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Introduction

1. Introduction

Project Description

The City of Tustin is embarking on a major planning
effort along Red Hill Avenue as recent development
interests have spurred the City’s desire in
developing a comprehensive plan to guide future
development in the area. This portion of Red Hill
Avenue provides a key gateway into the City due to
its proximity to a major regional freeway and
existing retail centers and buildings in the area need
revitalization and repair. Figure 1.1, Specific Plan
Project Area illustrates the Tustin Red Hill Avenue
Specific Plan boundaries. The Specific Plan
establishes a policy and regulatory framework to
create an economically vibrant and sustainable
environment that complements the character and desires of Tustin residents. The Specific Plan
seeks to:

e Create a mixed-use, multi-modal environment;

e Provide an attractive gateway to the community;

e Enhance the pedestrian scale and function of the built environment;

e Promote sustainability principles in design and development;

e Establish a complementary mix of land uses, public spaces and outdoor activities;
e Provide better functionality and connectivity with adjacent neighborhoods;

e Provide family-oriented community spaces and activities;

e Support and enhance economic development;

e Support future regional transportation and transit planning objectives;

e Reinforce the character of the Tustin community;

e Enhance the streetscape and public realm; and

o Look at opportunities to set this area apart as a unique, organic, branded area.

The Specific Plan will establish an effective and implementable policy and regulatory mechanism
that introduces a complementary mix of land uses including residential, retail, public space, and
commercial that capitalizes on the area’s current land use, transportation, and infrastructure
opportunities.
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Existing Conditions Report Purpose & Outline

Introduction

The Existing Conditions Report provides a “snapshot” of existing conditions and opportunities and

constraints in the Specific Plan area. This report is intended as a working document that

establishes baseline information for the project area and gives guidance for project decisions. The

report is organized in the following Chapters:

1.

Introduction

Demographics and Employment
Land Use and Zoning

Mobility and Parking
Infrastructure

Urban Form and Streetscape

Opportunities and Constraints Map
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Demographics & Employment

2. Demographics & Employment

The following discussion provides an overview of the
demographics and employment patterns in the City of
Tustin. Please refer to the Tustin Red Hill Avenue Retail
Plan, March 2017 prepared by Kosmont Companies under
separate cover, which is the source for the following
information.

Demographics

In 2015, there was a population of 80,796 residents and
approximately 26,400 households living in the City of
Tustin. From 2010 to 2015, the City’s population increased
by 8.2 percent. By comparison the population of Orange
County increased by 3.8 percent from 2010 to 2015.
Average household size in Tustin was 3.04 persons per
household in 2015.

Approximately 41 percent of residents in Tustin identify as
Hispanic. The percentage of Hispanic residents in the City
has increased from 34.34 percent in 2000 to 40.6 percent
in 2015. The median age in the City is lower than the Typical Retail Center within the Study Area
County and the state at 33.4 years old. The median

household income in the project area is $75,011, compared to $77,676 in the county. Table 2-1,
Population and Income 2015.

City of Tustin County of Orange
Population 80,796 3,124,130
Households 26,374 1,026,508
Average Household Size 3.04 3.00
Median Age 334 36.9
% Hispanic Origin 40.6% 34.8%
Per Capita Income $33,672 $35,179
Median Household Income $75,011 $77,676
Average Household Income $102,356 $106,158
2015-2020 Annual Growth Rate
Population 1.05% 0.82%
Median Household Income 2.53% 2.36%
Source: Kosmont Tustin Red Hill Corridor Retail Plan, March 2017
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Demographics & Employment _

Employment and Commute Patterns

The unemployment rate in Tustin for April 2016 was 3.6 percent, which is lower than the County’s
unemployment rate of 3.9 percent (Kosmont, 2017). The top job categories within the City include
retail trade; professional, scientific, and technical services; and hotel accommodation and food
services.

Approximately 35,243 workers, or 44 percent of Tustin residents work outside of the City and
approximately six percent of the working population who live in Tustin also work in the City
(Kosmont, 2017). Figure 2.1, Worker Inflow/Outflow, illustrates the count and characteristics of
worker flow into and out of Tustin and shows that Tustin has a net inflow of workers, consistent
with Orange County as a whole.

Figure 2.1, Worker Inflow/Outflow (Kosmont, 2017)

*Employment Ratio= People employed within the City (living and working in the City + those who come into the City
for work)/Employed population of City (living and working in City + workers who live in the City, but work outside of
the City)
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Demographics & Employment

Summary of Existing Conditions

e Relatively young, diverse population.

e Average household size comparable to the County of Orange and slightly higher than
the State average.

e Lower unemployment rate compared to the State and slightly less than Orange County
with most workers employed in retail trade; professional, scientific, and technical
services; and hotel accommodation and food services.

e Many residents are employed in Irvine, Santa Ana, Tustin, Anaheim, Los Angeles, and
other cities, however the City has a net inflow of jobs, consistent with the County as a
whole.
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3. Land Use & Zoning

General Plan Land Use

The Tustin General Plan Land Use Map shows a mix of
commercial and professional office land use
designations within the project area. As shown in
Table 3-1, General Plan Land Use Designations within
the Red Hill Avenue Specific Plan, the Community
Commercial (CC) land use designation accounts for the
highest percentage of acreage within the project area.
As shown in Figure 3.1, General Plan Land Use,
commercial land use designations are located along
the entire length of Red Hill Avenue within the project

Land Use & zoning. TN

area.
Table 3-1: General Plan Land Use Designations within the Red Hill Avenue Specific Plan
Land Use Acres Percentage
Community Commercial (CC) 36.05 90.8%
Planned Community Commercial/Business (PCCB) 2.86 7.2%
Professional Office (PO) 0.78 2.0%
TOTAL 39.69 100%

Zoning Districts

Zoning districts in the project area consists mainly of commercial and professional office zones.
As shown in Table 3-2, Zoning Districts within the Red Hill Avenue Specific Plan, Retail
Commercial (C1), and Central Commercial (C2) zones account for the highest percentage of
acreage within the project area. As shown in Figure 3.2, Zoning Districts, commercial zones are

located along the entire length of Red Hill Avenue within the project area.

Table 3-2: Zoning Districts within the Red Hill Specific Plan
Zoning District Acres Percentage
Retail Commercial (C1) 16.51 41.6%
Central Commercial (C2) 17.0 42.8%
Commercial General (CG) 5.40 13.6%
Professional (PR) 0.78 2.0%
TOTAL 39.69 100%

April 2017



Land Use & Zoning

Existing Land Use — Study Area

Existing (on-the-ground) land uses include a mix of low intensity commercial and retail and office
uses in an auto-oriented setting. There are currently non-conforming uses along Nisson Road with
multi-family residential uses located on parcels zoned for commercial uses, and two single-family
homes north of Mitchell Avenue on parcels zoned for professional office uses. In addition, an
existing home and agricultural operation are present near the southern boundary of the study
area; this parcel is zoned for community commercial uses.

Existing land uses are shown on Figure 3.3, Existing Land Use. Based on land use analysis, the
study area contains approximately 296,446 square feet of non-residential uses and 21 dwelling
units.

The property located at 14462 Red Hill includes a structure constructed in 1915. As part of the
City’s Historic Resources Survey, the building was evaluated and identified as a significant
resource (Status Code 3S — eligible for the National Register) due to its architecture and
association with early Tustin residents. Any physical change to this building would require
environmental analysis and review.

Adjacent Land Use

Northern Area

Land uses adjacent to the study area north of Interstate 5 are characterized by high density
residential uses (a mixture of attached single family and multifamily units) and the Tustin High
School. General Plan and Zoning Designations are as follows:

North: Low Density Residential (LDR) and Park, zoned R1, P & | and PD

South: Interstate 5 and the southern portion of the study area

East: High Density Residential (HDR), zoned R2, R3, R4 and PD

West: High Density Residential (HDR), zoned R3, and Tustin High School, zoned P&l

Southern Area

Land uses adjacent to the study area south of Interstate 5 are characterized by a mixture of
medium, low, and high density residential uses and Frontier Park. General Plan and Zoning
Designations are as follows:

North: Interstate 5 and the northern portion of the study area

South: Planned Community (PCR) and High Density Residential (HDR), zoned PC RES, R3 and R4.

East: High Density Residential (HDR), pockets of Low Density Residential (LDR) and a planned
community area (PCR), zoned R1, R3, R4, and PCR.

West: High Density Residential (HDR) Medium Density Residential (MDR), zoned R-2, R3, R4,
and R2 and Frontier Park, zoned P&l
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Land Use & Zoning

Summary of Existing Conditions

e Commercial and retail uses are concentrated along Red Hill Avenue south of San Juan
Street.

e There are currently non-conforming uses along Nisson Road with multi-family residential
uses located on parcels zoned for commercial uses and two single family dwelling units
along Red Hill north of Mitchell Avenue.

e Future changes to structures of historical significance will require environmental review.

April 2017



Land Use & Zoning

This page intentionally left blank.

April 2017



mmmy Project Boundary
[] Community Commercial (CC)

[ Planned Community
Commercial/Business (PCCB)

- Professional Office (PO)

Bryan Ave

Red Hill Ave

San Juan St

£ Camino Re%

Nisson Rd

Walnut Ave

0 250 500
g“ m—— Feet

Figure 3.1: General Plan Land Use



Land Use & Zoning

This page intentionally left blank.

April 2017



Bryan Ave

Red Hill Ave

£ Camino Re%

Nisson Rd

0 250 500
g\‘\ 1 Feet

mmmy Project Boundary

[ Retail Commercial (C1)
- Central Commercial (C2)
- Commercial General (CG)
- Professional (PR)

San Juan St

Walnut Ave

Figure 3.2: Zoning Districts



Land Use & Zoning

This page intentionally left blank.

April 2017



Bryan Ave

Red Hill Ave

£ Camino Re%

Nisson Rd

0 250 500
g\* ) Feet

My Project Boundary

- Commercial

- Commercial - Auto

[ cCommercial - Food

] Shopping Center

- Multi-Family Residenital

|:| Single-Family Residential

[ Agriculture [ Institutional
[] office I Industrial
B Hotel [ vacant

San Juan St

Walnut Ave

Figure 3.3: Existing Land Use



Land Use & Zoning

This page intentionally left blank.

April 2017



Mobility & Parking

4. Mobility & Parking

Existing Roadways

The project area roadways are shown on Figure
4.1, Existing Roadways and Intersections. They
consist of Red Hill Avenue, which is oriented in
the northeast-to-southwest direction; and six
roadways that cross Red Hill Avenue in the
northwest-to-southeast direction: Bryan
Avenue, San Juan Street, El Camino Real, Nisson
Road, Mitchell Avenue, and Walnut Avenue. The
intersections of each of these streets within the
project area signalized. Interstate 5 bisects the
study area. A brief description of each of the
roadways is provided below.

Red Hill Avenue — Red Hill Avenue is a six-lane
divided roadway, with three travel lanes in each

direction and a center two-way left-turn lane.
Within the project area, Red Hill Avenue Typical roadway edge condition
provides access to the Interstate 5 (I-5) Freeway via

atight diamond interchange, and carries approximately 21,400-26,300 vehicles per day (vpd). The
posted speed limit along Red Hill Avenue is 40 miles per hour. Red Hill Avenue is designated as a
6-Lane Major Arterial on the Arterial Highway Plan of the City of Tustin’s General Plan. A 6-Lane
Major roadway would provide 3 travel lanes in each direction with a raised center median within
120 feet of right-of-way per the Tustin General Plan.

The portion of Red Hill Avenue from El Camino Real to San Juan Street was included in the Red
Hill Avenue Streetscape and Median Feasibility Study — El Camino Real to Bryan Avenue (Tait &
Associates, Inc., September 10, 2012). The following additional engineering details about Red Hill
Avenue within the project area are taken from that study:

The existing street right-of-way along Red Hill Avenue is essentially 100 feet wide (50 feet on each
side of the street centerline), with 84 feet of pavement and 8-foot parkways; however, the section
on the west side of Red Hill Avenue, from 300 feet north of El Camino Real to San Juan Street, has
a half-width right-of-way width of 60 feet, which is the ultimate half-width right-of-way for Red
Hill Avenue.

The street parkways include sidewalks ranging in width from 4 feet to 9 feet. Portions of the
parkway areas include landscaping and street trees. The parkway on the east side of Red Hill
Avenue includes overhead power, telephone, and cable-TV wires; and street lights on wooden
poles. No above-ground utilities are present on the west side of the roadway.
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Mobility & Parking

Bryan Avenue — Bryan Avenue is a four-lane divided roadway with a two-way left turn lane at the
intersection of Red Hill Avenue. The intersection with Red Hill Avenue is signalized. Bryan Avenue
is designated as a Secondary Arterial in the City’s General Plan. A Secondary would provide 2 travel
lanes in each direction within 80 feet of right-of-way; or may include Class Il bicycle lanes, within
92 feet of right-of-way. This roadway borders the study area to the north but is not a part of the
study area itself.

San Juan Street — San Juan Street is a local two-lane undivided roadway which provides local
access to adjacent residential and school uses. Its intersection with Red Hill Avenue is signalized.
San Juan Street carries between 2,600 and 3,100 vpd near Red Hill Avenue. The posted speed
limit along San Juan Street is 30 miles per hour, with a 25-mph school zone, east of Red Hill
Avenue. The Tustin High School campus is immediately adjacent to the western border of the
project area.

El Camino Real — El Camino Real is a four-lane divided roadway with a two-way left-turn lane
northwest of Red Hill Avenue, and a two-lane divided roadway with a two-way left-turn lane
southeast of Red Hill Avenue. The street has a 56 foot right of way east of Red Hill with a paved
surface that varies from 36-40 feet. West of Red Hill the street has a wider right of way of 80 feet
and a paved width of 64 feet. Its intersection with Red Hill Avenue is signalized. The posted speed
limit along El Camino Real is 40 miles per hour. El Camino Real carries between 9,400 and 14,900
vpd near Red Hill Avenue. El Camino Real is designated as a Secondary Arterial on the Arterial
Highway Plan in the City’s General Plan. A Secondary would provide 2 travel lanes in each
direction within 80 feet of right-of-way; or may include Class Il bicycle lanes, within 92 feet of
right-of-way. The eastbound approach of El Camino Real and Red Hill Avenue is posted with the
following turn restrictions: “No Turn on Red, 7—9 am and 4 — 6 pm weekdays”.

Nisson Road — Nisson Road is a two-lane undivided roadway which provides local access to
adjacent residential and business parcels. Its intersection with Red Hill Avenue is signalized.
Nisson Road carries between 4,300 and 5,700 vpd near Red Hill Avenue. The posted speed limit
along Nisson Road is 35 miles per hour. The westbound approach of Nisson Road at Red Hill
Avenue is posted with the following turn restriction: “No Turn on Red, 7 — 9 AM, 4 — 6 PM
Weekdays”.

Mitchell Avenue — Mitchell Avenue is a two-lane undivided roadway, which provides local access
to adjacent residential and business parcels. Its intersection with Red Hill Avenue is signalized.
Mitchell Avenue carries between 4,900 and 6,500 vpd near Red Hill Avenue. The posted speed
limit along Mitchell Avenue is 30 miles per hour, with a 25-mph school zone west of Red Hill. The
Tustin High School campus is immediately adjacent to the western border of the project area.

Walnut Avenue — Walnut Avenue is a four-lane divided roadway with a two-way left turn lane at
the intersection of Red Hill Avenue. The intersection with Red Hill Avenue is signalized. Walnut
Avenue is designated as a Primary Arterial in the City’s General Plan. A Primary would provide two
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Mobility & Parking

travel lanes in each direction within 100 feet of right-of-way. This roadway is located at the
southern edge of the project area.

Interstate 5 — Interstate 5 bisects the project area adjacent to the intersection of Red Hill
Avenue/Nisson Road and Red Hill Avenue/El Camino Real. Northbound and southbound on- and
off-ramps are present in a diamond-style interchange configuration. The ramps are located at
signalized intersections. The Interstate right-of-way is owned by the State of California.

Intersections
The following intersections are major intersections within the project area shown on Figure 4.1,
Existing Roadways and Intersections.

e Red Hill Avenue at San Juan Street (Signalized)
¢ Red Hill Avenue at El Camino Real (Signalized)
e Red Hill Avenue at I-5 NB Ramps (Signalized)

e Red Hill Avenue at I-5 SB Ramps (Signalized)

e Red Hill Avenue at Nisson Road (Signalized)

¢ Red Hill Avenue at Mitchell Avenue (Signalized)
e Red Hill Avenue at Bryan Avenue (Signalized)

¢ Red Hill Avenue at Walnut Avenue (Signalized)

Intersection spacing along Red Hill Avenue can affect the flow of traffic and requires signal timing
and coordination. The distance between each of the signalized intersections (measured centerline
to centerline along Red Hill Avenue) are shown on Table 4-1, Distance between Major
Intersections. The close spacing of intersections (less than 300 feet) between Nisson Road and El
Camino Real poses queuing and signal timing challenges, particularly during the peak hours.

Table 4-1: Distance between Major Intersections
Intersections Distance
Mitchell Avenue to Nisson Road 950 feet
Nisson Road to I-5 Southbound Ramps 240 feet
I-5 Southbound Ramps to I-5 Northbound Ramps 260 feet
I-5 Northbound Ramps to El Camino Real 220 feet
El Camino Real to San Juan Street 955 feet
Walnut Avenue to Mitchell Avenue 1,320 feet
San Juan Street to Bryan Avenue 1,325 feet

Accident History

The City of Tustin provided accident data along Red Hill Avenue, between Bryan Avenue and
Walnut Avenue, from January 1, 2014 to May 16, 2016. A summary of the accident data is
provided on Table 4-2, Summary of Accident Data, Red Hill Avenue (Bryan Avenue to Walnut
Avenue). There was a total of 85 accidents in the 2-1/2-year reporting period, with roughly half

April 2017



Mobility & Parking

being property damage only (PDO), and the other half involving injury (I). There were no fatality
accidents during the reported period. The area within the project area with the most accidents
was the stretch of Red Hill Avenue between El Camino Real and the I-5 Southbound Ramps, where
36 of the 85 accidents occurred.

Table 4-2: Summary of Accident Data, Red Hill Avenue
(Bryan Avenue to Walnut Avenue)
2014 2015 2016 2014-2016
Location? PDO I Total | PDO I Total | PDO | | Total | PDO | | Total
Bryan Avenue 2 1 3 1 1 2 1 0 1 4 2 6
Lance Drive 0 0 0 0 1 1 0 0 0 0 1 1
San Juan 1 3 0 5 5 1 0 1 3 6 9
Street
El Camino Real 3 1 4 4 7 11 2 0 2 9 8 17
I-5 NB Ramp 2 3 5 0 4 4 2 1 3 4 8 12
I-5 SB Ramp 2 0 2 3 0 3 0 2 2 5 2 7
Nisson Road 2 1 3 1 0 1 3 1 4 6 2 8
Mitchell Ave. 2 3 5 0 5 5 0 1 1 2 9 11
Walnut Ave. 3 1 4 2 5 7 1 2 3 6 8 14
TOTAL 18 11 29 11 28 39 10 7 17 39 46 85
Location of crashes which occurred at or near the intersection
PDO= Property Damage Only
I= Injury
Parking

On-street parking is prohibited along the entire length of Red Hill Avenue throughout the project
area, with “No Stopping Entire Block” signage. Parking is also prohibited on EI Camino Real on
either side of Red Hill Avenue with “No Stopping Anytime” signage. On-street parking is also
prohibited by painted red curbs along portions of some roadways within the project area as shown
on Figure 4.2, Existing Parking Facilities.

On-street parking is generally allowed along San Juan Street, Nisson Road, and Mitchell Avenue,
with the following specific, signed restrictions primarily related to street sweeping:

¢ Nisson Road: No Parking 7 AM to 11 AM Monday (Street Sweeping) on the roadway’s
western reach and the southern edge of the eastern reach, and 7 AM to 11AM
Wednesdays on the northern edge of the roadway’s eastern reach (also for street
sweeping). In addition, on Nisson Road’s eastern reach, commercial vehicles over 3 tons
are limited to 2-hour parking.
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¢ Mitchell Avenue: No Parking 4 AM to 7 AM
Monday (Street Sweeping)

Private off-street parking for local businesses within the
project area is provided in surface parking lots, as shown
on Figure 4.2, Existing Parking Facilities.

Mobility & Parking
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Public Transportation

The Orange County Transportation Authority (OCTA) operates local public transit service
throughout Orange County, including the City of Tustin and through the project area. Route 71
currently serves the project area, as shown on Figure 4.3, Public Transportation Facilities.

Route 71 operates between Newport Beach and Yorba Linda, travelling along Red Hill Avenue, El
Camino Real, Newport Avenue, and First Street in the City of Tustin. Service is provided every day
with an approximate headway® of 50 minutes during the weekdays and 60 minutes during the
weekends and holidays.

Within the project area, bus stops are provided on Red Hill Avenue, north and south of Mitchell
Avenue; on the north side of Red Hill Avenue, south of Nisson Road; and on both sides of El
Camino Real, west of Red Hill Avenue.

Bicycle Facilities

Within the project area, the only existing bicycle facility is a Class Il bike lane (a striped, on-street
bicycle lane adjacent to the travel lane) on Red Hill Avenue (in both directions), between El
Camino Real and Nisson Road. The City of Tustin Master Bikeway Plan shows the entire extent of
Red Hill Avenue within the City limits as a designated or a potential Class Il bikeway.

Pedestrian Facilities

Existing pedestrian facilities within the project area are shown on Figure 4.4, Bicycle and
Pedestrian Facilities. Sidewalks are located along all roadways within the project area. Crosswalks
are located across some or all legs of each of the signalized intersections within the project area,
as indicated on Table 4-3, Crosswalk Provisions, below.

There are no unsignalized crosswalks across Red Hill Avenue within the project area.

Table 4-3: Crosswalk Provisions

Int i Intersection Leg

nersection North South West East
Red Hill Avenue at Bryan Avenue Y Y Y Y
Red Hill Avenue at San Juan Street Y N Y Y
Red Hill Avenue at El Camino Real Y N Y Y
Red Hill Avenue at I-5 NB Ramps N N Y Y
Red Hill Avenue at I-5 SB Ramps N N Y Y
Red Hill Avenue at Nisson Road N Y Y Y
Red Hill Avenue at Mitchell Avenue Y Y Y Y
Red Hill Avenue at Walnut Avenue Y Y Y Y

! Headway is a measurement of time between vehicles in a transit system.
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Summary of Existing Conditions

e The intersections of each of the major streets within the project area are signalized.

e Intersection spacing along Red Hill Avenue can affect the flow of traffic and requires signal
timing and coordination. The close spacing of intersections (less than 300 feet) between
Nisson Road and El Camino Real poses queuing and signal timing challenges, particularly
during the peak hours.

e The area within the project area with the most accidents was the stretch of Red Hill
Avenue between El Camino Real and the I-5 Southbound Ramps, where 36 of the 71
accidents occurred.

e On-street parking is prohibited along the entire length of Red Hill Avenue throughout the
project area, with “No Stopping Entire Block” signage. Parking is also prohibited on El
Camino Real on either side of Red Hill Avenue with “No Stopping Anytime” signage.

e On-street parking is generally allowed along San Juan Street, Nisson Road, and Mitchell
Avenue.

e Within the project area, bus stops are provided on Red Hill Avenue, north and south of
Mitchell Avenue; on the north side of Red Hill Avenue, south of Nisson Road; and on both
sides of El Camino Real, west of Red Hill Avenue.

e Within the project area, the only existing bicycle facility is a Class Il bike lane (a striped,
on-street bicycle lane adjacent to the travel lane) on Red Hill Avenue (in both directions),
between El Camino Real and Nisson Road.

e Sidewalks are located along all roadways within the project area. Crosswalks are located
across some or all legs of each of the signalized intersections within the project area.

e There are no unsignalized crosswalks across Red Hill Avenue within the project area.
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Infrastructure

5. Infrastructure

Domestic Water System

The domestic water system is owned and operated by
the City of Tustin. According to the City’s 2010 Urban
Water Management Plan (UWMP), The City is part of
the East Orange County Water District (EOCWD), a
wholesale water district, and a member agency of the
Metropolitan Water District of Orange County
(MWDOC). The Specific Plan area lies within the City’s
pressure zone 1, with a hydraulic grade of 308 feet. The
City receives approximately 85 percent of its water
from its own groundwater wells that tap the Lower
Santa Ana Groundwater Basin and the remaining 15
percent from EOCWD. By 2035, the City expects to
produce approximately 71 percent of its own water
through groundwater extraction and import the
remaining 29 percent from EOCWD. The UWMP
concludes that water supply is available and reliable for the City of Tustin through 2035, including
an aggregate 7 percent increase in City population.

The City’s water atlas and as-builts indicate the following pipe infrastructure as shown in Figure
5.1, Existing Water System:

e Red Hill Avenue (El Camino Real to Bryan Avenue): 6” asbestos cement pipe (ACP)
e Red Hill Avenue (Nisson Road to El Camino Real): 12” ductile iron pipe (DIP)

e Red Hill Avenue (Walnut Avenue to Nisson Road): 8” ACP

e El Camino Real: 8” ACP and 8” polyvinyl chloride (PVC) pipe

e Nisson Road: 8” ACP and 8” polyvinyl chloride (PVC) pipe

e Mitchell Avenue: 8” ACP

e San Juan Street: 8” PVC (West of Red Hill) and 8” ACP (East of Red Hill)

e Walnut Avenue: 16” ACP

In addition to the pipe infrastructure in the streets, there are sites that contain public water mains
in private easements. The majority of the mains are 6” ACP. The City has indicated that the 6"
ACP water main in Red Hill Avenue is undersized and that significant development would likely
require upsizing of the 6” portion, subject to future engineering analysis.

Sanitary Sewer System

The sanitary sewer mains within the public streets are owned and operated by East Orange
County Water District (EOCWD). Orange County Sanitation District (OCSD) owns and maintains a
network of sewer trunk mains, lift stations, and two wastewater treatment plants, one in Fountain
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Valley, and the other in Costa Mesa. OCSD has identified a capacity deficiency in its Mitchell
Avenue and Red Hill Avenue trunk mains located just downstream of the Specific Plan area. OCSD
indicated that the deficiency issues are due to wet weather flows emanating from the City of Santa
Ana and that dry conditions flows do not cause system surcharges. No other system deficiencies
have been identified by the Sanitation District. The District plans to construct a parallel sewer
relief main in Red Hill Avenue in phases in the summers of 2016 and 2017 to alleviate the
deficiency. In 2016 a new sewer pipe was placed in Red Hill Avenue between Warner Avenue and
Valencia Avenue. In 2017, construction will occur in the segment between McGaw Avenue
(outside of the project area) and Mitchell Avenue (within the project area), continuing through
fall 2017.

OCSD’s and EOCWD’s sewer as-builts indicate the following pipe infrastructure as shown in Figure
5.2, Existing Sanitary Sewer System:

¢ Red Hill Avenue (El Camino Real to Bryan Avenue): 18” vitreous clay pipe (VCP)

¢ Red Hill Avenue (Nisson Road to El Camino Real): 24” VCP

e Red Hill Avenue (Mitchell Avenue to Nisson Road): 18” VCP

e SanJuan Street: 8” VCP

¢ Nisson Road: 8” VCP

¢ El Camino Real west of Red Hill Avenue: 8” VCP

e El Camino Real east of Red Hill Avenue: No sewer along Specific Plan frontage

¢ Mitchell Avenue west of Red Hill Avenue: Dual 21” VCP (per plan 7-4-1 and the Tustin-
Orange Trunk Sewer Plan)

e Mitchell Avenue east of Red Hill: No sewers along Specific Plan frontage

OCSD does not prefer new connections to its trunk sewers. Existing laterals that connect to the
trunks are depicted on the trunk plans in some cases and other laterals were approved by the City
of Tustin. Property owners are responsible for the lateral serving their property from the property
line to the main. OCSD will likely discourage new connections to its system and encourage the
use of existing laterals.

Storm Drain System

The Specific Plan area lies within the Peters Canyon tributary area of the San Diego Creek
watershed. Regional drainage facilities are owned and operated by Orange County Public Works,
Flood Division (OCPW). Local drainage facilities are owned and operated by the City of Tustin, as
shown in Figure 5.3, Existing Storm Drain System. In general, drainage on the north side of I-5
drains into local storm drains and is directed into OCFD’s FO7P07 facility located in Browning
Avenue. Drainage on the south side of I-5 drains into local storm drains and is directed into OCFD’s
F10PO01 facility located in Red Hill Avenue, south of Mitchell Avenue. The Specific Plan area lies
within FEMA Flood Zone “X”, and is not subject to flood insurance requirements.

The City’s storm drain as-builts and storm drain atlas indicate the following City pipe
infrastructure:
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e Red Hill Avenue: Catch basins and laterals at Mitchell Avenue and 54” Reinforced
Concrete Pipe (RCP) south of Mitchell Avenue.

e Bryan Avenue: 54” to 66” RCP.
e San Juan Street: 42” to 45” RCP draining from west to east.

¢ Mitchell Avenue West of Red Hill Avenue: 22”X36” arched corrugated metal pipe (CMPA)
draining east to OCPW’s Red Hill Avenue F10P01 and 48” RCP draining east to OCPW'’s
Red Hill Avenue F10P01 is abandoned and no longer in use. Segment between curb inlet
catch basin at northwest corner of Mitchell Avenue and Red Hill Avenue and the storm
drain in Red Hill Avenue is still active.

¢ Mitchell Avenue East of Red Hill: 22”X36” arched corrugated metal pipe (CMPA) draining
east to OCPW’s Red Hill Avenue F10P01 is abandoned and no longer in use. Historically,
the arch pipe crossed Red Hill Avenue and continued flowing easterly before it was
intercepted at Red Hill Avenue. A City storm drain remains active in Mitchell Avenue from
Quent Drive extending eastward.

e Walnut Avenue: 42-45” RCP west of Red Hill Avenue.

The City’s storm drain as-builts and storm drain atlas indicate the following Caltrans pipe
infrastructure:

e Red Hill Avenue: Several RCP storm drain laterals and catch basins.
e El Camino Real west of Red Hill Avenue: 42” to 48” RCP.

e ElCamino Real east of Red Hill Avenue: A 5’X4’ box culvert is in Caltrans right-of-way south
of, and parallel to, El Camino Real.

OCFD’s storm drain atlas indicates the following OCFD pipe infrastructure:
¢ Red Hill Avenue: 48” RCP F10PO01 facility with upstream limits at Mitchell Avenue.

The Specific Plan area lies within a hydromodification zone, as defined in the Stormwater Quality
Technical Guidance document (TGD) prepared by the County of Orange. Sites will be required to
detain and retain runoff to existing condition levels. Infiltration will be required if technically
feasible, and no defined infiltration constraints are depicted in the TGD for this area.

Above-Ground Facilities?
Existing overhead services are located on the eastern edge of Red Hill Avenue north of El Camino
Real. The aboveground facilities include a single 4-wire 12 kV system for Southern California

2 Utility Specialists. Existing Overhead Utility Services Investigation and Cost Estimate, May 2012.
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Edison, four to six communication lines, and local street lights and their electrical distribution
system, under a pole sharing arrangement. At the intersection of Red Hill Avenue and Bryan
Avenue, the pole line joins and existing SCE 66 kV transmission pole that comes from Bryan and
joins the pole line, continuing to the northeast along Red Hill. At the intersection of Red Hill
Avenue and El Camino Real these facilities are undergrounded.

Potential Proposed Improvements

No street widenings are proposed on the City’s 2015-2017 Capital Improvement Program (CIP).
Routine pavement management will occur on Red Hill Avenue and Mitchell Avenue in the CIP
timeframe. In addition, a potential storm drain project on San Juan Street is listed in the CIP, but
the project is undefined and a limited budget is allocated for the improvements.

The City also retained in 2012, Tait and Associates to prepare the “Red Hill Avenue Streetscape
and Median Feasibility Study.” The Study outlines several different alternatives for
undergrounding overhead facilities, improvement vehicular traffic flows, and enhancing the
pedestrian experience from El Camino Real to Bryan Avenue. None of the alternatives involve
right-of-way dedication from adjacent property owners; however, sidewalk easements behind
right-of-way are recommended in some of the alternatives. To that extent, adjacent development
sites could be impacted by implementation of certain Study alternatives.

Summary of Existing Conditions

e The City has indicated that the 6” ACP water main in Red Hill Avenue is undersized and
that significant development would likely require a replacement of the 6” portion with a
larger diameter main, with sizing subject to engineering analysis.

e OCSD does not prefer new connections to its trunk sewers. Existing laterals that connect
to the trunks are depicted on the trunk plans in some cases and other laterals were
approved by the City of Tustin. Property owners are responsible for the lateral serving
their property from the property line to the main. OCSD will likely discourage new
connections to its system and encourage the use of existing laterals.

e The Specific Plan area lies within a hydromodification zone, as defined in the stormwater
quality technical guidance document (TGD) prepared by the County of Orange. Sites will
be required to detain and retain runoff to existing condition levels. Infiltration will be
required if technically feasible, and no defined infiltration constraints are depicted in the
TGD for this area.
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6. Urban Design & Streetscape

Building Footprints

Urban form refers to the physical layout and
design of an area taking into consideration
building size, scale, and layout. Figure 6.1,
Building Footprints, illustrates the size and scale
of existing building footprints and the spaces
around buildings. This map was developed using
aerial imagery of the Red Hill Avenue Specific Plan
area accessed online in June 2016.

Commercial and retail uses have large building
footprints as can be seen in the center and
southern part of the project area.

Urban Design & Streetscape

Most buildings within the project area are located at a distance from the sidewalk often to

accommodate large areas of surface parking. However, there are smaller buildings located in the

southeast portion of the project area that are set adjacent to the street with landscaped setback

areas.

Commercial centers with large surface parking areas Smaller commercial buildings with landscaped setbacks

Street Network

Chapter 4: Mobility & Parking, describes the street network that serves the Red Hill Specific Plan

area. Main streets within the project area include Red Hill Avenue, Bryan Avenue, San Juan Street,

El Camino Real, Nisson Road, Mitchell Avenue, and Walnut Avenue. The I-5 freeway separates the

northern and southern portions of the project area and can be accessed via a tight diamond

interchange from Red Hill Avenue.
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Most commercial and retail businesses are found along Red Hill Avenue with multiple driveways
for access, which can pose points of conflict between vehicles, bicyclists, and pedestrians. Smaller
local roads can be found within the residential areas and may terminate at cul-de-sacs inside and
outside of the project area.

Within the project area, the only existing bicycle facility is a Class Il bike lane (a striped, on-street
bicycle lane adjacent to the travel lane) on Red Hill Avenue (in both directions), between El
Camino Real and Nisson Road. The lack of bicycle lanes within the project area may force bicyclists
to share a traffic lane with vehicles or utilize the sidewalk potentially restricting pedestrian
movements.

Lack of bicycle facilities along Red Hill Avenue Wide signalized intersections

Pedestrian Connections

During a site visit, it was observed that pedestrian activity within the project area occurs within
surface parking lots at the main retail centers and around the main points of access to public
transportation, specifically the OCTA bus stops on El Camino Real. Site observations also indicate
that people walk through surface parking lots to connect from the sidewalk to commercial and
retail building entrances. The larger shopping and commercial centers along Red Hill Avenue lack
dedicated pedestrian access from the sidewalk to building entrances, though a few restaurant
uses along El Camino Real provide dedicated and landscaped pedestrian walkways and ADA access
from the sidewalk.

Sidewalks are located along all roadways within the project area, ranging from a width of 4 feet
to 16 feet. Many sidewalk segments are directly adjacent to the travel lane and do not provide a
buffer between the pedestrian and vehicles. There are several sidewalk segments within the
project area that adequately provide a buffer and pedestrian paths: east side of Red Hill Avenue,
from Lance Drive to San Juan Street; west side of Red Hill Avenue, from San Juan Street to the end
of the vacant lot; north side of San Juan Street, from Red Hill heading east; and San Juan Street,
from Red Hill heading west, as shown on Figure 6.2, Pedestrian Connections. These sidewalks
provide useful examples to improve all sidewalks within the project area and enhance pedestrian
access to existing retail and commercial centers.
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Crosswalks are located across some or all legs of each of the signalized intersections within the
project area, and there are no unsignalized crosswalks across Red Hill Avenue. All marked
crosswalks are “standard” painted parallel lines, which may not be as visible as “continental” or
“ladder” style crosswalks that may be considered in future improvements. Mid-block crossings
are a potential consideration along Red Hill Avenue subject to traffic engineering review,
specifically along the blocks of San Juan Street to El Camino Real and Nisson Road to Mitchell
Avenue. These two blocks are approximately 1,000 feet in length and the introduction of a mid-
block crossing could improve pedestrian access and activity in the project area, if combined with
a proposed landscaped median identified in the Red Hill Avenue Streetscape and Median
Feasibility Study — El Camino Real to Bryan Avenue (Tait & Associates, Inc., September 10, 2012).

Existing examples of pedestrian and ADA compliant Majority of sidewalks are not buffered from vehicle
walkways traffic
Opportunities to provide pedestrian access from the Some landscaping along sidewalks

sidewalk to building entrances
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Streetscape Character

Streetscape character does not vary widely within the project area. Crosswalks are in overall good
condition; however, some sidewalk segments are damaged and may need future improvements.
The east side of Red Hill Avenue, north of San Juan Street, is landscaped with grass, plants, and
trees adjacent to a multi-family residential building. The west side of Red Hill Avenue between
San Juan Street and El Camino Real, directly adjacent to the vacant lot is also landscaped with
street trees. The large surface parking lot on the east side of Red Hill Avenue, north of the I-5,
contains trees and landscaping. Red Hill Avenue, south of the I-5, is well landscaped with plants
and trees around the perimeter of surface parking lots and along the street frontage.

The project area lacks unified street furniture or other “placemaking” enhancements such as
benches, trash receptacles, lighting, bicycle racks, planters, pavement markings, etc. There is an
existing bus shelter on the west side of Red Hill Avenue, south of the I-5; and two wayfinding signs
located on the west side of Red Hill Avenue, north of EIl Camino Real, and at the OCTA bus stop on
El Camino Real indicating the direction of Old Town Tustin. Existing shopping centers with multiple
tenants would benefit from a comprehensive sign program to integrate and unify the design of
signs throughout the project area. There is also opportunity for gateway signage on the four
triangular lots located at the freeway entrances and exits. These parcels provide access points to
the northern and southern portions of the project area from a major regional freeway.

Generally, the project area does not have a cohesive streetscape character and is often defined
by large open areas of surface parking lots. However, there are existing features scattered
throughout the project area that provide useful examples of enhanced pedestrian-friendly
streetscape character such as bus shelters, buffered sidewalks, pedestrian walkways from the
sidewalk to building entrances, and wayfinding signs.

Existing bus shelter Existing wayfinding sign to Old Town Tustin
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I
| -

Opportunity for comprehensive sign program Parcels adjacent to freeway entrance have opportunities for
monument signs

Edges and Boundaries

Special planning and design considerations should be given to the edges and boundaries between
different areas within the project area. These are zones where land use patterns may be
substantially different and even conflict with each other. For example, the presence of large retail
uses next to a residential area may create impacts in terms of noise, traffic and visual
incompatibility; the presence of a vacant property may detract from the overall image and
perception of security in a pedestrian district; long blank walls facing a street can create a similar
effect of emptiness and isolation.

Zoning provisions and design guidelines for these areas should be aimed at mitigating any
negative impacts that may arise from the presence of contrasting uses and building types. These
could be achieved through regulations controlling building massing, location and height, and
through the creation of appropriately landscaped buffer zones.

In the project area, edge conditions between contrasting land uses and building types can be
found along San Juan Street, Mitchell Avenue, and shopping centers along Red Hill Avenue that
are directly adjacent to residential neighborhoods.
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Summary of Existing Conditions
e Many buildings within the project area are located at a distance from the sidewalk often
to accommodate large areas of surface parking.

e Many commercial and retail businesses are found along Red Hill Avenue with multiple
driveways for access, which can pose points of conflict between vehicles, bicyclists, and
pedestrians.

e The lack of bicycle lanes within the project area may force bicyclists to share a traffic
lane with vehicles or utilize the sidewalk potentially restricting pedestrian movements.

e Pedestrian activity within the project area occurs within surface parking lots at the main
retail centers and around the main points of access to public transportation, specifically
the OCTA bus stops on El Camino Real.

e Site observations also indicate that people walk through surface parking lots to connect
from the sidewalk to commercial and retail building entrances.

e The larger shopping and commercial centers along Red Hill Avenue lack dedicated
pedestrian access from the sidewalk to building entrances, though a few restaurant uses
along El Camino Real provide dedicated and landscaped pedestrian walkways and ADA
access from the sidewalk.

e All marked crosswalks are “standard” painted parallel lines, which may not be as visible
as “continental” or “ladder” style crosswalks that may be considered in future
improvements.

e Mid-block crossings are a potential consideration along Red Hill Avenue subject to traffic
engineering review, specifically along the blocks of San Juan Street to El Camino Real
and Nisson Road to Mitchell Avenue. These two blocks are approximately 1,000 feet in
length and the introduction of a mid-block crossing could improve pedestrian access and
activity in the project area, if combined with a proposed landscaped median identified in
the Red Hill Avenue Streetscape and Median Feasibility Study — EI Camino Real to Bryan
Avenue (Tait & Associates, Inc., September 10, 2012).

e The project area does not have a cohesive streetscape character and is often defined by
large open areas of surface parking lot. However, there are existing features scattered
throughout the project area that provide useful examples of enhanced pedestrian-
friendly streetscape character such as bus shelters, buffered sidewalks, pedestrian
walkways from the sidewalk to building entrances, and wayfinding signs.

e Existing shopping centers with multiple tenants would benefit from a comprehensive
sign program to integrate and unify the design of signs throughout the project area.
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There is also opportunity for gateway signage on the four triangular lots located at the
freeway entrances and exits.

Zoning provisions and design guidelines for edges and boundaries should be aimed at
mitigating any negative impacts that may arise from the presence of contrasting uses
and building types.
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7. Opportunities & Constraints Map

The following map illustrates opportunities and constraints within the Red Hill Avenue Specific
Plan area.

e Streetscape Improvements — Opportunities for landscaping improvements along Red Hill
Avenue, including a potential landscaped median and landscaped buffers along sidewalks
to improve pedestrian access and travel along the roadway. Bicycle facility
enhancements, such as bike lanes, bike route signs and markers, and accessible bicycle
parking, may also be considered. There are existing wayfinding signs for “Old Town
Tustin” in the project area. Similar wayfinding signs may be considered within the project
area, highlighting important community locations.

e Linkages with Adjacent Residential Areas — The project area is surrounded by existing
residential neighborhoods. Future development and improvements should create
linkages to these residential areas, including pedestrian and bicycle access and improved
circulation of vehicle traffic. Additional pedestrian amenities, such as sidewalks, trails, and
street lighting should be encouraged in all new development to promote physical activity
and decrease the reliance on automotive travel.

e Intersection and Crosswalk Improvement — Consider more highly visible “continental” or
“ladder” style crosswalks at existing intersections. Decorative paving should also be
considered to encourage a more cohesive streetscape in the project area.

e Gateway Opportunities — Gateway signage on the four triangular lots located at the
Interstate 5 freeway entrances and exits should be considered. Gateway signs delineate
a major entrance to a neighborhood, can be used as navigational and wayfinding tools,
and promote the branding of the area.

e Public Transit Stop Improvements — Pedestrian activity in the project area occurs at
existing public transit stops. Future improvements should make transit stops highly visible
locations that pedestrians of all abilities can easily reach by means of accessible travel
routes. Other treatments that increase the comfort of transit stops include sufficient
lighting, sheltered seating and lean bars, trash receptacles, and transit route information.
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Workshop #1 Summary Notes

Tustin Red Hill Avenue Specific Plan
Workshop #1: Establishing the Vision for Tustin Red Hill Avenue

July 21, 2016

Community Workshop

On July 21, 2016, the City of Tustin held
the first Community Workshop for the
Tustin Red Hill Avenue Specific Plan.
Attendees learned about the planning
process, project goals and objectives, and
the overall project overview. Workshop
attendees also participated in an
interactive Post-Ilt note exercise to
identify treasures, challenges, and visions
for the study area. Participants had the
opportunity to provide their thoughts,
concerns, and hopes for the future of their
neighborhood. Approximately 90
participants attended the workshop.

The following Treasures, Challenges, and
Visions were offered by workshop
attendees and are provided verbatim in
this summary.

Repetitive listing of items/ideas
represent their multiple occurrences on
individual  Post-It  notes. These
items/ideas are listed repeatedly to fully
represent all workshop participants’
views and input.

Workshop participants were provided a map of the Specific Plan area.

July 2016
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Workshop #1 Summary Notes

Post-It Notes were used during an interactive exercise to identify Treasures, Challenges, and Visions for the Red Hill Corridor

Treasures

Workshop participants were asked to provide their ideas and thoughts on what they value most in the
Red Hill Avenue study area. Participants also shared their favorite things in the study area.

Easy Access to Amenities

e Signage to shopping, gas, and food

e Convenient location to shopping, dining, and schools

e Easy freeway access

e Shops and eateries are near-by

e Open —not congested

e Easy access to where | have to go

e Central entry point into Tustin

e |like the three lanes on each side of the street — keeps traffic moving morning and evening
e Less traffic compared to neighboring arterials Easy access to freeways
e Gateway entrance to Tustin

e Closer to stores and bank

Walkability
e Serenity
e Quiet
o Walkability
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Workshop #1 Summary Notes

Walkable
Bicycle Paths on Bryan

Architecture

Traditional Architecture

Consistent Architecture (Spanish?)
Vintage downtown buildings
Unique buildings (Not cookie cutter)

Trees, Parks, Open Space

Mature hardwood trees
Pine tree park

Open space

The parks trees

Trees

Trees

Trees

Mature trees

Parks — pine tree park
Green mature trees
Little parks near homes
Blooming trees

Nature trees

Stater Brothers/Existing Businesses

Nearby stores and restaurants
Stater Brothers

Stater Brothers shopping center at Redhill and Nisson
Big parking spaces at Stater Brothers structure

Second time thrift store

Love workplace — Stater Brothers shopping center

No more crime
Currently feel safe

Redhill and San Juan traffic at intersection, accident ridden

Safety
Safety

Redhill/San Juan St left turn light (too many crashes this year)

Keep our City Safe
| value a sense of security and safety

July 2016
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Workshop #1 Summary Notes

e Safe neighborhood — TPD does a great job protecting the community
e Lighting around freeway entrances

Old Town Tustin

e Old Town Tustin

e QOldTown
e Downtown Area
e QOld Town

e Old Town Tustin
e Love Old Town Tustin
e Unique (Old hx)

Buffered Sidewalks

e  Walkways and Streets

e Buffered Sidewalks

e Buffer on Sidewalk

o Buffer between sidewalk and street in residential

Small Town Feel

e Small Town Feel

e One story building

e Low density Housing

e Single Family, one-story, no HOA neighborhood with front and back yard
e Small town community feel

e Small town feel

e Rancho San Juan condos

e Leave Tustin a small town

e | love this small town feel Small town feel but modern
e One story building

e Neighborhood, no HOA

e Sense of community

e No high-rise commercial retail residential

e Low density housing new this corridor

e No apartments

e  QOur family home

e |value my house as is don’t f**k with it!!

e My home!

e We love Tustin, we want to preserve our home (condos)
e The Tustin Villas is a great place to live
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e Condo residents get to park near their home (Tustin Villas)
History/Historic Structures

e Tustin Character History, Structures
e History — Historic Tustin High School

Other Treasures

e Affordable Investment Property

e Good location for business

e Parking on the street needed, necesito

o View of Foothills at end of corridor

e Tustin es una cuidad muy bonita no la destrollan (Tustin is a beautiful city, don’t destroy it)

Post-It Notes were used during an interactive exercise to identify Treasures, Challenges, and Visions for Tustin Redhill Corridor
Challenges

Workshop participants were asked to provide their ideas and thoughts on what the biggest challenges are
in the Red Hill Avenue study area. Participants also identified the existing problems within the study area.

Businesses

e Relocating existing business and residence
e lack of stores/businesses | want to see
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Rehabilitation/Maintenance

e (Cleanliness (lack of)

e Businesses looks run down

e Mantener nuestras casas protejidas (Keep our homes protected/safe)

e Mantener nuestro ciudad protesido (Keep our city protected/safe)

e Mantener nuestras casas; que con sacrificio, las hemos, mantenido (Keep our homes that with
sacrifice, we have kept/maintained)

Traffic and Noise

e Lots of Traffic

e Traffic
e Traffic
e Traffic
e Traffic
e Traffic
e Traffic
e Traffic

o Traffic Noise

e High Traffic Volume

e Only one lane to enter North and South bound on the 5 freeway
e Traffic congestion increase in cut through traffic on Lance — Diamond head to avoid signal
o Traffic is horrible on Redhill

e Morning traffic at Redhill/ECR

e Speed of traffic too high North of San Juan

e No quere mos mover nos (We do not want to move)

o Redhill traffic has increased noise and accidents

e Traffic flow problem

e Roads are bad

e Abysmal freeway access

e Traffic and noise from traffic on Redhill

e Challenge signal timing so people quit being killed or hurt

e Traffic, cars, people

e Quality of life

e Noise

e Congestion and noise

History

o Keeping History
e Tustin History and character
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Parking

Parking

Parking issues

Pine tree park parking

Parking issue

Parking — too many cars especially on Nisson

Not enough parking on San Juan St. next to High School and Elementary School
Parking

Parking

Lack of street parking between San Juan and Bryan
Challenges finding parking at Stater Brothers

Parking

Parking

Parking is difficult along this corridor except at Big Lots
Lack of parking in the higher density residential areas
Street parking out of control

Lack of street parking

Challenge sufficient parking

Bicycle Lanes

Proper bike lanes
Lack of bicycle lanes
No bike lanes

Crime/Safety

Crime near hotel

Safety

Get rid of Key Inn

Key Inn Clientele

Safety at all freeway areas

Property Taxes/Property Value

Property Tax

Decrease in property values

How much is this going to cost me in property tax?
Property taxes

Landscaping

Not enough landscaping/trees
Lack of landscaping
Less trees now

July 2016
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Rehab for Shopping Center

e Looks rundown, older
o Ugly retail

e Urban blight

e Dated shopping center

Type of Housing

e No high density residential housing

e Too many multi + units

e Finding a place to live after you take mine

e Affordable housing

e Apartments with no control re number of occupants\

Community Character

e Taking away from old town feeling (example: old town feeling Tustin looks better/homey
feeling)
e Density — do not encourage more people to live here in pursuit of revenue

Project Area Boundaries

e How were boundaries chosen?
e Specific plan boundary cutting through single family homes

Other Challenges

e Better maintained walking paths

e Quality of life

e New City council members not aware of property owner’s needs
e Lack of public transportation

e Air quality

e Displaced school children

e I'm not agreed with this project

e Leaveitalone

e No charge facility for electric vehicles
e Replacing current livelihood (income)
e Water
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Post-It Notes were used during an interactive exercise to identify Treasures, Challenges, and Visions for Tustin Redhill Corridor

Visions

Workshop participants were asked to provide their ideas and thoughts on the future of the Red Hill
Avenue study area. Participants identified concepts that can help improve the study area.

Sustainable

e Solar Power

e Irrigation use non potable water

e Upscale shopping and green building

e Accommodating to future (tele) communication needs and data demand related to
transportation

e Energy self sufficient

e Green Recording

e Energy Efficient bus stops with night lighting

e A sustainable community that promotes education and art. That values individuals as well as the
environment

Parking

e More available parking

e (City parking

e Lots of off street parking

e Parking, parking, parking

e Landlords provide apartment parking structures

Greenery

e More parks
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e More trees

e Trees

e Green belt

e Updated parks with plenty of parking
e More green areas

e More community gardens

e  Fix water feature at Frontier Park

e Water Frontier Park

e Make 1000’ wide each side of Redhill and continue to Irvine Blvd
e Lots of green/succulent space

e More greenery

o Another parkin the area

e Nicer landscaping

e Green park areas

e Low density housing with lots of trees

Housing

e No old folks retirement homes/center

e Affordable Housing for new buyers/renter

e Low income homes built so others have opportunities to afford their own home
e Housing for working people

Non-Vehicular Mobility

e Nice sized bicycle lanes

e Walkabout type of town

e Bike lanes and bike rentals

e Vibrant walkable retail

e Pedestrian friendly (safer for kids to walk/bike to/from school)

Business

e Better shopping

e Economically viable uses

e Remodel existing shopping center

e Get rid of gas tank on corner of Redhill and San Juan. Use the lot across of as Restaurants and
outdoor shops

e Nicer Businesses

e  Family friendly business

e Better use of Big Lots area, no one goes to that center

e Enhance existing shopping strip malls

e Update look to retail centers

e Improve shopping mall appearance
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e Good looking shopping (grocery, dry cleaners, mall boxes) areas
e No vacant lots
e Buildings with shopping and housing and parking all in one

Tustin High School/Educational Facilities

e Tustin High

e Schools that are near-by

e The High School, the lambert Elementary School
e Education Facilities

e High School and elementary schools

e New/more preschool, elementary, and schools

e Increased police presence

e Redhill/San Juan St left turn light!

e Safety

e The corner of Utt & SanJuan & G.V. & “ ” becomes family friendly

e Increased police presence

e Be particular about the types of stores and what type of people you will attract to this area

Improve Traffic

e Left hand turn signal at Redhill & San Juan

e Improve Traffic

e Improve Traffic Flow

e No Heavy Traffic

e Just want Redhill paved. Don’t ruin this city!

e Increase freeway entrance number of lanes both north and south bound of the 5 freeway
e No parking allowed on Nisson between Redhill and Newport

e Change in street lights to decrease accidents — ex: San Juan/Redhill St.

e Reduce speed or add stop signs instead of red lights

Old Town Feel

e Small town feel — community

e Keep the quaint homey community feel there is already enough multi-family living
e Keep buildings in a low profile

e Old town feel

e Not a repeat of Irvine/Downtown Anaheim

e Treat lower Tustin as well as new development (fairness)

e Low density

e Keep uniqueness

e Traditional old town architecture
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e No multistory buildings

e Do not destroy Tustin! It’s a beautiful City

e New, modern, more jobs

e To match the rest of Tustin/Irvine

e No urban style high density housing

e Build to community needs not developer whims

e No hotels, no apartments

e Don’t make everything look the same — keep old construction

Uniqueness

e History

e Architecture

e Community Center

e More upscale Businesses
e Tax Base for City

Development

o No mas proyectos por favor (no more projects please)

e No more proyects (no more projects)

e No queremos mas proyectos (don’t want more projects)
e No mas proyectos (no more projects)

e No mas proyectos (no more projects)

e Land Available for Development

Other Visions

o No additional residential so close to freeway

e Properly building zoning is complied with —

e Specific Plan boundary should stop at San Juan

e Hope proposed specific plan holds better than the N Tustin specific plan!

e (Conscience

e Community Gym that is accessible to everyone in the community — activities for youth

Questions from Participants:

e Whois on the project team?

e Has the City Council discussed and/or decided on future development plans within the Specific
Plan area?

e Does the City have the power of eminent domain to acquire all or part of properties within the
Specific Plan area?
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July 2016

Vision Statements

Following the Post-It note exercise, workshop attendees
separated into small groups and developed group vision
statements for the Red Hill Corridor. The vision statement
describes the community’s hopes, dreams, and aspirations; and
serves as a tool to help guide short-term and long-term actions.
The following vision statements were drafted by workshop
participants and are provided verbatim in this summary:
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Comment Cards Received

Some workshop participants also provided additional comments and concerns about the project.
Comments are provided verbatim, below.

Comment 1
How were boundaries determined? We are concerned about eminent domain. Can or will properties be
taken away or resized?

Comment 2
What is the purpose of the Corridor?

Comment 3
What will happen to our homes?

Comment 4
Will eminent domain take place here?

Comment 5
If more business is going to be brought in this area, it will bring more traffic.

Comment 6
Where is the City going to make space for all this improvement?

Comment 7

I’m concerned about traffic, congestion, and air pollution. By adding lanes to Red Hill my house is becoming
damaged by vibration in the street. Will houses be taken by eminent domain by the City? Apparently my
front land/yard was taken by this in the past.

Comment 8

The Red Hill Corridor plan entails a small area. Tustin needs to preserve Tustin’s small town feel. No high
density residences or businesses. Also, since they added #3 N/B lane on Red Hill Ave., Lance St. absorbs the
overflow parking from the adjacent apartments. There has been an increase in traffic from Red Hill to
Lance and up Diamond Head Dr. to Bryan Ave. (through residential area) in effort to avoid the signal.

Comment 9
Provide speakers with microphones.
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Tustin Red Hill Avenue Specific Plan
Workshop #2
December 1, 2016
Community Workshop

On December 1, 2016, the City of Tustin held the
second Community Workshop for the Red Hill
Avenue Specific Plan. Attendees learned about the
planning process, project goals and objectives, and
the overall project overview. Workshop attendees
also participated in an interactive Post-It note
exercise to identify land uses, opportunity areas and
concerns, transportation, streetscape, and big ideas.
Participants had the opportunity to provide their
thoughts, concerns, and hopes for the future of this
area. Approximately 45 participants attended the
workshop.

Comments are provided verbatim. Please refer to
workshop maps and boards for specific project area
location references and comments on images of
potential future development in the project area.

December 2016
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Station 1: Project Overview

Workshop participants were asked to provide their ideas and thoughts on what they value most in the
Red Hill Avenue study area. Participants also shared their favorite aspects of the study area. Community
comments from the first workshop were provided to remind participants of what was said.

BOARD: Proposed Revised Project Area Map (from the first to the second workshop, the
residential area to the north and west of San Juan was removed from the project area)

1. Add this area back into the plan area please, North of San Juan West of Red Hill
2. Audio from new section of stadium [from the Tustin High School] affects us way over here!

3. Great to see the city addressing this blighted area. Thanks... go the extra mile and address the
neighboring residential areas at the same time. Thanks
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Workshop participants proposed other areas to include in the Specific Plan project area.

#1

#2

#3

December 2016
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Community Vision Statements from Workshop #1
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Community Vision Statements from Workshop #1
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Community Vision Statements from Workshop #1

Page 6 December 2016



Workshop #2 Notes

Community Vision Statements from Workshop #1
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Existing conditions in the project area
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Station 2: Land Use and Activities
BOARD: Where would you like to see MIXED-USE?

Workshop attendees identified areas where they would like to see mixed-use development
using blue sticky dots. Identified areas are located between San Juan Street and El Camino Real;
between Nisson Road and Mitchell Avenue; and the commercial center at the southwest corner
of Red Hill Avenue and Walnut Avenue. (See map on Page 10)

1. Add Parking @ old ’76 station. Even if it is just temporary. Stater Bros. no parking @ peak hours
BOARD: Examples of Mixed-Use Developments

Picture 1: way too modern! Looks like Irvine
Picture 2: nice
Picture 3: ugly!
Picture 4: nice
Picture 5:
0 Nice, but with parking
0 3-story ok, 4" floors only if setback from streets and existing residential
O Not more than 3 stories
O Nice if parking structure abuts this location

vk wnN e
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°c -
) e
®9
#1
°
e
e
e

Workshop attendees identified areas where they would like to see mixed-use
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#1

#3

#2

#H4

#5

Workshop attendees provided comments on the type of mixed-use development that they prefer

December 2016
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BOARD: Where would you like to see COMMERCIAL uses?

Workshop attendees identified areas where they would like to see commercial uses using red
sticky dots. Identified areas are located between San Juan Street and Mitchell Avenue. (See
map on Page 13)

1.

s

How about mixed use parking (day commercial and night residential) where apartments back up
to commercial

Don’t add residential units in this area. Focus of commercial. Move parking off Red Hill behind
new commercial

Incorporate park into shopping center design

Yes! (to #3 comment)

Can we include this? (Commercial area on the southwest corner of Red Hill Avenue and Walnut
Avenue)

BOARD: Examples of Commercial Uses

ouAwLNE

Picture 1: No comments

Picture 2: No comments

Picture 3: This style is too modern doesn’t fit “old town” feel
Picture 4: Nice

Picture 5: No comments

Picture 6: No comments

Page 12
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Workshop attendees identified areas where they would like to see commercial uses

#3

#H4

#5

#1

O.. LY
o

#2

Page 13
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#2

#3

#H4

#5

#6

Workshop #2 Notes

Workshop attendees provided comments on the type of commercial development that they prefer

Page 14
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BOARD: Where would you like to see RESIDENTIAL uses?

Workshop attendees identified areas where they would like to see residential uses using yellow
sticky dots. Workshop attendees identified the vacant parcel south of San Juan Street, on the
west side of Red Hill Avenue; the parking lot on the southeast corner of Red Hill Avenue and
San Juan Street; and the commercial center on the southwest corner of Red Hill Avenue and
Walnut Avenue. (See map on Page 16)

BOARD: Examples of Residential Uses

1.

Picture 1:

e Like Bryan and El Camino. | like this

Picture 2:

e Ugly

e Ugly

e Architecture needs canopies, patios, overhangs for shade and attractiveness/ Blank, flat
walls even with windows are energy inefficient and ugly!

Picture 3:
e  Fijts Tustin character
e Nice

e Underground parking for customers of mixed use
e Nice. No higher with parking

Picture 4:

e Modern architecture ok don’t compete with old town
0 Agree
O Agreed!

Picture 5:

e Old town character

Picture 6:

e [ooks too much like Irvine!
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Workshop attendees identified areas where they would like to see residential uses
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#1

#3

#5

#2

#4

#6

Workshop attendees provided comments on the type of residential development that they prefer

December 2016
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BOARD: Existing Land uses in the Project Area

O 0 NS AWNR

Don’t Access control

Shared use parking strategy
Crosswalks

Keep open space? Parking lot

Two right turn lanes on to Highway
Grocery important

Provide park access

Two right turn lanes onto highway
Build enough parking

10. Redesign ingress/egress
11. Add more parking! District-wide

What types of land uses and activities would you like to see in the project area?

I can’t imagine carrying groceries, children, pets, etc... through a garage up flights of stairs while
sick/incapacitated just to make the area more aesthetically pleasing
Having the tenants pay for parking or walking blocks to be able park a vehicle also reduces
quality of life
High Density Housing reduces quality of life for those who are not also provided adequate
parking
Commercial with parking but no additional residential
Focus more on commercial use along Red Hill
Residential 20-25 du/ac @ 99 cents center. SW Red Hill/Walnut
Mixed uses that activate the street
Big Lots site: mixed use that incorporates parking structure with wrap around retail with option
for residential long-term parking
Use the current vacant land to build a multi-level parking structure to serve a mini-mall built in
the current Big Lots strip mall. Build a pedestrian bridge over Red Hill to connect parking to the
mall
Streetscape plan
Density is not a 4-letter word but no more than 30 du/acre
Please do not make our city look like a dessert
Groceries and shopping area
Places to hang out
Affordable housing
Mixed use yes, 20-22 du/ac
Residential mixed-use @ Big Lots center, 25-30 du/acre
Residential use should not be considered. Commercial use exists and should be maintained
o VYES!
Family friendly activity area

Page 18
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#1

#H4

#5

#7

Workshop attendees identified land uses in the project area

#8

#2

#10

#3

#6

#9

#11

December 2016
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Workshop attendees identified land uses in the project area
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Station 3: Opportunity Areas/ Areas of Concern

BOARD: Please Identify “Opportunity Areas” and “Areas of Concern”

Workshop attendees identified “opportunity areas” using green sticky dots and “areas of
concern” using red sticky dots. (See map on Page 22)

1. Incorporate park into shopping center design
2. This shopping center needs to go residential (SW Corner Red Hill/Walnut)
3. This shopping center needs to be revamped

BOARD: Please describe the concerns and opportunities within the project area.

e Too much additional residential- not a good idea

e  Reduce driveways

e Bike lanes similar to Newport Ave would be great

e Provide more side-walks

e The bike lane transition at Red Hill/ El Camino is incredibly dangerous

e Make walking along Red Hill a more pleasant experience

e Correcting the ‘timing of traffic lights’ is not a real fix

e Bijke lanes, sharrows, green paint — on the bike lane (“Sharrows” are shared, use arrows used to
identify bike routes along a roadway)

e Bottleneck traffic under freeway- big concern

e KeyInn area is a crime area- graffiti, etc., trash, dumped oil

e Provide good street lightings

e |’'m concerned that the residential areas north of San Juan have been removed from the plan
area

e Traffic concerns during construction

e Homeless camps

e More open spaces

e Include shopping center at southwest corner of Red Hill and Walnut in the study area

e 0Old gas station on corner of Red Hill Nisson eye sore and too many homeless people in area

e Bike lanes

e Parking: Our neighborhood has become a parking lot for condo residents. Need more parking

e Underground parking a possibility in new areas? (New opportunity areas/areas of concern)

e Parking and traffic

e Shopping center on Walnut/Red Hill needs to be addressed = “ditto” post-it as well

e Lance Street is clogged every night with parked cars of people in nearby apts. Our guests can’t
find parking!

e  Future traffic congestion in addition to what exists currently 2. Parking issues
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#2

% o.?.

#3

Workshop #2 Notes

Workshop attendees identified opportunity areas and areas of concern in the project area
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Workshop attendees identified opportunities and concerns in the project area
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Station 4: Transportation, Circulation and Mobility

BOARD: What are your IDEAS for improving transportation, circulation and mobility in the
project area?

No roundabouts!
Facilitate student access across Red Hill
Address the parking issues in the neighboring residential areas. Existing parking problems will
overflow into the Red Hill corridor area and corridor parking issues will flow into the residential
area making these areas worse.
Bottleneck under the freeway- What's the solution, | don’t see one
Don't like circle intersection (round about)
Reduce driveways
Parking
Install medians limit left turns
Parking, parking! Need a parking structure for overflow condo residents. Our neighborhood is
now a parking lot for them.
Freeway/Redhill circulation

0 Better light sync, land direction could change between am/pm (but not easily

coordinate) widen lanes (but not favored)

Need to redesign entrances to the Big Lots parking area. Currently, traffic turning into the
parking area comes to almost a complete stop causing a backup that often extends across El
Camino Real and under the Freeway. Also cars exiting the parking lot are entering Red Hill at a
very slow speed
At the San Juan/ Red Hill intersection change the Red Hill signals to include left-hand turn
arrows
Need to expand the San Juan/ Red Hill intersection to allow for left turn lanes on San Juan.
Currently, if the lead car on San Juan intends to turn left, cars behind squeeze through to the
right and enter the intersection without a clear view at cross traffic leading to many accidents
At the San Juan/ Red Hill intersection many times drivers run through the intersection right after
the light turns red. Change the timing so that the cross-traffic light does not turn green for a
second or two after the other light turns red.
We need neighborhoods to not be overflow parking for condos
Bridge over Red Hill for students to walk from school to commercial area
Change start time of high school so it’s after work rush hour

0 Synchronize signals do not add more traffic obstruction
Move commercial to street and relocate parking to structures behind the commercial
Signal synchronization
Add more parking
Red Hill and freeway area (between El Camino and Nisson) is a scary dangerous place to drive.
Make it safe!
Red Hill is seven lanes wide- Focus on vehicular and bike traffic

No circular round-abouts what-so-ever. Not feasible with current traffic conditions

Page 24

December 2016



Workshop #2 Notes

e Slow traffic on Red Hill by activating the street building street-scape
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Workshop #2 Notes

Workshop attendees shared their ideas for improving transportation, circulation, and
mobility in the project area

Page 26 December 2016



Workshop #2 Notes

Station 5: Streetscape, Amenities and Urban Design

BOARD: Examples of Streetscape, Amenities and Urban Design Improvements

*0One workshop participant provided input on the types of streetscape and amenities that they preferred

O 0N AEWNPRE

L S S T S
D WN R O

Streetscape Picture 1: NO
Streetscape Picture 2: NO
Streetscape Picture 3: YES
Streetscape Picture 4: NO
Benches Picture 5: YES
Benches Picture 6: NO
Benches Picture 7: YES
Benches Picture 8: YES
Bicycle Racks Picture 9: YES

. Bicycle Racks Picture 10: NO
. Bicycle Racks Picture 11: NO
. Bicycle Racks Picture 12: NO
. Litter Receptacles Picture 13: NO
. Litter Receptacles Picture 14: YES
. Litter Receptacles Picture 15: YES
16.

Litter Receptacles Picture 16: NO

BOARD: What are your IDEAS for improving the streetscape and urban design features in the
project area?

Environmentally friendly
Build a streetscape that improves aesthetics of Red Hill
Wayfinding is silly
Any gateway should honor wishing well gateways- We are not East Tustin/Irvine
Need pedestrian separation from traffic through the use of parkways
Create textural changes in paving for traffic calming and character/interest (painting/ stamped
concrete)
Sidewalks need to have some character to them not the typical/straight concrete slabs... with
landscaping
Murals along underpass and interesting lighting
Wider sidewalks that two people can actually use (yes! Comment next to it)
More landscaping
Wider sidewalks — more walking space
Streetscape- landscape
0 Median, parkway, historic public art on underpass walls, light posts and sign posts in the
style of old town
Signage and wayfinding (AMEN comment next to it)
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Workshop #2 Notes

o Should be timeless, representative, compliments identity of Tustin
e Lighting improvements that allows for change, mood and seasons
o  Walkable streets

e The current project area needs to include high density housing on San Juan so that density (w/o
parking) will decrease

BOARD: Potential Locations and Types of Signage, Wayfinding, and Identity Elements

1. Ensure that streetlight design coordinates with street furniture and that light standards will be
designed in a way that will accommodate small cell antennas for wireless services
2. Make sure signage is tall enough to be seen from freeway

Gateway A
3. Pillars- Use less space and can be on both sides of Freeway
Gateway B
No comments
Gateway C

4. Nice one!
5. Great opportunity. Hope to see more of this type of thinking

Secondary Gateway Signage
No comments
Directional Wayfinding
6. Directional signs to “old town” would be good!
Identity: Placemaking

7. Paint? Tustinin underpass so car can see/at angle. High School mural project, have
competition

Identity: Banners

8. Support using Banners, funding by sponsorship
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Workshop #2 Notes

#1

#3

#9

#11

One workshop participant provided input on the types of streetscape and amenities that
they preferred

#2

#H4

#10

#5

#7

#13

#6

#8

#14

#12

#15

#16

December 2016
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Workshop #2 Notes

Workshop attendees shared their ideas for improving streetscape and urban design
features in the project area
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Workshop #2 Notes

#1

#2

#4

#3

#5

#6

#7

#8

Workshop attendees shared their ideas for locations and types of signage, wayfinding,

and identity elements in the project area

December 2016
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Workshop #2 Notes

Station 6: Big Ideas
BOARD: Big Ideas

Pedestrian bridges

Permit parking only for overnight on residential streets (Yes!)

Any commercial have parking structures with wrap-around retail/store fronts. With an option to
include long-term residential parking capability to offset parking issues

Shared parking structure where residential (apt) and commercial (small business) areas meet.
(residents use @ night, business use in daytime) checkout San Luis Obispo

Create architect guidelines for the surrounding neighborhoods to improve in-fill opportunities
Affordable housing

Reconfigure Red Hill with gentle “S” curve to minimize the “freeway” feel of this 6 lane street.
Feels too much like a NASCAR Track!

Enforce parking permit on Epping Way

Some kind of solution for bottleneck traffic jam under the freeway

Need new housing (consider)

Commercial that honors old town no additional housing nothing multi-story

New freeway interchange — traffic light synchronizations a temporary band aid at best
Partner local commercial with local residents- work together to upgrade both areas

More commercial with parking, less or no additional residential

Please include the neighboring residential areas in the overall plan to address the parking, infill,
blighted decay of these residential areas

Keep Stater Brothers store, it’s convenient and lowest priced around, Ralphs and Albertsons
prices are ridiculous only bargain during a freak sale

Improve Red Hill landscape project
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Workshop #2 Notes

Workshop attendees shared their BIG ideas for the project area
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Workshop #2 Notes

Comment Cards Received

Some workshop participants also provided additional comments and concerns about the project.
Comments are provided verbatim, below.

Comment 1:

Station #1: Project Overview

| was out of the country when the first workshop was held. I’'m very disappointed to see the residential
area in the northwest area being deleted from the plan. The area north of San Juan and west of Red Hill
is becoming a blighted area. Please consider a way to address whatever concerns voiced in the first
workshop while still being able to solve some of the massive problems in this area.

Comment 2:

Attractive commercial with sufficient parking- nice ©

Additional residential development not a good idea re: traffic (all ready bad)
BIGGEST PROBLEM!!!

Bottleneck traffic under the freeway

Comment 3:

Please use this project to address the economic segregation of Tustin. Between Red Hill & Newport, we
have a Goodwill store, a Big Lot and 2- 99cent stores. District-0, Tustin Market Place- 0, Old Town-0. We
have a problem here!

Comment 4:

Apts, businesses don’t have self-closing trash bins. Tops frequently left open and they are attracting
raccoons and rats. These are urban raccoons- a much smarter and dexterous variety than rural cousins
(due to natural selection in an urban area). They are very destructive to any landscaping improvements
property owners or the city might do. Cleaning up trash, emptying city cans, citing owners of open trash
containers, educating the property owners will help.

We've seen a tremendous increase in problems around the Pine Tree Park area.

Comment 5:

Modernizing and improving aesthetics is really great, but first address the parking issues spilling into
residential areas! What is existing and the impact of future development. Also more pedestrian
friendly!!

No more big stores like grocery, Big Lots, etc. Tustin already has plenty!

Comment 6:

Sidewalks are currently used by bike riders who almost run into strollers and elderly walkers. We need
clear bike only and pedestrian only areas.
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INTRODUCTION

Tait & Associates, Inc. (TAIT) was retained by the City of Tustin (City) to undertake a
feasibility study to look at possible ways to improve a section of Red Hill Avenue between El
Camino Real and Bryan Avenue that would address the City’s objectives identified in “The
Neighborhoods of Tustin Town Center: A Strategic Guide for Development”. This document
is considered a strategic guide for the development within three areas or neighborhoods of the
City known as the Center City, Southern Gateway and West Village. A portion of Red Hill
Avenue Study Limits lies within the designated Center City area (El Camino Real to San Juan
Street). In this guiding study several implementation action items were identified to help foster
private investment and development within each city neighborhood. One of these
implementation actions is to:

Initiate short range infrastructure improvements, access and other programs
within each neighborhood with the goal of improving the aesthetic
appearance of streetscapes and pedestrian amenities, improving connectivity
between neighborhoods and facilities, including provision of bike lanes where
needed.

For the Center City neighborhood, a priority was established to study gateway signage
improvements at the intersection of Red Hill Avenue and El Camino Real and streetscape and
median improvements along Red Hill Avenue.

TAIT scope was to undertake a feasibility study to investigate opportunity and constraints
associated with undertaking the Center City’s short range infrastructure improvements for Red
Hill Avenue by investigating options to provide aesthetic improvements, enhance pedestrian
and bicycle mobility and identify Gateway Signage locations. TAIT’s project scope does not
include the development of a landscape pallete and hardscape program for the streetscape and

-median or the development of a Gateway Signage Program. The Project Area and Study

Limits are depicted on the following Page.
EXISTING CONDITIONS

Red Hill Avenue within the Study Limits is a six-lane major arterial street with a 14-foot wide
stripped two-way left turn median. The existing street right of way is essentially 100 feet wide
(50 feet on each side of the street center line), has 84 feet of pavement (with 42 feet on each
side of the street centerline) and 8-foot wide parkways. There is a short section on the west
side of Red Hill between El Camino Real north of the existing alley and extending to San Juan
Street that has a half width right of way width of 60 feet. This section of Red Hill Avenue with
a 60-foot half width is the ultimate half width right of way for Red Hill Avenue. The standard
design for a major arterial street is to have a 120-foot right of way with 100 feet of pavement
consisting of an 8-foot shoulder, six twelve-foot wide traffic lanes and a fourteen-foot median.
Existing Red Hill Avenue traffic volumes are estimated at 21,000 ADT (both directions) from
Interstate 5 to Bryan Avenue.

No parking is allowed along both sides of the street except for a recently added parking area
adjacent to the City’s Pine Tree Park. The street parkways include sidewalks ranging in width
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fiom 4 feet, 8 feet and 9 feet. Portions of the parkway areas include turfed landscaped areas
and street trees The parkway on the east side of Red Hill includes overhead pow r, telephone
Cable TV and stieet lights on wooden poles. There ate also several above giade utility
structures and traffic signal cabinets within the Study Limits At th northern end of the Study
Limuts the striped median becom s a raised landscaped m dian with turf and tree planters
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PRO CTA AMA
- Study Limits - Red Hill Avenue from El Camino Real to Bryan Avenue

The Project Aiea includes two elementary schools (CC Lambert and Matjorie Veeh), one
nmuddle school (CE Utt) and one high school (Tu.tin) A City park (Pine Tree Park is located
at the northern end of the Study Limits. Single tamily detached and mu i tamuly apartment
housing is located throughout the Project Area and along both sides of Red Hill in the northern
half of the Study Limits (from San Juan Street to Bryan Avenue) Singe tamily detached
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housing with residential driveways exists on the western side of this section of Red Hill
Avenue. For the multi-family housing some units face Red Hill and are setback from the street
while others are located behind masonry block screen walls.

Development from El Camino Real to San Juan Street consists of commercial business along
both sides of Red Hill with the exception of a large vacant parcel on the west side of Red Hill
that has been entitled for a senior assisted living housing project known as “Monarch Village”.
Red Hill Avenue street frontage along the proposed Monarch Village is to be widened by 9
feet to accommodate the Master Plan of Arterial Highway half-width street section in this
area. South of the Monarch Village there is an existing alley, a car wash and a Shell gas
station. North of Monarch Village there is an existing real estate office. Existing street trees
along this segment include tall evergreen trees located in a turf area that are to be removed to
accommodate the widening of Red Hill along the frontage of Monarch Village.

The east side of Red Hill Avenue from Fl Camino Real to San Juan Street includes a
commercial strip center, a fast food restaurant, a gas station (Mobil) and a vacant parcel. There
are no street trees or parkway landscaping within this section of Red Hill Avenue right of way.

The Orange County Transportation Authority (OCTA) currently does not have any bus stops
along Red Hill Avenue and does not have any plans to add bus stops along this segment.

An exhibit depicting the existing roadway condition with street striping and street cross
sections is included in Appendix 1.

OPPORTUNITIES AND CONSTRAINTS

Project constraints include the following elements:
e Existing Street was restriped to three lanes in each direction and removed all on-street
parking and forces bicyclist to share a traffic lane or move to the sidewalk
® The existing power poles and utility structures within an eight-foot wide concrete
sidewalk (from El Camino to San Juan) and a 4-foot wide concrete sidewalk (from San
Juan to Bryan) restrict pedestrian and bicyclist movements.

° The existing Gas Station pump island located at the north east corner of Red Hill and
El Camino Real is located within 18 feet of the existing curb face.

® The commercial development along the east side of Red Hill Avenue includes a
circulation drive aisle abutting the street right of way.

° Existing residential driveways along the west side from San Juan to Lance Drive create
potential conflict points with pedestrian and bicyclist that share the sidewalk.

Project Opportunities include the following elements:
¢ The existing median is 14 feet wide and could accommodate a landscaped median.

® The multiple access points to the commercial center could easily be reconfigured to
accommodate a main entrance for full access while others provide restricted access.

e The proximity of San Juan and Lance Drive intersections would accommodate U-turn
traffic for residential accessibility if a raised median is to be constructed.

® The existing roadway parkway on the east side of Red Hill from San Juan to Bryan
contains existing street trees along the path of the overhead services.
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¢ The eight-foot wide parkways provide some opportunity to add limited landscaping, if
bicycle use can be eliminated from sharing the sidewalk with pedestrians.

The following pages present site photographs taken along Red Hill Avenue Study Limits.

Looking north along Commercial Center north of El Camino Real Looking south along Commercial Center

Shell Gas Station at NWC of Red Hill and E Camino Real

B £
Street View looking south from Bryan (south of Pine Tree Park) Street View looking nerth from San Juan Street
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Street View on west side of Red Hill looking north from San Juan

Sureet view on west side of Red Hill looking south
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UNDERGROUNDING OF EXISTING OVERHEAD SERVICES

As part of this study TAIT retained the consultant services of Utility Specialists to conduct a
limited investigated of the existing overhead services along Red Hill within the limits of the
study. The focus of this investigation was to identify the overhead services located on poles
along the east side of Red Hill and develop an estimated cost to underground the existing
services and related above ground structures. Utility Specialists® investigation is included in
Appendix 5 and is summarized below.

The existing overhead services contains a single 4-wire 12 KV system for Southern California
Edison, four to six communication lines (assumed to be AT&T, Time Warner and possibly
Cox Communications) and the local street lights and their electrical distribution system.
These services have been placed underground in Red Hill Avenue from the intersection of El
Camino Real to the first driveway at the existing Commercial center. An Existing 66KV
system begins on the overhead line north of Bryan Avenue.

The electrical services for the Commercial Center south of San Juan do not connect to this
system, but the overhead system does provide services to the residential housing north of San
Juan on both sides of the street.

The estimated cost to underground the existing overhead services in Red Hill Avenue
including reconstruction of the individual residential services was estimated by Utility
Specialist to be approximately $2 million in today’s dollars.

TAIT reviewed the City Ordinance No 76 issued in 1949 that granted Southern California
Edison a franchise over the city’s public streets for installing electrical services in accordance
with the Franchise Act of 1937. This document did not address responsibility for relocations,
but did address the fees to be paid to the city for the right to install services within public right
of way.

After a review of the potential alternatives for satisfying the study goals with City Staff, it
was determined that for the purposes of this feasibility study (to identify “short range
infrastructure improvements”) the incorporation of preferred option that required relocation or
undergrounding of the overhead services did not meet the project intent. Therefore, the
alternative that identified a proposed undergrounding did not get included in the final options.

“SAFE ROUTE TO SCHOOL” CONSIDERATIONS

As mentioned earlier in this study, the Project Area include several schools, a city park, local
commercial centers and residential housing that will require individuals to travel through the
Study Limits along Red Hill Avenue to reach these areas. The recent restriping of Red Hill
Avenue to add three lanes of traffic in each direction from Edinger Avenue (south of Interstate
3) to Bryan Avenue eliminated all shoulder and on-street parking areas on this section of
roadway. This restriping was accomplish to meet the minimum requirements for Red Hill
Avenue as a major arterial street in accordance with the County of Orange Master Plan of
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Arterial Highways and meets the mobility needs of commuters using Red Hill Avenue for
business and personal travel.

As a result of this restriping of Red Hill Avenue bicyclist on Red Hill had two options, either
share the traffic lanes with commuter or share the sidewalk with pedestrians. Within the City
of Tustin bicycle use of sidewalks is allowed per the City of Tustin Municipal Code 5345.
Examples of this can be found at several areas within the City.

In developing the streetscape and median improvement alternatives presented later on in this
study, TAIT developed a visual inventory of areas that would have to be improved to satisfy
both pedestrian and bicyclist mobility along Red Hill Avenue.

The purpose of this visual inventory was to identify areas that would require improvernents to
be able to establish a “Safe Route to School” program. Elements such as intersection access
ramps, driveway cross slopes, horizontal and vertical clear distances were investigated. Based
on this investigation the following observation were made and are to be addressed in any
construction associated with improvements to the Red Hill Avenue within defined the Study
Limits as described herein: :

® Current intersection ramps do not comply with latest standards for accessibility design
and will require reconstruction.

e Curent driveway configurations for all commercial and residential driveways do not
provide a 4-foot wide section at 2% or less for an accessible path of travel across the
driveways.

® Minimum clearance of 36-inches at point obstructions appeared to be satisfied;
however, it is recommend that additional review be conducted during the next stage of
design to confirm that the minimum horizontal clearance is achieved based on the final
option selected for Red Hill Avenue Improvements.

® No areas where vertical obstructions of less than 80 inches (6 feet 8 inches) were
observed; however, it is recommend that additional review be conducted during the
next stage of design to confirm that the minimum horizontal clearance is achieved
based on the final option selected for Red Hill Avenue Improvements.

® In our conducting of the visual observations a basic project assumption was that the
city street scape improvements would include a full replacement of the street sidewalk
so any deficiencies to the existing sidewalk surfaces and slope were not a consideration
in our assessment of the existing street.

Items included in this bullet list will have to be addresses as part of a “Safe Route To School”
improvement program and have been factored into the Preliminary Cost Estimates included in
this report.

In addition during next design phase the pedestrian features at traffic signals will need to be
reviewed to ensure that title 24 accessibility requirements are satisfied.

Alternatives to provide either a Class I (on-street) or a Class III (off-street) bike lanes have

been included in this study to meet bicyclist mobility needs. However, this study did not look
at bicycle use along Bryan Avenue, San Juan Street and El Camino Real that would be
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necessary to extend the proposed bikeways from Red Hill Avenue to the schools, community
facilities, and commercial centers from the residential clusters located throughout the Project
Area. The same also applies to street sidewalks and intersection crossings outside of the Study
Limits. A comprehensive Safe Route to School Program would require the expansion of the
study area to include these facilities that are not located along Red Hill Avenue.

DEVELOPMENT OF ALTERNATIVES

Based on the project scope to investigate possible pedestrian and bicycle mobility
improvements that could be incorporated in to a streetscape and median improvement project
TAIT developed four alternatives that were presented to the City for review and discussion. A
detail drawing for each Alternative is included in Appendix 1 and a brief description of each is
included herein. ;

In order to develop potential feasible alternatives that could potentially achieve the study
goals, TAIT developed a set of basic project assumptions to help guide the development of
potential alternatives. These basic assumptions included the following:

° The first basic assumption used in developing each of the four alternatives was that the
proposed street widening along the Monarch Village street frontage was assumed to be
an existing condition.

® A second basic assumption was that Red Hill Avenue’s six traffic lanes (three in each
direction) would have to remain, even though north of Bryan Avenue the existing
street is reduced to four traffic lanes, two in each direction.

® A third basic assumption was that a roadway median would have to be provided in all
alternatives. The width of the median could be reduced from 14 feet, but would still
have to be provided to provide access to commercial and residential uses along Red
Hill Avenue.

° A Fourth basic assumption was that each alternative must include some form of
streetscape improvements.

© Finally, the fifth and final basic assumption was that street widening could be
considered, but not when it would require the acquisition of additional right of way or
when the widening would not satisfy the required roadway section for a major arterial
street. However, the acquisition of public access easements dedications on private
could be considered to achieve pedestrian and bicyclist mobility benefits.

In addition to the above basic assumptions, in reviewing the Study Limits it became apparent
that the two roadways section from El Camino Real to San Juan Street and from San Juan
Street to Bryan Avenue would have to be looked at separately since an approach used in one
section may not apply to the other section.
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The following is a description of the four Alternatives developed by TAIT and presented to
City Staff.

Alternative No. 1

In this Alternative the 14-foot median width between El Camino Real and San Juan is
maintained, but the striped median is turned into a raised median that is to be landscaped and
include median trees. Left Turn access into and out of the Commercial Center is provide via a
new main entry into the center. For the proposed Monarch Village site left turn access would
be provided into the site at the northern driveway and left turn access would be provided for
traffic exiting from the existing City Alley to go north on Red Hill Avenue (it is important to
note that the entitlements for Monarch Village do not require that these turn movement be
provided for Monarch Village, and as an option for this Alternative they could be eliminated
to maximize the median landscape area). Left Turn lanes would also be provided at El Camino
Real and San Juan Street per the existing conditions.

New concrete improvements would be undertaken from El Camino Real to San Juan for the
construction of new sidewalks, access ramps and driveway aprons on both sides of the street
with provisions for a nine-foot combined bikeway and sidewalk on the west side of Red Hill
and a 8-foot pedestrian sidewalk on the east side of Red Hill.

A proposed two-way bike lane from El Camino to San Juan would be provided on the west
side of Red Hill Avenue. This two-way off-street Class III bike lane would be combined with
the west side pedestrian sidewalk within a 9-foot wide concrete paved area. Signage would be
placed to inform pedestrians and bicyclist of the joint use. Since the existing sidewalk at the
Shell Gas station is only eight feet wide the street may need to be narrowed one foot or a one-
foot wide access easement would have to be obtained across the Gas station frontage (note the
existing gas pump island is located 10-foot outside of the street right of way at this location).

Street parkway landscape improvements on both sides of Red Hill from El Camino Real to
San Juan would include placement of elongated street tree planters. These planters would be
ten feet long and two-foot wide at their narrowest point and three-foot wide at their widest
point to accommodate planting of a single street tree within each planter. The additional
planter length would allow plants and shrubs to be placed in addition to the street tree. The
three foot width limitation allows the combined two-way bike lane and sidewalk to be
maintained at a minimum six-foot width for just a short distance. The elongated street tree
planters would be spaced along both side of Red Hill Avenue with a maximum spacing of 50-
feet. Negotiations with Southern California Edison would have to be undertaken to plant new
street trees under the existing overhead services.

From San Juan to Bryan the existing 14-foot striped or landscape median would be reduced to
10 feet to accommodate on-street 5-foot wide Class IT bike lane in each direction. These on-
street bike lanes would terminate at San Juan and Bryan. In addition to the median width
reduction, the existing traffic lanes would be restriped to provide three eleven-foot wide traffic
lanes in each direction (reducing the outside traffic lane that currently is adjacent to the street
curb from 13 feet to 11 feet, but this lane would be adjacent to the five-foot wide bike lane).
No street widening is proposed in this section of Red Hill. Left turn and U-turn access would
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be provide at, Lance Drive and the existing turn lanes at San Juan Street and Bryan Avenue
would be maintained.

New concrete improvements would be undertaken from San Juan to Bryan to for the
construction of new 4-foot wide sidewalks, access ramps and driveway aprons on both sides of
the street.

From San Juan to Bryan, the 10-foot median would be landscaped with trees and
plantings/shrubs. The 10-foot wide turn lanes would be separated from the opposing traffic by
painted double solid yellow stripes. In the street parkways, it is assumed that the existing street
trees would be retained where they are in good condition, replaced where they are not in good
condition (subject the Southern California Edison approval). Also the total sidewalk width
would be reduced to four-foot on both sides of the street and a 3%-foot wide landscape planter
would separate the street curb from the sidewalk along this section of Red Hill.

This Alternative does not include any street widening nor any property acquisition, but would
require a minor one-foot street narrowing along the Shell Gas Station property to obtain the
nine-foot wide combined bikeway and pedestrian sidewalk. An option to the narrowing would
be to widen the right of way by one-foot or obtain a one-foot wide public access easement
along the Shell Gas station’s Red Hill Avenue street frontage.

Alternative No. 2

In this Alternative, the proposed roadway improvements to the section of Red Hill Avenue
between San Juan Street and Bryan Avenue remains the same as described in Alternative No.
1 with a ten-foot wide landscaped median, five-foot wide on-street bike lanes in each
direction, new driveway aprons, new access ramps, new 4-foot sidewalks with a 3.5-foot wide
landscape planter separating the street curb and gutter from the sidewalk and street trees.

From El Camino Real to San Juan Street five-foot wide on-street Class IT bike lanes are
proposed. To accomplish this, the proposed existing 14-foot landscaped median is reduced to
12 feet. Some the street traffic lanes would be reduced in width and restriped as follows: a 5-
foot bike lane, 11-foot outside traffic lane, 10-foot center traffic lane and 11-foot inside traffic
lane next to the 12-foot wide landscaped median on both sides of Red Hill. This Alternative
also requires a one-foot to two-foot street widening of Red Hill on the west side from El
Camino to San Juan to accommodate the proposed on-street bike lanes. In the parkways north
of the existing alley the elongated street tree planters are proposed on both side of red Hill
from El Camino to San Juan.

Construction of new concrete sidewalks, access ramps and driveway aprons from El Camino
to San Juan (and also from San Juan to Bryan) are proposed with a minimum of a 6 to 8-foot
sidewalk on the west side of Red Hill and a 8-foot sidewalk on the eastside of Red Hill. The
placement of the 10-foot street tree planters as described in Alternative No. 1 is proposed for
Alternative No. 2 op both sides of Red Hill from E] Camino Real to San Juan
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This alternative does not require any property acquisition to widen the roadway right of way
but as previously described would include some minor street widening on the west side of Red
Hill from El Camino to San Juan.

Alternative No. 3

In this Alternative, the proposed on-street bike lanes from San Juan Street and Bryan Avenue
in Alternatives No. 1 and No. 2 are not included in Alternative No. 3. The proposed street
median would then remain at its current width of 14 feet, but would become a landscaped
median with median trees. The street parkways from San Juan to Bryan would remain as
described in Alternatives No. 1 and No. 2 with a new concrete driveway aprons, access ramps,
and four-foot sidewalk separated from the street curb with a 3.5-foot wide landscape planter
area on both sides of Red Hill Avenue.

From El Camino Real to San Juan Street the proposed improvements would include the
construction of new concrete driveway aprons, access ramps, and an 8-foot wide one-way off-
street combined Class III bike lane and pedestrian sidewalk along both sides of the street.
Signs would be posted to identify the shared use. On the eastside of Red Hill the combined use
area would require the acquisition of 6-foot wide section along the eastside of Red Hill
Avenue by means of a property acquisition or the dedication of a new public access easement.
The easement would allow the existing overhead power lines and poles to remain in place.

The 10-foot street tree planters (as described in Alternative No. 1) would still be utilized on
the west side of Red Hill. However, on the eastside of Red Hill Avenue a six-foot wide
landscape planter area would be provided between the back of curb and the 8-foot wide shared
use sidewalk and bike lane. The existing overhead service poles would remain in this six-foot
landscaped area and other existing above ground utility structures would be relocated to
maintain a clear 8-foot path for the combined sidewalk and bike lane.

One disadvantage of this option is that the offsite property to accommodate the northbound
off-street bike lane will impact the traffic circulation within the existing commercial center
and possibly the fast food restaurant. In addition the addition area along the Mobil Gas Station
would reduce the offset distance to the gas pump island from its existing 14.5 feet to 8.5 feet,
which may not be sufficient to maintain the drive aisle for the pumps adjacent to Red Hill.

As indicated this Alternative requires the acquisition of additional public right of way or a
public access easement along the east side of Red Hill Avenue from El Camino Real to San
Juan Street, but does not require any street widening.

Also this Alternative does not include bike lanes on Red Hill between San Juan Street and
Bryan Avenue, and the proposed 4-foot sidewalk within the same section to add addition street
landscaping makes a share use of sidewalk between pedestrian and bicyclist impossible.

Alternative No. 4

In this Alternative the proposed improvements from San Juan Street to Bryan Avenue remain
as proposed in Alternatives No. 1 and No. 2 with one exception.
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The one exception is that this alternative proposes to underground the existing overhead
services and remove the existing poles from the street parkways. This work is proposed to
extend from El Camino Real to Bryan Avenue and as indicated previously, the estimated cost
for this undergrounding is projected to cost approximately $2 million.

The other notable change in this Alternative is included in the section of Red Hill between El
Camino and San Juan. In this Alternative the off-street Class III bike lanes as proposed in
Alternatives No. 1 and No. 3 are not included and the proposed 5-foot wide Class IT on-street
bike lanes are proposed for each side of Red Hill (which means that the on-street bike lanes
will exist between El Camino Real and Bryan Avenue in Alternative No. 4). In order to
accommodate the 5-foot wide on-street bike lanes and maintain a 12-foot wide landscape
median, the street would have to be widened 2-foot to 3-foot on both sides of Red Hill from El
Camino Real to San Juan. Also in order to accommodate the 10-foot street tree planters on the
eastside of Red Hill from El Camino Real to San Juan a 2-foot property acquisition or public
access easement dedication would be required along the existing commercial center’s street
frontage. If these street tree planters are not necessary, a minimum sidewalk width of 5 feet
could be maintained from El Camino Real to San Juan Street within the existing street right of
way. This option would also require the undergrounding of the existing overhead services and
removal of the existing poles from El Camino to San Juan.

The construction of new concrete sidewalk, access ramps and driveway aprons, landscaped
medians and street trees planters would also occur in Alternative 4.

In this Alternative, there would be a significant cost for undergrounding the overhead services,
the widening of the existing street on both sides of Red Hill from El Camino Real to San Juan
Street, and the acquisition of additional right of way or public access easement along the
eastside of Red Hill from El Camino to San Juan.

OTHER ALTERNATIVES CONSIDERED BUT NOT ADVANCED

Three additional alternatives were identified in the early study efforts, but were not advanced.
These three additional alternatives included: :

1. Street Widening to its Ultimate Major Arterial Highway Condition — this alternative
would result in significant property acquisition to acquire 10-foot of additional
roadway right of way on both sides of the street, would require the undergrounding of
the overhead services, would require eight foot of street widening on both sides of the
street and still would not provide the desired bike lanes.

2. Reduction in Traffic Lanes from six to four lanes (two in each direction) — This
alternative was not consider further since it would not satisfy the Orange County
Master Plan of Arterial Highways nor serve the commuting needs for the City of
Tustin.

3. Combination of a Landscaped Median and Bikeway - This option would require
roadway widening and addition property acquisition to enable bicyclist to leave the
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median area an access the pedestrian crosswalks to leave the median at cross streets. In
addition this alternative would require traffic signal modifications and improvements
to accommodate the bicyclist through movements across the intersecting streets. The
14-foot median may also have to be widening to ensure bicyclist safety.

GATEWAY SIGNAGE LOCATION STUDY

TAIT’s analysis of Gateway Signage Locations initially identified five potential locations.
However, in reviewing these five locations with the City and reviewing the City’s goals for
their Gateway Signage Program, all but two locations were eliminated. The two remaining
proposed locations are depicted on the Exhibit in Appendix 2 and are described as follows:

Location No. 1 - In the southeast corner of Red Hill and El Camino on the north bound side of
the street and outside of Caltrans Right of Way. This sign location would have to be
coordinated with the existing Wendy’s sign, the existing street signage and traffic signal poles
and pedestrian access along the existing sidewalk.

Location No. 2 - In the proposed landscape median area north of the intersection of Red Hill
and El Camino Real. In the exhibit included Appendix 2 the location of this Gateway sign is
depicted within the existing stripped median layout but could be position anywhere within the
proposed landscape median.

The purpose of the Gateway signage is to announce the arrival into Tustin for traffic leaving
the freeway. It is not intended to be information or directional signage such as the existing Old
Towne signs that is located on the north bound Interstate-5 off ramp or at the northwest corner
of Red Hill and El Camino in front of the Shell Gas Station.

The Gateway Signage study by TAIT for this project did not include the development of a
Gateway sign concept, so the final placement will depend on the type of signage to be used
and the size of the proposed sign. For the purposes of this Gateway Signage Location Study
TAIT considered the Gateway Signage to be more of a monument type sign like the examples
depicted on the Gateway Signage Location exhibit included Appendix 2 which uses the City
logo as an example of a monument type sign. Other signage options such as a bridge truss
extending over and across Red Hill Avenue was not considered in this study.

The placement of a Gateway Sign on Caltrans’ bridge or existing retaining walls did not
appear to achieve the intended purpose for announcing a traveler’s arrival into the City of
Tustin. Because of this, no discussion where held with Caltrans to investigate placement
within Caltrans right of way or existing structures.
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PREFERRED CONCEPTS

The four proposed Alternatives were then submitted for City review. A meeting was then held
with City Staff and TAIT to discuss the City’s comments and obtain additional information
from TAIT on the four proposed Alternatives. Base on the City’s review and the discussion
that occurred the City identified two preferred concepts that incorporated various components
and elements from the original four alternatives which became the studies “Perfered
Concepts”. In these Preferred Concepts The City requested that Tait consider a Red Hill
avenue with and without the proposed Monarch Village street improvements to Red Hill
Avenue.

The two Preferred Concepts developed based on City comments are depicted on the exhibits
included in Appendix 3 and are described as follows:

Concept No. 1 -

From El Camino Real to San Juan Street:
The improvements to this section of Red Hill can be described as follows:
® Reduction of the 14-foot striped median to a 12-foot raised landscaped median with
10-foot left turn lanes separated from opposing traffic with 2-foot raised curb or
double-double yellow solid stripe traffic lanes
e 5-foot wide on-street Class II bike lanes in the north bound direction only
® Construction of a new combined 8-foot minimum concrete sidewalk (with new access
ramps and new driveway aprons) and Class III off-street bike way in the south bound
direction only.
© Three traffic lanes in each direction with the southbound traffic lanes remaining
unchanged and the north bound traffic lanes being restriped as follows: an 11-foot
outside traffic lane, 10-foot center traffic lane and 11-foot inside traffic lane next to the
12-foot landscaped median
® New concrete sidewalks, access ramps and driveway aprons will be provided with
sidewalks widths remaining per their existing condition or be widened by a foot along
the undeveloped Monarch Village street frontage.
® The proposed elongated street tree planters that have a maximum length of ten feet and
a varying width from 2 feet to 3 feet are proposed along both sides of the street section.

From San Juan Street to Bryan Avenue:

This section of Red Hill is the same that was identified in Alternative No. 1 and No. 2. The
proposed street improvements in this section can be described as follows:
° A 10-foot wide raised landscape median with 10-foot left turn lanes separated from
opposing traffic with double yellow solid stripe traffic lanes
® 5-foot wide on-street Class II bike lanes in both directions
© Three lanes of traffic in each direction with an 11-foot outside traffic lane, 10-foot
center traffic lane and 1 1-foot inside traffic lane next to the 10-foot landscaped median
¢ Construction of new 4-foot wide concrete sidewalk (with new access ramps and new
driveway aprons) separated from the street curb by a 3.5-foot wide continuous

Page 15 of 17



¥ R vl 0 OO SEE YR > Y

¥

=g

> i

landscape planter running the entire length of the street section and on both sides of the
street.

In this Concept the existing overhead utility services and power poles will remain in their
current condition. Negotiations with Southern California Edison to place additional street trees
under their existing overhead lines will be necessary to plant additional street streets or replace
existing trees that are in a poor condition.

This Concept requires no street widening or the acquisition of additional right of way or public
access easements.

Concept No. 2 -

From El Camino Real to San Juan Street:
The improvements to this section of Red Hill can be described as follows:

° Reduction of the 14-foot striped median to a 10-foot raised landscaped median with
10-foot left turn lanes separated from opposing traffic with double yellow solid stripe
traffic lanes
5-foot wide on-street Class II bike lanes in both directions
Three traffic lanes in each direction with an 11-foot outside traffic lane, 10-foot center
traffic lane and 11-foot inside traffic lane next to the 10-foot landscaped median

® Construction of new concrete sidewalks (with new access ramps and new driveway
aprons) at a reduced minimum width of 4 feet and the addition of a 3%-foot wide
continuous landscape planter running the entire length of the street section and on both
sides of the street separating the sidewalk from the street curb.

From San Juan Street to Bryan Avenue:

This section of Red Hill is the same that was identified in Alternative No. 1 and No. 2 and in
Concept No. 1. The proposed street improvements in this section can be described as follows:
° A 10-foot wide raised landscape median with 10-foot left turn lanes separated from
opposing traffic with double yellow solid stripe traffic lanes
® 5-foot wide on-street Class II bike lanes in both directions
Three lanes of traffic in each direction with an 11-foot outside traffic lane, 10-foot
center traffic lane and 11-foot inside traffic lane next to the 10-foot landscaped median
® Construction of new 4-foot wide concrete sidewalk (with new access ramps and new
driveway aprons) separated from the street curb by a 3.5-foot wide continuous
landscape planter running the entire length of the street section and on both sides of the
street.

In this concept the existing overhead utility services and power poles will remain in their
current condition. Negotiations with Southern California Edison to place additional street trees
under their existing overhead lines will be necessary to plant additional street streets or replace
existing trees that are in a poor condition.

This Concept requires no street widening or the acquisition of additional right of way or public
access easements.

Page 16 of 17



[ ‘i.._.__}’ '~_,L_— ] .____,.LJ _JH"} m; .-—, = @

|
L

- ?Q;J" -

w ===

7 e e

ESTIMATED CONSTRUCTION COSTS FOR THE PREFERRED CONCEPTS

Detailed preliminary construction cost estimates are included in Appendix 4 for the two
Preferred Concepts.

The estimated construction cost for Concept No. 1 is $1,000,000 in 2012 dollars.
The estimated construction cost for Concept No. 2 is $915,000 in 2012 dollars.

Cost assumptions include:

® Removal and reconstruction of all sidewalks and access ramps.

® Removal of all existing landscaping except for street trees under the overhead power
lines.

® Off-site private driveway improvements are limited to five feet beyond the street right
of way, and only includes the removal and construction of concrete driveway.

® A five percent (5%) mobilization cost factor is included in the cost estimate.

° A of twenty percent (20%) contingency cost factor has been included in the estimated
costs.

® The cost to furnish and install the Gateway Signage in not included in these
preliminary construction cost estimates.

Please note that the cost analysis does not include soft costs for landscape planning efforts,
preliminary and final designs, technical studies and any permitting costs.

CITY RECOMMENDED CONCEPT

Based upon further review of the two “Preferred Concepts” the City has selected Concept No.
2 as their “Recommended Concept” to be advanced for this section of Red Hill Avenue from
El Camino Real to Bryan Avenue.

This recommendation is based on the following features being provided:

Provisions for a continuous 5-foot wide on-street bike lanes

Construction of new concrete street sidewalks, access ramps and driveway aprons
Establishment of new street landscape planters with street trees

Creation of a landscaped median with median trees

The creation of the new concrete sidewalks and driveway apron and provisions to provide new
on-street bike lanes will be accomplished to provide “Safe Route to School” improvements
along this section of Red Hill Avenue.
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City of Tustin

Red Hill Avenue Streetscape & Median Feasibility Study
Preliminary Construction Cost Estimate (in 2012 dollars)

Date: July 29, 2012

Concept 1 R(:oncept 2
ecommended

El Camino to San Juan

Demolition $ 102,087.50 $ 84,987.50
Sidewalk Improvements $ 194,360.00 $ 178,530.00
Street Median Improvements  § 85,335.00 $ 52,315.00
San Juan to Bryan

Demolition $ 125,400.00 $ 125,400.00
Sidewalk Improvements $ 168,400.00 $ 168,400.00
Street Median Improvements  $ 111,325.00 $ 111,325.00
Subtotal - Demo & Const $ 786,907.50 $ 720,957.50
Mobilization 5% $ 39,345.38 $ 36,047.88
Contingency 20% $ 165,250.58 $ 151,401.08
Const Erosion Control BMPs ___ § 7,00000 $ 7,000.00
Total: $ 998,503.45 $ 915,406.45
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Red Hill Avenue has an existing overhead SCE pole line that consists of (1)
4-wire 12Kv system, (1) local street light distribution system, (4-6)
communications attachments by ATT, Time Warner Cable and possibly
Cox Communications or others under a standard pole sharing agreement.
This pole line also ties in several perpendicular overhead systems, (1) at
San Juan Street, (1) at Bryan Avenue and (2) systems between Lance
Drive and San Juan Street that serve existing residential communities.

This pole line aiso provides service points to several residences

(northwest) and/or apartment communities (southeast) along Red Hill.

At the intersection of Red Hill and EI Camino Real these facilities are
underground. They rise to an overhead position on Pole # 4366594E
(Figure 1.1) approximately 260’ northeast of the intersection.

Figure 1.1
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At the intersection of Red Hill and Bryan, this pole line joins an existing
SCE 66Kv Transmission pole line (Figure 1.2) that comes from Bryan and
joins this pole line and continues to the northeast along Red Hill.

Figure 1.2

‘This overhead pole line has (2) remote SCE switches attached (Figure 1.3)

that will need to be place on above ground pad locations. There is also ( 1)

manual switch at the corner of Red Hill and Bryan that will also need to be
placed.
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Figure 1.3

At several locations there are SCE, ATT and CATV risers (Figure 1.4) that
go underground to serve various developments and/or services to different
facilities. Along with these, there are several transformers that are

providing service voltage power that we will need to find space for locating

the pad mounted transformers so we can maintain service to all existing
uses.
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Figure 1.4

Constraints

Relocations will need to take place at several locations in order to take
advantage of some tariff applications. Specifically when dealing with
services to the opposite side of the street to some residents.
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Communications facilities (ATT and CATV) will be converted to
underground as well along this route in a similar manner. It is expected
that all of these facilities go together in a joint trench. Space will need to be
considered for any and all underground and pad mounted structures per
the SCE underground initiative.

SCE’s Underground Initiative that has been in place for the last year or so
requires all structure to be place above ground where possible. There are
some exceptions where space is not adequate to provide for clearances
and safety. The tie in with the SCE transmission overhead pole at Bryan
may create a scheduling delay if any of the transmission facilities require
relocation (this is not taken into consideration with respect to potential
schedule or costs below). With the system feeding overhead services to
adjacent residents, their will need to be some negotiations with the affected
residents to discuss how to handle converting or relocating these facilities
to keep service in place with the least amount of interruption or
inconvenience to residents.

This possible conversion/relocation is fairly standard and should easily be
managed to a successful outcome with the utility agencies involved. .
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Potential Schedule

Item Duration | Predecessor
SCE
Submit to Dry Utilities (Street
Improvement Plans at 65% or better
1 with conceptual conversion/relocation) 0 wks
2 SCE Prelim Design 12 wks 1
3 Review and approve SCE Prelim Design 2 wks 2
4 SCE final design 6 wks 3
5 SCE final contracts 3 wks 4
Applicant sign SCE Contracts and send
6 Payment 2 wks 5
Phone
7 Phone Design 8 wks 2
8 Execute Agreements 2 wks 7
Cable
9 Cable Design 8 wks 2
10 | Developer execute Agreements 2 wks 9




TEOOOUOPOWYUYYE WV UY YUY OUe v vigesy Uy Bl vl v v O < v

Utility Contacts

SCE
Randy Williams — Planning Supervisor
(949) 458-4674

randall.williams @ sce.com

ATT
Craig Akin
(714) 666-5698
Cai1818@att.com

Time Warner
Chris Donnelly
(714) 903-8307

chris.donnelly@twcable.com
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PRELIMINARY COST REPORT

Red Hill Avenue
May 7, 2012

The following Is an opinion of probable gas, slectric, telephone, and CATV costs. Utility Specialists' opinion of probable costs is made on the basis of
our experience and qualifications and represents our best judgement based on direction, plans, and information provided by the client. Utility
Speciafists, cannot and does not guarantee that proposals, bids or the construction costs will not vary from the opinions that we have prepared. This
information is proprietary and not for distribution without the written consent of Utility Specialists.
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NON-
REFUNDABLE REFUNDABLE
OPTION COST {ELECTRIC OPTION
OPINIONS COST OPINIONS
ELECTRIC DISTRIBUTION SYSTEM (UTILITY CHARGES)
1 Electric Deposit $0 $0
2 Tax on Value of Trench & Conduit $0 $0
3 Tax on Value of Substructures $0 $0
4. Electric Line Relocations & Removals $0 $0
5. Electric Conversion $565,690 $565,690
6. Right-of-Way Fees $0 $0
7 Street Lights (SCE) $0 $0
8. Excess Electric Service Cable/Service Delivery Point $0 $0
GAS DISTRIBUTION SYSTEM  (UTILITY CHARGES)
1. Gas Deposit $0 $0
2. Gas/Fuel Line Relocations $0 $0
TELEPHONE DISTRIBUTION SYSTEM (UTILITY CHARGES)
1. Telephone Deposit $0 $0
2, Tax on Value of Customer Work $0 $0
3. Telephone Relocations $41,440 $41,440
4. Telephone Conversion $224,410 $224,410
5. Secondary M.P.O.E. $0 $0
CATV DISTRIBUTION SYSTEM  (UTILITY CHARGES)
1. CATV Deposit $0 $0
2. CATV Relocations $2,010 $2,010
3. CATV Conversions $51,520 $51,520
CONTRACTOR INSTALLATION COSTS
1. Trench, Backfill, Conduit & Substructure Installation
-Mains $0 $0
-Services $0 $0
-Conversions $1,055,350 $1,055,350
2. Street Lights & Installation Cost $0 $0
3. Dry Utility Consulting Fees $0 $0
ESTIMATED REIMBURSEMENTS
1. Electric Facilities (given as a refund based on allowance) $0
2. Gas Trench (given as refund based on allowance) $0
3. Telephone Trench, Conduit & Substructures $0
4, CATV Facilities $0
ESTIMATED REFUNDS
1. Electric Deposit (refundabie option only) $0
2. Gas Deposit (refundable option only) $0
3. Telephone Deposit $0
TOTALS $1,940,420 $1,940,420
NET COST-Total Cost Minus Refunds & Reimbursements $1,940,420 $1,940,420
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