearby noise-sensitive receptors in the vicinity of the Project. The temporary noise
increases would be significant and unavoidable due to the low existing ambient noise levels, the
proximity of the noise-sensitive receptors, and duration of construction activities (Threshold 4,12-2),
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Attachment No. PC 4

Draft Response to Comments and Errate



Attachment No. PC 5

Draft Mitigation, Monitoring and Report
Program



Attachment No. PC 6

Correspondence



Alford, Patrick

From: Dorothy Kraus [medjkraus@yahoo.com]

Sent: Monday, October 24, 2011 3.07 PM

To: Alford, Patrick

Subject: Newport Banning Ranch DEIR - Comments and Questions

Dear Patrick,

We object to the Newport Banning Ranch project as proposed. Please include our comments and
questions below in the records of any and all proceedings relating to this project and its successors.

Regarding SECTION 6.0, LONG-TERM IMPLICATIONS OF THE PROPOSED
PROJECT, Sub-Section 6.1 ANY SIGNIFICANT ENVIRONMENTAL EFFECTS WHICH
CANNOT BE MITIGATED, 1st paragraph under Land Use which states starting with the
fourth sentence as follows:

"The proposed Project would result in a
land use incompatibility with respect to long-term noise and night illumination on those
Newport Crest residences immediately contiguous to the Project site. Tha City of
Mewport Beach General Plan Final EIR found that the introduction of new sources of
lighting associated with davelopment of the site would be considerad significant and
unavoidable, In cerlifying the General Plan Final EIR and approving the General Plan
project, the City Council approved a Siat

tement of Overriding Consideralions which notes
that there are specific economic, social, and other public benefits that oulweigh the
significant unavoidable impacts associated with the General Plan project.

In the first sentence, please specify what Newport Crest residents are assumed to be 'immediately
contiguous' to the project site including street number and street name e.g., 3 Wild Goose Court.

Regarding the underlined sentences above starting with the second sentence, the Banning Ranch DEIR does
not provide a cross-reference to the General Plan Final EIR where the City has approved a Statement of
Overriding Considerations.

Please provide this cross-reference to the City's General Plan Final EIR for clarity. Also, please provide specific
examples of 'other public henefits that outweigh the significant unavoidable impacts associated with the
General Plan' including specific benefits that would outweigh the significant unavoidable impacts related to
long-term noise and night illumination to those Newport Crest residents contiguous to the Project site.

Thank you.

Mike and Dorothy Kraus
10 Wild Goose Court
Newport Beach, CA 92663



Alford, Patrick

From: DORENE CHRISTENSEN [dorene_3@yahoo.com]

Sent: Wednesday, November 09, 2011 11:45 AM

To: Alford, Patrick

Subject: Bruce Bartram of Newport Banning Ranch, DEIR comment ||

This is unbelievable that anyone here at Newport Crest Homeowners Association would agree to allow the City
of Newport Beach to invade our private property (Ticonderoga Street)

and actually have this agreement recorded with the Orange County Recorder as ” The Agreement for
Ticonderoga Street".  This was apparently done Sept. 19, 1984, 1 have lived here

in Newport Cresl since July of 1976.  This so-called Agreement was never discussed or brought to a vote for
the members of the Association. Newport Crest has 460 homes - and with this

many families involved - how could an agreement such as this be accomplished without anyone's knowledge?
This sounds very fraudulent to me. How could the city even consider

making this simall 2 lane street into a commuter roadway?? Ticonderoga is our own only way to enter or exit
our small neighborhood.  Taking our private property & making if into

acommuter road would be a disaster beyond words to describe it. PLEASE do not let this disaster occur.
Thank you for your consideration.

Dorene M. Christensen
19 Baruna Coourt
Newport Beach 92663
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Mr. Patrick Alford

City of Newport Beach
3300 Newporl Blvd.
Newport Beach, CA 92663

Dear Patrick,

On behalf of the Newport Crast individuals whose signatures and December 2010 letter to the
owners and developers of Banning Ranch are enclosed, we hereby object to the current
proposed development plan for Banning Ranch.

As stated in the December 2010 lelter, the location of the proposed Bluff Road is of grave
concern. Arterial roadways should not be in such close proximity to residential communities,
Additionally, the planned development will have significant and unavoidable impacts on the
Crest community such as lighting, air quality, and noise.

Please include these materials into the official Newport Banning Ranch dEIR record and any of
its successors,

Respectfully submitted,

-

{
.

"D . L4
-.‘,,/,;i\_’\_&-i«'k c(,( d\ﬂﬂ- AT f.L;\)g (/Z A h
Mike and Dorothy Kraus
10 Wild Goose Courl
Newport Baach, CA 92663
949-337-6651

medjkraus@yahooc.com

Enclosures



Decernber 21, 2010

To: Mr. George Basye, Aera Energy LLC, Newport Banning Ranch
Mr. Philip Bettencourt, Newport Banning Ranch
Mr. Mike Mohler, Brooks Street, Newport 8anning Ranch
Mr. Chris Yelich, Brooks Street, Newport Banning Ranch

From: Concerned Newport Crest Residents
Subj:  Banning Ranch

Gentlemen:

Thank you for taking the time to meet with Newport Crest residents at the August 2010 Mewport Crest
Board meeting, and again in late October at the home of a Newport Crest resident, We also appreclate
your taking us on the walking tour of Banning Ranch in early Navember. We have been most impressed
with your professionalism and your willingness to meet with us.

However, we are compelled to tell you that the current plan for Banning Ranch is unacceptable to us.
The location of the proposed Bluff Road is of grave concern. Arterial roadways should not be designed
In such close proximity to residentlal communities. Addttionally, the planned Newport Banning Ranch
development will have significant impact on us including pollution, noise, lights, safety, security, water
use, and lost views as well as the destruction of Banning Ranch habitat,

Our preferred option for Banning Ranch is in keeping with the Newport Beach General Plan which is to
preserve the entlre area as opeh space. A core group of concerned Newport Crest residents has formed
with the goal to organize all of Newport Crest to preserve Banning Ranch as open space.

It is our understanding that Measure M money Is available for open space acquisitions such as Banning
Ranch. Such rmoney could cover your expenses to date and still provide you with a profit.

We hope that you will consider this ‘win-win’ approach for all concerned parties and we can contintte to
work with you and the Banning Ranch owners to attain this goal.

Please let us know how we can help. For further information please contact us at

danisofMey it ren i ey o caris

L pedice

Sincerely,

Signatures on following pages

cc: Mr. John Mazzarino, Managing Director, Cherokee Inyestments
Honorable Mayor and Members of the Newport Beach City Council
Mewport Crest [Homeowners Association Board of Directors
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. P O
Address: \( { 1( \L/’)C} % N\ - Address: / {)-/)_)/ s /}’ s




Letter to Newport Banning Ranch Owners/Developers from
NeWporL Cregt Resndems = Decembea 2010

=y e —— =

= e T

. 7‘/) . T =—’-> e -~

Signature: 15')%[_),(}. T Y Signature: J\ " /‘/
Print Name:_ |3 1L L {OEAVE TS Print Name: Krf(/ um/ (}()V‘(S[fﬂ/\
Address; [/ 00 yf‘f“’/ o Addrass: / S("EA’W ,f’,
Signature'\'—-—-f: L CJ- i -—; ‘%/ 5 Signature: ( J’/} g [/ I \ 7/,: A
Print Name: ,\)/m)//m ', /ﬁw/;/w’(/w Print Namé:_ )mﬁ/c/g WY/
Address: /£Y /O///<; e g(/ Address: ) 1' “PC L ETY ﬁ?(\}—/"

/
Slgnature: ]" T‘ ""'L; ( Ay . Slgnature\g/[\}/l/w\\ /6/\"\» ﬂ‘\ J;‘Q/(/V‘/"/ y
Print Name: *—.,'_‘s\f,l-..f:.},u { pL-”-,__-i ) Print Name:_: H’FIJW ’fﬂg\z’ f’i Rt J\
Address: _\_{") 1\.i.'.-;—‘>1'>=, C " Address: // ::7,(’/\{)/(, e CQJ/ \JP) (/L

\
Signature: th AL //‘6 ///3}5’&’1&/ Signature: /( ;\_\-
Print Name: «JI’HJL ( l/ljﬁ’PDL;’/J Print Name: (AT ol N gl

Address: Q (-)(f\/%gev C{ Address: L?:: P T

.. \ f\ )
Signature: ,2[ /! L-—-—- Slgnatgre Af‘ M—J{ % ”()
Print Namﬂ/ Y\ J'I\H HHI\ (e A PrlntName \{d . >\ KL’? )
Address: \\Q\U\ (X( \ '\J\b Address: .. ()(8,( ﬂ/‘ ( H‘
Sighature: ,j A gi «:%,' Signature:&/x,‘f/)ww ,l-).,-/ l/,a /é( .
Print Name: - jzl/\fé 63'7’-"’3*,' Print Name:_ | A =5 12, 300
AddreSs: ._I:Z’ S(:r'}:_/ !i‘/fw‘i\ (:((jt-’ fi’jr Address ,‘-'- 53 RAEN A o 75

Slgnature- / C\ : L\f[—jl Ty Signature: f/ /{Z

Print Name: I\)f} 2 M ‘iP‘J = (jf(tf”f(‘ Print Name: /)// 5 J?/ 9.0

address: |4 D20 A7 padess 5y /‘\/ gsey O LRbbS
a

Slgnature;'?/\/b""/\ (ﬂ‘/tﬁ—_ o Signature: L e

Print Name:_JiA .. i) /\nr' 2 Print Name: }'.i,_-,,__z L/ //,J/( /‘9

Address: ?; (8 Y | Address: 4072 CoxomBif o




Letter io Newport Banning Ranch Owners/Developers from

Newport C rest Resnde

nts December 2010

=i ———t" S -+_'-:d e
./ (.,
Signatwre: 5/Cc/i’( - ,/Z’({"" ﬁ R el

PrlntNarne'V/("/ff /\(" L (e f’/
T /o/:; T

Address:

/f// /
Print Name: {)/g,‘? )(’/ﬁ'é/j‘/i’! _—

Slgnature: Z p s

(?F/.,//’ﬂ/l Lrld
-, ?

Slgnature: /}{Z/L{ uf" =/ ((,r(,/’},(,{ /;1(0
Print Name_é/ (‘f}\)}()!\[ [ /lef
Address: r [Mﬂf (O(f\ Cree T

Signaturel-”)/ (U/\

Print Name: %(Yy\f\\\ﬂ A 4 UU\'\\)LLK\/

—

address: |\ ., \mn\[\ \(/(‘\ (R.l-"
Y4 7

Address:

// //"/

/\/3)//.

Signature: ,_//"7’/‘“’

/7 ,v/}'f (

7 Jama [0‘«;
.7

Sighature: /#M//} ) Py -
Print Name: l\/ﬁ(’h(r(’ T\](‘QALQJ
R7 {ma Leo

Signature: S /(/‘/[!L\)

Print Name: ,ng £l MC?/M/?/([

Address: 3| /iﬂ/ld Zr)/l ("L
J

{ 3
Signature:, ';-il.j

Print Name;

Address:

Address:

Print Name:/*{ ez ,\/n\ /] WS IC H
32 (7 A Lol O

Acldress:

( \‘] .

= e

Signature: = #L/wﬁy?gm@'pwg/\

Print Name: ﬂﬂ (L(Lk; 5 N BE R ""U«.'J
Address: 5% g Lod (‘T f\)fﬁu)F’UﬁdT' gfﬁ)"t’d‘f“l((\g\

Slgnature: ﬂ/k,yf,@), (- ut/‘m/uf
Print Name: /)IUJLHC_, QUH\ rr

7 //]ﬂu,;{),;!/f,féau /-

i Fers g
Led m = e

Address; ~23 \.\wj./‘“f‘ C{”-. A/ a:/wb( /530*‘/1{ CA
Signature: QZ’M, 7V g\“}},@ W

NN
Print Name////; 7///’9///" CA%MA/’

M ’D,ﬁ\’g ted
Address: 5Ji!fuﬂzaf @Jw’// LA V}C//

Slgnature‘“*é AL u(_rg\ ./ / // ////,ds(/t,/
Print Name: /’/}77}/6 /9 \ggz// ///Z/t‘(//)

Address: /!(/ r’?/l(&’ ﬁ/z ﬁﬁe?/é/@j

s
Signhature; fﬂcp/// JZ,L(
Print Name: \\/\ ] H (_ c (J\\,

Address: _ ())u NN C AL

Signature: CMJ huey W\C Pl[ \r\|€\( ]
Print Name: ( (U/L LA - /b\ (i R\fj
Address: 2.0 )LU"H Lf -

7 T
Signature: SOVLL;L }<J : [p/i'ff"[i(ﬂ/'\.,
PrlntName L’YA{_\(( ( (i)jzf)&_/;\]
LRSI O

Address: ) -,/u,u

Signature: \

Print Name:

Address: u




l I K o { Fany L
, ( -
VI Ry SR
/ L - *:.'\\JL: B i
etier to QWIFOR’L anmmg ancn ers SVelopers (o
& Leti N iB Ranch Owners/Devel fr
( ) - Newpert Crest Residents - December 2010 3
e = = R T S N e ) T T D T S _._."':5’5_..-':-.; P e W e ey
[
( ¢ PR / ) S
Slgnature: (\ RN \[‘/\’ o Signature: /f ic.g,’w,( ( )/az‘-v’-»z,},/?,/(_""‘
T N - . NN e - P .f e
| ED BURCHILL Print Name: Ef—l dJu/ il DA \/J eI
i ENGORE CT e Y e o
/(| NEWPORT BEACH CA 92663-2364 Address: 2§ L'ud CGil G oy
signature: . Signature: H_/'/" ’/) _
Print Name{'\i\ (P ( (U \( i \ Cl ) Print Names_ Tonn_ =0l "‘/‘a‘
oy v, “ - T
Address: _.1‘>,-'% ( \[(\L: P(, - Address: Je ke 1
N T | ¢
Signature(:_ _\\I\L \( <} A !Qk lr\ Signature; _ (£ , tl £ e -
Print Narne: Print Name: /\J‘ Py e’ T H {(
Address: ) ,,;f’% Address: /.()/ C’l core I
o (" ’ ~ : \n. r . Y
Signature; _ . "/’{/' ,/ e J . ), Signature: }/\’\ // = S ,/\((,/,

Print Name: ;)Z L/) /ZWKC (// 7 prnt Name YN e N G ek
Address:, g//(‘/" ’ZZ‘ & i /[ /’ Address: \g T et (_'—4\

N P s s r
Slgnature: N S N /,-,1“ ,./'{L-.f‘ Signature: | / .!\’ ™
T , ]
Print Name: _[(J( & é/z’ IR / (ives /( print Name:_ & ({11 \,\Jt-\b\{,\'{ {
Address: _ )Z L Vi gl LJ@;, Address: ('{} C’ha Bl ot
g . 770
Signature: - o AR - o Signature: //'
Print Name: Li » <l el [0 Print Name: J]/"f/j < Dj (( 26¢ (\
} . 1 ! N T AN
Address: . )7 [ Lo~ @n0  (iiua s Adclress: Lt [ ( 0 1 (. JAJ\J'% | I/r
(>0 TN _\ ’ ’ J
Sighature \J\J\.f\ - l ’ SlgnatUrE: ‘- ;i’f‘_ E M :( ‘/-'!éf ; U,“-.
Print Name \ L‘f\M RAV ENIE Print Mames_ [c2 230 (Mo 7S
Address: .5 52 WL (,..{’7\11 | Address: A sl e /'/" - 77

N R /\‘- ] e /
Signatiie; o Do G0N e by de f  Slgnature: _Qj__»_ )*/r I ( !
B TP C e T
Print Name: ./ -_7;"- ‘\,J,_"‘, {577 0L o Y N print Name: i ( [/[ j

«
S A R ; ;
Address:w)r aid b — Address: -\) (_\\» (. ” 'C ‘!(\k




(v

- o
Letier to Newport Banning Ranch Owners/Developers from 7~
Newport Cresf Res:dents Decembcr 2010

> — e — e = e e ]

< ) .
Signature: __, ) (::, TN Signature: ; “:,,,..4, </ (/M
PrintName: DA Tour . R PrintName:_ Tl Vo<l d
Address: | (- ALLES o Address: _& 5 A N C 7
) i
| A Y.
Signature: /}/! f"(’(uz)? )‘Y MEE e Slgnature; ‘} i
! < e . o - P =~
Print Name: M"""("l{‘i Mefeacs Print Name: w\\, Anlds Sy e
Address: Lo /}m;( s (1 Address: | \” LS L‘
/ \"“‘( U oo o
Signature: \/1 L L/z,,{, /" (}4 Signature: _ RN (k \--)"‘" - ) [
. bl
Print Name: Lw\(-iﬁf'_.,,g f \ca“ Print Name: \(x{\;’j’\',u‘ Ll (oo
Address: “l ({ A St Address: \ ) r'\.' Le ( 1
Signature:(_ f./}?xy//{;f?i?)f’ { /’\/7{ A Signature: __/ foIRe 0 Ar it s
Print Name:, ]y |} FACYTC ]@/] & Print Name: -~ /0l 0t S e
AddrE‘SS “"’) \C/L’LU \\{ R C} THC/(,‘ Address: .“{77 7 ,-'\'/ r-(.-j [
. v ¥ "y e e f ), 3 . ,/ . \
Signature: /((f//(/(( Signature: J L\f LA R ,(,, I P / /, :
Print Name: /c’/(r ra l-’ //(',k ’- Print Name- [ h(f . \,\/ fYr Ve // /;/\ A p
Address: _/ )’)/C/} 6’:7&‘0/ Yei g, / Lo, Lo Address: i /'\ ' """) (.JT/////-‘
' '/‘ j [P J‘I i
Signature: _~ . coAt Slgnalurefl gl g /ﬁ /.. |i(/|\ Spo ol //( { o
Print Name: e ("lT:SZL.\:Y'c-T',Q,L.-; Print Namé®. Jd( \rj \‘{,\ [y e el e gi . 3\r Ao
Address: M /i-c (.5 e Address: LL /' )e d . /} / ;ﬂ?( ‘. ,f/ 4 [f §’ k //'J/r’j
‘ ] J
Signature: ) \ g {-"..('._ ,..( .n) )] f‘JJI - Signature f/"f,/_l ‘- ': -\‘ g /( 2
Print Name: jm (¢ by iy et Y L 06w n PnntName [ 3L \ \ ¢ ] \ V(!
Address: f AP ACS oo bt Address: I// (/r/) (/ 5% { f LL //Jf ( / {//(
t i // ) [
v ] _
Signature: ___f ("vlz/(// [ ///4// Signature: \/)/ L
[, i e
Print Name;_ \/«’\m / RE ‘i Print Name: [ it (” %

3 A ~ o
Address:_{L;J //ir’l,/*(/ ((/ Address: A {[Yﬂ.’f (.



J%etter to Newpert Banning Ranch Owners/Developers from
( NeWpom Crest Resgdems December 20 10

- s ey

T T e e e P e

J“f/“ /ri/b /

.S', /(.

Slgnature:

Print Name: /// 7oA i LI

Address: 6 /f ( 7.6/ U ',/ i\/; _;

¥ P

Signature: \/ ’iﬂ/lq Jw’j J//L(/
Print Name: () U({ /{ e b(’f(‘/{
" q N ("> ( UL’ \{

Address:

/ / // / o
Signature: - }; ) AT ( /
print Name:_ Mt | £iun e b
Address: S JARIPOS (-\ .

! / .
Signature: )}\{,C,ﬁ (,CU // ¢ ?»Vf
Print Name: /))f//L)(f// /)(j/)[\
address: /O (LI ) (? AT

Signature: / t'v/"- } /\
Print Name: !(U,\U\ \,‘f {“—'Ll‘ -

\ru&(l/\t |8

Address:

Signature: ' L’ U\ \\/\~ L/ /\
Print Name: \\,\\ (i (k.\ ‘n:\ {
Address: i Niv, = {

Slgnature: ,N\ fw D [n/\/ M
Print Name: { (v\_( ‘j‘; é‘) LA e t/\
Address: '\ }’,\ R Lr\ :

3

Signature; “l ‘JJ« o \ TNt o\(»‘(

Print Name:

Address: D)g) () (\ UB("()‘;(’ 'u\\ (v_lt'

Signature: )Wﬁ/’T\LU(— ’/)//f/@/
Print Name: / /\rf_ J( ” & GIV[)

/ /‘(1 f“e C \(

Address:
Slgnature: } Ve \i | ‘ﬂ{, \G— UL(_

/ 1o ) Lo e
Print Name: :]kﬁ' hf/ - ‘,,.’; ) l"“;\ P (¢

,-")- ;;,1/ //\\, 1‘7‘_ \) ('_-_,.[. )

Address:
{ SV
Signature: '( o /,K[/é\[? (’ [’ ¢
Print Name: t“J il ( [U’I (')/\(’%(9'( [uf
Address: 2 /\( 145 @/L
Signature: "/{ / /M o /\ ;
Print Name: &){L 2‘\/) ( \‘ d f(
Address: {/% 'l( S (/\ . //‘ ,
. , _..) e
Signature: _ - U 2% /(’{’7 /;L" Z

Print Name: /> /7]7/4 // ( %ﬁ/(_’)
Address: /7 /.L/)/Zf_ S /,{)///L«/

Signature: p\ }\\S\A \“’[\r\\f}\(\) \()JL
Print NameJ./M\\Q ﬁ\k{)\\,lﬁ@ (!k
Address:l L Dy (’% L4
COmM UL
i h ) {m/
}f

i Q [ L ) /’k u A
= X

Signature: _."y

Signature;

Print Name:

<"

Address: \

; /

Print Name: \V)(K\ [\{ ,[ “] 511“.“5
NN

Address:




Letter ic Newport Banning Ranch Owners/Developers from
Neme t Crest Resndents Decembel 2010

A ,
Signature: \,5"(/.!{,{{#-‘ /&]@r/ﬂ-z{//(/((' Slgnature: _ L\%\.}Q/ AI/WU\’
print Name:_ Asuda /Mbden hall Print Name: gh//\,/{’/ I\/|&(05

Address: C‘i‘rfwﬂ&f.',w -)(C()a‘?‘ , rVB! CH Acldress: % RDW)H 0r 0] (}]26 L5

Signature: ff/p’frfvtp?féj?/fﬂ/m;{/_m&Jrggp(/‘ Slgnature: ﬂ & /’Z*%é/ 4 Lél ,@,//
Print Name: < harles //1\,mc|cm)m - Print Name: (()) @(}50’\) dé’/;@///éﬁ/
Address: c) (ch}!or}/ f‘cm ] /Vme/?a/ f/fdf Address: 6 ﬁoém} /?(// ALE -G 65

7 ’ / g
Slgnaturé (,,K}/ “‘C~L ':/Z"f" - Signature:

Print Name: l7/f/r/ J/ oy o5 s er TS Print Name: /// //49//:)/4 é{ﬁ\
Address: £ (o (Q(’—///( il Address; /[ ﬁﬂb()n @ N

Signature: (, ////)W//% Slgnature: L/_Q/?)/{TVD

Print Name:_ Ty ({) po o (Yo, Uu’,m Print Name: L—Zél"’]/\ E/HQ/LWO
Address: L[ﬂ (mm zr;/s .Zl-{-f(q Address: b QO%W\ C%

Signature: /”/7/%////////}/ . Slgnature: 7(’% ﬁ"’
2 e Print Name: ﬁb’/ f@O@’ﬁﬂ‘S
Address: .} /o] o )//r’ !‘I’ /( Address: J{G’@ﬂ@w '\’/ <7J'

7
) 'M v RS
Signature: S e i 0 Ao Signature:ﬁ( e v

Print Name:

Print Name: K)HVJ ijux,m print Name: L » a) b [ 0ud RS

Address: _ 2/, (Aoodpedt O Address: _f<7 %féwiéd e

Signature: / /P&‘“”’ - Signature: G@MQ.; (’Q\Wéﬂw

Print Name: /_/?/D \,f Joves Print Name: 7#@ /4 (’J;ﬂ. (/MW/

Address: 7~ ﬁdﬁ@ﬂ/ﬁfﬁ/«jfﬁf%é)mdress DZ/Q G?lz‘?ﬁdﬁ’{/%c GL

Signature: %/% Signature: Z<) [‘t J // S{rd

Print Name: yS2e vt S Print Name: {\u [n i /” ("(. U
Address: 9(&9#30&) T /\)L@ CA 92(6@5 Address: /2 N /h ‘ f(a{// (




Letter to Newport Banning Ranch Owners/Developers from

Newport Crest Resndents December 2010

=TT w e ———— T E e T

Signhature: (_ /MW Vl WL d/(w m,/

Print Name: : Fo M E, F_QSTL&Q,
Address: é@ g:l\/t WLWWUJ/% (%‘M,n'fh{ﬂ

p——
Signature: @Qﬁﬂ\ T£@4V/QT\

Print Name;‘\*l_bﬁp !r‘D Re7ETL
Address? S/ &Mkf/WOWQC;D BZVI";"

Srgnature ’; Mjk " \/?/
PnntNa("ne‘g{/(fkdm L /H((‘(,F’g’xﬁ )
Address: G lgl{,ll’lﬂl? Zodenicd (i f‘

Signature: //)////Z/// (7%@ O s
Print Name: [ﬂ// (/,ZJ”!’
Address: ? :DE{J/JJJJ/ Epnd CoiRA

Slghature: K/I,W;E

Print Name: {U&‘NU L eATEL
address: 1 SUAmEw i d

Slgnature: " )

Print Name:_ "™ y~e |
Address: ! [ S -

Signature:%

Print Name: A€ itr /R g/
Address: / 7 SUM R L p

,
i
i
<
"
|
bl
-
&
\
-

Signature:

Print Name:

Address:

Signature:

=

Print Name:

Address:

Signature:

Print Name:

Address:

Signature:;

Print Name:

Address:

Slgnature;

Print Name:

Address:

Signature:

Print Name:

Address:

Signature:

Print Name:

Address:

Signature:

Print Name:

Address:

Signature:

Print Name:

Address:




Letter to Newport Banning Ranch Owners/Developers from

51Bna-lure /(//mw {/ //

PrinlNa/"‘J(ﬂlflrp“”’OH /)c”’aﬂh
Address: .0 l/(pb d ?Q

S!gmture 24///1/47/)
Print Namg “J;/’Z »///(/?.”JS‘?
1 L |

Address:

Slgnature: ()//(// ~yia 2l

\[n{( KOV(/CQ/V

17 Lawdlned ¢

Print Name: .

Address:

Signature: Q_/? /M)} ,u-z/tx,m 2 /%/g ! .,u,La,oyu

Print Name:?_ {a r‘c{;;ml crie. Dauidson

(o Land Fall (4

Address:

L /7’ C_;a__

Print Name: -.{;' i\ Lo /// £el

Signature: <

Address:

: 7 LI
L/ o 'ﬁc_ L (__“(",
Signature; Q}”? }4,-:4’:6;;/ Gl
PrintNamf/m/r;’bf?[e:S?}@g/-;,/j)
7

B A S

Address:

”
Signature: 47’4‘7 i LJf«:)fLoL’ AN

Print Name: N’/ o G Ll

Address: /9 L g PR L @

w . F -
: )w /fxfffgvu
Print Name: /_ ;? i /3(’!"" /f;"/ '

Address:_ﬁ/ Z~6l/?()7r';\// ('L?L/

Signature:

N(;)gpm_t Cy e;ﬁt Resudents Decembex 2010

Signature: (‘JQAUQICQ (1‘1 (‘/vb» S
Print Name/(/)/f/ ﬂ([)/t’?/ﬂ//’]/\{:/(l(/((,
Address: /} _934/// ( (‘j/)ff;'?d

Signature: //////? /’LZ'{/( ///J/?//’V &
Print Name: /’)/(/}/QW Z (, /?//(E
/\ddress/ / _)Z/////’/ ///\)7‘

S|gnature( /\/\-t—f\ U \aﬁ_/\u,\f
Print Name: (/'v\\ \)\\J{ AN SRR

Address: 7% SR bﬁl
Sigriature: ,N\..JMG\L(\/%/ 7\

Print Name: \ %o\u\ W) W\Cu\,\,Caev»US
hres CA

Address:

Sighature:

Print Name:

Address:

Signature:

Print Name:

Address:

Signature:

Print Name:

Address:

Signature:

Print Name:

Acldress:




{ettpr tn uﬂ\‘ﬂ?’%’hﬂvfﬁ' B "3‘3"“"."'”1(? Dan

FOLRA PRI P4

Fras ATy T =t Ve / T

/

/,,,/ /'f .

Signature: -~
Print Mame: /‘—L’-fy_'f_l,’t't:)’r '
ooty Ci

%fiu-{ §

Address: /¢)

...,___l) A
< .
Prini Narme: L2ug ey Syetans

AddreSS: __(ifj‘é’ -u.‘_ (' [/ { 1

Pitabedolubiron M?’(f/\
Prinit Narme: l((\ A \(J\b‘
st LG uli,u\\ (it

Sighature;: /\)[/9!" . /J "\
Print Namé/. 1A 541 j \|/[3\f’(( i

Addiess: \\/Cwowi Wi I\ (w,H 5

i1 £ \/ ///(7//L///Jg‘_¢/ e
Print Name:-. ;) L) { {|/\”,{ Z/[u

Address:_tu. ( AL U’(L"’\ k ¢ (A UU& V*
w/ < _‘,.»f—a B
Signature I___‘_:,_.. e .

Print N’1me 5/'((’7 ﬂqﬁl} //ﬂ
W8 Sth 51

P
___;QJ \
Print Mame: D(\\f/\f\ t\/\‘r‘\z ) o

Address: \ (\\M\\ ;\\ ["

Signaturer_,

L\J (

Q ———
D;u..

Address:

.

Signature: __‘LJ L (! f\k L
D ‘\\\‘ N
{((5{ \l\f \\ { J‘\

t

f
|

Tttt Alm — -
PR ST T

Acdress: ),) )

I‘Jewpm Y frpqn ‘“@sxden

ke 4
Loy EN
i

58

Slgm’rure e Y

Print Mame: ﬂ//’ ,_‘/:'w}fw'_/'/ PRV .
| O '_}(l
Adldress: IL . fF >

* /

B \\h i “b\—\u\mfd .
Address: .\“\ j J\f\\P
H /(!

Jgnanure: 1 )_L;/ 0/ (!/,\(//
ornemame U VYA

Adriress:

Claapiatiirmna- °

Pring Nmm

AU

Signature: _Ui’l e H/ (\kb \\ (G

Print Name: L LLM ; “( Lll AN
) ((_\\»iwk\*

Address:

//("/( Lj/ ch’} ,;) ,./ML';.&__

swgnawure: i 1
S /// VB2, W C}/)M p ",
Address: ﬂf/kf (/Q (e Lp (vh\/—' '
Signature: (/"”M //z(/z:'??(

i
Drink Mamn: ( 7‘-— ()-/— / /( @Mj
Addrace. ! ALY (f)(*/[_(‘)( AL s

1

hgnatare: B

Print Name:

Address:

Signaiure: o

PO Mames

Brlebyrmer:



Letter to Newport Banning Ranch Owners/Developers from
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=== T = T -:—w-——-—_._a-_-myu:m_—.nnv e e
Signature: _ WWV‘L(. Signature: N

S f
Print Name: on ’Faﬂk Print Name: Q\ﬁi\ah‘al‘s \\»\“(\(XA\
Address: | D Ir‘ bute (ourt Address: \\?/Lmu_\m Cox -

gz

SlgnatureC79 W//] ﬁ(jVW Signature; ‘%/ﬂ///
Print Nam%?%@fl%h’ LOLM@&ME Print Name: ]/’delahWﬁl 0
Address: maﬁ»w&ﬁt@ C)Uf oy Addr6355 e an U—T—\

}FE T Signature: gmr@

,\Zk]ﬁfPrint Name: ER1< F';N'(,C/
Address: 2@ el

Signatu

Print Namer

Address: .75 ?“&3(‘0\@(,\6 O(

Signature: ;fé iﬁ/fi——j& Slgnature:
Print Name: M[CH{‘_’%’(:’C TANDIEZ C. Print Name:
Address: 24 ESCAbpe T Address:

Slgnature: Dﬁ\r\/ﬂ/ﬂ/ é T Signature:
Print Name;: mcﬁ ( Ce “ . _(Ar Print Name:

Address: a\C,ﬂ {S(»ﬁ@ 'L(,Qﬁ Address:

1/‘\ Slgnature:
Print Name: ,_L J&M M ”(‘/LmSlﬂfJﬁd«/rlntName:
Address: 5 401/6'/}\}'6 Oj{ Address:

Signature:

7
Signat% //W/M: T Signature:
PrmlCNf{e (—/cauuuwae, (‘,/Eokd,y Print Naime:
Address: //( /Zq..u-.scéf{ 5@—) Address:
Signature:%n&b.f &\N& Signature:
Print Name: Se\ \\L \'—4 ALY Print Name:

Address: i )?Q O\JJ\N\Q&xm Qja Address:




Letter to Newport Banning Ranch Owners/Developers from
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- —

/ .
Signature: \ 'l ‘/\ k \ S Signature:

Print Name: %” 1| ‘)' A ] YALVER Print Name:

Address: j( J ( (,L \J\J il (\ ] Address:

Signature: ) ] f-f Signature:

Print Name: :.’7"7'}2,4/;’/%//?) CoSOUTHER N Print Name: -
Address: 2L Gy DY Wf( » (_1{/)7_, Address:

Signature: : \f ’\’ i Ppy e Signature;

Print Name: Print Name:

Address: ﬂ"/ /- & e Lk&( Address:

Signature; (;’M’*jé’//"k?’ Y//'l’r@#’l’(/f/\/ Sfgnature:

PrintName:rQZO'f“?‘ /Ci//‘}z:"b'f(’"”fk/ Print Name:

Address: #/ ng/@z"f/ w "jﬂ"(/ Address:

Signature: Signature:
Print Name: Print Name:
Address: Address:
Signature: Slgnature:
Print Name: Print Name:
Address: Address:
Signature: Signature;
Print Name: Print Name:
Address; Address:
Signature: Signature:
Print Name: Print Name:

Address: Address:




Letter to Newport Banning Ranch Owners/Developers from
Newport Crest Reswiems December 2010

IS —._;// #_J:—_ —  — | | \q—_h //F—’)

Slgnature: /. e Sighature:

Print Name: /p//}////cgf;b/ ‘5}()55“'4" Print Name: .' = f"H =V

Address: (7 MOTE CCury Address: \ U\\ [ ('?bf"'\l( (av‘iig

. D\ TV .

Signature: RUDUEy {:\';»g,&‘k,@"’ -:), :‘ )\ 3 S\gnature 0(([/<\(/Z (

PrintName:. > VLY vt AN Print Name: 3 N L‘fhi Z—

Address: o4 wa tps Lt bl Address: J l \’Vf L D YJC( “f ([
BN ¢

Signature: & R ~  Signature:

Print Name: :_3 W, ”1/1 i ’)L WKt Print Name:

Address: {7l Wa (/ (wd’ '9,9— : Address

signature: 4} e u,\u /é /C } \I/ ggnature

Print Name: ,-’—H OxXan okf o ) //\ el/\ Print Name:

Address: . (p /{/Jc/ C’ DOSE (¢ fﬁ Address:

Slgnature:il‘-!_l({ [ !,/-l L‘(" ('("ﬂ' Signature:

Print Name:- L[ 1‘“”\} //':/L,«~ , Print Name:

—

('Ut\{s\(' ((/ . Address:

Ol
Address: .1 l,i |\; vql ,(
,_/}'

/
Signature: /{,[ﬁ . (/LC ,‘ Signature;

®
Print Name: }\(!CC( ’:)C C‘ (,‘ % Print Name:
Address: Z(! b s Lkﬂ (‘\L‘ '\--f Address:

Signature: ” )’N/‘ e f ALpten R Sipnature:
Print Narme: /“] ,.-'[/ A ( ‘fa-_’_ in Print Name:
Address: < % é‘\«' /\ (‘)(‘)L el ,% Address:

Signature: \/\/\/\/ \ o Signature:

Print Name? H\f’L b IT\' P}L NN VU Prine Name: -

Address:_"'___y,\,/, AN AR G Address: -
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o
G e
Signature: LE ‘/" [ﬁ»

Print Name: quy;m éﬂ\', num
Acldlress: Bu’)( C(?\LWH'/H\ ok . “”’7_&}\

Signature: \@LM\A,\ L \\u} ——_—

Print Name;_ L QWA (O \1\\1\0Q\e {

Address: _ \4, ()\J.\f&(’ \ ({ I\Hf).t =i

Sipnature:

Print Name:

Address:

Signature;

Print Name:

Address:

Signature:

Print Name:

Address:

Signature:

Print Name:

Address:

Signature:

Print Name:

Address:

Signature:

Print Name:

Address:

————————r=-

Signature:

Print Name:

Address:

Slgnature;

Print Name:

Address:

Signature:

Print Name:

Address:

Slgnature:

Print Name:

Address:

Signature:

Print Name:

Address:

Signature;

Print Name:

Address:

Signature:

Print Name:

Address:

Signature:

Print Name:

Address:




Letter te Newpori Banring Ranch Owners/Developers from
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Please sign and return by Sunday, December 19 to:

FAX: 949-646-4348

Email: concernedresidentsofnewpartcrest@yahoo.com

USPS: Dorothy Kraus, 10 Wild Goose Court, Newport Beach, CA 92663

Slgnatu*e/—‘\?‘:‘r")[ 4// //Yt -/L'Zﬂ:\, Signature: \

Print Nﬁ Q‘/’QZ L/ // Z ("]“[_YRIntName \
Address: 7%‘7 )’i)/ /LS (LUU\?T" Address: \\

Thank you once againl

Newport Crest Committee for Banning Ranch

%ﬁé{ . 'e) «[L(;’[I &Z/LD oD
F o /-icky EYER
(o Zk,)/’)COJ \7[ /L)([(//
Chr T2 Gotlo.



Letter te Newport Banning Ranch Owners/Developers from
NeWport Crest Resldentq December 2010
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Please sign and return by Sunday, December 19 to:

FAX: 949-646-4348

Email: concernedresidentsofnewportcrest@yahoo.com

USPS: Darothy Kraus, 10 Wild Goose Court, Newport Beach, CA 92663

\['- l. "-‘ i"

Sighaturer r fiely o= 0 F 8t K Signature:

E f‘ at ; Fo wg ks S
Print Name:;' .- . FowTde 4 L Print Name:
Address: /i . ; Address:

Thank you once again/

Newport Crest Committee for Banning Ranch



Letter to Newport Banning Ranch Owners/Developers from
Newport Crest Residents - December 2010

ST e

e A P |

DT e et TR

Please sign and return by Sunday, December 19 to:

FAX: 949-646-4348

Ermail: concarnedresidentsofnewportcrest@yahoo.com

UsPS: Dorothy Kraus, 10 Wild Goose Court, Newport Beach, CA 92663

p
Slgnaturei ‘//,7//’1’///,4 Q Z/Sagnature ) /}’Y' ' /u\\ gﬁ_/{z?’/

PnntNama 7)’1?’/‘?/ 5 7)( //K l// Print Name: ') J«’/'A'e‘ C ({j{k

Address / [L]Q?IV){@?\YI /%V)?(r'rf/frp Address: f_Q,é///(’Qe/,éZC'/c (’7/

Thank you once again| /)/f:;f"—{/(ﬁ’/( C) . / é}ifit.ﬂ/& '(,%%@LW"
A (b, F2695

Newport Crest Committee for Banning Ranch




Letter to Newport Banning Ranch Owners/Developers from
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Please sign and return by Sunday, December 19 to:

FAX: 949-646-4348

Email: concernedresidentsofnewportcrest@yahoo.com

USPS: Dorothy Kraus, 10 Wild Goose Court, Newport Beach, CA 92663

Y P )
Signature: //ﬂ{“ﬁ“ / d thﬁlgp‘cﬁhre

PrintNameJE Eﬂi [E MA;Q M[ D Prlnti:farne
Adclress: ’g @'LTY)DW“/L (ﬂl)W’ Address:

INEWONT Lot OA

Thank you once again!

Newport Crest Commlttee for Banning Ranch



Letier to Newpori Banning Ranch Owners/Developers from
NBWport Creqt Residents ~ December 3010
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Please sign and return by Sunday, December 19 to:

FAX: 949-646-4348

Emall: concernedresidentsofnewporterest@yahoo.com

Signature: )V\bﬁ‘/\tﬁi_/a y\(\ D )J\) Signature:

Print Name: (o L&y 1 ) 1A 1) L ZR Print Name:
Address: % =S fn (o oo Address:

fVPV'UrDJ)‘(-'t:" ,,@).q_.m_r_,k_, Cea. 22 Ll 3

Thank you once againl

Newport Crest Cormnmlttee for Bannlng Ranch



Fiease 5ign and yetdin Dy >unday, YeCemper 1Y 1o:

FAX: 949-645-4348

Email: concernadrasidentsofnewnoricrest@vahooc.com

. ._.u\) "
Signafures: r/\m(\.fﬂzﬁ\rmlx Signature:

nint Name: aﬁﬂﬁg \ m:Qx\.w& Print Name:

address: A Govd Wit vt Address:

Thank vou once again!

Mewpori Crest Committes Tor Banning Ranch



DEC-1S-2012 10:18 Al HUGUETTE.HILSOHMN 9496459466

Letter to Newport Banning Ranch Dwners/ Developers from

T SR

Please sign and return by Sunday, Decgmber 19 to:

FAX: 949-646-4348

Email: concernedresidentsofnewporicrest@yahoo.com

Slgnature: ﬁ’//, .(/;'? . -/ Slgnature:
Print Name: JV?’/// / 1)[/!; Print Name:
Address: /fz:(g&L K/J /7L Address:

Thank you once againi

Newport Crest Commitiee for Banning Ranch

deg: L]
|°d @89!7'9!79"6‘V% lejg g §5:20 01 9l 280



Letter to Newport Banning Ranch Owners/Developers from
Newpogt Cresf Residents - December 2010
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Please slgn and return by Sunday, December 19 to:

FAX: 949-645-4348

Cmail: concernedresidentsofnewportcerest@yahoo.com

Slgnatuﬁ/‘ﬁ ty M 4////% Slgnature%/ i ZA/Q%%

Print Name%Ofﬂﬂ[[Vd i b@{é’///%/éC/ﬁ/ Print Name/ﬂ/ﬂ//}%’/%"/ O (S(i’)eﬂf f‘]f/((zy
Address: jp Qg/yé/ﬂfﬁﬁ//zé‘ //Z Address: é(g&/é% 617%’

Thank you once again|

Newpoart Crest Committee for Banning Ranch



Letier to Newpori Banning Ranch Owners/Developers from
Newpm'i Crpst Resuﬂents l_)ecember ?’010
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Please sign and return by Sunday, December 19 to:

FAX: 349-646-4348

Ernail: concernedresidentsofnewporicrest@yahoo,com

Signature: /D__KM Signature: W

print Name:_/\] 2 & / M AN AG  PintName: PE TER L. MﬁNNd

Address: /2.9 Vig MENTONE Address: /29 V (H MENTONE
/VEW/OL)IET_ PEHCH , cr /\/EW/DQR_T" DERCH, A,

Thank you once again| D2 lata B 92 (ots 3

Newpaort Crest Committee for Bannlng Ranch

Ld 900L-SL 9606 ouue Aiepy pue 8)a d9gvo 0l 21 980
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Letter to Newport Banning Ranch Owners/Developers frou
Newport Crest Residents - December 2010
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Please sign and returit by Sunday, December 19 to:

FAX: 949-606-4348

Emall: concernadresidentsofnewportcresi@yahoo.com

Signature: %WJA{"“@WV’“—“ Slgnature: __
Print Name: /\/dm?;/ Salamfw Print Name: , N
Address: SOR Colusombdsrg S Address:

Thapk you once againl

Newport Crast Committee for Danning Ranch



Letter to Newpori Banning Ranch Owners/Developers from
Newp:ont Crest Residents ~ Dewmhm 2@10
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Please sign and returh by Sunday, Decemnber 19 to:

FAX: 949-646-4348
Emall: concernadresidentsofnewportgrestidvahoo.com

)
Signature: @ %\/i{, Slgnature; o=
Print Name: ﬂ R \(3{1’7 ) Print Name: -
Actdress: lLL bri,. L Address:

Thank you once again)

Newport Crest Cornmittee for Banning Ranch

@ I9%d 02218 W PSOTSPILPELT EB: 12 B01BZ/pi/2]



Letter to Newport Banning Ranch Owners/Developers frem
Neme“t Et est Resndencs - December 2010 B
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Please sign and return by Sunday, Decernber 19 to:

FAX: 949-646-4348

Email: concernedresidentsofnewportcrest@yahoo.com

) L4 24
Slgnature‘«’(f/f\ 1 /( /\( // ,mét_ Signature: / K/W’//; e P éf
print Mome: > [ (1. | @y ;S S /a L[ Print Name: b H” & ) /Fr, .
Address; Z}/// Pcéeﬁﬂ [C/Sf { ¥y Address: /}i /// ;; /)(a‘jl 75&3‘\[ 0\

f—c‘p [ { Fucovre Fer 1l Encore

Thank you once againl

Newport Crest Committee for Banning Ranch



Letter to Newpori Banning Ranch Owners/Developers from
N ewport ¢ Crest Resndems December 2010

i

Please sign and return by Sunclay, December 19 to;

FAX: 949-646-4348

Email: concernedresidentsofnewporicrest@yahoo.com

Signature: QM{M Signature:

e T e . = T e e R

Print Name: '{W‘I'\ \/Q{QO‘OA Print Name:

Address: A\ EJUUJNI W EowvA Address:

Thank you once agatnl

Newport Crest Committee for Banning Ranch



Dec 14 2010 3:37PHM Janice Peddie Insurance 949-646-6845 P.

Letier to Newport Banning Ranch Owners/Developers from
Newport Crest Residents - December 2010

5 m e A e el o e == o T =

T

Please sign and return by Sunday, December 19 to:

FAX: 949-G46-4348

Emall: concernedresl{entsofnewportcrest@yahoo.com

: JM@MA/E— Signature: __ ;
: ghmg £4_ JM@Q&.’J{L/ Print Name: (L N

Print Nam

Address: G /QA%M @ﬂlw Address: _ 30 8"(}"{0’) -

Thank you once again)

Newport Crest Commlttee for Banning Ranch



Leiter to Newport Banning Ranch Owners/Developers from

Newpori Crest Residents - December 2010
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Ptease sign and return by Sunday, December 19 to:

FAX: 949-646-4348

Ermail: concernedresidentsofnewporicresi@yahoo.com

- 4
Slgnature: / jcw/fmyy(/ : ,\,,((&ufz ~ Signature: (;)\,, MM{/U'){L VA

Print Name:léz E iy /LS/)-/?N’O L Print Name: ’Sf{df-'djr'/’_t a\U'- SAANE
Address! 42710}‘3f1?dL1—(:C.d 7/‘9!5’- Address: 4 240 A4 L/f?iqgff A L35 VeSS W 4
AWSYej AS .t 56117 59111

Thank you once again!

Newport Crest Comunittee for Banning Ranch

L/l d  BYE4999646 << L0:60 91-21-010¢



Letier to Newport Banuing Ranch Owners/Developers from
- Newport Crest Reqsdenw ﬂf”CE]ﬂhBI‘ 2000
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Please sign and return by Sunday, December 19 to:

FAX: 949-616-4348
Email; concernedresidentsofnewporterest@yahoo.com

Signature: @{ﬁiz 43&&47;25{5@) Signature:

PrintName gziﬂ:@&_éé 7 WJ’ Print Name:

ﬁg”?éé/ /%Q/L—J e, Address: .
Mﬁéf v Brack, B . Tt

Thank you once againl

Newport Crest Commitiee for Banning Ranch

;ﬁé;;,? M&w o225 /Zﬁ/mﬂw ﬁf/‘t’
/2 2 ,;5?&0;/ s

d
l ¥498216/¢4 B1ZNOINOY uyop B QL Bl 980
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6192750903
DEC-16-201D 121268 AM Pac Mar ine

2220 e s gavan « maneiiAnE Hanch Owners/Developers from
Newport Crest Residents - December 2010

T e N N S T T A T e T 2y G T P TR | e e e et )

Please sign and return by Sunday, Dacember 19 to:

FAX: 949-645-4340

Ernall: goncerpedrosidentsofngwnorterest@yahno.com

ey l/ r"
O Al M
Signature: ‘;,'_:_-, E :f--i'{-..-_._;(r e Signatu,-e:____l;j\éﬁi,.w e Q“\ L ——
'i.‘_.:..r"; e 4..““_“’}‘ ‘:K ] . ;
Print Naina:m_m@,ﬁjm_....-_,...- 5 Print Na"ﬂ&m:g:AﬁM'ﬂ)—M’;
@t’uﬁﬁss:_ # A banlan CF Addross: BiAviesn ¥ 4 Kielou ,C“L

Thanlk you once againl

Newport Crest Committee for Bannlng Ranch



Letter to Newport Banning Ranch Owners/Developers from
Newport Crest Residents - Deceniber 2010
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Please sign and return by Sunday, December 19 to;

FAX: 949-646-4340

Ernail: concernedresidentsofnewporterest@vahoo.com

Signature; #~ %ﬁcﬁ@ Slgnature:
T2

Print Name: CESAET B0 S o Print Neme: ST Aew ey Qa..(‘,&:,pﬁmg._..
(oS IS

Address:__ -6 AN Lop.  Croa @ Address: Do 1AA Lop Con ET
N &P Q2o T3 N e Paza Zemacet

Thank you ance agalnl

Newport Crest Committee for Banning Ranch

zd 969720209 jeupuesoy Asjsen dglL:go 01 L) %20



_ 2 P.0O1
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Letter to Newport Banning Ranch Owners/Developers from
_Newport Crest Residents - December 2010
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R e e

Please sign and return by Sunday, Devember 19 to

EAXN: 949-646-4348
Ernall: concarmedresidantsofngwnnnicrest@yvahon.com

" (1 ' I

: w‘& T Signature ,*Oﬂ'—rﬂd{;ﬂ_ﬂé/_ﬁﬁ'&’v
fﬁmﬁ:’"&ﬂun C.JCI'M,L(_‘“ PrintNames__ " DD} e ey iluer s
fr/)b?wﬁ Address; 12 Kiofoa. O —  Addresst 1o M laa ot

Signature:

Print Name;

Thank you once agalnl

(;5;4_7' c}‘i'b-ﬂ-g_

MNewport Crest Comemltiee for Danning Ranch



Dec 16 10 11:05a Kojima 925-426-01389 [

Letier to Newport Banning Ranch Owners/Developers from
Newport Crest ledentg - December 2010

e A e Ryt o) s e e S P e e R TEEE S S Ao |

Please slgn and return by Sunday, December 19 {o:

FAX: 949-646-4348

Ernail: concernedresidentsofnewporicrest@yahco.com

. j--’/ J /
Signature: //////@/u Slgnature:

Print Name:ﬁt’%*f’// /éd_? Y7y Print Nare:
Address: ‘Z‘Im" Lo O Address:

AUdew ey € piprsy”

Thank you once againl

Newport Crest Committee for Banning Ranch



Dec 16 2010 (2:35AM Planner/T.C.S 9497228353 p.l

Letier to Newport Banning Ranch Owners/Developers fromn
Newport Crest Residents - December 2010 3

3. 2 T e T ey R e e e et 1L e it e e A T e g s
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Please slgn and return by Sunday, December 19 to:

FAX(: 549-646-4348

Email: concernedresitdentsofnewporicrest@yahoa.com

S]gnature:wk‘/m Signature: %W;JMW

Print Name:,z?f'}“ ,%él-/(—f ) Print Name: 75’5_%(5 ﬁ//_é ,
Address:é }%\JM C{‘{m}; W Address: /ﬂ; Mz‘zq @L{ éw e,

Thank you once agalnl

Newport Crest Commlitee for Banning Ranch



)

Sent By: ; 7145007372; Dec-17-10 11:00AM,; Page 2/2

e

letter to Newport H'Barmimig Ranch Owners/Developers from
Newport Crest Residents - December 2010

e e T R TR et Erﬂmwmmmmwmwrﬂa

Please signland return by Sunday, December 19 to:

FAX; 949-6:16-4348 .
Emall: congernedresidentsofnewpeoricrest @valioo,com

Slgnature: /7 ﬁ ) Signature:

Print Name 7’/71@/ MM Print Name:
Address: (R4~ i{ //ﬁgf‘ : Address: __

Thank you ence againl

MNewnport Crest Commlttee for Banning Ranch
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Letier i Newport Banning Ranch Owners/Developers {oxm
_ Newport Crest Residents - December 2010
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1

Pease sign and return by Sunday, Decernber 19 to:

)]
EAX: 949-646-494D <

Emalk ncemedmsidentsofnewnamrest@vﬂlaoe:Q__

Slgnature; WMM Sl(gnaLi,r‘e}_-"l-»'-“‘f:F V/i_@{' e e
Print Name: 74»’1//&_—4@#;} 7-‘Q'“ Print Name;_ VIR 17 i Ca.'] A=

Address: .2-2-&" “M@f Address; € 2K “fL e l', H. - Qﬁ%"”’/
KB . O~ P2eg]>
Thank you once agalnl Prﬂ&)e,‘{\,‘ (f&u—'}‘ﬂ)\
Newport Crest Commitice for Bannlng Ranch | Sgrmm e Gy et G
-3

o Lo
M&U?gﬂr ’%{’ﬁ.-(,,lr-" LA d-‘



Dec 16 1009;14p Glass Family 949-679-7166 p.1

Letter to Newport Banning Ranch Owners/Developers from
Newpnrt Crest Residenis - December 2010

s e T e R PR T T e, M e s e

IO

Please sign and return by Sunday, December 19 ta:

FAX: 949-646-4348

Email: concernedresidentsofnewportcrest@yahoo.com

Signature: JM Signature;
Print NameV %&W é@\g@ Print Name:

Address: g /770::)’29 &5//376 Address:

Thank you once againt

Newport Crest Comrmittee for Banning Ranch



12/15/2810  12:47 7823826019 HARLEY [ HARMON INS PAGE

Letier to Newport Baaning Ranch Owners/Developers from
New;mn Crest Residents - December 2010
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Please sign and return by Sunday, December 19 to:

FAX: 949-646-4348
Email: congernedresidentsofnewportcresi@yahoo.com

/ s Signature:

Signat%. ' éﬂ%”\——-
PrintWName?__— 7247 )/ éé&;ﬁ;w/ PrlﬁtName:__ﬁ ‘

Address: M T o0 Address:
X//L)ﬁ B3

Thank you once againl

Newport Crest Committee for Banning Ranch

D1/91



Dec 14 10 0431p Dick Pearson ' (626) 795-5587 p.1

Letier to Newport Banning Ranch Owners/Developers from
Newpe:art Crest Resndenrs Decembel 2010
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Please sign and return by Sunday, December 19 to:

FAX: 949-646-4348

Email: concernedresidentsafnawporicrast@yahoo.com

Signature: }ﬂ&ﬂ&m«/{ M/@Hﬂr——’ Slgnature: WD@WLMLJ
Print Name; 1.1 C HAARYD € 701374 IKSON Prine Name: g{a I _jf%é{f’fa 0~
Address: | 2 B/l fﬁ;/P (‘f‘a/\;l— Address: /9\ J&Lﬁﬁ/ &(Z{f/

VWL Kool CA Tt Gl [y

Thank you once agaln|

Newport Crest Committee for Banning Ranch
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Letier to Newport Banning Ranch Owners/Developers from
Newport Crest Residents - Dewmber 2010
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Please sigh and return by Sunday, December 19 to:

FAX: 949-646-4348

Email: concernedresidentsofnewportcresi@yahoo.com

Slgnatuﬁj:j&@/&—ﬁw SJgnatL.lre: %
Print Name: ge—’p“\) 'ib PMMON) Print Name:Wﬂ”ﬂ?&ﬁ‘pm 71
Addvess; |02 Wlwmﬁ) M Sﬂggf Adldrass: “}Z W'Wmlg}ﬂ 6‘1']/%

Thank you pnee againi

Newport Crest Committee for Banplng Ranch



Letter to Newport Banning Ranch Owners/Developers from
N e‘wpon't CresL Resxdems December 2010
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Please slgn and return by Sunday, December 19 to:

FAX: 949-646-4318 dl'/k

Emall: concernedresidentsofnewporicrest@yahoo,com

Y.’

USPS: Dorothy Kraus, 10 Wlid Goose Court, Newport Beach, CA 92663

Signature: m,\,@ Signature:

Print Name: \'<WT\ \/ﬂ'@(}md Print Name;
Address: 0\ E] UDG‘ wWill Couvt Address:

Thank you once again!

Newport Crest Commmittee for Banning Ranch



Letier to Newport Banning Ranch Owners/Developers from
NGW})OH Cresc Rcsadents December 2010
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Please sign and return by Sunday, December 19 to:

FAX: 949-646-4348

Email: concernedresidentsofnewporterest@yahoo.com

Signature: }VQ/AM %L/a,—«u_,ﬂ/ﬂ s Slgnature: p%?%/yw

Print Name: /\/ [z FJ\FL M E s Ao PrineName: P!:‘ rex L. /W/TNNC’J

Address: /2.9 Vip MENTOME Address: /2.9 V/ [ H MENTONE
NEWporRT REHCH, Newporr REACH, ¢ .

Thank you once again! V2l D2 lots 3

Newport Crest Commlttee for Banning Ranch



Newport Beach Planning Commission Study Session
January 19, 2012

On behalf of my fellow Westside Costa Mesa residents, | want to ask for
your support in getting the 19" St bridge off the Master Plan. We along
with Huntington Beach eastside residents do not want the increased traffic
flow in our quiet communities. We do not want our homes demolished so
that autos can save a few minutes coming & going to the beach. Let me
remind you that there is a bridge already just 2700 away. Mr. Rosansky
was quoted in the paper after the January bridge meeting that we would be
sorry 20 yrs from now if the bridge is not built. | agree that we will be sorry
20 yrs from now, we will be sorry if Banning Ranch is not set aside for open
space. We know that the bridge will enhance the Banning Ranch
development. Why else would talks about building the bridge be revived at
same time of Banning Ranching development discussions. Why else
would Mike Mohler, Banning Ranch developer, be at the bridge meeting?

You probably think it is silly or futile to think of Banning Ranch as open
space for all to enjoy. That is probably what city official thought back in the
mid 60’s when Frank & Fran Robinson fought to protect the Back Bay from
development. Can you imagine today the Back Bay developed with limited
use for citizens? Today it is a gem for school children, hikers, bikers & bird
watchers. Think of what Banning Ranch could be connected to the Talbert
Nature and Fairview Park. An oasis in Orange County.

What about the cost of building a bridge, $150,000,0007 | asked OCTA if
this included the cost of eminent domain and 19™ st mitigation. They said
no, it is just for the bridge. Add another 30-50 Mil for home demolition and
street mitigation. By the time the bridge is to be built, the cost would
probably be higher.

Traffic projections call for increased traffic and that is one of the factors per
the officials for building the bridge. If future traffic is so horrendous, why
build Banning Ranch putting even more traffic on overburdened roads?

If is house is on fire, do you throw more gas on the fire to save it?

Ron Frankiewicz
Costa Mesa, CA



Planning Comuission hearings

From: Terry welsh [terrymwelsh@hotmail.com]
Sent:  Wednesday, February 22, 2012 11:34 pM
To: Michael Toerge; alford, Patrick
Suhject: Planning Commission hearings

Patrick, I spoke with Planning Commission chair Michael Toerge today about the
upcoming hearings on
Banning Ranch.

One of the items we discussed was the idea of each hearing containing a block of
time for the Banning

Rﬁnch anservancy to make a presentation, much in the way that NBR has done during
the stu

sessions¥ The idea is that a block of time would allow a more coherent organized
presentation than

that which could be delivered by individuals speaking in three minutes bursts. 8oth
the public and the

Planning commission would greatly benefit by information being delivered in an
organized manner.

There could still be time allotted for individual citizens who aren't board members
of the Banning ‘
Ranch Conservancy to make public comments.

Another option we discussed was allowing people to cede their time to the Banning
Ranch

conservancy in order to make an organized presentation. I have seen this method
used at other

public hearings.

Let me know if you have any suggestions. Michael is also giving this issue some
further thought.

1 can be reached at 714-719-2148.

Thank you for your consideration,

Terry Welsh ‘
President, Banning Ranch Conservancy
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Banning Ranch Study Session Feb 23 2012
From: RODGER hageman [evenkeel4d4@shcglobal.net]
Sent: Friday, February 24, 2012 4:54 PM

To: Michael Toerge; Bradley Hillgren; Kory Kramer; Jay Myers; Larry
Tucker; Fred Ameri; Alford, Patrick .
Subject: Banning Ranch Study Session Feb 23, 2012

From: Rodger Hageman (evenkeel4@sbcglobal.net)

To: Newport Beach Planning Commission

Date: February 24, 2012

Subject: Planning Commission Meeting, February 23. 2012

Gentlemen of the Board, please accept my apology for my inarticulate
presentation at the 23rd February meeting regarding the Banning Ranch plan!!!
You were very tolerant not to cut me off. My vocal cords froze up, or didn't
accept my opinions.

Here is a guick abbreviation of my intended qguestion: Wouldn't the proposed

road and highway additions or changes in the west end be highly
disproportichate to the volume of traffic created by the development at optimum
build out? I used an analogy to Balboa Island which, it is my understanding,

has a population of over 2700 people in 2111 1living units. This vs. 1375 new
homes and a boutique hotel. Balboa's ingress and egress is served by a simple 2-
Tane access road and bridge. Many tourists also add to the numbers as it is
truly a tourist destination. This may be a simplistic comparison of

demographics but basic numbers, if correct, hold some truth.

I alsc was comparing Costa Mesa, Laguna Beach and Newport. Costa Mesa

becoming the cultural center of Orange County with theater and music, Laguna

the art world's enclave - - economic and population growth not appearing to

hold an edge over maintaining its traditions - - it 1s promoting a full green belt
?erimeter {Jan. 8, 2012, article in 0.C. Register.) Then we, Newport, have a very
arge edge in harbor, waterfront and business. Must we build to the fences?

Must we modify city streets, freeway access and upset the flow of Pacific Coast

Highway to gain access to a Balboa Island sized development?

Of course I have many other objections to the entire development and a strong
preference for the land to remain in its natural state. But this wasn't the
evening for subjective complaints.

I had intended to close with a recommendation that we immediately table this
application until the sponsor of the development can return us to $2 fuel.

Thank you.

Rod hageman
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Alford, Patrick

From: Sharon Starbuck [sstarbuck@shcglobal.net)
Sent: Sunday, March 11, 2012 6:03 PM

To: Alford, Patrick

Subject: Banning Ranch development; pro

[ am a homeowner in Newport Terrace who is in favor of the community.



Alford, Patrick

Subject: Planning Commision Meeting 3/8/12

From: Gerard Proccacing [maiito: Gravytrainl@roadrunner.com]
Sent: Thursday, March 08, 2012 7:38 PM

To: Burns, Marlene

Subject: Planning Commision Meeting 3/8/12

Dear Ms Burns,

| was at tonight’s study session but due to time restraints did not speak. | have a couple of
questions concerning the proposed Banning development that | hope you can pass on to the
members of the planning commission. | thank you in advance.

What precisely are the negative effects on the quality of life for the residents
of Newport Beach as a whole, West Newport Beach , The Lido Sands Community and ME with my
home of 49 years directly in the path of the proposed major Coast hwy
Intersection?  Why does Newport Beach need this intrusive mega

development? Why haven't I seen the City aggressively trying to

preserve this final virgin parcel in Orange County for all to enjoy it's

God given Natural beauty?

I pray that you deliberately drill into this proposal to totally see the
negative effects this thing will have on our beautiful Newport Beach.

Why would the City even consider to Los Angelize Newport beach?

Please do not Los Angelize Newport Beach. Thank you.

Respectfully,

Gerard Proccacino

Lido Sands
Newport Beach, CA



