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ABOUT ULI

THE TAP PROGRAM

The Urban Land Institute (ULI) was founded in 1936 as a nonprofit institute to conduct 
research and provide information on all aspects of real estate development and land use 
policy. ULI has nearly 40,000 public and private sector members comprised of professionals in 
all aspects of real estate development, policy, andregulation. ULI has 65 district councils in the 
Americas, Europe, the Middle East and Asia—a worldwide staff of 155 and a $50 million annual 
operating budget.

ULI has been a leader in smart growth, mixed-use development, urban redevelopment, 
transportation and affordable housing. ULI Orange County/Inland Empire (OC/IE) is ranked 
among the top 10 largest district councils in the world, with over 1,000 individual members.

Since 1947, ULI’s Advisory Services Program has been assisting communities by bringing 
together panels of seasoned real estate, planning, financing, marketing, and development 
experts to provide unbiased pragmatic advice on complex land use and development issues. 
Often these panels meet with the sponsoring government ornonprofit entity for five days at 
a fee of about $135,000, and typically address issues of a broad and long-range scope. ULI 
District Councils provide panel services of one day. A small fee of $15,500 is charged, but the 
panel members are not compensated for their time.

TAPs are a way for members to give back to the community. ULI acknowledges all members 
who give their time and talent to support a local organization. To ensure objectivity, panel 
members may not be involved in matters pending before or be working for the sponsor 
and cannot solicit work from the sponsor during the panel’s assignment period. The Young 
Leaders Group (YLG) of the ULI OC/IE began conducting TAPs in 2007, on a pro bono basis for 
charitable organizations. This type of TAP was the first of its kind for a ULI District Council. 
Orange County’s TAP is in its twelfth program year, and typically consists of six to ten young 
leaders. Past causes include Orange County Rescue Mission, Moses House Ministries, United 
Cerebral Palsy, and Habitat for Humanity.

A B O U T  T H I S  P RO G R A M

I N T RO D U C T I O N
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INNOVATIVE HOUSING OPPORTUNITIY
At Innovative Housing Opportunities (IHO), their vision is to build affordable housing 
environments that are indistinguishable from market rate properties, where residents 
can thrive, develop healthy habits, and achieve their dreams. IHO believes that thriving 
communities start with housing, but doesn’t end there. They provide opportunities for 
residents who are able, to achieve housing independence and go on to become mentors 
to other struggling with housing insecurity. They are proud that our portfolio reflects this 
mission.

IHO was formed in 1976 to help the business industry and government address the shortage of 
low to moderate income housing in the City of Irvine. Today, IHO’s development portfolio has 
expanded to include high-quality, well-designed, affordable housing in suburban, urban infill, 
low-income, and high cost neighborhoods throughout the Southern California region. Their 
community residents are comprised of seniors, families, veterans, those living with mental 
illness, formerly homeless, developmentally disabled and other special needs and mixed 
populations.

To enrich communities 
by providing high-quality 
affordable housing, impactful 
Resident Services, and 
Economic Self-Reliance™ 
programs to those most in need.

That everyone has access to 
vibrant communities in which 
they thrive.

M I S S I O N

V I S I O N

Putting people and their needs 
first. We lead with integrity 
and stay true to our mission. 
We strive for excellence in 
everything we do, welcome 
positive change, and embrace 
collaboration for the greatest 
impact.

VA L U E S
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Co-Chair Co-Chair Designer

T I M  G I L L E S P I E J O E Y  LY Y U E  Z H A N G

Planning/Design/
Architect Liaison

Civil Engineer Report Writer

T I M  B E U C H AT L U C A S  T E A N I J E N N I F E R  L A M

Financial Advisor Advisor

C A E S A R  N G U Y E N O S C A R  U R A N G A

2 0 2 0  U L I  Y LG  PA N E L I S T S
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The 2020 TAP included an analysis of the in-place plans for the redevelopment of Innovative 
Housing Opportunities’ headquarters in Santa Ana, CA. Innovative Housing Opportunities is 
a non-profit affordable housing developer with projects across southern California. The firm 
recently relocated to a new headquarters in Santa Ana and has acquired the property with 
plans of redeveloping the property to include 160 affordable housing units and 15,000 square 
feet of commercial space, which will be inclusive of IHO’s headquarters. The TAP collaborated 
with the IHO team to discuss the goals of the proposed development as well as how the panel 
could provide the most value to the project. 

IHO was interested in exploring options for how to reduce the overall construction costs of 
the project while generally keeping the scope of the project the same. The TAP has included 
several recommendations within the report to discuss how to reduce construction costs. 
Furthermore, IHO requested that any proposals made by the TAP would generally align with 
the original plans for the redevelopment which include the creation of two independent 
phasable developments consisting of approximately 160 total units while maintaining active 
commercial uses located along East 4th Street, providing 10,000 square feet of office space 
for IHO, and meeting the requirements of the MEMU to the extent feasible. As such, the 
TAP took all of these objectives into consideration when compiling the various analyses and 
recommendations within this report. 

The TAP consisted of a team of individuals with wide-ranging professional expertise in areas 
that are conducive to leading a real estate development project; individuals had backgrounds 
in architecture, city planning, design, civil engineering, financing, and construction. The 
TAP was able to collaborate with the IHO team over the course of several months, ultimately 
delivering a formal presentation to the IHO team and composing the report herein which 
includes an analysis of the proposed development and additional recommendations for the 
project.

A B O U T  T H E  P RO J E C T

S C O P E  O F  W O R K
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1. EXISTING CONDITIONS                                                                                                   
The existing site consists of developed properties located at 2021 4th Street, 501 N. Golden 
Circle Drive, and 601 N. Golden Circle in the City of Santa Ana (APNs: 400-051-06, 16, and 17).
The site totals approximately 3.5-acres with multiple existing buildings on site. The existing 
site is a commercial center with main access via 4th Street with an abundance of surface 
parking lots and easy regional access from the Santa Ana and Costa Mesa freeways. 

The property on 2021 4th Street (APN: 400-051-17) is occupied by a two-story office building 
of approximately 21,325 sq.ft. per story. The existing building is located on the southwest 
corner of the property, closest to the northeast corner of the intersection between 4th Street 
and Golden Circle. The existing building is currently served by 59 parking stalls located along 
the northern and eastern ends of the property. Per the ALTA survey prepared by Fuscoe 
Engineering dated June 11, 2019 the property also has access to 10 shared parking spaces with 
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the northerly development having an address of 501 N. Golden Circle (reference easement 3b). 
Based on available records the property currently has sewer, domestic water, electrical and 
telecommunication service which would be reused as part of the proposed development. The 
site has four vehicular access points, one from 4th Street on the southeast corner of the site, 
one from Golden Circle on the northwest corner of the site and two driveway connections to 
the parking area in the property aforementioned to the north. The site also contains multiple 
pedestrian connections to the public right of way on 4th Street and a pedestrian connection to 
the public right of way on N. Golden Circle Drive.

The property located at 501 N. Golden Circle (APN: 400-051-16) is occupied by the Orange 
County Community Housing Corporation within an existing approximately 13,000 sq.ft. two-
story building. It has reciprocal parking and access with the property immediately north and 
south of it. There are existing available wet and dry utility services which could be reused as 
part of the proposed development.

The property located on 601 N. Golden Circle (APN: 400-051-06) is occupied by a two-story 
office building of approximately 7,188 sq.ft. per story located on the southwest corner of the 
property and a one-story building of approximately 3,241 square feet. The existing buildings 
are currently served by 104 parking spaces located along the eastern end of the property.  
Based on available records the property currently has sewer, domestic water, electrical and 
telecommunication service which would be reused as part of the proposed development. The 
site has three vehicular access points, one from N. Golden Circle on the southeast corner of the 
site and two driveway connections to the parking area in the property located to the east. The 
site also contains a pedestrian connection to the public right of way on N. Golden Circle and 
the adjacent property to the east.

ALTA - Existing Easements

Analysis of all the existing easements on the project site was made based on the two ALTA 
survey provided by IHO. The first was Fuscoe Engineering’s prelim ALTA dated June 11, 2019 
was completed for APN: 400-051-17 and easements impacting APN: 400-051-16 were indicated 
based on information available from the preliminary title report; however, no separate ALTA 
was conducted for the middle parcel (APN: 400-051-16). The second ALTA was prepared by Bock 
& Clark Corporation, an NV5 Company, dated December 26, 2019 for the northerly parcel (APN: 
400-051-06). The property located on 601 N. Golden Circle contains two easements that would 
need to be quitclaimed for the future development of the property. Both easements have been 
highlighted in red in the image below and are described as follows:

• Item 18 on the title report is a 5’ wide Southern California Edison easement for the primary 
conduit that serves the existing transformer for the property. IHO will need to coordinate 
for the service removal, transformer relocation and easement quit claim with a dry utility 
consultant. Based on available records, the existing transformer seems to only serve 
the existing building, thus no issues are expected with regards to the relocation of the 
transformer for the proposed development. 

• Items 14 and 15 on the title report are a 25’ wide City of Santa Ana easement for future 
street and drainage purposes. Based on the available data, a portion of this easement 
traverses into the southerly parcel into the adjacent southern property (501 N. Golden 
Circle). Given the location of the easements and the lack of connectivity to the north 
(property to the north is developed as residential) and south (property to the south is 
developed as an office building). IHO should request that the existing easement be quit 
claimed by the City of Santa Ana as part of this project. If the City is not willing to quit 
claim the existing easement, IHO and its consultants would need to review site plan 
alternatives that place all permanent structures outside of the easement limits. This 
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could be accomplished by relocating the existing driveway to the southwest corner of the 
property (at the easement limits) and proposing to install the required parking within 
the easement limits. It should be noted that a permanent structure (inclusive of parking 
structure) would not be allowed to be constructed over the existing easement if it is not quit 
claimed. However, this area could be used for surface parking or open space. 

The property located on 2021 4th street contains one easement that would need to be taken 
into consideration as part of the proposed development. The existing SCE easement has been 
highlighted in the image below and is described as follows:

•  Item 2 on the title report is an existing 6’ wide SCE easement for the installation and 
maintenance of overhead power lines. This easement lies within the required landscape 
setback for the City of Santa Ana therefore it is not expected to conflict with the proposed 
development.

Utilities
Water Service

Per the 2017 City of Santa Ana Water Master Plan Report completed by Tetra Tech the existing 
water main located on Golden Circle Road has been identified has having the lowest likelihood 
of failure score and was not included in the areas of insufficient water pressure. Based on the 
results of the analysis, it is expected that the project will not require off-site improvements 
water main improvements. 

Based on the changes in use and expected water demands for each use, it is expected that a 
new domestic water service lateral will be required at both developments to accommodate 
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the increase in use and demand. The required size of the domestic water laterals will 
be determined by the project’s Mechanical Engineer based on the final residential and 
commercial count for each property; however, it is expected that a 6” service lateral for each 
phase development will suffice. The new service lateral will be manifolded and separately 
metered for each residence and commercial suite.

In addition to the expected upsizing of the existing water laterals to each property, two new 
fire water service laterals will need to be installed at both developments as required by current 
California Building and California Fire Code Requirements. The required size of the fire water 
laterals will be determined by the project’s Mechanical Engineer based on the final residential 
and commercial count for each property; however, it is expected that an 8” service lateral 
for each phased development will suffice. Unlike the domestic water service lateral, the fire 
service lateral does not require manifold nor sub metering.
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Sewer Service

Per the City of Santa Ana’s Sewer Master Plan Update (2016) a portion of the existing sewer 
main on the northern side of Golden Circle Drive has been identified as having a medium 
Likelihood of Failure (LOF). The risk of asset failure is calculated by quantifying the likelihood 
of failure and the consequence of failure of a sewer asset. The two primary indicators of 
likelihood of failure were utilized in the Pipe Rating Model:

• Structural Condition: Structural condition was determined based CCTV inspection 
results, as stored in the WinCan CCTV database. If CCTV inspection data did not exist for 
a pipe segment, then the likelihood of failure was estimated based on pipe segment age. 
Structural condition is a strong indicator of likelihood of failure and was heavily weighted.

• Capacity Deficiency: This likelihood of failure factor is calculated from hydraulic modeling 
results. Sewers that are predicted to be heavily surcharged or potentially overflowing under 
a design event peak wet weather flow condition were considered to have a high likelihood 
of failure due to capacity deficiency.

The recommended action to mitigate the risk of failure is the replacement of the existing pipe 
per the City of Santa Ana’s Sewer Master Plan Update. Based on the primary factors identified, 
failure of the sewer line would be a resultant of structural failure (collapse of the existing 
pipe). This is caused by pipe degradation due to the age of the pipe in addition to soil loading 
that varies over time as the adjacent sites are developed / redeveloped. The expected cost of 
the pipe removal and replacement is $35,000.00. It should be noted that the pipe removal and 
replacement include the resurfacing of the street per City Standards and the installation of 
two new sewer manholes, however it does not include plan preparation, plan check, permit or 
inspection fees.

The site would likely require two new sewer lateral connections, size to be determined based 
on final project layout and site design.

Storm Drain System

Based on available City records and site visit findings there is no available public stormwater 
conveyance system adjacent to the proposed developments. That is, there is not storm drain 
system which the project site can connect to and all stormwater runoff must be conveyed via 
surface flow along the public curb and gutter on Golden Circle and 4th street to the nearest 
catch basin. 

Preliminary soils analysis conducted based on the Federal Governments WebSoil Survey 
Database revealed that the existing soils underneath the site would provide percolation rates 
favorable for infiltration. It is recommended that the geotechnical analysis conduct soils 
borings and percolations tests at depths of 40’ to 60’ below ground surface. Deep testing will be 
used to confirm if drywell infiltration systems are a viable option for stormwater treatment. 

Drywells infiltration systems would be the preferred method for stormwater treatment 
because they require a minimal surface area and, depending on in-situ infiltration rates, can 
negate the need for additional detention storage to meet the sites hydromodification and high 
flow storm event attenuation requirements.

Electrical Service (SCE)

Based on available records, both parcels (2021 4th Street and 601 N. Golden Circle) currently 
have electrical service from the south and north sides of the parcels respectively. The exiting 
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service from 4th Street which provides electrical primary lines to 2021 4th Street and the 
adjacent properties is through an overheard line and approximately 30’ high wood poles. It 
is expected that the City of Santa Ana will request and condition the project to underground 
said lines. The scope, fee and schedule of said underground is beyond the scope and 
expertise of this TAP. It is recommended that IHO consult with a dry utility consultant to fully 
understand the cost associated with this work. Please note that this recommendation is made 
in anticipation of the City’s condition. If no undergrounding of utility is made, then said issue 
would no longer be of concern.

As previously noted in the existing easements section of this report, the existing service from 
the north side of 601 N. Golden Circle is provided through an electrical primary line currently 
running within the existing 5’ easement. This service primary would need to be removed or 
extended to the new transformer location. Based on available records, it is not anticipated that 
the transformed is shared, therefore the relocation of the existing transformer is not a concern.
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2. PLANNING ANALYSIS                                                                                                  
The project site is located within the City of Santa Ana’s Metro East District Center General 
Plan Land Use designation area with an allowable FAR of 3.0 and a theoretical build out for 
accounting for 5,037 dwelling units and 2,646,766 sq.ft. of non-residential area (Table 1 and 
Table A-4 of the City of Santa Ana’s General Plan Land Use Element). District Centers are 
characterized as areas to be developed with an urban character that includes a mixture of 
high-rise office, commercial, and residential uses which provide shopping, business, cultural, 
education, recreation, entertainment, and housing opportunities. The proposed project aligns 
with the intent of the District Center and is in conformance with the General Plan.
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Additionally, per the City of Santa Ana’s zoning map, the proposed project is located within 
the P/OZ1 zone (Professional/Metro East Mixed Use Overlay Zone). The P zone allows for office 
and professional service uses. The Metro East Mixed Use (MEMU) Overlay Zone is generally 
bounded by the Santa Ana freeway immediately to the west and south, Tustin Ave. on the 
east, and East Sixth St. on the north. The objectives of the MEMU is to encourage more active 
commercial and residential community, provide an expanded economic base, maximize 
property sales tax revenues, improve the jobs/housing balance within the City, and provide a 
range of housing options. The project is located within the Village Center district of the MEMU 
and aligns with the overall intent of the Overlay Zone in providing more housing within the 
City as well as encourage creation of residential and commercial community. 

P             PROFESSIONAL

OZ1       METRO EAST MIXED                                        

USE OVERLAY ZONE
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The development of the proposed project is generally guided by the development and design 
standards written in the MEMU. The proposed residential use is allowed, but there are a 
limited number of non-residential uses that are permitted within the Village Center district 
of the MEMU (MEMU Table 3). This report does not go in depth with the analysis for future 
commercial tenants since they are highly speculative at the time this report is written.
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The Village Center District guidelines development standards (MEMU Table 2) allows for a 
maximum of 6 stories up to 10 stories in the Village Core area as defined by the MEMU. The 
proposed project design by IHO and the alternative options that will be discussed in the next 
section will not exceed the 6-story max height allowed. The minimum development site area 
is 30,000 sq.ft., the project site is made up of three parcels which are all individually larger 
than 30,000 sq.ft., aggregating to a development project of approximately 3.5-acre. The IHO 
designed plans has 34,000 sq.ft. (0.78-acre) of both public and private open space planned 
while alternative options will also provide 0.4-acre (approx. 17,000 sq.ft.) of open space which 
meets the required 10% publicly open space of the total site area and the 90 sq.ft. of private 
open space per unit. All design schemes are anticipated to meet the minimum building 
setback requirements as noted per MEMU Table 4.
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The project is anticipated to provide no more than 10% of gross floor area devoted to 
commercial uses. Per section 4.8 of the MEMU and Chapter 3 of the original EIR (reference 
Table 3-1 from the original EIR) prepared for the overlay zone, the Village Center District 
allows for mixed-use development with less than 10% of gross floor area devoted to 
commercial activity to park at the rate of 2.0 spaces per residential or live/work unit inclusive 
of guest parking and any nonresidential uses. However, in the Metro East Mixed-Use Overlay 
District Expansion and Elan Development Projects Subsequent EIR (prepared by ICF dated 
June 2018), a change was proposed to the MEMU parking standards which would allow for 1.8 
parking spaces instead of 2.0 (reference Table ES-1). The IHO designed site plan and Option 
1 of the alternative design meets the required 1.8 parking ratio. Option 2 of the alternative 
design has a lowered parking ratio of 1.35 stalls per unit which will be discussed in more 
detailed in the following section.
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It is recommended that IHO confirm that this will not be a requirement and condition of the 
proposed project as it would extremely cost prohibitive and would take efforts from all the 
nearby property owners and the City to come to an agreement.

The original MEMU document proposed two additional setback easements, one of which 
would connect Park Court Place on the west end to East 6th Street on the east end while 
the connect would make Golden Circle Road into a straight street instead of a roundabout 
connector. By changing Golden Circle Road from a roundabout to a straight connector street, 
it would reallocate additional land back to the adjacent property owners, but eliminate the 
cohesion of the existing community and demolish the existing office building in the center of 
the roundabout. The proposed East 6th Street easement would make the development of the 
northern property nearly infeasible per the current IHO design and the alternative options. It 
is unlikely that the City of Santa Ana would require this as it would take a tremendous amount 
of effort and expense to reconfigure private property rights, public street access, restriping of 
parking and other utilities.
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Traffic and Environmental Impact Analysis

Based on the City of Santa Ana Metro East Overlay Zone Traffic Impact Study completed 
by Katz, Okitsu & Associates (December 2006) the following intersections were analyzed 
and found to have a level of deficiency which requires mitigation. These intersections were 
analyzed under the pretext that the entire Metro East Overlay Zone would be redeveloped 
as outlined in the MEMU, therefore it is not expected that the proposed project would cause 
the impact outlined below. It is the recommendation of this TAP that IHO work with the City 
of Santa Ana to determine an appropriate in lieu fee for the future improvements that are 
required as a direct result of this project.

Fourth Street & Cabrillo Park Drive

The intersection of Fourth Street at Cabrillo Park currently experiences acceptable level of 
service (LOS C or better) in both the AM and PM peak hours.  The addition of background 
traffic growth and traffic from the proposed project is expected to reduce level of service to 
Level of Service F in the PM peak hour.  The recommended mitigation for this intersection 
is the construction of a westbound right turn lane, a northbound right turn lane, and a 
southbound right turn lane, and restriping to change the lane configuration of the north/south 
approaches.  The northbound and southbound approaches should be controlled by a split 
phase intersection control and restriped to provide to one left, one shared through-left, one 
through, and one right turn lane.  

The construction of the right turn lanes will require widening of the street approaches.  The 
widening of the westbound approach can be done within the landscape setback area of the 
parcel on the northeast corner of the intersection.  The widening of the southbound approach 
will require right of way from a vacant property.  The widening of the northbound approach 
will require construction within the existing landscape setback of the adjacent property on 
the southeast corner.   The construction of all three right turn lanes and restriping of the 
approaches would cost about $500,000, including acquisition of developed properties and 
dedication of right of way for undeveloped properties.  These improvements are expected to 
fully mitigate project impacts to Level of Service D.  

The level of impact by the proposed development will need to be discussed with the City 
of Santa Ana Traffic Engineering Department to determine if the required improvements 
will need to be completed as part of this project. The right turn improvements for all but 
the southbound approach will require right of way dedication to the City of property within 
landscape setbacks and can be considered to be feasible by the City of Santa Ana as part of this 
project.

Fourth Street & Golden Circle

The intersection of Fourth Street at Golden Circle currently operates at Level of Service A in 
both the AM and PM peak hours.  Background traffic growth and traffic from the proposed 
project is expected to result in a decline in level of service to Level of Service E in the PM peak 
hour.  The recommended mitigation for this intersection is the construction of an eastbound 
right turn lane, and a restriping of the southbound lane configuration to provide one left turn 
lane and one shared through-right turn lane.  The restriping can be done within the existing 
curb-to-median width of the intersection.  The eastbound right turn lane would require 
acquisition of right-of-way within the landscape setback area in front of the Citizen’s Bank 
building on the southwest corner of the intersection.  This would reduce the landscape setback 
area in front of the building and require construction of a new sidewalk.  The construction of 
a 100-foot right turn lane would cost about $150,000, including right-of-way acquisition of the 
landscape setback area.  These improvements will fully mitigate project traffic impacts to Level 
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of Service D.  Based upon the existing level of service, the right turn lane improvement will 
not be required until substantial redevelopment within the overlay zone occurs.  Also, if level 
of Service E is tolerated or if the final development density in the overlay zone is below the 
forecast level, the need for this improvement may not occur.

The level of impact by the proposed development will need to be discussed with the City of 
Santa Ana Traffic Engineering Department to determine if the required improvements will 
need to be completed as part of this project. The biggest concern with these improvements 
requires the property on the southwest corner of the intersection to dedicate 12’ to the City of 
Santa Ana for the construction of the required improvements.
project and the fact that no right-of-way acquisition is required for these improvements it is 
reasonable to assume that the City of Santa Ana will deem these improvements feasible and 
require they be completed as part of this project. 

Feedback from the City of Santa Ana Traffic Engineering Department will be required 
to determine whether this project will be deemed substantial to require any of these 
improvements. At a minimum the cost of these improvements would be $900,000 and the 
proposed project would need to contribute its fair share. A subsequent traffic analysis was 
completed as mentioned in the MEMU Overlay District Expansion and Elan Development 
Projects Subsequent EIR. It analyzed 23 key study intersections and 12 key roadway segments; 
of the 23 studied intersections – 17 are within City of Santa Ana and 6 are in the City of Tustin. 
Of the 12 roadway segments – 11 are in the Santa Ana and 1 in the Tustin. 21 of the 23 studied 
intersections operated at an acceptable LOS during the AM and PM peak hours, except for Elk 
Lane & Chestnut Ave/Main Street and SR-55 southbound ramps at Fourth Street.  

With the added residential density, it is likely that a focused traffic study would need to be 
conducted to analyze the proposed project at build out. As of July 1, 2020, level of service (LOS) 
is no longer used to determine significant impact under California Environmental Quality 
Act (CEQA). New metrics has been switched over vehicle miles traveled (VMT) analysis to 
determine the level of significant impact. A supplemental noise and air quality analysis would 
also likely be triggered as part of the proposed project. An addendum to the existing EIR 
might also be required since it did not analyze for potential impacts of the proposed project. 
Verification of required CEQA analysis and project impact would ultimately be determined by 
the lead agency. 
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3. ANALYSIS OF CURRENT IHO DESIGN                                                                                                  
In order to foster a walkable community, IHO developed a concept plan for a mixed-use 
project which includes 160 affordable dwelling units and 15,000 sq.ft. of commercial space. 
The development would be split into two (2) phases – Phase 1 involves 2021 East 4th Street 
and 501 N. Golden Circle and proposes 15,000 sq. ft. of commercial space at the ground level. 
Additionally, 2,000 sq. ft. of covered community space is provided for the 93,000 sq. ft. of 
residential.

The site is within the City’s Metro East Mixed-Use Overlay Zone (MEMU), which regulates the 
standards and design for future development in this location, and is designated as being part of 
the Village Center District. The proposed development meets many of the goals of the MEMU, 
in particular providing an activated frontage on East 4th Street with urban density and massing 
forms. The development also meets the goal of hiding parking from public view by locating 
all parking spaces in a subterranean garage. Public open space is provided at ground level in 
a podium configuration over the parking garage. The project also locates its highest density 
along 4th Street frontage at 4 stories tall and steps down in scale as it nears the residential 
neighborhood due north. Phase 1 is planned with 18 one-bedroom units, 38 two-bedroom units, 
18-three and four-bedroom units, and 6 live/work units which would be available for sale.

Phase 2 consists of 80 units in a multi-family development with an additional 2,000 sq. ft. of 
interior community space to serve approximately 96,000 sq. ft. of residential space. In response 
to the adjacent neighborhood to the north, the multi-family buildings would have a max height 
of 3 stories. The unit mix for Phase 2 includes 16 one-bedroom units, 30 two-bedroom units, 
16 three and four-bedroom units, with 18 units set aside for individuals with Intellectual or 
Development Disabilities. 

A total of 34,000 sq. ft. between the two-phase development will be used for public open space 
as well as private open space solely for future residents’ use. The proposed project would 
require 288 parking stalls or a rate of 1.8 stalls per unit, all parking is located subterranean 
giving the ground level back to pedestrian activities. The proposed mixed-use development will 
provide much needed housing which aligns with the intent and goals of the MEMU.

While the proposed design meets many of the goals of the MEMU and provides an aesthetically 
attractive environment, it should be noted that the parking configuration as proposed carries 
significant construction costs. Excavation of the basement, subterranean construction, 
earthwork export, and landscaping public open space over podium are all factors which result 
in increased construction costs.

In addition to the items outlined above, the proposed design option of both properties would 
decrease the vehicular and pedestrian connectivity to the public right of way and adjacent 
properties, with a decrease in vehicular connectivity being of gravest concern. Due to the 
change in use at both properties, is it expected that the proposed development would increase 
the vehicular traffic produced by the respective properties, however the proposed development 
reduces the vehicular access to both properties to just one point, on the northwest corner for 
the property located at 2021 4th Street and on the southeast corner for the property located 
at 601 N. Golden Circle. The decrease in connectivity and increase in vehicular traffic is 
likely going to cause bottlenecking at the intersection of 4th Street and Golden Circle. This 
item will likely need to be discussed further with the City of Santa Ana’s Planning and Traffic 
Engineering Departments to determine the best mitigation for the expected increase in traffic 
and decrease in site access points.
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Although both properties currently have utility services, the change in use and demand that is 
largely increased by the addition of residential units will require upsizing / new connections for 
potable water, sewer, electrical and telecommunications services in addition to new fire water 
service lines dedicated to each parcel. Please refer to the Utility section for more information. 
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4. ALTERNATIVE CONCEPT DESIGNS                                                                                                  
For the purpose of this study, several goals were identified to guide the alternative concept 
designs including the two-phase development concept consisting of at least a total of 160 
units at a mix of 25-50-25-bedroom ratio, maintain 4th St. as an active corridor, meet the 
requirements of the MEMU and provide at least 10,000 sq.ft. of non-residential area. The 
primary goal is to develop a plan that reduces construction costs while maintaining a 
comparable development program to the current design. The alternative concepts must also 
meet the goals and requirements of the MEMU with regards to placemaking, public open 
spaces, and ground level activation. 

As part of the initial analysis, the team identified that the desired program of 160 units 
on approximately 3.5 acres results in a density of 45 units per acre. Given that this is a 
net development area without internal roads, this density should not require the use of 
subterranean basement parking or podium construction. 

The alternative concept designs that have been developed each yield approximately 160 
affordable dwelling units and 10,000 sq.ft. of commercial office space. The residential 
component consists of two developments that can be built, phased, and operated 
independently of each other. The public open space is located between the two developments 
to provide convenient access for both residents and the public. This open space is 
approximately 0.4 acres, slightly larger than 10% of the site area as required by the MEMU. The 
southern parcel features ground level activation on East 4th Street and Golden Circle in the 
form of commercial office space and resident-serving amenities. These amenities could include 
club rooms, game rooms, business centers, and a leasing office.

In order to reduce construction costs compared to the current design, the alternative concept 
designs do not propose any subterranean parking. The primary difference between the two 
options, as described below, is the number of residential parking spaces that are provided. 
Option 1 provides 1.8 spaces per residential unit, as is required by City code. Option 2 utilizes 
an affordable density bonus incentive to reduce the parking ratio to 1.35 spaces per unit. 

Option 1

The proposed concept for Option 1 will be broken down into two separate phases of 
development of the northerly portion (APN: 400-051-06) and southerly portion (APN: 400-
051-17) with the public open space primarily situated on the middle parcel (APN: 400-051-16). 
This option provides a comparable development program in a more cost-effective design. 
The north parcel consists of a single 5-story building consisting of approximately 75 units and 
approximately 3,000 sq.ft. of non-residential amenities space. This portion will provide 143 
surface grade level parking stalls (or 1.8 spaces per unit). This building may feature ground-
floor amenity spaces or leasing office that has a direct interface with the public park. A small 
portion of the parking lot would need to be screened from the Golden Circle public right of way 
through enhanced landscaping or a small stand-alone amenity structure. 

The south parcel, due to its smaller size and the requirements for ground level activation, is 
not able to park at a 1.8 ratio with only surface parking. As a result, a 1-level parking deck is 
proposed along the eastern edge of the property. This structure would be relatively simple and 
cost effective to build. The residential building is 6-stories in height, creating a more prominent 
massing element fronting on to East 4th Street. This portion of the development will be able 
to accommodate for 85 units, approximately 7,300 sq.ft. of non-residential amenities space 
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and 10,000 sq.ft of office space. The surface and parking deck proposed will have a total of 153 
parking stalls (or 1.8 spaces per unit). The overall development of both northerly and southerly 
parcels will accommodate for 0.4-acre of public open space, 160 units, 296 total parking spaces, 
10,300 sq.ft. of non-residential space, and 10,000 sq.ft. of office.
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Option 2

The concept for Option 2 is to provide a similar development program while lowering the 
parking requirement to 1.35 spaces per residential unit. As a result, both the north and south 
developments park entirely in surface parking lots. The units are distributed slightly differently 
between the two developments to balance the parking needs. The north parcel consists of 
90 residential units, 126 surface parking stalls (or 1.4 spaces per unit), 6,000 sq. ft. of non-
residential amenities space. While the southernly parcel has approximately 70 units, 90 surface 
parking stalls (or 1.3 spaces per unit), 7,300 sq.ft. of nonresidential amenities space and 10,000 
sq.ft. of office space. 

The aggregate development will accommodate for 160 residential units, 13,300 sq.ft. of 
amenities space, 10,000 sq.ft. of office space, and an average parking ratio of 1.35 spaces per 
unit or a total of 216 total stalls. Shared parking and access agreements will need to be created 
to allow the project to comply with parking standards with the request of an affordable housing 
incentive. Option 2 would have lower construction costs compared to Option 1, due to the 
elimination of the 1-level parking deck on the south parcel, and reducing the south building 
height from 6-stories to 5-stories. These changes eliminate all concrete construction from the 
development.
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5. PROFORMA FOR ALTERNATIVE OPTIONS & POTENTIAL           
    FUNDING RESOURCES                                                                        
The TAP constructed two separate proformas for the project at Golden Circle. The project plans 
consist of two options: Option 1 provides a comparable development program to IHO’s current 
plans in a more cost-effective design, with the north parcel consisting of one 5-story building 
with an adjacent surface parking lot with a parking ratio (1.8 spaces/unit). The building may 
contain ground-floor amenity spaces or a leasing office. The south parcel would contain a 
single-level parking deck along the eastern edge of the property, with a 6-story residential 
building with frontage along East 4th street. 

Option 2 provides a comparable development program with a lowered parking ratio (1.35 
spaces/unit), resulting in surface parking lots at both the north and south developments. 
The construction costs would be lower for Option 2 due to the elimination of the single-story 
parking deck and the reduction in height from the south building from 6-stories to 5-stories. In 
summary, the TAP recommends utilizing a site plan which achieves cost savings largely due to 
parking alternatives. 

OPTION 1 COST SUMMARY

Option 1 total cost is greater than Option 2’s total cost of $64.8mm largely due to the inclusion 
of a structured parking garage, added amenity space, and the increased height of the south 
building. The costs for Option 1 are broken down in the chart above; Option 2 shown below.

OPTION 2 COST SUMMARY

Furthermore, the differences in parking costs for Option 1 and Option 2 are shown below. The 
addition of a free-standing parking garage for option 1 increases the total parking costs of the 
project by ~$5.3mm: option 2’s parking costs are only ~$1.3mm compared to Option 1’s parking 
cost of ~$6.6mm. Both instances are well below the current design parking cost of $16.1mm.



Innovative Housing Opportunities p. 31

The proforma illustrates that total costs for the project and serves as an outline for the 
timing of construction. Additionally, financing options and sources of funding were 
considered, which can allow the project to obtain adequate return levels for IHO’s profile. The 
construction timing was assumed to be 18-20 months, if project commenced in January of 
2021, it is anticipated to be completed in mid/late 2022. The TAP believes that an 18/20-month 
construction timeline is an adequate timeframe to complete each phase of the project based on 
comparable size projects recently completed within the Orange County MSA.

OPTION 1 COST SUMMARY

OPTION 2 COST SUMMARY

Potential sources of funding for the project were also reviewed. Current financing 
considerations by IHO include $5mm from the Authority of Santa Ana, $17.95mm from MHP 
(Multi-Family Housing Program), $2.0mm deferred developer fee, $8.1mm from mortgage/
perm bond loan, and $10.6mm from 4% Low-Income Housing Tax Credit proceeds. The TAP 
recommends pursuing the HUD 221 (d)(4) loan, in addition to the aforementioned sources of 
funding. 

The HUD 221(d)(4) loan, which is a non-recourse, ground-up redevelopment and substantial 
rehabilitation form of financing for multifamily properties, is the multifamily industry’s 
highest-levered, lowest-cost, non-recourse, fixed-rate loan available. The loans are fixed and 
fully amortizing for 40 years, not including the up-to-three-years, interest-only, fixed-rate 
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structure that is available during construction. This timeframe would be well within the 
anticipated project completion timeline, and also allow IHO to achieve an accretive return 
due to the interest-only nature of the initial years of the loan. The construction or substantial 
rehabilitation of detached, semi-detached, row, walkup, and elevator-type multifamily 
properties, including market rate, low-to-moderate income; and subsidized multifamily, 
cooperative housing and affordable housing properties with at least five units are eligible for 
the loan.

For more information regarding the HUD 221(d)(4) loan; please visit: https://www.hud.loans/
fha-221d4

Additionally, the TAP considered the Multifamily Housing Program (MHP) loan which is 
offered to assist with the new construction, rehabilitation, and preservation of permanent 
and transitional rental housing for lower income households. Eligible applicants include local 
public entities, for-profit and non-profit organizations, limited equity housing cooperatives, 
individuals, Indian reservations, and limited partnerships in which an eligible applicant 
or an affiliate of an applicant is a general partner. Applicants or their principals must have 
successfully developed at least one affordable housing project. As such, IHO would qualify for 
this loan, which could offer attractive terms to partially finance the cost of the development at 
Golden Circle. 

OPTION 1 OPTION 2
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Budget Detail

The TAP budget fees into eight main categories which comprise of Planning Department, 
Building Department, Engineering, Public Works Department, OC Sanitation, Fire Department, 
Soft and Hard Costs. All costs are educated assumptions provided by members of the TAP 
program. Each line category is included below for each option.

BUDGET DETAIL FOR OPTION 1
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BUDGET DETAIL FOR OPTION 1

OC Sanitation Fee + Fire Dept. 516,500 292.63             
Orange County Sanitation District Fee - Residential (1bd) 84,560 47.91               
Orange County Sanitation District Fee - Residential (2bd) 239,760 135.84             
Orange County Sanitation District Fee - Residential (3bd) 150,520 85.28               
Orange County Sanitation District Fee - Community Facilities 20,660 11.71               
Fire Department Architectural Plan Check and Inspection Fee - Residential 4,000 2.27                  
Fire Department Architectural Plan Check and Inspection Fee - Nonresidential 7,500 4.25                  
Fire Master Plan Review and Inspection 3,000 1.70                  
Underground Fire Plan Review and Inspection 3,000 1.70                  
Fire Sprinkler Plan Check and Inspection 3,500 1.98                  

Potential Credits (595,128) (337.18)           
Orange County Sanitation District Fee (91,319) (51.74)              
Harbor Specific Plan Mitigation Fair Share (48,539) (27.50)              
Transportation System Improvement Area (244,432) (138.49)           
Transportation Corridor Fee (210,839) (119.46)           

Soft Costs 387,884 219.76             
Traffic Study 21,000 11.90               
Architectural/Design Entitlements 5,500 3.12                  
Civil Design Entitlements 25,000 14.16               
Landscaping Design Entitlements 7,500 4.25                  
Survey/ALTA with Topo 25,000 14.16               
Engineering - Grading, Erosion Control, etc. 35,000 19.83               
Engineering - Hydrology/WQMP 25,000 14.16               
Engineering - SWPPP 6,500 3.68                  
Engineering - Utility Plans 12,500 7.08                  
Engineering - Off-Site Improvement Plans 7,500 4.25                  
Engineering - Off-Site Utility Plans 10,000 5.67                  
Geotechnical Study 12,500 7.08                  
Lead & Asbestos Study 7,500 4.25                  
Phase 1 ESA Report 4,000 2.27                  
Signage Design 10,000 5.67                  
Pre-Construction Coordination 10,000 5.67                  
Dry Utility Design/Permit/Connection Fees 100,000 56.66               
CONTINGENCY (5%) 63,384 35.91               

Hard costs - Option 1 61,364,780 34,767.58      
Type1 Structured Parking 4,878,000 2,763.74         
Type 1 Ground Level Mixed Use (Cold Shell) 2,376,000 1,346.18         
Type III 37,780,500 21,405.38      
Type V Amenity Building 705,000 399.43             
Demo, Site Work and 3,000 SF Park 2,988,216 1,693.04         
Stormwater Treatment Systems 450,000 254.96             
Offsite Improvements (Sewer) 70,000 39.66               
Offsite Improvements (Street - 4th & Golden Circle) 300,000 169.97             
General Conditions 3,468,340 1,965.07         
GC Contingency 1,590,482 901.12             
GC's Overhead / Requirements 743,216 421.09             
GC's Fee 12,500 7.08                  
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BUDGET DETAIL FOR OPTION 2
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BUDGET DETAIL FOR OPTION 2

OC Sanitation Fee + Fire Dept. 516,500 292.63             
Orange County Sanitation District Fee - Residential (1bd) 84,560 47.91               
Orange County Sanitation District Fee - Residential (2bd) 239,760 135.84             
Orange County Sanitation District Fee - Residential (3bd) 150,520 85.28               
Orange County Sanitation District Fee - Community Facilities 20,660 11.71               
Fire Department Architectural Plan Check and Inspection Fee - Residential 4,000 2.27                  
Fire Department Architectural Plan Check and Inspection Fee - Nonresidential 7,500 4.25                  
Fire Master Plan Review and Inspection 3,000 1.70                  
Underground Fire Plan Review and Inspection 3,000 1.70                  
Fire Sprinkler Plan Check and Inspection 3,500 1.98                  
Orange County Sanitation District Fee - Commercial 

Potential Credits (595,128) (337.18)           
Orange County Sanitation District Fee (91,319) (51.74)              
Harbor Specific Plan Mitigation Fair Share (48,539) (27.50)              
Transportation System Improvement Area (244,432) (138.49)           
Transportation Corridor Fee (210,839) (119.46)           

Soft Costs 324,500 183.85             
Traffic Study 21,000 11.90               
Architectural/Design Entitlements 5,500 3.12                  
Civil Design Entitlements 25,000 14.16               
Landscaping Design Entitlements 7,500 4.25                  
Survey/ALTA with Topo 25,000 14.16               
Engineering - Grading, Erosion Control, etc. 35,000 19.83               
Engineering - Hydrology/WQMP 25,000 14.16               
Engineering - SWPPP 6,500 3.68                  
Engineering - Utility Plans 12,500 7.08                  
Engineering - Off-Site Improvement Plans 7,500 4.25                  
Engineering - Off-Site Utility Plans 10,000 5.67                  
Geotechnical Study 12,500 7.08                  
Lead & Asbestos Study 7,500 4.25                  
Phase 1 ESA Report 4,000 2.27                  
Signage Design 10,000 5.67                  
Pre-Construction Coordination 10,000 5.67                  
Dry Utility Design/Permit/Connection Fees 100,000 56.66               

Hard costs - Option 2 57,946,787 32,831.04      
Type III 42,265,500 23,946.46      
Type V Amenity Building 705,000 399.43             
Demo, Site Work and 3,000 SF Park 2,988,216 1,693.04         
Stormwater Treatment Systems 450,000 254.96             
Offsite Improvements (Sewer) 70,000 39.66               
Offsite Improvements (Street - 4th & Golden Circle) 300,000 169.97             
General Conditions 3,274,510 1,855.25         
GC Contingency 1,501,597 850.76             
GC's Overhead / Requirements 701,681 397.55             
GC's Fee 2,102,260 1,191.08         
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GENERAL PROJECT INFORMATION/SUMMARY CHART
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IHO to coordinate 
with SCE to 
determine feasibility/
constructability of multi-
story building with 
10’ wide easement for 
overhead electrical lines 
(easterly side of 2021 4th 
St.).

IHO to work with civil 
engineer and City’s Public 
Works department to 
determine available 
capacity of existing 
sewer main to allow 
for additional expected 
flow – possibility of 
incorporating gray water 
system for irrigation to 
reduce flow output to 
public sewer system.

IHO to discuss potential 
mitigations with City 
traffic engineer for 
anticipated increase 
in expected vehicular 
traffic on nearby streets 
based on proposed 
development. Developing 
possible programs such 
as ride sharing and 
incentives for usage of 
alternative transportation 
to curtail increase in 
traffic.

Based on the analysis of the project, we would like to present the following list of 
recommendations to keep in mind with the progression of the project; some of which are to 
be vetted out during early stages of due diligence with the City of Santa Ana. This is not an 
exhaustive list of recommendations, but are to be considered.

R E C O M M E N DAT I O N S  F O R  I H O

01 02 03

Confirm with City of 
Santa Ana regarding 
MEMU’s intended off-
site road improvements 
connecting the existing 
streets and discuss how 
it is not conducive to the 
proposed project.

Confirmation with City’s 
Planning Department 
regarding possible 
required addendum 
to existing EIR and 
supplemental CEQA 
technical studies to 
account for proposed 
development.

Community outreach 
early on to pitch 
concept to surrounding 
commercial, office, and 
residents.

04 05 06

IHO to study our 
presented alternative 
site plans that do not rely 
on basement parking 
or podium construction 
as well as other design 
upon availability of more 
information during due 
diligence.

Verify that the plans as 
designed comply with 
development standards, 
and strategically utilize 
the California State 
Density Bonus Law for 
any necessary or desired 
reductions in parking or 
setbacks.

IHO take in consideration 
a site plan design that 
does not depend on site 
access from adjacent 
parcels or CC&Rs will 
need to be developed and 
reviewed by all parties 
involved.

07 08 09
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IHO PROFORMA’S BELOW, FOR REFERENCE

A P P E N D I X
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