TABLE A-1 MAXIMUM INTENSITY STANDARDS BY PLANNING AREA
City of Irvine General Plan Land Use Element, Supplement 10, October 2026
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TABLE A-1

MAXIMUM INTENSITY STANDARDS BY PLANNING AREA GENERAL PLAN FOOTNOTES

1.

2.

Reserved

This designation allows a variety of land uses, including the high- density residential
category.

Refer to Objective LU-4, Policy (a) for additional institutional category requirements.
Within each planning area, actual intensity is regulated by the appropriate agencies
involved. The development intensity for institutional uses is in addition to the development
intensity allowed in the adopted land use category.

This designation provides for a variety of land uses and is based upon 63,476 AM.
(peak hour), 76,173 PM (peak hour) and 812,673 ADT as the maximum intensity
regulating factor (refer to the IBC database), except for Planning Area 4.

This designation provides for a variety of land uses, which are regulated by the Irvine
Center Development Agreement for PA 33. The development intensity is derived
from the Irvine Center Development Agreement adopted August 1993. The
development intensity for PA 33 was determined by converting the allowable points
(6,300) to gross leasable square feet and then multiplying by 1.15 to achieve a gross floor
area. As such, the Irvine Center Development Agreement is estimated to allow
approximately 8,388,980 square feet of gross floor area. An additional 1,514,000 square
feet of gross floor area is permitted subject to the Zoning Ordinance, for a planning area
total of 9,902,980 square feet. With the approval of General Plan Amendment 41359-GA
(CC Reso. 03- 115) in August 2003, residential units were introduced into Planning Area
33 and accompanied by a footnote indicating that non- residential intensity must be
reduced by a set amount for every residential unit built to avoid any increase in total traffic
in Planning Area 33. Based on the approval 3,150 units, the maximum gross floor area is
approximately 7,955,092 square feet. In addition, the footnote allows adjustments to
the residential and non- residential intensity figures, pursuant to this footnote, without
a requirement to file a subsequent General Plan amendment for those adjustments. The
actual development intensity within PA 33 may exceed these estimates subject to
the traffic provisions contained in the Development Agreement. Within Planning Area
4, this designation provides for a variety of land uses as provided by the Lower Peters
Canyon Development Agreement.

The permitted range of dwelling units (low-high) may be less than that allowed by the
available acreage. The residential intensity ranges are based on estimated gross figures
and may be adjusted through technical refinements to reflect more accurate information
at subsequent planning levels.

Within Planning Area 12, the multi-use designation allows medium high or high density
residential use.

On September 26, 1988, the “Memorandum of Understanding Implementing Initiative
Resolution 88-1" was approved, establishing a 10,600 dwelling unit cap for Planning Areas



10.

11.
12.

17, 18, 22, 26 and 27. In addition, the Memorandum permits up to 800 dwelling units in
lieu of commercial in Planning Area 26, for an overall cap of up to 11,400 dwelling units.

In Planning Area 34 within the Research/Industrial Land Use Category, the developer has
the option to construct up to 63,681 square feet of Research & Development or in lieu of
that, up to 126,000 square feet of mini warehouse. A limited scope traffic study will be
prepared as part of the building permit application for development of mini-warehouse in
excess of 63,681 square feet and up to 126,000 square feet of mini-warehouse. If this
option is exercised, the City shall administratively increase the General Plan and Zoning
caps for Planning Area 34 by the square footage to accommodate it.

The University of California controls land use authority and related regulatory activities.
Dwelling unit totals are based on the University's Long-Range Development Plan.

Total residential Dwelling Units within Planning Area 4 shall not exceed 7,969.

Residential uses within Sector 11 of Planning Area 4 shall not exceed 2,830 ADT unless

additional environmental documentation ensures traffic mitigation.

13.
14.
15.

16.

17.

Reserved.
Derived from Planning Area 22 Zone Change [16868-ZC, CC Reso 95-79].

In Planning Area 15, a total of 30,593 square feet of Recreational Use has been allocated
to 20 Lake, which is designated at Recreation, and 61,173 square feet of Institutional Use
has been allocated to a site designated as High Density.

With regards to additive square footage, a total of 50,526 square feet of Institutional Uses
have been allocated equally to two sites designated as High Density Residential and
located at 4445 Alton Parkway and 23 Lake Street designated as High Density
Residential. Additionally, 5,939 square feet of Institutional Uses have been allocated to
a site designated as Multi-Use and located at 5010 Barranca Parkway. This square
footage is considered additive and is not included in the Planning Area 15 total intensity
caps.

Maximum Square Footages for Multi-Use

Non-Residential Conversions: The “Heritage Fields Project 2012 General Plan
Amendment and Zone Change Traffic Analysis, approved November 26, 2013, or
subsequent traffic analysis amending those assumptions, analyzed 1,318,200 square
feet of Multi-Use (Office) in Planning Area 51. If any other non-residential land uses within
8.1 TTOD zoning district are proposed in-lieu of Multi-Use (Office), the square footage
may be adjusted accordingly within the General Plan Table A-1 without the need for a
General Plan Amendment.

The 1,233,000 square feet in Institutional/Public Facilities in Planning Area 51
includes 122,500 square feet for Orange County Transit Authority facilities; 300,000
square feet for County of Orange facilities; 263,000 square feet for warehousing
for homeless providers; 468,000 square feet of institutional uses; 26,000 square feet of
sports park; and 53,500 square feet of remote airport terminal.
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22.

23.

24.
25.

In order to develop at the maximum intensities for Planning Area 51, the property owner
has entered into a development agreement, (recorded on July 12, 2005), which requires
the dedication of land and the development or funding of infrastructure improvements in
excess of the City’s standard requirements, and the commitment to long-term
maintenance of public facilities.  This agreement was amended by the Amended and
Restated Development Agreement adopted pursuant to City Council Ordinance 09-09.

To the extent that residential units are built in PA 33, within the

4.7C Urban Commercial District, a corresponding reduction in the allowable non-
residential intensity shall occur in terms of equivalent traffic generated. The actual amount
of reduction in non-residential intensity will be based upon a conversion rate of 648 square
feet of non-residential intensity per dwelling unit (as established in the traffic analysis “City
of Irvine Spectrum 1 Traffic Analysis” July 2003). Revisions to the non-residential and
residential intensity figures for PA 33 (consistent with this note) are authorized without the
need for a subsequent general plan amendment and/or zone change

To the extent residential units have been provided in PA 33 pursuant to GPA 00529481-
PGA, units are in addition to non-residential intensity otherwise allowed in PA 33.

Maximum dwelling units within the Multi-Use designation of Planning Area 25
shall be inclusive of density bonus units.

To the extent that residential units are built in Planning Area 25, 521,747
square feet of non-residential intensity will be removed. Revisions to the non-residential
figures for PA 25 (consistent with this note) are authorized without the need for a
subsequent general plan amendment.

Development  Agreement 00310468-PDA  vested certain entitlements for the
Park Place development (collectively, the “Vested Park Place Entitlements”). The
Vested Park Place Entitlements include the right to allocate the maximum permitted
intensity of development within Park Place among the various permitted and
conditionally permitted uses utilizing the development points system set forth in
Section V.E.-736.5 of the 1989 Zoning Code (the “1989 Point System”). The maximum
intensity limits for Planning Area 36 allow for up to 3,450 dwelling units within Park Place
subject to an overall intensity limit 8,567,880 total points under the 1989 Point
System which have been allocated to Park Place under the Vested Park Place
Entitlements. To the extent that the 3,450 maximum unit entitlement is not developed at
Park Place, non-residential uses may be developed at Park Place by utilizing unused
points under the 1989 Point System. Total construction within Park Place shall not exceed
any of the following intensity limits: 3,450 residential dwelling units and 8,567,880
points under the 1989 Point System.

Reserved

Unallocated dwelling units represent those units remaining in a Planning Area that may
be built anywhere in the same Planning Area. These units are within the maximum
development intensity for the Planning Area; and, therefore placement of unallocated
units into any residential category within the planning area for purposes of development
is determined to be consistent with the General Plan and Zoning Code with regard



26.

27.
28.

29.

to intensity allocation only, provided that placement is otherwise consistent with site
specific zoning regulations and that any potential environmental impacts are adequately
addressed, including traffic impacts, pursuant to CEQA. Additionally, unallocated units
in Planning Area 4 cannot be transferred between sectors per an existing
development agreement.

On July 12, 2005, the City and Heritage Fields LLC executed the Great Park Development
Agreement that vested Heritage Fields’ right to develop 3,625 base units in Planning Areas
30 and 51(now referred to as Planning Area 51 with the 2012 General Plan Amendment
and Zone Change). The November 6, 2008, Planning Commission approval of the Master
Affordable Housing Plan and the Density Bonus Application granted the right to develop
1,269 density bonus units in Planning Areas 30 and 51 (now referred to as Planning Area
51 with the 2012 General Plan Amendment and Zone Change). The City Council later
approved the Density Bonus Agreement on August 9, 2009, regarding the implementation
of the 1,269 density bonus units. The 2012 General Plan Amendment and Zone Change
increase the maximum number of base units to 7,037 (3,625 plus 3,412) and the maximum
number of density bonus units to 2,463 (1,269 plus 1,194) for a maximum of 9,500 units.

Density Bonus units granted pursuant to state law.

The development intensity allocated to 8.1A equates to 175,000 square feet of office use
and 325,000 square feet of Research and Development use with a post-2030 trip limit of
5,115 average daily trips, 506 am peak hour trips and 509 pm peak hour trips based on
NITM land use rates. To the degree residential units, up to a maximum of 790 dwelling
units, or other uses are built in 8.1A, a corresponding reduction in the allowable Office
and/or Research and Development intensity shall occur in terms of equivalent traffic
generation based on a.m. peak, p.m. peak, and average daily trips. The actual amount
of reduction will be based on land use based traffic generation rates, and using an
average trip generation rate (10.73 ADT, 0.98 am peak hour trips and 0.94 pm peak hour
trips per 1,000 square feet of office use and 9.96 ADT, 1.03 am peak hour trips and
1.06 pm peak hour trips per 1,000 square feet of research and development use)
for Office and/or Research and Development intensity and the applicable rates for
any proposed non-office use, as determined by the Director of Community
Development.

The IBC Vision Plan, adopted by City Council in July 2010, assumed a theoretical total of
2,038 density bonus units. This total is based on 655 total density bonus units
existing, under construction, approved, or in process at the time of Vision Plan adoption,
plus an additional 1,383 potential density bonus units based on the maximum allowed
pursuant to state law for the 3,950 potential base units identified to reach the 15,000 base
unit cap at the time of Vision Plan approval. The minimum required density is 30 units per
acre.

The Maximum Allowable Square Footage within Planning Area 36 can adjust upward or
downward based upon the mix of land uses and is not considered a development cap as
is the case in other planning areas. This estimated number can be adjusted as needed by
City Staff if the resulting Planning Area development intensity is within the Planning Area
Development Intensity Value budget. Land uses may be changed to any permitted or



30.

31.

conditionally permitted use within the corresponding zoning district, with the established
development intensity values.

Unallocated dwelling units represent those units remaining in a Planning Area that may
be built anywhere in the same Planning Area. These units are within the maximum
development intensity for the Planning Area; and, therefore placement of Unallocated
dwelling units into any residential category within the planning area for purposes of
development is determined to be consistent with the General Plan and Zoning Code with
regard to intensity allocation only, provided that placement is otherwise consistent with
site specific zoning regulations and that any potential environmental impacts are
adequately addressed, including traffic impacts, pursuant to CEQA.

For Planning Area 51, the applicant on Heritage Fields Property (as defined in and
designated from time to time under the Amended and Restated Development
Agreement adopted pursuant to City Council Ordinance 09-09) shall have the right to
develop 1,300 (or fewer at the election of the applicant) additional dwelling units (in
excess of 10,556) in exchange for a reduction of non-residential square footage in 8.1C
TTOD zone on the basis of equivalent traffic generation as set forth in Footnote 31.

For the purposes of Footnote 30, to the degree residential units are built on Heritage
Fields Property (as defined in and designated from time to time under the Amended and
Restated Development Agreement adopted pursuant to City Council Ordinance 09-09)
in the 8.1C TTOD zone, a corresponding reduction in allowable nonresidential intensity
shall occur in terms of equivalent traffic generation based on a.m. peak, p.m. peak, and
average daily trips (ADT). The actual amount of reduction will be based on the ITAM trip
generate rates applicable to Planning Area 51 and included in the “Heritage Fields
Project 2012 General Plan Amendment and Zone Change Traffic Impact Analysis”,
approved November 2013.



