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Irvine Co. didn’t stop building during the
pandemic, and now the state’s largest office
owner is reaping the rewards.

The Newport Beach landlord, which
counts an office portfolio in excess of 53
million square feet, is reported to have struck
a blockbuster deal for one of its new office
campuses in Silicon Valley, adding to a leas-
ing spree for Orange County’s largest real es-
tate owner over the past year. 

Reports indicate Apple Inc. (Nasdaq:
AAPL) inked a 701,000-square-foot lease
last month at the Pathline Park office com-
plex, a 1.3 million-square-foot campus Irvine
Co. is developing in Sunnyvale. 

The six-building deal is tops for the tech-
focused South Bay region since the onset of
the pandemic, and brings Irvine Co.’s cam-

Apple Tied to Sunnyvale
Mega-Lease; 700K SF

Irvine Co. Development in Silicon Valley Finds Takers

n By KATIE MURAR

pus to full occupancy ahead of its delivery,
local reports indicate.

Pathline Park
The developer began construction on the

11-building office park in 2018 and is now
nearing completion; initial projections called
for a 2021 delivery for most of the buildings
at the complex. 

The campus is designed by Arquitectonica
and includes floor-to-ceiling glass and indoor
outdoor connectivity with 20% of the 42-acre
site dedicated to open space. 

Five of the buildings reportedly leased by
Apple are completed. 

Irvine Co. officials declined to comment on
the reported deal, which is the largest for the
region since early 2020 when Google leased

nearly 500,000 square feet elsewhere in Sun-
nyvale, according to local reports. 

CBRE and Cushman & Wakefield bro-
kered the deal on behalf of Irvine Co. 

Pathline Park is about 4 miles from Apple
Park, the 175-acre main campus for Apple.
That spaceship-looking facility runs about
2.8 million square feet. Apple occupies space
in numerous other area buildings, including
those owned in Silicon Valley by Irvine Co.

No. 1 in OC
Pathline Park has three tenants in total; two

of them were secured in the pre-leasing phase
in 2018. 

Software firm Synopsys, which is based in
Mountain View and has local offices in
Irvine, leased 360,000 square feet across

three buildings as part of the development’s
first phase. 

Cybersecurity firm Proofpoint also inked
a 242,000-square-foot lease at the campus. 

Together with Apple’s recent 700,000-
square-foot deal, the campus is at full occu-
pancy ahead of its completion. 

The complex is comparable in size to the
developer’s Spectrum Terrace in Irvine,
which will total 1.1 million square feet at full
buildout. Two of the three planned phases
there have delivered, totaling nearly 700,000
square feet. 

Irvine Co. ranks No. 1 on this week’s list
of the largest commercial developers in OC,
due to its work at the second phase of Spec-
trum Terrace, and the new Innovation Of-

Irvine Company Office

n FOUNDED: 1864
n HEADQUARTERS: Newport Beach 
n CHAIRMAN: Donald Bren 
n BUSINESS: develops, manages offices in
California, Chicago 
n PORTFOLIO: nearly 53M square feet of of-
fice space under management
n NOTABLE: reports indicate landlord secured
Apple as Bay area tenant in 700,000-square-
foot deal

Pathline Park: 1.3M-SF campus in Sunnyvale broke ground in 2018

      � Irvine Co. 20
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1,100-unit Apartment Project Moves Ahead in Santa Ana 

A nearly 15-acre parcel in Santa Ana that’s
home to a shuttered industrial site last used
by Ricoh Electronics will be converted into
a mixed-use residential project after its sale
to Greystar Real Estate Partners. 

After several years of planning with the
city, the South Carolina-based apartment in-
vestor recently closed on three parcels along
Red Hill Avenue. 

A venture headed by Newport Beach-
based Arrimus Capital sold the properties
at 2300, 2310 and 2320 Red Hill Ave. for
$73.6 million, or north of $5 million per
acre, property records indicate.

The three buildings will be demolished to
make way for a residential project that will
include 1,100 apartment units and 80,000
square feet of commercial retail and restau-
rant space. 

The development is the largest new resi-
dential project on the books for the city. 

Residential, Retail 
Arrimus Capital, a real estate investment

firm run by Christopher Lee, kicked off the
planning and entitlement process for the
project, formerly called The Bowery, about
three years ago. 

Arrimus acquired the Red Hill property
from Ricoh Electronics in 2018 for $43.5
million in a venture with Newport Beach-
based CT Realty Investors, an industrial
developer it has partnered with frequently.

A new industrial project was initially con-

sidered for a portion of the site, before the
owners opted to seek residential entitle-
ments.

It won full approvals for the project ahead
of its sale to Greystar, which renamed the
project to Warner. 

The project is expected to begin construc-
tion this year, starting with the demolition of
the three industrial buildings on the site,
which total 212,457 square feet. 

The new project is expected to be built out
in phases over the next few years, and will be

“designed for future connection to adjacent
parcels,” according to RC Alley, managing
partner of Orange-based architecture firm
AO, which was tapped to design Warner. 

“As Santa Ana becomes more urbanized,
we want to make sure the project ties nicely
into the fabric and future of the city,” Alley
told the Business Journal, adding that
Warner will be more “timeless, rather than
contemporary” in design. 

The rental apartments will be joined by a

Arrimus Sells Ex-Ricoh 
Site to Greystar for $73M

Warner rendering: new
development headed by
SC-based Greystar

n By KATIE MURAR

AO

n FOUNDED: 1975
n CEO: Jack Selman
n HEADQUARTERS: Orange
n BUSINESS: architecture, design for prima-
rily commercial uses  
n EMPLOYEES: 277
n ANNUAL BILLINGS: $64.5M
n NOTABLE: underway on several projects in
Santa Ana including Warner, led by Greystar        � Santa Ana 23
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• Central pedestrian pathline

• 24 acres of open space

• Indoor/outdoor amenities

• Roll-up doors to private patios

• Operable windows & skylights

Copyright © 2021 Irvine Management Company. All rights reserved. Other trademarks are property of their respective owners. All properties are offered for lease through Irvine Management Company, a licensed real estate broker. DRE LIC. #02041810.
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Silicon Valley campus now largely full after Apple’s reported deal

� from page 16
Irvine Co.
fice Park in Irvine (see list, page 28).

OC’s Blockbuster Deal
The Apple deal is the largest tech-related

office deal reported in the state over the past
year, edging out a deal in OC.

Anduril Industries announced in March a
deal to occupy all of The Press development
at the former LA Times printing facility in
Costa Mesa.

That lease is for 640,000 square feet, in-
cluding 450,000 square feet that’s currently
under construction, as well as a newly
planned 190,000-square-foot research and de-
velopment building. 

Anduril, a tech-focused defense and border
protection company founded by Palmer
Luckey, is expected to move from its current
office in Irvine to the project by summer
2022.

Leasing Spree 
Irvine Co. has managed to maintain strong

leasing volume in the past year.
The area’s largest landlord said last month

it leased nearly 7 million square feet across
its office portfolio between April 2020 and
March 2021; 2 million of that total was inked
in February and March 2021 alone. 

The recent Apple deal, along with potential
other leases signed in the past two months,
would bring the leasing volume closer to 8
million square feet. 

The landlord’s largest reported local deal
this year is for a full building at Spectrum
Terrace where real estate data firm CoStar
Group Inc. inked a 115,000-square-foot
lease.

Expect new deals to be made over the next
year at Spectrum Terrace’s third phase,
which will add three more mid-rise offices
and other buildings, as well as at the com-
pany’s just-built Innovation Office Park, a
collection of low-rise buildings in Irvine near
the intersection of the Santa Ana (5) Freeway
and Sand Canyon Avenue. n
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THE LIST COMMERCIAL CONSTRUCTION COS.

DAMIAN BUESSING
VP and District Manager

Hensel Phelps

KEN LONG
President

Largo Concrete Inc.

CARLOS GONZALES
Division President, Western Region

Clark Group

JIM MADRID
Executive VP

McCarthy Building Cos.

PETE RUIZ
Division Manager, Building

Swinerton

CHERYL OSBORN
Founder and President

Casco Contractors

Construction Firms: Steady Work Amid Unprecedented Year

A backlog of construction projects helped to
buoy Orange County construction firms over
the past year, though headwinds caused by the
pandemic could still play out in future years. 

The 27 biggest firms with work here posted
$9.4 billion in local revenue last year, flat from
a year ago and up 7.4% from two years ago,
based on this week’s Business Journal list.

Nine firms on the list saw year-over-year in-
creases in work, 12 saw declines, and six en-
tries are Business Journal estimates.

The industry is faced with sky-high construc-
tion costs as commodity prices rise, while labor
shortages continue to impact the sector, poten-
tially causing delays down the line. 

Still, the pandemic did not bring about the
lull that some local firms feared. 

“The work we did in 2020 was business that
was already on the books before the pandemic,
so although we did see a pause at the onset of
the pandemic, it didn’t have a significant im-
pact on our business,” said Michael Myers,
Southern California regional president of Mc-
Carthy Building Cos.

“It’s the projects we are chasing now that are
being impacted by rising costs.”

FivePoint School  
McCarthy once again led local companies in

2020, with annual revenue from OC operations
jumping 19% to nearly $1.2 billion. 

C.W. Driver Cos., which counts civic and
education projects among its top-generating
sectors, saw a similar jump in revenue last year,
boosting the company to No. 11.

Work handled from the Pasadena-based
firm’s Irvine office jumped 19% to nearly $247
million, with recent local projects in-
cluding work for Chapman Univer-
sity and Orange Coast College.

The company recently broke
ground on Solis Park School, a K-8
school at Great Park Neighbor-
hoods within the Irvine Unified
School District. 

The school will serve about 1,000
students in new communities at the
FivePoint Holdings LLC (NYSE: FPH) de-
velopment. 

“Education continues to be our strongest sec-
tor,” said President Karl Kreutziger. “We
think the opportunities of last year will carry
over into 2021 and 2022.”  

The largest local project that started last year

were the first two phases of expansion at the
James A. Musick Facility Jail, with construc-
tion led by the Irvine office of Bernards. 

The $261 million project is the fifth-largest
construction start in the state last year, accord-
ing to data from construction trade publication

ENR California.
ENR also puts the latest phase of

Edwards Lifesciences Corp.’s
campus expansion in Irvine at
around $141 million. 

Pandemic Pivot 
When stay-at-home orders hit the

region a year ago, construction firms
were deemed essential, albeit with a

few concessions. 
Companies had to quickly adapt to keep op-

erating, such as having fewer workers on-site
in order to adhere to social distancing protocols. 

Firms also looked to diversify their portfolios
as the pandemic hit some sectors harder than
others.  

Such was the case for R.D. Olson Construc-
tion, the Irvine-based affiliate of Bob Olson’s
R.D. Olson Development in Newport Beach
that specializes in hospitality projects. 

“We luckily had the foresight to pivot into
other industries, such as the housing sector,
which helped carry us through the pandemic,”
said President Bill Wilhelm, whose firm is No.
18 on this year’s list, down five spots from last
year. 

The company has several multifamily proj-
ects on the books with north of 500 units cur-
rently under construction, including Prado
Family Homes, a 50-unit, five-building com-
munity in Fountain Valley.

C.W. Driver has also noticed strong demand
for multifamily construction in Orange County. 

“We almost can’t keep up with it,”
Kreutziger said. “We have a drastic shortage of
residential units here and I don’t see demand
letting up any time soon.”

The company has 18 residential projects in
the works. 

Hospitality business appears to be picking up
as California prepares to fully reopen and con-
sumer confidence returns, according to Wil-
helm, whose firm recently began a
redevelopment project for the 498-room Sher-
aton Park Hotel near Anaheim’s convention
center. 

“We’ve been fielding calls from existing cus-
tomers in the past month who had pressed the
pause button on projects last year, and are ready
to pick back up,” said Wilhelm, noting that the
market will first see a return for renovation and
adaptive reuse projects followed by ground-up
developments. n

Rising Costs Could 
Hinder Some Projects

p   24
Commercial

Construction Cos.

Expansion of Edwards Lifesciences HQ was state’s
12th-largest new project to start last year, according to
trade publication ENR California

n By KATIE MURAR
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sizeable retail component that could include
restaurants, stores and a food hall. 

The amenity-heavy project is near the
edge of the Tustin Legacy development,
and is being seen as a “gateway to the city
of Santa Ana,” Alley notes. 

Active AO 
Warner joins a growing Santa Ana portfo-

lio for AO, formerly known as Architects
Orange. 

The company recently worked with devel-
oper Alliance Residential to take the wraps
off Broadstone Archive, the second of three
planned multifamily projects to open at the
Park & Paseo development in Santa Ana.

The 403-unit Archive complex opened
early this year at the 18-acre development at
the intersection of Barranca Parkway and
Red Hill.

The Park & Paseo project is less than a
mile from Warner. It was also shepherded
through the entitlement process by Arrimus

and subsequently sold to apartment devel-
opers for a reported $93 million.

The new phase of development at that site
follows Broadstone Arden, a 335-unit proj-
ect that opened last March.

Alliance is set to continue that develop-
ment push with its third phase of work at the
site, the 483-unit Broadstone Atlas, which
is currently under construction and is ex-
pected to wrap in summer 2022. 

Park & Paseo will total 1,221 units,
18,000 square feet of retail space and 56,000
square feet of office space. 

AO also recently took the wraps off Metro
East Senior Park Apartments, a six-story,
419-unit senior affordable housing commu-
nity in Santa Ana near the Tustin border and
is about to open First Point, another afford-
able housing community in the city. 

That two-building, 552-unit project is ex-
pected to be completed by this fall.  

“Cities like Santa Ana that were over-
looked during the last development cycle
are now seeing strong demand, specifically
with new multifamily projects,” Alley said.
“Every major developer in OC is looking at
Santa Ana.” n

Former Ricoh site at
1062 McGaw Ave.

Alere Closes On
Former Ricoh Site 

Greystar Real Estate Partners isn’t
the only developer in town that has new
plans for a former Ricoh Electronics lo-
cation in Orange County. 

Newport Beach-based Alere Property
Group LLC recently bought a 5.2-acre
industrial site in Irvine from the electron-
ics manufacturer in a $23 million deal. 

The deal works out to about $4.5 mil-
lion per acre. 

The property at 1062 McGaw Ave. near
the Costa Mesa (55) Freeway currently
holds a vacant 107,600-square-foot indus-
trial building once used by Ricoh, which
has occupied numerous buildings along
the 55 freeway in prior years. 

The maker of digital copiers, printed
circuit boards, scanners, printers and other
products has slimmed down its local real
estate presence the past few years after

moving its main base out of the state.
The existing McGaw Avenue building

could be demolished to make way for a
new, 120,000-square-foot industrial facil-
ity, according to filings with the city of
Irvine. 

The deal adds to a string of local buys
for Alere since the start of last year.

The company kicked off 2020 with its
purchase of an Irvine industrial building
at 17353 Derian Ave. for $16.6 million.

At the end of the year, Alere made a
portfolio buy totaling $32 million for a
76,000-square-foot and 34,650-square-
foot building at 1922-1924 Barranca
Parkway, also in Irvine.

The industrial investor also acquired the
longtime Huntington Beach facility for
racing sponsorship company Terrible
Herbst Motorsports in a sale-leaseback
deal worth $12.6 million.

—Katie Murar

New Industrial Building
Proposed for Irvine Site

� from page 18
Santa Ana
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Office, Hotel Work Boosts Ranks of Developers

Despite a challenging year filled with no
shortage of uncertainties for the commercial
real estate market, local developers kept
building in 2020 and in early 2021. 

The county’s 16 most active commercial
developers reported about 3 million square
feet of completed projects for the 12 months
ending in April, more than twice the amount
seen the year prior, according to this week’s
Business Journal Commercial Developers
list.

While plenty of names on the list are well-
known institutions in Orange County, includ-

ing Irvine Co., Shea
Properties, and Ran-
cho Mission Viejo
LLC, 10 entries on the
list weren’t included in
last year’s iteration.

Notably, nearly a
third of the entries are
hospitality-focused de-

velopers, who wrapped up projects in the
area amid one of the toughest times in recent
history for the hotel sector.

Newport Beach’s Irvine Co., the area’s
most active developer the past decade, took
top marks on the list, delivering nearly
660,000 square feet of new office product in
2020, including the second phase of the
firm’s Spectrum Terrace office project and
the first phase of a new low-rise office cam-

pus, Innovation Office Park. 

Industrial on Tap
Outside of Aliso Viejo’s Shea Properties,

whose Shea Business Center in Santa Ana
is the largest new airport-area industrial proj-
ect in years, giving the company the No. 2
spot, the industrial sector is largely unrepre-
sented on the list.

That shouldn’t be the case next year, with
north of 2 million square feet of new ware-
house and manufacturing space on the books
for the county. 

This includes the largest project currently
underway in OC: Goodman Group’s 1.5
million-square-foot logistics campus at the
former Kimberly-Clark tissue paper manu-
facturing site in Fullerton.

Construction began last month and is ex-
pected to be completed by spring 2022.

Newport Beach’s
Sares Regis Group is
developing its Hunt-
ington Gateway Park;
the first 260,000-
square-foot phase was
recently pre-leased by
Amazon, still the top
industrial player in the
region.  

Office to Industrial
With undeveloped

land in short supply,
builders of warehouses
and distribution facili-
ties have increasingly

tapped underutilized retail properties and
older business parks for their projects.

In a recent notable example, Newport
Beach-based industrial developer Western
Realco and Denver-based Black Creek
Group are heading the redevelopment of
multiple office buildings in Lake Forest that
have held a bulk of the local operations
of Panasonic Avionics for close to a decade.

Plans have been filed to tear down five of-
fices in and around the city’s Pacific Commer-
centre building park spanning about 370,000
square feet. They would be replaced with three
industrial buildings totaling nearly 380,000
square feet, according to city documents and
parties familiar with the proposed transaction.

Long-Term Projects
Hospitality, retail and residential projects

are coming together under the same roof as

part of several major multi-use projects in the
works across the county. 

Much of these developments are centered
in North County; multiple investors are plan-
ning nearly $10 billion in future plans for the
city of Anaheim alone. 

One of the more closely watched projects
is OC Vibe, a $3 billion plan to transform a
115-acre cluster of land surrounding the
city’s Honda Center into a mix of apart-
ments, offices, hotels, dining and entertain-
ment options.

Initial plans call for 2,800 residential units,
hotels, more than 800,000 square feet of of-
fice space, a new concert venue, food hall,
restaurants, parks and other amenities.  

Los Angeles Angels team owner Arte
Moreno is also making moves on his plan to
redevelop the 153-acre site that surrounds
Angel Stadium.

SRB Management Co., a firm affiliated
with Moreno, submitted conceptual redevel-
opment plans including more than 5,000
apartments, two hotels, 2.7 million square
feet of office space, 12,500 parking spaces,
parks and other commercial additions like re-
tail and restaurants. 

A third major development proposal was
added to Anaheim’s real estate pipeline ear-
lier this year in the form of a potential theme
park expansion for Disneyland Resort.

The company is currently in discussions
with the city to add new attractions, hotel
rooms, retail, dining and other mixed-use el-
ements within the 500-acre resort owned by
Burbank-based Walt Disney Co. (NYSE:
DIS) over the next several decades. n

Industrial Project Backlog;
Anaheim Mega-Sites Await

Shea Business Center: Santa Ana industrial project’s tenants include An-
duril Industries, Hoag, Peloton

This Page
Commercial Developers

n By KATIE MURAR
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