AIRPORT LAND USE COMMISSION

FOR ORANGE COUNTY
3160 Airway Avenue = Costa Mesa, California 92626 « 949.252.5170 fax: 949.252.6012

AGENDA ITEM 1

September 30, 2021

TO: Commissioners/Alternates
FROM: Lea U. Choum, Executive Officer

SUBJECT: City of Tus]_jﬁ"Request for Consideration of Housing Elment Update (2021-2029)

Background

The City of Tustin'has submitted its Draft Housi ne Element Update (“Update”),for a consistency
review. The Updateddentifies dnd f C;ty s7existing and projected housing needs and
contains goals, policigs; dbjedtive s to.address thase needs. The City’s Housing
Element was lagt updated in September 2013 fot the 5th cycle, which covered the years 2014 to
2021. It was folind to be consistent with-the-4irport.Environs Land Use Plan for John Wayne Airport
(AELUP for JWA). ._

The Housing Element is one of the seven rhandatory elements of the General Plan. Section 65583 of
the Government Code/3ets-forth thelspecific requirements of a jurisdiction’s housing element.
Included in these, requirements are abligations of local jurisdictions to provide for their “fair share” of
the regional housig needs. This faicshare s determiried through the Regional Housing Needs
Assessment (RHN)L} proeess whichth Orange County is facilitated by-the-Southern California
Association of Governments ¢SCAG). For the Qctober 15, 2021 to October 15, 2029 plannmg period,
the City of Tustin was alfocated'a tétal of 6,782 housing units, including 1,724 for very low-income,
1,046 for low-income, 1,132 for moderate-income, and 2,880 for above-moderate income

households. The City is able to take credit for 4,704 units previously included in the General Plan.

The Update identifies “suitable” sites which could accommodate the required 2,078 new residential
units to meet the RHNA. The Update includes five suitable site locations for residential development.
Those five areas are: Downtown Commercial Core, Red Hill Avenue, Tustin Legacy, Enderle Center,
and Tustin Marketplace. Tustin Legacy, formerly Marine Corps Air Station (MCAS) Tustin, is the
only location in the Notification Area for John Wayne Airport (JWA) and is proposed for 730
additional units. This would result in 4,055 total units in the Tustin Legacy area. See Attachment 1
for a map showing the location of those areas (the area shaded in blue is the Notification Area).


https://h'Qufil.ng
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The City of Tustin has scheduled public hearings on the proposed Housing Element Update as
follows:

September 14, 2021 Planning Commission
October 5, 2021 Tustin City Council

AELUP for JWA Issues

Regarding Aircraft Noise Impacts:

The Housing Element Update encompasses the entire City of Tustin. No portions of the city are
located within the 60 dB CNEL or 65 dB CNEL Noise Contours for JWA.

Regarding Height Restrictions:

As stated above, a portion of the City of Tustin is within the Federal Aviation Administration (FAA)
Notification Area and the Federal Aviation Regulation (FAR) Part 77 Obstruction Imaginary
Surfaces for JWA (See Attachment 2). The suitable residential sites identified in the Update include a
part of Tustin Legacy that is within the conical and transitional surfaces and within the Notification
Area for JWA. The Downtown Commercial Core, the Enderle Center and a portion of the Redhill
Avenue Specific Plan are all within the approach surfaces for JWA, but not within the Notification
Area for JWA.

The Tustin Legacy Specific Plan Area is divided into several neighborhoods. (See Attachment 3).
The suitable sites identified for 1,461 new housing units are located within Neighborhood D North.
The maximum building height allowed for Neighborhood D is 150 feet. The City will allow a height
of up to 180 feet with Community Development Director approval. The conical surfaces for IWA
would be penetrated starting at 250 to 400 feet above mean sea level (AMSL). With a ground
elevation of 61 feet, the proposed maximum height of 180 feet would not penetrate the surface. Sites
within the transitional surface would be penetrated starting at 700 to 1,200 feet AMSL. The proposed
maximum building height would be well below these elevations at 241 feet AMSL.

The Housing Element Update includes the following implementation programs:

“Require buildings and structures to not penetrate Federal Aviation Regulation
(FAR) Part 77 Imaginary Obstruction Surfaces for John Wayne Airport unless
found consistent by the Airport Land Use Commission (ALUC). Additionally, in
accordance with FAR Part 77, require applicants proposing buildings or structures
that penetrate the 100:1 Notification Surface to file a Form 7460-1 Notice of
Proposed Construction or Alteration with FAA. A copy of the FAA application
shall be submitted to ALUC and, the applicant shall provide the City with FAA and
ALUC responses,” and

“Require development projects that include structures higher than 200 feet above
existing grade to be submitted to ALUC for review. In addition, require projects
that exceed a height of 200 feet above existing grade to file Form 7460-1 with the
Federal Aviation Administration (FAA). The Housing Element Update does not
include implementing specific development projects; however, with the above
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requirements in place, the height restrictions for projects within the airport area for
JWA would be addressed. “

Regarding Flight Tracks and Safety Zones

The City of Tustin is located entirely outside of the Safety Zones. The western part of the city is
within the approach surface for JWA. Specifically, the Downtown Commercial Core area and the
Enderle Center are located within the approach surface and are proposed for new housing, however,
they are both located outside of the JWA Planning/Notification Area. The JWA Noise Office
provided Flight Track exhibits for the City of Tustin on various days for typical approach and reverse
flow. As shown on the exhibits, the flights are generally to the east of the Enderle Center and to the
west of the Downtown Commercial Core area, and at an altitude of 2,000 or more feet (See
Attachment 4).

Regarding Heliports:

The development of heliports was not discussed within the Housing Element Update and is not
proposed as part of project. The MCAS Tustin Specific Plan has resulted in the elimination of
aviation uses, with the exception of heliports individually permitted or blimp operations as an interim
use. The Public Safety Element states, “Flight operations involving blimps may occur as an interim
use at former MCAS Tustin. The Tustin Legacy Specific Plan also allows heliports as a conditional
use. All development proposals affected by the airport land use commission consistency criteria are
referred to the Airport Land Use Commission (ALUC).”

Environmental Compliance

A Negative Declaration (ND) was prepared for the proposed Housing Element Update. The ND was
circulated for public review from August 24, 2021 to September 23, 2021. ALUC staff provided
comments on the Draft Housing Element on July 27, 2021 (See Attachment 5).

Conclusion

Attachment 6 to this report contains excerpts from the project submittal package received from the
City of Tustin for your reference. The Housing Element Update and supporting documents are also
available on the City’s website at https://www.tustinca.org/1211/Housing-Element-Update.

ALUC staff has reviewed this project with respect to compliance with the AELUP for JWA,
including review of appropriate height restrictions, imaginary surfaces, and noise. Specific
housing developments are not proposed at this time. Future discretionary development would
be required to undergo environmental and/or development review on a project-by project
basis.

The Tustin General Plan contains aviation related policies in its land use, circulation and
public safety elements as listed below.

Land Use Element/Policy 2.6 - Maintain consistency with the County of Orange Airport Environs
Land Use Plan in terms of maximum allowable building height, noise levels, safety areas, and other
applicable standards.


https://www.tustinca.org/1211/Housing-Element-Update
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The Public Safety Element states: “All development proposals affected by the Airport Land Use
Commission consistency criteria are referred to the Airport Land Use Commission (ALUC).”

Implementation Program #9 Public Safety Element. Airport Land Use Commission (ALUC) Review:
The City will refer all proposed General Plan, Specific Plans, Zoning Ordinance, and Building Code
amendments, Specific Plans, and proposed structures that would penetrate the imaginary surface
established by the ALUC to the ALUC for review.

Recommendation:

That the Commission find the proposed City of Tustin 2021-2029 Housing Element Update
Consistent with the AELUP for JWA.

Respectfully submitted,

24 U Choun

Lea U. Choum
Executive Officer

Attachments:

Tustin and Notification Area with Suitable Sites

Tustin and Obstruction Imaginary Surfaces with Suitable Sites
Tustin Legacy Specific Plan Map

JWA Flight Tracks Over Tustin

ALUC Letter Regarding Draft Housing Element

Excerpts from City of Tustin Submittal Package
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AIRPORT LAND USE COMMISSION

FOR ORANGE COUNTY
3160 Airway Avenue * Costa Mesa, California 92626 « 949.252.5170 fax: 949.252.6012

July 27, 2021

Erica Demkowicz, Senior Planner
City of Tustin/Planning Department
300 Centennial Way

Tustin, CA 92780

Subjeet: Draft 2021-2029 Housing Element
Dear Ms. Demkowicz:

Thank you for the opportunity,to’ review the Draft 202122029 City of Tustin Housing
Element in the context of, the Airport Land Use Commission’s Air rport Environs Land
Use Plan for John Wayne Airport (AELUP for JWA). The purpose of the Housing
Element is to achieve an adequate supply of safe, affordable housing for all economic
scgments of the community, including individuals with special housing needs

The Draft Housmg Element mcludes a site inventory assessment, which ldenuﬁes siles
that, in total, can ach@c Tustm s assigned 2021 Regional Housing Needs Allocation
(RHNA) by income Tevellfor the ‘planning-period (2021-2029). The site assessment
identified the areas and housing types listed below:

Tustin Legacy Specific Plah™ 3:325,units '
Red Hill Specific Plan ~ 500 units '
Downtown Commercnal Core - 747 units
Accessory Dwallmg Units™ 100:units
Transitional Housing 132 Gnits
Preservation of At Rlsk Umts 5-1-71 units

The majority of the res:dennal gi'owth is proposcd in the Tustin Legacy Specific Plan
area. This area is located within the Airport Planmng Area (Notification Area) for JWA
and is located within the FAA Federal Aviation Regulation (FAR) Part 77 conical and
transitional obstruction imaginary surfaces. We suggest that the Draft Housing Element
include a discussion of issues that should be considered when developing projects
surrounding JWA, such as height restrictions, safety issues, and noise.

We also recommend that the City continue to implement Policies 6.7 and 6.8 of the

current housing element and include these policies in the proposed housing element
update.

ATTACHMENT 5



Policy 6.7: Require buildings and structures to not penetrate Federal Aviation
Regulation (FAR) Part 77 Imaginary Obstruction Surfaces for John Wayne
Airport unless found consistent by the Airport Land Use Commission (ALUC).
Additionally, in accordance with FAR Part 77, requite applicants proposing
buildings or structures that penetrate the 100:1 Notification Surface to file a Form
7460-1 Notice of Proposed Construction or Alteration with FAA. A copy of the
FAA application shall be submitted to ALUC and, the applicant shall provide the
City with FAA and ALUC responses.

Policy 6.8: Require development projects that include structures higher than 200
feet above existing grade to be submitted to ALUC for review. In addition,
require projects that exceed a height of 200 feet above existing grade to file Form
7460-1 with the Federal Aviation Administration (FAA).

We appreciate that the Draft Housing Element includes Policy 5.4 listed below:

Policy 5.4: FEDERAL AVIATION REGULATIONS - Provide development community
with information to ensure that development proposals meet the criteria of the Federal
Aviation Regulation (FAR) Part 77 Imaginary Obstruction Surfaces for John Wayne
Airport in coordination with review procedures by the Airport Land Use Commission.

The remaining proposed housing sites outside of the Tustin Legacy Specific Plan fall
outside the Airport Planning Area but are within the approach or transitional surfaces for
JWA. The Downtown Core Specific Plan Area and the Preservation of At Risk Units are
within the approach surface for JWA. The Redhill Avenue Specific Plan falls within the
transitional surface for JWA. Residential developments in these surfaces would be
subject to aircraft overflight and single event noise. Although outside the airport
influence area, the proposed properties may be subject to some of the annoyances or
inconveniences associated with proximity to airport operations.

A referral by the City to the ALUC is required for this project due to the location of the
proposal within an AELUP Planning Area and due to the nature of the required City
approvals (i.e. Housing Element Update) under PUC Section 21676(b). With respect to
project submittals, please note that the Commission requests that referrals be submitted to
the ALUC for a determination between the Local Agency’s Planning Commission and
City Council hearings. Since the ALUC meets on the third Thursday afternoon of each
month, complete submittals must be received in the ALUC office by the first of the
month to ensure sufficient time for review, analysis, and agendizing. A Housing Element
Submittal form is attached and can be found at:

htips://www.ocair.com/about/administration/airport-governance/commissions/airport-
land-use-commission/


https:l/www.ocair.com/about/administrationlairport-govemance/commissions/airport
https://would.be

Thank you for the opportunity 1o comment on the proposed Housing Element Update.
Please contact Julie Fitch at 949.252.5284 or via email jfitch@ocair.com if you require
additional information.

Sincerely,

o2« U. CAon—

Lea U. Choum
Executive Officer


mailto:jfltch@ocair.com
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Community Development Department

September 7, 2021

Airport Land Use Commission for Orange County
Attn: Executive Officer
3160 Airway Avenue Costa Mesa, CA 92626

SUBJECT: REVIEW OF CITY OF TUSTIN 2021-2029 DRAFT HOUSING ELEMENT

BUILDING OUR FUTURE
HONORING OUR PAST

Dear Executive Officer,

The City of Tustin has been diligently working on an update to the City’s 6™ Cycle Housing Element, which is
mandated every eight (8) years by State Law to ensure that the City is prepared to meet Tustin’s future
housing needs.  For the 2021-2029 planning period for the 6' Cycle, the City must plan for its fair share of
affordable housing in order to accommodate housing needs throughout the State. For Tustin, the City’s
Regional Housing Needs Allocation {RHNA) is 6,782 additional residential units. To provide for this need,
the City has identified a total of twenty (20) potential sites where housing units could be accommodated
These sites are included within Appendix B of the Revised Draft Housing Element.

On August 17, 2021 and September 7, 2021, the City Council amended the Draft Housing Element with the
inclusion of two (2) additional sites (The Market Place and Enderle Center) to the City's Site Inventory. These
sites are in addition to those identified sites within the Tustin Legacy Specific Plan, Red Hill Avenue Mixed
Use and Downtown Commercial Core Specific Plan areas, the City’s anticipated accessory dwelling units
{ADUs) and transitional housing. Specifically, the revisions redistribute 900 units to the Tustin Market Place
and 413 units to Enderle Center. No increase in the number of units at Tustin Legacy is proposed. The
revision also includes adjustments to the distribution of units at various income levels {based on RHNA
percentages) evenly and proportionately throughout the sites. On October 5, 2021, the Tustin City Cauncil
will conduct its final review of the Draft Housing Element during its regularly scheduled meeting, followed
by the submittal of the final draft to HCD for final review and certification of the document.

The City of Tustin requests the review by the Airport Land Use Commission (ALUC) of the City’s Draft Housing
Element 2021-2029, for consistency with the Airport Environs Land Use Plan (AELUP).  Please contact me
directly at (714) 573-3127 or via email at edemkowicz@tustinca.org if you should have any questions.

Sincerely,
et oS grerd by,

tnea B Dembsoics

Erica H. Demkowicz, AICP
Senior Planner

Attachments: Housing Element Update Submittal Form and Requested Attachments

c: Justina L. Willkom, Community Development Director
Irma Huitron, Assistant Community Development Director

300 Centennial Way, Tustin, CA 92780 e P: (714) 573-310(

ATTACHMENT 6
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AIRPORT LAND USE COMMISSION

FOR ORANGE COUNTY

HOUSING ELEMENT UPDATE - SUBMITTAL FORM
1. City/County: City of Tustin

2. Contact information - Name/Title Erica H. Demkowicz, Senior Planner
Agency: City of Tustin
Address: 300 Centennial Way
Phone/email: 714-573-3127/edemkowicz @tustinca.org

3. Airport Planning Area(s):
John Wayne Airport [ Fullerton Municipal Airport [ Joint Forces Air Base Los Alamitos

4. Are there additional General Plan Element(s) being submitted for review: I No {1 Yes —
Name of Elements:

5. Scheduled date of Planning Commission Public Hearing: -
6. Tentative date of City Council Public Hearing|iliua

7. Requested month of ALUC Review: September
{Complete submittal must be received by the first doy of the month)

8. Does the Housing Element Update identify new housing sites within the airport
Notification/Planning Area*? (J No (skip items # 9-12). & Yes (continue below).

9. Does the Housing Element Update identify new housing sites within the: (160 CNEL or [ 165
CNEL Noise Contours of the airport(s)*? Please attach an exhibit showing location{s) of
proposed housing sites and number of units in relation to noise contours.

10. Are noise policies or mitigation measures identified in the Housing Element or elsewhere in
the General Plan? [JNo R Yes-

11. Are any new housing sites identified within the Runway Protection Zone (RPZ), Clear Zone {CZ),
or Airport Safety Zones of the airport*? X No [ Yes - Please attach exhibit showing
location(s) of proposed housing site{s) and number of units in relation to the applicable zones.

12.  Are any new housing sites identified within the Obstruction Imaginary Surfaces*?
[J No (X Yes (but would not penetrate the imaginary surfaces) -

Continued on reverse side.


mailto:edemkowicz@tustinca.org
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13. Maximum height allowed for proposed housing. Maximum height for residential structures depends on
Ihe respective zoning district or planning area within the identified Specific Plan. Within the Red Hill Avenue Specific
Plan, the maximum allowable building height for mixed use projects, which would include residential is 4-stories and
80-feet.  Within the Downtown Commercial Core Specific Plan, the maximum allowable building height is between
2-5 stories with a minimum first floor plate height of 16-feet. The maximum allowable height depends on where the
project may be located. Within the Tustin Legacy Specific Plan (TLSP}, the maximum allowable height within
Neighborhood D - Planning Areas 8, 13, and 14 is 150 feet, with up to 180 feet allowed with Community
Development Director approval. This is the highest allowable height in the TLSP. The ALUC would be notified of
project per standards notification requirements. See attached pages for links and sections where maximum height is
identified.

(Piease pravide link and identify section(s] of General Plan and/or Zoning Code where housing maximum height is specified.)

HOUSING ELEMENT UPDATE - SUBMITTAL CHECKLIST

Cover letter on City/County letterhead. _
Completed Submittal Form. _

Copy of existing Housing Element {and any other applicable Elements). [N

X K X

B4

Copy of proposed Housing Element Update attached (and any other proposed

elements) with requested information highlighted. _

X Exhibit showing location{s) of proposed housing sites and number of units within the
Notification Area/Planning Area for airport.

X Exhibit showing location(s) of proposed housing sites, and how many units for each, in
relation to noise contours for airport(s).

B Noise policies/mitigation measures in Housing Element Update highlighted and/or pages from
other elements attached.

B  Exhibit showing location({s} of proposed housing sites, and how many units for each, in
relation to Airport Safety Zones

& Exhibit showing location(s) of proposed housing sites, and how many units for each, in
relation to the Obstruction Imaginary Surfaces. See attached map Proposed draft

®  Pages of General Plan and/or Zoning Code which indicate height restrictions for each new
housing site within Airport Notification/Planning Area.

A Explanation of how the Housing Element Update (or other General Plan Elements) addresses
the AELUP standards for noise impact, safety compatibility, and height restriction zones:

Mail or deliver Submittal Form, Checklist and attachments to: Airport Land Use Commission for Orange County,
Attn: Executive Officer, 3160 Airway Avenue, Costa Mesa, CA 92626 / Phone: (949) 252-5170

agiLa
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*For airport planning/notification areas, noise contours, safety zones and obstruction imaginary
surfaces see Appendix D of the applicable Airport Environs Land Use Plan {AELUP} at:
https://www.ocair.com/about/administration/airport-governance/commissions/airport-land-use-

commission/

Mail or deliver Submittal Form, Checklist and attachments to: Airport Land Use Commission for Orange County,
Attn: Executive Officer, 3160 Airway Avenue, Costa Mesa, CA 92626 / Phone: {949) 252-5170

08.31.21
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Review is required and approval by the Planning Commuission.

application processing time can range from 3 months, for smaller projects, to 9
months, for larger projects depending an if there is a subdivision included with the
application and the level of envirormmental review.

Parking requirements could be a potential constraint for single-family and ot
family ressdential development. Required parking for multi-family projects is two
covered spaces, in either a garage or carport, for each dwelling unit, plus one
unassigned guest space for every four units. For Tustin, this is not considered overty
excessive given the older age of many of the existing nwltiple family residential units
and the fact that many units or complexes have non-conforming parking Parking
requirements for single-family residential includes two-car garage per dwelling, or
theeecar garage per dweiling with five or more bedrooms. Parking is a significant
area of concem within several areas of the Cily, especially in the higher-density
residential areas.

At the time of this update, the City is currently reviewing the City’s permit parking
requirements and overall process. A new program has been included in this Housing
Element, Program 12a, fhat conunits to adopting new objective design standards
that facilitate high-quality residential development; while ensuring the provision of
adequate parking. Additionally, Frogram 114 a. commits to promoting adaptive
reuse of historic resources for affordable housing and evaluate the use of alternate
parking strategies. As existing multi-family parcels are recycled to conform to cusrent
parking requirements, the parking provided is more reflective of the actual
occupancy and potential demand within the unit. A decrease in the number of
required residential off-street parking spaces is allowed and Limited to a maximiom
reduction of one (1) parking space through approval of a Minor Adjustment. Minor
Adjustments are reviewed administratively by the Zoning Administrator and can
take approximatety 1 to 3 months to process the application.

Within the Multi-Family Residentral District (R-3), a 35-foot height limitation and 65
percent coverage preciude the development of housing projects with building height
above the 35-foot height limitation While these height limits may place some
restrichions on housing development, these limits are designed to maintain compat-
ibility of land use intensaty. They ensure proper and effective transportation within
the commmnity and are commaonty used by local governments as a development tool.
When designed properly, with features such as limited windows and door openings
along the walls facing single-family zoned properties, or using stepped building
heights and design to munimize intrusion to the privacy of existing residents,
Conditional Use Permits for such development projects have been granted

CITY OF TUSTIN DRAFT HOUSING ELEMENT
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TABLEH.I1.18

SUMMARY OF RESIDENTIAL ZONING REGULATIONS

e CITY OF JUSTIN
.ﬁ‘""!‘g‘_ﬁ:‘k
Misimsss | Deasdlly et ding toderior Side | Cormey Side
Zomsg LetAma | Max | Covensge ‘3% Hoak ¥erd Yua Yacd Rows Yomd Faking
- = O -
R-A 7,200 7 40 { ;301&1 ] 20 feet 5 feet 10 feet 5feet, but oo | 2car
wxulhw-' - al | feet mﬂ;: dwdhng’:;
District ¢lear and car garage
uochetracted | per
on open
space with five
or more
- bedrooms
E4 10,000 7 ja0 30 feet 2 feet 0%oflot | 0% oflot | Wpercent | 2o
Residential | squane peccent width width bot depth gATAgE per
Estate feet _ dwelling, 3
District car garage
per
dwelling
with five
or more
- bedirooms
"RlSingle. | 7,200 7 |40 30 feet 20 feet 5 feet 10 feet Sfeet, butoo | 2car
Fami sqeane percent kess than garage per
Residential | foet 1000t | dwelling, 3
Dristrict clear and car garage
mobebruced | per
onrear 13 | dw
of kot. with five
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T or nvore
= bedirooms
R-2 Dugplex "Pimiﬁ 15 40 aﬁ"_ 20 feet 5 feet 10 feet - 2car
Fesidential | square percent garage per
one of
which
shall be
garage
e e Space
R-?Duplex | 3,300 i5 |50 35 feet, 20 feet 5 fewt 10 feet 10 feet 2 car
Eesidential | scquare percent garage per
Distract feet dwelling;
(sirghe ome of
shrotore) which
shall be
gatage
i S, bl
R-3 Minltiple | 1,750 23 |65 Sifeet 15 feet 5 feet 10 et 10 feet 2 assigned
Family Squarne percent covered
[ spaces per
Distract umit, phus
one
unassigned
OPEI'I.!PME
per 4 units
R4 7,000 5 5 feet 10 feet 5 feet 2 assigned
Subuchan square covered
Residenidial | feet spaces per
Distruct unit, plus
| one
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open space
R per 4 units
"MPH Mobile | Mindomam | 10 | 75 30 feet’ Tratler 7 spaces
Home Park | 5 acre site percent | park-none per mobile
Dastrict for Individual home lot,
mobile lot-5 feet plus 1
honwe [measitre guest
park. froee curb space for
Travel bo actual each 10
trailer abructune, mobile
shall not habch home {ots
exceed excluded).
10% of
total
SPaces in
mobile
oo
park. . — [ ) y
P-D Plarmed | 10,000 Range Tobe Tobe Tobe Tobe To be 2 assigned
Development | Incl determ deternuned | determened | determnined | deternuned | covered
Distruct 4485 with with with with with spaces per
(low) " y adoption of | adoption of | adephion of | adoptionof | unit, plus
11834 P-D P-D P-D P-D District | one
(med) District Dastrict Dristrict unassigned
17.39 i o
(high) per 4 units

Source: City of Tustiny, Zoning Code, 2071
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* Downtown Commercial Core Spexific Plan (adopted July 3, 2018)
¢ Red Hill Avenue Specific Plan (adopted November 6, 2018)

The Downtown Commerdial Core Specific Plan (DOCSP) introduced mixed-use and
infused the potential for 887 units into the area through a Residential Allocation
Reservation (RAR) review process. To date, 140 new non-mixed-use units were
constructed. While this development entailed all market rate units, the developer
participated in the in-lieu fee option regarding affordable housing provisions.

The Red Hill Avenue Specific Plan (RHASP) introduced mixed-use to the area and
similarly identified the potential for 500 new units in conjunchion with the RAR
review process. No units have been constructed in this area to date; however, there is
an application pending for a development project currently under consideration
within this area.

East Tustin Specific Plan

The East Tustin Specific Plan provides for single-family detached products to be
developed at a variety of densities. The Low-Density designation requires a
minimum lot area of 5,000 net square feet while the Medium-Low designation
requires a minintum lot area of 3,000 net square feet and densities not to exceed 5 and

10 units per net acre respectively.
Tustin Legucy Specific Plan (formaily MCAS Tustin)

The MCAS Tustin Specific Plan designation provides opportunities for development
of a variety of residential products at varied density ranging up to 25 dwelling units
per acre. In addition, the Specific Plan allows for density bomuses and density
averaging. For example, in Neighborhood D, the maxiawum density on an individual
parcel may exceed 25 units per acre as long as the total dwelling units allocated to
Neighborhood D is not exceeded. Consistent with the City’s policy to increase
homeownership to maintain a balanced conmunity, the majority of residential units
authorized within the Specific Plan are owner-occupied units. However, in response
to market demand, the City processed an amendment to the MCAS Tustin Specific
Plan that allowed for additional renter-occupied units, including affordable rental
wunits.

Within Neighborhood D of the MCAS Tustin Specific Plan,{a 150-foot height
limitation up to 180 foot if approved by the Comnumnity Development Director would
be allowed which provides for layering products (i.e., stacked flats, podium style,
etc.) with mixed use developments, thereby providing opportunities for the
development of higher density residential products.

CITY OF TUSTIN DRAFT HOUSING ELEMENT
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Within Neighborhood G of the Specific Plan, there is a completed 225-unit affordable
housing commumity with a 375-unit single-family neighborhood. This area is
intended to include a range of housing types for single-family and multi-family
residential (i e, detached homes, cmmgewayumts, courlyardm townhomes
and flats. Similar to Neighborhood D, this area allows for up to six (6) stories in
bmldhgheightﬁwnnﬂh—tmul} commercial and non-residential and up to tlu'ee@)
stories in height for single-family units, thereby providing opportunities for the
development of higher density residential products.

Tustin Legacy has been undergping development since the early 2000's. Ultimate
buildout is expected by 2085. There are two primary factors that influence the timing
of development at Tustin Legacy 1) market demand for the uses planned; and 2) the
complexity and timing of environmental clean-up efforts.

Where adequate infrastructure is in place and supports new development, this
Phasing Plan would enable eariier response to positive market conditions and result
in more rapid buildout of the Specific Plan area. Where a proposed development
project is not supported by existing infrastructure, conditions of approval shail be
established to ensure that appropriate infrastructure is constructed in accordance
with this Phasing Flan and nutigation adopted in the supporting environmental
documentation. Appendix B includes discussion of available housing opportunity
within the MCAS Tustin Specific Plan area.

Limited residential uses are also permitted in areas designated Public/Institutional
provided the intended occupants are associated with the primary institutional uses.
Additionally, homeless facilities are permitted by right in the MCAS Tustin Specific
Planmdamnﬂomd&wwuwumahﬂﬂof&mﬁtyeiﬂterasmoutigm
permitted or conditionally permitted use depending on the number of residents in
the project.

The City’s Zoning Ordinance calculates parking requirements by unit type (See HTM-
32 for summary of parking requirements). Parking requirements in Tustin are
generally two spaces per unit, with an additional requirement of one guest space per
every four units in multi-family development Carports for multi-family units are
permitted which would reduce development costs in contrasts to the provision of
garages. Furthermore, affordable and senior housing development meeting the State
Density Borwus Law would be eligible to use the reduced parking standards under the
State Law.

The City’s land use regulatory mechanisms accommodate the development of
hmmingatarangeofduﬂiﬁesandpmdmtsanddonotconstrajnthepotﬂitialfor
n=w construction at densities suitable to meet the needs of all income ranges,

CITY OF TUSTIN DEAFT HOUSING ELEMENT
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ENVIRONMENTAL SENSITIVITY

Housing design and land use patterns can have substantial impacts on the natural as
well as the built envirenment. City policies and programs seek to minimize negative
GOAL 5: Ensure that new housing is sensitive to the existing natural and built
environment.

Policy 5.1: SUSTAINABLE DEVELOPMENT - Prioritize sustainable housing
developments in proximity to services and employment centers thereby
enabling the use of public transit, walking or bicycling and promoting an
active lifestyle.

Policy 5.2: ENERGY CONSERVATION - Promote green building practices
for more sustainable energy conservation measures in the construction of new
housing or rehabilitated units, including

Policy 5.4: FEDERAL AVIATION REGULATIONS - Provide development
comnunity with information to ensure that development proposals meet the
criteria of the Federal Aviation Regulation (FAR) Part 77 Imaginary
Obstruction Surfaces for John Wayne Airport in coordination with review
procedures by the Airport Land Use Commission (ALUC).

CITY OF TUSTIN DERAFT HOUSING ELEMENT
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TABLEH-IV-1

BOUSING ELEMENT PROGRAMS 2021-2029

Program Besponsible Funding Source Quantified Objective Tioweframe
Agency
4 Promots energy etfidency by erhenting bomsss b ntaximd G ¥ General Fund Promote via City’s Design Amgroaty
natural day lighting Derrslopmen! Raview process snd counter
Department eamypltabions
b Require buildingt Federal | C ity General Pund Educate via City’s website, AnemaTe
Amhnnhﬂ.m(?m Bugt 7T hug.nuycbslndmn Developnuent Design Review procisd and
Sm!.mhhh“hyma\rpatmwmby Oeparmeent counter conyulbetiony
the Afrport Lind Use Commsision (ALLC). Addibonay in
mdm-ﬁ\l?ﬂhﬂﬂ requneq:pﬁmlspnpndvg
buildings or sy e 1001 Motifcation
Smhn n G a l’wﬂ Tas0-1 Notice of
Construction or Alterabion with FAA. A copy of the FAA
application shall be sabmitisd t3 ALUC and S applicant
shall provide the City with FAA and ALUC respanse:.
§ £ Require dneloprwnt projects that incude structuves highe: | Commpmnity General Fand Educate via City's website Arrmally
than 200 feet sbove existing grade to be stwnitted 0 ALLC | Dwvelopment Review process and
fot pewriarw En addition. sequine projocts Sut ewceed & haipht | Department countst consullations
of 20 feet sbove existing grads b fie Form 7460-1 »th the
Federal Aviabon Administration (FAA)
55 (Modified) Water Effichency
1 Promote water-efficdient L sfficient iigation and | ¢ ity Gamerral Fund Educate via City's website Ammally
use of permeshle paving nn.‘-mh Cevelopment Design Revies process and
Deparimumt counter consultations
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The Red Hill Avenue Specific Plan was adopted in 2018. The Specific Plan area
cansists of approximately 52 acres centrally located within the City. It is primarily a
commercial and retail corridor that is prime for revitalization With the Specific Plan,
mixed-use residential is now permitted in this area, with a total of 500 residential
mﬁtsnllacahedﬂuoughmeSpedﬁcle%Smﬁtsto&mmﬂlof&w&eewaymd
105 units to the south of the freeway. The RHASP provides a unique Residential
Allocation Reservation (RAR) which is approved either by the Community
Development Director or the Planning Commission/City Council, as applicable. The
RAR is the mechanism with an assodiated process and timeline that allocates units to
a requested development. The units are drawn from a residential allocation bank
whach assigns undts by area and allows for transferability between areas. The
maximum density on an individual parcel may exceed 25 dwelling units per acre (the
General Plan’s maximaum density) as long as the total dwelling units allocated to the
Specific Planning Area is not exceeded. Therefore, a defautt density of 30 units per
acre is achievable in the RHASP area. This Specific Plan was accompanied by a City
prepared Program Environmental Impact Report which affords futare developers
time and significant costs savings yielding building of homes in a more expedient
manner. The Zoning is 5P 13 and the General Plan designation is RHASP. The
maxinum allowable building height for residential mixed-use development in the
RHASP is 4 stories /50 feet.

Four sites within the RHASP area have been identified as relevant sites to meet
RHINA:

Site 3 - 13751 - 13841 Red Hill Avenue (Pending Project)

This site has a pending mixed-use project under review. The pending project includes
137 units (114 base density units plus 20% density bonus), of which 131 are market-
rate and six are designated affordable to very low-income households. The site is
made up of two parcels on 3.37 acres. The project was approved by the City Coungil
int August 2071. The project is expected to be completed within the first few years of
the planning period. This site is under one ownership and is vacant. The project is
located in the Planning Area north of the I-5 freeway. This site was not identified in
either of the past two planning cycles as vacant land available for housing to meet
RHNA.

Site 4 - 13822 - 13852 Red Hill Avenue (Red Hill Plaza)

This non-vacant site consists of four parcels on 548 acres, all under one ownership.
The current land use is a shopping center with conunercial, retail and restaurants.
Past development interest discussions have ensued with the owners, interested
developers and the City regarding this property. 165 units have been assigned to this

site.

CITY OF TUSTIN DRAFT HQUSING ELEMENT
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Site 5 - 1571 El Camino Real (L _

This non-vacant site adjacent to and under the same ownership as site 4. It is possible
that the two sites could merge for one development. The site is 0.90 acre and currently
has a restaurant use. 32 units have been assigned to this site.

Site 6 - 14081 - 14231 Red Hill Avem 5 i i

This non-vacant site consists of six parcels on 5.95 acres under three owners. The
holdings are all within the same family, yielding a more favorable redevelopment
potential Theamentlmﬂuseisasl\gpmmwiﬂncmﬂretaﬂ,
restaurants and service stations (only one active). 166 units have been assigned to this
site.

Downtown Commuercial Core Specific Plan (DCCSP) Aren

The Downtown Commmercial Core Specific Plan was adopted in 2018 and is centered
aroumnd the infersection of Main Street and El Camino Real in Old Town. The DCCSP
consists of approximately 220 acres located in the northern and western portion of
the City.

This area was not previously zoned to accommodate residential development. With
the adoption of a Specific Plan, it is now an option to allow residential (primarily
mixed-use residential) in this area. A total of 887 residential units have been allocated
through the Specific Plan within six Development Areas. Since Specific Plan
adoption, 140 residential units have been developed, and 747 allocated units remain.
The DCCSP also provides the unique Residential Allocation Reservation (RAR)
which is approved either by the Community Development Director or the Planning
Commission/ City Council, as applicable. The RAR is the mechanism and associated
process with a specified timeline from approval to under construction that allocates
units to requested developments. The units are drawn from a residential allocation
bank which assigns units by Development Area and allows for transferability
between areas. Current housing bank allocations inctude 45 units to Development
Area 1, 92 units to Development Area 2, 200 units to Development Area 3, 150-units
to Development Area 4 and, 260 units to Development Area 6.

The maxiowum density on an individual parcel may exceed 25 dwelling units per acre
(the General Plan’s maxinum density) as long as the total dwelling units allocated to
the Spedific Plan area is not exceeded. Therefore, a default density of 30 units per acre
isadﬂevablemtheDCCSParea.ﬂﬁsSpedﬂch\wasadcompmﬁedbyaCity
prepared Program Environmental Impact Report which affords future developers
time and significant costs savings. The Zoning is SP 12 and the General Plan
designation is DCCSP. The maxinmuim allowable building height ranges from two to
five stories, depending on Development Area and adjacent land uses.

CITY OF TUSTIN DRAFT HOUSING ELEMENT
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Policy 24: Encourage citizen participation in planning and
development of land use programs.

Policy 2.5: Foster inter-governmental cooperation and coordination in
order to maximize the effectiveness of land use policies.

h&ymmmmmwm&mmm

__-&-‘ 1 Wayne Airport in terms of (maximum

uildinglheight) noise levels, safety areas, and other
apphcaﬂestuuhrdi

COMPATIBLE AND COMPLEMENTARY DEVELOPMENT

of different land uses can result in incompatibilities
attributable to differences in traffic levels, noise levels, physical scale,
and hours of operation. Incompatibility can also occur when the
characteristics of a specific land use do not match the physical
characteristics of available land (such as intensive development in
hillside areas).

GOAL 3 Ensure that new development is compatible with
surrounding land uses in the commaunity, the City's circulation
network, availability of public facilities, existing

constraints and the City's unique characteristics and resources.

Policy 3.1: Coordinate and monitor the impact and intensity of Land
uses in adjacent jurisdictions on Tustin's transportation and
circulation systems to provide for the efficient movement of people
and goods with the keas! interference.

Policy 3.2 1ocate major commerdal uses m ancas that are casily
accessible to major transportation facilitees.

Policy 3.3: Allow development clustering in hillside areas when this
method will better preserve the natural terrain and open character of
the City.

Policy 34 In designing hillside development, give particular
attenhon to maximizing view oppartunities, minimizing dangers of
geologic and soil hazands, minimizing adverse visual impact on

CITY OF TUSTIN LAND LSE ELEMENT
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Maximum Height Provisions — Page numbers and links

Tustin General Plan {except Housing Element}

https://www.tustinca.org/DocumentCenter/View/713/City-of-Tustin-General-Plan-PDF?bidid=

¢ Land Use Element Page 15
e Public Safety Element Pages 25, 26, and 36

Tustin General Plan Draft Housing Element

e Pagell-24

e Pagesl|l-26, 27, and 28

e Pages|i-29 and 30

e Pagelll-4

e PageiV-25

¢ Appendix B, Pages B-5 and 6

Tustin Zoning Code

https://library.municode.com/ca/tustin/codes/code_of ordinances

e Tustin City Code Section 9220

Tustin Legacy Specific Plan-Neighborhood D

https://www tustinca.org/DocumentCenter/View/706/Tustin-Legacy-Specific-Plan-PDF ?bidld=

¢ Page3-26

Red Hill Avenue Specific Plan

https://www.tustinca.org/DocumentCenter/View/548/Red-Hill-Avenue-Specific-Plan-PDF ?bidid=

e Page4-12

Downtown Commerciat Core Specific Plan

https://www.tustinca.org/DocumentCenter/View/703/Downtown-Commercial-Core-Plan-PDF ?bidid=

e Pages 105, 106, and 107


https:ljwww.tustinca.org/DocumentCenter/View/703/Downtown-Commercial-Core-Plan-PDF?bidld
https://www.tustinca.org/DocumentCenter/View/706
https://www.tustinca.org/DocumentCenter

TABLE PS-3

EMERGENCY SERVICES STANDARDS

FIRE RESPONSE First Engine Company- 5 mmutes to 0% of
i
EMERGENCY Basic Life Sapport Umt 5 minutes to 90% of
MEDICAL mncidents
Advance Life Support Unit: 10 minutes to 90% of
mncxdents
POLICE RESPONSE Emergency calls: 15 mirustes
Non-emergency calls: 13 minutes

Another method that the City can use in the fight against crime is to
ensure that new construction is designed in a way that discourages
gang activity and other aggressive lawless behavior. Some examples
of "protective architecture” or defensible space are well lit entryway's,
lack of convenient hiding places, entryways which are easily seen
from the street, and other similar cancepts.

AIRCRAFT OVERFLIGHT HAZARDS

Large parts of Tustin’s residential areas lic underneath the flightpath
of john Wayne Airport While the City's power lo limit the
operational activities of these facilities is extremely limited, the City
can participate in land use control within the flight paths and the
legislative process which regulates civilian and military  air
operations. This includes coordinating land use planning and
emergency prepanadness planning with the County’'s Airport Land
Use Commission and John Wayne Airport .

Flight operations involving blimps may occur as an interim use at
former MCAS Tustin. The Tustin Legacy Specific Plan also allows
heliports as a conditional use These operations may require
amendment of the Airport Environs Land Use Plan (AELUP) to
address specific noise and safety factors associated with blimp and
helicopter flights.

CITY OF ILSTIN
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All development proposals affected by the airport land use
commission consistency criteria are referred to the Airport Land Use
Commission (ALUC). The ALUC reviews areas within the 60 dB
CNEL contour, areas within the Safety Compatibility Zones, areas
withBuilding Height restrictions, pr within specified distances from
runway surfaces. As with most controversial safety related topics, the
involvement of citizens is of greal importance. The City will
encourage and notify residents of opportunities to become involved in
airport refated issues.

AGENCY RESPONSIBILITIES AND COORDINATION

The City contracts with the Orange County Fire Authority for Fice
and Paramedic Services. Other agencies which have jurisdiction or
which provide public safety services within Tustin include the
California Highway Patrol, and the Orange County Health
Department. The City coordinates with these agendies to provide the
highest level of public safety services.

The Gity will continue to work with these agencies to ensure adeguate

service. Plans for proposed developments, includmg City projects,
will be sent to appropriate agencies for their review and comment.
This will oocur whether or not an environmental impact report is
prepared. An integral part of the updated Emergency Operations Plan
will be the explanation of the appropriste responses and
responsibilities  of individual agencies and the interagency
coordination required to implement emergency procedures.

T'he Southern California Earthquake Preparedness Project (SCEPP) is

a State and federally-funded effort to encourage local urisdictions to
prepare for catastrophic earthquakes that may occur in Southern
California. SCEPP recommendations have also been approved by the
Orange County Board of Supervisors. SCEPP works directly with
local governments, private industry, and volunieer groups in a
cooperative planning effort It addresses the full range of earthquake
lerm response), emergency actions, and recovery.

CITY OF TUSTIN PUBLIC SAFETY ELEMEN]
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Tustin reflecting special topographic, geologic and climatic
conditions; and (c) encourage the Orange County Fire Authority to
provide public information identifying potential fire hazards in Tustin
and preventative measures the public can take to minimize risks.

Responsible Agency: Community  Development/Public
Works/ Private development

Funding Source: City General Fund/Private development/Orange
County Fire Authority

Time Frame: Ongoing
Related Public Safety Element Policies:5.2,54,55

CRIMELAW ENFORCEMENT

8. Law Enforcement: The City will increase crime fighting efforts,
cmragemwasedcﬂmmd@mlmmmtﬂﬂ«iﬂﬂmqm
building design which discourages criminal behavior. The City's
Security Ordinance will be periodically updated.

Responsible Agency: Police Department/ Community Development
Funding Seurce: City General Fund/State and Federal Funding
Time Frame: Ongoing

Related Public Safety Element Policies: 6.1-63,65

AIRCRAFT OVERFLIGHT HAZARDS

9. Airport Land Use Commission (ALUC) Review: The City will refer
all pmposzd General Plan, Specific Fhﬂs. Zoning Ordinance, and

CITY OF TUSTIN PUBLIC SAFETY ELEMENT
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RED HILL AVENUE TUSTIN
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441t Development Standards T

Ioie

New land uses, activities, structures, and alterations to existing land uses and structures, shall be
desgned. condnuted, andfor establiched n comphance with the requirements in Tabie 4-3,
Generol Development Standards & Reguirernents and Exhibits 4-1 and 4-2, besow:

Mmimum Requered Street
Frontage/iot Width

8 Masmum Busiding Hesgia 50 fee

1 P O .:’EEF R & L T e T AR T T
o _ L el 1 ¥

ARt Ol T WA | Il

* None with requered pedestian
accpmibie amentes (3)

+ S-foat (aggregate) swethack above

€ | Fromt Yard Eukdingl Hooe the second story:

+ Adddional upper story setbacks
may be mmposed duning design

1EVIEW DIDCESS;
None + 10 feet
10 feet from an adjoaning ¢ S feet aggregate setback at the
third story:
D | Sede Yard (Intenos} resdental ot or moeed -use
ot thot contains residergial. | © /000Nl upper story setbacks
uses may be imposed during desgn
1eVIeW process.
+ None with required pedestran
accessuble amentes (3},
N *+ 5-foot aggregate setback ahave
k ;Z‘Ya"’ R the second story;
= Addtional upper stofy setbacks
18VIew DIOCEss.
None e 10 feat
Qear Yard 10 foet hom an adjoining + Addmonal upper story sethacks
f tesidential bot of mixed use may be mposed durmg desgn
ot that contains resdential TEeNEW PIoCess
uses
Chapter 4 - Land Use and Development Standards Nevernber 2018 » 4-12
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9220 RESIDENTIAL SITE DEVELOPMENT STANDARDS

Site Development Standards for primary residential uses by Zoning District. Site development standards for
primary residential uses shall comply with the standards listed in Table 1, unless otherwise noted. For site
deveilopment standards for additional permitted or conditionally permitted uses refer to districts in Part 2 of this

Chapter.
Table 1: Primary Residential Uses
Zoning Minimum | Minimum | Lot Building Front Interior Corner Side | Rear Yard'"
Lot Lot Coverage Height Yard'! Side Yard | vard'
Area/Per | Width
Family
Unit
RA 7.200sq. | Linear 40 percent | B0 feet 20 feet 5 feet 10 feet S feet, but
Residential ft./7,200 | frontage no less than
Agricultural sq. ft. 60 1,000 sq. ft.
District (Sec. feet/Cul- clear and
9221) de-sac unobstructec
frontage usable open
40 feet space on
rear Yof lot
E4 10,000 80 feet 40 percent | 30 feet 20 feet 10 percent | 10 percent | 20 percent
Residential sq. of lot width | of lot width | lot depth,
Estate ft./7,500 but no less
District (Sec. | sq. ft. than 1,000
9222) sq. ft. clear
and
unobstructec
usable open
space on
rear ¥of lot
R1 Single- 7,200sq. | 60 feet 40 percent | 30 feet 20 feet S feet 10 feet S feet, but
Family ft./7,200 no less than
Residential sq. ft. 1,000 sq. ft.
District!? clear and
{Sec. 9223) unobstructec
usable open
space oh
rear %of lot
R2 Dupiex 7,200sq. | 60 feet 50 percent | 35 feet 20 feet S feet 10 feet 10 feet
Residential ft./3,500 (See 9225¢])
District'? sq. ft.
(Sec. 9225) _
R3 Multiple 7,000sq. | 70 feet 65 percent | 35 feet 15 feet 5 feet 10 feet 10 feet
Family ft./1,750 (See 9226¢)
Residential sq. ft.
District!?!
{Sec. 9226)

(Rev.: 21, 2021)
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(Sec. 9224))

R4 Suburban | 7,200sq. | N/A N/A storiesor | 20 feet 5 feet 10 feet 25 feet
Residential | ft./3,000 5 feet
District (Sec. | sq. ft. See 9228c)
| 9228)
MHP Mobile | Minimum | N/A 75 percent Bg"fg'.éﬁ Trailer park | Trail park - | Trail park - N/A
Home Park S-acre - None. None. None.
District (see site for Individual Individual Individual
Section mobile lot -5 feet | lot -3 feet lot - 3 feet
9227b for home (measure
additional park. from curb
development | Travel to actual
standards) trailers structure,
(Sec. 9227) shall not hitch
exceed excluded)
10
percent
of total
spaces in
mobile
home
park
PDPlanned | 10,000/ | N/A As As As As As As
Development determined | determined | determined | determined | determined | determined
District (see with with with with with with
Section adoption of ;b‘dép'"tipn_ of | adoption of | adoption of | adoption of | adoption of
9224¢ and P-D District | P-D District | P-O District | P-D District | P-D District | P-D District
9224f far
additional
development
standards

H1f front on to secondary or primary highway refer ta section 9271u

1711f development is located within the Cultural Resources District {CR), refer to Section 9252j for additional

standards

(Ord.No. 1429, Sec. 1 1, 5-21-13)
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Figure 20: Location of Sites to Meet RHNA

Suitable Sites for Additional [
Residential Development

[Suitable Site Locations

Red Hil Avenue Specific Plan
Tustin Legacy Specific Plan
I Enderie Center

I Tustin Marketplace

=1 Municipal Boundaries

ZZ2 Oowntown Commercal Core Specific Plan




