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APPLICANT ‘OWNER REPRESENTATIVE

‘Newhall Land and Farming Company Psomas ,

_Newhall Land and Farminngpahy

REQUEST “Mission Village” :

Tentative Tract Map: To subdivide 15 parcels, 1,261.8 gross acres, |nto 661 lots consisting of 382 single-family lots, 44 condominium lots
with 4,030 multi-family units, 11 mixed-use/commercial lots with 1,555,100 square feet of commercial floor space, 146 open space lots, and
.78 lots for the remaining proposed uses including Spineflower Preserve, recreatlon facilities, a fire station, a bus transfer statlon library,
school, utility uses and roadways;

Conditional Use Permits: To ensuré compliance with the requirements of development within a Significant Ecological Area/SpeCIal
Management Area; to authorize on-site project grading, off-site project gradlng, development of 73 second dwelling units, a continued care
retirement communlty and three water tanks;

Oak Tree Permits: To authorize the removal of 147 (8 heritage) oak treés and encroachment on 49 (2 heritage) oak trees located within the
project site'and within 200 feet of the proposed grading limit line of the project site; and the removal of 11 (3 herltage) oak trees and
encroachiment on 2 oak trees located within 200 feet of the proposed grading in connection with construction of the easterly extension of
Magic Mountain Parkway (off-site); : :

Parking Permit: To authorize off-5|te remprocal and shared parkmg for the proposed mixed usé area;

Substantial Conformance Review: To detérmine substantial conformance with the Specific. Plan for grading and hillside management
_guldellnes setback standards, housmg and building types and trail sectlons

LOCATION/ADDRESS ZONED DISTRICT

South of the Santa Clara River and SR126, east of Ventura County and west of I-5 Newhall
and The Old Road, within Newhall Ranch Specific Plan COMMUNITY
ACCESS Newhall Ranch: Mission Village
- Access from the east to pro;ect site is provnded through The Old Road and Magic: EXISTING ZONING
Mountain Parkway off of the Golden State Freeway 5 _ . | sP (specific Plan) : O
SIZE Project area: 1,854.6 gross acres (includes off-site | EXISTING LAND USE | SHAPE TOPOGRAPHY
improvements and Tentative Map) Agricultural and vacant Irregular Slight to steeply sloping
Tentative Map area: 1,261.8 gross acres

SURROUNDING LAND USES & ZONING

North: SR-126 vacant, Santa Clara River, Commerce Center Industrial Park, East: Maglc Mountaln Amusement Park, vacant;
Travel Village trailer park, Chiquito Canyon Landfill; A-2-5 (Heavy Agricultural — Five A-2-5 (Heavy Agricultural’— Five Acre Minimum
Acre Minimum Required Lot Area), M-1-'% (Restricted Heavy Manufacturing), M-1-%- | Required Lot Area), P-R (Parking Restricted) and
DP (Restricted Heavy Manufacturlng Development Program), R-R (Resort and C-R (Commercial- Recreatlon) C-M (Commercial
Recreation) Manufacturing) ' '

South: Vacant, residential; RPD-8,500-5 (residential Planned Development - 8 500 | West: Vacant; SP (Specific Plan)
square feet minimum lot size - 5 dwelling units per acre), A-2-5 (Heavy Agricultural — o
Five Acre Minimum Required Lot Area); C-R (Commercial-Recreation) ;

GENERAL; : DESIGNATION ) MAXIMUM DENSITY ‘CONSISTENCY
Newhall Ranch RC (Rlver Corrldor) OA (Open Area), L {Low Density), LM (Low-Medium 4 412 DU Yes
_ Specific.Plan .- Density), M (Medium DenSIty) C (Commercial), MU (Mixed Use) ' L e
ENVIRONMENTAL STATUS

-Draft Environmental Impact Report:; Impacts that cannot be mmgated to less than significant mcIude Biota, Vlsual Qualltles Noise, Air Quality, Solid
Waste Service and Agricultural Resources. .

DESCRIPTION OF SITE PLAN (“Mission Vlllage”)
The Tentative Map and Exhibit Map depict the residential and commercial mixed-use development. ReS|dentnaI types include single- famlly homes,
detached and attached condominiums, and apartments On:=site and off-site project grading consists of a maximum of 29.9 million c.y. of cut and 29.9
million c.y. of fill of earthwork which would be balanced within the ovérall project area. Three parks are depicted within the subdivision in addition to
“recreation areas, a 65.6-acre spineflower preserve, a 217 river coridor dedication and 312 acres of open space that are depicted throughout the
- subdivision and function as a separation between development planning areas, and include trails and utlhty easements. Approximately 40,000 linear
_feet of trails are depicted throughout the project site. . o .

KEY ISSUES )

el _Public comment perlod to the Draft EIRI is from October 8, 2010 to November 21, 2010 (45 days).
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COMMITTEE RECOMMENDATION (Subjéct to revision based on public hearing).

X approvAL ‘ [0 DbENIAL

I::I No improvements _X__20 Acre Lots : ~.__10 Aére Lots

E> Street improvements __X_ Paving __X._ Curbs and Gutters
7 _X_ Street Tl;ees — Inverted Shoul(!er _X_ Sidewalks

|Z Water Mains and Hydrants
IZI Drainage Facilities

IZw Sewer D Septic Tanks |:| Other

X
X

2% Acre Lots
Street Lights

Off Site Paving ft.

X] Park Dedication “In-Lieu Fee”

Sect 191.2

SPECIAL INDIVIDUAL DEPARTMENT CONCERNS

Engineer
: Road

Flood

Forester & Fire Warden
Parks & Rec.

Health

Planning

ISSUES AND ANALYSIS

The Draft EIR analyzes p‘dtentially significant impacts of the project, and concludes that impacts that cannot be mitigéted to less than significant

include Biota, Visual Qualities, Noise, Air Quality, Solid Waste Service and Agricultural Resources.

Prépared by: Carolina Blengini
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PROJECT NO. 04-181-(5)

VESTING TENTATIVE TRACT MAP NO. 61105
CONDITIONAL USE PERMIT CASE NO. 200500080
CONDITIONAL USE PERMIT CASE NO. 200500081

OAK TREE PERMIT CASE NO. 200500043
OAK TREE PERMIT CASE NO. 200500032
PARKING PERMIT NO. 200500011
SUBSTANTIAL CONFORMANCE REVIEW NO. 201000001

STAFF ANALYSIS
NOVEMBER 10, 2010 REGIONAL PLANNING COMMISSION PUBLIC HEARING

PROJECT OVERVIEW

The applicant, Newhall Land and Farming Company, proposes a 1,854.6-acre development known as
Mission Village (“Project”).The Project is comprised of a 1,261.8-acre master planned community
located within Vesting Tentative Tract Map No. 61105 (“Tentative Map”) and 592.8 acres of
improvements located outside of the Tentative Map (“off-site”). This project is located within the
Mesas Village area of the adopted Newhall Ranch Specific Plan (“Specific Plan”) and occupies
approximately 71% of the Mesas Village Specific Plan planning area. The Project is the second
phase of the Specific Plan and is located in the Santa Clarita Valley, southeast of the Santa Clara
River and State Route 126 (“SR-126"), east of the Ventura County boundary, and west of the Golden
State Freeway (“I-5”) and The Old Road. A portion of the Tentative Map, 39 acres, is located outside
of the Specific Plan area. A portion of the off-site Improvements, 338.9 acres, is also located outside
the Specific Plan area.

The proposed master planned community is comprised of 4,412 housing units at a variety of house
types ranging from detached single-family residences to age qualified living facilities, 1,555,100
square feet of commercial/mixed-uses, an elementary school, fire station, public library, bus transfer
station, community and neighborhood parks, private recreation facilities, trails, and road
improvements. Approximately 592.3 acres of the Project site are outside the tract boundary and would
be developed to include several off-site project-related improvements which include a utility corridor,
water quality basin, electrical substation, and the easterly extension of Magic Mountain Parkway.

The Project applicant requests approval of the following entitlements to implement the Project:
Vesting Tentative Tract Map No. 061105 to subdivide 15 existing parcels into 661 lots; Significant
Ecological Area (SEA) Conditional Use Permit No. 200500080 for project-level development, including
utilities, within the boundaries of the Specific Plan’'s River Corridor Special Management Area
(SMA)/SEA 23, and to ensure consistency with the adopted Specific Plan and Conditional Use Permit
No. 94-087; Conditional Use Permit No. 200500081 to authorize the development of 73 second
dwelling units, a continued care retirement community, three water tanks, on-site grading, and off-site
grading associated with the extensions of Westridge Parkway and Commerce Center Drive and the
construction of off-site improvements, including the extension of Magic Mountain Parkway, a utility
corridor, a water quality basin, an electrical substation, and two water tanks; Oak Tree Permit No.
200500032 for the removal and encroachment on oak trees located within the Tentative Map
boundary and within 200 feet of the proposed grading limit line of Mission Village; Oak Tree Permit
No. 200500043 for the removal and encroachment on oak trees located within 200 feet of the
proposed grading in connection with construction of the easterly extension of Magic Mountain
Parkway (off-site); and Parking Permit No. 200500011 for off-site reciprocal and shared parking for
selected lots within the tentative Map. All the parcels where the off-site improvements are located,
with the exception of portions of grading for the extension of Magic Mountain Parkway, are owned by
the applicant.
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The applicant also requests a determination of consistency through Substantial Conformance Review
No. 201000001 for Grading and Hillside Management Guidelines, setback standards, housing and
building types and trail sections pursuant to requirements of the Specific Plan. Section 5.2.2 of the
Specific Plan contains procedures for making substantial conformance determinations, with authority
lying with the Planning Director of the Los Angeles County Department of Regional Planning
(“Regional Planning”) and the Director of the Los Angeles County Department of Public Works
(“Public Works”), with discretion by the Planning Director to refer a Substantial Conformance
determination to the Planning Commission. If the Planning Commission determines that proposed
actions are in substantial conformance with the provisions of the Specific Plan, the action shall be
approved by the Planning Commission.

Access to the Property is provided from Westridge Parkway to the south, The Old Road and Magic
Mountain Parkway to the east, and from Henry Mayo Drive to the north. The Commerce Center Drive
bridge is part of this project, and will span over the Santa Clara River, approximately 1,300 feet in
length and 120 feet in width, connecting the project site with the north side of the Santa Clara River.

Major engineering features associated with the project include the construction of the Commerce
Center Drive bridge, bank stabilization along the south side of the Santa Clara River, improvement of
Lion Canyon drainage, an off-site utility corridor, soil cement bank stabilization and Turf Reinforced
Matting bank stabilization located downstream of the project site associated with the utility corridor, a
potential off-site Southern California Edison substation, an on-site potable water storage and
distribution system, a recycled water storage and distribution system, a wastewater/sewage system,
two off-site debris basins, an off-site water quality basin, three off-site water tanks (two potable and
one reclaimed) and the extension of Magic Mountain Parkway and Westridge Parkway from existing
terminus. Approximately 59.8 million cubic yards (c.y.) of grading are proposed in a balance cut and
fill operation (29.9 million c.y. of cut and 29.9 million c.y. of fill) which includes grading for on-site and
off-site improvements. In addition, 479,000 c.y of grading (372,000 c.y. of cut and 107,000 c.y of fill)
are proposed for one of the two Southern California Edison substation alternate locations.

The Draft Environmental Impact Report (“EIR”), which is a tiered document from the certified Specific
Plan Program EIR, analyzes potentially significant impacts of the project, including Geotechnical and
Soils Resources, Hydrology, Biota, Visual Qualities, Traffic/Access, Noise, Air Quality, Water Service,
Wastewater Disposal, Solid Waste Disposal, Sheriff Services, Fire Protection Service, Education,
Parks and Recreation, Library Service, Agricultural Resources, Utilities, Mineral Resources,
Environmental Safety, Cultural/Paleontological Resources, Floodplain Modifications, Water Quality,
and Global Climate Change. Project impacts that cannot be mitigated to less than significant include
Biota, Visual Qualities, Noise, Air Quality, Solid Waste Service, and Agricultural Resources.
Cumulative impacts determined to be significant and unavoidable include Biota, Air Quality, Solid
Waste Service and Agricultural Resources.

DESCRIPTION OF PROJECT PROPERTY

Location: The project site is located in Santa Clarita valley, southeast of the Santa Clara River and
SR-126, and west of I-5, The Old Road and Six Flags Magic Mountain Theme Park, within the
Specific Plan and in the Newhall Zoned District.
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Physical Features:

The total project area is 1,854 acres from which 1,261.8 acres are located within Vesting Tentative
Map and 592.8 acres are comprised of improvements located outside of the Tentative Map. The
Tentative Map site is irregular in shape with slight to steeply sloping terrain. The northeast portion of
the Tentative Map site which contains 126.4 acres of Prime Farmland is used presently for agricultural
purposes. The rest of the area is primarily open space, with remnants of abandoned oil and gas
operations dispersed throughout the project site. The Tentative Map site has been disturbed by
historic and ongoing agriculture activity; however, there are existing sensitive biological resources and
habitat types in the Tentative Map area and within its vicinity. On-site vegetation communities vary
depending upon their location on the project site. In addition to disked farm fields, habitat communities
include, among others, non-native grassland, upland scrub habitat and sensitive riparian habitat
located primarily in areas adjacent to and within the Santa Clara River to the north of the project site.
Additionally, the Mission Village project includes a 65.7-acre Spineflower Preserve situated in the
northeast portion of the Tentative Map. The Santa Clara River forms the northern boundary of the
Tentative Map site. The river area is located within the approved Specific Plan River Corridor Special
Management Area (SMA), which is also designated as part of the County's Significant Ecological Area
(SEA) 23. The approved River Corridor SMA/SEA 23 area located in the northern portion of the
project site was protected at the Specific Plan level because of the resource values present in that
designated area. The area includes riparian habitats and associated species; and it also functions as
a regional east/west wildlife movement corridor.

Access: Existing access from the east to project site is provided through The Old Road and Magic
Mountain Parkway off of the I-5. Existing access from the south is provided through Westridge
Parkway. Both, Magic Mountain Parkway and Westridge Parkway terminate at the eastern and
southern boundary of the Project site, respectively. Proposed access from the north will be provided
through the extension of the Commerce Center Drive and the Commerce Center Drive Bridge off of
SR-126. The extension of Commerce Center Drive, Magic Mountain Parkway and Westridge Drive,
associated with numerous public street and private driveways, will provide internal access to the
project site.

Services: Domestic water will be provided by Valencia Water Company. Reclaimed water will be
provided by either the approved Newhall Ranch Water Reclamation Plant (WRP), if operational at the
time Mission Village will be occupied, or the existing Valencia Water Reclamation Plant. Sanitary
service will be provided by the Sanitation District 32 and the Newhall Ranch WRP. Gas utilities will be
provided by Southern California Gas Company, and electricity by Southern California Edison
Company. Cable TV will be provided by Time Warner Cable and telephone by AT&T. The project is
within the boundaries of the Newhall School District, the Saugus Union Elementary School District
and the William S. Hart Union High School District.

ENTITLEMENTS REQUESTED

Vesting Tentative Tract Map (VTTM 61105): The applicant requests approval of a vesting tentative
tract map to subdivide 15 parcels, 1,261.8 gross acres, into 661 lots consisting of 382 single-family
lots, 44 condominium lots with 4,030 multi-family units, 11 mixed-use/commercial lots with 1,555,100
square feet of commercial, retail and office floor space, 150 open space lots, and 74 lots for the
remaining proposed uses including Spineflower Preserve, recreation facilities, a fire station, a bus
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transfer station, library, school, utility uses and roadways. The applicant also requests approval of
large lot parcel maps and unit phasing.

Conditional Use Permit — SEA (RCUP 200500080): The applicant requests to authorize project-level
development, including utilities, and ensure compliance with the requirements of development within
the boundaries of the Specific Plan River Corridor Special Management Area (SMA)/SEA 23, and to
ensure consistency with the adopted Specific Plan and Conditional Use Permit No. 94-087.

Conditional Use Permit (RCUP 200500081): The applicant requests approval of conditional use
permits for the following:

e Development of 73 second dwelling units;

¢ Development of three water tanks;

e Development of a continued care retirement community on a lot located northeast of the Village
Center;

e On-site grading associated with the Tentative Map; and

¢ Off-site grading associated with the extensions of Westridge Parkway and Commerce Center
Drive and the construction of off-site improvements, including the extension of Magic Mountain
Parkway, a utility corridor, a water quality basin, an electrical substation, and two water tanks.

Oak Tree Permit (ROAK 200500043): The applicant requests approval of an Oak Tree Permit for the
removal of 147 (8 heritage) and encroachment on 49 (2 heritage) of the 517 existing oak trees located
within the Tentative Map and within 200 feet of the proposed grading limit line of Tentative Map;

Oak Tree Permit (ROAK 200500032): The applicant requests approval of an Oak Tree Permit for the
removal of 11 (3 heritage) and encroachment on 2 of the 64 existing oak trees located within 200 feet
of the proposed grading in connection with construction of the easterly extension of Magic Mountain
Parkway (off-site); and

Parking Permit (RPKP 200500011): The applicant requests approval of off-site reciprocal and shared
parking in the Village Center area of the Project.

Substantial Conformance Review (SCR 201000001):

While not technically an entittement, the applicant also requests a determination of substantial
conformance with the Specific Plan through Substation Conformance Review No. 201000001 for
Grading and Hillside Management Guidelines, setback standards, housing and building types and trail
sections. Section 5.2.2 of the Specific Plan contains procedures for making substantial conformance
determinations, with authority lying with the Planning Director of the Los Angeles County Department
of Regional Planning and the Director of the Los Angeles County Department of Public Works with
discretion by the Planning Director to refer a Substantial Conformance determination to the Planning
Commission. If the Planning Commission determines that proposed actions are in substantial
conformance with the provisions of the Specific Plan, the action shall be approved by the Planning
Commission. While this request for substantial conformance is associated with this project, such
determinations for substantial conformance may apply to any future projects within the Specific Plan
boundary.
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EXISTING ZONING
Subject Property: The subject property is zoned SP (Specific Plan).

Surrounding Properties: Surrounding zoning is as follows:

North:  A-2-5 (Heavy Agricultural — Five Acre Minimum Required Lot Area), M-1-% (Restricted
Heavy Manufacturing), M-1-%2-DP (Restricted Heavy Manufacturing — Development
Program), R-R (Resort and Recreation);

East: A-2-5 (Heavy Agricultural — Five Acre Minimum Required Lot Area), P-R (Parking Restricted)
and C-R (Commercial-Recreation), C-M (Commercial Manufacturing);

South: RPD-8,500-5 (residential Planned Development — 8,500 square feet minimum lot size — 5
dwelling units per acre), A-2-5 (Heavy Agricultural — Five Acre Minimum Required Lot Area);
C-R (Commercial-Recreation); and

West:  SP (Specific Plan).

EXISTING LAND USES

Subject Property: The subject property consists of 15 parcels created from PM24500 approved along
with the Specific Plan. The project site comprises mostly vacant land with on-going agricultural
activities (growing crops and cattle grazing). Remnants of abandoned oil and gas operations are
dispersed throughout the project site.

Surrounding Properties: Surrounding uses are as follows:

North:  SR-126, vacant land, Santa Clara River, Commerce Center Industrial Park, Travel Village
trailer park, Chiquito Canyon Landfill;

East: Magic Mountain Amusement Park, vacant land;

South:  Vacant land, residences within the Westridge community; and

West:  Vacant land.

PREVIOUS CASE/ZONING HISTORY

The current SP zoning on the subject property became effective on June 26, 2003, following the
adoption of Ordinance No. 2003-0031Z, which established Zone Change Case No. 94-087-(5). The
zone change was associated with the Specific Plan.

The Specific Plan was adopted by the Los Angeles County Board of Supervisors (“Board”) on May 27,
2003, along with a general and local (sub-plan) amendments, a conditional use permit and a tentative
parcel map. The Specific Plan authorized the development of 11,963-acre property for 20,885
dwelling units with 423 second units; 629 acres of mixed use development; 67 acres of commercial
uses; 249 acres of business park land use; 37 acres of visitor-serving uses; 1,010 acres of open
space area (including 141 acres of community parks and 869 acres of other open areas); 5,159 acres
within Special Management Areas (SMAs); 50 acres of neighborhood parks; a 15-acre lake; public
trail system; one 18-hole golf course; two fire stations; one public library; one electrical substation;
reservation of five elementary school sites, one junior high school and one high school site; a 6.8-
million gallon per day WRP; and other associated infrastructure facilities, such as roads and bridges.
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The Specific Plan area is organized in five “villages”. The Project is located within a village called the
Mesas. The Mesas Village is located in the northeast portion of the Specific Plan on a plateau that
overlooks the Santa Clara River to the north and Six Flags Magic Mountain Theme Park to the east.
With approximately 1,766 acres, the Mesas Village was approved with a maximum of 7,716 dwelling
units, 122 second dwelling units, and approximately 347 acres allocated for mixed-use and non-
residential development (Mission Village occupies 71 percent of the Mesas Village). The Mesas
Village contain approximately 15 acres for three neighborhood parks, one seven-acre elementary
school site, one fire station, a 20-acre community park and 71 acres of arterial roads. The Santa Clara
River, a major open space area within the Mesas Village, is part of the River Corridor SMA. The SMA
is a major feature of the Specific Plan with approximately 491 acres from which 296 acres or 60% is
located within the Mesas Village.

A program-level EIR (and project-level for the Newhall WRP) was also certified with adoption of the
Specific Plan, which had concluded that the project had significant unavoidable impacts to biological
resources, agricultural resources, visual resources, air quality and solid waste disposal. In approving
the project, the Board also adopted a Statement of Overriding Considerations which concluded that
there were significant overriding public benefits with approval of the Specific Plan and WRP. These
included preservation of nearly 1,000 acres of the Santa Clara River and open areas; over 50 miles of
trails including the Santa Clara River Trail; provision of improved parks, library and fire station which
were ‘above and beyond’ mitigations required by CEQA; provision of 2,200 affordable homes; and
preservation of the River Corridor to retain Santa Clara River's significant riparian vegetation and
habitat. The Specific Plan also established the regulations and standards for the protection of open
areas adjacent to development and the two large River Corridor and High Country SMAs, totaling
approximately 6,170 acres.

PROJECT DESCRIPTION

The Mission Village project intends to create 661 lots on 1,261.8 acres to develop 4,412 dwelling
units, 1,555,100 square feet of mixed-use/commercial uses, recreation centers, parks, school, open
spaces and public facilities. The following is a descriptive listing of the 661 lots within the Tentative
Map:

e 382 Single-family lots for 382 single-family units and 73 second units

e 44 Multi-family lots for 4,030 multi-family units (including 20 lots with 459 units reserved for age-
qualified residents, 1 lot reserved for a 351-unit continued care retirement facility, 2 lots for
mixed use residential/commercial development consisting of 491 units and 5
condominium/apartment lots with 905 units)

11 Mixed-use commercial lots for 1,555,100 square feet of retail/lcommercial/office uses

4 Recreation lots (including community recreation centers and private parks)

2 Public park lots

1 Elementary school lot

150 Open space lots (including landscape zone , open space and river)

2 Spineflower Preserve lots

14 Utility lots (including water quality basins, water tanks, sewer lift station and debris basin)
48 Street/access lots (including public, private, bridge and fire access)

1 Library lot
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e 1 Fire station lot
e 1 Transit lot

The following is a description of the proposed primary uses within the Tentative Map and Project
defining characteristics:

Residential

A total of 4,412 dwelling units are proposed within the residential lots with a range of housing types
from detached single-family residences to high density multifamily units and various densities within
the subdivision. The 382 traditional single-family lots (i.e. one home on each lot) with densities varying
from 1 to 8.9 dwelling units per acre (lot size ranges between 4,000 square feet and one acre) are
concentrated on the western portion of the development. The average lot size on the far western
portion of the project site is one acre. All other single-family lots vary from minimum 4,000 square feet
to 7,150 square feet in size. All single-family lots have been designed for garage access from private
streets and drives. Four flag lots are proposed at the end of cul-de-sac roads where it is not possible
to accommodate the required street frontage. The applicant’s burden of proof which accompanies this
request describes topographical conditions as the reason this type of lots are proposed. The
applicant’s burden of proof is attached (Attachment B).

The 44 multi-family lots with 4,030 units are comprised of condominium and rental units and are
designed as detached condominiums, townhouses, live/lwork units, duplexes and
condominiums/apartments style buildings with densities varying from 4.7 to 55 units per acre.
Included in the 4,430 multi-family units are 459 age-qualified residences located south of Magic
Mountain Parkway and a 351-unit retirement community offering independent and assisted living for
seniors located on the southwest corner of the intersection between Commerce Center Drive and “A”
Street.

Flexibility of development in selected lots

Flexibility has been incorporated into the Specific Plan to respond to the changes in demand and
economic marketplace which will occur over the 25-year buildout of the community. Section 5.2.5 of
the Specific Plan allows flexibility in the project through the Adjustment/Transfer/Conversion
Provisions. The purpose of this process is to allow adjustments, dwelling unit transfers, as well as
other types of adjustments, including residential and non-residential building square footage transfers
and conversions.

As part of the Substation Conformance Review process prescribed in the Specific Plan, the applicant
is seeking approval to allow these adjustments envisioned by the Specific Plan to be finalized at the
final map stage rather during the tentative map stage. The applicant is requesting that multifamily
units (i.e. condo vs. apartments and attached vs. detached), commercial building types and square
footage, in designated area identified in the Tentative Map, to be finalized at the final map stage.
Typically the unit type such as condo, townhomes and apartments, unit count and commercial
building type and square footage are determined during the tentative map phase. Changes to these
features normally are subject to the Amended or Revised Tentative Map process. The Specific Plan
contemplates these changes in the implementation process, however, it does not state if these
changes are limited to the tentative map or final map stage.
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The project buildout is estimated to occur over several years and be completed by 2021. The intent of
the applicant’s request is to allow flexibility contemplated in the Specific Plan until final map stage so
the development can adapt to changes in market conditions and consumer needs over time.

The following thresholds will be in place to ensure consistency with the approval:

The number of units and amount of non-residential uses on the lots will not exceed the maximum
allowed and the open space and recreational uses will not be reduced. Shift in the number of
residential units and commercial square footage among lots may be allowed as long as it does not
exceed 20 percent of the number of residential units and commercial square footage allowed for each
lot approved by the Tentative Map. The designated land use in each lot shall not change (i.e.
commercial lots cannot be switched to residential lots and vice versa).

The resulting changes to the Tentative Map will be subject to the substantial conformance process per
the provisions of Section 5.2 of the Newhall Ranch Specific Plan, and consistent with the
environmental analysis in the project EIR. The changes on the map would be reviewed and approved
by the Subdivision Committee through the Amended Exhibit Map process prescribed in Section
21.16.15 of the County Subdivision Ordinance.

The request includes the following adjustments incident to the change in housing and building type:
apartments to condominiums and vice versa, attached to detached units, building type and location,
driveway location, alignments, driveway widths and drive entries, private drive alignments and
locations, lotting configurations, residential unit location and commercial building type and location.
Page 59 of the Planning Notebook (Attachment P) illustrates three development scenarios that would
be in accordance with the concept of flexibility. The possible changes are contemplated within the
development envelope and are evaluated by the DEIR.

With the required threshold in place and the Subdivision Committee review to ensure consistency with
the conditions of approval, staff believes that the this procedure is consistent with the intent of Section
5.2.5, Adjustment/Transfer/Conversion Provisions, of the Specific Plan.

Village Center
The Village Center, as described in the Specific Plan, is located on the eastern portion of the

Tentative Map, close to the I-5 and Six Flags Magic Mountain Theme Park. The Village Center is a
135-acre pedestrian oriented mixed use neighborhood and designed to be the village center for the
project as contemplated in the Specific Plan. This area is proposed to have 2,146 multi-family
residential units (including 351 units in the proposed continued care retirement community), and
704,100 square feet of Mixed Use Commercial. Other uses proposed for the Village Center include a
library, a private park, and a community recreation center.

Access to the Village Center is provided from Commerce Center Drive and Magic Mountain Parkway,
both are designated Highways, connecting to an internal circulation system consisting of public
streets and private drives. This area is connected to the rest of the project area through a series of
trails, paseos and sidewalks.

Mixed Use
The Mixed Use land use designation, as defined in the Specific Plan, allows for centers which contain
a combination of retail/commercial, office and/or residential uses. The lots may have a single use in
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the Mixed Use land use designation but the combination of adjacent lots with different uses form the
mixed use Village Center. These uses may be combined with civic, public and recreational uses.

The mixed use Village Center is characterized by an integration of uses including housing with retail,
work places and recreational uses to encourage pedestrian mobility and the creation of a lively and
convenient environment for nearby residents.

Commercial

The Project proposes to develop 1,555,100 square feet of office and commercial space on
approximately 57.4 acres. 704,100 square feet is allocated to the Village Center area. The remainder
851,000 square feet of commercial and office uses are proposed to be located at the northern portion
of the Tentative Map, north of the Commerce Center Drive and at the southeastern portion of the
Tentative Map, south of Magic Mountain Parkway.

Elementary School
A 9.5-acre elementary school site (Lot N0.157) is located northwest of the Village Center, north of “A”
Street. Actual site designs for the school are to be determined at a later phase.

Parks/Recreation/Open Space

Three park lots are depicted within the Tentative Map: a 20-acre public Community Park east of
Commerce Center Drive (Lot No. 469), a 5-acre public Neighborhood Park located at the
northwesterly boundary of the Tentative Map (Lot No. 653) and a 2.9-acre private park, called Village
Green, located in the Village Center (Lot No. 527). A 6.9-acre private Community Recreation Center is
proposed west of the Village Green in the Village Center (Lot No. 526) with a 25,000 square foot
recreational building, pools and sports courts. In addition, a 4.6 acre private Recreation Center (Lot
No. 424) is proposed in the age-qualified residential area improved with a 25,000 square foot
recreational building, pools and sports courts.

A total of 311 acres of open space area, distributed among 146 lots, are depicted throughout the
Tentative Map. The open space areas function as connection buffer between development planning
areas, trails and utility easements. The proposed trail system is divided hierarchically as community,
local and other pathway trails, as identified in the Specific Plan, connecting to the Specific Plan's
Regional River Trail, which traverses the Santa Clara River to the northwest. Community trails are 8-
foot wide pedestrian and bicycle routes located within 24-foot wide landscaped zones along major
roads like Magic Mountain Parkway and Commerce Center Drive. The Project proposes 18,900 linear
feet of community trails. Local trails are 8 foot-wide pedestrian and bicycle route which may or may
not follow a roadway. There are 12,900 linear feet of local trails proposed throughout Mission Village.
Pathway trails serve bicycle and pedestrian use which are located adjacent to local collector
roadways but separated by a landscaped parkway from the vehicular traffic. The project proposes
9,200 linear feet of pathways. In addition, dedicated bike lanes (class Il) are provided along Magic
Mountain Parkway and Commerce Center Drive. The project applicant requests reduction to the
required trail width from 12 to 8 feet for community trails, local trails and pathways through the
Substantial Conformance Review process. The width reduction is necessary to provide additional
area for landscaping and to comply with Low Impact Development Standards.

The Project includes 217 acres of River Corridor dedication (Lot No. 650, 651, 657, 658). The Specific
Plan allows a 10 percent (21.7 acres) park land credit for River Corridor dedication. In sum, the
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proposed Project includes 70.4 acres of public park and recreational space throughout the Tentative
Map area. In addition, a total of 65.6 acres of Spineflower Preserve (Lot Nos. 500, 501) is also
dedicated at the northeast portion of the Tentative Map area, east of Commerce Center Drive.

Library
A 3.3-acre library lot is proposed in the Village Center area of the Project.

Fire Station

A 1.5-acre fire station lot is proposed to be located south of Magic Mountain Parkway on the easterly
side of Westridge Parkway. This site would accommodate a 13,500-square foot fire station and
ancillary buildings.

Transit

A 1.2-acre lot is proposed for the development of a bus transfer station in the Village Center. The site
would facilitate local bus service and provide connection points for express or commuter bus
operations. The proposed Project depicts three bus stops, one at the intersection of Commerce
Center Drive and “A” Street, and two others along Magic Mountain Parkway at the intersections with
“HH" and “A” Streets.

Access and Roads

The circulation system for the Project consists of two main highways: Commerce Center Drive and
Magic Mountain Parkway. Commerce Center Drive is the main connection for the project to SR-126
and I-5 via Magic Mountain Parkway. Commerce Center Drive is proposed to be extended at its
southern terminus from SR-126 via a proposed bridge over the Santa Clara River on to the Project
site connecting to the westerly extension of Magic Mountain Parkway. The proposed 1,300 feet in
length and 120-129 feet wide bridge was approved as part of the adoption of the Specific Plan.
Commerce Center Drive, including the bridge crossing, is designated as a Major Highway, on the
adopted Specific Plan and the County Highway Plan. Commerce Center Drive will be fully improved
with 114 foot wide right-of-way consisting of a bike lane and three vehicular travel lanes on both
directions of traffic, divided by a 14 foot landscaped center median.

Magic Mountain Parkway provides a westerly connection from the project site to the I-5. Magic
Mountain Parkway is proposed to be extended onto the Project from its western terminus and will be
fully improved to highway standards consisting of two-three vehicular travel lanes and one bike lane
on both direction with a variable width landscape median. Westridge Parkway is proposed to be
extended north to Magic Mountain Parkway with a 84 foot wide right-of-way to accommodate two
travel lanes on both directions with a 12 foot center median.

Public Streets, Private and Future Streets and Private Drives are proposed within the development,
providing internal access in single-family, multi-family neighborhoods, mixed use areas, and between
the Village Center and the other uses such as the school and the parks. The widths of these streets
and drives range from 40 to 110 feet.

Grading (On-site and off-site)

The Mission Village site contains moderate to steep topography and to implement the development as
permitted by the Newhall Ranch Specific Plan, significant grading would be necessary. The Project
proposed a maximum of 59.8 million cubic yards (c.y.) of grading (29.9 million c.y. of cut and 29.9
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million c.y. of fill) for on-site (within the Tentative Map) and off-site project related improvements within
the overall project area.

Approximately 56 million c.y. of grading (28 million c.y. of cut and 28.4 c.y. of fill) is proposed for on-
site (within the Tentative Map), which includes infrastructure grading for a sanitary sewer system and
pump stations, potable and reclaimed water systems, and drainage improvements. The 28 million c.y.
of grading associated with the Tentative Map also includes approximately 186,000 c.y. of cut and
945,000 c.y. of fill grading for the off site grading portion of the following improvements which are
partially inside and partially outside the Tentative Map: extension of Westridge Parkway (32,390 c.y.
of cut and 232,390 c.y. of fill), extension of Commerce Center Drive (31,900 c.y. of cut and 288,270
c.y. of fill), water tanks (55,380 c.y. of cut and 130,030 c.y. of fill), water quality basin (18,900 c.y. of
cut and 63,635 c.y. of fill), two debris basins (23,970 c.y. of cut and 100,425 c.y. of fill), Lion Canyon
drainage improvements and miscellaneous grading necessary to tie to existing grades (55,955 c.y. of
cut and 130,395 c.y. of fill).

An additional 3.4 million c.y. of grading (1.9 million c.y. of cut and 1.5 c.y. of fill) is required for the
proposed off-site infrastructure improvements including the Magic Mountain Parkway extension
(900,000 c.y. of cut and 500,000 c.y. of fill, the excess dirt would be placed within the Tentative Map),
utility corridor (618,000 c.y. of cut and 618,000 c.y. of fill), and the larger of the two Southern
California Edison substation alternative sites (372,000 c.y. of cut and 107,000 c.y. of fill, the excess ,
265,000 c.y., will be placed in a existing agricultural field within the Specific Plan). These
improvements are located completely outside of the Tentative Map area.

Project grading summary table:

Area Adjusted Cut Adjusted Fill Total
Volume (c.y.) Volume (c.y.) Earthwork
Mission Village On-Site
ssion Village ©n-S1 28,000,000 28,400,000 56,400,000
(within Tentative Map)
Magic Mountain Parkway 900,000’ 500,000 1,400,000
Off-site
utility Corridor 618,000 618,000 1,236,000
Off-site
SCE Substation
372,000 107,000 479,000
Off-site (Alternative 2}2
Disposal Site
265,000 265,000
Off-site (Alternative 2)
Total Off-site 1,890,000 1,490,000 3,380,000
Total Project Site 29,890,000 29,890,000 59,780,000

1. 400,000 c.y. cut to be used as fill for Mission Village on-site grading

2. Alternative 2 is the largest of the two Souther California Edison Substation (SCE)

alternative sites
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Off-site Improvements

Water Tanks: Three water tanks are proposed as part of the Project. Two water tanks (potable and
reclaimed) are proposed partially within the boundaries of the Mission Village Tentative Map along the
southerly boundary and partially off-site to the south within the boundaries of pending Vesting
Tentative Tract Map 61996 (same applicant), and outside of the boundaries of the Newhall Ranch
Specific Plan. The potable and reclaimed water tanks have a total capacity of 6.5 million gallons (4
million gallons potable and 2.5 million gallons reclaimed) and would be located on a single graded
pad. The third tank (potable) is proposed completely off-site at an existing tank site located along
Westridge Parkway and would not require grading. A Conditional Use Permit is required for the
development of the three water tanks.

Water Quality Basin: The proposed water quality basin will serve to mitigate the water quality impacts
of the proposed project. It is proposed to be located on a 9 acre site along the northeast boundary of
the Mission Village within the boundary of the Tentative Map, south of the Santa Clara River and west
of a parking lot in the Six Flags Magic Mountain Theme Park.

Debris Basins: Two off-site debris basins are proposed to be constructed along the southerly
boundary of the Tentative Map, partially within the boundary of pending Vesting Tentative Tract Map
61996. They will serve to mitigate the water quality impacts of the proposed project.

Lion Canyon Drainage and Miscellaneous Grading: Development of Mission Village will involve the
stabilization of the Lion Canyon drainage with the construction of drainage treatment improvements,
including grade stabilization measures to maintain sediment equilibrium and protect the channel bed
and banks from hydromodification impacts. Part of the drainage treatment improvements may involve
grading and construction of improvements outside of the Tentative Map.

Utility Corridor: The proposed utility corridor generally runs east/west for approximately 2.5 miles
along SR-126 from the approved Newhall Ranch Water Reclamation Pant (WRP) near the Los
Angeles/Ventura County border to the I- 5. The 418-acre corridor is located completely outside of the
Tentative Map and 165 acres of the corridor is located outside of the Specific Plan. The corridor would
provide utility extensions to serve Mission Village, including water lines, sanitary sewer, gravity sewer,
force main, irrigation, cable, gas, fiber optics, reclaimed water lines, storm drain pipes, and outlet
structures.

Electrical Substation: An electrical substation would be necessary to serve the Mission Village area
and two possible locations are considered. The first alternative site is located almost entirely within
the Potrero Valley portion of the Specific Plan, with a portion encroaching outside the boundaries of
the Specific Plan into the Legacy Village project area (pending VTTM 061996). A total of 158,000 c.y.
of cut and 45,000 c.y. of fill grading will be required to develop a substation at this location. The
second alternative site is located easterly of the first site and is partially within Potrero Valley portion
of the Specific Plan and partially within the Legacy Village project site, outside the boundaries of the
Specific Plan. A Total of 372,000 c.y. of cut and 107,000 c.y. of fill grading will be required to develop
a substation at this location. All excess dirt will be placed in an existing agricultural field in Potrero
Valley.

Note: All the grading for the on-site and off-site improvements have been analyzed as part of either
the Specific Plan EIR or the Mission Village DEIR.
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SPECIFIC PLAN CONSISTENCY

The Newhall Ranch Specific Plan is a comprehensive document that guides the development of the
Newhall Ranch property. The document sets forth a comprehensive set of plans, development
regulations, design guidelines, and implementation programs designed to produce a project
consistent with the goals, objectives, and policies of the Los Angeles County General Plan and Santa
Clarita Valley Area Plan. The Newhall Ranch Specific Plan was adopted by the Board on May 27,
2003, and authorized the development of the approximately 11,963-acre property for residential,
mixed use, commercial business park, visitor-serving, open area, parks, trails, schools, library, fire
stations and infrastructure including roads, bridges and a water reclamation plant. The Specific Plan
identifies conceptual land uses with associated acreage, density and/or nonresidential square footage
and includes implementing exhibits for trails, circulation, resource management, drainage and water
guality, water and sewer infrastructure as well as its land use plan. The Specific Plan is regulatory in
nature and serves as zoning for the Newhall Ranch community. All the subsequent development
plans and subdivision maps must be consistent with the Specific Plan. Consistency between the
proposed Project and the Specific Plan is analyzed below.

The applicant has provided a booklet, titled “Mission Village Planning Notebook” (Notebook) which
staff will refer to in discussion of Specific Plan consistency. This Notebook provides the detailed
exhibits and tables that update the Specific Plan within the Mission Village subdivision boundary, and
identify goals and objectives within the Specific Plan that these project features achieve.

Affordable Housing (Notebook Section 1.6, Page 26)

The Specific Plan requires affordable housing, with a total of 2,200 affordable units located throughout
the Specific Plan area (Specific Plan Section 3.10). These include housing units reserved for Very
Low Income households (0%-50% Median Income), Low Income households (51%-65% Median
Income and 66%-80% Median Income), and Moderate Income households (81%-120% Median
Income); and may be rental, for-sale and any units supported by state, local or private affordable
housing assistance. The applicant submitted the Newhall Affordable Housing Implementation Plan to
the County, and in June 25, 2010, it was approved by the Los Angeles County Community
Development Commission (Attachment O).

Mission Village proposes up to 300 dwelling units affordable homes within the project site, which shall
comply with the Affordable Housing Implementation Plan mentioned above. According to the
Affordable Housing Implementation Plan, it is estimated that there will be multiple affordable programs
located within three planning areas in Mission Village:

e 88 Rental Affordable Housing Units located in an area next to commercial services near the
Village Center with an elementary school and recreation center within a mile.

e 96 Rental Affordable Housing Units located in an area within the Village Center with an
elementary school and neighborhood recreation center within one-half a mile.

e 116 Rental Affordable Housing Units located adjacent to a community park with an
elementary school and neighborhood recreation center within one-half a mile.

Circulation (Notebook Section 2.1, Pages 30-31)
The circulation plan proposed for Mission Village is a refinement of the Newhall Ranch Master
Circulation Plan approved as part of the Specific Plan and it is consistent with the designation,
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location and dimensions of the highways and collector roads depicted in the Specific Plan. Commerce
Center Drive and Magic Mountain Parkway west of Commerce Center Drive are designated Major
Highways, while Magic Mountain Parkway west of Commerce Center Drive is designated a
Secondary Highway. Westridge Parkway and “A” Street are designated Collectors. Private Drives and
Local Roadways are not depicted on the Specific Plan Master Circulation Plan; however, they are
shown on the Mission Village Circulation Plan and provide local access to the various proposed
neighborhoods.

Private Drives are designed to conform to the final design criteria approved in the Westside
Communities Private Drives and Traffic Calming Manual.

Transit (Notebook Section 2.1, Page 33)

The Specific Plan contemplated two bus pull-in areas within areas located within Mission Village. The
proposed project depicts three bus stops, one at the intersection of Commerce Center Drive and “A”
Street, and two others along Magic Mountain Parkway at the intersections with “HH” and “A” Streets.
A bus transfer station is proposed on the east side of Commerce Center Drive, one block north of its
intersection with Magic Mountain Parkway. The proposed locations of the transfer station and bus
stops are a refinement of the location in the Specific Plan to accommodate final circulation design of
the project, and are consistent with the intent of the Specific Plan to provide convenient access to
public transit within the Mission Village project area.

Trails (Notebook Section 2.2, Pages 35)

The Master Plan of Trails in the Specific Plan is general in nature, and provides general locations for
trails within the project area. The Tentative Map provides more detailed information regarding the
location of trails within the Mission Village project area. These include walkways and parkways along
streets, paseos, community trails and the regional river trail, in a hierarchy of trail sizes and
functionality. Access points are also identified from the project to the regional river trail system as well
as locations for observation and interpretive nature points.

The location of the trails depicted on the Tentative Map is consistent with the Specific Plan. The Map
depicts community trails along Commerce Center Drive, Magic Mountain Parkway and Westridge
Parkway. Pathways are depicted along “A”, “B” and “R” Streets, and private drives south of Magic
Mountain Parkway. However the applicant is requesting an adjustment in the required 12-foot wide
trail section to 8-foot wide trails for the community trails, local trails and pathways. The four feet
reduction will provide additional landscaping along the trail, reduce the trail's paved area and increase
permeable area around the trails to comply with Low Impact Development Standards. The intent of
the trails is to provide pedestrian and bicycles use and the reduction of the width of the trail will not
compromise the intended use. Therefore, the proposed 8-foot wide trails are consistent with the
Specific Plan.

Spineflower Preserve (Notebook Section 2.3, Pages 36)

The Specific Plan Land Use Plan depicts a 20.3 acre Specific Plan conservation easement within
Mission Village. The applicant is proposing to expand the existing easement to approximately 65
acres in an effort to provide connectivity to permanent open space, preserve known spineflower
populations and establish a Spineflower Preserve. The proposed Spineflower Preserve is located at
the northwest portion of the project site, east of Commerce Center Drive. The conservation easement,
along with the proposed Spineflower Preserve are depicted on page 36 of the Planning Notebook.
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The proposed expansion of the Spineflower Preserve area is consistent with the Specific Plan
because it provide for additional protection of sensitive resources in keeping with the policies in the
Specific Plan to protect such resources.

Drainage and Water Quality Plan (Notebook Section 2.4, Pages 38-40)

The Conceptual Backbone Drainage Plan of the Specific Plan sets forth the framework by which
drainage and flood protection to the site would be provided. A primary goal of the plan was to provide
drainage and flood protection while preserving the Santa Clara River as a resource. To meet this goal,
several criteria were identified in the planning process and commitments to meet the ongoing
requirements of all National Pollutant Discharge Elimination System (NPDES) permits and programs
were established.

Mission Village proposes to use open space areas as detention basins with naturalized infiltration
areas and depressed open space areas as water quality filters. Four water quality basins are
proposed on-site and one off-site (example photos provided on pages 40 and 41 of Notebook).

The Mission Village Drainage and Water Quality Plan is consistent with the Specific Plan, which
included conceptual drainage plans that reflects innovative methodologies to meet NPDES
requirements, and reflects a comprehensive system of flood control and detention basins to maintain
water quality standards.

Water Plan (Notebook Section 2.5, Page 44-47)

The Conceptual Backbone Water Plan was designed in the Specific Plan for the Mission Village
portion of the overall project with water main and reclaimed water lines to be located along Commerce
Center Drive, Magic Mountain Parkway, Westridge Parkway, and “A” Street. The Potable and
Reclaimed Water Plan (page 45 of Notebook) follows the Conceptual Backbone Water Plan and
depicts in greater detail, the infrastructure lines to serve the Mission Village project. While the precise
routing of water lines for the delivery system delineated by Mission Village Water Plan differ to some
extent from the Conceptual Plan set forth in the Specific Plan, this routing flexibility falls within the
prescribed Substantial Conformance parameters set in the Specific Plan Implementation Section
5.2.2b(a).

The Conceptual Backbone Water Plan depicts three water tanks with capacities of 4 million, 3 million
and 0.9 million gallons. Three water tanks are also depicted on the Mission Village Reclaimed Water
Plan. Two of the proposed water tanks (potable and reclaimed) are partially within the boundaries of
the Mission Village Tentative Map and outside of the boundaries of the Newhall Ranch Specific Plan
(page 47 of Notebook) south of Magic Mountain Parkway, while the two water tanks depicted in the
Specific Plan are located just north of Magic Mountain Parkway. The potable and reclaimed water
tanks would hold a maximum of 4 million and 2.5 million gallons, respectively.

Sewer Plan (Notebook Section 2.5, Pages 48-49)

The Conceptual Backbone Sewer Plan of the Specific Plan set forth a system for sewage collection
witch included connection to a water reclamation plant, a collection system with pump stations, and
both gravity and force mains. A detailed Sewer Plan was prepared for Mission Village (page 49 of
Notebook) that provides further refinement to the location of sewer main lines and while the precise
routing of sewer lines for the delivery system differ to some extent from the Conceptual Plan set forth
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in the Specific Plan, this routing flexibility falls within the prescribed Substantial Conformance
parameters set in the Specific Plan Implementation Section 5.2.2b(a).

The Mission Village Sewer Plan depicts connection lines extending east to the existing Valencia WRP
near the SR-126/I-5 interchange if the Newhall WRP is not operational at the time Mission Village
requires connection. However, if the Newhall WRP is operational at the time Mission Village requires
connection, sewer lines will extend to the west to connect to the Newhall WRP. Connections for
Mission Village are shown with both options, assuming one or both options will eventually be utilized.

Land Use Plan (Notebook Section 3.1, Pages 50-53)

The Mission Village project is proposed within the Mesas Village area identified in the Specific Plan.
Land Uses depicted within the project boundary are Low Density Residential, Low-Medium Density
Residential, Medium Density Residential, High Density Residential, Commercial, Mixed Use, Open
Space and River Corridor. As described on page 51 of the Notebook, flexibility was built into the
Specific Plan to allow for adjustments, transfers and conversions of use, boundaries, square footage,
etc. (Specific Plan Section 5.2-5, page 5-14), within certain parameters. The Mesas Village is divided
into Planning Areas, as Mission Village only covers 71 percent of the Mesas Village area, some
planning areas do not pertain to Mission Village even though they are within Mesas Village. Although
Mesas Village is entitled to a maximum of 7,716 dwelling units and 2,232,000 square feet of building
space, Mission Village is only entitled to a maximum of 5,465 dwelling units and 1,948,500 which
corresponds to the Planning Areas within the Mission Village Tentative Map boundary.

The applicable regulations include:

e The total number of dwelling units in the Mesas Village shall not exceed 5,465 total dwelling
units.
Mission Village represents approximately 71 percent of the total Mesas Village area (page 64 of
Notebook). Currently, there is no other residential development proposed in the Mesas Village
area. Mission Village proposes 4,412 dwelling units. Therefore, this regulation has been met.

e The total maximum building square footage for the Mission Village project shall not exceed the
total maximum building square footage set forth in the Annotated Land Use Plan Statistical
Summary for the Specific Plan area.

The Annotated Land Use Plan Statistical Summary determines that the maximum building
square footage allowed by the Specific Plan for this area is 1,948,500 square feet. Mission
Village proposes 1,555,100 building square feet. Therefore, this regulation has been met.

¢ No planning area may change in total acreage by more than 20 percent.
Mission Village is proposing changes to the acreage of most of the planning areas, however,
none of the changes exceed 20 percent. Therefore, this regulation has been met.

Each land Use designation contains several Planning Areas. The table below shows a summary
of the changes between the Project and the Mesas Village (Specific Plan) in total acreage,
number of dwelling units and non-residential square footage. Detailed information about the
changes per Planning Area is available in a table format on page 53 and 65 of the Notebook,
with exhibits on pages 51 and 52.
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Planned Non- Maximum Non-
Dwelling Units Residential Square Residnetial Square
Area comparison | Comaprisonto | footage comparison | Footage comparison to
Land Use to Specific Plan Specific Plan to Specific Plan Specific Plan
Low 4.9% increase -8 n/a
Low-Medium 3.8% decrease -235 n/a
Medium 3.6% decrease -129 N/a
High 19.4% increase -41 n/a
Mixed Use 4.0% increase -640 212,000 -372,000
Commercial 18.5% decrease n/a 24,100 -20,900
Open Area 1.7% decrease n/a n/a n/a
River
Corridor 0% n/a n/a n/a

The table above show that Low-Medium and Medium Residential land use designations
decreased in area and in number of dwelling units while Low and High Residential land use
designations increased in area but still decreased the number of dwelling units. The Mixed Use
designation increased four percent in area, decreased the number of dwelling units but
increased the commercial square footage. Even though the commercial square footage was
increased in the Mixed Use and Commercial land use designations, the commercial square
footage is still under the maximum allowed for commercial area within those categories as
permitted by the Specific Plan. These changes are due to project refinement which results in
changes in the number of housing units, square footage of non-residential space and area
dedicated to each use.

The elementary school as well as the Community and Neighborhood Parks are part of land use
overlays, and are ‘flexible’ as to their final location within the Specific Plan. The land use overlay
adjustments are permitted pursuant to Section 5.2-5 of the Specific Plan with respect to size, quantity
and location of public service facilities such as parks and schools. There were two Neighborhood
Parks and one Community Park depicted on the Specific Plan Land Use Plan within the Project site.
The Community Park has been relocated a location adjacent to the Village Center. One Neighborhood
Parks is proposed adjacent to the river and close to single family neighborhoods. The second
Neighborhood Park is the Village Green, a private park located within the Village Center. In addition,
the project depicts two private recreation centers. As part of the overlay uses depicted in the Specific
Plan, Mission Village is proposing an elementary school, a fire station and a library as land use
overlays.

The River Corridor allows for certain uses, with mitigation measures required as stated in Section 2.6-
2 of the Specific Plan. These mitigation requirements include restoration as well as enhancement, and
establish requirements for management of this area. Transition areas are also required between
development areas and the Santa Clara River. The standards and design of the transition area is
described in greater detail in Section 2.6-2.a.(3).(b) of the Specific Plan. These design features
include provision of ungrouted rock or buried bank stabilization where required to protect development
areas, and minimum 100-foot buffers adjacent to the Santa Clara River. Uses permitted within this



PROJECT NO. 04-181-(5) Staff Analysis
VESTING TENTATIVE TRACT MAP NO. 61105 Page 18 of 32
CONDITIONAL USE PERMIT CASE NO. 200500080

CONDITIONAL USE PERMIT CASE NO. 200500081

OAK TREE PERMIT CASE NO. 200500043

OAK TREE PERMIT CASE NO. 200500032

PARKING PERMIT NO. 200500011

SUBSTANTIAL CONFORMANCE REVIEW NO. 201000001

buffer include flood control access; bridges; sewer, water and utility easements; abutments; river trail;
all of which are subject to the CUP provisions for development in an SEA/SMA. Grading guidelines
are also provided as well as a long-term management plan. Within the SEA/SMA, the Project
proposes the following improvements: Commerce Center Drive bridge, bank stabilization,
underground utility corridor, storm drain outfalls and associated energy dissipaters, trails, riparian
mitigation sites and off-site transport of materials associated with grading.

SUBSTANTIAL CONFORMANCE

Section 5.2-2 (Substantial Conformance) of the Specific Plan provides a process for making
determinations of substantial conformance, with authority lying with the Planning Director and in some
cases, the Director of Public Works. This section also provides the Planning Director with discretion to
refer such substantial conformance to the Planning Commission. If the Planning Commission
determines that proposed actions are in substantial conformance with the provisions of the Specific
Plan, the action shall be approved by the Planning Commission. The purpose of substantial
conformance is to determine whether proposed developments or uses substantially comply with the
standards, regulations and guidelines of the Specific Plan and other applicable Los Angeles County
ordinances which do not conflict with the Specific Plan.

As required by the Specific Plan, the applicant requests determinations of substantial conformance for
grading and hillside management guidelines, setback standards, housing and building types and tralil
sections.

Grading and Hillside Management

Section 2.7, Hillside Preservation and Grading Plan, of the Newhall Ranch Specific Plan was
prepared in accordance with the Los Angeles County Performance Review Criteria of Hillside
Management. The Specific Plan Conceptual Grading Plan (Specific Plan Exhibit 2.7-1) identifies the
majority of the Mission Village area as graded. As defined by that Plan, grading for the Specific Plan
area will consist of approximately 180 million c.y. of grading (90 million c.y. of cut and 90 million c.y. of
fill). The grading will be balanced within the Specific Plan. The 56.4 million c.y. of grading (28 million
c.y. of cut and 28.4 million c.y. of fill) proposed within the Mission Village Tentative Map is under the
180 million c.y. of grading and therefore, it is consistent with the Specific Plan. The proposed grading
will be balanced within the Specific Plan area and all the impacts are analyzed in the Mission Village
Draft EIR. Grading for the off-site improvements is requested by CUP 200500081.

The Specific Plan also requires a determination of Substantial Conformance Review be filed for
subdivisions having slopes equal or grater than 25 percent to ensure compliance with the Grading and
Hillside Management Guidelines contained in Chapter 4.8, 1a-1h.

Grading and Hillside Management:

a. Los Angeles County hillside development guidelines should be followed in hillside areas in order
to minimize grading impacts.

b. Significant ridges, knolls, and rock outcroppings should be respected in the site design and
incorporated as features where feasible.

c. Contour grading should be employed where feasible to lessen the visual impact of large slopes
and long major uniform slopes should be avoided.

d. Avoid the removal of oak trees to the maximum extent feasible and minimize grading to the edge
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of tree driplines.
e. Grading should emphasize and accentuate scenic vistas and natural landforms.

f. Slopes requiring special erosion control or fuel modification prevention should be designed for
ease of maintenance.

g. Special attention should be given to arrangement of landscape materials as means of creating a
natural, hillside appearance.

h. Graded slopes should be planted and stabilized in compliance with County approved landscape,
irrigation, and maintenance requirements.

The Substantial Conformance Interpretation Memo pertaining to grading and hillside management
submitted by the applicant and the applicant’s responses to the Grading and Hillside Guidelines are
attached (Attachment C).

Setback Standards

Pursuant to the Specific Plan, Section 5.2 (2)(13), modifications of development standards contained
on Table 3.4-1 (Site Development Standards) are allowed through a determination by the Director that
the modifications are in substantial conformance with the provisions of the Specific Plan pursuant to
the Substantial Conformance Review process set forth in the Specific Plan.

The applicant is requesting a front yard setback modification for Mixed-Use Residential, Mixed-Use
Commercial, Commercial, High Residential, Medium Residential designated lots within the Village
Center area (lots 508-515, 517-526 and 528-530) with no front yard setback requirement and a
minimum 10-foot separation between structures on adjacent lots. The Village Center is proposed as
the urban town center for the proposed Project and future and existing surrounding developments.
The intent of the front yard modification is to allow buildings to be located closer to the street and
promote a more urban and pedestrian oriented environment. The intent of the 10-foot distance
between buildings on adjacent lots is to provide flexibility on the rear and side yard setbacks as long
as the minimum required distance between buildings is maintained. Due to the orientation of the
structures with frontage on more than one street, the conceptual nature of the Exhibit Map that
accompany the Tentative Map and the size of the project, the designation of the lot frontage should be
determined during the construction phase.

The Substantial Conformance Interpretation Memo pertaining to the modification of setback standards
submitted by the applicant is attached (Attachment D).

Trail Sections

Section 5.2-2-a-(9) of the Specific Plan determines that adjustments to the Master Circulation Plan
which includes any trail design are allowed pursuant to the Substantial Conformance Review process.
The project applicant requests reduction to the required trail width from 12 to 8 feet for community
trails, local trails and pathways. The four feet reduction will provide additional landscaping along the
trail, reduce the trail's paved area and increase permeable area around the trails to comply with Low
Impact Development Standards.. The intent of the trails is to provide pedestrian and bicycles use and
the reduction of the width of the trail will not compromise the intended use. Therefore, the proposed 8-
foot wide trails are consistent with the Specific Plan.

The Substantial Conformance Interpretation Memo pertaining to the modification of trail sections
submitted by the applicant is attached (Attachment E).
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Housing and building types
For discussion on the Substantial Conformance Review on housing and building types see “Flexibility
of development in selected lots” on page 7 of this report.

CONDITIONAL USE PERMITS

The applicant has requested the approval of two Conditional Use Permits (CUPSs) related to the
Mission Village project. The CUPs are requested to authorize the following development and
activities:

Development within Significant Ecological Areas (CUP 200500080)

In conjunction with approval of the Specific Plan, the Los Angeles County Board of Supervisors
approved a program-level SEA Conditional Use Permit (CUP) No. 94-087, which applied to the
entirety of the Specific Plan area and will continue to apply even with the approval of the requested
CUPs. The approved CUP resulted in two significant outcomes regarding the SEA: (a) it adjusted the
existing boundaries of the County's original SEA 23 boundaries, consistent with General Plan policies
requiring protection of natural resources within SEAs, and (b) it allowed Specific Plan development
within the River Corridor SMA/SEA 23 boundaries subject to certain limitations. The allowable Specific
Plan development within the SEA includes three bridge crossings, including the Commerce Center
Drive bridge, buried and exposed bank stabilization, trails, utilities and development on mostly
agricultural land, some of which is prime agricultural land, within the approved River Corridor
SMA/SEA 23 area. Pursuant to Table 3.4-2, Permitted Uses Matrix, Footnote 16, and Section 5.2-3 of
the Specific Plan, and Section 22.56.215, Hillside management and significant ecological areas--
Additional regulations, of the Los Angeles County Code (“County Code”), the applicant has requested
a CUP for proposed development associated with the Mission Village project within the River Corridor
SMA/SEA 23 in order to ensure consistency with both the adopted Specific Plan and the approved
program-level SEA CUP.

Within the SEA/SMA, the Project proposes the following improvements: Commerce Center Drive
bridge, bank stabilization, underground utility corridor, storm drain outfalls and associated energy
dissipaters, trails, riparian mitigation sites and off-site transport of materials associated with grading.
Commerce Center Drive bridge is one of the bridge crossings originally considered by the Board for
the Specific Plan, and was approved as part of the Specific Plan and CUP 94-087 in that location. Off-
site transport of materials associated with grading for the bridge is part of the bridge construction
permitted by the Specific Plan and CUP 94-087. The entire bridge will be located within the SEA along
with a portion of the Commerce Center Drive. The portion of Commerce Center Drive that will be
located within the SEA is approximately 400 linear feet with a right-of-way of 114 feet.

Along with the Specific Plan, approved CUP 94-087 allows for riparian mitigation as habitat restoration
as well as bank stabilization to protect the river against erosion within the River Corridor SMA. CUP
94-087 also addresses drainage improvements related to potential indirect impacts to the River
Corridor SMA due to sedimentation and debris transport during construction which would be
controlled by the installation of devices such as debris basins, drainage swales, slope drains, and
storm drain inlet/outlet protection which would be part of final drainage plans prepared for each
subdivision. The Specific Plan calls for a minimum 100 foot wide buffer adjacent to the Santa Clara
River between the top river-side of bank stabilization and development. CUP 94-087 allows for public
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infrastructure such as flood control access, sewer, water and utility easements, abutments, trails and
parks to be located within the buffer area and the SEA. The County of Los Angeles General Plan
requires that any development proposal within an SEA be reviewed for compliance with certain
“design compatibility criteria.” The Los Angeles County Zoning Code implements this General Plan
requirement by requiring a CUP for development within the SEA. In addition, the General Plan
requires that an application for an SEA CUP must undergo an “SEA Performance Review.” This
process involves review of the application by the appointed Significant Ecological Area Technical
Advisory Committee (SEATAC). SEATAC reviews the application and accompanying biological
resources report for adequacy, and makes recommendations for final project design. Such
recommendations are then considered by the Los Angeles County Regional Planning Commission.

A Biota Report dated December 2006 was prepared by the project environmental consultant, Impact
Sciences, and submitted to SEATAC for review. Three SEATAC meeting were held on this project on
the following dates: January 29, 2007; September 10, 2007; and April 7, 2008. In each meeting,
SEATAC provided comments. Revisions of the Biota report and response to comments were provided
to SEATAC by the project environmental consultant. The SEATEC meeting minutes and the response
to comments provided by the environmental consultant are attached (Attachment N).

SEATAC expressed concern mainly with habitat loss and encroachment within the Santa Clara River
SMA/ SEA 23 and impacts on spineflower. The project is not proposing any permanent impact to the
SEA that is not authorized by the Specific Plan and CUP 94-087. In addition, the project proposes a
minimum 100-foot buffer from the outer edge of CDFG jurisdictional habitat associated with the Santa
Clara River. Additional buffer is provided in some portions of the project adjacent to the River SEA
through open space lots and development restriction areas. The elevation difference between the
proposed development area and the SEA varies between 100 and 200 feet which further segregate
the two areas. The Specific Plan Land Use Plan depicts a 20.3 acre conservation easement within
Mission Village. The applicant is proposing to expand the existing easement to approximately 65
acres in an effort to provide additional protection to spineflower populations and establish a
Spineflower Preserve.

In addition to the standard burden of proof required for a CUP, which is set forth in Section 22.56.040,
the applicant must also meet the burden of proof required for development within an SEA.

Pursuant to Section 22.56.215 of the County Code, the applicant must meet the following burden of
proof:

Significant Ecological Areas:

A. That the requested development is designed to be highly compatible with the biotic resources
present, including the setting aside of appropriate and sufficient undisturbed areas; and

B. That the requested development is designed to maintain water bodies, watercourses, and their

tributaries in a natural state; and

That the requested development is designed so that wildlife movement corridors (migratory paths)

are left in an undisturbed and natural state; and

That the requested development retains sufficient natural vegetative cover and/or open spaces to

buffer critical resource areas from said requested development; and.

That where necessary, fences or walls are provided to buffer important habitat areas from

development; and

o 0

m
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F. That roads and utilities serving the proposed development are located and designed so as not to
conflict with critical resources, habitat areas or migratory paths.

The applicant’s Burdens of Proof for the CUP and development within SEA are attached (Attachment
F).

Development Proposed Under CUP 200500081
For the following CUP requests, Pursuant to Section 22.56.040 of the County Code, the applicant
must meet the following Burden of Proof:

A. That the requested use at the location will not:
1. Adversely affect the health, peace, comfort or welfare of persons residing or working in the
surrounding area, or
2. Be materially detrimental to the use, enjoyment or valuation of property of other persons located
in the vicinity of the site, or
3. Jeopardize, endanger or otherwise constitute a menace to the public health, safety or general
welfare; and

B. That the proposed site is adequate in size and shape to accommodate the yards, walls, fences,
parking and loading facilities, landscaping and other development features prescribed in this Title
22, or as is otherwise required in order to integrate said use with the uses in the surrounding area;
and

C. That the proposed site is adequately served:
1. By highways or streets of sufficient width, and improved as necessary to carry the kind and
guantity of traffic such use would generate, and
2. By other public or private service facilities as are required.

Development of 73 second dwelling units (CUP 200500081)

Pursuant to Table 3.4-3 (Accessories Uses Matrix) of the Specific Plan, the applicant has requested a
CUP to authorize the development of 73 second dwelling units in Planning Area TM-14 in the Low
Residential land use designation, shown as Lot Nos. 279-351. According to the Specific Plan (Table
5.4-1), 122 second dwelling units are allowed with a CUP in Planning Area TM-14. The provision of
second dwelling units in Mission Village will provide additional affordable housing opportunities, while
maintaining the character of a single-family neighborhood. The applicant’s Burden of Proof for the
second units is attached (Attachment G).

Development of a continued care retirement community (CUP 200500081)

Pursuant to Table 3.4-2 (Permitted Uses Matrix) of the Specific Plan, the applicant has requested a
CUP to authorize the development of a continued care retirement community (CCRC) with a
maximum of 351 dwelling units. Residential care facilities (7 or more persons) are allowed by the
Specific Plan subject to a Conditional Use Permit in the Mixed Use land use designation. The CCRC
is located on lot 528 within the Village Center area in the Mixed Use Residential land use designation.
The Exhibit Map provides a conceptual design for the CCRC with three and four story buildings
containing units designated for independent and assisted living. The applicant is proposing a total of
280 parking spaces for the continued care retirement community with 197 independent living units
and 154 assisted living units. The parking requirements for such uses are not specified in the Los
Angeles County Code, however, a similar use with parking standards was identified as senior citizen
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housing development which would require 200 parking spaces. The 280 parking spaces proposed by
the applicant are consistent with the County Code parking requirements.

The applicant’'s Burden of Proof for CCRC is attached (Attachment H).

Development of three water tanks (CUP 200500081)

Pursuant to Los Angeles County Code, Section 22.24.150, water tank is a use subject to a
Conditional Use Permit. The applicant is proposing the construction of three new water tanks. Two
water tanks for potable and reclaimed water storage are proposed along the southerly boundary of the
Tentative Map, partially inside the Tentative Map and partially outside of the Tentative Map and
Specific Plan in the A-2-5 zone (Heavy Agriculture, 5-acre minimum lot size). The proposed potable
and reclaimed water tanks have a total capacity of 6.5 million gallons (4 million gallons potable and
2.5 million gallons reclaimed) and would be located on a single graded pad. The third tank (potable) is
proposed at an existing tank site located along Westridge Parkway, south of the Tentative Map and
would not require grading. Even though the third water tank does not require grading, a CUP is still
required for its development. The applicant’'s Burden of Proof for the water tanks is attached
(Attachment I).

On-site grading (CUP 200500081)

Pursuant to Los Angeles County Code, Section 22.56.210, grading projects that exceed 100,000 c.y.
of grading require a CUP. The Project proposed a maximum of 59.8 million cubic yards (c.y.) of
grading (29.9 million c.y. of cut and 29.9 million c.y. of fill) of on-site and off-site combined which
would be balanced within the overall project area.

Approximately 56 million c.y. of grading (28 million c.y. of cut and 28.4 c.y. of fill) is proposed for on-
site, which includes infrastructure grading for a sanitary sewer system and pump stations, potable and
reclaimed water systems, and drainage improvements. The 28 million c.y. of grading associated with
the Tentative Map also includes approximately 186,000 c.y. of cut and 945,000 c.y. of fill grading for
off site grading portion of the following improvements which are partially inside and partially outside
the Tentative Map: extension of Westridge Parkway (32,390 c.y. of cut and 232,390 c.y. of fill) and
Commerce Center Drive (31,900 c.y. of cut and 288,270 c.y. of fill), water tanks (55,380 c.y. of cut
and 130,030 c.y. of fill), water quality basin (18,900 c.y. of cut and 63,635 c.y. of fill), two debris
basins (23,970 c.y. of cut and 100,425 c.y. of fill), Lion Canyon drainage improvements and
miscellaneous grading necessary to tie to existing grades (55,955 c.y. of cut and 130,395 c.y. of
fill).This grading has been analyzed in the DEIR.The applicant’s Burden of Proof for off-site grading is
attached (Attachment J).

Off-site grading (CUP 200500081)

Pursuant to Los Angeles County Code, Section 22.56.210, off-site grading projects require a CUP.
The applicant is proposing grading outside the boundaries of the Tentative Map and outside the
boundaries of the Newhall Ranch Specific Plan as part of the proposed project. In addition to the 56.4
million c.y. (28 million c.y. of cut and 28.4 million c.y. of fill) of on-site grading, 1.9 million c.y. of
grading (1.9 million c.y. of cut and 1.9 million c.y. of fill) is required for the proposed off-site
infrastructure improvements including the Magic Mountain Parkway extension, utility corridor, and the
larger of the two Southern California Edison substation alternative sites. The proposed off-site grading
was analyzed as part of the Mission Village DEIR.
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The new water tanks, water quality basin, debris basins, and Lion Canyon drainage improvements are
also located patrtially on-site and partially off-site of the Tentative Map. The water tanks site is 5.2
acres in size (3.8 acres are off-site). The water quality basin is 13.2 acres in size (9 acres are off-site).
The debris basins along the south boundary of the tentative map is 5.9 acres in size (5.4 acres are
located off-site). The Lion Canyon drainage improvements is 17.3 acres in size (1.9 acres is off-site).
Due to the contiguous nature of these improvements, the total grading is included as part of the on-
site 28 million c.y of grading. the total Grading for these improvements are approximately 186,000 c.y.
of cut and 945,000 c.y. of fill grading for the off site grading portion of the improvements and are
counted as part of the 28 million c.y. (28 million c.y. of cut and 28.4 c.y. of fill) of on-site grading.

The 3.8 million c.y. of off-site grading (1.9 million c.y. of cut and 1.9 million c.y. of fill) account for the
following:

Extension of Magic Mountain Parkway: Approximately 4,700 linear feet of the proposed extension of
Magic Mountain Parkway would be outside of the boundaries of the tentative map. The grading for
this portion will require approximately 1.4 million c.y. of grading (900,000 c.y. of cut and 500,000 c.y.
of fill). Approximately 400,000 c.y. of earth would be transported to a location within the Tentative Map
area and it has been analyzed in the DEIR

Utility Corridor: The proposed utility corridor generally runs east/west for approximately 2.5 miles
along SR-126 from the approved Newhall Ranch Water Reclamation Pant (WRP) near the Los
Angeles/Ventura County border to the Interstate 5. Grading for this corridor would be a balanced
operation of 618,000 c.y. of cut and 618,000 c.y. of fill grading over approximately 156 acres.

Electrical Substation: Two locations for the electrical substation to serve the Mission Village area are
considered. The first alternative site is located almost entirely within the Potrero valley portion of the
Specific Plan, with a portion encroaching outside the boundaries of the Specific Plan into the Legacy
Village project area (pending VTTM 061996). A total of 158,000 c.y. of cut and 45,000 c.y. of fill
grading will be required to develop a substation at this location. The second alternative site is located
easterly of the first site and is partially within Potrero Valley portion of the Specific Plan and partially
within the Legacy Village project site, outside the boundaries of the Specific Plan. A Total of 372,000
c.y. of cut and 107,000 c.y. of fill grading, for a total of 479,000 cy of earthwork, will be required to
develop a substation at this location. All excess dirt will be placed in an existing agricultural field in
Potrero Valley.

The applicant’s Burden of Proof for off-site grading is attached (Attachment K).

PARKING PERMIT

Although Mission Village meets the required parking standards according to the Specific Plan and the
Los Angeles County Code, the applicant is requesting a Parking Permit to allow reciprocal and shared
parking for uses located on separate lots in the Village Center area, as depicted on the Shared
Parking Plan Exhibit on page 63 of the Planning Notebook. Part of the parking for Lot Nos. 508, 509,
510, 511, 526, 527, 516 and 529 within the Village Center may be provided on adjacent lots, nearby
lots or on private driveways. These lots contain residential and commercial uses. The required
residential parking will be provided on site; the required commercial parking will be provided either on-
site or off-site. The use of private drives for the shared parking increases the urban feel of the Village
Center and enhances the mixed use pedestrian oriented development character of the area.
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The applicant’s Burden of Proof for the parking permit is attached (Attachment L).

OAK TREE PERMITS

Pursuant to Section 22.56.2050 of the County Code, two Oak tree reports were submitted by Impact
Sciences, Inc. The first oak tree report, dated August 2010, is referent to Oak Tree Permit No. 2005-
00032, which proposes to remove 11 oak trees, including three heritage oaks, of the existing 64 oak
trees and encroach on two non-heritage oak trees in connection with construction of the easterly
extension of Magic Mountain Parkway (off-site). The Applicant’'s Burden of Proof states that easterly
extension of Magic Mountain Parkway is necessary to connect the proposed development to the Old
Road and the I-5. The alignment of this Highway has been previously established and realignment is
not feasible due to other potential impacts such as grading and traffic safety. Since the 13 (11
removals and 2 encroachments) oak trees that would be impacted by this extension are located in
areas of the property where their continued existence would preclude the extension of this Highway,
their impact is unavoidable.

The second Oak tree report, dated November 2007 with an updated report submitted March 2010, is
referent to Oak Tree Permit No. 2005-00043, which proposes to remove 147 of the existing 517 oak
trees, including eight heritage oaks, and encroach on 49 oak trees, including two heritage oaks,
located within the Tentative Map. The Applicant’s Burden of Proof states that the impacted oak trees
are located in areas of the property where their continued existence would preclude the development
of the property in an efficient manner. It also states that natural resources, including oak trees, were
evaluated in the preparation of the development plan to limit the impact to such resources while
allowing the development authorized by the Specific Plan. The proposed project cluster development
to avoid impacts to on-site resources such as spineflower, the Santa Clara River and other areas with
oak trees.

Mitigation measures recommended by the County Forester/Fire Warden for both Oak Tree Permits
include replacement of oak tree removals at a rate of 2:1 (and 10:1 for heritage oaks) for a total of 358
mitigation trees for Oak Tree Permit No. 2005-00043 and 46 mitigation trees for Oak Tree Permit No.
2005-00032. The replacement trees will be planted in designated oak woodland mitigation areas in
the Specific Plan.

The permittee shall also properly maintain each mitigation tree and shall replace any tree failing to
survive in a period of five years due to lack of proper care and maintenance with a tree meeting the
specifications in the mitigation measures.

Pursuant to Section 22.56.2100 of the County Code, the applicant must meet the following burden of
proof:

A. That the proposed construction of proposed use will be accomplished without endangering the
health of the remaining trees subject to this Part 16, if any, on the subject property; and
B. That the removal or relocation of the Oak tree(s) proposed will not result in soil erosion through
the diversion or increased flow of surface waters which cannot be satisfactorily mitigated; and
C. That in addition to the above facts, at least one of the following findings apply:
1. That the removal or relocation of the Oak tree(s) proposed is necessary as continued
existence at present location(s) frustrates the planned improvement or proposed use of the
subject property to such an extent that:
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a. Alternative development plans cannot achieve the same permitted density or that the cost
of such alternative would be prohibitive, or
b. Placement of such tree(s) precludes the reasonable and efficient use of such property for a
use otherwise authorized; or
2. That the Oak tree(s) proposed for removal or relocation interferes with utility services or
streets and highways, either within or outside of the subject property, and no reasonable
alternative to such interference exists other than removal of the tree(s); or
3. That the condition of the Oak tree(s) proposed for removal with reference to seriously
debilitating disease or danger of falling is such that it cannot be remedied through reasonable
preservation procedures and practices; and
D. That the removal of the Oak tree(s) proposed will not be contrary to or be in substantial conflict
with the intent and purpose of the Oak tree permit procedure.

The applicant’s Burdens of Proof for both permits are attached (Attachment M).

ENVIRONMENTAL DOCUMENTATION

The program-level Specific Plan EIR with a Statement of Overriding Considerations was certified
along with the adoption of the Specific Plan by the Board of Supervisors in 2003. The Board found
that there were overriding public benefits, which included preservation of nearly 1,000 acres of the
Santa Clara River and open areas; over 50 miles of trails including the Santa Clara River Trail;
provision of improved parks, library and fire station, which were ‘above and beyond’ mitigations
required by CEQA; provision of 2,200 affordable homes; and preservation of the River Corridor to
retain Santa Clara River’s significant riparian vegetation and habitat. Within the Specific Plan EIR, six
alternatives were discussed, and include project designs with reduction in 20, 39, and 68 percent of
the development. While the development with 68-percent reduction was identified as the
environmentally superior alternative, the Specific Plan was eventually adopted by the Board with a
revised project and mitigation measures along with certification of the EIR.

In accordance with State and County CEQA guidelines, a project-level Draft EIR, which is tiered from
the certified Specific Plan program EIR, was prepared for Mission Village. The Draft EIR concludes
that certain potentially significant impacts are less than significant with implementation of the
proposed mitigation measures in the Mitigation Monitoring Program. However, the Draft EIR
concludes that the project design and/or suggested conditions will result in certain significant impacts
that are unavoidable and that cannot be mitigated to a less than significant level. Copies of the Draft
EIR were distributed to the Commission.

Identified potential impacts found to be less than significant with project mitigation, include:

= Geotechnical and Soil Resources = Mineral Resources

= Hydrology = Water Service

= Water Quality = Wastewater Disposal

= Floodplain Modification = Sheriff Services

= Traffic/Access = Fire Protection Services
» Environmental Safety » Education

= Cultural/Paleontological Resources = Library Services

= Utilities = Parks and Recreation

= Global Climate Change
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Identified potentially significant impacts that cannot be mitigated to less than significant, and will result
in significant residual and/or cumulative impacts, include:

= Biota

= Visual Quality

= Noise

= Agricultural Resources
= Solid Waste Service

Of these impacts that cannot be mitigated to less than significant, Noise is the only factor that was not
previously identified and adopted with a Statement of Overriding Considerations as part of the
certified Specific Plan program EIR. Noise impacts result from pile driving during the construction of
the Commerce Center Drive bridge. Daytime pile driving, should it occur during the construction of the
proposed Commerce Center Drive bridge, would be audible to occupants of on-site uses constructed
prior to the bridge, and to the occupants of Travel Village and nearby non-residential uses, including
visitors and employees of Magic Mountain Theme Park. The potential range of significant noise
impacts from this activity for sensitive receptors would be approximately 4,000 feet from the pile
driving site for a period of approximately 9—12 months during the later phases of the construction,
assuming no attenuation by terrain, structures, or vegetation. Noise-sensitive receptors proposed on
the site within this 4,000-foot range could include persons that would reside in apartments,
condominiums, and single-family residences constructed prior to the bridge. Off-site sensitive
receptors within this 4,000-foot range would include occupants of the eastern half of Travel Village.
Although mitigation is proposed, should pile driving be necessary in connection with bridge
construction, the potentially significant noise impacts attributable to pile driving would be significant
and unavoidable. Pile driving noise impacts on future residents of Landmark Village (Specific Plan
Phase one development), should Landmark Village be constructed before the Commerce Center
Drive bridge, would be less than significant.

Mitigation measures which have been incorporated into the project, and included in the Mitigation
Monitoring Program (“MMP”), are listed in the Executive Summary of the Mission Village Draft EIR,
and include mitigation measures originally prescribed within the Specific Plan EIR.

Five alternatives to the Mission Village project are also discussed in the Draft EIR as required by
CEQA guidelines. These include: (1) No Project/No Development Alternative; (2) No Project/Future
Development Alternative; (3) Expanded Spineflower Preserve Alternative; (4) 20% Reduction in the
Number of Dwelling Units Alternative and (5) Cluster Alternative. Each alternative is evaluated for
potential impacts and the environmentally superior alternative is identified.

Within this Draft EIR, the No Project/No Development Alternative No. 1 (Draft EIR dated May 2010,
Page 5.0-4) is identified as the environmentally superior alternative. As specified in the State CEQA
Guidelines (Section 15126(d)(2)), if the No Project/No Development Alternative is the environmentally
superior alternative, the EIR shall also identify an environmentally superior alternative among the
other alternatives. Of the other alternatives considered, Alternative 3, the Expanded Spineflower
Preserve Alternative, would be the environmentally superior alternative because this alternative
entails the least amount of development relative to the proposed project and other alternatives and,
correspondingly, would have the least amount of developmental impacts. This alternative also is
environmentally superior in that it would increase the amount of area used for spineflower preserves.



PROJECT NO. 04-181-(5) Staff Analysis
VESTING TENTATIVE TRACT MAP NO. 61105 Page 28 of 32
CONDITIONAL USE PERMIT CASE NO. 200500080

CONDITIONAL USE PERMIT CASE NO. 200500081

OAK TREE PERMIT CASE NO. 200500043

OAK TREE PERMIT CASE NO. 200500032

PARKING PERMIT NO. 200500011

SUBSTANTIAL CONFORMANCE REVIEW NO. 201000001

The technical appendices include geological, hydrological, biological and water services reports,
traffic analysis, noise conditions, air quality analysis, archeological survey, and other technical
documents supporting the Draft EIR.

The formal public review period for the Draft EIR is for a period of 45 days. The public comment
period began on October 8, 2010, and will end on November 21, 2010. All written comments received
prior to the close of the public comment period will be responded to in the Final EIR.

COUNTY DEPARTMENT AND AGENCY COMMENTS AND RECOMMENDATIONS

Subdivision Committee consists of the Departments of Regional Planning, Public Works, Fire, Parks
and Recreation, and Public Health, which reviews proposed subdivision projects for compliance with
applicable County and State rules and regulations. The Subdivision Committee has reviewed the
Tentative Tract and Exhibit “A” maps dated April 19, 2010, and recommends the attached conditions
(Attachment A). Public Works indicated that the Tentative Map is technically sufficient but the
following items shall be complied with before the Regional Planning Commission take final action on
the Project:

¢ The subdivider shall record an easement for the necessary off-site regional sewer improvement
to obtain a written commitment from the Sanitation Districts of Los Angeles County to obtain
said easement.

e The subdivider shall obtain a will serve letter from the Sanitation District.

o The subdivider shall provide detailed information regarding an agreement with Caltrans for
mitigation of impacts to the state freeway system.

o Provide proof that the subdivider can obtain the necessary off-site full width right-of-
way/easement to construct the off-site grading and full improvements on an alignment.

Agencies consulted during the environmental review process include the California Department of
Fish and Game (“Fish and Game”), Regional Water Quality Control Board, Native American Heritage
Commission, California Highway Patrol (“CHP”), California Department of Transportation (“Caltrans”),
Southern California Association of Governments (“SCAG”) as well as City of Santa Clarita and County
of Ventura, among others.

No correspondence has been received to date in response to the Draft EIR. Nonetheless, any
comments received during the public review period will be incorporated into the Final EIR.

LEGAL NOTIFICATION/COMMUNITY OUTREACH

Approximately 328 notices of public hearing and completion and availability of the DEIR were mailed
to property owners within a 1,000-foot radius of the subject property as well as additional notices to
those on the courtesy mailing list for projects in the Newhall and Castaic Canyon Zoned Districts. The
public hearing notice was published in The Signal on October 6, 2010, and La Opinion on October 7,
2010. The Draft EIR and project materials, including a vesting tentative tract map, exhibit map, and
draft conditions, were available for review at the Newhall Library, Valencia Library and Castaic Library
beginning October 8, 2010. On October 7, 2010, three large public hearing notice boards, eight feet
wide by four feet high, were posted on the subject property at the north end of Westridge Parkway,
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west end of Magic Mountain Parkway and south end of Commerce Center Drive (At Henry Mayo
Drive). Public hearing materials were also posted on the Department of Regional Planning’s website.

The applicant has also presented the project on several occasions to the West Ranch Town Council
and one occasion to the Castaic Area Town Council. Comments have not yet been received from the
town councils regarding the project.

CORRESPONDENCE RECEIVED BEFORE PUBLIC HEARING

Staff received a phone call on October 19, 2010 from a nearby resident inquiring about the status of
the project. The resident expressed support to the project.

STAFF EVALUATION

The Newhall Ranch Specific Plan was adopted by the Board on May 27, 2003, after numerous public
hearings before the Commission and Board, and with input and participation from many organizations
and community groups as well as from interested individuals. The Specific Plan also incorporated
changes that came about as a result of litigation. Within its boundary, the Specific Plan itself is the
comprehensive document to guide future development, with plans, development regulations, design
guidelines, and implementation procedures for development of the Specific Plan area.

A program level EIR was prepared for the Specific Plan, which indicated that certain impacts could not
be mitigated to a less than significant level. Therefore, in connection with the adoption of the Specific
Plan, the Board also adopted a Statement of Overriding Considerations finding there were overriding
public benefits to approval of the project. These benefits included that the project was designed to
preserve over nine square miles of open space, including the Santa Clara River; to incorporate
"buried bank stabilization" as proposed by the City of Santa Clarita, which exceeds the requirements
of the County’s General and Area Plan; to utilize "livable community" concepts, including the mixed
use category to combine commercial with residential and recreational, provide over 50 miles of
pedestrian and bicycle trails, provide bus pull-ins, and a park-and-ride facility is planned; and to
construct new Water Reclamation Plant.

The Specific Plan, as adopted, allowed for a total maximum of 21,308 dwelling units as well as
approximately 5.5 million square feet of nonresidential uses over 11,963.9 gross acres. The Board of
Supervisors in adopting the Specific Plan determined that it is consistent with the Los Angeles
Countywide General Plan and the Santa Clarita Valley Area Plan.

The total Mission Village project area is 1,854.6 acres, from which 1,261.8 acres are a master
planned community located within the Tentative Map and 592.8 acres are off-site improvements
located outside of the Tentative Map. A portion of the Tentative Map, 39 acres, is located outside of
the Specific Plan area. A portion of the off-site Improvements, 338.9 acres, is also located outside the
Specific Plan area. Mission Village is the second proposed subdivision to implement the Specific Plan,
and proposes 4,412 dwelling units and 1,555,100 square feet of nonresidential uses. The Project
proposes single-family residences, for sale and lease attached and detached multi-family units, mixed
use, office and retail commercial, and open space, including trails, parks and neighborhood recreation
areas. An elementary school is also proposed as well as a fire station and a library.



PROJECT NO. 04-181-(5) Staff Analysis
VESTING TENTATIVE TRACT MAP NO. 61105 Page 30 of 32
CONDITIONAL USE PERMIT CASE NO. 200500080

CONDITIONAL USE PERMIT CASE NO. 200500081

OAK TREE PERMIT CASE NO. 200500043

OAK TREE PERMIT CASE NO. 200500032

PARKING PERMIT NO. 200500011

SUBSTANTIAL CONFORMANCE REVIEW NO. 201000001

The Mission Village subdivision was submitted and evaluated for compliance with the Title 21 of the
County Code (Subdivision Ordinance) as well as the California Map Act. As the project is located
within the Newhall Ranch Specific Plan, the subdivision was also evaluated for consistency with the
Specific Plan, including density, layout of streets and recreational areas, and parking as necessary to
accommodate multi-family and commercial uses as well as other development standards. Staff
determines that the project as proposed is consistent with the Specific Plan.

In addition, the Specific Plan contains language for determinations of substantial conformance for
changes, either approved, approved with conditions or denied, that based on whether it can be found
that the request substantially conforms with all applicable provisions of the Specific Plan and County
ordinances; will not adversely affect public health, safety and welfare; and will not adversely affect
adjacent property. Section 5.2.2 of the Specific Plan contains procedures for making substantial
conformance determinations, with authority lying with the Planning Director of the Los Angeles County
Department of Regional Planning and the Director of the Los Angeles County Department of Public
Works, with discretion by the Planning Director to refer a Substantial Conformance determination to
the Planning Commission. If the Planning Commission determines that proposed actions are in
substantial conformance with the provisions of the Specific Plan, the action shall be approved by the
Planning Commission. The project seeks determinations of substantial conformance related to front
yard setbacks, grading and hillside management, housing and building types and trail sections. Staff
considers the request in substantial conformance with the provisions and intent of the Specific Plan.

Adjustments to the land use designations are also permitted within the Specific Plan, including
conversion of uses and adjustments of boundaries. The project proposes adjustment of the land use
boundaries and planning areas which comply with the parameters for such adjustments and
conversions as stated in the Specific Plan.

The project also proposed development within the SEA/SMA, the Santa Clara River, including
Commerce Center Drive bridge, bank stabilization, underground utility corridor, storm drain outfalls
and associated energy dissipaters, trails, riparian mitigation sites and off-site transport of materials
associated with grading which are improvements contemplated by CUP 94-087 approved with the
Specific Plan.

SEATAC expressed concern with the loss of suitable habitat in the Santa Clara Rived SMA/SEA 23
and the impact on spineflower. Although SEATAC was not in complete satisfaction with the proposed
Project, the Project was prepared to the satisfaction of the resource agencies.

The buffer provided between the SEA and the proposed development area is consistent with the
Specific Plan. Additional buffer is provided in some portions of the project adjacent to the River SEA
through open space lots and development restriction areas. To provide additional protection to
spineflower, the applicant is proposing to expand the existing 20-acre easement to approximately 65
acres. In addition, the Mission Village DEIR has provided sufficient mitigations to avoid significant
impact to biotic resources in the SEA. It is staff's opinion that the applicant’s proposal adequately
addressed the concerns raised by SEATAC.

Impacts from the requested entitlements have been analyzed as part of the Mission Village DEIR.
While the EIR concluded that not all impacts from Mission Village can be mitigated to less than
significant, all but one factor was already identified as part of the Specific Plan, and the project was
approved with the Statement of Overriding Considerations. Off-site impacts from project components
such as utility corridor, extension of Magic Mountain Parkway, water quality basin, electrical
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substation and water tanks were analyzed as part of the Mission Village DEIR and covered by its
Statement of Overriding Considerations.

Staff believes that the applicant satisfied the Burden of Proof requirements for the Conditional Use
Permits, Parking Permit and Oak Tree Permits and that the project is consistent with the Specific Plan
and CUP 94-087. Staff supports approval of the entitlements along with the Tentative Map.

FEES/DEPOSITS
If approved as recommended by staff, the following shall apply:

California Department of Fish and Game:

1. Processing fee of $2,867.25 (includes $75.00 processing fee) associated with the filing
and posting of a Notice of Determination with the County Clerk, to defray the costs of
fish and wildlife protection and management incurred by the California Department of
Fish and Game.

Fire Department:

2. Cost recovery deposit of $5,000.00 to cover a preconstruction meeting, and
subsequent monitoring over a five-year period to determine compliance with the Oak
Tree Permit.
Department of Regional Planning, Impact Analysis:
3. Deposit of $6,000.00 to defray the costs of reviewing the subdivider's reports and
verifying compliance with the information required by the Mitigation Monitoring
Program.

Department of Regional Planning, Zoning Enforcement:
4. Cost recovery deposit of $2,000.00 to cover the cost of 10 recommended zoning
enforcement inspections (recommend two a year for a five-year period). Additional
funds would be required if violations are found on the subject property.

STAFF RECOMMENDATION

The following recommendation is subject to change based on oral testimony or documentary evidence
submitted during the public hearing process.

Staff recommends that the Commission continue the public hearing to consider all testimony on the
project, including the Draft EIR and allow the applicant to address and resolve the outstanding issues
with the Department of Public Works regarding the tentative map.

SUGGESTED MOTION: "I MOVE THAT THE REGIONAL PLANNING COMMISSION CONTINUE
THE PUBLIC HEARING TO A DATE CERTAIN TO ALLOW TIME FOR INTERESTED PARTIES TO
REVIEW AND PROVIDE COMMENTS ON THE PROJECT AND ITS DRAFT ENVIRONMENTAL
IMPACT REPORT, AND TO ALLOW THE APPLICANT ADDITIONAL TIME TO ADDRESS
OUTSTANDING ISSUES AND TO WORK WITH STAFF TO PREPARE THE FINAL
ENVIRONMENTAL IMPACT REPORT AND PROJECT FINDINGS AND CONDITIONS FOR THE
COMMISSION'S CONSIDERATION.”
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Attachments:

A.
B.
C.

m
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10/28/10

Draft Conditions

Flag Lot Burden of Proof

Substantial Conformance Interpretation Memo pertaining to grading and hillside
management and applicnat’s responses to Grading and Hillside Guidelines
Substantial Conformance Interpretation Memo pertaining to the modification of setback
standards

Substantial Conformance Interpretation Memo pertaining to the modification of trail
sections

Development within SEA and CUP Burdens of Proof

Second Unit Burden of Proof

Continued Care Retirement Community Burden of Proof

Water Tanks Burden of Proof

Off-site Grading Burden of Proof

On-site Grading Burden of Proof

Parking Permit Burden of Proof

Oak Tree Permit Burden of Proofs

SEATAC Meeting Minutes

Newhall Affordable Housing Implementation Plan

From Applicant: Mission Village Planning Notebook, October 2010

Vesting Tentative Tract Map No. 61105 - reduced size copy

Exhibit Map for VTTM 61105 — reduced size copy

Land Use Map



DRAFT CONDITIONS OF APPROVAL
DEPARTMENT OF REGIONAL PLANNING
VESTING TENTATIVE TRACT MAP NO. 61105
(TENTATIVE AND EXHIBIT MAP DATE: APRIL 19, 2010)

GENERAL CONDITIONS

1.

Subdivider shall conform to the applicable requirements of Title 21 of the Los Angeles
County Code ("County Code") (Subdivision Ordinance) and the requirements of the
Newhall Ranch Specific Plan. Also, conform to the requirements of Conditional Use
Permit Nos. 200500080, 200500081 and 94-087, Oak Tree Permit Nos. 200500032 and
200500043, Parking Permit No. 200500011, Mission Village Environmental Impact Report
(EIR) and Mitigation Monitoring Plan.

Except as otherwise specified in these conditions or by Conditional Use Permits No.
200500080 and No. 200500081, or by a determination of Substantial Conformance as
established by the Specific Plan, subdivider shall conform to the applicable requirements
of the Newhall Ranch Specific Plan ("Specific Plan™).

The subdivider shall defend, indemnify, and hold harmless the County, its agents, officers,
and employees from any claim, action, or proceeding against the County or its agents,
officers, or employees to attack, set aside, void or annul this tentative approval which
action is brought within the applicable time period of Government Code section 66499.37
or any applicable limitation period. The County shall promptly notify the subdivider of any
claim, action, or proceeding and the County shall cooperate fully in the defense. If the
County fails to promptly notify the subdivider of any claim action or proceeding, or if the
County fails to cooperate fully in the defense, the subdivider shall not thereafter be
responsible to defend, indemnify, or hold harmless the County.

In the event that any claim, action, or proceeding as described above is filed against the
County, the subdivider shall within ten days of the filing pay the Los Angeles County
Department of Regional Planning (“Regional Planning”) an initial deposit of $5,000.00,
from which actual costs shall be billed and deducted for the purpose of defraying the
expense involved in the department's cooperation in the defense, including but not limited
to, depositions, testimony, and other assistance to the subdivider or the subdivider's
counsel. The subdivider shall also pay the following supplemental deposits, from which
actual costs shall be billed and deducted:

@) If during the litigation process, actual costs incurred reach 80 percent of the
amount of deposit, the subdivider shall deposit additional funds to bring the
balance up to the amount of the initial deposit. There is no limit to the number of
supplemental deposits that may be required prior to completion of the litigation;

(b) At the sole discretion of the subdivider, the amount of an initial or supplemental
deposit may exceed the minimum amounts defined herein;

The cost for collection and duplication of records and other related documents will be paid
by subdivider according to Los Angeles County Code section 2.170.010.

Except as expressly modified hereinabove, this approval is subject to all those conditions
set forth in Conditional Use Permit Nos. 200500080, 200500081 and 94-087, Oak Tree
Permit Nos. 200500032 and 200500043, Parking Permit No. 200500011, and the EIR
Mitigation Monitoring Program, which is incorporated by this reference, and the attached
reports recommended by the Los Angeles County Subdivision Committee (“Subdivision
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10.

11.

12.

Committee”), consisting of the Los Angeles County Department of Public Works (“Public
Works"), Los Angeles County Fire Department, Los Angeles County Department of Parks
and Recreation and Los Angeles County Department of Health Services.

Permission is granted to adjust lot lines to the satisfaction of Regional Planning and Public
Works.

Permission is granted to use modified street sections as shown on Vesting Tentative Tract
Map No. 61105, including the development of private drives designed per the Westside
Communities Private Drive and Traffic Calming Design Guidelines, to the satisfaction of
Public Works.

Permission is granted to create additional open space lots to the satisfaction of Regional
Planning.

All commonly owned areas shall be preserved as permanent open space. Such
reservation shall be by establishment of a homeowners association, maintenance district,
or other appropriate means or methods to ensure to the satisfaction of the Director the
permanent reservation and continued perpetual maintenance of required commonly
owned areas.

Permission is granted to record a conservation easement to the California Department of
Fish and Game on Lots 500 and 501 prior to final map recordation.

For lots 385, 386, 387, 400, 401, 402, 405, 406, 407, 411 and 434, the front yard, as
established along the Private Drive frontage identified on sheet 1 of the Exhibit Map, may
be reduced to not less than 10 feet consistent with the allowable front yard for side entry
garages permitted by the Newhall Ranch Specific Plan.

Though shown differently on the Exhibit Map, for lots 397, 398 and 399 the street frontage
shall be “LL1" Private Drive and for lots 439 and 432 the street frontage shall be “LL2"
Private Drive. Building setbacks, consistent with the Newhall Ranch Specific Plan, will be
established from “LL1” and “LL2" Private Drive, respectively. “XX”, “WW", “VV” “NN” and
“SS” Private Drives shall function as private driveway and fire lane shall be subject to the
criteria below.

Where access is provided from a private drive and fire lane driveway, the length of the
driveway apron to individual units shall be either a minimum of 18 feet or a maximum of 3
feet in length.

Permission is granted to record a large lot parcel map as the first unit, without
improvements, subject to the following:

(© The lots shall conform to those shown on the tentative map or as approved by
Regional Planning;

(d) Each lot shall be numbered on the final map and shall have a minimum gross
area of 20 acres;

(e) Access to each lot shall be provided to the satisfaction of Regional Planning and
Public Works; and

() All Public Works conditions have been met to its satisfaction.

PRIOR TO USE

12.

This project is not de minimus in its effect on fish and wildlife, upon termination of the
appeal period, subdivider shall remit processing fees (currently $2,792.50 plus $75.00
processing fee) payable to the County of Los Angeles in connection with the filing and
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13.

posting of a Notice of Determination in compliance with section 21152 of the California
Public Resources Code and section 711 of the California Fish and Game Code to defray
the costs of fish and wildlife protection and management incurred by the California
Department of Fish and Game. No project subject to this requirement is final, vested or
operative until the fee is paid.

Upon termination of the appeal period, subdivider shall deposit the sum of $6,000.00 with
Regional Planning in order to defray the cost of reviewing the subdivider's reports and
verifying compliance with the information contained in the reports require by the Mitigation
Monitoring Plan. The mitigation measures set forth in the Mitigation Monitoring Plan in the
EIR for the project are incorporated by this reference and made conditions of the tentative
map. To ensure the effectiveness of the mitigation measures, the subdivider shall submit
Mitigation Monitoring Reports to Regional Planning as frequently as may be requested by
the department.

PRIOR TO ISSUANCE OF GRADING PERMIT

14.

No grading permit shall be issued prior to the recordation of a final map unless the
Director of Regional Planning (“Director”) determines that the proposed grading conforms
to the conditions of this grant and the conditions of Vesting Tentative Tract Map No.
61105, Conditional Use Permit Nos. 200500080, 200500081 and 94-087, Oak Tree
Permit Nos. 200500032 and 200500043, and Parking Permit No. 200500011.

PRIOR TO RECORDATION OF THE FINAL MAP

15.

16.

17.

18.

19.

Subdivider shall submit a copy of the project Conditions, Covenants and Restrictions
("CC&Rs") and any maintenance agreements and covenants to Regional Planning for
review and approval.

Subdivider shall submit evidence that the conditions of the associated Conditional Use
Permit Nos. 200500080 and 200500081, Oak Tree Permit Nos. 200500032 and
200500043, and Parking Permit No. 200500011 have been recorded with the office of the
County Recorder and that all fees as required by Condition Nos. 12 and 13 have been
paid.

In order to ensure compliance with the previously approved Conditional Use Permit No.
94-087, approved with the Newhall Ranch Specific Plan, the subdivider shall submit a
report, prior to recordation of the first unit map, describing how the conditions of approval
of that permit have been or are being met.

Concurrent with recordation of the first unit map, subdivider shall record a covenant with
the County of Los Angeles agreeing to comply with the required environmental mitigation
measures set forth in the approved Mitigation Monitoring Plan of the Environmental
Impact Report (“EIR”). Prior to recordation, subdivider shall submit a copy of the
covenant to the Director for review and approval.

Except for flag lots, subdivider shall provide at least 40 feet of street frontage at the
property line for all lots fronting on a cul-de-sac and knuckles, and at least 50 feet of
street frontage for all lots with a net area greater than 5,000 square feet. Lots with a
minimum net area between 4,000 and 4,999 square feet shall provide at least 40 feet of
street frontage at the property line for all lots fronting on a cul-de-sac and knuckles, and at
least 50 feet of street frontage for all lots. No more than 91 single-family lots may have a
minimum net area of 4,000 square feet (Lots 550-640). Subdivider shall provide
approximately radial lot lines for each lot.
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20.

21.

22.

23.

24,

25.

26.

27.

28.

29.

30.

31.

Subdivider shall show “A” Street, "B" Street, "H" Street, "I" Street, "Q1" Street”, "Q2"
Street”, "Q3" Street”, “R” Street, “GG” Street, “HH” Street, “MM” Street, “QQ” Street, “RR”
Street, Commerce Center Drive, Magic Mountain Parkway, and Westridge Parkway, as
dedicated streets on the final map to the satisfaction of Public Works.

Subdivider shall make an offer of private and future right-of-way on “C” Street, “D1”
Street, “D2” Street, “E” Street, “K” Street, “L” Street, “M” Street, “N” Street, “O” Street, “S”
Street, “T" Street, “U” Street, “V” Street, “W” Street, “X” Street, “Y” Street, “Z" Street, “AA”
Street, and “UU” Street to the satisfaction of Public Works.

Subdivider shall conform to the final design criteria of the approved Westside
Communities Private Drives and Traffic Calming Manual for private drives “F” Private
Drive, “G” Private Drive, “J” Private Drive, “P” Private Drive, “BB” Private Drive, “CC”"
Private Drive, “DD” Private Drive, “EE” Private Drive, “FF” Private Drive, “lI” Private Drive,
“JJ" Street, “KK” Private Drive, “LL1" Private Drive, “LL2" Private Drive, “NN” Private
Drive, “O0” Private Drive, “PP” Private Drive, “SS” Private Drive, “TT" Private Drive, “VV”
Private Drive, “WW” Private Drive, “XX” Private Drive, “YY” Private Drive, and “ZZ” Private
Drive.

Subdivider shall dedicate vehicular access rights on the final map from all lots abutting
Commerce Center Drive, Magic Mountain Parkway, and Westridge Parkway.

Subdivider shall construct or bond with Public Works for driveway paving associated with
private driveways and fire lanes.

Subdivider shall provide for the ownership and maintenance of the common driveways
through a maintenance agreement by the owners of the lots served or a homeowners'
association. Subdivider shall submit a copy of the agreement to be recorded with
Regional Planning for approval.

Subdivider shall post all common driveways with less than 26’ with signs stating "No
Parking-Fire Lane" and provide for continuous posting and enforcement of this restriction
in the project's CC&Rs or in a maintenance agreement. Subdivider shall submit a copy of
the CC&Rs or maintenance agreement to Regional Planning for approval.

Subdivider shall provide reciprocal easements for ingress and egress over shared or
common driveways.

Subdivider shall reserve easements for ingress/egress purposes over any sidewalks or
paseos constructed outside the public right of way to the satisfaction of Public Works.

The private driveways shall be indicated on the final map as “Private Driveway and Fire
Lane” with the widths clearly depicted. Driveways shall be maintained in accordance with
the Fire Code.

Subdivider shall dedicate to the County of Los Angeles on the final map the right to
restrict the construction of residential and commercial buildings on open space lots 124-
139, 150-156,159-160, 259-273, 353-356, 358-359 (Lyon Canyon), 360, 362-366, 367
(River Adjacent), 377-379 (LDZ), 382-383 (LDZ), 391-395, 414-422, 425, 426 (LDZ), 428-
431, 435-437, 438 (LDZ), 440, 444 (LDZ), 446 (LDZ), 449, 451-452, 453-454 (LDZ), 460-
467 (LDZ), 470-475, 476-479 (LDZ), 487-495, 498-499, 502-507 (LDZ), 531-532, 541-549
(LDZ), 641-645, 648 (River), 650-651 (River), 652, 655 (River Adjacent), 657-658 (River),
659-660, and 500-501 (Spineflower Preserve);

Subdivider shall dedicate to the County of Los Angeles on the final map the right to
prohibit residential construction on water quality and debris basin lots 352, 413, 432, 450,
486, 496, 497, 647, and 656; private and future street lots 140-149, 274-278, 368-370;
private drive lots 371-375, 388-390, 408-410, 412, 441, 455-459, 485, and 533-540;
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32.

33.

34.

35.

36.

37.

38.

39.
40.

41.

recreation lots 177, 424, and 526; public park lots 469, and 653; private park lot 527 and
public facility lots 157 (elementary school), 396 (fire access road), 423 (water tanks), 515
(library), 516 (bus transfer station), 357, 646, and 654 (sewer lift station), 433 (water
facilities), 448 (fire station), 649 (Commerce Center Drive bridge), and 661 (future right of
way).

Subdivider shall provide for the ownership and maintenance of the following lots by a
homeowners’ association, dedication to the County or other acceptable agency to the
satisfaction of the Department of Regional Planning, or as described in other conditions of
approval: open space lots 124-139, 150-156,159-160, 259-273, 353-356, 358-359 (Lyon
Canyon), 360, 362-366, 367 (River Adjacent), 377-379 (LDZ), 382-383 (LDZ), 391-395,
414-422, 425, 426 (LDZ), 428-431, 435-437, 438 (LDZ), 440, 444 (LDZ), 446 (LDZ), 449,
451-452, 453-454 (LDZ), 460-467 (LDZ), 470-475, 476-479 (LDZ), 487-495, 498-499,
502-507 (LDZ), 531-532, 541-549 (LDZ), 641-645, 648 (River), 650-651 (River), 652, 655
(River Adjacent), 657-658 (River), 659-660, and 500-501 (Spineflower Preserve); water
quality and debris basin lots 352, 413, 432, 450, 486, 496, 497, 647, and 656; private and
future street lots 140-149, 274-278, 368-370, private drive lots 371-375, 388-390, 408-
410, 441, 412, 455-459, 485, 533-540; recreation lots 177, 424, and 526; public park lots
469, and 653; private park lot 527 and public facility lots 157 (elementary school), 396
(fire access road), 423 (water tanks), 515 (library), 516 (bus transfer station), 357, 646,
and 654 (sewer lift station), 433 (water facilities), 448 (fire station), and 649 (Commerce
Center Drive bridge) to the satisfaction of Regional Planning.

Subdivider shall number all open space lots on the final map and ensure access, to each
open space lot to the satisfaction of Regional Planning.

Subdivider shall include conditions in the project CC&Rs, which require continued
maintenance of the planting for lots having planted slopes.

Per Section 21.32.195 of the County Code, subdivider shall plant or cause to be planted
at least one tree of a non-invasive species within the front yard of each single-family
residential lot. The location and the species of said trees shall be incorporated into a site
plan or landscape plan. Post a bond with Public Works to ensure the planting of the
required trees to the satisfaction of Regional Planning.

Subdivider shall place a note on the final map indicating that lots 469 and 653 are for
public parks.

Subdivider shall provide for the maintenance of the private park lot 527, private recreation
lots 177, 424, and 526 and open space lots 531-532, 151-155 in the project CC&Rs.

Subdivider shall dedicate the multi-use trail to the County of Los Angeles concurrent with
recordation of the final map. Submit evidence to Regional Planning that conditions
related to trail dedication have been met to the satisfaction of the Department of Parks
and Recreation.

Subdivider shall place a note on the final map indicating that lot 448 is for a fire station.

This development shall comply with the Newhall Ranch Affordable Housing
Implementation Plan (“the Plan”) dated June 25, 2010 or dated per amendment(s)
approved by the Los Angeles County Community Development Commission (“CDC") to
the satisfaction of the Director.

Concurrently with the recordation of the applicable final map, the applicant shall record a
covenant and agreement, deed restriction or other document furnished by the subdivider
and deemed appropriate after review and approval by the County Counsel and the CDC,
to effectively assure the continuing availability of the designated affordable housing for
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42.

43.

44,

45,

46.

qualified persons and families for the time specified in the Plan. This document shall be
in conformance with the Specific Plan and Affordable Housing Implementation Plan
approved by the CDC and shall assure construction and continued occupancy of all
designated affordable units identified on the tentative map. The subdivider shall be
responsible for the continued administration of the provisions of the Plan.

Multi-family lots designated for apartment or condominium uses on Vesting Tentative
Tract Map No. 61105 are approved for either use. Recordation of any apartment or
condominium lot where development plans have not yet been reviewed, through either
the Revised Exhibit “A” or revised Exhibit Map process, shall require a note on the final
map that use or construction of any structure, except for authorized model homes, is
prohibited until such time as a final map that depicts required access, utility easements
and any other information required by the County of Los Angeles is recorded.

To obtain approval of development plans for any apartment or condominium project, the
subdivider shall submit a revised Exhibit Map for approval by the Subdivision Committee
pursuant to the amended exhibit map process described in Section 21.60.015 of the
County Code to demonstrate conformance with the approved tentative tract map and the
provisions of the Newhall Ranch Specific Plan and Los Angeles County Code.

Permission is granted to allow future design flexibility within lots 158, 161, 162, 361, 376,
380, 384-387, 396 (fire access), 397-407, 414, 427, 434, 439, 442, 443, 445, 447, 468,
480-484, 490, 508-526, 527, 528-530, 531 and 532 and associated private drives CC,
DD, EE, FF, II, JJ, KK, LL1, LL2, NN, OO, PP, SS, TT, VV, WW, XX, YY, ZZ noted on the
Vesting Tentative Tract Map and Exhibit Map, including changing apartments to
condominiums or condominiums to apartments, changing from attached to detached
units, changes to building type and location, changes to driveway location, alignments,
driveway widths and drive entries, changes to private drive alignments and locations,
changes to lotting configurations, change to residential unit location and commercial
building type and location may be authorized through approval of a revised Exhibit Map
provided such changes are found in substantial conformance with the tentative map per
the provisions of Section 5.2 of the Newhall Ranch Specific Plan, are consistent with the
environmental analysis in the project EIR.

The submittal of each Revised Exhibit “A” or Exhibit Map shall be accompanied by a
matrix or similar chart to track the number of multi-family units. The matrix shall include
information on the number of units approved on the tentative map, the number of units on
the revised Exhibit Map, the percentage change from the tentative map, and the total
number of dwelling units. The matrix will ensure that the total number of dwelling units
within the boundaries of Vesting Tentative Tract Map No. 61105 will not exceed 4,412, of
which 382 will be located on single-family lots.

Recordation of any lot designated for commercial development where development plans
have not yet been reviewed through either the Revised Exhibit “A” or Exhibit Map
process, shall require a note on the final map that use or construction of any structure is
prohibited until such time as a final map that depicts required access, utility easements
and any other information required by the County of Los Angeles is recorded.

To obtain approval of development plans for a commercial development, the subdivider
shall submit a revised Exhibit Map for approval by the Subdivision Committee pursuant to
the amended exhibit map process described in Section 21.60.015 of the County Code to
ensure substantial conformance with the Newhall Ranch Specific Plan and the Zoning
Ordinance.
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47.

48.

49.

50.

51.

For the multi-family lots, lots 158, 161, 162, 361, 376, 380, 381, 384-387, 397-407, 411,
427, 434, 439, 442, 443, 445, 468, 511-514, and 517-525, subdivider shall use the
standard lease project or condominium note on the final map.

For the commercial lots, subdivider shall use the standard lease project note, if
applicable.

Lot 528 is depicted as a continuing care retirement community on Vesting Tentative Tract
Map No. 61105 for the development with 351 independent and assisted living units. The
subdivider shall submit a revised Exhibit Map for approval by the Subdivision Committee
pursuant to Section 21.60.015 of the County Code indicating the number of for sale
(condominium) and/or for lease units. Use the standard lease project or condominium
note on the final map.

Or if the subdivider chooses not to develop Lot 528 as a continuing care retirement
community, it may be developed as for sale or for lease multi-family residences with up to
351 units, provided that the site can be developed per the standards of the Newhall
Ranch Specific Plan. In this case, the subdivider shall submit a revised Exhibit Map for
approval by the Subdivision Committee pursuant to Section 21.60.015 of the County
Code indicating the number of for sale and/or for lease units.

Permission is granted to record multiple final maps for multi-family and commercial
development, including the recordation of unit maps over previously recorded lots. The
boundaries of the unit final maps shall be to the satisfaction of the Los Angeles County
Subdivision Committee. Each final map to record shall comply on its own, or in
combination with previously recorded maps, with the open space and lot area
requirements of the Specific Plan. Prior to clearance of each final map, subdivider shall
submit the following:

(&) A phasing map, indicating the boundaries of the current final map, the boundaries
and status of all previously filed final unit maps, and the expected boundaries and
phasing of all future final maps; and

(b) A summary sheet on the phasing map, indicating the number and type of all lots
shown, including open space breakdown by acreage and type, on the current and
all previous final maps.

Multiple copies of the phasing map shall be submitted to Regional Planning for circulation
and approval by the Subdivision Committee.

The mitigation measures set forth in the project mitigation measures in the Final EIR are
incorporated by this reference and made conditions of Vesting Tentative Tract Map No.
61105. Subdivider shall comply with all such mitigation measures in accordance with the
Mitigation Monitoring Plan. As a means of ensuring the effectiveness of the mitigation
measures, the subdivider shall submit mitigation monitoring reports to the Director for
approval prior to recordation of each final unit map.
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We recommend proceeding to the Regional Planning Commission with this project. Public
‘Works recommended conditions. are attached. However, prior to final action by the
Commission, the following items shall be complied with to the satisfaction of Public Works:

1. The subdivider shall obtain for the construction of any necessary off-site regional
sewer improvements either: 1), a recorded easement or other instrument
‘ satrsfactory to Public Works, or 2) a written commitment from the Sanitation Districts

of Los Angeles County to obtarn said easement.

2. The subdivider shall obtain a will serve letter from the Sanitation Districts of Los |

' Angeles County that strpulates LACSD has capacity and will ensure service for the
- subdivision.
3. The subdivider shall provide detarled information regarding an agreement wrth B

- Caltrans for mitigation. of |mpacts to the state freeway system.
4. Provrde proof that the subdivider can obtain the necessary off-site full width right of
- way/easement to construct the off-site gradlng and full lmprovements on an
alignment to the satlsfactron of Public Works on: : .

a. Magic Mountain Parkway from the easterly tract boundary to join the existing

improvements.
b. Westridge Parkway from the southerly tract boundary to join the existing
improvements.
‘ Prepared by Julian Garcia ‘Phone (626) 458-4921 ~ Date 09-30-2010

61105RPC-rev8(rev'd 09-30-10).doc
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‘ EXHIBIT MAP DATED 04-19-2010

The following reports consisting of 3_0 pages are the recommendatiohs of Public Works.

The subdivision shall conform to the design standards and polibies of Public Works, in
particular, but not limited to the following items: '

1. Details and notes shown on the tentative map are not necessarily approved. Any
details or notes which may be inconsistent with requirements of ordinances, general
conditions of approval, or Department policies must be specifically approved in other

- conditions, or ordinance requirements are modified to those shown on the tentative
map upon approval by the Advisory agency. '

2. Easements are ’tentati\'/ely required, subject to review by the Dire_ctot of
' Public Works to determine the final locations and requirements. ~

3. Easements shall not be granted or recorded within areas proposed to be granted,. -
dedicated, or offered for dedication for public streets, highways, access rights,
building restriction rights, or other easements until after the final.map is filed with the

- Registrar-Recorder/County Clerk’s Office. If easements are.granted-after the date -
of tentative approval, a subordination must be executed by the easement holder
prior to thefiling of the final map. ’ L

4. In lieu of establishing the final specific locations of structures oneach lot/parcel at
this time, the owner, at the time of issuance of a grading or building permit, agrees
to develop the property in conformance with the County Code and other appropriate
ordinances such as the Building Code, Plumbing Code, Grading Ordinance,
Highway Permit Ordinance, Mechanical Code, Zoning Ordinance, Undergrounding
of Utilities Ordinance, Water Ordinance, Sanitary Sewer and Industrial Waste
Ordinance, Electrical Code, and Fire Code. Improvements and other requirements

- may be imposed pursuant to such codes and ordinances. '

- 5. All easements existing at the time of final map approval must be accounted for on
the approved tentative map. This includes the location, owner, purpose, and

- recording reference for all existing easements. If an easement is blanket ‘or
indeterminate in nature, a statement to that effect must be shown on the tentative
map in lieu of its location. If all easemenits have not been accounted for, submit a
corrected tentative map to the Department of Regional Planning for approval.

6. Adjust, relocate, and/or eliminate Ilot lines, lots, streets, easements, grading,
geotechnical protective devices, and/or physical improvements to comply with
ordinances, policies, and standards in effect at the date the County determined the
application to-be complete all to the satisfaction of Public Works. -
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12.
13.

14.
- 15.
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17.

- TRACT NO. 61105 (Rev.) TENTATIVE MAP DATED 04- 19—2010

EXHIBIT MAP DATED _04-19-2010

Prior to final approval of the tract map submit a notarized affi davrt to the Director of
Public Works, signed by all owners of record at the time of filing of the map with the
Registrar-Recorder/County Clerk’s Office, stating that any proposed condommlum

building has not been constructed or that all buildings have not been occupied or

rented and that said building will not be occupied or rented until after the fi Irng of the
map with the Reglstrar-Recorder/County Clerk’s OfF ce:

Place standard condomrnrum/remdentral planned development/commercral planned ‘

development/Landscape Maintenance District notes on the final map to the

satisfaction of Public Works. The formation of the Landscape Maintenance District
for all median and parkway |andscap|ng must be approved by the Department of

. Parks and Recreation.

Place standard lease purpose only notes for the apartment Iots on the f nal map to

- the satisfaction of Public Works

Furnrsh Public Works’ Street Name Unlt with a list of street names aCCeptable tothe
subdivider. These names’ must not be dupllcated within a radius of 20 mlles

A Mapprng & Property Management Dlvrsron house numbering clearance is requnred
prior to approval of the fi nal map

~ The boundaries of the unrt final maps shall be desrgned to the’ satrsfactlon of the

Director of Public Works and the Department of Reglonal Planning.

The first unlt of thrs subdivision shall be filed as Tract No. 61105-01, the second unit,

; Tract No: 61105-02 and the last umt Tract No. 61105

If unit fi hng occurs, reserve reciprocal drainage, ingress/egress; sewer, water,
utilities, and maintenance purposes, etc., in documents over the private dnveways _
and- dehneate on the final map to the satrsfactron of Public Works .

" Label dnveways and multiple access strips as. "anate Dnveway and Frre Lane" and

delineate on the t" nal map to the satlsfactlon of Pubhc Works

'Reserve rec:procal easements for drarnage ingresslegress, sewer, water, utilities,

right to grade, and maintenance purposes, etc., in documents over the common

- private driveways to the satisfaction of Pubhc Wonks

Quitclaim or relocate easements running through proposed -stru‘cture's.
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18.

19.

- 20.

21.

22.

23.

EXHIBIT MAP DATED _04-19-2010

- Show open space note and dedicate residential construction rights over the open

space lots.

If possible, modify the boundaries of the open space lots or add additional open

- space lots to include the airspace easements for sight distance to the satisfaction of

the Department of Regional Planning and Public Works.

A final tract map must be processed through the Director of Public Works prior to
being filed with the Registrar-Recorder/County Clerk’s Office.

Prior to submitting the tract map to' the Director of Public Works for examination

. pursuant to Section 66442 of the Government Code, obtain clearances from all

affected Departments and Divisions, including a clearance from the Subdivision
Mapping Section of the Land Development Division of Public Works for the following
mapping items; mathematical accuracy; survey analysis; and correctness of
certificates, signatures, etc. '

A final guarantee will be required at the time of filing of the final map with the
Registrar-Recorder/County Clerk’s Office. - '

Within 30 days of the approval date of this land use entitlement or at the time of first

plan check submittal, the applicant shall deposit the sum of $2,000 (Minor Land

Divisions) or $5,000 (Major Land Divisions) with Public Works to defray the cost of

. verifying conditions of approval for the purpose of issuing final map clearances. This

deposit will cover the actual cost of reviewing conditions of approval for Conditional

- Use Permits, Tentative Tract and Parcel Maps, Vesting Tentative Tract and Parcel
Maps, Oak Tree Permits, Specific Plans, General Plan Amendments, Zone

Changes, CEQA Mitigation Monitoring Programs and Regulatory Permits from State -
and Federal Agencies (Fish and Game, USF&W, Army Corps, RWQCB, etc.)as

they relate to the various plan check activities and-improvement plan designs. In
addition, this deposit will be used to conduct site field reviews and attend meetings
requested by the applicant and/or his agents for the purpose of resolving technical
issues on condition compliance as they relate to improvement plan design,
engineering studies, highway alignment studies and tract/parcel map boundary, title
and easement issues. When 80% of the deposit is expended, the applicant will be
required to provide additional funds to restore the initial deposit. Remaining

balances in the deposit account will be refunded upon final map recordation.

+eD ’9& - ;
Prepared by _Johf Chin o Phone (626) 458-4910 Date 10-04-2010

r61105L-rév9.doc



COUNTY OF LOS ANGELES

DEPARTMENT OF PUBLIC WORKS

900 SOUTH FREMONT AVENUE
ALHAMBRA, CALIFORNIA 91803-1331
' WWW.LADPW.ORG

TRACT NO: 061105 ' ' " TENTATIVE MAP DATE: 04/19/10
. EXHIBIT MAP DATE: 04/19/10

STORM DRAIN SECTION CONDITIONS OF -APPROVAL, PHONE: (626) 458-4921
. Prior to Improvement Plans Approval:

1. - Submit a hydrology ‘study for review and approval and comply with the requirements of the
Drainage Concept / Standard Urban Stormwater Mitigation Plan (SUSMP) .plan which was
conceptually approved on 01/30/08 and 02/23/10 to the satisfaction of Public Works. -

2. Notify the State Department of Fish and Game prior to commencement of work Withih any natural
drainage course. Provide a copy of the 1605 Agreement upon pracessing the drainage plans. If
non-jurisdictiori- is established by the' Department of Fish and ‘Game, submit a letter of non-

jurisdiction to-Public Works (Land Development Division).

3. Contact the State Water Resources Control Board to determine if a ‘Notice of Intent (NOI) and a
Storm Water Poliution Prevention Plan {SWPP) are required to meet National Pollution Discharge
Elimination System (NPDES) construction requirements for.jhis site. ;

4, Contact the Corps of Engineers to determine if a permit is required for-any proposed work within the -
major watercourse. Provide a copy of the 404 Permit upon processing the drainage plans. If non-
jurisdiction is established by the Corps of Engineers, submit a letter -of -non-jurisdiction to Public
Works (Land Development Division). R o o o

5. A ‘maintenance permit is. required from the State Department of Fish and Garhe_, the Corps of
Engineers, and the State Water Resources Coéntrol Board to the satisfaction of the Department of
Pubtic Works. s : B ' ’ B ' ’

6. This site is located in Zone “A* per the F‘ederal»Fl'oo‘d.lnsuyr'ance Rate Map. Obtain a Conditional
Letter of Map Revision (CLOMRY) from FEMA to the satisfaction of the Departm"en-t of Public Works.

7. Obtain and record -notarized drainage covenants, in a form approved by Public Works, from all
- impacted offsite property owners, ‘as determined by Public Works. By acceptance of this condition,
the applicant acknowledges and agrees that this condition does ot require or otherwise involve the
construction or installation of an offsite “improvement, and that the offsite’ drainage covenants
referenced above do not constitute an offsite easement, license, title or interest in favor of the
County. Therefore, the applicant acknowledges and agrees that the provisions of Government
Code Section 66462.5 do not apply to this condition and-that the County shall have no duty or
obligation to acquire by negotiation or by eminent-domain any land or any interest in any land in
connection with'this condition. S o o

8. Department of Public Works approval for Iocation, span;, and clearance for the proposed Commerce.
Center Bridge spanning Santa' Clara River is required prior to grading plah approval. The
Commerce Center Bridge and Embankment at the north side are under a different project by
Caltrans and the County. - o
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TRACT NO: 061105 ~ ' ‘ ' TENTATIVE MAP. DATE: 04/19/10,

10.
11.

12,

13.

14.

15,

EXHIBIT MAP DATE: 04/19/10

The sizing, design, and final locations of the proposed SUSMP mitigation shall be addressed in the
hydrology study in compliance with the Newhall Ranch Stormwater Mitigation Plan to the
satisfaction of Public Works. This may require a fot configuration change a change in the number
of lots, a revised drainage concept, a revised environmental document, and/or a revised tentatuve
map.

The Locations and number of catch basins in streets will vary dependmg on final street grades and
the final hydrology analysis to be approved by Department of Public Works

The non-structural utility corridor embankment is not to be malntamed by LACFCD. An agreement
memorializing the maintenance responsibilities must be in-place to the satisfaction of Public Works.

Comply with:the requirements of “Newhall Ranch Santa Clara River HEC-RAS Modeling Report
dated December 2005 (I-5 to Ventura County Line)", “Newhall Ranch- Santa Clara River Phase 1

" Fluvial Study dated March 6, 2006” approved on 04/18/06 and the approval letter from Land

Development Division of LACDPW, and “Newhall Ranch Phase Il River Fluvial Study" approved on
11/25/08. _

‘Portions of the County Adopted Floodway (maps 43-ML23, 43- ML24 43- ML25 43- ML26 and 43-

ML27) must be revised and/or rescinded by the-Board of Supervrsors The improvements within the
existing river will result in relocating the floodplain and require revising ‘the existing County
Ordinanced Floodways. The rmprovements and resultmg County Adopted Floodway revisions may
be phased. - . _ _, - i

Per ratification of these condmons of approval the Board recognlzes that the County Adopted ML
maps will be revised and/or. rescmded and authonzes the Drrector of Pubhc Works fo. revrse and/or
rescind all necessary maps. : B

Lots 358 and 359 - Lron Canyon contaln a restored stream area. At the time of the approval of the
vesting tentative tract map, the exact design of the restored stream area was not known. This .~
restored stream area may contain a variety of drainage devices to convey, transmit, and-stabilize’
storm flows and sediment. These devices may include rock and/or concrete step-pool structures,
bio-stabilization, soil cement embankment and/or drop structures/grade control, turf reinforcement

‘matting, culverts, rock and/or concrete check structures and grade control and drains. The restored

stream design and implantation shall.be in compliance with the Newhall Ranch Tributary Channel
Design Guidelines, as approved on 7/9/2009 to the satisfaction of Public Works. »

Gradlng will also occur within this area o |mp|ement the appropriate dramage devices and:for the
creation of a geomorphrc channel desrgn Grade's shown on the tentative map:may vary + 20 feet.
However, grading will not extend beyond the limits of the cross hatched area without the approval
of Department of Regnonal Planmng and Department of Public works.

Prior to Recordatlon ofa Flnal Map or Parcel' Map Waiver:

1.

Submit p!ans of dramage facmtles as required: by hydrology study for desngn of drainage facilities to

“the satlsfactlon of the Department of Public Works.

Show and dedicate to Flood Control Drstnct or to the County of Los Angeles easements and/or right
of way on the final map to the satrsfactron of the Department of Public Works

Show and label all naturalvdrarnage courses.

Dedicate to the County the righit to restrict the erection of buildings in the flood hazard area.
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5. An assessment district shall be formed to finance the future ongoing maintenance and capital
replacement of all SUSMP devices/systems identified by the Department of Public Works. Uniess °
sufficient funds have been -coliected prior to acceptance by Public works, the subdivider shall
deposit the first year's total assessment based on the Public Works engineering report. This will
fund the first year's maintenance after the facilities are accepted. The second and subsequent
years’ assessment will be collected through the property tax bill. This is required to the satisfaction
of the Department of Public Works. : '

6. If the County authorizes a Grant of Waiver, delineate the flood hazard area and/or place a flood
hazard note on a plat which shall be attached to the waiver. This is required to the satisfaction of
the Department of Public Works. .

Prior to Building Permit:
Prior {o issuance of building permit's, p]ans must be approved to: provide for the proper distribution of
drainage and for contributory drainage from adjoining properties and eliminate the sheet overfiow,

“ponding, and protect the lots from high velocity scouring action; comply with- NPDES, SWMP, and
SUSMP requirements. ' . .

~ Priorto Irﬁprovement Acceptance for Public Maintenance:
1. Portions of the County Adopted Floodwéy Map (maps 43-ML23, 43-ML24, 43-ML25, 43-ML26, and
43-ML27) must be rescinded and revised by the Board of Supervisors as proposed in the drainage
concept approved on 01/30/08. - ' .

2. A Letter of Map Revision (LOMR) from FEMA must be obtained. Public Works, Watershed -
Managem‘ent Division (626) 458-4322, should be contacted to obtain required procedures.

S 3 A mainténance pérmits of the“regulatory agencies must be active at the time. of acceptance.

N/N'ame | MW Date __06/07/10_ Phone (626) 458-4921

ZYONG GUO  .©
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Sheet1of1 - . County of Los Angeles Department of Public Works DISTRIBUTION
GEOTECHNICAL AND MATERIALS ENGINEERING DIVISION __Geologist
" . GEOLOGIC REVIEW SHEET : __Soils Engineer
900 So. Fremont Ave., Alhambra, CA 91803 1 GMEDFile
TEL. (626) 458-4925 , _1 Subdivisicn
TENTATIVE TRACT MAP 61105 ' TENTATIVE MAP DATED 4/19/10 (Rev)
SUBDIVIDER Newhall Land and Farming Co. LOCATION . Newhall Ranch
ENGINEER . Psomas ’ o
GEOLOGIST & SOILS ENGINEER RT.F & A REPORT DATE 4/29/10, 12/21/09, 10/14/09, 10/13/09

Additional Reports Reviewed _ Allan Seward: 7/20/04; Le@hton & Assoc.:3/16/10 (offsite grading)

TENTATIVE MAP FEASIBILITY IS RECOMMENDED FOR APPROVAL FROM A GEOLOGIC STANDPOINT

THE.FQLLOWING CONDITIONS MUST BE FULFILLED:

1.‘ . The final map must be approved by the Geotechnical and Materials Engineering Division (GMED) to assure that all
geotechnical requirements have been properly depicted. For Final Map clearance guidelines refer to GS051.0 in the Manual
for Preparation of Geotechnical Reports (http://www.dpw.lacounty.gov/gmed/manual.pdf). '

2. A grading plan must be geotechnically approvedv by the GMED prior to Final Map approval. Thé grading depicted on the plan
must agree with the grading depncted on the tentative tract or parcel map and the conditions approved by the Planning
Commission. - If the subdivision is to be. recorded prior to the completion and acceptance of grading, correcnve geologic

‘bonds may be required.

3 Prior o gradlng plan approval a detailed engmeenng geology and soils engmeenng report must be. submitted that addresses
the proposed grading. All recommendations of the geotechnical consultants must be incorporated: into the plan (Refer tothe .

Age Manual for Preparation of Geotechnical- Reports at http://www.dpw.lacounty. gov/gmed/manua! pdf). -

4. All geologic hazards associated with this proposed development must be eliminated. Alteratively, the geologx: hazards may

' be designated as restricted use areas (RUA), and their boundaries delineated on the Final Map. These RUAs must be

approved by the GMED, and the subdivider must dedicate to the County the right to prohibit the erection of buildings or other
_structures within the restricted use areas (refer fo GSOSB Din the manual for preparation of Geotechmwl Reports*).

5. The Soils Engineering review dated 5/1 7110is attached

4 Reviewed by . ’ Date 5/24/10
Charles Nestle ' ' ‘ ’ -

‘Please complete a Customer Service Survey at http. //dgw lacoung gov/golgmedsurvey

P:\Gmepub\Gealogy Review\Formms\Formbd2. doc
8/30/07 ]

P;epared by




COUNTY OF LOS ANGELES
' DEPARTMENT OF PUBLIC WORKS _
" GEOTECHNICAL AND MATERIALS ENGINEERING DIVISION

SOILS ENGINEERING REVIEW SHEET

Address: 900 S. Fremont Ave., Alhambra, CA 91803 District Office 8.2
Telephone: (626) 458-4925 Job Number GMPH
- Fax : -(626) 458-4913 . Sheet 1 of 1.

DISTRIBUTION:

___ Drainage
Tentative Tract Map 61105 _._ Grading
Location Castaic ____Geo/Soils Central File
Developer/Owner Newhall Land and Farming Company ____ District Engineer
Engineer/Architect Psomas _____Geologist
Soils Engineer . R.T. Frankian & Associates (94—502—60) ___ Soils Engineer
Geologist ] Same as above ____Engineer/Architect
Review of:

Revised Tentative Tract Map Dated By Regional Planmng 4119110
Soils Engineering and Geologic Report Dated 4/29/10, 12/21/09 10/13/09 (Change of Consultant), 6/1 3!05 12/22/04 7/22/04

Geology Report Dated 10/14/09
Soils Engineering and Geology 1 report by Leighton and Associates Dated 3116110 (Offsite Grading — SCE substation)
Previous Review Sheet Dated 4/28/10

ACTION: ‘ ,
T,entétive Map feasibility is recommended for approval.
REMARKS: ' '

1. Atthe gradtng plan mwew stage, provide information, analyses, and/or recommendations for the follomng

a. Soilparamelters. Provide addmonal shear strength test results of vanous materials required for additional stability analyses as
indicated below. :

b. Slope stability analyses. Provide addrbonal stability analyses for slopes based ona 40-scale to substanﬁate those proposed at
100-scale. Indicate the various shear strength parameters used in the analyses, in the appropriate segments of each failure
plane. Show locations of the cross sections used in slope stability analyses on the geotéchnical map. Recommend mitigation

- iffactors of safety are below County minimum standards. .

¢. Debris flow hazards. Provide recommendations at 40-scale as necessary.

d. Debiis basins. -Provide siope stability analyses considering rapid drawdown condition for. debris basins with slopes

steeper- than 3:1 gradient and designed with outlet structures as necessary. Recommend mitigation if factors of safety

is below the minimum standard.

NOTE TO THE F"LAN CHECKER/BUILDING AND SAFETY DISTRICT ENGINEER: . _
A. THE ON-SITE SOILS ARE MODERATELY TO SEVERELY CORROSIVE TO FERROUS METALS.

B. THE ON-SITE SOILS HAVE A MEDIUM EXPANSION POTENTIAL.
C. PER THE PREVIOUS SOILS ENGINEER, DEWATERING SHALL BE PERFORMED FOR REMOVALS IN THE VICINITY OF
D

BORINGS B-72E AND B-73E. -
PER THE SOILS ENGINEER, LOTS 484, .18 AND 20, 300, 322 THRU 325 HAVE BEEN PLACED IN OPEN SPACE LOTS 487,

130, 367, 358, RESPECTIVELY.

Date  5M7/10

Prepared by

g‘ Public safety, relative to geotechnical subsurface exploraliiL§
: mclusive of the Los Angeles County Code, Chapter 11.48, and the State 0

Brhia, Title 8, Construction Safety Orders. .
P:\Yosh¥1105TentT] (revision-A RTF & SCE Substation by Leighton) ' - .
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DEPARTMENT OF PUBLIC WORKS
~ LAND DEVELOPMENT DIVISION — GRADING

~TRACT MAP NO. 61105 REVS TENTATIVE MAP DATED 04-19-2010

EXHIBIT MAP DATED 04-19-2010

The subdivision shall conform to the design standards and policies of Public Works,
in particular, but not limited to the following items:

1.

REQUIREMENTS PRIOR TO GRADING PLAN APPROVAL:

* condition. (Offsite work is shown.on the tentative map, but not, requ

Notarized covenants shall be prepared and recorded by the apphcant for any offsite

‘impacts, as determined by Public. Works. By acceptance of this condition, the

applicant acknowledges and- agrees that this condition does not require the
construction or installation of an off-site improvement, and that the offsite covenants
referenced above do not constitute an offsite easement, license, title or interest in -
favor of the County. Therefore, the applicant acknowledges and agrees that the
provisions of Govemment Code Section 66462.5 do not apply1 to thi '
that the County shall have no duty or obligation to acqunre by
eminent domain any land or any interest in any land in conn

'for public .

improvements, and design changes dunng the improvement chan ;‘ay allowthe
offsite improvements or impacts to be omitted or mltlgated respect ) ,ely)

Provide approval of:

. The latest drainage concept/hydrology/Standard Urban Stormwater Mltngatson Plan
(SUSMP)/Low Impact Development (LID) plan (if applicable) by the Storm Drain.and
‘Hydrology Section of Land Development Duvasxon o

. The location/alignment and details/typical sections of any park/trail, as shown onthe

grading plan, to the satisfaction of the Department of Parks and Recreatnon

c. The ‘grading plan by the Geotechnical & Materials Englneenng Dnvnslon (.GMED).

. .Permits and/or letters of non-Junsdlctlon from all State and Federal Agencies, as

applicable. These agencies may include, but may not be limited to the State of

- California Regional Water Quality Control Board, State of California Department of

Fish and Game, State of Califomia Department of Conservation, Division of Oil,
Gas, and Geothermal Resources (DOGGR), and the Army Corps of Engmeers

. A Conditional Letter of Map Revision (CLOMR) from FEMA to the satisfaction of the - -

Department of Public Works.

Identify all oak trees on the grading plan use the same numbers as the oak tree

report, and provide status (to remain, to be encroached, or to be removed) in .

concurrence with the arborist’s oak tree report and oak tree perrmt



COUNTY OF LOS ANGELES | | " Page22

DEPARTMENT OF PUBLIC WORKS

LAND DEVELOPMENT DIVISION — GRADING o S
TRACT MAP NO. 61105 REV8 TENTATIVE MAP DATED 04-19-2010

3.

)7

EXHIBIT MAP DATED 04-19-2010

- REQUIREMENTS PRIOR TO FINAL MAP REC RECORDATION'

Submit a grading plan for approvat The grading plan must show and call out the
following items, including but not limited to: construction of all drainage devices and
details, paved driveways, elevation and drainage of all pads, SUSMP and LID
devices (if apphcable) ‘and any’ requrred landscaping and irrigation not withina
common area or maintenance easement. Acknowledgement and/or approval from ’
all easement holders may be requrred : :

Construct curb, gutter base, pavement and sndewalk (if apptrcable) on all private
drives to the satisfaction of Public Works. 1n addition, if-applicable, construct

* additional sidewalk pop-otits in-the vicinity of any above ground utilities to meet
* current American’ with Disabilities Act (ADA) requirements {o the. satlsfactron of
Public Works All final desrgn criteria (alignment, ‘curvature; ‘slope: fnght-of—way

wudths) for pnvate dnves shall conform to the approved “anate Dn e -and Traffic
""" ucted per an-

: approved gradmg plan to'the satlsfactlon of Publrc Works

- A maintenance agreement or CC&Rs may be required for all pnvately marntarned ‘

dramage devrces, slopes, and other facrlltles

Name David Esfandi _Date 05-/1'9/201'0-> __ Phone (626)458—4921

" CADocuments and Setings\MESFANDWMy Doctiments\61105 Rev 8.doc
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DEPARTMENT OF PUBLIC WORKS - '

LAND DEVELOPMENT DIVISION - ROAD ' )
TRACT NO. 061105 (Rev.) TENTATIVE MAP DATED 04-19-2010

EXHIBIT MAP DATED 04-19-2010

Thé-subdivision shall conform to the design standards and policies of Public Works, in
particular, but not limited to the following items: '

1.

If TR 61105 records before TR 53295, construct offsite street irﬁprovements on

Magic Mountain Parkway from the easterly Tract boundary line to The Old Road
to the satisfaction of Public Works. Interim improvements pertaining to the
required width of Magic Mountain Parkway may be permitted upon further traffic

. analysis to the satisfaction of Public Works.

A minimum centerline curve length of 100 feet shall be maintained on' all local
streets and a minimum centerline curve radius: of 100 feet on all cul-de-sac

streets. Curves through intersections should be avoided when possible. If

unavoidable, the alignment shall be adjusted so that the propeosed BC and EC of

- the curve through the intersection are set back a minimum of 100 feet away from

the BCR's of the intersection. Reversing curves of local streets need not exceed

- aradius of 1,500 feet and any curve need not exceed a radius of 3,000 feet,

- Compound curves are preferred over broken-back curves. Broken-back curves

must be separated by a minimum of 200 feet of tangent (1,000 feet for multi-lane
highways or industrial collectors). If compound curves are used, the radius of the

- smaller curve shall not be less than two-thirds of the larger curve. The curve

length of compound. curves shall be adjusted to exceed a minimum curve length

‘of 100 feet, when appropriate, in accordance with AASHTO guidelines.

| ‘The minimum centerline radius is 350 feet on all local streets with 64 feet of right
- of way and on all the streets where grades exceed 10 percent.

The central angles of the right of way radius returns éhall not differ by more than
10 degrees on local streets. :

, Dﬁveways will not be permitted. within 25 feet upstream of any catch .basi'ns whén

- street grades exceed six (6) percent. -
| ' Provide maximum 6%'grade through the knuckles.

- At tee intersections involving local streets, the maximum permissible grade of the
through street across the intersection is 10%. For intersections involving muiti-

lane highways, the maximum permissible grade of the through street is three

. percent. For 4-legged intersections, the maximum permissible grade of the

through street is eight (8) percent. :

Provide minimum landing area of 100 feet for local collectors, 50 feet for local
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DEPARTMENT OF PUBLIC WORKS
LAND DEVELOPMENT DIVISION - ROAD o -
TRACT NO. 061105 (Rev.) TENTATIVE MAP DATED 04-19-2010

10.
11.
12.

1
.
‘16. :
.17.

18.

19.

20.

EXHIBIT MAP DATED 04-19-2010

access roads, and 25 feet for cul-de-sacs at a maximum three (3) percent grade
~on all “tee” intersections.

The Commerce Center Drive bridge alignment and grade shall conform with the

- ultimate alignment and grade of the Commerce Center Drive/Henry Mayo/SR

126 rnterchange

The centerline ahgnment of Magic Mountaln Parkway and Commerce Center
Drive shall conform to the approved Interdepartmental Engineering Committee
(IEC) P-282 (PW) to the satlsfactlon of Public Works.

Dedicate variable width nght of way on Magic Mouintain Parkway, varying from
46 feet from centerline to 69 feet from centerhne to the satisfaction of - Pubhc
Works. _ ,

Dedicate variable width nght of way on Commerce Center Drive, varying from 56

: feet from centerline to 73 feet from- centerlme to the' satrsfactlon of PUblIC Works.

Dedicate right of way 43 feet from centerhne on “GG” Street to the satisfaction-of
Public Works. :

_,Dedlcate right of way. 42 feet from centerline on Westndge Parkway to the
_satisfaction of Public Works. :

. Dedicate nght of way 39 feet from centerllne on “MM?” Street to the satisfaction of

Public Works.

Dedicate nght of way 33 feet from centerline on “QQ” Street to the satisfaction of |
Pubhc Works.

‘Dedicate right of way 32 feet from centerline on “A” Street, “B” Street, “R” Street,

“HH" Street” and, “RR” Street to the satisfaction of Public Works. Additional right

of way dedication may be necessary on “A” Street between Commerce Center

Drive and “EE” Private Drive to. accommodate adequate curb/striping transitions.
The additional required right of- way shall be consistent with an approved detailed

_ srgnlng and stnpmg plan

Dedicate nght of way 30 feet from centerline on “Q1” Street “Q2” Street and
“Q3” Street to the satlsfactron of Public Works.

Dedicate right of way 29 feet from centerhne on “H’ Street and “I” Street to the

satisfaction of Public Works.
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21

22.

.23

24,

- 25.

26.

27,

TRACT NO. 061105 (Rev.) : - TENTATIVE MAP DATED 04-19-2010

EXHIBIT MAP DATED 04-19-2010

Make ‘an offer of variable width private and future right of way on “S” Street,
varying from 45 feet from centerline at the intersection of “R” Street to 30 feet
from centerline at the intersection of “T” Street to the satisfaction of Public Works.

Make an offer of variable width private and future right of way on “UU” Street,
varying from 45 feet from centerline at the intersection of “R” Street to 32 feet
from centerline at the intersection of “vV* Street to the satisfaction of Public

Works. ' o ' '

Make an offer of private and future right of way 45 feet from cevnterline on “K”
Street, to the satisfaction of Public Works. ‘ '

Make an offer of private and future right.of way 30 feet from centerline on “C”
Street, “D1” Street, “D2" Street, “E” Street, “L” Street (from “N” Street to “M”

- Street) , -“N” Street (from “O” Street to “L” Street), “S” Street (from-“X” Street to

“T" Street), “T" Street (from “S” Street to “V” Street), “V” Street (from “T” Street to
“W” Street), “X” Street (from “S” Street to “Y” Street), “Y” Street and “Z” Street

~(from “Y” Street to “AA” Street) to the satisfaction of Public Works,

Make an offer of private and future right o'f\way 29 feet from centerline on“L"
Street (south of “M” Street), “M” Street, “N” Street (west of “O” Street and east of

“L” Street), “O” Street, “S” Street (west of “X” Streebt), “T" Street (east of “Vv”
Street), “U” Street, “V” Street (east of ‘W Street), “W” Street, “X” Street (west of

“Y” Street), “Z” Street (west of “Y” Street and east of “AA” Street), and “AA” Street -

to the satisfaction of Public Works.

The design elements. (alignment, curvature, slopes, easement widths) of the
Private Drives ‘(F”’ IIG”‘ “J!‘I’ l(P?” “BB”’ F(CC!I,{ “DD”,,!‘EE”; “FF” “II”’”JJ”,"KK"' uPP”_

”LL1"’- “LL2”’ “NN”, IIOO",_ IISS", "TT", "VVII, "WWII, llxXli, lleYll’and "ZZ" are not
necessarily approved. Conform to the final design criteria (alignment, curvature,
slopes, right-of-way widths) of the approved “Private Drives and Traffic Calming

Design Guidelines Manual”. All private drives' shall be constructed per an
approved grading plan to the satisfaction of Public Works. '

" Provide a minimum of 25 foot curb return radii at all intersections to the

satisfaction of Public Works. Larger radius returns shall be provided at all
highway intersections and other intersections where larger radii are warranted at -
the discretion of Public Works. The following intersections may ‘require larger
radii (than that shown on the tentative map or conceptual striping plan) to
accommodate turning trucks: Magic Mountain Parkway at “EE” Private Drive,
Commerce Center Drive at “A” Street, Commerce Center Drive at “DD” Private

Drive. This list of intersections shall not serve as a comprehensive list as every
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28,

29.

30. .

32,

33,
34,

35.

- TRACT NO. 061105 (Rev.) | TENTATIVE MAP DATED 04-19-2010

EXHIBIT MAP DATED 04-19-2010

intersection shall be constructed appropriately to provude adequate design
features to the satisfaction of Publlc Works. - .

Dedicate adequate property lrne return radn at all lntersectlons to adequately
construct a curb ramp to Americans with Disabilities Act (ADA) standards and to
the satisfaction of Public Works. At a minimum, the property line return radii shall
be consistent with the necessary curb return radii and parkway widths that are
deemed appropriate by Public Works. Additional right of way corner cut offs shall

_be dedicated at all signalized intersections and other locatlons where deemed

appropriate by Public Works.

Reserve easements for ingress/egress purposes over any sidewalks or paseos
constructed outside the public right of .way to the satlsfaction'of Public Works.

Construct curb, gutter base, pavement, and- sadewalk on all publlc and private

and future streets to the satisfaction of Public Works. In addition, -construct
additional sidewalk pop-outs in the vicinity of any above ground utilities to meet
current Americans with Disabilities Act (ADA) requirements to-the satlsfactlon of

‘Public Works

Construct curb, gutter base, pavement and sndewalk (lf appllcable) on all pnvate.
drives: to the satisfaction of Public- Works. In addition, if applicable, construct

- additional sidewalk pop-outs in the vicinity: of any above ‘ground utilities' to meet

current Americans with Disabilities Act (ADA) requirements to the satisfaction of
Public Works. All final design criteria (alignment, curvature, slopes; right-of-way

widths) for private drives shall conform to the approved “Private Drives and =

Traffic Calming Design Guidelines Manual”. All pnvate drives ‘shall be
constructed per an approved gradlng plan to the satlsfactlon of Publlc Works

Construct a slough wall outside the street right of way when the height of the

- slope is greater than five feet above the sidewalk and the sidewalk is adjacent to

the street right of way. The wall:shall not rmpede any requwed line of sight..

The site layout for the elementary school located on Lot 157 is not necessanly |
approved. '

Permission is granted to reduce the centerline curve radius to 250 feet on

N Street to the satisfaction of Public Works.

The driveway leading to lot 380 from “B” Street shall align with “K” Street to the

satisfaction of Public Works unless an alternate dnveway entrance location
acceptable to Public Works is provided. :
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36.

37.

38.

39.

40.

41,

42,
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EXHIBIT MAP DATED 04-19-2010

The driveway leading to lot 513 from “II’ Private Drive shall align with “CC”
Private Drive to the satisfaction of Public Works unless an alternate driveway

- entrance location acceptable to Public Works is provided.

Monument signs located on medians ,(within private drives or driveways to -
individual lots) shall not impede adequate line of sight to vehicles or pedestrians.

Provide adequate curb/striping transitions on ."‘A” Street between Commerce
Center Drive and “EE” Private Drive to the satisfaction of Public Works.
Additional right of way dedication may be necessary to accommodate the

~-necessary transitions. The additional right of way (if necessary) sha_ll'be .
- consistent with an approved detailed signing and striping plan. R

Provide adequate curb transitions on “DD" Private Drive where the private drive

right of way transitions from 84 feet to 60 feet (located approximately- 550 feet

east of “HH” Street) to the satisfaction of Public Works.

' Ail gatéd entries proposed for any commercial lots shall substantially conform to

the typical gate details provided in the “Private Drives and Traffic Calming Design
Guidelines Manual” to the satisfaction of Public Works. Provide ~:additional
stacking distance if determined to be necessary to the satisfaction of Public

- Works.

All emergency vehicle access'gates shall remain closed at all times except

during an emergency.

Pf.ovide‘intersection sigh_t:distancevt(‘) the satisfaction of Public Works for a design

speed of:

(1) 65 mph (725 feet) on" Commefce Center Drive from A Street (both
' directions) and from “GG” Street (easterly direction); '

(2) 40 mph (415 feet) on “A” Street ffom “‘R” Street 1(easterly direction) :and
' from “CC” Street (both directions); on “B” Street from “C” Street (southerly
direction); - ‘ :

(3) 30'mph (310 feet) on “C” Street from “F” Private Drive (northerly direction),

on “E” Street from “D1” Street (westerly direction); on “L” Street from “M”
Street (northerly direction); on “N” Street from “L” Street (both directions);
on T" Street from “U” Street (westerly direction); on Q1 street from the
driveway leading to the Elementary School on Lot 157 (northerly
direction); ' :
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43. -

44,

. vTRACT NO. 061105 (Rev.). TENTATIVE MAP DATED 04-19-2010

EXHIBIT MAP DATED 04-19-2010

(4) 25 mph (260 feet) on “L” Street from “M” Street (southerly direction); on

“S” Street from “X” Street (westerly direction); on “GG” Street from the
driveway leading to Lot 483 (southerly direction); -

Line of sight requirements for corner sight distance are not neceSsarin restrtcted
to the above intersections. Additional line of sight for all other intersections and
driveways shall be required if deemed necessary by the Department of Public

‘Works. Line of sight shall be within right of way or dedicate airspace easements
to the satisfaction of Public Works. Additional grading may be requrred

Provrde stopping sight distance where applicable along all pubhc and private and

~ future streets. Line of sight shall be within right of way or dedicated airspace

easements to the satisfaction of Public Works. In areas where the intersection

-sight distance overlaps with the stopprng sight dlstance the more stnngent of the
two shall govern.

All line of sight easements shall be deplcted on gradrng and Iandscapmg plans to

; uthe satlsfactlon of Publrc Works

';Comply wrth the followmg street lighting reqmrements

a. Provide street lights on concrete poles with underground wrrrng along the
property frontage on all streets and highways to the satisfaction of Public
Works.: The operation and maintenance. of the street. lights on the private
and future street shall be the responsrbrhty of the Developer/Home_
Owners Association until such time as the street is accepted for

. maintenance by the. County. Submit street lighting plans as soon as
possible for review and approval to the Street Lighting Section of the
Traffic and Lighting Division. For additional information, please contact
the Street Lighting Section at (626) 300-4726.

~b.  The proposed deveto‘pment or portions thereof, are not within an existing

+:Lighting District. Annexation and assessment balloting are' required.
‘Upon tentative map approval, the applicant:shall comply with conditions
listed below in order for the Lighting District to pay for the future operation
and maintenance of the street lights.  The Board of Supervisors must
approve. the annexation and levy of assessment (should assessment

- -balloting favor levy of assessment) prior-to filing of the final subdivision
maps for each area with the Registrar-Recorder/County Clerk.

- (1)  Request the Street Lighting SectiOn-to‘ ‘commence annexation and:
levy of assessment proceedings.
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46,

47.

48.

EXHIBIT MAP DATED 04-19-2010

(2)  Provide business/property owner’s name(s), mailing address(es),
site address, Assessor Parcel Number(s), and Parcel Boundaries in -
either Microstation - or Auto CADD format of territory to be
developed to the Street Lighting Section.

(3) Submit a map of the proposed development including any
roadways conditioned for street lights that are outside the proposed
project area to Street Lighting Section. Contact the Street Lighting
Section for map requirements and with any questions at
(626) 300-4726.

c. The annexation and 'assessm'ent_ balloting process takes twelve months or

-more to complete once the above information is received and approved.
Therefore, untimely compliance with the above will result in a delay in
receiving approval of the street lighting plans or in filing the final
subdivision map for recordation. _Information on the annexation and the
assessment balloting process can be obtained by contacting Street

~ Lighting Section at (626) 300-4726. a '

d. For accepténce of street light transfer of billing, the area must be annexed

into the Lighting District and all street lights in the development, or the
current phase of the development, must be constructed according to
Public Works approved plans. The ‘contractor shall 'submit-one ‘complete
set of “as-built” plans. Provided the above conditions are met, all street
lights in the development, or the current phase of the development, have
been energized, and the developer has requested a transfer of billing at
least by January 1 of the previous year, the Lighting District can assume
responsibility for the operation and maintenance of the street lights by July
1 of any given year. The transfer of billing could be delayed one or more
years if the above conditions are not met. . .

The roadway median. layouts (pocket lengths, widths, etc) shown in the plan view -
of the tentative map are not necessarily approved. SR g '

Conform- to the approved conceptual signing and striping plan (approved on

- August 19, 2010) and submit detailed signing and. striping plans (scale 1" = 40’)

for all multi-lane streets, private drives, and highways in the vicinity of this project
and at any other offsite location if required to mitigate any traffic impact (per the
attached letter from our Traffic and Lighting Division dated September 30, 2010

. which supersedes _their December 7, 2006 letter) to the satisfaction of Public

Works. |

Traffic Signal Plans (scale 1"=20°) shall be required at any location where
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modification to the eX|st|ng traffic signal has been deemed necessary and at
locations where new traffic signals are to be installed (per the attached letter from
our Traffic and Lighting Division dated September 30, 2010 which supersedes
their December 7, 2006 letter) to the satisfaction of Public Works.

Signing and striping plans, signal plans (where applicable), and cost estimates
are required for every roadwayfintersection that requires some form of mitigation
(as identified in the approved traffic study) to the satisfaction of Public: Works.
These plans must be submitted to Public Works for review and approval prior to
final map recordation. :

Comply with the mrtrgatron measures identified in the -attached September 30 '
2010 letter (which supersedes the December 7, 2006 letter) from our Traffic.and
Lighting Division to the satisfaction of Public Works. If "a Bridge -and

“ . Thoroughfare District is. formed, and if signals identified in the study are included

as facilities specifically identified for inclusion in that approved District, then the

~amount and eligibility for a credit agalnst your Drstnct obllgatron may be given if

approved by Public Works.

Plant street trees. on all publlc and prrvate and future streets to the satlsfactlon of
Public Works. . : i

‘ lnstall postal dellvery receptacles in groups to serve: two or more resrdentral units
.. to the satisfaction of Public Works.

Underground all new and existing service lines and drstnbutlon lines that are less
than 50 KV and new utility lines to the satisfaction of Public Works and Southern

.. Callifornia Edison. Please contact Construction Division at (626) 458- 3129 for
“new location of any above ground utility structure in the parkway

Establish a landscape maintenance drstrlct subject to the approval of Parks and
Recreation, for the purpose of maintaining landscaped medians and- parkways on
all streets and highways to the satisfaction of Public Works ~

- Prior to final map approval, pay the fees established by the Board of Supervisors

for the Magic Mountain/Westside Bridge and Major Thoroughfare Constructlon
Fee District in effect at the time of recordatron :

tr61 105r-rev8(revised 9-30-10)
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September 30, 2010

Mr. Daryl Zerfass :
Austin-Foust Associates, lnc
- 2223 Wellington Avenue, Suite 300
-..Santa Ana, CA 92701-3161 ‘

_Dear Mr. Zerfass

- MISSION VILLAGE e
TENTATIVE TRACT NO. 61105
TRAFFIC IMPACT ANALYSIS. (AUGUST 17, 2010)
CASTAIC JUNCTION AREA

As requested we have reviewed the Traffic lmpact Ana|y8|s for the proposed ,
Mission Village project. The project site is generally located west of the Golden State
(1-5) Freeway between State Route 126 to the north and Valencia Boulevard to the

- southin the unmcorporated County of Los Angeles area of Castarc Junction. ,

We generally agree with the Traffic Impact Analysrs that traff ic srgnals shall be rnstalled
at the following intersections within the project site. The design and construction of the
traffic signals shall be the sole responsibility of the project.. The srgnals shall be in place
to the satisfaction of Public Works. Detailed signing and striping plans and traffic signal
plans shall be submrtted to Pubhc Works for revrew and approval

B Street at Magic Mountain Parkway

A Street at Magic Mountain Parkway

Commerce Center Drive at A Street

KK Drive/HH Street at Magic Mountam Parkway

1 Drive at Magic Mountam Parkway . . -
Westridge Parkway at Magrc Mountarn Parkway
Commerce Center Drive at Magic Mountain Parkway
Commerce Center Drive at DD Drive

‘Commerce Center Drive at GG Street

Westridge Parkway at QQ Street (Fire Station Signal)
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The followmg intersections may justify the installation of traffic signals due to the close
proximity of the proposed elementary school. The applicant shall enter into a secured
- agreement/bond with Public Works to guarantee the installation of traffic signals when
the traffic conditions warrant their installation. These intersections shall be monitored
for the installation of the signals once the school is opened and every year thereafter for
up to 5 years after the certificate of occupancy of the last residential unit of
Mission Village (excluding age restncted/quallf' ed residential units and residential units
within the Saugus School District) is issued and the full planned occupancy of
900 students for the proposed school (or fewer students if official documentation from
the Newhall School District shows no increase in student enroliment for five consecutive
school years). The applicant or the current owner of the- development shall submit an
annual traffic signal warrant analysis to Public Works for review and approval

When traffic signals are warranted, the applicant or current owner of the development
shall design the necessary striping and signal plans and construct the signals. to the

 satisfaction of Public Works. Any secunty for the traffic signal construction stibmitted
will be returned once the construction is completed to the satisfaction of: Publlc Works or -
at the explratlon of the above-mentioned monitoring program.

o A Street at B Street/CC Drive
». Q1 Street at A Street '
o HH Street/R -_Street at A Street

In addltlon the following intersection needs to be iincorporated into the report Wlth an

' ‘acknowledgement that the traffic created by the project justifies the installation ¢

traffic ssgnal ‘The project shall’ install a traffic signal at the following location after

-~ detailed signing and striping plans and traffic sugnal plans have been rewewed and
‘approved by Pubhc Works o _ : .

. Westndge Parkway at Oid Rock Road

We generally agree’ with the Traffic lmpact Analysns that the followung off—sute
intersections will be signifi cantly impacted by the proposed project. The implementation
schedule for the required improvements listed below shall be consistent with the most
current Public Works-approved Westside Santa Clarita Valley Roadway Phasing
Analysis or, in the case of the Commerce Center Drive at State Route 126 location, with

- the threshold identified in Section 4.4 of the Traffic Impact Analysis if this threshold

occurs before the one identified in the - then-current Westsnde Santa Clarita Valley

Roadway Phasing Analysis.



Mr. Daryl Zerfass
September 30, 2010
Page 3

The Old Road at McBean Parkway

Stripe a third southbound through lane and a westbound right-turn lane

Commerce Center Drive at SR-126

Existing intersection shall bé replaced by a grade separated inte}rchangé |

We generally agree with the Traffic Impact Analysis that the cumulative traffic generated
by the project and other related projects will significantly impact the off-site intersections
listed in the tables referenced below. The project shall contribute its proportionate
share of the cost for the mitigation measures identified in each table. S

. o Table 4-5: Off-Site Mitigation‘Measures for-Project Impacts — 2021 Cﬁmulative
Conditions o o s o

« Table 4-9: Ofi-Site Mitigation Measures for Project Impacts ~ Build out 2035
Cumulative Conditions IR ' ~ R

e Table 4-11: RoadWay Construction Stages
‘e Table 4-12: Intersection Improvements by Stage (County and Caltrans Locations)

- Tables 4-5, 4-9, and 4-12 (and cross reference in some of these tables to Appendix J)
state that the following intersections can be mitigated through the payment of a fair
share towards the traffic impact. We recognize that Table 4-5,-4-9, and 4-12 depict the
- cumulative condition as distinguished from the project-specific condition. However,

since the Traffic Impact Analysis indicates that the project alone plus ambient traffic will
have a significant impact at the following two intersections, in addition to the cumulative
‘impacts identified in the aforementioned tables, revisions to the tables are necessary to
provide clarification. ' ' S ! '

» The Old Road at MCBeanParkway :
» Commerce Center Drive at State Route 126

- Tables 4-12 and 4-13 also indicate several intersections (see enclosed annotated”
tables) that are located within the Valencia and Via Princessa Bridge and Thoroughfare
Districts.: The Traffic Impact Analysis indicates that no payment of Bridge and -
Thoroughfare District fees in those districts is required for the reasons stated in Section
4.2 of the Traffic Impact Analysis. The project applicant recently consulted with us on
this matter and we concur with this approach. In addition, the project applicant is
actively engaged in the formation efforts  of the Westside Bridge and Thoroughfare
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District that encompasses the area covered by the Westside Santa Clarita Valley
Roadway Phasing Analysis. It is our requirement that this Westside Bridge and
Thoroughfare District be formed prior to final recordation of the first map associated wnth

the Mission Vlllage project.

' In addition to our technical review of the Traffic lmpect Analysis, we have discussed the
following conditions with the project applicant:

a)

- b)

Acquisition of all necessary right of way, including reaching an agreement with
the various utility companies (if any) that must carry out relocations in order to
accommodate the work, for the construction by Public Works of the Commerce
Center Drive at State Route 126 grade separated interchange shall be completed
prior to final action by the Board of Supervisors on the Tentative Tract No. 61105
for the Mission Village project. - Public Works will then be in a position to certify
the right of way per Caltrans' procedures for federally funded pro;ects

‘The funding- pian which includes a cost sharing agreement between:the County

and the project applicant, for the construction of the Commerce Center Drive at
State Route 126 grade separated interchange work must be in place prior to final
recordatlon of the first map associated with the Mission Village project.

. Our prior review of the Westside Santa Clarita Valley Roadway Phasing Analysus

is dated May 15, 2007. As you know, the purpose of the Westside Santa Clarita

- Valley Roadway Phasing Analysis is to evaluate the timing of required

improvements commensurate .with the proposed phased land developments in
the Westside Santa Clarita Valley area. An update to the Westside Santa Clarita
Valley Roadway Phasing-Analysis will allow us to make adjustments to the prior

‘phasing assumptions based on current traffic conditions. Therefore, the update

shall include actual traffic counts on newly constructed roadways and/or at
intersections where traffic ‘mitigation measures: have -been carried out
Consequently, our approval of .an updated Westside Santa Clarita Valley

‘Roadway Phasing Analysis is required prior to the final recordation of the first

map associated with the Mission Village project. Itis also our expectation that an
annual report due January 30th of each year shall be submitted to Public Works
for review and approval identifying the number and type of residential units and
the square footage and type of nonresidential building permits issued during the
prior year in Mission.Village and any other development within the Westside
Santa Clarita Valley area. The purpose. of this annual ‘report will be fo track.

- development progress against the development thresholds. identified in the

Traffic Impact Analysis and the then-current Westside Santa Clarita Valley

- Roadway Phasing Analysis. At a minimum, an update to the .Westside
~ Santa Clarita Valley Roadway Phasing Analysis. is expected to occur at the

following development thresholds:
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1) 3,176 residential units and 13.17 million square feet nonresidential uses
2) 6,066 residential units and 14.87 million square feet nonresidential uses
3) 14,515 residential units and 16.00 million square feet nonresidential uses
4) 21,373 residential units and 17.65 million square feet nonresidential uses
5) 25,001 residential units and 19.78 million square feet nonresidential uses
6) 27, 615 residential units and 22.08 million square feet nonresidential uses

In addition, the project also needs to reach an understanding with Caltrans for the'
phasing of proposed improvements on State Highway facilities. Therefore, the following
mitigation is requ:red _

The applicant shall work cooperatively with Ca!trans to determine and provide
trans portation mitigation needed on State Highway facilities. The applicant shall
construct mitigation improvements or pay an equitable share for mitigation .
projects to the satisfaction of Caltrans. The applicant shall enter into a traffic
mitigation agreement with Caltrans before or within 6 months of certifi catlon of
the Env:ronmental Impact Report.

If you have any questions regardmg the - review of the document, please contact
Ms. Courtney Sweeney of our Traffic Studles Section at (626) 300-4777.

Very truly yours,

GAIL FARBER
Director of Public Works

Ll Voiits

WILLIAM J. WINTER
Assistant Deputy Director
Traffic and Lighting Division
' CS cn

P:Mipub\WPFILES\F) LES\STU\Counney\EIR\EIR 10030 - TTM 61105 Mission Village Traffic Impact Analysls v4.docx
Enc.

cc: Caltrans (Elmer Alvarez, James McCarthy)
* Newhall Land and Farming (Corey Harpole)
Regional Planning (Paul McCarthy)



Table 4-12: Intersection Improvements by Stage (County and Caltrans Locations) ‘

Project
Traffic .-
Stage - Intersection Improvements Share %
1 7.1-5 SB Ramps & SR-126 Stripe 4th WBT 14.3%
9. The Old Road & }-5SB Relocate intersection north of the existing location. Provide 1 NBL 1.4%
Ramps (at Rye Canyon Road) | (U-Tums only), 2 NBT, 2 NBR, 2 SBL, 3 SBT,2 WBL,and I WBR
10.1-5 SB Ramps & Magic Add 2nd SBR, 3rd EBT. 2nd EBR, 2nd WBL, and 4th WBT (part of 19.7%
Mountain Pkwy s the Magic Mountain Interchange Phase 2 project) :
11. 1-5 NB Ramps & Magic Add shared NBL/NBR, 2nd EBL, 3rd EBT and convert 4th WBT to 17.6%
Mountain Pkwy shared WBT/WBR (part of the Magic Mountain Interchange Phase 2
: project) : : :
25. The Old Road & Rye Add 2nd & 3rd NBT, 20d SBL, and 3rd SBT. Restripe Ist WBR to 2 7.1%
Canyon Road shared WBL/WBR. Convert the northbound and westbound free- -
‘ flow right-turn Janes to conventional right-tumn lanes with overlap
. phasing. . :
126. The O}d Road & Magic 'Add 2nd NBL, 3rd NBT, Ist NBR, 7nd SBL, 3rd SBT, 15t SBR, 2nd T 21.1%
Mountain Pkwy EBL, 3rd & 4th EBT, 2nd WBL, and 4th WBT
78, The Old Road & McBean | Signal modification to add a nosthbound right-turn overlap phase. 27.0%
Pkwy ) _ i
$0. Wolcott Way & SR-126 Add IstNBL, 1st % 2nd NBR, 2nd SBL, 3rd EBT, 1st EBR, 2nd 6.4% -
.| wWBL, and 3rd WBT K . o '
81. Commerce Center Drive & | Add 1st EBL, Ist& 2nd EBT, and 1st WBT (part of SR-126 grade . || 493%
Henry Mayo Drive i | separation-project) e ’ o1 :
94 (82/83). Commerce Center | Construct grade separation for Commerce Center Drive at SR-126t0 .| : 44.8% :
Drive & include direct on- and off-ramps for WB SR-126, a loop on-ramp for |’ '
SR-126 t SB Commerce Center Drive to EB SR-126,2 direct on-ramp for NB -
Commerce Center Driveto EB SR-126, and a direct off-ramp forEB
- | 8r-126 to Commerce Center Drive, : C
106. Commerce Center Drive | Construct new intersection. Provide 2 SBL, 2 SBR, 2 EBL, 3 EBT, 3 53.9%
& Magic Mountain Pkwy WBT, and } WBR with right-of-way reserved for future conversion,
' ' to a fiee-flow right-turn Jane (part of the project to extend Magic
. - Mountain Parkway o west of Commerce Center Drive) :
107. Westridge Pkwy & Construct new intersection. Provide 1 NBL, 1 NBT, 1NBR,1SBL, 1| 669%
Magic Mountain Pkwy Shared SBT/SBR, 1 EBL, 2 EBT, 1 Shared EBRT/EBR,2WBL,2 |
WBT, and 1 WBR . : g '
110. Chiquito Canyon - Add Ist NBL, 1st & 2nd NBT, Ist & 2nd NBR, 2nd SBL, convert 3.7%
Road/Long Canyon Road & SBR to Ist SBT, add 2nd SBT, st EBR, and 1st & 2nd WBL (part of |
SR-126 . the project 1o construct Long Canyon Road south of SR-126) -~ .
118. Six Flags Entrance & Add Jst SBR, Ist & 2nd EBL, 2nd, 3rd & 4th EBT, and 2nd, 3rd & 323%
Magic Mountain Pkwy 4th WBT (part of the project 1o extend Magic Mountain Parkway to ’
. west of Commerce Center Drive) ' S :
-2 8. The Old Road & McBean | Restripe southbound approach to add 2 2nd SBL, signal modification | 27.0%
Pkwy o | to provide right-turn overlap phasing for NBR___~ e : .
1. Commerce Center Drive & Add 1st NBL, Ist, 2nd<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>