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1.0 INTRODUCTION 

1.1 PURPOSE OF THIS INITIAL STUDY 

In accordance with the California Environmental Quality Act (CEQA) and the State CEQA Guidelines, 
this Initial Study has been prepared for the Tirador Residential Development project (hereafter 
referred to as the “proposed project”) in San Juan Capistrano, California.  

This Initial Study has been prepared pursuant to CEQA, as amended (Public Resources Code [PRC] 
Section 21000 et seq.) and in accordance with the State CEQA Guidelines (California Code of 
Regulations [CCR] Section 15000 et seq.). Consistent with State CEQA Guidelines Section 15063, this 
Initial Study includes a description of the proposed project, an evaluation of the potential 
environmental impacts associated with implementation of the proposed project, and findings from 
the environmental analysis. 

Pursuant to Section 15367 of the State CEQA Guidelines, the City of San Juan Capistrano (City) is the 
Lead Agency for the project. The Lead Agency is the public agency with the principal responsibility 
for carrying out or approving a project that may have a significant effect on the environment. The 
City, as the Lead Agency, has the authority for project approval and adoption or certification of the 
accompanying environmental documentation.  

1.2 SUMMARY OF FINDINGS 

Based on the Environmental Checklist Form prepared for the project (Chapter 3.0) and supporting 
environmental analysis (Chapter 4.0), the proposed project would have no impact or less than 
significant impacts in the following environmental areas: agriculture and forest land resources, 
mineral resources, population and housing, public services, recreation, and utilities and services. The 
proposed project has the potential to have significant impacts on the following topics: aesthetics, 
biological resources, cultural resources, energy, geology and soils, greenhouse gases, hazards and 
hazardous materials, hydrology and water quality, land use, noise, traffic, and tribal cultural 
resources.   

According to the State CEQA Guidelines, it is appropriate to prepare an Environmental Impact Report 
(EIR) for the proposed project because there is substantial evidence that the proposed project may 
result in a significant impact on the environment. 

1.3 ORGANIZATION OF THE INITIAL STUDY 

The Initial Study organized into sections, as described below. 

 Chapter 1.0: Introduction. This chapter provides an introduction and overview of the 
conclusions in the Initial Study. 

 Chapter 2.0: Environmental Setting and Project Description. This chapter provides a brief 
description of the project location, relevant background information, and a description of the 
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existing conditions of the project site and vicinity. This chapter also provides a description of the 
proposed project and necessary discretionary approvals. 

 Chapter 3.0: Environmental Factors Potentially Affected. This chapter provides a list of the 
environmental factors that would be potentially affected by this project and a determination by 
the City as to the appropriate environmental document.  

 Chapter 4.0: Environmental Checklist and Discussion of Environmental Checklist Questions. 
This chapter contains an analysis of environmental impacts identified in the environmental 
checklist and identifies mitigation measures that have been recommended to eliminate any 
potentially significant effects or to reduce them to a level considered less than significant. 

 Chapter 5.0: References. This chapter identifies the references used to prepare the Initial Study. 

1.4 CONTACT PERSON 

Any questions or comments regarding the preparation of this Initial Study, its assumptions, or its 
conclusions should be referred to the following: 

Laura Stokes, Housing Supervisor/Associate Planner 
City of San Juan Capistrano 
32400 Paseo Adelanto 
San Juan Capistrano, CA 92675 
Phone: (949) 443-6313 
Email: LStokes@sanjuancapistrano.org 
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2.0 ENVIRONMENTAL SETTING AND PROJECT DESCRIPTION  

2.1 INTRODUCTION 

The proposed project includes the construction of a 132-unit residential development consisting of 
43 two-story detached single-family units and 89 three-story attached townhome units. Amenities 
provided throughout the residential development would include a gathering area with barbeques, 
seating, a shade structure, an open play turf area, play equipment, a dog waste station, trash 
receptacles, and a multi-purpose pedestrian, bicycle, and equestrian trail. 

2.2 EXISTING CONDITIONS 

2.2.1 Project Location and Site Description 

The proposed project is located on an approximately 16.1-acre site in the City of San Juan Capistrano 
(City), which itself is located in southern Orange County, California. The City encompasses 
approximately 14 square miles of land (approximately 8,960 acres) within the County. The City is 
bounded by the adjacent Cities of Mission Viejo and Laguna Niguel to the north, the Cities of Laguna 
Niguel and Dana Point to the west, and the City of San Clemente to the south, as well as 
unincorporated County land to the east. 

As shown on Figure 2.1, Regional Project Location (all figures follow at the end of this chapter), 
regional access to the project site is provided by Interstate 5 (I-5), State Route 73 (SR-73), State 
Route 74 (SR-74, also known as Ortega Highway), and Pacific Coast Highway (PCH, also known as 
State Route 1). The I-5 freeway bisects the central portion of the City in a north-south direction and 
is directly adjacent to the west of the project site; SR-73 extends in an east-west direction in the 
northern portion of the City and is located approximately 3.2 miles northwest of the project site; 
Ortega Highway extends in an east-west direction approximately 0.2 mile north of the project site; 
and PCH extends in a north-south direction and is approximately 2.8 miles south of the project site.  

2.2.2 Project Vicinity and Surrounding Land Uses 

The project site is comprised of the following Assessor’s Parcel Numbers (APNs): 666-131-07,  
-08,1 -09, -13, -14, -15, and -16. The project site is bordered on the north by Calle Arroyo, with 
commercial and institutional uses located beyond. El Horno Creek (a tributary of San Juan Creek) 
and San Juan Creek are adjacent to the south of the project site; a portion of the San Juan Creek 
Trail is located along the southern portion of the project site. The San Juan Hills Golf Club and multi-
family residential developments are located further south of the project site. Paseo Tirador is 
located along a portion of the eastern boundary of the project site with the Ortega Equestrian 
Center located further east. The I-5 freeway forms the western boundary of the project site with the 
Del Obispo Shopping Center located beyond. A detailed project vicinity map is shown on Figure 2.2, 
Project Vicinity.  

                                                 
1  APN 666-131-08 is owned by the City of San Juan Capistrano. 
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2.2.3 Existing Project Site 

The project site is located on the south side of Calle Arroyo, adjacent to a 24 Hour Fitness facility 
located directly northwest of the site. The project site is irregular in shape and is currently 
undeveloped and vacant. As such, the existing project site is primarily characterized by dirt and 
scattered ruderal vegetation and is relatively flat with a slight slope to the east/southeast. The 
eastern portion of the project site, which is the lowest topographic area on site, is adjacent to San 
Juan Creek and El Horno Creek and associated trails and vegetation. In addition, there are two 
existing wells located on the project site. The City-owned parcel, APN 666-131-08, contains an 
active well that will remain in use upon project implementation. The City-owned well includes a 
parking area that is typically used by visitors to the creek area. A privately owned, inactive well is 
located on APN 666-131-13 and will remain inactive upon project implementation.  

In its existing condition, access to the northwestern portion of the site is restricted due to the 
presence of a chain-link fence along the perimeter. However, the San Juan Creek Trail is publicly 
accessible; the trail begins at the intersection of Calle Arroyo and Paseo Tirador, traverses the 
project site in a southwest direction, and terminates at the Pacific Ocean in the City of Dana Point. 
Refer to Figure 2.3, Existing Site Photos, for current photographs of the project site. 

2.2.4 Existing General Plan and Zoning  

As shown on Figure 2.4, Existing Land Use Map, the project site has a General Plan land use 
designation of Planned Community. According to the City’s General Plan Land Use Element (1991), 
the Planned Community land use designation denotes large areas of land under common ownership 
for the detailed planning and development of residential, commercial, industrial, institutional, 
recreational, or open space uses.  

Existing land uses surrounding the project site include office, commercial, and religious uses in the 
Ventanas Business Center to the north; Assisted Care Facilities and  the Ortega Equestrian Center to 
the northeast and east; General Open Space and Open Space Recreational to the south and 
southeast; and General Commercial to the west (across I-5). 

As shown on Figure 2.5, Existing Zoning Map, the project site is zoned as a Planned Community 
District associated with the adopted Ortega Planned Community Comprehensive Development Plan 
(CDP 78-01). The purpose of the Planned Community zone is to encourage the use of modern land 
planning and design techniques to create developments integrating a mixture of different types of 
land uses.  

Existing zoning classifications surrounding the project site include Planned Community District 
(CDP 78-01) to the north and northeast (same zoning classification as the project site), Public and 
Institutional District and Office Commercial District to the south, General Open Space and Open 
Space Recreational to the south and southeast, and General Commercial to the west (across I-5). 

2.2.5 Project History and Background 

On May 6, 2008, the San Juan Capistrano City Council adopted a resolution that certified the Final 
EIR and approved preliminary development plans for the proposed Ventanas Business Center for a 
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19.43-acre property that included the subject project site. The Ventanas Business Center project 
consisted of 11 proposed buildings totaling 225,000 gross square feet (sf). Following the approval of 
the Ventanas Business Center project, the City identified the subject property site as being suitable 
for high-density housing, and for inclusion in the City’s 2014–2021 Housing Element as a site that 
could accommodate affordable housing (230 very-low-income units).  

In January 2014, the City adopted a Mitigated Negative Declaration (MND) and approved a General 
Plan Amendment (GPA), a Code Amendment to the Ortega Planned Community Comprehensive 
Development Plan (CDP) 78-01, and a Rezone to change the zoning of the subject property to allow 
for Very High Density residential development (18.1-30.0 dwelling units per acre [du/ac]) as part of 
Planning Sector B-3 of CDP 78-01. In conjunction with the GPA, the site was identified in the City’s 
Housing Element as a site that could accommodate 230 very-low-income housing units. 

In September 2016, the City Planning Commission approved an Addendum to the Final EIR for the 
Ventanas Business Center and approved a health club facility (24 Hour Fitness) on a 2.65-acre 
portion of the previous Ventanas Business Center project site. The health club facility project 
consisted of a two-story building totaling 38,000 sf of floor area and associated parking. The 24 Hour 
Fitness was constructed and is currently operating. 

2.3 PROPOSED PROJECT  

As shown on Figure 2.6, Conceptual Site Plan, the proposed project includes the construction of a 
132-unit residential development consisting of 43 two-story detached single-family units (ranging 
from 1,720 to 1,890 sf) and 89 three-story attached townhome units (ranging from 1,250 to 
1,850 sf). Each unit would include a private driveway and a two-car garage. Figure 2.7, Floor Plans: 
Single Family Homes, and Figure 2.8, Floor Plans: Townhomes, show the proposed floor plan details 
for each type of residence. 

As shown in Table 2.A, below, a total of 229,591 sf of residential building area is proposed on the 
project site. 

The project site would be divided by unit type, with single-family units and townhomes constructed 
on the eastern and western portions of the site, respectively. The residential density of the 
proposed project would total 8.2 du/ac, which is substantially lower than the maximum density of 
30.0 du/ac allowed on the site under CDP 78-01. In addition, the proposed lot coverage would total 
13 percent of the site, which is substantially lower than the maximum lot coverage of 35 percent 
allowed under CDP 78-01. 

In total, 14 of the townhomes, or approximately 10.6 percent of the total units, would be considered 
affordable. Affordable units would be 1,250 sf in size and would contain 2 bedrooms, a den, and 
2.5 bathrooms. 

Amenities provided throughout the residential development include a gathering area with 
barbeques, seating, and a shade structure, an open play turf area, play equipment, a dog waste 
station, and trash receptacles. 
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Table 2.A: Proposed Residential Uses 

Floor Plan Description Gross Area per Unit 
Proposed Number of 

Units Total Gross Area 

Single-Family Units 

Floor Plan P1 3 bd/2.5 bath 1,720 sf per unit 7 units 12,040 sf 

Floor Plan P1-CAL 3 bd/2.5 bath 1,745 sf per unit 8 units 13,960 sf 

Floor Plan P2 4 bd/2.5 bath 1,751 sf per unit 7 units 12,257 sf 

Floor Plan P2-CAL 4 bd/2.5 bath 1,757 sf per unit 7 units 12,299 sf 

Floor Plan P3 4 bd/2.5 bath 1,890 sf per unit 7 units 13,230 sf 

Floor Plan P3-CAL 4 bd/2.5 bath 1,850 sf per unit 7 units 12,950 sf 

Total Single-Family Units 43 units 76,736 sf 

Townhomes 

Floor Plan 11 2 bd & den/2.5 bath 1,250 sf per unit 14 units 17,500 sf 

Floor Plan 2 3 bd & den/3.5 bath 1,755 sf per unit 33 units 57,915 sf 

Floor Plan 3 3 bd & den/3.5 bath 1,830 sf per unit 13 units 23,790 sf 

Floor Plan 3E 3 bd & den/3.5 bath 1,850 sf per unit 29 units 53,650 sf 

Total Townhomes 89 units 152,855 sf 

Total Proposed Residential 132 units 229,591 sf 
Source: Project Information (Withee Malcolm Architects, LLP, November 13, 2018). 
1      Floor Plan 1 townhome units would be affordable units. 
bd = bedrooms  
sf = square footage, square feet 

 
As part of the project, a 20-foot (ft)-wide multi-purpose pedestrian, bicycle, and equestrian trail 
would be constructed along the project site’s southern boundary; the pedestrian/bicycle and 
equestrian portions of the trail would each be approximately 10 ft wide and separated by wooden 
fencing. Amenities proposed along the multi-purpose trail include a gathering area with barbeques, 
seating, a shade structure, a climbing boulder, a wishing well, an open play turf area with benches, 
an equestrian hitching post, exercise stations, bicycle racks, drinking fountains, and trash 
receptacles. 

2.3.1 Building Design 

As stated above, the project would involve construction of a 132-unit residential development 
consisting of 43 two-story detached single-family units and 89 three-story attached townhome 
units, parking, a multi-purpose trail, and amenities. Figure 2.9, Building Elevations: Single Family 
Homes, and Figure 2.10, Building Elevations: Townhomes, show the details of the proposed building 
elevations for both types of residences. The project would be designed with Spanish- and 
Farmhouse-style architectural influences. However, both designs would feature contemporary 
architectural elements, multi-level rooflines, and a complementary color scheme.  

As shown, the Spanish-style and Farmhouse-style single-family units would be a maximum of 25 ft 
and 28.5 ft in height, respectively. The Spanish-style units would feature tile roofs and accents, 
wrought-iron window planters, painted exteriors, steel garage doors, and a cement plaster exterior 
finish. The Farmhouse-style units would feature asphalt shingle roofing, wooden window planters 
and trim, horizontal siding, steel garage doors, and a cement plaster exterior finish.   
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The townhomes would incorporate similar design features as those described above. As shown on 
Figure 2.10, the proposed townhomes would be designed with contemporary architectural 
elements, multi-level rooflines, and a complementary color scheme. The Spanish-style and 
Farmhouse-style townhomes would be a maximum of 35 ft and 40 ft in height, respectively, and 
would be situated in rows of three, four, five, and six units. Heating, ventilation, and air conditioning 
(HVAC) equipment would be installed on the roofs of the buildings and would be screened or 
shielded from view. Distances between buildings would range from 15 to 29 ft.  

2.3.2 Landscaping and Fencing 

As illustrated on Figure 2.11, Conceptual Landscape Plan, the project would incorporate ornamental 
landscaping along Calle Arroyo and Paseo Tirador, along the site’s boundary shared with 24 Hour 
Fitness, and along the site’s southern boundary. The project would also include decorative 
landscaping and monument signage near the three access points to demarcate these areas as 
entrance points to the property. A variety of 24- and 36-inch box trees, shrubbery, and groundcover 
would be provided throughout the project site. Additionally, the project would include two open 
play turf areas. Landscaping proposed along the internal access roads, the perimeter of the site, at 
entry monuments, and along the multi-purpose trail would serve to establish the character of the 
project site.  

Section 9-3.301, Residential Districts, of the City’s Municipal Code, stipulates that residential 
developments include a minimum of 200 sf of common open space per unit. The project would 
provide 44,131 sf of common recreational open space, which is substantially greater than the 26,400 
sf of open space required by the Municipal Code. 

Currently, recycled water service is unavailable at the project site; however, in conjunction with 
project implementation, off-site public recycled water improvements would allow recycled water 
service to be extended to the project site. As part of the project, private recycled water lines would 
be installed on the site and would provide irrigation to common landscaped areas.  

Water conservation features would include the use of smart controllers (including solar and rain 
sensors to turn off irrigation in instances of rain and flow sensors and master valves to turn off 
irrigation in instances of line failure), a drip irrigation system, and a 3-inch layer of mulch to regulate 
soil temperature.  

Figure 2.12, Conceptual Wall and Fence Plan, shows the details of these project features. The 
project would include a block wall that would be 5.5 ft in height to separate the residential 
development from the 24 Hour Fitness facility and to visually screen the private rear yards from 
Calle Arroyo and Paseo Tirador. Single-family units in the interior of the site would include vinyl 
privacy fences (also 5.5 ft in height) around the perimeter of rear private yards. Townhomes would 
include courtyard walls 3.5 ft in height around the perimeter of rear yards. As stated above, a 3.5 ft 
wooden two-rail fence would separate the pedestrian/bicycle and equestrian portions of the multi-
purpose trail. A soundwall ranging from approximately 8.5 to 21 ft in height would be located along 
the project site’s western boundary in order to screen the residential development from the I-5 
freeway noise.  
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2.3.3 Access and Parking 

Access to the project site would be provided via three driveways on Calle Arroyo. One fire 
department access point would connect to the 24 Hour Fitness parking lot; this access point would 
be used for emergency access only and secured with a gate. Paseo Tirador, an existing street within 
the project site, would be extended to the southwesternmost portion of the site and would be 
utilized as the main street serving the development. The City has vacated Paseo Tirador, and it will 
become a private road as part of the proposed development. Multiple roads providing access to 
individual units would connect to Paseo Tirador and, in some cases, Calle Arroyo. 

As part of the project, a multi-purpose pedestrian, equestrian, and bicycle trail would be 
constructed along the project site’s southern boundary. The multi-purpose trail would connect to 
the existing sidewalk along Calle Arroyo directly east of the project site, traverse along the site’s 
southern boundary, and connect to the existing San Juan Creek Trail southwest of the site.  

As shown in Table 2.B, the proposed project would be consistent with the City’s parking 
requirements (refer to Section 9-3.535, Parking, in the City’s Municipal Code).  

Table 2.B: Project Parking 

Use Size 
City’s Minimum Parking 

Requirements 

Required 
Number of 

Parking 
Spaces 

Proposed 
Number of 

Parking 
Spaces 

Surplus/ 
(deficit) 

Single-Family 
Residential 

43 units 

2 covered spaces per unit  
(43 units x 2 spaces) 

86 86 0 

0.8 guest space per unit  
(43 units x 0.8 space) 

34 53 19 

Single-Family Residential Parking 120 139 19 

Multi-Family 
Residential 

89 units 

2 covered spaces per unit  
(89 units x 2 spaces) 

178 178 0 

0.8 guest space per unit  
(89 units x 0.8 space) 

71 72 1 

Multi-Family Residential Parking 249 250 1 

Total Residential Parking 369 389 20 
Sources: Parking Summary Exhibit (IBI Group, March 2018) and Section 9-3.535, Parking (City of San Juan Capistrano Municipal Code). 

 
The proposed project would require a minimum of 369 parking spaces, including 120 single-family 
unit spaces and 249 townhome spaces. As shown in Table 2.B, the project would provide a total of 
389 on-site parking spaces, including 139 single-family unit spaces and 250 townhome spaces. Five 
guest spaces would be Americans with Disabilities Act (ADA) accessible, including one van-accessible 
space and four standard spaces. To comply with the 2019 California Green Building Standards Code 
(CalGreen Code), 8 of the 72 multi-family guest stalls would be capable of supporting future electric 
vehicle (EV) connections. The project would satisfy the City’s parking requirements and would 
provide a surplus of 20 parking spaces on the project site. Therefore, adequate parking would be 
provided for the project site.  
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Project approval will be subject to a Lot Line Adjustment. As a result, visitor parking spaces near the 
well would become part of the project site. The well would remain on the City-owned parcel. 

2.3.4 Public Transit 

Transit service is provided within the project vicinity by the Orange County Transportation Authority 
(OCTA). Specifically, OCTA runs Route 91 within the project vicinity, originating in Laguna Hills at the 
Laguna Hills Mall and ending in San Clemente at the Metrolink Station. Within the project vicinity, 
Route 91 runs along Del Obispo Street, which is approximately 0.4 mile west of the project site.  

In addition, Amtrak and Metrolink provide service in close proximity to the project site. Specifically, 
Amtrak’s Pacific Surfliner and Metrolink’s Inland Empire-Orange County and Orange County lines run 
along railroad tracks, with a station located approximately 0.4 mile west of the project site at 26701 
Verdugo Street.  

2.3.5 Lighting 

Currently, there is no existing lighting on the project site. Existing lighting adjacent to the project site 
is limited to one streetlight at the end of Calle Arroyo and parking lot lighting associated with the 24 
Hour Fitness facility. Outdoor lighting included as part of future development on the project site 
would be typical of residential uses (e.g., wall-mounted lighting, pole-mounted streetlights, and 
security lighting along pathways). Accent lights would also be incorporated to highlight landscape 
focal points and directional monument signs. All outdoor lighting would be directed downward and 
shielded to minimize off-site spill. Additionally, the location of all exterior lighting would comply 
with lighting standards established in Section 9-3-529 of the City’s Municipal Code. Figure 2.13, 
Photometric Plan, shows the details of the project’s lighting plan. 

2.3.6 Proposed General Plan and Zoning 

As stated previously, the project site has a General Plan land use designation of Planned 
Community. The proposed project would not require a General Plan Amendment.  

The project site is identified in the City’s General Plan 2014–2021 Housing Element (January 2014) as 
accommodating 230 very-low-income units. The proposed project includes 118 market- rate units 
and 14 moderate-income affordable units on the site. As such, the project would result in 216 fewer 
units by income category for the site than identified in the City’s Housing Element. Senate Bill (SB) 
166, which went into effect on January 1, 2018, requires a local jurisdiction to ensure that its 
Housing Element inventory can accommodate at all times its remaining unmet Regional Housing 
Needs Assessment (RHNA). At no time during the 2014–2021 Housing Element planning period shall 
a local jurisdiction permit or cause its inventory of sites to be insufficient to meet its remaining 
unmet share of the RHNA for lower- or moderate-income households. Therefore, to ensure 
compliance with SB 166, the Applicant and the City will identify a separate site within the City to 
accommodate the “net loss” of affordable housing units that would result from the proposed 
development of the site.   



T I R A D O R  R E S I D E N T I A L  D E V E L O P M E N T  P R O J E C T  
C I T Y  O F  S A N  J U A N  C A P I S T R A N O ,  C A L I F O R N I A  

I N I T I A L  S T U D Y  
N O V E M B E R  2 0 1 9  

\\vcorp12\projects\JCA1802\CEQA\Initial Study\Screencheck Draft Initial Study_102819.docx «11/04/19» 2-8

As mentioned previously, the project site is governed by CDP 78-01. Based on the provision of 
affordable housing units, and as allowed under the City’s affordable housing bonus program, the 
Applicant may request concessions and/or variances to the CDP 78-01 Development Standards for 
the items below. Alternatively, the Applicant may pursue a Specific Plan for the property with 
development standards that allow the following items:   

1. Allow zero ft setbacks for structures from City parcel lines where the existing water well is
located;

2. Allow the maximum 2nd floor/1st floor ratio to exceed 80 percent;

3. Allow the minimum distance between buildings to be less than 20 ft (10 ft); and

4. Exempt the project from providing recreational vehicle parking spaces.

2.3.7 Construction Duration, Phasing, and Grading 

Figure 2.14, Conceptual Grading Plan, shows the details of project grading. Construction activities of 
the proposed project would include the grading and excavation of the site; construction of the 
building area; and installation of landscaping on the project site. Construction of the proposed 
project is anticipated to be completed within a period of approximately 20 months. Land 
development, which would include grading, utility relocation and installation, construction of 
retaining walls, and street improvements, would occur in approximately 195 days. Building 
production would occur in approximately 280 days and would consist of four phases (model 
construction would occur during the first phase). The first phase of single-family units has an 
anticipated completion date of March 2022, while the first phase of townhomes has an anticipated 
completion date of May 2022.  

Construction of the proposed project would require a net import of approximately 17,950 cubic 
yards (cy) of material. Grading and building activities would involve the use of standard earthmoving 
equipment such as loaders, bulldozers, cranes, and other related equipment. All heavy-duty 
equipment and other construction equipment would be staged on the project site. 

2.3.8 Infrastructure Improvements 

The project site receives domestic water service, sewer service, and storm drain service from the 
City of San Juan Capistrano Utilities Department. Figure 2.15, Conceptual Utility Plan, shows the 
details of the infrastructure plan. The following infrastructure improvements are proposed as part of 
the project: 

 Water: The project site receives domestic water service from the City of San Juan Capistrano
Utilities Department. The project would include the installation of a new 4-inch private water
line along Paseo Tirador and other internal roads, which would connect to an existing 16-inch
public water line on Calle Arroyo north of the project site. In addition, the project would replace
an existing 12-inch public water line with a new 16-inch public water line adjacent to the I-5
freeway at the project site’s western boundary. The proposed 4-inch private water line would



I N I T I A L  S T U D Y  
N O V E M B E R  2 0 1 9  

T I R A D O R  R E S I D E N T I A L  D E V E L O P M E N T  P R O J E C T  
C I T Y  O F  S A N  J U A N  C A P I S T R A N O ,  C A L I F O R N I A  

 

\\vcorp12\projects\JCA1802\CEQA\Initial Study\Screencheck Draft Initial Study_102819.docx «11/04/19» 2-9 

connect to the proposed 16-inch public water line. Existing water lines are transmission lines 
and must be relocated or protected in place, allowing access for future repair and replacement 
by the City. Private water lines proposed as part of the project would connect to main lines 
using a meter and backflow device. 

 Recycled Water: The project site is not currently served by recycled water. However, in 
conjunction with project implementation, a public recycled water line would be installed off site 
in the roadway along Calle Arroyo alongside existing water and sanitary sewer lines. The 6-inch 
recycled water line would connect to an existing 6-inch line at the intersection of Calle Arroyo 
and Rancho Viejo Road and connect to the project site at the intersection of Calle Arroyo and 
Paseo Tirador. As part of the project, recycled water lines would be installed on site and connect 
to the proposed 6-inch line at Calle Arroyo and Paseo Tirador. Recycled water would irrigate 
common landscaped areas on the project site. 

 Well Water: The City owns a private well directly adjacent to the project site. As part of the 
project, a new 8-inch well line would be installed between the residential development and the 
creek area; it would begin at the existing 8-inch well line at the water well and connect to an 
existing 8-inch well line adjacent to the I-5 freeway at the project site’s western boundary. 

 Sewer Service: As part of the project, a 6-inch sanitary sewer line would be installed within all 
internal roads serving the residential uses and connect to an existing 15- to 18-inch sanitary 
sewer line within Paseo Tirador. In addition, the project would involve upsizing an existing 
15-inch public sanitary sewer line to an 18-inch line adjacent to the I-5 freeway at the project 
site’s western boundary. All proposed sewer connections would require a drop manhole. 

 Storm Drains: Stormwater runoff from the project site currently outflows to San Juan Creek via 
an existing 27-inch stormdrain pipe at the southwestern corner of the project site, and the 
Horno Creek Channel at the southeastern side of the project site. As part of the project, storm 
drains would be installed throughout the center of the project site. All on-site runoff from the 
westerly portions of the project site would flow from catch basins to a subsurface water quality 
detention facility, located adjacent to I-5 within an open space area, to the existing 27-inch 
stormdrain pipe. Additionally, an existing swale running along the I-5 freeway would convey 
runoff from the westerly portions of the project site to the existing 27-inch stormdrain pipe, 
which would eventually be conveyed into San Juan Creek. All on-site runoff from the easterly 
portions of the proposed development would be conveyed to a Modular Wetlands System, 
which is a stormwater biofiltration system proposed at various locations on the project site, 
prior to converging into Horno Creek Channel.  

2.3.9 Conservation and Sustainability Features 

Future development facilitated by project approval would be consistent with the CalGreen Code and 
would include the following sustainability features:  

 Installation of “purple pipes” to allow the use of recycled water for irrigation of common 
landscaped areas on the project site 
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 Installation of energy-efficient lighting technologies 

 Installation of “smart” weather-based irrigation controllers  

 Exclusion of landscape materials that are listed on the Invasive Plant Inventory of the California 
Invasive Plant Council 

 Inclusion of California or Mediterranean Species requiring minimal watering  

 Utilization of drip irrigation for all non-turf areas  

2.4 DISCRETIONARY PERMITS, APPROVALS, OR ACTIONS REQUIRED 

In accordance with Sections 15050 and 15367 of the State CEQA Guidelines, the City is the 
designated Lead Agency for the proposed project and has principal authority and jurisdiction for 
CEQA actions. Responsible Agencies are those agencies that have jurisdiction or authority over one 
or more aspects associated with the development of a proposed project and/or mitigation. Trustee 
Agencies are State agencies that have jurisdiction by law over natural resources affected by a 
proposed project.  

The project will require a number of discretionary actions for full implementation. Required 
discretionary actions include the following: Certification of the EIR, Code Amendment to create a 
Specific Plan, Affordable Housing Concessions and/or Variances, Architectural Control, Grading Plan 
Modification, Floodplain Land Use Permit, and Tentative Tract Map. Furthermore, a Development 
Agreement will be executed between the City and the Applicant. Discretionary actions associated 
with the proposed project are described in further detail below. 

2.4.1 Certification of the Environmental Impact Report 

The City would be required to certify the EIR to comply with CEQA and the State CEQA Guidelines. 

2.4.2 Code Amendment to Adopt a Project Specific Plan 

The Applicant may pursue the adoption of a Specific Plan that encompasses the project area. The 
Specific Plan would contain development standards consistent with the proposed project.   

2.4.3  Affordable Housing Concessions and/or Variances  

Under the State Density Bonus Law and the San Juan Capistrano Municipal Code Section 9-3.505, 
the provision of at least 10 percent of the units for moderate income households allows the City to 
grant one concession to the site development standards, zoning code requirements, or architectural 
design requirements that exceed the minimum building standards. Variances may be applicable to 
sites which demonstrate that there are special circumstances applicable to the property such that 
strict application of the Municipal Code would deprive the property of privileges enjoyed by other 
properties in the vicinity, and that granting a variance will not constitute a special privilege 
inconsistent with the limitations on other properties in the vicinity.  
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2.4.4 Architectural Control 

Preliminary review of the site plan, architectural design, lighting, site amenities, and landscaping 
was conducted by the City’s Design Review Committee on March 8, 2018. The City’s Design Review 
Committee directed the Applicant to revise the project’s architecture to include additional details, 
movement, and design features in order to justify the project’s three-story height and overall 
maximum height (e.g., the proposed maximum height of 40 ft rather than the allowable maximum 
building height of 35 ft). The revised site plan, the structural architectural design, the lighting plans, 
site amenities, and landscaping plan were subsequently reviewed by the Design Review Committee 
on July 19, 2018. The Design Review Committee conceptually approved the design of the revised 
plans. The site plan is required to undergo the Architectural Control review process.  

2.4.5 Grading Plan Modification 

The proposed project would require approval of a Final Grading Plan and proposed elevations. The 
Final Grading Plan would address mass grading activities that are anticipated throughout the site. 
The grading modification application is a process to ensure that grading modifications on a 
previously graded site are consistent with the City’s General Plan, Municipal Code, and other 
adopted governing documents. In addition, the grading modification application process ensures 
that the proposed grading would be compatible with adjacent lots and would not result in adverse 
impacts following implementation. 

2.4.6 Floodplain Land Use Permit 

According to Federal Emergency Management Agency (FEMA) Flood Maps, the southeastern portion 
of the project site falls within the flood Zone AE, which is identified as a Special Flood Hazard Area.2 
The proposed project would require review and evaluation of any potential impacts related to 
identified floodplains and both San Juan Creek and El Horno Creek through review of a Floodplain 
Land Use Permit. 

The project will also require a Conditional Letter of Map Revision Based on Fill (CLOMR-F) and Letter 
of Map Revision Based on Fill (LOMR-F) from FEMA to revise the FEMA Flood Insurance Rate Map 
(FIRM) maps to reflect the proposed condition. 

2.4.7 Tentative Tract Map  

The proposed project would require review of the proposed subdivision of the property to 
accommodate the planned single-family homes and townhome units. 

2.4.8 Development Agreement  

The proposed project would require a Development Agreement between the City and the Applicant 
to establish the terms, conditions, and regulations for development of the property. 

                                                 
2   Federal Emergency Management Agency (FEMA). Flood Maps 06059C0506J and 06059C0507J (effective December 3, 

2009). Website: https://msc.fema.gov/portal/home (accessed November 2, 2018). 
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2.5 PROBABLE FUTURE ACTIONS BY RESPONSIBLE AGENCIES 

Because the proposed project also involves approvals, permits, or authorization from other public 
agencies, these public agencies are “Responsible Agencies” under CEQA. Section 15381 of the State 
CEQA Guidelines defines Responsible Agencies as public agencies other than the Lead Agency that 
will have discretionary approval power over the proposed project or some component of the 
project, including mitigation. These public agencies include, but are not limited to, the public 
agencies identified in Table 2.C, below. 

Table 2.C: Probable Future Actions by Responsible Agencies 

Responsible Agency Action 

Orange County Fire 
Authority (OCFA) 

Fire Master Plan  

Federal Emergency 
Management Agency 
(FEMA) 

The project will require a Conditional Letter of Map Revision Based on Fill (CLOMR-F) and a 
Letter of Map Revision Based on Fill (LOMR-F) from FEMA to revise the FEMA FIRM maps to 
reflect the proposed condition. 

San Diego Regional 
Water Quality Control 
Board (RWQCB) 

The Applicant must obtain coverage under the San Diego RWQCB’s National Pollutant Discharge 
Elimination System (NPDES) Permit and Waste Discharge Requirements for Discharges from the 
Municipal Separate Storm Sewer Systems (MS4s) Draining the Watersheds Within the San Diego 
Region (Order No. R9-2013-0001, NPDES No. CAS010266, as amended by Order No, R9-2015-
0001) (South Orange County MS4 Permit). 

FIRM = Flood Insurance Rate Map 

 
2.6 OTHER MINISTERIAL CITY ACTIONS 

Ministerial permits/approvals (e.g., lot line adjustment, grading permits, curb cuts, and building 
permits) would be issued by the City or other appropriate agency. 
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FIGURE 2.2

Project Vicinity

I:\JCA1802\G\Project Vicinity.cdr (12/11/2018)
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FIGURE 2.3

Existing Site Photos

I:\JCA1802\G\Existing Site Photos.cdr (12/11/2018)

Tirador Residential Development Project

View looking southeast from Calle Arroyo. View looking southwest from Calle Arroyo.

View looking west from Calle Arroyo. View looking west from intersection of Paseo Tirador and Calle Arroyo.
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FIGURE 2.4

Existing Land Use Map
SOURCE: City of San Juan Capistrano
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FIGURE 2.5

Existing Zoning Map
SOURCE: City of San Juan Capistrano

N

I:\JCA1802\G\Existing Zoning.cdr (1/9/2019)

Tirador Residential Development Project
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FIGURE 2.6

Conceptual Site Plan

I:\JCA1802\G\Site Plan.cdr (2/8/2019)

Tirador Residential Development Project

Area Proposed
for Conservation

“5.55 Acres”
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FIGURE 2.7

Floor Plans: Single-Family Homes

I:\JCA1802\G\Floor Plans-Single-Family.cdr (12/11/2018)

Tirador Residential Development Project

Page 1 of 4

SOURCE Withee Malcolm Architects, LLP:
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Floor Plans: Single-Family Homes

I:\JCA1802\G\Floor Plans-Single-Family.cdr (12/11/2018)

Tirador Residential Development Project

Page 2 of 4

SOURCE Withee Malcolm Architects, LLP:

FIGURE 2.7
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Floor Plans: Single-Family Homes

I:\JCA1802\G\Floor Plans-Single-Family.cdr (12/11/2018)

Tirador Residential Development Project

Page 3 of 4

SOURCE Withee Malcolm Architects, LLP:

FIGURE 2.7
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Floor Plans: Single-Family Homes

I:\JCA1802\G\Floor Plans-Single-Family.cdr (12/11/2018)

Tirador Residential Development Project
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SOURCE Withee Malcolm Architects, LLP:

FIGURE 2.7
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FIGURE 2.8

Floor Plans: Townhomes

I:\JCA1802\G\Floor Plans-Townhomes.cdr (12/11/2018)

Tirador Residential Development Project

Page 1 of 4

SOURCE Withee Malcolm Architects, LLP:
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I:\JCA1802\G\Floor Plans-Townhomes.cdr (12/11/2018)

Tirador Residential Development Project

Page 2 of 4

SOURCE Withee Malcolm Architects, LLP: Floor Plans: Townhomes

FIGURE 2.8
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I:\JCA1802\G\Floor Plans-Townhomes.cdr (12/11/2018)

Page 3 of 4

SOURCE Withee Malcolm Architects, LLP: Floor Plans: Townhomes

Tirador Residential Development Project

FIGURE 2.8
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I:\JCA1802\G\Floor Plans-Townhomes.cdr (12/11/2018)

Tirador Residential Development Project

Page 4 of 4

SOURCE Withee Malcolm Architects, LLP: Floor Plans: Townhomes

FIGURE 2.8
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FIGURE 2.9

Building Elevations: Single-Family Homes

I:\JCA1802\G\Elevations-Single-Family.cdr (12/11/2018)

Tirador Residential Development Project

Page 1 of 2

SOURCE Withee Malcolm Architects, LLP:
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I:\JCA1802\G\Elevations-Single-Family.cdr (12/11/2018)

Tirador Residential Development Project

SOURCE Withee Malcolm Architects, LLP: Building Elevations: Single-Family Homes

Page 2 of 2

FIGURE 2.9
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FIGURE 2.10

Building Elevations: Townhomes

I:\JCA1802\G\Elevations-Townhomes.cdr (12/11/2018)

Tirador Residential Development Project

Page 1 of 2

SOURCE Withee Malcolm Architects, LLP:
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I:\JCA1802\G\Elevations-Townhomes.cdr (12/11/2018)

Tirador Residential Development Project

SOURCE Withee Malcolm Architects, LLP:

Page 2 of 2

Building Elevations: Townhomes

FIGURE 2.10
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FIGURE 2.11

Conceptual Landscape Plan

I:\JCA1802\G\Landscape Plan.cdr (12/11/2018)

Tirador Residential Development Project
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FIGURE 2.12

Conceptual Wall and Fence Plan

I:\JCA1802\G\Wall&Fence Plan.cdr (12/11/2018)

Tirador Residential Development Project
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FIGURE 2.13

Photometric Plan
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FIGURE 2.14

Conceptual Grading Plan

I:\JCA1802\G\Grading Plan.cdr (1/18/2019)

Tirador Residential Development Project

SOURCE City of San Juan Capistrano, Department of Public Works & Utilities:
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FIGURE 2.15

Conceptual Utility Plan

I:\JCA1802\G\Utility Plan.cdr (1/18/2019)

Tirador Residential Development Project

N

SOURCE City of San Juan Capistrano, Department of Public Works & Utilities:
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4.0 EVALUATION OF ENVIRONMENTAL IMPACTS 

1. A brief explanation is required for all answers except “No Impact” answers that are adequately 
supported by the information sources a lead agency cites in the parentheses following each 
question. A “No Impact” answer is adequately supported if the referenced information sources 
show that the impact simply does not apply to projects like the one involved (e.g., the project 
falls outside a fault rupture zone). A “No Impact” answer should be explained where it is based 
on project-specific factors as well as general standards (e.g., the project will not expose sensitive 
receptors to pollutants, based on a project-specific screening analysis). 

2. All answers must take account of the whole action involved, including off-site as well as on-site, 
cumulative as well as project-level, indirect as well as direct, and construction as well as 
operational impacts. 

3. Once the lead agency has determined that a particular physical impact may occur, then the 
checklist answers must indicate whether the impact is potentially significant, less than 
significant with mitigation, or less than significant. “Potentially Significant Impact” is appropriate 
if there is substantial evidence that an effect may be significant. If there are one or more 
“Potentially Significant Impact” entries when the determination is made, an EIR is required. 

4. “Negative Declaration: Less Than Significant With Mitigation Incorporated” applies where the 
incorporation of mitigation measures has reduced an effect from “Potentially Significant Impact” 
to a “Less Than Significant Impact.” The lead agency must describe the mitigation measures, and 
briefly explain how they reduce the effect to a less than significant level (mitigation measures 
from earlier analyses may be cross-referenced, as discussed below). 

5. Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA 
process, an effect has been adequately analyzed in an earlier EIR or negative declaration 
(Section 15063 (c)(3)(D)). In this case, a brief discussion should identity the following: 

a. Earlier Analysis Used. Identify and state where they are available for review. 

b. Impacts Adequately Addressed. Identify which effects from the above checklist were within 
the scope of and adequately analyzed in an earlier document pursuant to applicable legal 
standards, and state whether such effects were addressed by mitigation measures based on 
the earlier analysis. 

c. Mitigation Measures. For effects that are “Less Than Significant with Mitigation Measures 
Incorporated”, describe the mitigation measures which were incorporated or refined from 
the earlier document and the extent to which they address site-specific conditions for the 
project. 

6. Lead agencies are encouraged to incorporate into the checklist references to information 
sources for potential impacts (e.g., general plans, zoning ordinances). Reference to a previously 
prepared or outside document should, where appropriate, include a reference to the page or 
pages where the statement is substantiated. 

7. Supporting Information Sources: A source list should be attached, and other sources used or 
individuals contacted should be cited in the discussion. 
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8. This is only a suggested form, and lead agencies are free to use different formats; however, lead 
agencies should normally address the questions from this checklist that are relevant to a 
project’s environmental effects in whatever format is selected. 

9. The explanation of each issue should identify: 

a. The significance criteria or threshold, if any, used to evaluate each question; and 

b. The mitigation measure identified, if any, to reduce the impact to less than significant. 
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4.1 AESTHETICS 

Except as provided in Public Resources Code section 21099, would the 
project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

(a) Have a substantial adverse effect on a scenic vista?     

(b) Substantially damage scenic resources, including, but not limited 
to, trees, rock outcroppings, and historic buildings within a state 
scenic highway? 

    

(c) In non-urbanized areas, substantially degrade the existing visual 
character or quality of public views of the site and its 
surroundings? (Public views are those that are experienced from 
publicly accessible vantage point). If the project is in an 
urbanized area, would the project conflict with applicable zoning 
and other regulations governing scenic quality? 

    

(d) Create a new source of substantial light or glare which would 
adversely affect day or nighttime views in the area? 

    

 

Impact Analysis: 

(a) Would the project have a substantial adverse effect on a scenic vista? 

Less Than Significant Impact. California State Government Code Section 65560(b)(3) stipulates 
that city and county General Plans address “…Open space for outdoor recreation, including but 
not limited to, areas of outstanding scenic, historical and cultural value; areas particularly suited 
for park and recreation purposes, including access to lakes shores, beaches, and rivers, and 
streams; and areas which serve as links between major recreation and open space reservations, 
including utility easements, banks of rivers and streams, trails, and scenic highway corridors.” 

A scenic vista is the view of an area that is visually or aesthetically pleasing from a certain 
vantage point. It is usually viewed from some distance away. Aesthetic components of a scenic 
vista include (1) scenic quality, (2) sensitivity level, and (3) view access. A scenic vista can be 
impacted in two ways: a development project can have visual impacts by either directly 
diminishing the scenic quality of the vista or by blocking the view corridors or “vista” of the 
scenic resource. Important factors in determining whether a proposed project would block 
scenic vistas include the project’s proposed height, mass, and location relative to surrounding 
land uses and travel corridors.  

The project site is located in the City of San Juan Capistrano, east of I-5, west of El Horno Creek, 
and northwest of San Juan Creek. The project site is currently characterized by an undeveloped 
dirt lot and ruderal vegetation. While there are no locally designated scenic vistas in the City, 
distant views of the Santa Ana Mountains, Saddleback Mountain, and the Colinas Hills are visible 
from various vantage points throughout the City. Regional visual resources that are visible from 
the project site include the Santa Ana Mountains and the Colinas Hills.  

Construction of the proposed project would require site preparation, grading, and construction 
activities. Construction activities would be visible to travelers along I-5, Calle Arroyo, and other 
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adjacent roadways. Any partial obstruction of scenic views of the Colinas Hills, Saddleback 
Mountain, and Santa Ana Mountains as a result of construction activities would be short-term in 
nature and would cease upon project completion. In addition, construction equipment is not of 
sufficient height or mass to substantially block views of distant scenic vistas. Therefore, 
construction impacts related to adverse effects on a scenic visa would be less than significant, 
and no mitigation would be required.  

The Community Design Element (1999) of the City’s General Plan addresses the effect of future 
development projects on scenic corridors within the City. As described in the Community Design 
Element, major roadways and railways provide visual images of the quality of life in the City. As 
such, San Juan Creek Road and La Novia Avenue (both of which are located south of the site) are 
designated scenic corridors. The City’s Urban Design Element (1999) identifies design criteria to 
ensure that new development located within the scenic corridor is developed in a manner that 
preserves the City’s aesthetic values.  

The project site is considered to be within a portion of a public scenic corridor due to the 
proximity of San Juan Creek Road and La Novia Avenue to the site. While no designated trails or 
vantage points currently exist on the project site, members of the public may access views of 
the surrounding hills from public roads and adjacent sidewalks surrounding the site. 

Implementation of the proposed project would allow for the development of up to 132 single-
family residential units on the project site. On-site residential uses would be a maximum of 
three stories in height (or approximately 40 ft), which could result in the partial obstruction of 
scenic views of surrounding hills. While the partial obstruction of views of surrounding hills 
would occur, the overall views of surrounding hillsides would not be substantially affected by 
development of the site due to the prominence of the hillsides. Further, the project would 
include landscaping elements throughout the project site and along the site’s perimeter, which 
would serve to enhance and frame views of these scenic corridors and would block views of the 
proposed residential uses from adjacent roadways.  

While implementation of the proposed project would modify views of and from the project site 
by allowing for development of a residential community on the site, the project would not result 
in significant impacts on views of the surrounding hills from adjacent roadways and sidewalks. 
Motorists, bicyclists, and pedestrians would continue to enjoy these views following project 
implementation. Additionally, the project would include a 20 ft wide multi-use trail along the 
southern boundary of the site, which would connect recreational amenities on the site (i.e., 
gathering areas, a climbing boulder, play areas, an equestrian hitching post, and exercise 
stations) to off-site amenities (e.g., the Ortega Equestrian Center and Cook La Novia Park). This 
trail would provide additional public access to distant views of the surrounding hills. Therefore, 
potential impacts of the proposed project on scenic vistas would be less than significant, and no 
mitigation would be required. This topic will not be analyzed further in the EIR unless new 
information identifying it as a potential impact is presented during the scoping process. 

(b) Would the project substantially damage scenic resources, including, but not limited to, trees, 
rock outcroppings, and historic buildings within a state scenic highway? 
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No Impact. The California Department of Transportation’s (Caltrans) Landscape Architecture 
Program administers the Scenic Highway Program, contained in Streets and Highways Code 
Sections 260–263. State highways are classified as either Officially Listed or Eligible. The portion 
of SR-74 located approximately 0.5 mile north of the project site is identified as an Eligible State 
Scenic Highway, but is not officially designated as a scenic highway by Caltrans.3  

The project site is located within a developed area of the City primarily characterized by 
commercial and residential uses. As discussed further in Section 4.4, Biological Resources, 
existing vegetation on the project site is ruderal and non-native. The proposed project would 
replace existing ruderal vegetation on the site with ornamental landscaping. Therefore, the 
proposed project does not have the potential to damage resources within a State-designated 
scenic highway, and no mitigation would be required. This topic will not be analyzed further in 
the EIR unless new information identifying it as a potential impact is presented during the 
scoping process. 

(c) In non-urbanized areas, would the project substantially degrade the existing visual character 
or quality of public views of the site and its surroundings? (Public views are those that are 
experienced from publicly accessible vantage point). If the project is in an urbanized area, 
would the project conflict with applicable zoning and other regulations governing scenic 
quality?  

Potentially Significant Impact. The project site is located within an urbanized portion of San 
Juan Capistrano predominantly developed with residential, commercial, and recreation uses. In 
its existing condition, the project site is relatively flat with a slight slope to the east/southeast. 
The project site is currently undeveloped and is characterized by dry soils and ruderal 
vegetation. In addition, the eastern portion of the project site is adjacent to El Horno Creek (a 
tributary of San Juan Creek), San Juan Creek, and associated trails and vegetation.  

The undeveloped nature of the site allows for much of the site to be visible from vehicles, 
bicyclists, and pedestrians along Calle Arroyo. However, an existing chain-link fence currently 
surrounds the perimeter of the site, which restricts access to the property.  

Construction of the proposed project would require excavation, grading, and construction 
activities. Construction activities would be visible to travelers along I-5 and Calle Arroyo, as well 
as visitors traveling along the San Juan Creek Trail. Construction activities would be short-term 
in nature, and all construction vehicles and equipment would be staged on the project site 
throughout the duration of the construction period. Visual impacts associated with construction 
would be temporary and would cease upon project completion. Therefore, construction impacts 
related to the degradation of the existing visual character of the project site would be less than 
significant, and no mitigation would be required.  

                                                 
3  California Department of Transportation (Caltrans). California Scenic Highway Mapping System (Los 

Angeles County). Website: http://www.dot.ca.gov/hq/LandArch/16_livability/scenic_highways/index.htm 
(accessed December 7, 2017). 



T I R A D O R  R E S I D E N T I A L  D E V E L O P M E N T  P R O J E C T  
C I T Y  O F  S A N  J U A N  C A P I S T R A N O ,  C A L I F O R N I A  

I N I T I A L  S T U D Y  
N O V E M B E R  2 0 1 9  

 
 

\\vcorp12\projects\JCA1802\CEQA\Initial Study\Screencheck Draft Initial Study_102819.docx «11/04/19» 4-6 

The proposed project would allow for the development of the currently vacant project site with 
a residential community. All structures developed on the project site would be of either 
California Spanish or Farmhouse architectural styles. The architectural style and design of the 
proposed residences would be consistent with the visual character of the surrounding area, 
including the nearby 24 Hour Fitness facility, office uses, and senior apartments, which all have 
Spanish design elements such as red tile roofs.  

The proposed project would incorporate ornamental landscaping along Calle Arroyo and Paseo 
Tirador, along the site’s boundary with the shared 24 Hour Fitness, and along the southern 
boundary of the site. The project would also include decorative landscaping and a monument 
sign near the three proposed access points to the property. A variety of 24- and 36-inch box 
trees, shrubbery, and groundcover would be scattered throughout the site. The project would 
also include the installation of privacy walls to visually screen the project site from surrounding 
roadways and uses, including the adjacent 24 Hour Fitness facility. Privacy walls would also be 
installed within the interior of the site to visually screen private rear yards associated with on-
site residences from Calle Arroyo and Paso Tirador as well as other on-site residences and open 
areas. The proposed project would be visible to pedestrians travelling along Calle Arroyo, the 
San Juan Creek Trail, the adjacent 24 Hour Fitness facility, and other nearby accessible areas. 
However, the installation of landscaping and privacy walls would help to partially screen the 
residential development from pedestrians in the project vicinity. Overall, the architectural 
design features and landscaping proposed as part of the project would ensure that the site’s 
visual character would not be degraded and impacts would be less than significant. 

As discussed in detail below, project implementation would not conflict with applicable zoning 
and General Plan regulations governing scenic quality. 

Zoning. The project site is currently zoned as a Planned Community District associated with 
the adopted Ortega Planned Community Comprehensive Development Plan (CDP 78-01). 
This zoning classification allows for the use of modern land planning and design techniques 
to create developments integrating a mixture of different types of land uses. The CDP 78-01 
zone allows for Very High Density residential development (18.1–30.0 du/ac). The 
residential density of the proposed project would total 8.2 du/ac, which is substantially 
lower than the maximum of 30.0 du/ac allowed on the site under CDP 78-01. As such, 
implementation of the proposed project would not necessitate a zone change.  

Based on the provision of affordable housing units, and as allowed under the City’s 
affordable housing bonus program, the Applicant may request concessions and/or variances 
to the CDP 78-01 Development Standards for the items below. Alternatively, the Applicant 
may pursue a Specific Plan for the property with development standards that allow the 
following items:   

1) Allow zero ft setbacks for structures from City parcel lines where the existing water well 
is located; 

2) Allow the maximum 2nd floor/1st floor ratio to exceed 80 percent;  
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3) Allow the minimum distance between buildings to be less than 20 ft (10 ft); and  

4) Exempt the project from providing recreational vehicle parking spaces. 

Section 9-3.301 of the Municipal Code outlines permitted uses and minimum development 
standards allowed in residential zones. One purpose of these regulations is to ensure 
compliance with appropriate standards related to aesthetics and scenic quality. According to 
CDP 78-01, design standards for the project site are governed by Planning Sectors B-3 and C. 
Table 4.1.A shows the proposed project’s consistency with development standards outlined 
in CDP 78-01.  

Table 4.1.A: Ortega Planned Community Development Standards Consistency Analysis  

Development 
Standards 

Proposed Project Consistency 

CDP 78-01 Planning Sector B-3  

Maximum Density: 
30 du/ac 

Consistent. The project proposes a density of 8.2 du/ac, which would not exceed the 
maximum allowable density of 30 du/ac. Therefore, the proposed project is consistent with 
the maximum density requirement in CDP 78-01 Planning Sector B-3.   

Minimum Lot Area: 1 
acre 

Consistent. The project site is 16.09 acres in size, which exceeds the minimum required lot 
area of 1 acre. Therefore, the proposed project is consistent with the minimum lot area 
requirement in CDP 78-01 Planning Sector B-3.  

Minimum Street 
Frontage: 150 ft 

Consistent. The project proposes a street frontage of approximately 635 ft. Therefore, the 
proposed project would be consistent with the minimum street frontage requirement in CDP 
78-01 Planning Sector B-3. 

Two-Story Minimum 
Front Yard: 20 ft 

Consistent. The proposed residential development would include a minimum of 20 ft front 
yard setbacks. Therefore, the proposed project is consistent with the minimum front yard 
requirement in CDP 78-01 Planning Sector B-3.   

Two-Story Minimum 
Side Yard: 20 ft 

Consistent. The proposed residential development would include a minimum of 20-ft side 
yard setbacks. Therefore, the proposed project is consistent with the minimum side yard 
requirement in CDP 78-01 Planning Sector B-3.   

Two-Story Minimum 
Rear Yard: 20 ft 

Consistent. The proposed residential development would include a minimum of 20 ft rear 
yard setbacks. Therefore, the proposed project is consistent with the minimum rear yard 
requirement in CDP 78-01 Planning Sector B-3.   

Two-Story Maximum 
Lot Coverage Ratio:  
35% 

Consistent. The proposed residential development would cover 13% of the lot, which does 
not exceed the maximum lot coverage ratio of 35%. Therefore, the proposed project is 
consistent with the maximum lot coverage requirement in CDP 78-01 Planning Sector B-3.   

Two-Story Maximum 
Second-Floor/First-
Floor Ratio: 80% 

Consistent. The proposed project would include a maximum 2nd floor/1st floor ratio greater 
than 80%. However, upon approval of a concession, variance, or Specific Plan requested as 
part of the project, the increased ratio would be allowed. Therefore, upon project approval, 
the proposed project would be consistent with the maximum 2nd floor/1st floor ratio in CDP 
78-01 Planning Sector B-3.   

Maximum Building 
Height: 35 ft 

Consistent. The project proposes to build three-story townhomes with a maximum height of 
approximately 40 ft, which exceeds the maximum building height requirement of 35 ft. 
However, the areas that exceed the 35 ft height limit consist of roof gables and non-living 
attic space, which are solely included as articulation of the roofline. The City’s Municipal 
Code permits architectural projections to encroach into the height limit, and the 
encroachment of roof gables 5 ft above the height limit is approvable, with 40 ft maximum 
building heights allowed. Therefore, the proposed project is consistent with the maximum 
building height requirements in CDP 78-01 Planning Sector B-3.  
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Table 4.1.A: Ortega Planned Community Development Standards Consistency Analysis  

Development 
Standards 

Proposed Project Consistency 

CDP 78-01 Planning Sector C  

Minimum Lot Size: 
15,000 sf 

Consistent. The project site is approximately 16.09 acres, or 700,880 sf, which exceeds the 
minimum lot size requirement of 15,000 sf. Therefore, the proposed project is consistent 
with the minimum lot size requirements in CDP 78-01 Planning Sector C.  

Sources:  City of San Juan Capistrano, Ortega Planned Community (CDP) 78-01, Planning Sectors B-3 and C 
 City of San Juan Capistrano Municipal Code Sections 9-3.301 and 9-3.535 
CDP = Comprehensive Development Plan 
du/ac = dwelling units per acre 
ft = foot/feet 
sf = square foot/feet 

 
As shown in Table 4.1.A, the proposed project would be consistent with development 
standards required by CDP 78-01 following approval of the affordable housing concessions 
and variances discussed above. 

General Plan. According to the General Plan Land Use Element (1999), the project site 
currently has a General Plan land use designation of Planned Community. The Planned 
Community designation allows for flexibility in the design of a development and for the 
mixing of uses such as residential, commercial, industrial, public/institutional, recreation, 
and open space. A General Plan Amendment would not be required for the proposed 
residential development.  

The City’s General Plan includes goals and policies related to urban design. As shown in 
Table 4.1.B, below, the project would be consistent with applicable General Plan goals and 
policies related to aesthetics and scenic quality. 
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Table 4.1.B: General Plan Consistency Analysis 

Goals and Policies Proposed Project Consistency 

Community Design Element 

Community Design Policy 1.2: 
Encourage high-quality and 
human scale design in 
development to maintain the 
character of the City.  

Consistent. The proposed residential development would be constructed using high-
quality building materials. By incorporating both farmhouse style and a California 
Spanish architectural design, the project would be visually consistent with 
surrounding development and the general character of San Juan Capistrano. Further, 
the multi-use trail and associated recreation amenities proposed as part of the 
project would incorporate human-scale features, such as gathering areas, a climbing 
boulder, play areas, an equestrian hitching post, and exercise stations. Therefore, the 
proposed project would be consistent with Policy 1.2 in the Community Design 
Element. 

Community Design Policy 2.1: 
Encourage the development 
which complements the City’s 
traditional, historic character 
through site design, architecture, 
and landscaping. 

Consistent. The proposed residential development would be designed with California 
Spanish- and Farmhouse- style elevations for both the single-family residential units 
and townhomes. Incorporation of this architectural style would ensure the project 
would be visually and historically consistent with San Juan Capistrano’s character. 
Additionally, proposed improvements to the San Juan Creek Trail would include a 
multi-use trail and associated recreation amenities. Recreation amenities and 
landscaping improvements proposed as part of the project would enhance the 
existing natural features of the adjacent San Juan Creek. Further, the multi-use trail 
would allow equestrian use and would complement the City’s equestrian heritage. 
Therefore, the proposed project would be consistent with Community Design Policy 
2.1. 

Community Design Policy 3.1: 
Limit development of important 
natural characteristics such as 
ridgelines, unique hillside 
features and creeks. 

Consistent. The existing project site is primarily characterized by dirt and scattered 
ruderal vegetation and is relatively flat with a slight slope to the east/southeast. 
Although the project site is located adjacent to San Juan Creek, the proposed 
residential development is located in a developed portion of San Juan Capistrano and 
would not infringe on the natural characteristics of the creek. As part of the project, 
proposed improvements to the San Juan Creek Trail would improve pedestrian, 
cyclist, and equestrian access and use of the trail. Further, proposed recreation 
amenities and landscaping improvements would enhance the existing natural 
features of San Juan Creek. Therefore, the proposed project would be consistent with 
Community Design Policy 3.1.  

Community Design Policy 3.3: 
Preserve and enhance scenic 
transportation corridors, 
including Interstate 5 and the 
railroad. 

Consistent. The project site is visible from I-5. Currently, views of the project site 
from I-5 consist of a vacant lot, as well as views of adjacent commercial uses and the 
Ortega Equestrian Center. Following project implementation, views of adjacent 
development across the site would be obstructed compared to existing conditions, 
but views of the Santa Ana Mountains beyond would be preserved. All structures 
developed on the project site would be of either California Spanish or Farmhouse 
architectural styles. As such, the architectural style and design of the proposed 
residences would be consistent with the visual character of the surrounding area, 
including the nearby 24 Hour Fitness facility and senior apartments. Further, 
improvements associated with the proposed project are anticipated to enhance 
views of the project site from I-5 and would serve to provide increased visual 
cohesion between the project site and the surrounding area. Therefore, the proposed 
project would be consistent with Community Design Policy 3.3. 

Community Design Policy 3.4: 
Preserve important viewsheds. 

Consistent. The project site contains scenic views of the Colinas Hills, Saddleback 
Mountain, and the Santa Ana Mountains, and is near public scenic corridors 
associated with San Juan Creek Road and La Novia Avenue. Implementation of the 
proposed project would not substantially affect viewsheds in the vicinity of the 
project due to the prominence of the surrounding hillsides. Further, landscaping 
proposed throughout the project site would enhance and frame important 
viewsheds. Therefore, the proposed project is consistent with Community Design 
Policy 3.4. 
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Table 4.1.B: General Plan Consistency Analysis 

Goals and Policies Proposed Project Consistency 

Conservation & Open Space Element 

Conservation & Open Space 
Policy 5.1: Encourage high-quality 
design in new development and 
redevelopment to maintain the 
low-density character of the City. 

Consistent. The proposed residential development would be constructed using high-
quality building materials. The project would be designed with California Spanish- and 
Farmhouse-style architectural influences, and both designs would feature 
contemporary architectural elements, multi-level rooflines, and a complementary 
color scheme. The California Spanish-style units would feature tile roofs and accents, 
wrought-iron window planters, painted exteriors, steel garage doors, and a cement 
plaster exterior finish. The Farmhouse-style units would feature asphalt shingle 
roofing, wooden window planters and trim, horizontal siding, steel garage doors, and 
a cement plaster exterior finish. Further, the proposed project includes open space 
and recreation amenities, such as a multi-use trail, gathering areas, a climbing 
boulder, play areas, an equestrian hitching post, and exercise stations, which are 
representative of the low-density character of San Juan Capistrano. Therefore, the 
proposed project would be consistent with Conservation & Open Space Policy 5.1. 

Conservation & Open Space 
Policy 5.3: Ensure that no 
buildings will encroach upon any 
ridgeline designated for 
preservation.  

Consistent. According to Figure COS-2, Major Ridgelines, in the Conservation & Open 
Space Element, there are no major ridgelines in the vicinity of the project site. 
Therefore, the proposed project would be consistent with Conservation & Open 
Space Policy 5.3.  

Land Use Element 

Land Use Policy 2.2: Assure that 
new development is consistent 
and compatible with the existing 
character of the City. 

Consistent. The proposed residential development would be designed with California 
Spanish- and Farmhouse- style designs, which would be visually consistent with 
existing character of San Juan Capistrano. Further, the styles are cohesive and would 
provide for consistent design throughout the project site. Therefore, the proposed 
project would be consistent with Land Use Policy 2.2.  

Land Use Policy 7.1: Preserve and 
enhance the quality of San Juan 
Capistrano neighborhoods by 
avoiding or abating the intrusion 
of non-conforming buildings and 
uses.  

Consistent. The proposed project is surrounded by a variety of residential, 
commercial, recreational, and open space land uses. The proposed project would 
allow for the development of up to 132 residential units and recreational amenities 
on the project site. Additionally, the project would include a 20 ft wide multi-use trail 
along the southern boundary of the site, which would connect recreational amenities 
on the site (i.e., the gathering areas, climbing boulder, play areas, equestrian hitching 
post, and exercise stations) to off-site amenities (e.g., the Ortega Equestrian Center 
and Cook La Novia Park). Further, the proposed project would be consistent with the 
site’s General Plan land use designation, and would also be consistent with 
development standards required by CDP 78-01 following approval of several 
affordable housing concessions and variances. As discussed in Table 4.1.A, above, the 
proposed concessions and variances would ensure the project’s consistency with 
development standards required by CDP 78-01. The concessions and variances would 
not result in the intrusion of non-conforming buildings and uses. For the reasons 
stated above, the development of the proposed project would preserve and enhance 
the quality of the City’s neighborhoods because it would not introduce incompatible 
land uses. Therefore, the proposed project would be consistent with Land Use 
Policy 7.1. 

Sources: San Juan Capistrano General Plan Community Design Element (1999), Conservation and Open Space Element (1999), and Land 
Use Element (1999). 
CDP = Comprehensive Development Plan 
ft = foot/feet 
I-5 = Interstate 5 

 

As shown in Table 4.1.B, the project would be consistent with the General Plan goals and 
policies related to aesthetics and scenic quality.  
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Summary. The proposed project would not degrade the character or quality of the project site, 
nor would the proposed project contribute to an overall degradation of the visual character or 
quality of the surrounding area. Further, the proposed residential development is consistent 
with all applicable General Plan goals and policies governing aesthetics and scenic quality.  

Upon approval of the affordable housing concessions and variances requested as part of the 
project, the proposed residential development would be consistent with all applicable zoning 
regulations governing aesthetics and scenic quality on the property. However, because the 
project requires approval of these concessions and variances, there is the potential for 
inconsistencies with development standards required by CDP 78-01. Therefore, this topic will be 
addressed in the EIR to determine whether the proposed project would conflict with applicable 
zoning regulations governing scenic quality. Potential impacts related to the project’s 
consistency with applicable zoning regulations, and the requested affordable housing 
concessions and variances, will be analyzed further in the EIR.  

(d) Would the project create a new source of substantial light or glare which would adversely 
affect day or nighttime views in the area? 

Less Than Significant Impact. Spill light occurs when lighting standards, such as streetlights, 
parking lot lighting, exterior building lighting, and landscape lighting, are not properly aimed or 
shielded to direct light to the desired location and light escapes and partially illuminates a 
surrounding location. The spillover of light onto adjacent properties has the potential to 
interfere with certain activities, including vision, sleep, privacy, and general enjoyment of the 
natural nighttime condition. Light-sensitive uses include residential, some commercial and 
institutional uses, and, in some situations, natural areas. Changes in nighttime lighting may 
become significant if a proposed project substantially increases ambient lighting conditions 
beyond its property line and project lighting routinely spills over into adjacent light-sensitive 
land uses areas. 

The City’s Municipal Code Section 9-3.529 requires that spill light generated from a residential 
development not exceed one footcandle on the adjacent property. 4   

Reflective light (glare) is the result of sunlight or artificial light reflecting from finished surfaces 
(e.g., window glass) or other reflective materials. Glass and other materials can have many 
different reflectance characteristics. Buildings constructed of highly reflective materials from 
which the sun reflects at a low angle commonly cause adverse glare. Reflective light is common 
in urban areas. Glare generally does not result in the illumination of off-site locations but results 
in a visible source of light viewable from a distance. 

Currently, there are no existing sources of light or glare emanating from the undeveloped 
project site. Existing sources of light in the project vicinity include headlights on nearby 
roadways including the I-5 freeway, building façades and interior lighting from adjacent 
development, and pole-mounted lighting in parking areas of adjacent developments. Adjacent 

                                                 
4  A “footcandle” is a unit of measurement related to illumination. One footcandle is equivalent to the 

illumination produced by a source of one candle at a distance of one foot.  
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commercial uses currently emit light and glare in the area. Lighting from existing distant 
development within the City also contributes light to the area.  

Short-term construction activities would occur primarily during daylight hours; however, 
construction activities may require periodic nighttime lighting. Any construction-related 
illumination during evening or nighttime hours would be shielded to the extent feasible and 
would consist of the minimal lighting required for safety and security purposes and would only 
occur on a temporary and as-needed basis. Due to its limited scope and duration, light 
generated during project construction would not substantially alter the character of off-site 
areas surrounding the construction area, or interfere with the performance of an off-site 
activity. Therefore, construction lighting impacts would be less than significant, and no 
mitigation would be required.  

The proposed project would introduce new sources of light to the project site that are typical of 
residential uses. Outdoor lighting proposed as part of the project would include wall-mounted 
lighting, pole-mounted streetlights, and security lighting along pathways. Accent lights would 
also be incorporated to highlight landscape focal points and directional monument signs. All 
outdoor lighting would be directed downward and shielded to minimize off-site spill. 
Additionally, the location of all exterior lighting would comply with lighting standards 
established in Section 9-3-529 of the City’s Municipal Code. 

As illustrated by Figure 2.13, Photometric Plan, the proposed project would not incorporate 
design features that would result in excessive lighting or the generation of glare on the site. All 
lighting could be contained within the boundaries of the site and would not exceed the City’s 
threshold of light spillage in excess of one footcandle on adjacent properties. In addition, 
lighting included as part of the project would be limited to that necessary for security, and 
would be shielded to reduce glare and spill lighting effects on adjacent sensitive uses. Further, 
the Applicant would be required to submit a final lighting plan and photometric study to the City 
to review and approve as part of the site plan review process. Therefore, implementation of 
these standard conditions would ensure that impacts associated with new lighting would remain 
less than significant, and no mitigation would be required. This topic will not be analyzed 
further in the EIR unless new information identifying it as a potential impact is presented 
during the scoping process. 
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4.2 AGRICULTURE & FOREST RESOURCES 

In determining whether impacts to agricultural resources are significant environmental effects, lead agencies may refer to 
the California Agricultural Land Evaluation and Site Assessment Model (1997) prepared by the California Dept. of 
Conservation as an optional model to use in assessing impacts on agriculture and farmland. In determining whether 
impacts to forest resources, including timberland, are significant environmental effects, lead agencies may refer to 
information compiled by the California Department of Forestry and Fire Protection regarding the state’s inventory of forest 
land, including the Forest and Range Assessment Project and the Forest Legacy Assessment project; and forest carbon 
measurement methodology provided in Forest protocols adopted by the California Air Resources Board. 

 

Impact Analysis: 

(a) Would the project convert Prime Farmland, Unique Farmland, or Farmland of Statewide 
Importance (Farmland) as depicted on the maps prepared pursuant to the Farmland Mapping 
and Monitoring Program of the California Resources Agency, to non-agricultural use? 

No Impact. Maps of designated farmlands are compiled by the California Department of 
Conservation, Farmland Mapping and Monitoring Program (FMMP), pursuant to the provisions 
of Section 65570 of the California Government Code. These maps represent an inventory of 
agricultural resources within the State. Agricultural land is evaluated based on soil quality and 
irrigation status, and the best quality land is designated as Prime Farmland. Every two years, the 
maps are updated with the use of a computer mapping system, aerial imagery, public review, 
and field reconnaissance.5  

                                                 
5  California Department of Conservation. Farmland Mapping & Monitoring Program. Documenting Changes 

in Agricultural Land Use Since 1984. Website: https://www.conservation.ca.gov/dlrp/fmmp (accessed 
December 4, 2018). 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

(a) Convert Prime Farmland, Unique Farmland, or Farmland of 
Statewide Importance (Farmland) as depicted on the maps 
prepared pursuant to the Farmland Mapping and Monitoring 
Program of the California Resources Agency, to non-agricultural 
use? 

    

(b) Conflict with existing zoning for agricultural use, or a Williamson 
Act contract? 

    

(c) Conflict with existing zoning for, or cause rezoning of, forest 
land (as designed in Public Resources Code section 12220(g)), 
timberland (as defined by Public Resources Code section 4526), 
or timberland zoned Timberland Production (as defined by 
Government Code section 51104(g))? 

    

(d) Result in the loss of forest land or conversion of forest land to 
non-forest use? 

    

(e) Involve other changes in the existing environment which, due to 
their location or nature, could result in conversion of Farmland, 
to non-agricultural use or conversion of forest land to non-
forest use? 
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The project site is currently mapped as Other Land by the FMMP.6  As defined by the FMMP, 
common examples of Other Land include low density rural developments; brush, timber, 
wetland, and riparian areas not suitable for livestock grazing; confined livestock, poultry, or 
aquaculture facilities; strip mines; borrow pits; and water bodies smaller than 40 acres. Due to 
the project site’s proximity to El Horno Creek and San Juan Creek, the site is likely classified as 
Other Land because it contains wetland and riparian area not suitable for livestock grazing. In 
addition, the land surrounding the project site is classified as Urban and Built Up Land. There are 
no designated Prime Farmlands, Unique Farmlands, or Farmlands of Statewide Importance on 
the project site or in the project’s immediate vicinity. Therefore, implementation of the 
proposed project would not result in the conversion of Prime Farmland, Unique Farmland, or 
Farmland of Statewide Importance to a non-agricultural use, and no mitigation would be 
required. This topic will not be analyzed further in the EIR unless new information identifying 
it as a potential impact is presented during the scoping process. 

(b) Would the project conflict with existing zoning for agricultural use, or a Williamson Act 
contract? 

No Impact. The proposed project is located on an approximately 16.1-acre vacant site. 
According to the City‘s Zoning Map, the project site is zoned as Planned Community District 
associated with the adopted Ortega Planned Community Comprehensive Development Plan 
(CDP 78-01). The purpose of the Planned Community zone is to encourage the use of modern 
land planning and design techniques to create developments integrating a mixture of different 
types of land uses. As such, the project site is not zoned for agricultural use and is not currently 
used for agricultural production. 

The project site is not located within an area covered under a Williamson Act contract.7 
Therefore, no impacts related to an agricultural use or a Williamson Act contract would occur 
with implementation of the proposed project, and no mitigation would be required. This topic 
will not be analyzed further in the EIR unless new information identifying it as a potential 
impact is presented during the scoping process. 

(c) Conflict with existing zoning for, or cause rezoning of, forest land (as designed in Public 
Resources Code section 12220(g)), timberland (as defined by Public Resources Code section 
4526), or timberland zoned Timberland Production (as defined by Government Code section 
51104(g))? 

No Impact. As previously stated, the project site is zoned Planned Community District associated 
with the adopted Ortega Planned Community Comprehensive Development Plan (CDP 78-01). 
Neither the project site nor the surrounding area is zoned as forest land, timberland, or 
timberland production. As a result, no significant impacts would occur, and no mitigation is 

                                                 
6 California Department of Conservation. 2016. Orange County Important Farmland. Website:  

ftp://ftp.consrv.ca.gov/pub/dlrp/FMMP/pdf/2016/ora16.pdf/ (accessed December 4, 2018). 
7  California Department of Conservation, Division of Land Resource Protection. 2017. Williamson Act 

Contract Land Map.  
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required. This topic will not be analyzed further in the EIR unless new information identifying 
it as a potentially significant impact is presented during the scoping process.  

(d) Result in the loss of forest land or conversion of forest land to non-forest use? 

No Impact. As stated previously, the project site is characterized by an undeveloped lot and 
ruderal vegetation. There are no forest or timberland resources on or in the vicinity of the 
project site. The proposed project would not convert forest land to a non-forest use. Likewise, 
the project site would not contribute to environmental changes that could result in conversion 
of forest land to non-forest use. Therefore, the project would not result in impacts related to 
the loss of forest land or the conversion of forest land to non-forest uses. No mitigation is 
required. This topic will not be analyzed further in the EIR unless new information identifying 
it as a potentially significant impact is presented during the scoping process.  

(e) Would the project involve other changes in the existing environment which, due to their 
location or nature, could result in conversion of Farmland, to non-agricultural use or 
conversion of forest land to non-forest use? 

No Impact. As stated in Responses 4.2 (a) through 4.2 (d), no land on or in the vicinity of the 
project site is zoned for agricultural or forest uses. The proposed project is located on an 
approximately 16.1-acre vacant site and would involve the construction of a 132-unit residential 
development. Currently, the project site is not zoned for agricultural or forest use and is not 
used for agricultural production or designated forest land. The proposed project would not 
include other changes in the existing environment that would result in conversation of farmland 
to non-agricultural uses or conversion of forest land to non-forest use. Therefore, no impacts 
would occur, and no mitigation would be required. This topic will not be analyzed further in the 
EIR unless new information identifying it as a potential impact is presented during the scoping 
process. 
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4.3 AIR QUALITY 

Where available, the significance criteria established by the applicable air quality management district or air pollution 
control district may be relied upon to make the following determinations. 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact No Impact 

(a) Conflict with or obstruct implementation of the applicable 
air quality plan? 

    

(b) Result in a cumulatively considerable net increase of any 
criteria pollutant for which the project region is non-
attainment under an applicable federal or state ambient air 
quality standard?  

    

(c) Expose sensitive receptors to substantial pollutant 
concentrations? 

    

(d) Result in other emissions (such as those leading to odors 
adversely affecting a substantial number of people)? 

    

 
Impact Analysis: 

(a) Would the project conflict with or obstruct implementation of the applicable air quality plan; 

(b) Result in a cumulatively considerable net increase of any criteria pollutant for which the 
project region is non-attainment under an applicable federal or state ambient air quality 
standard;  

OR 

(c) Expose sensitive receptors to substantial pollutant concentrations? 

Potentially Significant Impact. The project site is located in the City of San Juan Capistrano, 
within the South Coast Air Basin (SCAB), which includes all of Orange County (County) and 
portions of Los Angeles, Riverside, and San Bernardino Counties. Air quality within the SCAB is 
under the jurisdiction of the South Coast Air Quality Management District (SCAQMD). SCAQMD 
and the Southern California Association of Governments (SCAG) are responsible for formulating 
and implementing the Air Quality Management Plan (AQMP) for SCAB. The latest plan is the 
2016 AQMP, which incorporates the latest scientific and technological information and planning 
assumptions, including the 2016 Regional Transportation Plan/Sustainable Communities 
Strategy (RTP/SCS) and updated emission inventory methodologies for various source 
categories. The proposed project is subject to the air pollution thresholds established by 
SCAQMD, which are published in its CEQA Air Quality Handbook (1993, currently being revised)  
Consistency with these plans means that the project is consistent with the goals, objectives, and 
assumptions established to achieve the federal and State air quality standards.   

The proposed project has the potential to result in significant short-term construction-related 
air quality impacts associated with grading and construction activity and long-term air quality 
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impacts primarily related to vehicular traffic. A comprehensive air quality analysis will be 
completed as part of the EIR, analyzing the short-term (construction) and long-term 
(operational) impacts of the project, as well as potential impacts on sensitive receptors. The EIR 
will also identify appropriate and feasible mitigation measures, should there be significant air 
quality impacts. Potential air quality impacts, including consistency with the AQMP, violation 
of air quality standards, the increase of criteria pollutants, and exposure of sensitive receptors 
to substantial pollutant concentrations will be analyzed further in the EIR. 

(d) Result in other emissions (such as those leading to odors adversely affecting a substantial 
number of people)? 

Less Than Significant Impact. SCAQMD’s CEQA Air Quality Handbook (1993) identifies various 
secondary significance criteria related to odorous air contaminants. Substantial odor-generating 
sources include land uses such as agricultural activities, feedlots, wastewater treatment 
facilities, landfills, or heavy manufacturing uses. The project does not propose any such uses or 
activities that would result in potentially significant odor impacts. Some objectionable odors 
may emanate from the operation of diesel-powered construction equipment during 
construction of the proposed project. However, these odors would be limited to the 
construction period and would disperse quickly; therefore, these odors would be considered 
less than significant and would not require mitigation.  

The proposed project would allow for the implementation of a residential development, which 
is not anticipated to produce emissions that could lead to objectionable odors. Potential sources 
of operational odors generated by the project would include disposal of miscellaneous refuse 
typical of residential uses. SCAQMD Rule 402 acts to prevent occurrences of odor nuisances. 
Consistent with City requirements, all project-generated refuse would be stored in covered 
containers and removed at regular intervals in compliance with solid waste regulations. 
Furthermore, as required by Section 9-4.505, Bicycle and Equestrian Trails, of the City’s 
Municipal Code, the Homeowner’s Association (HOA) (or equivalent body) for future 
development on the site would be required to provide regular maintenance of the proposed 
trail, including the removal of horse manure, pet waste, and debris. Therefore, no significant 
impacts related to objectionable odors would result from the proposed project, and no 
mitigation is required. This topic will not be analyzed further in the EIR unless new information 
identifying it as a potential impact is presented during the scoping process. 
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4.4 BIOLOGICAL RESOURCES 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

(a) Have a substantial adverse effect, either directly or through 
habitat modifications, on any species identified as a 
candidate, sensitive, or special status species in local or 
regional plans, policies, or regulations, or by the California 
Department of Fish and Wildlife or U.S. Fish and Wildlife 
Service? 

    

(b) Have a substantial adverse effect on any riparian habitat or 
other sensitive natural community identified in local or 
regional plans, policies, regulations or by the California 
Department of Fish and Wildlife or U.S. Fish and Wildlife 
Service? 

    

(c) Have a substantial adverse effect on state or federally 
protected wetlands (including, but not limited to, marsh, 
vernal pool, coastal, etc.) through direct removal, filling, 
hydrological interruption, or other means? 

    

(d) Interfere substantially with the movement of any native 
resident or migratory fish or wildlife species or with 
established native resident or migratory wildlife corridors, or 
impede the use of native wildlife nursery sites? 

    

(e) Conflict with any local policies or ordinances protecting 
biological resources, such as a tree preservation policy or 
ordinance? 

    

(f) Conflict with the provisions of an adopted Habitat 
Conservation Plan, Natural Community Conservation Plan, or 
other approved local, regional, or state habitat conservation 
plan? 

    

 
Impact Analysis: 

(a) Would the project have a substantial adverse effect, either directly or through habitat 
modifications, on any species identified as a candidate, sensitive, or special status species in 
local or regional plans, policies, or regulations, or by the California Department of Fish and 
Wildlife or U.S. Fish and Wildlife Service; 

(b) Would the project have a substantial adverse effect on any riparian habitat or other sensitive 
natural community identified in local or regional plans, policies, regulations, or by the 
California Department of Fish and Wildlife or U.S. Fish and Wildlife Service; 

(c) Would the project have a substantial adverse effect on state or federally protected wetlands 
(including, but not limited to, marsh, vernal pool, coastal, etc.) through direct removal, filling, 
hydrological interruption, or other means; 

OR 



I N I T I A L  S T U D Y  
N O V E M B E R  2 0 1 9  

T I R A D O R  R E S I D E N T I A L  D E V E L O P M E N T  P R O J E C T  
C I T Y  O F  S A N  J U A N  C A P I S T R A N O ,  C A L I F O R N I A  

 

 
 

\\vcorp12\projects\JCA1802\CEQA\Initial Study\Screencheck Draft Initial Study_102819.docx «11/04/19» 

 
4-19 

(d) Would the project interfere substantially with the movement of any native resident or 
migratory fish or wildlife species or with established native resident or migratory wildlife 
corridors, or impede the use of native wildlife nursery sites? 

Potentially Significant Impact. The approximately 16.1-acre vacant project site is currently 
characterized by an undeveloped dirt lot, ruderal vegetation, and limited ornamental 
landscaping. Due to the presence of the San Juan Creek adjacent to the eastern boundary of the 
property, there is the potential for sensitive species, migratory species, riparian habitat, and 
jurisdictional waters to occur on the site. As such, a comprehensive biological resources 
assessment will be conducted as part of the EIR, analyzing short-term and long-term impacts of 
the project on biological resources. The EIR will also identify appropriate and feasible mitigation 
measures, should there be significant impacts to biological resources. Potential impacts to 
biological resources, including candidate, sensitive, or special-status species, riparian habitat, 
wetlands, and migratory species will be analyzed further in the EIR. 

(e) Conflict with any local policies or ordinances protecting biological resources, such as a tree 
preservation policy or ordinance? 

Less Than Significant Impact. As previously stated, the majority of the project site is 
characterized by an undeveloped dirt lot, ruderal vegetation, and limited ornamental 
landscaping. In addition, there are several trees along the boundary of the project site with the 
adjacent San Juan Creek. In order to determine whether or not project implementation would 
require the removal of trees along the site’s boundary adjacent to the San Juan Creek, a Tree 
Survey was prepared for the proposed project.8 Results of this tree survey indicate that the 
proposed project would not require or result in the removal of any on-site trees, including those 
located adjacent to the San Juan Creek Channel. However, in the unlikely event that project 
implementation would require the removal of trees, the Applicant would be required to apply 
for a tree removal permit as part of the discretionary actions to be considered by the City. As 
part of this process, the City would specify conditions of approval for the replacement of trees 
and landscaping, in compliance with the City’s tree preservation policy, specified in the City’s 
Municipal Code (Section 9-2.349(c)(1), Tree Removal Permit for New Development Projects). 
Therefore, the proposed project would not result in adverse impacts related to local policies or 
ordinances protecting biological resources during construction, and no mitigation would be 
required. This topic will not be analyzed further in the EIR unless new information identifying 
it as a potential impact is presented during the scoping process. 

(f) Would the project conflict with the provisions of an adopted Habitat Conservation Plan, 
Natural Community Conservation Plan, or other approved local, regional, or state habitat 
conservation plan? 

                                                 
8  The analysis is based on the Plant Material on Property Between Calle Arroyo and I-5 Easement 

Memorandum (Tree Survey) (Monarch Environmental.; February 23, 2018) (provided in Appendix A).  
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Potentially Significant Impact. The project site is located in the Southern Region of the Orange 
County Natural Communities Conservation Plan/Habitat Conservation Plan (NCCP/HCP).9 One of 
the primary purposes of the NCCP/HCP is to serve as a conservation program that “shifts away 
from the focus on a project-by-project single species protection to conservation and 
management of many species and multiple habitats on a subregional level,” thereby addressing 
long-term biological protection and management. Therefore, the Orange County NCCP/HCP 
essentially serves as a cumulative approach to conserving species and addressing biological 
impacts.  

Portions of the project site are located within vegetation areas identified as developed, 
grassland, and riparian. However, the project site is located outside of designated habitat 
reserve. Due to the project’s proximity to San Juan Creek, development of the proposed project 
could result in the removal of sensitive habitat species identified in the Orange County 
NCCP/HCP. Therefore, the proposed project could result in potentially significant impacts 
related to potential conflicts with the goals and policies outlined in the Orange County 
NCCP/HCP. This topic will be analyzed in the EIR, and mitigation will be developed and included 
in the EIR, if necessary, to address potentially significant adverse project impacts related to 
consistency with the Orange County NCCP/HCP. Potential impacts related to conflicts with the 
Orange County NCCP/HCP will be analyzed further in the EIR.  

                                                 
9   County of Orange Environmental Management Agency. 1996. Natural Community Conservation Plan & 

Habitat Conservation Plan & EIR & EIS. County of Orange Central & Coastal Subregion. Map Section 
(Figures 1 through 76). May.  
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4.5 CULTURAL RESOURCES 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

(a) Cause a substantial adverse change in the significance of a 
historical resource pursuant to §15064.5 of CEQA? 

    

(b) Cause a substantial adverse change in the significance of an 
archaeological resource pursuant to §15064.5 of CEQA? 

    

(c) Disturb any human remains, including those interred outside of 
formal cemeteries? 

    

 

Impact Analysis: 

(a) Would the project cause a substantial adverse change in the significance of a historical 
resource as pursuant to §15064.5 of CEQA? 

No Impact. In its existing setting, the project site is vacant and undeveloped. According to the 
Office of Historic Preservation10 and the City’s Inventory of Historic and Cultural Landmarks, 
there are no historic resources on the project site. Therefore, the proposed project would not 
result in any impacts related to historical resources, and no mitigation would be required. This 
topic will not be analyzed further in the EIR unless new information identifying it as a 
potential impact is presented during the scoping process. 

(b) Would the project cause a substantial adverse change in the significance of an archaeological 
resource pursuant to §15064.5 of CEQA; 

OR 

(c) Would the project disturb any human remains, including those interred outside of formal 
cemeteries? 

Potentially Significant Impact. New ground-disturbing activities associated with project 
construction activities could have the potential to unearth any previously unknown 
archaeological resources or unknown human remains. As such, impacts to cultural resources will 
be evaluated as part of the EIR, analyzing short-term and long-term impacts of the project. The 
EIR will also identify appropriate and feasible mitigation measures, should there be significant 
impacts to cultural resources. Potential impacts to cultural resources, including archaeological 
resources and the potential for human remains, will be analyzed further in the EIR.  

                                                 
10  City of San Juan Capistrano. Cultural Resources Element. 1999. Figure CR-1, Locations of Historic Buildings 

and Structures. December. 
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4.6 ENERGY 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

(a) Result in potentially significant environmental impact due to 
wasteful, inefficient, or unnecessary consumption of energy 
resources, during project construction or operation? 

    

(b) Conflict with or obstruct a state or local plan for renewable 
energy or energy efficiency?  

    

 

Impact Analysis: 

(a) Result in potentially significant environmental impact due to wasteful, inefficient, or 
unnecessary consumption of energy resources, during project construction or operation?  

OR 

(b) Conflict with or obstruct a state or local plan for renewable energy or energy efficiency? 

Potentially Significant Impact. The proposed project has the potential to result in significant 
short-term construction-related energy impacts associated with wasteful, inefficient, or 
unnecessary consumption of energy resources. A consistency analysis will be conducted to 
determine if the project conflicts with or obstructs a state or local plan for renewable energy or 
energy efficiency. As such, impacts to energy resources will be evaluated as part of the EIR, 
analyzing short-term and long-term impacts of the project, as well as the project’s consistency 
with State and local plans related to energy. The EIR will also identify appropriate and feasible 
mitigation measures if necessary. Potential impacts to energy resources will be analyzed 
further in the EIR.  
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4.7 GEOLOGY AND SOILS 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

(a) Directly or indirectly cause potential substantial adverse effects, 
including the risk of loss, injury, or death involving: 

    

 i) Rupture of a known earthquake fault, as delineated on the 
most recent Alquist-Priolo Earthquake Fault Zoning Map 
issued by the State Geologist for the area or based on other 
substantial evidence of a known fault (refer to Division of 
Mines and Geology Special Publication 42). 

    

 ii) Strong seismic ground shaking?     

 iii) Seismic-related ground failure, including liquefaction?     

 iv) Landslides?     

(b) Result in substantial soil erosion or the loss of topsoil?     

(c) Be located on a geologic unit or soil that is unstable, or that 
would become unstable as a result of the project, and potentially 
result in on- or off-site landslide, lateral spreading, subsidence, 
liquefaction or collapse? 

    

(d) Be located on expansive soil, as defined by the California Building 
Code (CBC), creating substantial direct or indirect risks to life or 
property? 

    

(e) Have soils incapable of adequately supporting the use of septic 
tanks or alternative wastewater disposal systems where sewers 
are not available for the disposal of wastewater? 

    

(f) Directly or indirectly destroy a unique paleontological resource or 
site or unique geologic feature? 

    

 
Discussion: 

The following section is based on the Geotechnical Engineering Investigation Proposed Residential 
Housing, San Juan Mixed Use Intersection of Calle Arroyo and Paseo Tirador, City of San Juan 
Capistrano, California (Draft Geotechnical Engineering Investigation) (GeoSoils Consultants Inc.; 
July 10, 2017) and the Response to City of San Juan Capistrano Review Letter, dated May 29, 2018, 
Proposed Residential Housing, San Juan Mixed Use, Intersection of Calle Arroyo and Paseo Tirador, 
San Juan Capistrano California (GeoSoils Consultants Inc.; October 29, 2018) (both provided in 
Appendix B).  

Impact Analysis: 

(a) Would the project directly or indirectly cause people or structures to potential substantial 
adverse effects, including the risk of loss, injury, or death involving: 

(i) Rupture of a known earthquake fault, as delineated on the most recent Alquist-Priolo 
Earthquake Fault Zoning Map issued by the State Geologist for the area or based on other 
substantial evidence of a known fault (refer to Division of Mines and Geology Special 
Publication 42)? 
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Less Than Significant Impact. As with all of Southern California, the project site is located in an 
area that is subject to strong ground motion resulting from earthquakes on nearby faults. 
However, according to the Draft Geotechnical Engineering Investigation (2017) prepared for the 
proposed project, the project site is not located within an established Alquist-Priolo Earthquake 
Fault Zone for surface fault ruptures. In addition, there are no known active faults or fault traces 
with the potential for surface fault rupture crossing the project site. The nearest active fault to 
the project site is the Newport-Inglewood Fault; the southern terminus of this fault zone is 
22 miles to the north. The Wildomar Fault, south of Lake Elsinore, is 22 miles to the east, and 
the Mount Soledad Fault is 50 miles to the south in La Jolla. Therefore, direct and indirect 
project impacts related to the rupture of a known earthquake fault as depicted on the most 
recent Alquist-Priolo Earthquake Fault Zoning Map would be less than significant, and no 
mitigation would be required. This topic will not be analyzed further in the EIR unless new 
information identifying it as a potential impact is presented during the scoping process. 

(a) (ii) Strong seismic ground shaking? 

Potentially Significant Impact. As previously stated, the project site is located in an active 
seismic region and could be subject to strong ground motion resulting from earthquakes. There 
are several faults in the vicinity of the project site that are capable of producing strong ground 
motion. Ground shaking resulting from earthquakes associated with both nearby and more 
distant faults may result in the generation of moderate-to-strong shaking at the project site. The 
severity of the shaking would be influenced by the distance between the site and the seismic 
source, the soil conditions, and the depth to groundwater. As such, damage to development and 
infrastructure associated with the proposed project could be expected as a result of significant 
ground shaking during a strong seismic event in the region. Direct and indirect project impacts 
associated with strong seismic ground shaking will be evaluated as part of the EIR, and 
appropriate and feasible mitigation measures will be identified should there be significant 
impacts. Potential impacts associated with strong seismic ground shaking will be analyzed 
further in the EIR. 

(a) (iii) Seismic-related ground failure, including liquefaction? 

Potentially Significant Impact. Liquefaction commonly occurs when three conditions are 
present simultaneously: (1) high groundwater; (2) relatively loose, cohesionless (sandy) soil; and 
(3) earthquake-generated seismic waves. Structures on or above potentially liquefiable soils may 
experience bearing capacity failures due to the temporary loss of foundation support, vertical 
settlements, and/or lateral spreading. Factors known to influence the potential for liquefaction 
include soil type, relative density, grain size, confining pressure, depth to groundwater, and the 
intensity and duration of the seismic ground shaking. 

According to the liquefaction analysis in the Draft Geotechnical Engineering Investigation (2017), 
the thin layers of soils on the site could be subject to liquefaction. As such, damage to 
development and infrastructure associated with the proposed project could be expected as a 
result of liquefaction, and construction would require specific measures to reduce potential 
liquefaction impacts. Direct and indirect project impacts associated with liquefaction will be 
evaluated as part of the EIR, and appropriate and feasible mitigation measures will be identified 
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should there be significant impacts. Potential impacts associated with liquefaction will be 
analyzed further in the EIR. 

(a) (iv) Landslides? 

Less Than Significant Impact. Seismically induced landslides and other slope failures are 
common occurrences during or soon after earthquakes in areas with significant ground slopes. 
The topography at the existing project site and within the surrounding area is relatively flat. 
According to the Draft Geotechnical Engineering Investigation (2017), the project is not within 
an earthquake-induced landslide zone and is not located within an area subject to potential 
seismic slope instability. Therefore, seismically induced landslides are unlikely to occur at the 
site, and no mitigation would be required. This topic will not be analyzed further in the EIR 
unless new information identifying it as a potential impact is presented during the scoping 
process. 

(b) Would the project result in substantial soil erosion or the loss of topsoil? 

Potentially Significant Impact. As previously stated, the project site is vacant and is 
characterized by scattered vegetation and exposed soil. Therefore, there is potential for project 
development to cause soil erosion during grading and construction. As such, impacts associated 
with substantial soil erosion or the loss of topsoil could be expected as a result of project 
implementation. Impacts will be evaluated as part of the EIR, and appropriate and feasible 
mitigation measures will be identified should there be significant impacts. Potential impacts 
associated with soil erosion will be analyzed further in the EIR. 

(c) Would the project be located on a geologic unit or soil that is unstable, or that would become 
unstable as a result of the project, and potentially result in on- or off-site landslide, lateral 
spreading, subsidence, liquefaction or collapse? 

Potentially Significant Impact.  

Landslides. Refer to the impact discussion in Response 4.6 (a)(iv), above. Both the existing 
project site and the surrounding area are relatively flat and are not subject to slope instability or 
landslides. This topic will not be analyzed further in the EIR unless new information identifying 
it as a potential impact is presented during the scoping process. 

Subsidence. Subsidence is the sinking of the land surface where deep soils are present. 
Subsidence of deep soil deposits typically occurs as a result of oil, gas, and water production, 
which causes loss of pore pressure as the weight compacts the underlying sediments. As 
previously stated, it is estimated that the groundwater level on the project site is located 
approximately 17 ft below ground surface. No pumping of petroleum reserves or groundwater 
would occur as a result of the proposed project. As such, subsidence is not expected to occur on 
the project site or to affect development of the proposed project. Therefore, impacts related to 
subsidence would be less than significant, and no mitigation would be required. This topic will 
not be analyzed further in the EIR unless new information identifying it as a potential impact 
is presented during the scoping process. 
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Lateral Spreading and Liquefaction. Refer to the impact discussion in Response 4.6 (a)(iii), above. 
According to the Draft Geotechnical Engineering Investigation (2017), the soils on the site are 
not subject to lateral spread but could be subject to liquefaction. Potential impacts associated 
with liquefaction will be analyzed further in the EIR. 

Compressible/Collapsible Soils. Compressible soils are soils that consolidate when exposed to 
new loading, such as fill or foundation loads. Collapsible soils are soils that significantly decrease 
in volume with increased moisture content, with or without an increase in external loads.  

The project site is underlain by young alluvial sediments and Artificial Fill. Although the soils on 
the site would not be subject to collapse as a result of subsidence, the alluvial deposits 
underlying the project site are unconsolidated, reflective of a depositional history without 
substantial loading, and therefore may be subject to collapse. As such, damage to development 
and infrastructure associated with the proposed project could occur as a result of 
compressible/collapsible soils. Impacts associated will be evaluated as part of the EIR, and 
appropriate and feasible mitigation measures will be identified should there be significant 
impacts. Potential impacts associated with collapsible soils will be analyzed further in the EIR. 

Corrosive Soils and Soluble Sulfate Content. Corrosive soils have constituents or physical 
characteristics that attack concrete (water-soluble sulfates) and/or ferrous metals (chlorides, 
ammonia, nitrates, low pH levels, and low electrical resistivity). Corrosive soils could potentially 
create a significant hazard to the project by weakening the structural integrity of the concrete 
and metal used to construct the buildings and could potentially lead to structural instability. 
Structural damage and foundation instability caused by corrosive soils is a potentially significant 
impact. 

Laboratory testing conducted as part of the Draft Geotechnical Engineering Investigation 
indicated that on-site soils may potentially be corrosive (more than 200 parts per million of 
sulfate). As such, damage to development and infrastructure associated with the proposed 
project could occur as a result of corrosive soils. Impacts associated will be evaluated as part of 
the EIR, and appropriate and feasible mitigation measures will be identified should there be 
significant impacts. Potential impacts associated with corrosive soils will be analyzed further in 
the EIR. 

(d) Would the project be located on expansive soil, as defined in the California Building Code 
(CBC), creating substantial direct or indirect risks to life or property? 

Less Than Significant Impact. Expansive soils contain types of clay minerals that occupy 
considerably more volume when they are wet or hydrated than when they are dry or 
dehydrated. Volume changes associated with changes in the moisture content of near-surface 
expansive soils can cause uplift or heave of the ground when they become wet or, less 
commonly, cause settlement when they dry out. Soils with an expansion index of greater than 
20 are classified as expansive for building purposes and, therefore, have a potentially significant 
impact.  
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Based on laboratory testing in the Draft Geotechnical Engineering Investigation (2017), soils on 
the project site were classified to have a low expansion potential. Therefore, impacts related to 
expansive soils and a potential for direct or indirect risks to life or property would be less than 
significant, and no mitigation would be required. This topic will not be analyzed further in the 
EIR unless new information identifying it as a potential impact is presented during the scoping 
process.  

(e) Would the project have soils incapable of adequately supporting the use of septic tanks or 
alternative wastewater disposal systems where sewers are not available for the disposal of 
wastewater? 

No Impact. The project would connect to the existing City sewer system and does not include 
construction of, or connections to, septic tanks or alternative wastewater disposal systems. 
Therefore, the proposed project would not result in impacts related to the soils capability to 
adequately support the use of septic tanks or alternative wastewater disposal systems, and no 
mitigation would be required. This topic will not be analyzed further in the EIR unless new 
information identifying it as a potential impact is presented during the scoping process. 

(f) Would the project directly or indirectly destroy a unique paleontological resource or site or 
unique geologic feature?  

Potentially Significant Impact. New ground-disturbing activities associated with project 
construction activities could have the potential to unearth previously unknown paleontological 
resources. As such, potential impacts to paleontological resources will be evaluated as part of 
the EIR. The EIR will also identify appropriate and feasible mitigation measures should there be 
significant impacts to paleontological resources. Potential impacts to paleontological resources 
will be analyzed further in the EIR.  
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4.8 GREENHOUSE GAS EMISSIONS 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact No Impact 

(a) Generate greenhouse gas emissions, either directly or 
indirectly, that may have a significant impact on the 
environment? 

    

(b) Conflict with an applicable plan, policy or regulation 
adopted for the purpose of reducing the emission of 
greenhouse gases? 

    

 

Impact Analysis: 

(a) Would the project generate greenhouse gas emissions, either directly or indirectly, that may 
have a significant impact on the environment;  

OR 
 

(b) Would the project conflict with an applicable plan, policy or regulation adopted for the 
purpose of reducing the emission of greenhouse gases? 

Potentially Significant Impact. During construction of the project, equipment and vehicles 
would be used that would generate some greenhouse gases (GHG). In addition, the project’s use 
of energy during long-term operations would contribute to the emission of GHGs. A technical 
study analyzing GHG emissions associated with both the short-term construction and long-term 
operational impacts of the proposed project will be prepared and summarized in the EIR, and 
appropriate mitigation measures will be proposed, if necessary. Potential GHG impacts will be 
analyzed further in the EIR. 
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4.9 HAZARDS AND HAZARDOUS MATERIALS 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

(a) Create a significant hazard to the public or the environment 
through the routine transport, use, or disposal of hazardous 
materials? 

    

(b) Create a significant hazard to the public or the environment 
through reasonable foreseeable upset and accident conditions 
involving the release of hazardous materials into the 
environment? 

    

(c) Emit hazardous emissions or handle hazardous or acutely 
hazardous materials, substances, or waste within one-quarter 
mile of an existing or proposed school? 

    

(d) Be located on a site which is included on a list of hazardous 
materials sites complied pursuant to Government Code Section 
65962.5 and, as a result, would it create a significant hazard to 
the public or the environment? 

    

(e) For a project located within an airport land use plan or, where 
such a plan has not been adopted, within two miles of a public 
airport or public use airport, would the project result in a safety 
hazard or excessive noise for people residing or working in the 
project area? 

    

(f) Impair implementation of or physically interfere with an 
adopted emergency response plan or emergency evacuation 
plan? 

    

(g) Expose people or structures, either directly or indirectly, to a 
significant risk of loss, injury or death involving wildland fires? 

    

 
Discussion:  

The discussion and analysis provided in this section are based on the Phase I Environmental Site 
Assessment (Phase I ESA) Report, SWC of Calle Arroyo and Paseo Tirador, City of San Juan 
Capistrano, California 92675 (Phase I ESA; Stantec Consulting Services, Inc. [Stantec], May 16, 2017) 
and the Phase II Environmental Site Assessment (Phase II ESA) Report, SWC of Calle Arroyo and 
Paseo Tirador, City of San Juan Capistrano, California 92675 (Phase II ESA; Stantec, June 29, 2017) 
(both provided in Appendix C). 

Impact Analysis: 

(a) Would the project create a significant hazard to the public or the environment through the 
routine transport, use, or disposal of hazardous materials? 

Less Than Significant Impact. Hazardous materials are chemicals that could potentially cause 
harm during an accidental release or mishap, and are defined as being toxic, corrosive, 
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flammable, reactive, and an irritant or strong sensitizer.11 Hazardous substances include all 
chemicals regulated under the United States Department of Transportation (USDOT) “hazardous 
materials” regulations and the United States Environmental Protection Agency (USEPA) 
“hazardous waste” regulations. Hazardous wastes require special handling and disposal because 
of their potential to damage public health and the environment. The probable frequency and 
severity of consequences from the routine transport, use, or disposal of hazardous materials is 
affected by the type of substance, the quantity used or managed, and the nature of the 
activities and operations. 

Potentially hazardous materials that could be used during construction activities would include a 
limited amount of hazardous and flammable substances/oils (e.g., fuels, lubricants, and 
solvents) typical during heavy equipment operation for site grading and construction. The 
amount of hazardous chemicals present during construction is limited and would be in 
compliance with existing government regulations, such as the Hazardous Materials 
Transportation Act, the Resource Conservation and Recovery Act, and the California Code of 
Regulations (Title 22). The potential for the release of hazardous materials during project 
construction is low and, even if a release would occur, it would not result in a significant hazard 
to the public, surrounding land uses, or environment due to the small quantities of these 
materials associated with construction vehicles. Furthermore, the results of the Phase I ESA and 
the Phase II indicate that it is unlikely that hazardous materials would be encountered during 
construction. Therefore, impacts with respect to hazardous materials use and storage during 
construction would be less than significant, and no mitigation would be required.  

Project operation associated with residential uses would involve the use and storage of small 
quantities of potentially hazardous materials typical of residential uses (e.g., cleaning solvents, 
fertilizers, and pesticides). For example, landscaping and maintenance activities could include 
the use of fertilizers and light equipment (e.g., edgers) that may require fuel. These types of 
activities do not involve the use of a large or substantial amount of hazardous materials. In 
addition, such materials would be contained, stored, and used in accordance with 
manufacturers’ instructions and handled in compliance with applicable standards and 
regulations. Any associated risk would be adequately reduced to a less than significant level 
through compliance with these standards and regulations. Further, operation of the proposed 
project as a residential development would not require the storage, transportation, generation, 
or disposal of large quantities of hazardous substances. As such, when utilized properly, 
hazardous materials used and stored on the project site would not result in a significant hazard 
to the residents or visitors. Furthermore, the City has adopted a Household Hazardous Waste 
Program, which helps residents identify potentially hazardous materials in the home, and also 
includes information on Household Hazardous Waste Collection Centers.12 Therefore, the 
proposed residential uses would result in a less than significant hazard to the public or the 

                                                 
11 A “sensitizer” is a chemical that can cause a substantial proportion of people or animals to develop an 

allergic reaction in normal tissue after repeated exposure to a chemical (U.S. Department of Labor, 2017).  
12  City of San Juan Capistrano. Household Hazardous Waste. Website: http://sanjuancapistrano.org/Portals/ 

0/Documents/Utilities/Use%20of%20Haz%20Waste%20Collection%20Ctrs.pdf (accessed December 3, 
2018).  

http://sanjuancapistrano.org/Portals/%200/Documents/
http://sanjuancapistrano.org/Portals/%200/Documents/
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environment associated with the routine transport, use, disposal, or reasonably foreseeable 
accident conditions related to hazardous waste during operation. 

The Orange County Fire Authority (OCFA) is the administering agency for the chemical inventory 
and business emergency plan regulations for the City. OCFA’s disclosure activities are 
coordinated with the Orange County Health Care Agency. The Health Care Agency is a Certified 
Unified Program Agency for local implementation of the disclosure program and several other 
hazardous materials and hazardous waste programs. The OCFA’s Hazardous Materials Services 
Department is staffed with technical and administrative personnel who are assigned with the 
implementation and management of the disclosure program. All facilities are encouraged to 
work closely with OCFA in order to eliminate any unnecessary efforts or costs in complying with 
the disclosure program. The Orange County Waste and Recycling Department manages four 
hazardous material and hazardous waste collection centers designed to prevent damage to the 
environment and reduce risk of accidental poisoning by removing household hazardous 
materials and medicines from the home.13 The closest collection center to the project site is 
located approximately 2 miles east of the site, at 32250 La Pata Avenue (Prima Deshecha 
Landfill). Because these resources are available to anyone in the County, it is reasonable to 
conclude that the residences would use such programs to properly dispose of household 
hazardous waste. Therefore, impacts associated with the disposal of hazardous materials and/or 
the potential release of hazardous materials that could occur with the implementation of the 
proposed project are considered less than significant, and no mitigation would be required. This 
topic will not be analyzed further in the EIR unless new information identifying it as a 
potential impact is presented during the scoping process. 

(b) Would the project create a significant hazard to the public or the environment through 
reasonable foreseeable upset and accident conditions involving the release of hazardous 
materials into the environment? 

Less Than Significant Impact. The purpose of the Phase I and Phase II analyses was to evaluate 
the project site for potential Recognized Environmental Concerns (RECs) that may be present 
and/or off-site conditions that may impact the project site. The Phase I analysis prepared 
included (1) site reconnaissance of the project site and the surrounding area; (2) a review of 
regulatory agency reports, aerial photographs, and other historic record sources, (3) interviews 
with the property owner; (4) and preparation of a soil sampling analysis.  

An REC can be defined as the presence or likely presence of any hazardous substances or 
petroleum products in, or at a property due to a release to the environment, under conditions 
indicative of a release to the environment, or under conditions that pose a material threat of a 
future release to the environment.  

According to the Phase I ESA, no RECs were identified on the site during the site visit (with the 
exception of undocumented fill). However, a review of the applicable agency reports, 

                                                 
13  OC Landfills. Household Hazardous Waste. Website: http://www.oclandfills.com/hazardous/ (accessed 

December 26, 2017).  
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photographs, and historic records conducted identified evidence of RECs and several Historical 
RECs (HRECs) adjacent to the site.  

According to the Phase I ESA, historic use of the project site for cultivation of agricultural crops 
may result in unknown pesticides and/or metals-based herbicide residues in shallow soils. In 
addition, the Phase I ESA determined that contaminates and/or volatile organic compounds 
(VOCs) may be present in undocumented fill on the property due to the presence of the San 
Juan Landfill at or near the project site and the prior dumping of 50,000 cy of “clean” soil on the 
site.14 The Phase I ESA also determined that asbestos may be present in the pavement utilized 
for the paved portion of Paseo Tirador that extends onto the project site. As such, the Phase I 
ESA recommended soil sampling to ascertain that no asbestos is present on the paved portion of 
the site.  

In accordance with the recommendations of the Phase I ESA, the Phase II ESA conducted a 
soil sampling analysis to determine if on-site soils had been impacted by use of 
agricultural chemicals. A total of four samples were obtained from below fill material on the site 
to determine the presence of heavy metals, arsenic, lead, and pesticides. Results of the soil 
sampling analysis found that measurable amounts of heavy metals, arsenic, lead, and pesticides 
were all below established regulatory thresholds for residential development.  

Soil samples were also collected to determine the presence of total petroleum hydrocarbons 
(TPH), VOCs, and metals in undocumented soils on the project site. In total, 16 samples were 
collected. All samples reported VOCs and pesticides at levels below established regulatory 
standards for VOCs and pesticides. With the exception of two samples, all samples reported 
concentrations of TPH at levels below established regulatory standards. The Phase II ESA 
determined that these two samples were not indicative of a site-wide issue. Soil samples also 
reported arsenic concentrations at levels greater than risk-based regulatory thresholds; 
however, the Phase II ESA determined that the reported arsenic concentrations were within and 
consistent with typical background concentrations for the area, which have been determined to 
occur naturally. Further, although soil sampling was originally recommended to ascertain that 
asbestos was not present on the paved portion of the site, the Phase II ESA determined that no 
stress absorbing fabrics were observed in the asphalt on Paseo Tirador. As such, no samples 
were collected for analysis of asbestos. Based on the results of soil sampling on the site, the 
Phase II ESA determined that no further investigation or action was required.  

In addition to soil sampling, a soil vapor analysis was conducted on the project site. In total, 
seven soil vapor samples were collected and analyzed for VOCs associated with undocumented 
fills on the site. Results of the analysis determined that all VOCs were below the most 
conservative applicable regulatory residential thresholds. The soil vapor analysis also screened 
concentrations for methane; however, none of the samples showed evidence of any methane. 
Therefore, no further investigation or action was determined to be required. 

                                                 
14  According to the Phase I ESA, 50,000 cy of soil were used for creekside/habitat improvements. 
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Construction activities associated with the proposed project would include site preparation 
activities, building construction, paving, and the implementation of ornamental landscaping. In 
the unlikely event that unknown hazardous materials are discovered on site during project 
construction, the project contractor would be required to notify the OCFA, who would then 
determine the next steps regarding possible site evacuation, sampling, and disposal of the 
substance consistent with local, State, and federal regulations. In addition, Caltrans, the 
California Highway Patrol, and local police and fire departments are trained in emergency 
response procedures for safely responding to accidental spills of hazardous substances on public 
roads, further reducing potential impacts to a less than significant level. Therefore, adherence to 
applicable rules and regulations as required during construction regarding hazardous materials 
would reduce potential risks associated with the release of hazardous materials to the public or 
to the environment to a less than significant level.  

As stated previously, hazardous substances associated with the proposed residential uses would 
be limited in both amount and use such that they can be contained (stored or confined within a 
specific area) without impacting the environment. Project operation would involve the use of 
potentially hazardous materials typical of residential uses (e.g., solvents, cleaning agents, paints, 
fertilizers, and pesticides) that, when used correctly and in compliance with existing laws and 
regulations, would not result in a significant hazard to visitors, residents, or workers in the 
vicinity of the proposed project. Operation of the proposed project would not create a 
significant hazard to the public or the environment through reasonable foreseeable upset and 
accident conditions involving the release of hazardous materials into the environment. No 
mitigation would be required. This topic will not be analyzed further in the EIR unless new 
information identifying it as a potential impact is presented during the scoping process. 

(c) Would the project emit hazardous emissions or handle hazardous or acutely hazardous 
materials, substances, or waste within one-quarter mile of an existing or proposed school? 

Less Than Significant Impact. The nearest school to the project site is St. Margaret’s Episcopal 
School, which is located 0.19 mile northeast of the project site.  

As stated previously, construction activities would involve the routine use of hazardous 
materials such as fuels, lubricants, paints, curing compounds, solvents, and sanitizers. 
Compliance as required with various federal, State, and local regulations related to hazardous 
materials use, storage, transportation, and disposal is expected to reduce the risk of a spill or 
accidental release of hazardous materials to a less than significant level.  

Construction of the proposed project would also include the use of construction equipment that 
would generate dust and particulate matter during site preparation activities within 0.25 mile of 
an existing school. These fugitive dust emissions would occur during construction of the 
proposed project as a result of demolition, grading, and the exposure of soils to air and wind. 
However, in order to reduce fugitive dust emissions, the project would be required to comply 
with SCAQMD standard conditions and Rule 403. These required dust suppression techniques 
would reduce fugitive dust generation and would reduce construction impacts resulting from 
hazardous emissions within 0.25 mile of an existing or proposed school to a less than significant 
level during construction activities. 
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Although the project site is located within 0.25 mile of St. Margaret’s Episcopal School, 
operation of the proposed residential uses would not result in the production of hazardous 
emissions or handling of significant amounts of hazardous materials. Therefore, operation of the 
proposed residential uses would not emit hazardous emissions or involve handling of hazardous 
or acutely hazardous materials, substances, or waste within 0.25 mile of an existing or proposed 
school during operation, and impacts are considered less than significant. No mitigation would 
be required. This topic will not be analyzed further in the EIR unless new information 
identifying it as a potential impact is presented during the scoping process. 

(d) Would the project be located on a site which is included on a list of hazardous materials sites 
complied pursuant to Government Code Section 65962.5 and, as a result, would it create a 
significant hazard to the public or the environment? 

No Impact. According to the Phase I ESA and a review of hazardous materials databases, the 
project site is not included on any hazardous materials site list pursuant to Government Code 
Section 65962.5 and would not result in a significant hazard to the public or the environment. 
No mitigation would be required. This topic will not be analyzed further in the EIR unless new 
information identifying it as a potential impact is presented during the scoping process. 

(e) For a project located within an airport land use plan or, where such a plan has not been 
adopted, within two miles of a public airport or public use airport, would the project result in 
a safety hazard or excessive noise for people residing or working in the project area? 

No Impact. The nearest airport to the project site is John Wayne Airport, located approximately 
16 miles northwest of the project site. Additionally, the Helicopter Outlying Landing Field 
associated with the United States Marine Corps Base at Camp Pendleton is located 
approximately 9 miles southeast of the project site. Therefore, due to the distance of these 
airports from the project site, the proposed project would not cause a safety hazard or excessive 
noise for people residing or working in the project area. No mitigation would be required. This 
topic will not be analyzed further in the EIR unless new information identifying it as a 
potential impact is presented during the scoping process. 

(f) Would the project impair implementation of or physically interfere with an adopted 
emergency response plan or emergency evacuation plan? 

Less Than Significant Impact. The City’s General Plan Safety Element (2002) identifies and 
evaluates natural hazards associated with seismic activity, landslides, flooding, and fire within 
the City. The General Plan Safety Element establishes goals for each of the City departments to 
provide responsible planning aimed at reducing impacts with respect to loss of life, injuries, 
damage to property and other losses associated with disasters, such as those resulting from 
seismic activity, flooding, and fires. According to the City’s map of evacuation routes, San Juan 
Creek Road and La Novia Avenue are identified as potential evacuation routes in the event of an 
emergency.  

The proposed project does not include any characteristics (e.g., permanent road closure or long-
term blocking of road access) that would physically impair or otherwise conflict with the City’s 
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Emergency Preparedness Program. Further, all infrastructure improvements included as part of 
the project would occur within the boundaries of the existing site and would not require or 
result in any temporary lane closures on roadways adjacent to the site. Therefore, construction 
impacts related to emergency response and evacuation plans associated with construction of 
the proposed project would be less than significant, and no mitigation would be required.  

The emergency management plans for the City, in conjunction with the emergency plan for the 
County, may be activated and directed by a number of individuals within the City or County, 
including, but not limited to, the City Manager, the Fire Chief, and the Police Chief. Roads that 
are used as response corridors/evacuation routes usually follow the most direct path to or from 
various parts of a community, although emergency response vehicles may choose to use a 
variety of routes to access surrounding areas. San Juan Creek Road and La Novia Avenue are 
identified as evacuation routes in the City. The proposed project would be required to comply 
with all applicable codes and ordinances for emergency vehicle access, which would ensure 
adequate access to, from, and on site for emergency vehicles. Adherence to these codes and 
ordinances would ensure that operation of the proposed project would not impair 
implementation of or physically interfere with an adopted emergency response plan or 
emergency evacuation plan. This topic will not be analyzed further in the EIR unless new 
information identifying it as a potential impact is presented during the scoping process. 

(g) Would the project expose people or structures, either directly or indirectly, to a significant risk 
of loss, injury or death involving wildland fires? 

Less Than Significant Impact. According to the City’s General Plan Safety Element, the project 
site is not located in an area identified as a Wildland Fire Area that may contain substantial fire 
risk or a Very High Fire Hazard Severity Zone (VHFHSZ). In addition, according to the California 
Department of Forestry and Fire Protection (CalFire), the project site is not located in a fire 
hazard area.15 However, because the project site is adjacent to vegetation associated with San 
Juan Creek, the eastern portion of the site is located within a fuel modification zone. As such, 
the project would be required to prepare and submit a final Fuel Modification Plan for the 
proposed project. According to the conceptual Fuel Modification Plan, the project includes the 
use of drought-tolerant landscaping, rock, and hardscape within the fuel modification zone, as 
well as non-combustible building materials for structures on the site. As a result, the proposed 
project would not directly or indirectly expose people or structures to a significant risk of loss, 
injury, or death involving wildland fires. Therefore, no impacts are anticipated, and no 
mitigation would be required. This topic will not be analyzed further in the EIR unless new 
information identifying it as a potential impact is presented during the scoping process. 

                                                 
15  CalFire. Orange County Fire Hazard Severity Zones. October 2011. Website: http://www.fire.ca.gov/

fire_prevention/fhsz_maps/FHSZ/orange/c30_SanJuanCapistrano_vhfhsz.pdf (accessed December 4, 
2018). 
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4.10 HYDROLOGY AND WATER QUALITY 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

(a) 
Violate any water quality standards or waste discharge 
requirements or otherwise substantially degrade surface or 
ground water quality? 

    

(b) 
Substantially decrease groundwater supplies or interfere 
substantially with groundwater recharge such that the project 
may impede sustainable groundwater management of the basin?  

    

(c) 

Substantially alter the existing drainage pattern of the site or 
area, including through the alteration of the course of a stream 
or river or through the addition of impervious surfaces, in a 
manner which would:  

    

 (i) result in substantial erosion or siltation on- or off-site;     

 
(ii) substantially increase the rate or amount of surface runoff in 
a manner which would result in flooding on- or off- site; 

    

 
(iii) create or contribute runoff water which would exceed the 
capacity of existing or planned storm water drainage systems or 
provide substantial additional sources of polluted runoff; or 

    

 (iv) impede or redirect flood flows?     

(d) 
In flood hazard, tsunami, or seiche zones, risk release of 
pollutants due to project inundation? 

    

(e) 
Conflict with or obstruct implementation of a water quality 
control plan or sustainable groundwater management plan? 

    

 

Discussion:  

The following section is based on the Preliminary Hydrology Report for Paseo Tirador TTM 18148, 
San Juan Capistrano, CA (Preliminary Hydrology Report) (IBI Group, March 2018) and the Preliminary 
Water Quality Management Plan for Paseo Tirador, San Juan Capistrano, CA (PWQMP) (IBI Group, 
July 2018) (prepared November 2017, revised March 2018 and July 2018) (provided in Appendix D).  

Impact Analysis: 

(a) Would the project violate any water quality standards or waste discharge requirements or 
otherwise substantially degrade surface or ground water quality? 

Less Than Significant Impact. The proposed project involves construction of a residential 
development on the project site. Pollutants of concern during construction include sediments, 
trash, petroleum products, concrete waste (dry and wet), sanitary waste, and chemicals. Each of 
these pollutants on its own or in combination with other pollutants can have a detrimental 
effect on water quality. During construction activities, excavated soil would be exposed, and 
there would be an increased potential for soil erosion and sedimentation compared to existing 
conditions. In addition, chemicals, liquid products, petroleum products (e.g., paints, solvents, 
and fuels), and concrete-related waste may be spilled or leaked and have the potential to be 
transported via stormwater runoff into receiving waters (San Juan Creek and the Pacific Ocean). 
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During construction, approximately 10.45 acres of the 16.1-acre project site will be developed 
for residential use. Approximately 5.55 acres of the 16.1-acre project site consist of San Juan 
Creek and jurisdictional areas, which will be dedicated for conservation. Project construction 
would disturb approximately 10.45 acres of soil. Because construction of the proposed project 
would disturb greater than 1 acre of soil, the project is subject to the requirements of the State 
Water Resources Control Board’s (SWRCB) National Pollutant Discharge Elimination System 
(NPDES) General Permit for Storm Water Discharges Associated with Construction and Land 
Disturbance Activities (Order No. 2009-0009-DWQ, NPDES No. CAS000002, as amended by 
Orders No. 2010-0014-DWQ and 2012-0006-DWQ) (Construction General Permit). Therefore, 
coverage under the Construction General Permit would be obtained for the proposed project. 
The Construction General Permit requires preparation of a Storm Water Pollution Prevention 
Plan (SWPPP) and implementation of construction Best Management Practices (BMPs) detailed 
in the SWPPP during construction activities. Construction BMPs would include, but not be 
limited to, Erosion Control and Sediment Control BMPs designed to minimize erosion and retain 
sediment on site; and Good Housekeeping BMPs to prevent spills, leaks, and discharge of 
construction debris and waste into receiving waters. Compliance with the requirements of the 
Construction General Permit, including incorporation of construction BMPs to target pollutants 
of concern would reduce construction impacts related to Waste Discharge Requirements 
(WDRs), water quality standards, and degradation of water quality to less than significant, and 
no mitigation would be required. 

According to the Geotechnical Engineering Investigation prepared for the project, groundwater 
could be encountered at depths of 17 ft below the existing grade. Depth of excavation could 
extend to 20 ft below the existing grade. Therefore, based on the depth of groundwater and 
depth of excavation, groundwater dewatering could be required during construction. 
Groundwater may contain high levels of total dissolved solids, selenium, or other constituents 
that could be introduced to surface waters when dewatered groundwater is discharged to 
surface waters. Groundwater dewatering activities during excavation would be conducted in 
accordance with the General Waste Discharge Requirements for Discharges from Groundwater 
Extraction and Similar Discharges to Surface Waters within the San Diego Region Except for San 
Diego Bay (WDR) (Order No. R9-2008-0002, Permit No. CAG919002) (Groundwater Discharge 
Permit), which would require testing and treatment (as necessary) of groundwater encountered 
during groundwater dewatering prior to release to surface waters. As a result, groundwater 
dewatering would not introduce pollutants to receiving that would violate water quality 
standards or waste discharge requirements. 

Although groundwater dewatering would occur, dewatered groundwater would be discharged 
to surface waters rather than back into groundwater resources and would therefore not 
introduce pollutants to groundwater. Infiltration of stormwater has the potential to affect 
groundwater quality in areas of shallow groundwater. As discussed above, groundwater could 
occur at depths in the range of 17 ft below ground surface (bgs). Pollutants in stormwater are 
generally removed by soil through absorption as water infiltrates. In areas of deep groundwater, 
there is more absorption potential and, as a result, less potential for pollutants to reach 
groundwater. As such, due to the depth to groundwater, it is not expected that any stormwater 
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that may infiltrate during construction would affect groundwater quality. Therefore, project 
construction would not substantially degrade groundwater quality. 

Potential pollutants of concern from long-term operations of residential developments include 
suspended solids/sediments, nutrients, pathogens (bacteria/virus), pesticides, oil and grease, 
trash and debris, and dry weather runoff. The project would comply with the requirements of 
Title 8, Chapter 14 of the Municipal Code and San Diego Regional Water Quality Control Board’s 
(RWQCB) National Pollutant Discharge Elimination System (NPDES) Permit and Waste Discharge 
Requirements for Discharges from the Municipal Separate Storm Sewer Systems (MS4s) Draining 
the Watersheds Within the San Diego Region (Order No. R9-2013-0001, NPDES No. CAS010266, 
as amended by Order No, R9-2015-0001) (South Orange County MS4 Permit). The City Municipal 
Code and the South Orange County MS4 Permits require that a Water Quality Management Plan 
(WQMP) be prepared for new development projects. WQMPs specify the site design, source 
control, low impact development (LID) BMPs that would be implemented to capture, treat, and 
reduce pollutants of concern in stormwater runoff. A Preliminary Water Quality Management 
Plan (PWQMP; IBI Group, prepared November 2017, updated March 2018 and July 2018) has 
been prepared for the project. The PWQMP will be refined during final design based on the final 
site plan.  

According to the PWQMP, proposed site design BMPs include: 

 Minimize impervious area 

 Maximize natural infiltration capacity 

 Preserve existing drainage patterns and time of concentration 

 Disconnect impervious area 

 Protect existing vegetation and sensitive areas 

 Revegetate disturbed areas 

 Soil stockpiling and site-generated organics 

 Water-efficient landscaping 

 Slopes and channel buffers 

Proposed non-structural source control BMPs include: 

 Education for property owners, tenants, and occupants 

 Activity restrictions 

 Common area landscape management 

 BMP maintenance 

 California Title 22 Compliance  

 Spill contingency plan 

 Hazardous materials disclosure compliance 

 Uniform Fire Code implementation 

 Common area litter control 

 Employee training 



I N I T I A L  S T U D Y  
N O V E M B E R  2 0 1 9  

T I R A D O R  R E S I D E N T I A L  D E V E L O P M E N T  P R O J E C T  
C I T Y  O F  S A N  J U A N  C A P I S T R A N O ,  C A L I F O R N I A  

 

 
 

\\vcorp12\projects\JCA1802\CEQA\Initial Study\Screencheck Draft Initial Study_102819.docx «11/04/19» 

 
4-39 

 Common area catch basin inspection 

 Street sweeping private streets and parking lots 

Proposed structural source control BMPs include: 

 Provide storm drain system stenciling and signage 

 Design and construct trash and waste storage areas to reduce pollution introduction 

 Use efficient irrigation systems and landscape design, water conservation, smart controllers, 
and source control 

 Protect slopes and channels and provide energy dissipation 

 Incorporate requirements allocable to individual priority categories (from San Diego RWQCB 
NPDES Permit) 

Proposed LID BMPs include a subsurface water quality detention facility, located adjacent to I-5 
within an open space area, and a subsurface Modular Wetland System, located at various 
locations on the project site. Stormwater runoff from the western portion of the project site will 
be conveyed to the subsurface water quality detention facility where it will be detained and 
infiltrated. Stormwater runoff from the eastern portion of the project site will be conveyed to 
the Modular Wetland System and then discharged into Horno Creek. Biofiltration areas may also 
be incorporated into the project during final design, if feasible. When combined, the site design, 
source control, and LID BMPs would target and reduce pollutants of concern in stormwater 
runoff from the project site. Required compliance with the City Municipal Code and South 
Orange County MS4 Permit requirements, including incorporation of post-construction BMPs to 
target pollutants of concern, would reduce operation impacts related to WDRs, water quality 
standards, degradation of water quality, and beneficial uses to a less than significant level, and 
no mitigation would be required.  

As discussed previously, infiltration of stormwater could have the potential to affect 
groundwater quality in areas of shallow groundwater. However, in areas of deep groundwater, 
there is more absorption potential and, as a result, less potential for pollutants to reach 
groundwater. Due to the depth to groundwater (17 ft bgs), it is not expected that any 
stormwater would affect groundwater quality because there is not a direct path for pollutants 
to reach groundwater. In addition, the project would be required to implement LID features to 
treat stormwater before it could reach groundwater. Therefore, project operation would not 
substantially degrade groundwater quality. This topic will not be analyzed further in the EIR 
unless new information identifying it as a potential impact is presented during the scoping 
process. 

(b) Would the project substantially decrease groundwater supplies or interfere substantially with 
groundwater recharge such that the project may impede sustainable groundwater 
management of the basin? 

Less Than Significant Impact. According to the Geotechnical Engineering Investigation prepared 
for the project, groundwater could be encountered at depths of 17 ft below the existing grade.  
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Depth of excavation could extend to 20 ft below the existing grade. Therefore, based on the 
depth of groundwater and depth of excavation, groundwater dewatering could be required 
during construction. In the event groundwater dewatering activities are required, the Applicant 
would be required to obtain all applicable permits with respect to dewatering. However, 
groundwater dewatering would be temporary, and the volume of groundwater removed would 
not be substantial. In addition, any volume of water removed during groundwater dewatering 
would be minimal when compared to the size of the San Juan Groundwater Basin, which has a 
capacity of 41,375 acre-feet (af) of water per year,16 and would not interfere with the 
sustainable management of the groundwater basin. Therefore, impacts related to a decrease in 
groundwater supplies or interference with groundwater recharge in a manner that may impede 
sustainable groundwater management would be less than significant and no mitigation is 
required. 

Currently, the project site is undeveloped and consists of primarily pervious surfaces. According 
to the PWQMP, development of the project would increase impervious surface area by 
approximately 6.86 acres, which would decrease on-site infiltration. However, any decrease in 
infiltration would be minimal in comparison to the size of the San Juan Groundwater Basin, 
which has a capacity of 41,375 af of water per year.17 In addition, the project would include 
BMPs to increase infiltration of stormwater runoff on the project site to reduce impacts related 
to depletion or interference with groundwater recharge. Furthermore, neither groundwater 
extraction nor injection would occur during operation. For these reasons, impacts related to 
depletion of groundwater supplies or interference with groundwater recharge in a manner that 
may impede sustainable groundwater management would be less than significant, and no 
mitigation would be required. This topic will not be analyzed further in the EIR unless new 
information identifying it as a potential impact is presented during the scoping process. 

(c) Would the project substantially alter the existing drainage pattern of the site or area, 
including through the alteration of the course of a stream or river, or through the addition of 
impervious surfaces, in a manner which would:  

 (i) Result in a substantial erosion or siltation on- or off-site? 

Less Than Significant Impact.  

During construction activities, soil would be exposed and disturbed, drainage patterns would be 
temporarily altered during grading and other construction activities, and there would be an 
increased potential for soil erosion and siltation compared to existing conditions. Additionally, 
during a storm event, soil erosion and siltation could occur at an accelerated rate. As discussed 
above in Response 4.9 (a), the Construction General Permit requires preparation of a SWPPP to 
identify construction BMPs to be implemented as part of the proposed project to reduce 
impacts to water quality during construction, including those impacts associated with soil 
erosion and siltation. With compliance with the requirements of the Construction General 

                                                 
16   Wildermuth Environmental Inc. 2015. Analysis of Storage in the San Juan Groundwater Basin. 

November 18, 2015.  
17   Ibid.  
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Permit and implementation of the construction BMPs, construction impacts related to on- or 
off-site erosion or siltation would be less than significant and no mitigation is required. 

The project would not substantially alter drainage patterns on the project site. According to the 
Preliminary Hydrology Report prepared for the project (IBI Group, November 2017, updated 
March 2018), in the proposed condition, the overall site drainage patterns would generally 
remain the same as existing drainage patterns. Storm flows would continue to reach San Juan 
Creek via an existing 27-inch reinforced concrete pipe (RCP) in the southwest corner of the 
project site and via Horno Creek. 

Currently, the project site is undeveloped and consists of primarily pervious surfaces (the project 
site currently contains 0.9 acre of impervious surface area). Development of the project would 
increase impervious surface area by approximately 6.86 acres, which would increase 
stormwater runoff. However, impervious surface areas associated with development of the 
project site are not prone to erosion or siltation, and landscaping, where erosion and siltation 
are minimal.  

The increased impervious surface area could increase stormwater discharge from the site, which 
could increase downstream erosion or siltation. The existing 27-inch RCP and Horno Creek are 
both concrete and not subject to erosion or siltation. Downstream of the project site, San Juan 
Creek is a concrete-lined earthen channel with a soft bottom. In addition, a portion of San Juan 
Creek adjacent to the project site is an unimproved natural watercourse. Therefore, San Juan 
Creek is subject to erosion and siltation impacts. The project would comply with the 
requirements of Title 8, Chapter 14 of the Municipal Code and the South Orange County MS4 
Permit, both of which require preparation of a WQMP and implementation of BMPs. As 
specified in the PWQMP prepared for the project, proposed BMPs would include site design, 
source control, and LID BMPs. LID BMPs include a subsurface water quality detention facility and 
a subsurface Modular Wetland System. As detailed in Response 4.9 (a), these BMPs would 
reduce stormwater runoff from the project site to San Juan Creek to below existing conditions 
so the proposed project would not contribute to downstream erosion or siltation. Finally, the 
proposed project would not alter the course of a stream or river. As such, operational impacts 
related to on-site or off-site erosion or siltation would be less than significant, and no mitigation 
would be required. This topic will not be analyzed further in the EIR unless new information 
identifying it as a potential impact is presented during the scoping process. 

(c) (ii) Substantially increase the rate or amount of surface runoff in a manner which would 
result in flooding on- or off-site? 

Less Than Significant Impact. As stated in Response 4.9(c)(i) above, the project would not 
substantially alter drainage patterns on the project site during either construction or operation. 
Currently, the project site is undeveloped and consists of primarily pervious surfaces (the project 
site currently contains 0.9 acre of impervious surface area). As detailed in the Preliminary 
Hydrology Report prepared for the project (IBI Group, March 2018), stormwater runoff from the 
project site is 23.5 cubic feet per second (cfs) during a 25-year storm and 30.6 cfs during a 
100-year storm. 
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Development of the project would increase impervious surface area by approximately 
6.86 acres, which would increase stormwater runoff and could potentially result in flooding. The 
increase in impervious surface waters would increase stormwater runoff from the project site by 
8.4 cfs (to 31.9 cfs) during a 25-year storm and by 10.6 cfs (to 41.2 cfs) during a 100-year storm. 
However, the proposed LID BMPs (a subsurface water quality detention facility and subsurface 
Modular Wetland System) would capture and reduce stormwater runoff.  

According to the Preliminary Hydrology Report, the total peak discharge flow rate to the existing 
27-inch RCP would be below existing conditions after implementation of LID BMPs (peak flow 
would decrease by 1.4 cfs during a 25-year storm and by 2.3 cfs during a 100-year storm). 
Discharge to El Horno Creek would increase by 5.6 cfs during a 25-year storm event and by 
7.1 cfs during a 100-year storm event. However, according to the Preliminary Hydrology Report, 
El Horno Creek should have sufficient capacity to accommodate the small increase in runoff due 
to the small time of concentration of discharge from the project site compared to the longer 
time of concentration for the approximately 4.3-square-mile El Horno Creek watershed. 
El Horno Creek has a design capacity of 3,100 cfs and is nearly empty during storm flows; 
therefore, it can accommodate the increased stormwater runoff from the project site. Finally, 
the project would decrease stormwater runoff to San Juan Creek by 23.5 cfs during a 25-year 
storm event and by 5.3 cfs during a 100-year storm event. For these reasons, the project would 
not exceed the capacity of the existing 27-inch RCP, El Horno Creek, or San Juan Creek, and off-
site flooding would not occur.  

In addition, the proposed drainage facilities needed to accommodate stormwater runoff would 
be appropriately sized during the final design phase so that on-site flooding would not occur. 
Finally, the proposed project would not alter the course of a stream or river. Therefore, with 
implementation of LID BMPs, impacts related to on-site or off-site flooding would be less than 
significant and no mitigation is required. This topic will not be analyzed further in the EIR 
unless new information identifying it as a potential impact is presented during the scoping 
process. 

(c) (iii) Create or contribute to runoff water which would exceed the capacity of existing or 
planned stormwater drainage systems or provide substantial additional sources of polluted 
runoff? 

Less Than Significant Impact. Refer to the responses to Thresholds 4.10(a) and 4.10(c)(i). The 
project would comply with NPDES requirements, and BMPs would be implemented during 
construction and operation to reduce pollutants in stormwater runoff. Additionally, the 
receiving waters have sufficient capacity to accommodate the small increase in runoff. 
Therefore, the project would not exceed the capacity of stormwater drainage systems or 
provide substantial sources of polluted runoff. Impacts would be less than significant and no 
mitigation is required. This topic will not be analyzed further in the EIR unless new information 
identifying it as a potential impact is presented during the scoping process. 
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(c) (iv) Impede or redirect flood flows? 

Potentially Significant Impact. According to the FEMA FIRM Nos. 06059C0506J and 
06059C0507J (December 3, 2009), the project site is located within 100-year floodplain Zone AE 
and Zone X. Zone AE is defined by FEMA as areas subject to inundation by a 1-percent-annual-
chance (100-year) flood for which base flood elevations have been determined. Zone X is 
defined by FEMA as areas of minimal flood hazard, which are the areas outside of the Special 
Flood Hazard Area and higher than the elevation of the 0.2 percent annual chance flood. A 
portion of the project site contains a Zone AE Regulatory Floodway associated with El Horno 
Creek and San Juan Creek. Regulatory floodways are the channel of a river, and adjacent land 
must be reserved in order to discharge the base flood without cumulatively increasing the water 
surface elevation. In addition, according to the City’s General Plan Safety Element, the project 
site is located within the inundation area based on catastrophic failure of Trampas Canyon Dam. 
Therefore, in the event of flooding during a storm event or in the unlikely event of failure of 
Trampas Canyon Dam, there would be a risk of flood hazard on the project site. Because the 
project site would place improvements and structures within a 100-year flood zone and dam 
inundation area, there is potential for the project to impede or redirect flood flows.  

Placement of structures within a flood hazard area can also increase the 100-year floodplain 
water surface elevation. Changes to the floodplain could result in increased flooding to adjacent 
development. The project will require a CLOMR-F and LOMR-F from FEMA to revise the FEMA 
FIRM maps to reflect the proposed condition. Potential impacts related to flood flows will be 
analyzed further in the EIR. 

(d) In flood hazard, tsunami, or seiche zones, would the project risk release of pollutants due to 
project inundation?  

Less Than Significant Impact.  

Tsunami. Tsunamis are ocean waves generated by tectonic displacement of the sea floor 
associated with shallow earthquakes, sea floor landslides, rock falls, and exploding volcanic 
islands. Tsunamis can have wavelengths of up to 120 miles and travel as fast as 500 miles per 
hour across hundreds of miles of deep ocean. Upon reaching shallow coastal waters, the waves 
can reach up to 50 ft in height, causing great devastation to near-shore structures. The project 
site is approximately 2.8 miles from the Pacific Ocean shoreline and is not within a tsunami 
inundation area. According to the Geotechnical Engineering Investigation (provided in 
Appendix B) prepared for the project, because the project site is not located near the ocean 
shoreline or within 50 ft of sea level, the tsunami hazard is considered low. Therefore, 
inundation from tsunamis is not expected. Therefore, there is no risk of release of pollutants 
due to inundation from tsunami. 

Seiche Zones. Seiching is a phenomenon that occurs when seismic ground shaking induces 
standing waves (seiches) inside water retention facilities (e.g., reservoirs and lakes). Such waves 
can cause retention structures to fail and flood downstream properties. There are no water 
retention facilities, such as large lakes or reservoirs, in close proximity to the project site. 
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Therefore, inundation from seiche waves is not expected. Therefore, there is no risk of release 
of pollutants due to inundation from seiche. 

Flood Hazard. The project site is located adjacent to San Juan Creek and 5 miles downstream of 
the Trampas Canyon Reservoir. As discussed previously, the project site is within a 100-year 
floodplain of San Juan Creek. According to the FEMA FIRM maps and the City’s General Plan 
Safety Element (December 1999), the project site is also within the inundation area of Trampas 
Canyon Dam. Therefore, in the event of flooding during a storm event or in the unlikely event of 
failure of Trampas Canyon Dam, there would be a risk of inundation and pollutant release on the 
project site. The project would introduce a new land use (residential) on the project site, which 
would change the potential on-site pollutants compared to existing conditions. However, as 
discussed in Response 4.10 (a), BMPs would be implemented to target and reduce pollutants of 
concern on the project site. In addition, as discussed in Section 4.9, Hazards and Hazardous 
Materials, hazardous substances associated with residential uses would be limited in both 
amount and use.  

Because BMPs would reduce the potential for pollutants to occur on the site, and because any 
hazardous materials used on site would be properly stored and contained, impacts related to 
release of pollutants in the event of inundation from flooding, tsunami, or seiche would be less 
than significant. No mitigation is required. This topic will not be analyzed further in the EIR 
unless new information identifying it as a potential impact is presented during the scoping 
process. 

(e) Would the project conflict with or obstruct implementation of a water quality control plan or 
sustainable groundwater management plan? 

Less Than Significant Impact. The project is within the jurisdiction of the San Diego RWQCB. The 
San Diego RWQCB adopted a Water Quality Control Plan (i.e. Basin Plan) (September 1994, with 
amendments effective on or before May 2016), which designates beneficial uses for all surface 
and groundwater within its jurisdiction and establishes the water quality objectives and 
standards necessary to protect those beneficial uses. As summarized below, the project would 
comply with the applicable NPDES permits and implement construction and operational BMPs 
to reduce pollutants of concern in stormwater runoff. 

As discussed in Response 4.10 (a), during construction activities, excavated soil would be 
exposed, and there would be an increased potential for soil erosion and sedimentation 
compared to existing conditions. In addition, chemicals, liquid products, petroleum products 
(e.g., paints, solvents, and fuels), and concrete-related waste may be spilled or leaked and have 
the potential to be transported via stormwater runoff into receiving waters. However, the 
proposed project would be required to comply with the requirements set forth by the 
Construction General Permit, which requires preparation of a SWPPP and Erosion Control Plan 
and implementation of construction BMPs to control stormwater runoff and discharge of 
pollutants. The project would also comply with the requirements of the Groundwater Discharge 
Permit, including testing and treatment (if necessary) of dewatered groundwater prior to 
discharge to surface waters.  
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As discussed in Response 4.10 (a), the primary pollutants of concern during project operations 
are suspended solids, bacteria/viruses/pathogens, and dry-weather runoff. Other pollutants of 
concern are nutrients, heavy metals, pesticides, toxic organic compounds, and trash and debris. 
A Final WQMP would be prepared for the project in compliance with the South Orange County 
MS4 Permit and the City’s Municipal Code. The Final WQMP will detail the Source Control, Site 
Design, and LID BMPs that would be implemented to treat stormwater runoff and reduce 
impacts to water quality during operation. The proposed LID BMPs include proprietary 
biofiltration BMPs. These BMPs would capture and treat stormwater runoff and reduce 
pollutants of concern in stormwater runoff.  

The project would comply with the applicable NPDES permits, which require preparation of a 
SWPPP, preparation of a Final WQMP, implementation of construction and operational BMPs to 
reduce pollutants of concern in stormwater runoff, and compliance with the Groundwater 
Discharge Permit so that the project would not degrade water quality, cause the receiving 
waters to exceed the water quality objectives, or impair the beneficial use of receiving waters. 
As such, the project would not result in water quality impacts that would conflict with the 
RWQCB’s Water Quality Control Plan (Basin Plan). Impacts related to conflict with a water 
quality control plan would be less than significant and no mitigation is required. 

The Sustainable Groundwater Management Act (SGMA) was enacted in September 2014. SGMA 
requires governments and water agencies of high- and medium-priority basins to halt overdraft 
of groundwater basins. SGMA requires the formation of local groundwater sustainability 
agencies, which are required to adopt Groundwater Sustainability Plans to manage the 
sustainability of the groundwater basins.18 The project site is located within the San Juan Valley 
Groundwater Basin, which is managed by the San Juan Basin Authority, which consists of the 
City of San Juan Capistrano, the Moulton Niguel Water District, the Santa Margarita Water 
District, and the South Coast Water District. The San Juan Valley Groundwater Basin is identified 
by the California Department of Water Resources as a very low-priority basin19; therefore, 
development of a Groundwater Sustainability Plan is not required. Because there is not an 
adopted Groundwater Sustainability Plan applicable to the groundwater basin within the project 
area, the project would not conflict with or obstruct the implementation of a sustainable 
groundwater management plan. Therefore, no impact would occur related to conflict with or 
obstruction of water quality control plans or sustainable groundwater management plans, and 
no mitigation is required. This topic will not be analyzed further in the EIR unless new 
information identifying it as a potential impact is presented during the scoping process. 

                                                 
18  California Department of Water Resources, SGMA Groundwater Management. Website: 

https://water.ca.gov/Programs/Groundwater-Management/SGMA-Groundwater-Management (accessed 
May 23, 2019).  

19  California Department of Water Resources, SGMA Basin Prioritization Dashboard, Groundwater Basins 
2016. Website: https://gis.water.ca.gov/app/bp-dashboard/p2/ (accessed May 24, 2019).  

https://water.ca.gov/Programs/Groundwater-Management/Basin-Prioritization
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4.11 LAND USE/PLANNING 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 
      

(a) Physically divide an established community?     

(b) Cause a significant environmental impact due to a conflict with 
any land use plan, policy, or regulation adopted for the purpose 
of avoiding or mitigating an environmental effect? 

    

 
Impact Analysis: 

(a) Would the project physically divide an established community? 

No Impact. The project site consists of a vacant, undeveloped site that is comprised of 
Assessor’s Parcel Numbers (APNs) 666-131-07, -08, -09, -13, -14, -15, and -16. In its existing 
condition, the project site is primarily characterized by dirt and scattered ruderal vegetation, is 
irregular in shape, and is relatively flat with a slight slope to the east/southeast. The project site 
is bordered on the north by Calle Arroyo, with commercial and institutional uses located 
beyond. El Horno Creek (a tributary of San Juan Creek) and San Juan Creek are located adjacent 
to the southern portion of the property; portions of the San Juan Creek Trail are located along 
the southern portion of the project site. The San Juan Hills Golf Club and multi-family residential 
developments are located further south of the project site. Paseo Tirador is located along a 
portion of the eastern boundary of the project site with the Ortega Equestrian Center located 
further east. The I-5 freeway forms the western boundary of the project site with the Del Obispo 
Shopping Center located beyond (refer to Figure 2.2, Project Vicinity, in Chapter 2.0, 
Environmental Setting and Project Description).  

The project site is located on an approximately 16.1-acre site within a largely developed portion 
of the City. The project involves the construction of a 132-unit residential development, 
consisting of 43 single-family units and 89 townhome units, on the currently vacant project site. 
Vehicular access to the proposed project would be provided by via three driveways on Calle 
Arroyo. Paseo Tirador, an existing street within the project site, would be extended to the 
southwesternmost portion of the site and would be utilized as the main street serving the 
development. The City has vacated Paseo Tirador, and it will become a private road as part of 
the proposed development. Multiple roads providing access to individual units would connect to 
Paseo Tirador and, in some cases, Calle Arroyo. All improvements proposed as part of the 
project would be restricted to within the boundaries of the site. Therefore, construction and 
implementation of the project would not result in the physical division of an established 
community, and no mitigation would be required. This topic will not be analyzed further in the 
EIR unless new information identifying it as a potential impact is presented during the scoping 
process. 
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(b) Would the project cause a significant environmental impact due to a conflict with any land use 
plan, policy, or regulation adopted for the purpose of avoiding or mitigating an environmental 
effect? 

Potentially Significant Impact. The main documents regulating land use on the project site are 
the City of San Juan Capistrano General Plan and the Zoning Ordinance. The project’s 
relationship with these documents is described in further detail below.  

General Plan. The City’s General Plan is the principal land use document guiding development 
within the City. The City’s General Plan is a comprehensive plan that establishes goals, 
objectives, and policies intended to guide growth and development in the City. The General Plan 
also serves as a blueprint for development throughout the community and is the vehicle 
through which the community needs, desires, and aspirations are balanced. The San Juan 
Capistrano General Plan is the fundamental tool for influencing the quality of life in the City.  

The project site is designated Planned Community on the City’s General Plan Land Use Map. 
According to the City’s General Plan Land Use Element (1991), the Planned Community land use 
designation denotes large areas of land under common ownership for the detailed planning and 
development of residential, commercial, industrial, institutional, recreational, or open space 
uses. Additionally, the project site is identified in the City’s General Plan 2014–2021 Housing 
Element as accommodating 230 very-low-income units.  

The proposed project includes 118 market-rate units and 14 moderate-income affordable units 
on the site. As such, the project would result in fewer units by income category for the site than 
identified in the City’s Housing Element. Senate Bill (SB) 166, which went into effect on January 
1, 2018, requires a local jurisdiction to ensure that its Housing Element inventory can 
accommodate at all times its remaining unmet Regional Housing Needs Assessment (RHNA). At 
no time during the 2014–2012 Housing Element planning period shall a local jurisdiction permit 
or cause its inventory of sites to be insufficient to meet its remaining unmet share of the RHNA 
for lower or moderate income households. To ensure compliance with SB 166, the Applicant and 
the City have identified a separate site to accommodate the “net loss” of 216 affordable housing 
units that would result from development of the site. The identification of a new site for the 
affordable housing units would ensure that there is no conflict with the City’s RHNA or with SB 
166. However, there is a potential for inconsistency with the existing Housing Element. 

Potential impacts related to the project’s consistency with the General Plan will be analyzed 
further in the EIR. 

Zoning Ordinance. The City’s Zoning Ordinance is the primary implementation tool for its 
General Plan Land Use Element and the goals and policies contained therein. For this reason, the 
Zoning Map must be consistent with the General Plan Land Use Map. The Land Use Map 
indicates the general location and extent of future land uses in the City. The Zoning Ordinance, 
which includes the Zoning Map, contains more detailed information about permitted land uses, 
building intensities, and required development standards. 
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The project site is zoned as a Planned Community District associated with the adopted Ortega 
Planned Community Comprehensive Development Plan (CDP 78-01). The purpose of the 
Planned Community zone is to encourage the use of modern land planning and design 
techniques to create developments integrating a mixture of different types of land uses. If the 
Applicant opts to create a Specific Plan for the project, the zoning of the property would have to 
be changed from Planned Community to Specific Plan.   

Based on the provision of affordable housing units, and as allowed under the City’s affordable 
housing bonus program, the Applicant may request concessions and/or variances to the CDP 78-
01 Development Standards for the items below. Alternatively, the Applicant may pursue a 
Specific Plan for the property with development standards that allow the following items:   

 Allow zero ft setbacks for structures from City parcel lines where the existing water well is 
located; 

 Allow the maximum 2nd floor/1st floor ratio to exceed 80 percent;  

 Allow the minimum distance between buildings to be less than 20 ft (10 ft); and  

 Exempt the project from providing recreational vehicle parking spaces. 

Approval of the proposed project would include the affordable housing concessions and 
variances discussed above. Following approval of the requested concessions and variances, the 
project would be consistent with the City’s Zoning Ordinance. However, because the project 
requires approval of these concessions and variances, there is the potential for inconsistency 
between the project and the development standards required by CDP 78-01, and potentially 
significant impacts could occur. Potential impacts related to the project’s consistency with the 
development standards required by CDP 78-01 will be analyzed further in the EIR. 
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4.12 MINERAL RESOURCES 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

(a) Result in the loss of availability of a known mineral resource 
that would be of value to the region and the residents of the 
state? 

    

(b) Result in the loss of availability of a locally-important mineral 
resource recovery site delineated on a local general plan, 
specific plan or other land use plan? 

    

 
Impact Analysis: 

(a) Would the project result in the loss of availability of a known mineral resource that would be 
of value to the region and the residents of the state? 

Less Than Significant Impact. In 1975, the California Legislature enacted the Surface Mining and 
Reclamation Act which, among other things, provided guidelines for the classification and 
designation of mineral lands. Areas are classified on the basis of geologic factors without regard 
to existing land use and land ownership. The mineral land areas are categorized into the 
following four Mineral Resource Zones (MRZ): 

 MRZ-1: An area where adequate information indicates that no significant mineral deposits 
are present, or where it is judged that little likelihood exists for their presence. 

 MRZ-2: An area where adequate information indicates that significant mineral deposits are 
present, or where it is judged that a high likelihood exists for their presence. 

 MRZ-3: An area containing mineral deposits, the significance of which cannot be evaluated. 

 MRZ-4: An area where available information is inadequate for assignment to any other MRZ 
zone. 

The project site has been classified by the California Department of Mines and Geology as being 
located within MRZ-2.20 Of the four categories, lands classified as MRZ-2 are of the greatest 
importance. Such areas are underlain by demonstrated mineral resources or are located where 
geologic data indicate that significant measured or indicated resources are present. MRZ-2 areas 
are designated by the State of California Mining and Geology Board as being “regionally 
significant.” Such designations require that a Lead Agency’s land use decisions involving 
designated areas be made in accordance with its mineral resource management policies and 
that it consider the importance of the mineral resource to the region or the State as a whole, 
not just to the Lead Agency’s jurisdiction. 

                                                 
20 State of California Department of Conservation (DOC). 1994. California Division of Mines and Geology. 

Generalized Mineral Land Classification or Orange County. Open-File Report 94-15, Plate 1.  
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The project site and surrounding area are classified as MRZ-2 due to proximity to the San Juan 
Creek. Alluvial material in the San Juan Creek deposit is Holocene to Pleistocene in age (the most 
current geological epochs) and consists of about 20 percent coarse aggregate composed of 
metavolcanic rock, granodiorite, and sedimentary rocks derived from the Santa Ana Mountains; 
the remaining 80 percent of the deposit is composed of sand and finer material.21 Historically, 
the Conrock Company has mined aggregate material from the San Juan Capistrano Quarry and 
San Juan Creek,22 located at 31507 Ortega Highway approximately 4.5 miles east of the project 
site. Currently, Greenstone Materials operates aggregate mining from this location, and they 
specialize in the production of construction materials such as concrete and asphalt.23  

Construction of the proposed project would involve grading and earthwork activities that would 
result in disturbances to on-site soils, including any aggregate material that may be present on 
the site. However, project construction would not involve the export of any on-site soils or 
materials that would result in the permanent loss of on-site aggregate material. Therefore, 
implementation of the project would not remove on-site aggregate material, resulting in the 
permanent loss of such materials.  

As previously stated, the closest mining operations to the project site are located 4.5 miles east 
of the property. Although the project site is designated as MRZ-2, the site has not historically or 
is currently utilized for mineral resource extraction. Further, the City’s General Plan Open Space 
and Conservation Element (2002) does not elaborate on significant mineral resources within the 
City and does not identify the site as a property targeted for the conservation of mineral 
resources. Therefore, the proposed project would not result in impacts related to the loss of 
availability of a known mineral resource that would be of value to the region and residents of 
the State, and no mitigation would be required. This topic will not be analyzed further in the 
EIR unless new information identifying it as a potential impact is presented during the scoping 
process. 

(b) Would the project result in the loss of availability of a locally-important mineral resource 
recovery site delineated on a local general plan, specific plan or other land use plan? 

No Impact. Required elements of a General Plan are regulated by Section 65302 of the 
Government Code. As defined in Section 65302(d) of the Government Code, a City’s General 
Plan Conservation Element must contain goals and policies to protect and maintain natural 
resources, including minerals. As discussed in Response 4.11 (a), the City’s General Plan Open 
Space and Conservation Element (2002) does not discuss mineral resources within the City. 

                                                 
21  California Division of Mines and Geology. 1981. Special Report 143. Mineral Land Classification of the 

Greater Los Angeles Area. Part III Classification of Sand and Gravel Resource Areas, Orange County-
Temescal Valley Productions-Consumption Region. Website: ftp://ftp.consrv.ca.gov/pub/dmg/pubs/
sr/SR_143/PartIII/SR_143_partIII_Text.pdf (accessed December 5, 2018). 

22  California Division of Mines and Geology. 1979. Special Report 139. Aggregates in the Greater Los Angeles 
Area, California. Website: ftp://ftp.consrv.ca.gov/pub/dmg/pubs/sr/SR_139/SR_139.pdf (accessed 
December 5, 2018). 

23  Greenstone Materials. About. Website: http://www.greenstonematerials.com/ (accessed December 5, 
2018). 
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Although the project site is classified by the California Department of Mines and Geology as 
MRZ-2, no mineral resource extraction activities have historically or presently occur on the site. 
The nearest aggregate mining operation is located approximately 4.5 miles upstream from the 
project site. Therefore, the project would not result in the loss of availability of a locally 
important mineral resource recovery site as delineated on a local general plan, specific plan, or 
other land use plan as a result of project implementation. No mitigation would be required. This 
topic will not be analyzed further in the EIR unless new information identifying it as a 
potential impact is presented during the scoping process. 
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4.13 NOISE 

Would the project result in: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

(a) Generation of a substantial temporary or permanent increase 
in ambient noise levels in the vicinity of the project in excess 
of standards established in the local general plan or noise 
ordinance, or applicable standards of other agencies? 

    

(b) Generation of excessive ground-borne vibration or ground-
borne noise levels? 

    

(c) For a project located within the vicinity of a private airstrip or 
an airport land use plan or, where such a plan has not been 
adopted, within two miles of a public airport or public use 
airport, would the project expose people residing or working 
in the project area to excessive noise levels? 

    

 

Impact Analysis: 

(a) Would the project result in the generation of a substantial temporary or permanent increase 
in ambient noise levels in the vicinity of the project in excess of standards established in the 
local general plan or noise ordinance, or applicable standards of other agencies? 

Potentially Significant Impact. Two types of short-term (temporary) noise impacts could occur 
during construction of the project. First, the construction crew commutes and the transport of 
construction equipment and materials to the project site associated with project construction 
would incrementally increase noise levels on Calle Arroyo leading to the project site. The second 
type of short-term noise impact is related to noise generated during excavation, grading, and 
construction of the project, and is considered a stationary noise impact. Long-term (permanent) 
noise impacts from the project would be primarily from project-related traffic on roadways 
adjacent to the project site. On-site noise-generating uses, including heating, ventilation, and air 
conditioning, could also cause long-term operational noise impacts. 

The applicable noise standards governing the project site are the criteria in the City’s General 
Plan Noise Element (1999) and Section 9-3.531, Noise Standards, of the City’s Municipal Code. 
The area around the project site consists of a mix of land uses, including commercial, 
institutional, open space, recreational, and residential. Noise-sensitive land uses in the project’s 
vicinity include institutional uses (e.g., St. Margaret’s Episcopal School) to the north, the Ortega 
Equestrian Center to the east, and residential uses to the northeast and south. 

A comprehensive Noise and Vibration Impact Assessment will be completed as part of the EIR, 
which will analyze short-term (construction) and long-term (operational) impacts of the project. 
The EIR will incorporate and address the results of a Noise and Vibration Impact Assessment, 
and would identify appropriate and feasible mitigation measures, should there be significant 
noise impacts. Potential impacts related to noise exceeding established thresholds will be 
analyzed further in the EIR. 
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(b) Would the project result in the generation of excessive ground-borne vibration or ground-
borne noise levels? 

Potentially Significant Impact. Vibration refers to ground-borne noise and perceptible motion. 
Typical sources of ground-borne vibration are construction activities (e.g., pavement breaking 
and operating heavy-duty earthmoving equipment) and occasional traffic on rough roads. 
Section 9-2.401, Nuisances, of the City’s Municipal Code specifies that the generation of 
vibration or a duration and intensity, so as to be excessive, disturbing, or objectionable to 
persons of ordinary sensibility located off site, shall not be permitted. However, because the 
City’s Municipal Code does not include standard criteria for assessing vibration impacts, 
vibration standards included in the Federal Transit Administration’s (FTA) Transit Noise and 
Vibration Impact Assessment Manual (September 2018) would be used to assess ground-borne 
vibration impacts as a result of project implementation.  

A comprehensive Noise and Vibration Impact Assessment will be completed as part of the EIR, 
which will analyze short-term (construction) and long-term (operational) noise and vibration 
impacts of the project. The EIR will also identify appropriate and feasible mitigation measures, 
should there be significant vibration or ground-borne noise impacts. Potential vibration and 
ground-borne noise impacts will be analyzed further in the EIR. 

(c) For a project located within the vicinity of a private airstrip or an airport land use plan or, 
where such a plan has not been adopted, within two miles of a public airport or public use 
airport, would the project expose people residing or working in the project area to excessive 
noise levels? 

No Impact. The project site is not located within the vicinity of a private airstrip. The project is 
approximately 16 miles southeast of John Wayne Airport and does not fall within the John 
Wayne Airport Planning Area. Due to the distance of the airport from the project site, there 
would be no noise-related impacts due to airport activities following project implementation, 
and no mitigation would be required. This topic will not be analyzed further in the EIR unless 
new information identifying it as a potential impact is presented during the scoping process. 
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4.14 POPULATION AND HOUSING 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

(a) Induce substantial unplanned population growth in an area, 
either directly (for example, by proposing new homes and 
businesses) or indirectly (for example, through extension of 
roads or other infrastructure)? 

    

(b) Displace substantial numbers of existing people or housing, 
necessitating the construction of replacement housing 
elsewhere? 

    

 
Impact Analysis: 

(a) Would the project induce substantial unplanned population growth in an area, either directly 
(for example, by proposing new homes and businesses) or indirectly (for example, through 
extension of roads or other infrastructure)? 

Less Than Significant Impact. The proposed project includes the development of a residential 
community consisting of 132 residential units, which would result in additional residential 
growth within the City. According to the California Department of Finance City/Population and 
Housing Estimates (January 2018), the average number of persons per dwelling unit in the City 
in 2018 was 3.10 persons.24  Based on the City’s average occupancy rate, the addition of 132 
units would result in approximately 410 additional residents. The addition of 410 residents 
would be approximately 1.14 percent of the City’s 2017 population of 36,064,25 and an increase 
of 1.08 percent of the City’s projected population of 38,100 for the year 2020.26 Therefore, the 
proposed project would not result in significant unplanned population growth as a result of 
project implementation.  

In addition, the Regional Housing Needs Assessment Allocation Plan (RHNA), has quantified a 
range of housing needs by income groups for each jurisdiction during specific planning periods. 
According to the City’s 2014–2021 General Plan Housing Element, Southern California 
Association of Governments (SCAG) has established an RHNA goal for the City to develop 638 
new housing units by the year 2021. Of these 638 units, 147 would be set aside for Extremely 
Low/Very Low Income groups, 104 units for Low Income Groups, 120 for Moderate Income 
Groups, and 267 for Above Moderate Groups. In order to meet these requirements, the City’s 
Housing Element identifies the project site as accommodating 230 very-low income units. The 
proposed project would allow for the development of 118 new market-rate housing units and 
14 new moderate-income housing units on the project site, which would result in fewer units by 

                                                 
24 California Department of Finance City/Population and Housing Estimates (January 2018) (132 dwelling 

units * 3.10 person per unit = 409.2) 
25  United States Census Bureau. Quick Facts Finder. 2017. Website: https://www.census.gov/quickfacts/

fact/table/sanjuancapistranocitycalifornia,ca/PST045217 (accessed December 5, 2018).  
26  Southern California Association of Governments. Regional Transportation Plan 2012-2035. Growth 

Forecast Appendix. Table 18.  



I N I T I A L  S T U D Y  
N O V E M B E R  2 0 1 9  

T I R A D O R  R E S I D E N T I A L  D E V E L O P M E N T  P R O J E C T  
C I T Y  O F  S A N  J U A N  C A P I S T R A N O ,  C A L I F O R N I A  

 

 
 

\\vcorp12\projects\JCA1802\CEQA\Initial Study\Screencheck Draft Initial Study_102819.docx «11/04/19» 

 
4-55 

income category for the site than identified in the City’s Housing Element. Nonetheless, 
implementation of the project, which includes construction of 14 moderate-income units, would 
contribute to the City’s realization of RHNA goals. To comply with SB 166, the Applicant and the 
City have identified a separate site to accommodate the “net loss” of 216 affordable housing 
units that would result from development of the site. The identification of a new site for the 
affordable housing units would ensure that there is no conflict with the City’s RHNA or with SB 
166 and that adequate sites to accommodate the RHNA designated affordable housing units 
have been identified. 

The project does not propose to expand any surrounding utility infrastructure in the project 
vicinity. Therefore, the proposed project would not directly or indirectly induce unplanned 
population growth through the extension of roads or other infrastructure. Therefore, potential 
impacts related to substantial inducement of unplanned population growth, either directly or 
indirectly, would be less than significant, and no mitigation would be required. This topic will 
not be analyzed further in the EIR unless new information identifying it as a potential impact 
is presented during the scoping process. 

(b) Would the project displace substantial numbers of existing people or housing, necessitating 
the construction of replacement housing elsewhere? 

No Impact. As previously stated, the project proposes the development of a currently vacant 
site. Project implementation would not displace any existing people and would not necessitate 
the construction of replacement housing elsewhere. As stated previously, the proposed project 
would allow for the development of 118 new market-rate housing units and 14 new moderate-
income housing units on the project site, which would result in fewer units by income category 
for the site than identified in the City’s Housing Element. Nonetheless, implementation of the 
project, which includes construction of 14 moderate-income units, would contribute to the 
City’s realization of RHNA goals. To comply with SB 166, the Applicant and the City will identify a 
separate site within the City to accommodate the “net loss” of affordable housing units that 
would result from development of the site. The identification of a new site for the affordable 
housing units would ensure that there is no conflict with the City’s RHNA or with SB 166 and 
that adequate sites to accommodate the RHNA designated affordable housing units have been 
identified. Additionally, the project would not result in a loss of housing or necessitate the 
development of replacement housing elsewhere. No mitigation would be required. This topic 
will not be analyzed further in the EIR unless new information identifying it as a potential 
impact is presented during the scoping process. 
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4.15 PUBLIC SERVICES 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

(a) Result in substantial adverse physical impacts associated with 
the provision of new or physically altered governmental 
facilities, need for new or physically altered governmental 
facilities,  the construction of which could cause significant 
environmental impacts, in order to maintain acceptable service 
ratios, response times or other performance objectives for any 
of the public services: 

    

 i) Fire Protection?     

 ii) Police Protection?     

 iii) Schools?     

 iv) Parks?     

 v) Other public facilities?     

 
Impact Analysis: 

(a) (i) Would the project result in substantial adverse physical impacts associated with the 
provision of new or physically altered governmental facilities, need for new or physically 
altered governmental facilities, the construction of which could cause significant 
environmental impacts, in order to maintain acceptable service ratios, response times or 
other performance objectives for fire protection? 

Less Than Significant Impact. Fire protection and paramedic services for the project area and 
project vicinity are provided to the City under contract to the Orange County Fire authority 
(OCFA). The City is located in Division III, which includes Battalions 6 and 7. 

Fire Station No. 7 is the only OCFA station located in the City. Located at 31865 Del Obispo 
Street, San Juan Capistrano (approximately 0.19 mile west of the project site), Fire Station No. 7 
would be the first to the project site in the event of an emergency, and would be the “first-in” 
station. Station No. 7 is staffed by three captains, three engineers, nine firefighters, and reserve 
firefighters. “Second call” stations are fire stations that support the “first-in” station. Fire Station 
No. 49 would be designated as the “second call” station to support Fire Station No. 7. Fire 
Station No. 49 is located at 31461 Golden Lantern Street, Laguna Niguel, approximately 4.9 
miles west of the project site. Station No. 49 is staffed by three captains, three engineers, and 
six firefighters.27  

                                                 
27  OCFA. Operations Division 5. Website: https://www.ocfa.org/aboutus/departments/operationsdirectory/

Division5.aspx (accessed December 7, 2018)  
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The project site is not located within a High Fire Hazard Zone according to the Fire Hazards Area 
Map in the City’s General Plan Public Safety Element (2002).28 In addition, the California 
Department of Forestry and Fire Protection (CalFire) does not designate the project site as being 
located in a fire hazard area.29 However, development of the proposed project would result in 
an increased number of individuals on the site, which could increase the demand for OCFA 
services.  

As discussed in Section 4.9, Hazards and Hazardous Materials, the proposed project does not 
include any characteristics (e.g., permanent road closure or long-term blocking of road access) 
that would physically impair or otherwise conflict with the City’s Emergency Preparedness 
Program. In addition, construction of the project would not result in the need for new or 
physically altered governmental facilities related to fire protection. Further, all infrastructure 
improvements included as part of the project would occur within the boundaries of the existing 
site and would not require or result in any temporary lane closures on roadways adjacent to the 
site. Therefore, construction impacts related to acceptable emergency response time plans and 
fire protection services associated with construction of the proposed project would be less than 
significant, and no mitigation would be required. 

The proposed project would allow for the development of a residential community on the site, 
which would increase the number of on-site residents and visitors, and potentiality increase the 
demand for fire protection services. The proposed project would be required to comply with all 
applicable building code requirements requiring fire protection devices, such as sprinklers, 
alarms per the California Fire Code (Municipal Code Section 8-10.01 [Adoption of the 2016 
California Fire Code]), adequately spaced fire hydrants, fire access lanes, and adequate 
emergency access. In order to meet the California Fire Code requirements, the project would 
include the addition of six on-site fire hydrants, fire lanes throughout the site, and emergency 
access at all entry points to the property. In addition, buildings proposed on the southwestern 
portion of the site (which are closer to areas near San Juan Creek that could be subject to 
wildfires) would include automatic sprinkler systems and would comply with Section R337 of the 
California Code of Regulations to further minimize impacts related to fires. As such, the 
proposed project would be designed to comply with all Fire Department access requirements 
and California Fire Code requirements. Therefore, the proposed project would not impair 
emergency response vehicles or increase response times, and would not substantially increase 
calls for service, thereby triggering the need for new or altered facilities. No mitigation would be 
required. This topic will not be analyzed further in the EIR unless new information identifying 
it as a potential impact is presented during the scoping process. 

                                                 
28  CalFire. Orange County Fire Hazard Severity Zones. October 2011. Website: http://www.fire.ca.gov/

fire_prevention/fhsz_maps/FHSZ/orange/c30_SanJuanCapistrano_vhfhsz.pdf (accessed December 5, 
2018). 

29  CalFire. Orange County Fire Hazard Severity Zones. October 2011. Website: http://www.fire.ca.
gov/fire_prevention/fhsz_maps/FHSZ/orange/c30_SanJuanCapistrano_vhfhsz.pdf (accessed December 4, 
2018). 
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(a) (ii) Would the project result in substantial adverse physical impacts associated with the 
provision of new or physically altered governmental facilities, need for new or physically 
altered governmental facilities, the construction of which could cause significant 
environmental impacts, in order to maintain acceptable service ratios, response times or 
other performance objectives for police protection? 

Less Than Significant Impact. The City contracts with the Orange County Sheriff's Department 
(OCSD) for police protection services. OCSD provides 24-hour contract law enforcement services 
to the City. The OCSD Police Services Station, located at 32506 Paseo Adelanto in San Juan 
Capistrano, approximately 1.7 miles west of the project site, serves the City. OCSD’s Aliso Viejo 
Station, located at 11 Journey in Aliso Viejo, approximately 9 miles northwest of the project site, 
also serves the City.  

In total, 28 OCSD personnel are assigned to the City, including one lieutenant, four sergeants, 
two investigators, and 21 sheriff’s deputies.30 The City’s staffing level is based on response times 
and crime rates. At the present time, OCSD maintains a staffing ratio of approximately one 
sworn officer for every 1,300 residents in the City.31  

Police protection services are expanded in the City consistent with community needs. The 
ongoing-operations of OCSD in the City are primarily funded from the City’s General Fund, which 
receives revenue from property taxes, transit taxes, and other sources. The City utilizes part of 
this revenue to increase police staffing on an as-needed basis.  

Construction of the proposed project would be temporary in nature and would not result in the 
need for new or physically altered governmental facilities related to police protection and would 
not result in an increased demand for police services. Therefore, impacts related to the 
provision of police protection for the construction of the proposed project would be less than 
significant, and no mitigation would be required. 

As previously stated in Section 4.13, Population and Housing, the proposed project would 
increase the City’s population up to 410 residents. When considered with the existing 
population, the project-related population increase would have a negligible impact on the 
OCSD’s ratio of police officers per 1,300 residents.32  Additional property tax revenue generated 
by implementation of the proposed project would also contribute to the City’s General Fund, 
which could be allocated to fund additional police services. Therefore, the increase in 
population associated with the proposed project would be minimal compared to the number of 
police officers currently employed by the City, and would not trigger the need for new or 
physically altered police facilities. Although the project would incrementally contribute to the 
demand for additional police protection services, the project would not result in the need for 
new or physically altered governmental facilities, and no mitigation would be required. This 
topic will not be analyzed further in the EIR unless new information identifying it as a 
potential impact is presented during the scoping process. 

                                                 
30   City of San Juan Capistrano. 2017. Mitigated Negative Declaration and Initial Study for the Church of Jesus 

Christ Latter Day Saints Meetinghouse Project. September 2017.  
31   28 officers / 36,064 (2017 population) = approximately 1 officer per 1,300 persons.  
32  2018 population of 36,759 + 410 persons= 31,759. 31,759/1,300=28.6 officers.  
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(a) (iii) Would the project result in substantial adverse physical impacts associated with the 
provision of new or physically altered governmental facilities, need for new or physically 
altered governmental facilities, the construction of which could cause significant 
environmental impacts, in order to maintain acceptable service ratios, response times or 
other performance objectives for schools?  

Less Than Significant Impact. The provision of education and school facilities in the City is the 
responsibility of the Capistrano Unified School District (CUSD). The CUSD currently serves 
approximately 54,000 students in grades kindergarten through 12.33  

Construction of the proposed project would not require or result in any temporary lane closures 
on roadways adjacent to the site that would have any adverse impacts on the existing CUSD 
operation. Therefore, there would be no project construction impacts related to public schools, 
and no mitigation would be required. 

The CUSD elementary, middle, and high schools assigned to the project site are Ambuehl 
Elementary (0.9 mile northeast), Marco Forster Middle (2.8 miles southwest), and San Juan Hills 
High (4.8 miles east of the site). The current student capacity for the schools serving the project 
site is shown in Table 4.15.A, below. 

Table 4.15.A: Current School Capacities and Enrollment (2017–2018) 

School Grade 
Current 

Enrollment 

Current 
Capacity Available Capacity 

Ambuehl Elementary School K–5 377 576 199 

Marco Forster Middle School 6–8 1,383 1,547 164 

San Juan Hills High School 9–12 2,556 3,265 709 
Sources: Education Data Partnership. Website: http://www.ed-data.org/district/Orange/Capistrano-Unified (accessed 
December 5, 2018). 

 
CUSD student generation rates for single-family residential units were used to analyze the 
estimated students generated as a result of project implementation. Based on these generation 
factors, it is assumed that the proposed 43 single-family detached units would generate 
approximately 7 elementary school children, 4 middle school children, and 6 high school 
students. The 89 multi-family attached units would generate approximately 14 elementary 
school children, 8 middle school children, and 9 high school students. As shown in Table 4.15.B, 
below, the total number of students generated by the proposed development would be 
approximately 48 new students. 

                                                 
33  Capistrano Unified School District. District Facts. Website: http://capousd.ca.schoolloop.com/cms/

page_view?d=x&piid=&vpid=1232963501986 (accessed December 5, 2018). 
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Table 4.15.B: Projected School Enrollment 

Grade Levels 
Student Generation Factor – 
Single Family Detached Units 

Student Generation 
Factor – Multi-family 

Attached Units  Projected Enrollment 

Elementary School 0.14 student/unit 0.15 student/unit 21 students 

Middle School 0.09 student/unit 0.08 student/unit 12 students 

High School 0.13 student/unit 0.1 student/unit  15 students 

Total -  48 students 
Source: Capistrano Unified School District, Residential and Commercial/Industrial Fee Study 2017–2018. 
Projected Enrollment is based on the development of 43 single-family detached units and 89 multi-family attached units.  

 
The increase in students projected as a result of project implementation would incrementally 
increase the demand for school facilities. However, the project-related increase in school 
children would not result in the need for new or expanded school facilities given the current 
capacities at schools serving the project area (refer to Table 4.15.A, above). Furthermore, 
pursuant to California Education Code Section 17620(a)(1), the governing board of any school 
district is authorized to levy a fee, charge, dedication, or other requirement against any 
construction within the boundaries of the district for the purpose of funding the construction or 
reconstruction of school facilities. The Applicant would be required to pay such fees to reduce 
any impacts of new residential development on school services as provided in Section 65995 of 
the California Government Code. Pursuant to the provisions of Government Code Section 
65996, a project’s impact on school facilities is fully mitigated through payment of the requisite 
school facility development fees current at the time a building permit is issued. The current 
Development Impact Fee for residential projects within the CUSD’s jurisdictional boundaries is 
$3.79 per square foot.34 Therefore, with payment of the required fees, potential impacts to 
school services and facilities associated with implementation of the proposed project would be 
less than significant, and no mitigation would be required. This topic will not be analyzed 
further in the EIR unless new information identifying it as a potential impact is presented 
during the scoping process. 

(a) (iv) Would the project result in substantial adverse physical impacts associated with the 
provision of new or physically altered governmental facilities, need for new or physically 
altered governmental facilities, the construction of which could cause significant 
environmental impacts, in order to maintain acceptable service ratios, response times or 
other performance objectives for parks? 

Less Than Significant Impact. As discussed in Section 4.15, Recreation, the City maintains 
approximately 193 acres of parks and recreational uses. Currently, the City provides 5 acres of 
park space per 1,000 residents. The closest park to the project site is Cook La Novia Park, which 
is located 0.5 mile northeast of the project site. Although it is possible that residents of the 
project might use City parks for recreational activities, it is likely that the recreational facilities 
included as part of the project would meet the project-related demand for parks and passive 

                                                 
34  Capistrano Unified School District, Residential and Commercial/Industrial Fee Study. 2017–2018.   
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recreational facilities. Additionally, the use of other parks in the City by on-site residents would 
not increase to a level that would result in the need for new or physically altered facilities.  

Although the proposed project would include the development of housing, which would create 
an additional demand for park facilities, the proposed project also includes the development of 
recreation areas along the multi-purpose trail that would satisfy a portion of the total required 
parkland dedication that, in combination with in-lieu park fees, would satisfy the requirements 
for provision of parks. Therefore, the dedicated recreation areas in combination with payment 
of in lieu fees provided by the proposed project would meet any increase in parks required by 
the proposed project’s increase in population and would ensure that existing parks would not be 
physically altered or degraded as a result of project implementation.  

Therefore, implementation of the proposed project would result in a less than significant impact 
related to the provision of park space, and no mitigation would be required. This topic will not 
be analyzed further in the EIR unless new information identifying it as a potential impact is 
presented during the scoping process. 

(a) (v) Would the project result in substantial adverse physical impacts associated with the 
provision of new or physically altered governmental facilities, need for new or physically 
altered governmental facilities, the construction of which could cause significant 
environmental impacts, in order to maintain acceptable service ratios, response times or 
other performance objectives for other facilities? 

Less Than Significant Impact. The Orange County Public Library (OCPL) system provides library 
services to the County, including the City. The only OCPL system branch in the City is the San 
Juan Capistrano Regional Library located at 31495 El Camino Real, across the street from the 
Basilica Mission. The San Juan Capistrano Regional Library consists of a 12,000 sf building that 
holds over 45,789 volumes, CDs, and videos, and provides 23 public computers and 3 additional 
resource/catalogue computers.35  

Short-term construction activities would be temporary in nature and would cease upon project 
completion. Temporary workers on the site during construction are not expected to create an 
increased demand for library services. Therefore, impacts related to the provision of public 
libraries from construction of the proposed project would be less than significant, and no 
mitigation would be required. 

Demand for library services is typically determined based on the size of the resident population. 
The City’s General Plan determines the adequacy of library services according to a ratio of the 
resident population to the total library floor area and collection size, using the standards of 0.2 
sf of library space per capita and 1.5 books per capita.36 As discussed further in Section 4.13, 
Population and Housing, the increase in population associated with up to 132 residential units 
would be approximately 410 persons. Using this standard and the estimated project-related 
increase in 410 persons, the San Juan Capistrano Regional Library would need to be 7,434 sf in 

                                                 
35  City of San Juan Capistrano, Public Services & Utilities Element (1999).  
36 Ibid. 
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size with 55,753 books. Although the San Juan Capistrano Regional Library exceeds the standard 
for size with a 12,000 sf facility, the library would need an additional 9,056 books to meet the 
projected demand for library books. The San Juan Capistrano Library reduced the total amount 
of hardcopy library materials from 80,000 to 45,789 between 2014 and 2017 in an effort to 
eliminate outdated materials and replace select volumes with electronic copies. Due to the 
accessibility of online materials via the 23 public computers at the library, the replacement of 
the hardcopy materials with electronic copies is not considered a loss of library volumes. In 
addition, authorized by Government Code Section 66001(e), the Orange County Board of 
Supervisors adopted Resolution No. 13- 062 with respect to the Development Fee program for 
Branch Libraries, stating that those facilities have been constructed and the fee program is no 
longer needed. As such, the proposed project’s increase in demand on library services is 
incremental and would not necessitate the need for expanded library facilities, the development 
of which could cause a physical adverse environmental impact with respect to libraries. 
Therefore, the project would have less than significant impacts related to public libraries, and no 
mitigation would be required. This topic will not be analyzed further in the EIR unless new 
information identifying it as a potential impact is presented during the scoping process. 
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4.16 RECREATION 
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Impact 

Less Than 
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Less Than 
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Impact 
No 

Impact 
      

(a) Would the project increase the use of existing neighborhood 
and regional parks or other recreational facilities such that 
substantial physical deterioration of the facility would occur or 
be accelerated? 

    

(b) Does the project include recreational facilities or require the 
construction or expansion of recreational facilities which might 
have an adverse physical effect on the environment? 

    

 
Impact Analysis: 

(a) Would the project increase the use of existing neighborhood and regional parks or other 
recreational facilities such that substantial physical deterioration of the facility would occur or 
be accelerated? 

No Impact. The City of San Juan Capistrano currently maintains 27 public parks, consisting of 
approximately 193 acres of parks and recreational uses throughout the City.37 According to the 
Parks and Recreation Element of the City’s General Plan (2002), the City has an established 
standard of 5 acres of park space per 1,000 residents. For comparison, the National Park 
standard is 3 acres of parkland per 1,000 residents.38   

The proposed project would include a 20 ft wide multi-purpose pedestrian, bicycle, and 
equestrian trail along the project site’s southern boundary. This trail would serve to provide 
increased connectivity between off-site recreational uses (e.g., Ortega Equestrian Center) and 
on-site amenities provided as part of the project. Specifically, recreational amenities provided as 
part of the project would consist of a gathering area with barbeques, seating, a shade structure, 
a climbing boulder, and a wishing well; an open play turf area with benches; an equestrian 
hitching post; and exercise stations. Although a portion of the San Juan Creek Trail may be 
inaccessible during project construction, short-term construction activities would be temporary 
in nature and would cease upon project completion. Further, project operation would 
encourage access to the multi-use trail and promote new opportunities for recreation due to the 
amenities proposed as part of the project.  

Section 9.4-159, Parkland, of the City’s Municipal Code was adopted to implement the 
provisions of the Quimby Act (State of California Planning and Zoning Law, Section 66477), 
which allows the legislative body of a city to require the dedication of land for park facilities 

                                                 
37  City of San Juan Capistrano. Parks and Recreation Element. May 7, 2002.  
38  This national standard established by the National Recreation and Parks Association (NRPA) dates to 1983 

and only includes traditional parklands. The NRPA has recently suggested a broader-based definition of 
Parks and Open Space and has subsequently revised its standard to approximately 10 acres per 1,000 
residents, but suggests that each city look critically at its own resources and needs and open space 
definitions in establishing a local standard. 
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and/or the payment of in lieu fees for park and recreational purposes as a condition to the 
approval for a final tract map or parcel map for certain subdivisions.39 The proposed 132-unit 
project would increase the City’s population by approximately 410 residents40 and would be 
subject to the dedication of land for park facilities and/or the payment of in-lieu fees for park 
and recreational purposes. Section 9.4-159, Parkland, states that the subdivider shall dedicate 
land or pay a fee in lieu of, or a combination of both, as a condition of approval for the purpose 
of providing parks and recreation facilities. Based on the City’s parkland requirement of 5 acres 
per 1,000 residents, the proposed project would increase the demand for parkland in the City by 
2.05 acres. As such, the Applicant would be required to pay fees in compliance with Section 9.4-
159, Parkland, of the City’s Municipal Code. Therefore, with the provision of the on-site 
recreation areas and the payment of in-lieu park fees, impacts to recreation requirements would 
be less than significant. In addition, the proposed project would not increase the use of existing 
neighborhood and regional parks or other recreation facilities such that substantial 
deterioration of the facilities would occur or be accelerated. This topic will not be analyzed 
further in the EIR unless new information identifying it as a potential impact is presented 
during the scoping process. 

(b) Does the project include recreational facilities or require the construction or expansion of 
recreational facilities which might have an adverse physical effect on the environment? 

Less Than Significant Impact. There is no identifiable physical impact to the environment that is 
unique to recreation resources. Potential impacts relate to separate environmental topics that 
will be analyzed further in the EIR, such as impacts associated with construction air quality and 
greenhouse gas emissions. The construction or expansion of off-site recreational facilities would 
not occur as the project is providing on-site recreational amenities including a multi-use trail; a 
gathering area with barbeques, seating, a shade structure, a climbing boulder, and a wishing 
well; an open play turf area with benches; an equestrian hitching post; and exercise stations. 
Therefore, implementation of new recreational areas proposed as part of the project would 
result in less than significant environmental impacts, and no mitigation would be required. This 
topic will not be analyzed further in the EIR unless new information identifying it as a 
potential impact is presented during the scoping process. 

                                                 
39  City of San Juan Capistrano. Parks and Recreation Element. May 7, 2002.  
40  According to the California Department of Finance City/Population and Housing Estimates (January 2018) 

the average number of persons per dwelling unit in San Juan Capistrano is 3.10 persons per unit. 132 
dwelling units * 3.10 person per unit = 409.2  
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4.17 TRANSPORTATION 
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feature (e.g., sharp curves or dangerous intersections) or 
incompatible uses (e.g., farm equipment)? 

    

(d) Result in inadequate emergency access?     

 
Impact Analysis: 

(a) Conflict with a program plan, ordinance, or policy addressing the circulation system, including 
transit, roadway, bicycle and pedestrian facilities? 

Potentially Significant Impact. In its existing condition, the 16.1-acre project site is undeveloped 
and vacant. The proposed project would allow for the development of 132 single-family 
residential units, a multi-purpose trail, and various recreational amenities on the project site. 
Vehicular access to the site would be provided at two entrance points along Calle Arroyo. The 
primary vehicle entrance would be located at the northeast corner of the project site, at the 
intersection of Calle Arroyo and Paseo Tirador. Paseo Tirador would provide primary internal 
vehicular circulation. Pedestrian access to/from the project site would be available via public 
sidewalks adjacent to the site on Calle Arroyo. Bicycle access to/from the project site would be 
available via the adjacent local streets (i.e., Calle Arroyo, Rancho Viejo Road, Ortega Highway, 
and La Novia Avenue) and the San Juan Creek Trail. As part of the project, a 20 ft wide multi-
purpose pedestrian, bicycle, and equestrian trail would be constructed along the project site’s 
southern boundary and connect to the San Juan Creek Trail; the pedestrian/bicycle and 
equestrian portions of the trail would each be approximately 10 ft wide and separated by 
wooden fencing.  

The OCTA currently operates bus Route 91 along Camino Capistrano in the vicinity of the project 
site, with the nearest stop being a 0.9-mile walk from the project site. The project site is also 
within walking distance of the San Juan Capistrano Train Depot, Amtrak’s Pacific Surfliner, and 
Metrolink’s Inland Empire-Orange County and Orange County lines, all of which are a 1.0-mile 
walk from the project site.  

Due to the intensification in land use from vacant to residential, the project would result in an 
increase in traffic trips within the project vicinity. Therefore, a Traffic Impact Analysis (TIA) will 
be prepared for the EIR to analyze short-term (construction) and long-term (operational) traffic 
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impacts of the project. The TIA will examine four development scenarios: existing conditions, 
existing plus project conditions, existing plus project plus cumulative conditions (future near-
term year, corresponding to project opening), and build out conditions including the proposed 
project, (corresponding to build out of the City’s General Plan). The EIR will evaluate the 
potential effects of the project related to access to/from the site for pedestrians, bicyclists, and 
transit patrons and will describe project features such as pedestrian paths across/through the 
site, bicycle racks that support pedestrian and bicycle travel modes, and amenities proposed 
along the San Juan Creek Trail improvements. Potential impacts related to the project’s 
compliance with program plans, ordinances, and policies addressing the circulation system 
will be analyzed further in the EIR, and mitigation will be proposed if necessary. 

(b) Conflict or be inconsistent with CEQA Guidelines section 15064.341 or will conflict with an 
applicable congestion management program, including but not limited to, level of service 
standards and travel demand measures, or other standards established by the county 
congestion management agency for designated roads or highways? 

Potentially Significant Impact. Section 15064.3 of the State CEQA Guidelines codifies that 
project‐related transportation impacts are typically best measured by evaluating the project’s 
vehicle miles traveled (VMT). Specifically, Subdivision (b) focuses on specific criteria related to 
transportation analysis and is divided into four subdivisions: (1) land use projects, 
(2) transportation projects, (3) qualitative analysis, and (4) methodology. Subdivision (b)(1) 
provides guidance on determining the significance of transportation impacts of land use projects 
using VMT; projects within 0.5 mile of a major transit stop/high-quality transit corridor should 
be considered to have a less than significant impact. Subdivision (b)(2) addresses VMT 
associated with transportation projects and states that projects that reduce VMT, such as 
pedestrian, bicycle, and transit projects, should be presumed to have a less than significant 
impact. Subdivision (b)(3) acknowledges that Lead Agencies may not be able to quantitatively 
estimate VMT for every project type; in these cases, a qualitative analysis may be used. 
Subdivision (b)(4) stipulates that Lead Agencies have the discretion to formulate a methodology 
that would appropriately analyze a project’s VMT. The provisions of State CEQA Guidelines 
Section 15064.3 become applicable statewide beginning July 1, 2020. 

The proposed project is a residential project, and only the northwestern portion of the site is 
located within 0.5 mile of a major transit stop/high-quality transit corridor. As such, analysis of 
project impacts related to VMT is required per Section 15064.3 of the State CEQA Guidelines. In 
addition, levels of service (LOS) on street segments and at street intersections adjacent to and in 
the vicinity of the site may be impacted as a result of project implementation. As discussed in 
Response 4.17 (a), a TIA will be prepared for the EIR to analyze traffic impacts as a result of the 
project. The TIA would be prepared consistent with the objectives and requirements of the 
Orange County Congestion Management Program (CMP) (November 2015). Further, using the 
average daily trips established in the TIA, the California Emissions Estimator Model (CalEEMod) 

                                                 
41  State CEQA Guidelines Section 15064.3(c) provides that a Lead Agency “may elect to be governed by the 

provisions” of the section immediately; otherwise, the section’s provisions apply July 1, 2020. Here, the 
City has not elected to be governed by Section 15064.3. Accordingly, an analysis of VMT is not necessary 
to determine whether a proposed project would have a significant transportation impact.   
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will be used to determine existing and post-project VMT. However, since the City does not 
currently have adopted thresholds or standards in place for analyzing VMT impacts, the VMT 
analysis provided in the EIR will be for disclosure purposes only. Potential traffic impacts with 
respect to the exceedance of adopted LOS standards and VMT will be analyzed further in the 
EIR.  

(c) Would the project substantially increase hazards due to a geometric design feature (e. g., 
sharp curves or dangerous intersections) or incompatible uses (e.g., farm equipment)? 

No Impact. Access to the project site would be provided via three driveways on Calle Arroyo. 
Paseo Tirador, an existing street within the project site, would be extended to the 
southwesternmost portion of the site and would be utilized as the main street serving the 
development. The City has vacated Paseo Tirador, and it will become a private road as part of 
the proposed development. Multiple roads providing access to individual units would connect to 
Paseo Tirador and, in some cases, Calle Arroyo. Vehicular traffic to and from the project site 
would utilize the existing network of regional and local roadways that currently serve the 
project site area. The proposed project would not introduce any new roadways or introduce a 
land use that would conflict with existing urban land uses in the surrounding area. The proposed 
project includes internal private roadways that would provide resident access to residential 
units. Design of the proposed project, including the internal private roadways, ingress, egress, 
and other streetscape changes, would be subject to review by the City’s Department of Public 
Works. Therefore, the proposed project would not substantially increase hazards due to a 
geometric design feature (e.g., sharp curve or dangerous intersection) or incompatible uses 
(e.g., farm equipment), and no mitigation would be required. This topic will not be analyzed 
further in the EIR unless new information identifying it as a potential impact is presented 
during the scoping process. 

(d) Would the project result in inadequate emergency access? 

Less Than Significant Impact. As stated previously, access to the project site would be provided 
via three driveways on Calle Arroyo. One fire department access point would connect to the 24 
Hour Fitness parking lot; this access point would be used for emergency access only and secured 
with a gate. Access to/from the project site must be designed to City standards and would be 
subject to review by the Orange County Fire Authority (OCFA) and the Orange County Sherriff 
Department (OCSD) for compliance with fire and emergency access standards and 
requirements. Therefore, approval of the project plans would ensure that the proposed 
project’s impact related to emergency access would be less than significant, and no mitigation 
would be required. This topic will not be analyzed further in the EIR unless new information 
identifying it as a potential impact is presented during the scoping process.  
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4.18 TRIBAL CULTURAL RESOURCES 

 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

(a) Would the project cause a substantial adverse change in the 
significance of a tribal cultural resource, defined in Public 
Resources Code section 21074 as either a site, feature, place, 
cultural landscape that is geographically defined in terms of 
the size and scope of the landscape, sacred place, or object 
with cultural value to a California Native American tribe, and 
that is: 

    

 (i) Listed or eligible for listing in the California Register of 
Historical Resources, or in a local register of historical 
resources as defined in Public Resources Code section 
5020.1(k) 

    

 (ii) A resource determined by the lead agency, in its discretion 
and supported by substantial evidence, to be significant 
pursuant to criteria set forth in subdivision (c) of Public 
Resources Code Section 5024.1. In applying the criteria set 
forth in subdivision (c) of Public Resource Code Section 
5024.1, the lead agency shall consider the significance of 
the resource to a California Native American tribe. 

    

 
(a) Would the project cause a substantial adverse change in the significance of a tribal cultural 

resource, defined in Public Resources Code section 21074 as either a site, feature, place, 
cultural landscape that is geographically defined in terms of the size and scope of the 
landscape, sacred place, or object with cultural value to a California Native American tribe, 
and that is: 

(i) Listed or eligible for listing in the California Register of Historical Resources, or in a local 
register of historical resources as defined in Public Resources Code section 5020.1(k)? Or,  

(ii)  A resource determined by the lead agency, in its discretion and supported by substantial 
evidence, to be significant pursuant to criteria set forth in subdivision (c) of Public 
Resources Code Section 5024.1. In applying the criteria set forth in subdivision (c) of Public 
Resource Code Section 5024.1, the lead agency shall consider the significance of the 
resource to a California Native American tribe? 

Potentially Significant Impact. The following responses address the thresholds in both Sections 
4.17 (a) and 4.17 (b). 

Chapter 532, Statutes of 2014 (i.e., Assembly Bill [AB] 52), requires that Lead Agencies evaluate 
a project’s potential to impact “tribal cultural resources.” Such resources include “[s]ites, 
features, places, cultural landscapes, sacred places, and objects with cultural value to a 
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California Native American tribe that are eligible for inclusion in the California Register of 
Historical Resources or included in a local register of historical resources.” AB 52 also gives Lead 
Agencies the discretion to determine, supported by substantial evidence, whether a resource 
qualifies as a “tribal cultural resource.” 

Also per AB 52 (specifically Public Resources Code [PRC] 21080.3.1), Native American 
consultation is required for any California Native American tribe that has previously requested 
that the City provide it with notice of such projects.  

In compliance with AB 52, letters will be distributed to Tribal Councils who have previously 
requested to be notified of future projects proposed by the City. The City currently maintains 
the following list of Tribal Councils that have requested formal notification of proposed projects 
pursuant to AB 52: 

 Juaneño Band of Mission Indians Acjachemen Nation, Joyce Stanfield Perry, Tribal Manager. 
Requested to be added to the City’s list of Tribal Councils on August 15, 2015. 

 Torres Martinez Desert Cahuilla Indians, Michael Mirelez, Cultural Resource Coordinator. 
Requested to be added to the City’s list of Tribal Councils on May 12, 2015. 

 Soboba Band of Luiseno Indians, Joseph Ontiveros, Director. Requested to be added to the 
City’s list of Tribal Councils on June 12, 2015. 

The letters will provide each Tribal Council the opportunity to request consultation with the City 
regarding the project. In compliance with AB 52, tribes have 30 days from the date of receipt of 
notification to request consultation on the project. Information provided through tribal 
consultation will be incorporated in the EIR analysis and will assist in identifying whether tribal 
cultural resources are present, and the significance of any potential impacts to such resources. 
Potential impacts to tribal cultural resources and the results of Native American consultation 
will be analyzed further in the EIR. 
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4.19 UTILITIES/SERVICE SYSTEMS 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

(a) Require or result in the relocation or construction of new or 
expanded water, wastewater treatment or storm water 
drainage, electric power, natural gas, or telecommunications 
facilities, the construction or relocation of which could cause 
significant environmental effects? 

    

(b) Have sufficient water supplies available to serve the project 
and reasonably foreseeable future development during 
normal, dry and multiple dry years? 

    

(c) Result in a determination by the wastewater treatment 
provider which serves or may serve the project that it has 
adequate capacity to serve the project’s projected demand in 
addition to the provider’s existing commitments? 

    

(d) Generate solid waste in excess of State or local standards, or in 
excess of the capacity of local infrastructure, or otherwise 
impair the attainment of solid waste reduction goals? 

    

(e) Comply with federal, state, and local management and 
reduction statutes and regulations related to solid wastes. 

    

 
Impact Analysis: 

(a) Would the project require or result in the relocation or construction of new or expanded 
water, wastewater treatment or storm water drainage, electric power, natural gas, or 
telecommunications facilities, the construction or relocation of which could cause significant 
environmental effects? 

Less Than Significant Impact.   

Water. The City’s Utilities Department provides water services to the project site. The Utilities 
Department receives its domestic water supply from the following three sources: (1) water 
purchased from the Metropolitan Water District of Southern California (MWD); (2) the City’s 
Groundwater Recovery Plant; and (3) local groundwater wells within the City. The largest source 
of water for the City is purchased water from MWD, which accounts for approximately 64 
percent of the City’s water supply portfolio.42 

The City’s water supply system provides reliable service to a population of nearly 39,047 within 
the service area. According to the City’s Final 2015 Urban Water Management Plan (UWMP), the 
total projected water demand for the retail customers served by the City was approximately 
8,531 af in 2015. The City’s projected water demand for 2020 and 2040 is 8,618 and 8,688 af per 
year, respectively, which would be equal to the City’s projected water supply for 2020 and 2040 
(8,618 and 8,688 af per year, respectively). According to the 2015 UWMP, the City’s available 
supply will meet the future projected demand because the City has entitlements to receive 

                                                 
42  City of San Juan Capistrano. 2015 Urban Water Management Plan. July 2016.  
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imported water from the MWD and also has significant water reserves from local groundwater 
supplies. In addition, the 2015 UWMP water demand forecast for South Orange County (which 
includes the City of San Juan Capistrano) is based on projected demographics (U.S. Census 
Bureau data) provided by the Center for Demographic Research to each water agency in Orange 
County. Based on these projections, along with the City’s access to imported water and local 
groundwater, the City would have adequate water supplies to meet full service demands. 

Short-term demand for water may occur during construction activities on site. Water demand 
for soil watering (fugitive dust control), cleanup, masonry, painting, and other activities would 
be temporary and would cease once construction is completed. Overall, construction activities 
require minimal water and are not expected to have any adverse impacts on the existing water 
system or available water supplies. Therefore, potential project impacts associated with short-
term construction activities would be less than significant, and no mitigation would be required. 

As shown in Table 4.19.A, below, the proposed project would develop the currently vacant 
project site with up to 132 single-family residences, which would result in a projected water 
demand of 36,295 gallons per day (gpd) (0.11 af/day or approximately 41 af annually). 
Therefore, the estimated increase in water demand associated with the proposed project would 
represent approximately 0.5 percent of the City’s current and projected annual water demand 
(based on the City’s consumption of 8,531 af in 2015 and projected water demands of 8,618 af 
in 2020 and 8,688 af in 2040).  

Table 4.19.A: Project-Related Water Demand 

Land Use Type Generation Rate Proposed Project  Total Per Day 

Single-Family 
Residential 

397 gallons of water per day/unit 43 units 17,071 gallons 

Multi-Family 
Residential 

216 gallons of water per day/unit 89 units 19,224 gallons 

Total - 132 36,295 gallons 
Source: City of San Juan Capistrano. 2015 Urban Water Management Plan (July 2016). 

 

As is required for all new development in California, the proposed project would comply with 
California State law regarding water conservation measures, including pertinent provisions of 
Title 24 of the California Government Code (Title 24) regarding the use of water-efficient 
appliances and low-flow plumbing fixtures. The Applicant would also be required to pay the 
proposed project’s fair share of Domestic Water Fees in accordance with City Resolution No. 04-
05-18-04. Moreover, the proposed project is consistent with the General Plan designation of 
Planned Community for the site, and consequently, water use anticipated with the proposed 
development was already considered and planned for the in the City’s current UWMP. As such, 
the proposed project would not necessitate new or expanded water entitlements, and the City 
would be able to accommodate the increased demand for potable water. Therefore, project 
impacts associated with an increase in potable water demand are considered less than 
significant, and no mitigation would be required. 
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Water Distribution. As discussed in Chapter 2.0, Environmental Setting and Project Description, 
the proposed project includes the installation of a new 4-inch private water line along Paseo 
Tirador and other internal roads, which would connect to an existing 16-inch public water line 
on Calle Arroyo north of the site. The project would also replace an existing 12-inch public water 
line with a new 16-inch water line adjacent to the I-5 freeway near the western boundary of the 
site. The proposed 4-inch private water line would connect to the existing 16-inch water line.  

The project site is not currently served by recycled water. However, in conjunction with project 
implementation, a public recycled water line would be installed off site in the roadway along 
Calle Arroyo alongside existing water and sanitary sewer lines. The 6-inch recycled water line 
would connect to an existing 6-inch line at the intersection of Calle Arroyo and Rancho Viejo 
Road and connect to the project site at the intersection of Calle Arroyo and Paseo Tirador. As 
part of the project, recycled water lines would be installed on the site and connect to the 
proposed 6-inch line at Calle Arroyo and Paseo Tirador. Recycled water would irrigate common 
landscaped areas on the project site. 

The project also includes a new 8-inch well line between the residential uses and the San Juan 
Creek Area. This new well line would connect to an existing 8-inch well line adjacent to the I-5 
freeway at the western boundary of the site. Therefore, implementation of the proposed water 
infrastructure improvements on the site would ensure that there is sufficient water distribution 
infrastructure to accommodate the project’s domestic and recycled water needs. If a deficiency 
or service problem were found during the permitting process, the Applicant would be required 
by existing regulations to fund the required upgrades to adequately serve the project. 
Therefore, the project’s impacts related to water conveyance and distribution would be less 
than significant, and no mitigation would be required. 

Wastewater. As previously stated, wastewater generated in the City is collected and treated at 
the J.B. Latham Regional Treatment Plant (J.B. Latham Plant), located at 34156 Del Obispo Street 
in the City of Dana Point, approximately 2 miles south of the project site. The City is one of 10 
member agencies that own treatment capacity in the South Orange County Wastewater 
Authority (SOCWA) wastewater treatment facilities. The City owns 4 million gallons per day 
(mgd) of the liquids treatment capacity (30.8 percent) of the J.B. Latham Plant.43  

The J.B. Latham Plant has a total design capacity of 13 mgd and currently treats an average 
wastewater flow of 6.7 mgd.44 Therefore, the J.B. Latham Plant is currently operating at 
approximately 52 percent of its daily design capacity. 

                                                 
43  City of San Juan Capistrano. 2015 Urban Water Management Plan. July 2016. 
44  SOCWA. J.B. Latham Treatment Plant. Website: https://www.socwa.com/infrastructure/jb-latham-

treatment-plant (accessed December 4, 2018).  
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The City operates and maintains a sanitary sewer collection and conveyance system that 
includes approximately 120 miles of sewer lines in sizes up to 27 inches in diameter. In addition, 
the City also operates and maintains two lift stations—the Rosenbaum Lift Station and the 
Avenida De La Vista List Station.45 

As part of the proposed project, a 6-inch sewer line would be installed within all internal roads 
serving the residential uses and would connect to an existing 15- to 18-inch sanitary sewer line 
within Paseo Tirador. In addition, the project would involve upsizing an existing 15-inch public 
sanitary sewer line to an 18-inch line adjacent to the I-5 freeway at the project site’s western 
boundary. All proposed sewer connections would require a drop manhole. 

As shown in Table 4.19.B, the proposed project would develop the currently vacant project site 
with up to 132 residences at a medium density, and would generate approximately 21,239 gpd 
(0.02 mgd) of wastewater. Therefore, the estimated increase in wastewater generated as a 
result of project implementation would represent approximately 0.3 percent of the available 
daily treatment capacity at the J.B. Latham Plant.46  

Table 4.19.B: Project-Related Wastewater Generation 

Land Use Type Generation Rate Proposed Project Total Per Day 

Medium Density 
Residential (Single and 

Multi-Family) 

1,320 gpd per acre for 
Medium-Density 

Residences 

16.09 acres 21,239 gpd 

Source: City of San Juan Capistrano, Municipal Code, Section 9-4.523.  
gpd = gallons per day 

 
The J.B. Latham Plant is in compliance with the San Diego RWQCB’s treatment requirements and 
has the capacity to accommodate the increased wastewater flows from the proposed project. 
Therefore, development of the project would not require or result in the construction of new 
wastewater treatment facilities or the expansion of existing facilities, which would cause 
significant environmental impacts. Furthermore, the Applicant would be required to pay a 
Sewer Connection Fee in compliance with City Resolution No. 04-11-16-05, which would further 
reduce project impacts related to wastewater treatment facilities. Project impacts related to 
construction or expansion of wastewater treatment facilities would, therefore, be less than 
significant, and no mitigation would be required.  

Storm Water Drainage. The project would comply with the requirements of Title 8, Chapter 14, 
of the Municipal Code and the San Diego RWQCB’s South Orange County MS4 Permit. The South 
Orange County MS4 Permit regulates urban stormwater runoff, surface runoff, and drainage 
that flow into the MS4 system. 

                                                 
45  SOCWA. J.B. Latham Treatment Plant. Website: https://www.socwa.com/infrastructure/jb-latham-

treatment-plant (accessed December 4, 2018).  
46  Remaining capacity of 6.3 mgd/0.2 mgd of wastewater generated by the project = 0.3 percent. 
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As part of the project, storm drains would be installed throughout the center of the project site. 
An existing swale running along I-5 would convey runoff from the westerly portions of the 
project site to the existing 27-inch stormdrain pipe, which would eventually be conveyed into 
San Juan Creek. All on-site runoff from the easterly portions of the proposed development 
would be conveyed to a Modular Wetlands System (a stormwater biofiltration system proposed 
at various locations on the project site) prior to converging into the El Horno Creek Channel. As 
discussed further in Section 4.10, Hydrology and Water Quality, receiving waters have sufficient 
capacity to accommodate the project’s increase in runoff, and the project would not exceed the 
capacity of downstream storm drain lines. Therefore, project impacts related to the 
construction or expansion of storm water drainage facilities would be less than significant, and 
no mitigation would be required.  

Electric Power and Natural Gas. The San Diego Gas and Electric Company (SDG&E) would supply 
electricity and natural gas to the project site. As discussed in Section 4.6, Energy, construction 
and operation of the proposed project has the potential to result in significant impacts 
associated with wasteful, inefficient, or unnecessary consumption of energy resources, including 
electricity and natural gas. Although impacts with respect to energy resources will be evaluated 
as part of the EIR, implementation of the proposed project is not anticipated to result in impacts 
related to the construction or relocation of existing electric power or natural gas facilities. 
Specifically, because the project-related demand for electricity and natural gas is anticipated to 
be typical of existing residential users in SDG&E’s territory, the project itself is not anticipated to 
result in an increased demand for electric power or natural gas that would require new electric 
facilities to serve the site. Moreover, the environmental impacts associated with the 
construction and operation of project-related infrastructure improvements (such as utility 
connections to existing electric and natural gas lines) would be analyzed throughout the EIR. 
Therefore, impacts with respect to the construction or expansion of electric and natural gas 
facilities would be less than significant, and no mitigation would be required. 

Telecommunications. The primary cable and telephone service providers available to residents 
within the project’s vicinity (and, more generally, within San Juan Capistrano) are AT&T and Cox 
Communications. Construction activities associated with the proposed project would not 
increase the demand for telecommunications facilities. As stated previously, project 
implementation is anticipated to result in a population increase of approximately 410 people, 
which comprises 1.08 percent of the total projected 2020 population of San Juan Capistrano. 
The project-related increase of 410 people would not generate a significant increase in the 
demand for telecommunication services such that the project would necessitate the need for 
new telecommunications facilities. As such, any project-related impacts to telecommunications 
facilities would be negligible and would not cause significant environmental impacts. Therefore, 
implementation of the proposed project would not result in impacts related to the construction 
or relocation of existing telecommunications facilities, and no mitigation would be required. 

Summary. The proposed project would require the construction of new or expanded facilities 
for water, wastewater, storm water drainage, electricity, and telecommunications lines. 
However, for the reasons discussed above, the relocation and construction of these facilities 
would not result in significant environmental impacts. Therefore, impacts to these utility 
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facilities would be less than significant, and no mitigation would be required. This topic will not 
be analyzed further in the EIR unless new information identifying it as a potential impact is 
presented during the scoping process. 

(b) Would the project have sufficient water supplies available to serve the project and reasonably 
foreseeable future development during normal, dry and multiple dry years? 

Less Than Significant Impact. As stated previously, the proposed project would result in the 
development of 132 residential units and approximately 410 additional residents in San Juan 
Capistrano. As discussed in Response 4.19(a), above, implementation of the proposed project 
would result in an increased demand for water, which would represent approximately 0.5 
percent of the City’s current and projected annual water demand.  

The proposed project would use approximately 36,295 gpd (41 af per year) of potable water. 
According to the City of San Juan Capistrano’s Final UWMP (2015), citywide supply and demand 
for potable water was 8,531 af in 2015 and is expected to increase to 8,618 af by 2020 and 
8,688 af by 2040 under a normal-year scenario. The 2015 UWMP projections include population 
increases of approximately 1 percent per year, as well as anticipated water conservation 
strategies. Moreover, the proposed project is consistent with the General Plan designation of 
Planned Community for the site. As such, water use anticipated with the proposed development 
was already considered and planned for in the City’s current UWMP. Overall, the City’s per-
capita water use is projected to continue to decrease into the future, thereby keeping demand 
relatively constant over the next 25 years. 

The proposed project’s projected water demand would represent approximately 0.5 percent of 
the projected water supply and demand in 2020 and 2040. As described further in the City’s 
Final 2015 UWMP, the City has sufficient entitlements to receive imported water from the 
Metropolitan Water District and also has significant water reserves from local groundwater 
supplies. Based on the Final UWMP, the City would be able to purchase additional water to 
supply the project-related increase in demand for potable water. As such, the City would have 
adequate water supplies to serve existing and projected water demands through the year 2040 
under normal, single-dry-year, and multiple-dry-year scenarios. The incremental water demand 
generated by the proposed project would be within the current and projected water supplies 
available to serve the project and reasonably foreseeable future development during normal, 
dry, and multiple dry years. Therefore, impacts related to water supplies would be less than 
significant, and no mitigation would be required. This topic will not be analyzed further in the 
EIR unless new information identifying it as a potential impact is presented during the scoping 
process. 

(c) Would the project result in a determination by the wastewater treatment provider which 
serves or may serve the project that it has adequate capacity to serve the project’s projected 
demand in addition to the provider’s existing commitments?  

Less Than Significant Impact. Although the project is located within Orange County, it falls 
within the jurisdiction of the San Diego RWQCB.  
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Implementation of the proposed project would allow for the development of 132 residential 
units and various outdoor amenities on a currently undeveloped site. Short-term generation of 
wastewater may occur during construction activities on site. Wastewater generated from soil 
watering (fugitive dust control), cleanup, masonry, painting, and other activities would be 
temporary and would cease once construction is completed. Overall, construction activities 
generate minimal wastewater and are not expected to adversely impact the wastewater 
treatment provider that serves the project. Therefore, potential project impacts associated with 
short-term construction activities would be less than significant, and no mitigation would be 
required. 

Wastewater from the proposed project would be directed to the City’s sanitary sewer system, 
which connects to trunk sewers operated by SOCWA. SOCWA is a Joint Powers Authority with 10 
member agencies, consisting of local retail water agencies and cities providing water to their 
residents. SOCWA operates three treatment plants and two ocean outfalls, as well as multiple 
programs to meet the needs of its member agencies and the requirements of the Clean Water 
Act and applicable NPDES permits.47 SOCWA’s three primary treatment facilities have a 
treatment capacity of 26 million gallons of wastewater per day. Historically, approximately half 
of this wastewater is treated for recycled water use, while the other half is treated and 
discharged through the two ocean outfalls.48  

Wastewater entering the SOCWA trunk sewer lines from the City is delivered to the J.B. Latham 
Regional Treatment Plant (J.B. Latham Plant) for collection, treatment, and disposal. This facility 
is responsible for the treatment and disposal of wastewater.49 Wastewater generated from the 
proposed project would be typical of commercial wastewater flows in the City. As previously 
stated, operation of the proposed project would generate approximately 21,239 gpd (0.02 mgd) 
of wastewater, which would represent approximately 0.3 percent of the available daily 
treatment capacity at the J.B. Latham Plant. The J.B. Latham Plant has the capacity to 
accommodate the increased wastewater flows from the proposed project in addition to existing 
commitments. Therefore, impacts related to wastewater generation are considered less than 
significant, and no mitigation would be required. This topic will not be analyzed further in the 
EIR unless new information identifying it as a potential impact is presented during the scoping 
process. 

(d) Would the project generate solid waste in excess of State or local standards, or in excess of 
the capacity of local infrastructure, or otherwise impair the attainment of solid waste 
reduction goals? 

                                                 
47   South Orange County Wastewater Authority. About SOCWA. Website: https://www.socwa.com/about-

socwa/ (accessed May 23, 2019).  
48  SOCWA. Infrastructure. Website: https://www.socwa.com/infrastructure/ (accessed May 23, 2019). 
49  SOCWA. JB Latham Treatment Plant. Website: https://www.socwa.com/infrastructure/jb-latham-

treatment-plant/ (accessed May 23, 2019).  
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Less Than Significant Impact.  

The project site is currently vacant and undeveloped; therefore, no solid waste is generated 
under existing conditions. Construction of the proposed project would generate a minimal 
amount of demolition waste because the site is currently vacant, and no demolition of 
structures would be required. In compliance with Municipal Code Section 6-3.08.01, Minimum 
Construction and Demolition Debris Diversion Requirements, the project would divert at least 
65 percent of the construction waste materials generated during construction of the project. 
Therefore, the proposed project would not have the potential to cause significant impacts 
related to solid waste generation during construction, and no mitigation measures regarding 
construction debris are required. 

The City contracts with CR&R Waste and Recycling Services (CR&R), a private solid waste hauler, 
to collect and dispose of the solid waste/refuse generated by the City. Solid waste generated by 
the proposed project would be collected by CR&R and hauled to the Prima Deshecha Landfill, 
which currently processes an average of approximately 1,400 tons per day (tpd), with a 
maximum capacity of 4,000 tpd.50 The Prima Deshecha Landfill is currently operating at 35 
percent of its daily design capacity.51  

Build out of the proposed project would generate approximately 894 pounds (lbs) of solid waste 
per day (0.45 tpd).52,53 Therefore, the total solid waste generated at project build out would 
represent approximately 0.2 percent54 of the Prima Deshecha Landfill’s current permitted daily 
capacity and would not significantly impact the daily capacity of the Prima Deshecha Landfill. 
The Prima Deshecha Landfill is scheduled to close in approximately 2067. The proposed project 
is estimated to be completed by 2021; the Prima Deshecha Landfill is therefore anticipated to be 
closed 46 years after the completion of project build out. The proposed project would not 
generate solid waste in excess of State or local standards, or in excess of the capacity of local 
infrastructure. Moreover, the project would not otherwise impair the attainment of solid waste 
reduction goals. Therefore, the project would result in a less than significant impact to solid 
waste and landfill facilities, and no mitigation would be required. This topic will not be analyzed 
further in the EIR unless new information identifying it as a potential impact is presented 
during the scoping process. 

(e) Would the project comply with federal, state, and local management and reduction statues 
and regulations related to solid waste? 

                                                 
50  OC Landfills. Prima Deshecha Landfill. Website: http://www.oclandfills.com/landfill/active/deshecha 

(accessed May 20, 2019). 
51  CalRecycle. Facility/Site Summary Details: Prima Deshecha Sanitary Landfill. Website: https://www 

2.calrecycle.ca.gov/swfacilities/Directory/30-AB-0019 (accessed May 20, 2019).  
52  (43 single-family residences * 9.8 lbs per unit per day = 421.4 lbs per day) + (89 multi-family residences * 

5.31 lbs per day) = 472.6 lbs per day. Total of 894 lbs per day. 
53  CalRecycle. Estimated Solid Waste Generation Rates. Website: https://www2.calrecycle.ca.gov/Waste 

Characterization/General/Rates (accessed December 4, 2018). 
54  0.45 tpd/2,600 tpd = 0.02 percent. 
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Less Than Significant Impact. The California Integrated Waste Management Act (AB 939) 
changed the focus of solid waste management from landfill to diversion strategies, such as 
source reduction, recycling, and composting. The purpose of the diversion strategies is to reduce 
dependence on landfills for solid waste disposal. AB 939 established mandatory diversion goals 
of 25 percent by 1995, 50 percent by 2000, and 75 percent by 2020. 

The proposed project would comply with existing and future statutes and regulations, including 
waste diversion programs mandated by City, State, or federal law. As discussed above, the 
proposed project would not result in an excessive production of solid waste that would exceed 
the capacity of the existing landfills serving the project site. In addition, the project would 
comply with Municipal Code Section 6-3.08.01, Minimum Construction and Demolition Debris 
Diversion Requirements, to divert at least 65 percent of the construction waste materials 
generated during construction of the project. Therefore, the proposed project would result in a 
less than significant impact related to federal, State, and local management and reduction 
statutes and regulations related to solid wastes, and no mitigation would be required. This topic 
will not be analyzed further in the EIR unless new information identifying it as a potential 
impact is presented during the scoping process. 
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4.20 WILDFIRE 

If located in or near state responsibility areas or lands classified as very 
high fire hazard severity zones, would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

(a) Substantially impair an adopted emergency response plan or 
emergency evacuation plan? 

    

(b) Due to slope, prevailing winds, and other factors, exacerbate 
wildfire risks, and thereby expose project occupants to, 
pollutant concentrations from a wildfire or the uncontrolled 
spread of a wildfire? 

    

(c) Require the installation or maintenance of associated 
infrastructure (such as roads, fuel breaks, emergency water 
sources, power lines or other utilities) that may exacerbate fire 
risk or that may result in temporary or ongoing impacts to the 
environment? 

    

(d)  Expose people or structures to significant risks, including 
downslope or downstream flooding or landslides, as a result of 
runoff, post-fire slope instability, or drainage changes? 

    

 

Introduction 

The project site is not located within a High Fire Hazard Zone according to the Fire Hazards Area 
Map in the City’s General Plan Public Safety Element (2002). In addition, according to the CalFire Fire 
and Resource Assessment Program, the project site is not located within or near a Very High Fire 
Hazard Severity Zone (VHFHSZ) of a State or Local Responsibility Area.55 

Impact Analysis: 

(a) Would the project substantially impair an adopted emergency response plan or emergency 
evacuation plan? 

Less Than Significant Impact. 

The City’s General Plan Safety Element (2002) identifies and evaluates natural hazards 
associated with seismic activity, landslides, flooding, and fire and establishes goals for each of 
the City’s departments to provide responsible planning aimed at reducing impacts with respect 
to loss of life, injury, damage to property, and other losses associated with disasters, such as 
those resulting from seismic activity, flooding, and fire. According to the City’s map of 
evacuation routes, Rancho Viejo Road, Ortega Highway, San Juan Creek Road, and La Novia 
Avenue are identified as potential evacuation routes in the event of an emergency.  

                                                 
55  CalFire. Very High Fire Hazard Severity Zones in LRA. San Juan Capistrano. October 2011. Website: 

http://www.fire.ca.gov/fire_prevention/fhsz_maps/FHSZ/orange/c30_SanJuanCapistrano_vhfhsz.pdf 
(accessed May 17, 2019). 



T I R A D O R  R E S I D E N T I A L  D E V E L O P M E N T  P R O J E C T  
C I T Y  O F  S A N  J U A N  C A P I S T R A N O ,  C A L I F O R N I A  

I N I T I A L  S T U D Y  
N O V E M B E R  2 0 1 9  

 
 

\\vcorp12\projects\JCA1802\CEQA\Initial Study\Screencheck Draft Initial Study_102819.docx «11/04/19» 4-80 

The proposed project does not include any characteristics (e.g., permanent road closure or long-
term blocking of road access) that would physically impair or otherwise conflict with the City’s 
Emergency Preparedness Program. Further, all infrastructure improvements included as part of 
the project would not require or result in any long-term or permanent lane closures on 
roadways adjacent to the site. Therefore, construction impacts related to emergency response 
and evacuation plans associated with construction of the proposed project would be less than 
significant, and no mitigation would be required.  

The emergency management plans for the City, in conjunction with the emergency plan for the 
County, may be activated and directed by a number of individuals within the City or County 
(including, but not limited to, the City Manager, the Fire Chief, and the Police Chief). Roads that 
are used as response corridors/evacuation routes usually follow the most direct path to or from 
various parts of a community, although emergency response vehicles may choose to use a 
variety of routes to access surrounding areas. As stated previously, Rancho Viejo Road, Ortega 
Highway, San Juan Creek Road, and La Novia Avenue are identified as evacuation routes in San 
Juan Capistrano. The proposed project would be required to comply with all applicable codes 
and ordinances for emergency vehicle access, which would ensure adequate access to, from, 
and on site for emergency vehicles. Adherence to these codes and ordinances would ensure that 
operation of the proposed project would not impair implementation of or physically interfere 
with an adopted emergency response plan or emergency evacuation plan. Further, the project 
site is not located in or near State responsibility areas or lands classified as VHFHSZ. No 
mitigation would be required. This topic will not be analyzed further in the EIR unless new 
information identifying it as a potential impact is presented during the scoping process. 

(b) Due to slope, prevailing winds, and other factors, would the project exacerbate wildfire risks, 
and thereby expose project occupants to pollutant concentrations from a wildfire or the 
uncontrolled spread of a wildfire? 

Less Than Significant Impact. The project site is located in a developed portion of the City. 
According to the California Department of Forestry and Fire Protection (CalFire), the project site 
is not located in a fire hazard area.56 In its existing condition, the project site is relatively flat and 
there are no significant slopes adjacent to the site. However, because the project site is adjacent 
to vegetation associated with San Juan Creek, the eastern portion of the site is located within a 
fuel modification zone. As such, the project would be required to prepare and submit a final Fuel 
Modification Plan to the OCFA for the proposed project. According to the conceptual Fuel 
Modification Plan, the project includes the use of drought-tolerant landscaping, rock, and 
hardscape within the fuel modification zone, as well as non-combustible building materials for 
structures on the site. 

The proposed project involves the development of the currently vacant site with a 132-unit 
residential development, which would reduce the amount of vegetation/combustible materials 
on site. In addition, the project vicinity is characterized by existing residential and commercial 

                                                 
56  CalFire. Orange County Fire Hazard Severity Zones. October 2011. Website: http://www.fire.ca.gov/

fire_prevention/fhsz_maps/FHSZ/orange/c30_SanJuanCapistrano_vhfhsz.pdf (accessed December 4, 
2018). 
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uses. As such, the project itself would not exacerbate wildfire risks due to slope, prevailing 
winds, location, and other factors, and would not be expected to expose project occupants to 
pollutant concentrations from a wildfire or the uncontrolled spread of a wildfire. No mitigation 
would be required. This topic will not be analyzed further in the EIR unless new information 
identifying it as a potential impact is presented during the scoping process. 

(c) Would the project require the installation or maintenance of associated infrastructure (such 
as roads, fuel breaks, emergency water sources, power lines or other utilities) that may 
exacerbate fire risk or that may result in temporary or ongoing impacts to the environment?  

No Impact. The project does not require the installation or maintenance of associated 
infrastructure (including roads, fuel breaks, emergency water sources, power lines, or other 
utilities) that would exacerbate fire risk or result in impacts to the environment. Although the 
project includes a proposed internal roadway within the residential development, the project is 
not located in a fire hazard area and does not include any changes to public or private roadways 
that would exacerbate fire risk or result in impacts to the environment. Although utility 
improvements (including domestic water, recycled water, sanitary sewer, and storm drain lines) 
proposed as part of the project would be extended throughout the project site, these 
improvements would be underground and would not exacerbate fire risk. Project design and 
implementation of utility improvements would be reviewed and approved by the City’s Public 
Works Department as part of the project approval process to ensure the proposed project is 
compliant with all applicable design standards and regulations. Further, the project site is not 
located in or near State responsibility areas or lands classified as VHFHSZ. Therefore, the 
proposed project would not include infrastructure (such as roads, fuel breaks, emergency water 
sources, power lines, or other utilities) that would exacerbate fire risk or result in impacts to the 
environment. No mitigation would be required. This topic will not be analyzed further in the 
EIR unless new information identifying it as a potential impact is presented during the scoping 
process. 

(d) Expose people or structures to significant risks, including downslope or downstream flooding 
or landslides, as a result of runoff, post-fire slope instability, or drainage changes? 

Less Than Significant Impact. In its existing condition, the project site is relatively flat with no 
slopes. As previously discussed in Section 4.10, Hydrology and Water Quality, the project site is 
within an inundation area of a 100-year flood. According to the FEMA FIRM, a majority of the 
project site is located within Zone AE of the San Juan Creek 100-year floodplain. Zone AE 
includes areas subject to inundation by the 1 percent annual chance flood with base flood 
elevations determined. A portion of the project site is located within the Zone AE regulatory 
floodways associated with San Juan Creek and El Horno Creek. Regulatory floodways are the 
channel of a river and adjacent land that must be reserved in order to discharge the base flood 
without cumulatively increasing the water surface elevation. In addition, according to the FEMA 
FIRM, the project site is located within a 1 percent annual chance (100-year) floodplain and a 
regulatory floodway.57  

                                                 
57  A 100-year flood is a storm event that statistically has a 1 percent chance of occurring in any given year.  
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Although the project site is located in an area that could be prone to flooding, the project site is 
not located in or near State responsibility areas or lands classified as VHFHSZ. Overall, due to the 
project site’s distance from the nearest VHFHSZ, risks associated with wildfires are considered 
less than significant. Further, as established in Section 4.7, Geology and Soils, the project site is 
not within an earthquake-induced landslide zone and is not located within an area subject to 
potential seismic slope instability. Therefore, downslope flooding as a result of runoff, post-fire 
slope instability, or drainage changes is unlikely to occur at the site, and no mitigation would be 
required. This topic will not be analyzed further in the EIR unless new information identifying 
it as a potential impact is presented during the scoping process. 
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4.21 MANDATORY FINDINGS OF SIGNIFICANCE 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

(a) Does the project have the potential to substantially degrade 
the quality of the environment, substantially reduce the 
habitat of a fish or wildlife species, cause a fish or wildlife 
population to drop below self-sustaining levels, threaten to 
eliminate a plant or animal community, substantially reduce 
the number or restrict the range of a rare or endangered plant 
or animal or eliminate important examples of the major 
periods of California history or prehistory? 

    

(b) Does the project have impacts that are individually limited, but 
cumulatively considerable? (“Cumulatively considerable” 
means that the incremental effects of a project are 
considerable when viewed in connection with the effects of 
past projects, the effects of other current projects, and the 
effects of probable future projects?) 

    

(c) Does the project have environmental effects which will cause 
substantial adverse effects on human beings, either directly or 
indirectly? 

    

 
Impact Analysis: 

(a) Does the project have the potential to substantially degrade the quality of the environment, 
substantially reduce the habitat of a fish or wildlife species, cause a fish or wildlife population 
to drop below self-sustaining levels, threaten to eliminate a plant or animal community, 
substantially reduce the number or restrict the range of a rare or endangered plant or animal 
or eliminate important examples of the major periods of California history or prehistory? 

Potentially Significant Impact. Based on the discussion in Sections 4.4, Biological Resources, and 
4.5, Cultural Resources, the proposed project could have a potentially significant impact on 
biological resources and unknown cultural resources. Therefore, the EIR will assess impacts to 
Biological and Cultural Resources resulting from project implementation, and mitigation will be 
proposed as necessary. Potential impacts to biological and cultural resources will be analyzed 
further in the EIR. 

(b) Does the project have impacts that are individually limited, but cumulatively considerable? 
(“Cumulatively considerable” means that the incremental effects of a project are considerable 
when viewed in connection with the effects of past projects, the effects of other current 
projects, and the effects of probable future projects?) 

Potentially Significant Impact. The proposed project, when considered in conjunction with 
other approved or pending projects within the City and County, could potentially result in 
cumulatively considerable air quality, biological resources, cultural resources, greenhouse gas 
emissions, hydrology and water quality, land use, noise, traffic, and tribal cultural resources 
impacts. As such, the EIR will assess the potential for the proposed project to contribute to 



T I R A D O R  R E S I D E N T I A L  D E V E L O P M E N T  P R O J E C T  
C I T Y  O F  S A N  J U A N  C A P I S T R A N O ,  C A L I F O R N I A  

I N I T I A L  S T U D Y  
N O V E M B E R  2 0 1 9  

 
 

\\vcorp12\projects\JCA1802\CEQA\Initial Study\Screencheck Draft Initial Study_102819.docx «11/04/19» 4-84 

cumulative impacts for each of these environmental topics, and mitigation will be proposed as 
necessary. Potential cumulative impacts associated with the proposed project will be analyzed 
further in the EIR. 

(c) Does the project have environmental effects which will cause substantial adverse effects on 
human beings, either directly or indirectly? 

Potentially Significant Impact. The potential for the proposed project to have substantial 
adverse effects on human beings, either directly or indirectly, will be evaluated in the EIR. 
Relevant topics include aesthetics, air quality, biological resources, geologic, greenhouse gas 
emissions, hydrology and water quality, land use, noise, transportation, and tribal cultural 
resources. Mitigation measures will be incorporated where possible to reduce potential 
environmentally adverse impacts to humans. Potential adverse environmental impacts 
associated with the proposed project will be analyzed further in the EIR. 
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SENT VIA USPS AND E-MAIL:                      December 3, 2019 

LStokes@sanjuancapistrano.org 

Laura Stokes, Housing Supervisor/Associate Planner 

City of San Juan Capistrano, Community Development Department 

32400 Paseo Adelanto 

San Juan Capistrano, CA 92675 

 

Notice of Preparation of a Draft Environmental Impact Report for  

Tirador Residential Development Project 

 

The South Coast Air Quality Management District (South Coast AQMD) staff appreciates the opportunity to 

comment on the above-mentioned document. South Coast AQMD staff’s comments are recommendations 

regarding the analysis of potential air quality impacts from the Proposed Project that should be included in 

the Draft Environmental Impact Report (EIR). Please send South Coast AQMD a copy of the Draft EIR upon 

its completion and public release. Note that copies of the Draft EIR that are submitted to the State 

Clearinghouse are not forwarded to South Coast AQMD. Please forward a copy of the Draft EIR directly to 

South Coast AQMD at the address shown in the letterhead. In addition, please send with the Draft EIR all 

appendices or technical documents related to the air quality, health risk, and greenhouse gas analyses 

and electronic versions of all air quality modeling and health risk assessment files1. These include 

emission calculation spreadsheets and modeling input and output files (not PDF files). Without all files 

and supporting documentation, South Coast AQMD staff will be unable to complete our review of the 

air quality analyses in a timely manner. Any delays in providing all supporting documentation will 

require additional time for review beyond the end of the comment period. 
 

Air Quality Analysis 

South Coast AQMD adopted its California Environmental Quality Act (CEQA) Air Quality Handbook in 

1993 to assist other public agencies with the preparation of air quality analyses. South Coast AQMD 

recommends that the Lead Agency use this Handbook as guidance when preparing its air quality analysis. 

Copies of the Handbook are available from South Coast AQMD’s Subscription Services Department by 

calling (909) 396-3720. More guidance developed since this Handbook is also available on South Coast 

AQMD’s website at: http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/ceqa-air-

quality-handbook-(1993). South Coast AQMD staff also recommends that the Lead Agency use the 

CalEEMod land use emissions software. This software has recently been updated to incorporate up-to-date 

state and locally approved emission factors and methodologies for estimating pollutant emissions from 

typical land use development. CalEEMod is the only software model maintained by the California Air 

Pollution Control Officers Association (CAPCOA) and replaces the now outdated URBEMIS. This model is 

available free of charge at: www.caleemod.com. 

 

South Coast AQMD has also developed both regional and localized significance thresholds. South Coast 

AQMD staff requests that the Lead Agency quantify criteria pollutant emissions and compare the results to 

South Coast AQMD’s CEQA regional pollutant emissions significance thresholds to determine air quality 

                                                 
1 Pursuant to the CEQA Guidelines Section 15174, the information contained in an EIR shall include summarized technical data, 

maps, plot plans, diagrams, and similar relevant information sufficient to permit full assessment of significant environmental impacts 

by reviewing agencies and members of the public. Placement of highly technical and specialized analysis and data in the body of an 

EIR should be avoided through inclusion of supporting information and analyses as appendices to the main body of the EIR. 

Appendices to the EIR may be prepared in volumes separate from the basic EIR document, but shall be readily available for public 

examination and shall be submitted to all clearinghouses which assist in public review. 

mailto:LStokes@sanjuancapistrano.org
http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/ceqa-air-quality-handbook-(1993)
http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/ceqa-air-quality-handbook-(1993)
http://www.caleemod.com/
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impacts. South Coast AQMD’s CEQA regional pollutant emissions significance thresholds can be found 

here: http://www.aqmd.gov/docs/default-source/ceqa/handbook/scaqmd-air-quality-significance-

thresholds.pdf. In addition to analyzing regional air quality impacts, South Coast AQMD staff recommends 

calculating localized air quality impacts and comparing the results to localized significance thresholds 

(LSTs). LSTs can be used in addition to the recommended regional significance thresholds as a second 

indication of air quality impacts when preparing a CEQA document. Therefore, when preparing the air 

quality analysis for the Proposed Project, it is recommended that the Lead Agency perform a localized 

analysis by either using the LSTs developed by South Coast AQMD staff or performing dispersion modeling 

as necessary. Guidance for performing a localized air quality analysis can be found at: 

http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/localized-significance-

thresholds.  

 

The Lead Agency should identify any potential adverse air quality impacts that could occur from all phases 

of the Proposed Project and all air pollutant sources related to the Proposed Project. Air quality impacts from 

both construction (including demolition, if any) and operations should be calculated. Construction-related air 

quality impacts typically include, but are not limited to, emissions from the use of heavy-duty equipment 

from grading, earth-loading/unloading, paving, architectural coatings, off-road mobile sources (e.g., heavy-

duty construction equipment) and on-road mobile sources (e.g., construction worker vehicle trips, material 

transport trips). Operation-related air quality impacts may include, but are not limited to, emissions from 

stationary sources (e.g., boilers), area sources (e.g., solvents and coatings), and vehicular trips (e.g., on- and 

off-road tailpipe emissions and entrained dust). Air quality impacts from indirect sources, such as sources 

that generate or attract vehicular trips, should be included in the analysis. 

 

Mobile Source Health Risk Assessment  

Notwithstanding the court rulings, South Coast AQMD staff recognizes that the Lead Agencies that approve 

CEQA documents retain the authority to include any additional information they deem relevant to assessing 

and mitigating the environmental impacts of a project. Because of South Coast AQMD staff’s concern about 

the potential public health impacts of siting sensitive populations within close proximity of freeways and 

other sources of air pollution, South Coast AQMD staff recommends that, prior to approving the project, 

Lead Agencies consider the impacts of air pollutants on people who will live in a new project and provide 

mitigation where necessary. 

 

When specific development is reasonably foreseeable as result of the goals, policies, and guidelines in the 

Proposed Project, the Lead Agency should identify any potential adverse health risk impacts using its best 

efforts to find out and a good-faith effort at full disclosure in the CEQA document. Based on a review of 

aerial photographs, South Coast AQMD staff found that the Proposed Project will be located in proximity to 

Interstate 5 (I-5). Because of the proximity to the existing freeway and a potential source of air pollution, 

residents at the Proposed Project2 would be exposed to diesel particulate matter (DPM), which is a toxic air 

contaminant and a carcinogen. Diesel particulate matter emitted from diesel powered engines (such as trucks) 

has been classified by the state as a toxic air contaminant and a carcinogen. Since future residences at the 

Proposed Project would be exposed to toxic emissions from the nearby sources of air pollution (e.g., diesel 

fueled highway trucks), South Coast AQMD staff recommends that the Lead Agency conduct a health risk 

assessment (HRA)3 to disclose the potential health risks to the residents in the Draft EIR4. 

                                                 
2According to the Project Description in the Notice of Preparation, the Proposed Project would include construction of 132 residential 

units totaling 229,591 square feet on 16.1 acres.  
3 South Coast AQMD. “Health Risk Assessment Guidance for Analyzing Cancer Risk from Mobile Source Diesel Idling Emissions for 

CEQA Air Quality Analysis.” Accessed at: http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/mobile-

source-toxics-analysis. 
4 South Coast AQMD has developed the CEQA significance threshold of 10 in one million for cancer risk. When South Coast 

AQMD acts as the Lead Agency, South Coast AQMD staff conducts a HRA, compares the maximum cancer risk to the threshold of 

10 in one million to determine the level of significance for health risk impacts, and identifies mitigation measures if the risk is found 

to be significant.    

http://www.aqmd.gov/docs/default-source/ceqa/handbook/scaqmd-air-quality-significance-thresholds.pdf
http://www.aqmd.gov/docs/default-source/ceqa/handbook/scaqmd-air-quality-significance-thresholds.pdf
http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/localized-significance-thresholds
http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/localized-significance-thresholds
http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/mobile-source-toxics-analysis
http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/mobile-source-toxics-analysis
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Guidance Regarding Residences Sited Near a High-Volume Freeway or Other Sources of Air Pollution 

South Coast AQMD staff recognizes that there are many factors Lead Agencies must consider when making 

local planning and land use decisions. To facilitate stronger collaboration between Lead Agencies and the 

South Coast AQMD to reduce community exposure to source-specific and cumulative air pollution impacts, 

the South Coast AQMD adopted the Guidance Document for Addressing Air Quality Issues in General Plans 

and Local Planning in 2005. This Guidance Document provides suggested policies that local governments 

can use in their General Plans or through local planning to prevent or reduce potential air pollution impacts 

and protect public health. South Coast AQMD staff recommends that the Lead Agency review this Guidance 

Document as a tool when making local planning and land use decisions. This Guidance Document is 

available on South Coast AQMD’s website at: http://www.aqmd.gov/docs/default-source/planning/air-

quality-guidance/complete-guidance-document.pdf. Additional guidance on siting incompatible land uses 

(such as placing homes near freeways or other polluting sources) can be found in the California Air 

Resources Board’s (CARB) Air Quality and Land Use Handbook: A Community Health Perspective, which 

can be found at: http://www.arb.ca.gov/ch/handbook.pdf. Guidance5 on strategies to reduce air pollution 

exposure near high-volume roadways can be found at: 

https://www.arb.ca.gov/ch/rd_technical_advisory_final.PDF. 

 

Mitigation Measures 

In the event that the Proposed Project generates significant adverse air quality impacts, CEQA requires that 

all feasible mitigation measures that go beyond what is required by law be utilized during project 

construction and operation to minimize these impacts. Pursuant to CEQA Guidelines Section 15126.4 

(a)(1)(D), any impacts resulting from mitigation measures must also be discussed. Several resources are 

available to assist the Lead Agency with identifying potential mitigation measures for the Proposed Project, 

including: 

 Chapter 11 of South Coast AQMD’s CEQA Air Quality Handbook 

 South Coast AQMD’s CEQA web pages available here: 

http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/mitigation-measures-

and-control-efficiencies 

 South Coast AQMD’s Rule 403 – Fugitive Dust, and the Implementation Handbook for controlling 

construction-related emissions and Rule 1403 – Asbestos Emissions from Demolition/Renovation 

Activities 

 South Coast AQMD’s Mitigation Monitoring and Reporting Plan (MMRP) for the 2016 Air Quality 

Management Plan (2016 AQMP) available here (starting on page 86): 

http://www.aqmd.gov/docs/default-source/Agendas/Governing-Board/2017/2017-mar3-035.pdf  

 California Air Pollution Control Officers Association (CAPCOA)’s Quantifying Greenhouse Gas 

Mitigation Measures available here:  

http://www.capcoa.org/wp-content/uploads/2010/11/CAPCOA-Quantification-Report-9-14-Final.pdf 

 
Health Risk Reduction Strategies 

As stated above, the Proposed Project is located in proximity to I-5. Many strategies are available to reduce 

exposure, including, but are not limited to, building filtration systems with Minimum Efficiency Reporting 

Value (MERV) 13 or better, or in some cases, MERV 15 or better is recommended; building design, 

orientation, location; vegetation barriers or landscaping screening, etc. Enhanced filtration units are capable 

of reducing exposures. Installation of enhanced filtration units can be verified during occupancy inspection 

prior to the issuance of an occupancy permit. 

                                                 
5 In April 2017, CARB published a technical advisory, Strategies to Reduce Air Pollution Exposure Near High-Volume Roadways: 

Technical Advisory, to supplement CARB’s Air Quality and Land Use Handbook: A Community Health Perspective. This technical 

advisory is intended to provide information on strategies to reduce exposures to traffic emissions near high-volume roadways to assist 

land use planning and decision-making in order to protect public health and promote equity and environmental justice. The technical 

advisory is available at: https://www.arb.ca.gov/ch/landuse.htm.   

http://www.aqmd.gov/docs/default-source/planning/air-quality-guidance/complete-guidance-document.pdf
http://www.aqmd.gov/docs/default-source/planning/air-quality-guidance/complete-guidance-document.pdf
http://www.arb.ca.gov/ch/handbook.pdf
https://www.arb.ca.gov/ch/rd_technical_advisory_final.PDF
http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/mitigation-measures-and-control-efficiencies
http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/mitigation-measures-and-control-efficiencies
http://www.aqmd.gov/docs/default-source/Agendas/Governing-Board/2017/2017-mar3-035.pdf
http://www.capcoa.org/wp-content/uploads/2010/11/CAPCOA-Quantification-Report-9-14-Final.pdf
https://www.arb.ca.gov/ch/landuse.htm
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Enhanced filtration systems have limitations. South Coast AQMD staff recommends that the Lead Agency 

consider the limitations of the enhanced filtration. For example, in a study that South Coast AQMD 

conducted to investigate filters6, a cost burden is expected to be within the range of $120 to $240 per year to 

replace each filter. The initial start-up cost could substantially increase if an HVAC system needs to be 

installed. In addition, because the filters would not have any effectiveness unless the HVAC system is 

running, there may be increased energy costs to the residents. It is typically assumed that the filters operate 

100 percent of the time while residents are indoors, and the environmental analysis does not generally 

account for the times when the residents have their windows or doors open or are in common space areas of 

the project. Furthermore, these filters have no ability to filter out any toxic gases from vehicle exhaust. 

Therefore, the presumed effectiveness and feasibility of any filtration units should be carefully evaluated in 

more detail prior to assuming that they will sufficiently alleviate exposures to toxic emissions. 

 

Because of the limitations, to ensure that enhanced filters are enforceable throughout the lifetime of the 

Proposed Project as well as effective in reducing exposures to DPM emissions, South Coast AQMD staff 

recommends that the Lead Agency provide additional details regarding the ongoing, regular maintenance and 

monitoring of filters in the Draft EIR. To facilitate a good faith effort at full disclosure and provide useful 

information to future sensitive receptors who will live and/or work in proximity to I-5, the Lead Agency 

should include the following information in the Draft EIR, at a minimum: 

 

 Disclosure on potential health impacts to prospective residents from living and/or working in 

proximity to freeways, and the reduced effectiveness of air filtration system when windows are open 

and when tenants are outdoor; 

 Identification of the responsible implementing and enforcement agency such as the Lead Agency for 

ensuring that enhanced filters are installed on-site at the Proposed Project before a permit of 

occupancy is issued; 

 Identification of the responsible implementing and enforcement agency such as the Lead Agency’s 

building and safety inspection unit to provide periodic, regular inspection on filters; 

 Provide information and guidance to the Project developer or proponent on the importance of filter 

installation and ongoing monitoring and maintenance; 

 Provide information to residents about where the MERV filers can be purchased; 

 Disclosure on increased costs for purchasing enhanced filtration systems to prospective residents; 

 Disclosure on increased energy costs for running the HVAC system with MERV filters to 

prospective residents; 

 Disclosure on recommended schedules (e.g., once a year or every six months) for replacing the 

enhanced filtration units to prospective residents; 

 Identification of the responsible entity such as residents, tenants, Homeowner’s Association (HOA) 

or property management to ensure filters are replaced on time, if appropriate and feasible; 

 Develop ongoing cost sharing strategies between the HOA and residents/tenants, if available, for 

replacing the enhanced filtration units;  

 Set up criteria for assessing progress in installing, replacing, and maintaining the enhanced filtration 

units; and 

 Set up process for evaluating the effectiveness of the enhanced filtration units at the Proposed 

Project. 

 

 

 

 

                                                 
6 This study evaluated filters rated MERV 13 or better. Accessed at: http://www.aqmd.gov/docs/default-

source/ceqa/handbook/aqmdpilotstudyfinalreport.pdf. Also see 2012 Peer Review Journal article by South Coast AQMD: 

http://d7.iqair.com/sites/default/files/pdf/Polidori-et-al-2012.pdf. 

http://www.aqmd.gov/docs/default-source/ceqa/handbook/aqmdpilotstudyfinalreport.pdf
http://www.aqmd.gov/docs/default-source/ceqa/handbook/aqmdpilotstudyfinalreport.pdf
http://d7.iqair.com/sites/default/files/pdf/Polidori-et-al-2012.pdf
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Alternatives 

In the event that the Proposed Project generates significant adverse air quality impacts, CEQA requires the 

consideration and discussion of alternatives to the project or its location which are capable of avoiding or 

substantially lessening any of the significant effects of the project. The discussion of a reasonable range of 

potentially feasible alternatives, including a “no project” alternative, is intended to foster informed decision-

making and public participation. Pursuant to CEQA Guidelines Section 15126.6(d), the Draft EIR shall 

include sufficient information about each alternative to allow meaningful evaluation, analysis, and 

comparison with the Proposed Project. 

 

Permits 

In the event that the Proposed Project requires a permit from South Coast AQMD, South Coast AQMD 

should be identified as a responsible agency for the Proposed Project. For more information on permits, 

please visit South Coast AQMD webpage at: http://www.aqmd.gov/home/permits. Questions on permits can 

be directed to South Coast AQMD’s Engineering and Permitting staff at (909) 396-3385. 

 

Data Sources 

South Coast AQMD rules and relevant air quality reports and data are available by calling South Coast 

AQMD’s Public Information Center at (909) 396-2001. Much of the information available through the Public 

Information Center is also available at South Coast AQMD’s webpage at: http://www.aqmd.gov. 

 

South Coast AQMD staff is available to work with the Lead Agency to ensure that project air quality impacts 

are accurately evaluated and any significant impacts are mitigated where feasible. If you have any questions 

regarding this letter, please contact me at lsun@aqmd.gov. 

 

Sincerely, 

Lijin Sun 
Lijin Sun, J.D.  

Program Supervisor, CEQA IGR 

Planning, Rule Development & Area Sources 
 

 
 

LS 

ORC191106-05 

Control Number 

http://www.aqmd.gov/home/permits
http://www.aqmd.gov/
mailto:lsun@aqmd.gov










From: Joyce Perry
To: Laura Stokes
Subject: Triador Residential Development Project
Date: Thursday, December 5, 2019 11:41:31 AM

Good Morning Laura, 

On behalf of the Juaneno Band of Mission Indians Acjachemen Nation-Belardes, we are
responding to your Public Notice/ Notice of Preparation of Draft Environmental Impact
Report.We concur with the recommendations regarding the potential significant impacts this
project will have on our Ancestral homeland. We want to continue to be kept informed on the
process of this project. We would ask that a treatment plan be prepared before any
development would occur. This treatment plan shall include the Conditions of Approval, how
grading and native/archaeo monitoring shall be preformed, and the procedures for how any
inadvertent discoveries shall be addressed. 

Húu'uni 'óomaqati yáamaqati.
Teach peace
Joyce Stanfield Perry
Payomkawichum Kaamalam - President
Juaneño Band of Mission Indians, Acjachemen Nation
Tribal Manager, Cultural Resource Director

mailto:kaamalam@gmail.com
mailto:LStokes@sanjuancapistrano.org
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Capistrano Acres Mutual Water Company 
1200 Quail Street, Suite 280 
Newport Beach, CA 92660 

949.387.2713 
 

December 9, 2019 
 
Laura Stokes 
City of San Juan Capistrano Planning Department 
32400 Paseo Adelanto 
San Juan Capistrano, CA 922675 
 
Re: Tirador Project 
 
Dear Ms. Stokes: 
 
Thank you so much for providing us timely notifications and meeting with us today on such short 
notice regarding the EIR for Watt’s Tirador project. Capistrano Acres Mutual Water Co. 
(“CAMWC”) has an extremely important and valuable ownership interest within the boundaries 
of this project due to our existing wellsite, easements, pipeline, and pipeline easements that connect 
to our network of easements and pipelines that covers over 400 acres of the City and provides a 
valuable and irreplaceable resource to the residents of the city. The water company has been in 
existence for over 50 years. 
 
To assemble and purchase easements for well sites, pipelines and reservoirs to furnish water for a 
service area the size of CAMWC today would cost tens of millions of dollars today, and require 
years of litigation, if it could be possible at all. Not only is the system valuable to CAMWC, but 
as local water resources are developed, these easements, located in accessible areas can be 
connected to other water systems, even the city’s current system and pipelines to enhance coverage 
and capacity, or access to gray water, fire water, or agricultural water that needs to be separated 
from drinking water.  
 
It was surprising that the original plan provided us two years ago had not been modified in light 
of CAMWC existing water pipeline and wells site easement and the pipeline easement reference 
were inaccurate and misleading, especially since we provided Watt and the city legal descriptions 
and plotted maps of the well site and pipeline easement that our engineer prepared after hearing 
that both Watt’s and the city’s title companies had not found the pipeline easement. 
Representatives of CAMWC meet over 4 times with Watt or their engineers to discuss the uses for 
that would be allowed for the 1 acre well easement area until the location of a new well site can 
be determined, and rerouting a 15 ft wide pipeline easement through the projects in a manner that 
would provide less impact on their development plan.   
 
In communications with Efrem at Watt after receiving the pipeline easements our engineer had 
generated, he stated he was turning over the situation to his title company, which would be liable 
if there were any serious mistakes in the title report. The city should also have alerted their title 
company as the liability to the city would be huge for such an oversite, which also should have 



been passed on to their title company. Through our dealings over the years with the city, there has 
usually been great care to assure that all easements are located and any issues be resolved prior to 
any approvals given. 
 
Our meeting today with you indicates the City had not received or kept any of the documents we 
presented to the city. The submitted plan by Watt and the EIR show that the easements held by 
CAMWC are not identified properly on the site plan and the improvements shown within the 
easement areas are infeasible given the rights of the easements and cannot be constructed as 
proposed. 
 
I’ve attached other items that we would like to go on record to have further investigation. Please 
keep us informed of the procedures, progress and outcomes affecting CAMWC, and feel free to 
work with our representative, who can provide timely response to questions or issues that may 
come up. Thank you. 
 
Sincerely,  
 
 
R. Stewart Honeyman, Jr.  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



CEQA Initial Study 
 

Notes and Comments to the Initial Study dated November, 2019,  
prepared by Robert S. Honeyman, Capistrano Acres Mutual Water Company 

 
 

 Reference to our well site is found on 2.2.3.  It is described as “privately 
owned, inactive well located on APN No. 666-131-13 and will remain inactive 
upon project implementation”.  No mention is made of the existing well site 
and separate existing pipeline easement that runs from the well head 
through the Project site.  The well infrastructure and equipment and water 
rights are in place for well operation.  The developer is well aware of the 
easements. 
 

 The easement across the property to well head does not contain a width.  
Engineers have advised we must maintain a 15’ easement width for truck and 
equipment access for repairs, as needed. 

 
 Some of the original pipeline has been inspected and was made with 

asbestos. 
 

 The study indicates the grading may go as deep as 20 feet.  Any grading 
would damage our existing pipeline.  No additional fill should be placed on 
top of the easement. 

 
 The well site easement covers approximately one acre.   

 
 The pipeline easement contains the ability to relocate and re-drill the well 

onto a portion of the residential site. Until well is re-drilled and relocated, 
no other uses should be allowed because re-drilling will require use of the 
entire well site. 

 
 4.9 Ground Water – significant construction will include use of heavy 

equipment, trucks, etc., and will impact underlying ground water.   
 

 Hydrology – significant water hydrology impact.  Open site currently allows 
water to penetrate the ground water table. 

 
 Question adequate storm water cleaning before going into creek to maintain 

water quality. 
 



 There are two industrial developments adjacent to the site; one of which was 
mentioned in the study, 24-Hour Fitness, the other being an industrial 
business park.  Industrial use seems most appropriate use of the site.   

 
 The 100-year flood risk from San Juan Creek should be further studied. 
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Capistrano Acres Mutual Water Company 
1200 Quail Street, Suite 280 
Newport Beach, CA 92660 

949.387.2713 
 

December 9, 2019 
 
Laura Stokes 
City of San Juan Capistrano Planning Department 
32400 Paseo Adelanto 
San Juan Capistrano, CA 92675 
 
Re: Tirador Project 
 
Dear Laura: 
 
Thank you so much for providing us timely notifications and meeting with us today on such short 
notice regarding the EIR for Watt’s Tirador project. Earlier today we sent you a letter with 
comments about Watt’s submitted plan and EIR and copies of the exhibits showing legal 
descriptions and plotting of the easements, and hopefully this expands other issues with the EIR.  
 
Responding to the information that you need at this time to go on record, CAMWC the submitted 
plan by Watt and the EIR show that the easements held by CAMWC are not identified properly 
on the site plan and the improvements shown within the easement areas are infeasible given the 
rights of the easements and cannot be constructed as proposed. 
 
Please keep us informed about the progress and status going forward with the EIR that may affect 
our property interests. Look forward to working with you. 
 
 
Sincerely,  
 
 
R. Stewart Honeyman, Jr.  
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Notes and Comments to the Initial Study dated November, 2019,  
prepared by Robert S. Honeyman, Capistrano Acres Mutual Water Company 

 
 

 Reference to our well site is found on 2.2.3.  It is described as “privately 
owned, inactive well located on APN No. 666-131-13 and will remain inactive 
upon project implementation”.  No mention is made of the existing well site 
and separate existing pipeline easement that runs from the well head 
through the Project site.  The well infrastructure and equipment and water 
rights are in place for well operation.  The developer is well aware of the 
easements. 
 

 The easement across the property to well head does not contain a width.  
Engineers have advised we must maintain a 15’ easement width for truck and 
equipment access for repairs, as needed. 

 
 Some of the original pipeline has been inspected and was made with 

asbestos. 
 

 The study indicates the grading may go as deep as 20 feet.  Any grading 
would damage our existing pipeline.  No additional fill should be placed on 
top of the easement. 

 
 The well site easement covers approximately one acre.   

 
 The pipeline easement contains the ability to relocate and re-drill the well 

onto a portion of the residential site. Until well is re-drilled and relocated, 
no other uses should be allowed because re-drilling will require use of the 
entire well site. 

 
 4.9 Ground Water – significant construction will include use of heavy 

equipment, trucks, etc., and will impact underlying ground water.   
 

 Hydrology – significant water hydrology impact.  Open site currently allows 
water to penetrate the ground water table. 

 
 Question adequate storm water cleaning before going into creek to maintain 

water quality. 
 



 There are two industrial developments adjacent to the site; one of which was 
mentioned in the study, 24-Hour Fitness, the other being an industrial 
business park.  Industrial use seems most appropriate use of the site.   

 
 The 100-year flood risk from San Juan Creek should be further studied. 
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