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1 INTRODUCTION 
 
1.1 SUMMARY OF CONCLUSIONS 

This document states the basis for the City of Mission Viejo’s determination that the City Lane 
Townhomes residential project proposed by South Coast Builders, Inc. falls within the scope of the 
previously-adopted Mitigated Negative Declaration (MND) of environmental impacts for General 
Plan Amendment GPA2007-26, Zone Change ZC2007-18  and Development Code Amendment 
DCA2007-10 (“Adopted MND”) and that no supplemental or subsequent MND may be required 
pursuant to section 21166 of the Public Resources Code. While the Modified Project differs from 
the project description in the Adopted MND, those differences would not result in any new or 
substantially more severe impacts than those that have already been analyzed. Further, no new or 
substantially more severe impacts would result from any changes in circumstances surrounding the 
proposed project (“Modified Project”), and there is no new information of substantial importance 
that was not known and could not have been known with the exercise of reasonable diligence at 
the time the Adopted MND was adopted that would affect the analysis of the potential significant 
effects or mitigation measures of the project analyzed in the Adopted MND. Therefore, as 
explained in greater detail below, no subsequent or supplemental MND is required because all 
potential effects of the Modified Project have been analyzed in the Adopted MND and this 
Addendum. 
 
1.2 PURPOSE AND SCOPE 
 
South Coast Builders, Inc. seeks City approval for a Planned Development Permit, Tentative Tract 
Map, and this CEQA Addendum to the previously Approved MND to construct the “Modified 
Project,” consisting of 60 residential units in ten buildings on approximately 2.86 acres in the City 
of Mission Viejo, Orange County, California. This property (“project site”) consists of open space 
with asphalt pavement areas that are used for parking for the adjacent commercial uses to the 
west of the project site. As of the writing of this Addendum, the City is processing an application for 
a proposed General Plan Amendment, zone change and subdivision, and other permits to allow 
demolition of 99,500 square feet of existing retail space and construction of a new 105 dwelling-
unit community called Mission Foothills.  
 
The Modified Project is consistent with the scope and type of development analyzed as part of the 
Adopted MND for the development of the site. The purpose of the Adopted MND was to analyze 
changes in land use of several parcels to accommodate additional housing to meet the requirements 
of the state housing element law, which requires cities identify adequate housing sites to meet the 
city’s future housing need as identified by the Southern California Association of Governments’ 
(SCAG) Regional Housing Needs Assessment (RHNA). The Adopted MND examined four sites within 
the city of Mission Viejo; the project site was identified as “Site A.” As described in the Adopted 
MND, the Approved Project changed the project site’s land use designation from Commercial 
Highway to Residential 30 (14.0- 30.0 dwelling units per acre); and the zoning was changed from 
CH (Commercial Highway) to RPD 30 (Residential Planned Development), which allows a maximum 
of 30 dwelling units per acre. The Adopted MND identified 82 units for Site A, assuming a 2.74-
acre project site, consistent with the maximum density allowed in the RPD 30 zone and determined 
that after the implementation of mitigation measures there would be no significant environmental 
impacts associated with the development. 
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On May 7, 2007, the Mission Viejo City Council adopted the adopted the proposed land use and 
zoning changes to the project site and the MND. The City subsequently filed a Notice of 
Determination and no lawsuit was filed challenging the City’s approval of the project or the 
environmental analysis. Therefore, pursuant to section 21167.2 of the Public Resources Code, the 
Adopted MND must be conclusively presumed to be valid with regard to its use for later activities 
unless any of the circumstances requiring supplemental review exist.  
 
The Adopted MND analyzed development of the project site for high density residential uses (up 
to 30 dwelling units per acre) in accordance with the proposed General Plan land use and zoning 
designation. In addition, the Adopted MND incorporated mitigation measures, as necessary, to 
reduce potential impacts to a less than significant level. 
 
As further described below, the Modified Project proposes high density residential uses (60 dwelling 
units) that would be consistent with the development envisioned by the Adopted MND (82 dwelling 
units). An environmental checklist has been prepared for the Modified Project. This environmental 
checklist provides the basis for an Addendum to the previously Adopted MND and serves as the 
environmental review of the proposed Modified Project, as required pursuant to the provisions of 
the California Environmental Quality Act (CEQA) and Public Resources Code Section 21000 et seq., 
the State CEQA Guidelines. This Addendum augments the analysis in the Adopted MND as provided 
in CEQA Guidelines Section 15164 and provides the basis for the City’s determination that no 
supplemental or subsequent MND is required to evaluate the project. Environmental analysis and 
mitigation measures from the Adopted MND have been incorporated into this Addendum and 
modified as necessary to address the site-specific conditions of the project. In cases where mitigation 
measures from the Adopted MND have been satisfied by studies prepared for Addendum, it is 
noted.  
 
Pursuant to the provisions of CEQA and the State CEQA Guidelines, the City of Mission Viejo is the 
Lead Agency, charged with the responsibility of deciding whether or not to approve the Modified 
Project. As part of the decision-making process, the City is required to review and consider the 
potential environmental effects that could result from construction and operation of the Modified 
Project. The analysis in this document discusses the adequacy of the Adopted MND related to the 
approval of the Modified Project.  
 
1.3 ENVIRONMENTAL PROCEDURES 
 
This Addendum has been prepared in accordance with the following: 

• California Environmental Quality Act (CEQA) of 1970 (Public Resources Code Sections 
21000 et seq.) and 

• California Code of Regulations, Title 14, Division 6, Chapter 3 (State CEQA Guidelines, 
Sections 15000 et seq.) 

 
Pursuant to CEQA and the State CEQA Guidelines, the City’s review of the proposed environmental 
checklist and Addendum will determine if approval of the discretionary actions requested and 
subsequent development could have a significant impact on the environment or cause a change in 
the conclusions of the Adopted MND, and disclose any change in circumstances or new information 
of substantial importance that would substantially change the conclusions of the Adopted MND. This 
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environmental checklist and Addendum will provide the City of Mission Viejo with information to 
document potential impacts of the Modified Project. 
 
Pursuant to Section 21166 of CEQA and Section 15162 of the State CEQA Guidelines, when an 
EIR has been certified or a negative declaration adopted for a project, no subsequent MND shall 
be prepared for the project unless the lead agency determines, on the basis of substantial evidence, 
that one or more of the following conditions are met: 

1) Substantial changes are proposed in the project which will require major revisions of the 
previous MND due to the involvement of new significant environmental effects or a 
substantial increase in the severity of previously identified significant effects; 

2) Substantial changes occur with respect to the circumstances under which the project is 
undertaken which will require major revisions of the previous MND due to the involvement 
of new significant environmental effects or a substantial increase in the severity of previously 
identified significant effects; or 

3) New information of substantial importance, which was not known and could not have been 
known with the exercise of reasonable diligence at the time the previous MND was adopted 
as complete, shows any of the following: 

a) The project will have one or more significant effects not discussed in the previous MND 
or negative declaration. 

b) Significant effects previously examined will be substantially more severe than identified 
in the previous MND. 

c) Mitigation measures or alternatives previously found not to be feasible would in fact be 
feasible, and would substantially reduce one or more significant effects of the project, 
but the project proponent declines to adopt the mitigation measures or alternatives. 

d) Mitigation measures or alternatives that are considerably different from those analyzed 
in the previous MND would substantially reduce one or more significant effects on the 
environment, but the project proponent declines to adopt the mitigation measures or 
alternatives.  

Section 15164 of the State CEQA Guidelines states that an Addendum to an MND may be 
prepared by an agency “if some changes or additions are necessary, but none of the conditions 
described in Section 15162 calling for preparation of a subsequent [CEQA document] have 
occurred.” An agency may prepare an addendum to document its decision that a subsequent CEQA 
document is not required. (CEQA Guidelines Section 15164, subdivisions (a) and (e) and Section 
15162, subdivision (a)). 
 
Based on the analysis in this Addendum, the City of Mission Viejo determined that the potential 
impacts of the project were previously analyzed in or are substantially similar to the impacts 
analyzed in the prior MND prepared for the project and that none of the conditions identified in 
Public Resources Code Section 21166 or Section 15162 of the CEQA Guidelines apply. The City 
of Mission Viejo determined that they would prepare this Addendum to: (1) evaluate whether the 
project’s environmental impacts were already analyzed in the prior Negative Declaration; (2) 
document the City’s findings with respect to the project and its environmental determinations; and, 
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(3) evaluate and document that a new, supplemental or subsequent EIR, Negative Declaration (ND), 
or Mitigated Negative Declaration (MND) or other CEQA document was not warranted. 
 
This Addendum is the appropriate CEQA documentation for the project because: 

• The project would not lead to increased environmental impacts beyond those that are 
already identified in the MND; 

• The project does not modify previously-analyzed impacts or findings in any substantive 
way; 

• No new mitigation measures are required; 
• None of the conditions identified in Public Resources Code Section 21166 or Section 15162 

of the CEQA Guidelines apply; and 
• No new significant adverse project-specific or cumulative impacts in any environmental 

areas were identified, now would any project-specific or cumulative impacts in any 
environmental areas be made worse as a result of implementing the project. 

 
None of the conditions described in Section 15162 of the State CEQA Guidelines have occurred. 
Specifically, there have not been: (1) changes to the project that require major revisions to the prior 
MND due to the involvement of new significant environmental effects or a substantial increase in 
the severity of previously identified effects; (2) substantial changes with respect to the circumstances 
under which the project is undertaken that require major revisions to the previous MND due to the 
involvement of new significant environmental effects or a substantial increase in the severity of 
previously identified effects; or (3) the availability of new information of substantial important 
relating to significant effect or mitigation measures or alternatives that was not known and could 
not have been known when the MND was adopted and complete, and their applicability to the 
Modified Project. This Addendum relies on use of the attached Environmental Analysis, which 
addresses environmental checklist issues on a section-by-section basis. 
 
1.4 PREVIOUS ENVIRONMENTAL DOCUMENTATION 
 
As explained in Section 1.2 above, the City Council of the City of Mission Viejo adopted an MND 
for changes to land uses and zoning of several parcel to provide lands to meet future housing needs 
in the City, as determined by the SCAG RHNA, and adopted mitigation measures for those 
environmental effects associated with implementation of the residential project. The City’s approval 
of the Adopted MND included adoption of Findings approving the Adopted MND. The Modified 
Project will implement applicable mitigation measures included in the Adopted MND. 
 
The Addendum incorporates by reference all or portions of the Adopted MND and the technical 
documents that relate to the proposed Modified Project or provide additional information 
concerning the environmental setting of the Modified Project. The information disclosed in this 
Addendum is based on the following technical studies and/or planning documents: 
 

• City of Mission Viejo General Plan 
• City of Mission Viejo Zoning Ordinance 
• City of Mission Viejo Noise Ordinance 
• Adopted MND for General Plan Amendment GPA2007-26, Zone Change ZC2007-18 and 

Development Code Amendment DCA2007-10 and certifying resolutions and findings 
• Technical studies, listed in Section 7, Appendices. 
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The documents are available for review at the City of Mission Viejo Community Development 
Department, located at 200 Civic Center, Mission Viejo, CA 92691.  

2 ENVIRONMENTAL SETTING  
 
2.1 PROJECT LOCATION AND SURROUNDING LAND USES 
 
The project site encompasses approximately 2.86 acres and is located at 28715 Los Alisos 
Boulevard in Mission Viejo, Orange County. The site is identified as Assessor’s Parcel Number (APN) 
839-161-16. The site is bounded by Los Alisos Boulevard to the south, the Ayres Suites Hotel to the 
east, the Foothill Transportation Corridor (SR-241) toll road to the north and a retail shopping 
center to the west (the Mission Foothill Marketplace). The City is processing an application for a 
proposed General Plan Amendment, zone change and subdivision, and other permits demolish 
99,500 square feet of existing retail space and construct a new 105 dwelling-unit community called 
Mission Foothills.  
 
Regional access to the project site is provided by the SR-241/Los Alisos Boulevard interchange. 
Regional location and local vicinity maps are provided in Figure 1, Regional Location Map, and 
Figure 2, Local Area Map, respectively. 
 
2.2 EXISTING LAND USES 

The 2.86-acre project site has a General Plan land use designation of Residential 30 (14.0 - 30.0 
dwelling units per acre) and a zoning designation of RPD 30 (Residential Planned Development) 
zone. The project site is partially vacant and undeveloped and partially used for overflow parking 
for the adjacent commercial center. The site contains both paved/asphalt surfaces and unpaved 
pervious area. 
 
The project site is graded, flat, and the same elevation as the adjacent Mission Foothill Marketplace 
shopping center; ground elevations to the west, north, and south are higher than the project site. 
The slopes to the north, adjacent to the SR-241 toll road, and to the east adjacent to the hotel are 
approximately 50 feet high. In addition, single-family residential uses to the south, across Los Alisos 
Boulevard from the site, are developed at a higher elevation from the project site and are bounded 
by a 6-foot masonry wall and landscaping. 
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Figure 1 Regional Location Map 
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Figure 2 Local Area Map  
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Figure 3 Aerial of Project Site  
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3 MODIFIED PROJECT DESCRIPTION 
 
3.1 RESIDENTIAL DEVELOPMENT 
The Modified Project would construct 60 attached condominium units in 10 separate buildings, with 
5 to 7 units per building. The buildings would be distributed throughout the site in a manner that 
maximizes setbacks between buildings and allows the creation of community amenities. The 
buildings would be three stories and less than 45 feet in height. Nine affordable units are proposed, 
which equates to 15 percent of the units. The affordable units would be provided at the low- and 
very-low income levels; however, the final income level of affordable units will ultimately be 
determined by the City through the project review and approval process. 
 
The residential units would have 2 – 3 bedrooms and 1.75 – 3.25 bathrooms, with units ranging in 
size between 1,500 SF and 1,800 SF. The residences would have attached private enclosed patios 
and direct-access two-car garages in either a side-by-side or tandem configuration. A site plan is 
provided in Figure 4, Site Plan and building elevations are depicted in Figure 5, Conceptual 
Elevations. 
 
3.2 CIRCULATION & PARKING 
Access to the site would be via existing entry points to the Mission Foothill Marketplace. The 
Modified Project contains two access drives from the shopping center. Within the site, 26-foot-wide 
drive aisles would provide general circulation through the project site and 24-foot-wide drives 
would provide access to garages, visitor parking, and community amenities.  
 
The Modified Project would provide parking as required by California Government Code Section 
65915(p)(1), and City Municipal Code Section 9.10.020.g.(i) which allows for a reduced parking 
requirement for projects that provide affordable housing units.  Per the code, 2- and 3- bedroom 
units would be required to provide two onsite parking spaces.  The Modified Project proposes 40 
2-bedroom units and 20 3-bedroom units and would therefore be required to provide 120 parking 
spaces.  The Modified Project would provide two covered parking spaces per unit, plus 18 guest 
parking spaces, resulting in 18 more spaces than required.  Eight of the guest spaces would be on-
site and the remaining 10 spaces would be off-site through a reciprocal parking agreement. The 
10 off-site reciprocal parking spaces will be immediately adjacent to the site in the adjoining 
parking lot for the commercial center in the current configuration or to the southwest in the proposed 
parking configuration should the Mission Foothills project be approved and constructed. The 10 
reciprocal spaces would be governed by the recorded reciprocal easement between the City Lane 
Townhomes developer and the Mission Foothills owner.  The spaces would be for the shared use of 
guests of the Modified Project and customers and employees of the shopping center.  However, the 
future guests would be permitted to park for any continuous length of time, not to exceed 24 hours. 
 
3.3 OPEN SPACE & AMENITIES 
The Modified Project provides a total of approximately 30,000 SF of amenities and 14,375 SF of 
open space that includes one park, one paseo, and three courtyard areas that would provide 
barbeques, picnic benches, shade coverings, and other seating areas. In addition, a walking trail 
would be included that would connect to Los Alisos Boulevard, as shown in Figure 6, Landscape Plan.  
 
In addition, each residential unit would have 80 square feet of private outdoor living space as 
patios or balconies. 
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3.4 OTHER FEATURES 
Landscaping  
The Modified Project includes landscaping over 15 percent of the site. A variety of trees, shrubs, 
vines, and grass would be located along access drives and along paseos and walkways. Larger 
clusters of plantings would be located in the park and courtyard locations. All plantings would 
comply with drought-friendly planting and irrigation regulations. See Figure 6, Landscape Plan. 
 
Stormwater Management  
The Modified Project would include removal of the existing onsite drainage facilities that include 
catch basins, and 12-inch and 18-inch drain lines; and would construct new drainage facilities that 
would consist of storm drain mains, laterals, catch basins, media filters, and an underground 
drainage storage system consisting of corrugated metal pipes would be used to store runoff and 
delay discharge. 
 
Runoff from the Modified Project would be captured by a system of catch basins that would connect 
to a storm drain system that would outlet into two underground storage facilities that would be 
located near the intersection of Mission Foothill Marketplace and Los Alisos Boulevard. The 
underground storage facilities would connect to filtration units to treat pollutants. After filtration, 
the runoff would slowly discharge into an existing storm drain located in the Mission Foothill 
Marketplace right-of-way.  
 
Walls and Fences 
The site would be bounded on two sides by retaining walls faced with stucco. A retaining wall would 
be located the northern boundary of the project site and would be 3- to 6-feet high; and a 5-foot 
retaining wall would be located on the eastern boundary of the site. See Figure 4, Site Plan.  
 
3.5 CONSTRUCTION 

The construction process would have three major phases: site clearing and grading, construction, 
and paving. Construction would take approximately 12 months, assuming the following phases and 
processes. The Modified Project would be graded using equipment such as excavators, graders, 
dozers, and loaders/backhoes. The grading process would take approximately 6 days, after which 
construction would commence. Construction would be completed within about 11 months and would 
utilize a crane, forklifts, loaders/backhoes, welders, and a generator. The final step of paving and 
installation of landscaping and ancillary facilities (e.g., community amenities) would follow the 
completion of construction, and be completed in about 10 days, and would utilize a paver, rollers, 
loaders/backhoes, and paving equipment. 
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Figure 5 Conceptual Elevations 
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3.6 DISCRETIONARY APPROVALS 
 
This Addendum is intended to serve as the primary environmental document for all actions 
associated with the Modified Project, including all discretionary approvals requested or required 
to implement the Modified Project. In addition, this is the primary reference document in the 
formulation and implementation of a mitigation monitoring program for the Modified Project.  
 
The City of Mission Viejo and the following responsible agencies are expected to use the information 
contained in this Addendum for consideration of approvals related to and involved in the 
implementation of the Modified Project. 
 
Following are the primary discretionary actions that will be considered by the Mission Viejo Planning 
Commission: 

• Adoption of the Addendum to the Approved MND 
• Approval of the Tentative Tract Map 
• Approval Planned Development Permit  

 
In addition to the primary discretionary actions listed above, subsequent approvals by the City of 
Mission Viejo may include: 

• Final Map 
• Grading permit 
• Building permit 
• Occupancy permit 

 
3.7 EXISTING PLANS, PROGRAMS, OR POLICIES 
 
The following Existing Plans, Programs, or Policies (PPPs) are required to be incorporated into the 
Modified Project. Because these PPPs would avoid and/or minimize impacts, they would be included 
in the Modified Project’s mitigation monitoring and reporting program: 
 
Air Quality 

PPP AQ-1: Fugitive Dust 
The project will comply with South Coast Air Quality Management District (SCAQMD) Rule 403, 
Fugitive Dust. The project developer will require construction contractors and subcontractors to 
employ the following enhanced dust control measures during construction to minimize particulate 
matter (PM-10 and PM-2.5) emissions: 

1. Suspend the use of all construction equipment during first-stage smog alerts. 
2. Apply soil stabilizers such as hay bales or aggregate cover to or moisten inactive areas. 
3. Prepare a high wind dust control plan and implement plan elements and terminate soil 

disturbance when winds exceed 25 mph. 
4. Stabilize previously disturbed areas if subsequent construction is delayed. 
5. Water exposed surfaces as needed to avoid visible dust leaving the construction site 

(typically 2-3 times/day) and haul roads 3 times/day. 
6. Cover all stockpiles with tarps at the end of each day or as needed. 
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7. Provide water spray during loading and unloading of earthen materials. 
8. Minimize in-out traffic from construction zone. 
9. Replace ground cover in disturbed areas quickly. 
10. Reduce speeds on unpaved roads to less than 15 mph. 
11. Trenches shall be left exposed for as short a time as possible. 
12. Identify proper compaction for backfilled soils in construction specifications. 
13. Cover all trucks hauling dirt, sand, or loose material and require all trucks to maintain at 

least two feet of freeboard. 
14. Sweep streets daily if visible soil material is carried out from the construction site.  

 
PPP AQ-2: Volatile Organic Compounds 
The Modified Project will comply with South Coast Air Quality Management District (SCAQMD) Rule 
1108, Volatile Organic Compounds. The project developer will require construction contractors and 
subcontractors to comply with SCAQMD Rule 1108, which governs the sale, use, and manufacturing 
of asphalt and limits the volatile organic compound (VOC) content in asphalt used.  
 
PPP AQ-3: Architectural Coatings 
The project will comply with South Coast Air Quality Management District (SCAQMD) Rule 1113, 
Architectural Coatings. The project developer will require construction contractors and 
subcontractors to comply with SCAQMD Rule 1113, which limits the VOC content in architectural 
coatings. 
 
PPP AQ-4: Paint Thinners and Solvents 
The project will comply with South Coast Air Quality Management District (SCAQMD) Rule 1143, 
Paint Thinners and Solvents. The project developer will require construction contractors and 
subcontractors to comply with the VOC content of paint thinners and solvents regulated by SCAQMD 
Rule 1143. 
 
PPP AQ–5: Nuisance 
The project will comply with South Coast Air Quality Management District (SCAQMD) Rule 402, 
Nuisance. The project developer will require construction contractors and subcontractors to comply 
with SCAQMD Rule 402 which prohibits the discharge  of   air  contaminants  or  other  material  
which  cause  injury,  detriment,  nuisance,  or  annoyance  to any  considerable  number  of  persons  
or  to  the  public,  or  which  endanger  the  comfort, repose,  health  or  safety  of  any  such  
persons  or  the  public. 
 
Biological Resources 

PPP B-1 Migratory Bird Treaty Act  
Prior to approval of grading plans, the Community Development Department shall verify that the 
following note is included on the contractor specifications to ensure compliance with the Migratory 
Bird Treaty Act (MBTA):  

“To avoid impacts on nesting birds, vegetation on the project site should be cleared 
between September 1 and February 28. If vegetation clearing occurs inside the 
peak nesting season (between March 1 and August 31), a pre-construction survey 
(or possibly multiple surveys) shall be conducted by a qualified Biologist to identify 
if there are any active nesting locations. If the Biologist does not find any active 
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nests within the impact area, then vegetation clearing/construction work will be 
allowed. If the Biologist finds an active nest within the construction area and 
determines that the nest may be impacted by construction activities, the Biologist 
will delineate an appropriate buffer zone around the nest depending on the 
species and the type of construction activity. Construction activities would be 
prohibited in the buffer zone until a qualified Biologist determines that the nest 
has been abandoned.” 

 
Geology and Soils 

PPP AQ-1: Fugitive Dust 
(See text above) 
 
PPP GEO-1: Geotechnical  
All grading operations and construction shall be conducted in conformance with the 
recommendations included in the soil engineering reports that are required by Municipal Code Title 
8, Buildings and Construction. Grading plan review shall also be conducted by the City of Mission 
Viejo City Engineer, or designee, prior to the start of grading to verify that requirements developed 
during the engineering design evaluation have been appropriately incorporated into the project 
plans. Design, grading, and construction shall be performed in accordance with the requirements of 
the City’s Municipal Code and the California Building Code (CBC) applicable at the time of grading, 
as well as the recommendations of the project civil engineering consultant as summarized in a final 
report subject to review by the City Engineer, or designee, prior to the start of grading activities. 
 
PPP GEO-2: Stormwater Pollution/Erosion Control 
The project proponent shall prepare a Stormwater Pollution Prevention Plan (SWPPP) and Low 
Impact Development (LID) Plan conforming to the current National Pollutant Discharge Elimination 
System (NPDES) requirements, prepared by a Licensed Civil Engineer or Environmental Engineer, 
which shall be submitted to the Community Development Department for review and approval. 

• The SWPPP shall be prepared and updated as needed during the course of construction to 
satisfy the requirements of each phase of development. 

• The plan shall incorporate all necessary Best Management Practices (BMPs) and other City 
requirements to eliminate polluted runoff until all construction work for the project is 
completed. The SWPPP shall include treatment and disposal of all dewatering operation 
flows and for nuisance flows during construction. 

• A LID Plan shall be maintained and updated as needed to satisfy the requirements of the 
adopted NPDES program. The plan shall ensure that the existing water quality measures 
for all improved phases of the project are adhered to. 

• Location of the BMPs shall not be within the public right-of-way. 
 
Hydrology and Water Quality 

PPP GEO-2: Stormwater Pollution/Erosion Control 
(See text above) 
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Noise 

PPP N-1: Construction Hours  
Construction activities shall comply with Section 9.22.035 of the Mission Viejo Municipal Code, which 
states that construction noise is exempt from the noise code provisions as long as construction does 
not occur between the hours of 8:00 p.m. and 7:00 a.m. on weekdays, including Saturday, or at 
any time on Sunday or a federal holiday. 
 
PPP N-2: Ventilation. 
The project shall demonstrate compliance with ventilation standards required by the California 
Building Code with windows closed. Mechanical ventilation, such as an air-conditioning system, shall 
be required as part of the project design for all on-site buildings/units. 
 
PPP N-3: Final Acoustical Report 
Prior to the issuance of any certificates of occupancy, the Project Applicant/Developer shall submit 
a Final Acoustical Report demonstrates that all units with exterior façades, including all bedrooms 
and living rooms, comply with the City’s interior noise standard (45 dBA Community Noise Equivalent 
Level [CNEL]).  
 
Public Services 

PPP PS-1: Fire Service Development Impact Fees 
The Modified Project will be required to enter into a Secured Fire Protection Agreement with the 
Orange County Fire Authority that will specify the developer’s pro rata fair share funding of 
improvements necessary to continue providing adequate fire protection services to the project 
vicinity.  
 
PPP PS-2: Schools Development Impact Fees 
The Modified Project will be required to pay applicable development fees levied by the 
Saddleback Valley Unified School District pursuant to the School Facilities Act (Senate Bill [SB] 50, 
Stats. 1998, c.407) to offset these impacts on school facilities resulting from new development. 
 
Recreation 

PPP R-1: Park Impact Fees 
As a Condition of Approval, the applicant for the Modified Project will be required to provide 
parkland and/or pay applicable parkland fees pursuant to Municipal Code Chapter 9.85 Local 
Park Code to continue providing adequate park and recreation facilities and to offset the impacts 
on park and recreation facilities resulting from new development. 
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4 ENVIRONMENTAL CHECKLIST 
 
4.1 BACKGROUND 
 

Project Title: City Lane Townhomes  
Lead agency name and address: City of Mission Viejo 

200 Civic Center 
Mission Viejo, CA 92691 

Contact person and phone number: Tim Martin, Senior Planner 
Phone: 949-470-3025 
Email: tmartin@cityofmissionviejo.org 

Project Location: 28715 Los Alisos Boulevard 
Mission Viejo, CA 92692 

Project sponsor’s name and address: Brent Little 
South Coast Builders, Inc.  
14252 Culver Dr. Suite A-286 
Irvine, CA 92604 

General plan description: Residential 30 (14.0-30.0 dwelling units 
per acre) 

Zoning: RPD 30 (Residential Planned Development) 
Description of project: (Describe the whole 
action involved, including but not limited to 
later phases of the project, and any 
secondary, support, or off-site features 
necessary for its implementation.) 

See Section 3, Project Description. 

Surrounding land uses and setting; briefly 
describe the project’s surroundings: 

The project site is bound by Los Alisos 
Boulevard to the south, the Mission Foothill 
Marketplace retail shopping center to the 
east, the Ayres Suites Hotel to the west, and 
SR-241 to the north. 

Other public agencies whose approval is 
required (e.g. permits, financial approval, 
or participation agreements): 

None.  
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4.2 ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED 
The subject areas checked were determined to be new significant environmental effects or to be 
previously identified effects that have a substantial increase in severity either due to a change in 
project, change in circumstances or new information of substantial importance, as indicated by the 
checklist and discussion on the following pages.  
 
 Aesthetics  Agricultural Resources  Air Quality 
 Biological Resources  Cultural Resources  Geology/Soils 
 Greenhouse Gas Emissions  Hazards and Hazardous 

Materials 
 Hydrology/Water 

Quality 
 Land Use/Planning  Mineral Resources  Noise 
 Population/Housing  Public Services  Recreation 
 Transportation/Traffic  Utilities/Service Systems  Mandatory Findings of 

Significance 
 
4.3 DETERMINATION  
 
On the basis of this initial evaluation: 
 

 No substantial changes are proposed in the project and there are no substantial changes in 
the circumstances under which the project will be undertaken that will require major revisions 
to the previous approved ND or MND or certified EIR due to the involvement of new 
significant environmental effects or a substantial increase in the severity of previously 
identified significant effects. Also, there is no "new information of substantial importance" 
as that term is used in CEQA Guidelines Section 15162(a)(3). Therefore, the previously 
adopted ND or MND or previously certified EIR adequately discusses the potential impacts 
of the project without modification. 
 

X 

No substantial changes are proposed in the project and there are no substantial changes in 
the circumstances under which the project will be undertaken that will require major revisions 
to the previous approved ND or MND or certified EIR due to the involvement of new 
significant environmental effects or a substantial increase in the severity of previously 
identified significant effects. Also, there is no "new information of substantial importance" 
as that term is used in CEQA Guidelines Section 15162(a)(3). Therefore, the previously 
adopted ND, MND or previously certified EIR adequately discusses the potential impacts 
of the project; however, minor changes require the preparation of an ADDENDUM. 
 

 Substantial changes are proposed in the project or there are substantial changes in the 
circumstances under which the project will be undertaken that will require major revisions to 
the previous ND, MND or MND due to the involvement of significant new environmental 
effects or a substantial increase in the severity of previously identified significant effects. 
Or, there is "new information of substantial importance," as that term is used in CEQA 
Guidelines Section 15162(a)(3). However, all new potentially significant environmental 
effects or substantial increases in the severity of previously identified significant effects are 
clearly reduced to below a level of significance through the incorporation of mitigation 
measures agreed to by the project applicant. Therefore, a SUBSEQUENT MND is required. 
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 Substantial changes are proposed in the project or there are substantial changes in the 
circumstances under which the project will be undertaken that will require major revisions to 
the previous environmental document due to the involvement of significant new 
environmental effects or a substantial increase in the severity of previously identified 
significant effects. Or, there is "new information of substantial importance," as that term is 
used in CEQA Guidelines Section 15162(a)(3). However, only minor changes or additions 
or changes would be necessary to make the previous MND adequate for the project in the 
changed situation. Therefore, a SUPPLEMENTAL MND is required. 
 

 Substantial changes are proposed in the project or there are substantial changes in the 
circumstances under which the project will be undertaken that will require major revisions to 
the previous environmental document due to the involvement of significant new 
environmental effects or a substantial increase in the severity of previously identified 
significant effects. Or, there is "new information of substantial importance," as that term is 
used in CEQA Guidelines Section 15162(a)(3) such as one or more significant effects not 
discussed in the previous MND. Therefore, a SUBSEQUENT MND is required. 
 

 
 
______________________________________________________________________________ 
Signature        Date 
 
______________________________________________________________________________ 
Printed Name and Title        
 
4.4 EVALUATION OF ENVIRONMENTAL IMPACTS 
This section is intended to provide evidence to substantiate the conclusions set forth in the 
Environmental Checklist. This section briefly summarizes conclusions in the Adopted MND, and 
discusses the consistency of the City Lane Townhomes Modified Project with the findings contained 
in the Adopted MND. Mitigation measures referenced are from the Mitigated Monitoring Program 
adopted as part of the Adopted MND. 
 
In Section 4 and 5, the Environmental Checklist identifies the environmental effects of the Modified 
Project in comparison with the development contemplated in the Adopted MND that was adopted 
in 2008. This comparative analysis has been undertaken, pursuant to the provisions of the CEQA, 
to provide the factual basis for determining whether any changes in the project, any changes in the 
circumstances, or any new information requires additional environmental review or preparation of 
a subsequent or supplemental MND. Some changes and additions to the Adopted MND are 
required for the Modified Project, but such changes and additions do not involve new significant 
environmental impacts, a substantial increase in severity of significant impacts previously identified, 
substantial changes to the circumstances under which the Modified Project is undertaken involving 
such new impacts or such a substantial increase in the severity of significant impacts, or new 
information of substantial importance as meant by CEQA Guidelines Section 15162. As such this 
Addendum is the appropriate means to document these textual changes. The basis for the findings 
listed in the Environmental Checklist are explained in Section 5, Environmental Analysis. 
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4.5 TERMINOLOGY USED IN THE CHECKLIST 
For each question listed in the Environmental Checklist, a determination of the level of significance 
of the impact is provided. Impacts are categorized in the following categories: 

Substantial Change in Project or Circumstances Resulting in New Significant Effects. A 
Subsequent MND is required when 1) substantial project changes are proposed or substantial 
changes to the circumstances under which the project is undertaken, and 2) those changes result in 
new significant environmental effects or a substantial increase in the severity of previously identified 
significant effects, and 3) project changes require major revisions of the MND.1 

New Information Showing Greater Significant Effects than Previous MND. A Subsequent MND 
is required if new information of substantial importance, which was not known and could not have 
been known with the exercise of reasonable diligence at the time the MND was adopted, shows 1) 
the project will have one or more significant effects not discussed in the MND; or 2) significant 
effects previously examined will be substantially more severe than shown in the MND.2 

New Information Identifying New Mitigation or Alternative to Reduce Significant Effect is 
Declined. A Subsequent MND is required if new information of substantial importance, which was 
not known and could not have been known with the exercise of reasonable diligence at the time the 
MND was adopted shows 1) mitigation measures or alternatives previously found not to be feasible 
would in fact be feasible (or new mitigation measures or alternatives are considerably different) 
and would substantially reduce one or more significant effects of the project, but the project 
proponents decline to adopt the mitigation measure or alternative.3  

With regard to the foregoing three categories, a Supplement to an MND can be prepared if the 
criterion for a Subsequent MND is met, and only minor additions or changes would be necessary to 
make the MND adequately apply to the Modified Project.4 

Minor Technical Changes or Additions. An Addendum to the MND is required if only minor 
technical changes or additions are necessary and none of the criteria for a subsequent MND is met.5 

No New Impact/No Impact. A designation of no impact is given when the Modified Project would 
have no changes in the environment as compared to the original project analyzed in the MND. 

  

 
1 CEQA Guidelines. California Code of Regulations (CCR), Title 14, Division 6, Chapter 3, § 15162, as amended. 
2 CEQA Guidelines. § 15162. 
3 CEQA Guidelines. § 15162. 
4 CEQA Guidelines. § 15163. 
5 CEQA Guidelines. § 15164. 
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5 ENVIRONMENTAL ANALYSIS 
This section provides evidence to substantiate the conclusions in the environmental checklist. The 
section will briefly summarize the conclusions of the Adopted MND, and then discuss whether or not 
the Modified Project is consistent with the findings contained in the Adopted MND, or if further 
analysis is required in a subsequent MND. Mitigation measures reference herein are from the 
Adopted MND. 
 
5.1 AESTHETICS Subsequent or Supplemental MND Addendum to MND 

Would the project: Substantial 
Change in 
Project or 

Circumstances 
Resulting in 

New 
Significant 

Effects 

New 
Information 

Showing 
Greater 

Significant 
Effects than 

Previous 
MND 

New 
Information 
Identifying 

New 
Mitigation 

or 
Alternative 
to Reduce 
Significant 
Effect is 
Declined 

Minor 
Technical 
Changes 

or 
Additions 

No 
New 

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) Substantially degrade the existing visual character or quality 
of the site and its surroundings?  

     

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

     

 

a) Have a substantial adverse effect on a scenic vista?  
 
Summary of Impacts Identified in the Adopted MND  
 
The Adopted MND stated that the project site is located within developed urbanized area of the 
City. The Adopted MND concluded that development of the project site for residential use would 
not negatively impact a scenic vista. Since no adverse effects to scenic views in the area were 
anticipated, there were no impacts.   
 
Impacts Associated with the Modified Project  
 
No New Impact. The project site is located within a developed area of the City and the Mission 
Viejo General Plan does not identify any designated scenic highways or vistas in the project area. 
Views in the project area consist of developed areas that include highways, arterial roadways, 
retail commercial, hotel, and high-density residential development. However, long-range backdrop 
views of the Santa Ana mountains to the north exist above and in between the existing urban 
structures. In addition, landscaping is provided throughout the project vicinity, around buildings, 
throughout parking areas, and along streets. 
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The project site is flat and level with the retail stores within the Mission Foothill Marketplace 
shopping center. The adjacent to areas to the east and north are higher in elevation. This includes 
the three-story Ayres Suites Hotel to the west, and the SR-241 right-of-way to the north. Residential 
areas to the south of Los Alisos Boulevard are also higher in elevation than the site; visibility from 
these units is also limited by masonry walls. The residential units closest to the site of the Modified 
Project are single-story; for these homes, the existing masonry walls block virtually all view of the 
project site. 
 
The Modified Project would develop with 10 three-story buildings containing 60 townhomes with a 
maximum height of 45 feet. Due to the lower elevation of the project site, the existing long-range 
background views of the Santa Ana mountains that can be seen above and around the developed 
structures within the urban area would continue to be visible from public locations in the project 
vicinity. Therefore, the Modified Project would not impact on a scenic vista, which is consistent with 
the Adopted MND.  
 
b) Substantially damage scenic resources, including, trees, rock outcroppings, and historic 

buildings within a state scenic highway?  
 
Summary of Impacts Identified in the Adopted MND  
 
The Adopted MND stated that there are no state scenic highways in the vicinity of the project site, 
and that no local streets have been designated as an unofficial scenic highway. The Adopted MND 
stated that development of the project site with residential uses would not have a significant impact 
to any scenic resources such as trees, rock outcroppings, or historic buildings within a state scenic 
highway, since none exist. 
 
Impacts Associated with the Modified Project  

No New Impact. There continue to be no designated or eligible state scenic highways located near 
the project site according to California Department of Transportation (Caltrans) Scenic Highway 
Program.. The only locally designated scenic route in Mission Viejo is Oso Parkway, located 
approximately 4.5 miles south of the project site. Due to the distance and topography, the project 
site is not visible from Oso Parkway. As with the Adopted MND, there would be no impacts to scenic 
and historic resources within a state scenic highway; therefore, there is no new impact. . 

c) Substantially degrade the existing visual character or quality of the site and its 
surroundings?  

 
Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that the project would not substantially impact the visual character or 
quality of the site and its surroundings. The Adopted MND stated that the visual character of the 
project site would be altered with residential development pursuant to the land use and zoning 
designations, but that the development would not be considered a degradation of the existing 
visual character. The Adopted MND concluded that there would be no impacts. 
 
Impacts Associated with the Modified Project  

No New Impact. The site is partially undeveloped vacant space and partially used for parking. 
The site is located between commercial retail and hotel land uses. The project site has a City of 
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Mission Viejo General Plan designation of Residential 30, which allows up to 30 dwelling unit per 
acre. The site is visible from the adjacent hotel, retail shopping center, Los Alisos Boulevard and the 
SR-241; in addition, the site may be visible from some of the single-family residences that are on 
the south side of Los Alisos Boulevard.  

Once complete, the Modified Project would not degrade the existing character of the site and its 
surroundings because the Modified Project would replace the existing parking lot and undeveloped 
vacant space with a new residential community with a color palette and substantial landscaping 
that would integrate with the existing multi-family residential community to the east of the Mission 
Foothill Marketplace shopping center, and the residences to the south of Los Alisos Boulevard. It will 
also integrate with the proposed 105-unit residential development being proposed west and 
adjacent to the project site, which would be similar in height to the existing commercial building that 
it would replace. (LSA 2019) Overall, the Modified Project would provide infill residential uses that 
would be consistent with the various existing and proposed residential uses in the project vicinity. 
The proposed residential uses would not degrade the existing visual character or quality of the site 
and its surroundings. The proposed design renderings of the buildings are shown in Figure 8, 
Conceptual Elevations, and the proposed landscaping is shown in Figure 7, Landscaping Plan. 
Therefore, as compared with the Adopted MND, no new impacts would occur with implementation 
of the Modified Project and impacts would remain less than significant. 

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

 
Summary of Impacts Identified in the Adopted MND  
 
The Adopted MND stated that the project site is located within an existing developed shopping 
center, and all development would be required to comply with the City's development standards 
governing light or glare. Therefore, Adopted MND concluded that substantial light and/or glare 
impacts would not occur as a result of the Modified Project. 
 
Impacts Associated with the Modified Project  

No New Impact. Spill light occurs when lighting fixtures 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. Sensitive 
uses, such as the residential uses to the south of Los Alisos Boulevard could be impacted by the light 
from development within the boundaries of the project site. 

Glare is the result of improperly aimed or blocked lighting sources that are visible against a dark 
background such as the night sky. Glare may also refer to the sensation experienced looking into 
an excessively bright light source that causes a reduction in the ability to see or causes discomfort. 
Glare generally does not result in illumination of offsite locations but results in a visible source of 
light viewable from a distance. Glare could occur from building materials of the new structures, 
including glass, concrete, stucco, wood, and other materials.  

The project site is partially used for parking, and existing security lighting exists on the project site 
and in the adjacent retail shopping center. In addition, street lighting is provided along Los Alisos 
Boulevard. Construction activities would occur during daylight hours. Any construction-related 
illumination during evening and nighttime hours would consist of the minimum lighting, similar to the 
existing security lighting in the onsite parking are and in the adjacent retail shopping center.  
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Construction related security lighting would occur only for the duration required for the temporary 
construction process. Due to its limited scope and short duration and similarity to existing security 
lighting and street lighting surrounding the project site, light resulting from construction activities 
would not substantially impact sensitive uses, substantially alter the character of offsite areas 
surrounding the construction area, or interfere with the performance of an offsite activity. Therefore, 
construction of the Modified Project would not create a new source of substantial light or glare that 
would adversely affect day or nighttime views in the area, and light impacts associated with 
construction would be less than significant.  

Sources of lighting that would be directly and indirectly emitted from the Modified Project once 
implemented include lighting from signage, vehicles travelling to and from the site, and 
indoor/outdoor lighting. Light sensitive land uses in the vicinity of the project site include the 
residential uses located to the south of Los Alisos Boulevard. However, like the Approved Project, 
all outdoor lighting for the Modified Project would be consistent with the requirements of Municipal 
Code Section 9.10.020, Zoning District Development Standards, which states that adequate internal 
and external security lighting shall be provided for security purposes. The external lighting shall be 
stationary, deflected away from adjacent properties and public rights-of-way, and of an intensity 
compatible with the surrounding land uses. Because the Modified Project is located within an urban 
area with existing nighttime lighting, and the new lighting would be consistent with the Municipal 
Code as verified by the Community Development Department during the building permitting 
process, the Modified Project would not create a new source of light or glare that could adversely 
affect views in the area. Therefore, as with the Adopted MND, no impacts would occur with 
implementation of the Modified Project.  
 
Standard Conditions/Existing Plans, Programs, or Policies 

No PPPs are applicable.  
 
Conclusion 
 
Based on the foregoing, none of the conditions identified in CEQA Guidelines Section 15162 that 
would trigger the need to prepare a subsequent or supplemental MND or other environmental 
document to evaluate project impacts or mitigation measures exist regarding aesthetics. There have 
not been 1) changes to the project that require major revisions of the previous Adopted MND due 
to the involvement of new significant environmental effects or a substantial increase in the severity 
of previously identified effects; 2) substantial changes with respect to the circumstances under which 
the project is undertaken that require major revisions of the previous Adopted MND due to the 
involvement of new significant environmental effects or a substantial increase in the severity of 
previously identified effects; or 3) the availability of new information of substantial importance 
relating to significant effects or mitigation measures or alternatives that were not known and could 
not have been known when the Adopted MND was adopted as completed. 
 
Mitigation/Monitoring Required 
 
No new impacts nor substantially more severe aesthetic impacts would result from the adoption and 
implementation of the Modified Project; therefore, no new or revised mitigation measures are 
required for aesthetics and visual quality. No refinements related to the project are necessary to 
the Adopted MND mitigation measures and no new mitigation measures are required.  
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5.2 AGRICULTURE AND FOREST 
RESOURCES 

Subsequent or Supplemental MND Addendum to MND 

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 the forest carbon measurement methodology 
provided in Forest Protocols adopted by the California Air 
Resources Board. Would the project: 

Substantial 
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a) Convert Prime Farmland, Unique Farmland, or Farmland of 
Statewide Importance (Farmland), as shown 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 defined 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? 

     

 
 
a) Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance, as 

shown on the maps prepared pursuant to the Farmland Mapping and Monitoring Program 
of the California Resources Agency, to non-agricultural use?  

 
Summary of Impacts Identified in the Adopted MND  
 
The Adopted MND stated that no Prime Farmland, Unique Farmland, or Farmland of Statewide 
Importance would be converted to a nonagricultural use because no farmland exists onsite or in the 
site’s vicinity. The Adopted MND concluded that no impacts would result from the project. 
 
Impacts Associated with the Modified Project  
 
No New Impact. The project site does not contain Prime Farmland, Unique Farmland, or Farmland 
of Statewide Importance. The project site is within an urban area, surrounded by developed areas, 
and is partially developed with parking for the adjacent retail shopping center. The project site is 
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located within an area where there are no farmland or agricultural activities. The project site is not 
used for agricultural production and is not designated Prime Farmland, Unique Farmland, or 
Farmland of Statewide Importance in the California Important Farmland Finder or the Orange 
County 2014 Important Farmland map. Therefore, like the previously Adopted MND, there would 
be no impact because the Modified Project would not convert any farmland to non-agricultural use. 
 
b) Conflict with existing zoning for agricultural use, or a Williamson Act contract?  
 
Summary of Impacts Identified in the Adopted MND  
 
The Adopted MND evaluated a change in land use from Commercial Highway to Residential 30, 
and a change in zoning from CH (Commercial Highway) zone to RPD 30 (Residential Planned 
Development). The Adopted MND stated that the project site is surrounded by commercial and 
residential uses. The Adopted MND concluded that no conflict with a Williamson Act contract would 
occur because no portion of the project site is within an agricultural zone. No impacts were found 
to result from implementation of the project. 
 
Impacts Associated with the Modified Project 
 
No New Impact. Development of the project site would not conflict with existing zoning for 
agricultural uses. The project site has a General Plan designation of Residential 30 and a zoning 
designation of RPD 30 (Residential Planned Development). The project area is surrounded by 
commercial and residential uses, and no agricultural lands exist in the project vicinity, and no lands 
are within a Williamson Act contract. Therefore, no conflict to a Williamson Act contract would occur. 
The site is not used for agricultural production, is not zoned for agricultural use, and is not protected 
by, or eligible for, a Williamson Act contract. Therefore, as the prior Adopted MND concluded, no 
impacts to agricultural zoning or a Williamson Act contract would occur. There would be no new 
impacts.  
 
c) Conflict with existing zoning for, or cause rezoning of, forest land (as defined in Public 

Resources Code section 12220(g)), timberland (as defined by Public Resources Code section 
4526), or timberland zoned Timberland Production Zone (as defined by Government Code 
section 51104(g))? 

 
Summary of Impacts Identified in the Adopted MND  
 
This topic was not part of the CEQA Guidelines Appendix G thresholds in 2007 and was not 
analyzed in the Adopted MND. 
 
Impacts Associated with the Modified Project  
 
No New Impact. “Forest land” is defined as “land that can support 10 percent native tree cover 
of any species, including hardwoods, under natural conditions, and that allows for management of 
one or more forest resources, including timber, aesthetics, fish and wildlife, biodiversity, water 
quality, recreation, and other public benefits.”6 “Timberland” is defined as “land, other than land 

 
6 California Public Resources Code Section 12220(g). 
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owned by the federal government and land designated by the board as experimental forest land, 
which is available for, and capable of, growing a crop of trees of a commercial species used to 
produce lumber and other forest products, including Christmas trees.”7 “Timberland Production 
Zone” (TPZ) is defined as “an area which has been zoned pursuant to Section 51112 or 51113 and 
is devoted to and used for growing and harvesting timber, or for growing and harvesting timber 
and compatible uses, as defined in subdivision (h).”8 
 
The City of Mission Viejo is located within an urban area. The project site is surrounded by 
developed residential, retail, and roadways. No forest land is located within the project site, or 
surrounding properties. The project site is not zoned for forest land, timberland, or TPZ and 
therefore does not conflict with existing zoning for, or cause rezoning of, forest land, timberland, 
or TPZ. The site is partially vacant and partially used for overflow retail parking. As a result, there 
would be no impacts related to a conflict with existing zoning for, or cause rezoning of forest land, 
timberland, or timberland zoned Timberland Production. The Modified Project is consistent with the 
impacts identified in the Adopted MND and the level of impact (no impact) remains unchanged 
from that cited in the Adopted MND. There would be no new impact as a result of the Modified 
Project.  
 
d) Result in the loss of forest land or conversion of forest land to non-forest use? 
 
Summary of Impacts Identified in the Adopted MND  
 
This topic was not part of the CEQA Guidelines Appendix G thresholds in 2007 and was not 
analyzed in the Adopted MND. 
 
Impacts Associated with the Modified Project  
 
No New Impact. The site does not contain forest land and is not zoned for forest land or timberland. 
The project site is currently a vacant lot with a paved parking area. The project would not result in 
the loss of forest land or conversion of forest land to non-forest use, and there would be no impact 
related to a loss of forest land or conversion of forest land to non-forest use. The Modified Project 
is consistent with the impacts identified in the Adopted MND and the level of impact (no impact) 
remains unchanged from that cited in the Adopted MND. 
 
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?  

  
Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that the project area is not located in, or adjacent to, agricultural land. 
The Adopted MND concluded that the project would have no impact on the conversion of farmland 
to nonagricultural uses. 
 

 
7 California Public Resources Code Section 4526. 
8 California Government Code section 51104(g). “Compatible use” as defined by section 51104(h) is “any use which does not 
significantly detract from the use of the property for, or inhibit, growing and harvesting timber.”  
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Impacts Associated with the Modified Project  
 
No New Impact. The project would have no impact on the conversion of farmland to non-agricultural 
uses. The project area is not located in, or adjacent to any agricultural land, and there are no 
agricultural uses onsite or within adjacent properties. The project site is currently used for commercial 
parking lot purposes, has been graded, and the surrounding area is developed with roadways, 
and residential and commercial uses. The Modified Project includes construction of 60 new 
residential units within 10 buildings. Implementation of the Modified Project would not result in 
changes to the environment which, due to its location or nature, could result in the conversion of 
farmland to non-agricultural use or converting forest land to non-forest use. The project site does 
not fall under any farmland category, and no agricultural activity currently occurs at the site. The 
project site is disturbed, graded, and contains fill and ornamental trees. The Modified Project is 
consistent with the impacts identified in the Adopted MND and the level of impact (no impact) 
remains unchanged from that cited in the Adopted MND. There would be no new impact as a result 
of the Modified Project.  
 
Standard Conditions/Existing Plans, Programs, or Policies 

No PPPs are applicable.  
 
Conclusion 
 
Based on the foregoing, none of the conditions identified in CEQA Guidelines Section 15162 that 
would trigger the need to prepare a subsequent or supplemental MND or other environmental 
document to evaluate project impacts or mitigation measures exist regarding agriculture and forest 
resources. There have not been 1) changes to the project that require major revisions of the previous 
Adopted MND due to the involvement of new significant environmental effects or a substantial 
increase in the severity of previously identified effects; 2) substantial changes with respect to the 
circumstances under which the project is undertaken that require major revisions of the previous 
Adopted MND due to the involvement of new significant environmental effects or a substantial 
increase in the severity of previously identified effects; or 3) the availability of new information of 
substantial importance relating to significant effects or mitigation measures or alternatives that were 
not known and could not have been known when the Adopted MND was adopted as completed. 
 
Mitigation/Monitoring Required 
 
No new impacts nor substantially more severe agriculture and forest resources impacts would result 
from the adoption and implementation of the Modified Project; therefore, no new or revised 
mitigation measures are required for agriculture and forest resources. No refinements related to 
the Modified Project are necessary to the Adopted MND mitigation measures and no new mitigation 
measures are required.  
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5.3 AIR QUALITY Subsequent or Supplemental MND Addendum to MND 

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

Substantial 
Change in 
Project or 

Circumstances 
Resulting in 

New 
Significant 

Effects 

New 
Information 

Showing 
Greater 

Significant 
Effects than 

Previous 
MND 

New 
Information 
Identifying 

New 
Mitigation 

or 
Alternative 
to Reduce 
Significant 
Effect is 
Declined 

Minor 
Technical 
Changes 

or 
Additions 

No 
New 

Impact/
No 

Impact 

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

     

b) Violate any air quality standard or contribute substantially to 
an existing or projected air quality violation?  

     

c) 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 (including releasing emissions which exceed 
quantitative thresholds for ozone precursors)? 

     

d) Expose sensitive receptors to substantial pollutant 
concentrations?  

     

e) Create objectionable odors affecting a substantial number of 
people?  

     

 
 
a) Conflict with or obstruct implementation of the applicable air quality plan?  
 
Summary of Impacts Identified in the Adopted MND  
 
The Adopted MND concluded that the project would not result in any conflict with or obstruct the 
objectives or implementation of the SCAQMD Air Quality Management Plan. This impact was 
determined to be less than significant. 
 
Impacts Associated with the Modified Project  
 
No New Impact. The project site is located within the City of Mission Viejo and is part of the South 
Coast Air Basin (Basin), which covers a 6,600 square-mile area of Orange County and non-desert 
areas of Los Angeles County, Riverside County, and San Bernardino County. 
 
Air quality within the Basin is under the jurisdiction of SCAQMD and the California Air Resources 
Board (CARB). Other important air quality management agencies for the basin include the U.S. 
Environmental Protection Agency (EPA) and the SCAG. The EPA implements the provisions of the 
Federal Clean Air Act (CAA), that establishes ambient air quality standards that are applicable 
nationwide. In areas that are not achieving the standards, the CAA requires that plans be 
developed and implemented to meet the standards. The EPA oversees the efforts in the Basin and 
ensures that appropriate plans are being developed and implemented. SCAQMD and SCAG, in 
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coordination with local governments and the private sector, have developed and adopted an Air 
Quality Management Plan (AQMP) for the basin.9  
 
The 2016 AQMP is the current approved applicable air plan and was jointly prepared with the 
CARB and SCAG.10 The AQMP describes air pollution control strategies for nonattainment areas to 
bring them into compliance with federal and State air quality standards. A nonattainment area has 
worse air quality than the National Ambient Air Quality Standards (National AAQS).11 The Basin is 
in nonattainment for the federal and State standards for ozone (O3) and particulate matter less 
than 2.5 microns in diameter (PM2.5), and is in nonattainment for the state particulate matter less 
than 10 microns in diameter (PM10) standard. The Basin is in attainment/maintenance for the federal 
PM10, carbon monoxide (CO), and nitrogen dioxide (NO2) standards.  
 
Consistency with the 2016 AQMP for the Basin means that a project is consistent with the goals, 
objectives, and assumptions in the respective plan to achieve the federal and state air quality 
standards. Per the SCAQMD CEQA Air Quality Handbook, there are two main indicators of a 
project’s consistency with the applicable AQMP: (1) whether the project would increase the 
frequency or severity of existing air quality violations, cause or contribute to new violations, or 
delay timely attainment of air quality standards or the interim emission reductions specified in the  
AQMP; and (2) whether the project would exceed the AQMP’s growth assumptions.12  
 
In preparation of the AQMP, SCAQMD and SCAG use land use designations contained in General 
Plan documents to forecast, inventory, and allocate regional emissions from land use and 
development-related sources. Hence, if a project’s density is consistent with the General Plan, its 
emissions would be consistent with the assumptions in the AQMP, and the project would not conflict 
with SCAQMD’s attainment plans. In addition, the SCAQMD considers projects consistent with the 
AQMP if the project would not result in an increase in the frequency or severity of existing air 
quality violations or cause a new violation. 
 
In 2007, the City changed the project site land use designation from Commercial Highway to 
Residential 30 (14.0-30.0 dwelling units per acre) and rezoned the site from CH (Commercial 
Highway) to RPD 30 (Residential Planned Development) zone, which allows a maximum of 30 
dwelling units per acre. The proposed project would develop 60 multi-family residences on the 
2.86-acre project site, resulting in a density of 20.98 dwelling units per acre, which would be 
consistent with the existing land use designation. Therefore, the development density of the Modified 
Project would be consistent with the assumptions in the AQMP and would not conflict with SCAQMD’s 
attainment plans. 
 
In addition, emissions generated by construction and operation of the Modified Project would not 
exceed thresholds, as described in the analysis below, which are based on the AQMP and are 
designed to bring the Basin into attainment for the criteria pollutants for which it is in nonattainment. 
Therefore, because the Modified Project does not exceed any of the thresholds it would not conflict 
with SCAQMD’s goal of bringing the Basin into attainment for all criteria pollutants and, as such, is 
consistent with the AQMP. As a result, impacts related to conflict with the AQMP from the proposed 

 
9 South Coast Air Quality Management District (SCAQMD): https://www.aqmd.gov/home/air-quality/clean-air-plans/air-quality-
mgt-plan. 
10 South Coast Air Quality Management District. CEQA Air Quality Handbook. April 1993 [as amended 2014].  
11 Defined in the CAA. 
12 South Coast Air Quality Management District. CEQA Air Quality Handbook. April 1993. 
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project would remain less than significant, and there would be no new impacts with implementation 
of the Modified Project.  
 
b) Violate any air quality standard or contribute substantially to an existing or projected air 

quality violation?  
 
Summary of Impacts Identified in the Adopted MND  
 
The Adopted MND stated that the project would not result in violation of any air quality standard 
or contribute to an existing or projected air quality violation with incorporation of SCAQMD Rules 
402 and 403. This impact was considered to be less than significant. 
 
Mitigation Measures from the Adopted MND 
 
Mitigation Measure No. 1.   
During construction activities, the applicant shall ensure that the project will comply with SCAQMD 
Rule 402 (Nuisance), to reduce odors from construction activities. 
 
Mitigation Measure No. 2. 
During construction activities, the applicant shall ensure that the following measures are complied 
with to reduce short-term (construction) air quality impacts associated with the project: a) controlling 
fugitive dust by regular watering, or other dust palliative measures to meet SCAQMD Rule 403 
(Fugitive Dust); b) maintaining equipment engines in proper tune; and c) phasing and scheduling 
construction activities to minimize project-related emissions. 
 
Impacts Associated with the Modified Project  
 
No New Impact. Air Quality and Greenhouse Gas emissions modeling was prepared by Giroux & 
Associates (Appendix A, herein). Air quality impacts are usually divided into short-term construction 
and long-term operational impacts. Short-term impacts are the result of demolition, grading, and/or 
construction operations. Long-term impacts are associated with the long-term operations of the 
Modified Project. In the CEQA Handbook, the SCAQMD has established significance thresholds to 
assess the regional impacts of project-related air pollutant emissions. Table AQ-1 presents these 
significance thresholds. There are separate thresholds for short-term construction and long-term 
operational emissions. A project with daily emission rates below these thresholds are considered to 
have a “less than significant” effect on regional air quality throughout the SCAB.  
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Table AQ-1 
Daily Emissions Thresholds13 

 
 
 
 
 
 
 
 
 
 
 
 
Short-Term Construction-Related Impacts  
Temporary air quality impacts would result from project construction activities. Air pollutants would 
be emitted by construction equipment and fugitive dust would be generated during grading of the 
site. The air quality analysis assumes various types of equipment would be used during respective 
phases that would occur sequentially.  
 
Total project construction would last approximately 12 months. The estimated type and amount of 
construction equipment to be used during construction is summarized in the Project Description. 
Specific equipment assumed for each phase of construction, is shown in Table AQ-2. As shown in 
Table AQ-2, construction is the longest phase of the Modified Project with a duration of 
approximately 220 workdays, or 11 months.  
 

Table AQ-2 
Construction Activity Equipment Fleet 

Phase Name and Duration Equipment 

Grading (6 workdays)  
 

2 Dozer 
2 Loader/Backhoes 
1 Grader 

Construction (220 days) 
 

1 Crane 
1 Loader/Backhoes 
1 Generator Set 
2 Forklifts 
3 Welders 

Paving (10 days) 

1 Paver 
1 Cement Mixers 
1 Loader/Backhoe 
1 Paving Equipment 
2 Rollers 

 
  
Emissions from construction impacts were estimated using the California Emissions Estimator Model 
(CalEEMod V. 2013.2.2) and are included as Appendix A. Table AQ-3 shows that daily construction 

 
13 SCAQMD CEQA Air Quality Handbook, November, 1993 Rev. 
 

Pollutant Construction Operations 
ROG 75 55 
NOx 100 55 

CO 550 550 
PM-10 150 150 
PM-2.5 55 55 

SOx 150 150 
Lead 3 3 
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emissions would not exceed SCAQMD significance thresholds, and therefore the mass daily 
construction-related impacts from the Modified Project would be less than significant. Compliance 
with Rule 403 for fugitive dust, Rule 1108 governing the VOC content of asphalt, and Rules 1113 
and 1143 that govern the VOC content in architectural coating, paint, thinners, and solvents, were 
accounted for in the construction emissions modeling, and are included as PPP AQ-1: Fugitive Dust, 
PPP AQ-2: Volatile Organic Compounds, PPP AQ-3: Architectural Coatings, and PPP AQ-4: Paint 
Thinners and Solvents. Peak daily construction activity emissions are estimated to be below 
SCAQMD CEQA thresholds, and impacts would be less than significant. 
 

Table AQ-3 
Maximum Daily Construction Emissions (pounds/day) 

 ROG NOx CO SO2 PM10 PM2.5 
2017 37.9 26.2 18.4 0.0 4.4 2.7 
2018  37.9 2.0 2.1 0.0 0.3 0.2 
SCAQMD Thresholds 75 100 550 150 150 55 
Exceeds Threshold (Yes/No) No No No No No No 
Source:  Giroux & Associates, Appendix A 

 
 

Long-Term Operation-Related Impacts  

Long-term emissions are air quality impacts that would occur once the project is operational. Long-
term operation impacts that would occur as a result of the Modified Project would be mobile 
transportation emissions and offsite stationary emissions from energy consumption. Electrical power 
is generated regionally by a combination of non-combustion (nuclear, hydroelectric, solar, wind, 
geothermal, etc.) and fossil fuel combustion sources. According to CalEEMod analysis in Table AQ-
4 below, the long-term emissions related to the operation of the Modified Project would be below 
SCAQMD thresholds. 

Table AQ-4 
Daily Estimated Operational Emissions in lbs/day14 

Source ROG NOx CO SO2 PM10 PM2.5 
Area 17.2 1.3 35.6 0.1 4.6 4.6 
Energy 0.0 0.3 0.1 0.0 0.0 0.0 
Mobile 0.6 2.7 8.8 0.0 2.6 0.7 
Total 17.8 4.3 44.5 0.1 7.2 5.3 
SCAQMD Threshold 55 55 550 150 150 55 
Exceed Threshold? No No No No No No 
Source:  Giroux & Associates, Appendix A 

 
As shown in Table AQ-4 the Modified Project would not cause any operational emissions to exceed 
their respective SCAQMD significance thresholds. Operational emission impacts would be less than 
significant and no new significant impacts would result with implementation of the Modified Project. 
 
c) 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 

 
14 California Air Resources Board CalEEMod [computer program]. 
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standard (including releasing emissions which exceed quantitative thresholds for ozone 
precursors)?  

 
Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that the project would not result in violation of any air quality standard 
or contribute to an existing or projected air quality violation with incorporation of SCAQMD Rules 
402 and 403. This impact was considered to be less than significant.  
 
Impacts Associated with the Modified Project  
 
No New Impact. SCAQMD’s cumulative air quality impact methodology recommends that when an 
individual project contributes criteria pollutants in excess of SCAQMD’s thresholds, then it would 
also cause a cumulative increase of the pollutants that the Basin is in non-attainment for. Conversely, 
individual projects that results in emissions that are lower than SCAQMD’s thresholds, then impacts 
are considered less than significant.  
 
As described above, neither construction or operation of the Modified Project would result in an 
exceedance of any SCAQMD’s daily thresholds. Therefore, the Modified Project would not result in 
a cumulatively considerable net increase of any criteria pollutant, and impacts would be less than 
significant. Furthermore, there would be no new significant impacts as a result of the Modified 
project.  
 
d) Expose sensitive receptors to substantial pollutant concentrations?  
 
Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that impacts are not considered significant because they are below peak 
day pollution criteria and are temporary and of short duration. In addition, the construction 
contractor is required by existing regulations to comply with SCAQMD rules and implement 
Standard Air Pollution Control Measures to reduce or eliminate emissions. Compliance with the 
applicable Rule 403 measures would reduce potential impacts of the physical development of the 
residential site to nearby sensitive receptors to a less than significant level.  
 
Impacts Associated with the Modified Project  
 
No New Impact. Sensitive receptors are land uses that are especially sensitive to poor air quality, 
such as facilities where children or elderly persons congregate.15 The sensitive receptors closest to 
the project site are single-family residential uses across Los Alisos Boulevard to the south (250 feet) 
and the hotel that is adjacent to the project site on the west side (170 feet from the project site). 
 
Localized significance thresholds (LSTs) represent the maximum emissions from a project that are not 
expected to cause or contribute to an exceedance of the most stringent applicable federal or state 
ambient air quality standard, and are developed based on the ambient concentrations of that 
pollutant for each source receptor area and distance to the nearest sensitive receptor. For the 

 
15 South Coast Air Quality Management District. CEQA Air Quality Handbook. April 1993 [as amended 2014] (examples include 
homes, schools, playgrounds, hospitals, and convalescent homes). 
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Modified Project, LSTs are only applicable to the following criteria pollutants: the conversion of 
NOx to NO2, carbon monoxide (CO) emissions; PM10 emissions, and PM2.5 emissions.  

Look-up tables were used because the construction phases would involve disturbing less than five 
acres of land (the project site is approximately 2.86 acres, so thresholds for 1-acre sites were 
used).16 Pursuant to the SCAQMD guidance on applying CalEEMod to LSTs, LST pollutant screening 
level concentration data is currently published for 1, 2 and 5-acre sites for varying distances. For 
this project, the most stringent thresholds for a 1-acre site were applied. SCAQMD only provides 
LSTs at receptor distances of 82, 164, 328, 656, and 1,640 feet from the emissions source. The 
closest sensitive receptor is the hotel, which is approximately 170 feet away from the project site; 
thus, the LST threshold for a receptor at a distance of 164 feet was used. Relative to the adjacent 
proposed 105-unit residential project to the west, it would not be occupied during construction of 
the Modified Project. The project site is located in Source Receptor Area 19, Saddleback Valley. 
Thus, following significance thresholds for LSTs for a 1-acre site in Source Receptor Area 19, 
Saddleback Valley at a distance of 164 feet that have been established by the SCAQMD are 
used for this analysis: 

• 93 lbs/day of NOx 
• 833 lbs/day of CO 
• 3 lbs/day of PM10 
• 11 lbs/day of PM2.5 

Projects in the Basin with emissions that exceed any of the LSTs above are considered significant by 
the SCAQMD. 

For the Modified Project, the primary source of possible LST impacts would be construction. Table 
AQ-5 shows the construction-related emissions of CO, NOx, PM10, and PM2.5 from construction 
equipment that would operate on the project site. Even though construction activities would not be 
occurring simultaneously, the construction emissions estimated below in Table AQ-5 assume that 
construction, paving, and painting activities would overlap in order to represent a worst-case 
scenario. In addition, the emissions shown in Table AQ-5, include implementation of PPP AQ-1: 
Fugitive Dust, PPP AQ-2: Volatile Organic Compounds, PPP AQ-3: Architectural Coatings, and PPP 
AQ-4: Paint Thinners and Solvents. 

Table AQ-5 
LST and Project Emissions (pounds/day) 

LST  1 acre/50 meters 
Saddleback Valley CO NOx PM10 PM2.5 

Maximum Onsite Emissions 10.78 26.16 4.25 2.7 
LST Thresholds  93 833 11 4 
Exceed Thresholds? No No No No 

Source:  Giroux & Associates, Appendix A 

As shown in Table AQ-5, the calculated emissions rates for the construction activities are below the 
LSTs for CO, NOx, PM10, and PM2.5. Therefore, the Modified Project would not cause any short-
term LST significant air quality impacts, and there would be no new significant impacts as a result 
of the Modified project.  
 
e) Create objectionable odors affecting a substantial number of people?  

 
16 SCAQMD Mass Rate LST Look-up Tables. 
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Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that during demolition, grading, and construction activities, odors from 
the use of gasoline or diesel-powered equipment that would emit exhaust fumes could occur. 
However, these impacts were considered short-term and temporary, and would cease on completion 
of construction of the project. The Adopted MND concluded that residential uses would not create 
additional odors as part of project operation. This was considered to have no impact.  

Impacts Associated with the Modified Project 
 
No New Impact. The anticipated future development resulting from the Modified Project, which 
includes residential, recreation and ancillary uses would not include land uses typically associated 
with the emission of objectionable odors, such as agricultural uses or wastewater treatment plants. 
However, odors may be generated during future construction, such as diesel exhaust, asphalt paving 
and application of paint, which could be noticed in the vicinity of the project site and be considered 
objectionable. These odors would dissipate rapidly as they mix with the surrounding air, and would 
be short in duration, ceasing upon completion of construction. Therefore, any potential odors would 
be considered as less than significant. There would be no new significant impacts as a result of the 
Modified project.  
 
Standard Conditions/Existing Plans, Programs, or Policies 
 
PPPs 
The following measures are standard conditions of development that applies to the Modified Project 
and would help to reduce and avoid potential impacts related to air quality. This action would be 
included in the project’s mitigation monitoring and reporting program: 
 
PPP AQ-1: Fugitive Dust 
The project will comply with South Coast Air Quality Management District (SCAQMD) Rule 403, 
Fugitive Dust. The project developer will require construction contractors and subcontractors to 
employ the following enhanced dust control measures during construction to minimize particulate 
matter (PM-10 and PM-2.5) emissions: 

1. Suspend the use of all construction equipment during first-stage smog alerts. 
2. Apply soil stabilizers such as hay bales or aggregate cover to or moisten inactive areas. 
3. Prepare a high wind dust control plan and implement plan elements and terminate soil 

disturbance when winds exceed 25 mph. 
4. Stabilize previously disturbed areas if subsequent construction is delayed. 
5. Water exposed surfaces as needed to avoid visible dust leaving the construction site 

(typically 2-3 times/day) and haul roads 3 times/day. 
6. Cover all stockpiles with tarps at the end of each day or as needed. 
7. Provide water spray during loading and unloading of earthen materials. 
8. Minimize in-out traffic from construction zone. 
9. Replace ground cover in disturbed areas quickly. 
10. Reduce speeds on unpaved roads to less than 15 mph. 
11. Trenches shall be left exposed for as short a time as possible. 
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12. Identify proper compaction for backfilled soils in construction specifications. 
13. Cover all trucks hauling dirt, sand, or loose material and require all trucks to maintain at 

least two feet of freeboard. 
14. Sweep streets daily if visible soil material is carried out from the construction site. 

[Satisfies Adopted Mitigation Measures 1 and 2].  
 

PPP AQ-2: Volatile Organic Compounds 
The project will comply with South Coast Air Quality Management District (SCAQMD) Rule 1108, 
Volatile Organic Compounds. The project developer will require construction contractors and 
subcontractors to comply with SCAQMD Rule 1108, which governs the sale, use, and manufacturing 
of asphalt and limits the volatile organic compound (VOC) content in asphalt used.  
 
PPP AQ-3: Architectural Coatings 
The project will comply with South Coast Air Quality Management District (SCAQMD) Rule 1113, 
Architectural Coatings. The project developer will require construction contractors and 
subcontractors to comply with SCAQMD Rule 1113, which limits the VOC content in architectural 
coatings. 
 
PPP AQ-4: Paint Thinners and Solvents 
The project will comply with South Coast Air Quality Management District (SCAQMD) Rule 1143, 
Paint Thinners and Solvents. The project developer will require construction contractors and 
subcontractors to comply with the VOC content of paint thinners and solvents regulated by SCAQMD 
Rule 1143. 
 
PPP AQ–5: Nuisance 
The project will comply with South Coast Air Quality Management District (SCAQMD) Rule 402, 
Nuisance. The project developer will require construction contractors and subcontractors to comply 
with SCAQMD Rule 402 which prohibits the discharge  of   air  contaminants  or  other  material  
which  cause  injury,  detriment,  nuisance,  or  annoyance  to any  considerable  number  of  persons  
or  to  the  public,  or  which  endanger  the  comfort, repose,  health  or  safety  of  any  such  
persons  or  the  public. [Satisfies Mitigation Measure 1].  
 
Conclusion 
 
Based on the foregoing, none of the conditions identified in CEQA Guidelines Section 15162 that 
would trigger the need to prepare a subsequent or supplemental MND or other environmental 
document to evaluate Project impacts or mitigation measures exist regarding air quality. There have 
not been 1) changes to the project that require major revisions of the previous Adopted MND due 
to the involvement of new significant environmental effects or a substantial increase in the severity 
of previously identified effects; 2) substantial changes with respect to the circumstances under which 
the project is undertaken that require major revisions of the previous Adopted MND due to the 
involvement of new significant environmental effects or a substantial increase in the severity of 
previously identified effects; or 3) the availability of new information of substantial importance 
relating to significant effects or mitigation measures or alternatives that were not known and could 
not have been known when the Adopted MND was adopted as completed. 
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Mitigation/Monitoring Required 
 
No new impacts nor substantially more severe air quality impacts would result from the adoption 
and implementation of the Modified Project; therefore, no new or revised mitigation measures are 
required for air quality. No refinements related to the Modified Project are necessary to the 
Adopted MND mitigation measures and no new mitigation measures are required.  
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5.4 BIOLOGICAL RESOURCES Subsequent or Supplemental MND Addendum to MND 

Would the project: Substantial 
Change in 
Project or 

Circumstances 
Resulting in 

New 
Significant 

Effects 

New 
Information 

Showing 
Greater 

Significant 
Effects than 

Previous 
MND 

New 
Information 
Identifying 

New 
Mitigation 

or 
Alternative 
to Reduce 
Significant 
Effect is 
Declined 

Minor 
Technical 
Changes 

or 
Additions 

No 
New 

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 Game 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 Game or US Fish and Wildlife Service? 

     

c) Have a substantial adverse effect on federally protected 
wetlands as defined by Section 404 of the Clean Water Act 
(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? 

     

 
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 Game17 or U.S. 
Fish and Wildlife Service?  

 
Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that the project site is located in a developed area of the City, and it 
does not contain any known or suspected candidate, sensitive, or special status species. The Adopted 
MND concluded that there would be no impacts related to this issue area.  
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Mitigation Measures from the Adopted MND 
 
Mitigation Measure No. 3  
At the time of submittal of project development plans, the developer/applicant shall provide a 
detailed biological resources assessment prepared by a qualified and certified biologist to assess 
existing biological resources, potential impacts, and provide for appropriate measures to ensure 
that no significant impacts relative to said resources will occur due to the residential development. 
 
Impacts Associated with the Modified Project  
 
No New Impact.  
A biological/regulatory overview of the project site was prepared by Glenn Lukos Associates, 
included as Appendix B, which satisfies Mitigation Measure 3 (Appendix B herein). The 
biological/regulatory overview determined the site contains no special-status plants, animals, or 
habitats and no jurisdictional waters. The project site has been regularly maintained and vegetation 
cleared since preparation of the biological survey; therefore, Mitigation Measure No. 3 has been 
satisfied.  
 
The project site is a developed parcel in a completely developed area and has no native habitat. 
The project site has been graded for the existing commercial shopping center and onsite parking 
area. Portions of the site contain ornamental vegetation, such as trees and shrubs in parking lot tree 
wells. Much of the site has been paved over, but a graded development pad that is soil and grass 
covered exists in the center of the project site. Overall, the project site provides little to no habitat 
for wildlife other than those animals typically found in a disturbed urban environment. In general, 
developed and disturbed land provides little if any habitat value. 
 
The relatively small size of the project site, its proximity to residential, commercial, and roadway 
uses, and its isolation from natural open space areas limits the potential for special status plant and 
wildlife species to occur on the project site. The ornamental vegetation and lack of riparian or native 
habitat within or in the vicinity of the project site also limits the potential for a candidate, sensitive, 
or special status species to occur onsite. Therefore, the Modified Project would have a less than 
significant impact on a candidate, sensitive, or special status species. There would be no new 
significant impacts as a result of the Modified Project.  
 
b) Have a substantial adverse effect on any riparian habitat or other sensitive natural 

community identified in local or regional plans, policies, or regulations, or by the California 
Department of Fish and Game or US Fish and Wildlife Service?  

 
Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that no impacts to riparian or other sensitive natural communities are 
anticipated. The Adopted MND concluded that the project would not have a significant adverse 
effect on any riparian habitat or sensitive natural community identified in local or regional plans, 
policies, and regulations or by the California Department of Fish and Game or U.S. Fish and 
Wildlife Service. The Adopted MND considered there to be no impacts on this issue area. 
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Impacts Associated with the Modified Project  
 
No New Impact. The project site is a developed parcel in an urban setting surrounded by existing 
residential, commercial and roadway uses with no native habitat. The project site has been entirely 
graded, and contains some limited ornamental vegetation, but does not contain any riparian habitat 
or other sensitive natural community. Hence, there would be no new significant impacts as a result 
of the Modified Project.  
 
c) Have a substantial adverse effect on federally protected wetlands as defined by Section 

404 of the Clean Water Act through direct removal, filling, hydrological interruption, or other 
means?  

 
Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND concluded that there are no federally protected wetlands as defined by Section 
404 of the Clean Water Act on the project site or in the vicinity of the project site. Impacts related 
to federally protected wetlands would not occur. 
 
Impacts Associated with the Modified Project  
 
No New Impact. As discussed in subsection b) above, there are no federally protected wetlands 
within the project site. The existing site is graded and partially developed for parking. No natural 
hydrologic features or federally protected wetlands as defined by Section 404 of the Clean Water 
Act (CWA) occur onsite, and the project site does not meet the Army Corps of Engineers (ACOE) 
criteria for wetlands and waters of the U.S. Furthermore, there are no wetlands in the vicinity of the 
project site. The Modified Project would not impact any protected wetland area. There would be 
no new significant impacts as a result of the Modified Project.  
 
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?  

 
Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that project would not have any impact on fish and/or wildlife species It 
was determined that no impact on this issue would result with implementation of the project. 
 
Impacts Associated with the Modified Project  
 
No New Impact. The project site is located within an urban environment and is surrounded by 
developed land uses. The site provides little if any habitat for wildlife other than those typically 
found in a developed urban environment and does not contain a native resident or migratory 
wildlife corridor.  
 
Due to the presence of trees on the project site, there is the potential for birds protected by the 
Federal Migratory Bird Treaty Act (MBTA) to nest at the project site. The MBTA makes it illegal to 
take, possess, buy, sell, purchase, or barter any migratory bird listed in the Code of Federal 
Regulations (Title 50, Part 10), including feathers, nests, eggs, or other avian products. This includes 
the active nests of all bird species, including common species. Existing trees and other vegetation 
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on the project site would be removed during the demolition phase of project construction. These 
activities have the potential to disturb nesting birds and destroy their eggs and/or nests. 
 
To prevent impacts to nesting birds and their eggs and nests, if possible, vegetation removal should 
occur during the non–nesting bird season (between September 1 and February 28). If vegetation 
removal occurs during the nesting season (between March 1 and August 31), Modified Project 
activities could impact an active nest. To reduce this potential impact, PPP B-1 requires a pre-
construction survey for nesting birds and describes the methods for managing any active nest sites, 
if encountered. Implementation of PPP B-1, which is required as condition of approval, ensures no 
significant impacts would occur as a result of the Modified Project.  
 
e) Conflict with any local policies or ordinances protecting biological resources, such as a tree 

preservation policy or ordinance?  
 
Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND concluded that the project would not conflict with any local policies or ordinances 
protecting biological resources. The Adopted MND determined that there would be no impacts 
related to this issue. 
 
Impacts Associated with the Modified Project  
 
No New Impact. The City of Mission Viejo’s tree ordinance (Municipal Code Chapter 14.30) is 
related to trees in rights-of-ways and public places. Because the site consists of private land and 
there are no public trees onsite, project would not need to conform with the City’s tree ordinance, 
and therefore there would be no impact. There would be no new significant impacts as a result of 
the Modified Project.  
 
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?  
 
Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that the project site is not within an adopted Habitat Conservation Plan, 
Natural Community Conservation Plan, or other approved local, regional, or state habitat 
conservation plan. The Adopted MND concluded that the project would not conflict with the 
provisions of an adopted Habitat Conservation Plan, Natural Community Conservation Plan, or any 
other adopted local, regional, or state habitat conservation. The Adopted MND determined that 
there would be no impacts related to this issue.  
 
Impacts Associated with the Modified Project  
 
No New Impact. The project site is not within an area that is covered by any Natural Community 
Conservation Plan/Habitat Conservation Plan, and therefore no impacts would occur. There would 
be no new significant impacts as a result of the Modified Project.  
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Standard Conditions/Existing Plans, Programs, or Policies 

PPPs 
The following measure is an existing regulation and a standard condition of development that 
applies to the Modified Project and would help to reduce and avoid potential impacts related to 
biological resources. This action would be included in the project’s mitigation monitoring and 
reporting program: 
 

PPP B-1 Migratory Bird Treaty Act  
Prior to approval of grading plans, the Community Development Department shall verify that the 
following note is included on the contractor specifications to ensure compliance with the Migratory 
Bird Treaty Act (MBTA):  
 

“To avoid impacts on nesting birds, vegetation on the project site should be cleared 
between September 1 and February 28. If vegetation clearing occurs inside the 
peak nesting season (between March 1 and August 31), a pre-construction survey 
(or possibly multiple surveys) shall be conducted by a qualified Biologist to identify 
if there are any active nesting locations. If the Biologist does not find any active 
nests within the impact area, then vegetation clearing/construction work will be 
allowed. If the Biologist finds an active nest within the construction area and 
determines that the nest may be impacted by construction activities, the Biologist 
will delineate an appropriate buffer zone around the nest depending on the 
species and the type of construction activity. Construction activities would be 
prohibited in the buffer zone until a qualified Biologist determines that the nest 
has been abandoned.” 

 
Conclusion 
 
Based on the foregoing, none of the conditions identified in CEQA Guidelines Section 15162 that 
would trigger the need to prepare a subsequent or supplemental MND or other environmental 
document to evaluate project impacts or mitigation measures exist regarding biological resources. 
There have not been 1) changes to the project that require major revisions of the previous Adopted 
MND due to the involvement of new significant environmental effects or a substantial increase in 
the severity of previously identified effects; 2) substantial changes with respect to the circumstances 
under which the project is undertaken that require major revisions of the previous Adopted MND 
due to the involvement of new significant environmental effects or a substantial increase in the 
severity of previously identified effects; or 3) the availability of new information of substantial 
importance relating to significant effects or mitigation measures or alternatives that were not known 
and could not have been known when the Adopted MND was adopted as completed. 
 
Mitigation/Monitoring Required 
 
No new impacts nor substantially more severe biological resources impacts would result from the 
adoption and implementation of the Modified Project; therefore, no new or revised mitigation 
measures are required for biological resources. No refinements related to the Modified Project are 
necessary to the Adopted MND mitigation measures and no new mitigation measures are required.  
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5.5 CULTURAL RESOURCES Subsequent or Supplemental MND Addendum to MND 

Would the project: Substantial 
Change in 
Project or 

Circumstances 
Resulting in 

New 
Significant 

Effects 

New 
Information 

Showing 
Greater 

Significant 
Effects than 

Previous 
MND 

New 
Information 
Identifying 

New 
Mitigation 

or 
Alternative 
to Reduce 
Significant 
Effect is 
Declined 

Minor 
Technical 
Changes 

or 
Additions 

No 
New 

Impact/
No 

Impact 

a) Cause a substantial adverse change in the significance of a 
historical resource as defined in §15064.5?  

     

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

     

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

     

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

     

e) Disturb a tribal cultural resource?      

 

a) Cause a substantial adverse change in the significance of a historical resource as defined 
in §15064.5?  

 
Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that the project would not have any impact on historic resources as 
defined by CEQA section 15064.5 because no significant historic resources have been identified in 
the project area, and it was determined that impacts would not occur.  
 
Impacts Associated with the Modified Project  
 
No New Impact. Implementation of the Modified Project would not cause a substantial adverse 
change in the significance of a historical resource as defined in Section 15064.5 of the State CEQA 
Guidelines. The project site has been previously graded but does not contain any structures. The 
site is partially vacant and undeveloped and partially used for shopping center parking. The project 
site does not include any historic uses and is not located within a historic area. The adjacent 
roadway, shopping center, and hotel were developed within the past 25 years and are not historic 
structures. Therefore, the Modified Project would not cause a substantial adverse change in the 
significance of a historical resource, and no impact would occur. Furthermore, there would be no 
new impacts as a result of the Modified Project.  

b) Cause a substantial adverse change in the significance of an archaeological resource 
pursuant to §15064.5?  
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Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that it is not anticipated that the project would result in any significant 
impacts related to archaeological resources.  
 
Impacts Associated with the Modified Project  

No New Impact. Archaeological resources are the physical remains of past human activities and 
can be either prehistoric or historic in origin. Archaeological sites are locations that contain 
significant evidence of human activity. Generally, a site is defined by a significant accumulation or 
presence of one or more of the following: food remains, waste from the manufacturing of tools, 
tools, concentrations or alignments of stones, modification of rock surfaces, unusual discoloration or 
accumulation of soil, or human skeletal remains.  

An archeological field survey was not completed due to the previously graded and developed 
status of the project site. The project site is highly disturbed from previous grading and fill activities 
and is partially developed with an asphalt parking area. The Results of the Percolation Testing 
document prepared by Leighton and Associates, Inc. (August 2016) describes that the project site 
is underlain by fill materials that were encountered to a depth of 40 to 50 feet below ground 
surface (bgs); however, the thickness of the fill materials may be as deep as 85 feet. Thus, the 
project site has been previously excavated to substantial depth, and the potential for 
archaeological resources to currently exist within the project site is low. In addition, due to the depth 
of previous onsite soils disturbance, the Modified Project would not excavate into native soils. 
Therefore, implementation of the Modified Project would not result in impacts related to 
archaeological resources, and no new impacts would result from development of the Modified 
Project.  

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

 
Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that the project is not anticipated to have an impact on any unique 
paleontological resources or geological features because the project area is not known to contain 
any unique paleontological resources and is fully developed. The Adopted MND concluded that 
there would be no impacts as a result of the project. 
 
Impacts Associated with the Modified Project  

No New Impact. Paleontological resources are the fossilized remains of organisms from prehistoric 
environments found in geologic strata. These resources are valued for the information they yield 
about the history of the earth and its past ecological settings. There are two types of resources: 
vertebrate and invertebrate paleontological resources. These resources are found in geologic strata 
conducive to their preservation, typically sedimentary formations. Paleontological sites are those 
areas that show evidence of pre-human activity. Often, they are simply small outcroppings visible 
on the surface or sites encountered during grading. 

As described above, the project site has been subject to previous ground disturbing activities that 
resulted in engineered fill material being located at depths of 40 to 50 feet bgs; but, may extend 
to depths of 85 feet. Thus, the project site has been previously excavated to substantial depth, and 
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the potential for paleontological or unique geologic resources to exist within the project site is low. 
In addition, due to the depth of previous onsite soils disturbance, the Modified Project would not 
excavate into native soils. Therefore, implementation of the Modified Project would not result in 
impacts related to paleontological resources, and no new impacts would result from the Modified 
Project.  

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

Summary of Impacts Identified in the Adopted MND 

The Adopted MND conducted that the project would not disturb any human remains, in or outside 
of a known cemetery. Due to the previous activity onsite, no significant disturbance of any 
sensitive material would occur. Therefore, there were no impacts. 
 
Impacts Associated with the Modified Project  

No New Impact. The project would not disturb any human remains, in or outside of a known 
cemetery. As described above, the project site has been subject to previous ground disturbing 
activities and engineered fill material is located at depths of 40 to 50 feet bgs. Thus, the project 
site has been previously excavated to substantial depth and given the degree of past disturbance 
of the site, the potential for human remains to exist is very low.   

However, in the unlikely event that human remains are encountered during earth removal or 
disturbance activities, the California Health and Safety Code Section 7050.5 requires that all 
activities cease immediately, and a qualified archaeologist and Native American monitor be 
contacted immediately. The Coroner would also be contacted pursuant to Sections 5097.98 and 
5097.99 of the Public Resources Code related to Native American remains. Should the Coroner 
determine the human remains to be of Native American descent, the coroner has 24 hours to notify 
the NAHC by telephone.18 The NAHC would then be required to contact the most likely descendant 
of the deceased Native American, who would then serve as consultant on how to proceed with the 
remains.19 Compliance with the above established regulatory framework would reduce potential 
impacts involving disturbance to human remains. Therefore, there would be no new significant 
impacts as a result of the Modified Project. 

 
Standard Conditions/Existing Plans, Programs, or Policies 

No PPPs are applicable.  
 
Conclusion 
 
Based on the foregoing, none of the conditions identified in CEQA Guidelines Section 15162 that 
would trigger the need to prepare a subsequent or supplemental MND or other environmental 
document to evaluate project impacts or mitigation measures exist regarding cultural resources. 
There have not been 1) changes to the project that require major revisions of the previous Adopted 
MND due to the involvement of new significant environmental effects or a substantial increase in 
the severity of previously identified effects; 2) substantial changes with respect to the circumstances 
under which the project is undertaken that require major revisions of the previous Adopted MND 

 
18 California Health and Safety Code Section 7050.5(c). 
19 Public Resources Code Sections 5097.98 and 5097.99. 
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due to the involvement of new significant environmental effects or a substantial increase in the 
severity of previously identified effects; or 3) the availability of new information of substantial 
importance relating to significant effects or mitigation measures or alternatives that were not known 
and could not have been known when the Adopted MND was adopted as completed. 
 
Mitigation/Monitoring Required 
 
No new impacts nor substantially more severe cultural resources impacts would result from the 
adoption and implementation of the Modified Project; therefore, no new or revised mitigation 
measures are required for cultural resources. No refinements related to the Modified Project are 
necessary to the Adopted MND mitigation measures and no new mitigation measures are required.  
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5.6 GEOLOGY AND SOILS Subsequent or Supplemental MND Addendum to MND 

Would the project: Substantial 
Change in 
Project or 

Circumstances 
Resulting in 

New 
Significant 

Effects 

New 
Information 

Showing 
Greater 

Significant 
Effects than 

Previous 
MND 

New 
Information 
Identifying 

New 
Mitigation 

or 
Alternative 
to Reduce 
Significant 
Effect is 
Declined 

Minor 
Technical 
Changes 

or 
Additions 

No 
New 

Impact/
No 

Impact 

a) Expose 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? 

     

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 in Table 18-1-B of 
the Uniform Building Code (1994), creating substantial risks to 
life or property?  

     

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

     

a) Expose 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. 

ii. Strong seismic ground shaking? 
 
Summary of Impacts Identified in the Adopted MND 
The Adopted MND stated that the subject site is not located within the Alquist-Priolo Special Studies 
Earthquake Fault zone. All grading and construction activities for the project would be completed 



 

City of Mission Viejo 
City Lane Townhomes Addendum   

50 

in compliance with the appropriate code requirements, and therefore, the impacts were considered 
less than significant.  
 
Impacts Associated with the Modified Project  

No New Impact. The project site is not located within a currently designated Alquist-Priolo 
Earthquake Fault Zone for surface fault rupture hazards. No active or potentially active faults with 
the potential for surface fault rupture are known to pass directly beneath the site. Therefore, the 
potential for surface rupture due to faulting onsite during the design life of the Modified Project is 
considered low. The site, however, is located in the seismically active Southern California region, 
and could be subjected to moderate to strong ground shaking in the event of an earthquake from 
one of the many active Southern California faults. 

The Cristianitos Fault is the closest fault to the site. This fault zone extends northwest from offshore 
near San Onofre to the northern edge of Mission Viejo. In addition, numerous mapped faults in the 
Southern California region could produce significant ground shaking at the site, including the 
Whittier, Norwalk, El Modena, Sierra Madre, Newport-Inglewood, San Andreas, and Elsinore 
faults. 

In order to reduce the effects of strong ground shaking from regional seismic events, all projects 
within the City are required to comply with the California Building Standards Code (CBC), also 
known as California Code of Regulations (CCR), Title 24 and the City’s Municipal Code, which 
included the CBC requirements in Municipal Code Sec. 8.02.010. - Adoption of California Building 
Codes and related model codes. The CBC and City’s Municipal Code are designed to preclude 
significant adverse effects associated with strong seismic ground shaking. This would safeguard 
against major structural failures due to a seismic event. In addition, Municipal Code Section 
8.10.520, Soil Engineering and Engineering Geology Reports, states that a soil engineering and 
engineering geology report is required for grading activities. The reports are required to provide 
project specific geotechnical recommendations pursuant to the CBC. As a result of implementation 
with the Municipal Code and CBC requirements, as included by PPP GEO-1, potential impacts 
related to ground shaking would be less than significant. Therefore, there would be no new 
significant impacts as a result of the Modified Project. 

iii. Seismic-related ground failure, including liquefaction?  

Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND concluded there were no impacts related to seismic-related ground failure or 
liquefaction.  
 
Impacts Associated with the Modified Project  

No New Impact. Liquefaction occurs when groundwater is forced out of the soil as it subsides. This 
excess water momentarily liquefies the soil, causing almost complete loss of strength. If this layer is 
at the surface, its effect is much like that of quicksand for any structure located on it. If the liquefied 
layer is in the subsurface, the material above it may slide laterally depending on the confinement 
of the unstable mass. The factors known to influence liquefaction potential include soil type and 
grain size, relative density, groundwater level, confining pressures, and both intensity and duration 
of ground shaking. In general, materials that are susceptible to liquefaction are loose, saturated 
granular soils having low fines content under low confining pressures.  
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According to the State of California Seismic Hazard Zone El Toro Quadrangle Map, the site is not 
located within an area designated as liquefiable. In addition, the Results of the Percolation Testing 
document prepared by Leighton and Associates, Inc. (August 2016) describes that the fill materials 
underlain the project site consist of clayey sand, clayey silt, and silty clay, which are not loose 
granular soils that are typically subject to liquefaction. Thus, impacts related to liquefaction would 
be less than significant, and there would be no new significant impacts as a result of the Modified 
Project. 

iv. Landslides?  

Summary of Impacts Identified in the Adopted MND 

The Adopted MND concluded there were no impacts related to landslides.  

Impacts Associated with the Modified Project  

No New Impact. Landslides are the downhill movement of masses of earth and rock, and are often 
associated with earthquakes; but other factors, such as the slope, moisture content of the soil, 
composition of the subsurface geology, heavy rains, and improper grading can influence the 
occurrence of landslides. 

The project site has been previously graded and is relatively flat, and no onsite landslides would 
occur. However, the ground elevation to the east, north, and south is higher than the project site. 
The slopes to the north, adjacent to SR-241, and to the east adjacent to the hotel are approximately 
50-feet high. In addition, single-family residential uses to the south, across Los Alisos Boulevard from 
the site are developed at a higher elevation from the project site and are bound by 6-foot wall. 

These are engineered slopes related to the adjacent developments and roadways and are not 
substantial slopes that could be subject to a potential landslide. In addition, the Modified Project 
includes retaining walls for these slope areas, as shown on Figure 4, Site Plan. Furthermore, the 
project site is not located within a landslide area, per the State Seismic Hazards Zones Map for the 
El Toro Quadrangle. Therefore, impacts related to onsite landslides would be less than significant, 
and there would be no new significant impacts as a result of the Modified Project. 

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

Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that development of the site would be required to comply with standard 
conditions imposed on all development to ensure that there is no substantial soil erosion or loss of 
topsoil. Therefore, the Modified Project would not result in any impacts to soil erosion or loss of 
topsoil. 
 
Mitigation Measures from the Adopted MND 
Mitigation Measure No. 4: During construction activities, the project will comply with the erosion 
and siltation control measures of the City's grading ordinance and all applicable local and State 
building codes and seismic design guidelines, including the City Excavation and Grading Code. 
 
Impacts Associated with the Modified Project  
No New Impact. The City’s Municipal Code Chapter 6.65, Water Quality, implements the 
requirements of the California Regional Water Quality Control Board, Riverside County (RWQCB) 
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National Pollutant Discharge Elimination System (NPDES) Storm Water Permit Order No. R9-2013-
0001, as amended by Order Nos. R9-2015-0001 and R9-2015-100, NPDES No. CAS0109266, 
which establishes minimum stormwater management requirements and controls. With the 
implementation of these requirements, the potential for erosion or loss of topsoil would be 
negligible. The project would be required to implement erosion control Best Management Practices 
(BMPs) that are required by a project specific Stormwater Pollution Prevention Plan (SWPPP), as 
included by PPP GEO-2.  An Erosion Control Plan would be prepared as part of the SWPPP to 
reduce the potential for sedimentation, erosion, and other water quality impacts associated with 
construction. The SWPPP would establish BMPs for erosion and sediment control and non-storm 
water management during construction activities. Additionally, a Water Quality Management Plan 
(WQMP) is required to be implemented to prevent stormwater pollution and manage urban runoff 
after construction), as included by PPP GEO-2.  

Compliance with AQMD Rule 403 that requires dust control is a standard condition of development 
and is incorporated into the Modified Project as PPP AQ-1, which would also reduce the potential 
for soil erosion. Compliance with these PPPs, which implement standard conditions and BMPs 
required by local and state regulation, would reduce any potential impacts to below a level of 
significance. Therefore, there would be no new significant impacts as a result of the Modified 
Project. 

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 offsite landslide, lateral spreading, 
subsidence, liquefaction or collapse?  

Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that the site is not considered to be located on an unstable geologic unit. 
The Adopted MND concluded that there were no impacts.  
 
Impacts Associated with the Modified Project  

No New Impact. Settlement, liquefaction and landslide potential were addressed in subsections a)-
iii) and a)-iv). Lateral spreading is a function of groundshaking and may occur during an 
earthquake. As described previously, all projects within the City are required to comply with CBC 
seismic building requirements and the City’s Municipal Code, which includes the CBC requirements 
that are designed to preclude significant adverse effects associated with seismic conditions such as 
lateral spreading, and would safeguard against major structural failures due to a seismic event. In 
addition, Municipal Code Section 8.10.520, Soil Engineering and Engineering Geology Reports, 
states that a soil engineering and engineering geology report is required for grading activities. 
The reports are required to provide project specific geotechnical recommendations pursuant to the 
CBC. PPP GEO-1 requires that recommendations outlined in the project engineering report be 
incorporated into the grading and foundation plans. The use of current CBC standards and standard 
engineering practices, as required by the City and implemented by GEO-1, which would be verified 
during the grading and building permitting process, would reduce potential effects of lateral 
spreading on the Modified Project to a less than significant level. Therefore, there would be no new 
significant impacts as a result of the Modified Project. 

d) Be located on expansive soil, as defined in in Table 18-1-B of the Uniform Building Code 
(1994), creating substantial risks to life or property?  
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Summary of Impacts Identified in the Adopted MND 

The Adopted MND concluded that there were no impacts related to expansive soils. 
 
Impacts Associated with the Modified Project  

No New Impact. The California Soils Resources Lab and Soil Survey mapping identifies that the 
project site is underlain by Sorrento loam (which are alluvial fan soils) and Bosanko clay (which is 
considered clayey soils). In addition, the Results of the Percolation Testing document prepared by 
Leighton and Associates, Inc. (August 2016) describes that the fill materials underlain the project 
site consist of clayey sand, clayey silt, and silty clay. The Bosanko clay and clayey fill materials are 
expansive, as clayey material has the ability to shrink and swell during the wet and dry seasons. 

Although the Modified Project is located on expansive soil, construction would occur in accordance 
with current standard engineering practices, and would be subject to the recommendations of the 
Municipal Code required engineering reports, as implemented by PPP GEO-1, which would be 
verified during the grading and building permitting process to ensure that any potentially 
expansive soils present on the project site are appropriately remediated through site design 
considerations. Impacts would be less than significant. Therefore, there would be no new significant 
impacts as a result of the Modified Project. 

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

Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND concluded that there no impacts from use of septic tanks.  
 
Impacts Associated with the Modified Project  

No New Impact. The Modified Project would not involve the use of septic tanks or alternative 
wastewater disposal systems. The Modified Project would connect the public sewer system within 
Los Alisos Boulevard. Therefore, no impacts associated with the use of septic tanks would occur as 
a result of implementation of the Modified Project.  Therefore, there would be no new significant 
impacts as a result of the Modified Project. 
 
Standard Conditions/Existing Plans, Programs, or Policies 
 
PPPs 
The following measures are standard conditions of development and existing plans, programs, or 
policies (collectively referred to as PPPs) that apply to the Modified Project and would help to 
reduce and avoid potential impacts related to geology and soils. These actions would be included 
in the project’s mitigation monitoring and reporting program: 
 
PPP AQ-1: Fugitive Dust 
(Refer to Section 5.3 Air Quality for the text of this PPP) 
 
PPP GEO-1: Geotechnical  
All grading operations and construction shall be conducted in conformance with the 
recommendations included in the soil engineering reports that are required by Municipal Code Title 
8, Buildings and Construction. Grading plan review shall also be conducted by the City of Mission 
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Viejo City Engineer, or designee, prior to the start of grading to verify that requirements developed 
during the engineering design evaluation have been appropriately incorporated into the project 
plans. Design, grading, and construction shall be performed in accordance with the requirements of 
the City’s Municipal Code and the California Building Code (CBC) applicable at the time of grading, 
as well as the recommendations of the project civil engineering consultant as summarized in a final 
report subject to review by the City Engineer, or designee, prior to the start of grading activities. 
 
[Satisfies Adopted Mitigation Measure 4.] 
 
PPP GEO-2: Stormwater Pollution/Erosion Control 
The project proponent shall prepare a Stormwater Pollution Prevention Plan (SWPPP) and Low 
Impact Development (LID) Plan conforming to the current National Pollutant Discharge Elimination 
System (NPDES) requirements, prepared by a Licensed Civil Engineer or Environmental Engineer, 
which shall be submitted to the Community Development Department for review and approval. 

• The SWPPP shall be prepared and updated as needed during the course of construction to 
satisfy the requirements of each phase of development. 

• The plan shall incorporate all necessary Best Management Practices (BMPs) and other City 
requirements to eliminate polluted runoff until all construction work for the project is 
completed. The SWPPP shall include treatment and disposal of all dewatering operation 
flows and for nuisance flows during construction. 

• A LID Plan shall be maintained and updated as needed to satisfy the requirements of the 
adopted NPDES program. The plan shall ensure that the existing water quality measures 
for all improved phases of the project are adhered to. 

• Location of the BMPs shall not be within the public right-of-way. 
 
[Satisfies Adopted Mitigation Measure 4.] 
 
Conclusion 
 
Based on the foregoing, none of the conditions identified in CEQA Guidelines Section 15162 that 
would trigger the need to prepare a subsequent or supplemental MND or other environmental 
document to evaluate project impacts or mitigation measures exist regarding geology and soils. 
There have not been 1) changes to the project that require major revisions of the previous Adopted 
MND due to the involvement of new significant environmental effects or a substantial increase in 
the severity of previously identified effects; 2) substantial changes with respect to the circumstances 
under which the project is undertaken that require major revisions of the previous Adopted MND 
due to the involvement of new significant environmental effects or a substantial increase in the 
severity of previously identified effects; or 3) the availability of new information of substantial 
importance relating to significant effects or mitigation measures or alternatives that were not known 
and could not have been known when the Adopted MND was adopted as completed. 
 
Mitigation/Monitoring Required 
 
No new impacts nor substantially more severe geology and soils impacts would result from the 
adoption and implementation of the Modified Project; therefore, no new or revised mitigation 
measures are required for geology and soils. No refinements related to the Modified Project are 
necessary to the Adopted MND mitigation measures and no new mitigation measures are required. 
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5.7 GREENHOUSE GAS EMISSIONS Subsequent or Supplemental MND Addendum to MND 

Would the project: Substantial 
Change in 
Project or 

Circumstances 
Resulting in 

New 
Significant 

Effects 

New 
Information 

Showing 
Greater 

Significant 
Effects than 

Previous 
MND 

New 
Information 
Identifying 

New 
Mitigation 

or 
Alternative 
to Reduce 
Significant 
Effect is 
Declined 

Minor 
Technical 
Changes 

or 
Additions 

No 
New 

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 emissions of greenhouse gases? 

     

 
 
Constituent gases of the Earth’s atmosphere, called atmospheric greenhouse gases (GHGs), play a 
critical role in the Earth’s radiation amount by trapping infrared radiation from the Earth’s surface, 
which otherwise would have escaped to space. Prominent greenhouse gases contributing to this 
process include carbon dioxide (CO2), methane (CH4), ozone (O3), water vapor, nitrous oxide (N2O), 
and chlorofluorocarbons (CFCs). This phenomenon, known as the Greenhouse Effect, is responsible 
for maintaining a habitable climate. Anthropogenic (caused or produced by humans) emissions of 
these greenhouse gases in excess of natural ambient concentrations are responsible for the 
enhancement of the Greenhouse Effect and have led to a trend of unnatural warming of the Earth’s 
natural climate, known as global warming or climate change. Emissions of gases that induce global 
warming are attributable to human activities associated with industrial/manufacturing, agriculture, 
utilities, transportation, and residential land uses.  
 
Transportation is responsible for 37 percent of the state’s greenhouse gas emissions, followed by 
electricity generation.20 Emissions of CO2 and N2O are byproducts of fossil fuel combustion. 
Methane, a potent greenhouse gas, results from off-gassing associated with agricultural practices 
and landfills. Sinks of CO2, where CO2 is stored outside of the atmosphere, include uptake by 
vegetation and dissolution into the ocean. 
 
Section 15364.5 of the California Code of Regulations defines GHGs to include carbon dioxide, 
methane, nitrous oxide, hydrofluorocarbons, perfluorocarbons and sulfur hexafluoride.  Fossil fuel 
consumption in the transportation sector (on-road motor vehicles, off-highway mobile sources, and 
aircraft) is the single largest source of GHG emissions, accounting for approximately half of GHG 
emissions globally.  Industrial and commercial sources are the second largest contributors of GHG 
emissions with about one-fourth of total emissions.  
 
California has passed several bills and the Governor has signed at least three executive orders 
regarding greenhouse gases.  GHG statues and executive orders (EO) include AB 32, SB 1368, EO 
S-03-05, EO S-20-06 and EO S-01-07.  

 
20 California Environmental Protection Agency Air Resources Board. California Greenhouse Gas Emission Inventory: 2000‐2012. 
May 2014. 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In accordance with CEQA requirements and the CEQA review process, the City assesses the global 
climate change potential of new development projects, requires mitigation of potentially significant 
global climate change impacts by conditioning discretionary permits, and monitors and enforces 
implementation of such mitigation.   
 
Currently, the City of Mission Viejo does not have any adopted GHG emission thresholds. SCAQMD 
has only adopted a GHG emission threshold of 10,000 metric tons of carbon dioxide equivalent 
(MTCO2e) for industrial projects where the SCAQMD is the lead agency.21 SCAQMD has initiated 
a Working Group to develop a detailed methodology for evaluating GHG emissions significance 
under CEQA. The SCAQMD’s most current version of the draft GHG emissions thresholds 
recommends a tiered approach that provides a quantitative annual threshold of 3,500 metric tons 
(MT) CO2e for residential projects.22 Although the SCAQMD provided substantial evidence 
supporting the use of the above threshold, they have not been formally adopted. The 3,500 
MT/year recommendation was used as a guideline for the GHG analysis (Giroux 2016). Therefore, 
the Modified Project would be considered to create a significant cumulative GHG impact if it would 
exceed the annual threshold of 3,500 MT CO2e, including construction emissions that are amortized 
over 30 years. 
 
a) Generate greenhouse gas emissions, either directly or indirectly, that may have a significant 

impact on the environment? 
 
Summary of Impacts Identified in the Adopted MND 
 
Greenhouse gas impacts were not analyzed in the Adopted MND.  
 
Impacts Associated with the Modified Project 
 
No New Impact. Greenhouse gas impacts were calculated for two phases: construction and build-
out of the Modified Project.  
 
Construction GHG Emissions 
Construction activities produce combustion emissions from various sources, such as site grading, utility 
engines, heavy-duty construction vehicles onsite, equipment hauling materials to and from the site, 
asphalt paving, and motor vehicles transporting the construction crew. Exhaust emissions from onsite 
construction activities would vary daily as construction activity levels change. The 
CalEEMod2013.2.2 computer model estimated that the construction activities for the Modified 
Project would generate the annual CO2e identified in Table GHG-1, below. 
 

 
 
 
 
 

 
21 SCAQMD Interim GHG Significance Threshold Staff Proposal, 3-13 (October 2008) available at 
http://www.aqmd.gov/docs/default-source/ceqa/handbook/greenhouse-gases-(ghg)-ceqa-significance-
thresholds/ghgattachmente.pdf?sfvrsn=2. 
22 ibid 
 

http://www.aqmd.gov/docs/default-source/ceqa/handbook/greenhouse-gases-(ghg)-ceqa-significance-thresholds/ghgattachmente.pdf?sfvrsn=2
http://www.aqmd.gov/docs/default-source/ceqa/handbook/greenhouse-gases-(ghg)-ceqa-significance-thresholds/ghgattachmente.pdf?sfvrsn=2


 

City of Mission Viejo 
City Lane Townhomes Addendum   

57 

 
Table GHG-1 

Construction Emissions (MT CO2e)23 

Year 2017 316.4 
Year 2018 1.6 

TOTAL 316.4 
Amortized (30 years) 10.5 

Source:  Giroux & Associates, Appendix A 
 
The SCAQMD’s GHG emissions policy for construction is to amortize emissions over a 30-year time 
period and then add them to the annual operational GHG emissions from the Modified Project.24 
Construction of the Modified Project would result in average emissions of 10.5 MT of CO2e per 
year over the course of 30 years.  
 
Operational GHG Emissions 
Implementation of the multi-family residences would generate area and indirect sources of 
operational GHG emissions that would primarily result from motor vehicle trips, electricity and 
natural gas consumption, water transport (the energy used to pump water), and solid waste 
generation. GHG emissions from electricity consumed by the residences would be generated off-
site by fuel combustion at the electricity provider. GHG emissions from water transport are also 
indirect emissions resulting from the energy required to transport water from its source.  
  
The estimated operational GHG emissions that would be generated from implementation of the 
multi-family residential project are shown in Table GHG-2. Additionally, in accordance with 
SCAQMD’s recommendation, the project’s amortized construction-related GHG emissions from 
Table GHG-1 are added to the operational emissions estimate in order to determine the project’s 
total annual GHG emissions. As shown in Table GHG-2, the Modified Project’s total net annual 
GHG emissions would be approximately 734.2 MTCO2e per year. This would not exceed the 
threshold of 3,500 MTCO2e per year. Therefore, the net increase in GHG emissions resulting from 
implementation of the Modified Project would be less than significant. 
 

Table GHG-2 
Proposed Uses Operational Emissions (MT CO2e)25 

Consumption Source  
Area Sources 20.3 
Energy Utilization 169.0 
Mobile Source 490.1 
Solid Waste Generation 13.9 
Water Consumption 30.4 
Construction 10.5 
TOTAL 734.2 
Threshold 3,500 
Exceeds Threshold? No 

 
23 Appendix A, CalEEMod (Giroux 2016). 
24 SCAQMD Interim GHG Significance Threshold Staff Proposal at 3-9 (October 2008). 
25 Id. 



 

City of Mission Viejo 
City Lane Townhomes Addendum   

58 

Source:  Giroux & Associates, Appendix A 
 
Total project GHG emissions would be substantially below the significance threshold of 3,500 MT 
of CO2e suggested by SCAQMD. Because implementation of the Modified Project would not result 
in the generation of a significant level of GHG emissions, there would be a less than significant 
impact. Therefore, there would be no new significant impacts as a result of the Modified Project. 
 
b) Conflict with an applicable plan, policy or regulation adopted for the purpose of reducing 

the emissions of greenhouse gases? 
 
Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND did not analyze GHG emissions.  
 
Impacts Associated with the Modified Project 
 
No New Impact. The City of Mission Viejo has adopted a Sustainability Action Plan to reduce GHG 
emissions within its jurisdictional boundaries. The Sustainability Action Plan includes six emission 
reduction measures, which are listed below in Table GHG-3, along with a description of the 
Modified Project’s consistency with each measure. 
 

Table GHG-3 
Consistency with Sustainability Action Plan Emission Reduction Measures 

Measure Project Consistency 
Urban Forestry. The urban forestry 
measure uses street trees to capture and 
store carbon. It also reduces the cooling 
load of buildings, which decreases energy 
consumption. 
 

The Modified Project includes an extensive 
landscaping plan that would provide trees, bushes, 
vines, and grass ground cover that would capture 
and store carbon on the project site. Thus, the 
Modified Project would be consistent with the urban 
forestry measure. 
 

Water Efficiency. The water efficiency 
measure promotes the efficient use and 
conservation of water in buildings and 
landscapes. 
 

The Modified Project would be developed pursuant 
to the California Green Building Standards Code, 
also known as the CALGreen Code, which would 
require installation of low-flow plumbing fixtures, 
drought tolerant landscaping, and efficient 
irrigation systems. Thus, the Modified Project would 
promote the efficient use of water and would be 
consistent with the water efficiently measure.  
 

Clean & Efficient Energy. The clean and 
efficient energy measure recommends 
ways to increase energy efficiency in 
existing buildings, enhance energy 
performance for new construction, and 
increase use of renewable energy. 
 

Implementation of the CALGreen Code, described 
above, would provide for sustainable construction 
practices, including energy efficiency. Energy 
consumption would be reduced with implementation 
of the most current Title 24 Standards for energy 
conservation, and installation of EnergyStar–labeled 
programmable thermostats, lighting and roofing 
material. Thus, the Modified Project would be 
consistent with the efficient energy measure. 
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Measure Project Consistency 
 

Solid Waste Reduction. The solid waste 
reduction measure aims to increase waste 
diversion and recycling, and reduce 
consumption of materials that otherwise 
end up in landfills. 
 

As described in Section 5.17, Utilities and Service 
Systems, the Modified Project would comply with all 
regulations related to solid waste, that requires 
diversion of a minimum of 50 percent of solid waste. 
In addition, after 2020 the project would be 
required to divert 75 percent of solid waste 
pursuant to state regulations. Thus, the Modified 
Project would be consistent with the efficient energy 
measure. 
 

Alternative Transportation. The 
alternative transportation measure 
encourages carpooling, walking, and 
bicycling as viable transportation modes 
to decrease the need to drive. 
 

The Modified Project site is located adjacent to an 
existing retail shopping center, and the Modified 
Project provides pedestrian access to the shopping 
center and the adjacent roadway. Thus, the 
Modified Project encourages walking and the 
project location decreases the need to drive. 
Therefore, the Modified Project would be consistent 
with the alternative transportation measure. 
 

Traffic Management. The coordination of 
signals along arterial roadways will 
reduce vehicle idling and reduce fuel 
consumption. 
 

As described in Section 5.17, Utilities and Service 
Systems, the Modified Project would not result in 
impacts related to traffic conditions within the City. 
Thus, traffic related to the project would not 
increase vehicle idling and fuel consumption, and the 
Modified Project would be consistent with the traffic 
management measure. 
 

 
 
As described in Table GHG-3, the Modified Project would be consistent with the emission reduction 
measures in the City’s Sustainability Action Plan. In addition, as described above, the Modified 
Project would result in GHG emissions that are significantly below the 3,500 MT of CO2e per year 
metric. As a result, the Modified Project would not conflict with an applicable plan, policy or 
regulation adopted for the purpose of reducing the emissions of greenhouse gases, and there would 
be no new significant impacts as a result of the Modified Project. 
 
Standard Conditions/Existing Plans, Programs, or Policies 

No PPPs are applicable. 
 
Conclusion 

Based on the foregoing, none of the conditions identified in CEQA Guidelines Section 15162 that 
would trigger the need to prepare a subsequent or supplemental MND or other environmental 
document to evaluate project impacts or mitigation measures exist regarding greenhouse gas 
emissions. There have not been 1) changes to the project that require major revisions of the previous 
Adopted MND due to the involvement of new significant environmental effects or a substantial 
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increase in the severity of previously identified effects; 2) substantial changes with respect to the 
circumstances under which the project is undertaken that require major revisions of the previous 
Adopted MND due to the involvement of new significant environmental effects or a substantial 
increase in the severity of previously identified effects; or 3) the availability of new information of 
substantial importance relating to significant effects or mitigation measures or alternatives that were 
not known and could not have been known when the Adopted MND was adopted as completed. 
 
Mitigation/Monitoring Required 

No new impacts nor substantially more severe greenhouse gas emissions impacts would result from 
the adoption and implementation of the Modified Project; therefore, no new or revised mitigation 
measures with respect to greenhouse gas emissions impacts are required. No refinements related 
to the Modified Project are necessary to the Adopted MND mitigation measures and no new 
mitigation measures are required.   
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5.8 HAZARDS AND HAZARDOUS 

MATERIALS 
Subsequent or Supplemental MND Addendum to MND 

Would the project: Substantial 
Change in 
Project or 

Circumstances 
Resulting in 

New 
Significant 

Effects 

New 
Information 

Showing 
Greater 

Significant 
Effects than 

Previous 
MND 

New 
Mitigation 

or 
Alternative 
to Reduce 
Significant 
Effect is 
Declined 

Minor 
Technical 
Changes 

or 
Additions 

No 
New 

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 reasonably 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 compiled 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 for people residing or working in the project area? 

     

f) For a project within the vicinity of a private airstrip, would the 
project result in a safety hazard for people residing or working 
in the project area? 

     

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

     

h) Expose people or structures to a significant risk of loss, injury 
or death involving wildland fires, including where wildlands are 
adjacent to urbanized areas or where residences are intermixed 
with wildlands?  

     

 
a) Create a significant hazard to the public or the environment through the routine transport, 

use, or disposal of hazardous materials?  
 
Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that there are no environmental conditions, including hazardous 
substances (including soils, surface waters, and groundwater) in connection with the project site.  
The Adopted MND concluded that there would be no impact related to this issue. 
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Impacts Associated with the Modified Project 
 
No New Impact. A hazardous material is typically defined as any material that due to its quantity, 
concentration, or physical or chemical characteristics, poses a significant potential hazard to human 
health and safety or the environment if released. Hazardous materials may include, but are not 
limited to hazardous substances, hazardous wastes, and any material that would be harmful if 
released. 
 
There are multiple state and local laws that regulate the storage, use, and disposal of hazardous 
materials. The Orange County Health Care Agency Environmental Health Division is the local 
administrative agency that coordinates the following programs that regulate hazardous materials 
and hazardous wastes: Underground Storage Tanks (UST), Above Ground Petroleum Storage Tanks 
(APST), Hazardous Materials Disclosure Plan Business Plans, and California Accidental Release 
Program (CalARP). 
 
The Modified Project would develop and operate 60 multi-family residences on a currently vacant 
lot that is partially used for retail parking. The proposed construction activities would involve 
demolition of existing asphalt and the transport, use, and disposal of hazardous materials such as 
paints, solvents, oils, grease, and calking. In addition, hazardous materials would be used for fueling 
and serving construction equipment onsite. These types of hazardous materials used during 
construction are not acutely hazardous, and all storage, handling, use, and disposal of these 
materials are regulated by state and federal laws that all development projects are required to 
strictly adhere to. As a result, the routine transport, use or disposal of hazardous materials during 
construction activities of the Modified Project would be less than significant. 
 
Operation of the Modified Project includes activities related to residential uses, which generally 
would use hazardous materials including solvents, cleaning agents, paints, pesticides, batteries, and 
aerosol cans. Although residents of the project would utilize common types of hazardous materials 
generally classified as household hazardous waste, normal routine use of these products would not 
result in a significant hazard to residents or workers in the vicinity of the project site. Therefore, 
operation of the Modified Project would not result in a significant hazard to the public or to the 
environment through the routine transport, use, or disposal of hazardous waste during operation. 
Impacts would be less than significant, and there would be no new impacts as a result of the 
Modified Project.  
 
b) Create a significant hazard to the public or the environment through reasonably foreseeable 

upset and accident conditions involving the release of hazardous materials into the 
environment?  

 
Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that the Modified Project does not pose a significant hazard to the public 
or the environment. The Adopted MND concluded that there would be no impact related to this 
issue. 
 
Impacts Associated with the Modified Project 
 
No New Impact. As described above, project construction and operation activities would involve 
the limited use and disposal of hazardous materials. Equipment that would be used in construction 
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of the Modified Project has the potential to release gas, oils, greases, solvents; and spills of paint 
and other finishing substances. However, the amount of hazardous materials onsite would be limited, 
and construction activities would be required to adhere to all applicable regulations regarding 
hazardous materials storage and handling, as well as to implement construction BMPs (through 
implementation of a required SWPPP, per PPP GEO-2) to prevent a hazardous materials release 
and to promptly contain and clean up any spills, which would minimize the potential for harmful 
exposures. With compliance to existing laws and regulations, which is mandated by the City to 
receive construction permits, the project’s construction-related impacts would be less than significant. 
 
The proposed residential uses would utilize and store small quantities of hazardous materials such 
as household cleaners, solvents, paints, and pesticides. These types of hazardous materials are not 
acutely hazardous and regulated by existing laws that have been implemented to reduce risks 
related to the use of these substances. As a result, operation of the proposed residential uses on the 
project site would not create a reasonably foreseeable upset and accident condition involving the 
release of hazardous materials into the environment, and impacts would be less than significant. 
There would be no new impacts as a result of the Modified Project.  
 
c) Emit hazardous emissions or handle hazardous materials, substances, or waste within one-

quarter mile of an existing or proposed school?  
 
Summary of Impacts Identified in the Approved MND 
 
The Adopted MND stated that it is not anticipated that the Modified Project would have any impact 
relative to hazardous substances or emissions. The Adopted MND concluded that there would be no 
impact related to this issue. 
 
Impacts Associated with the Modified Project 

No New Impact. The Creative Learning Preschool & Academy school is located in the Mission Foothill 
Marketplace shopping center that is adjacent to the proposed project site, to the west. There are 
no other schools or proposed schools within one-quarter mile of the proposed site. As discussed in 
subsections a) and b), once operational, the 60-unit residential community would not involve or 
require the use, manufacture, or storage of hazardous materials other than typical household 
materials that are commonly used for maintenance and landscaping purposes. As a result, potential 
impacts would be less than significant. There would be no new impacts as a result of the Modified 
Project.  
 
d) Be located on a site which is included on a list of hazardous materials sites compiled 

pursuant to Government Code Section 65962.5 and, as a result, would it create a significant 
hazard to the public or the environment?  

 
Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that the project site is not located on a hazardous materials site identified 
by Government Code section 65962.5. Therefore, the Adopted MND concluded that there would 
be no impact related to this issue. 
 
Impacts Associated with the Modified Project 

No New Impact. The project is not located on a site which is included on a list of hazardous materials 
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sites compiled pursuant to the State of California Government Code Section 65962.5.26 There are 
no such hazardous materials sites within 5,000 feet of the project site, so there would be no impact. 
There would be no new impacts as a result of the Modified Project.  
 
e) For a project 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 for people residing or working in the project area?  

 
Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that the project site is not located in an airport land use plan or a private 
airstrip, and therefore concluded that there would be no impact related to this issue area. 
 
Impacts Associated with the Modified Project 

No New Impact. The project site is not located within two miles of a public airport. The nearest 
public airport, John Wayne Airport, is located approximately 13.5 miles southwest of the project 
site. Therefore, the Modified Project would not result in an airport related safety hazard for people 
residing or working in the project area. There would be no new impacts as a result of the Modified 
Project.  
 
f) For a project within the vicinity of a private airstrip, would the project result in a safety 

hazard for people residing or working in the project area? 
 
Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that the project site is not located in an airport land use plan or a private 
airstrip, and therefore concluded that there would be no impact related to this issue area. 
 
Impacts Associated with the Modified Project 

No New Impact. There are no private airfields or airstrips identified in close proximity to the 
project site. Therefore, the Modified Project would not result in a safety hazard for people residing 
or working in the project area. There would be no new impacts as a result of the Modified Project.  
 
g) Impair implementation of an adopted emergency response plan or emergency evacuation 

plan?  
 
Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that Mission Viejo has an Emergency Operations Plan (EOP) consistent 
with the State Emergency Management System requirements, outlining the City's response to 
extraordinary emergency situations associated with natural disasters, technological incidents, and 
national security emergencies. The General Plan also identifies evacuation routes within the City, to 
be used in the event of a major emergency that requires evacuation of all or part of Mission Viejo. 
All development proposals are thoroughly reviewed by the City to ensure project consistency with 
the EOP and requirements of the Orange County Fire Authority. The Adopted MND determined 
that no impacts relative to this topic are anticipated as a result of the project. 

 
26 California Department of Toxic Substances Control. Envirostor. http://www.envirostor.dtsc.ca.gov/public/.  
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Impacts Associated with the Modified Project 

No New Impact. The City of Mission Viejo maintains a comprehensive Emergency Management 
Program designed to support citizens, first responders and City staff in building and sustaining the 
City’s ability to prepare for, protect against, respond to, recover from and lessen the impacts of 
natural and man-made disasters or acts of terrorism. The City's Office of Emergency Management 
provides services necessary to respond to major emergencies such as implementation of an 
Emergency Operations Plan, Emergency Operations Center, and having trained City staff who may 
be called upon to serve in the time of a disaster, Police and Fire Services, public education and 
trained volunteers.  

The Modified Project would provide residential uses that would be permitted and approved in 
compliance with existing safety regulations, such as the California Building Code, Fire Code, and 
City Municipal Code to ensure that it would not conflict with implementation of an emergency 
evacuation. 

The construction activities related to the Modified Project, including equipment and supply staging 
and storage, would occur within the project site and would not restrict access of emergency vehicles 
to the project site or adjacent areas. Los Alisos Boulevard would remain open during construction 
activities, which would ensure adequate emergency access to the project area and vicinity. Thus, 
impacts related to interference with an adopted emergency response of evacuation plan during 
construction activities would be less than significant.  

Operation of the Modified Project would also not result in impairment of an emergency response 
plan. Direct access to the project site would be provided from Los Alisos Boulevard which is adjacent 
to the project site. The project is also required to design and construct internal access and provide 
fire suppression facilities (e.g., hydrants and sprinklers) in conformance with the City Municipal 
Code. In addition, the Orange County Fire Authority would review the development plans prior to 
approval to ensure adequate emergency access pursuant to the requirements in the Uniform Fire 
Code and Section 503 of the California Fire Code (Title 24, California Code of Regulations, Part 
9). As such, the Modified Project would not impair implementation of or physically interfere with an 
adopted emergency response plan or emergency evacuation plan, and impacts would be less than 
significant. There would be no new impacts as a result of the Modified Project.  
 
h) Expose people or structures to a significant risk of loss, injury or death involving wildland 

fires, including where wildlands are adjacent to urbanized areas or where residences are 
intermixed with wildlands? 

 
Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that the project itself (or location) would not be a significant risk involving 
wildland fires. Therefore, the Adopted MND concluded that there would be no impact related to 
this issue area. 
 
Impacts Associated with the Modified Project 

No New Impact. The project site is located in a completely developed and urban community, with 
no wildlands or areas of native vegetation within the project site or within close proximity. The 
project area is not mapped as an area of high wildland fire hazard by the California Department 
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of Forestry and Fire Protection (CAL FIRE). Therefore, the Modified Project would not expose people 
or structures to a significant risk of loss, injury, or death from wildfires.  There would be no new 
impacts as a result of the Modified Project.  

Standard Conditions/Existing Plans, Programs, or Policies 

No PPPs are applicable. 
 
Conclusion 
 
Based on the foregoing, none of the conditions identified in CEQA Guidelines Section 15162 that 
would trigger the need to prepare a subsequent or supplemental MND or other environmental 
document to evaluate project impacts or mitigation measures exist regarding hazards and 
hazardous materials. There have not been 1) changes to the project that require major revisions of 
the previous Adopted MND due to the involvement of new significant environmental effects or a 
substantial increase in the severity of previously identified effects; 2) substantial changes with 
respect to the circumstances under which the project is undertaken that require major revisions of 
the previous Adopted MND due to the involvement of new significant environmental effects or a 
substantial increase in the severity of previously identified effects; or 3) the availability of new 
information of substantial importance relating to significant effects or mitigation measures or 
alternatives that were not known and could not have been known when the Adopted MND was 
adopted as completed. 
 
Mitigation/Monitoring Required 
 
No new impacts nor substantially more severe hazards and hazardous materials impacts would 
result from the adoption and implementation of the Modified Project; therefore, no new or revised 
mitigation measures with respect to hazards and hazardous materials impacts are required. No 
refinements related to the Modified Project are necessary to the Adopted MND mitigation measures 
and no new mitigation measures are required. 
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5.9 HYDROLOGY AND WATER QUALITY Subsequent or Supplemental MND Addendum to MND 

Would the project: Substantial 
Change in 
Project or 

Circumstances 
Resulting in 

New 
Significant 

Effects 

New 
Information 

Showing 
Greater 

Significant 
Effects than 

Previous 
MND 

New 
Information 
Identifying 

New 
Mitigation 

or 
Alternative 
to Reduce 
Significant 
Effect is 
Declined 

Minor 
Technical 
Changes 

or 
Additions 

No 
New 

Impact/
No 

Impact 

a) Violate any water quality standards or waste discharge 
requirements?  

     

b) Substantially deplete groundwater supplies or interfere 
substantially with groundwater recharge such that there would 
be a net deficit in aquifer volume or a lowering of the local 
groundwater table level (e.g., the production rate of pre-
existing nearby wells would drop to a level which would not 
support existing land uses or planned uses for which permits have 
been granted)? 

     

c) Substantially alter the existing drainage pattern of the site or 
area, including through the alteration of the course of a stream 
or river, in a manner which would result in substantial erosion or 
siltation on- or off-site?  

     

d) Substantially alter the existing drainage pattern of the site or 
area, including through the alteration of the course of a stream 
or river, or substantially increase the rate or amount of surface 
runoff in a manner which would result in flooding on- or off-site?  

     

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

     

f) Otherwise substantially degrade water quality?       

g) Place housing within a 100-year flood hazard area as 
mapped on a federal Flood Hazard Boundary or Flood 
Insurance Rate Map or other flood hazard delineation map?  

     

h) Place within a 100-year flood hazard area structures which 
would impede or redirect flood flows?  

     

i) Expose people or structures to a significant risk of loss, injury 
or death involving flooding, including flooding as a result of the 
failure of a levee or dam?  

     

j) Inundation by seiche, tsunami, or mudflow      

 
 
 
a) Violate any water quality standards or waste discharge requirements? 
 
f) Otherwise substantially degrade water quality? 
 



 

City of Mission Viejo 
City Lane Townhomes Addendum   

68 

Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that the proposed project would not degrade water quality and would 
not violate water quality standards or waste discharge requirements because the development 
would be required to comply with NPDES and WQMP standards. Therefore, the Adopted MND 
concluded that there would be less than significant impacts related to this issue area with 
implementation of regulations. 
 
Mitigation Measures from the Adopted MND 
 
Mitigation Measure No. 5:  
Prior to the issuance of any grading permit, the applicant shall submit a Water Quality 
Management Plan (WQMP) to the City Engineer for review and approval. The WQMP shall identify 
Best Management Practices (BMPs) that will be utilized on-site to control pollution runoff. 
 
Impacts Associated with the Modified Project  
 
No New Impact. This section is divided into analyses for Short-term Construction Impacts and Long-
term Operational impacts. 
 
Short-Term Construction Water Quality Impacts 
The existing site is developed and mostly covered by impervious surfaces. During construction 
activities, 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 (such as paints, solvents, and fuels), and concrete-related waste may be spilled or leaked 
and have the potential to be transported via storm runoff into receiving waters. 
 
The Modified Project is subject to City’s Municipal Code Chapter 6.65, Water Quality implements 
the requirements of the San Diego Regional Water Quality Control Board (RWQCB) National 
Pollutant Discharge Elimination System (NPDES) Municipal Separate Storm Sewer System (MS4) 
Permit Storm Water Permit Order No. R9-2013-0001, as amended by Order Nos. R9-2015-0001 
and R9-2015-0100, NPDES No. CAS0109266, which establishes minimum stormwater management 
requirements and controls. With the implementation of these requirements, the potential for erosion 
or loss of topsoil would be negligible. The Modified Project would be required to implement erosion 
control BMPs that are required by a project specific SWPPP, as included by PPP GEO-2. The 
SWPPP would establish BMPs for pollutants during construction activities, such as: 

• Silt Fencing, Fiber Rolls, or Gravel Bags  
• Street Sweeping and Vacuuming 
• Storm Drain Inlet Protection 
• Stabilized Construction Entrance/Exit 
• Vehicle and Equipment Maintenance, Cleaning, and Fueling 
• Hydroseeding 
• Material Delivery and Storage 
• Stockpile Management 
• Spill Prevention and Control 
• Solid Waste Management 
• Concrete Waste Management  
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Implementation of BMPs and compliance with the NPDES requirements, as included by Adopted 
MND Mitigation Measure No. 5 and PPP GEO-2, which would be verified by the Community 
Development Department during the permitting process would reduce the project’s construction-
related impacts to water quality standards and waste discharge requirements during and after 
construction to a less than significant level. Therefore, there would be no new significant impacts as 
a result of the Modified Project. 
 
Long-Term Operational Water Quality Impacts 

The Modified Project would introduce residential uses to the project site, which would introduce the 
potential for pollutants such as, chemicals from household cleaners, pathogens from pet wastes, 
nutrients from fertilizer, pesticides and sediment from landscaping, trash and debris, and oil and 
grease from vehicles. These pollutants could potentially discharge into surface waters and result in 
degradation of water quality.  
 
The City of Mission Viejo Local Implementation Plan; Municipal Code Chapter 6.65, Water Quality; 
and MS4 Permit require implementation of a WQMP incorporating post-construction (or permanent) 
Low Impact Development (LID) site design, source control, and treatment control BMPs into the 
Modified Project. The LID site design would to minimize impervious surfaces and provide infiltration 
of runoff. As described in the Project Description, the Modified Project would install a system of 
catch basins and storm drains that would outlet into two underground storage facilities that would 
connect to filtration units to treat pollutants, which would minimize the introduction of pollutants that 
may result in water quality impacts. Additional types of BMPs that would be implemented for the 
Modified Project are listed in Table HWQ-1.  
 

Table HWQ-1: Types of BMPs Incorporated into the Project Design 

Type of BMP Description of BMPs 

LID Site Design 

Optimize the site layout: Minimize impervious footprint by using the minimum allowable width of 
sidewalks, conserving the existing slopes along the northern and eastern site boundaries, 
landscape buffers will be installed.  
Use pervious surfaces: Landscaping areas are incorporated into the project design to increase the 
amount of pervious area and on-site retention of stormflows. Use of native or drought tolerant 
landscaping to maximize water conservation. Impervious roof areas would discharge into 
landscaping areas. 

Source Control 

Storm Drain Stenciling: All inlets/catch basins would be stenciled with the words “Only Rain Down 
the Storm Drain,” or equivalent message.  
Need for future indoor & structural pest control: Buildings would be designed to avoid openings 
that would encourage entry of pests. 
Landscape/outdoor pesticide use: Final landscape plans would accomplish all of the following:  

• Design landscaping to minimize irrigation and runoff, to promote surface infiltration 
where appropriate, and to minimize the use of fertilizers and pesticides that can 
contribute to storm water pollution. 

• Consider using pest-resistant plants, especially adjacent to hardscape. 
• To ensure successful establishment, select plants appropriate to site soils, slopes, climate, 

sun, wind, rain, land use, air movement, ecological consistency, and plant interactions 
Roofing, gutters and trim: The architectural design would avoid roofing, gutters, and trim made 
of copper or other unprotected metals that may leach into runoff. 
Plazas, sidewalks and parking lots: Sidewalks and parking lots shall be swept regularly to prevent 
the accumulation of litter and debris. Debris from pressure washing would be collected to prevent 
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entry into the storm drain system. Wash water containing any cleaning agent or degreaser would 
be collected and discharged to the sanitary sewer and not discharged to a storm drain. 

Treatment 
Control 

Filtration Units: The underground storage facilities that would connect to filtration units to treat 
pollutants would detain runoff and filter it prior to discharge.  
Pervious/Porous Pavement: Porous pavement would be used throughout the site for the treatment 
of storm water runoff before it is conveyed to a underground storage facility or landscaped area. 

 
With implementation of the operational BMPs that would be required by the City pursuant to the 
existing permit regulations, which would be verified during the permitting process for the Modified 
Project, potential pollutants would be reduced to the maximum extent feasible, and development 
of the Modified Project would not violate any water quality standards or waste discharge 
requirements, including but not limited to increasing pollutant discharges to receiving waters, and 
impacts would be less than significant. Furthermore, there would be no new impacts as a result of 
the Modified Project.  
 
b) Substantially deplete groundwater supplies or interfere substantially with groundwater 

recharge such that there would be a net deficit in aquifer volume or a lowering of the local 
groundwater table level (e.g., the production rate of pre-existing nearby wells would drop 
to a level which would not support existing land uses or planned uses for which permits 
have been granted)? 

 
Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that the proposed project would not impact groundwater supplies or 
interfere with groundwater recharge. Therefore, the Adopted MND concluded that no impacts 
would result from the project. 
 
Impacts Associated with the Modified Project  

No New Impact. Water supplies for the Modified Project would be provided by the Santa 
Margarita Water District.  The District’s main source of water supply is imported water purchased 
from Metropolitan Water District (MWD). In 2015, the total water supply was approximately 78 
percent imported water and 22 percent recycled water. No groundwater was used by the District 
in 2015. The Modified Project does not include groundwater extraction wells and would be 
connected to the City’s water lines located in Los Alisos Boulevard and would not deplete 
groundwater supplies from water consumption.  

Development of the project site would result in 2.15 acres of impervious surfaces on the 2.86-acre 
site, which would equal 75 percent of the site being impervious after implementation of the 
Modified Project. However, the project design includes BMPs that would be incorporated to 
minimize maximize pervious surfaces and landscaping areas thereby promoting infiltration and 
groundwater recharge. Thus, the Modified Project would not substantially interfere with 
groundwater recharge such that there would be a net deficit in aquifer volume or a lowering of the 
local groundwater table level, and impacts would be less than significant. In addition, there would 
be no new impacts as a result of the Modified Project compared to the Adopted Project.  
 
c) Substantially alter the existing drainage pattern of the site or area, including through the 

alteration of the course of a stream or river, in a manner which would result in substantial 
erosion or siltation on- or off-site? 
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d) Substantially alter the existing drainage pattern of the site or area, including through the 
alteration of the course of a stream or river, or substantially increase the rate or amount of 
surface runoff in a manner which would result in flooding on- or off-site? 

 
e) Create or contribute runoff water which would exceed the capacity of existing or planned 

stormwater drainage systems or provide substantial additional sources of polluted runoff? 
 
Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that for approval of construction, a grading and drainage plan compliant 
with Municipal Code standards would be required that would and a SWPPP in accordance with the 
California Storm Water Best Management Practice Handbook, Construction Activity, would be 
required to be submitted. In addition, the Adopted MND identified no streams or waterways on the 
site. Therefore, the Adopted MND concluded that there would be no impact related to this issue 
area. 
 
Impacts Associated with the Modified Project  
 
No New Impact. The project site does not include, and is not adjacent to, a stream or river. Thus, 
impacts related to alteration of the course of a stream or river would not occur. The Modified Project 
would maintain the existing general drainage pattern on the site, but would provide improvements 
by conveying runoff into either onsite landscaped areas or into an onsite system of catch basins and 
storm drains that would convey runoff into underground storage facilities that would retain and 
filter runoff prior to slowly discharging into the existing offsite storm drain system located in the 
Mission Foothill Marketplace right-of-way. The landscaping and underground storage and filtration 
facilities would avoid any potential for erosion, siltation, or flooding.  
 
The drainage flow from the project site to the existing storm drain in the Mission Foothill Marketplace 
right-of-way would be regulated by the capacity of the underground storage facilities, which were 
designed pursuant to the required flows as demonstrated in the Preliminary Hydrology Report.27 
The implementation of required water quality control features in a project specific WQMP, would 
minimize the risk of polluted runoff flowing into storm drains. With the application of PPP GEO-2: 
Stormwater Pollution/Erosion Control, impacts would continue to be less than significant, and there 
would be no new impacts as a result of the Modified Project.  
 
g) Place housing within a 100-year flood hazard area as mapped on a federal Flood Hazard 

Boundary or Flood Insurance Rate Map or other flood hazard delineation map? 
 

h) Place within a 100-year flood hazard area structures which would impede or redirect flood 
flows? 

 
Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that no impacts relative to the 100-year flood hazard would occur as a 
result of the project. Therefore, the Adopted MND concluded that there would be no impacts related 
to these issue areas. 
 

 
27 Preliminary Hydrology Study, Proactive Engineering Consultants, 2016   
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Impacts Associated with the Modified Project  

No New Impact. According to the Federal Emergency Management Agency (FEMA), the project 
site is not located in a special flood hazard area (100-year or less floodplain).28 Therefore, no 
impacts related to floods are associated with implementation of the Modified Project. There would 
be no new impacts as a result of the Modified Project.  
 
i) Expose people or structures to a significant risk of loss, injury or death involving flooding, 

including flooding as a result of the failure of a levee or dam? 
 
Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that the project would not expose people or pose a risk of injury or 
death involving flooding because the project site is not located within a designated flood area, and 
the FEMA map indicates that the subject site is in Flood Zone X, an area determined to be outside 
of the 100-year flood plan. Therefore, the Adopted MND concluded that no impacts would result 
from the project. 
 
Impacts Associated with the Modified Project  
 
No New Impact. The Orange County General Plan Figure IX-9, Prado Dam and Santiago Reservoir 
Inundation Areas, shows that the project site is not located within a dam inundation area. Therefore, 
the Modified Project would not expose people or structures to risks related to flooding as a result 
of the failure of a levee or dam, and there would be no new impacts as a result of the Modified 
Project.  
 
j) Inundation by seiche, tsunami, or mudflow 
 
Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that the project site is not subject to inundation of seiche or tsunami due 
to its distance from large bodies of water and the ocean and is not susceptible to mudflow. 
Therefore, the Adopted MND concluded that there would be no impacts related to these issue areas. 
 
Impacts Associated with the Modified Project  
 
No New Impact. A seiche is an oscillation of a landlocked body of water, such as a lake, that can 
be caused by seismic activity and cause water damage to buildings, roads, and infrastructure that 
surround the body of water. No major water-retaining structures are located immediately up 
gradient from the project site, and therefore flooding from a seismically induced seiche is 
considered unlikely. Additionally, the project site is not located within a coastal area and is outside 
of the Orange County Tsunami Inundation Map for Emergency Planning. Therefore, tsunamis are 
not considered a significant hazard at the site. By definition, mudflows are considered a type of 
landslide and the site is not located in an earthquake-induced landslide seismic hazard zone 
according to the State Seismic Hazards Zones Map for the El Toro Quadrangle the project site is 
not within an area identified as having a potential for slope instability. There are no known 
landslides or mudflows near the site, and the site is not in the path of any known or potential 

 
28 FEMA Federal Insurance Rate Map 06059C0284J; FEMA Flood Zones, Definition/Description, http://www.fema.gov/flood-
zones. 
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landslides or mudflows. Therefore, no impacts would occur on the site as a result of a seiche, tsunami, 
or mudflow. There would be no new impacts as a result of the Modified Project. 

Standard Conditions/Existing Plans, Programs, or Policies 
 

PPPs 

PPP GEO-2: Stormwater Pollution/Erosion Control 
(See Section 5.6, Geology and Soils for text) 
 
Conclusion 
 
Based on the foregoing, none of the conditions identified in CEQA Guidelines Section 15162 that 
would trigger the need to prepare a subsequent or supplemental MND or other environmental 
document to evaluate project impacts or mitigation measures exist regarding hydrology and water 
quality. There have not been 1) changes to the project that require major revisions of the previous 
Adopted MND due to the involvement of new significant environmental effects or a substantial 
increase in the severity of previously identified effects; 2) substantial changes with respect to the 
circumstances under which the project is undertaken that require major revisions of the previous 
Adopted MND due to the involvement of new significant environmental effects or a substantial 
increase in the severity of previously identified effects; or 3) the availability of new information of 
substantial importance relating to significant effects or mitigation measures or alternatives that were 
not known and could not have been known when the Adopted MND was adopted as completed. 
 
Mitigation/Monitoring Required 
 
No new impacts nor substantially more severe hydrology and water quality impacts would result 
from the adoption and implementation of the Modified Project; therefore, no new or revised 
mitigation measures are required for hydrology and water quality. No refinements related to the 
Modified Project are necessary to the Adopted MND mitigation measures and no new mitigation 
measures are required. 
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5.10 LAND USE AND PLANNING Subsequent or Supplemental MND Addendum to MND 

Would the project: Substantial 
Change in 
Project or 

Circumstances 
Resulting in 

New 
Significant 

Effects 

New 
Information 

Showing 
Greater 

Significant 
Effects than 

Previous 
MND 

New 
Information 
Identifying 

New 
Mitigation 

or 
Alternative 
to Reduce 
Significant 
Effect is 
Declined 

Minor 
Technical 
Changes 

or 
Additions 

No 
New 

Impact/
No 

Impact 

a) Physically divide an established community?       

b) Conflict with any applicable land use plan, policy, or 
regulation of an agency with jurisdiction over the project 
(including, but not limited to the general plan, specific plan, local 
coastal program, or zoning ordinance) adopted for the purpose 
of avoiding or mitigating an environmental effect?  

     

c) Conflict with any applicable habitat conservation plan or 
natural community conservation plan?  

     

 
a) Physically divide an established community?  
 
Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that the proposed residential site is not developed with an established 
community that would be divided. The Adopted MND concluded that the development would not 
physically divide an established community, and that there would be no impacts related to these 
issue areas. 
 
Impacts Associated with the Modified Project  
 
No New Impact. As previously described the project site is located within an urban area that is 
adjacent to retail commercial, hotel, and existing residential uses. The Modified Project would 
provide infill development on the vacant lot that would be consistent with the approved uses in the 
Adopted MND; and would provide additional residential uses that would integrate into the existing 
community that includes residential uses located across Los Alisos Boulevard from the project site. 
Overall, the Modified Project would provide infill development on the vacant lot that would be 
consistent with existing community land uses as wells as the proposed 105-unit residential community 
to the west. Therefore, the Modified Project would not disrupt or divide the physical arrangement 
of an established community, and the Modified Project would not result in any new or more severe 
impacts than was described in the adopted MND for the Approved Project.  
 
b) Conflict with any applicable land use plan, policy, or regulation of an agency with 

jurisdiction over the project adopted for the purpose of avoiding or mitigating an 
environmental effect?  
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Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that the project does not conflict with any applicable land use plan, 
policy, or regulation (including, but not limited to the general plan, specific plan, or zoning 
ordinance) adopted for the purpose of avoiding or mitigating an environmental effect. The project 
would provide for residential uses (including possible affordable housing), which is consistent with 
the goals and objectives of the City's General Plan. This impact was considered less than significant. 
 
Impacts Associated with the Modified Project  
 
No New Impact. The proposed residential land use would be consistent with the site’s general plan 
and zoning designations and would not conflict with any policy adopted for the purpose of avoiding 
or mitigating an environmental effect. In addition, the residential infill project is consistent with the 
previously approved uses for the project site. There would be no new impacts as a result of the 
Modified Project.    
 
c) Conflict with any applicable habitat conservation plan or natural community conservation 

plan?  
 
Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that there are no habitat conservation plans or natural community 
conservation plans applicable to the project. Therefore, the Adopted MND concluded that there 
would be no impacts related to these issue areas. 
 
Impacts Associated with the Modified Project  
 
No New Impact. The project site is not within an area that is covered by any Natural Community 
Conservation Plan/Habitat Conservation Plan, and therefore no impacts would occur. There would 
be no new impacts as a result of the Modified Project. 

Standard Conditions/Existing Plans, Programs, or Policies 

No PPPs are applicable. 
 
Conclusion 
 
Based on the foregoing, none of the conditions identified in CEQA Guidelines Section 15162 that 
would trigger the need to prepare a subsequent or supplemental MND or other environmental 
document to evaluate project impacts or mitigation measures exist regarding land use and planning. 
There have not been 1) changes to the project that require major revisions of the previous Adopted 
MND due to the involvement of new significant environmental effects or a substantial increase in 
the severity of previously identified effects; 2) substantial changes with respect to the circumstances 
under which the project is undertaken that require major revisions of the previous Adopted MND 
due to the involvement of new significant environmental effects or a substantial increase in the 
severity of previously identified effects; or 3) the availability of new information of substantial 
importance relating to significant effects or mitigation measures or alternatives that were not known 
and could not have been known when the Adopted MND was adopted as completed. 
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Mitigation/Monitoring Required 
 
No new impacts nor substantially more severe land use and planning impacts would result from the 
adoption and implementation of the Modified Project; therefore, no new or revised mitigation 
measures are required regarding land use and planning. No refinements related to the Modified 
Project are necessary to the Adopted MND mitigation measures and no new mitigation measures 
are required.  
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5.11 MINERAL RESOURCES Subsequent or Supplemental MND Addendum to MND 
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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?  

     

 
 
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?  
 
Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that the project site does not contain any known mineral resources that 
would be of value to the region and the residents of the state as a whole. The Adopted MND 
concluded that there would be no impacts related to this issue area. 
 
Impacts Associated with the Modified Project  
 
No New Impact. The project site is not located in a Significant Mineral Aggregate Resource Area 
(SMARA) and is also not located in an area with active mineral extraction activities. The City's 
General Plan does not delineate any locally important mineral resource in the project area. 
Therefore, the Modified Project would not result in any significant impacts to a locally important 
mineral resource. There would be no new impacts as a result of the Modified Project. 
 
b) Result in the loss of availability of a locally-important mineral resource recovery site 

delineated on the general plan, specific plan or other land use plan?  
 
Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that the project site does not contain any known mineral resources that 
would be of value to the region and the residents of the state as a whole. The Adopted MND 
concluded that there would be no impacts related to this issue area. 
 
Impacts Associated with the Modified Project  
 
No New Impact. As stated above in subsection a), the project site is not located within an area 
known to be underlain by regionally- or locally-important mineral resources, or within an area that 
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has the potential to be underlain by regionally- or locally-important mineral resources. The 
Modified Project would not result in the loss of availability of a known mineral resource, and 
therefore there would be no impact. There would be no new impacts as a result of the Modified 
Project. 

Standard Conditions/Existing Plans, Programs, or Policies 

No PPPs are applicable. 
 
Conclusion 
 
Based on the foregoing, none of the conditions identified in CEQA Guidelines Section 15162 that 
would trigger the need to prepare a subsequent or supplemental MND or other environmental 
document to evaluate project impacts or mitigation measures exist regarding mineral resources. 
There have not been 1) changes to the project that require major revisions of the previous Adopted 
MND due to the involvement of new significant environmental effects or a substantial increase in 
the severity of previously identified effects; 2) substantial changes with respect to the circumstances 
under which the project is undertaken that require major revisions of the previous Adopted MND 
due to the involvement of new significant environmental effects or a substantial increase in the 
severity of previously identified effects; or 3) the availability of new information of substantial 
importance relating to significant effects or mitigation measures or alternatives that were not known 
and could not have been known when the Adopted MND was adopted as completed. 
 
Mitigation/Monitoring Required 
 
No new impacts nor substantially more severe mineral resources impacts would result from the 
adoption and implementation of the Modified Project; therefore, no new or revised mitigation 
measures are required regarding mineral resources. No refinements related to the Modified Project 
are necessary to the Adopted MND mitigation measures and no new mitigation measures are 
required.   
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5.12 NOISE Subsequent or Supplemental MND Addendum to MND 

Would the project: Substantial 
Change in 
Project or 

Circumstances 
Resulting in 

New 
Significant 

Effects 

New 
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Showing 
Greater 
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a) Exposure of persons to or generation of noise levels in excess 
of standards established in the local general plan or noise 
ordinance, or applicable standards of other agencies?  

     

b) Exposure of persons to or generation of excessive 
groundborne vibration or groundborne noise levels?  

     

c) A substantial permanent increase in ambient noise levels in the 
project vicinity above levels existing without the project?  

     

d) A substantial temporary or periodic increase in ambient noise 
levels in the project vicinity above levels existing without the 
project?  

     

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 expose people 
residing or working in the project area to excessive noise levels? 

     

f) For a project within the vicinity of a private airstrip, would the 
project expose people residing or working in the project area to 
excessive noise levels?  

     

 
Standards of Significance 
Noise impacts are considered significant if they expose persons to levels in excess of standards 
established in local general plans or noise ordinances. The City of Mission Viejo General Plan Noise 
Element (2009) contains a matrix of acceptable noise exposures as a function of land use sensitivity. 
CNEL compatibility guidelines with ambient noise for multi-family uses up to 65 dB CNEL are 
considered “normally acceptable.” However, the City’s Municipal Code Section 9.22.025 provide 
exterior noise standards for land uses that affect residential property, which state that exterior 
standards are 55 dBA between 7:00 a.m. and 10:00 p.m. and 50 dBA between 10:00 p.m. and 
7:00 a.m. 
 
Impacts may also be significant if they create either a substantial permanent or temporary increase.  
The term "substantial" is not quantified in CEQA guidelines. In most environmental analyses, 
"substantial" is taken to mean a level that is clearly perceptible to humans. For purposes of this 
analysis, the following noise effects due to implementation of the project would be significant: 

1. If construction activities were to audibly intrude into sensitive uses adjacent to the site; and  
 

2. If project traffic noise were to cause an increase by a perceptible amount (3 dBA CNEL) 
and expose receivers to levels exceeding city compatibility noise standards; and 
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3. If future buildout noise levels were to expose sensitive receivers to levels exceeding 

compatibility standards. 
 
State Law  
An interior CNEL of 45 dBA is mandated by the State of California Noise Insulation Standards 
(CCR, Title 24, Part 6, Section T25-28) for multiple family dwellings and hotel and motel rooms.  In 
1988, the State Building Standards Commission expanded that standard to include all habitable 
rooms in residential use, included multifamily dwelling units. Since normal noise attenuation within 
residential structures with closed windows is 20-25 dBA, an exterior noise exposure of 65-75 dBA 
CNEL allows the interior standard to be met without any specialized structural attenuation (dual 
paned windows, etc.), but with closed windows and fresh air supply systems or air conditioning in 
order to maintain a comfortable living environment. 
 
Municipal Code 
Section 9.22.035 of the Mission Viejo Municipal Code states that construction noise is exempt from 
the noise code provisions as long as construction does not occur between the hours of 8:00 p.m. and 
7:00 a.m. on weekdays, including Saturday, or at any time on Sunday or a federal holiday. 
 
Baseline Noise Levels 
Noise measurements were conducted by Giroux & Associates for 24 hours from October 7-8, 2015 
(Appendix C herein), at the three locations in the project vicinity as shown in Figure 7, Noise 
Measurement Locations. The measurement results are shown in Table N-1 below.  
 

Table N-1. Noise Measurements 

Site dBA CNEL 
1 58.5 
2 58.1 
3 56.4 

 
LSA Associates, Inc. conducted long-term and short-term noise measurements in November 14-15, 
2018 as part of the proposed 105-unit residential project (Mission Foothills Residential Project). 
The two measurements relevant to this project site (Short-Term (ST) #2 and Long-Term (LT) #2 on 
Figure 7) indicate average daily noise levels of 57.1 dBA CNEL and 61.5 dBA CNEL, for an 
average of 59.3 dBA CNEL. The average ambient noise in the project vicinity is 58.7 dBA CNEL. 
 
a) Exposure of persons to or generation of noise levels in excess of standards established in 

the local general plan or noise ordinance, or applicable standards of other agencies? 
 

d) A substantial temporary or periodic increase in ambient noise levels in the project vicinity 
above levels existing without the project?  

 
Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that the project would not have any potential impacts associated with 
noise that would occur as a result of the project. 
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Impacts Associated with the Modified Project  
 
No New Impact. Impacts from noise are evaluated for short-term (temporary) impacts associated 
with project construction and long-term (permanent) impacts resulting from project operation.  
 
 
 

 
 
Figure 7 Noise Measurement Locations  



 

City of Mission Viejo 
City Lane Townhomes Addendum   

82 

Short-term Construction Impacts 

Construction of the Modified Project would require use of heavy equipment that would increase 
noise levels in the immediate project area. The noise from construction activity would fluctuate 
depending on the particular type, number, and duration of use of construction equipment. Table N-
2 provides both the maximum (Lmax) and average (Leq) noise levels produced by various types of 
construction equipment at a distance of 50 feet between the equipment and noise receptor. 
 

Table N-2. Construction Equipment Noise Levels 

Construction 
Equipment 

Noise Level at 
50 Feet  

(dBA, Lmax) 

Noise Level at 
50 Feet (dBA, 

Leq) 
Air Compressor 77.7 73.7 
Backhoe 77.6 73.6 
Chain Saw 83.7 76.7 
Compactor 
(Ground) 

83.2 76.2 

Concrete Mixer 
Truck 

78.8 74.8 

Concrete Pump 
Truck 

81.4 74.4 

Concrete Saw 89.6 82.6 
Crane 80.6 72.6 
Dozer 81.7 77.7 
Dump Truck 76.5 72.5 
Excavator 80.7 76.7 
Flatbed Truck 74.3 70.3 
Front End Loader 79.1 75.1 
Generator 80.6 77.6 
Grader 85.0 81.0 
Jackhammer 88.9 81.9 
Paver 77.2 74.2 
Pneumatic Tools 85.2 82.2 
Pumps 80.9 77.9 
Roller 80.0 73.0 
Scraper 83.6 79.6 
Tractor 84.0 80.0 
Vacuum Excavator 85.3 81.3 
Vacuum Street 
Sweeper 

81.6 71.6 

Welder/Torch 74.0 70.0 
Source: FHWA, 2006. 

 
The sensitive receptors closest to the project site are single-family residential uses across Los Alisos 
Boulevard to the south (250 feet) and the hotel that is adjacent to the project site on the west side 
(170 feet from the project site). Due to the distance of the residences to the modified project’s 
construction activities, noise levels would not be substantially increased.  
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The project’s estimated construction noise levels were calculated based on the loudest construction 
scenario, which would occur during the grading phase. The estimated noise levels at the hotel was 
calculated using the noise propagation formulas and the reference noise level for the highest piece 
of equipment used during grading. It was determined that noise levels at the hotel (170 feet away 
from the site) could reach short-term equipment related noise of approximately 69 dBA Leq during 
project construction, and that noise levels at the street side of the wall adjacent to the residences 
across from Los Alisos Boulevard (250 feet from the project site) would be approximately 66 dBA 
Leq during construction. However, the noise at the residences would be much lower with attenuation 
of the existing wall the bounds the residential uses. 
 
The construction equipment noise increases would be temporary in nature and would not generate 
continuously high noise levels. In addition, the operation of each piece of construction equipment at 
the project area would not be constant throughout the construction day, as equipment would be 
turned off when they are not in use. The typical operating cycle for a piece of construction 
equipment would involve one or two minutes of full power operation followed by three or four 
minutes at lower power settings. Thus, the greatest noises of 69 dBA Leq and 66 dBA Leq at the 
nearby receptors would be limited to the intermittent equipment operating cycles that would occur 
at short-term periods during the construction workday, which is limited by the City Municipal Code. 
Per the Municipal Code project construction would not occur between the hours of 8:00 p.m. and 
7:00 a.m. on weekdays, including Saturday, or at any time on Sunday or a federal holiday. The 
proposed 105-unit residential project to the west would be under construction and would not be 
occupied during construction of Modified Project.   
 
In addition, noise associated with construction is exempt from noise standards if the allowable hours 
are limited to the daytime. The Municipal Code’s limitation of construction activities to the daytime 
would prohibit construction noise during the hours when people normally sleep and when people 
are typically more sensitive to noise effects. Thus, the average increase in ambient noise would 
continue to be less than significant during construction activities. Furthermore, construction of a 60-
unit project would have similar construction noise for a shorter duration when compared to the 
construction of an 82-unit project. Therefore, the Modified Project would not result in any new or 
impacts related to construction noise. 
 
Long-term Operation Impacts 

The Modified Project is estimated to generate a total of 439 daily trips to and from the project 
site. Of these trips 28 would occur in the a.m. peak hour and 34 would occur in the p.m. peak hour 
(EPD 2019). The volume of entering (i.e., inbound) vehicles is forecast at no more than 6 trips during 
the a.m. peak hour and 21 vehicle trips during the p.m. peak hour (EPD 2019). The p.m. peak hour 
inbound trips (which are greatest) would result in one trip every 2-3 minutes. This increase in traffic 
resulting from implementation of the Modified Project would result in a very limited increase the 
ambient noise levels in proximity to the project area, which would not be significant. Furthermore, 
the Modified Project would develop 22 fewer residential units and would generate 55 fewer 
residents and 26 fewer daily trips when fully occupied than the 82-unit project analyzed in the 
Adopted MND. Therefore, the Modified Project would not result in any new impacts related to 
vehicular noise.  
 
Interior Areas  
In addition to meeting the exterior noise compatibility standard the residences must also be able to 
achieve the 45 dB CNEL interior noise threshold. As described above, the existing ambient noise in 
the project area is 61.5 dBA, and operation of the proposed project would not generate a 
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substantial increase in the existing ambient noise.  
 
For typical wood-framed construction with stucco and gypsum board wall assemblies, the exterior 
to interior noise level reduction is as follows: 

• Partly open windows – 12 dB 
• Closed single-paned windows – 20 dB 
• Closed dual-paned windows – 30 dB 

 
Use of dual-paned windows is required by the California Building Code (CBC) and Title 24 
standards for energy conservation in new residential construction, which will be verified by PPP N-
2. As the Modified Project would meet the California building and energy codes for residential 
units, which would be verified by the City prior to approval of building and occupancy permits, 
impacts related to interior noise levels would be less than significant. Furthermore, a Final Acoustical 
Report (is required by the City of Missions Viejo, and is included as PPP N-3, to demonstrate 
compliance with interion noise standard and identify specific features that will be incorporated into 
the project to achieve the necessary sound attenuation. Therefore, no new noise impacts would occur 
as a result of the Modified Project. 

b) Exposure of persons to or generation of excessive groundborne vibration or groundborne 
noise levels?  

 
Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that the project would not expose people to or generate excessive 
groundbome vibration or groundbome noise levels. No significant impacts were identified.  
 
Impacts Associated with the Modified Project  
 
No New Impact. Construction activities generate ground-borne vibration when heavy equipment 
travels over unpaved surfaces or when it is engaged in soil movement.  The effects of ground-borne 
vibration include discernable movement of building floors, rattling of windows, shaking of items on 
shelves or hanging on walls, and rumbling sounds.  Vibration related problems generally occur due 
to resonances in the structural components of a building because structures amplify groundborne 
vibration. Within the “soft” sedimentary surfaces of much of Southern California, ground vibration 
is quickly damped out. Groundborne vibration is almost never annoying to people who are outdoors 
(FTA 2006).  
  
Groundborne Vibration  
Construction activities generate ground-borne vibration when heavy equipment travels over 
unpaved surfaces or when it is engaged in soil movement.  The effects of ground-borne vibration 
include discernable movement of building floors, rattling of windows, shaking of items on shelves or 
hanging on walls, and rumbling sounds. Vibration related problems generally occur due to 
resonances in the structural components of a building because structures amplify groundborne 
vibration. Within the “soft” sedimentary surfaces of much of Southern California, ground vibration 
is quickly damped out. Groundborne vibration is almost never annoying to people who are outdoors 
(FTA 2006).   
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Groundborne vibrations from construction activities rarely reach levels that can damage structures. 
Because vibration is typically not an issue, very few jurisdictions have adopted vibration significance 
thresholds. A vibration descriptor commonly used to determine structural damage and human 
annoyance is the peak particle velocity (ppv), which is defined as the maximum instantaneous 
positive or negative peak of the vibration signal, usually measured in in/sec. The range of such 
vibration is as follows in Table N-4: 
 

Table N-4 - Human Response to Vibration 

Average Human Response ppv (in/sec) 

Severe 2.000 
Strongly perceptible 0.900 
Distinctly perceptible 0.240 
Barely perceptible 0.035 

Source: Caltrans Transportation and Construction Vibration Guidance Manual, 2013. 
 
According to Caltrans, the threshold for structural vibration damage for modern structures is 0.5 
in/sec for intermittent sources, which include impact pile drivers, pogo-stick compactors, crack-and-
seat equipment, vibratory pile drivers, and vibratory compaction equipment. The American 
Association of State Highway and Transportation Officials (AASHTO) (1990) identifies maximum 
vibration levels for preventing damage to structures from intermittent construction or maintenance 
activities for residential buildings in good repair with gypsum board walls to be 0.4–0.5 in/sec. 
Table N-5 provides the predicted vibration levels generated by construction equipment. 
 

Table N-5 
Estimated Vibration Levels from Construction Equipment 

 
 
Equipment 

PPV 
at 25 ft 
(in/sec) 

PPV 
at 33 ft 
(in/sec) 

PPV 
at 50 ft 
(in/sec) 

PPV 
at 75 ft 
(in/sec) 

PPV 
at 100 ft 
(in/sec) 

Large Bulldozer 0.089 0.059 0.031 0.017 0.011 
Loaded trucks 0.076 0.050 0.027 0.015 0.010 
Jackhammer 0.035 0.023 0.012 0.007 0.004 
Small Bulldozer 0.003 0.002 0.001 <0.001 <0.000 

  Source: FHWA Transit Noise and Vibration Impact Assessment 
 
The closest sensitive use to the project boundary is the hotel is located 170 feet away. Table N-5 
shows that at 100 feet from construction, vibration levels generated would be below levels that 
could create structural damage in fragile buildings (i.e., 0.4 in/sec), and below the barely 
perceptible level for human response. The proposed 105-unit residential project to the west would 
be under construction and would not be occupied during construction of this project.  Therefore, 
vibration impacts would be less than significant and there would be no new impacts as a result of 
the Modified Project. 
 
c) A substantial permanent increase in ambient noise levels in the project vicinity above levels 

existing without the project?  
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Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that the project would not have any potential impacts associated with 
noise that would occur as a result of the project. 
 
Impacts Associated with the Modified Project  
 
No New Impact. As described above, the Modified Project is estimated to generate no more than 
6 vehicle trips during the a.m. peak hour and 21 vehicle trips during the p.m. peak hour (EPD 2019). 
The p.m. peak hour inbound trips (which are greatest) would result in one trip every 2-3 minutes. 
This increase in traffic resulting from implementation of the Modified Project would result in a very 
limited increase the ambient noise levels in proximity to the project area, which would not be 
significant compared to existing conditions. Furthermore, ambient noise levels from a 60-unit project 
would have similar reduced compared to those of the 82-unit project. Therefore, the Modified 
Project would not result in any new impacts related to a substantial permanent increase in ambient 
noise. 

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 expose 
people residing or working in the project area to excessive noise levels? 

f) For a project within the vicinity of a private airstrip, would the project expose people 
residing or working in the project area to excessive noise levels? 

 
Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that the project site is not located within an airport land use, within two 
miles of an airport, or within the vicinity of a private airstrip. The Adopted MND concluded that 
there would be no impacts related to these issue areas. 
 
Impacts Associated with the Modified Project  
 
No New Impact. The project site is not located within 2 miles of any operational public airport. The 
closest airport is the John Wayne airport, which is located approximately is located 13.5 miles 
southwest of the project site. There are no other private airfields or airstrips in the vicinity of the 
project site. Therefore, the Modified Project would not expose people to excessive noise levels 
associated with operations at a private airstrip, and there would be no impact. There would be no 
new impacts as a result of the Modified Project. 
 
Standard Conditions/Existing Plans, Programs, or Policies 
 
PPPs 

The following measure is a standard condition of development and existing plans, programs, or 
policies (collectively referred to as PPPs) that apply to the Modified Project and would help to 
reduce and avoid potential impacts related to noise. These actions would be included in the project’s 
mitigation monitoring and reporting program: 
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PPP N-1: Construction Hours  
Construction activities shall comply with Section 9.22.035 of the Mission Viejo Municipal Code, which 
states that construction noise is exempt from the noise code provisions as long as construction does 
not occur between the hours of 8:00 p.m. and 7:00 a.m. on weekdays, including Saturday, or at 
any time on Sunday or a federal holiday. 
 
PPP N-2: Ventilation. The project shall demonstrate compliance with ventilation standards required 
by the California Building Code with windows closed. Mechanical ventilation, such as an air-
conditioning system, shall be required as part of the project design for all on-site buildings/units. 
 
PPP N-3: Final Acoustical Report. Prior to the issuance of any certificates of occupancy, the Project 
Applicant/Developer shall submit a Final Acoustical Report demonstrates that all units with exterior 
façades, including all bedrooms and living rooms, comply with the City’s interior noise standard (45 
dBA Community Noise Equivalent Level [CNEL]).  
 
 
Conclusion 
 
Based on the foregoing, none of the conditions identified in CEQA Guidelines Section 15162 that 
would trigger the need to prepare a subsequent or supplemental MND or other environmental 
document to evaluate project impacts or mitigation measures exist regarding noise. There have not 
been 1) changes to the project that require major revisions of the previous Adopted MND due to 
the involvement of new significant environmental effects or a substantial increase in the severity of 
previously identified effects; 2) substantial changes with respect to the circumstances under which 
the project is undertaken that require major revisions of the previous Adopted MND due to the 
involvement of new significant environmental effects or a substantial increase in the severity of 
previously identified effects; or 3) the availability of new information of substantial importance 
relating to significant effects or mitigation measures or alternatives that were not known and could 
not have been known when the Adopted MND was adopted as completed. 
 
Mitigation/Monitoring Required 
 
No new impacts nor substantially more severe noise impacts associated with a private airstrip would 
result from the adoption and implementation of the Modified Project; therefore, no new or revised 
mitigation measures with respect to private airstrip noise are required. No refinements related to 
the Modified Project are necessary to the Adopted MND mitigation measures and no new mitigation 
measures are required.  
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5.13 POPULATION AND HOUSING Subsequent or Supplemental MND Addendum to MND 

Would the project: Substantial 
Change in 
Project or 

Circumstances 
Resulting in 

New 
Significant 

Effects 

New 
Information 

Showing 
Greater 

Significant 
Effects than 

Previous 
MND 

New 
Information 
Identifying 

New 
Mitigation 

or 
Alternative 
to Reduce 
Significant 
Effect is 
Declined 

Minor 
Technical 
Changes 

or 
Additions 

No 
New 

Impact/
No 

Impact 

a) Induce substantial 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 housing, necessitating 
the construction of replacement housing elsewhere?  

     

c) Displace substantial numbers of people, necessitating the 
construction of replacement housing elsewhere?  

     

  
a) Induce substantial population growth in an area, either directly or indirectly?  
 
Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that the use of the project site for 82 residential units would result in an 
increase in population growth in the City of Mission Viejo based on the RPD 30 land use designation. 
The new residential units would directly increase the population of the City, but is not considered 
significant because it would not result in a substantial population growth; however, the development 
would add to the population of the City in response to the City's Housing Element that identified the 
need for additional housing, and the project would assist in meeting the goals and objectives of the 
City's plan to provide additional housing opportunities. Therefore, the Adopted MND found that 
there would be no impacts related to inducement of substantial growth. 
 
Impacts Associated with the Modified Project  
 
No New Impact. The Modified Project would develop a residential community consisting of 60 new 
townhomes, less than the 82 residential units analyzed in the Adopted MND. Therefore, the 
Modified Project would generate fewer impacts related to population growth than the Approved 
Project. 

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

c) Displace substantial numbers of people, necessitating the construction of replacement 
housing elsewhere?  
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Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that the project provides for future residential uses on existing vacant 
sites, therefore, the project would not displace existing housing or people necessitating the need 
for replacement housing. The Adopted MND concluded that there would be no impacts related to 
these issue areas. 
 
Impacts Associated with the Modified Project  

No New Impact. The Modified Project would develop new housing on the currently vacant site, that 
is partially used for retail parking. The existing site contains no residential structures and there 
would be no need to construct replacement housing. There is no impact associated with the 
displacement of substantial numbers of existing housing or substantial numbers of people. There 
would be no new impacts as a result of the Modified Project. 
 
Standard Conditions/Existing Plans, Programs, or Policies 

No PPPs are applicable.  
 
Conclusion 
 
Based on the foregoing, none of the conditions identified in CEQA Guidelines Section 15162 that 
would trigger the need to prepare a subsequent or supplemental MND or other environmental 
document to evaluate project impacts or mitigation measures exist regarding population and 
housing. There have not been 1) changes to the project that require major revisions of the previous 
Adopted MND due to the involvement of new significant environmental effects or a substantial 
increase in the severity of previously identified effects; 2) substantial changes with respect to the 
circumstances under which the project is undertaken that require major revisions of the previous 
Adopted MND due to the involvement of new significant environmental effects or a substantial 
increase in the severity of previously identified effects; or 3) the availability of new information of 
substantial importance relating to significant effects or mitigation measures or alternatives that were 
not known and could not have been known when the Adopted MND was adopted as completed. 
 
Mitigation/Monitoring Required 
 
No new impacts nor substantially more severe population and housing impacts would result from 
the adoption and implementation of the Modified Project; therefore, no new or revised mitigation 
measures are required for population and housing. No refinements related to the Modified Project 
are necessary to the Adopted MND mitigation measures and no new mitigation measures are 
required.  
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5.14 PUBLIC SERVICES Subsequent or Supplemental MND Addendum to MND 

a) 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 any of the public services: 

Substantial 
Change in 
Project or 

Circumstances 
Resulting in 

New 
Significant 

Effects 

New 
Information 

Showing 
Greater 

Significant 
Effects than 

Previous 
MND 

New 
Mitigation 

or 
Alternative 
to Reduce 
Significant 
Effect is 
Declined 

Minor 
Technical 
Changes 

or 
Additions 

No 
New 

Impact/
No 

Impact 

Fire protection?      

Police protection?      

Schools?      

Parks?      

Other public facilities?      

 
 
a) Result in substantial adverse physical impacts associated with the provision of 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?  

Summary of Impacts Identified in the Adopted MND 
The Adopted MND concluded that there would be no substantial adverse physical impacts 
associated with the provision of new or physically altered government facilities, or a need for new 
or physically altered governmental facilities in order to provide acceptable service ratios, response 
times or other performance objectives for any of the public services, including fire protection.  
 
Impacts Associated with the Modified Project  
 
No New Impact. Fire Services for the City of Mission Viejo are provided by the Orange County 
Fire Authority (OCFA). The project site is located within 4 miles of four OCFA fire stations, which are 
listed below:  
 

• OCFA Fire Station 31, located 2.4 miles from the project site at 22426 Olympiad Road 
• OCFA Fire Station 54 located 2.7 miles from the project site at 19811 Pauling Avenue 
• OCFA Fire Station 42 located 3.2 miles from the project site at 19150 Ridgeline Road 
• OCFA Fire Station 45 located 3.9 miles from the project site at 30131 Aventura 

 
The Modified Project is an infill development that would provide a 60-unit residential community, 
less than the 82 residential units analyzed in the Adopted MND. Implementation of the Modified 
Project would be required to adhere to the California Fire Code, as included in the City’s Municipal 
Code Chapter 8.04, Fire Code and would be reviewed by the City’s Community Development 
Department to ensure that the project plans meet the fire protection requirements.  
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Consistent with the Approved Project, due to the small increase in onsite people that would occur 
from implementation of the Modified Project on the vacant site, an incremental increase in demand 
for fire protection and emergency medical services would occur. However, the increase in residents 
onsite is limited (167 residents), and would not increase demands such that the existing four fire 
stations within 4 miles of the project site would not be able to accommodate servicing the project in 
addition to its existing commitments, and provision of a new or physically altered fire station would 
be required that could cause environmental impacts. Therefore, impacts related to fire protection 
services from the Modified Project would be less than significant, and the Modified Project would 
not result in any new or more severe impacts than was described in the adopted MND. 
 
Furthermore, OCFA typically enters into a Secured Fire Protection Agreement for projects of over 
50 dwelling units. The Secured Fire Protection Agreement would provide a pro rata fair share 
funding for capital improvements and infrastructure costs.  With payment of the fair share fees in 
accordance with a Secured Fire Protection Agreement, as included as PPP PS-1, project related 
impacts to fire services would continue to be less than significant, and there would be no new impacts 
as a result of the Modified Project. 
 

Police protection? 

Summary of Impacts Identified in the Adopted MND 
The Adopted MND concluded that there would be less than significant impacts associated with the 
provision of new or physically altered government facilities, or a need for new or physically altered 
governmental facilities in order to provide acceptable service ratios, response times or other 
performance objectives for any of the public services, including police services.  
 
Impacts Associated with the Modified Project  
 
No New Impact. The Orange County Sheriff’s Department provides law enforcement services to 
the city. The project site is located within the Southeast Operations Division of the Sheriff’s 
Department, which provides services from the Saddleback Station, located 2.4 miles from the 
project site at 20202 Windrow. The City is contracted with the Sheriff’s Department for the 
following: 

• Six sergeants  
• Thirty-three deputies  
• Eight motor deputies  
• One deputy for commercial vehicle enforcement 
• Five School Resource Officers  
• Four Investigators  
• One investigative assistant  
• Six civilian Community Service Officers  
• Two civilian Crime Prevention Specialists  
• Two Cadets  
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The City also receives specialized investigative units as needed, such as homicide, vice, economic 
crimes, computer crimes, narcotics, special victims detail, and the family protection 
detail(http://ocsd.org/patrol/mviejo). 
 
The Modified Project would develop a residential community consisting of 60 new townhomes, less 
than the 82 residential units analyzed in the Adopted MND. The development of 60 residential units 
on the vacant infill housing site would result in a slight increase in demand for police protection 
services over existing conditions but would result in less demand compared to the 82-unit Adopted 
Project. The proposed residential project is within an area that is already served by the existing 
sheriff’s facilities that are in proximity to the project site. Therefore, the Modified Project is not 
anticipated to require or result in the construction of new or physically altered police facilities, and 
impacts would be less than significant. There would be no new impacts as a result of the Modified 
Project. 
 

Schools? 

Summary of Impacts Identified in the Adopted MND 
The Adopted MND concluded that there would be no substantial adverse physical impacts 
associated with the provision of new or physically altered government facilities, or a need for new 
or physically altered governmental facilities in order to provide acceptable service ratios, response 
times or other performance objectives for any of the public services, including schools.  
 
Impacts Associated with the Modified Project  
 
No New Impact. The project site is located within the boundaries of the Saddleback Valley Unified 
School District (SVUSD). The schools serving the project site are listed below and have the following 
capacity based on the 2018 Residential Development School Fee Justification Study:  

• Melinda Heights Elementary School is 0.8 miles from the project site, at 21002 Rancho 
Trabuco, Rancho Santa Margarita. The school has excess capacity of 1,171 students (SVUSD 
2018).. 

• Rancho Santa Margarita Intermediate School is 5 miles from the project site, at 21931 Alma 
Aldea. The school has excess capacity of 804 students (SVUSD 2018). 

• Trabuco Hills High School is 1.4 miles from the project site, at 27501 Mustang Run. The 
school has excess capacity of 1,294 students (SVUSD 2018). 

 
As described in the Saddleback Valley Unified School District Residential Development School Fee 
Justification Study (April 2018), the school district uses the student generation factors that are listed 
in Table PS-1 for attached multifamily units. As shown in the table below, it is anticipated that 
approximately 26 total students would be generated from the 60-unit Modified Project. These 
additional 26 students would be accommodated by the existing capacity of the schools, as 
described above.  

Table PS-1: Students Generated by the Modified Project 

School Grades 
Served 

Student Generation Rates for 
Multi-Family Attached Units 

Number of Students 
Generated by Project 

Elementary  K-5 0.2315 14 
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School Grades 
Served 

Student Generation Rates for 
Multi-Family Attached Units 

Number of Students 
Generated by Project 

Middle 6-8 0.0595 4 

High School 9-12 0.1222 8 

Total K-12  26 

Source: Saddleback Valley Unified School District (April 2018) 
  
Although the existing school facilities would meet the needs of the Modified Project, the project 
would still be required to pay school impact fees in accordance with Senate Bill 50 (SB 50). SB 50 
(Chapter 407 of Statutes of 1998) sets forth a state school facilities construction program that 
includes restrictions on a local jurisdiction’s ability to condition a project on mitigation of a project’s 
impacts on school facilities in excess of fees set forth in Education Code Section 17620. These fees 
are collected by school districts at the time of issuance of building permits for commercial, industrial, 
and residential projects. The state legislature declared that the payment of those fees constitutes 
full mitigation for the impacts generated by new development, per Government Code Section 
65995. Since the Modified Project must pay the appropriate impact fees, it would mitigate the 
impacts associated with its activities. The Modified 60-unit Project would generate fewer students 
than the Adopted 82-unit Project. No significant impact on school facilities is anticipated as a result 
of the implementation of the Modified Project. There would be no new impacts as a result of the 
Modified Project. 
 

Parks? 

Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND concluded that there would be no substantial adverse physical impacts 
associated with the provision of new or physically altered government facilities, or a need for new 
or physically altered governmental facilities in order to provide acceptable service ratios, response 
times or other performance objectives for any of the public services, including park facilities.  
 
Impacts Associated with the Modified Project  
 
No New Impact. See Section XV. Recreation for analysis. There would be no new impacts as a 
result of the Modified Project. 
 

Other public facilities? 

Summary of Impacts Identified in the Adopted MND 
The Adopted MND concluded that there would be no substantial adverse physical impacts 
associated with the provision of new or physically altered government facilities, or a need for new 
or physically altered governmental facilities in order to provide acceptable service ratios, response 
times or other performance objectives for any of the public services.  
 
Impacts Associated with the Modified Project  
 
No New Impact. The residents resulting from this project would be serviced by the City of Mission 
Viejo Library, which is located at 100 Civic Center, and is approximately 41,900 square feet. The 
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library provides services, such as, lending books, magazines, DVDs etc. They also provide adult, 
teen and child activity programs along with providing meeting rooms, computers and Wi-Fi for the 
use of the community. 
 
Demands for library services are generated by the population in a library service’s area. The 
Modified Project would increase area residents by 167 persons from existing conditions. The 
Modified Project may result in an incremental increase in the use of libraries and other public 
facilities. However, with a projected total of approximately 167 people occupying the residences, 
project development is not expected to substantially increase the demand of these services such 
that construction of new or expanded facilities would be required. 
   
In addition, consistent with the City’s standard requirements, the project applicant would be required 
to pay development fees to address the proposed project’s incremental need for libraries and 
public facilities. With payment of standard development impact fees, there would be no new impact 
as a result of the Modified Project. 
 
Standard Conditions/Existing Plans, Programs, or Policies 
 
PPPs 

PPP PS-1: Fire Service Development Impact Fees 
The Modified Project will be required to enter into a Secured Fire Protection Agreement with the 
OCFA that will specify the developer’s pro rata fair share funding of improvements necessary to 
continue providing adequate fire protection services to the project vicinity.  
 
PPP PS-2: Schools Development Impact Fees 
The Modified Project will be required to pay applicable development fees levied by Saddleback 
Valley Unified School District pursuant to the School Facilities Act (Senate Bill [SB] 50, Stats. 1998, 
c.407) to offset these impacts on school facilities resulting from new development. 
 
Conclusion 
Based on the foregoing, none of the conditions identified in CEQA Guidelines Section 15162 that 
would trigger the need to prepare a subsequent or supplemental MND or other environmental 
document to evaluate project impacts or mitigation measures exist regarding public services. There 
have not been 1) changes to the project that require major revisions of the previous Adopted MND 
due to the involvement of new significant environmental effects or a substantial increase in the 
severity of previously identified effects; 2) substantial changes with respect to the circumstances 
under which the project is undertaken that require major revisions of the previous Adopted MND 
due to the involvement of new significant environmental effects or a substantial increase in the 
severity of previously identified effects; or 3) the availability of new information of substantial 
importance relating to significant effects or mitigation measures or alternatives that were not known 
and could not have been known when the Adopted MND was adopted as completed. 
 
Mitigation/Monitoring Required 
 
No new impacts nor substantially more severe public services impacts would result from the adoption 
and implementation of the Modified Project; therefore, no new or revised mitigation measures are 
required for public services. No refinements related to the Modified Project are necessary to the 
Adopted MND mitigation measures and no new mitigation measures are required.  
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5.15 RECREATION Subsequent or Supplemental MND Addendum to MND 

Would the project: Substantial 
Change in 
Project or 

Circumstances 
Resulting in 

New 
Significant 

Effects 

New 
Information 

Showing 
Greater 

Significant 
Effects than 

Previous 
MND 

New 
Information 
Identifying 

New 
Mitigation 

or 
Alternative 
to Reduce 
Significant 
Effect is 
Declined 

Minor 
Technical 
Changes 

or 
Additions 

No New 
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? 

     

 
 
a) Increase the use of existing neighborhood and regional parks or other recreational facilities 

such that physical deterioration of the facility would be accelerated?  
 
Summary of Impacts Identified in the Adopted MND 
The Adopted MND stated that that there would not be any adverse effect on any recreational 
facilities due to the project. 
 
Impacts Associated with the Modified Project  
 
No New Impact. The City of Mission Viejo operates 7 public parks within 2.4 miles of the project 
site that provide 77.8 acres of City park and recreation space, as listed below.  

• Pinecrest Park located at 21310 Pinecrest, 0.25 mile from the project site; the park is 15.3 
acres and contains: 1 softball field, 1 Soccer/football field, 2 playgrounds, 4 Picnic Tables, 
2 barbeques, and a walking trail. 

• Eastbrook Park located at 21530 Eastbrook Way, 0.25 mile from the project site; the park 
is 4.8 acres and contains: 1 soccer/football field, playground, 4 picnic tables, 2 barbeques, 
and a walking trail. 

• Crucero Park located at 27672 Crucero, 1.5 miles from the project site; the park is 5.2 
acres and contains: 1 softball field, 1 soccer/football field, 1 basketball court, playground, 
4 picnic tables. 

• Melinda Park located at 28951 Melinda Road, 1.9 miles from the project site; the park is 
8.3 acres and contains: 1 softball field, 1 soccer/football field, 1 basketball court, 2 
playgrounds, 1 picnic structure, 6 picnic tables, 1 barbeque. 

• Birchwood Park located at 21992 Birchwood, 2 miles from the project site; the park is 2.0 
acres, and includes green open space, 2 picnic tables, walking trail. 



 

City of Mission Viejo 
City Lane Townhomes Addendum   

96 

• Marty Russo Youth Athletic Park located at 22056 Olympiad Road, 2.2 miles from the 
project site; the park is 41.25 acres and includes: 3 lighted baseball fields, 2 lighted 
soccer/football fields, 5 baseball fields, 3 soccer/football fields, 4 batting cages, 
restrooms, 2 picnic structures, 15 picnic tables, 2 barbeques. 

• Castlewood Park located at 22126 Castlewood, 2.4 miles from the project site; the park is 
0.95 acre and consists of open green space. 
 

In addition, the O'Neill Regional Park is located at 30892 Trabuco Canyon Road, 0.25 mile from 
the project site and contains 4,000 acres of recreation and parkland.  
 
The Modified Project would develop 60 residential units, which when fully occupied would house 
approximately 167 residents. Some of the recreational needs of the new residents would be met 
by the proposed onsite recreation/open space areas that include: one park, one paseo, and three 
courtyard areas with common area seating, a fire pit and barbeque area. There would be a 
approximately 13,000 square feet of common amenities and 14,375 square feet of open space 
areas.  
 
However, a slight increase in demand on the existing parks could occur from the additional 167 
residents that would be generated from the Modified Project, but this would be minimal due to the 
limited number of residents that would be generated by the project, and due to the existing amount 
of park facilities that are in the vicinity of the project site. The slight increase in demand for park 
facilities that could occur from the 167 residents would be spread amongst the existing facilities. 
Therefore, the Modified Project would not increase demands such that provision of a new or 
physically altered parks would be required that could cause environmental impacts.  
 
In addition, to ensure the future provision of parkland in the City, the Modified Project would be 
required to either provide parkland or pay parkland in-lieu fees. As described in the City’s 
Municipal Code Chapter 9.85 Local Park Code, the development projects can meet park facility 
provision requirements by providing parkland, which is based on the density of the project and the 
number of residential units. Per Section 9.85.070 of the City’s Municipal Code, the Modified Project 
would be required to dedicate 0.010 acre per unit because the Modified Project would result in 
20.98 dwelling units per acre. Hence, the Modified Project would be required to provide 0.6 acre 
of parkland. In addition, the Modified Project could meet City parkland requirements by providing 
in-lieu fees for parkland (pursuant to Municipal Code 9.85.080). Either way, the City’s Municipal 
Code requirements would be required to be met prior met as a condition of approval of a tentative 
map for the Modified Project. Overall, impacts related to parks would be less than significant, and 
there would be no new impacts as a result of the Modified Project. 
 
b) Require the construction or expansion of recreational facilities which might have an adverse 

physical effect on the environment?  
 
Summary of Impacts Identified in the Adopted MND 
See Section 5.14(a) above.  
 
Impacts Associated with the Modified Project  
 
No New Impact. The Modified Project includes an onsite park and several courtyard areas, the 
construction and operation of which are evaluated throughout this Addendum as part of the 
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Modified Project. In addition, the Modified Project would be served by the existing and proposed 
recreation facilities and would not require the construction or expansion of any recreational facilities 
offsite. Therefore, implementation of the Modified Project would not have any physical 
environmental impact relating to recreational facilities. No new impacts would result with 
implementation of the Modified Project.  
 
Standard Conditions/Existing Plans, Programs, or Policies 
 
PPPs 

PPP R-1: Park Impact Fees 
As a Condition of Approval, the applicant for the Modified Project will be required to provide 
parkland and/or pay applicable parkland fees pursuant to Municipal Code Chapter 9.85 Local 
Park Code to continue providing adequate park and recreation facilities and to offset the impacts 
on park and recreation facilities resulting from new development. 
  
Conclusion 

Based on the foregoing, none of the conditions identified in CEQA Guidelines Section 15162 that 
would trigger the need to prepare a subsequent or supplemental MND or other environmental 
document to evaluate project impacts or mitigation measures exist regarding recreation. There have 
not been 1) changes to the project that require major revisions of the previous Adopted MND due 
to the involvement of new significant environmental effects or a substantial increase in the severity 
of previously identified effects; 2) substantial changes with respect to the circumstances under which 
the project is undertaken that require major revisions of the previous Adopted MND due to the 
involvement of new significant environmental effects or a substantial increase in the severity of 
previously identified effects; or 3) the availability of new information of substantial importance 
relating to significant effects or mitigation measures or alternatives that were not known and could 
not have been known when the Adopted MND was adopted as completed. 
 
Mitigation/Monitoring Required 
 
No new impacts nor substantially more severe recreation impacts would result from the adoption 
and implementation of the Modified Project; therefore, no new or revised mitigation measures are 
required for recreation. No refinements related to the Modified Project are necessary to the 
Adopted MND mitigation measures and no new mitigation measures are required.  
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5.16 TRANSPORTATION AND TRAFFIC Subsequent or Supplemental MND Addendum to MND 

Would the project: Substantial 
Change in 
Project or 

Circumstances 
Resulting in 

New 
Significant 

Effects 

New 
Information 

Showing 
Greater 

Significant 
Effects than 

Previous 
MND 

New 
Information 
Identifying 

New 
Mitigation 

or 
Alternative 
to Reduce 
Significant 
Effect is 
Declined 

Minor 
Technical 
Changes 

or 
Additions 

No 
New 

Impact/
No 

Impact 

a) Conflict with an applicable plan, ordinance or policy 
establishing measures of effectiveness for the performance of 
the circulation system, taking into account all modes of 
transportation including mass transit and non-motorized travel 
and relevant components of the circulation system, including but 
not limited to intersections, streets, highways and freeways, 
pedestrian and bicycle paths, and mass transit? 

     

b) 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? 

     

c) Result in a change in air traffic patterns, including either an 
increase in traffic levels or a change in location that results in 
substantial safety risks? 

     

d) Substantially increase hazards due to a design feature (e.g., 
sharp curves or dangerous intersections) or incompatible uses 
(e.g., farm equipment)? 

     

e) Result in inadequate emergency access?      

f) Conflict with adopted policies, plans or programs regarding 
public transit, bicycle, or pedestrian facilities, or otherwise 
decrease the performance or safety of such facilities? 

     

 

Threshold of Significance 

The traffic analysis for signalized intersections is based on the peak hour Intersection Capacity 
Utilization (ICU) methodology, while the traffic analysis for un-signalized intersections is based on 
the Highway Capacity Manual (HCM 2010) methodology.  

The assessment of intersection conditions addresses levels of service (LOS), in terms of volume- to-
capacity (V/C) ratio, which is known as the ICU methodology for signalized intersections, and 
average control delay (in seconds per vehicle) for un-signalized intersections using the methodology 
as reported in Highway Capacity Manual (HCM 2010). The degree of congestion at an intersection 
is described by the LOS, which ranges from A to F, with LOS A representing free-flow conditions 
with little delay and LOS F representing over- saturated traffic flow throughout the peak hour, as 
detailed in Table T-1.  
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Table T-1. Level of Service Definitions for ICU Methodology 

 
 

Significance Criteria According to the City of Mission Viejo’s General Plan Circulation Element 
(Policy 1.3), the City’s adopted a performance standard is LOS D (peak hour ICU less than or equal 
to 0.90). LOS E is acceptable along Crown Valley Parkway, however there are no intersections on 
Crown Valley Parkway in the project study area. Therefore, LOS D is applied as the maximum 
acceptable LOS at all study area intersections. 

 

a) Conflict with an applicable plan, ordinance or policy establishing measures of effectiveness 
for the performance of the circulation system, taking into account all modes of 
transportation including mass transit and non-motorized travel and relevant components 
of the circulation system, including but not limited to intersections, streets, highways and 
freeways, pedestrian and bicycle paths, and mass transit? 

 
b) 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? 
 

Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that the increase in traffic from development of the project site would be 
minimal; however, because detailed project development plans were not available, further 
evaluation would be required to assess potential impacts relative to transportation and circulation. 
The Adopted MND anticipated that there would be a less than significant impact regarding traffic 
and congestion management project specific designs.  
 



 

City of Mission Viejo 
City Lane Townhomes Addendum   

100 

Mitigation Measures from the Adopted MND 
 
Mitigation Measure No. 6 
During review of detailed project design plans, a detailed and comprehensive traffic study will be 
prepared by a licensed and registered traffic engineer to assess potential traffic, circulation, and 
parking impacts and provide appropriate mitigation. 
 
Impacts Associated with the Modified Project  
 
No New Impact.  

Pursuant to Adopted MND Mitigation Measure 6, a detailed traffic impact analysis (TIA) was 
prepared for the Modified Project and was approved by City staff (Transpo Group, December 
2016). See Appendix D1, herein. The project subsequently went on hold.  An addendum to the 
previous TIA (EPD, June 2019) has been prepared at the request of City staff and provides an 
updated analysis of existing and cumulative conditions, as these two scenarios are based on existing 
traffic counts which may have changed since the previous counts were completed in September, 
2015.  See Appendix D2 herein. New traffic counts were collected in May 2019 at the intersections 
and roadway segments evaluated in the previous study. 

Site Location and Study Area 
The Modified Project is located on the existing Mission Foothill Marketplace shopping center located 
on the north side of Los Alisos Boulevard adjacent to the SR-241 toll road. The site is located on the 
east side of the Mission Foothill Marketplace site, and access is provided through the existing 
signalized intersection on Los Alisos Boulevard with some traffic using the un-signalized shopping 
center driveway to the west. 
 
The project study area consists of the following five study area intersections: 

1. Marguerite Parkway/Los Alisos Boulevard 
2. Shopping Center Driveway West (Unsignalized)/Los Alisos Boulevard 
3. Shopping Center-Project Driveway East (Signalized)/Los Alisos Boulevard 
4. SR-241 Southbound Ramps/Los Alisos Boulevard 
5. SR-241 Northbound Ramps/Los Alisos Boulevard 

 
Existing Traffic Volumes 
Existing daily and peak hour traffic volumes in the study area were counted in May 2019. Table 
T-2, Existing Traffic Volumes, shows the existing daily, and a.m. and p.m. peak hour traffic volumes 
in the study area. 
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Table T-2. Existing Intersection Level of Service Summary 

  2015 Conditions Updated 2019 Condition 

  AM Peak PM Peak AM Peak PM Peak 

Intersection Control 
Type LOS1 V/C or 

Delay2 LOS1 V/C or 
Delay2 LOS1 V/C or 

Delay2 LOS1 V/C or 
Delay2 

1.  Marguerite Pkwy/Los 
Alisos Blvd  signal A 0.536 C 0.709 B 0.612 B 0.649 

2.  Project Driveway W 
(Unsignalized)/Los Alisos 
Blvd 

1 - way 
stop B 10.7 B 10.6 B 10.8 A 9.6 

3.  Project Driveway E 
(Signalized)/Los Alisos Blvd signal A 0.285 A 0.326 A 0.273 A 0.222 

4.  SR 241 SB Ramps/Los 
Alisos Blvd signal A 0.234 A 0.316 A 0.272 A 0.304 

Synchro HCM 6th 
Edition Calculation signal B 10.5 B 13.3 C 21.0 B 16.0 

5.  SR-241 NB Ramps/Los 
Alisos Blvd signal A 0.426 A 0.300 A 0.496 A 0.328 

Synchro HCM 6th 
Edition Calculation signal B 15.5 A 9.7 C 32.1 B 12.6 

1 Level of Service, based on Intersection Capacity Utilization (ICU) or HCM for stop controlled/Caltrans intersections 
2 Volume-to-capacity ratio for signalized intersections or delay (sec/veh) for stop-controlled/Caltrans intersections. 

 

As shown on Table T-2, all of the study intersections are currently operating at satisfactory levels 
of service (i.e., LOS D or better) in a.m. and p.m. peak hour. 
 
Project Trip Generation  
Trip generation for the Modified Project was developed using trip rates from the Institute of 
Transportation Engineers (ITE) Trip Generation (10th Edition, 2017). Table T-3 shows the trip 
generation from the Modified Project during the a.m. and p.m. peak hours and on a daily basis. 
 

Table T-3. Project Trip Generation Estimates 
 

    AM Peak Hour PM Peak Hour 

Land Use Units Daily In Out Total In Out Total 
Trip Rates         
Multifamily Housing (Low-Rise)1 DU 7.32 0.11 0.35 0.46 0.35 0.21 0.56 
Trip Generation          
Proposed Residential Project 60 DU 439 6 21 28 21 12 34 
DU = Dwelling Unit          
1 Trip rates from the Institute of Transportation Engineers, Trip Generation, 10th Edition, 2017. Land Use 220 - Multifamily Housing (Low-Rise). 
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As shown in Table T-3, the project would generate approximately 439 new daily trips, 28 a.m. 
peak hour trips (6 inbound and 21 outbound), and 34 p.m. peak hour trips (21 inbound and 12 
outbound). 
 
 
Intersection Level of Service Impacts  

Existing Plus Project 

As shown in Table T-4, for the Existing Plus Project scenario, all of the intersections within the study 
area would operate at a satisfactory LOS C or better with the additional project traffic during the 
a.m. and p.m. peak hours.  
 

Table T-4 Existing plus Project Intersection Level of Service Summary 

  Existing Existing plus Project 

  AM Peak PM Peak AM Peak PM Peak 

Intersection 
Control 
Type LOS1 

V/C or 
Delay2 LOS1 

V/C or 
Delay2 LOS1 

V/C or 
Delay2 LOS1 

V/C or 
Delay2 

1.  Marguerite Pkwy/Los 
Alisos Blvd  signal B 0.612 B 0.649 B 0.619 B 0.653 

2.  Project Driveway W 
(Unsignalized)/Los Alisos 
Blvd 

1 - way 
stop B 10.8 A 9.6 B 10.9 A 9.6 

3.  Project Driveway E 
(Signalized)/Los Alisos Blvd signal A 0.273 A 0.222 A 0.284 A 0.224 

4.  SR 241 SB Ramps/Los 
Alisos Blvd signal A 0.272 A 0.304 A 0.272 A 0.304 

Synchro HCM 6th Edition 
Calculation signal C 21.0 B 16.0 C 21.0 B 16.0 

5.  SR-241 NB Ramps/Los 
Alisos Blvd signal A 0.496 A 0.328 A 0.498 A 0.329 

Synchro HCM 6th Edition 
Calculation signal C 32.1 B 12.6 C 32.1 B 12.6 

1 Level of Service, based on Intersection Capacity Utilization (ICU) or HCM for stop 
controlled/Caltrans intersections   
2 Volume-to-capacity ratio for signalized intersections or delay (sec/veh) for stop-
controlled/Caltrans intersections. 

 

 

Opening Year 2022 Plus Project 

As shown on Table T-5, in the Opening Year 2022 Plus Project scenario, all of the intersections 
within the study area would continue to operate at a satisfactory LOS D or better with the additional 
project traffic during the a.m. and p.m. peak hours where a 2.2% growth rate per year was used. 
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Table T-5. Opening Year 2022 Plus Project Intersection Level of Service Summary 

  Opening Year Opening Year plus Project 

  AM Peak PM Peak AM Peak PM Peak 

Intersection 
Control 
Type LOS1 

V/C or 
Delay2 LOS1 

V/C or 
Delay2 LOS1 

V/C or 
Delay2 LOS1 

V/C or 
Delay2 

1.  Marguerite Pkwy/Los 
Alisos Blvd  signal B 0.665 C 0.708 B 0.671 C 0.717 
2.  Project Driveway W 
(Unsignalized)/Los Alisos 
Blvd 

1 - way 
stop B 11.2 A 9.8 B 11.4 A 9.8 

3.  Project Driveway E 
(Signalized)/Los Alisos Blvd signal A 0.320 A 0.240 A 0.339 A 0.242 
4.  SR 241 SB Ramps/Los 
Alisos Blvd signal A 0.287 A 0.322 A 0.287 A 0.322 

Synchro HCM 2000 
Calculation signal C 20.6 B 15.9 C 20.6 B 15.9 

5.  SR-241 NB Ramps/Los 
Alisos Blvd signal A 0.531 A 0.348 A 0.533 A 0.350 

Synchro HCM 2000 
Calculation signal D 38.5 B 12.8 D 38.5 B 12.9 

1 Level of Service, based on Intersection Capacity Utilization (ICU) or HCM for stop 
controlled/Caltrans intersections   
2 Volume-to-capacity ratio for signalized intersections or delay (sec/veh) for stop-
controlled/Caltrans intersections. 

 

 
Long-Term 2035 Plus Project 

As shown in Table T-6, in the Long-Term 2035 Plus Project scenario, all of the intersections within 
the study area would continue to operate at satisfactory LOS C or better with the additional project 
traffic during the a.m. and p.m. peak hours. 
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Table T-6. Long-Term 2035 Plus Project Intersection Level of Service Summary 
 

  Opening Year Opening Year plus Project 

  AM Peak PM Peak AM Peak PM Peak 

Intersection 
Control 
Type LOS1 

V/C or 
Delay2 LOS1 

V/C or 
Delay2 LOS1 

V/C or 
Delay2 LOS1 

V/C or 
Delay2 

1.  Marguerite Pkwy/Los 
Alisos Blvd  signal C 0.725 C 0.769 C 0.729 C 0.775 

2.  Project Driveway W 
(Unsignalized)/Los Alisos 
Blvd 

1 - way 
stop B 11.0 B 11.2 B 11.1 B 11.2 

3.  Project Driveway E 
(Signalized)/Los Alisos Blvd signal A 0.264 A 0.297 A 0.270 A 0.306 

4.  SR 241 SB Ramps/Los 
Alisos Blvd signal A 0.280 A 0.441 A 0.281 A 0.444 

Synchro HCM 2000 
Calculation signal B 10.3 B 13.8 B 10.4 B 13.8 

5.  SR-241 NB Ramps/Los 
Alisos Blvd signal A 0.458 A 0.347 A 0.461 A 0.347 

Synchro HCM 2000 
Calculation signal C 23.6 B 10.4 C 24.3 B 10.4 

1 Level of Service, based on Intersection Capacity Utilization (ICU) or HCM for stop 
controlled/Caltrans intersections   
2 Volume-to-capacity ratio for signalized intersections or delay (sec/veh) for stop-
controlled/Caltrans intersections. 

 

 

Orange County Congestion Management Program (CMP) 

The Orange County CMP Highway System includes a specific set of roadways and intersections and 
requires that a traffic impact analysis be conducted for any project generating 2,400 or more daily 
trips, or 1,600 or more daily trips for projects that directly access the CMP Highway System.  As 
shown in Table T-3, the Modified Project is forecast to generate approximately 439 daily trips. In 
addition, the Orange County CMP requires that project impacts of three percent, or more, of their 
daily LOS "E" capacity be evaluated. As described above, the intersections within the study area 
would continue to operate at satisfactory LOS C or better with the additional project traffic during 
the a.m. and p.m. peak hours through 2035. Therefore, the Modified Project does not meet the 
criteria requiring a CMP traffic analysis, and there would be no new impacts as a result of the 
Modified Project. 
 
Vehicle Miles Traveled 
The 2019 CEQA Guidelines include an updated Appendix G checklist and a new section (15064.3) 
that significantly changes how transportation impacts are evaluated under CEQA.  Delay-based 
levels of service are no longer considered a significant impact under CEQA, although the new 
guidelines do not preclude local agencies from continuing to utilize LOS for roadway planning and 
project evaluation.  Section 15064.3 recommends that a project’s transportation impacts be 
evaluated using vehicle miles traveled (VMT). VMT is simply a calculation of the project’s trip 
generation times the average trip length for a project in that area. Per Section 15064.3(c), local 
agencies have until July 1, 2020 to fully implement the use of VMT for evaluation of transportation 
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impacts.  At this time, the City of Mission Viejo has not yet adopted a method for evaluating VMT 
or thresholds of significance for projects in the City.  The VMT for the City Lane Townhomes project 
has been evaluated using the CalEEMod software.  The 60-unit project is forecast to generate 
1,494,369 annual VMT, or approximately 4,094 VMT per day (EPD 2019). 
 
c) Result in a change in air traffic patterns, including either an increase in traffic levels or a 

change in location that results in substantial safety risks?  
 

Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that there would be no impact related to this issue. 
 
Impacts Associated with the Modified Project  
 
No New Impact. There are no private airfields or airstrips identified in close proximity to the 
project site. The nearest public airport, John Wayne Airport, is located approximately 13.5 miles 
southwest of the project site.  Therefore, the Modified Project would not result in an air traffic safety 
hazard for people residing or working in the project area. There would be no new impacts as a 
result of the Modified Project. 
  
d) Substantially increase hazards due to a design feature or incompatible uses? 
e) Result in inadequate emergency access? 

 
Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND did not anticipate any impacts regarding increasing hazards due to a design 
feature or incompatible uses. 
 
Impacts Associated with the Modified Project  
 
No New Impact. The Modified Project includes only multi-family residential uses, and does not 
include any incompatible uses, such as farm equipment. The project would also not increase any 
hazards related to a design feature. Access to the project from Los Alisos Boulevard would be 
provided via the two existing driveways that provide access to the Mission Foothill Marketplace.  
As shown in the project impact analysis, these access intersections are forecast to operate at 
satisfactory LOS C or better through 2035.   
 
The circulation layout prepared for the Modified Project meets emergency access requirements and 
provides fire truck accessibility throughout the site. Within the site, 26-foot-wide drive isles would 
provide general circulation and 24-foot-wide drives would provide access to garages, visitor 
parking, and community amenities. Based on the project’s design, there would be no impacts to truck 
services (i.e., delivery trucks, refuse trucks, and emergency vehicles) on the project site. Based on 
this LOS and the City compliant circulation design, there would be no impact related to increased 
hazards or emergency access, and there would be no new impacts as a result of the Modified 
Project. 
 
f) Conflict with adopted policies, plans, or programs regarding public transit, bicycle, or 

pedestrian facilities, or otherwise decrease the performance or safety of such facilities? 
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Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that the project is not expected to negatively impact any transit facility, 
service or service expansion plans for the project area and/or sites. Therefore, the project would 
not conflict with adopted policies, plans, or programs supporting alternative transportation, and the 
Adopted MND concluded that there would be no impact regarding this issue. 
 
Impacts Associated with the Modified Project  
 
No New Impact. The Modified Project would not conflict with adopted policies or programs 
supporting alternative transportation, including bicycle use and transit facilities. There is no existing 
transit service near the project site.  However, there are pedestrian and bicycle facilities located 
on Los Alisos Boulevard, which is adjacent to the project area. The Modified Project would construct 
internal roads and pedestrian facilities, which would connect to the adjacent shopping center and 
to Los Alisos Boulevard. The Modified Project would not conflict with provision of public transit, 
bicycle, or pedestrian facilities, or otherwise decrease the performance or safety of such facilities. 
Impacts would be less than significant, and there would be no new impacts as a result of the 
Modified Project. 
 
Standard Conditions/Existing Plans, Programs, or Policies 
 
No PPPs are applicable.  

Conclusion 
 
Based on the foregoing, none of the conditions identified in CEQA Guidelines Section 15162 that 
would trigger the need to prepare a subsequent or supplemental MND or other environmental 
document to evaluate project impacts or mitigation measures exist regarding transportation and 
traffic. There have not been 1) changes to the project that require major revisions of the previous 
Adopted MND due to the involvement of new significant environmental effects or a substantial 
increase in the severity of previously identified effects; 2) substantial changes with respect to the 
circumstances under which the project is undertaken that require major revisions of the previous 
Adopted MND due to the involvement of new significant environmental effects or a substantial 
increase in the severity of previously identified effects; or 3) the availability of new information of 
substantial importance relating to significant effects or mitigation measures or alternatives that were 
not known and could not have been known when the Adopted MND was adopted as completed. 
 
Mitigation/Monitoring Required 
 
No new impacts nor substantially more severe transportation and traffic impacts would result from 
the adoption and implementation of the Modified Project; therefore, no new or revised mitigation 
measures are required for transportation and traffic. No refinements related to the Modified 
Project are necessary to the Adopted MND mitigation measures because a detailed traffic impact 
analysis (TIA) was prepared for the Modified Project (Transpo, October 2016), which was updated 
in 2019 (EPD, June 2019), which satisfies Adopted MND Mitigation Measure 6 and the TIA and TIA 
Addendum demonstrate that impacts would be less than significant. No new mitigation measures 
are required.  
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5.17 UTILITIES AND SERVICE SYSTEMS Subsequent or Supplemental MND Addendum to MND 

Would the project: Substantial 
Change in 
Project or 

Circumstances 
Resulting in 

New 
Significant 

Effects 

New 
Information 

Showing 
Greater 

Significant 
Effects than 

Previous 
MND 

New 
Information 
Identifying 

New 
Mitigation 

or 
Alternative 
to Reduce 
Significant 
Effect is 
Declined 

Minor 
Technical 
Changes 

or 
Additions 

No 
New 

Impact/
No 

Impact 

a) Exceed wastewater treatment requirements of the applicable 
Regional Water Quality Control Board? 

     

b) Require or result in the construction of new water or 
wastewater treatment facilities or expansion of existing 
facilities, the construction of which could cause significant 
environmental effects? 

     

c) Require or result in the construction of new storm water 
drainage facilities or expansion of existing facilities, the 
construction of which could cause significant environmental 
effects? 

     

d) Have sufficient water supplies available to serve the project 
from existing entitlements and resources, or are new or 
expanded entitlements needed? 

     

e) 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? 

     

f) Be served by a landfill with sufficient permitted capacity to 
accommodate the project’s solid waste disposal needs? 

     

g) Comply with federal, state, and local statutes and regulations 
related to solid waste? 

     

 

a) Exceed wastewater treatment requirements of the applicable Regional Water Quality 
Control Board?  

b) Require or result in the construction of new water or wastewater treatment facilities, or 
expansion of existing facilities, the construction of which could cause significant 
environmental effects?  

Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that due to the limited size of the residential site and the limited number 
of units that would be allowed, it's anticipated that significant impacts relative to this topic can be 
mitigated with project level improvements. As part of the Conditions of Approval, the applicant 
shall provide a letter from utilities confirming availability of services. No impacts were anticipated.  
 
 



 

City of Mission Viejo 
City Lane Townhomes Addendum   

108 

Mitigation Measures from the Adopted MND 
Mitigation Measure No. 7  
Prior to the commencement of grading activities, the applicant shall coordinate with utility and 
service organizations regarding any construction activities to ensure existing facilities are protected 
and any necessary expansion or relocation of facilities are planned and scheduled in consultation 
with the appropriate public agencies. 
 
Mitigation Measure No. 8  
Prior to the commencement of grading activities, the applicant shall submit to the Planning Division 
a letter from utility and service providers confirming availability of services (i.e. water, sewer, 
wastewater etc.) to and from the site. 

Impacts Associated with the Modified Project 

No New Impact. The project site is located within the Santa Margarita Water District service area. 
The District’s wastewater system includes approximately 615 miles of pipe ranging from 6 inches 
to 42 inches in diameter, 20 sewer lift stations, 2 District owned wastewater treatment plants, and 
3 jointly owned wastewater treatment plants (UWMP 2015). Wastewater from the project area is 
conveyed by sewers to the Los Alisos Water Recycling Plant, which receives approximately 
670,000 gpd of wastewater from the northeastern portion of Mission Viejo. The Los Alisos plant is 
owned and operated by the Irvine Ranch Water District (IRWD) and the Santa Margarita Water 
District has an agreement with IRWD to treat up to 700,000 mgd of wastewater. Thus, the existing 
service agreement has approximately 30,000 mgd of capacity from the service area in which the 
project is located.  

The Modified Project is an infill project and wastewater lines currently exist in the adjacent 
roadway. An 8-inch line is located in Los Alisos Boulevard. The Modified Project would install new 
6-inch lateral lines to serve each residential building and would convey wastewater flows from the 
project to the existing sewer main in Los Alisos Boulevard. 

Based on the Santa Margarita Water District’s average wastewater generation in the District of 
275 gpd per dwelling unit, the 60 residences that would be developed by the Modified Project 
would result in an average daily flow of 16,500 gpd. As described above, the existing agreement 
for wastewater treatment usage has an existing additional capacity of 30,000 mgd. Thus, the 
existing facilities have the capacity to accommodate the Modified Project. Furthermore, Modified 
Project would develop 22 fewer residential units and would generate 6,050 fewer gpd of 
wastewater when fully occupied than the 82-unit project analyzed in the Adopted MND.   

Therefore, although construction of the onsite sewer lines would be required to support the new 
development, no extensions or expansions to the wastewater facilities serving the project area 
would be required. Therefore, the Modified Project would not result in the construction of new 
wastewater facilities or expansion of existing facilities, the construction of which could cause 
significant environmental effects, and impacts would be less than significant.  

In addition, the proposed residential land uses are not anticipated to discharge wastewater that 
contains harmful levels of toxins that are regulated by the RWQCB (such as large quantities of 
pesticides, herbicides, oil, grease, and other chemicals that are more typical in industrial uses) and 
all effluent would comply with the wastewater treatment standards of the RWQCB. Therefore, the 
Modified Project would result in less than significant impacts related to the wastewater treatment 
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requirements of the RWQCB. There would be no new impacts as a result of the Modified Project 
compared to the Adopted MND.  

c) Require or result in the construction of new storm water drainage facilities or expansion of 
existing facilities, the construction of which could cause significant environmental effects? 

Summary of Impacts Identified in the Adopted MND 

The Adopted MND stated that a drainage plan would be required that would comply with the 
Municipal Code and WQMP that would reduce impacts. The Adopted MND concluded that storm 
water runoff from the project is not anticipated to overburden the existing system. As such, no 
impacts were anticipated.  

Impacts Associated with the Modified Project 

No New Impact. An existing City of Mission Viejo storm drain is located within the Mission Foothill 
Marketplace right-of-way. The Modified Project would maintain the existing general drainage 
pattern on the site, but would provide improvements by conveying runoff into either onsite 
landscaped areas or into an onsite system of catch basins and storm drains that would convey runoff 
into underground storage facilities that would retain and filter runoff prior to slowly discharging 
into the existing storm drain in the Mission Foothill Marketplace right-of-way.  

The landscaping and underground storage and filtration facilities would ensure that runoff from the 
site does not exceed pre-project flows. The drainage flow to the existing storm drain would be 
regulated by the underground storage facilities, which were designed pursuant to the required 
flows as demonstrated in the Preliminary Hydrology Report. As a result, the Modified Project would 
not require or result in expansion of existing offsite drainage facilities, and impacts would be less 
than significant and no new impacts from the Modified Project would occur compared to the 
Adopted MND. 

d) Have sufficient water supplies available to serve the project from existing entitlements and 
resources, or are new or expanded entitlements needed? 

Summary of Impacts Identified in the Adopted MND 

The Adopted MND stated that the projected water consumption from the residential uses would not 
require an alteration to the existing water supply and distribution facilities. Therefore, no impacts 
were anticipated.  

Impacts Associated with the Modified Project 

No New Impact. Water supplies for the Modified Project would be provided by the Santa 
Margarita Water District.  The District’s main source of water supply is imported water purchased 
from Metropolitan Water District (MWD). In 2015, the total water supply was approximately 78 
percent imported water and 22 percent recycled water. No groundwater was used by the District 
in 2015. 

Based on the Santa Margarita Water District’s actual gallons per capita per day in 2015 of 152, 
the 167 residents of the project would generate an average daily demand 25,384 gpd. As outlined 
in District’s 2015 Urban Water Management Plan (UWMP), to ensure that planning efforts for 
future growth are comprehensive, the UWMP incorporates regional projections and land uses from 
housing elements of City General Plans and the Regional Housing Needs Assessments of each 
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jurisdiction that it serves.  

The project site is designated for multifamily residential uses, which allows a maximum of 30 
dwelling units per acre. The proposed project would result in a density of 20.98 units per acre, 
which is less than the allowable General Plan Land Use designation criteria, and would be consistent 
with existing growth projections, and development of the site was considered in developing the 
UWMP. In addition, the Santa Margarita Water District’s 2015 UWMP identifies water supply and 
demands through 2040 and indicates it would be able to meet all of the anticipated water supply 
needs. Therefore, the Modified Project would not require new or expanded water entitlements, and 
impacts would be less than significant. Furthermore, there would be no new impacts as a result of 
the Modified Project because it would develop 22 fewer residential units and would generate less 
need for potable water when fully occupied than the 82-unit project analyzed in the Adopted 
MND.  

e) 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? 

Summary of Impacts Identified in the Adopted MND 

The Adopted MND stated that the projected treatment demand of the proposed development can 
be met by the service provider. The Adopted MND concluded that no impacts are anticipated.  

Impacts Associated with the Modified Project 

No New Impact. As discussed in subsection a), the Modified Project would construct an onsite sewer 
system that would connect to Los Alisos Boulevard. The sewer system has sufficient capacity to 
accommodate the projected flows and adequate sewage collection and treatment are currently 
available. No new or expanded sewage and/or water treatment facilities would be required to 
accommodate the Modified Project. Therefore, impacts would not be significant, and there would 
be no new impacts as a result of the Modified Project. 

f) Be served by a landfill with sufficient permitted capacity to accommodate the project’s solid 
waste disposal needs? 

Summary of Impacts Identified in the Adopted MND 
The Adopted MND stated that no impacts were anticipated related to landfill capacity. 

Impacts Associated with the Modified Project 

No New Impact. In 2015, 53 percent of the solid waste from the City of Mission Viejo, which was 
disposed of in landfills, was disposed at the Bowerman Sanitary Landfill, and 43 percent was 
disposed at the Prima Deshecha Sanitary Landfill (CalRecycle 2016). The Bowerman Sanitary 
Landfill is permitted to accept 11,500 tons per day of solid waste and is permitted to operate 
through 2053. In September 2016, the maximum daily amount of solid waste disposed at the 
landfill was 7,680 tons (CalRecycle September Inspection Report); thus, having an average daily 
additional capacity of 3,820 tons per day.  

The Prima Deshecha Sanitary Landfill is permitted to accept 4,000 tons per day of solid waste and 
is permitted to operate through 2067 (Calrecycle 2016). In September 2016, the maximum daily 
amount of solid waste disposed at the landfill was 2,075 tons (Calrecycle September Inspection 
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Report); thus, the landfill had an average daily additional capacity of 1,925 tons per day. 

Implementation of the Modified Project would result in additional solid waste generation from the 
proposed 60 multi-family residences compared to existing conditions. The CalRecycle estimated 
residential disposal in California states that residents generate 2.49 pounds per day of solid 
waste.29 Hence, the 167 residents that would reside in the 60 multi-family residences that would 
be developed by the Modified Project would generate approximately 415.83 pounds per day of 
solid waste that would be picked up weekly by Waste Management, the City’s solid waste collection 
service. The pick up from the project area would total 2,911 pounds weekly. 

Based on the current recycling requirements, which require diversion of 50 percent of solid waste 
away from landfills, the Modified Project would result in 1,455 pounds of solid waste per week. In 
2020, state regulations per AB 341 will become effective, which will require diversion of 75 percent 
of solid waste from landfills. Thus, it is anticipated that solid waste landfill disposal from operation 
of the Modified Project in 2020 would be reduced to approximately 728 pounds per week. As 
described above, both landfills that could serve the project site have sufficient permitted capacity 
to accommodate the Modified Project’s solid waste disposal needs, and impacts related to landfill 
capacity would be less than significant. Furthermore, the Modified Project would develop 22 fewer 
residential units and would generate 61 fewer residents when fully occupied than the 82-unit project 
analyzed in the Adopted MND; therefore, there would be no new impacts as a result of the 
Modified Project.  

g) Comply with federal, state, and local statutes and regulations related to solid waste? 

Summary of Impacts Identified in the Adopted MND 
The Adopted MND concluded that no impacts were anticipated related to compliance with solid 
waste generation. 

Impacts Associated with the Modified Project 

No New Impact. The Modified Project would comply with all regulations related to solid waste. All 
solid waste-generating activities within the City are subject to the requirements set forth in AB 939, 
that requires diversion of a minimum of 50 percent of solid waste. In addition, after 2020 all 
development would be required to divert 75 percent of solid waste pursuant to state regulations. 
Implementation of the Modified Project would be consistent with all state regulations. All projects in 
the City undergo development review by the Community Development Department prior to permit 
approval, which includes an analysis of project compliance with these programs. Therefore, the 
Modified Project would comply with all regulations related to solid waste, and impacts would not 
occur. As a result, no impacts on the existing regulations pertaining to solid waste generation would 
result from the Modified Project’s implementation. Furthermore, the Modified Project would develop 
22 fewer residential units and would generate 61 fewer residents when fully occupied than the 82-
unit project analyzed in the Adopted MND. There would be no new impacts as a result of the 
Modified Project. 

 
Standard Conditions/Existing Plans, Programs, or Policies 

No PPPs are applicable.  
 

 
29 http://www.calrecycle.ca.gov/LGCentral/Rates/Disposal/Resident.htm 
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Conclusion 
 
Based on the foregoing, none of the conditions identified in CEQA Guidelines Section 15162 that 
would trigger the need to prepare a subsequent or supplemental MND or other environmental 
document to evaluate project impacts or mitigation measures exist regarding utilities and service 
systems. There have not been 1) changes to the project that require major revisions of the previous 
Adopted MND due to the involvement of new significant environmental effects or a substantial 
increase in the severity of previously identified effects; 2) substantial changes with respect to the 
circumstances under which the project is undertaken that require major revisions of the previous 
Adopted MND due to the involvement of new significant environmental effects or a substantial 
increase in the severity of previously identified effects; or 3) the availability of new information of 
substantial importance relating to significant effects or mitigation measures or alternatives that were 
not known and could not have been known when the Adopted MND was adopted as completed. 
 
Mitigation/Monitoring Required 
 
No new impacts nor substantially more severe utilities and service systems impacts would result from 
the adoption and implementation of the Modified Project; therefore, no new or revised mitigation 
measures are required regarding utilities and service systems. No refinements related to the 
Modified Project are necessary to the Adopted MND mitigation measures and no new mitigation 
measures are required.  
 
5.18 MANDATORY FINDINGS OF 

SIGNIFICANCE 
Subsequent or Supplemental MND Addendum to MND 

 Substantial 
Change in 
Project or 

Circumstances 
Resulting in 

New 
Significant 

Effects 

New 
Information 

Showing 
Greater 

Significant 
Effects than 

Previous 
MND 

New 
Information 
Identifying 

New 
Mitigation 

or 
Alternative 
to Reduce 
Significant 
Effect is 
Declined 

Minor 
Technical 
Changes 

or 
Additions 

No 
New 

Impact/
No 

Impact 

a) Does the project have the potential to 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? 
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Explanation 

a) Does the project have the potential to 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, 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?  

 
Summary of Impacts Identified in the Adopted MND 
The Adopted MND stated that the subject site is located in a developed urbanized area and the 
project would not 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, 
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. The subject property 
contains no known or suspected candidate, sensitive, or special status species identified on the 
subject property. The proposed project would not have a significant adverse effect on any riparian 
habitat or sensitive natural community identified in local or regional plans, policies, and regulations 
or by the California Department of Fish and Game or U.S. Fish and Wildlife Service. There are no 
federally protected wetlands as defined by Section 404 of the Clean Water Act on the site or in 
the vicinity. Building reconstruction on this site would not 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. Moreover, the 
proposed project would not conflict with any local policies or ordinances protecting biological 
resources, nor would it conflict with the provisions of an adopted Habitat Conservation Plan, Natural 
Community Conservation Plan, or other approved local, regional, or state habitat conservation. The 
Adopted MND concluded that there would no impacts. 
 
Impacts Associated with the Modified Project  
 
No New Impact. The project proposes to remove the existing parking and develop a 60-unit multi-
family residential community. The project site is not populated or used by any species identified as 
a candidate, sensitive, or special status, and does not contain habitat that would support sensitive 
species. There are no sensitive biological resources, habitat, or species located on the project site 
that would be affected by the Modified Project. The project site is not within or adjacent to the 
NCCP/HCP Habitat Reserve. Therefore, the Modified Project would not conflict with the provisions 
of an adopted HCP, NCCP, other approved local, regional, or state habitat conservation plan.  
 
As discussed in Section V. Cultural Resources above, there are no historical resources located within 
the project site. Due to the previous disturbances associated with deep excavations of native soils 
followed by engineered fill being graded into the project site soils, the potential for encountering 
paleontological and archeological resources is considered very low. Therefore, the Modified Project 
would not eliminate important examples of the major periods of California history or prehistory, 
and there would be no new impacts as a result of the Modified Project. 

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)?  
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Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that no cumulative impacts are anticipated in connection with this or other 
projects. The project would not result in environmental effects which are cumulatively considerable 
since the project site is limited in size. Based on the limited number of units, the project does not 
have a significant impact on projected growth and planned projects for the City of Mission Viejo or 
neighboring jurisdictions. 
 
Impacts Associated with the Modified Project  

No New Impact. Cumulative impacts are defined as two or more individual effects that, when 
considered together, are considerable or that compound or increase other environmental impacts. 
The cumulative impact from several projects is the change in the environment that results from the 
incremental impact of the development when added to the impacts of other closely related past, 
present, and reasonably foreseeable or probable future developments. Cumulative impacts can 
result from individually minor, but collectively significant, developments taking place over a period. 
The CEQA Guidelines, Section 15130 (a) and (b), states:  

(a) Cumulative impacts shall be discussed when the project’s incremental effect is 
cumulatively considerable.  

(b)  The discussion of cumulative impacts shall reflect the severity of the impacts and their 
likelihood of occurrence, but the discussion need not provide as great detail as is 
provided of the effects attributable to the project. The discussion should be guided by 
the standards of practicality and reasonableness.30  

The potential environmental impacts resulting from implementation of the Modified Project have 
been determined to be less than significant. The project involves construction and operation of a 
60-unit residential community in a developed residential and commercial area of the City. The 
project site is already graded and is located in an urbanized area. As discussed above, the project 
would not have a cumulatively considerable impact under any impact area. There are currently no 
significant projects in the entitlement process or under development within the vicinity of the project 
site. Cumulative impacts would therefore be less than significant. There would be no new impacts 
as a result of the Modified Project. 

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

 
Summary of Impacts Identified in the Adopted MND 
 
The Adopted MND stated that there are no known substantial adverse effects on human beings that 
would be caused by the proposed project. The Adopted MND concluded that impacts would be 
less than significant. 
 
Impacts Associated with the Modified Project  

No New Impact. The residential project would alter the use or operation of the project site 
compared to existing conditions. Implementation of the project would change the existing use of the 
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project site, from a vacant site that is partially used for retail parking, to a residential community. 
The project would result in less than significant impacts with the implementation of the Existing Plans, 
Programs, or Policies provided in this Addendum. Thus, there would be no substantial adverse 
effects on human beings, either directly or indirectly from implementation of the Modified Project, 
and there would be no new impacts as a result of the Modified Project. 
 
Project Design Features/Existing Plans, Programs, or Policies 

Refer to PPPs related to Air Quality, Biological Resources, Geology and Soils, Hydrology and 
Water Quality, Public Services, and Recreation. These PPPs existing plans, programs, or policies 
which effectively reduce potential environmental impacts. 

Mitigation/Monitoring Required 
 
No new impacts nor substantially more adverse impacts would result from the implementation of 
the Modified Project; therefore, no new or revised mitigation measures are required. No refinements 
related to the Modified Project are necessary to the Adopted MND mitigation measures and no 
new mitigation measures are required.  
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7 APPENDICES 
Appendix A Air Quality and Greenhouse Gas Modeling  
Appendix B Biological Overview  
Appendix C Noise Modeling 
Appendix D Traffic Impact Analysis 
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