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NEWPORT BANNING RANCH

MARCH 2014

INTRODUCTION

Newport Banning Ranch (“Newport Banning Ranch” or “NBR”) is a property located partially within
the City of Newport Beach (“City”), with the remainder of the propérty unincorporated but within the
City’s sphere of influence. An environmental impact report (EIR) was prepared for the NBR Project
(“Project”) and was certified by the City on July 23, 2012. The Development Agreement for NBR
includes annexation into the City. NBR is located within the Coastal Zone and will also require
approval from the California Coastal Commission (“CCC”). The elements of the NBR development
are illustrated on Figure 1 (all figures attached).

In a letter dated December 6, 2013, CCC staff requested information related to Transportation
Demand Management (TDM) such as: the number of people who will use TDM strategies, what
impact the strategies will have on reducing vehicle trips, and whether this will reduce the need for
parking within the project site. The letter further requests details of transit integration including the
location of bus stops and whether constraints such as grades or ridership would allow bus service.
This report answers these questions based on the information available at this time.

TRANSPORTATION DEMAND MANAGEMENT

The City has an adopted TDM Ordinance (NBMC 20.64) requiring development of a TDM Plan for
all nonresidential development projects estimated to employ at least 100 people that will reduce the
number of peak-period vehicle trips, promote and encourage the use of alternative transportation
modes, and provide facilities that support those alternative modes. The City will not issue a building
or grading permit until the Planning Commission makes written findings that the required elements of
the TDM are present. The TDM ordinance provides employment generation factors to determine
whether the 100-employee threshold will be met.

Urban Colony

The Urban Colony will be a mixed-use zone within the NBR Project designed to promote walkability
between the 730 residential townhomes and the 75,000 square feet of commercial use. Tenants for the
commercial space have not been selected, but it is envisioned that the commercial use will serve the
everyday needs of visitors and residents rather than specialty retail needs, which are served by
regional commercial centers (e.g., Fashion Island or South Coast Plaza). These everyday needs
include groceries and household consumer goods. The frequency with which residents visit these
types of commercial uses will promote consistent pedestrian traffic along the walkable paths between
commercial and residential development in this mixed-use zone.

The neighborhood shopping area within the Urban Colony is estimated to employ 150 persons,
according to employment generation factors found in the TDM Ordinance. Therefore, prior to being
issued a grading permit, the shopping area within the Urban Colony will prepare a TDM plan
according to City guidelines. Elements discussed in the TDM ordinance include carpool and vanpool
parking, bicycle lockers, lockers and showers, and information on transportation alternatives.
Inasmuch as the Urban Colony will require its own TDM plan, this discussion will focus on the TDM
aspects of the Project as a whole, including the Coastal Inn and residential development in the Resort
Colony, the South Family Village, and the North Family Village.

NER| |
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Coastal Inn

The Coastal Inn component of the NBR Project is estimated to employ 75 persons according to the
employment generation factors found in the TDM Ordinance and will, therefore, not require its own
TDM Plan. The Coastal Inn will coordinate a shuttle to and from John Wayne Airport, offer on-site
restaurants, and provide concierge service to fulfill guest requests. In addition to these trip-saving
amenities, guests of small hotels similar to the Coastal Inn typically generate peak hour trips at a
lower rate than guests of standard business hotels. According to the Institute of Transportation
Engineers Trip Generation Manual (Ninth Edition, 2012), resort hotels produce 45 percent fewer trips
in the a.m. peak hour and 30 percent fewer trips in the p.m. peak hour than a standard hotel.

Although the number of employees at the Coastal Inn will not meet the City’s threshold for preparing
a TDM plan, employees of the Coastal Inn will take advantage of the alternative transportation
features of NBR, including bikeways and planning for transit, and thereby reduce their vehicle trips.

Bikeways

The NBR Project design includes provisions for on-street and off-street bicycle use. Off-street bicycle
paths are illustrated on Figure 1. It is important to note that the on-street bike lanes and 7 miles of off-
street multi-use trails included in the Project design will provide access to the Santa Ana River Trail.
The location of the NBR Project in relation to the Santa Ana River Trail and other bicycle facilities is
illustrated on Figure 1. The Santa Ana River Trail is a Class I off-street bike path and a major
component of the Orange County Transportation Authority (OCTA) Commuter Bikeways Strategic
Plan. The Santa Ana River Trail provides non-stop bicycle access to regional employment centers in
Santa Ana, Fountain Valley, Orange, and farther along its 43-mile route. In Fall 2014, the Anaheim
Regional Transportation Intermodal Center (ARTIC) will open adjacent to the Santa Ana River Trail.
This facility is within bicycle distance of NBR and will provide a connection between bicycles, buses,

and regional rail.

The Project will connect bike lanes within NBR to bike lanes on West Coast Highway, which
provides access to Newport Beach's employment center at Fashion Island and connects to the San
Diego Creek Trail. The San Diego Creek Trail is a Class I off-street bike path and component of the
OCTA Commuter Bikeways Strategic Plan. Significant regional employment centers at the Irvine
Business Complex and Irvine Spectrum are accessible from the San Diego Creek Trail. In addition,
the Peters Canyon Trail forms a connection between the San Diego Creek Trail and the Tustin

Metrolink Station.

Figure 2 illustrates these connections between the NBR Project and areas of high employment density
via the network of bicycle facilities. As mentioned above, high-density employment centers in Costa
Mesa, Huntington Beach, Santa Ana, Fountain Valley, Orange, and Anaheim are accessible by
bicycle along the Santa Ana River Trail. Employment centers in Newport Beach and Irvine are
accessible by bicycle along West Coast Highway, the San Diego Creek Trail, and the Peters Canyon

Trail.

In summary, the project has been designed to support both bicycle commuting and recreation by
providing convenient access to the regional bicycle network of off-street paths. NBR residents are
within bicycle-commuting distance of several of the County of Orange (County) employment centers.
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The use of bicycles as an alternative to driving will be possible for residents and employees of NBR
who choose that mode.

The rate of active transportation (walking and biking) commuting is anticipated to be at least as high
in the NBR Project as the remainder of Newport Beach. According to data available from the 2012
American Community Survey (ACS), the rate of commuting by bicycle and walking in the City of
Newport Beach is similar to the County and statewide averages at 3.2 percent. Based on the project
trip generation disclosed in the certified EIR, this would equate to 29 trips in the a.m. peak hour and
46 trips in the p.m. peak hour. Residential parking requirements would not be reduced because of this
measure. Residential parking spaces are assigned on a per unit basis, typically a garage and a
driveway, and reducing spaces provided for some units would not be practical, especially because
garages can also be used for bicycle storage.

Transit

As illustrated on Figure 3, OCTA Route 1 currently operates along Pacific Coast Highway between
Long Beach and San Clemente, including along West Coast Highway in the City of Newport Beach.
For westbound Route 1 buses, a bus stop with shelter is located on West Coast Highway west of
Superior Avenue. Eastbound Route 1 buses have a bus stop near the existing and future access
driveway for oil operations. In addition, OCTA Route 55 has stops on 17" Street, but currently does
not travel west of Placentia Avenue.

As previously mentioned, cooperation with OCTA and provision of bus stops and/or shelters is
stipulated by the Master Development Plan and the Newport Banning Ranch Planned Community
Development Plan and is Project Design Feature 4.11-3, ensuring compliance with Section 30252(1)
of the California Coastal Act.

The NBR Team has met with OCTA to discuss opportunities to establish a bus route through NBR.
That meeting discussed OCTA bus routes located near NBR including Route 1 along West Coast
Highway, Route 47 along Placentia Avenue, and Route 55 along 19" and 17" Streets. The placement
of a new bus stop for Route 1 near the intersection of Bluff Road and West Coast Highway was also
discussed. The attached letter from OCTA commemorates that meeting and the continuing
commitment from Newport Banning Ranch, LLC to provide bus stops and/or shelters as needed in the
community to accommodate bus routing should OCTA desire to provide fixed-route bus service
throughout the community. Even without new fixed-route service throughout the community, OCTA
ACCESS buses, which offer on-demand door-to-door service for qualified riders, would be available
for residents requiring transit assistance.

If bus service is available within the NBR Project, the rate of transit use would be similar to the
remainder of Newport Beach. According to data available from the 2012 ACS, the rate commuting by
transit in Newport Beach is 1.2 percent. Based on the project trip generation disclosed in the certified
EIR, this would equate to 11 trips in the a.m. peak hour and 17 trips in the p.m. peak hour. Residential
parking requirements would not be reduced because of this measure. Route 1 is within walking
distance of the Coastal Inn and would serve that use even if bus service is not expanded through the
property. Based on the rate of commuting by transit mentioned above, Route 1 would accommodate
four trips per day to/from the Coastal Inn but may not affect vehicular trips in the peak hours.
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Telecommuting

In addition to active transportation and transit, telecommuting is a TDM strategy that can reduce the
number of vehicle trips. According to data available from the 2012 ACS, the rate of working at home
in Newport Beach is nearly twice the County and statewide average. Within Newport Beach, 10.3
percent of workers 16 years and older work at home. Based on the project trip generation disclosed in
the certified EIR, this would equate to 93 trips in the a.m. peak hour and 147 trips in the p.m. peak
hour. Residential parking requirements would not be reduced because of this measure.

CONCLUSION

Access to the regional bicycle network and the popularity of telecommuting will lead to an estimated
408 people using TDM strategies (based on 1,375 dwelling units, 2.2 persons per household, and 13.5
percent vehicle trip reduction as described above). The impact of the TDM strategies will be a
reduction of vehicle trips by approximately 122 in the a.m. peak hour, 193 in the p.m. peak hour, and
2,023 per day. It is not recommended that residential parking requirements be reduced because
parking is assigned on a per unit basis rather than in a combined parking lot. A separate TDM plan,
specific to the final design for the Urban Colony, will be prepared consistent with City requirements
and at that time, the City may recommend reduced parking requirements within the Urban Colony
due to the walkable distance between residential dwellings and the shopping center.

OCTA has expressed a desire to locate a new bus stop near the intersection of Bluff Road and West
Coast Highway. However, at this time, OCTA believes that ridership levels will be a constraint
limiting bus service through the NBR area. The Project remains committed to providing necessary
bus stops and/or shelters if OCTA plans to reroute bus service through the NBR area.

Attachments:  Figure 1: Newport Banning Ranch Development
Figure 2: Bikeways and Employment Density
Figure 3: OCTA Local Routes
OCTA Letter
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March 18, 2014

Mr. Michael A. Mohler
Project Manager

Newport Banning Ranch LLC
1300 Quail Street, Ste. 100
Newport Beach, CA 92660

Subject: Newport Banning Ranch - California Coastal Commission Letter
dated December 6, 2013

Dear Mr. Mohler:

The Orange County Transportation Authority (OCTA) is responding to the
above referenced letter from the California Coastal Commission requesting
input from OCTA regarding potential transit service to the proposed
Newport Banning Ranch development.

On January 9, 2014, OCTA met with representatives of the Newport Banning
Ranch team to review project plans and discuss opportunities for expanding
transit service to the proposed development. OCTA bus routes located near
Newport Banning Ranch include Route 1 along Pacific Coast Highway (PCH),
Route 47 along Placentia Avenue, and Route 55 along 19th Street and

17th Street.

Between 2008 and 2010 OCTA reduced bus service by approximately
20 percent because of reductions in state funding and lower fare revenues.
If additional funding becomes available, bus service may be added where
ridership levels and subsidies are sustainable. A recently completed study of
Orange County bus service did not identify the project area as a priority for new
or expanded OCTA service. The development density and land uses of the
proposed project, as described by the applicant, will not generate sufficient
ridership to justify the additional ongoing operating costs.

OCTA has investigated the possibly of making changes to Route 1 and
determined that the current route and frequency adequately serve the proposed
project area within a % mile of PCH. This route currently has a bus stop on
westbound PCH, near the intersection of Superior Avenue. Consistent with our
letter responding to the Notice of Preparation of a Draft Environmental Impact
Report for Newport Banning Ranch, dated April 21, 2009, OCTA is considering
placing a new bus stop on PCH closer to the proposed development.

Orange County Transportation Authority
550 South Main Street / P.O. Box 14184 / Orange / California 92863-1584 / (714) 560-OCTA (6282)



Mr. Michael A. Mohler
March 18, 2014
Page 2 of 2

Bus stop spacing, potential ridership, and input from the City of Newport Beach
will be considered when locating bus stops in this area.

OCTA also looked at nearby routes which were further than a half-mile to see if
these should be rerouted closer to the proposed development. OCTA Route 47
operates north/south along Placentia Avenue, and Route 55 operates along
19th Street and 17th Street. These routes are not recommended for rerouting
through the proposed development due to the impact on travel time for existing
riders and additional ongoing operational cost.

During our meeting, Newport Banning Ranch representatives indicated that
they would facilitate the provision or extension of transit service by providing
bus stops, and/or shelters as needed in the community to accommodate bus
routing if OCTA determined that transit service within the community was

adequately justified.

If you have any questions or comments, please contact Gary Hewitt,
Section Manager, at (714) 560-5715 or by email at ghewitt@octa.net.

Sincerely,

(Kl

Charles Larwood
Manager, Transportation Planning

CL:gh

c: Patrick Alford, City of Newport Beach
Dan Phu, OCTA
Bill Batory, OCTA
George Basye, Newport Banning Ranch LLC
Les Card, LSA, Associates, Inc.
Arthur Black, LSA, Associates, Inc.



Exhibii § 5



sUOjiEaURE [EUalMpSUN HONYH SNINNYE L80aM3N

{5108 SO0 S 16502 VD) sl - conrelion, Gusssubiug sooing AQ pOpi (euay §102 3T6NI0S

s|ie1] om] uopelsbap

B f//%éfﬂ@?%w
: N ,,../ :
= \

& //// A ,
N ./% ‘ y
: ¥ 2
, 2 /m%%w

N
RN

M,

LSy
: o
A
Dy
\ RN 5
= f N J”MI
NS
SN

o,

=
&{g

:—

N ==
S j,
N

ﬂ
\!

{
G e KON RTESD | ST ¥eeg WD S Belrtoue ) |
TS ) s e reces oo 0




) 7

Jurisdictional Delineations.

AL
&
)
2
c
S
s
0]
&
>

NEWPORT BANNING RANCH

%

1inch = 42 taet SOURCE 20




sugfEsUIRg [euoApSHNG

sjiedl oml D22

e W

ety B0 IEE

uolsiiwog |ejsen] ejLojed
g s 09
ey S Ve Mty s

ol o B pun B — ST WETPRRINTD .
reary s 00 vsrong ey =]

e B e i

SN

[P LESE Tl ..._..E_._ (B0GE VD) adepig - uoijiraiey Qi soome g A pepad pusy (107 39600

HONYE DNINNYE LH0dMaN




SUOHBSU (EueapsUnr HONYYH SNINNYE LHOIMIN

sjie1l omy 999 e

w8
edy & I

uosjwwog [e3se0) BlLIoHIED

sonrea pos 3

iy STy Ay Sy

S 1 S pov B - ST KNSRI &5




laulo) MS uonelabsp

NN /ﬁﬁ.

o
TRy

SN
MM
g ﬁ%ﬁ;ﬂﬂﬂ/fa

AW

‘. \ , Sl %/,,WMM
SERANN & < : N
Ly ) S

W

TG SRy A PERSD - G AR SR SR PG e Eaea T
AN g Ay RS - g G G PR el SRED T

MEE ang samg Cwmerd el SERD0 5

‘v,'é‘il':_:‘_-_ s
&

-« e

PRI 50 T3 P T = ST WD ¥
o A S (D A i

ey s e Yy




o, ...
- »
N 2

D

A\

DN .W.My
g RN
AR

A A
N /////////,.,,/,M%M%@

s : NN
PN\ S
i//.ﬁa. -
NN SUL PUC SPUSIHOAN H/ 1
% . )

T g NI TR0 - V00 YR ) ST PR G- S00°0 )
g mag Mrrag FTESS - AT WM SREG PSTIED CdaS-EEES
g g g D P $ERS0 S
SPUFLS PUR S0OCTY PUTRINIGG
g wern wv2 dpe [0
PG TG el wing 00N B8
o ot sy DO ()
SHURIE BUR SO3ULIY SNODIEIH
FY
sapunwog vopmabap | T
o O




	Dana Point-Coastal Commission File 5-92-189
	EXHIBIT 1
	EXHIBIT 3
	EXHIBIT 4
	EXHIBIT 6
	EXHIBIT 7
	Attachment A
	Attachment C
	Attachment D
	Attachment E
	EXHIBIT 2 & 5

